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1.0 INTRODUCTION

This Draft Environmental Assessment (EA) has been prepared in accordance with the
requirements of Chapter 343, HRS and Hawai‘i Administrative Rules, Title 11, Department of
Health, which set forth the requirements for the preparation of environmental assessments.

1.1 PROJECT INFORMATION SUMMARY

Type of Application: Environmental Assessment (EA). Chapter 343, Hawaii Revised
Statues compliance

Project Name: DHHL East Maka‘ala Mixed Use Development

Applicant: Ms. Linda Chinn, Administrator

State of Hawai'i

Department of Hawaiian Home Lands
Land Management Division

P.O. Box 1879

Honolulu, HI 96707

Telephone: (808) 587-6429

Email: Linda.Chinn@hawaii.gov

Authorized Agent: Group 70 International, Inc.
925 Bethel Street, 5th Floor
Honolulu, Hawai‘i 96813
Contact Person: George Atta, AICP
Telephone: (808) 523-5866
Email: EastMakaalaEA@group70int.com

Accepting Authority: Hawaiian Home Lands Commission
Proposed Project: Industrial / Mixed Use Development
Location: Northwestern corner of Maka‘ala Street and Railroad Avenue,

Pana‘ewa Tract 1, Waiakea, South Hilo, Island of Hawai‘i
(Figure 1.1).

Tax Map Key (3) 2-2-47: 072. Previously noted as (3) 2-2-47: 59 Lot 5-A-1.
(Figure 1.2)

Project Land Area: 15.574 acres (678, 403 square feet)

Existing Use: Light Industrial use. The parcel is improved with a number of

older industrial structures and was recently utilized as a
temporary base yard during construction of nearby Home
Depot Store.
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Proposed Use: Commercial /Industrial Mixed Use Development (MCX).
State Land Use District: Urban (Figure 1.3)
Existing County Zoning: MG-1 General Industrial but will be valued as if it had an

Industrial / Commercial mixed use zoning. DHHL plans to
designate this site for development under MCX guidelines for
planning and permitting purposes. (Figure 1.4)

Hawai‘i County Land Use High Density Urban (Figure 1.5)

Pattern Allocation Guide

(LUPAG):

Special Management Area The property is not in the SMA district.

District:

Flood Zone Designation: FIRM Zone X, Areas outside the 500-year flood plain (Figure
1.6).

Permits Required: Chapter 343, HRS compliance; Grading/ Building Permits;

Driveway connection to County road; Water; National
Pollutant Discharge; Elimination System (NPDES)

Anticipated Determination: Finding of No Significant Impact (FONSI)
1.2  PROJECT SITE

The State of Hawai‘i Department of Hawaiian Home Lands (DHHL) East Maka‘ala Mixed Use
Development will be located on an approximately fifteen-acre site owned by DHHL. The site is
at the Northwestern corner of Maka‘ala Street and Railroad Avenue across from The Home
Depot and Wal-Mart in Pana‘ewa Tract 1, Waiakea, South Hilo, within the County of Hawai‘i
(Figure 1.1). The property is identified as TMK 2-2-47:072 (Figure 1.2).

The property is presently developed with a number of older, industrial structures and was also
recently utilized as a temporary base yard during the construction period of the nearby Home
Depot Store. The property contains 678,403 square feet (15.574 acres) of gross land area. It is
generally square-shaped, with an irregularly shaped northern boundary and extensive roadway
frontage and exposure along both Maka‘ala Street and Railroad Avenue. The site is generally
level at surrounding street elevations and appears to have been cleared and graded in the past.
Photos of the existing site are provided in this report.

1.3 OVERVIEW OF PROPOSED PROJECT

The Department of Hawaiian Home Lands has entered into a joint lease agreement with Target
Corporation and Safeway Inc. for the construction, operation, management of an industrial/
commercial mixed-use development and related facilities on 15.5 acres of Hawaiian Home
Lands at the corner of East Maka“‘ala Street and Railroad Avenue, in South Hilo, Hawai‘i.

1-2
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Public Auction for these approximately 15.574 acres (678,403 square feet) of Hawaiian home
lands was offered for a general lease disposition with a minimum term of twenty-five (25) years.
The call for bidding began on June 13, 2008. The site was designated for Industrial/Commercial
Mixed Use in the bid information. Applicants that met DHHL’s qualifications had until
September 26, 2008, to turn in their sealed rent bids and a deposit. The bids were opened on
October 17, 2008, with the winning bid submitted by Target Corporation and Safeway Inc.

The lease period is fixed for the first 25 years and will be renegotiated for the remainder of the
term. The property will be leased for $586,460 per year for the first decade and then rises every
five years to $727,686, $823,304, and then tops out at $931,486 from the 21* to the 25" year. The
project as proposed is expected to generate $18.1 million over the next 25 years. Rent after the
25th year will be determined on a decadal basis, if the lease is to be extended to 65 years. The
final terms of the lease will be negotiated by early 2009.

The proposed project will create 220,000 square feet (sf) of mixed industrial commercial use
consisting of a 160,000 sf general merchandise store (Target) and a 60,000 sf grocery
supermarket (Safeway). Approximately 712 parking stalls for personal use vehicles will be
provided. Driveway access to the parking lot will be from both Railroad Avenue and East
Maka‘ala Street with an additional service lane for service vehicles on Railroad Avenue.
Landscaping will be provided per code. While final site plans have not been developed, Figure
1.7 is a conceptual site plan that depicts a likely development scenario for the site.

This environmental assessment is required before the start of any demolition or construction
activity on the site.

1.4 CONTENTS OF ENVIRONMENTAL ASSESSMENT

This report is being prepared in accordance with the procedural requirements and steps set
forth in Chapter 343 Hawai'i Revised Statutes (HRS), and in the State of Hawai’i Administrative
Rules, Title 11, Department of Health.

The EA report will be presented in eight sections. General information on the proposed project,
as summarized in this package, will be presented in Section 1. Section 2 will present a detailed
description of the project, including site characteristics, proposed construction, anticipated use/
occupancy levels, estimated project costs, anticipated construction schedules, and required land
use approvals. Section 3 will describe the environment setting, potential impacts and mitigation
measures. Description and an analysis of alternatives will be provided in Section 4. Section 5
will relate the proposed project to existing State and County of Hawai‘i plans and policies. The
anticipated determination of impact and reasons in support of this finding will be presented in
Section 6. Section 7 will list the agencies and organizations that will receive copies of the Draft
EA. Alist of references will be provided in Section 8.

1.5 AGENCIES, ORGANIZATIONS AND INDIVIDUALS CONTACTED DURING THE PRE-
CONSULTATION PROCESS

The following government agencies, elected officials and community organizations have been
contacted as part of the EA pre-assessment consultation process:

State of Hawai‘i Agencies and Elected Officials
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Office of Environmental Quality Control
Department of Transportation
Department of Business, Economic Development & Tourism, Office of Planning
Department of Land and Natural Resources,
Land Division
Office of Conservation and Coastal Lands
State Historic Preservation Division
Department of Health, Environmental Planning
Office of Hawaiian Affairs
University of Hawai‘i Environmental Center
State Senator Senate District 1
State Representative Jerry Chang House District 2

County of Hawai’i Agencies and Elected Officials:
Office of the Mayor,

Planning Department,

Department of Environmental Services

Department of Water Supply

Public Works

Fire Department

Police Department

Hawai‘i County Council District 4.

Community Organizations and Businesses:
Pana’ewa Hawaiian Homes Community Association
Hawai‘i Chamber of Commerce

HELCO

Sandwich Isle Communication.

14
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2.0 PROJECT DESCRIPTION

The Department of Hawaiian Home Lands has entered into a joint lease agreement with Target
Corporation and Safeway Inc. for the construction, operation, management of an industrial /
commercial mixed-use development and related facilities on 15.5 acres of Hawaiian Home
Lands at the corner of East Maka’ala Street and Railroad Avenue, in South Hilo, Hawaii.

The goals and objectives for DHHL is to generate general lease revenue to serve native
Hawaiian beneficiaries as cited in the Hawaiian Homes Commission Act, 1920, as amended,
and to facilitate commercial growth and provide growth and employment opportunities for
native Hawaiian beneficiaries. DHHL defines “native Hawaiians” (differentiated from “Native
Hawaiians”) as individuals having at least 50 percent Hawaiian blood.

DHHL wishes to lease the subject parcel for development at its highest and best use, which has
been designated as an industrial/ commercial mixed use zone under the County of Hawai‘i’s
MCX Industrial-Commercial Mixed District zoning requirements. DHHL does not feel that
residential uses on this site are compatible with its objectives. Trust lands not in homestead use
can be leased at market value to generate income to supplement DHHL's programs including
homestead development.

Public auction for these approximate 15.574 acres (678,403 square feet) of Hawaiian Home
Lands was offered for a general lease disposition with a minimum term of twenty-five (25)
years. The call for bidding began on June 13, 2008. The site was designated for
Industrial/Commercial Mixed Use in the bid information. Applicants that met DHHL's
qualifications had until September 26, 2008, to turn in their sealed rent bids and a deposit. The
bids were opened on October 17, 2008, with the winning bid submitted by Target Corporation
and Safeway Inc.

The proposed project will create over 220,000 square feet of mixed industrial commercial use
consisting of a general merchandise store (Target) and a grocery supermarket with pharmacy
(Safeway). While details of the development plan are still being developed, this Draft EA is
based on expected development impacts for similar types of improvements.

The lease period is fixed for the first 25 years and will be renegotiated for the remainder of the
term. The property will be leased for $568,460 per year for the first decade and then rises every
five years to $727,686, $823,304 and $931,486 from the 21% and 25" year. The project as proposed
is expected to generate $18.1 million over the next 25 years. Rent after the 25" year will be
determined on a decadal basis if the lease is to be extended to 65 years. The final terms of the
lease will be negotiated by early 2009.

2.1 PROPERTY DESCRIPTION

The property is presently zoned MG-1a, General Industrial District by the County of Hawai‘i
(County). It is generally square-shaped, with an irregularly shaped northern boundary and
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extensive roadway frontage and exposure along both Maka‘ala Street and Railroad Avenue.
The site has roadway frontage and exposure along Maka‘ala Street and Railroad Avenue. The
site is generally level at surrounding street elevations and appears to have been cleared and
graded in the past. Much of the property is paved with asphalt and/ or gravel. Vegetation
consists mostly of weedy grasses and vines with a few major trees.

The site is presently improved with a number of older, industrial structures including 4 sheds
remaining from timber mill operations from the period of 1966 through the early 1980s, 3 of
which are in use by current tenants for truck and 55-gallon drum storage. No buildings on site
are more than 50 years old, and therefore none are eligible for consideration for state historic
designation.

The property was undeveloped until 1966 when Canadian Pacific Corporation- Hawaiian
Timber Company purchased a 40-year lease from DHHL to create a saw mill for koa production
which included the construction of 6 structures on-site. In 1985 the current tenant Akana
Petroleum, Inc. was assigned a lease for a 14-pump retail gas station with five 10,000 gallon
underground storage tanks (USTs). Eleven aboveground storage tanks (ASTs) from 2,000 -
12,000 gallons were installed in 1990 for hydraulic fluid, lubricating oil, and diesel stored for
bulk delivery in 55 gallon drums. Akana Petroleum remains a current tenant on TMK (3) 2-2-
47:72.

There are a number of tenants that have or are currently using the subject site for industrial uses
such as vehicle and bulk product storage including RAK Repair, Genra-Li Services, Hawaiian
Forklift, Kalae’s Services, Golden State Foods, Loomis, Pacific Transportation Service, and
American Standard Concrete Pumping.

Roughly in the center of the lot under one of the older industrial structural remnants there is a
refuse area containing small piles of scrap metal, wood pallets, timber, rubber hosing, car parts,
tires, 55-gallon drums, and disconnected gas pumps. Nearby there is an automotive storage
area of approximately 16-20 trucks, cars, forklift/ mowers, trailers, and 1 bus.

The site was recently utilized as a temporary base yard during the construction period of the
nearby Home Depot Store. See Figure 2.1 for photographs of the existing site.

2.2 SURROUNDING USE

The property’s immediate neighborhood is the Waiakea area of Hilo. A significant amount of
land in this part of Hilo is owned and managed by DHHL. The development of Prince Kuhio
Plaza (managed by General Growth Properties) on nearby DHHL property shifted the historical
commercial retail focus of Hilo to this area. The site is adjacent to the Prince Kuhio Plaza’s
employees’ parking lot along Ohuohu Street and within walking distance of both Prince Kuhio
Plaza and Waiakea Center. Home Depot is located south of the subject site across Maka‘ala
Street, and west of Home Depot is a Panda Express. Other major retail developments
concentrated in the area include Waiakea Center (anchored by Wal-Mart and situated on DHHL
property), KTA’s Pia‘ainakd Center, Pi‘ainakd Town Center, and Ginger Patch Commercial
Center.
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Figure 2.1 Site Photos
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Undeveloped area across Railroad Avenue

Figure 2.1 Site Photos (continued)
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Figure 2.1 Site Photos (continued)
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2.3 PROPOSED USE

The proposed project may be generally characterized as a large commercial/ industrial
development with 220,000 sf of mixed industrial commercial use consisting of a 160,000 sf
discount general merchandise store (Target) and a 60,000 sf supermarket (Safeway) with
additional space for a loading dock and an area for stock. Development plans are still
underway. However, for the purposes of this Draft Environmental Assessment, a conceptual
plan is provided for analysis.

Driveway access points to the parking area are proposed both from Railroad Avenue and East
Maka‘ala with an additional service lane and entrance from Railroad Avenue. Given the level
of development proposed, approximately 712 on-site parking stalls for personal use vehicles
would be provided. If the development moves forward, landscaping of the property will be
according to county codes with considerations of native plant use and stormwater retention
included in the landscape planning.

DHHL plans to designate the site under the Industrial-Commercial Mixed District (MCX)
guidelines for planning and permitting purposes. This type of development is envisioned as
compatible with surrounding land use and economic development goals for the area.

Sitework and construction of improvement is estimated to take approximately 14 months from
receipt of all necessary entitlements and building permits. Development cost is estimated at
approximately $60 million.

24 SUSTAINABLE BUILDING DESIGN

The Office of Environmental Quality Control (OEQC) has issued “Guidelines for Sustainable
Building Design in Hawai‘i: A Planner’s Checklist” (OEQC May 1999) and has requested that
consideration be made in applying sustainable building techniques to projects. The OEQC
Guidelines state, “[a] sustainable building is built to minimize energy use, expense, waste and
impact on the environment.”

Recommendations to meet this goal include:

¢ Maximize the open space/non developed space on the property.

e Develop the site with pervious surfaces and implement stormwater management
controls.

e Specifying and installing Green Roofs on the developed structures will create additional
natural vegetated areas and help retain stormwater onsite.

¢ Request/specify native plant species to be used in the landscape design as well as water
efficient landscaping practices.

e Design for rainwater harvesting for irrigation purposes to decrease the consumption of
potable water for landscaping purposes.

e Throughout the property specify high solar reflectance materials for all hardscapes or
open grid paving systems and plant large shade trees to provide shading to reduce the
“heat island effect” on streets, sidewalks and parking areas.
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e Within the built structure install water efficient fixtures and energy efficient lighting
fixtures and controls to reduce electricity consumption.

¢ Integrate materials that contain recycled content, materials sourced regionally, Forest
Stewardship Council (FSC) certified wood, low Volatile Organic Compounds (VOC)
products, and wood products with no added urea formaldehyde.

e Integrate renewable energy production on site for 12.5% of the electrical demand
through photovoltaic systems and wind.

To assist Target Corp. and Safeway Inc. in sustainable green building design, the United States
Green Building Council (USGBC) Leadership in Energy and Environmental Design (LEED)
Green Building Rating System is suggested as a guide. Using the best LEED rating system
applicable may serve as an incentive for a greater sustainable design and construction of the
proposed mixed use development. This sustainable green building design approach has the
potential to optimize efficiencies on the subject property, reduce capital costs, and reduce
operations and maintenance costs long term while maximizing quality of life and minimizing
environmental impacts.

The UGSBC LEED Certification program adds value to each project by:

1. Validation that sustainable practices are, in fact, met.
2. Quantifies achievements with realistic goals.
3. When applied properly, saves project money:
a. Infrastructure costs
b. HVAC and Mechanical costs
c. Operations
d. Maintenance
e. Tenant and employee sick day reduction
4. Provides regional, national, and international recognition through certification award.

2.5 APPROVALS AND PERMITS

During the implementation stages of the project, the applicant will work with relevant County
review agencies for examination and approval of project plans and specifications.

Table 2-1 Required Permits and Approvals

Permit/ Approval Responsible Agency

Chapter 343, HRS compliance Department of Hawaiian Home Lands
DOH Office of Environment Quality Control

Grading/ Building Permits County Building Department
Driveway connection to County road | County Department of Public Works
Water County Board of Water Supply
National Pollutant Discharge State of Hawai‘i DOH Environmental
Elimination System (NPDES) Management Division
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3.0 AFFECTED ENVIRONMENT,
POTENTIAL IMPACTS AND MITIGATION MEASURES

The environment surrounding the proposed project site includes the physical or natural
environment and the human or social environment. This section describes the existing
conditions, potential impacts to the environment, and proposed mitigative measures.

3.1 NATURAL ENVIRONMENT

3.1.1 Climate

The climate of the Pana‘ewa region is generally warm and humid with average daily
temperatures ranging from 68 to 80 degrees Fahrenheit in the winter months and 72 to 87
degrees Fahrenheit in the summer months. Hilo is known for its rains, and average rainfall
ranges from 125 to 150 inches per year, with the winter months receiving the majority of the
rainfall.

Winds are dominated by trades from the northeast with southwestern winds associated with
“Kona” storms occurring predominately in the winter months. In the absence of the trades or
storm conditions, winds occasionally become light and variable and, at times, the diurnal
heating and cooling of the island gives rise to onshore sea breezes during the day and offshore
land breezes at night. Strong winds occur at times in connection with storm systems moving
through the area.

Potential Impact and Mitigation Measures
The project is not expected to have an effect on climatic conditions. As such, no mitigative
measures are proposed.

3.1.2 Air Quality

Regional and local climate and various anthropogenic sources tend to affect air quality at any
given location. Hawai‘i’s remote location in the Central Pacific distant from major sources of
pollution means that air problems generally result from local sources. Kilauea Volcano is
approximately 30 miles southwest of the proposed project site and has been releasing volcanic
gases through its Pu‘u O’6 vent intermittently since 1983. The gaseous emissions combine with
local atmospheric conditions to produce volcanic fog, or “vog.” Vog conditions and impacts to
ambient air quality are monitored at Hilo Airport.

Despite the vog, air quality for Hawai‘i Island is in the “good” category of the Air Quality
Index, or between 0-50 particles. Air pollution is limited in the Hilo region and is typically
diffused by trade winds.

Potential Impacts and Mitigative Measures

Construction will not significantly impact air quality. Vehicular emissions will increase from
construction equipment during the temporary construction period. State and Federal Air
Quality Standards are not expected to be exceeded during construction, and no significant
adverse impacts are anticipated. Mitigation measures to minimize air quality impacts during
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construction include dust control measures such as frequent watering and rapid establishment
of gravel and plant materials once grading is completed.

During operation of the Target and Safeway stores, increased vehicular traffic to the site may
contribute to air quality degradation but is not expected to violate State or Federal air quality
standards.

3.1.3 Topography/Geology

The project site is approximately 30 miles northeast of Mauna Loa in the flatlands of Hilo in an
area of volcanic activity associated with Pele. The terrain within the site is composed of ‘a‘a
lava flows formed by Mauna Loa during the Holocene Epoch, dating back approximately 1,470
years. The geology of the site is classified as Ka'ti Basalt, which consists of lava flows, vent
deposits, littoral deposits, and tephra-fall, or deposits of tholeiitic basalt. The project site is
almost level, with an elevation of 83 feet above mean sea level (Figure 3.1).

Potential Impacts and Mitigative Measures

Preparation of the site will require some grading and leveling of the topography though
minimal grading is anticipated since the site has been previously graded. All grading
operations will be conducted in compliance with dust and erosion controls and other
requirements of the County of Hawai‘i Erosion and Sedimentation Control Ordinance (Chapter
10, HCC), which covers grading and the provisions of Chapter 11-60.1, Hawai‘i Administrative
Rules, Section 11-60.1-33 on fugitive dust. Significant impacts to the area topography are not
expected

Mitigative measures include the application of best management practices (BMPs), adherence to
County regulations and standards, and implementation of standard control measures.

3.1.4 Soils

Three comprehensive soil suitability studies have been prepared and approved by government
agencies for use in Hawai‘i. These are the U.S. Department of Agriculture (USDA) Soil
Conservation Service Soil Survey (SCS), the University of Hawai‘i Land Study Bureau (LSB)
Detailed Land Classification, and the State of Hawai‘i Department of Agriculture’s Agricultural
Lands of Importance to the State of Hawai’i (ALISH). A Land Evaluation Site Assessment (LESA)
was prepared in the 1980s for the State of Hawai‘i, but it was never formally adopted by the
State and thus is not cited here. The principal focus of these studies has been to describe the
physical attributes of Hawai‘i’s lands and the relative productivity of different land types for
agricultural production purposes.

According to the United States Department of Agriculture Soil Conservation Service, Soil Survey of
the Island of Hawai'i, State of Hawai'i, 1972, the soils on the site area classified as Papa‘i Extremely
Stony Muck (rPAE) (Figure 3.2). A brief description of this soil consists of well-drained, thin,
extremely stony organic soils over fragmented ‘a‘a lava. This soil is found on uplands at an
elevation ranging from near sea level to 1,000 feet and receives from 90 inches to more than 150
inches of rainfall annually. In a representative profile, the surface layer is very dark brown
extremely stony muck about 8 inches thick. Permeability is rapid, runoff is slow, and threat of
erosion hazard is slight. At the project site, the Papa‘i extremely stony muck (PAE) is
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approximately 8 inches thick, and is underlain by fragmental ‘a‘a lava. These soils have formed
over Mauna Loa lava flows that are approximately 750-1,500 years old.

The University of Hawai‘i Land Study Bureau classifies the soils of the site as “Urban Land.”
This classification means the soils of the site have not been rated for agricultural use because
they are considered urban areas.

The State of Hawai‘i Department of Agriculture Agricultural Lands of Importance to the State
of Hawai‘i (ALISH) system of defining agricultural suitability has classified soils on the site as
“other agricultural lands of importance to the State of Hawai‘i” (Figure 3.3). “Other Important
Agricultural Land” is land other than that classified as prime or unique agricultural land that is

of statewide or local importance for agricultural use.

Potential Impacts and Mitigative Measures

The site is within the County’s General Industrial zoning district. Farming is not a permitted
use in the General Industrial zoning district though the processing of agricultural products is
allowed. While most of the area in the vicinity is zoned for industrial uses, there are other
nearby DHHL lands available for agricultural uses.

Given the agricultural limitations of the soils of the site and the extent of other more suitable
agricultural lands in the regions, the curtailment of potential agricultural use on the site is not
considered a significant impact.
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3.1.5 Surface and Groundwater

Surface Water: There are no major surface water bodies on or running through the property,
and none are located adjacent to the site. Stormwater runoff from the site both soaks into the
ground and runs off site in a moderate flow of approximately 25 cfs. Stormwater from the
streets flows along the adjacent streets that have stormwater grates. With appropriate
measures, stormwater from the proposed development will be retained onsite as addressed in
Section 3.3.3.

Groundwater: The site is located in the Northeast aquifer sector and is part of the Hilo Aquifer
System. The aquifer is basal (fresh water in contact with seawater), unconfined, and occurs as a
flank aquifer (horizontally extensive lavas). The groundwater is identified as a currently used
fresh drinking water source. The aquifer has a high vulnerability to contamination and is
considered irreplaceable. However, the subject site is located below the underground injection
control (UIC) line meaning the underlying aquifer would not be considered a drinking water
source.

Potential Impacts and Mitigative Measures
A potential positive impact of the proposed development is that potential pollution of
groundwater resulting from current use would be eliminated.

3.1.6 Flora

Pana‘ewa is known for its abundance of culturally significant ‘Ghi‘a lehua (Metrosideros
polymorpha) groves. The ‘Ghi‘a are the first hardwood trees known to recolonize new lava flows.
These trees help soften the lava, creating a growing medium for other plants to grow around
them. However, at this specific site, there are very few ‘dhi‘a present, and those observed were
clearly planted as landscape ornamentals.

No botanical survey has been recently conducted within the project site. The project site has
been cleared in historic times and in places, built over in conjuction with the existing industrial
uses. Recent botanical surveys conducted for areas close to the project site and reviewed for
this report have not reported any candidate, proposed, or listed threatened or endangered
species in the vicinity of the project site.

The entire project area appears to have been substantially graded in the past and does not
contain virgin vegetation. If still present, the natural vegetation within the study area would
consists of ‘Ohi‘a, tree fern, uluhe fern, and guava. Much of the property is covered in gravel
and asphalt peppered with intermittent grass growth. Though there is the possibility for
pollution resulting from current operations at the site, vegetation does not appear to be
distressed.

Currently, the project site includes a limited vegetation cover of exotic weeds and grasses
(Figure 3.4). The vegetation of the site includes one observed and clearly planted ‘Ghi‘a tree
(Metrosideros polymorpha), which is a native plant. Major trees include Polynesian introduction
or “canoe plants” such as coconut and other palms, Norfolk pines, Macaranga, and gunpowder
trees. Other Polynesian introduced plants observed are hau (Hibiscus macrophyllus), ornamental
ti, and pandanus (Pandanus odoratissimus). The majority of the vegetation is comprised of alien
(i.e. introduced to Hawai‘i by humans) species including: common guava (Psidium guajava), koa

3-7



DHHL EAST MAKA‘ALA MIXED USE DEVELOPMENT

Draft Environmental Assessment

haole (Leucaena leucocephalala), ferns, and numerous weedy and grass species, such as California
and Guinea grasses. There are some decorative landscaping plants including ti, hibiscus, and
Lobelia family species around the Akana Petroleum offices. Some wetland sedges were
observed in low-lying areas at the mid-northern boundary of the property.

Potential Impacts and Mitigative Measures

There will be no impact to endangered or threatened vegetative species resulting from the
proposed development. The few ‘Ghi‘a trees observed may be able to be moved and saved. The
developer will landscape the parking lot and street frontages in accordance with the Hawai‘i
County Code. This includes installing topsoil, grassing, and planting the required trees and
shrubbery. The islands within the main parking lot will be grassed and planted as well.
Utilization of native vegetation in the landscape plan is recommended.

|

Figure 3.4 View to the North of the Undeveloped Eastern Portion of the Study Area

3.1.7 Fauna

No 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 existing industrial
land uses. Recent 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
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endangered species in the vicinity of the project site. During a site visit, no endangered fauna
were observed at the project site.

There is an area around the former timber company structure near the southeast corner of the
property cordoned off with a sign warning of pesticide treatment for “stinging bees”
accompanied by a sharp chemical smell. The presence of chemical spill stains and puddles with
oily films indicates that the habitat on the project site has been impacted by current and past
use.

Typical alien feral animals such as cats, mongooses, rats, and mice are anticipated though not
observed during the field visits. Though the subject site is not ideal for avian species, it is likely
that the birds that do use the site are mostly alien species such as doves and sparrows. 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. It is possible that
the Hawaiian Hawk (Buteo solitarius), or “io, listed as an endangered species under both the U.S.
Fish and Wildlife Service and the State of Hawai‘i’s endangered species programs, and the
pueo, or Hawaiian Owl (Asio flammeus sandwicensis), are sometimes present on the property and
may forage in the adjacent forested acreage. The same may be true of fruit bats. Bats are
regularly observed in and around Hilo as well as along the coastline from Puna to North Hilo.

Potential Impacts and Mitigative Measures
There will not be any significant loss of habitat because of this project. Though this project calls
for an increased amount of pervious surface and developed area, there is the potential that the
development could improve habitat by eliminating potential ground pollution from abandoned
vehicles, refuse, and chemicals from current activity at the site and by creating habitat through
sustainable stormwater retention strategies.

It is unlikely that the proposed development will have significant negative impacts on the
endangered Hawaiian Hawk or the endemic Hawaiian Owl because the existing habitat is not
ideal for this species. There are few trees for perching, and though the grassland habitat might
offer cover for rodents and other prey items usually consumed by this species, the ground has
been impacted by asphalt and gravel paving.

To reduce the potential for interactions between nocturnally flying Hawaiian Petrels and
Newell’s Shearwaters with external lights and man-made structures, all lighting will comply
with the lighting requirements of the Hawai‘i County Code, including shielding of external
lights. This mitigation measure will serve the multiple purposes of minimizing the threat of
disorientation and downing of Hawaiian Petrels and Newell’s Shearwaters, lowering ambient
glare to the astronomical observatories located on Mauna Kea, and minimizing contribution to
light pollution.

It is likely that the endangered Hawaiian hoary bat uses resources within the general area,
though not on the subject site, as they tend to congregate around trees and groves. Unlike
nocturnally flying seabirds which often collide with man-made structures, bats are uniquely
adapted to avoid collision with obstacles since they navigate using ultrasonic echolocation.
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3.1.8 Natural Hazards
The Island of Hawai‘i has a Zone 3 Seismic Probability Rating. Zone 3 areas are at risk from
major earthquake damage, especially to structures that are poorly designed or built.

The USGS has identified lava flow hazard zones for the Island of Hawai‘i. The current map
divides the Island into zones that are ranked on a scale of ascending risk from 1 to 9 based on
the probability of coverage by lava flows. These zones are based chiefly on the location and
frequency of both historic and prehistoric eruptions and take into account the larger
topographical features of the volcanoes that will affect the distribution of lava flows. Along
with most of the Hilo area, the area in which the project site is located is designated as Lava
Flow Hazard Zone 3 (Figure 3.5). Zone 3 is considered less hazardous than Zone 2 (which is
adjacent to and down slope of active risk zones), because of greater distance from recently
active vents and/or because the topography makes it less likely that flows will cover these
areas. The site is situated on a lava flow that occurred between 750 and 1,500 years ago. The
nearest historic flow approached Hilo in 1880, terminating in the area of what is now the
University of Hawai'i at Hilo Research and Technology Park, approximately four miles from
the project site.

The gaseous emissions from Kilauea Volcano combine with local atmospheric conditions to
produce volcanic fog, or “vog” which has the potential to diminish long range visibility
depending on the direction of the prevailing winds and impact air quality. In spite of the vog,
air quality for Hawai‘i Island remains in the “good” category of the Air Quality Index, or
between 0-50 particles.

While it is difficult to predict natural occurrences such as tsunamis and hurricanes, it is
reasonable to assume that future events could be likely. The proposed project site is outside of
the Tsunami Evacuation Zones produced by the Joint Institute for Marine and Atmospheric
Research at the University of Hawai‘i in cooperation with the State of Hawai‘i Civil Defense
System. Brushfires are not a likely hazard in the damp Hilo region, though they have occurred.

The Flood Insurance Rate Map (FIRM) indicates that the project site is in Zone X, areas
determined to be outside the 500 year flood plain. The National Flood Insurance Program does
not have any regulatory requirements for developments within Zone X (Figure 1.6).

Potential Impacts and Mitigative Measures

The project will not exacerbate any hazardous conditions. All structures will be constructed for
protection from earthquakes, destructive winds, and torrential rainfall of tropical hurricanes in
accordance with the Building Code adopted by the County of Hawai‘i. Though the risk of
brush fires and arson is low, methods to prevent and fight fire such as interior sprinkler systems
and fire apparatus access are being considered for optimal inclusion in the site design. In the
event of a chemical spill of any kind, the tenants will contact the proper authorities for
containment and cleanup.
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3.2 SOCIAL AND CULTURAL ENVIRONMENT

3.2.1 Archaeological and Historic Resources

An archaeological and cultural report is provided in Appendix B. The current project area in
Pana‘ewa Tract 1, Waiakea, in South Hilo remained undeveloped until March 6, 1966 when
Canadian Pacific Corporation, formerly Hawaiian Timber Company, obtained a 40-year lease
from DHHL to operate a saw mill specializing in koa. Six structures were constructed in
support of the saw mill. The three-section main structure consisted of a 1,152 square feet, dirt
floor, open side canopy. There were also two 1,200 square feet, slanted roof, open side, dirt floor
saw mill sheds. Two 3,977-square feet and one 12,000 square feet open side warehouses
comprised the final three structures. These are some of the structures that can be seen on the
property today. The saw mill continued its operation until the early 1980s.

Early archaeological study of East Hawai‘i was conducted by Hudson (1932) for the B. P. Bishop
Museum. He noted that, “there was an important village and trading center around Hilo Bay”
(1932:20), but related that, “no archaeological remains are to be found within the town of Hilo
itself except a few stones which are said to have been taken from heiaus...” (1932:226). Hudson
relates that one heiau was formerly present in Waiakea Ahupua‘a near the route of the present
Kilauea Avenue, he writes:

More recent archaeological studies in Waiakea Ahupua‘a (Borthwick et al. 1993; Carson 1999,
Devereux et al. 1997; Escott 2004; Hunt and McDermott 1993; Maly et al.1994; Rechtman and
Henry 1998; M. Rosendahl 1988a; M. Rosendahl 1988b; M. Rosendahl and Talea 1988; and Spear
1995) have produced negative results or have identified, almost exclusively, historic
archaeological remains associated with either U.S. Military activity or the Waiakea Sugar
Plantation, which operated in Waiakea Ahupua‘a between 1879 and 1947 (Rechtman and Henry
1998). One additional study (Wolforth 2004) addressed possible ancient fishpond sites along
the Waiakea shoreline.

Given the cultural-historical background detailed in 3.2.2 Cultural Impacts, the results of
previous archaeological studies in the vicinity of the project area, the existing conditions of the
property, the extensive ground disturbance, and the generally solid rock nature of the substrate,
the archaeological expectations for the current study parcel are extremely limited. It is likely
that if any archaeological features were ever present they have been significantly disturbed if
not completely destroyed by modern land use activities.

On September 15, 2008, Robert B. Rechtman, Ph.D. and Ashton K. Dircks, B.A. performed a field
inspection of the project area, the limits of which were clearly identifiable in the field. The entire
surface area of the property, which appears to have been 100% graded in the past, was visually
inspected. No archaeological resources were observed within the project area, and the
likelihood of encountering subsurface resources is extremely remote.

Potential Impacts and Mitigative Measures

Several existing older, industrial structures would need to be demolished to make the
development proposal possible. Since the earliest development on the subject property dates to
1966, no structures on the property are older than 50 years which would warrant
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documentation by the Architecture Branch of the State Historic Preservation Division (SHPD) of
the Department of Land and Natural Resources.

Based on the conclusions of the archaeological survey, no impacts to archaeological resources
are anticipated. However, in the event that any archaeologically significant artifacts, human
remains, or other indicators are uncovered during construction, work will cease in the area and
SHPD and other appropriate agencies will be contacted as pursuant to Hawai‘i Revised Statutes
(HRS) 6E and Hawai‘i Administrative Rules (HAR) 13-275-12 and 13-300-40.

All construction plans will include the following language as normally recommended by the

SHPD:
Should historic remains such as artifacts, burials, concentrations of shell or charcoal be
encountered during the construction activities, work shall cease immediately in the
immediate vicinity of the find, and the find shall be protected from further damage. The
contractor shall immediately contact SHPD and the district representative of the Hawai‘i
Island Burial Council to assess the significance of the find and recommend an
appropriate mitigation measure, if necessary.

Burials have their own unique rules under HRS 6E-43.6 and HAR 13-300. On outer islands such
as Hawai‘i, requirements detailed in HRS 6E-43.6 must be completed within three working days
of inadvertent discovery of a multiple burial sites and two days for a single burial.

As per HRS 6E-8(b), DHHL must consult with the SHPD prior to any proposed project relating
to lands under its jurisdiction regarding the effect of the project upon historic property or a
burial site. Correspondence between SHPD and Group 70 International regarding the proposed
project is included in 7.0 Consultation with Agencies, Organizations, and Individuals. A letter has
been sent to SHPD requesting a determination of “no historic properties affected”.

3.2.2 Cultural Impacts

The proposed project area is in the ahupua‘a of Waiakea in the South Hilo District. Waiakea
covers over 95,000 acres and extends along the coast from the west side of Hilo Bay to the Puna
boundary and inland to an approximate elevation of 6,000 feet.

Pualani Kanahele’s account of the area as described in DHHL’s Draft Pana’ewa Regional Plan
notes that Pana‘ewa is known as a special forest of ‘chi‘a lehua groves bordering Puna and Hilo.
The forest was named for the mo‘o, or lizard deity, Pana’ewa who lived in this forest. The
forest is also considered the domain of Hi‘iaka and Pele. It was in this forest that Hi‘iaka
defeated the supernatural woman, P’a ‘ie‘ie and her mo‘o companions.

The earliest historical knowledge of Hilo comes from legends written by Kamakau (1961) of a
16™ century chief ‘Umi-a-Liloa (son of Liloa) who at that time ruled the entire island of Hawai‘i.
Sometime near the end of the 16™ century or early in the 17" century, the lands of Hilo were
divided into ahupua‘a that today retain their original names. These include the ahupua‘a of
Pu‘u’eo, Pi‘ihonua, Punahoa, Ponohawai, Kiktiau and Waiakea (Figure 3.6). However, only
Pi‘thonua and Waiakea provided access to the full range of resources stretching from the sea up
to 6,000 feet along the slopes of Mauna Kea.
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Figure 3.6 Hilo Bay showing ahupua‘a (from Kelly et al. 1981)

Historical accounts (McEldowney 1979) indicate that much of Waidkea was in a zone of
agricultural productivity. As Isabella Bird recorded upon arriving in Hilo in 1873:
Above Hilo, broad lands sweeping up cloudwards, with their sugar cane, kalo, melons,
pine-apples, and banana groves suggest the boundless liberality of Nature. (Bird
1964:38)

Handy and Handy (1972) also describe the general region as an agricultural area:
On the lava strewn plain of Waiakea and on the slopes between Waiakea and Wailuku
River, dry taro was formerly planted wherever there was enough soil. There were forest
plantations in Panaewa and in all the lower fern-forest zone above Hilo town along the
course of the Wailuku River. (Handy and Handy 1972:539)

Maly (1996a) refers to a 1922 article from the Hawaiian Language newspaper, Ka Nupepa
Kii'oku’a, where planting on pahoehoe lava flats is described:
There are pahoehoe lava beds walled in by the ancestors in which sweet potatoes and
sugar cane were planted and they are still growing today. Not only one or two but
several times forty (mau ka‘au) of them. The house sites are still there, not one or two
but several times four hundred in the woods of the Panaewa. Our indigenous bananas
are growing wild, these were planted by the hands of our ancestors. (Maly 1996a:A-2)
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Hilo was one of the larger population centers on the Island of Hawai‘i, and also an area
frequented by the alii (Moniz n.d.). Captain George Vancouver, an early European explorer
who met with Kamehameha I at Waiakea in 1794, recorded that Kamehameha was there
preparing for his invasion of the neighbor islands and that Hilo was an important center
because his canoes were being built there (Moniz n.d.:7). The people of Hilo had long prepared
for Kamehameha'’s arrival and collected a large number of hogs and a variety of plant foods to
feed the ruler and his retinue. Kelly et al. (1981) surmise that the people of Hilo had actually
prepared for a year prior to Kamehameha’s visit and expanded their fields into the open lands
behind Hilo to accommodate the increased number of people that would be present. Kelly et al.
(1981) also speculate that many of the fish ponds in Waiakea were created to feed Kamehameha,
his chiefs, and craftsmen. It was during this early Historic Period that Waiakea Ahupua‘a
became part of Kamehameha I's personal land holdings (Moniz n.d.:11).

William Ellis, one of the first missionaries to arrive in Hawai‘i, spent five days in Waiakea in
1823 (Ellis 1963). He described it as a well-watered place, with some of the heaviest rains and
densest fog he had encountered on the island. He considered the inhabitants lucky because of
the well-stocked fishponds, fertile soil, and nearby woods as a source of lumber. Ellis (1963)
estimated that nearly 400 houses were present near the bay, with a population of not less than
2,000 inhabitants. Ellis eventually set up a mission station in Waiakea that lasted until 1825
before moving to Punahoa 2" Ahupua‘a (Moniz n.d.).

As a result of the Mahele in 1848, nearly all of the ahupua‘a of Waiakea became Crown Lands
(for the occupant of the throne). According to Moniz (n.d.:12) twenty-six kuleana claims
(LCAw.) were registered for lands in Waiakea; most of these lands were centered along
fishponds or major inland roads, and none were in the immediate vicinity of the current study
area. Most of the awards were for houselots and cultivated sections. One of the Land
Commission Awards (LCAw. 7713) was for the ‘ili of Pi‘opi‘o, which was traditionally the
residence of chiefs, and which later served as the location of the original mission station in
Waiakea (Moniz n.d.:9). This land was given by Kamehameha I to his wife Ka‘ahumanu, and
then awarded to Victoria Kamamalu during the Mahele. Kamehameha IV, Alexander Liholiho,
as the occupant of the throne during the late Mahele period, received the rest of the Ahupua‘a.

Following the Mahele, Kamehameha IV leased large portions of Waiakea to outside interests for
pasture and sugarcane cultivation (Moniz n.d.). In 1861 S. Kipi leased the Crown Lands of
Waiakea for the rate of $600 dollars a year to be used as pasture land for five years (Kelly et al.
1981; Maly 1996a). In 1874 the first lease for sugarcane cultivation in Waidkea was granted to
Rufus A. Lyman for a term of 25 years. The lease granted him all the privileges of the land
including the use of the fishponds and the cutting of firewood (Maly 1996a). This lease was
eventually transferred to the Waiakea Mill Company, founded by Alexander Young and Theo
H. Davis, and the Waiakea sugar plantation was established.

Established in 1879, the Waiakea Mill Company started with about 350 acres of cultivated lands
acquired from Lyman. In 1888 the company acquired a 30-year lease that increased their land
holdings in Waiakea Ahupua‘a. When the lease ran out in 1918 the acreage under cultivation
had increased to nearly 7,000, but without a lease the ahupua‘a fell under the homesteading
laws, which required the government to lease the land to individual growers. Waiakea Mill
Company was expected to grind the crop for the independent growers under a contract that
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gave the company 40% of the proceeds from the sale of the refined sugar. Contractual and legal
problems combined with a declining sugar market and the devastating tsunami of 1946 led the
Waiakea Mill Company to cease operation in 1947. During the 68 years of its operation, the
Waiakea Mill Company was a major force in shaping the economic and social growth of Hilo
and certainly left its mark on both the cultural and physical landscapes of the area.

The Department of Hawaiian Homelands came to be in stewardship of these and other Crown
Lands based upon the Hawaiian Homes Commission Act, 1920, as amended (HHCA) (chapter
42, 42 Stat.108). The HHCA was passed by U.S. Congress and signed into law by President
Warren Harding in 1921. At the time of this Act’s passage, Hawai‘i was a territory of the United
States through a joint resolution passed by the U.S. government in 1898 following the 1893
overthrow of the Hawaiian monarchy. The HHCA affirms a special relationship between the
U.S. and Native Hawaiians and reserves for native Hawaiian homesteading the 203,500 acres of
the Hawaiian Kingdom Crown Lands and government lands deemed unusable for growing
sugar, already homesteaded, or in forest conservation. When Hawai‘i became a state in 1959,
the United States ceded to the State of Hawai‘i the 1.4 million acres of Hawaiian Kingdom
Crown Lands and government lands, requiring that it be used for five purposes, including the
“betterment of the conditions of native Hawaiians.” On this legal basis the DHHL provides
programming including native Hawaiians homesteading and leases land such as the subject site
to create funding for these programs.

The current project area remained undeveloped until March 6, 1966 when Canadian Pacific
Corporation, formerly Hawaiian Timber Company, obtained a 40-year lease from DHHL to
operate a saw mill specializing in koa. Six structures were constructed in support of the saw
mill. These are some of the structures that can be seen on the property today. The saw mill
continued its operation until the early 1980s.

The lease between DHHL and Canadian Pacific Corporation was subsequently assigned to
Akana Petroleum on July 31, 1985, and soon thereafter Akana Petroleum commenced
operations as a jobber of Chevron petroleum products and continues to operate on the study

property.

If still present, the natural vegetation within the study area would consists of ‘Ohi‘a, tree fern,
uluhe fern, and guava. Currently, the study area exhibits a limited vegetation cover of exotic
weeds and grasses. The entire project area appears to have been substantially graded in the
past. There have been several metal and wooden industrial structures built on the property
(Figure 3.7).

Potential Impacts and Mitigative Measures

Based upon the Rechtman LLC archaeological and cultural study conducted for this assessment
in October 2008 and previous cultural impact studies in the area, there are no known traditional
cultural properties or cultural practices being conducted at the proposed project area. The
landscape today reflects its industrial history. Consequently, the proposed project is not
expected to disturb or otherwise impact cultural properties or practices. Based upon the history
of the land and the current status of the land, no individuals were contacted or interviewed for
this Cultural Impact Assessment.
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A letter has been sent to SHPD requesting a determination of “no historic properties affected”.

Should any cultural access activities for traditional and customary activities on the subject
property come to light, individuals involved will be given due consideration in accordance with
Hawai‘i State Constitution, Article XII, section 7.

Figure 3.7 Wooden Industrial Structures on Property

3.2.3

Social and Economic Impacts

The 2003 Land Use and Market Analysis for Hilo Commercial Center prepared for DHHL by Belt
Collins and Wendell F. Brooks, Jr. includes economic and social concerns relevant to the
proposed development though the subject site lies just to the east of the report study area. A
copy of this report is not included in the appendix.

They report the following conclusions about the East Hawai‘i regional economy and the
commercial real estate market:

The regional economy is more or less stable with a bias toward slow to modest growth,
absent any major external social, political or economic shocks.

Hilo is the social, political and economic center of the region.

The majority of commercial properties in the Hilo area are old and many are
functionally obsolete.

Commercial activity in Hilo has shifted and/or is shifting to the Kanoelehua Corridor in
part due to the concentration of large retail facilities in that area.

An opportunity exists in the Kanoelehua Corridor to capture a large percentage of any
future growth and/or a portion of the remaining Hilo commercial market through
incremental mixed use (retail/industrial) development possibly anchored by an
additional Big Box discount or value retailer.

From 1900, the population grew in each decennial period until 1940 when it peaked at 73,276. In
1960 the population reached its low point at 61,332 and grew modestly in 1970. The population
then jumped by 46% in 1980, 30% in 1990 and 23% in 2000 to 148,667 persons. In 2003, the
population was approximately 150,400 persons.
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While Hilo remains the island's political center, the emergence of the West Hawai'i economy
has shifted attention to Kailua-Kona. The expansion of the West Hawai'i resort related economy
has generally coincided with the demise of plantation agriculture in East Hawai'i. Many former
sugar workers have been retrained and are now commuting from their homes in East Hawai'i to
their jobs in West Hawai'i.

The report cites figures from American Fact Finder, U.S. Census Bureau P53, indicating that the
lowest income areas are in or near Downtown Hilo and in South Puna. The total unemployed
in July 2003 totaled 3,550 or 8.9% of the 37,450 person East Hawai'i work force which is about
49.6% of the County's total work force. The 3,550 unemployed represented 69.6% of the Big
Island's total unemployment. Delicate as the subject may be to discuss, it is nonetheless
generally believed that there is a substantial "underground economy" in Puna. The significance
is that, for better or worse, published data may not account for all economic activity. In fact, the
spending of retirees/second home owners) and the underground economy may contribute
substantially more to the economy than is acknowledged.

The Kanoelehua Corridor includes the proposed project site and extends roughly from the
intersection of Kanoelehua Highway and Kamehameha Avenue near the Harbor to Kea‘au
Village. Prince Kiihio Plaza, Wal-Mart/ Waiakea Shopping Plaza, and Home Depot, adjacent to
the subject site, are transforming the Kanoelehua Corridor into the retail core of Hilo. Wal-
Mart/ Waiakea Kai Shopping Plaza opened in 1998. According to the Land Use and Market
Analysis report, new retail outlets with new products can cause the market to grow even
without population growth or growth in personal income. Home Depot in the Kanoelehua
Corridor would further strengthen the area as Hilo's retail center, reduce leakage, and quite
possibly expand the market even further. In analyzing the situation, the Consultants conclude
that the developers and operators at Wal-Mart and Home Depot recognized that there was an
underserved market for value retail merchandise. That observation is compatible with income
levels of the Trade Area. These store operators no doubt also observed from sales in other
stores that there was a substantial amount of leakage out of the area to West Hawai‘i and
Honolulu.

However, the Consultants reason that the retail market for East Hawai'i is finite and that it is
not likely that an unlimited number of large retailers would be attracted to the area. It is
estimated that there may be only one or two additional opportunities for another large
(approximately 10 acres) user beyond Home Depot such as Target to lease space in the
foreseeable future.

Potential Impacts and Mitigative Measures

DHHL, as the landowner, will lease the approximately 15.574-acre parcel to Target Corp. and
Safeway Inc. The primary existing lessee, Akana Petroleum, has agreed to relocate to another
nearby site. The lease period is fixed for the first 25 years and will be renegotiated for the
remainder of the term. The property will be leased for $586,460 per year for the first decade and
then rises every five years to $727,686, $823,304, and then tops out at $931,486 from the 21% to
the 25" year. The project as proposed is expected to generate $18.1 million over the next 25
years to serve DHHL’s native Hawaiian beneficiaries.
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The proposed development will provide short-term jobs during the construction phases as well
as long-term jobs in operation and management for East Hawai‘i residents. In addition, indirect
jobs will be created within industries supporting and supplying inventory. Providing jobs
closer to residences may reduce traffic congestion from workers commuting from East Hawai‘i
to West Hawai'i.

According to the 2003 Land Use and Market Analysis for Hilo Commercial Center, the market can
absorb another large store such as Target. The proposed development contributes to the
growing retail core of Hilo along the Kanoelehua Corridor.

The project has the potential to grow the retail market without impacting population growth by
providing options to customers who may otherwise take their business to West Hawai‘i or off-
island. The proposed project may create a limited increase in population through employment
opportunities related to its construction and operation. There may be secondary population
impacts in that the jobs and stores may bring more people to area as residents or shoppers. This
limited potential increase in population is not considered a significant impact.

3.3 INFRASTRUCTURE AND PUBLIC SERVICES

3.3.1 Utilities

A civil report is provided in Appendix A. The Electric service provider for this project will be
Hawaii Electric Light Co. (HELCO). The Telephone and Cable TV service provider will be
Sandwich Isle Communications (SIC). A “central office” type facility for SIC is located on
Railroad Avenue across from project site. Adequate service capacity should be available from
existing underground infrastructure on Railroad Avenue.

Potential Impacts and Mitigative Measures

Based on discussions with HELCO'’s representatives, a new substation may be required for the
proposed project. HELCO'’s preference is a site fronting Railroad Avenue within 1 to 2 miles of
the project site. The minimum size of a utility easement to HELCO is 150 feet by 150 feet.

An underground infrastructure system for Electric and Telephone/CATV services is
recommended for both buildings presented in the conceptual site plan. If the project moves
forward, the infrastructure system will consist of “empty” concrete encased ductlines and
handholes. Concrete pads for HELCO’s equipment and transformers will also be required.
HELCO and SIC will provide the “cabling” in the infrastructure system. The cost of “cabling”
will be at the developer’s expense.

Lighting standards are required to be low pressure sodium lamp sources to comply with the
Hawai‘i County Outdoor Lighting Ordinance.

3.3.2 Potable Water

Water service near the Pana’ewa Industrial Lots is provided by the County Department of
Water Supply (DWS). The water used in this area is supplied from the DWS 1.0 million gallon
Pa’ainako Reservoir located between Komohana and Kawili Streets on Pa‘ainako Street. From
this reservoir, an 18-inch transmission main runs along Pii‘ainako Street to Railroad Avenue,
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and then 12-inch and 8-inch lines are used to service the local area including several existing
service laterals on both streets. DWS confirmed the location of water lines in the area.

Existing waterline layout and locations of existing appurtenances near the project site (Figure
3.8). While 2 of the fire hydrants on Railroad Avenue are in useful proximity to the proposed
development, none of the existing service laterals can be of use to the proposed development
because they are of insufficient size. A benefit the existing service laterals do provide is as
credit toward the proposed development’s water facilities charge.

There are no private residential wells or other wells are located on the subject property.
However, there are 16 USGS wells and 15 State database wells within one mile of the property.
There are no public water supply system wells within one mile of the site and no well locations
on the site.

Potential Impacts and Mitigative Measures

A request for a lateral connection for domestic service will be made to the Department of Water
Supply’s main located along Maka‘ala Street. Currently there are no detailed drawings with
fixture units to calculate the proposed project’s specific water demand, so acceptable demand
levels have been obtained from the domestic consumption guidelines in Table 100-18 of the
State of Hawai‘i Water System Standards dated 2002.

This project is proposed to be developed under Commercial/Industrial Mixed Use zoning
designation, and since the DWS Water System Standards have no guidelines available for this
zone on the island of Hawai‘i, the island of O‘ahu guidelines are used. The O‘ahu guideline for
average daily demand is 100 gallons per 1,000 square feet (sq.ft.). At the time of preparation of
the civil engineering Project Assessment Report for DHHL East Maka‘ala Mixed Use Development for
this report by Okahara and Associates in October 2008, the proposed building on-site had an
area of 180,000 square feet, though final building plans are subject to change. With new
information available, water demand for the proposed development is calculated as:

Target: 160,000 sq.ft. x (100 gallons /1,000 sq.ft.)/day = 16,000 gallons/day
Safeway: 60,000 sq.ft. x (100 gallons/1,000 sqg.ft.)/day = 6,000 gallons/day
Total proposed project potential water demand = 22,000 gallons/day

The practicality of this estimate has been measured against the Kona, Hawai‘i Costco store,
which is most comparable in this case to the proposed Target store. Costco’s average daily
demand from the beginning of 2005 to the end of 2006 was 18,267 gallons/day; therefore, 16,000
gallons/day is believed to be a reasonable water demand rate for the discount general
merchandise store (Target), and by extension, the formula is presumably adequate for
predicting the demand for the Safeway supermarket.

The fire flow requirements for an industrial development on the island of Hawai‘i are 2,000
gallons per minute (gpm) for 2 hours. However, according to the Fire Department, since the
proposed building encompasses a significant area the flow requirement can be lowered to 1,500
gpm if the entire building has a sprinkler system per NFPA 13 standards.
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The County of Hawai‘i Department of Water Supply has confirmed the existing waterlines on
Railroad Avenue and East Maka‘ala Street are adequate to provide the required 2,000 gallons
per minute fire-flow as per the Department or Water Supply Water System Standards for
commercial or industrial land use. A separate fire meter for onsite fire hydrants and sprinkler
system will also be installed.

Based on the calculated water demand rate, the modified fire flow requirement, and Water
System Standards sizing guidelines, the proposed waterline is adequately sized. The proposed
waterline will connect to the existing 8” waterline along Railroad Avenue and will run along the
north, east, and south sides of the proposed building (Figure 3.9). Water demands and
calculations will be provided to the Engineering Division of the State of Hawai‘i Department of
Land and Natural Resources for inclusion in the State Water Projects Plan Update.

3.3.3 Wastewater and Runoff

Sewer service to the subject property is provided by the County of Hawai‘i Department of
Environmental Management. The closest existing sewerline to the proposed development is an
8-inch sewerline running along East Maka’ala Street. This sewerline ends at the west entrance
to Home Depot (entrance closest to Kanoelehua Avenue / Volcano Highway), where it connects
to the Home Depot site. The rest of the existing sewerline runs west along Maka’ala Street,
crosses Kanoelehua Avenue, then runs in a northerly direction through Hilo’s Industrial Park
area and some residential poperties. The sewerline changes from an 8-inch to a a 12-inch line
and at Leilani Avenue, the sewerline increases to a 36-inch line. Figure 3.8 shows the location of
the existing sewerline near the site. The full flow capacity of the Maka‘ala Street sewer line is
unclear at this time.

Topography in the project vicinity indicates that off-site runoff flows toward the project site in a
northerly direction. Therefore, the only possible off-site runoff affecting the site would flow
across East Maka‘ala Street, where it is handled by 10 existing catch basins and modified catch
basins/ drywells bordering the site. Current stormwater runoff from the site is approximately
25cfs.

Potential Impacts and Mitigative Measures

The County of Hawai‘i Department of Public Works is unsure if the existing sewerline on East
Maka‘ala Street described above can handle additional discharge. No calculations from past
projects are available from the County at this time. Prior to planning any sewerline
connections, the county proposes to have a study performed on the existing sewerline up until
the crossing at Leilani Avenue based on actual water usage rates. The concern is that although
the average daily flow rates do not appear to be a problem, the calculated design peak flow may
be over the capacity of the existing sewerline. The capacity of a sewerline must be able to handle
the design peak flow. This sewer study is considered to be a project in itself that could take
several months.

Another proposal from the County of Hawai‘i is the construction of a new sewerline running
northerly along Railroad Avenue until the intersection at Leilani Avenue. The sewerline would
continue westerly along Leilani Avenue, cross Kanoelehua Avenue, and connect to the existing
36-inch sewerline previously described. This proposal is in need of discussion between the
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Department of Water Supply and the Department of Hawaiian Home Lands. A potential
problem for this proposed sewerline is a dip in the road along Railroad Avenue.

Because the proposals described above need to be further discussed, this report does not
include a sewer system layout for the proposed development.

Additional stormwater discharge resulting from the proposed development is estimated to be
approximately 100cfs. Stormwater runoff quality may be improved by the proposed
development because the storage tanks, abandoned cars, and refuse present at the site would be
removed.

One possible option for managing site stormwater is the installation of drywells throughout the
proposed development. Additional drainage measures to facilitate drywell stormwater
management include constructing swales within the main parking lot to direct stormwater into
drywells, installing downspouts on the building, and site grading to direct runoff either into the
appropriate proposed drywells or off the site in the natural direction of flow.

Low impact development techniques leading to a more sustainable stormwater management
plan are suggested. Sustainable stormwater runoff mitigation measures that could be employed
include pervious pavement and pavers in overflow areas, non-curbed vegetated swales, bio-
retention basins for slow release of stormwater, and green roofs on the proposed development.
Though the civil engineer’s report notes that pervious pavement has not been employed often
in Hawai‘i, installation could be successful with proper site analysis and appropriate
application.

3.3.4 Solid Waste Disposal

The amount of solid waste expected to be generated operation from the proposed development
has not been calculated. The type of solid waste will be related to the operation of the type of
commercial activity typical of Safeway and Target stores. The developers of the proposed
project will have to haul solid waste or use private contractors.

Potential Impacts and Mitigative Measures

Solid waste generated by construction activities will be disposed of according to State and
County regulations. To the greatest extent practicable, the contractor shall be instructed to
develop a job-site recycling plan for construction and recycle as much construction and
demolition waste as possible. The developer is also encouraged to incorporate provisions for
recycling into the project, utilizing a collection system and space for bins for recyclables. Where
practical, the project will recycle waste such as cardboard and other packaging materials.
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Figure 3.8 Existing Drainage Structures and Ultilities
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3.3.5 Roads and Traffic
Traffic engineering analysis by M & E Pacific, Inc. in November of 2008 (Appendix C) describes
the roadways system, traffic, and related challenges as follows:

The proposed project site is northwest of the intersection of Railroad Avenue and East Maka‘ala
Street in a block bound to the North by Pohaku Street/ Kukila Street and to the West by
Kanoelehua Avenue. This parcel is located in an area adjacent to other major retailers.

Primary access to this retail area from other areas of Hilo and Hawaii Island is provided by
Kanoelehua Avenue to the west of the subject property and Pai‘ainako Street to the south of East
Maka‘ala. Kanoelehua Avenue is a major arterial that provides north-south access between
Hilo and the Keaau and Volcano districts. Pii‘ainako Street is on an east-west alignment that
begins at Railroad Avenue on the east and terminates at Komohana Street on the west. The four
lane section between Kanoelehua Avenue and Railroad Avenue is named East Pii‘ainako Street.
The remaining section west of Kanoelehua Avenue is named West Pii‘ainako Street.

Railroad Avenue is a two lane roadway running parallel to and east of Kanoelehua Avenue. It
provides access from an industrial area in the north to an agricultural park to the south.
Ohuohu Street is a two lane local road that runs north to south behind the Prince Kuhio Plaza.
It provides secondary access to the Prince Kuhio Plaza and a satellite parking lot and connects
East Maka‘ala Street with East Pti“ainako Street and the adjacent residential area to the south.

The Kanoelehua Avenue and East Pi‘ainakd Street intersection and the intersection of
Kanoelehua Avenue and East Maka‘ala Street are controlled by traffic signals. The intersection
of Kanoelehua Avenue and Pohaku Street is not signalized. The four study intersections on
Ohuohu Street and Railroad Avenue are stop sign controlled. Ohuohu Street has stop signs at
its approaches to East Maka‘ala Street and East Pti‘ainako Street. The East Maka‘ala Street and
East Pii‘ainako Street approaches to Railroad Avenue are stop sign controlled.

The State Department of Transportation (SDOT) is undertaking the Pii‘ainako Street Widening
Project from Kaumana to Kilauea Avenue in phases. A new mauka roadway between
Komohana Street and Kaumana has been completed, and the roadway section between
Kanoelehua Avenue and Kilauea Avenue has been widened to four lanes. The State is working
from mauka to makai to complete the project. They are currently designing a new roadway
section between Komohana Street and Kawili Street west of the current alignment. The
intention is to widen the two lane roadway section between Kawili Street and Kilauea Avenue
to four lanes. The Statewide Transportation Improvement Program, FY 2008 through 2011,
shows two separate right of way acquisitions from Komohana Street to Kawili Street and from
Kanoelehua Avenue to Komohana Street programmed in FY 2013. The remainder of the project
has not been programmed, and SDOT staff is not able to provide a completion date for the
entire project.

There are several projects being considered adjacent to the study area. To account for the
additional traffic which would be generated from these properties the annual traffic growth rate
was increased to 1.0% for the purposes of this study.
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Potential Impacts and Mitigative Measures

DHHL and its tenant(s) will mitigate traffic impacts created by this development on existing
roadways as would any private developer pursuant to section IV (F) of the County of Hawai‘i/
DHHL Memorandum of Agreement. Onsite infrastructure will be upgraded to accommodate
the new use. The need to upgrade offsite infrastructure will be assessed in cooperation with the
County of Hawai'i, and DHHL will bear its fair share of these improvement costs.

The conceptual plan identifies access to the project site from two driveways along East Maka‘ala
Street and one driveway from Railroad Avenue. Driveways along East Maka’ala will provide
customer access to the project site and should be aligned with the Home Depot driveways along
East Maka‘ala. The driveway from Railroad Avenue will lead to the loading dock, building, and
14 additional standard parking spaces. The main parking lot is planned at the southern edge of
the project site and can accommodate approximately 712 standard parking spaces, 14 handicap
accessible parking spaces, and curbed or uncurbed islands, depending on further site
development analysis. The connection of the access driveways will be coordinated with the
County.

Traffic related anticipated impacts and suggested mitigation strategies are based upon
estimated store sizes available at the time of preparation (November of 2008) and are subject to
change. The analysis provided by M & E Pacific, Inc. is summarized as follows:

The proposed project is assumed to be occupied in about four to five years. During this period,
ambient traffic on the area roadways can be expected to increase due to regional growth and
new projects in the area. In the study, traffic generated from the proposed project was added to
the ambient traffic forecast to obtain the total with project traffic forecast. Based on the location
of the proposed project site, eight intersections were chosen for analysis (Figure 3.10).

At the time of preparation, the proposed project was to consist of a 160,000 square foot stand-
alone discount superstore (Target) and a 60,000 square foot supermarket (Safeway). The
expected trip generation was calculated at: 296 vehicles per hour (vph) in the weekday
morning, 1234 vph in the weekday afternoon, and 1556 vph in the Saturday midday. The
proposed development has increased to 180,000 sf and will be recalculated based on the
Institute of Transportation Engineers Trip Generation Handbook report rates for the Final EIS.
However, the traffic consultants recognize that the actual number of trips generated in the
future may be lower, based on evidence that the Home Depot store is not generating as many
trips as forecast using the Trip Generation report.

Most of the trips created by the proposed project are projected to be new trips in addition to
existing traffic. Approximately 30% of the trips may be attributed to pass-by and diverted trips,
or vehicles traveling in the vicinity for other purposes which stop at the proposed commercial
center.
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Because of the vehicular access points to Prince Kuhio Plaza and Border’s Books at the west end
of Maka’ala Street, left turn movements to either enter or exit these businesses are difficult due
to present traffic levels in the area and may become more challenging with the construction of
the proposed project. This same concentration of commercial traffic may also have a negative
impact on traffic flows at the intersection of East Maka‘ala Street and Railroad Avenue.

The traffic analysis indicated the need for traffic mitigation measures to accommodate the
proposed project. The mitigating measures recommended at each intersection are summarized
below.

e Kanoelehua Avenue- Puainako Street: This intersection would require major roadway
improvements to mitigate existing capacity problems. Double left turn lanes on both
Puainako Street approaches and two through lanes on the eastbound approach of West
Puainako Street are needed.

e Kanoelehua Avenue- Makaala Street: This intersection is expected to accommodate
future traffic with longer traffic signal cycle lengths.

e Fast Puainako Street- Railroad Avenue: This intersection is not expected to have large
traffic increases and would not require mitigation.

e FEast Puainako Street- Ohuohu Street: This intersection should be converted to a four-
way stop when warranted.

e Fast Makaala Street- Railroad Avenue: Long delays could be tolerated at this
intersection and should be monitored to determine whether/ when an all-way stop
would be warranted.

e FEast Makaala Street- Home Depot Driveway- Proposed project driveway: The two
project access intersections along East Makaala Street should be designed to provide
separate left turn lanes and two through lanes in each direction. Long delays for
outbound left turn movements can be expected.

e East Makaala Street- Ohuohu Street: This intersection should be converted to a four-
way stop when warranted and monitored to determine whether/ when traffic signals
would be warranted. The northbound approach of Ohuohu Street should be widened to
two lanes for separate right and left turn lanes.

e East Makaala Street- Prince Kuhio Mall driveway- Waidkea Center driveway: Provide
two through lanes in each direction and study the need for traffic signalization.

e Kanoelehua Avenue- Pohaku Street intersection: The westbound left turn movement
from Pohaku Street should be eliminated if the intersection remains unsignalized. The
need for and impact of traffic signals should be studied.

Though the proposed development will contribute its fair share to traffic patterns, traffic
problems exist for most of these conditions already, and the impact from the proposed project is
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simply part of the whole dynamic created by development and mobility in this area of the Hilo
region.

3.3.6 Noise

The project site is located in an industrial and commercial area of Hilo. Existing noise in the
vicinity of the project site is generally from vehicular traffic traveling along Railroad Avenue
and East Makaala. Noise is also generated from adjacent commercial and industrial activities.
On occasion, the project site is also impacted from noise generated from overhead aircraft.

Sounds of rain, wind, birds and insects can also be heard at the project site.

There are no sensitive land uses, including residential homes, in the immediate vicinity of the
project site.

Potential Impacts and Mitigative Measures

Sitework and construction of improvements are expected to take 14 months. During the
construction period the use of construction equipment for grading and other temporary noise-
generating activities is expected to increase the noise levels on the site. This noise generation is
likely unavoidable, and its levels will vary in conjunction with the types of machinery and
activities necessary at the time, including some times of noise levels exceeding 65 dBL.

To minimize noise, all equipment will be kept in good working condition and equipped with
muffling devices and other noise reducing equipment. Noise generated from construction-
related activities will be limited to daylight hours. All contractors will comply with State
Department of Health (DOH) noise limits including guidelines for the hours of operation of
heavy equipment and noise curfew times. The DOH will be consulted, and if appropriate, the
contractor will be required to obtain a permit per Title 11, Chapter 46, HAR (Community Noise
Control) prior to construction.

Noise generated from the daily operation of the proposed Target and Safeway stores at the
project site will not differ from noise levels generated by existing industrial and commercial use
in the area. Noise from vehicular traffic including delivery trucks and consumer vehicles are
expected. However, long term noise generation from the development would be limited to the
DOH permissible noise standards.

3.3.7 Public Services

Fire

Public fire protection is provided by the County of Hawai‘i Fire Department. The nearest fire
station is located at 411 Kawailani Station situated approximately two miles (two minutes) from
the project site. Existing fire hydrants are located on Railroad Avenue and East Maka‘ala.

Potential Impacts and Mitigative Measures

According to the Fire Department, since the proposed building encompasses a significant area,
the fire flow requirement can be lowered if the entire building has a sprinkler system per NFPA
13 standards.

Provisions have been made for the construction of a fire apparatus access road in compliance
with the Uniform Fire Code requirements in Section 10.207. The service lane planned to connect
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the building and loading docks to Railroad Avenue has a turnaround area that is adequate for
the 45-foot turning radius of a fire truck.

Two of the existing fire hydrants along Railroad Avenue are close enough to the proposed
building to be of beneficial use to this project, and six new fire hydrants will be installed along
the new waterline at spacing intervals meeting the Water System Standards. Water system
upgrades pertaining to fire protection are discussed further in Section 3.3.2. Conceptual plans
depicting the proposed waterline layout (Figure 3.9).

Police

Police protection services in the Hilo area are provided from the County of Hawai‘i Police
Department located at its main station at 349 Kapi‘olani Street approximately three miles (five
minutes) from the site.

Potential Impacts and Mitigative Measures

There may be an occasional and unavoidable demand for police protection services associated
with the project. However, it is anticipated that the existing police service will be adequate and
will not be adversely affected by the proposed development. The site will likely be designed
with built-in security measures such as intrusion door alarms. On site, private security
personnel will also be likely.

Heath Care Services

Various health care services in Hilo provide primary patient care to adults, women, and
children. All facilities currently provide outpatient care. The nearest hospital is Hilo Hospital
at 1190 Waianuene Avenue approximately five miles (10 minutes) from the site by ambulance
service. Ambulance service is available from the nearest fire station.

Potential Impacts and Mitigative Measures

There may be an occasional and unavoidable demand for health care services associated with
the project. However, it is anticipated that the existing health care facilities will be adequate
and will not be adversely affected by the project.

3.3 HAZARDOUS MATERIALS

In industrial areas, chemical spills due to human error are possible. The current tenants’
activities related to petroleum products mean chemical spills will become less likely with the
construction of the largely commercial proposed development.

3.3.1 Phase I Environmental Assessment

The Department of Hawaiian Home Lands (DHHL) retained Group 70 International to conduct
a Phase I Environmental Site Assessment (ESA) of the project site (See Appendix D). The Phase
I ESA process includes a historical review, regulatory agency and document reviews, site
reconnaissance, interviews and identification of environmental concerns.
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The purpose of the Phase I ESA is to provide an independent, professional opinion regarding
recognized environmental conditions as defined by the American Society for Testing and
Materials (ASTM) associated with the project site. This study addresses the concerns of
numerous state and federal laws governing hazardous materials and toxic waste and their
genesis, use, storage, release, and disposal.

A search of environmental databases pertaining to sites near the subject property was
conducted. Records for the subject property as well as neighboring properties up to 1 mile
around the property were searched and reviewed for previous or current environmental
impacts. In response to these listings by the database search report, Group 70 requested and
reviewed regulatory files for the identified properties at the of Hawai’i Department of Health
(DOH) Solid and Hazardous Waste Branch (SHWB) and Hazard Evaluation Emergency
Response Office (HEER).

Records reviewed showed that sampling data collected at the Hilo Wood Treating facility, the
facility directly north of the subject property, identified arsenic, chromium, copper, and
hexavalent chromium in the soil.

The DOH files included a statement of work proposed by Levine- Fricke recommending
additional soil sample collections to determine and evaluate the extent of vertical and horizontal
contamination of Chromium, Copper and Arsenic in order to develop an effective remediation
plan. The DOH documentation included a request to Hilo Wood Treating Company to inform
adjacent property owners that past releases from the facility may have contaminated their
property. Dated documentation reviewed at DOH ended in the late 1990s, and no other
documentation on additional actions taken at the Hilo Wood Treating facility was available.

Communication with the current tenant of the proposed project site provided information that
Akana Petroleum hired Will Chee Planning and Environmental to conduct a Phase I ESA in
2004 /2005 on the subject property. Based on findings in that Phase I ESA, a Phase II ESA was
recommended and conducted. Mr. Akana also stated that the lawyers of the parent company to
Hawaiian Petroleum (Salchex Alaska) have the Phase II ESA document and that it has not been
released to Mr. Akana. A copy of the existing Phase I ESA Report was acquired by DHHL.

A summary of relevant information from the Phase I study follows:

The Phase I Environmental Site Assessment, Akana Petroleum, Inc. Tax Map Key (3) 2-2-47:59,
Hilo, Island of Hawaii, Hawaii, January 2005 prepared by Will Chee Planning and
Environmental concludes that Hilo Wood Treating complied with the EPA’s
enforcement action and covered the arsenic contamination areas with an asphaltic
concrete cap; however the arsenic contamination still exists under the cap. There was
some indication by the results of soil sampling that the proposed project site was
impacted by operations at the Hilo Wood Treating facility.

Will Chee recommended an additional round of independent sampling for the property
between Hilo Wood Treating and the proposed project site to determine the full extent
of surface soil contamination and that the analysis should include tests for total Arsenic,
Chromium, and Copper. Based on analytical results from the soil sampling event, the
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report recommended that a course of action be established to remediate the site and/ or
that a Human Health and Ecological Risk Assessment be conducted.

No documentation was available to review regarding the completed Phase II ESA or the
findings of the additional sampling that may have taken place during the Phase II ESA.

The north boundary of the project site was observed with great detail. No stressed vegetation
or visual or olfactory signs of contamination were present. The Hilo Wood Treating facility was
paved to the property boundary adjacent to the subject site. The Hilo Wood Treating Site
appeared to be down gradient from the project site; however, during times of heavy storms it is
assumed from the observed gradient that elevations on the proposed project site experience
pooling water in the vicinity of the northern site boundary.

Ten aboveground storage tanks (ASTs) were observed on the project site within secondary
containment comprised of concrete masonry units (CMU). A crack was observed on the
northwest section of the CMU secondary containment wall. No surface staining or pooling of
liquids was observed within or outside the secondary containment area. As Akana Petroleum is
a company that sells Chevron petroleum products, the minor staining observed on the paved
surfaces of the site was not identified as a recognized environmental condition but as a result of
operations.

Potential Impacts and Mitigative Measures

Based on review of environmental databases, historical maps, regulatory review, review of the
completed Phase I ESA, and communication with the current tenant, a recognized
environmental condition exists on the north property boundary of the project site (Figure 3.11).

The Phase II ESA Document and its findings are recommended for obtainment by the future
developer of the property to identify whether the lateral and horizontal extent of contamination
includes the project site and to determine best management practices in terms of remediation,
containment, and disposal during the construction and operational life of the structures.

3.5 POTENTIAL CUMULATIVE AND SECONDARY IMPACTS

The proposed development is one of the priority area proposals for DHHL as identified in the
Draft Panaewa Regional Plan. It is only one of several improvements planned in this area. The
Department of Hawaiian Home Lands continues their efforts to provide homestead
opportunities to their beneficiaries, through revenue generating proposals such as this one.

The proposed development compliments the local commercial service sector by increasing the
economy of scale. Vendors in the area will benefit by the draw of the new commercial activity to
the area. Construction activity during the proposed project will generate direct employment as
well as indirect and induced employment in construction-related industries. For long-term
operations, the new development may require additional employees as well as additional goods
and services from related businesses.
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The proposed development brings attention for improved regional infrastructure. Given the
landholding by DHHL in the area and the interest by DHHL to build live-work-play-learn
communities, the Panaewa region can expect long term investments by DHHL in this region.

Construction activity during the proposed project will generate direct employment as well as
indirect and induced employment in construction-related industries. For long-term operations,
the new building may require additional employees, including faculty and staff, as well as
additional goods and services from related businesses.

The lease revenue anticipated to be generated from the proposed development to DHHL is
expected to have a secondary beneficial impact on the Department’s capability to provide
additional homesteads for its beneficiaries.

The proposed development is expected to improve the overall environmental condition of the
site. Hazardous materials are expected to be addressed and sustainable development tools and
best management practices are identified to improve the environmental conditions at the site.
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4.0 ALTERNATIVES TO THE PROJECT

Per Hawaii 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.

4.1 NO-ACTION ALTERNATIVE

The no-action alternative would maintain the current use of the property. In this alternative,
the DHHL would continue to receive lease rent from existing land uses and tenants. A
commercial/industrial development would not occur and the potential employment and
economic opportunities would not be realized. The loss of opportunity to generate increased
lease rent to support the mission of the Department would not be realized.

The property would remain zoned MG-1a, General Industrial District, which in the County of
Hawai‘i applies to areas for uses that are generally considered to be offensive or have some
element of danger.

The no-action alternative would maintain existing vegetation and site conditions as allowable
under current lease agreements. There would be no change to existing human or built
conditions.

4.2 ALTERNATIVE USES

Feasible alternatives to the proposed development are those that would support the following
criteria:

® Supports DHHL's desire to lease the subject parcel for development at its highest and
best use, which has been designated as an industrial / commercial mixed use zone
under the County of Hawai‘i’'s MCX District zoning requirements. The Hawai’i County
Code identifies permitted uses with the MCX zoning districts. Per Section 25-5-132,
permitted uses within the MCX district include: Agricultural products processing,
minor; Amusement and recreation facilities, indoor; Art galleries, museums; ;Art
studios; Automobile sales and rentals; Automobile service stations; Bars, nightclubs and
cabarets; Broadcasting stations; Business services; Car Washing; Catering
establishments; Cemeteries and mausoleums, as permitted; Churches, temples and
synagogues; Cleaning plants using only nonflammable hydrocarbons in a sealed unit as
the cleaning agent; Commercial parking lots and garages; Community buildings, as
permitted under section 25-4-11; Convenience stores; Data processing facilities; Display
rooms for products sold elsewhere; Equipment sale and rental yards; Farmers markets;
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Financial institutions; Food manufacturing and processing; Home improvement centers;
Ice storage and dispensing facilities; Kennels in sound-attenuated buildings;
Laboratories, medical and research; Laundries; Manufacturing, processing and
packaging establishments, light; Medical clinics; Meeting facilities; Model homes;
Mortuaries; Motions picture and television production studios; Offices; Personal
services; Photographic processing; Photography studios; Plant nurseries; Public uses and
structures, as permitted under section 25-4-11; Publishing plants for newspapers, books
and magazines, printing shops, cartography and duplicating processes such as
blueprinting or Photostatting shops; Repair establishments, minor; Restaurants; and
Retail establishments

Responded to DHHL’s public bid process whereby the DHHL sought applications for
the construction, operation and management of an industrial / commercial mixed-use
development and related facilities on this parcel. Improvements and uses would
conform to those allowed in a MCX zoning district and all applicable permit
requirements consistent therewith. The applicant that best meets DHHL objectives and
criteria, and who submits the highest rent proposal which meets or exceeds the
minimum upset rent set for the first twenty-five years shall be given the opportunity to
negotiate a lease for the property.

Uses for home improvement center, lumberyard or hardware store uses were dismissed
per a “non-competitive provision” in the lease agreement with the Home Depot Center
located across Maka‘ala Street.

Proposed uses that are controversial, incompatible with the character of the surrounding
neighborhood, or create significant negative impacts on the community would be
denied. DHHL also determined that residential uses on this site were not compatible
with its objectives.
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5.0 COMPLIANCE WITH APPLICABLE PLANS AND POLICIES

An important consideration in evaluating the potential impacts of a proposed action on the
environment is how it may conform or conflict with approved or proposed land use plans,
policies, and controls for the affected area. The relevant State of Hawai‘i and County of Hawai‘i
land use plans, policies and ordinances are described below.

5.1 STATE OF HAWAT'I

5.1.1 State Land Use District

Under the Chapter 205, HRS, all lands of the State are to be classified in one of four categories:
urban, rural, agricultural, and conservation lands. The State Land Use Commission (LUC), an
agency of the State Department of Business, Economic Development, and Tourism (DBEDT) is
responsible for the standards and determining the boundaries of each district (Chapter 205-2(a),
HRS). The LUC is also responsible to administer all requests for district reclassifications and /or
amendments to district boundaries, pursuant to Chapter 205-4, HRS, and the Hawai‘i
Administrative Rules, Title 15, Chapter 15 as amended.

Discussion:

The State Land Use designation for the proposed project site is Urban (Figure 1.3). The proposed
commercial and industrial uses are allowed within the Urban District and require no district
reclassification or boundary amendment.

5.1.2 Hawai‘i State Plan

The Hawai‘i State Plan establishes a statewide planning system that provides goals, objectives,
policies, and priorities which detail property directions and concerns of the State of Hawai‘i.
The plan aims to coordinate Federal, State, and County plans policies, programs, projects, and
regulatory measures. It is the goal of the State, under the Hawai‘i State Planning Act (Chapter
226, HRS), to achieve the following:

e A strong, viable economy, characterized by stability, diversity, and growth, that enables the
fulfillment of the needs and expectations of Hawai‘i present and future generations.

e 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.

e Physical, social, and economic well-being, for individuals and families in Hawai‘i, that
nourishes a sense of community responsibility, of caring, and of participation in community
life.

The objectives and policies of the State Plan that are pertinent to the proposed project are
discussed below.
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Population

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.

Policies:

e 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.

e Encourage an increase in economic activities and employment opportunities on the neighbor
islands consistent with community needs and desires.

e Promote increased opportunities for Hawai'i's people to pursue their socioeconomic aspirations
throughout the islands.

Discussion: The proposed project may create a limited increase in population through
employment opportunities related to its construction and operation. The project is not expected
to significantly impact population growth because it will primarily provide options to
customers who may otherwise take their business to West Hawai‘i or off-island. The proposed
project stimulates economic activity and contributes to the nexus of commercial and industrial
development in this region of Hawaii, thus increasing opportunities for Hawaii County
residents to pursue their socioeconomic aspirations.

Economy in General
Objectives:
o Increased and diversified employment opportunities to achieve full employment, increased income
and job choice, and improved living standards for Hawai’i’s people.
o 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.

Policies:

o Seek broader outlets for new or expanded Hawai'i business investments.

o Expand existing markets and penetrate new markets for Hawai’i's products and Services.

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

e Maintain acceptable working conditions and standards for Hawai'i's workers.

e Provide equal employment opportunities for all segments of Hawai'i’s population through
affirmative action and nondiscrimination measures.

Discussion: The development of the proposed project will expand employment and economic
opportunities in the Hilo Region. Equal employment opportunities and satisfactory working
conditions will be the goals and policies of the occupants of the proposed development.
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Physical Environment — Land, Air, and Water Quality
Objectives:
e Maintenance and pursuit of improved quality in Hawai'i’s land, air, and water resources.

Policies:
e Promote effective measures to achieve desired quality in Hawai’i’s surface, ground, and coastal
waters.
e Encourage urban developments in close proximity to existing services and facilities.

Discussion: The proposed project site is in an area designated for urban growth and near other
industrial and commercial uses. Recommendations for the proposed development include site
design that aims to minimize stormwater runoff onsite so as to minimize pollution of surface
and coastal waters.

Facility Systems — Solid and Liquid Wastes
Objective:
e Maintenance of basic public health and sanitation standards relating to treatment and disposal of
solid and liquid wastes

Policies:
e Encourage the adequate development of sewerage facilities that complement planned growth.
e Promote re-use and recycling to reduce solid and liquid wastes and employ a conservation ethic.

Discussion: DHHL and the County of Hawai‘i will work together to determine the best
solution for wastewater treatment to meet the needs of public health and sanitation standards
while ensuring the presence of adequate facilities for handling the proposed development.

Facility Systems — Water
Objective:
o 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:
o Coordinate development of land use activities with existing and potential water supply.
o Reclaim and encourage the productive use of runoff water and wastewater discharges.

Discussion: The proposed waterline for this project is being planned in consultation with the
Department of Water Supply. Runoff and wastewater reclamation and reuse will be

considered.

Facility Systems — Energy

Objective:
e Dependable, efficient, and economical statewide energy systems capable of supporting the needs of
the people.
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Policy:
e Promote all cost-effective conservation of power and fuel supplies through measures including:
(A) Development of cost-effective demand-side management programs; (B) Education; and (C)
Adoption of energy-efficient practices and technologies.

Discussion: Energy-efficient practices and technologies are recommended for installation in the
proposed development. Lighting standards will comply with the Hawai‘i County Outdoor
Lighting Ordinance.

Facility Systems — Telecommunications
Objective:
o 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.

Discussion: The Telephone and Cable TV service provider for the proposed development will
be Sandwich Isle Communications (SIC). An underground infrastructure system for Electric
and Telephone/CATYV services is recommended for both buildings presented in the conceptual
site plan to meet the needs of the proposed development.

Economic Priority Guidelines
e 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:

» Seek a variety of means to increase the availability of investment capital for new and
expanding enterprises which rely on economic linkages within the local economy;
diversify the economy; are sensitive to community; and demonstrate a commitment to
provide management opportunities to Hawai'i residents.

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

* An industry that can take advantage of Hawai’i's unique location and available physical
and human resources.

» A clean industry that would have minimal adverse effects on Hawai'i’s environment.

*  Anindustry that is willing to hire and train Hawai'i’s people to meet the industry’s labor
needs at all levels of employment.

*  Anindustry that would provide reasonable income and steady employment.

Discussion: The proposed development will provide opportunities for residents to improve the
quality of their lives by creating new direct long-term employment opportunities in the Hilo
region. If developed at the proposed site, the project will redevelop a currently developed site
in an area slated for urban development. The proposed project is not expected to have an
adverse effect on Hawai'i’s environment.

Priority guideline for regional growth distribution and land resource utilization:
e 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
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where other important benefits are present, such as protection of important agricultural land or
preservation of lifestyles.

Discussion: The development is proposed in an existing urban area in close proximity to
existing public facilities.

5.1.3 State Functional Plans

The State Functional Plans (SFPs) are the primary guidance tools for implementing the Hawai'i
State Plan. While the Hawai‘i State Plan establishes long-term objectives for Hawai‘i, the
purposes of the SFPs are to identify major statewide concerns; define current strategies for the
functional area; identify major relationships among functional areas; and to provide strategies
for departmental policies, programs, and priorities. The objectives, policies, and implementing
actions of SFPs relevant to the proposed project are briefly outlined below.

State Functional Plan on Agriculture

The goal of the State Functional Plan on Agricultures is to increase agricultural development in Hawai'i
in accordance with the two 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.

Discussion: The proposed project site is within the County’s General Industrial zoning district
where farming is not a permitted use, though the processing of agricultural products is allowed.
The University of Hawai‘i Land Study Bureau classifies the soils of the site as “Urban Land,”
meaning the soils have not been rated for agricultural use because they are considered to be in
urban areas. The project is not in conflict with the State Functional Plan on Agriculture and
will not reduce the amount of land available for or currently in agricultural production.

State Functional Plan on Energy
The State Functional Plan on Energy aims to promote energy efficiency, reduce dependence on fossil fuel,
support education and policies on energy, and develop and manage energy throughout the State.

Discussion:  Sustainable development measures including energy efficient design are
recommended for this project. To assist the developer in sustainable green building design, the
United States Green Building Council (USGBC) Leadership in Energy and Environmental
Design (LEED) Green Building Rating System is suggested as a guide.

5.1.4 State of Hawai‘i Coastal Zone Management Act

The Coastal Zone Management Act in Chapter 205 of the Hawai'i Revised Statutes sets policy
for the coastal zone of the state including protection and perpetuation of recreational, historic,
natural, and scenic resources; appropriate economic development; and reduction of devastation
from coastal hazards.

Discussion: The proposed project does not fall within the coastal zone and will not adversely
affect coastal areas. Recommendations to minimize stormwater runoff will protect coastal
water quality.
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5.1.5 2050 Sustainable Plan

The Hawai‘i 2050 Sustainability Plan has as its main tenants respect for culture, character,
beauty, and history of the state’s island communities; balance among economic, community,
and environmental priorities; and an effort to meet the needs of the present without
compromising the ability of future generations to meet their own needs. The Plan delineates
five goals toward a sustainable Hawai‘i accompanied by strategic actions for implementation
and indicators to measure success or failure. The goals and strategic actions relevant to the
proposed project are outlined and discussed below.

Goal One: Living sustainably is part of our daily practice in Hawai'i.

Strategic Actions:
o Develop a sustainability ethic.
o Conduct ongoing forums and cross-sector dialogue to promote collaboration and progress on
achieving Hawai'i’s sustainability goals.
o Continually monitor trends and conditions in Hawai't's economy, society and natural systems.

Goal Two: Our diversified and globally competitive economy enables us to meaningfully live, work, and
play in Hawai'i.

Strategic Actions:
o Will develop a more diverse and resilient economy.
o Will support the building blocks for economic stability and sustainability.
o Increase the competitiveness of Hawai'i’s workforce.
o Identify, prioritize and fund infrastructure “crisis points” that need fixing.

Goal Three: Our natural resources are responsibly and respectfully used, replenished, and preserved for
future generations.

Strategic Actions:

e Reduce reliance of fossil (carbon-based) fuels.

o Conserve water and ensure adequate water supply.

o Increase recycling, reuse and waste reduction strategies.

e Provide greater protection for air, and land-, fresh water- and ocean-based habitats.

o Conserve agricultural, open space and conservation lands and resources.

o Research and strengthen management initiatives to respond to rising sea levels, coastal hazards,
erosion and other natural hazards.

o Develop a comprehensive environmental mapping and measurements system to evaluate the
overall health and status of Hawai’i’s natural ecosystems.

Goal Four: Our community is strong, healthy, vibrant and nurturing, providing safety nets for those in
need.

Strategic Actions:
e Strengthen social safety nets.
o Improve public transportation infrastructure and alternatives.
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e Strengthen public education.
e Provide access to diverse recreational facilities and opportunities.

Goal Five: Our Kanaka Maoli and island cultures and values are thriving and perpetuated.

Strategic Actions:
e Honor Kanaka Maoli culture and heritage.
o Celebrate our cultural diversity and island way of life.
e Enable Kanaka Maoli and others to pursue traditional Kanaka Maoli lifestyles and practices.
e Provides support for subsistence-based businesses and economies.

Discussion: The proposed project has the potential to meet much of the intent of the 2050
Sustainable Plan. The developer is encouraged to incorporate sustainability recommendations
for building, parking, and landscape design that will contribute to energy efficiency and
minimize watershed impacts. The developer intends to support the building blocks for
sustainability including actions such as recycling waste where practicable. The proposed
project site is an already impacted site under current industrial use and will not contribute to
loss of pristine natural areas or critical habitat for flora or fauna.

The proposed development aims to complement the Hilo community while promoting
economic development goals and retaining revenue that may otherwise be lost to neighboring
commercial areas or islands. Numerous employment opportunities from construction to
operation and from entry level to management will be created through this development. This
project supports DHHL by creating revenue to supplement DHHL's programs for Kanaka
Maoli including continued homestead development for persons of native Hawaiian ancestry.

5.1.6 Department of Hawaiian Home Lands
The DHHL Draft Pana’ewa Regional Plan, is intended to facilitate partnerships between DHHL,
other government entities, entrepreneurs, non-profits, and others in developing lands in
Pana‘ewa to carry out DHHL's mission. The goals of the report are to:
e Help identify opportunities for partnerships with DHHL in the development of its Pana’ewa
lands;
* Provide information essential to the planning of projects, services, and entrepreneurial ventures;
o Identify key issues, opportunities, and constraints affecting regional development and area
improvements;
*  Assist in the efficient allocation of resources by DHHL and its partners; and
* Identify priority projects that are essential to moving development and community improvement
projects forward.

The report identifies areas of priority including investment in developing the industrial and
commercial centers at Pana‘ewa.

The area designated for industrial/ commercial use in the Draft Pana’ewa Regional Plan consists
of 115 lots with a total of 396 acres in the Kanoelehua corridor. Through rents collected from
these properties, DHHL is able to finance various homestead projects throughout the state.
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Discussion: The proposed development is a DHHL initiative and is consistent with the regional
plans as described in the Draft Pana‘ewa Regional Plan. The property is not suitable for
residential development. The parcel is suitable for revenue generation to support DHHL's
mission. The propose development is expected to generate $81 million in leas rent over the next
25 years for the Department of Hawaiian Home Lands.

5.1.7 Special Management Area
The project site is not in the Special Management Area (SMA).

5.2 COUNTY OF HAWATI'T

5.2.1 General Plan
The proposed development is consistent with the Hawai‘i County General Plan Land Use
Pattern Allocation Guide (LUPAG) map designation for the area, “High Density Urban” use.

The County of Hawai'i Charter requires the County Council to adopt by ordinance the General
Plan of Hawaii County to guide physical development with a long-range plan reflecting
desired growth patterns and characteristics. Applicable general plan goals and policies to the
proposed development project are discussed below.

Economic
Goals:
e Provide residents with opportunities to improve their quality of life.
e Economic development shall be in balance with the physical, social, and cultural environments of
the island of Hawai'i.
e Strive for diversity and stability in the economic system.
e Strive to provide residents an opportunity for choice of occupation.
e Provide an economic environment that allows new, expanded, or improved economic
opportunities.
e Strive for full employment.
Policies:
o Identify and encourage primary industries that are consistent with the social, physical, and
economic goals of the residents of the County.
e Encourage active liaison with the private sector with respect to the County’s requirements for
establishing businesses on the island.
e Encourage new industries that provide favorable benefit-cost relationships to the people of the
County. Benefit-cost relationships include more than fiscal considerations.

Discussion: The proposed development will provide increased long-term direct employment
and indirect support industry employment in the Hilo region in addition to short-term
construction industry opportunities. This development will allow for “new, expanded, and
improved economic opportunities” and will “provide residents an opportunity for choice of
occupation.”
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The project is consistent with the Hawai‘i County General Plan Land Use Pattern Allocation
Guide (LUPAG) map, and therefore the County’s natural and social environment as designated
by the General Plan. DHHL will coordinate with the County to ensure businesses established at
the project site are consistent with County requirements.

Environmental Quality

Goals:
e Maintain and, if feasible, improve the existing environmental quality of the land.
e Control pollution.

Policies:

o Take positive action to further maintain the quality of the environment.

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

o Participate in watershed management projects to improve stream and coastal water quality.

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

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

Standards:
o Pollution shall be prevented, abated, and controlled at levels that will protect and preserve the
public health and well being.
e Federal and State environmental regulations shall be adhered to.

Discussion: The proposed development project will adhere to all Federal, State, and County
environmental regulations. The existing environmental quality of the site will be maintained
through best management practices to most practicable extent. To that end, all improvements
including drainage improvements will be designed to maintain, and if feasible, improve the
existing quality of the site.

During construction and design, County grading and grubbing ordinances as well as the
Hawai‘i Coastal Nonpoint Pollution Control Program recommendations will be considered to
address potential erosion, runoff, and pollution problems and to protect stream and coastal
water quality.

To minimize impacts to night sky visibility and nocturnal birds, all outdoor lighting will
comply with the Outdoor Lighting requirements of the Hawai‘i County Code (Article 9). This
includes employing low-pressure sodium lands and light shielding and adherence to operating
restrictions. To the extent practicable, DHHL will encourage the concept of recycling of waste
material such as cardboard to any potential developers and their tenants.
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Flood Control and Drainage

Goals:
[ )
[ )
[ ]

Protect human life

Prevent damage to man-made improvements.
Control pollution.

Reduce surface water and sediment runoff.

Policies:

Review land use policy as it relates to flood plain, high surf, and tsunami hazard areas.
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.

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

Encourage grassed shoulder and swale roadway design where climate and grade are conducive.
Develop drainage master plans from a watershed perspective.

Where applicable, natural drainage channels shall be improved.

Consider natural hazards in all land use planning and permitting.

Discussion: Recommendations for the proposed development include low impact design review
measures that require planning from a watershed perspective including grassed swales to
reduce surface water and sediment runoff and pollution. Natural hazards and human health
and safety will be considered in all land use planning and permitting.

Historic Sites

Goals:

Protect, restore, and enhance the sites, buildings, and objects of significant historical importance
to Hawai'i.

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

Policies:

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

Public access to significant historic sites and objects shall be acquired.

Assure the protection and restoration of sites on public lands other than County lands through a
joint effort with the State.

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

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

Discussion: Based on a cultural- archaeological study prepared for the proposed project site, no
impacts to archaeological, historical, or cultural resources are anticipated. However, in the
event that any archaeologically significant artifacts, burials, or other indicators are uncovered
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during construction, work will cease in the area and the State Historic Preservation Division
and other appropriate agencies, including County offices and the district representative for the
Hawai‘i Island Burial Council, will be contacted as pursuant to Hawaii Revised Statutes 6E and
Hawai‘i Administrative Rules 13-275-12 and 13-300-40.

Burials have their own unique rules under HRS 6E-43.6 and HAR 13-300. On outer islands such
as Hawai‘i, requirements detailed in HRS 6E43.6 must be completed within three working days
of inadvertent discovery of a multiple burial sites and two days for a single burial.

As per HRS 6E-8(b), DHHL must consult with the SHPD prior to any proposed project relating
to lands under its jurisdiction regarding the effect of the project upon historic property or a
burial site. Correspondence between SHPD and Group 70 International regarding the proposed
project is included in 7.0 Consultation with Agencies, Organizations, and Individuals.

The site does not include any known culturally significant features that could possibly detract
from a cultural landscape in the area.

Natural Resources and Shoreline
Goals:
e Protect and conserve the natural resources from undue exploitation, encroachment, and damage.
e Provide opportunities for economic needs without despoiling or endangering natural resources.
e Protect and promote the prudent use of Hawai'i’s unique, fragile, and significant environmental
and natural resources.
e Protect rare or endangered species and habitats native to Hawai'i.
e Protect and effectively manage Hawai'i's open space, watersheds, shoreline, and natural areas.
o Ensure that alterations to existing land forms, vegetation, and construction of structures cause
minimum adverse effect to water resources, and scenic and recreational amenities and minimum
danger of floods, landslides, erosion, siltation, or failure in the event of an earthquake.

Policies:

e Promote sound management and development of Hawai'i’s land and marine resources for
potential economic benefit.

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

o Work with the appropriate State agencies to establish a program to manage and protect identified
watersheds.

o Encourage the use of native plants for screening and landscaping.

Discussion: The General Plan’s Land Use Pattern Allocation Guide (LUPAG) map designates
the project development site as an area for “High Density Urban” uses. The proposed
development will not unduly exploit, encroach upon, or damage the County’s natural
resources, nor will it significantly impact the unique, fragile, and significant environmental and
natural resources as it provides opportunities for economic needs.

5-11
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Alterations to the site will be in full compliance with all Federal, State, and County
environmental regulations to minimize adverse effects to natural resources including
watersheds and to minimize adverse effects in the event of an earthquake.

DHHL will encourage potential developers and tenants to consider the use of native plants in
their landscaping and screening plans.

5.2.2 Hawai’i County Zoning

The proposed project site is currently designated as MG-1, General Industrial, under the
Hawai‘i County zoning code as shown in Figure 1.4. DHHL plans to designate this site for
development under the MCX zoning designation, Commercial Industrial Mixed Zoning, for
planning and permitting purposes.

The purpose of the MCX district is to allow mixing of some industrial uses with commercial
uses. The intent of this district is to provide for areas of diversified businesses and employment
opportunities by permitting a broad range of uses, without exposing nonindustrial uses to
unsafe and unhealthy environments. This district is intended to promote and maintain a viable
mix of light industrial and commercial uses.

The proposed project will comply with the Hawai‘i’s County Zoning Code requirements for the
MCX district. Buildings will not be taller than 45 feet, will be larger than 20, 000 square feet,
will have an average width of 90 feet, and will maintain minimum front yard of 20 feet, as
required by the County Code. The front yard will be landscaped except for necessary access
drives and walks. The project site does not adjoin any building sites that would require the
development to create or maintain side and rear yards.

5.3 APPROVALS AND PERMITS

During the implementation stages of the project, the applicant will work with relevant County
review agencies for examination and approval of project plans and specifications.

Table 5-1 Required Permits and Approvals

Permit/ Approval Responsible Agency

Chapter 343, HRS compliance Department of Hawaiian Home Lands
DOH Office of Environment Quality Control

Grading/ Building Permits County Building Department
Driveway connection to County road | County Department of Public Works
Water County Board of Water Supply
National Pollutant Discharge State of Hawai‘i DOH Environmental
Elimination System (NPDES) Management Division
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6.0 FINDINGS AND REASONS
SUPPORTING ANTICIPATED DETERMINATION

This section describes the determination that is anticipated with respect to the whether or not
the proposed project/action will have a significant impact on the environment, and the reasons
for this anticipated determination.

6.1

ANTICIPATED DETERMINATION

A Finding of No Significant Impact (FONSI) is anticipated for this project.

6.2

REASONS SUPPORTING THE ANTICIPATED DETERMINATION

According to the Department of Health Rules (11-200-12), 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. In making the determination,
the Rules establish “Significance Criteria” to be used as a basis for identifying whether
significant environmental impact will occur. According to the Rules, an action shall be
determined to have a significant impact on the environment if it meets any one of these criteria.

The analysis for each of these 13 criteria is summarized below.

()]

)

Involves an irrevocable loss or destruction of any natural or cultural resources.

No significant adverse impacts to natural, archaeological, or cultural resources are
anticipated from the proposed development. Due to previous and current uses, any
potential resources have likely been impacted or lost already. The existing structures on
site all date to post-1966 and are therefore not eligible for historic protections. As such, the
proposed development does not involve the irrevocable commitment to loss or
destruction of any natural or cultural resources. If during the course of construction,
cultural or archaeological remnants are unearthed, their treatment will be conducted in
strict compliance with the requirements of the DLNR.

Curtail the range of beneficial uses of the environment.

The project may increase the range of beneficial uses of the environment. A possible
beneficial use of the current environment might be as pervious surface and as grassland
habitat in an area surrounded by and slated for further commercial and industrial use.
Because of the existing pollution potential from current activities including chemical
spills, leaking inoperable vehicles, and storage tanks, the pervious nature of the site may
present a hazard to groundwater quality, and thus the proposed development will help
eliminate this pollution possibility. Loss of pervious surfaces may be mitigated by use of
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low impact development design techniques in the parking lots and frontage landscaping
of the development. The habitat provided by the site in its current state is severely
impacted, and thus the proposed development does not curtail the range of beneficial uses
of the environment. An alternative to development might be to convert the site into a
park, but given surrounding commercial-industrial uses and its current industrial land use
designation, that use probably is not its highest and best use, nor does it meet DHHL's
needs.

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 development is intended to be consistent with State environmental policies
in Chapter 344, Hawai‘i Revised Statutes, the purpose of which is “to establish a state
policy which will encourage productive and enjoyable harmony between people and their
environment, promote efforts which will prevent or eliminate damage to the environment
and biosphere, and stimulate the health and welfare of humanity, and enrich the
understanding of the ecological systems and natural resources important to the people of
Hawai‘i.

Substantially affects the economic or social welfare of the community or State.

The proposed development has the potential to provide beneficial impacts on the social
and economic welfare of the community and the state. Short-term benefits will result
from the increased construction employment and purchase of construction-related goods
and services. The proposed development will create new direct long-term job
opportunities in and to diversify the economic base of the Hilo region. Indirect
employment may be created in industries supporting or supplying the venture. The
construction will present short-term opportunities for the construction industry. The
proposed development will create revenue for DHHL that will enable housing
construction for DHHL beneficiaries. Depending on the type of development, there may
be positive impact to smaller local businesses in similar commercial/ industrial
enterprises, but the overall impact to these businesses may be mitigated by the revenue
and employment growth catalyzed by the proposed development.

Substantially affects public health.

The property is currently subject to hazardous materials. A Phase I Environmental Site
Assessment has been completed with recommendations for Phase II Data collection and
sampling to be conducted and/ or procured.

Development at this project site will mitigate and improve the environmental conditions
which can be hazardous to public health.

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

The proposed development is not expected to result in permanent residential population
change. The anticipated market audience and potential employee pool are composed of
existing residents within the Hilo region. There may be secondary population impacts in
that the jobs and stores may bring more people to area as residents or shoppers. The
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project will utilize public facilities. Infrastructure demands on public facilities are not
expected to be significant. There are expected impacts from increased traffic which will be
with measures such as creating four-way stops and re-striping roads. Though the
proposed development will contribute its fair share to traffic patterns, traffic problems
exist for most of these conditions already, and the impact from the proposed project is
simply part of the whole dynamic created by development and mobility in this area of the
Hilo region.

Involves a substantial degradation of environmental quality.

The subject site has already been significantly impacted by prior industrial use, grading,
and clearing. Possible groundwater contamination from existing and previous activities
on-site may be remediated through the proposed development’s construction and the
elimination of the existing uses. The proposed development is not expected to degrade
environmental quality on-site or in the surrounding neighborhood. Appropriate best
management practices will provide safeguards for the protection of water quality during
construction and operation. Significant future degradation of air, water, or noise quality is
not anticipated.

Is individually limited but cumulatively has considerable effect upon the environment or
involves a commitment for larger actions.

There are pre-existing infrastructure and traffic issues in the vicinity. The proposed
development does cumulatively contribute to the larger development of the industrial/
commercial zone of this area of Pana‘ewa but is consistent with State and County land use
designations and regional plans designating this area for high-density industrial uses.
This project is small in scale (15.574 acres) within the context of the existing development
area and the overall area available zoned for general industrial use within the DHHL
Pana‘ewa Industrial Lots and within the other industrial parks within the Hilo region.

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

It is possible that one species, the Hawaiian Hawk (Buteo solitarius) or ‘io, listed as an
endangered species under both the U.S. Fish and Wildlife Service and the State of
Hawai‘i’s endangered species programs, and the pueo, or Hawaiian Owl (Asio flammeus
sandwicensis), are sometimes present on the property. It is unlikely that the proposed
development will have a significant negative impact on the endangered Hawaiian Hawk
the endemic Hawaiian Owl because the existing habitat is not ideal for this species. There
are few trees for perching, and though the grassland habitat might offer cover for rodents
and other prey items usually consumed by this species, the ground has been impacted by
asphalt and gravel paving, chemical spills, and is littered with immobile vehicles. The loss
of the grassland can be mitigated by the positive impact of cleaning up this blighted site.

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
reduce the potential for interactions between nocturnally flying Hawaiian Petrels and
Newell’s Shearwaters with external lights and man-made structures, all lighting will
comply with the lighting requirements of the Hawai'i County Code, including shielding of
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external lights. This mitigation measure will minimize the threat of disorientation and
downing of Hawaiian Petrels and Newell’s Shearwaters.

It is likely that the endangered Hawaiian hoary bat uses resources within the general area,
though not on the subject site, as they tend to congregate around trees and groves. Bats
are regularly observed in and around Hilo as well as along the coastline from Puna to
North Hilo. Unlike nocturnally flying seabirds which often collide with man-made
structures, bats are uniquely adapted to avoid collision with obstacles since they navigate
using ultrasonic echolocation.

Detrimentally affects air or water quality or ambient noise levels.

Impacts to water quality are not anticipated. Proper landscaping techniques should
minimize the impacts of land alterations, reducing effects on runoff water quality. The
proposed development will not create significant sources of air pollution or noise levels
that would violate existing Federal or State standards. Increased traffic flows will be
similar to what surrounding uses generate. Wastewater flows will be disposed of via an
approved sewer system. The drainage system will be designed in compliance with
County and State regulations to protect the groundwater quality and not to adversely
impact downstream properties. Construction of the proposed development may improve
groundwater quality through remediation of past and present use-related pollution.
Sitework will be in accordance with grading permit conditions to minimize erosion, non-
point-source pollution, and dust.

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

The project site is approximately three miles from the shore and is not located within a
floodplain or other environmentally sensitive area. Shoreline, valleys, or ridges will not
be impacted by the proposed development. Natural disasters likely to impact this area are
equal to the general risks present in the surrounding area.

Substantially affects scenic vistas and view-planes identified in county or state plans or
studies.

The proposed development will not substantially affect scenic vistas and view planes of
Hawaii County. The construction of the proposed development may improve the visual
by eliminating deteriorating structures and provide orderly landscapes. The proposed
development’s design will conform to the requirements of the County zoning and
building codes.

Require substantial energy consumption.

The 220,000 sf proposed development will require energy consumption, but not more than
would be required for projects of a similar nature according to current land use
designations. It is possible that the development could employ energy conservation
techniques in planning and design such as day lighting and energy efficient lighting,
waste heat recovery with centralized air conditioning, and the use of proper building
orientation and landscaping, where practical, to reduce heat loads. Energy conservation
measures will be implemented where practicable.
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6.3 SUMMARY

As stated above, on the basis of significance criteria, the proposed development is not expected
to have a significant impact on the local, County, or Statewide physical or Human Environment.
A FONSI is anticipated for this project.
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7.0 CONSULTATION WITH AGENCIES,
ORGANIZATIONS, AND INDIVIDUALS

Respondents and Distribution

Pre-
Consultation

Pre-Cons.
Comments
Received

Received
Draft EA

DEA
Comments
Received

Received
Final EA

STATE AGENCIES

Department of Hawaiian Home Lands

Office of Environmental Quality
Control

Department of Transportation

Department of Business, Economic
Development & Tourism (DBEDT),
Office of Planning

Department of Land and Natural
Resources (DLNR)

DLNR, Land Division

DLNR, Historic Preservation Division

Department of Health

Office of Hawaiian Affairs

X | XXX X

XXX | X[ X

COUNTY OF HAWAI'1

Office of the Mayor

Planning Department

Department of Environmental
Management

Department of Water Supply

Public Works

Fire Department

Police Department

XXX X X | X| X

XXX X| X | X|X

ELECTED OFFICIALS

State Senator District 1

State Representative Jerry Chang

Hawai‘i County Council District 4

LIBRARIES

Hilo Regional Library
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Pre- Pre-Cons. Received DEA Received
Respondents and Distribution Constflia tion Comrr'lents Der;:‘;:A Comrr.lents F:;:I“II;/&
Received Received
CITIZEN GROUPS, INDIVIDUALS & CONSULTED PARTIES
Pana‘ewa Hawaiian Homes
. .. X X X
Community Association
Hawai‘i Chamber of Commerce X X
HELCO X X
Sandwich Isle Communications X X
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