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1.0 INTRODUCTION AND SUMMARY 
 
This Draft Final Environmental Impact Statement (EIS) is prepared pursuant to Chapter 
343, Hawaii Revised Statutes (HRS), and Title 11, Chapter 200, Hawaii Administrative 
Rules (HAR), Department of Health, State of Hawaiÿi.  Proposed is an applicant action by 
Maui Land & Pineapple Company, Inc., for the creation of Pulelehua, an affordable new 
traditional community located in the Mähinahina region of West Maui between 
Käÿanapali and Kapalua. 
 
1.1 INTRODUCTION 
 
1.1.1 Project Profile 
 
Project Name:  Pulelehua 
 
Location: Mähinahina, West Maui, Maui 
 
Judicial District: Lahaina 
 
Landowner: Maui Land & Pineapple Company, Inc. 
 
Applicant: Maui Land & Pineapple Company, Inc. 
 
Tax Map Key: (2) 4-3-01:31 (portion) 
 
Property Area: Approximately 312 310.44 acres 
 
Existing Uses: Pineapple cultivation and fallow fields  
 
Proposed Use: Traditional Neighborhood Design, mixed use, affordable community 
 
Land Use Designations:  State Land Use: Agricultural 
 County Zoning: Agricultural 
 Community Plan: Agricultural, Open Space, Park 
 Special Management Area (SMA):   Not in the SMA 
 
Permits/Approvals State Land Use District Boundary Amendment 
Required:  Community Plan Amendment 

 Project District Phase I/Change in Zoning 
 Project District Phases II and III 
 Compliance with Chapter 343, HRS 

 Compliance with Chapter 6E, HRS 
 National Pollutant Discharge Elimination System (NPDES) 
 Subdivision Approval 
 Grading and Building Permits 
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1.2 LOCATION 
 
The proposed Pulelehua community will be located in the Mähinahina region of West 
Maui between Käÿanapali and Kapalua.  The Pulelehua community site is mauka of 
Honoapiÿilani Highway between Honoapiÿilani Highway and the Kapalua West Maui 
Airport. 
 
1.3 EXISTING USE 
 
The Pulelehua community site currently contains cultivated pineapple fields and fallow 
fields formerly used for pineapple cultivation. 
 
1.4 LAND OWNERSHIP 
 
Maui Land & Pineapple Company, Inc., owns the Pulelehua community site.  This 
property is identified as TMK: 4-3-01:31 (portion).  Akahele Street, which bisects the site 
and connects the Kapalua West Maui Airport to Honoapiÿilani Highway, is owned by the 
State of Hawaiÿi. 
 
1.5 APPLICANT 
 
The applicant is Maui Land & Pineapple Company, Inc.  
 
Contact Person:  Bob McNatt, Executive Vice President/General Manager 

Community Development 
Maui Land & Pineapple Company, Inc. 
1000 Kapalua Drive 
Kapalua, Maui, Hawaiÿi 96761 
Telephone: (808) 669-5625 
Facsimile: (808) 669-5454 

 
1.6 ENVIRONMENTAL CONSULTANT 
 
Maui Land & Pineapple Company, Inc.’s environmental and entitlement planning 
consultant for the Pulelehua community is PBR HAWAII. 
 
Contact Person:  Tom Schnell, AICP 

PBR HAWAII 
ASB Tower, Suite 650 
1001 Bishop Street 
Honolulu, Hawaiÿi 96813 
Telephone: (808) 521-5631 
Facsimile: (808) 523-1402 
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1.7 ACCEPTING AUTHORITY 
 
The State of Hawaiÿi Land Use Commission (LUC) is the accepting authority for the EIS.  
Determination of the LUC as the accepting authority is in accordance with Chapter 343, 
HRS, which states that privately initiated EIS documents must be accepted by the 
government agency empowered to issue permits for the project. 
 
Contact Person: Anthony Ching, Executive Officer 
   State Land Use Commission 
   P.O. Box 2359 
   Honolulu, Hawaiÿi 96804 
   Telephone: (808) 587-3822 
   Fax: (808) 587-3827 
 
1.7.1 Compliance with State of Hawaiÿi and County of Maui Environmental Laws 
 
This document has been prepared in accordance with the provisions of Chapter 343, HRS, 
(Environmental Impact Statement Law) and Title 11, Chapter 200, HAR, Environmental 
Impact Statement Rules.   
 
Section 343-5, HRS, establishes nine “triggers” that require the preparation of an 
environmental assessment or environmental impact statement.  One of these triggers is 
any action that amends a County general plan or community plan when such an 
amendment is not part of a comprehensive community plan update.   
 
A community plan amendment is required to designate the Pulelehua site to Project 
District 5.  Accordingly, this environmental impact statement is prepared in compliance 
with Section 343-5, HRS, along with other requirements. 
 
Section 343-5, HRS also requires an environmental assessment or environmental impact 
statement for projects involving the use of State or County funds or lands.  Use of State or 
County lands or funds could include the proposed public school and medical center on 
the site and on- and off- site infrastructure improvements relating to roadway, traffic, 
water, sewer, utility and drainage facilities affecting State and/or County roadways or other 
lands.  While the specific nature of all potential improvements is not known at this time, 
the EIS is intended to address all current and future instances involving the use of State or 
County lands or funds relating to Pulelehua.  
 
This draft final EIS was preceded by the: 
 

1) The Pulelehua Environmental Impact Statement Preparation Notice (EISPN).  The 
EISPN was submitted to the Office of Environmental Quality Control (OEQC) on 
June 28 July 14, 2004.  Notice of the availability of the EISPN was published in the 
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July 8 23, 2004 edition of OEQC’s The Environmental Notice.  Copies of the EISPN 
were provided to appropriate government agencies and other organizations (See 
Chapter 11).  The public comment period for the EISPN ended August 23, 2004.  
Comments on the EISPN have been were incorporated in this the draft EIS. 

 
2) The Pulelehua Draft Environmental Impact Statement (EIS).  The Draft EIS was 

submitted to OEQC on March 11, 2005.  Notice of the availability of the Draft EIS 
was published in the March 23, 2005 edition of OEQC’s The Environmental 
Notice.  Copies of the DEIS were provided to appropriate government agencies and 
other organizations (See Chapter 12). The public comment period for the Draft EIS 
was from March 23, 2005 to May 6, 2005.  Comments on the Draft EIS have been 
incorporated in this final EIS. 

 
1.8 STUDIES CONTRIBUTING TO THIS ENVIRONMENTAL IMPACT STATEMENT 
 
A number of specific technical studies were prepared for Pulelehua.  These include: 
 

• Archaeological Inventory Survey Report (Archaeological Services Hawaii) 
• Botanical Resources Assessment Study (Winona Char) 
• Avifaunal and Feral Mammal Field Survey (Phil Bruner) 
• Cultural Impact Study/Assessment (Maria Kaÿimipono Orr) 
• Transportation Report (Hall Planning & Engineering) 
• Environmental Noise Assessment Report (D. L. Adams Associates) 
• Airport Noise Assessment Report (Mestre Graves Associates and Edward K. Noda & 

Associates) 
• Air Quality Study (B. D. Neal & Associates)     
• Market Study and Economic Impact Analysis (The Hallstrom Group) 
• Public Costs/Benefits Assessment (The Hallstrom Group) 
• Preliminary Engineering Report (Otomo Engineering) 
• Preliminary Drainage Report (Otomo Engineering) 
• Marine Environment Assessment Report (Marine Research Consultants) 
 

The complete studies are included as appendices to this environmental impact statement.  
Most of these studies were based on the original unit count of 882 single and multi-family 
units and 318 potential ohana units.  All studies assumed 318 ohana units would be 
constructed; however, Maui Land & Pineapple Company Inc., will not build any ohana 
units and the construction of ohanas will be at the discretion of individual owners. 
 
The current plan for Pulelehua contains a total of 267 potential ohana units. With the 
reduction in potential ohana units and the potential that some of the ohana units may not 
ever be constructed by individual owners, the impact from ohana units will be overstated 
in the reports.  Thus utility demands, traffic, air emissions, and solid waste generation are 
all conservative figures compared to what might actually exist in the future. 
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In addition, one of the unresolved issues pertains to a potential medical center within the 
Pulelehua community.  This hospital, and related facilities, could occupy up to 15 acres.  
In the event the medical center concept is implemented, and based on current conceptual 
information, the medical facility will generate less demand for water, sewer and electricity 
than the houses that would be replaced in the plan.  Other potential impacts would also 
be reduced accordingly. 
 
1.9 EXECUTIVE SUMMARY 
 
1.9.1 Pulelehua Summary Description 
 
The holistic concept of Pulelehua provides for a complete community in a compact area.  
Maui Land & Pineapple Company, Inc., has chosen the use of the “Traditional 
Neighborhood Design” (TND) model for Pulelehua to build a holistic community that 
meets the individual and community needs of all residents (Figure 1). 
 
Several aspects of the TND model contribute to creating a rewarding living experience for 
residents of Pulelehua.  The community will include a mix of residential, commercial and 
public uses.  Parks, open space, a neighborhood school, biking and walking paths, a town 
center, pedestrian friendly streets and inviting and accessible public spaces are just some 
benefits of the TND design. 
 
These components combine to form a community that encourages residents to build 
relationships with each other, rely less on cars for transportation, walk and bicycle more 
often, enjoy the outdoor surroundings and actively engage in civic life. 
 
The residents of Pulelehua will enjoy an increased quality of life through the features of a 
TND community.  People will live close to work, and thereby decrease time lost during a 
daily commute, decrease traffic congestion, reduce stress, provide for more family and 
recreation time, and lessen pollution.  The narrow streets will encourage slower driving 
speeds which provides for pedestrian friendly, and thus safer neighborhood. 
 
The TND model differs from conventional neighborhoods in aesthetic and practical ways.  
Homes are oriented toward the street, which is pedestrian friendly and bordered by wide 
sidewalks; porches and lanais that invite neighbors to talk; affordable and market rate 
homes are mixed together and do not  differ in quality or appearance; and streets connect 
the other neighborhoods and the town center rather than end in cul-de-sacs, inviting 
interaction with the community. 
 
Traditional neighborhood design results in compact communities that preserve rather than 
consume the surrounding open space.  This is particularly significant for Pulelehua and 
West Maui, where open space will continue to be dedicated to agriculture and 
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conservation.  This is an integral component of Maui Land & Pineapple Company, Inc.’s 
vision to create holistic communities. 
 
Most importantly, the TND model is in harmony with the hopes and aspirations that 
community members shared with us throughout the design and planning process.  The 
elements most commonly requested by prospective Pulelehua residents and neighbors are 
elements of TND, such as walking and biking trails, a neighborhood school, parks, 
community gathering places, and of course, affordable housing.   
 
Of the total Pulelehua community site of approximately 312 310 acres, about 31 percent 
(97 acres) of the community will be used for homes and other built uses.  Community 
recreation areas, neighborhood parks, and open space will encompass approximately 34 
32 percent (98 acres) of the community.  A public elementary school with playgrounds 
and fields will be provided on approximately four percent (13 acres) of the site.  Other 
areas will include rights of way (21 percent or 66 acres) and the deep gulches (10 percent 
or 32 acres).   
 
The Pulelehua community will consist of 882 multi-family and single family homes, 
including 23 lots that will be built by residents.  At least 51 percent of the homes will be 
made available for sale or rent to low, low-moderate and gap-group income Maui 
residents affordable to families making between 50 to 140 percent of the median income.  
There will also be approximately 100 moderate-rate (i.e. “gap”) homes available for sale.  
The community will also be designed for as many as 267 ohana dwellings that could be 
potentially built by residents.   
 
In addition, the Pulelehua community will include 21,475 square feet of retail space, 
54,000 square feet of specialty retail/office space and 20,300 square feet of workplace 
edge commercial space.  Maui Land & Pineapple Company, Inc., is making 13 acres of 
land available to the State of Hawaiÿi, Department of Education (DOE) for an elementary 
school.  Finally, Pulelehua will include four civic lots, where churches or other civic 
buildings could be built. 
 
1.9.2 Summary of Potential Impacts and Proposed Mitigation Measures 
 
Creation of the Pulelehua community will transform the pineapple fields of the site into a 
holistic, mixed-use community.  For areas of environmental concern, appropriate 
mitigation measures have been planned as part of the community.  For areas of particular 
concern, the following summarizes the associated mitigation measures that are either 
recommended or planned to ensure that potential adverse impacts are minimized or 
mitigated. 
 
Botanical Resources.  Since no threatened or endangered species or species of concern 
are known to occur on the Pulelehua site, the botanical survey concludes that the 
proposed use of the site for the Pulelehua community is not expected to have a significant 
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negative impact on botanical resources.  The survey further concludes that “there are no 
botanical reasons to impose any restrictions, conditions, or impediments to the proposed 
development of the site.” 
 
Wildlife Resources.  The Pulelehua community is not expected to impact threatened, 
endangered, or native species of wildlife, since none were observed on the site.  All of the 
birds and mammals found on the site are alien species.  In addition, most of the mammals 
on site, or believed to be on site, are often regarded as pests (i.e., mongooses, rats, and 
mice). 
 
Agricultural Impact.  Creation of Pulelehua will require that the approximately 150 acres 
of land currently in pineapple cultivation be withdrawn from agricultural use.  This 
amounts to 2.5 percent of the approximately 5,800 acres currently in pineapple 
cultivation by Maui Pineapple Company, Ltd. (a subsidiary of Maui Land & Pineapple 
Company, Inc.). 
 
Maui Land & Pineapple Company, Inc., has a long-term commitment to agriculture.  
Strengthening agricultural operations is one of the Company’s long-term goals.  In addition 
to pineapple, Maui Land & Pineapple Company, Inc., is currently exploring a wide array 
of diversified agricultural opportunities.  The creation of Pulelehua will not lead to a 
decrease in Maui Land & Pineapple Company, Inc.’s agricultural viability. 
 
Archaeological Resources.  The Pulelehua community is not expected to have an impact 
on archaeological resources.  The results of the archaeological inventory survey of the 
Pulelehua community site (Archaeological Services Hawaii, LLC 2004) did not reveal any 
significant surface cultural manifestations with the exception a plantation-era irrigation 
flume and isolated surface artifacts.  Historical research indicates that historical residential 
structures or compounds, while present in adjacent coastal areas, were probably never 
located within the Pulelehua community site. 
 
Based on the negative results of subsurface testing, together with evidence of previous 
disturbances in the area from pineapple cultivation, Archaeological Services Hawaii does 
not recommend further inventory-level archaeological work for the Pulelehua community 
site. 
 
State Historic Preservation Division reviewed the archaeological inventory survey report, 
concurred with the recommendations, and found the report to be acceptable. 
 
Maui Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding preservation of archaeological and historic sites should any be found 
during construction. 
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Cultural Resources.  The cultural impact study/assessment concludes that there are no 
cultural resources on Pulelehua site and Pulelehua will not have an adverse effect to 
cultural practices. 
 
The most significant cultural practices in the vicinity of the Pulelehua area that continue 
today are fishing and sea-gathering (i.e., limu/seaweed, ÿopihi, wana/sea urchins, and sea 
cucumber).  While these resources are outside of the Pulelehua community site, care will 
be taken so that any construction activity will not affect or impact these resources.   
 
Traffic.  A detailed traffic study was prepared showing traffic patterns over 10 miles of 
Honoapiÿilani Highway and includes the potential impacts of 24 other planned 
developments in West Maui, in addition to Pulelehua.   
 
Each potential development was analyzed separately and then integrated into nationally 
recognized traffic modeling software.  The number of trips generated by each 
development was calculated and distributed on the 10-mile study area.  The results were 
then compiled to look at total traffic impact.   
 
The study quantifies the generally good conditions in the Pulelehua area and shows that 
widening the highway will not be required, even if all planned projects are constructed by 
2011 as projected.  Certain components of Pulelehua, like the elementary school and 
affordable housing nearer the employment centers, are in fact, hoped to improve traffic 
conditions in Lahaina during peak traffic hours. 
 
Population.  The Pulelehua community is targeted toward Maui residents.  As such, the 
community is not expected to significantly increase the population of the island; however, 
people currently living in other parts of Maui may move to Pulelehua, thereby increasing 
the population of West Maui. 
 
Public Services.  As Maui’s population grows, there is a need for the County to allocate 
resources necessary to adequately fund police services and other public services.  Since 
Pulelehua will increase the tax base for the County, Pulelehua will provide additional 
funds for expanding police services and other public services.  Additionally, Maui Land & 
Pineapple Company, Inc., is willing to discuss with the Police Department the possibility 
of providing a police substation within the community.  
 
Providing the opportunity for people to live closer to their jobs and school is expected to 
decrease commuting to and from West Maui, lessen traffic congestion and accidents, 
reduce stress, and allow more family and recreation time, thereby improving overall 
quality of life for not only Pulelehua residents, but for Maui residents in general.  The 
social impacts of these benefits, although not quantifiable, are expected to contribute to a 
more stable population which should have a positive impact on lessening crime and other 
issues requiring police attention. 
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The Näpili Fire Station is located near the Näpili Shopping Center and is approximately 
two miles from the Pulelehua community site.  Pulelehua’s streets provide multiple routes 
and increase connectivity to all points thus increasing emergency vehicle access by 
providing alternative routes to an emergency site.   
 
In their correspondence, the Fire Department stated: “We would like to commend the 
design committee for the multiple access options that residents and emergency responders 
will have.” 
 
Plans for Pulelehua include a 13-acre site for a public elementary school.  It is expected 
that the Pulelehua school will have a significant positive impact on travel on 
Honoapiÿilani Highway as elementary school children, residing north of Käÿanapali, will 
not have to be transported to the Lahaina area for school.   
 
Additionally, a new private school, Maui Preparatory Academy will be located in Näpili, 
and is scheduled to open in the Fall of 2005.  Maui Preparatory Academy is anticipated to 
open with an enrollment of 52 students in grades 6, 7, and 8.  By the year 2013, Maui 
Preparatory Academy will reach its anticipated full enrollment of 540 students in grades 
pre-Kindergarten through 12. 
 
Economic Impacts.  In addition to providing housing for Maui workers, the Pulelehua 
community will enhance the economic environment and stimulate economic 
diversification relative to the present agricultural use of the property.  Some of the 
economic benefits of the community include: 
 

• $301.5 million in direct real property capital investment; 
• 8,399 “worker years” of employment on Maui over the initial 7 to 9-year build-out 

period (a “worker year” is the amount of time one full-time worker can work in one 
year); 

• $278.8 million in total construction-related wages generated over build-out; 
• $47.4 million in profits to local suppliers and contractors; 
• 634 permanent full-time equivalent jobs on-site with annual wages of $16 million 

(businesses within Pulelehua);  
• 71 permanent full-time equivalent jobs in the regional economy with annual wages 

of $1.7 million (maintenance, landscaping, and upgrading of the Pulelehua homes 
and buildings); 

• $30.9 million per year in discretionary expenditures infused into the island 
economy from community residents; and 

• The total base economic impact on Maui from Pulelehua during the first 10 years 
of development, construction, and use is projected at $996.3 million, with a 
stabilized base impact of $132.2 million per year thereafter.  The total overall 
economic impact during the first decade will be in excess of $1.9 billion and some 
$264.4 million annually over the long-term. 

 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 10

Water.  Based on Domestic Consumption Guidelines, the average daily water demand for 
Pulelehua is estimated to be approximately 919,313 gallons per day (including irrigation 
of parks, open spaces, common areas and the school) based on the current mix of uses 
(see Section 2.6).  This estimate includes the water demand from all potential ohana units; 
however, it expected that not all ohana units will be built, as ohana units are limited to 
specific lots and will be built at the discretion of individual owners. 
 
Potable water will be provided by drilled wells in the vicinity of the Pulelehua site to 
provide a new source of water for Pulelehua.  It is envisioned that wells will draw water 
from the Honoköwai Aquifer.  The current pumpage from the Honoköwai Aquifer of 
3.171 MGD is well below the aquifer’s sustainable yield of 8 MGD.  It is estimated that 
potable water demand will equal 719,589 gallons per day. 
 
Non-potable water for irrigation will be provided by a mixture of from reclaimed water 
and surface water sources.  This water will irrigate community parks, neighborhood parks, 
open spaces, common area for 151 multifamily units and the school.  Non-potable water 
use is estimated at 199,747 gallons per day.  The use of reclaimed and surface water will 
reduce the total demand of water by 22 percent. 
 
Wastewater.  An onsite sewer collection system will be constructed within Pulelehua.  
The system will be designed to accommodate the anticipated flow, and will consist of a 
gravity sewer system and sewer pump stations that will connect a new to sewer line 
located along the east (mauka) side of Honoapiÿilani Highway.  The sewer line will 
continue south, mauka of the highway, approximately 3,500 feet, and will connect 
directly to the Lahaina Wastewater Reclamation Plant.  
 
Solid Waste.  Provisions for recycling, such as collection systems and space for bins for 
recyclables, will be incorporated into the built Pulelehua community.  After the 
community is occupied by residents, to the extent practical, wastes such as aluminum, 
paper, newspaper, glass, and plastic containers will be recycled.  Green waste from the 
community may be processed on-site.  Waste that cannot be recycled or incorporated into 
on-site green waste processing areas will be disposed of in the County’s central landfill in 
Puÿunënë.    
 
Drainage.  The net result of the drainage improvements will be no increase in runoff from 
Pulelehua onto downstream properties or into the existing drainage ways, desilting basins, 
and the ocean. 
 
Onsite runoff will be collected by catch basins and bioswales located at appropriate 
intervals along the Pulelehua roadways and diverted by drain lines into on-site detention 
basins.  Detention basins will be sized to accommodate the increased runoff from the 
community and will be located within the wide greenway mauka of Honoapiÿilani 
Highway and between the first Pulelehua street parallel to the highway.  Drainage 
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improvements will also be constructed mauka of the Kapalua West Maui Airport to reduce 
offsite runoff flowing onto the Pulelehua site. 
 
All detention basins will be designed to suppress peak flow and serve as desilting basins to 
minimize the conveyance of waterborne silt and debris downstream.  
 
1.9.3 Relationship to Land Use Policies 
 
State Land Use Law, Chapter 205, Hawaii Revised Statutes.  The Pulelehua community 
site is currently in the State Agricultural district. Maui Land & Pineapple Company Inc., 
has filed a petition with the State Land Use Commission to reclassify the property to the 
Urban district. 
 
Coastal Zone Management Act, Chapter 205A, Hawaii Revised Statutes.  The Coastal 
Zone Management Area as defined in Chapter 205A, HRS, includes all the lands of the 
state.  As such, Pulelehua is within the Coastal Zone Management Area; however, it is not 
located along a shoreline. 
 
Hawaii State Plan, Chapter 226, Hawaii Revised Statutes.  The Hawaii State Plan 
(Chapter 226, HRS) establishes a set of goals, objectives and policies that serve as long-
range guidelines for the growth and development of the State.  As proposed, Pulelehua is 
relevant to many of goals, objectives, and policies set forth by the State Plan.  
Conformance with specific elements of the State Plan is discussed in detail in Section 
5.1.4. 
 
State Functional Plans.  The Hawaii State Plan directs State agencies to prepare functional 
plans for their respective program areas.  There are 13 state functional plans that serve as 
the primary implementing vehicle for the goals, objectives, and policies of the Hawaii 
State Plan.  The functional plans applicable to Pulelehua are discussed in Section 5.1.5. 
 
Maui County General Plan.  The General Plan of the County of Maui sets forth the desired 
sequence, patterns, and characteristics of future development.  This is accomplished 
through long-range objectives focusing on the social, economic, and environmental 
effects of development coupled with specific policies designed to implement the 
objectives.  Conformance with specific elements of the General Plan is discussed in 
Section 5.2.1. 
 
West Maui Community Plan.  The West Maui Community Plan Land Use Map designates 
the site as Agricultural, Open Space, and Park.  Maui Land & Pineapple Company Inc., is 
seeking a Community Plan Amendment to designate the property as Project District 5.  
Conformance with specific elements of the West Maui Community Plan is discussed in 
Section 5.2.2. 
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Maui County Zoning.  The Pulelehua property is currently within the County Agricultural 
District (zone).  Concurrent with the processing of the community plan amendment, Maui 
Land & Pineapple Company, Inc., is seeking a Change in Zoning of the property to Project 
District.  Section 5.2.3 includes discussion of zoning requirements. 
 
1.9.4 Required Permits and Approvals 
 
A preliminary list of permits and approvals required for the Pulelehua Community is 
presented below. 
 

Permit/Approval Responsible Agency Status 

Chapter 343, HRS 
Compliance 

Office of Environmental Quality Control
State Land Use Commission (LUC) 

Submitted 6-28-04; 
the LUC accepted the 
Final EIS onJuly 13, 2005 

State Land Use District 
Boundary Amendment 

State Land Use Commission Submitted 6-28-04; 
action pending 

Community Plan 
Amendment 

County of Maui Planning Department 
Maui Planning Commission 
Maui County Council 

Submitted 3-18-05; 
action pending 

Project District Phase I/ 
Change in Zoning 

County of Maui Planning Department 
Maui Planning Commission 
Maui County Council 

Submitted 3-18-05; 
action pending 

Project District Phases II 
and III 

County of Maui Planning Department 
Maui Planning Commission 
Maui County Council 

Expected submittal 4-5-06 

Project District Phase III County of Maui Planning Department Expected submittal 7-5-06 
Chapter 6E, HRS 
Compliance 

State Historic Preservation Division Submitted 06/25/04; 
accepted 03/03/05 

National Pollutant 
Discharge Elimination 
System (NPDES) Permit 

State Department of Health Expected submittal 8-5-06 

Subdivision Approval County of Maui Department of Public 
Works and Environmental Management 

Expected submittal 8-5-06 

Grading/Building Permits County of Maui Department of Public 
Works and Environmental Management 

Expected submittal 8-5-06 

Well Construction Permit/ 
Pump Installation Permit 

DLNR Commission on Water Resource 
Management 

Expected submittal 4-5-06 

 
1.9.5 Alternatives 
 
The alternatives that have been considered are: 
 

1) The “No-Action” Alternative; 
2) Alternative Locations; 
3) Alternatives Related to Different Designs or Details Which Would Present Different 

Environmental Impacts; 
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4) Actions of a Significantly Different Nature Which Would Provide Similar Benefits 
with Different Environmental Impacts; and 

5) The Alternative of Postponing Action Pending Further Study. 
 
None of these alternatives meet all of Pulelehua Community’s planning objectives to:  1) 
develop a holistic community; 2) create a compact, sustainable community; 3) provide 
affordable housing with dignity; 4) provide mixed uses for livability; 5) value the traditions 
of Hawaiÿi; 6) incorporate the design element of connectedness; and 7) make the 
community walkable and bike-able. 
 
1.9.6 Probable Adverse Environmental Effects That Cannot Be Avoided 
 
Potential adverse environmental impacts that cannot be avoided include changes to the 
land use character of the region, the visual appearance of the site, impacts from increased 
traffic, increases in solid waste generated, increased in electrical power consumed, and 
short-term impacts to air quality and noise levels due to construction.  These impacts are 
more fully discussed in Section 7.4 and in individual sections throughout this document. 
 
1.9.7 Cumulative and Secondary Impacts 
 
To assess the cumulative and secondary impacts of the Pulelehua community in context 
with other projects 24 proposed West Maui projects see (Table 2 in Section 4.4) were used 
as the basis of reasonably anticipated development in the area.  Cumulative and 
secondary impacts resulting from these projects, along with the Pulelehua community, are 
likely to include increased population in West Maui and greater demands on public 
infrastructure systems and services.  It also could be expected that the community 
character of the region may change as more people live in the area.  Section 7.2 discusses 
cumulative and secondary impacts 
 
1.9.8 Rationale for Proceeding with the Pulelehua Community Notwithstanding 

Unavoidable Effects 
 
In light of the above mentioned unavoidable effects, the creation of the Pulelehua 
community should proceed because the relatively minor negative impacts of the 
community will be offset by substantial positive impacts, including: 
 

• Responsible stewardship of the land provided by Maui Land & Pineapple 
Company, Inc.’s vision for the creation of the Pulelehua community; 

• Provision of high quality affordable housing for the workers of West Maui, to allow 
people to live near where they work; 

• Provision of a complete community, with a mix of housing types, recreation areas, 
an elementary school, and neighborhood commercial uses; 

• Incorporation of sustainable design features into the Pulelehua community to 
minimize impacts and conserve non-renewable resources; 
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• Promotion of walkability and healthy lifestyles; and 
• Wages, taxes, and overall positive economic impacts of the community. 

 
1.9.9 Unresolved Issues 
 
Unresolved issues include:   

• Final agreement on source of potable and non potable water; 
• Final agreement of waste water treatment;  
• Final agreement of internal street sections;  
• Final agreement of street connections to Honoapiÿilani Highway; 
• Final Affordable Housing Agreement with the County of Maui; 
• Final resolution on inclusion of hospital facilities; and 
• Potential impact of previous chemicals and fertilizers use on the site. 
 

See Section 7.5 for discussion of these unresolved issues. 
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2.0 PULELEHUA DESCRIPTION 
 
This section provides background information and a general description of the Pulelehua 
Community, and discusses the development timetable and preliminary development costs. 
 
2.1 BACKGROUND INFORMATION 
 
2.1.1 Location 
 
The Pulelehua community site is in the Mähinahina region of West Maui between 
Käÿanapali and Kapalua.  It is mauka of Honoapiÿilani Highway between Honoapiÿilani 
Highway and the Kapalua West Maui Airport (Figure 2).  The site is situated across two 
ahupuaÿa: Kahana and Mähinahina. 
 
2.1.2 Ownership 
 
Maui Land & Pineapple Company, Inc., owns the Pulelehua community site.  The 
property is identified as TMK: 4-3-01:31 (portion) (Figure 3).  Akahele Street, which bisects 
the site and connects the Kapalua West Maui Airport to Honoapiÿilani Highway, is owned 
by the State of Hawaiÿi. 
 
2.1.3 Surrounding Uses  
 
Uses surrounding the Pulelehua community site include the Kapalua West Maui Airport 
on the mauka boundary; Kahana Ridge, a 240-unit subdivision and Kahana Hui, a 16-lot 
agricultural subdivision on the north makai boundary; Honoapiÿilani Highway on the 
furthest makai boundary; and Department of Hawaiian Home Lands (DHHL) property on 
the south boundary.  The area across Honoapiÿilani Highway is fully developed with a 
mixture of single-family homes and resort condominiums.  Residential uses have been 
considered on the DHHL property. 
 
2.1.4 Description of the Property 
 
The Pulelehua site is an irregularly shaped property of approximately 312 310 acres.  The 
site extends upslope from the mauka side of Honoapiÿilani Highway to the makai side of 
the Kapalua West Maui Airport.  The property varies in depth (mauka/makai) from 
approximately 700 to 2,900 feet and in width (north/south) from about 4,500 to 6,900 
feet.  The site has approximately 4,800 lineal feet of highway frontage. 
 
The topography of the property ranges from approximately 75 mean sea level (msl) to 
approximately 240 feet msl, with an average slope of approximately eight percent.  While 
the topography of the site is moderately sloping, there is one large gulch (Mähinahina 
Gulch) and one shallow gulch (Pöhaku-Käÿanapali Gulch) that bisect the property, 
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dividing the site into three distinct areas.  Kahanaiki Gulch forms the northern boundary of 
the property. 
 
Approximately 150 acres of the site are planted in pineapple.  The property also contains 
fallow fields, and agricultural roadways. 
 
Superior views are available from most areas within the Pulelehua community site:  
looking makai across Honoapiÿilani Highway and existing shoreline residential areas, 
there are dramatic panoramic views of the Pailolo Channel, Länaÿi, and Molokaÿi; looking 
mauka beyond the airport there are views of pineapple fields, mauka forested areas, and 
the peaks of the West Maui Mountains. 
 
Access to the Pulelehua community site is available directly from Honoapiÿilani Highway 
via Akahele Street.  Akahele Street extends from Honoapiÿilani Highway (at a signalized 
intersection) through the center of the site to the airport terminal. 
 
2.1.5 State Land Use District 
 
The Pulelehua community site is currently in the State Agricultural district (Figure 4). Maui 
Land & Pineapple Company Inc., has filed a petition with the State Land Use Commission 
to reclassify the property to the Urban district. 
 
2.1.6 West Maui Community Plan 
 
The West Maui Community Plan Land Use Map designates the site as Agricultural, Open 
Space, and Park (Figure 5).  Maui Land & Pineapple Company Inc., is seeking a 
Community Plan Amendment to designate the property as Project District 5. 
 
2.1.7 County of Maui Zoning 
 
The property is currently within the County Agricultural District (zone).  Concurrent with 
the processing of the community plan amendment, Maui Land & Pineapple Company, 
Inc., is seeking a Change in Zoning of the property to Project District. 
 
2.2 STATEMENT OF PURPOSE AND NEED  
 
Increasing home prices on Maui have created a situation where most working families 
cannot afford to purchase a home.  The median sales price of a home on Maui was 
$612,000 $780,000 in January May 2005, a 18 26 percent increase from last year 
($620,000 in May 2004).  In Lahaina, the median home price increased even more 
sharply than the island-wide median: a  39 59 percent increase from $509,500 $615,000 
in January May 2004 to $710,000 $975,000 in January May 2005.  These recent increases 
in median home prices are even more significant considering that in 2000 the island-wide 
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median price of a home was $275,000, and the Lahaina median price was $260,000 
(Realtors Association of Maui, Inc. 2005). 
 
Maui’s population is also growing, which naturally creates a demand for housing.  
Projections commissioned by the Maui Planning Department and calculated by SMS 
Research (SMS 2002) indicate that the Maui County population will increase from 
139,573 people in 2005 to 175,136 people in 2020, a 25.5 percent increase.  In West 
Maui, the population is expected to increase from 19,779 people in 2005 to 25,431 
people in 2020, a 28.5 percent increase.  
 
With the increase in West Maui’s population, forecasts of housing demand estimate a 
need for approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes in 
West Maui by 2020.  The majority of this demand is for homes affordable to families 
making between 80 to 140 percent of the County of Maui median income, which is 
currently $60,700 $62,350 per year, based on the 2005 Housing and Urban Development 
(HUD) figures for the County of Maui. 
 
In the past few years, housing development has not kept up to meet West Maui’s 
population growth.  Recent developments have included Kahana Ridge of 240 units, 
Kahana Villas of 117 units, Näpili Villas of 184 units, Käpua Village of 45 units, and 
various small luxury developments.   
 
With the lack of housing development and increase in the population, Maui continues to 
have a housing shortage.  According to John Stephens, president of the Realtors’ 
Association of Maui, “There is a shortage of housing in all sectors, not just affordable 
housing” (quoted in Eager 2005).  One of the factors for increasing housing prices is the 
lack of either new or older homes for sale (Eager 2005). 
 
In recent years, various landowners and developers have proposed several major new 
housing projects in West Maui.  These include Käÿanapali 2020, Waineÿe Village, 
Puÿunoa, The Villages of Leialiÿi, Kapalua Mauka, and homes on the DHHL Honoköwai 
property.  Other smaller projects are also proposed. These projects are in various stages of 
the planning and permitting process, but it is unlikely all will proceed or be built as 
currently proposed.  For example the Puÿunoa project has been rejected twice by the Maui 
County Council, approvals for Käÿanapali 2020 are likely to take many more years, and 
the Villages of Leialiÿi has been tied up in a legal dispute for over 10 years, although an 
agreement was recently reached to allow DHHL to provide 104 homes on the site. 
 
Pulelehua will help to satisfy the demand for housing by providing 882 homes in West 
Maui.  At least 51 percent of the Pulelehua homes will be affordable to families making 
between 50 to 140 percent of the median income.  Other Pulelehua homes will help to 
satisfy the demand for other moderate “gap” group and market segments, and are 
expected to be within the range of comparable homes in West Maui. 
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While Pulelehua will help fill a critical need for affordable housing in West Maui, it will 
also be a complete community with a school, parks, trails, neighborhood commercial 
establishments, and civic uses, all in close proximity to each other.  These elements are 
critical to Pulelehua as they will provide necessary services to residents and contribute to 
the creation of a real, vibrant community with many services and amenities within 
walking distance. 
 
The marketing study prepared for Pulelehua (Hallstrom 2005) concludes that Pulelehua’s 
neighborhood commercial uses are essential to the community and can be supported by 
Pulelehua’s residents.  Section 4.8.3 of this EIS discusses the neighborhood commercial 
uses in more detail.  Appendix A contains the complete marketing study. 
 
2.2.1 Historical Perspective 
 
The idea for Pulelehua began in January of 2004 when Mayor Arakawa approached Maui 
Land & Pineapple Company, Inc., to help solve the affordable housing crisis in West 
Maui.  Recognizing the critical need for affordable housing, Maui, Maui Land & Pineapple 
Company, Inc., then began considering sites for a new community on its West Maui 
property.  The area makai of the Kapalua West Maui airport was chosen for its proximity 
between the major resort employment centers of Kapalua and Käÿanapali, and access to 
infrastructure. 
 
To ensure the community had input in the planning process, Maui Land & Pineapple 
Company, Inc., selected nationally recognized town planners Dover, Kohl & Partners to 
partner with West Maui citizens to design a community that would be both affordable and 
meet the same high standards for quality as established at their Kapalua Resort.  The new 
community would be called Pulelehua, which means butterfly in Hawaiian, and is a 
reference to Kapalua’s famous logo of a butterfly with a pineapple in the center.  This logo 
is in itself a reference to Maui Land & Pineapple Company, Inc.’s heritage as a pineapple 
plantation. 
 
2.2.2 2.2.1 Statement of Objectives 
 
The objectives of Pulelehua are rooted in Maui Land & Pineapple Company Inc.’s desire 
to create and manage holistic communities that build a sustainable future for Maui. 
 
Holistic communities first respect and foster an authentic sense of place and inspire 
community.  Second, they generate a strong sense of belonging and inclusiveness.  Third, 
holistic communities preserve surrounding agricultural land and create significant open 
space and trail systems. 
 
Maui Land & Pineapple Company Inc.’s vision to create holistic communities is based on 
four cornerstones: authenticity, inclusiveness, sustainability, and eco-sensitivity; which 
will create a firm foundation for Pulelehua.  These cornerstones make Pulelehua a unique 
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and an important model for meeting the challenge of balancing Maui’s present growth and 
future health. 
 
Authenticity to our island’s unique architecture and cultural history will be reflected in 
Pulelehua’s buildings and sense of place.  Inclusiveness is part of Pulelehua at the most 
basic level—community involvement in the planning process and the inclusion of both 
affordable, moderate, and market rate homes and rental units for the working families of 
Maui, and specifically for those who work in West Maui.  Sustainability will be 
incorporated into all energy and water consumption within the community, ensuring that 
Pulelehua does not undermine our island’s health.  Finally, eco-sensitivity will support the 
community’s preservation of open space and the design of a walkable, bike-able town 
with an extensive trail system.   
 
Holistic communities provide a vital and sustaining life experience.  They increase quality 
of life by enabling people to live close to work, and thereby decrease time lost during a 
daily commute, decrease traffic congestion, reduce stress, provide for more family and 
recreation time, and lessen pollution.  Holistic communities also offer residents the 
opportunity to meet many of their needs—including shopping, education, fitness, and 
civic participation—within the community  The physical layout encourages residents to 
walk or bike to stores, school, and recreation, thus reducing dependence on cars.   
 
As a holistic community, the objectives of Pulelehua are to: 
 

• Create a community that fosters an authentic sense of place, respects the land, and 
provides a vital and sustaining life experience; 

• Provide affordable and moderately priced housing for the working families of Maui, 
and specifically for those who work in West Maui; 

• Create “affordable housing with dignity,” by providing a variety of affordable 
housing options integrated into complete neighborhoods, and not segregated into 
an affordable “project”; 

• Provide homes near employment centers, thereby increasing quality of life by 
decreasing commuting; 

• Create genuine neighborhoods by design; places where residents can walk and 
interact with their neighbors; 

• Create traditional neighborhoods with a mix of uses and housing types that 
embrace a diversity of people and activities;  

• Contribute to the social infrastructure by including a new State DOE Elementary 
School; 

• Incorporate eco-efficient design; 
• Build a community that preserves surrounding agricultural land and creates 

significant open space and trail systems; and 
• Encourage modes of travel other than cars as means of traversing through and to 

the community. 
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2.3 THE VISION  
 
The vision for Pulelehua is that of a holistic community based on the traditional Hawaiian 
concept of the ahupuaÿa—a section of land stretching from the summit of the mountains, 
down through the fertile valley lands, and ending at the sea.  Within each ahupuaÿa grew 
most of the products needed by the people who lived and worked there.  The ahupuaÿa 
was managed as a complete ecological, social, and economic system.  The people of the 
ahupuaÿa understood the limits of its resources and their complex interrelationships.   
 
Holistic communities respect Hawaiÿi’s natural beauty and fragile ecosystems—and work 
to protect our exquisite places in perpetuity.  This is demonstrated in the traditional 
Hawaiian value of mälamaÿäina—caring for, protecting and preserving the land.  Maui 
Land & Pineapple Company, Inc., has pledged to continue to engage in responsible 
stewardship of the environment, and Pulelehua is an important part of this philosophy. 
 
Land stewardship includes making critical decisions to determine where land can be 
developed, and where it is essential to preserve open space.  While the vast majority of 
Maui Land & Pineapple Company, Inc.’s land holdings will remain in agriculture or 
preserved open space, Pulelehua will serve a critical function—to provide affordable 
housing within close proximity to the working families in West Maui.  Providing the 
opportunity for people to live close to where they work is an important feature of 
sustainable design—increasing quality of life by decreasing time lost during the daily 
commute and decreasing traffic congestion. 
 
During the planning workshops for Pulelehua, several planning ideals emerged from the 
community that fit with the ideas of holistic communities; these became the “First 
Principles” that guided the work of the design team: 
 

• A Compact, Sustainable Community  
Create genuine neighborhoods, not just subdivisions.  Genuine neighborhoods 
contain a mix of uses and housing types, accommodating a wide variety of people 
and activities.  A compact community respects the land on which it is placed, 
protecting and restoring natural amenities within and around the town. 

 
• Affordable Housing with Dignity  

Provide a variety of affordable housing options, integrated into complete 
neighborhoods.  Include a wide variety of street-oriented, privacy-protecting 
buildings.  Integrate density into the neighborhoods with careful urban design. 

 
• Mixed Uses for Livability  

Include neighborhood-serving commerce and live/work units, but without any of 
the typical "strip shopping centers." 
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• True Hawaiÿi  
Value traditional Hawaiian architecture, the landscape, the climate, important 
views, outdoor life, and the principal of mälamaÿäina - and design with these issues 
in mind. 

 
• Connectedness  

Incorporate networks of green space, streets and trails into the neighborhood, 
allowing multiple types of circulation.  Encourage people-to-people contact 
through the architecture and urban design by creating high quality public buildings 
and spaces, houses with porches, parks, streets and sidewalks for all to enjoy. 

 
• Make it Walkable & Bike-able  

The design of the streets and destinations located along them determine how they 
will be used; make great streets, not just ordinary ones, and people will use them 
for more than just driving. 

 
2.4 THE COMMUNITY PLANNING PROCESS 
 
The week of March 19 - 26, 2004, West Maui residents joined together with Maui Land & 
Pineapple Company, Inc., and a team of town planners, designers, and engineers to create 
a plan for a new community near the Kapalua West Maui Airport.  This planning effort 
was initiated to create affordable housing in West Maui, so that people who work in the 
area can also afford to live there. 
 
The idea for the Pulelehua community has enjoyed support from the beginning from many 
in the community, including West Maui employees and residents, Mayor Alan Arakawa, 
and Maui County Planning Director Mike Foley.  Having a high level of community 
involvement in the planning process was a top priority, to ensure that the plan reflected 
the needs and wants of people who live and work in the area.  Led by the town planning 
firm of Dover, Kohl & Partners, the design team conducted a week-long series of planning 
workshops to create a vision for the site.  Over 10,000 fliers inviting people to attend the 
workshops were distributed in local newspaper and by direct mail.  The planning 
workshops also were promoted throughout the month of March 2004 on the radio, 
inviting anyone who was interested to attend. 
 
The design team began with an analysis of the site, located mauka of Honoapiÿilani 
Highway, and roughly bounded by Kahanaiki Gulch to the north and Mähinahina Gulch 
to the south.  The team walked and drove over the entire site, noting important views and 
topographical features.  The team then toured the surrounding neighborhoods, becoming 
familiar with the existing roadways, houses, and shops in the area.  The team also 
researched traditional Hawaiÿi towns and architecture, studying Lahaina, Länaÿi City, and 
other towns; specific elements that make these settlements memorable were noted, such 
as the lanais and porches, the relationships of buildings to the streets, and the quality of 
public open spaces. 
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On Friday, March 19, 2004, a community kick-off presentation was held at the Ritz-
Carlton Kapalua.  This event informed the public about the upcoming planning events, 
and how they could be involved in the process.  The night began with introductions by 
Mayor Alan Arakawa, Maui County Planning Director Mike Foley, and Maui Land & 
Pineapple Company, Inc.’s Bob McNatt, encouraging the crowd of approximately 250 to 
continue participating in the planning process.  Victor Dover, town planner and head of 
the design team, gave a presentation about traditional neighborhood design, and 
transportation planner Rick Hall followed with a presentation about walkable, pedestrian- 
friendly design.  Toward the end of the evening, an open microphone session was held, to 
allow those in attendance the chance to speak out about what was on their mind and ask 
questions. 
 
On Saturday, March 20, 2004, an interactive hands-on design session allowed 
approximately 100 participants to share their ideas in the design of the new community.  
Community members worked together with facilitators from the design team in small 
groups, drawing ideas on large maps of the site.  Discussions involved desired land uses, 
activities, services, and physical characteristics for the new community.  At the end of the 
design session, one member from each table presented their work to the entire group.  A 
general consensus emerged quickly; some of the most widely shared ideas were: 
 

• Provide high quality affordable housing for the workers of West Maui, to allow 
people to live near where they work. 

• Include a mix of housing types to accommodate residents of different backgrounds, 
ages, and incomes. 

• Reflect Hawaiian building traditions with native landscaping, island architecture, 
and common open spaces for community gathering and recreation. 

• Provide needed amenities for West Maui residents, such as a community/cultural 
center, an elementary school, and a network of open spaces and trails. 

• Create pedestrian-friendly streets to promote walkability to destinations within the 
neighborhood. 

 
Following the hands-on session, the design team set up an on-site studio for the week at 
Näpili Plaza, to synthesize the many ideas heard into one cohesive vision for the site.  
West Maui citizens were invited to stop by to check the progress of the plan and continue 
to offer input.  The table drawings from the Saturday session were placed around the room 
for citizens to review what their fellow community members had in mind for the 
neighborhood.  Throughout the week, technical meetings were held with representatives 
of various government agencies, including the Maui County Departments of Planning, 
Public Works, the Affordable Housing Technical Review Committee, and the Maui Office 
of the State of Hawaiÿi Department of Transportation (DOT).   
 
On Tuesday, March 23, 2004, a Community Open House was held at the design studio, 
to review the preliminary plans and sketches for Pulelehua.  Approximately 100 residents 
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reviewed the work that had been produced to date.  The design team spoke with the 
attendees and listened to their ideas and concerns, then incorporated what was learned 
into the evolving plan.  
 
On Friday, March 26, 2004, a Work-In-Progress presentation was held at the Ritz-Carlton 
Kapalua.  David Cole, CEO of Maui Land & Pineapple Company, Inc., began the event by 
welcoming the approximately 180 attendees, and gave a brief introduction about the new 
direction of Maui Land & Pineapple Company, Inc., and how Pulelehua fits within that 
vision.  He then introduced Victor Dover, who presented the preliminary ideas and 
drawings that had been produced over the previous week.  The "First Principles" that 
guided the design of the site reflected the ideas heard at the hands-on session, including 
"affordable housing with dignity," "mixed uses for livability," and "true Hawaiÿi."  Plans and 
visualizations conveyed these principles in a physical form. 
 
After the presentation, people gathered around maps of the plan that had been posted in 
the room, and spoke with members of the design team.  Initial feedback was generally 
positive.  Lee Altenberg, University of Hawaiÿi professor and attendee that evening, was 
quoted in the Maui News (Eagar 2004) saying, "This is the most concentrated collection of 
intelligent ideas I’ve heard since I came to Maui nine years ago." 
 
Since the planning workshops in March 2004, the design team continued refining the 
details of the plan and public involvement in the planning and approvals process 
continued through the use of a web page, newsletters and letters to the editor requesting 
continued public participation in the creation of Pulelehua.  Through this on-going 
process, over 2,000 2,700 people interested in Pulelehua have contacted Maui Land & 
Pineapple Company, Inc.  This public involvement demonstrates the need for Pulelehua to 
move forward and ensures that Maui residents get the high quality, affordable, and 
attractive neighborhoods that they deserve. 
 
In addition to receiving input from the community, Maui Land & Pineapple Company, 
Inc., has worked diligently with Federal, State, and County agencies for over a year to 
make Pulelehua a reality.  This has included meetings open to the public, such as 
meetings with the County of Maui Affordable Housing Technical Review Committee, and 
the Maui Economic Opportunity Housing Task Force, the Cultural Resources Commission, 
and the Urban Design Review Board, as well as a workshop meetings with the Maui 
County Council Housing & Human Concerns Committee and the Maui Planning 
Commission.  Chapter 8 contains a list of Federal, State, and County agencies, and 
individuals, private companies, and community organizations, contacted in the process of 
planning Pulelehua. 
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2.5 NO FUTURE PHASES 
 
At this time, Maui Land & Pineapple Company, Inc., has no intention on planning, 
engineering, or constructing any future phases of Pulelehua, mauka of the Kapalua West 
Maui Airport. 
 
In an effort to evaluate all options and gauge community response and support, Maui Land 
& Pineapple included the entire portion of land around the Kapalua West Maui Airport for 
discussion at the community planning charrette in March 2004.  During the course of the 
charrette many individuals did voice support for a large multi-phased project that would 
address the overwhelming demand for affordable, moderate, and market rate homes in 
West Maui. 
 
As research was conducted and the planning evolved, Maui Land & Pineapple Company, 
Inc., decided to develop Pulelehua as single phase property of 312 310 acres (including 
open space and gulches) comprised of 882 residential units with 51 percent being made 
up of affordable units.  This decision formed the basis of this environmental impact 
statement, the ensuing studies, and preparation of plans and development standards. 
 
Pulelehua will be entirely engineered, and all improvements will be developed and 
constructed, at one time.  Based on available labor, material delivery issues and market 
absorption rates, the development, construction, and sale of all units will take place over 
several years less than a ten year period. 
 
2.6 THE PULELEHUA COMMUNITY 
 
2.6.1 Traditional Neighborhood Design Principles 
 
The design of Pulelehua is based on Traditional Neighborhood Design (TND) concepts, 
which are being incorporated into new communities across the mainland and in many 
parts of the world.  TND communities are an alternative to conventional suburban sprawl, 
and have been well received and enthusiastically embraced in many areas as a way to 
reduce congestion, preserve open space, restore a sense of place, and create vibrant 
communities. 
 
Three principles of TND communities on which Pulelehua was based are explained 
below.  These concepts were presented at the Pulelehua design charrette in March of 
2004 and were well received by many of the participants. 
 

• The Region and Town 
The region is the overall context for all planning.  Towns within a region need a 
comprehensive strategy to prosper.  Each town should have both homes—for 
people of all incomes—and nearby jobs, so residents aren’t forced to travel far to 
work.  Each town also needs a discrete sense of place.  Towns and cities within a 
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region should have clear boundaries, contributing to a sense of place.  The land 
between towns should be preserved as open space. 

 
Town centers, individual neighborhoods, and community edges each have their 
own building densities, street sizes, and appropriate mixtures of retail, residential, 
and other functions.  The highest densities and most intense mix of uses are 
typically found in town centers; lower densities are found at the edge.  The 
compact development in the neighborhood center allows for more open space to 
be preserved along the edge, increasing quality of life for all residents. 

 
• The Neighborhood, the District, and the Corridor 

Diverse, walkable neighborhoods are what distinguish TND communities from 
other development styles.  Each neighborhood has a center and an edge.  The 
center should be a public space, whether a square, a green, or an important 
intersection.  The optimal size of a neighborhood is a quarter-mile from center to 
edge.  Most people will walk a distance of approximately a quarter-mile before 
turning back or opting to drive or bicycle instead of walking.  This dimension is 
consistent in the way people have created settlements for centuries.  For a 
neighborhood to feel walkable, many daily needs should be supplied within this 
five-minute walk.  That includes not only homes, but stores, workplaces, schools, 
houses of worship, and recreational areas. 

 
Neighborhoods traditionally have a mix of uses and types of buildings.  A variety of 
building types allows for diverse lifestyle options and incomes to live in the same 
neighborhood.  For example, in a shopfront building, the business owner can live 
above his or her shop, or rent the upper floor as an office or apartment.  Nearby, 
terrace homes and cottages can be intermingled with larger detached homes.  The 
mix of uses also allows for more efficient use of parking spaces.  Parking spaces in 
the town center can be used by business patrons or workers during the day, and 
residents of upper floor apartments at night; separate spaces for each use are not 
usually required.  

 
• The Block, the Street, and the Building 

If there is one thing that reduces the livability of most conventional subdivisions, it 
is the fact that streets do not feel like pleasant, shared spaces.  In TND 
communities, neighborhoods have a network of streets designed so that 
pedestrians, bicyclists, and motorists can move safely and comfortably through the 
neighborhood.  Multiple options for travel through the street network allow traffic 
to disperse through the neighborhood, avoiding traffic problems on one particular 
street. 

 
To make streets feel safe, buildings must be oriented to have doors, windows, and 
front porches facing the street, creating natural surveillance for pedestrian activity 
by the building occupants.  Blocks that include alleys allow parking to be accessed 
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along the rear of each lot, reducing the number of curb cuts along the sidewalk, 
which enhances the pedestrian experience.  On-street parking and street trees, 
located between the sidewalk and moving vehicular lanes, provide another layer of 
comfort for pedestrians.  The configurations of great streets consistently provide a 
high-caliber experience for pedestrians as a baseline obligation, and go on from 
there to accommodate all other required modes of travel. 

 
2.6.2 Pulelehua Description 
 
The site chosen for the Pulelehua community presents many unique opportunities.  The 
gentle slope of the land provides exceptional views from many vantage points; remarkable 
gulches form natural divisions for neighborhoods and can be preserved as amenities for 
future residents; natural features such as the topography, wind direction, and the sun angle 
can be used to inform the designers of ways to organize the orientation of new buildings 
and streets.  Figure 6 contains photographs of the Pulelehua community site. 
 
Within the plan for Pulelehua (Figure 1) there are three distinct neighborhoods proposed, 
each with its own individual character.  The central neighborhood, anchored by Akahele 
Street, will be a complete neighborhood unit with a mix of uses including Pulelehua-
serving retail, public uses including an elementary school and a Wellness Center, open 
space and recreation spaces, and a variety of residential options.  The uses and building 
types are to be organized with the most intense and closely spaced uses (commercial and 
higher density) in the central area, with less intense uses (single-family homes and less 
density) toward the edges. 
 
The central neighborhood is to include a main street area, consisting of shop front 
buildings with apartments above, and live/work units.  At one end of the main street will 
be a Wellness Center overlooking a long terracing green that leads back to the highway.  
At the other end of the main street is the proposed site for the elementary school—healthy 
living and education will provide the anchors for the neighborhood.  Near the airport, 
more commercial, "workplace edge" areas will provide options for residents to live and 
work in the community. 
 
A range of housing types will complete this area; attached homes would be found near the 
neighborhood center, allowing privacy and homeownership in a compact, affordable 
form.  Single-family homes in the form of cottages, terrace homes, or apartment buildings 
are some of the building types that would be found in the neighborhood general area—
between the center and edge.  Farther away, moderately sized single-family homes can be 
found.  Larger single-family lots would be found along the outer edge, completing a 
variety of housing types and price options. 
 
All of the buildings in the neighborhood will reflect traditional Hawaiian architecture; 
inspiration in their design was drawn from the work of architect Charles Dickey and from 
traditional settlements such as Lahaina, Wailuku, and Länaÿi City.  Houses located along 
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streets that run mauka-makai will frame vistas to the water and the islands of Molokaÿi and 
Länaÿi.  These views can be enjoyed by pedestrians, bicyclists, and motorists on the 
streets, as well as residents on their front or side lanais. 
 
Other new neighborhoods are to be located to the north (Kahanaiki) and south 
(Mähinahina), separated from the central neighborhood by preserved gulches; these are to 
have a different, predominantly residential character.  Kahanaiki, the north neighborhood, 
will include park space that can be shared with the Kahana Ridge subdivision and a 
network of walkable streets and trails to connect residents to other areas of the Pulelehua 
community.  The park space of the Kahanaiki neighborhood will include a wide buffer 
area adjacent to the Kahana Ridge subdivision.  This buffer area will be maintained by the 
Pulelehua Home Owners’ Association (or other entity as established to maintain 
Pulelehua’s network of open space). Near the airport a an additional green buffer area is 
to will be created. 
 
Mähinahina, the south neighborhood, will contain houses and possibly a medical facility 
to become an interconnected part of the complete community.  Opportunities exist to link 
with neighboring DHHL property. 
 
Circulation through the new neighborhoods was an important consideration during the 
design process.  Vehicular circulation is to occur along a network of interconnected streets 
to disperse traffic throughout the neighborhood. There are to be multiple connections to 
Honoapiÿilani Highway to allow a series of options to enter and exit the neighborhoods.  
Not all of these connections would have traffic signals, and those that do would have 
timed lights, to keep traffic flowing along the highway.   
 
Pedestrian circulation, as well as vehicular circulation, was given a high priority by the 
designers.  Neighborhood streets will be designed for lower vehicle speeds, with 
appropriately narrow lanes, sidewalks, street trees, and buildings close to the street. A 
system of alleyways are included to move parking pads, car ports or garages, solid waste 
removal and utility equipment to the rear of the properties.  A second circulation system of 
linked paths and trails will allow pedestrians and bicyclists to have another option for 
movement through the neighborhood.  These paths and trails will run through a 
strategically located network of green spaces and exterior greenbelt that will make the 
neighborhoods livable for residents. 
 
Appendix B contains the Pulelehua Design Book, which contains additional Pulelehua 
planning, design, and building details, including renderings and conceptual floor plans.  
 
2.6.3 2.6.1 Land Use Summary 
 
The holistic concept of Pulelehua provides for a complete community in a compact area.  
Of the total Pulelehua community site of approximately 312 310 acres, about 31 percent 
(97 acres) of the community will be used for homes and other built uses.  Community 
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recreation areas, neighborhood parks, and open space will encompass approximately 34 
32 percent (98 acres) of the community.  A public elementary school with playgrounds 
and fields will be provided on approximately four percent (13 acres) of the site.  Other 
areas will include rights of way (21 percent or 66 acres) and the deep gulches (10 percent 
or 32 acres).  Figure 7 shows the spatial allocation of land uses. 
 
2.6.4 2.6.2 Building Types 
 
The design, placement, and uses of homes and buildings are a key element of the 
traditional neighborhood design of Pulelehua.  The various types and uses of buildings 
within Pulelehua include: 
 

• Main Street  
The basic unit of a traditional mixed use street.  Main Street buildings primarily 
contain commercial uses on the ground floor and may contain commercial uses, 
offices, or dwellings on upper floors.  Examples of uses include general stores, 
restaurants, bakeries, professional offices, drugstores, and other neighborhood-
serving uses.  Approximately 21,475 square feet of Main Street retail space is 
proposed. 

 
• Live/Work 

Buildings intended for offices or workshops, minor repairs, and storage and 
distribution uses.  Approximately 20,300 square feet of Workplace Edge/Loft space 
is proposed. 

 
• Apartment 

A large house subdivided into two or more complete, separate dwelling units. 
 

• Terrace House 
A single dwelling unit located at the front of its lot; buildings are typically narrow 
and may be attached to neighboring units.   

 
• Sideyard/Cottage House 

A single dwelling unit located at the front and one side of its lot, with a side lanai 
facing the side yard. 

 
• Front Lanai 

A single dwelling unit with a front lanai or stoop, with yard on all four sides, suited 
to medium-sized lots. 

 
• Estate House 

A single dwelling unit with yards on all four sides, suited to larger lots. 
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• Ohana (potential) 
An attached or detached dwelling unit that is accessory, incidental or subordinate 
in size and character to a principal building situated on the same lot or parcel, with 
a maximum of 625 to 800 square feet of living area, depending on lot type and 
district zone.  Ohana units will be built at the discretion of individual owners. 

 
The provision for potential ohana units will contribute to furthering affordability within 
Pulelehua.  Ohana units will allow families to add living areas for family members or 
provide additional income if rented.  In the true meaning of “ohana,” it is envisioned that 
Pulelehua’s ohana units will allow a family to provide living space for aging parents or 
allow children to live separately as they become adults and seek an affordable place of 
their own.  If rented, ohana units can increase affordability by providing an owner with 
additional income to help pay the mortgage or other needs.  In addition, if rented, it is 
envisioned that the small size of the ohana units will keep rent prices reasonable and 
affordable, thereby providing another source of affordable housing in West Maui. 
 
Figure 8 shows the distribution of buildings/lot types within Pulelehua.  Bed and breakfast 
uses, transient vacation rentals, and timeshare or other vacation rental or ownership plans 
will be prohibited within Pulelehua. 
 
Table 1 shows the proposed number of homes in Pulelehua and the estimated square feet 
of retail and other commercial uses that could be built under the Pulelehua plan. 

 
Table 1:  Pulelehua Home Count and Maximum Square Footage 

Pulelehua - Home Count (based on Conceptual Lot Layout) 
Home Type Neighborhood Total 

  Central Kahanaiki Mähinahina   
Main Street 20 0 0  20 
Live/Work 22 21 0 43 
Apartment 77 31 43 151 
Terrace House 74 17 44 135 
Sideyard/ Cottage House 144 73 49 266 
Front Lanai 101 57 86 244 
Estate House  0 17 6 23 

Total Homes 438 216 228 882 

Potential Ohana units 101 74 92 267 
Total Homes w/ Ohana 539 290 320 1149 

Civic Lots 4 2 1 7 

Maximum Square Footage (based on Conceptual Lot Layout) 
Use Sq. Ft. Formula to Calculate 

Retail (in main street buildings) 21,475 frontage x 40' depth 
Specialty Retail/Office (in live/work) 54,000 frontage x 90% x 40' depth 
Workplace Edge 20,300 frontage x 80% x 35' depth 
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As a true mixed-use community, the estimated square feet shown in the above table for 
retail and other commercial uses is based on the maximum square feet that could be 
provided in specific transect zones and specific lot types provided in the plan.  The 
flexibility of the plan allows for varied uses over time, so that not all retail and other 
commercial area may be built, or that uses may change over time to meet the needs of the 
community and specific building owners.  With this flexibility a residential building could 
eventually provide formal office space for a home business or, for example, a first floor 
could be converted to retail or other commercial use, with the second floor continuing as 
residential. 
 
2.6.5 2.6.3 Parking 
 
The Pulelehua Development Standards call for parking regulations that encourage a 
balance between compact pedestrian oriented development and necessary car storage.  
The proposed mixed-use land pattern within Pulelehua fosters more pedestrian trips and 
fewer automobile trips than other more automobile dependant commercial districts in 
Maui County.  As such, parking requirements follow the Wailuku Redevelopment Code.  
The Wailuku Redevelopment Code provides for a 30 percent reduction in standard 
parking requirements for commercial uses because of the walkability of downtown 
Wailuku. 
 
In Pulelehua, residential on-site parking shall be located in the rear, accessed by an alley.  
Parking spaces located on-street and in commonly-owned lots may be used to meet 
commercial parking requirements.  Also, on-street parking and commonly-owned lots will 
share joint-use of required parking spaces where two or more uses on the same site are 
able to jointly use the same parking spaces because their demands occur at different 
times. 
 
A thorough parking analysis was completed via lot types and districts: Core, Central, 
General, Edge, Estate Edge, Workplace Edge (Figures 1 and 8).  Within the community, 
each lot type (apartment, terrace home, side-yard lanai home, etc) will have two parking 
stalls designated on-site.  Homes that permit ohana units are only allowed in General, 
Edge, and Workplace Edge districts; and must provide for one on-site parking stall for the 
ohana unit.  The General, Edge, and Workplace Edge areas are larger lots and can easily 
accommodate an ohana unit with an on-site parking stall.  At least three parking spaces 
per lot will be provided within the Core and Central areas. In the Edge, Estate Edge, 
Workplace Edge locations, at least five parking spaces per lot will be provided. 
 
2.6.6 2.6.4 Affordability 
 
Pulelehua will emphasize “affordable housing with dignity” an integrated affordable 
housing approach by providing a range of affordable homes integrated with market priced 
homes into complete neighborhoods housing types throughout the community.  
Affordable homes will not be segregated into fringe neighborhoods or placed in the least 
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desirable locations of the site.  Rather, affordable homes will be integrated with market 
priced homes throughout the community.  At least 51 percent of the homes will be made 
available for sale or rent to low, low-moderate and gap-group income Maui residents 
affordable to families making between 50 to 140 percent of the median income.  There 
will also be approximately 100 moderate-rate (i.e. “gap”) homes available for sale. 
 
Pulelehua will provide housing to families earning between 50 and 140 percent of the 
median-family income on Maui.  As of February 2004 2005, this figure is $60,700 
$62,350 based on the HUD guidelines for the County of Maui.  Based on this February 
2005 figure, a family of four earning between $30,350 $33,950 and $84,980 $87,290 
would qualify for affordable housing. 
 
Based on the 2004 2005 HUD guidelines and assuming a 6.5 percent interest rate with a 
5 percent down payment, a single-family home would be priced no higher than $187,400 
$193,500 if a family earned 50 to 80 percent of the median-family income.  If a family 
earned 81 percent to 100 percent of the median-family income, the price would be set no 
higher than $238,000 $245,600 and prices would top out at $349,200 $359,800 if a 
family earned 100 percent to 140 percent of the median-family income.  Actual pricing for 
Pulelehua will be set based on HUD figures at the time units become available. 
 
Current breakdown for the 51 percent of Pulelehua’s affordable housing is shown below: 
 

Percentage of Units Percentage of HUD Median-family Income 
 10 50 to 80 
 21 81 to 100 

 20 101 to 140 
 
To keep Pulelehua affordable for years to come, speculation in the resale of affordable 
homes will be discouraged with strong buy-back and limited appreciation provisions.  In 
addition, at least 125 homes will be maintained as affordable rentals in perpetuity. 
 
There will be a total of 450 affordable homes: 325 permanent affordable homes for sale 
and 125 permanent affordable rentals.  There will also be approximately 100 moderate-
rate (i.e. “gap”) homes available for sale.  This “gap” housing group comprises those 
families that earn over $87,290 annually, disqualifying them from the affordable housing 
group, yet they also are unable to afford a home at Maui’s median home price of 
$780,000 (Realtors Association of Maui, 2005).  
  
Qualifications for buying an affordable home at Pulelehua will include: 
 

1. Currently employed in Maui; 
2. Minimum age of 18 years old; 
3. Evidence of sufficient income; 
4. Must agree to physically reside in the home; 
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5. Cannot already own a home or real property; and  
6. Further qualifications may apply. 

 
To encourage homeownership among local families, a selection preference will be 
incorporated, giving priority to Maui Land & Pineapple Company, Inc.’s employees and 
others who work in West Maui.  The selection for homeownership will be based on the 
lottery system outlined below: 
 
 Lottery Pool Preference 

 A MLP Employees and subsidiaries 
 B Kapalua Nui Partners 
 C West Maui residents who are police officers, public  
     school teachers, and firefighters 
 D Maui residents who work in West Maui, but do not live 
     in West Maui 
 E West Maui residents 

   
All affordable Pulelehua homes will be affordable in perpetuity.  A trust or other entity will 
be established to administer this program.  When the owner of an affordable home sells 
the unit back to the trust, they will be able to recover the depreciated value of previously 
approved improvements plus a reasonable amount of appreciation based on an index to 
be determined.   
 
The following restrictions will be placed on transfers: 

 
1. Home must be owner-occupied; 
2. Buyback restriction with first right of refusal to trust; 
3. Buyback price is based on a repurchase formula and the home will be resold as 

affordable; 
4. Sharing of equity if trust does not buyback; and  
5. Further restrictions may apply. 

 
Based on the size of Pulelehua and the services currently envisioned, it is estimated, the 
Home Owner Association (HOA) fees for Pulelehua will be similar to the average fees 
found in similar associations (plus future escalation).  Maui Land & Pineapple Company 
Inc. will consider a graduated type of fee structure based on affordable and market rate 
homes or other criteria such as number of bedrooms, lot size or housing type. 
 
Research regarding HOA fees on Maui found fees ranging from $100 to $400 per month 
depending on amenities such as pools, tennis courts, or outdoor gas barbeques, as well as 
the level of service provided for the fees.  Isolated developments were found which have 
higher fees.  Pulelehua HOA fees are currently estimated to be $150 per unit.  Maui Land 
& Pineapple Company Inc. will consider a graduated type of fee structure based on 
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affordable and market rate homes or other criteria such as number of bedrooms, lot size, 
or housing type.    
 
In addition to affordable homes, Pulelehua’s marketing study (Hallstrom 2005) projects 
that during the next two decades approximately 25 percent of the housing demand in 
West Maui will be for homes ranging from $380,000 to $550,000 and 19 percent of the 
demand will be for homes above $550,000.  Pulelehua’s moderate and market homes rate 
will help to satisfy the demand for homes in these ranges.  
 
Maui Land & Pineapple Company, Inc., may establish a second trust to plan, develop, and 
administer a community enrichment center focused on cultural and wellness programs for 
Pulelehua residents.  It is anticipated that this trust will be funded by a transfer fee 
assessed on all Pulelehua property transactions.  
 
2.6.7 2.6.5 Proposed Medical Center 
 
Maui Land & Pineapple Company, Inc., is currently in discussions with the Hawaii Health 
System Corporation (HHSC) to provide up to 15 acres in Pulelehua’s south Mähinahina 
neighborhood to support a medical facility as well as other medical related businesses like 
doctor’s offices and clinics.  It is uncertain at this time if this plan will move forward.  A 
Needs Analysis and other steps will be taken before a final decision can be made.   
 
HHSC’s initial vision for the medical center would include a 30 to 50-bed long-term care 
facility.  This facility may be based on the “Greenhouse Project” concept and be made up 
of four to five buildings.  Each building could house eight to ten residents and would be 
approximately 6,000 square feet in size.  The residents would enjoy separate living areas 
and bathrooms, situated around a common kitchen and dining area.  These buildings 
could be designed to fit into the neighborhood in such as way as to look like large single-
family homes. 
 
In addition, an urgent/emergency care medical clinic could be developed.  This facility 
would address critically injured or sick patients to provide stabilization and diagnostic 
services.  The patients would then be released or transported to full service facilities, such 
as Maui Memorial Medical Center.  
 
The Long Term Care and Urgent/Emergency Care medical facilities, as well as and other 
medical related businesses could be located relatively close to the Honoapiÿilani Highway 
to facilitate quick and easy access.   
 
In the event the medical center moves forward certain assumptions and conditions within 
the Pulelehua community may change.  The number of residential units for example will 
be reduced.  Internal neighborhood traffic patterns may change slightly, but the intent will 
be to build the facilities within the fabric of the traditional town plan. 
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It is difficult to quantify the impacts of the medical center because it has not been 
designed.  Based on conceptual information the medical facility will generate less demand 
for water, sewer, and electricity than the houses that will be replaced in the plan.  Other 
potential impacts may also be reduced accordingly. 
 
2.7 DEVELOPMENT TIMETABLE AND PRELIMINARY COSTS 
 
Development and sales of the Pulelehua community are projected to be completed within 
five to nine years.  Within this total time and before construction, permitting and 
entitlement processing is expected to take approximately one year.  Construction of the 
major backbone infrastructure is estimated to take an additional year, with the first homes 
being completed in 2007.  Continued construction and full absorption should occur over 
the preceding five and a half years. 
 

Development Timetable Years 
Entitlement Processing and Permitting 1 
Site Engineering, Infrastructure Construction 1 
Construction and Sales 5 to 6 
Total 7 to 8 

 
Costs to develop the Pulelehua community are preliminary and will be better defined 
during detailed site engineering.  The order of magnitude costs for the development of on-
site infrastructure and final subdivision layout is expected to be approximately $77 
million. 
 
Residential construction costs are estimated to be approximately $238 million.  
Commercial construction costs are estimated to be approximately $27 million. 
 
In total, costs for the Pulelehua community are estimated to be approximately $342 
million. 
 
2.8 SUSTAINABLE BUILDING DESIGN 
 
William McDonough + Partners (WM+P) prepared an assessment of “cradle to cradle” 
design strategies to incorporate into Pulelehua’s development plan.   
  
William McDonough + Partners explored environmental clues to incorporate sustainable 
design in Pulelehua.  The hydrology study revealed specific recommendations that, if 
feasible, will be designed into Pulelehua, such as bioswales and pervious pavement in the 
alleys to keep runoff from flowing off-site.  Wind studies informed the orientation of the 
homes to allow for natural ventilation.    
 
The Office of Environmental Quality Control (OEQC) has issued “Guidelines for 
Sustainable Building Design in Hawaii: A Planner’s Checklist” (OEQC, May 1999) and has 
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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.  It seeks to improve the region’s 
sustainability by meeting the needs of Hawaiÿi’s residents and visitors today without 
compromising the needs of future generations.” 
 
Combining information from both William McDonough + Partners and OEQC’s 
“Guidelines for Sustainable Building Design in Hawaii: A Planner’s checklist”, sustainable 
design features considered for Pulelehua includes: 
 

• A site selected that is surrounded by existing development, which is easier to serve 
with existing municipal infrastructure. 

• Identification of eco-efficient goals and ensuring goals are met. 
• A design that community includes a mix of residential, commercial, public uses, 

parks, open space, a neighborhood elementary school, biking and walking paths  
combining to form a community that encourages residents to build relationships 
with each other, rely less on cars for transportation, walk and bicycle more often, 
enjoy outdoor surroundings, and actively engage in civic life.  

• The existing resources and natural features of the Pulelehua community site will be 
preserved.  Existing gulches will be preserved. 

• Buildings will be sited to take advantage of natural features and maximize their 
beneficial effects where practical.  The orientation of the street grid allows 
buildings to be oriented with primary roof facade within 30 degrees of due south, 
to allow for installation or retrofit with solar panels, as well as providing for passive 
solar design. 

• Buildings will be oriented to minimize energy use and provide for natural cooling 
of interior spaces by channeling trade winds.  Ceiling fans and radiant barriers may 
be provided to avoid using air conditioning. 

• Bioswales, block dry and wetlands, cisterns, and pervious pavement in the alleys 
will be incorporated into the site design, if feasible, to manage storm water.   

• Buildings will be located close to the street to provide a comfortable environment 
for pedestrians and bicyclists; curb cuts are limited as parking and auto access will 
be located in the rear of the lot, served by alleys. 

• The streets within the Pulelehua community will be designed to maximize 
pedestrian use.  Street design includes: 

o Narrow lanes designed for slow travel speeds,  
o Slight cranks and bends of roads within the neighborhood to allow for 

natural traffic calming (long, straight segments of neighborhood streets are 
avoided), 

o Continuous sidewalks and street trees to provide a comfortable pedestrian 
environment,  

o Traffic circles at major intersections to slow traffic and provide a traffic-
calmed alternative to the intersection, and 
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o On-street parking will provide a barrier between pedestrians on the sidewalk 
and cars in moving travel lanes. 

• The footprint of the Pulelehua community will be minimized by development 
clustered in compact neighborhoods with smaller lots to allow more common open 
space to be preserved in the community, making more efficient use of the land. 

• Building types within the Pulelehua community will allow flexibility to 
accommodate changing needs of the occupants. 

• Natural cooling such as street trees that shade buildings and paved areas will be 
included within the Pulelehua community. 

• Energy consumption will be minimized through the use of solar design features 
such as solar water heaters. 

• Where feasible, landscaping will include: 
o Use of locally made soil amendments and compost for plant nourishment, 

improved water absorption and holding capacity. 
o Use of drought tolerant and/or slow growing hardy grasses, native and 

indigenous plants, shrubs, ground covers, trees, appropriate for local 
conditions, to minimize the need for irrigation. 

o Use of mulches to minimize evaporation, reduce weed growth, and retard 
erosion. 

o Use of Low Impact Sustainable Agriculture (LISA) techniques to minimize 
ground nutrients from Agriculture.  

o Use of edible landscaping, such as vegetables, fruit trees, and herbs, to 
provide nutrition for the community.   

o Use of non-potable water or reclaimed water for common areas, fire system, 
and recreational fields.  

• Road sections through non-urbanized areas (not fronted by development) will use 
open swales for drainage. 

• Recycling and waste diversion strategies will be employed during construction and 
during occupancy. 

• Homes will include water conserving, low flow fixtures as required by Uniform 
Plumbing Code. 

• Specifications for building materials will encourage use of products with high 
recycled content, low or non-toxic materials, which are locally produced.   

 
Pulelehua is committed to a material selection program that emphasizes efficient and 
environmentally sensitive use of building materials.  
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3.0 DESCRIPTION OF THE NATURAL ENVIRONMENT, 
POTENTIAL IMPACTS, AND MITIGATIVE MEASURES 

 
This section describes the existing conditions of the physical or natural environment, 
potential impacts of the Pulelehua Community, and mitigative measures to minimize any 
impacts. 
 
3.1 CLIMATE 
 
Existing Conditions 
 
The climate of the Mähinahina region area is very much affected by its coastal situation 
and by nearby mountains.  Winds are variable but are often trade winds from the north or 
northeast.  Temperatures in the region are generally very consistent and moderate with an 
average daily temperature range of about 66 to 85 degrees Fahrenheit (°F).  The extreme 
minimum temperature recorded at nearby Käÿanapali is 47°F, while the extreme maximum 
temperature is 98°F.  Average annual rainfall in the area amounts to about 20 to 30 
inches.  Rainfall mostly occurs in the months between November and April. 
 
Potential Impacts 
 
The Pulelehua community is not expected to have an impact on climatic conditions of the 
area. 
 
Mitigative Measures 
 
Since the Pulelehua community is not expected to have an impact on climatic conditions 
of the area, no mitigative measures are planned. 
 
3.2 TOPOGRAPHY AND GEOLOGY  
 
Existing Conditions 
 
The topography of the Pulelehua community ranges from approximately 75 feet mean sea 
level (msl) to approximately 240 feet msl.  Kahanaiki Gulch serves as the northern 
boundary of the site.  Shallow Pöhaku-Käÿanapali gulch bisects the site at the approximate 
midpoint.  Mähinahina Gulch traverses the site approximately 1,000 feet from the 
southern boundary. 
 
Geologically, the island of Maui is characterized as East and West Maui, with East Maui 
dominated by Haleakalä Volcano.  The Pulelehua community is on West Maui, an area 
where the Mauna Kahalawai Volcano is estimated to be more than two million years old.  
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Its last eruptions are estimated to have occurred about 20,000 years ago.  According to 
Juvik and Juvik (1998): 
 

An extinct volcano whose evolution includes shield, postshield and 
rejuvenated stages forms West Maui.  Numerous cones, domes, dikes, flows, 
and pyroclastic deposits of mugearite, hawaiite, and trachyte represent the 
postshield stage, while the only evidence of its rejuvenated stage is a few 
vents and flows located mainly near Lahaina.  Erosion has exposed nearly 
4,900 vertical feet (1,490 meters) of volcanic layers on West Maui. (p. 43) 

 
Macdonald, Abbot, and Peterson (1983) categorize five major geologic units of West Maui 
as follows: 
 

1. Pliocene and Pleistocene volcanic rocks, including the Wailuku and Honolua 
volcanic series;  

2. Pleistocene and recent volcanic rocks, including the Lahaina volcanic series;  
3. Pleistocene sediments which include calcareous dunes and consolidated earthy 

deposits; 
4. Recent sediments which include unconsolidated deposits; and 
5. Historic volcanic rocks. 

 
Typically, the West Maui basalt is thin-bedded ÿa’ä and pähoehoe created by quiescent 
flank eruptions along rift zones.  The soils of West Maui, which reach depths of about 20 
feet, indicate that the volcanic activity probably stopped in the Pliocene or earliest 
Pleistocene era (Macdonald, Abbot, and Peterson 1983). 
 
In describing the stage of geological erosion of West Maui, Macdonald, Abbot, and 
Peterson (1983) state: 
 

Stream erosion of West Maui volcano has reached a late youthful to 
submature stage.  Because of the thick armor of Honolua flows, the rainy 
northeastern slope has reached a less advanced stage of dissection than 
might otherwise be expected and broad surfaces that have not been lowered 
much below the original surface lie between the deep canyons.  In contrast, 
the drier southwestern slope has been much more deeply dissected, leaving 
sharp crested ridges between the valleys. (pp. 386-378) 

 
Potential Impacts 
 
To the extent possible, improvements will conform to the contours of the land limiting the 
need for extensive grading of the site.  No structures will be built in the gulches.  Impacts 
on the topography and geology of the site could be caused by alterations, such as grading, 
to accommodate the Pulelehua community.  
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Mitigative Measures 
 
The proposed improvements are relatively insignificant compared to the overall geologic 
character of the site and region; therefore, significant impacts are not expected.  
Appropriate engineering, design, and construction measures will be undertaken to 
minimize potential erosion due to grading of soils during construction.  Further 
information on soils and grading is provided in the Section 3.3 below. 
 
3.3 SOILS 
 
Existing Conditions 
 
Three soil suitability studies have been prepared for lands in Hawaiÿi.  These are the U.S. 
Department of Agriculture (USDA) Soil Conservation Service Soil Survey (SCS), the 
University of Hawaiÿi Land Study Bureau Detailed Land Classification, and the State of 
Hawaiÿi Department of Agriculture’s Agricultural Lands of Importance to the State of 
Hawaii (ALISH).  The principal focus of these studies has been to describe the physical 
attributes of Hawaiÿi’s lands and the relative productivity of different land types for 
agricultural production purposes. 
 
Soil Conservation Survey.  The USDA Soil Conservation Service’s Soil Survey of the 
Islands of Kauai, Oahu, Maui, Molokai, and Lanai (USDA 1972), classifies the soils on the 
site as Lahaina Silty Clays (LaB and LaC), Rough Broken and Stony Land (rRS), and ÿEwa 
Silty Clay Loam (EaA) (Figure 9).  Under the Soil Conservation Service’s Land Capability 
Grouping, soil types are rated according to eight levels, ranging from the highest 
classification level, I, to the lowest level, VIII.  Lower case letters following the 
classification level indicate specific subclasses.  Brief descriptions of soils of the Pulelehua 
community site, along with their Land Capability Grouping rating, follow: 
 

Lahaina Silty Clay (LaB), 3 to 7 percent slopes.  On these soils permeability is 
moderate, runoff is slow, and the erosion hazard is slight.  Cobblestones are common 
on the surface in a few places.  Near the coastal plains, in some places, the soils 
contain fragments of coral, stones, gravel, or sand.  The soils are used for sugarcane 
and pineapple.  Small acreages are used for truck crops, pasture, and homesites.   

 
Approximately 156.7 acres (50 percent) of the site contain LaB soils.  LaB soils are 
rated IIe if irrigated, IIIc if non-irrigated.  Class II soils have moderate limitations that 
reduce the choice of plants or that require moderate conservation practices.  Subclass 
IIe soils are subject to moderate erosion if they are cultivated and not protected.  
Subclass III soils have severe limitations that reduce the choice of plants, require 
special conservation practices, or both.  Subclass IIIc soils have severe limitations 
because of climate. 
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Lahaina Silty Clay (LaC), 7 to 15 percent slopes.  On these soils runoff is medium and 
the erosion hazard is moderate.  The soils are used for sugarcane and pineapple.  
Small acreages are used for truck crops, pasture, and wildlife habitat.  

 
Approximately 86.9 acres (27.7 percent) of the site contain LaC soils.  LaC soils are 
rated IIIe.  Class III soils have severe limitations that reduce the choice of plants, 
require special conservation practices, or both.  Subclass IIIe soils are subject to severe 
erosion if they are cultivated and not protected. 

 
Rough Broken and Stony Land (rRS).  On these soils runoff is rapid, and geologic 
erosion is active.  This soil type is used for pasture, wildlife habitat, and watershed.  It 
consists of very steep, stony gulches.   

 
Approximately 67.1 acres (21.4 percent) of the site contain rRS soils.  rRS soils are 
rated VIIs.  Class VII soils have very severe limitations that make them unsuited to 
cultivation and that restrict their use largely to pasture or range, woodland, or wildlife 
habitat.  Subclass VIIs soils have very severe soil limitations because of unfavorable 
texture, or because they are extremely rocky or stony. Also included are land types that 
are steep, rocky, or stony. 

 
ÿEwa Silty Clay Loam (EaA), 0 to 3 percent slopes.  On these soils runoff is very slow 
and the erosion hazard is no more than slight.  The soil is used for sugarcane and 
homesites.   

 
Approximately 2.1 acres (0.7 percent) of the site contain EaA soils.  EaA soils are rated 
I if irrigated, IVc if non-irrigated.  Class I soils have few limitations that restrict their 
use.  Class IV soils have very severe limitations that reduce the choice of plants, 
require very careful management, or both.  Subclass IVc soils have very severe 
limitations because of climate. 

 
Detailed Land Classification.  The University of Hawaiÿi Land Study Bureau document 
Detailed Land Classification, Island of Maui classifies soils based on a five-class 
productivity rating using the letters A, B, C, D, and E, with A representing the highest class 
of productivity and E the lowest.  Under this system the soils of the Pulelehua site are rated 
as A, B, and E, as shown in Figure 10. 
 
Approximately 246.8 acres (78 percent) of the soils in the Pulelehua community site are 
rated “A”, 12.7 acres (4 percent) are rated “B”, and 53.3 acres (17 percent) are rated “E.”  
However, without irrigation all of the “A” and “B” soils would be classified as “D,” the 
second lowest productivity rating. 
 
Agricultural Lands of Importance to the State of Hawaii.  The State of Hawaiÿi 
Department of Agriculture’s Agricultural Lands of Importance to the State of Hawaii 
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(ALISH) system of defining agricultural suitability classify the soils of the Pulelehua 
community site as Prime Agricultural Land and Unclassified Land (Figure 11). 
 
Approximately 252.8 acres (81 percent) of the Pulelehua community site are rated Prime 
Agricultural Land and 60 acres (19 percent) (primarily gulch areas) are rated Unclassified 
Land. 
 
According to the ALISH system, when treated and managed according to modern farming 
methods, including water management, Prime Agricultural Land has the soil quality, 
growing season, and moisture supply needed to produce sustained high yields of crops 
economically. Prime Agricultural Land is land best suited for the production of food, feed, 
forage, and fiber crops.  Unclassified lands have been determined to have no value for 
soil-based agriculture. 
 
Potential Impacts 
 
The Pulelehua community will be built on the broad, gently sloping lands between 
Honoapiÿilani Highway and the Kapalua West Maui Airport.  Part of the development 
process will include grading portions of this area.   
 
Impacts to the soils of the site include the potential for soil erosion and the generation of 
dust during construction.  Clearing and grubbing activities will temporarily disturb the soil 
retention values of the existing vegetation and expose soils to erosion forces.  Some wind 
erosion of soils could occur without a proper watering and re-vegetation program.  Heavy 
rainfall could also cause erosion of soils within disturbed areas of land. 
 
Mitigative Measures 
 
The Pulelehua community will include considerable open space thus limiting the need to 
grade all areas.  To the extent possible, improvements will conform to the contours of the 
land further limiting the need for extensive grading of the site.  In addition, graded areas 
will be limited to specific areas for short periods of time. 
 
Grading will be limited to less than 15 acres at one time.  Upon the completion of grading 
for each area, all exposed areas will be grassed or landscaped.  All grassing on a grading 
phase will be completed before commencement of grading in the next phase in 
compliance with the Maui County grading ordinance.  Measures to control erosion during 
the site development period will include: 
 

• Minimizing the time of construction; 
• Retaining existing ground cover as long as possible; 
• Constructing drainage control features early; 
• Using temporary area sprinklers in non-active construction areas when ground 

cover is removed; 
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• Providing a water truck on site during the construction period to provide for 
immediate sprinkling as needed; 

• Using temporary berms and cut-off ditches, where needed, for control of erosion; 
• Watering graded areas when construction activity for each day has ceased; 
• Grassing or planting all cut and fill slopes immediately after grading work has been 

completed; and 
• Installing silt screens where appropriate. 

 
All construction activities will comply with all applicable Federal, State, and County 
regulations and rules for erosion control.  Before issuance of a grading permit by the 
County of Maui, an erosion control plan and best management practices required for the 
NPDES permit will be prepared describing the implementation of appropriate erosion 
control measures.   
 
All construction activities will also comply with the provisions of Chapter 11-60.1, HAR, 
Section 11-60.1-33 on Fugitive Dust.  Measures to control dust from road areas and during 
various phases of construction include: 
 

• Planning phases of construction to: minimize the amount of dust-generating 
materials and activities, centralize on-site vehicular traffic routes, and locate 
potential dust-generating equipment in areas of the least impact; 

• Providing an adequate water source at the site prior to start-up construction 
activities; 

• Landscaping and rapid covering of bare areas, including slopes, starting from the 
initial grading phase; 

• Minimizing dust from shoulders and access roads; 
• Providing adequate dust control measures during weekends, after hours, and before 

daily start-up of construction activities; and 
• Controlling dust from debris being hauled away from the project site. 

 
After construction, establishment of permanent landscaping will provide long-term erosion 
control. 
 
3.4 AGRICULTURAL IMPACT 
 
Existing Conditions 
 
Maui Pineapple Company, (a subsidiary of Maui Land & Pineapple Company, Inc.) 
currently cultivates pineapple on approximately 150 acres (approximately half) of the 
Pulelehua community site.  Other areas are long-fallow fields, roadways, and gulches. 
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Potential Impacts 
 
Creation of Pulelehua will require that the approximately 150 acres of land currently in 
pineapple cultivation be withdrawn from agricultural use.  This amounts to 2.5 percent of 
the approximately 5,800 acres currently in pineapple cultivation by Maui Pineapple 
Company, Ltd.  The creation of Pulelehua will not lead to a decrease in Maui Land & 
Pineapple Company, Inc.’s agricultural viability.  Further, with the closure of Pioneer Mill 
in Lahaina, and the end of sugar cultivation in West Maui, there are currently vast 
amounts of suitable agricultural land available for future agricultural pursuits. 
 
Once the Pulelehua community is built, ongoing nearby pineapple operations are not 
expected to significantly impact residents, as cultivated fields will either be across gulches, 
or mauka of the Kapalua West Maui Airport. 
  
The 5,800 acres currently in cultivation by Maui Pineapple Company does not include 
approximately 219 acres of fields that are not being replanted in anticipation of other new 
communities currently proposed by Maui Land & Pineapple Company, Inc.  
Approximately 169 acres at the site of the proposed Kapalua Mauka community in West 
Maui and 50 acres at the site of the proposed Kauhale Lani community in Pukalani were 
not replanted after harvest.  These fields were not well suited for pineapple cultivation and 
are inefficient to farm because of topography and other conditions.  Maui Pineapple 
Company, is keeping its best land in cultivation and exploring options to cultivate 
pineapple on other lands. 
 
Mitigative Measures 
 
A critical design element of Pulelehua is the creation of a compact, holistic community, 
clustering housing and other uses in a specified area adjacent to existing urban uses 
(between the airport and residential areas makai of the highway) and thus preserving 
surrounding agricultural land and open space.  Compact communities allow for needed 
housing and other services but respect and acknowledge the value of agricultural land and 
open spaces by limiting development to appropriate areas.  Compared to traditional, 
sprawling, large-lot subdivisions, Pulelehua will concentrate urban uses in a defined area, 
allowing more of the surrounding land to remain in agriculture or open space. 
 
Pulelehua will strengthen the connection between agriculture and community by 
including community gardens, so that residents will have the opportunity to grow their 
own healthy fruits and vegetables and reduce dependence on imported produce.  This is a 
critical element of Maui Land & Pineapple Company, Inc.’s goal to create a holistic and 
sustainable community. 
 
Maui Land & Pineapple Company maintains a long-term commitment to agriculture.  
Strengthening its agricultural operations is one of the Company’s foremost goals.  While 
focusing on the market demand for fresh whole pineapple, Maui Pineapple still produces 
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pineapple for canning.  However, the shift toward fresh pineapple production has allowed 
is necessary to enable Maui Pineapple Company, Ltd., to compete against foreign 
producers.   
  
During the past year, Maui Pineapple Company has vastly reworked the way it grows 
pineapple.  New techniques include more careful field preparation, more efficient 
fertilization, and a new method of growing pineapple crowns from seed.  With these 
changes, time to harvest should fall from 14 months to nine or 10 months, with fruit of at 
least the same weight and even better quality.  Expected yield is more than 50 tons per 
acre, while the industry average is 46 tons per acre. 
 
In addition, previously announced plans for ending cultivation at the Honolua plantation 
have been canceled.  Instead, planting plans have been reevaluated and fields that were 
abandoned have been harvested.  Transportation of pineapple from Honolua to Central 
Maui has been shifted to larger trucks, increasing efficiency and reducing the number of 
trucks on Honoapiÿilani Highway.  
 
Due to the demand for fresh whole pineapple, in Häliÿimaile, a second processing line for 
fresh pineapple is being constructed, and often two sorting shifts are run to process fruit.  
The fresh market requires higher quality and more uniform fruit.  With better quality 
pineapple, sales are expected to become more consistent throughout the year.  
Subsequently, seasonal planting and harvesting is expected to evolve into consistent year-
round production.  This smoothes the need for seasonal labor and will offer workers more 
regular, and perhaps even more, total hours. 
 
In addition to its pineapple operations, Maui Land & Pineapple Company is exploring a 
wide array of diversified agricultural opportunities and conducting field trials on new 
crops. 
 
To further diversified agriculture, Maui Land & Pineapple Company, Inc., is expanding its 
agricultural base, via a new entity called Maui Agricultural Partners.  Maui Agricultural 
Partners will support a diverse community of farming partnerships to enable the sharing of 
knowledge, infrastructure, and costs.  The goal of Maui Agricultural Partners is to become 
a “grower of growers” through entrepreneurial programs allowing Maui farmers to develop 
the talent base necessary to grow Maui’s diversified agriculture industry.  As part of this 
commitment, Maui Land & Pineapple Company, Inc., will establish relationships with 
local high schools, Maui Community College, and the University of Hawaiÿi to foster joint 
agricultural, environmental, and Hawaiian programs.  The charter of Maui Agricultural 
Partners is to partner with agricultural experts to bring land, water, utilities, capital, and 
talent to promote diversified crops.  As a partner, Maui Land & Pineapple Company, Inc., 
is committed to a long-term stake in sustaining farming operations as evidenced by its 
investment of land and technical and financial resources. 
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One early effort of this partnering is Maui Land & Pineapple Company, Inc.’s agreement 
with Pacific Biodiesel Inc., to jointly explore cost effective methods for growing, 
processing, and marketing biofuels, including refining vegetable oil into fuel.  It is 
envisioned that this effort will contribute to identifying crops with the potential to become 
primary or secondary clean fuel sources for Hawaiÿi.   
 
Through Maui Agricultural Partners, Maui Land & Pineapple Company, Inc., also hopes to 
create a market for Maui-grown produce to be sold in local farmer’s markets, to 
restaurants and resorts, and to supermarkets.  The goal is to create a marketplace for local 
produce by meeting buyer’s demands for quality, reliability, and volume.  A pilot program 
for this effort is Kapalua Farms, an entity of Maui Land & Pineapple Company, Inc., that 
will support greater Kapalua with fresh fruits, vegetables, and eventually meats. 
 
In addition, Maui Land & Pineapple Company, Inc., is actively promoting a new academic 
partnership between the University of Hawaiÿi and EARTH University of Costa Rica to 
focus on agricultural research and education to further foster agricultural entrepreneurs 
and agricultural sustainability.  This partnership was forged in November 2003 with an 
agreement to exchange students and faculty between the two universities.  Maui Land & 
Pineapple Company, Inc., will support EARTH University students in Hawaiÿi, particularly 
on Maui, through use of their agricultural facilities in Häliÿimaile and Honolua. 
 
Regarding potential nuisance complaints from Pulelehua residents about ongoing nearby 
pineapple operations, Maui Land & Pineapple Company, Inc., will notify all prospective 
buyers and lessees that the Hawaii Right to Farm Act (Chapter 165, HRS) limits the 
circumstances under which pre-existing farm activities may be deemed a nuisance. 
 
3.5 IDENTIFICATION OF CHEMICALS AND FERTILIZERS  
 
Portions of the Pulelehua community site are currently in pineapple cultivation by Maui 
Pineapple Company or are fallow fields.  As part of its agricultural operations, Maui 
Pineapple Company uses fertilizers, pesticides, fungicides, herbicides, and plant growth 
regulators.  Maui Pineapple Company’s application and use of all fertilizers, pesticides, 
fungicides, herbicides, and plant growth regulators is in compliance with all product 
labeling and applicable government regulations. 
 
Fertilizers. Maui Pineapple Company uses the following fertilizers, which provide 
nutrients essential for plant growth, as part of its pineapple operations on the cultivated 
fields of the Pulelehua site:  UAN-32 (Urea-Ammonium nitrate), urea, potassium sulfate, 
potassium chloride, Treble Super Phosphate, rock phosphate, lime, magnesium sulfate, 
iron sulfate, and zinc sulfate. 
 
Pesticides, Insecticides, and Nematocides. Maui Pineapple Company uses the following 
pesticides, to control nematodes, ants, or, other insects, as part of its pineapple operations 
on the cultivated fields of the Pulelehua site: Telone II Soil Fumigant (1, 3 
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dichloropropene), Nemacur 3 (Fenamiphos), Vydate (Oxamyl), Thiodan (Endosulfan), 
Amdro Pro Fire Ant Bait (Hydramethylnon), and Diazinon 50W (Diazinon). 
 
Fungicides, Herbicides, and Plant Growth Regulators. Maui Pineapple Company uses the 
following fungicides, herbicides, and plant growth regulators, to regulate plant growth, 
induce flowering, control weeds, or control disease, as part of its pineapple operations on 
the cultivated fields of the Pulelehua site: Ethrel 4 or Ethephon 2 (Ethephon), Ethylene gas 
(Ethylene), Karmex DF or Direx L (Diuron), Evik (Ametryne), Hyvar X (Bromacil), Aliette 
(Fosethyl-Al), Phosguard (Phosphorous acid), Tilt (Propiconazole), Herbimax, Assure II 
Herbicide (Qualifop-ethyl), Velpar (Hexazinone), and Round-up (Glyphosate). 
 
In comment letters received on the Draft EIS, some writers expressed concerns regarding 
the possible contamination of the Honokowai and Honolua Aquifers from historical 
agricultural use in the region.  Specifically, concerns were expressed regarding the 
possible historical use of the agricultural chemicals DBCP and EDB.  The use of DBCP 
was banned by the Environmental Protection agency in 1979 except for use as a soil 
fumigant against nematodes on pineapples in Hawaii; this use was cancelled in 1985 (EPA 
website). EDB was banned in 1983 from use as a fumigant (Cornell Cooperative Extension 
office website). 
 
Potential Impacts 
 
The creation of the Pulelehua community is expected to significantly reduce the amount 
of fertilizers, pesticides, fungicides, herbicides, and plant growth regulators used on the 
site relative to agricultural uses. 
 
Results of a nearshore water quality study conducted for this EIS (see Section 3.6 and 
Appendix C) conclude that Pulelehua has the potential to improve near shore water 
quality relative to agricultural use of the lands.  The study results indicate that the near 
shore area makai of Pulelehua is presently receiving nutrients from groundwater.  The 
major source of these nutrients is likely from the long-term percolation of fertilizers used 
on the agricultural fields of West Maui.  With the change from agricultural uses to urban 
uses there is likely to be a decrease in the flux of nutrients (e.g. fertilizers) to the ocean.  It 
has been shown that the greatest contribution of nutrients to groundwater from human 
activities on West Maui is from agriculture.  On the other hand, golf courses, resort, and 
residential development provide a relatively small contribution (Soicher and Peterson 
1997).  Since Pulelehua will replace agriculture uses with residential uses, the overall 
subsidies of nutrients delivered to the ocean are expected to decrease. 
 
Mitigative Measures 
 
Maui Land & Pineapple Company’s application of agricultural chemicals on the Pulelehua 
site has been in strict compliance with all laws, regulations, and manufacturer’s 
specifications.  However, Maui Land & Pineapple Company will conduct appropriate 
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assessment and soils analyses as may be necessary to determine the possible impact to 
human habitation of the property due to potential low level residues of fertilizers, 
pesticides, fungicides, or herbicides that may be present in the soils of former pineapple 
fields of the Pulelehua site.  Based on the results of the assessment and/or analyses, 
appropriate actions will be determined and implemented, including remediation, if 
necessary. 
 
Maui Land & Pineapple Company, Inc., has contracted a water resource consultant to 
conduct a water well source evaluation.  This evaluation will include confirming the 
sustainable capacity of the Honokowai and Honolua aquifer, preparing a well site 
analysis, and providing recommendations for storage and transmission options.  The well 
site analysis will take into consideration historical agricultural uses and will focus on 
finding a location that provides the best quality water possible.  If a well produces water 
containing contaminants at levels above State or Federal guidelines, treatment would be 
required. 
 
Over fertilization of Pulelehua landscaping will be avoided to ensure the community does 
not contribute to additional nutrients entering the ocean.  Common nitrogen/phosphorus/ 
potash mixed fertilizers are anticipated to be applied to lawn areas, groundcover, shrubs, 
and trees.  With proper irrigation management practices, leaching and runoff of fertilizers 
should be negligible.  
 
Within Pulelehua the use of herbicides will generally be limited to the initial landscaping 
period on the site.  Anticipated application of pesticides will be used as a treatment and 
not as a preventative measure.  As a treatment, application will be limited.  In addition, 
plant selection will be based on hardiness, drought tolerance, pest resistance, as well as 
aesthetic concerns. 
 
3.6 MARINE ENVIRONMENT AND NEARSHORE WATER QUALITY 
 
While Pulelehua is mauka of Honoapiÿilani Highway and not on the coastline, Maui Land 
& Pineapple Company, Inc., commissioned a baseline marine environment assessment 
and potential impact analysis of the nearshore areas makai of the Pulelehua community 
site.  The study area extended from Kaÿöpala Bay, through Pöhaku Bay (“S Turns”), to the 
area of the Mähinahina drainage culvert. 
 
The purpose of the assessment was to: 1) determine the existing condition of the marine 
environment in the vicinity of the Pulelehua community site; 2) evaluate the effects of 
current land uses on water quality before the start of any construction at Pulelehua; and 3) 
collect data that could provide insight into the potential effects of Pulelehua on the 
nearshore marine ecosystem. Key elements of the report are summarized below.  The 
complete report is included in Appendix C. 
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Existing Conditions 
 
The nearshore area in the vicinity of Pulelehua consists of a broad shallow, gently sloping 
fossil reef platform bisected by sand channels.  At depths greater than about 8 meters, the 
predominant bottom cover is sand.  Coral communities are very sparse throughout most of 
the nearshore zones because harsh conditions that result from the combination of 
breaking surf, sediment re-suspension, and discharge of terrigenous (mud & silt) material.  
Similarly, reef fish communities are sparse, largely due to the lack of vertical relief of the 
reef platform.  Algae communities, however, are able to successfully settle on the sand-
covered reef pavement, and are abundant and diverse.  Large expanses of the offshore 
area is composed of fields of the calcareous algae Halimeda growing on sand-covered 
bottom.  In terms of marine life, the most common federally protected species in the area 
are the green sea turtle and Hawaiian monk seals. 
 
Analyses of water chemistry indicate that the nearshore area is presently receiving input of 
nutrients from groundwater.  The major source of these nutrients is likely from the long-
term percolation of fertilizers used on the agricultural fields of West Maui.  Sampling 
showed levels of silicon, nitrate, and phosphate currently higher compared to ocean water 
due to inflow of groundwater.  Nitrate and phosphate inflows are most likely from 
agricultural fertilizer. 
 
It was observed that following abnormally heavy, or “back-to-back” rain storms, desilting 
basins designed to intercept surface flow before it reaches the ocean become overloaded.  
With the capacity of the basins exceeded, fine-grained terrigenous material discharges to 
the ocean.  As a result, after heavy rains a zone of muddy water that could extend up to 
several hundred meters offshore often characterizes the nearshore area. 
 
In sum, the marine environment makai of the Pulelehua community site presently could 
be termed “sub-optimal.”  However, the only measurements of water quality constituents 
that were found to exceed DOH water quality standards was NO3 (nitrate) in a zone 
within about 100 to 250 meters from shore. 
 
Potential Impacts 
 
The marine environment assessment concludes that the Pulelehua community has the 
potential to improve conditions in the marine environment.   
 
It is likely that sedimentation discharge to the ocean will be significantly less with 
Pulelehua compared to agricultural uses.  This is because, unlike agricultural lands which 
are periodically plowed or fallow, and thus exposed to rainfall and erosion, residential 
uses provide more stable soil retention qualities in the form of fixed landscaping, roads, 
and buildings.  Thus with residential uses, the existing level of runoff flows from the site 
will contain much less sedimentation than the current conditions with agricultural uses. 
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In addition, with the change from agricultural uses to residential uses there is likely to be a 
decrease in the flux of nutrients (e.g. fertilizers) to the ocean.  It has been shown that the 
greatest contribution of nutrients to groundwater from human activities on West Maui is 
from agriculture.  Comparatively, golf courses, resort, and residential development provide 
a relatively small contribution (Soicher and Peterson 1997).  Since Pulelehua will replace 
agriculture uses with residential uses, the overall subsidies of nutrients delivered to the 
ocean are expected to decrease. 
 
In the past decade, the West Maui coastal areas have experienced the proliferation of 
several species of nuisance algae.  One common perception (though never proven) is that 
the cause of the algal proliferation was nutrient subsidies to the nearshore ocean from 
anthropogenic land uses (e.g., sewage injection wells, agriculture).  However, a study that 
compared the biomass of one of the main alga responsible for the nuisance situation 
(Hypnea musciformis) with the required nutrients to sustain growth showed that natural 
groundwater discharge was sufficient to support the algal biomass (Dollar and Andrews, 
1997). Thus, nutrient subsidies from anthropogenic sources are not a requirement to 
trigger algal proliferation.  Subsequently, Pulelehua should have no effect on algal 
abundance. 
 
The marine environment assessment also concludes that Pulelehua will not negatively 
affect green sea turtles, Hawaiian monk seals, or other protected species, nor will 
Pulelehua change the structure of the shoreline. 
 
Mitigative Measures 
 
All additional runoff due to Pulelehua will be retained on site, through the use of 
retention/detention basins, with no increased flow into the existing drainage ways, 
desilting basins, and the ocean.  Section 4.9.2 contains additional information on 
drainage, potential impacts, and mitigative measures.  Measures to control erosion, as 
detailed in Section 3.3, will be implemented during site development.  After construction, 
new landscaping within the community will also help to retain stormwater runoff on-site 
and provide better soil retention, furthering reducing the potential for any sediment 
flowing from the site. Over fertilization of Pulelehua landscaping will be avoided to 
ensure the community does not contribute to nutrients entering the ocean. 
 
3.7 NATURAL HAZARDS 
 
Existing Conditions 
 
Natural hazards impacting the Hawaiian Islands include volcanic eruptions, earthquakes, 
landslides, hurricanes, tsunamis, and flooding. 
 
Volcanic hazards in the area of Pulelehua are considered minimal.  No lava flows have 
impacted the West Maui region for at least 20,000 years (MacDonald et al. 1983). 
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In Hawaiÿi, most earthquakes are linked to volcanic activity, unlike other areas where a 
shift in tectonic plates is the cause of an earthquake.  Each year, thousands of earthquakes 
occur in Hawaiÿi; the vast majority of them so small they are detectable only with highly 
sensitive instruments.   
 
Landslide is a general term used to describe the down-slope movement of unstable soil, 
rock and organic materials under the influence of gravity.  Unstable soil is a by-product of 
erosion.  Erosion occurs naturally from water, wind, gravity, or other geological agents. 
 
Devastating hurricanes have impacted Hawaiÿi twice in the past 23 years: Hurricane ÿIwa 
in 1982 and Hurricane ÿIniki in 1992.  While it is difficult to predict these natural 
occurrences, it is reasonable to assume that future events could be likely given the recent 
record. 
 
Tsunamis are large, rapidly moving ocean waves triggered by a major disturbance of the 
ocean floor, which is usually caused by an earthquake but sometimes can be produced by 
a submarine landslide or a volcanic eruption.  About 50 tsunamis have been reported in 
the Hawaiian Islands since the early 1800's.  Seven caused major damage, and two of 
these were locally generated.  The Pulelehua community is outside of the Civil Defense 
Tsunami Evacuation Zone.  In the Mähinahina region the Tsunami Evacuation Zone is 
makai of Honoapiÿilani Highway. 
 
Flood hazards are primarily identified by the Flood Insurance Rate Map (FIRM) prepared 
by the Federal Emergency Management Agency (FEMA), National Flood Insurance 
Program.  According to the FIRM, the Pulelehua site is located in Zone C.  FEMA defines 
Zone C as areas determined to be outside of the 500-year floodplain (Figure 12). 
 
Potential Impacts  
 
Pulelehua will not exacerbate any hazard conditions.  Volcanic impacts to the community 
are considered unlikely.  Seismic hazards in the Pulelehua site are no greater than other 
locations on Maui; however buildings, as well as roadways, sewer, and water lines could 
be damaged by an earthquake of sufficient magnitude. 
 
The topography of the Pulelehua site averages an eight percent slope, with little potential 
of landslides.  There are no known landslides events in this area. 
 
Pulelehua, as the rest of Maui or the State, is no more or less vulnerable to the destructive 
winds and torrential rains associated with hurricanes.  Since Pulelehua is outside Tsunami 
Evacuation Zone, impacts from tsunamis are considered minimal. 
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Because the Pulelehua site is located in an area of minimal flooding, impacts from 
flooding are not expected.  Section 4.9.2 contains more information on drainage of the 
site and discusses proposed impacts and improvements related to drainage infrastructure. 
 
Mitigative Measures 
 
While volcanic impacts to Pulelehua are considered unlikely, mitigation of lava flow 
hazards is limited to provision of adequate evacuation routes and a civil defense warning 
system designed to provide area residents with as much advance notice of a threatening 
lava flow as possible.   
 
Mitigation of hazards associated with earthquakes include adherence to Maui County 
building codes and standards to minimize potential damage to structures.  All buildings 
and structures will be designed and constructed in compliance with applicable building 
codes and standards.  Likewise, the destructive winds and torrential rainfall of hurricanes 
will be mitigated by compliance with the Maui County Building Code. 
 
Although landslides or unstable soils are unlikely to occur at Pulelehua, geotechnical 
studies of the soils will be completed prior to construction.  Geotechnical studies 
investigate the soil and rock below the ground to determine its properties as a basis of 
design for foundations and to help mitigate hazards of unstable soil.   
 
Because Pulelehua and is at a higher elevation than the coastal regions, the community 
could serve as a tsunami evacuation center for people along the coast.  
 
3.8 BOTANICAL RESOURCES 
 
Existing Conditions 
 
No threatened, endangered, or species of concern were found during a botanical survey of 
the Pulelehua community site (Char 2004).  The majority of the site is either under active 
pineapple cultivation or fallow agricultural fields.  Weedy species associated with 
agricultural lands are found primarily along the margins of the pineapple fields.  Fallowed 
fields support scattered patches of weeds.  Further descriptions of the various botanical 
resources are summarized below.  The complete botanical survey is included as Appendix 
D. 
 
Pineapple Fields.  A portion of the Pulelehua community site is under active pineapple 
cultivation.  The closed rows of grayish-green colored pineapple plants exclude most 
other plant species.  A few weedy plants occur along the margins of the fields where they 
abut dirt roads.  The most commonly observed weeds are sourgrass (Digitaria insularis), 
Guinea grass (Panicum maximum), Natal redtop grass (Melinis repens), little bell (Ipomoea 
triloba), swollen fingergrass (Chloris barbata), and nutgrass (Cyperus rotundus).   
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Plowed fields located between Mähinahina Gulch and the Kapalua West Maui Airport 
support bare soil with only a few scattered weedy patches. 
 
Fallowed fields located between Akahele Street and the Kahanaiki Gulch support wild 
bittermelon vines (Momordica charantia), Guinea grass (Panicum maximum), sourgrass 
(Digitaria insularis), spiny amaranth (Amaranthus spinosus), slender amaranth (A. viridis), 
Crassocephalum crepidioides, nutgrass (Cyperus rotundus), virgate mimosa (Desmanthus 
prenambucanus), little bell (Ipomoea triloba), Natal redtop grass (Melinis repens), dog tail 
(Buddleia asiatica) and sourbush (Pluchea carolinensis).  Also found in the fallowed fields 
were two native species, pöpolo (Solanum americanum) and ÿuhaloa (Waltheria indica). 
 
Gulch Vegetation.  Vegetation in the gulches consists primarily of koa haole and Guinea 
grass (Panicum maximum) with scattered trees or small stands of trees.  These include 
trees of Chinaberry (Melia azedarach), Java plum (Syzygium cumini), kiawe (Prosopis 
pallida), ÿopiuma (Pithecellobium dulce), silkoak (Grevillea robusta), and kukui (Aleurites 
moluccana).  In addition, Christmas berry (Schinus terebinthifolius) and kolomona (Senna 
surattensis) shrubs are occasionally encountered. 
 
Vegetation on the gulch slopes include koa haole shrubs, Guinea grass (Panicum 
maximum), green panicgrass (Panicum maximum var. trichoglume), Natal redtop grass, 
ÿuhaloa (Waltheria indica), ÿaÿaliÿi (Dodonaea viscosa), ÿäkia (Wikstroemia oahuensis), pua 
kala (Argemone glauca), koali ÿawa (Ipomoe indica), and ÿülei (Osteomeles anthyllidifolia). 
 
Fence posts and barbed wire can be found in places along the top of the gulches, 
indicating that Mähinahina Gulch is or was recently used for grazing cattle.  This gulch 
contains Guinea grass (Panicum maximum), tree tobacco (Nicotiana glauca), lion’s ear 
(Leonotis nepetifolia), castor bean (Ricinus communis), Natal redtop grass (Melinis 
repens), spiny amaranth (Amaranthus spinosus), golden crown-beard (Verbesina 
encelioides), and buffelgrass (Cenchrus ciliaris). 
 
Seven native species were observed on the site: ÿuhaloa (Waltheria indica), pöpolo 
(Solanum americanum), ÿaÿaliÿi (Dodonaea viscosa), ÿülei (Osteomeles anthyllidifolia), 
koali ÿawa (Ipomoea indica), ÿäkia (Wikstroemia oahuensis), and pua kala (Argemone 
glauca).  The last two species, ÿäkia and pua kala, are endemic, that is, they are native 
only to the Hawaiian Islands.  The others are all indigenous, that is, they are native to the 
Hawaiian Islands and elsewhere.  All seven native species are widespread throughout the 
Hawaiian Islands where they occur in similar lowland, dry to mesic environments. 
 
Potential Impacts 
 
 
 
 
 
 
 

Since no threatened or endangered species or species of concern are known to occur on 
the Pulelehua site and pineapple fields or fallow fields cover most of the area, the 
botanical survey concludes that the proposed use of the site for the Pulelehua community 
is not expected to have a significant negative impact on botanical resources.  The survey 
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further concludes that “there are no botanical reasons to impose any restrictions, 
conditions, or impediments to the proposed development of the site.” The establishment of 
the community will include grubbing of the pineapple fields.  
 
Mitigative Measures 
 
While the Pulelehua community will transform the agricultural fields of the site into a 
more urban environment, over one third of the community will be open space, 
landscaped parks, or gulch areas.  Design standards for the community will include a 
unified streetscape planting theme and program to ensure the appropriate use of 
landscaping.  New landscaping will include native, indigenous, and Polynesian 
introduced plants creating a more diverse range of plants.  To the extent possible, existing 
trees on site will be retained.  The establishment of the community will include grubbing 
of the pineapple fields.  However, grubbed areas will be limited to specific areas for short 
periods of time. 
 
3.9 WILDLIFE RESOURCES 
 
Existing Conditions 
 
No threatened or endangered species of birds or mammals were observed on the 
Pulelehua community site during an avifaunal and feral mammal field survey conducted 
on April 30 and May 1, 2004 (Bruner 2004).  In addition, no native birds or mammals 
were observed.  Results of the survey are summarized below.  The complete survey is 
included as Appendix E. 
 
The only migratory bird observed on the site was the Pacific Golden-Plover (Pluvialis 
fulva).  Migratory shorebirds such as the plover typically depart Hawaiÿi for their arctic 
breeding grounds at the end of April.  If the survey had been conducted earlier in April it 
is likely a few more plover and possibly Ruddy Turnstones (Arenaria interpres) might have 
been found foraging in the fields and on the grass areas around the airport.  No seabirds or 
waterbirds were observed on the site, which was as expected as the site does not contain 
suitable habitat for these birds. 
 
A total of eleven alien bird species were tallied on the survey and are listed below. 
 

Common Name Scientific Name 
Cattle Egret Bubulcus ibis 
Gray Francolin Fancolinus pondicerianus 
Ring-necked Pheasant Phasianus colchicus 
Spotted Dove Streptopelia chinensis 
Zebra Dove Geopelia striata 
Barn Owl Tyto alba 
Japanese White-eye Zosterops japonicus 
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Common Name Scientific Name 
Common Myna Acridotheres tristis 
Red-crested Cardinal Paroaria coronata 
Northern Cardinal Cardinalis cardinalis 
Nutmeg Mannikin Lonchura punctulata 

 
Three Small Indian Mongoose (Herpestes auropunctatus) and one Roof Rat (Rattus rattus) 
were observed on the site during the survey.  Mice (Mus musculus) and feral cats (Felis 
catus) likely occur on the site, but were not detected during the survey.  The endangered 
Hawaiian Hoary Bat (Lasiurus cinereus semotus) was not found on the site.  The absence 
of the bat was not unexpected due to its relatively low numbers on Maui. 
 
Potential Impacts 
 
The Pulelehua community is not expected to impact threatened, endangered, or native 
species of wildlife, since none were observed on the site.  All of the birds and mammals 
found on the site are alien species.  In addition, most of the mammals on site, or believed 
to be on site, are often regarded as pests (i.e., mongooses, rats, and mice). 
 
Maui Land & Pineapple Company, Inc., will eradicate any rodents prior to site clearing 
activities as required by HAR Chapter 11-26, “Vector Control” and will notify the 
Department of Health by submitting Form VC12 to the Maui Vector Control Program. 
 
Mitigative Measures 
 
While the Pulelehua community will transform the agricultural fields of the site into a 
more urban environment, over one third of the community will be open space, 
landscaped parks, or gulch areas, providing extensive open space for birds.  The 
establishment of the community will include grubbing of the pineapple fields, possibly 
impacting habitat on a temporary basis.  However, grubbed areas will be limited to 
specific areas for short periods of time.  New landscaping will include native, indigenous, 
and Polynesian introduced plants, perhaps making the area more attractive to the 
introduced species of birds that are present.  To the extent possible, existing trees on site 
will be retained. 





PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 55

4.0 ASSESSMENT OF THE EXISTING HUMAN 
ENVIRONMENT, POTENTIAL IMPACTS, AND 

MITIGATIVE MEASURES 
 
This section describes the existing conditions of the human environment, potential 
impacts of the Pulelehua community, and mitigative measures to minimize any impacts. 
 
4.1 ARCHAEOLOGICAL AND HISTORIC RESOURCES 
 
Existing Conditions 
 
Archaeological Services Hawaii conducted an archaeological inventory survey 
(Archaeological Services Hawaii 2004) of the Pulelehua community site in May through 
June 2004 to document archaeological sites and recommend mitigation measures.  The 
results of the survey did not reveal any significant surface cultural manifestations with the 
exception a plantation-era irrigation flume and isolated surface artifacts.  Although not 
required by the State Historic Preservation Division (SHPD), the archaeologists conducted 
subsurface testing by backhoe in the cultivated portion of the Pulelehua community site to 
determine the presence or absence of subsurface cultural remains or deposits.  The 
archaeological inventory survey is summarized below.  Appendix F contains the complete 
survey report.  
 
Historical Background and Settlement Pattern.  Initial settlement on Maui is postulated to 
have occurred between A.D. 300-600 along the windward regions, including Wailuku on 
the windward isthmus between East and West Maui, and Häna on the windward coast of 
East Maui.  These areas provided abundant rainfall and fertile soil to support intensive 
agriculture.  Population expansion into the drier, leeward areas likely took place by A.D. 
1000-1200 when population growth and polity expansion forced agricultural expansion 
into marginally productive areas. 
 
Historical residential structures or compounds, while present in adjacent coastal areas, 
were probably never located within the Pulelehua community site.  Traditional land use in 
the West Maui region generally conformed to that of similar regions in Hawaiÿi.  
Traditional and historical settlement patterns were dictated by the availability of naturally 
occurring fresh water sources.  The population was centered on the coast near Honoköwai 
Stream and Kahananui Stream where intensive irrigation agriculture was practiced, along 
with the exploitation of marine resources.  Dry land cultivation, primarily sweet potatoes, 
is indicated in areas adjacent to the coastal margin.  The coastline of Mähinahina and 
Kahana, due to the lack of fresh water, was probably only sparsely populated, with 
residents engaged in fishing and possibly commuting to the streams north and south for 
the purpose of irrigation agriculture.  Trenching in the Pulelehua site revealed substantial 
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basal soils which could easily have supported the cultivation of dry land crops such as 
sweet potatoes and gourds. 
 
Ranching and Commercial Agricultural.  From the mid-1800s onward, the history and 
land use of Mähinahina and Kahana revolved around two major land holding entities, 
Honolua Ranch and the Pioneer Mill Co.  By around 1860, Henry Baldwin, majority 
owner of Mähinahina and Kahana, had consolidated holdings that came to be known as 
Honolua Ranch (Honolua Ranch later changed its name to Baldwin Packers, then Maui 
Pineapple Company, and finally, in 1969, to Maui Land & Pineapple Company, Inc., 
commonly referred to as Maui Land & Pine, or ML&P).  The success of Pioneer Mill 
depended on satisfactory water agreements with Honolua Ranch, which controlled the 
major water-producing watershed.  The two companies agreed that Honolua Ranch would 
build and own the Honoköhau Ditch, while Pioneer Mill would finance it and use the 
water. 
 
Following the construction of aqueducts in the early 1900s for the purpose of delivering 
water to sugarcane lands of the Pioneer Mill Co., a phase of commercial agriculture began 
in the area around 1912 and has continued to a degree, to the present. 
 
The Pioneer Mill Co., and more specifically the Pioneer Mill Co. railroad, played a 
significant role in the historical and demographic development of the region from the 
1860s until relatively recent times (ca 1950s).  The Pioneer Mill Co., engaged solely in the 
business of raising and processing sugarcane, was established in 1863 by Lahaina 
entrepreneurs James Campbell and Henry Turton in partnership with Benjamin Pitman, a 
Hilo merchant.  In 1885, H. Hackfield & Company, predecessor of the present owner 
Amfac/JMB-Hawaii, Inc., bought control of the company.  The Pioneer Mill Co., built a 
narrow gauge railroad to transport cane from its West Maui fields to its mill in Lahaina.  In 
1883, construction of the railroad was completed, running from its terminus at 
Honoköwai along the coast to the mill at Lahaina.  That the railroad terminated at 
Honoköwai, together with Alexander, Bishop, and Dodge’s 1885 map (registered map 
#1268A), which designates the land from Honoköwai south for sugarcane and the lands of 
Mähinahina north for cattle grazing, strongly suggests that the boundary between Honolua 
Ranch land and that of the Pioneer Mill Co., was at or near the Mähinahina and 
Honoköwai ahupuaÿa boundary. 
 
In 1912, David Fleming founded the plantation that was later to be renamed Baldwin 
Packers by planting pineapple on a small section of the Honolua Ranch in West Maui.  
Eventually, neatly planted fields covered 2,500 acres from Mähinahina on the south to 
Kahakuloa on the north.  The fruit, processed at a cannery at Honokahua, departed for the 
outside world via Käÿanapali Landing.  In 1922, the Territory of Hawaiÿi erected Mala 
Wharf, motivating Baldwin Packers to build a cannery close by, in Lahaina.  Pioneer Mill 
cane cars conveniently transported pineapples to this processing plant. 
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Throughout most of the 20th Century, populations in the area of the proposed site were 
centered by three plantation camps: Honoköwai, Mähinahina, and Kahana.  Honoköwai 
Camp probably dates to the 1880s.  Kahana Camp probably dates to the extension of the 
Pioneer Mill Co. railroad around 1919.  The closest camp, Mähinahina Camp, was east of 
the Pulelehua site, situated just below the Honoköhau Ditch and well outside of the 
Pulelehua site.  Mähinahina Camp probably dates to the construction of the ditch around 
1904 and residents of this camp probably provided maintenance for the ditch and 
adjacent pineapple fields.   
 
Previous Archaeology.  No previous archaeological studies have been undertaken within 
the Pulelehua community site; however, numerous studies have been completed in the 
vicinity.  Information obtained from previous archaeological and historical studies in the 
vicinity indicates that prehistoric and historic remains may be located along the coastal 
areas of Mähinahina 1, 2, 3, Mähinahina 4, and Kahana ahupuaÿa, and in Mähinahina 1, 
2, 3, Mähinahina 4, and Kahanaiki gulches.  However, due to previous disturbances from 
pineapple cultivation, no prehistoric surface remains are expected on the plateau area of 
Pulelehua.  Based on the results of previous archaeological work in the vicinity, sites 
expected in the gulches include features associated with prehistoric and historic 
agricultural and habitation.  Types of prehistoric sites could include terraces, walls, 
platforms, and cultural deposits.  Historic remains expected in the gulches include features 
associated with ranching and agricultural activities including walls and terraces. 
 
Results of Fieldwork.  Results of the surface survey of the Pulelehua community site 
revealed no significant surface cultural manifestations with the exception of a plantation-
era irrigation flume in Mähinahina 1, 2, 3 Gulch and isolated surface artifacts.  Although 
not required by the SHPD, the archaeologists conducted subsurface testing by backhoe in 
the cultivated portion of the Pulelehua community site to determine the presence or 
absence of subsurface cultural remains or deposits and to examine the general nature of 
the stratigraphy. 
 
The irrigation flume is located in Mähinahina 1, 2, 3 Gulch near the southeastern 
boundary of the Pulelehua site where Mähinahina Gulch forks to Mähinahina 1, 2, 3 
Gulch to the north and Mähinahina 4 Gulch to the south.  The flume, constructed in 1898 
by Pioneer Mill to transport water to the sugarcane fields, extended across and along the 
slope of the gulch. It was constructed of semicircular galvanized iron and wooden braces 
and trestles.  By 1917, the flume had deteriorated and was replaced with tunnels. 
 
Isolated artifacts, including a basalt hammerstone (Artifact #1) and two glass medicine 
bottles (Site 5641 and Artifact #3), were recovered from the surface of the Pulelehua site.  
Artifact #1 was found on the surface of a pineapple field access road in the southeastern 
the site.  It measured 47 mm in diameter and 26.8 mm in thickness, and weighed 87.39 g.  
This discoidal-shaped hammerstone exhibited battering around the perimeter edges and 
polished surfaces.  This artifact may have had a dual function as an ÿulu maika. 
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A historic surface artifact scatter was identified along the edge of a cut slope below the 
pineapple fields in the north central portion of the Pulelehua site. Sparse amounts of glass 
fragments from beer bottles and unidentified fragments were identified in the scatter.  Two 
intact medicine bottles (Site 5641 and Artifact # 3) were collected from this scatter. 
 
Site 5641 is a complete clear glass medicine bottle with a cork closure. It measured 113.3 
mm high, 43.7 mm wide at the base, 20.1 mm in diameter at the opening, and 27.8 mm 
thick at the base, and weighed 83.38 g.  It was embossed with “44” and “U.S.A.”, and a 
maker’s mark of a triangle with the letters “WT” on the base.  This bottle was 
manufactured in 1944 by the Armstrong Cork Company, Glass Division. 
 
Artifact #3 is a complete, clear glass, fully automatic, medicine bottle with a thread screw 
closure. It measured 100 mm high, 32 mm wide at the base, 15.5 mm in diameter at the 
opening, and 24.5 mm thick at the base, and weighed 59.55 g.  It was embossed with 30 
c.c. on the base. This type of bottle was manufactured after 1930. 
 
Due to extensive previous disturbances from pineapple cultivation, backhoe trenching 
was conducted to determine presence/absence and extent of subsurface cultural remains.  
A total of 20 backhoe trenches (T1 through T20) were excavated in selected areas 
throughout the parcel. Several of these trenches (T5 and T20) were excavated in the 
vicinity of surface artifacts to determine the source of these finds.   
 
Trenches 1-5 were placed south of Mähinahina 1, 2, 3 Gulch along roadways in between 
pineapple fields. T5 was located in the vicinity of Artifact #1.  T6-10 were placed in a 
fallow pineapple field between Mähinahina 1, 2, 3 Gulch and Akahele Street, and T11-14 
were placed in a fallow pineapple field between Akahele Street and existing pineapple 
fields.  T15-20 were placed south of Kahanaiki Gulch along roadways in between 
pineapple fields. T20 was located near the historic surface artifact scatter.  No cultural 
remains or deposits were encountered in any of the trenches. 
 
Potential Impacts 
 
The Pulelehua community is not expected to have an impact on archaeological resources.  
The results of the archaeological inventory survey of the Pulelehua community site 
(Archaeological Services Hawaii, LLC 2004) did not reveal any significant surface cultural 
manifestations with the exception a plantation-era irrigation flume and three isolated 
surface artifacts, two from the 20th century.  Historical research indicates that historical 
residential structures or compounds, while present in adjacent coastal areas, were 
probably never located within the Pulelehua community site. 
 
Based on the negative results of subsurface testing, together with evidence for previous 
disturbances in the region area from pineapple cultivation, Archaeological Services 
Hawaii, does not recommend further inventory-level archaeological work for the 
Pulelehua community site.   
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Mitigative Measures 
 
The plantation-era irrigation flume (Site 5553), in Mähinahina Gulch is situated outside 
the proposed community site and will not be impacted by the Pulelehua community.  
Thus, Archaeological Services Hawaii, LLC, does not recommend further work for the 
flume.  However, due to the presence of isolated surface artifacts, and Mähinahina Camp 
in the vicinity, archaeological monitoring is recommended during initial construction 
activities to document any subsurface cultural remains or deposits underlying the till zone.  
Prior to commencing any construction activities, an archaeological monitoring plan will 
be prepared for approval by SHPD. 
 
Maui Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding the preservation of archaeological and historic sites should any sites be 
found during construction.  Should historic remains such as artifacts, burials, 
concentrations of shell or charcoal be encountered during 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 the SHPD 
which will assess the significance of the find and recommend appropriate mitigation 
measures, if necessary. 
 
The SHPD reviewed the archaeological inventory survey report, concurred with the 
recommendations, and found the report to be acceptable.  
 
4.2 CULTURAL RESOURCES 
 
Existing Conditions 
 
Maria E. Kaÿimipono Orr conducted a cultural impact study/assessment of the Pulelehua 
community site to gather information about traditional cultural practices and pre-historic 
and historic cultural resources that may be affected by the Pulelehua community (Orr 
2004).  The cultural impact study/assessment is summarized below.  Appendix G contains 
the full study. 
 
Ancient Land, Water and Marine Resources and Use.  The traditional literature has a 
sparse amount of information about Mähinahina; the goings and comings of various aliÿi 
nui, their families and their adventures and the makaÿäinana, the people who cared for the 
land.  Archaeological studies have revealed that fishing villages or settlements were along 
the coastal lands of the Käÿanapali District; the earliest dates (ca. AD 610) were in 
Honokahua. This area of Honokahua and Honolua has perennial streams that supported 
kalo loÿi (wet land taro terraces), as did neighbor ahupuaÿa Honoköwai. Other streams in 
the district had seasonal flows of water. According to native and foreign Land Commission 
Awards (LCA) testimonies, these valley/gulch and kula lands appeared to have supported 
the cultivation of maiÿa or banana (Musa xparadisiaca spp), olonä (Touchardia latifolia), 
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sweet potato, dry land taro, hala (Pandanus spp), kukui (Aleurites moluccana), milo 
(Thespesia populnea) and kou (Cordia subcordata).  
 
There were only two recorded fishponds in the Käÿanapali District, one was at 
Honoköwai, bordering Mähinahina and the other was at the mouth Kahana Nui Stream. 
However, both Mähinahina and Kahana had kahawai (stream, creek, valley, gulch, 
whether wet or dry) where fresh water drained into the ocean supporting the life cycles of 
several species of fish and limu (seaweed); referred to as Mähinahina Gulch, Kahana Nui 
Gulch and Kahana Iki Gulch). 
 
The district also had several known heiau (structure of worship), alluding to organized and 
complex social and religious systems, above the ordinary scope of the personal and 
occupational koÿa (shrines). However, by the time researchers were able to study the area 
in the late 1800s and early 1900s many more were suspected to have been destroyed by 
historic use of the lands.  According to previous archaeological surveys, almost all traces 
of the ancient period in Mähinahina-Kahana have been destroyed with the exception of a 
few stone remnants in the Kahana Gulches and a cultural deposit in the Mähinahina 
Gulch.  Carbon dating analysis of charcoal specimen from Site #255 in Mähinahina Gulch 
indicates an occupation date of AD 1150, with a pre-contact occupational time span of 
AD 1150 to 1778. 
 
Historic Land, Water & Marine Resources and Use.  The native and foreign testimonies 
and registers of the Mahele land claims process provide a view of lands already in 
transition. Seventy years had passed since first contact by Captain Cook, and 28 years had 
passed since the missionaries arrived. The devastating sandalwood era was winding down, 
but not before heavily modifying the landscape by denuding the upper forests and kula 
lands. According the testimonies, much of the kula lands were converted to pasture; this 
was followed by mono-crop agricultural practices—the cultivation of sugar cane and 
pineapple, which also radically modified the natural landscape with infrastructural roads, 
railways, bridges, ditches, tunnels, plowing and rock crushing.  This was the land history 
of Mähinahina as well.  The Mähinahina house lots mentioned in the testimonies were 
either destroyed before or during the sugar plantation era.  One modified house from the 
sugar plantation’s Mähinahina Camp is currently utilized by Honolua Plantation 
employees, along with two transported houses from Fleming’s Beach (Honolua area).  
However, these are mauka and well outside of the Pulelehua lands.  
 
The Pulelehua lands were at one time leased by Pioneer Mill Company and cultivated 
with sugar cane.  In the late 1980s, the lands were part of a land exchange and 
subsequently cultivated with pineapple. The lands now border the Kapalua West Maui 
Airport (mauka) and the Cane Haul Road (parallel to the Honoapiÿilani Highway) and 
straddle Akahele Street that leads to the airport. The northern boundary is the Kahana 
drainage (Kahana Iki Gulch).  Both sections, on either side of Akahele Street are currently 
fallow pineapple fields.  A section of Pulelehua is located south of the Mähinahina Gulch 
drainage and is currently cultivated in pineapple. 
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The Mähinahina-Kahana drainages (valleys, gulches, gullies, streambeds) were seasonal 
and fell victim to the alien vegetation transported as seeds by cattle, goats and pigs, etc. 
Today they are inundated with predominantly alien grasses, shrubs and trees; a few kukui 
trees were observed in the gulches within the Pulelehua area.  However, the upper 
gulches and lands still have cultural resources in the way of flora, fungus, and feral pigs. 
The Kahana drainage has a few remnants of the early historic period (stone animal pens); 
and the Mähinahina drainage has a remnant wooden flume from the sugar plantation 
period.  The Honolua Ditch continues to traverse Mähinahina (underground and mauka). 
Desiltation basins were constructed in both the Mähinahina Gulch and Kahana Iki Gulch, 
and in the section north of Akahele Street (Pöhaku-Käÿanapali Basin).  
 
Coastal waters in the Mähinahina-Kahana region (makai of the Pulelehua site) have a long 
history of prolific marine resources (fish, turtles, lobster, crabs and seaweed).  The waters 
of Mähinahina-Kahana are still fished by families representing several generations in the 
area, as well as newcomers. However, the cultural interviewees felt that the ocean is 
dying (diminished resources—fish, lobster, crabs, seaweed—and coral are dying).  
 
Survey Findings (Cultural Practices).  It is evident that at one time the lands of 
Mähinahina-Kahana, which include the Pulelehua lands, were part of an ancient 
Hawaiian life system.  Previous archaeological surveys in the vicinity revealed evidence of 
possible burials, hearths, temporary habitation shelters (Kahana Gulch) and cultural 
deposits (Mähinahina Gulch), indicating a multi-use of the lands.  A cultural practice of 
these lands at one time was growing sweet potato, a staple for the ancient people of this 
area, as well as cultivating bananas, olonä, hala and possibly dry-land taro.  There are no 
traces of these plants now within the Pulelehua community site.  Hawaiians also made use 
of the flora that grew in the gulches, valleys and mountains, such as kukui, ÿöhiÿa, fungus, 
and lama, for medicines, food, crafts, and lumber.  These resources are still sought after 
today. However, other than a few kukui trees in the gulches, none of these plants exist 
today on Pulelehua community site. 
 
The most significant cultural practices in the vicinity of the Pulelehua community area, but 
outside of the Pulelehua site, that continue today are fishing and sea-gathering (i.e., 
limu/seaweed, ÿopihi, wana/sea urchins, and sea cucumber). 
 
Potential Impacts 
 
Pulelehua is not expected to impact cultural resources.  The cultural impact 
study/assessment concludes (in part): 
 

The lands within the project area were heavily impacted by the historic 
activities of the 19th and 20th centuries.  Any cultural sites and/or resources 
would have been destroyed or buried by ranching, sugar, and pineapple 
plantation activities; therefore there will be no adverse impact to any 
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cultural resources on Pulelehua lands…Since there are no resources on 
Pulelehua lands, there will be no adverse effects to cultural practices. 

 
A concern of people interviewed for the cultural impact study/assessment was the 
potential impact from the Pulelehua community to marine resources and cultural fishing 
practices due to: 1) runoff and silt; and 2) seepage of pesticides and fertilizers from yards 
into the groundwater and eventually the ocean. 
 
Another concern of people interviewed relates to cultural resources that may be in the 
gulches and access to the gulches and mauka lands.  People interviewed felt that the 
Pulelehua community could impede access to these areas. 
 
Mitigative Measures 
 
Pulelehua is not expected to impact marine resources and cultural fishing practices and 
may actually improve existing nearshore water quality conditions.  All additional runoff 
due to the community will be retained on site with no increased flow into the existing 
drainage ways, desilting basins, and the ocean.  Section 4.9.2 contains additional 
information on drainage, potential impacts, and mitigative measures. 
 
Results of a nearshore water quality study conducted for this EIS (see Section 3.6 and 
Appendix C) conclude that Pulelehua has the potential to improve near shore water 
quality relative to agricultural use of the lands.  The study concludes that it is likely that 
sedimentation discharge to the ocean will be significantly less with Pulelehua compared 
to agricultural uses.  This is because, unlike agricultural lands which are periodically 
plowed or fallow, and thus exposed to rainfall and erosion, residential uses provide more 
stable soil retention qualities in the form of fixed landscaping, roads, and buildings.  Thus 
with residential uses, the existing level of runoff flows from the site will contain much less 
sedimentation than the current conditions with agricultural uses. 
 
The nearshore water quality study also concludes that with the change to residential uses 
subsidies of nutrients delivered to the ocean are expected to decrease.  Study results 
indicate that the nearshore area makai of Pulelehua is presently receiving nutrients from 
groundwater.  The major source of these nutrients is likely from the long-term percolation 
of fertilizers used on the agricultural fields of West Maui.  With the change from 
agricultural uses to residential uses there is likely to be a decrease in the flux of nutrients 
(e.g. fertilizers) to the ocean.  It has been shown that the greatest contribution of nutrients 
to groundwater from human activities on West Maui is from agriculture.  On the other 
hand, golf courses, resort, and residential development provide a relatively small 
contribution (Soicher and Peterson 1997).  Since Pulelehua will replace agriculture uses 
with residential uses, the overall subsidies of nutrients delivered to the ocean are expected 
to decrease. 
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Other than kukui trees in the gulches, there are no known cultural resources on the 
Pulelehua site.  No uses are proposed in Kahanaiki (north) or Mähinahina (south) Gulch 
other than limited infrastructure that may be necessary.  Pöhaku-Käÿanapali Gulch, the 
shallow gulch that bisects the site, is proposed to be left in open space with areas 
designated for playfields and a community garden.  Access to gulches and mauka lands is 
discussed below, in the next section. 
 
The archaeological survey did not find any significant surface cultural manifestations with 
the exception a plantation-era irrigation flume and isolated surface artifacts.  In addition, 
subsurface archaeological testing of 20 backhoe trench excavations did not reveal any 
subsurface cultural remains.  Maui Land & Pineapple Company, Inc., and its contractors 
will comply with all laws and rules regarding the preservation of archaeological and 
historic sites should any sites be found during construction.   
 
4.3 ACCESS AND TRAILS 
 
Pulelehua site is not along the shoreline, nor does it provide primary access to the 
mountains.  The site has been in pineapple cultivation for several decades.  Because of 
this, access to, and use of, the area by the public has been limited.  There are no known 
traditional trails through the property; however, there are existing cane roads that provide 
access to specific agricultural fields.  Currently, due to agricultural operations, the area is 
fenced and gated; however, access is allowed with a permit. 
 
Maui Land & Pineapple Company, Inc., grants requests for access to its West Maui lands.  
Request for access are typically for gathering or harvesting, fishing, research, recreation, or 
other activities.  Visitors granted access are given a key to a specific gate and must return 
the key within an allotted time. 
 
Potential Impacts and Mitigative Measures 
 
Relative to the agricultural use of the majority of the site, the establishment of the 
Pulelehua community will make the area more accessible and will not impede access to 
mauka lands. 
 
Pulelehua will not be a gated community and its trails and parks will be open for all Maui 
residents to enjoy.  There will be approximately 123 133 acres of parks in Pulelehua, 
including trails, ball fields, neighborhood parks, community gardens, and open space 
gulches. 
 
Creation of the Pulelehua community will not change Maui Land & Pineapple Company, 
Inc.’s current practice of allowing access its West Maui Lands with permission. 
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4.4 TRANSPORTATION 
 
Hall Planning and Engineering, Inc., prepared a transportation report to analyze the 
impacts the Pulelehua community on the regional transportation system.  Existing 
transportation conditions in the area were analyzed, followed by the most comprehensive 
analysis of West Maui’s proposed future development to date.  Twenty-four proposed 
projects (excluding Pulelehua) were analyzed separately and then combined to estimate 
cumulative “background” traffic growth using computer-based traffic modeling software. 
Then Pulelehua’s projected trips were determined and added to “background” traffic to 
evaluate the cumulative impact on the traffic network in the future.  This analysis covered 
10 miles of State highways and included over a dozen major intersections.  Key elements 
of the report are summarized below.  The complete report is included in Appendix H. 
 
Existing Conditions 
 
Honoapiÿilani Highway forms the makai boundary of the Pulelehua site.  As the primary 
roadway in area, Honoapiÿilani Highway provides regional access within West Maui, and 
connects to other regional highways serving other parts of Maui.  North of the intersection 
of Lower Honoapiÿilani Road, Honoapiÿilani Highway is a two-way, two-lane, undivided 
roadway with a 45 mile per hour (mph) posted speed limit, with most vehicles actually 
traveling at higher speeds.  From the intersection of Lower Honoapiÿilani Road south to 
Dickenson Street in Lahaina, Honoapiÿilani Highway is a two-way, four-lane undivided 
roadway.  South of Dickenson Street, Honoapiÿilani Highway continues as a two-way, 
two-lane, undivided roadway. 
  
Akahele Street bisects the Pulelehua community site and connects Honoapiÿilani Highway 
with the Kapalua West Maui Airport.  The Honoapiÿilani Highway/Akahele Street 
intersection is signalized and has auxiliary right turn lanes and signalized left turn lanes on 
all approaches.  In the mauka direction, Akahele Street provides access to Kapalua West 
Maui Airport.  In the makai direction, Akahele provides access to the Mähinahina area. 
 
In addition to Akahele Street, principal intersections in the Pulelehua vicinity include: 
 

• Näpilihau Street/Honoapiÿilani Highway—north of Akahele Street. Näpilihau Street 
is a two-way, two-lane, road with a 20 mph posted speed and a signalized 
intersection.  In the makai direction, Näpilihau Street provides access to the Näpili 
Shopping Center and the Näpili area.  In the mauka direction, Näpilihau Street 
provides access to the Maui Pineapple Company base yard. 

 
• Hoÿohui Road/Honoapiÿilani Highway—north of Akahele Street.  Hoÿohui Road is a 

two-way, two-lane road with a 20 mph posted speed and a signalized intersection. 
In the mauka direction, Hoÿohui Road provides access to the Kahana Ridge 
subdivision.  In the makai direction, Hoÿohui Road provides access to the Kahana 
Gateway Shopping Center and the Kahana area. 
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• Lower Honoapiÿilani Road/Honoapiÿilani Highway—south of Akahele Street.  It is a 
signalized intersection with signalized left turn lanes in all directions and auxiliary 
right turn lanes heading southbound from Lower Honoapiÿilani Road.  In the mauka 
direction, Lower Honoapiÿilani Road provides access to County of Maui 
Wastewater Treatment Facility.  In the makai direction, Lower Honoapiÿilani Road 
provides access to the Honoköwai area. 

 
Based on traffic counts and standard traffic engineering analysis, the transportation report 
found that Honoapiÿilani Highway operates well at the principal intersections listed above 
in the critical AM and PM peak hours, meaning traffic at the intersections does not 
experience long delays. 
 
In addition to the principal intersections listed above, the transportation report provided 
analysis on the current travel quality of Honoapiÿilani Highway from Office Road in 
Kapalua to ÿAholo Road in Lahaina.  This segment of Honoapiÿilani Highway includes the 
Lahainaluna intersection.  The analysis found that Honoapiÿilani Highway operates at 
acceptable levels with brief slowdowns during peak hours of the day, but there is 
congestion at the intersection of Honoapiÿilani Highway and Lahainaluna Road.  This is 
exclusive of traffic accidents that occasionally congest West Maui roads. 
 
Currently, the Honoapiÿilani Highway corridor is pedestrian-unfriendly, due to a lack of 
sidewalks and relatively high traffic speeds.  The area makai of the Akahele/ Honoapiÿilani 
intersection on Lower Honoapiÿilani Road does display some walkable features, including 
sidewalks and crosswalks, but high speeds hamper pedestrian comfort. 
 
Potential Impacts 
 
An objective of Pulelehua is to create homes for Maui’s working families near 
employment centers.  Many employees at the Käÿanapali and Kapalua resorts and other 
businesses in West Maui currently commute from Central Maui or other regions.  
Providing the opportunity for workers to afford a home near their jobs is expected to 
decrease commuting to and from West Maui, lessen traffic congestion, reduce stress, 
allow more family and recreation time, lessen pollution, and improve overall quality of 
life for not only Pulelehua residents, but for Maui residents in general. 
 
Providing homes near employment also allows workers more transportation options to get 
to work, such as walking and bicycling, and makes public transportation more feasible by 
clustering populations and destinations within in a defined area along a practical route.  
The compact design of Pulelehua will further contribute to the feasibility of public 
transportation by providing a concentrated population within a walkable community, thus 
enabling many people to walk a short distance to get to a transit stop. 
 
The traditional neighborhood design of Pulelehua will also serve to minimize trips onto 
Honoapiÿilani Highway as many essential services needed by Pulelehua residents will be 
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within walking and biking distance, such as stores, restaurants, parks, and a school.  Thus, 
unlike in a conventional subdivision, Pulelehua residents will not need to drive to areas 
outside of Pulelehua for all their daily needs.  Walking and bicycling will be a way of life 
for Pulelehua residents. 
 
However, it is recognized that many of these potential positive impacts are not 
quantifiable or predictable.  To gain an understanding of future regional traffic impacts 
after the build out of Pulelehua in 2011, the traffic report analyzed current traffic 
conditions using standard traffic engineering methods and projected future growth in 
traffic conditions both without and with Pulelehua. 
 
Regional Impacts Summary.  To predict cumulative future regional traffic impacts, the 
Pulelehua transportation report identified 25 developments, including Pulelehua, that are 
projected to be built or under construction in the West Maui region by 2011.  Table 2 lists 
these proposed projects along with the number of units expected to be built by the time 
Pulelehua is completed in 2011.  Where available, traffic projections from Traffic Impact 
Analysis Reports (TIARs) for these other projects were included in the analysis. 
 
Taking Pulelehua out of the mix, the traffic impacts of the developments in Table 2 were 
analyzed using generally accepted planning and engineering methods.  For the 
Honoapiÿilani Highway corridor (from Office Road in Kapalua to ÿAholo Road in Lahaina), 
trip generation analysis determined that future projects would generate a total of 1,765 
new external trips during the AM peak hour and 1,736 new external trips during the PM 
peak hour. 
 
It is important to note that not all of these trips will be distributed (travel) along the entire 
length of the Honoapiÿilani Highway corridor.  For example, some cars may enter 
Honoapiÿilani Highway at Hoÿohui Road and travel north toward Kapalua.  Other cars 
entering Honoapiÿilani Highway from Hoÿohui Road will travel south.  Some of these 
south-bound cars will turn off Honoapiÿilani Highway at Käÿanapali Parkway or other 
points.  Still others will continue on to Lahaina and turn off Honoapiÿilani Highway at 
Lahainaluna Road or other points, or continue on to the “other side.”  Thus, not all of the 
projected peak hour trips will be on all segments of the Honoapiÿilani corridor. 
 
To analyze the trip distribution along the Honoapiÿilani corridor, the traffic engineers 
looked at specific segments of Honoapiÿilani in relation to proposed new developments to 
determine where cars would be entering and exiting the highway.  With the proposed 
developments listed in Table 2 (excluding Pulelehua), the analysis shows increases in 
traffic on average of about 200 peak hour trips on any given segment of Honoapiÿilani 
Highway. The projected non-Pulelehua trips impact Honoapiÿilani Highway as 
“background” traffic growth that is assumed to occur, with or without the creation of 
Pulelehua.  The traffic analysis indicates that Honoapiÿilani Highway will continue to 
function adequately with these developments through the 2011 build-out year.   
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Table 2:  West Maui Projects Included in the Cumulative Pulelehua Traffic Analysis 

Project 
# Project Name Location Proposed Buildout 

Estimated 
Development by 

2011 

1 Honolua Ridge North of Kapalua Phases I & II; 49 SF lots 25 units 

2 Kapalua Mauka Kapalua;  mauka of 
Honoapiÿilani Hwy. 

690 units; 390 SF; 300 MF 
most units resort residential 

75 SF 
90 MF 

3 Pailolo North Kahana/Näpili 25 SF units 25 SF units 

4 Maui Preparatory 
Academy 

Mauka of Honoapiÿilani 
Hwy; Mähinahina area 

540 students; pre-K to Grade 
12 

540 students; pre-K to 
Grade 12 

5 Villas at Kahana 
Ridge 

Kahana Ridge 117 MF units 117 MF units 

6 Pulelehua Mähinahina mauka of 
Honoapiÿilani Hwy 

882 mixed residential units; 
318 potential ohana units, 

commercial, public.  (1,218 
units residential units were 

assumed for the 
transportation analysis, based 

on initial scenarios) 

882 mixed residential 
units; 318 potential 

ohana units, 
commercial, public.  

(1,218 units 
residential units were 

assumed for the 
transportation 

analysis, based on 
initial scenarios) 

7 Maui Breakers Mähinahina 90 MF units 90 MF units 

8 DHHL Honoköwai Honoköwai/next to 
Pulelehua 

411 SF units 0 units 

9 Marriott expansion Käÿanapali 303 addl. timeshare units; 
336 fewer hotel rooms 

457 timeshare units; 
55 hotel rooms 

10 Hyatt expansion Käÿanapali 173 lockout units and 153 
timeshare 

153 timeshare and 43 
lockout units 

11 Kihune Näpili 20 MF units 20 MF units 

12 Intrawest North Beach 
Lot 4 

700 MF units 700 MF units 

13 Kä’anapali 2020 
Käÿanapali; mauka of 
Honoapiÿilani Hwy. 

1,257 SF; 1,163 MF; 390 
mixed-use MF; commercial; 

public; golf 
200 SF; 200 MF 

14 Starwood North Beach 
Lot 2 

258 MF units + 258 lockout 
units 

258 MF units + 65 
lockout units 

15 Palisades at 
Kä’anapali 

Käÿanapali mauka of 
Honoapiÿilani Hwy, 

132 SF units 132 SF units 

16 Land Tech Käÿanapali 18 SF units 18 SF units 

17 Villages at Leialiÿi West Maui 
4,846 units; 2006 SF 2840 

MF 104 SF 
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Project 
# Project Name Location Proposed Buildout 

Estimated 
Development by 

2011 

18 
West Maui 

Resource Center -- 
Phase II 

Above Lahaina Regional 
Park 

16 units transitional housing; 
10 units long-term housing 26 units 

19 Lökähi Pacific Lahaina 12 SF units 12 SF units 

20 Waineÿe Village Lahaina mauka of 
Honoapiÿilani Hwy 

575 units; 400 SF; 175 MF 100 SF; 60 MF 

21 Plantation Inn Lahaina 14 MF units 14 MF units 

22 Puÿunoa Village Lahaina, mauka of 
Honoapiÿilani Hwy 

268 SF units 0 units 

23 Mäkila Launiupoko 40 SF units + 40 Ohana units 40 SF units + 40 
Ohana units 

24 Olowalu Olowalu 20 SF units + 20 Ohana units 20 SF units + 20 
Ohana units 

25 Ukumehame Ukumehame 46 SF units + 46 Ohana units 46 SF units + 46 
Ohana units 

 
Pulelehua Transportation Analysis.  When built as planned, by 2011, Pulelehua will 
generate 745 new AM peak hour external trips, and 987 new PM peak hour external trips. 
 
Again, it is important to note that not all of these trips will be distributed along entire 
length of the Honoapiÿilani Highway corridor; some cars from Pulelehua will be traveling 
north toward Kapalua, others will be traveling south, but not all of these cars will travel all 
the way through Lahaina and on to the “other side.”  For example, during the AM peak, it 
is projected that only about 98 cars from Pulelehua will travel through the Lahainaluna 
intersection and only 49 of these will then travel beyond Shaw Street. 
 
The distribution of Pulelehua trips along the Honoapiÿilani corridor indicates that 
Pulelehua is expected to add an average of approximately 150 peak hour trips on any 
given segment of Honoapiÿilani Highway.  Combined, Pulelehua and all other projected 
developments will add an average of about 350 peak hour trips on any given segment of 
Honoapiÿilani Highway.  More specifically, the segments closer to Pulelehua will receive 
a higher number of trips, on the order of 400 trips, while areas further to the north or south 
will receive fewer trips, on the order of 50 trips.   
 
These are conservative estimates, i.e., actual trip generation may be much lower.  Due to 
the walkability of Pulelehua’s traditional town plan, many of these trips will be captured 
on-site, rather than become external trips.  Since the ITE (Institute of Transportation 
Engineers) trip-generation rates are based on data collected in suburbs where automobiles 
are essential for every trip, these rates underestimate the number of trips that will remain 
on-site in a walkable community such as Pulelehua, which in turn overestimates the 
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number of trips that will travel the public roadway network, primarily Honoapiÿilani 
Highway.  Below are several additional site-specific conditions which further contribute to 
the conservative estimate of trip generation: 
 

• The unit count used for Pulelehua assumes all ohana units that can be built by 
future residents will be built by 2011.  However, these ohana units will be 
constructed at the discretion of the lot purchaser, and it is unlikely that all units will 
actually be built.  

• Currently, some West Maui employees reside outside of West Maui, and it is 
expected that a percentage of these employees will move to Pulelehua, reducing 
the vehicle trips coming into West Maui on Honoapiÿilani Highway.  This work trip 
shift is not included in the analysis.   

• Trips generated by Pulelehua parents taking their children to school may be 
overstated due to the public DOE elementary school within Pulelehua.  It is 
expected the school will have significant positive impact on travel on 
Honoapiÿilani Highway as elementary school children residing approximately north 
of Käÿanapali, including Pulelehua children, will not have to travel to the Lahaina 
area for school. 

• The Lahaina Bypass and Honoapiÿilani Highway four-laning projects were not 
included in the analysis since no construction schedule for these projects has been 
set.  However, if constructed, these projects will have a mitigating effect on any 
Pulelehua transportation impacts. 

 
Additional Analysis  
 
In response to several comments on the Draft EIS, the following additional analysis 
regarding Pulelehua traffic impacts is provided: 
 
Traffic Impact South of Lahaina.  The transportation report analyzed a 10-mile portion of 
Honoapiÿilani Highway, from Office Road in Kapalua to Shaw Street in Lahaina.  After 
Shaw Street in Lahaina, there are two un-signalized intersections (Aholo Road and Front 
Street) and one signalized intersection at Launiupoko.  While the transportation report 
does not specifically analyze the intersections south of Shaw Street, it does provide 
projections of Pulelehua-generated traffic that will be traveling north or south bound on 
Honoapi’ilani Highway and through the Shaw Street intersection in the AM and PM peak 
hours. 
 
In the AM peak hour, approximately 49 cars from Pulelehua (southbound) will travel on 
Honoapiÿilani Highway through the Shaw Street intersection and beyond.  Thus if it is 
assumed that none of these cars turn off the highway between Shaw Street and Mäÿalaea, 
49 cars from Pulelehua will travel on Honoapiÿilani Highway around the Pali to other 
parts of Maui. 
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In the northbound direction (traveling to Pulelehua), approximately 52 Pulelehua-bound 
cars on Honoapiÿilani Highway will cross the Shaw Street intersection during the AM peak 
hour.  Thus if it is assumed that these cars did not enter Honoapiÿilani Highway from some 
points between Shaw Street and Mäÿalaea, 52 cars will travel on Honoapiÿilani Highway 
from Mä’alaea or other parts of Maui.   
 
Using the same assumptions, in the PM peak hour, 42 cars from Pulelehua will travel on 
Honoapiÿilani Highway around the Pali to other parts of Maui and 113 cars from other 
parts of Maui will travel to Pulelehua from Mäÿalaea or other parts of Maui. 
 
This information is summarized below in table format: 
 

Estimated Trips To/From Pulelehua Traversing the Pali 
 AM Peak Hour PM Peak Hour 
From Pulelehua (southbound) 49 42 
To Pulelehua (northbound) 52 113 

 
Level of Service Concept. The Level of Service (LOS) traffic engineering concept is 
explained on page 2 of the transportation report included in the Draft EIS.  As explained, 
there is a common misconception that LOS designations are like school grades, in which 
D is worse than C, C is worse than B, and A is best of all.  In urban areas a LOS of D is 
typically considered acceptable for peak conditions.  This is because roads are very 
expensive to build, and once built, they must be heavily used to help justify the cost of 
construction.  A road that operates at LOS A at all times is a road that has been over-built 
for local traffic conditions.  Even during peak traffic hours, a road at LOS A carries only a 
fraction of its vehicle capacity, which is a highly inefficient use of scarce transportation 
funding.  Comparatively, a road that operates at LOS C or D carries many trips for its size 
and represents a more efficient use of transportation funding.  At LOS C or D, the road will 
be congested during peak travel times, but will also carry a measurable amount of traffic 
during off-peak times.  Such roads represent a better fit between the desire to travel freely 
on the road and the expense of building new roads.  For this reason, many communities 
adopt LOS D as their standard LOS for roads and streets.   
 
Comparison of the 2011 “with Pulelehua” scenario with the 2011 “without Pulelehua” 
scenario shows that the majority of intersections will operate at the same LOS with or 
without Pulelehua.  In other words, considering all the other projected projects taken into 
account in the transportation report, Pulelehua will not substantially change the LOS at 
most intersections.  Table 19 on page 52 in the transportation report is an example of this, 
showing the same LOS at intersections with or without Pulelehua. 
 
Traffic Counts. Traffic counts taken for Pulelehua were compared with counts taken and 
traditional peak periods for other traffic impact studies in the area and with State 
Department of Transportation (DOT) data.  The volumes were comparable.  While it is 
possible that tourism was affected by the invasion of Iraq, this usual factor was not 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 71

considered in the traffic counts.  However, based on a comparison with other counts 
taken and traditional peak periods traffic impact studies and DOT data, the Pulelehua 
traffic volumes were comparable. 
 
Trip Generation Rates. Trip generation was performed using ITE (Institute of 
Transportation Engineers) trip generation rates.  These are standard rates used by traffic 
engineers throughout the country.  Based on the professionally acceptable trip generation 
procedure, 986 vehicle trips are generated during the PM peak hour and 745 vehicle trips 
during the AM peak hour are reasonable trip generation estimates. 
 
Given the walkable design of Pulelehua, the ITE rates probably overestimate the external 
automobile trip generation, so using these rates represents a very conservative trip 
generation estimate. 
 
Commercial and School Traffic. Traffic projections of the transportation report include 
projections of traffic generated from Pulelehua’s school and neighborhood commercial 
uses.  ITE trip generation rates were used to project future conditions.  These are standard 
rates used by traffic engineers throughout the country. 
 
Trip Distribution. Trip distribution percentages were formulated from professional 
experience and judgment of the Pulelehua traffic engineers.  To enhance this knowledge, 
multiple traffic impact reports for the area were studied to discern detailed distribution 
patterns. 
 
Effect on Drive Times. It is estimated that a trip through Lahaina during the PM peak hour 
will take approximately 14 seconds longer if Pulelehua is built.  It is estimated that a trip 
from Lahaina to Kapalua during the PM peak hour will take approximately 24 seconds 
longer if Pulelehua is built. 
 
Intersections Most Impacted. Because the transportation report considers trip generation 
as originating and terminating from Pulelehua, the intersections closest to Pulelehua are 
the most impacted.  As traffic is distributed further from Pulelehua, impacts lessen 
significantly, as not all Pulelehua vehicles travel the entire length of Honoapiÿilani 
Highway. 
 
Traffic Signals. Traffic volumes projected in the transportation report at the new Pulelehua 
intersections do not warrant signals.  Traffic signals are usually warranted when traffic 
volumes reach specific established levels.  The new intersections will require acceleration 
and deceleration lanes, which Maui Land & Pineapple Company, Inc., will provide. 
 
Less Pulelehua Intersections.  Providing fewer Pulelehua connections to Honoapiÿilani 
Highway would result in long cueing times at the limited intersections, thus requiring 
more side street green time at Akahele Street and interrupting smooth traffic flow on 
Honoapiÿilani Highway.  Multiple access points distribute site-oriented traffic more 
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evenly, resulting in smoother flowing traffic conditions.  In addition, multiple connections 
provide for multiple routes for reaching destinations within Pulelehua and the Kapalua 
West Maui Airport, thereby reducing unnecessary traffic circulation on Honoapiÿilani 
Highway. 
 
Public Safety. The posted speed limit on Honoapiÿilani Highway in the vicinity of 
Pulelehua is 45 miles per hour, but most vehicles exceed this limit.  This is partially due to 
the design of Honoapiÿilani Highway with wide travel lanes and shoulders.  If a road is 
designed to provide a high level LOS during peaks hours, it is very likely that people will 
speed during off-peak hours because the road is too wide based on the non-peak hour 
traffic loading. 
 
The Pulelehua street intersections with Honoapiÿilani Highway will be engineered and 
designed according to all applicable Federal, State and County standards.  The new 
intersections will require acceleration and deceleration lanes, which Maui Land & 
Pineapple Company, Inc., will provide.  The new intersections will require proper 
engineering, which will be conducted at the appropriate time prior to construction. 
 
Construction Vehicle Traffic. During construction, construction vehicle traffic impacts are 
assumed to be less than full built out of Pulelehua.  Construction traffic, while active 
during the building phases, usually enters and leaves a project site earlier than either the 
AM or PM peak hours.  Although daily construction traffic is somewhat active, neither the 
daily or peak hour construction traffic exceeds the total build-out traffic forecast after 
Pulelehua completion. 
 
Roundabout. A roundabout is not proposed on Honoapiÿilani Highway as part of 
Pulelehua.  Previous plans had included a roundabout; however this has been eliminated 
from the current plan. 
 
Lahaina Bypass. Because the time for the construction of the Lahaina Bypass is uncertain, 
the transportation report does not does not assume the Lahaina Bypass or the “mini” 
bypass will be built.  This results in conservative estimates of traffic impacts.   
 
Big Box Shopping. Pulelehua’s neighborhood businesses are not meant to compete with 
big box stores in Kahului.  While Pulelehua residents are likely to shop at a variety of 
retailers, providing neighborhood-serving businesses within Pulelehua will allow some 
immediate needs to be met within Pulelehua, thus decreasing a portion of trips onto 
Honoapiÿilani Highway.  Unlike a conventional subdivision, Pulelehua residents will have 
the option of not driving to obtain some basic services.  
 
Impact of Topography on Biking and Walking. Elevation was carefully considered in the 
design of Pulelehua.  For transportation purposes, topography is less of a factor in 
walkability than for bikeability. The distance between locations and the relative 
attractiveness of the locations, as well as traffic speeds, are more important factors for 
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walkability and can overcome topography.  For bicycling, however, the steepness and 
length of trip can affect the desirability of making the trip.  Pulelehua mitigates this 
condition by providing short blocks to prevent cyclists from having to make prolonged 
climbs. 

 
Pulelehua streets are designed to run along the contour lines as much as possible, and 
streets that run up and down (mauka and makai of) the contour lines are relatively short.  
Within Pulelehua, trip lengths will be short and walking will not be adversely affected.  
While a few bicyclists/pedestrians might choose to zigzag up hill to their destination and 
would benefit from the street grid, most will choose the shortest route, cutting across a 
slope to reduce the effective grade of the path in a rural or recreational setting.  However, 
when streets are designed to climb a slope, pedestrians generally follow the sidewalk and 
climb as required.  Keeping the blocks short will minimize topographical constraints. 
 
Mitigative Measures 
 
The traffic analysis indicates that peak hour traffic will continue to operate at acceptable 
levels of service, as long as the following improvements are made:   
 

• Maui Land & Pineapple Company will add four additional, non-signalized, well-
spaced intersections along Honoapiÿilani Highway to adequately distribute 
Pulelehua in and outbound trips.  Left turn storage lanes and right turn deceleration 
lanes will be included.  These intersections are in the Pulelehua plan and vital to 
proper operation of both the traditional town street system and Honoapiÿilani 
Highway. 

• If PM peak traffic reaches projected levels, the intersection of Lower Honoapiÿilani 
Road and Honoapiÿilani Highway will require an added left turn lane on the south 
approach due to the projected traffic queues for that movement.  To receive the 
two lanes of turning traffic, an additional westbound lane would be needed on the 
west leg. 

 
The Pulelehua community will change area traffic flow.  However, estimates of future 
traffic indicate the community will not create adverse traffic conditions.  To the contrary, 
the walkable community design pattern established for Pulelehua will encourage walking, 
biking and transit as added modes of travel that will support the motor vehicle travel 
mode.  This increase in travel choices will increase overall mobility in West Maui. 
 
4.5 NOISE 
 
D.L. Adams Associates, Ltd., prepared an environmental noise assessment report for the 
Pulelehua community to examine potential noise impacts (non airport) and suggest 
possible mitigation measures.  A separate airport noise contour report was also prepared.  
Section 4.10 of this EIS contains information regarding airport impacts, including airport 
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noise.  Key elements of the D.L. Adams Associates, Ltd., report are summarized below.  
The complete report is included in Appendix I. 
 
Existing Conditions 
 
The dominant noise sources in the vicinity of the Pulelehua community site are traffic 
from Honoapiÿilani Highway and aircraft from the Kapalua West Maui Airport.  Other 
noise sources include wind and birds.  Existing agricultural operations can also contribute 
to noise in the area depending on field operations, such as harvesting and plowing. 
 
Potential Impacts 
 
Potential impacts on the ambient quality of the site and surrounding area due to the 
creation of the Pulelehua community, not including airport noise, are primarily limited to 
short-term construction activity and, in the long-term, human activity within the 
community and increases in traffic. 
 
Construction Noise.  Creation of the Pulelehua community will involve excavation, 
grading, and construction of new buildings and infrastructure.  Earthmoving equipment, 
such as bulldozers and diesel trucks, will likely be the dominant noise sources during 
construction.  Typical road construction equipment, such as asphalt or concrete paving 
machines will also be required.  Nearby residences may be impacted by construction 
noise depending on proximity to the site.  Construction activity will occur during daytime 
hours.  Noise from construction activity will be short-term and will comply with DOH 
noise regulations. 
 
Traffic Noise.  Traffic-generated noise due to Pulelehua is not expected to be significant.  
While vehicular traffic volumes in the area will increase, the increase in noise due to 
traffic from Pulelehua is expected to be less than 2 decibels (dB).  This change in noise 
level is not perceptible to most people.  The predictions and projections include the traffic 
volumes of the Pulelehua community and 24 other projects proposed in West Maui (see 
Table 2). 
 
Human Activity.  After the establishment of the Pulelehua community, the ambient quality 
of the site will be changed from the current agricultural uses to typical residential and 
commercial sound patterns.  These include, people talking, children playing, cars entering 
and exiting the community, and other sounds from human habitation.   
 
Mitigative Measures 
 
All Pulelehua activities will comply with HAR, Chapter 11-46, Community Noise Control. 
 
Construction Noise.  Proper mitigating measures will be employed to minimize 
construction-related noise impacts and comply with all Federal and State noise control 
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regulations.  Increased noise activity due to construction will be limited to daytime hours 
and persist only during the construction period.  Noise from construction activities will be 
short-term and will comply with DOH noise regulations (HAR, Chapter 11-46, 
Community Noise Control).  When construction noise exceeds, or is expected to exceed 
the DOH’s allowable limits, a permit must be obtained from the DOH.  Specific permit 
restrictions for construction activities are: 
 

• No permit shall allow any construction activities that emit noise in excess of the 
maximum permissible sound levels before 7:00 a.m. and after 6:00 p.m. of the 
same day, Monday through Friday. 

• No permit shall allow any construction activities that emit noise in excess of the 
maximum permissible sound levels before 9:00 a.m. and after 6:00 p.m. on 
Saturday. 

• No permit shall allow any construction activities that would emit noise in excess of 
the maximum permissible sound levels on Sundays and holidays. 

 
The use of pile drivers, hoe rams, jack hammers 25 lbs. or larger, high-pressure sprayers, 
and chain saws may be restricted to 9:00 a.m. to 5:30 p.m., Monday through Friday. 
 
Traffic Noise.  The increase in traffic-related noise due to Pulelehua (less than 2 dB) is not 
considered significant and will not be perceptible to most people.  Therefore mitigation 
measures related to increases in traffic noise are not proposed.  However, to buffer 
Pulelehua homes from Honoapiÿilani Highway noise, the design of Pulelehua provides for 
a wide landscaped greenway along Honoapiÿilani Highway.  In addition, the existing earth 
berm along the mauka side of Honoapiÿilani Highway will be an effective sound barrier to 
mitigate traffic noise.  Minor modifications to the berm may be undertaken, if necessary, 
to ensure that all homes within the Pulelehua are consistent with Federal Highway 
Administration and HUD traffic noise guidelines. 
 
Human Activity.  Noise levels generated by residential and commercial uses within 
Pulelehua will conform to the DOH rules and regulations, which state maximum 
permissible noise limits at individual property lines.  Pulelehua design standards and 
building requirements will control noise emanating from stationary mechanical 
equipment, such as chillers, compressors, air conditioning units, etc.  Noisy equipment 
will be located away from homes, as much as is practical. 
 
4.6 AIR QUALITY 
 
B.D. Neal & Associates prepared an air quality study to: 1) examine the potential short- 
and long-term air quality impacts that could occur as a result of construction and use of 
the Pulelehua community; and 2) suggest mitigative measures to reduce any potential air 
quality impacts where possible and appropriate.  The study also considered the potential 
impact on Pulelehua from aircraft emissions occurring at the adjacent Kapalua West Maui 
Airport.  The air quality study is summarized below; however, information regarding 
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aircraft emissions is summarized in Section 4.10 of this EIS, which discusses airport 
impacts.  Appendix J contains the full study. 
 
Existing Conditions 
 
Air quality in the Mähinahina region is believed to be relatively good.  Existing impacts 
include distant volcanic emissions (VOG) and possibly occasional localized impacts from 
traffic congestion.  Emissions of fugitive dust can occur during periods where agricultural 
operations and field activity expose soils. 
 
Regional and local climate along with the amount and type of human activity generally 
dictate the air quality of a given location.  The climate of the Mähinahina region is 
affected by its near coastal location and by nearby mountains.  Winds are variable but are 
predominantly trade winds from the north or northeast.  Temperatures in the Mähinahina 
region are generally very consistent and moderate with an average daily temperature 
range of about 66°F to 85°F. 
 
Both Federal and State standards have been established to maintain ambient air quality.  
At the present time, seven parameters are regulated including: particulate matter, sulfur 
dioxide, hydrogen sulfide, nitrogen dioxide, carbon monoxide, ozone and lead.  Hawaiÿi 
air quality standards are comparable to the national standards except those for nitrogen 
dioxide and carbon monoxide which are more stringent than the Federal standards. 
 
Potential Impacts 
 
Creation of the Pulelehua community may result in short and long-term impacts on air 
quality either directly or indirectly as a consequence of construction and use.  However, it 
is anticipated that no Federal or State air quality standards will be violated as a result of 
the Pulelehua community. 
 
Short-Term Impacts.  Short-term impacts from fugitive dust will likely occur during the 
Pulelehua construction phase.  To a lesser extent, exhaust emissions from stationary and 
mobile construction equipment, from disruption of traffic, and from worker’s vehicles may 
also affect air quality during the construction period. 
 
Long-Term Impacts.  After construction, motor vehicles coming to and from Pulelehua 
will result in a long-term increase in emissions, however it is expected that concentrations 
will remain well within State and Federal standards. 
 
To assess the impact of emissions from vehicles, an air quality modeling study was 
undertaken to estimate current ambient concentrations of carbon monoxide at several 
intersections in the Pulelehua vicinity and to predict future levels both with and without 
the community. 
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Model results indicated that present one-hour and eight-hour carbon monoxide 
concentrations are well within both Federal and State ambient air quality standards.  In the 
year 2011 without Pulelehua, carbon monoxide concentrations are predicted to remain 
largely unchanged despite the expected increase in ambient traffic volumes.  This is 
because older vehicles that emit more air pollution will be replaced with newer vehicles 
during the intervening years.  With Pulelehua in the year 2011, maximum carbon 
monoxide concentrations are estimated to increase by about 10 to 15 percent in the 
vicinity compared to the without Pulelehua case, but concentrations are predicted to 
remain well within Federal and State standards.  Implementing mitigation measures for 
traffic-related air quality impacts is probably unnecessary and unwarranted. 
 
Electrical Demand and Solid Waste Disposal.  The air quality study concludes that 
significant long-term impacts on air quality are unlikely due to indirect emissions 
associated with the community’s electrical power and solid waste disposal requirements.  
Nevertheless, Pulelehua will include energy conservation design features (such as solar 
water heating) and conservation and recycling programs to further reduce any associated 
impacts and conserve the island’s resources. 
 
Mitigative Measures 
 
Mitigation measures will be implemented to minimize potential air quality impacts, as 
listed below. 
 
Short-Term Construction Activities.  All construction activities will comply with the 
provisions of HAR, Chapter 11-60.1, “Air Pollution Control,” Section 11-60.1-33, Fugitive 
Dust.  In compliance with these provisions a dust control plan will be implemented. 
 
Fugitive dust emissions will be controlled to a large extent by watering of active work 
areas, using wind screens, keeping adjacent paved roads clean, and by covering of open-
bodied trucks.  Other dust control measures include limiting the area disturbed at any 
given time and/or mulching or stabilizing inactive areas that have been worked will also 
be implemented.  Paving and landscaping early in the construction schedule will also 
reduce dust emissions.  Monitoring dust at the property boundary during the construction 
period will be considered as a means to evaluate the effectiveness of the project dust 
control program. 
 
Exhaust emissions from construction equipment can be mitigated by moving equipment 
and workers to and from the site during off-peak traffic hours. 
 
Long-Term Operations.  Because traffic-related emissions are expected to remain well 
within Federal and State and standards, the air quality study concludes that implementing 
mitigation measures for traffic-related air quality impacts is probably unnecessary and 
unwarranted. 
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While significant long-term impacts on air quality due to indirect emissions associated 
with Pulelehua electrical power and solid waste disposal requirements are unlikely, 
Pulelehua will include energy conservation design features (such as solar water heating) 
and conservation and recycling programs to further reduce any associated impacts and 
conserve the island’s resources. 
 
4.7 VISUAL RESOURCES 
 
Existing Conditions 
 
Looking mauka from Honoapiÿilani Highway up Akahele Street, the dominant view of the 
Pulelehua community site is of gently sloping, fallow pineapple fields up to Kapalua West 
Maui Airport.  Fallow fields support bare soil with scattered weeds.  Utility poles line 
Akahele Street.  Beyond the airport are pineapple fields, most in active cultivation.  
Forested areas rise to the mountain peaks beyond the pineapple fields.  Besides the 
opening created by the intersection Honoapiÿilani Highway and Akahele Street, an 
earthen berm and ironwood trees along Honoapiÿilani highway block most mauka views, 
however some mauka views are available at the point where Honoapiÿilani Highway 
crosses Mähinahina Gulch.  From the highway in front of the Kahana Ridge subdivision, 
the high retaining walls and houses block all mauka views. 
 
Within the Pulelehua community site looking makai, there are dramatic panoramic views 
of the Pailolo Channel, Länaÿi, and Molokaÿi from most areas. 
 
Figure 6 contains photographs of the site. 
 
Potential Impacts and Mitigative Measures 
 
With the creation of the Pulelehua community, existing views mauka views from 
Honoapiÿilani Highway up to the Kapalua West Maui Airport will change from fallow 
agricultural fields to urban uses.  Mähinahina Gulch will not be developed and so primary 
views to mauka peaks should not change significantly where Honoapiÿilani Highway 
crosses Mähinahina Gulch.  Also, the play fields of the school site on the north side of 
Mähinahina Gulch will provide substantial open space along the highway and gulch. 
 
A key design element of Pulelehua is the creation of a wide landscaped greenway along 
the length of Honoapiÿilani Highway.  This greenway will include the existing earthen 
berm and ironwood trees and will extend approximately 100 to 200 feet from 
Honoapiÿilani Highway to the first Pulelehua street parallel to the highway.  This 
aesthetically pleasing open space will include biking and walking trials and is in accord 
with provisions of the West Maui Community Plan calling for landscaping along the 
highway.  Landscaping of the greenway will be in compliance with the Maui County 
Planting Plan, and where feasible, will include native and indigenous plants. 
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An important objective of Pulelehua is to preserve surrounding agricultural land and open 
space vistas by the creation of a compact community in an appropriate setting.  The in-fill 
location of Pulelehua—between the existing urban uses makai of Honoapiÿilani Highway 
and the urban land of the Kapalua West Maui Airport and between the urban uses of 
Kahana Ridge and the airport—is an appropriate location for the new community and is in 
accord with widely accepted planning principles of placing new urban uses contiguous to 
existing urban uses. 
 
In designing Pulelehua, there were many conscious decisions regarding the physical 
design and visual appearance of the community.  For example, the community is 
organized with the most intense and closely spaced uses (retail and compact residential 
areas) in the central area, with less intense uses (single-family homes and larger lots) 
toward the edges.  The commercial core of Pulelehua is purposely in the middle of the 
community to provide a town center and avoid retail “strip mall” uses along Honoapiÿilani 
Highway.  In addition, Pulelehua will foster an authentic sense of place as buildings will 
reflect traditional Hawaiian architecture, inspired from the work of architect Charles 
Dickey and from traditional settlements such as Lanai City.  
 
All Pulelehua common area exterior lighting will be shielded from adjacent residential 
properties to the extent possible.  Street lighting and common area lighting will be 
designed to minimize night sky light pollution to the extent possible.  This will be 
accomplished through a combination properly selected light fixture shades, bulb types 
and wattages, reflectors, and lens used within each fixture. 
 
The gentle slopes of the Pulelehua site provide opportunities for many outstanding views 
from within the community.  Another significant aspect of the community design is the 
many mauka/makai streets that frame vistas to the ocean and the islands of Molokai and 
Lanai.  Residents will either have ocean views from their homes and lanais, or be able to 
enjoy views from many areas of the community.  This outstanding feature is one of the 
many elements to provide “affordable housing with dignity” by design of the community. 
 
4.8 SOCIAL-ECONOMIC IMPACTS 
 
The Hallstrom Group Inc., prepared a market study, economic impact analysis for the 
Pulelehua community.  Key findings of the analysis along with other social-economic 
information are summarized below.  Appendix A contains the complete full study. 
 
4.8.1 Population 
 
Existing Conditions 
 
The 2000 United States Census reported that resident population of Maui County was 
128,094 people in 2000.  This is more than double the 1980 total of 62,823 persons.  
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Population projections commissioned by the Maui Planning Department and calculated 
by SMS Research indicate that the Maui County population will reach 139,573 people in 
20051 (SMS 2002). 
 
For the West Maui region (Lahaina, Käÿanapali, Näpili-Honoköwai, and Kapalua) the 
United States Census reported a population of 17,748 people in 2000.  The SMS Research 
projections indicate that the West Maui population will reach 19,779 people in 2005 
(SMS 2002). 
 
In addition to the resident population, for the year 2005 it is projected that approximately 
46,865 non-residents populate Maui County on any given day.  Approximately 25,069 
(53.5 percent of total) of these visitors are in the West Maui region (SMS 2002). 
 
Combining resident and visitor populations, the de facto population of Maui is estimated 
to be 186,438 people in 2005. The de facto population of West Maui is estimated to be 
44,848 people in 2005. 
 
Currently the Pulelehua community site does not contain any residents. 
 
Potential Impacts 
 
Projections indicate that the Maui County population will increase to 175,136 people in 
2020, a 25.5 percent increase from the 2005 population.  In West Maui, the population is 
expected to increase to 25,431 people in 2020, a 28.5 percent increase from the 2005 
population.  The daily visitor population for Maui County is projected to increase to 
55,800 visitors in 2020.  Approximately 31,757 (56.9 percent) of these visitors will be in 
the West Maui region.  Therefore, the de facto population of Maui County in 2020 is 
estimated to be 230,936 people. The de facto population of West Maui in 2020 is 
estimated to be 57,188 people. 
 
The Pulelehua community is targeted toward Maui residents.  As such, the community is 
not expected to cause a significant increase in the population of the island, but rather it 
will provide homes for Maui’s growing population. 
 
However, people currently living in other parts of Maui may move to Pulelehua to be 
closer to their jobs in West Maui, thereby increasing the population of West Maui.  This is 
seen as a positive impact as it will decrease commuting to and from West Maui, lessen 
traffic congestion, reduce stress, reduce the amount of gasoline consumed, lessen 
pollution, allow more family and recreation time, and improve overall quality of life for 
not only Pulelehua residents, but for Maui residents in general. 
 
                                            
1 SMS projections presented here are their “baseline” projections, defined as “Current best guess by DBEDT 
of Maui County variables based on the long-term forecast model and incorporating year 2000 Census date 
where possible.” 
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It is also thought that some former Maui residents who may have moved away because 
they could not afford a Maui home or for other reasons, may be attracted to return to Maui 
because of the affordability of homes in Pulelehua. 
 
When fully built out in 2011, Pulelehua will provide homes for approximately 2,492 full-
time residents, based on 96 percent of the homes being occupied by full-time residents 
and an average household size of 2.9 people per home (Hallstrom 2005). 
 
Mitigative Measures 
 
Maui Land & Pineapple Company, Inc., will restrict affordable home sales in Pulelehua to 
Hawaiÿi residents to the fullest extent possible under legal precedents and constitutional 
mandates legally permissible.  Pulelehua is not intended for vacation, second-home 
buyers, so vacation rentals, bed and breakfasts, and timeshare/fractional ownership will 
not be allowed.  Speculation will be strongly discouraged through the provision of 
stringent buy-back, shared appreciation, and other anti-speculation provisions on 
affordable priced homes. 
 
Potential impacts and mitigative measures related to Pulelehua-generated impacts, such as 
traffic and the need for additional infrastructure and public services are discussed in other 
sections of this EIS.  However, it should be noted that the population of Maui is projected 
to grow independent of Pulelehua.  The needs of a growing population relating to traffic, 
infrastructure, public services, and other issues will need to be addressed regardless of 
whether Pulelehua is built.  
 
4.8.2 Housing  
 
Existing Conditions 
 
Historically, vast potentially habitable areas of Maui and significant water resources have 
been devoted to agriculture.  Until the past decade, the long term viability of the sugar 
industry was unquestioned and the business remained a major employer and tax payer.  
As a result, cane land was reclassified for urban uses only after lengthy public agency 
reviews and negotiation with labor unions. 
 
The long-term impact of this policy, in the face of unmet resident housing needs and off-
island capital driven visitor-oriented land use demands, has been high appreciation in real 
estate prices on Maui since the early 1970s, primarily due to the high demand versus low 
supply of available residential land. 
 
West Maui is among the most desirable resort and residential areas in Hawai‘i.  The area 
has many full-time residents but is also a large vacation destination, with many visitors, 
resorts, and second homes.  In the past, the West Maui residential sector has been 
dominated by condominium projects along the shoreline, with single-family subdivisions 
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further from the shore, in destination resorts, or in mauka areas, such as Lahainaluna.  
Oceanfront condominium projects generally have been devoted to vacation or second- 
home uses, with limited numbers of full-time residents, while the more mauka areas (such 
as Lahainaluna) have been more commonly occupied by full-time residents.  The large 
majority of buyers in resort single-family subdivisions have been non-residents.  However, 
the movement of non-resident buyers into non-resort subdivisions is an increasing trend, 
as evidenced at Kahana Ridge, Lahaina, and Launiupoko. 
 
The demand by non-resident buyers for general residential units in West Maui is 
significant; among the highest for any region in the state.  This conflict between visitors 
and full-time residents over a limited available land base has created a dysfunctional real 
estate market with tourist-dollars overwhelming the local population in the competition 
for housing.  In addition, non-resident buyers typically place their second homes in 
vacation rental pools to be used for short-term transient vacation rentals to other non-
residents or leave the home vacant when they are not on Maui.  These units then are not 
available for rental to long-term residents, further decreasing amount of available housing.  
It is expected that the local residential population in West Maui would be higher were if 
not for the competition in residential units between full-time residents and visitors 
(Hallstrom 2005). 
 
In January May 2005, the median sales price of a home on Maui was $612,000 $780,000, 
an 18 26 percent increase from 2004.  However, in the Lahaina area the median home 
price increased 39 59 percent from $509,500 $615,000 in January May 2004 to $710,000 
$975,000 in January May 2005.  These recent increases in median home prices are even 
more significant considering that in 2000 the island-wide median price of a home was 
$275,000 and the Lahaina median price was $260,000 (Realtors Association of Maui, Inc. 
2005). 
 
It is estimated that the West Maui housing sector is currently undersupplied by 
approximately 470 to 1,168 units (Hallstrom 2005).  While some recent projects such as 
Kahana Villas (117 units), Näpili Villas (184 units), Käpua Village (45 units) have provided 
some homes in lower price ranges, virtually all new residential product recently offered in 
West Maui has been either resort-oriented (within Käÿanapali or Kapalua), estate sized 
agricultural lots (Launiupoko) or homesites beyond the affordability of most local 
households (Kahana Ridge, 240 units).  Even so, all offered product has been rapidly 
absorbed, with most projects having applications or waiting lists. 
 
With the increase in West Maui’s population, forecasts of housing demand project a need 
for approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes in West 
Maui by 2020.  The majority of this demand is for homes affordable to families making 
between 80 to 140 percent of the County of Maui median income, which is currently 
$60,700 $62,350 per year, based on the HUD figures for the County of Maui. 
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Compounding the demand for housing, employment forecasts project 6,843 new jobs in 
the West Maui region by 2020—a 30 percent increase from 22,866 jobs in 2005 to 
29,709 jobs in 2020 (SMS 2002). 
 
In recent years, various landowners and developers have proposed several major new 
housing projects in West Maui.  These include Käÿanapali 2020, Waineÿe Village, 
Puÿunoa, The Villages of Leialiÿi, Kapalua Mauka, and homes on the DHHL Honoköwai 
property.  Other smaller projects are also proposed. These projects are in various stages of 
the planning and permitting process, but it is unlikely all will proceed or be built as 
currently proposed.  For example, the Puÿunoa project has been rejected twice by the 
Maui County Council, approvals for Käÿanapali 2020 are likely to take many more years, 
and the Villages of Leialiÿi has been tied up in a legal dispute for over 10 years, although 
an agreement was recently reached to allow DHHL to provide 104 homes on the site. 
 
Potential Impacts 
 
Pulelehua will help to satisfy the housing demand of a growing population and expanding 
job base by providing 882 homes in West Maui.  At least 51 percent of the Pulelehua 
homes will be for sale or rent to families making between 50 to 140 percent of the County 
of Maui median income, which is currently $60,700 $62,350 per year, based on the HUD 
figures for the County of Maui.  Other Pulelehua homes will help to satisfy the demand for 
other market segments and are expected to be within the range of comparable homes in 
West Maui. 
 
The Pulelehua marketing study (Hallstrom 2005) projects that during the next two decades 
approximately 31 percent of the housing demand in West Maui will be for homes 
affordable to families making 80 percent or less of the median income and approximately 
25 percent of the housing demand in West Maui will be for homes affordable to families 
making 81 to 140 percent or less of the median income.   
 
To meet this demand, the current breakdown for Pulelehua’s affordable housing is shown 
below: 
 

Percentage of Units Percentage of HUD Median-family Income 
 10 50 to 80 
 21 81 to 100 

 20 101 to 140 
 
Based on the current HUD median income for the County of Maui of $60,700 $62,350 
per year, a family of four earning between $30,350 $33,950 and $84,980 $87,290 would 
qualify for affordable housing.  Based on the 2004 2005 guidelines, and assuming a 6.5 
percent interest rate with a 5 percent down payment, a single-family home would be 
priced no higher than $187,400  $192,500 if a family earned 50 to 80 percent of the 
median-family income.  If a family earned 81 to 100 percent of the median-family 
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income, the price would be set no higher than $238,000 $245,600 and prices would top 
out at $349,200 $359,800 if a family earned 100 to 140 percent of the median-family 
income.  Actual pricing for Pulelehua will be set based on HUD figures at the time units 
become available. 
 
There will be a total of 450 affordable homes: 325 permanent affordable homes for sale 
and 125 permanent affordable rentals.  There will also be approximately 100 moderate-
rate (i.e. “gap”) homes available for sale.  This “gap” housing group comprises those 
families that earn over $87,290 annually, disqualifying them from the affordable housing 
group, yet they also are unable to afford a home at Maui’s median home price of 
$780,000 (Realtors Association of Maui, 2005). 
 
Maui Land & Pineapple Company, Inc., will restrict all affordable home sales in Pulelehua 
to Hawaiÿi residents to the fullest extent possible under legal precedents and constitutional 
mandates.  To keep Pulelehua affordable for years to come, speculation in the resale of 
affordable homes will be discouraged with strong buy-back and limited appreciation 
provisions.  All affordable Pulelehua homes will be affordable in perpetuity.  A trust or 
other entity will be established to administer this program.  When the owner of an 
affordable home sells the unit back to the trust, they will be able to recover the 
depreciated value of previously approved improvements plus a reasonable amount of 
appreciation based on an index to be determined. 
 
The following restrictions will be placed on transfers: 
 

1. Home must be owner-occupied; 
2. Buyback restriction with first right of refusal to trust; 
3. Buyback price is based on a repurchase formula and the home will be 

resold as affordable; 
4. Sharing of equity if trust does not buyback; and  
5. Further restrictions may apply. 

 
In addition, at least 125 homes will be maintained as affordable rentals in perpetuity.  
Further, bed Bed and breakfast uses, transient vacation rentals, and timeshare or other 
vacation rental or ownership plans will be prohibited.  
 
The Pulelehua marketing study (Hallstrom 2005) also projects that during the next two 
decades approximately 25 percent of the housing demand in West Maui will be for homes 
ranging from $380,000 to $550,000 and 19 percent of the demand will be for homes 
above $550,000.  Pulelehua’s moderate and market homes rate will help to satisfy the 
demand for homes in these ranges.  
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Mitigative Measures 
 
By design, Pulelehua is planned as a holistic, inclusionary, mixed income community.  
Holistic communities embrace a diversity of people and activities and Pulelehua will be a 
place where Maui’s resort employees, police, teachers, fire fighters, doctors, lawyers, and 
others can live side-by-side.  As a mixed income community, Pulelehua will contain a 
variety of housing options, in terms of type, size and price, integrated into complete 
neighborhoods.  Affordable homes will be mixed with moderate and market rate homes, 
on the same block and on the same street.  The affordable homes and lots may be smaller 
than the market homes, or may not have prime views, but they will not be of lesser quality 
or appearance than other homes.  This inclusionary design provides “affordable housing 
with dignity,” rather than an income segregated, affordable “project.” 
 
Pulelehua will be a community with an authentic sense of place that provides a vital and 
sustaining life experience.  Mixed housing types, lot sizes, and income levels will add 
pattern and texture to the community.  The Pulelehua design will promote walking within 
the community and interaction among residents, thus fostering a sense of neighborliness, 
civic pride, and shared responsibility.  Community amenities such as playfields, 
neighborhood parks, and the trail system, will be available to all residents whether they 
live in an affordable or market rate home. 
 
Pulelehua’s, inclusionary design also allows for young families to purchase their first home 
along side more established families or senior citizens thereby allowing for social diversity 
of age ranges and life experiences within the community.  In the long-term, Pulelehua’s 
mixed housing types, lot, sizes, and flexible design standards will allow for residents’ 
changes over time.  For example, a young couple will be able to start out in a home they 
can currently afford, move to a larger home when they have children and their incomes 
rise, and later move to an apartment or condo close to stores and services when they 
retire.  This range of options will allow residents to remain within the community they 
helped to establish and where they have raised their kids and made lifelong friends.  It 
also allows for multiple generations of an extended family to all live in the same 
community, within walking distance of each other. 
 
4.8.3 Neighborhood Commercial Uses 
 
Existing Conditions 
 
Currently, there are no commercial uses within the Pulelehua community site.  The 
nearest commercial area is the Kahana Gateway Shopping Center at the intersection of 
Honoapiÿilani Highway/Hoÿohui Road.  The Näpili Shopping Center, in Näpili, is 
approximately two miles to the North at the intersection of Honoapiÿilani 
Highway/Näpilihau Street.  Both of these are small retail and office centers featuring 
convenience stores, a few restaurants, limited shops, and office space.  The nearest 
supermarket is Star Market, approximately one and half miles, to the south in Honoköwai, 
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with access via Lower Honoapiÿilani Road.  Regional shopping and other commercial 
areas are in Lahaina. 
 
Potential Impacts and Mitigative Measures 
 
While Pulelehua will help fill a critical need for affordable housing in West Maui, it will 
also be a complete community with neighborhood shops, restaurants, offices, and other 
businesses serving residents.  These businesses and other elements, such at parks, trails, 
civic uses, and the school, are critical to Pulelehua as they will provide essential services 
to residents and contribute to the creation of a real, vibrant community with many services 
and amenities within walking distance. 
 
This traditional neighborhood design, with stores and services as an integral part of the 
community, will help to minimize trips onto Honoapiÿilani Highway as many 
establishments providing for residents’ day-to-day needs will be within walking and biking 
distance.  Thus, unlike in a conventional subdivision, Pulelehua residents will not need to 
drive to areas outside of Pulelehua for all their daily needs.  Walking and bicycling will be 
a way of life for Pulelehua residents. 
 
Pulelehua’s neighborhood commercial uses are divided into three distinct classes: 
 

• “Main Street” Retail 
The basic unit of a traditional mixed use street.  Main Street buildings primarily 
contain commercial uses on the ground floor and may contain commercial uses, 
offices, or dwellings on upper floors.  Examples of uses include general stores, 
restaurants, bakeries, professional offices, drugstores, and other neighborhood-
serving uses.  Approximately 21,475 square feet of Main Street retail space is 
proposed. 

 
• Specialty Retail/Office 

A single dwelling unit with a ground floor that may be used for a business with a 
residence above.  In the Pulelehua plan these types of buildings are called 
“Live/Work.”  Examples of uses include specialty shops and services (such as a 
florist), professional offices, barber shops, and beauty salons.  Approximately 
54,000 square feet of Specialty Retail/Office space is proposed. 

 
• Workplace Edge/Loft 

Buildings intended for offices or workshops, minor repairs, and storage and 
distribution uses.  Approximately 20,300 square feet of Workplace Edge/Loft space 
is proposed. 

 
The distribution of these uses can be seen in Figure 8. 
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As a true mixed use community, the projected square feet for “Main Street” Retail and 
Specialty Retail/Office uses are based on the maximum square feet that could be provided.  
The flexibility of the Pulelehua plan allows for varied uses over time, so that not all of this 
area may be built, or uses may change over time to meet the needs of the community and 
specific building owners.  With this flexibility a residential building could eventually 
provide formal office space for a home business or, for example, a first floor could be 
converted to retail or other commercial use, with the second floor continuing as 
residential. 
 
The design of Pulelehua purposely places the primary neighborhood commercial core in 
the middle of the community to provide a town center and avoid retail “strip mall” uses 
along Honoapiÿilani Highway.  Workplace Edge/Loft uses are strategically placed near the 
airport to provide a buffer between homes and provide a synergy of uses.  Given these 
interior locations, Pulelehua’s neighborhood commercial areas are specifically targeted 
toward Pulelehua residents. 
 
The marketing study prepared for Pulelehua (Hallstrom 2005) concludes that Pulelehua’s 
neighborhood commercial uses are appropriate and can be supported by Pulelehua’s 
residents.  The study further concludes: 
 

Given traffic issues in West Maui, the time constraints of a modern family, 
the limitations of nearby support commercial opportunities, the income 
demographics of project residents, airport proximity, and the desire to 
develop a competitive community offering a comprehensive lifestyle, we 
consider the commercial/mixed use component of the Pulelehua master 
plan to be essential. 
 

4.8.4 Community Character 
 
Existing Conditions 
 
West Maui, generally, and Käÿanapali and Kapalua specifically, are among the most 
desirable resort/residential areas in Hawaiÿi, with an exceptional and diverse visitor 
industry offering a strong employment base, a historic town offering a range of modern 
services, a superior climate, lush natural beauty, and a variety of recreational resources. 
 
Lahaina and the Käÿanapali Resort provide the urban core of the region, while 
condominiums and single-family homes line the coastal strip between Käÿanapali and 
Kapalua.  In practice, a large amount of makai condominiums serve as vacation rentals 
while the more mauka areas (such as Lahainaluna and Wahikuli) are more commonly 
occupied by full-time residents.  
 
In addition to areas of Lahainaluna, Wahikuli, and Käÿanapali, in recent years, two 
subdivisions, Kahana Ridge and Kahana Hui, have been built mauka of Honoapiÿilani 
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Highway near the Kapalua West Maui Airport and adjacent to the Pulelehua community 
site.   South of Lahaina, the Launiupoko subdivision has also been built mauka of 
Honoapiÿilani Highway. 
 
Potential Impacts and Mitigative Measures 
 
An important objective of Pulelehua is to preserve surrounding agricultural land and open 
space vistas by the creation of a compact community in an appropriate setting.  The in-fill 
location of Pulelehua—between the existing urban uses makai of Honoapiÿilani Highway 
and the urban land of the Kapalua West Maui Airport and between the urban uses of 
Kahana Ridge and the airport—is an appropriate location for the new community and is in 
accord with widely accepted planning principles of placing new urban uses contiguous to 
existing urban uses. 
 
With the creation of the Pulelehua community, existing views mauka views from 
Honoapiÿilani Highway up to the Kapalua West Maui Airport will change from fallow 
agricultural fields to urban uses.  Mähinahina Gulch will not be developed and so primary 
views to mauka peaks should not change significantly where Honoapiÿilani Highway 
crosses Mähinahina Gulch. 
 
A key design element of Pulelehua is the creation of a wide landscaped greenway along 
the length of Honoapiÿilani Highway.  This greenway is in accord with provisions of the 
West Maui Community Plan calling for landscaping along the highway and will include 
biking and waking trials.  The greenway will also include the existing earthen berm and 
ironwood trees along Honoapiÿilani Highway and additional landscaping will be in 
compliance with the Maui County Planting Plan.   
 
In designing Pulelehua, there were many conscious decisions regarding the physical 
design and visual appearance of the community.  For example, the community is 
organized with the most intense and closely spaced uses (retail and compact residential 
areas) in the central area, with less intense uses (single-family homes and larger lots) 
toward the edges.  The commercial core of Pulelehua is purposely in the middle of the 
community to provide a town center and avoid retail “strip mall” uses along Honoapiÿilani 
Highway.  In addition, Pulelehua will foster an authentic sense of place as buildings will 
reflect traditional Hawaiian architecture; inspirited from the work of architect Charles 
Dickey and from traditional settlements such as Länaÿi City.  
 
4.8.5 Economic Impacts  
 
Existing Conditions 
 
The ten-mile urban strand stretching close by the coastline from Puamana to Kapalua has 
been the economic engine that changed Maui from an isolated agrarian community to a 
world-class vacation destination boasting the finest in tourism infrastructure.  While 
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extensive quality development in the Kïhei-Mäkena corridor in the 1980s placed that 
region in a competitive position with greater Lahaina, the South Maui area lacks the 
history and charm of West Maui. 
 
Despite having limited land designated for urban uses, with agricultural and conservation 
zoned areas still dominating the region, the West Maui region provides 28 percent of all 
Maui jobs, generates upward of $3.2 billion in economic activity annually, and represents 
more than 30 percent of the island tax base and more than 20 percent of countywide 
assessed real property value (Hallstrom 2005). 
 
Potential Impacts and Mitigative Measures 
 
Pulelehua will provide rentals and homes for Maui’s primary workers, those earning 
between 50 to 140 percent of the median income.  These workers, including resort 
employees, teachers, police, firefighters, and others, fill necessary positions and provide 
essential services crucial to keeping Maui’s economy stable and growing.  Without 
adequate, affordable housing, both businesses and government will increasingly 
experience difficultly attracting and retaining employees to fill employment positions.  
With 6,843 new jobs forecasted in the West Maui region by 2020 (SMS 2002), there will 
be a need for housing within the income ranges of the positions created. 
 
In addition to providing housing for Maui workers, the Pulelehua community will enhance 
the economic environment and stimulate economic diversification relative to the present 
agricultural use of the property.  Some of the economic benefits of the community 
include: 
 

• $301.5 million in direct real property capital investment; 
• 8,399 “worker years” of employment on Maui over the initial 7 to 9-year build out 

period (a “worker year” is the amount of time one full-time worker can work in one 
year); 

• $278.8 million in total construction-related wages generated over build out; 
• $47.4 million in profits to local suppliers and contractors; 
• 634 permanent full-time equivalent jobs on-site with annual wages of $16 million 

(businesses within Pulelehua);  
• 71 permanent full-time equivalent jobs in the regional economy with annual wages 

of $1.7 million (maintenance, landscaping, and upgrading of the Pulelehua homes 
and buildings); 

• $30.9 million per year in discretionary expenditures infused into the island 
economy from community residents; and 

• The total base economic impact on Maui from Pulelehua during the first 10-years 
of development, construction, and use is projected at $996.3 million, with a 
stabilized base impact of $132.2 million per year thereafter.  The total overall 
economic impact during the first decade will be in excess of $1.9 billion and some 
$264.4 million annually over the long-term. 
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An economic cost/benefit analysis for the Pulelehua community (Appendix O) provides 
the following conclusions: 
 
• The County of Maui will receive some $8 million in real property tax revenues 

during the first decade of development and use of Pulelehua, and stabilized 
receipts of $1.5 million annually thereafter.  The revenues would be substantially 
higher (upwards of 30 percent) were the community entirely market-priced; 
however, the inclusion of a significant affordable-price housing component will 
limit the assessment base. 

 
• The State of Hawaiÿi will receive circa $64.4 million in income gross excise tax 

revenues during the first ten years of the community’s existence, stabilizing at 
$12.7 million per year thereafter.  Again, these revenues would be much higher 
were the community designed as a typical subdivision, exploiting highway 
frontages for intense commercial uses, maximizing housing densities and 
minimizing open space allowances. 

 
• If analyzed on an "actual cost" basis, the additional government operations 

associated with the Pulelehua will total some $992,000 to the County and $3.5 
million to the State annually at build-out.   

 
• From a "per capita" public costs perspective, the additional government operations 

associated with Pulelehua after completion will total circa $5.8 million per year for 
the County of Maui and $14.7 million for the State. 

 
• Overall during its first decade of development and existence, the estimated net 

returns to the State and County governments will be positive from an "actual cost" 
perspective.  On a "per capita cost" basis, the State will have receipts greater than 
expenses during the first ten years, and the County will have higher expenses than 
income.   

 
• At stabilized use levels, both the County and State should experience some net 

"actual" cash flow benefits; the State more so.  However, both will have operating 
losses from a "per capita" viewpoint, which is typical for a local resident-oriented 
development having significant affordable-priced components. 

 
• Additional direct benefits include the proposed donation of a 13-acre serviced 

school site, 10 acres of improved parks, and provisions for seven civic/community 
lots.  Community amenities, including parks, pathways and open/nature spaces will 
be available for the general public.   

 
• The commitment by Maui Land & Pineapple Company, Inc., to price 51 percent of 

the proposed homes to affordable and gap group housing needs, as opposed to 
market-priced homes, is inferring some $35.4 million in equity-based benefits 
directly into the West Maui community via Pulelehua.  Additionally, Maui Land & 
Pineapple Company Inc., will be making a long-term capital commitment to 
regional housing needs of $40.6 million through the construction of 125 rental 
apartments. 

 
• Supplemental regional public benefits from a real estate perspective include 

protection of highway frontage from large-scale commercial or residential uses; a 
lower overall housing unit density (2.8 per acre) than typical for a residential 
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development with significant affordable components; and, actualization of a 
quality, modern, holistic lifestyle community which will become a standard for 
future regional urbanization. 

 
4.9 INFRASTRUCTURE AND UTILITIES 
 
Otomo Engineering prepared preliminary engineering and drainage reports for Pulelehua.  
Key elements of the reports are summarized in the following sections.  The complete 
reports are included in Appendix K L (engineering) and Appendix L M (drainage). 
 
Pulelehua’s traffic engineer, Hall Planning and Engineering, Inc., was a key contributor in 
the design of Pulelehua and especially Pulelehua’s internal roadway system, which 
emphasizes Traditional Neighborhood Design principles such as connectivity and 
walkablity.  Design concepts relating to Pulelehua’s internal roadways are explained 
below.  The Pulelehua transportation report (Appendix H) contains specific roadway 
design information and section drawings.  
 
4.9.1 Roadway Facilities  
 
Existing Conditions 
 
Akahele Street is currently the only public roadway within the Pulelehua site.  Akahele 
Street is a State-owned road that bisects the site to connect Honoapiÿilani Highway with 
the Kapalua West Maui Airport.  The Honoapiÿilani Highway/Akahele Street intersection is 
signalized and has auxiliary right turn lanes and signalized left turn lanes on all 
approaches.  A paved walking path extends from Honoapiÿilani Highway to the airport 
along the south side of Akahele Street.  In addition to Akahele Street, there are numerous 
private agricultural roads within the site providing access to agricultural fields. 
 
Honoapiÿilani Highway forms the makai boundary of the Pulelehua site.  As the primary 
roadway in area, Honoapiÿilani Highway provides regional access within West Maui, and 
connects to other regional highways serving other parts of Maui.  Bordering the Pulelehua 
site, Honoapiÿilani Highway is a two-way, two-lane, undivided roadway with a 45 mile 
per hour (mph) posted speed limit, with most vehicles actually traveling at higher speeds.  
The section of Honoapiÿilani Highway bordering the Pulelehua site is pedestrian-
unfriendly, due to a lack of sidewalks and relatively high traffic speeds; however, there are 
crosswalks at all crossings of the Honoapiÿilani Highway/Akahele Street intersection. 
 
Pulelehua Roadway Design, Potential Impacts, and Mitigative Measures 
 
Pulelehua is designed as a walkable community following traditional town planning 
concepts.  Circulation through the community was an important consideration during the 
design process.  Vehicular circulation is to occur along a network of interconnected roads 
to disperse traffic throughout the neighborhood, but design of Pulelehua’s internal 
roadways assumes that pedestrian movement is the key function of the town’s streets.  
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Streets in Pulelehua are specifically designed to serve pedestrian mobility by achieving 
lower, safer, motor vehicle speeds within the community.  This is often called traffic 
calming by design, thus preventing the need to install traffic humps and other devices 
later.  Short block faces and parallel parking on most streets allow more efficient use of 
paved surfaces.  Short blocks, buildings closer to the sidewalk, narrower street sections, 
internal roundabouts, and on street parking, all contribute to the traditional traffic calming 
effect.   
 
A second circulation system of linked paths and trails will allow pedestrians and bicyclists 
to have another option for movement through the neighborhood.  These paths and trails 
run through a strategically located network of green spaces and an exterior greenbelt 
along Honoapiÿilani Highway that will increase the attractiveness and livability of the 
community. 
 
To the extent that pedestrian mobility is not impaired, Pulelehua’s walkable streets will 
also serve motor vehicle mobility, and they form the automobile road system within 
Pulelehua.  A system of alleyways are included to move parking pads, car ports or 
garages, solid waste removal and utility equipment to the rear of the properties. 
 
Pulelehua’s modified street grid system provides multiple routes (for cars, as well as 
pedestrians and cyclists) to reach a specific destination.  Providing multiple routes 
increases connectivity to all points, decreases congestion by distributing traffic flows, 
increases emergency vehicle access by providing redundancy, and facilitates pedestrian 
movement by claming traffic and allowing for a mix of land uses within a walkable 
distance.  In correspondence to Maui Land & Pineapple Company, Inc., the County Fire 
Department stated: “We would like to commend the design committee for the multiple 
access options that residents & emergency responders will have.” 
 
An important element of Pulelehua’s street system is the four additional connections to 
Honoapiÿilani Highway.  The existing connection of Akahele Street with Honoapiÿilani 
Highway will provide a fifth access to Pulelehua.  The location of these access points has 
been carefully considered and selected to provide evenly spaced intersections on 
Honoapiÿilani Highway which will facilitate Honoapiÿilani Highway traffic flow.  As 
opposed to only providing a single access point to Pulelehua, the additional connections 
will ease traffic flow on Honoapiÿilani Highway and within Pulelehua by distributing 
turning movements to and from Pulelehua at several points, thus eliminating long queuing 
within turn lanes and allowing for short signal timings where signals are necessary. 
 
To achieve walkability and traditional neighborhood design, internal streets within 
Pulelehua require slightly narrower dimensions than contemporary County practice.  
Specifically, street widths and parking lanes within Pulelehua will be narrower than the 
dimensions called for in the roadway design standards in Chapter 18.16 of the Maui 
County Code.   
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Maui Land & Pineapple Company, Inc., or its subsidiaries, will build all Pulelehua internal 
roadways and they are working with the County Planning Department and Department of 
Public Works to allow the Pulelehua streets to be dedicated to the County upon 
completion. 
 
The Fire Department has approved Pulelehua’s street designs and stated they were very 
pleased with the design details and see no major hurdles with what has been proposed. 
 
The Fire Department has attended several meetings over the past year regarding Pulelehua 
and has participated in discussions pertaining to roadway design and emergency access 
road widths and routes.  Maui Land & Pineapple Company Inc., and the Fire Department 
continue to work together to ensure Pulelehua roadways meet Fire Department 
requirements.  
 
4.9.2 Drainage 
 
Existing Conditions 
 
There are three drainage ways which traverse through or bound the Pulelehua community 
site.  To the north, Kahanaiki Gulch traverses the northern boundary.  It joins Kahana 
Stream before it crosses Honoapiÿilani Highway.  The shallow Pöhaku-Käÿanapali gulch 
traverses approximately midway through the site.  The Kapalua West Maui Airport 
intercepts drainage from the upper limits of this gulch so that it is primarily dry within the 
Pulelehua site.  Mähinahina Gulch traverses the site approximately 1,000 feet from the 
southern boundary. 
 
The existing drainage pattern is generally in the east to west (mauka-makai) direction 
toward Honoapiÿilani Highway.  There are three large existing drainage basins within or 
adjacent to the Pulelehua site which collect runoff and remove silt and debris, before the 
runoff discharges into the ocean.  These basins are: 1) the Kahana Basin, located 
immediately to the north of the site; 2) Pöhaku-Käÿanapali Basin, located approximately in 
the middle of the site; and 3) Mähinahina Basin, located at the southwest corner of the 
site.  Two smaller detention basins are located to the north and south of the intersection of 
Akahele Street and Honoapiÿilani Highway. 
 
There are two 144-inch culverts where Honoapiÿilani Highway crosses Mähinahina Gulch 
that where designed to accommodate a 100-year flow of 4,275 cubic feet per second (cfs).  
A 120-inch culvert diverts runoff from Pöhaku-Käÿanapali Gulch under Honoapiÿilani 
Highway with a 100-year design flow of 674 cfs.  A bridge (Kahana Kai Bridge) along 
Honoapiÿilani Highway diverts the 100-year discharge flow of 7,540 cfs from the 
Kahanaiki Stream and Kahana Stream.  Runoff from all three drainage ways eventually 
discharges into the ocean. 
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It is estimated that the present 50-year, one-hour runoff from the Pulelehua site is 333.2 
cfs.  Of this total flow, approximately 51.1 cfs sheet flows toward the mauka boundary of 
the Kahana Ridge Subdivision.  The drainage system installed as part of the Kahana Ridge 
Subdivision intercepts the runoff and conveys approximately 80 percent into Kahanaiki 
Gulch and the remaining 20 percent is conveyed into the subdivision’s drainage system.  
Approximately 19.2 cfs sheet flows through the Kahana Hui Subdivision, approximately 
68.1 cfs sheet flows into Pöhaku-Käÿanapali Gulch and 77.7 cfs sheet flows into 
Mähinahina Gulch.  It is estimated that 117.1 cfs sheet flows from the Pulelehua site onto 
Honoapiÿilani Highway. 
 
Potential Impacts 
 
Creation of the Pulelehua community is not expected to have a significant adverse effect 
on downstream properties or coastal marine waters.  The post development runoff from 
the Pulelehua site is estimated to be 878.0 cfs, an increase of 544.8 cfs over existing 
conditions.  However, all additional runoff due to the community will be retained on site 
with no increased flow to downstream properties (including Honoapiÿilani Highway, and 
the Kahana Hui and Kahana Ridge subdivisions) or into the existing drainage ways, 
desilting basins, and the ocean. 
 
The water quality of the existing runoff volumes from the site is expected to improve from 
the creation of the Pulelehua community relative to agricultural use of the lands.  Results 
of a nearshore water quality study conducted for this EIS (see Section 3.6 and Appendix C) 
conclude that it is likely that sedimentation discharge to the ocean will be significantly 
less with Pulelehua compared to agricultural uses.  This is because, unlike agricultural 
lands which are periodically plowed or fallow, and thus exposed to rainfall and erosion, 
residential uses provide more stable soil retention qualities in the form of fixed 
landscaping, roads, and buildings.  Thus with residential uses, the existing level of runoff 
flows from the site will contain much less sedimentation than the current conditions with 
agricultural uses. 
 
The nearshore water quality study also concludes that with the change from agricultural 
uses to residential uses there is likely to be a decrease in the flux of nutrients (e.g. 
fertilizers) to the ocean.  It has been shown that the greatest contribution of nutrients to 
groundwater from human activities on West Maui is from agriculture.  Comparatively, golf 
courses, resort, and residential development provide a relatively small contribution 
(Soicher and Peterson 1997).  Since Pulelehua will replace agriculture uses with 
residential uses, the overall subsidies of nutrients delivered to the ocean are expected to 
decrease. 
 
Mitigative Measures 
 
Onsite runoff will be collected by catch basins and bioswales located at appropriate 
intervals along the Pulelehua roadways and diverted by drain lines into on-site detention 
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basins.  Detention basins will be sized to accommodate the increased runoff from the 
community and will be located within the wide greenway mauka of Honoapiÿilani 
Highway and between the first Pulelehua street parallel to the highway.  The greenway 
will vary in width from between 100 to 200 feet and will serve as a landscape buffer and 
recreation area as well as a detention basin to capture runoff from the Pulelehua 
community.  Additional detention basins may be constructed in park and open space 
areas.  Porous pavement in alleyways and parking lots will be explored for feasibility to 
decrease storm water runoff.  Best management practices (BMPs) will be adopted to 
minimize infiltration and runoff from construction and vehicle operations. 
 
The detention basins will be designed to provide a recharge rate high enough so that 
under normal conditions the basins drain quickly, usually within one to two days.  Even 
after heavy rains, the basins should drain before mosquito eggs can hatch and mature into 
adult mosquitoes.  The normal life cycle of a mosquito is eggs to larva to pupa to adult 
mosquitoes which can fly.  It takes one to two days for eggs to hatch into larva and 
another 5 to 10 days for the lava to change into pupa.  The pupa matures into adult 
mosquitoes over the next two to four days.  In total, it takes from between 8 to 16 days on 
average for eggs to mature to adult mosquitoes that can fly. 
 
Drainage improvements will also be constructed mauka of the Kapalua West Maui Airport 
to reduce runoff flowing onto the Pulelehua site.  All detention basins will be designed to 
suppress peak flow and serve as desilting basins to minimize the conveyance of 
waterborne silt and debris downstream.  
 
All drainage improvements will be developed in accordance with applicable DOH and 
County of Maui drainage requirements and standards.  In addition, Maui Land & 
Pineapple Company, Inc., will comply with all laws and regulations regarding runoff and 
non-point source pollution, ensuring that storm water run-off and siltation will not 
adversely affect the downstream marine environment and nearshore and offshore water 
quality. 
 
The net result of the drainage improvements will be no increase in runoff from Pulelehua 
onto downstream properties or into the existing drainage ways, desilting basins, and the 
ocean. 
 
4.9.3 Water System 
 
Existing Conditions 
 
There are two existing water sources which serve the Mähinahina area.  The first is surface 
water from the Honoköhau Ditch which collects water from Honoköhau Stream and 
Honolua Stream.  The surface water from the Honoköhau Ditch is then diverted to the 
Mähinahina Water Treatment Plant which was designed to process 2.5 million gallons per 
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day (MGD).  Presently, the treatment plant is processing an average of approximately 2.4 
MGD. 
 
The second water source is groundwater from the Honokahua wells and Näpili wells.  The 
capacities of the wells are 700 gallons per minute (gpm) from Honokahua Well A, 1,250 
gpm from Honokahua Well B, 700 gpm from Näpili Well A, 700 gpm from Näpili Well B, 
and 1,000 gpm from Näpili Well C.  According to the County of Maui Department of 
Water Supply (DWS), Honokahua Well A, Näpili Well A, and Näpili Well C currently are 
not in use.  Available information indicates that at least one of these wells is non-
operational due to mechanical problems.  All wells are owned and operated by the DWS. 
 
The wells draw water from the Honolua Aquifer.  According to the Commission on Water 
Resource Management, the Honolua Aquifer has a sustainable yield of eight MGD.  In 
addition to the wells listed above, two other wells draw water from the Honolua Aquifer.  
All totaled, the wells pumped an average of 2.731 MGD from the aquifer between January 
2002 to October 2004.  This total is substantially less that the aquifer’s eight MGD 
sustainable yield. 
 
The Honoköwai Aquifer adjoins the Honolua Aquifer to the south.  According to the 
Commission on Water Resource Management, the sustainable yield of the Honoköwai 
Aquifer is also eight MGD.  Nine wells draw water from the Honoköwai Aquifer.  All 
totaled, these wells pumped an average of 3.177 MGD from the aquifer between May 
2003 to October 2004.  This total is substantially less that the aquifer’s eight MGD 
sustainable yield. 
 
The Commission on Water Resource Management has not designated the Honolua 
Aquifer or the Honoköwai Aquifer as groundwater management areas. 
 
In comment letters received on the Draft EIS, some writers expressed concerns regarding 
the possible contamination of the Honokowai and Honolua Aquifers from historical 
agricultural use in the region.  Specifically, concerns were expressed regarding the 
possible historical use of the agricultural chemicals DBCP and EDB.  The use of DBCP 
was banned by the Environmental Protection agency in 1979 except for use as a soil 
fumigant against nematodes on pineapples in Hawaii; this use was cancelled in 1985 (EPA 
website). EDB was banned in 1983 from use as a fumigant (Cornell Cooperative Extension 
office website). 
 
There are two potable water storage areas for the region:  1) the 2.0 million gallon 
Honoköwai Reservoir; and 2) the 1.0 million gallon Kahana Ridge reservoir.  The 
Honoköwai reservoir is located at an elevation of 250 feet, approximately 1,000 feet south 
of the southern boundary of the Pulelehua site.  The Kahana Ridge Reservoir is also 
located at an elevation of 250 feet approximately 3,000 feet to the north of the Pulelehua 
site.  Both reservoirs are owned and operated by the DWS. 
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The Honoköwai Reservoir is filled from the Mähinahina Water Treatment Plant.  The 
Kahana Ridge Reservoir is filled from the Honokahua and Näpili wells.  A 16-inch 
waterline along Honoapiÿilani Highway transports water from the Kahana Ridge Reservoir 
to the Kahana Ridge subdivision.  There are no other waterlines along Honoapiÿilani 
Highway in the vicinity of the Pulelehua site. 
 
Maui Pineapple Company, Ltd., currently uses a mix of reclaimed (R-1) water from the 
Lahaina Wastewater Treatment Plant and surface water from the Honoköhau Ditch for 
irrigation of nearby pineapple fields.  There is a 2.0 million gallon reservoir for this water 
at the 300-foot elevation on the south side of the Kapalua West Maui Airport.  Maui 
Pineapple Company, Ltd., currently has agreements in place with the County of Maui to 
receive R-1 water from the Lahaina Wastewater Reclamation Plant as part of its 
agricultural operations.  As with other R-1 users, Maui Pineapple Company, Ltd., pays a 
fee to the County of Maui based on use.  The fee helps offset the cost, including pumping, 
of providing R-1 water. 
 
Potential Impacts 
 
In accordance with the DWS’s Domestic Consumption Guidelines, the average daily 
water demand for Pulelehua is estimated to be approximately 919,313 gallons per day 
(including irrigation of parks, open spaces, common areas and the school) based on the 
current mix of uses (see Section 2.6).  This estimate includes the water demand from all 
potential ohana units; however, it is expected that not all ohana units will be built, as 
ohana units are limited to specific lots and will be built at the discretion of individual 
owners. 
 
Fire flow demand for single-family residential development is 1,000 gallons per minute for 
2-hour duration, and 2,000 gallons per minute for 2-hour duration for A-2 apartment, 
schools, and neighborhood businesses and light industrial.  Fire hydrants will be installed 
with a maximum spacing of 350 feet within the single-family residential area and at 250 
feet spacing within all other areas. 
 
Water wells will be drilled in the vicinity of the Pulelehua site to provide a new source of 
water for Pulelehua.  It is envisioned that wells will draw water from the Honoköwai 
Aquifer. While Maui Land & Pineapple Company, Inc., continues to evaluate water supply 
alternatives, the most likely source for Pulelehua’s potable water will be from new wells.  
These wells will likely be located mauka of the Pulelehua site in the Honokowai or 
Honolua aquifer.  As the current pumpage from the Honoköwai Aquifer of 3.171 MGD is 
well below the aquifer’s sustainable yield of eight MGD, the wells are not expected to 
impact the sustainable yield of the Honoköwai Aquifer.  If the new wells draw water from 
the Honolua Aquifer, the sustainable yield of the Honolua Aquifer is not expected to be 
impacted as the current pumpage from the Honolua Aquifer of 2.73 MGD is also well 
below the Honolua Aquifer’s sustainable yield of eight MGD. 
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Maui Land & Pineapple Company, Inc., has contracted a water resource consultant to 
conduct a water well source evaluation.  This evaluation will include confirming the 
sustainable capacity of the Honokowai and Honolua aquifer, preparing a well site 
analysis, and providing recommendations for storage and transmission options.  The well 
site analysis will take into consideration historical agricultural uses and will focus on 
finding a location that provides the best quality water possible.  If a well produces water 
containing contaminants at levels above State or Federal guidelines, treatment would be 
required. 
 
Mitigative Measures 
 
Maui Land & Pineapple Company, Inc., will work with the DWS for the development and 
construction of the new wells, which will be built in accordance with DWS standards and 
all requirements of the Commission on Water Resource Management.  In addition, all new 
sources of potable water will be developed in compliance with Section 11-20-29, HAR 
and at the appropriate time Maui Land & Pineapple Company, Inc., will submit a water 
engineering report for the approval of the Director of the State Department of Health. 
 
A 1.0 million gallon water storage tank will be required at an elevation of approximately 
375 feet to accommodate the domestic water for Pulelehua.  The tank will also be 
constructed to DWS standards and dedicated to the DWS. 
 
The landscaped areas of the Pulelehua community will be irrigated with mixed R-1 and 
surface water from the reclaimed water reservoir above the Kapalua West Maui Airport.  
The community parks, neighborhood parks, open spaces, common area for 151 
multifamily units and the school will be irrigated using R-1 water.  R-1 water will also be 
used for fire flow requirements.  The total R-1 water use demand is estimated at 199,747 
gallons per day.  The County has confirmed that there is sufficient R-1 capacity from the 
Lahaina Wastewater Treatment Plant to supply this demand.  Maui Land & Pineapple 
Company, Inc., intends to continue or increase its current agreements with the County to 
supply R-1 water to Pulelehua.  The mixed water will also be used for fire flow 
requirements.  R-1 water from the Lahaina Wastewater Treatment Plant will be pumped to 
the reclaimed water reservoir above the Kapalua West Maui Airport for distribution to 
Pulelehua.  The recycled/mixed water system within Pulelehua will be built and operated 
in conformance with all applicable laws and regulations, including HAR, Section 11-62-
27, Recycled Water Systems and HAR Title 11, Chapter 11-21, Cross-Connection and 
Backflow Control. 
 
The use of the mixed R-1 water for irrigation will reduce the average daily water demand 
by almost 22 percent.  Therefore, the Pulelehua community will require approximately 
719,589 gallons of potable water per day. 
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To further conserve water within Pulelehua: 
 

• Single pass cooling will not be allowed pursuant to Maui County Code Section 
14.21.20. 

• Low-flow fixtures and devices will be used pursuant to Maui County Code Section 
16.20A.680. 

• Individual homeowners and businesses will be encouraged to maintain fixtures to 
prevent leaks. 

• Climate-adapted native and other appropriate plants will be used in landscaping as 
practical. 

• Best management practices designed to minimize infiltration and runoff from daily 
operations will be implemented. 

• Irrigated turf will be limited where possible. 
 
4.9.4 Wastewater System 
 
Existing Conditions 
 
All existing County wastewater facilities in the vicinity of the Pulelehua site are located 
makai of Honoapiÿilani Highway, along Lower Honoapiÿilani Road.  These facilities 
include gravity sewer lines, sewer force mains, and sewer pump stations.  In addition to 
the County sewer system, there is a private wastewater collection for Kahana Ridge in the 
north area of the subdivision.  The Kahana Ridge wastewater system connects to the 
County’s sewer system at Hoÿohui Road.  All sewerage from the area is transported to the 
Lahaina Wastewater Reclamation Plant in Honoköwai, approximately 3,500 feet south 
from the southern boundary of the Pulelehua site. 
 
According to the Wastewater Reclamation Division, County of Maui, the Lahaina 
Wastewater Reclamation Plant has a design capacity of 9 million gallons per day (MGD).  
Currently, it is processing approximately an average daily flow of 4 MGD of sewerage.  Of 
the remaining capacity, approximately 1.38 MGD are allocated to AMFAC, 1.80 MGD are 
allocated to the Housing Finance Development Corporation and 303,350 gallons per day 
are allocated to Kapalua Land Co., Ltd (a subsidiary of Maui Land & Pineapple Company, 
Inc.), including purchasable capacity.  Kapalua Land Company’s allocation is specifically 
for Kapalua Resort.  The County of Maui has retained the services of a consultant to do a 
dynamic study of the capacity of the existing wastewater facilities.  However, it is 
estimated that the study will take 12 months to is not yet complete. 
 
Potential Impacts 
 
It is projected that Pulelehua will generate approximately 345,688 gallons per day of 
wastewater based on the current mix of uses (See Section 2.6).  This estimate includes 
wastewater estimates from all potential ohana units; however, it expected that not all 
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ohana units will be built, as ohana units are limited to specific lots and will be built at the 
discretion of individual owners. 
 
The existing wastewater facilities along Lower Honoapiÿilani Road were not designed to 
accommodate sewage flows from development mauka of Honoapiÿilani Highway and 
therefore, Pulelehua’s wastewater system will not connect these facilities.  Hence, the 
capacity of the existing sewer piping system along Lower Honoapiÿilani Road will not be 
affected by Pulelehua and there would be no requirements to upgrade that section of the 
existing sewer piping system. 
 
Mitigative Measures 
 
Maui Land & Pineapple Company, Inc., or its subsidiaries will build the onsite sewer 
collection system within Pulelehua.  The system will be designed to accommodate the 
anticipated flow and will consist of a gravity sewer system and sewer pump stations that 
will connect to a new sewer line located along the east (mauka) side of Honoapiÿilani 
Highway.  The sewer line will continue south, mauka of the highway, approximately 
3,500 feet, and will connect directly to the Lahaina Wastewater Reclamation Plant.  
 
The onsite collection system will incorporate a sewer pump station at the northerly limit of 
the Pulelehua site.  The pump station will not serve all of Pulelehua.  It will only handle 
wastewater from a few dozen homes that cannot gravity flow to the new sewer 
transmission line.  The central and southern neighborhoods, as well as a portion of the 
northern neighborhood, will be able to gravity feed into the new line, to a gravity flow 
system which will connect to the County’s sewer pump station Näpili No. 1, which will 
and transport wastewater into the Lahaina Wastewater Reclamation Plant.  Pump The 
County’s pump station No. 1 is located on the northerly side of the Lahaina Wastewater 
Reclamation Plant and pumps wastewater directly into the headworks at the plant. 
 
The pump station at the northerly end of the Pulelehua site will include instrumentation, 
alarm systems (e.g. equipment failure, high waste water levels), and redundant equipment 
such as pumps.  These features will provide system monitoring and ensure reliability.  
During the design and engineering phase, various options will be evaluated to keep any 
potential overflow of waste water from entering Kahana Gulch.  Sound attenuation 
features will be included in the pump station design, as needed, to ensure that all state 
and county noise requirements are met.  Locating the equipment underground will be 
evaluated during the design and engineering phase of Pulelehua.  Sewer pump stations 
should not emit noxious odors if running properly.  Not withstanding this fact, based on 
prevailing wind patterns in the area, there is no location within Pulelehua which is 
predominately upwind of any homes at Kahana Ridge. 
 
The proposed sewage system will be designed to County of Maui standards.  In addition, 
all wastewater plans will conform to applicable provisions of HAR, Chapter 11-62, 
“Wastewater Systems”.   



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 101

 
Maui Land & Pineapple Company, Inc., is working with the Wastewater Reclamation 
Division to determine the capacity of the existing facilities to confirm that Lahaina 
Wastewater Reclamation Plant can accommodate the wastewater generated from 
Pulelehua.  A detailed sewer impact study evaluating the wastewater system requirements 
for Pulelehua will be prepared and submitted to the County for review as part of 
Pulelehua’s engineering design.  The County of Maui Department of Public works requires 
wastewater contribution calculations before building permits are issued.  
 
Maui Land & Pineapple Company, Inc., will pay its fair share for any improvement fees 
assessed for Pulelehua.  In the event the Lahaina Wastewater Reclamation Plant cannot 
accommodate Pulelehua, Maui Land & Pineapple Company, Inc., will evaluate the 
installation of a packaged sewer treatment plant to address Pulelehua’s wastewater 
treatment demands.   
 
4.9.5 Electrical Service 
 
Existing Conditions 
 
Electrical power on Maui is supplied by Maui Electric Company (MECO).  The installed 
generating capacity currently owned and operated by MECO is 212.90 megawatts (MW).  
This capacity is divided between the Mäÿalaea Generating Station with a reserve capacity 
of 175.30 MW, and the Kahului Generating Station with a reserve capacity of 37.60 MW.  
Additional power from Hawaiian Commercial and Sugar (HC&S) supplements the total 
installed generating capacity of MECO.  Power from HC&S is generated at the Puÿunënë 
Mill located in Puÿunënë.  HC&S has a purchase power contract with MECO to provide 12 
MW of firm power. 
 
There are existing overhead electrical lines along the mauka side of Honoapiÿilani 
Highway, along Lower Honoapiÿilani Highway, and along Akahele Street, which bisects 
the Pulelehua site.  MECO currently serves the Kahana Ridge Subdivision, which is 
located on the northwesterly side of the proposed Pulelehua community.  MECO also has 
an electrical substation above the Kapalua West Maui Airport. 
 
Potential Impacts 
 
When built out, monthly residential electrical demand for the Pulelehua community is 
estimated to be 838,800 kilowatt-hours.  This estimate is based on the use of solar water 
heaters on all homes and room air conditioners, although it expected that not all 
homeowners will install air conditioning.  Further, the estimate includes the electrical 
demand from all potential ohana units; however, it expected that not all ohana units will 
be built, as ohana units are limited to specific lots and will be built at the discretion of 
individual owners. 
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According the MECO, electrical service for Pulelehua will probably be served by the 
electrical substation above the Kapalua West Maui Airport, either by installing new lines 
to the Pulelehua site or extending service from the existing lines along Akahele Street. 
 
All utility lines serving the community will be underground to reduce visual impacts. 
 
Mitigative Measures 
 
By design, the Pulelehua street grid allows for most buildings to be oriented with primary 
roof façade within 30 degrees of due south to facilitate use of solar panels, as well as 
providing for passive solar design.  Homes will include solar water heaters which will 
minimize energy loads.  In addition, buildings will be oriented to take advantage of 
natural cooling of interior spaces by channeling trade winds, which will minimize energy 
use.  Ceiling fans and radiant barriers, when feasible, will be provided to avoid using air 
conditioning whenever appropriate.  A radiant barrier is a layer of metallic foil placed on 
the back of roof decking or attached to the beams just below the roof to reduce heat flow 
from the roof into the attic, thereby keeping the house cooler. 
 
Design standards will specify low-impact lighting and will encourage energy-efficient 
building design and site development practices.   
 
Where applicable, the following additional energy saving methods and technologies will 
be considered during the design phase of Pulelehua: 
 

• Use of site shading to reduce cooling load; 
• Maximum use of day lighting; 
• Use of high efficiency compact fluorescent lighting; 
• Exceeding Model Energy Code requirements; 
• Roof and wall insulation, radiant barriers, and energy efficient windows; 
• Use of solar parking lot lighting; 
• Use of light color or “green” roofs; 
• Use of roof and gutters to divert rainwater for landscaping; 
• Use of landscaping for dust control and to minimize heat gain to area; and 
• Use of photovoltaics, fuel cells, and other renewable energy sources. 

 
4.9.6 Phone and Cable Television Systems 
 
Existing Conditions 
 
There are existing overhead telephone and cable TV lines along the mauka side of 
Honoapiÿilani Highway and along Lower Honoapiÿilani Highway.  Verizon Hawaii 
Hawaiian Telcom currently provides telephone service to the Kahana Ridge Subdivision, 
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located on the northwesterly side of the proposed Pulelehua community.  Oceanic Time 
Warner Cable currently provides cable TV service to the Kahana Ridge Subdivision. 
 
Potential Impacts 
 
The Verizon Hawaii Hawaiian Telcom telephone system serving the Kahana Ridge 
Subdivision could be extended to serve the northerly portion of the proposed Pulelehua 
community.  Verizon Hawaii’s Hawaiian Telcom’s telephone facilities along Lower 
Honoapiÿilani Road could be extended to serve the central and southerly portions of the 
Pulelehua community. 
 
Mitigative Measures 
 
Maui Land & Pineapple Company, Inc. will coordinate any facility expansion 
requirements with Verizon Hawaii Hawaiian Telcom and Oceanic Time Warner Cable.  
The telephone and cable TV distribution systems will be installed underground from the 
existing facilities along Honoapiÿilani Highway. 
 
4.9.7 Solid Waste 
 
Existing Conditions 
 
Currently, significant levels of solid waste are not being generated on the Pulelehua site; 
over half of the area is fallow fields or gulches and pineapple cultivation on the remaining 
area does not generate significant waste that is not already properly handled by Maui 
Pineapple Company. 
 
The County of Maui Department of Public Works and Environmental Management 
provides residential refuse collection in the Mähinahina area.  Refuse is collected and 
taken to the County’s Central Maui Sanitary Landfill, located four miles southeast of the 
Kahului Airport on Pülehu Road.  The Olowalu transfer station is located about four miles 
southeast of Lahaina and accepts self-haul waste from West Maui residents for transfer to 
the Central Maui Landfill. 
 
Plastic, glass, metal, cardboard, and newspaper can be recycled when left at various drop-
boxes throughout the County.  Green waste recycling is provided by several private 
organizations. 
 
Potential Impacts 
 
In the Public Facilities Assessment Update County of Maui (2002), R.M. Towill 
Corporation projected that the Central Maui Landfill will have adequate capacity to 
accommodate residential and commercial waste through the year 2020, with a surplus of 
approximately one million cubic yards of landfill space.  This projection was arrived at by 
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multiplying the Maui County’s de facto population projections by an estimated number of 
pounds per person per day of waste generated and assumes that solid waste generated by 
commercial and industrial growth will be captured by a corresponding trend in projected 
population growth. 
 
The County of Maui’s Solid Waste Division estimates that households on Maui generate 
approximately nine pounds of solid waste per day.  Using this estimate, after build-out and 
sales of all Pulelehua homes, total waste from all households in the Pulelehua community 
would be approximately 10,827 pounds per day.  This estimate includes the waste from 
all potential ohana units; however, it is expected that not all ohana units will be built, as 
ohana units are limited to specific lots and will be built at the discretion of individual 
owners. 
 
The County Solid Waste Division does not have an established method or formula to 
estimate the amount of solid waste generated from commercial and light industrial uses.  
In addition, there are no established methods or formulas established by the State of 
Hawaiÿi or at the national level.  This is likely due to the fact that, unlike residential uses, 
the type and amount of solid waste generated by commercial and light industrial uses can 
vary widely and therefore, is difficult to accurately project.   
 
Commercial wastes from Pulelehua businesses will be recycled as much as possible.  
Recycling of wastes from commercial uses can be easily implemented because 
commercial wastes (such as cardboard) can be readily separated from other wastes.  In 
addition, the small scale-nature of commercial uses in Pulelehua is expected to generate a 
minimal amount of waste compared to large-scale commercial establishments. 
 
Wastes generated by site preparation will primarily consist of vegetation, rocks, and debris 
from clearing and grubbing.  Construction waste will consist of waste lumber, concrete, 
and other building materials. 
 
Mitigative Measures 
 
Maui Land & Pineapple Company, Inc.’s intent is to handle all green waste from site 
preparation within its agricultural composing facilities located at the Honolua Plantation; 
however, if necessary some waste may have to be taken to green waste recycling centers 
in Central Maui.  Currently, there are three green waste recycling centers on Maui: Maui 
Eko Systems, Inc., Maui Earth Compost & Soil Mixes, and Campaign Recycle Maui.  All of 
these are located in Central Maui.  Phasing of site clearing will minimize the amount of 
green waste generated at any one time.   
 
As much as practical, construction plans will specify the use of products with recycled 
content (such as steel, concrete aggregate fill, drywall, carpet, and glass tile) and the use of 
locally produced products (such as plastic lumber, hydromulch, soil amendments, and 
glass tile). 
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During construction a job-site waste management and recycling program will be 
implemented to maintain clean construction sites, maximize material recycling, and 
minimize disposal truck traffic impacts.  This recycling program will incorporate the 
“Three Rs” of effective construction waste management: 
 

• Reduce: by preventing waste before it happens through efficient design 
• Reuse: by using materials removed during demolition (such as rocks and concrete) 

on site 
• Recycling: by separating recyclable materials from non-recyclable materials and 

supplying these recyclable materials to a recycler for use as new products 
 
Construction materials that cannot be recycled will be disposed of in the County’s 
construction and demolition landfill near Mäÿalaea.   
 
Provisions for recycling, such as collection systems and space for bins for recyclables, will 
be incorporated into the built Pulelehua community.  After the community is occupied by 
residents, to the extent practical, wastes such as aluminum, paper, newspaper, glass, and 
plastic containers will be recycled.  Green waste from the community may be processed 
on-site.  Waste that cannot be recycled or incorporated into on-site green waste 
processing will be disposed of in the County’s central landfill in Puÿunënë.    
 
4.10 KAPALUA WEST MAUI AIRPORT 
 
Existing Conditions 
 
The Kapalua West Maui Airport borders the Pulelehua community site to the east (mauka).  
The airport is a commercial service airport owned and operated by the State of Hawaiÿi, 
serving only commercial propeller air carriers and commuter/air taxi aircraft.  There are no 
general aviation uses or air cargo facilities.  Facilities consist of a single runway, the 
terminal, a parking lot, and support amenities.  The airport site is approximately 50 acres, 
not including easements on surrounding land in favor of the State of Hawaiÿi.  Access is 
provided by Akahele Street, which is also owned by the State of Hawaiÿi.  Current security 
measures are minimal as there is no Federal Transportation Security Administration (TSA) 
security check point at the entrance to the airport (even under heightened threat 
conditions), passengers are not required to pass through metal detectors, and carry-on 
baggage is not x-rayed or otherwise inspected.   
 
The Kapalua West Maui Airport was built in 1987, in response to the closure of the 
Käÿanapali Airstrip at North Beach.  Originally, Maui Land & Pineapple Company, Inc., 
leased the airport land to Hawaiian Airlines, which subsequently obtained all required 
land use approvals and built and operated the facility privately.  In 1995, the State of 
Hawaiÿi obtained the airport property and facilities through condemnation.  The DOT 
does not have an adopted Master Plan for the Kapalua West Maui Airport.   
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Operating Restrictions.  Operations at the airport are subject to several restrictive 
conditions imposed by: 1) the original development agreement between Maui Land & 
Pineapple Company, Inc., and Hawaiian Airlines, 2) the State Land Use Commission 
Decision and Order (Docket Number A84-577) reclassifying the airport site from the 
Agricultural district to the Urban district; and 3) the County of Maui Change in Zoning 
Ordinance (Ordinance Number 1535-1986) changing the zoning of the property from 
Agricultural to Conditional Zoning (Airport District).  These conditions still restrict 
operations and include: 

 
• The runway, runway apron, and other facilities cannot be expanded, and no 

portion of the runway safety area can be paved or used for displaced landing or 
takeoff thresholds; 

• Airport operations are limited to daylight hours (one half hour after sunrise and one 
half hour before sunset); 

• Jet aircraft are not allowed, regardless of seating capacity or Short Takeoff and 
Landing (STOL) capabilities; 

• Helicopter operations are not allowed; 
• All propeller-driven aircraft of 12,500 pounds or less shall not generate noise levels 

greater than 80dB; 
• For all other aircraft, noise levels shall not exceed: 

o for takeoff: 80.5 EPNdB; 
o for sideline: 84 EPNdB; and  
o for approach: 91.6 EPNdB; 

• Aircraft are limited to a maximum seating capacity of 50 passengers;  
• Flights are limited to a maximum of: 

o 35 for aircraft with a passenger seating capacity of 25 passengers or less (such 
as the Cessna 402 and the Dash 6); and 

o 35 for aircraft with a seating capacity between 26 and 50 passengers (such as 
the Dash 7 and Dash 8); and 

• All reasonable actions must be taken to operate the airport to minimize noise 
generated by aircraft operations. 

 
The above operating restrictions cannot be amended without the written approval, by 
resolution, of the Maui County Council. 
 
Airport Design.  Based on the Kapalua West Maui Airport operating restrictions, the 
Federal Aviation Administration (FAA) has determined that the “Critical Aircraft” for the 
Kapalua West Maui Airport is the De Havilland Canada Dash 8 (Dash 8), meaning that the 
design standards for the airport must meet the design requirements necessary for the 
operation of the Dash 8.  With a capacity of approximately 50 passengers, the Dash 8 is 
the largest aircraft allowed at the airport.   
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FAA Advisory Circular 150/5300-13 specifies design requirements for various classes of 
airports based on the types of planes using the facility.  With the critical aircraft being the 
Dash 8, the FAA airport design classification for the Kapalua West Maui Airport is “Design 
Group III”. The design criteria for this classification include: 
 

• Runway Obstacle Free Area (ROFA) 
The ROFA is a rectangle-shaped area, 800-feet wide (centered on the runway 
centerline), and extending 600 feet from each runway end.  Parallel to the length of 
the runway, the airport property line is 200 feet from either side of the runway 
centerline, meaning an additional 200 feet beyond both the makai and mauka 
airport property boundaries are required for the ROFA.   

 
• Runway Protection Zone (RPZ) 

The RPZ is a trapezoid-shaped area that starts 200 feet from the end of the runway 
paving.  At the end closest to the runway, the RPZ is 500-feet wide (centered on the 
runway centerline).  The RPZ extends from this point for 1,000 feet.  At the end of 
the 1,000-feet length, the RPZ is 700-feet wide.  The RPZ represents an air space 
exclusion that starts at the runway elevation and rises at a 20:1 slope.  A substantial 
portion of the RPZ extends beyond the airport property boundary.   

 
• Runway Safety Area (RSA) 

The RSA is an area 300-feet wide (centered on the runway centerline), extending 
600 feet from each runway end.  This area is entirely within the airport property. 

 
Figure 13 shows the FAA required safety zones. 
 
In correspondence from the DOT to Maui Land & Pineapple Company, Inc., the DOT 
indicated that there is a need for DOT to acquire additional land or easements 
surrounding the airport to meet the FAA design requirements. 
 
Current Operations, Noise, and Air Quality.  Based on total annual operations at the 
Kapalua West Maui Airport in 2004, there was an average of 12.5 arrivals and 12.5 
departures, or 25 “operations” (12.5 flights) per day.  This is well below the maximum 
number of flights that could be allowed at the airport under the operating restrictions.  
Under the restrictions there could be a total of 70 flights or 140 operations per day.  
 
There has never been an accident at the airport.  An accident is defined as a failure of 
aircraft resulting in an injury. 
 
The State DOT has not conducted an airport noise study for the Kapalua West Maui 
Airport.  To determine the existing and projected noise conditions at the airport and the 
surrounding area, Maui Land & Pineapple Company, Inc., commissioned Mestre Greve 
Associates and Edward K. Noda and Associates to determine existing and projected noise 
contours around the Kapalua West Maui Airport.   
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Mestre Greve Associates is a nationally recognized acoustical engineering firm that 
specializes in noise studies with a special emphasis on transportation systems.  Mestre 
Greve Associates has done airport noise studies for airports around the world, including 
noise studies for the Kahului International Airport on Maui and Honolulu International 
Airport on Oahu.  Other airport noise studies prepared by Mestre Greve Associates 
include studies for: John Wayne Airport, Long Beach Airport, Oakland International 
Airport, Seattle Tacoma International Airport, Louis Armstrong International Airport, San 
Antonio International Airport, and Aspen Airport.  Edward K. Noda and Associates has 
provided environmental services in Hawaiÿi for over 20 years and has specialized 
expertise in airport planning. 
 
The airport noise contours and subsequent report (Appendix M N) for the Kapalua West 
Maui Airport were prepared in conformance with all FAA and State DOT requirements, 
including Federal Air Regulation Part 150, Noise Compatibility Program.  This included 
using FAA’s Integrated Noise Model Version 6.1 computer modeling software to 
determine the noise contours. 
 
The study shows that under existing conditions, the critical 55 Day Night Noise Level2 
(DNL) noise contour extends slightly beyond the airport parking lot in front of the 
terminal, but is still within State DOT property.  From the property boundary at the 
midpoint between the terminal building and the north end of the runway, the 55 DNL 
noise contour extends 180 feet into the Pulelehua site.  From the property boundary at the 
midpoint between the terminal building and the south end of the runway, the 55 DNL 
noise contour extends 220 feet into the Pulelehua site (Figure 14). 
 
The 55 DNL noise contour is determined to be the critical contour because under both the 
FAA and the State DOT Airports Division airport noise compatibility guidelines, homes 
and other uses, such as schools and businesses, located below the 55 DNL contour are 
considered compatible and “unconditionally acceptable.” 
 
Under the FAA noise compatibility guidelines, dwelling units (houses and apartments) are 
acceptable in areas below the 65 DNL noise contour.  Commercial uses, such as offices 
and businesses, and public uses, such as schools and churches, are also acceptable in 
areas below the 65 DNL contour. 
 
The State DOT Airports Division noise compatibility guidelines are more restrictive, as 
naturally ventilated homes are not recommended within or above the 60 to 65 DNL 
contours.  If homes are within the 60 to 65 DNL contours, noise level reduction measures, 
such as insulation and air conditioning, are recommended to achieve interior levels of 45 
DNL or less.  Commercial uses and most public uses (with the exception of schools and 

                                            
2 Day Night Noise Level, abbreviated as DNL and sometimes Ldn, is a description of noise based on the 
exposure of noise over a 24 hour period. 
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churches) are acceptable in areas below the 65 DNL contour.  Schools and churches are 
acceptable in areas below the 60 DNL contour. 
 
To evaluate existing and projected air quality conditions due to airport operations, Maui 
Land & Pineapple Company, Inc., requested certified consulting meteorologist B.D. Neal 
& Associates to include an analysis of airport air quality as part of their air quality study 
prepared for this EIS (Appendix J).  The analysis considered the types of aircraft using the 
airport and the existing and maximum allowable number of operations.   
 
Current aircraft emissions are much less than established air pollution rates.  Most aircraft 
emissions occurring at the airport result from aircraft taxiing.  These emissions tend to 
disperse by the time they reach beyond the airport boundary and are carried way from the 
area by prevailing winds. 
 
Potential Impacts 
 
Creation of the Pulelehua community is not expected to impact the Kapalua West Maui 
Airport or any airport operations.  Further, the Kapalua West Maui Airport is not expected 
to significantly impact the Pulelehua community. 
 
Airport Noise, Operations, and Air Quality.  Results of the airport noise contour study 
show that the Pulelehua community will not be significantly impacted by aircraft noise 
now or in the future.  Under existing airport noise conditions, all uses within Pulelehua, 
with the exception of a short segment of a trail and a few industrial lots, will be below the 
critical 55 DNL noise contour.  Homes, schools, churches, businesses, and public uses 
below the 55 DNL noise contour are all considered “unconditionally acceptable” under 
both FAA and State DOT Airports Division airport noise compatibility guidelines.  Further, 
under existing noise conditions, there are no uses above the 60 DNL noise contour, as the 
majority of this contour is within the boundaries of the airport property (Figure 14). 
 
Results of the airport noise contour study also show that even with maximum “worst case 
scenario” conditions, airport noise will not significantly impact the community.  If 
theoretical worst case conditions were ever realized, the vast majority of the Pulelehua 
community, including the school, would still be below the 55 DNL noise contour, and 
there would be no uses above the 65 DNL contour.  Virtually all homes would be below 
the 60 DNL contour, which is in accord with the FAA and State DOT Airports Division 
airport noise compatibility guidelines.  Only a very slight area of Pulelehua would be 
above the 60 DNL contour, but still below the 65 DNL.  This area is near the airport and 
will contain industrial uses, which are acceptable in this noise contour level, and a few 
“live/work” lots, which allow for businesses uses to be combined with residences.  In 
accordance with State DOT Airports Division noise compatibility guidelines, homes on 
the “live/work” lots within the 65 to 60 DNL contours will be built with noise reduction 
measures, such as insulation and air conditioning, to achieve interior noise levels of 45 
DNL or less (Figure 15).   
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It is extremely unlikely that the projected “worst case scenario” noise conditions would 
ever occur.  To project worst case conditions, noise contours were based on the maximum 
amount of flights that could occur under the airport operating restrictions.  Currently, there 
are 4,569 flights or 9,138 operations (4,569 arrivals and 4,569 departures) annually at the 
airport.  Theoretically, with the maximum allowable number of 70 flights or 140 
operations per day, there could be 51,000 operations per year if the maximum number of 
flights occurred every day of the year.  This would equate to approximately one take off 
and landing every five minutes, everyday. 
 
Expanding the number of operations by more than five times over existing conditions is 
very unlikely given the current demand for flights and physical limitations of the airport.  
Demand forecasts published by the DOT in 2004 project 10,000 annual operations at the 
airport by 2025, a very small increase over current operating levels.  Additionally, with 
only one runway, a small terminal, and with limited baggage handling capabilities and 
parking facilities, it is highly unlikely the existing airport could physically handle the 
amount of aircraft and passengers on the allowable maximum number of flights. 
 
Expansion of the airport is also extremely unlikely.  The restrictions imposed on the airport 
severely limit the potential for any expansion in regard to lengthening the runway, larger 
aircraft, jet landings and take offs, and helicopter use.  As mentioned above, these 
restrictions cannot be amended without the written approval, by resolution of the Maui 
County Council.  Even without restrictions on expansion, the gulches to the north and the 
south of the airport are natural barriers to lengthening the runway.  Additionally, the State 
of Hawaiÿi does not own any of the surrounding land and would need to acquire 
additional land to expand facilities. 
 
Regarding airport-related air quality impacts to Pulelehua, the air quality study concludes 
that even with a substantial increase in aircraft operations in the future, the potential 
impact on Pulelehua from aircraft emissions will be insignificant due to relatively small 
emission rates.   
 
Air quality impacts within Pulelehua are extremely unlikely due to the prevailing wind 
patterns and the location of the airport runways with the likely trajectory of air pollution 
emission.  Much of the emissions that do occur from airport operations are emitted during 
aircraft taxiing at interior locations of the airport, and these emissions are substantially 
dispersed by the time they reach the airport boundary. 
 
Airport Design.  The Pulelehua community will not impact the potential for the State DOT 
to bring the Kapalua West Maui Airport into conformance with FAA airport design 
requirements as specified in FAA Advisory Circular 150/5300-13.  After receiving 
comments from the State DOT and consulting with the FAA, Maui Land & Pineapple 
Company, Inc., substantially revised the original Pulelehua plan to ensure no uses 
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associated with Pulelehua will be within any area required for the proper design of the 
airport.  Specifically these changes include: 
 

• Runway Obstacle Free Area (ROFA) 
Eliminating or relocating all uses within the area required for the ROFA.  There are 
currently no uses proposed within the ROFA even though this area extends 200 feet 
into Maui Land & Pineapple Company, Inc.’s property.  

 
• Runway Protection Zone (RPZ) 

Relocating the community garden once proposed near the north end of the runway 
so that it is not on the ground area below the RPZ.  This eliminates the potential for 
birds that could have been attracted to the garden from flying into the RPZ air 
space exclusion area.  There are currently no uses proposed on the ground below 
the RPZ, even though a substantial portion of the RPZ extends into Maui Land & 
Pineapple Company, Inc.’s property. 

 
Figure 13 shows the FAA required safety zones. 
 
In addition, FAA and State DOT were concerned about recreation fields that were once 
proposed south of Mähinahina Gulch.  The Pulelehua plan has been revised to relocate 
the fields.  While the fields were not in the south RPZ, they were in the airport flight track.  
Compatible uses such as parking, roads and a memorial park are now proposed for the 
area.   
 
In their comments on the EISPN, the State DOT stated that when practical, ownership or 
control of the RPZ and ROFA should be held by the airport operator.  Since portions of the 
RPZ and ROFA are on land owned by Maui Land & Pineapple Company, Inc., Maui Land 
& Pineapple Company, Inc., is agreeable to enter into negotiations with DOT so that DOT 
may obtain the required areas.   
 
Airport Access and Security.  The traditional neighborhood design of Pulelehua, based on 
a modified grid pattern of interconnected streets, will increase access to the airport, as a 
grid pattern provides multiple alternative routes to a destination compared to a straight 
line.  To ensure airport security, the revised Pulelehua plan provides for a security 
checkpoint on Akahele Street 300 feet from the airport terminal building.  The location of 
the security check point at 300 feet from the terminal building was determined through 
consultation with the TSA.  There will be no interconnected cross streets between the 
security check point and the airport, thus ensuring that access to the airport can be 
controlled at a single entry point.  This also allows for queuing to occur along Akahele 
Street.   
 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 112

Mitigative Measures 
 
Maui Land & Pineapple Company, Inc., has made substantial revisions to the Pulelehua 
plan to mitigate issues related to the Kapalua West Maui Airport.  These changes, 
discussed above, have resulted in an increased buffer area (i.e., the ROFA) between the 
airport and any buildings in Pulelehua, and ensure no uses associated with Pulelehua will 
be within any area required for the proper design and operation of the airport. 
 
All uses within Pulelehua, including homes, the school, and businesses, are located in 
accord with FAA and State DOT airport noise compatibility guidelines.  At the current 
level of airport operations, the entire community of Pulelehua falls below the 55 DNL 
noise contour, which is the area that is considered “unconditionally acceptable” under 
FAA and State DOT Airport Division airport noise compatibility guidelines.   
 
Even if the theoretical “worst case scenario” airport noise projections were reached, there 
still would be no uses above the 65 DNL contour and the vast majority of the Pulelehua 
community, including most homes and the school, would be below the critical 55 DNL 
noise contour.  Also, under “worst case” conditions virtually all homes would be below 
the 60 DNL contour, which is in accord with the FAA and State DOT airport noise 
compatibility guidelines.  Only a very slight area of Pulelehua would be above the 60 
DNL contour but still below the 65 DNL.  This area is near the airport and will contain 
industrial uses, which are acceptable in this noise contour level, and a few “live/work” 
lots, which allow for businesses uses to be combined with residences.  In accordance with 
State DOT Airports Division noise compatibility guidelines, homes on the “live/work” lots 
within the 65 to 60 DNL contours will be built with noise reduction measures, such as 
insulation and air conditioning, to achieve interior noise levels of 45 DNL or less. 
 
Measures to further ensure compatibility with the airport include: 
 

• Notification to buyers of the proximity of the airport and the presence of aircraft 
noise. 

• Homes will be built with double wall construction to help insulate noise levels, 
although not required.  

 
Since the potential air quality impacts on Pulelehua from aircraft emissions will be 
insignificant, no air quality-related mitigative measures are warranted or proposed.  
 
In creating the Pulelehua Community, Maui Land & Pineapple Company, Inc., will 
coordinate with the State DOT regarding design or construction issues that may impact the 
State DOT’s existing infrastructure lines, equipment, or facilities.  In addition, all required 
FAA forms and documents regarding uses near airports will be submitted to both the FAA 
and the State DOT Airports Division for review and approval before any work begins. 
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4.11 PUBLIC SERVICES AND FACILITIES 
 
Overview 
 
As discussed in Section 4.8.1, projections indicate that the Maui County population will 
increase to 175,136 people in 2020, a 25.5 percent increase from the 2005 population.  
In West Maui the population is expected to increase to 25,431 people in 2020, a 28.5 
percent increase from the 2005 population.  These projections do not include the daily 
visitor population of Maui County which is projected to increase to 55,800 visitors in 
2020, a nearly 20 percent increase. 
 
The Pulelehua community is targeted toward Maui residents.  As such, the community is 
not expected to cause a significant increase in the population of the island, but rather it 
will provide homes for Maui’s growing population.  While Pulelehua will provide homes 
for Maui’s growing population, it is important to note that the build-out of Pulelehua will 
occur over approximately several years and thus the need for additional public services to 
serve Pulelehua residents is expected to occur incrementally and in proportion with 
Maui’s population growth.  The needs of a growing population relating to public services 
and other issues will need to be addressed regardless of whether Pulelehua is built. 
 
Pulelehua will contribute to increased State and County revenues in the form of increased 
property taxes relative to the existing Agricultural zoning of the site, increased income tax 
revenue from construction jobs and long-term employment opportunities, increased 
financial stability of residents (from home ownership and employment) and thus greater 
excise tax receipts from resident’s expenditures.  These increased revenues are expected to 
keep pace with or off set the costs of public services relative to Pulelehua; however, it will 
be up to the State and the County to adequately allocate resources to serve Maui’s 
growing population. 
 
4.11.1 Police Protection 
  
Existing Conditions 
 
Police protective services on Maui are provided by the Maui Police Department.  The 
Pulelehua community falls within the Maui Police Department’s District IV – Lahaina.  
This district is serviced by: 1) a police station located at the Lahaina Civic and Recreation 
Center (1850 Honoapiÿilani Highway), approximately three miles from the Pulelehua 
community site; and 2) a police substation located in the Näpili Shopping Center, 
approximately two miles from the Pulelehua community site. 
 
In their comment letter on the EISPN, the Maui Police Department stated that the Lahaina 
Patrol District consists of five beats that cover the area from the Pali Tunnel to Näkälele 
Point.  The District has an authorized strength of 53 uniformed officers and six 
investigative officers.  However, with only 36 of 53 authorized positions filled, the District 
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is at 68 percent staffing.  Two officers are assigned to cover the resort and Honoköwai 
areas, and although there are two funded Community Police Officer positions allocated to 
the District, they remain vacant. 
 
Potential Impacts and Mitigative Measures 
 
As Maui’s population grows there is a need for the County to allocate resources necessary 
to adequately fund police services.  Since Pulelehua is intended for Maui residents, the 
overall island population is not expected to increase; however, people currently living in 
other parts of Maui may move to Pulelehua to be closer to their jobs in West Maui.  Maui 
Land & Pineapple Company, Inc., is willing to discuss with the Police Department the 
possibility of providing a police substation within the community.  
 
Providing the opportunity for people to live closer to their jobs and school is expected to 
decrease commuting to and from West Maui, lessen traffic congestion and accidents, 
reduce stress, and allow more family and recreation time, thereby improving overall 
quality of life for not only Pulelehua residents, but for Maui residents in general.  The 
social impacts of these benefits, although not quantifiable, are expected to contribute to a 
more stable population which should have a positive impact on lessening crime and other 
issues requiring police attention. 
 
4.11.2 Fire Protection 
 
Existing Conditions 
 
Two fire stations cover the Lahaina region: the Lahaina Fire Station and the Näpili Fire 
Station.  The Lahaina Fire Station is responsible for the Lahaina, Olowalu, and Käÿanapali 
areas.  The Näpili Fire Station is responsible for the Honoköwai, Näpili, and Kapalua, 
areas.  The Näpili Fire Station is located near the Näpili Shopping Center at 4950 
Hanawai Street and is approximately two miles from the Pulelehua community site. 
 
Potential Impacts and Mitigative Measures 
 
The Fire Department has been involved with the planning and design of Pulelehua from 
the earliest stages.  In correspondence to Kapalua Land Company, Ltd. (a subsidiary of 
Maui Land & Pineapple Company, Inc.), dated July 26, 2004, the Fire Department 
approved Pulelehua’s street designs and stated they were very pleased with the design 
details and see no major hurdles with what has been proposed. 
 
Pulelehua’s modified street grid system provides multiple routes (for cars, as well as 
pedestrians and cyclists) to reach a specific destination.  Providing multiple routes 
increases connectivity to all points and increases emergency vehicle access by providing 
alternative routes to reach an emergency at a specific point.  In their correspondence, the 
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Fire Department stated: “We would like to commend the design committee for the 
multiple access options that residents & emergency responders will have.” 
 
4.11.3 Schools 
 
Existing Conditions 
 
Educational facilities in West Maui include four public schools and two private schools.  
The public schools are: King Kamehameha III Elementary (grades K-5), Princess 
Nahienaena Elementary (grades K-5), Lahaina Intermediate (grades 6-8), and Lahainaluna 
High (grades 9-12).  The private schools are: Sacred Hearts School (grades K-8) and West 
Maui Carden Academy. 
 
As of October 2004, the current enrolment at West Maui’s public schools was as follows: 
In their comment letter on the Pulelehua Draft EIS, dated May 17, 2005 (see Section 12.0) 
the Department of Education (DOE) provided the following information on the 
enrollments (for school year 2004-2005) and capacities (for school year 2003-2004) of 
West Maui public schools:  
 

Current Enrollment  Capacity Over Capacity 
      (2004-2005)         (2003-2004)    (2004-2005) 

Kamehameha III Elementary: 698 702      704           -2 
Princess Nahienaena Elementary: 661 664      681         -17 
Lahaina Intermediate:  637      577 597         40 
Lahainaluna High School:         1,038      850 794        244 
 
Kamehameha III Elementary School is the designated public elementary school for 
students from the area extending from Honoköhau Valley to Käÿanapali (which includes 
the Pulelehua area).  All Kamehameha III Elementary School students must be transported 
to and from school, either by school buses, or by other means such as their parents or car 
pools.  The DOE operates six school buses to transport 254 students to Kamehameha III 
Elementary School from the Honoköhau Valley to Käÿanapali area.  Many of these 
students reside in the area near Pulelehua. 
 
Potential Impacts and Mitigative Measures 
 
Plans for Pulelehua include a 13-acre site for a public elementary school.  Maui Land & 
Pineapple Company, Inc., will contribute the 13-acre school site as a portion of their 
standard fair-share school impact fee.  Maui Land & Pineapple Company, Inc., plans to 
develop Pulelehua in one phase and will keep the DOE informed regarding the progress of 
Pulelehua. 
 
It is expected that the Pulelehua school will have a significant positive impact on travel on 
Honoapiÿilani Highway as elementary school children residing north of Käÿanapali will 
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not have to be transported to the Lahaina area for school.  In addition, the public school 
within Pulelehua will allow Pulelehua school-age children and many of the students in the 
surrounding area (such as Kahana Ridge and in Mähinahina) to walk to school, further 
reducing trips on to Honoapiÿilani Highway. 
 
Planning Director Mike Foley has noted that the Pulelehua school will be a good traffic 
mitigation measure since West Maui Schools have the highest number of parents driving 
kids to school within the State.  In their comment letter on the EISPN, the Police 
Department stated that “having a school in the vicinity is a must,” in reference to the fact 
that there is currently no school in the Pulelehua area and all students must be driven to 
Lahaina area schools, including schools serviced by Lahainaluna Road. 
 
The DOE has indicated that the Pulelehua school site is appropriate and acceptable for 
and elementary school. 
 
The Market Study and Economic Impact Analysis prepared for the Pulelehua community 
(Hallstrom 2005) estimates that there will be approximately 623 school-age children 
residing in Pulelehua.  Approximately 411 of these school-age children are likely to attend 
public institutions, based on DOE figures, with about 75 percent (308 children) attending 
grades Kindergarten to 8th, and 25 percent (103) attending high school. 
 
In their comment letter on the Draft EIS, the Department of Education estimated that the 
total number of students from Pulelehua could be 490: 239 elementary students, 115 
middle school students, and 136 high school students.  The number of students is 
dependent on the total number of residential units and the breakdown between single-
family and multi-family homes. 
 
The Department of Education also provided the following information regarding the 
projected enrollments and capacities for the 2009-2010 school year: 
 

Projected Enrollment Over Capacity Pulelehua  
      (2009-2010)    (2009-2010)   Students 

Kamehameha III Elementary: 683     -21 
Princess Nahienaena Elementary: 615     -66 
 Elementary Subtotal:         1,298          239 
Lahaina Intermediate:  664      67      115 
Lahainaluna High School:  996    172      136 
 
The Department of Education concludes that an elementary school within Pulelehua 
could accommodate all elementary students residing in Pulelehua and that Pulelehua will 
impact Lahaina Intermediate and Lahainaluna High by doubling the number of students 
currently over facility capacity.  To mitigate this impact the Department of Education 
requests the State and Maui County to impose a standard school fair-share condition to 
offset the impact of Pulelehua on the Lahainaluna schools. 
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A new private school, Maui Preparatory Academy, will be located in Näpili and is 
scheduled to open in the Fall of 2005.  Maui Preparatory Academy is anticipated to open 
with an enrollment of 52 students in grades 6, 7, and 8.  In 2007, four classes of pre-
Kindergarten will be added.  The anticipated enrollment of pre-Kindergarten children is 18 
students per classroom.  In 2008, an additional primary grade level will be added.  By the 
year 2013, Maui Preparatory Academy will reach its anticipated full enrollment of 540 
students in grades pre-Kindergarten through 12. 
 
4.11.4 Recreational Facilities 
 
Existing Conditions 
 
Lahaina has a well-developed park system, with over 10.3 acres of sub-regional and 
special-use park land per 1,000 residents.  The sub-regional park system in the Lahaina 
area consists of 23 neighborhood parks.  The West Maui community currently has access 
to two tennis courts, two sports fields, a gym, and a community center (Lahaina Civic 
Center), in addition to the many supplemental facilities offered by resorts in the area.  The 
following major public parks are available in the region: 
 

• Hanakaÿöÿö Beach Park; 
• Wahikuli Beach Park; 
• Wahikuli State Wayside Park; 
• Mäla Beach Park; 
• Kelawea Park; 
• Paunau Park; 
• Maluÿulu O Lele Park; and 
• Näpili Park.  

 
Potential Impacts and Mitigative Measures 
 
Pulelehua will contain approximately 90 100 acres of useable parks and recreation areas 
(Figure 7).  This includes neighborhood parks, ball fields, community gardens, and an 
extensive trail system.  Gulch areas provide an additional 33 acres of open space.  This is 
far more than the approximately 10 acres of parks required under County subdivision 
requirements (Section 18.16.320, Maui County Code). 
 
Pulelehua’s parks will be open to all Maui residents.  While the West Maui Plan 
designates approximately 50 acres of the Pulelehua site as a regional park, Pulelehua’s 90 
100 acres of useable parks and trails nearly doubles that amount of park space.  In 
addition, Maui Land & Pineapple Company, Inc., will build all Pulelehua parks.  If the 
County were to develop the regional park as designated on the Community Plan, the 
County would have to acquire the land, and build and maintain all facilities.  It is 
unknown when the County would develop the regional park. 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 118

 
Pulelehua’s neighborhood parks offer a viable alternative to one large regional park.  
Providing one large regional park would require a majority of park users to drive to the 
park.  On the other hand, providing neighborhood parks in residential areas allows users 
to walk or bike to the park.  Pulelehua will have a neighborhood park or ball field within 
three blocks of any home.  Because of the close proximity of Pulelehua’s parks to homes, 
both the young and the elderly will have better access to the neighborhood parks as they 
will not need to depend on someone else to drive them to a park in Pulelehua. 
 
The County Department of Parks and Recreation has indicated its willingness to accept 
and maintain Pulelehua’s neighborhood parks and ball fields, while Pulelehua’s 
homeowner association will maintain the trail system and the smaller neighborhood parks. 
 
4.11.5 Health Care Services 
 
Existing Conditions 
 
Maui Memorial Medical Center, located in Wailuku, is currently Maui’s only acute care 
facility.  The Center has 196 beds and provides emergency, acute, and general medical 
care.  Maui Memorial Medical Center is approximately an hour’s drive from West Maui by 
emergency ambulance.  Routine and non-emergency medical services for West Maui 
residents are provided by medical and dental offices located in communities of West 
Maui. 
 
Potential Impacts and Mitigative Measures 
 
Pulelehua residents, at some time, may require health care and emergency medical 
services. 
 
The proposed Pulelehua Project District ordinance provides for medical uses as a 
permitted use in Pulelehua’s Mähinahina Neighborhood (the area south of Mähinahina 
Gulch).  Maui Land & Pineapple Company, Inc., is currently participating in discussions 
with Maui Memorial Medical Center officials to donate land for a medical facility in the 
neighborhood.  The facility would initially include a 30 to 50-bed long-term care facility.  
In addition, an Urgent/Emergency Care Medical Clinic could be developed.  This facility 
would address critically injured or sick patients to provide stabilization and diagnostic 
services.  See Section 2.6.7 for additional information on the proposed medical center. 
 
There are several other proposals for increased medical services on Maui: 
 

• The Maui Memorial Medical Center in Wailuku is currently undergoing a $42 
million renovation, which will add 45 additional beds by 2007.  

• Plans are currently underway for the West Maui 24-Hour Acute Care Emergency 
Medical Facility, to be located on a 15-acre site near the Lahaina Civic Center. 
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• Malulani Health Systems proposes to build a 40-acre, $180 million, 100-bed 
hospital in Kïhei, which is estimated to open in 2009. 
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5.0 CONFORMANCE WITH LAND USE PLANS, 
POLICIES, AND LAWS 

 
This section discusses the relationship of the proposed Pulelehua community to State and 
County land use plans, policies, and controls for the West Maui region. 
 
5.1 STATE OF HAWAIÿI 
 
5.1.1 Environmental Impact Statement Law, Chapter 343, Hawaii Revised Statutes 
 
Compliance with Chapter 343, HRS is required as described earlier in Section 1.9.3. 
 
5.1.2 State Land Use Law, Chapter 205, Hawaii Revised Statutes  
 
The State Land Use Law (Chapter 205, HRS), establishes the State LUC and gives this body 
the authority to designate all lands in the State into one of the four districts: Urban, Rural, 
Agricultural, or Conservation. 
 
The Pulelehua site is within the State Agricultural District (Figure 4).  A State Land Use 
District Boundary Amendment will be sought to change the site from the Agricultural 
District to the Urban district. 
 
Decision making criteria to be used in the LUC’s review of petitions for reclassification of 
district boundaries is found in Section 205-17, HRS, and Section 15-15-77, HAR.  In 
addition, standards for determining the Urban district are contained in Section 15-15-18.  
The following is an analysis of how the Pulelehua community conforms to these criteria 
and standards. 
 
Land Use Commission Decision Making Criteria 
 
§205-17 Land use commission decision making criteria.  In its review of any petition for 
reclassification of district boundaries pursuant to this chapter, the commission shall specifically 
consider the following: 

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

 
• Pulelehua conforms to the goals, objectives, and policies of the Hawaii State Plan 

and functional plans, as discussed in sections below. 
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(2) The extent to which the proposed reclassification conforms to the applicable district 
standards; and 

 
• Conformance of Pulelehua to the Urban district standards is discussed in following 

sections. 
 
(3) The impact of the proposed reclassification on the following areas of state concern: 

(A) Preservation or maintenance of important natural systems of habitats; 
 

• The Pulelehua site is not a known habitat for threatened or endangered plant 
species (see Section 3.8). 

• The Pulelehua site is not a known habitat for threatened or endangered species of 
birds or mammals (see Section 3.9). 

 
(B) Maintenance of valued cultural, historical, or natural resources; 

 
• No significant archaeological resources have been identified on the Pulelehua site; 

however, Maui Land & Pineapple Company, Inc., and its contractors will comply 
with all laws and rules regarding the preservation of archaeological, cultural, and 
historic sites should any sites be found during construction (see Section 4.1). 

• Pulelehua is not expected to impact cultural resources as no cultural resources 
have been identified on the property (see Section 4.2). 

 
(C) Maintenance of other natural resources relevant to Hawaii’s economy, including, 

but not limited to, agricultural resources; 
 

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4); furthermore, 
Pulelehua will preserve surrounding agricultural lands by limiting development to a 
compact, defined area. 

 
(D) Commitment of state funds and resources; 
 

• Use of State or County lands or funds could include the proposed public school 
and medical center uses on the site and on- and off-site infrastructure 
improvements relating to roadway, traffic, water, sewer, utility and drainage 
facilities affecting State and/or County roadways or other lands; however, the 
specific nature of all potential improvements is not known at this time 

 
(E) Provision of employment opportunities and economic development; and 
 

• Pulelehua will provide homes for sale and rent to Maui’s primary workers, those 
earning between 50 to 140 percent of the median income.  These workers, 
including resort employees, teachers, police, firefighters, and others, fill necessary 
positions and provide essential services crucial to keeping Maui’s economy stable 
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and growing.  Without adequate, affordable housing, both businesses and 
government will increasingly experience difficultly attracting and retaining 
employees to fill employment positions.  By 2020 in the West Maui region, 
additional needed homes are forecasted to be approximately 3,447 (SMS 2002) to 
5,440 (Hallstrom 2005), and 6,843 new jobs will be created.  There will be a need 
for housing within the income ranges of the positions created. 

 
(F) Provision for housing opportunities for all income groups, particularly the low, low-

moderate, and gap groups; and 

• Pulelehua will provide homes and rentals for Maui’s primary workers, those 
earning between 50 to 140 percent of the median income as well as helping to 
satisfy the demand for moderate and market homes. 

 
(4) The representations and commitments made by the petitioner in securing a boundary 

change. 
 
§15-15-77 Decision-making criteria for boundary amendments.  (a) The commission shall not 
approve an amendment of a land use district boundary unless the commission finds upon the clear 
preponderance of the evidence that the proposed boundary amendment is reasonable, not 
violative of section 205-2, HRS, and consistent with the policies and criteria established pursuant 
to sections 205-16, 205-17, and 205A-2, HRS. 

(b) In its review of any petition for reclassification of district boundaries pursuant to this 
chapter, the commission shall specifically consider the following: 

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

(2) The extent to which the proposed reclassification conforms to the applicable 
district standards; 

(3) The impact of the proposed reclassification on the following areas of state concern; 
(A) Preservation or maintenance of important natural systems or habitats; 
(B) Maintenance of valued cultural, historical, or natural resources; 
(C) Maintenance or other natural resources relevant to Hawaii’s economy 

including, but not limited to agricultural resources; 
(D) Commitment of state funds and resources; 
(E) Provision for employment opportunities and economic development; and 
(F) Provision for housing opportunities for all income groups, particularly the 

low, low-moderate, and gap groups; 
(4) In establishing the boundaries of the districts in each county, the commission shall 

give consideration to the general plan of the county in which the land is located; 
 

• Pulelehua is generally consistent with the West Maui Community Plan land use 
policies (see Section 5.2.2).  A community plan amendment will be sought so that 
Pulelehua is consistent with the West Maui Community Plan Land Use Map. 

 
(5) The representations and commitments made by the petitioner in securing a 

boundary change, including a finding that the petitioner has the necessary 
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economic ability to carry out the representations and commitments relating to the 
proposed use or development; and 

(6) Lands in intensive agricultural use for two years prior to date of filing of a petition 
or lands with a high capacity for intensive agricultural use shall not be taken out of 
the agricultural district unless the commission finds either that the action: 

(A) Will not substantially impair actual or potential agricultural production in 
the vicinity of the subject property or in the county or State; or 

 
• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 

for continuing agricultural operations on Maui (see Section 3.4). 
• Creation of Pulelehua will require that the approximately 150 acres of land 

currently in pineapple cultivation be withdrawn from agricultural use; this amounts 
to 2.5 percent of the approximately 5,800 acres currently in pineapple cultivation 
by Maui Pineapple Company, Ltd.  Maui Land & Pineapple Company, Inc., owns 
ample land, which is better suited to agriculture.  

• In addition to its pineapple operations, Maui Land & Pineapple Company, Inc., is 
exploring a wide array of diversified agricultural opportunities and conducting field 
trials on new crops. 

• With the closure of Pioneer Mill in Lahaina and the end of sugar cultivation in 
West Maui, there are currently vast amounts of suitable agricultural land available 
for future agricultural pursuits. 

 
(B) Is reasonably necessary for urban growth. 
 

• Population projections indicate that the Maui County population will increase from 
139,573 people in 2005 to 175,136 people in 2020, a 25.5 percent increase (SMS 
2002).  In West Maui, the population is expected to increase from 19,779 people in 
2005 to 25,431 people in 2020, a 28.5 percent increase.  With the increase in 
West Maui’s population, forecasts of housing demand estimate a need for 
approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes in 
West Maui by 2020.  The majority of this demand is for homes affordable to 
families making between 80 to 140 percent of the County of Maui median income. 

 
(c) Amendments of a land use district boundary in conservation districts involving land areas 

fifteen acres or less shall be determined by the commission pursuant to this subsection and 
section 205-3.1, HRS. 

(d) Amendments of land use district boundary in other than conservation districts involving 
land areas fifteen acres or less shall be determined by the appropriate county land use 
decision-making authority for the district. 

(e) Amendments of a land use district boundary involving land areas greater than fifteen acres 
shall be determined by the commission, pursuant to this subsection and section 205-3.1, 
HRS. 
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Standards for Determining Urban District Boundaries 
 
§15-15-18 Standards for determining “U” urban district boundaries.  Except as otherwise 
provided in this chapter, in determining the boundaries for the “U” urban district, the following 
standards shall be used: 

(1) It shall include lands characterized by “city-like” concentrations of people, structures, 
streets, urban level of services and other related land uses; 

 
• Pulelehua will be a complete community with homes, a school, parks, trails, 

neighborhood commercial establishments, and civic uses all in close proximity to 
each other. 

 
(2) It shall take into consideration the following specific factors: 

(A) Proximity to centers of trading and employment except where the development 
would generate new centers of trading and employment; 

 
• Pulelehua is located between West Maui’s primary employment areas of Käÿanapali 

and Kapalua.  In addition, the site is bordered by existing urban uses makai of 
Honoapiÿilani Highway, Kapalua West Maui Airport, and Kahana Ridge 
subdivision.  Thirty-two percent of the Pulelehua boundaries are contiguous to 
lands within the Urban district.  If the boundary of Honoapiÿilani Highway (which 
is in the Agricultural district, but borders the Urban district on the makai side) is 
included, 52 percent of the site is contiguous to the Urban district.   

 
(B) Availability of basic services such as schools, parks, wastewater systems, solid 

waste disposal, drainage, water, transportation systems, public utilities, and police 
and fire protection; and 

 
• Basic services are available or can be made available to the Pulelehua site.  The 

Lahaina Wastewater Treatment Plant is approximately 3,500 feet from the south 
border.  The potable water aquifers serving the area are currently being pumped at 
less than 50 percent of sustainable capacity.  In addition, the Commission on Water 
Resource Management has not designated the aquifers (Honolua and Honoköwai) 
as groundwater management areas.  Pulelehua will include an elementary school 
site.  Access is available via Honoapiÿilani Highway.  An electrical substation is 
located nearby, above the Kapalua West Maui Airport.  The Näpili Fire Station and 
a police substation are approximately two miles away in Näpili. 

 
(C) Sufficient reserve areas for foreseeable urban growth; 
 

• Pulelehua will provide 882 homes to help meet the needs of West Maui’s growing 
population.  While this amount of homes is less than the projected demand, the 
community will provide for urban growth. 

 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 126

(3) It shall include lands with satisfactory topography, drainage, and reasonably free from the 
danger of any flood, tsunami, unstable soil condition, and other adverse environmental 
effects; 

 
• The topography of the property ranges from approximately 75 msl to approximately 

240 feet msl, with an average slope of approximately eight percent.  It is not in a 
flood or tsunami zone and does not have unstable soil conditions or other adverse 
environmental effects. 

 
(4) Land contiguous with existing urban areas shall be given more consideration than non-

contiguous land, and particularly when indicated for future urban use on state or county 
general plans; 

 
• Thirty-two percent of the Pulelehua boundaries are contiguous to lands within the 

Urban district.  If the boundary of Honoapiÿilani Highway (which is in the 
Agricultural district, but borders the Urban district on the makai side) is included, 
52 percent of the site is contiguous to the Urban district. 

• A community plan amendment will be sought so that Pulelehua is consistent with 
the West Maui Community Plan Land Use Map. 

 
(5) It shall include lands in appropriate locations for new urban concentrations and shall give 

consideration to areas of urban growth as shown on the state and county general plans; 
 
• The in-fill location of Pulelehua—between the existing urban uses—is an 

appropriate location for the new community and is in accord with widely accepted 
planning principles of placing new urban uses contiguous to existing urban uses. 

 
(6)  It may include lands which do not conform to the standards in paragraphs (1) to (5): 

When surrounded by or adjacent to existing urban development; and 
Only when those lands represent a minor portion of this district; 

 
(7) It shall not include lands, the urbanization of which will contribute toward scattered spot 

urban development, necessitating unreasonable investment in public infrastructure or 
support services; and 

 
• Pulelehua will not contribute to scattered spot urban development, necessitating 

unreasonable investment in public infrastructure or support services. 
 

(8) It may include lands with a general slope of twenty per cent or more if the commission 
finds that those lands are desirable and suitable for urban purposes and that the design and 
construction controls, as adopted by any federal, state, or county agency, are adequate to 
protect the public health, welfare and safety, and the public’s interests in the aesthetic 
quality of the landscape. 
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5.1.3 Coastal Zone Management Act, Chapter 205A, Hawaii Revised Statutes 
 
The Coastal Zone Management Area as defined in Chapter 205A, HRS, includes all the 
lands of the state.  As such, the Pulelehua site is within the Coastal Zone Management 
Area; however, it is not located along a shoreline. 
 
The relevant objectives and policies of the Hawaii Coastal Zone Management (CZM) 
Program, along with a discussion of how Pulelehua conforms to these objectives and 
policies, is discussed below. 
 
Recreational Resources  
 
Objective 

(A) Provide coastal recreational opportunities to the public. 
 

• While not on the coast, Pulelehua will include neighborhood parks, ball fields, 
community gardens, and an extensive trail system, which will be open to the 
public. 

 
Policies 

(B) Provide adequate, accessible, and diverse recreational opportunities in the coastal zone 
management area by: 

(iii) Providing and managing adequate public access, consistent with conservation of 
natural resources, to and along shorelines with recreational value; 

(vi) Adopting water quality standards and regulating point and nonpoint sources of 
pollution to protect, and where feasible, restore the recreational value of coastal 
waters 

 
• While Pulelehua is not on the coast, a marine environment assessment prepared for 

Pulelehua concludes that the community has the potential to improve conditions in 
the marine environment as it is likely that sedimentation discharge to the ocean 
will be significantly less with Pulelehua compared to agricultural uses; and with the 
change from agricultural uses to residential uses there is likely to be a decrease in 
the flux of nutrients (e.g. fertilizers) to the ocean (see Section 3.6). 

 
Historic Resources 
 
Objective 

Protect, preserve, and where desirable, restore those natural and manmade historic and 
prehistoric resources in the coastal zone management area that are significant in Hawaiian and 
American history and culture. 

 
Policies 

A) Identify and analyze significant archaeological resources; 
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• No significant archaeological resources have been identified on the Pulelehua site; 
however, Maui Land & Pineapple Company, Inc., and its contractors will comply 
with all laws and rules regarding the preservation of archaeological, cultural, and 
historic sites should any sites be found during construction. 

 
Scenic and Open Space Resources 
 
Objective 

Protect, preserve, and where desirable, restore or improve the quality of coastal scenic and 
open space resources. 

 
Policies 

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

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

 
• Pulelehua is not coastal dependent and is located mauka of Honoapiÿilani 

Highway.   
• Pulelehua’s compact design will preserve and enhance open space areas and 

natural environment resources by concentrating needed housing in a defined area. 
 
Coastal Ecosystems 
 
Objective 

Protect valuable coastal ecosystems, including reefs, from disruption and minimize adverse 
impacts on all coastal ecosystems. 

 

Policies: 
A) Exercise an overall conservation ethic, and practice stewardship in the protection, use, and 

development of marine and coastal resources. 
C) Minimize disruption or degradation of coastal water ecosystems by effective regulation of 

stream diversions, channelization, and similar land and water uses, recognizing competing 
water needs; and 

D) Promote water quantity and quality planning and management practices which reflect the 
tolerance of fresh water and marine ecosystems and prohibit land and water uses which 
violate state water quality standards. 

E) Promote water quantity and quality planning and management practices that reflect the 
tolerance of fresh water and marine ecosystems and maintain and enhance water quality 
through the development and implementation of point and nonpoint source water 
pollution control measures. 

 
• A marine environment assessment prepared for Pulelehua concludes that the 

community has the potential to improve conditions in the marine environment as is 
likely that sedimentation discharge to the ocean will be significantly less with 
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Pulelehua compared to agricultural uses, and with the change from agricultural 
uses to residential uses there is likely to be a decrease in the flux of nutrients (e.g. 
fertilizers) to the ocean (see Section 3.6). 

 
Economic Uses 
 
Objective 

Provide public or private facilities and improvements important to the State’s economy in 
suitable locations. 

 
Policies 

A) Concentrate coastal dependent development in appropriate areas. 
 

• With increase in West Maui’s population, forecasts of housing demands, and the 
creation of additional jobs in West Maui, Pulelehua will provide homes to workers, 
including resort employees, teachers, police, firefighters, and others, fill necessary 
positions, and provide essential services crucial to keeping Maui’s economy stable 
and growing. 

• Pulelehua is not along the coast, and is an in-fill community between the existing 
urban uses. 

 
Coastal Hazards 
 
Objective 

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

 
Policies 

A) Develop and communicate adequate information about storm wave, tsunami, flood, 
erosion, subsidence, and point and nonpoint source pollution hazards. 

B) Control development in areas subject to storm wave, tsunami, flood, erosion, hurricane, 
wind, subsidence, and point and nonpoint source pollution hazards. 

C) Ensure that developments comply with requirements of the Federal Flood Insurance 
Program. 

D) Prevent coastal flooding from inland projects. 
 

• Pulelehua is not in a tsunami zone or flood zone. 
• All additional runoff due to the community will be retained on site with no 

increased flow to downstream properties (including Honoapiÿilani Highway, and 
the Kahana Hui and Kahana Ridge subdivisions) or into the existing drainage ways, 
desilting basins, and the ocean. 

• Pulelehua will be in compliance with all laws and regulations regarding runoff and 
non-point source pollution, ensuring that storm water runoff and siltation will not 
adversely affect the downstream marine environment and nearshore and offshore 
water quality. 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 130

 
Managing Development 
 
Objective 

Improve the development review process, communication and public participation in the 
management of coastal resources and hazards. 

 
Policies 

A) Use, implement, and enforce existing laws to the maximum extent possible in managing 
present and future coastal zone development. 

B) Facilitate timely processing of applications for development permits and resolve 
overlapping or conflicting permit requirements. 

C) Communicate the potential short and long-term impacts of proposed significant coastal 
developments early in their life-cycle and in terms understandable to the public to facilitate 
public participation in the planning and review process. 

 
• All improvements will be developed in accordance all Federal, State, and County 

requirements standards. 
 
Public Participation 
 
Objective 

Stimulate public awareness, education, and participation in coastal management. 
 
Policies 

A) Promote public involvement in coastal zone management processes. 
 

• Community planning workshops for Pulelehua were held in March 2004.  Since 
then, Maui Land & Pineapple Company, Inc., has worked diligently with Federal, 
State, and County agencies for over a year to make Pulelehua a reality.  This has 
included meetings open to the public, such as meetings with the County of Maui 
Affordable Housing Technical Review Committee and the Maui Economic 
Opportunity Housing Task Force, as well as a workshop meeting with the Maui 
County Council Housing & Human Concerns Committee. 

 
Beach Protection 
 
Objective 

Protect beaches for public use and recreation. 
 
Policies 

A) Locate new structures inland from the shoreline setback to conserve open space, minimize 
interference with natural shoreline processes, and minimize loss of improvements due to 
erosion. 
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• Pulelehua is not on the shoreline and is not expected to interfere with natural 
shoreline processes. 

 
Marine Resources  
 
Objective 

Implement the State’s ocean resources management plan. 
 
Policies 

(A) Exercise an overall conservation ethic, and practice stewardship in the protection, use, and 
development of marine and coastal resources. 

 
• A marine environment assessment prepared for Pulelehua concludes that the 

community has the potential to improve conditions in the marine environment as it 
is likely that sedimentation discharge to the ocean will be significantly less with 
Pulelehua compared to agricultural uses, and with the change from agricultural 
uses to residential uses, there is likely to be a decrease in the flux of nutrients (e.g. 
fertilizers) to the ocean (see Section 3.6). 

 
5.1.4 Hawaii State Plan, Chapter 226, Hawaii Revised Statutes 
 
The Hawaii State Plan (Chapter 226, HRS) establishes a set of goals, objectives, and 
policies that serve as long-range guidelines for the growth and development of the State.  
The Plan is divided into three parts: Part I (Overall Theme, Goals, Objectives and 
Policies); Part II (Planning, Coordination and Implementation); and Part III (Priority 
Guidelines).  Part II elements of the State Plan pertain primarily to the administrative 
structure and implementation process of the Plan.  As such, comments regarding the 
applicability of Part II to Pulelehua are not appropriate.  The sections of the Hawaii State 
Plan directly applicable to Pulelehua, along with a discussion of how Pulelehua conforms 
to the State Plan are included below. 
 
Part I: Overall Theme, Goals, Objectives and Policies 
 
The Hawaii State Plan lists three “Overall Themes” relating to: (1) individual and family 
self-sufficiency; (2) social and economic mobility; and (3) community or social well-being.  
These themes are viewed as “basic functions of society” and goals toward which 
government must strive (§226-3).  To guarantee the elements of choice and mobility 
embodied in the three themes, the Plan states three goals: 

 
1) A strong, viable economy, characterized by stability, diversity and growth that enables 

fulfillment of the needs and expectations of Hawaii’s present and future generations. 
2) A desired physical environment, characterized by beauty, cleanliness, quiet, stable natural 

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

 
• Pulelehua will contribute to these goals by: 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities; 

o Providing affordable and moderately priced housing for the working families 
of Maui, and specifically for those who work in West Maui; and 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting. 

 
Specific objectives, policies, and priority directions of the State Plan most relevant to the 
Pulelehua community are listed and discussed below. 
 
Objectives and Policies for Population (§226-5) 
 
Objective 

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

 
Policies 

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

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

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

4) Encourage research activities and public awareness programs to foster an understanding of 
Hawaii’s limited capacity to accommodate population needs and to address concerns 
resulting from an increase in Hawaii’s population. 

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

 
• Pulelehua will promote increased opportunities for Hawaii’s people to pursue their 

physical, social, and economic aspirations by: 
o Helping to satisfy the housing demand of a growing population and 

expanding job base by providing 882 homes in West Maui, at least 51 
percent of which will be for sale or rent to families making between 50 to 
140 percent of the County of Maui median income; 
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o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Providing affordable and moderately priced housing for the working families 
of Maui, and specifically for those who work in West Maui; 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting; and 

o Creating “affordable housing with dignity,” by providing a variety of 
affordable housing options integrated into a complete community rather 
than an affordable housing “project”. 

 
Objectives and Policies for the Economy—in General (§226-6) 
 
Objectives 

1) Increased and diversified employment opportunities to achieve full employment, increased 
income and job choice, and improved living standards for Hawaii's people. 

 
Policies 

6) Strive to achieve a level of construction activity responsive to, and consistent with, State 
growth objectives. 

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

11) Maintain acceptable working conditions and standards for Hawaii’s workers.  
14) Promote and protect intangible resources in Hawaii such as scenic beauty and the aloha 

spirit, which are vital to a healthy economy. 
 

• Pulelehua contribute to these objectives and polices by: 
o Providing homes for sale and rent to Maui’s primary workers, those earning 

between 50 to 140 percent of the median income.  These workers, including 
resort employees, teachers, police, firefighters, and others, fill necessary 
positions and provide essential services crucial to keeping Maui’s economy 
stable and growing; and 

o Creating approximately: 
 8,399 “worker years” of employment on Maui over the initial 7- to 9-

year build-out period (a “worker year” is the amount of time one full-
time worker can work in one year); 

 634 permanent full-time equivalent jobs on-site with annual wages of 
$16 million (businesses within Pulelehua); 

 permanent full-time equivalent jobs in the regional economy with 
annual wages of $1.7 million (maintenance, landscaping, and 
upgrading of the Pulelehua homes and buildings); and 

 $30.9 million per year in discretionary expenditures infused into the 
island economy from community residents. 
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Objectives and Policies for the Economy—Agriculture (§226-7) 
 
Objectives 

1) Viability of Hawaii’s sugar and pineapple industries.  
3) An agriculture industry that continues to constitute a dynamic and essential component of 

Hawaii’s strategic, economic, and social well-being. 
 
Policies 

2) Encourage agriculture by making best use of natural resources. 
10) Assure the availability of agriculturally suitable lands with adequate water to accommodate 

present and future needs. 
 

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4). 

• Creation of Pulelehua will require that the approximately 150 acres of land 
currently in pineapple cultivation be withdrawn from agricultural use; this amounts 
to 2.5 percent of the approximately 5,800 acres currently in pineapple cultivation 
by Maui Pineapple Company, Ltd. 

• In addition to its pineapple operations, Maui Land & Pineapple Compan, Inc., is 
exploring a wide array of diversified agricultural opportunities and conducting field 
trials on new crops. 

• Pulelehua will preserve surrounding agricultural lands by limiting development to a 
compact, defined area. 

• With the closure of Pioneer Mill in Lahaina, and the end of sugar cultivation in 
West Maui, there are currently vast amounts of suitable agricultural land available 
for future agricultural pursuits. 

 
Objectives and Policies for the Physical Environment—Land Based, Shoreline and Marine 
Resources (§226-11) 
 
Objectives 

Planning for the State’s physical environment with regard to land-based, shoreline, and marine 
resources shall be directed towards achievement of the following objectives: 

2) Effective protection of Hawaii’s unique and fragile environmental resources. 
 
Policies 

1) Exercise an overall conservation ethic in the use of Hawaii’s resources. 
2) Ensure compatibility between land-based and water-based activities and natural resources 

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

and facilities. 
4) Manage natural resources and environs to encourage their beneficial and multiple use 

without generating costly or irreparable environmental damage. 
5) Consider multiple uses in watershed areas, provided such uses do not detrimentally affect 

water quality and recharge functions. 
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• The Pulelehua site is not a known habitat for threatened or endangered plant 
species (see Section 3.8). 

• The Pulelehua site is not a known habitat for threatened or endangered species of 
birds or mammals (see Section 3.9). 

• Pulelehua has the potential to improve conditions in the marine environment as is 
likely that sedimentation discharge to the ocean will be significantly less with 
Pulelehua compared to agricultural uses, and with the change from agricultural 
uses to residential uses there is likely to be a decrease in the flux of nutrients (e.g. 
fertilizers) to the ocean (see Section 3.6). 

 
Objectives and Policies for Facility Systems—Water (§226-16) 
 
Objective 

Provision of water to adequately accommodate domestic, agricultural, commercial, 
recreational, and other needs within resource capacities. 

 
• Pulelehua’s potable water needs will be addressed by drilling wells in aquifers that 

are currently being pumped at less than 50 percent of their sustainable capacity. 
• Pulelehua’s landscaped areas will be irrigated with a mix of R-1 and surface water. 

 
Objectives and Policies for Facility Systems—Transportation (§226-17) 
 
Objective 

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

 
• Pulelehua’s homes near employment will allow workers more transportation 

options to get to work, such as walking and bicycling, and will make public 
transportation more feasible by clustering populations and destinations within in a 
defined area along a practical route. 

• Providing homes near employment centers will also decrease commuting, thereby 
increasing quality of life. 

• The traditional neighborhood design of Pulelehua will serve to minimize trips onto 
Honoapiÿilani Highway as many essential services needed by Pulelehua residents 
will be within walking and biking distance, such as stores, restaurants, parks, and a 
school.   

 
Objectives and Policies for Socio-Cultural Advancement—Housing (§226-19) 
 
Objective 

1) Greater opportunities for Hawaii’s people to secure reasonably priced, safe, sanitary, and 
livable homes, located in suitable environments that satisfactorily accommodate the needs 
and desires of families and individuals, through collaboration and cooperation between 
government and nonprofit and for-profit developers to ensure that more affordable housing 
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is made available to very low-, low-, and moderate-income segments of Hawaii’s 
population. 

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

Policies 
1) Effectively accommodate the housing needs of Hawaii’s people. 
2) Stimulate and promote feasible approaches that increase housing choices for low-income, 

moderate-income, and gap-group households. 
3) Increase homeownership and rental opportunities and choices in terms of quality, location, 

cost, densities, style, and size of housing. 
5) Promote design and location of housing developments taking into account the physical 

setting, accessibility to public facilities and services, and other concerns of existing 
communities and surrounding areas. 

Foster a variety of lifestyles traditional to Hawaii through the design and maintenance of 
neighborhoods that reflect the cultures and values of the community. 

 
• Pulelehua implements objectives and policies for socio-cultural advancement by: 

o Helping to satisfying the housing demand of a growing population and 
expanding job base by providing 882 homes in West Maui, at least 51 
percent of which will be for sale or rent to families making between 50 to 
140 percent of the County of Maui median income; 

o Creating “affordable housing with dignity,” by providing a variety of 
affordable housing options integrated into complete neighborhoods, and not 
segregated into an affordable “project”; 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Providing affordable and moderately priced housing for the working families 
of Maui, and specifically for those who work in West Maui; 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; and 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities.  

 
Objectives and Policies for Socio-Cultural Advancement—Education (§226-21) 

 
Objective 

Planning for the State’s socio-cultural advancement with regard to education shall be directed 
towards achievement of the objective of the provision of a variety of educational opportunities 
to enable individuals to fulfill their needs, responsibilities, and aspirations. 

 
Policies 

2) Ensure the provision of adequate and accessible educational services and facilities that are 
designed to meet individual and community needs. 
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• Pulelehua includes a school site to ensure adequate and accessible educational 
services and facilities to meet the needs of Pulelehua residents and the area north 
of Käÿanapali. 

• Pulelehua’s school is expected to have a significant positive impact on travel on 
Honoapiÿilani Highway, as elementary school children residing north of Käÿanapali 
will not have to be transported to the Lahaina area for school. 

• The public school within Pulelehua will allow Pulelehua school-age children and 
many of the students in the surrounding area (such as Kahana Ridge and in 
Mähinahina) to walk to school, further reducing trips on to Honoapiÿilani Highway. 

 
Objectives and Policies for Socio-Cultural Advancement—Leisure (§226-23) 
 
Objective 

a) Planning for the State’s socio-cultural advancement with regard to leisure shall be directed 
towards the achievement of the objective of the adequate provision of resources to 
accommodate diverse cultural, artistic, and recreational, needs for present and future 
generations. 

 
• Pulelehua will include neighborhood parks, ball fields, community gardens, and an 

extensive trail system of linked paths and trails to allow pedestrians and bicyclists 
to have another option for movement through the neighborhood. 

• Pulelehua’s parks will be open to all Maui residents. 
 
Part III. Priority Guidelines 
 
The purpose of this part of the Plan is to establish overall priority guidelines to address 
areas of Statewide concern.  The Plan notes that the State shall strive to improve the 
quality of life for Hawaii’s present and future population through the pursuit of desirable 
courses of action in five major areas of Statewide concern which merit priority attention: 
1) economic development, 2) population growth and land resource management, 3) 
affordable housing, 4) crime and criminal justice; and 5) quality education (§ 226-102).  
The priority guidelines applicable to the Pulelehua community are discussed below: 
 
Economic Priority Guidelines (§ 226-103) 
 

c) Priority guidelines to promote the continued viability of the sugar and pineapple industries: 
1) Provide adequate lands to support the economic viability of the sugar and 

pineapple industries. 
 

• Pulelehua’s compact design preserves surrounding agricultural lands by 
concentrating needed housing in a defined area.   

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4) 
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Population Growth and Land Resources Priority Guidelines (§226-104) 
 

a) Priority guidelines to effect desired Statewide growth and distribution:  
1) Encourage planning and resource management to insure population growth rates 

throughout the State that are consistent with available and planned resource 
capacities and reflect the needs and desires of Hawaii’s people. 

2) Manage a growth rate for Hawaii’s economy that will parallel future employment 
needs for Hawaii’s people. 

 
• Population projections indicate that the Maui County population will increase from 

139,573 people in 2005 to 175,136 people in 2020, a 25.5 percent increase (SMS 
2002).  In West Maui, the population is expected to increase from 19,779 people in 
2005 to 25,431 people in 2020, a 28.5 percent increase.  With the increase in 
West Maui’s population, forecasts of housing demand estimate a need for 
approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes in 
West Maui by 2020.  The majority of this demand is for homes affordable to 
families making between 80 to 140 percent of the County of Maui median income. 

• Pulelehua will help to satisfy the housing demand of a growing population and 
expanding job base, thus contributing to the stable social and economic well being 
of residents. 

 
Affordable Housing Priority Guidelines (§226-106) 
 

4) Create incentives for development which would increase home ownership and rental 
opportunities for Hawaii’s low- and moderate-income households, gap-group households, 
and residents with special needs. 

6) Encourage public and private sector cooperation in the development of rental housing 
alternatives. 

7) Give higher priority to the provision of quality housing that is affordable for Hawaii’s 
residents and less priority to development of housing intended primarily for individuals 
outside of Hawaii. 

 
• Pulelehua implements these affordable housing guidelines by: 

o Helping to satisfying the housing demand of a growing population and 
expanding job base by providing 882 homes in West Maui, at least 51 
percent of which will be for sale or rent to families making between 50 to 
140 percent of the County of Maui median income; 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities; 

o Creating “affordable housing with dignity,” by providing a variety of 
affordable housing options integrated into complete neighborhoods, and not 
segregated into an affordable “project”; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; and 
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o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting. 

 
5.1.5 State Functional Plans 
 
The Hawaii State Plan directs State agencies to prepare functional plans for their 
respective program areas.  There are 13 state functional plans that serve as the primary 
implementing vehicle for the goals, objectives, and policies of the Hawaii State Plan.  The 
functional plans applicable to the Pulelehua Community, along with each plan’s 
applicable objectives, policies, and actions are discussed below. 
 
Agriculture 
 
The Agriculture functional plan seeks to increase the overall level of agricultural 
development in Hawaii, in accordance with the two fundamental Hawaii State Plan 
objectives for agriculture:  1) continued viability of Hawaii’s sugar and pineapple 
industries, and 2) continued growth and development of diversified agriculture throughout 
the State.   
 

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4). 

• Creation of Pulelehua will require that the approximately 150 acres of land 
currently in pineapple cultivation be withdrawn from agricultural use; this amounts 
to 2.5 percent of the approximately 5,800 acres currently in pineapple cultivation 
by Maui Pineapple Company, Ltd.  Maui Pineapple Company, Ltd., owns ample 
land, which is currently fallow and better suited to agriculture. 

• In addition to its pineapple operations, Maui Land & Pineapple Company, Inc., is 
exploring a wide array of diversified agricultural opportunities and conducting field 
trials on new crops. 

• Pulelehua’s compact design preserves surrounding agricultural lands by 
concentrating needed housing in a defined area. 

• With the closure of Pioneer Mill in Lahaina, and the end of sugar cultivation in 
West Maui, there are currently vast amounts of suitable agricultural land available 
for future agricultural pursuits. 

 
Employment 
 
The Employment Functional Plan focuses on the preparation of Hawaii’s workforce for the 
global, information-based twenty-first century economy.  It takes a multi-agency approach 
in providing job training and education services, implementing job placement services, 
improving the quality of the work environment, and coordinating employment 
information, analysis, and planning. 
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• Pulelehua will provide homes for sale and rent to Maui’s primary workers, those 
earning between 50 to 140 percent of the median income.  These workers, 
including resort employees, teachers, police, firefighters, and others, fill necessary 
positions and provide essential services crucial to keeping Maui’s economy stable 
and growing.  Without adequate, affordable housing, both businesses and 
government will increasingly experience difficulty in attracting and retaining 
employees to fill employment positions.  By 2020 in the West Maui region, 
additional needed homes are forecasted to be approximately 3,447 (SMS 2002) to 
5,440 (Hallstrom 2005) and 6,843 new jobs are needed.  There will be a need for 
housing within the income ranges of the positions created.  

 
Energy  
 
The Energy Advisory Committee highlights three major concerns for Hawaii in its 
Functional Plan:  1) the state’s over dependency on oil and fossil fuels; 2) the need for an 
integrated approach to energy development and management; and 3) energy emergency 
preparedness. 
 

• The design of Pulelehua incorporates many energy efficiency strategies, including: 
o Buildings oriented with primary roof façade within 30 degrees of due south, 

to facilitate use of solar panels, as well as providing for passive solar design; 
o Solar water heaters; 
o Buildings oriented to take advantage of natural cooling of interior spaces by 

channeling trade winds which will minimize energy use; 
o Design standards that specify low-impact lighting; and 
o Encouragement of energy efficient building design and site development 

practices. 
  
Health 
 
The State Health Functional Plan identifies four major priority issues.  These are: 1) 
preventive health care; 2) access to health care; 3) environmental protection; and 4) 
public administration issues.  
 

• Maui Land & Pineapple Company, Inc., is currently participating in discussions 
with Maui Memorial Medical Center officials to donate land within Pulelehua for a 
medical facility that could include some urgent care and emergency capabilities.  
The facility could expand to provide 30 to 35 beds for long-term medical care. 

  
Historic Preservation  
 
The long-term philosophy of the Historic Preservation Functional Plan highlights the 
importance of maintaining a record of Hawaiÿi’s unique history.  History enriches our 
social, intellectual, aesthetic and economic lives with insights from the past.  With the 
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rapid change and development of our island state, our historical resources are at risk.  The 
Historic Preservation Functional Plan attempts to preserve these resources by focusing on 
three main issue areas: 1) preservation of historic properties; 2) collection and preservation 
of historic records, artifacts and oral histories; and 3) provision of public information and 
education on the ethnic and cultural heritages and history of Hawaiÿi.   
 

• No significant archaeological resources have been identified on the Pulelehua site; 
however, Maui Land & Pineapple Company, Inc., and its contractors will comply 
with all laws and rules regarding the preservation of archaeological, cultural, and 
historic sites should any sites be found during construction (see Section 4.1). 

• Pulelehua is not expected to impact cultural resources as no cultural resources 
have been identified on the property (see Section 4.2). 

• Pulelehua’s architecture honors Maui’s historic past by reflecting the design of 
traditional settlements such as Lahaina, Wailuku, and Länaÿi City. 

  
Housing 
 
The State Housing Functional Plan, prepared by the State Housing Finance and 
Development Corporation (now Housing and Community Development Corporation of 
Hawaii), addresses six major areas of concern: 1) increasing home ownership; 2) 
expanding rental housing opportunities; 3) expanding rental housing opportunities for the 
elderly and other special need groups; 4) preserving housing stock; 5) designating and 
acquiring land that is suitable for residential development; and 6) establishing and 
maintaining a housing information system.  The majority of the objectives, policies, and 
implementing actions of the State Housing Functional Plan apply to the government 
sector. 
 

• In their letter commenting on the Pulelehua EISPN, the Housing and Community 
Development Corporation stated: “We … find the proposed Pulelehua master 
planned community is consistent with the homeownership and rental housing 
objectives of the State Housing Functional Plan.” (See Section 11.0). 

    
Recreation  
 
The Recreation Functional Plan outlines the public and private sectors’ roles in serving the 
recreation and open space needs of the public.  It organizes objectives, policies, and 
actions into six major issue areas: 1) Ocean and shoreline recreation; 2) Mauka, urban, 
and other recreational opportunities; 3) Public access to shoreline and upland recreation 
areas; 4) Resource conservation and management; 5) Management of recreation programs, 
facilities, and areas; and 6) Wetlands protection and management.  
 

• Pulelehua will include neighborhood parks, ball fields, community gardens, and an 
extensive trail system of linked paths and trails to allow pedestrians and bicyclists 
to have another option for movement through the neighborhood. 
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• Pulelehua’s parks will be open to all Maui residents. 
   
Transportation  
 
The overall objective of the Transportation Functional Plan is to provide for the efficient, 
safe, and convenient movement of people and goods.  The Transportation Functional Plan 
is implemented as a short- to mid-term action agenda by the DOT.  It identifies four key 
issue areas as the most critical concerns relating to transportation in Hawaii.  They are: 1) 
Congestion; 2) Economic Development; 3) Funding; and 4) Education. 
 

• Pulelehua will change area traffic flow; however, estimates of future traffic indicate 
the community will not create adverse traffic conditions.   

• Pulelehua’s traditional neighborhood design, with homes, neighborhood 
businesses, and recreation areas all within walking distance, facilitates convenient 
pedestrian and bicycle access and minimizes use of the automobile. 

• Streets in Pulelehua are specifically designed to serve pedestrian mobility by 
achieving lower, safer, motor vehicle speeds. 

• A second circulation system of linked paths and trails will allow pedestrians and 
bicyclists to have another option for movement through the neighborhood. 

 
5.2 COUNTY OF MAUI 
 
5.2.1 General Plan 
 
Pulelehua implements many of the objectives and policies of the General Plan of the 
County of Maui 1990 Update.  As required by the County of Maui Charter, the General 
Plan of the County of Maui sets forth the desired sequence, patterns, and characteristics of 
future development.  This is accomplished through long-range objectives focusing on the 
social, economic, and environmental effects of development coupled with specific 
policies designed to implement the objectives. 
 
Specific General Plan objectives and policies applicable to Pulelehua are discussed 
below. 
 
Population 
 
Objective 

1. To plan the growth of resident and visitor population through a directed and managed 
growth plan so as to avoid social, economic, and environmental disruptions. 

 
Policies 

a. Manage population growth so that the County’s economic growth will be stable and the 
development of public and private infrastructures will not expand beyond growth limits 
specified in the appropriate community plans or negatively impact our natural resources. 
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b. Balance population growth by achieving concurrency between resident employee work 
force, the job inventory created by new industries, affordable resident/employee housing, 
constraints on the environment and its natural resources, public and private infrastructure, 
and essential social services such as schools, hospitals, etc. 

 
• Population projections indicate that the Maui County population will increase from 

139,573 people in 2005 to 175,136 people in 2020, a 25.5 percent increase (SMS 
2002).  In West Maui, the population is expected to increase from 19,779 people in 
2005 to 25,431 people in 2020, a 28.5 percent increase.  With the increase in 
West Maui’s population, forecasts of housing demand estimate a need for 
approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes in 
West Maui by 2020.  The majority of this demand is for homes affordable to 
families making between 80 to 140 percent of the County of Maui median income. 

• Pulelehua responds to the need for housing of a growing population and expanding 
job base by providing 882 homes in West Maui, at least 51 percent of which will 
be for sale or rent to families making between 50 to 140 percent of the County of 
Maui median income. 

• Maui Land & Pineapple Company, Inc., seeks the cooperation of Federal, State, 
and County agencies to ensure the provision of infrastructure necessary for 
Pulelehua. 

• Pulelehua’s affordable homes near employment centers are expected to decrease 
commuting to and from West Maui, lessen traffic congestion, reduce stress, allow 
more family and recreation time, lessen pollution, and improve overall quality of 
life for not only Pulelehua residents, but for Maui residents in general. 

 
Land Use 
 
Objective 

1. To preserve for present and future generations existing geographic, cultural and traditional 
community lifestyles by limiting and managing growth through environmentally sensitive 
and effective use of land in accordance with the individual character of the various 
communities and regions of the County. 

2. To use the land within the County for the social and economic benefit of all the County’s 
residents 
 

Policies 
b. Provide and maintain a range of land use districts sufficient to meet the social, physical, 

environmental and economic needs of the community. 
d. Formulate a directed land use growth strategy which will encourage the redevelopment 

and infill of existing communities allowing for mixed land uses, where appropriate. 

Policies 
b. Encourage land use patterns that foster a pedestrian oriented environment to include such 

amenities as bike paths, linear parks, landscaped buffer areas, and mini-parks. 
c. Encourage land use methods that will provide a continuous balanced inventory of housing 

types in all price ranges. 
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e. Encourage programs to stabilize affordable land and housing prices. 
 

Objective 
3. To preserve lands that are well suited for agricultural pursuits. 

 
Policies 

a. Protect prime agricultural lands from competing nonagricultural land uses. 
d. Discourage conversion, through zoning or other means, of productive or potentially 

productive agricultural lands to nonagricultural land uses, including but not limited to golf 
courses and residential subdivisions. 

 
• The in-fill location of Pulelehua—between the existing urban uses—is an 

appropriate location for the new community and is in accord with widely accepted 
planning principles of placing new urban uses contiguous to existing urban uses. 

• Pulelehua will meet the criteria to allow for a change in zoning from Agricultural to 
Project District (Section 19.30A.020, MCC) without resulting in the loss of 
productive agricultural land (see Section5.2.3). 

• Pulelehua’s traditional neighborhood design, with homes, neighborhood 
businesses, and recreation areas all within walking distance, facilitates convenient 
pedestrian and bicycle access and minimizes use of the automobile. 

• Pulelehua’s compact design preserves surrounding agricultural lands by 
concentrating needed housing in a defined area. 

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4). 

 
Environment 
 
Objective 

1. To preserve and protect the County’s unique and fragile environmental resources. 
 
Policies 

a. Preserve for present and future generations the opportunity to experience the natural 
beauty of the islands. 

 
• Pulelehua will preserve mountain and coastal scenic vistas and the open space 

areas of the region by limiting development to a compact, defined area. 
  
Policies 

b. Evaluate all land-based development relative to its impact on the County’s land and ocean 
ecological resources. 

 
• Pulelehua is expected to improve nearshore waters relative to agricultural use of 

the property. 
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• Pulelehua will include natural landscaping, will not impact streams or 
drainageways, is not in a floodway, and will not increase runoff over existing 
conditions. 

 
Cultural Resources 
 
Objective 

1. To preserve for present and future generations the opportunity to know and experience the 
arts, culture and history of Maui County. 

 
Policies 

b. Encourage the recordation and preservation of all cultural and historic resources, to 
include culturally significant natural resources. 

 
• No significant archaeological resources have been identified on the Pulelehua site; 

however, Maui Land & Pineapple Company, Inc., and its contractors will comply 
with all laws and rules regarding the preservation of archaeological, cultural, and 
historic sites should any sites be found during construction (see Section 4.1). 

• Pulelehua is not expected to impact cultural resources as no cultural resources 
have been identified on the property (see Section 4.2) 

• Pulelehua’s architecture honors Maui’s historic past by reflecting the design of 
traditional settlements such as Lahaina, Wailuku, and Länaÿi City. 

 
Economic Activity 
 
Objective 

1. To provide an economic climate which will encourage controlled expansion and 
diversification of the County’s economic base. 

Policies 
a. Maintain a diversified economic environment compatible with acceptable and consistent 

employment. 
Objective 

3. Utilize an equitable growth management program which will guide the economic well-
being of the community. 

Policies 
a. Encourage a sustainable rate of economic development which is linked to the carrying 

capacity of the infrastructure systems and the fiscal ability of the County to maintain those 
systems. 

 
• Pulelehua will provide homes for sale and rent to Maui’s primary workers, those 

earning between 50 to 140 percent of the median income.  These workers, 
including resort employees, teachers, police, firefighters, and others, fill necessary 
positions and provide essential services crucial to keeping Maui’s economy stable 
and growing.  Without adequate, affordable housing, both businesses and 
government will increasingly experience difficulty attracting and retaining 
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employees to fill employment positions.  By 2020 in the West Maui region, 
additional needed homes are forecasted to be approximately 3,447 (SMS 2002) to 
5,440 (Hallstrom 2005), and 6,843 new jobs will be created.  There will be a need 
for housing within the income ranges of the positions created. 

• In addition, Pulelehua implements these objectives and policies by: 
o Providing desired commercial services within a walkable community; and 
o Contributing to increased quality of life by providing homes close to 

employment centers, thereby reducing commuting.  
 
Agriculture 
 
Objective 

2. To maximize the use and yield of productive agricultural land throughout the County. 
  
Policies 

a. Ensure the availability of land that is well suited for agricultural production. 
 

• Pulelehua’s compact design preserves surrounding agricultural lands by 
concentrating needed housing in a defined area.  

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4). 

• Creation of Pulelehua will require that the approximately 150 acres of land 
currently in pineapple cultivation be withdrawn from agricultural use; this amounts 
to 2.5 percent of the approximately 5,800 acres currently in pineapple cultivation 
by Maui Pineapple Company, Ltd.  Maui Pineapple Company, Ltd., owns ample 
land, which is better suited to agriculture.  

• In addition to its pineapple operations, Maui Land & Pineapple Company, Inc., is 
exploring a wide array of diversified agricultural opportunities and conducting field 
trials on new crops. 

• With the closure of Pioneer Mill in Lahaina, and the end of sugar cultivation in 
West Maui, there are currently vast amounts of suitable agricultural land available 
for future agricultural pursuits. 

 
Housing 
 
Objective 

1. To provide a choice of attractive, sanitary and affordable homes for all our residents. 
 
Policies 

a. Provide or require adequate physical infrastructure to meet the demands of present and 
planned future affordable housing needs. 

b. Encourage the construction of housing in a variety of price ranges and geographic 
locations. 

c. Encourage the use of innovative performance standards and building methods to reduce 
housing costs to the consumer. 
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d. Streamline or “fast-track” the government review process for affordable single-family and 
multi-family housing projects. 

f.  Encourage large land owners in the context of new projects to provide land and/or housing 
for their employees. 

i. Ensure that each community plan region contains its fair share of affordable housing. 
 
Objective 

2. Provide affordable housing to be fulfilled by a broad cross-section of housing types. 
 
Policies 

a. Identify Federal, State, County, and private lands for affordable housing development, and 
make a dedicated effort to reserve these lands. 

 
• Pulelehua implements these objectives and policies by: 

o Helping to satisfy the housing demand of a growing population and 
expanding job base by providing 882 homes in West Maui, at least 51 
percent of which will be for sale or rent to families making between 50 to 
140 percent of the County of Maui median income; 

o Creating “affordable housing with dignity,” by providing a variety of 
affordable housing options integrated into complete neighborhoods, and not 
segregated into an affordable “project”; 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Providing affordable and moderately priced housing for the working families 
of Maui, and specifically for those who work in West Maui; 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; and 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities.  

 
Urban Design 
 
Objective 

1. To see that all developments are well designed and are in harmony with their 
surroundings. 

 
Policies 

a. Require that appropriate principles of urban design be observed in the planning of all new 
developments. 

 
Objective 

2. To encourage developments which reflect the character and the culture of Maui County’s 
people. 
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Policies 
a. Establish urban design guidelines and standards which will reflect the unique traditional 

architectural values of each community plan area. 
b. Encourage community design which establishes a cohesive identity. 
c. Encourage the establishment of continuous green areas, bike-paths, active and passive 

recreation areas, and mini-parks in new subdivision development. 
  

• Pulelehua implements these objectives and policies by: 
o Helping to satisfy the housing demand of a growing population and 

expanding job base by providing 882 homes in West Maui, at least 51 
percent of which will be for sale or rent to families making between 50 to 
140 percent of the County of Maui median income; 

o Creating “affordable housing with dignity,” by providing a variety of 
affordable housing options integrated into complete neighborhoods, and not 
segregated into an affordable “project”; 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Providing affordable and moderately priced housing for the working families 
of Maui, and specifically for those who work in West Maui; 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; and 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities.  

 
Transportation 
 
Objective 

1. To support an advanced and environmentally sensitive transportation system which will 
enable people and goods to move safely, efficiently and economically. 

 
Policies 

b. Support environmentally sensitive developments or modernization of major transportation 
facilities such as new harbors and airports when they are needed by our residents. 

 
Objective 

2. To develop a program for anticipating and enlarging the local street and highway systems 
in a timely response to planned growth. 

Policies 
b. Ensure that transportation facilities are anticipated and programmed for construction in 

order to support planned growth.  
d. Support Maui County’s street tree plan and encourage landscape planting, irrigation and 

maintenance programs along all public highways and rights-of-way. 
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Objective 
3. To develop a Maui County transportation system linked to land use planning that is less 

dependent on the automobile as its primary mode of moving people. 
Policies 

c. Direct economic development toward existing communities in order to minimize 
employee commuting and foster a healthy job/housing balance. 

f. Support and expand programs to reduce automobile dependent employee commuting for 
hotel, commercial and industrial projects. 

 
• Pulelehua’s affordable homes near employment centers are expected to decrease 

commuting to and from West Maui, lessen traffic congestion, reduce stress, allow 
more family and recreation time, lessen pollution, and improve overall quality of 
life for not only Pulelehua residents, but for Maui residents in general. 

• Pulelehua’s traditional neighborhood design, with homes, neighborhood 
businesses, and recreation areas all within walking distance, facilitates convenient 
pedestrian and bicycle access and minimizes use of the automobile. 

• Pulelehua will change area traffic flow; however, estimates of future traffic indicate 
the community will not create adverse traffic conditions.   

• Streets in Pulelehua are specifically designed to serve pedestrian mobility by 
achieving lower, safer, motor vehicle speeds. 

• A second circulation system of linked paths and trails will allow pedestrians and 
bicyclists to have another option for movement through the neighborhood. 

 
Water 
 
Objective 

1. To provide an adequate supply of potable and irrigation water to meet the needs of Maui 
County’s residents. 

 
Policies 

d.   Monitor growth activities throughout Maui County in order that development of new water 
sources is concurrent with approval of new developments. 

 
Objective 

2. To make more efficient use of our ground, surface and recycled water sources. 
 
Policies 

a. Reclaim and encourage the productive use of wastewater discharges in areas where such 
use will not threaten the integrity of ground water resources. 

h. Support the establishment of potable groundwater use priorities which prohibit the use of 
potable water for the irrigation of golf courses, golf driving ranges, parks and landscaped 
open space. 

 
• Pulelehua’s potable water needs will be addressed by drilling wells in aquifers that 

are currently being pumped at less than 50 percent of their sustainable capacity.   
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• Maui Land & Pineapple Company, Inc., will coordinate with the Commission on 
Water Resource Management and the DWS for the provision of water for 
Pulelehua. 

• Pulelehua’s landscaped areas will be irrigated with a mix of R-1 and surface water. 
 
Liquid and Solid Waste 
 
Objective 

1. To provide efficient, safe and environmentally sound systems for the disposal and reuse of 
liquid and solid wastes. 

  
Policies 

e. Encourage and promote public awareness to reduce, reuse, recycle and compost waste 
materials. 

 
• Provisions for recycling, such as collection systems and space for bins for 

recyclables, will be incorporated into the built Pulelehua community. 
• Maui Land & Pineapple Company, Inc., is working with the Wastewater 

Reclamation Division to determine the capacity of the existing facilities to confirm 
that Lahaina Wastewater Reclamation Plant can accommodate the wastewater 
generated from Pulelehua. 

 
Energy 
 
Objective 

1. To make Maui County more self-sufficient in its need for non-renewable energy and more 
efficient in its use of energy. 

 
Policies 

d. Create incentive programs to encourage the use of solar heaters and other energy saving 
building design concepts and devices. 

f. Encourage the incorporation of energy-saving building design concepts and devices in all 
new private and public developments by providing energy efficient urban design 
guidelines and amendments to the Maui County Uniform Building Code. 

 
• The design of Pulelehua incorporates many energy efficiency strategies, including: 

o Buildings oriented with primary roof façade within 30 degrees of due south, 
to facilitate use of solar panels, as well as providing for passive solar design; 

o Solar water heaters; 
o Buildings oriented to take advantage of natural cooling of interior spaces by 

channeling trade winds, which will minimize energy use; 
o Design standards that specify low-impact lighting; and 
o Encouragement of energy efficient building design and site development 

practices. 
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Recreation and Open Space 
 
Objective 

1. To provide high-quality recreational facilities to meet the present and future needs of our 
residents of all ages and physical ability. 

 
Policies 

a. Maintain and upgrade existing recreational facilities to meet the community needs. 
b. Maintain recreational facilities for both active and passive pursuits. 
c. Maintain the natural beauty of recreational areas. 
d. Develop facilities that will meet the different recreational needs of the various 

communities. 
 

• Pulelehua’s compact design will preserve and enhance the region’s open space 
areas and natural environment resources by concentrating needed housing in a 
defined area. 

• Pulelehua will include neighborhood parks, ball fields, community gardens, and an 
extensive trail system of linked paths and trails to allow pedestrians and bicyclists 
to have another option for movement through the neighborhood. 

• Pulelehua’s parks will be open to all Maui residents. 
 
Health and Family 
 
Objective 

1. To meet the health needs of all residents and visitors. 
 
Policies 

a. Encourage the expansion and improvement of our hospitals and our public and private 
medical facilities. 

b. Encourage the State to provide prompt and adequate 24-hour emergency services available 
to each community throughout the County.  

 
• Maui Land & Pineapple Company, Inc., is currently in discussions with the Hawaii 

Health System Corporation (HHSC) to provide up to 15 acres in Pulelehua’s south 
Mähinahina neighborhood to support a medical facility as well as other medical 
related businesses like doctor’s offices and clinics (see Section 2.6.7) 

 
Education 
 
Objective 

1. To provide Maui residents with continually improving quality educational opportunities 
which can help them better understand themselves and their surroundings and help them 
realize their ambitions. 

 
Policies 

b. Require that quality educational facilities and services be available to all residents. 
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• Plans for Pulelehua include a 13-acre site for a public elementary school (see 

Figure 1). 
 
Public Safety 
 
Objective 

1. To create an atmosphere which will convey a sense of security for all residents and visitors 
and aid in the protection of life and property. 

 
Policies 

k. Restore and encourage the sense of neighborhood and community caring throughout Maui 
County. 

 
• Pulelehua will contribute to this objective and this policy by: 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; and 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities.  

 
5.2.2 West Maui Community Plan 
 
The West Maui Community Plan is one of nine community plans for Maui County.  It 
reflects current and anticipated conditions in the West Maui region and advances 
planning goals, objectives, policies, and implementation considerations as a decision-
making guide in the region through the year 2010.  The West Maui Community Plan 
provides specific recommendations addressing the goals, objectives, and policies 
contained in the General Plan, while still recognizing the values and unique attributes of 
the West Maui region.  The goals, objectives, policies, and implementing actions of the 
West Maui Community Plan applicable to the Pulelehua community are discussed below. 
 
Land Use 
 
Goal 

An attractive, well-planned community with a mixture of compatible land uses in appropriate 
areas to accommodate the future needs of residents and visitors in a manner that provides for 
the stable social and economic well-being of residents and the preservation and enhancement 
of the region’s open space areas and natural environment resources. 

 
• Pulelehua implements this goal in several important ways: 

o Pulelehua is well-planned and provides for a mixture of compatible land 
uses within walking distance of each other; 
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o Pulelehua is an in-fill location bordered by existing urban uses of Kahana 
Ridge subdivision, the Kapalua West Maui Airport, and areas makai of 
Honoapiÿilani Highway; 

o Pulelehua will help to satisfy the housing demand of a growing population 
and expanding job base, thus contributing to the stable social and economic 
well being of residents; and 

o Pulelehua’s compact design will preserve and enhance the region’s open 
space areas and natural environment resources by concentrating needed 
housing in a defined area. 

 
Objectives and Policies for the West Maui Region in General 

1. Protect and enhance the quality of the marine environment. 
2. Preserve and enhance the mountain and coastal scenic vistas and the open space areas of 

the region. 
3. Ensure that appropriate lands are available to support the region’s present and future 

agricultural activities. 
4. Establish an appropriate supply of urban land within the region to meet the needs of the 

community over the next 20 years.  The Community Plan and its map shall define the 
urban growth limits for the region and all zoning requests and/or proposed land uses and 
developments shall be consistent with the West Maui Community Plan and its land use 
map. 

5. Preserve the current State Conservation District and the current State Agriculture District 
boundaries in the planning region, in accordance with this Community Plan and its land 
use map.  Lands north of Kapalua and south of Puamana to the region’s district boundaries 
should ensure the preservation of traditional lifestyles, historic sites, agriculture, 
recreational activities and open space. 

7.  Provide for specific criteria for the subdivision of lands designated for agricultural use in 
order to control the potential loss of productive agricultural lands and the open space 
resource. 

8. Provide and maintain parks and beach access for the present and future needs of residents 
and visitors.  For the areas outside Lahaina town, establish or expand parks and public 
shoreline areas to include but not limited to the following: 

c. The proposed Mahinahina regional park on approximately 50 acres of land below 
the Kapalua/West Maui Airport. 

9. Maintain the current size, scale and level of services at the airstrip in Mahinahina through 
appropriate zoning conditions. 

 
• The in-fill location of Pulelehua—between the existing urban uses makai of 

Honoapiÿilani Highway and the urban land of the Kapalua West Maui Airport and 
between the urban uses of Kahana Ridge and the airport—is an appropriate 
location for the new community and is in accord with widely accepted planning 
principles of placing new urban uses contiguous to existing urban uses. 

• Pulelehua will: 
o Improve the nearby marine environment (see Section 3.6); 
o Preserve mountain and coastal scenic vistas and the open space areas of the 

region by limiting development to a compact, defined area; 
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o Provide an appropriate supply of urban land to meet the needs of a growing 
population; a community plan amendment will be sought so that Pulelehua 
is consistent with the West Maui Community Plan; 

o Meet the criteria to allow for a change in zoning from Agricultural to Project 
District (Section 19.30A.020, MCC) without resulting in the loss of 
productive agricultural land (see Section 5.2.3); 

o Provide over 100 acres of community parks, neighborhood parks and 
landscaped open space open to all Maui residents—more that twice the area 
called for in the community plan, and provided within a few years; and 

o Increase the safety areas surrounding the Kapalua West Maui Airport 
without impacting the size, scale, or level services of the airport under the 
current operating restrictions (see Section 4.10). 

• Regarding the proposed Mähinahina regional park on approximately 50 acres 
within the Pulelehua site, as planned, Pulelehua will provide nearly twice as much 
park space in the form of neighborhood parks, ball fields, community gardens, and 
an extensive trail system.  Pulelehua’s parks will be open to all Maui residents.  In 
addition, Maui Land & Pineapple Company, Inc., will build all Pulelehua parks.  If 
the County were to develop the regional park as designated on the Community 
Plan, the County would have to acquire the land and build and maintain all 
facilities.  It is unknown when the County would develop the regional park. 
 
Pulelehua’s neighborhood parks offer a viable alternative to one large regional 
park.  Providing one large regional park would require a majority of park users to 
drive to the park.  On the other hand, providing neighborhood parks in residential 
areas allows users to walk or bike to the park.  Pulelehua will have a neighborhood 
park or ball field within three blocks of any home.  In total, there will be 27 acres 
of parks and 77 acres of open space in Pulelehua all of which will be open to the 
public.  Because of the close proximity of Pulelehua’s parks to homes, both the 
young and the elderly will have better access to the neighborhood parks as they 
will not need to depend on someone else to drive them to a park in Pulelehua. 

 
Environment 
 
Goal  

A clean and attractive physical, natural and marine environment in which man-made 
developments on or alterations to the natural and marine environment are based on sound 
environmental and ecological practices, and important scenic and open space resources are 
preserved and protected for public use and enjoyment. 
 
• Pulelehua will be designed and built based on sound environmental and ecological 

practices and will incorporate many sustainable features (see Section 2.8). 
• Pulelehua’s compact design will preserve and enhance open space areas and 

natural environment resources by concentrating needed housing in a defined area. 
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Objectives and Policies 
Preserve agricultural lands and open space with particular emphasis on natural coastal areas 

along major highways. 
 
• Pulelehua will provide a wide landscaped buffer area along Honoapiÿilani 

Highway (see Section 4.7).  
• Pulelehua’s compact design preserves surrounding agricultural lands by 

concentrating needed housing in a defined area.   
 
Protect the quality of nearshore and offshore waters.  Monitor outfall systems, streams and 
drainage ways and maintain water quality standards.  Continue to investigate, and implement 
appropriate measures to mitigate, excessive growth and proliferation of algae in nearshore and 
offshore waters. 
 
• Pulelehua is expected to improve nearshore waters relative to agricultural use of 

the property and not contribute to excessive growth and proliferation of algae in 
nearshore and offshore waters (see Section 3.6) 

 
Emphasize land management techniques such as natural landscaping, regular maintenance of 
streams and drainage ways and siltation basins, avoidance and development of flood-prone 
areas, and other measures that maintain stream water quality.  Wherever feasible, such 
management techniques should be used instead of structural solutions, such as building 
artificial stream channels or diversion of existing natural streams. 

 
• Pulelehua will include natural landscaping, will not impact streams or 

drainageways, is not in a floodway, and will not increase runoff over exiting 
conditions. 

 
Encourage soil erosion prevention measures and the installation of siltation basins to minimize 
downstream sedimentation and degradation of nearshore and offshore water quality. 

 
• A nearshore water quality study for Pulelehua concludes that it is likely that 

sedimentation discharge to the ocean will be significantly less with Pulelehua 
compared to agricultural uses (see Section 3.6) 

 
Integrate stream channels, gulches and other areas deemed unsuitable for development into 
the region’s open space system for the purposes of safety, open space relief, greenways for 
public use and visual separation.  Existing development of these stream channels, gulches and 
other areas shall be maintained and shall not be expanded.  Drainage channels and siltation 
basins should not be considered for building sites, but used, rather, for public open space. 

Mahinahina Stream 
For other natural drainageways that discharge to the ocean during part of the year, their 
natural filter functions shall be preserved.  The preservation of these natural filter 
functions may be accomplished by the use of structural controls or solutions in accord 
with accepted engineering standards or rules as may be adopted by the Department of 
Public Works and Waste Management, and includes the use of best management 
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practices such as desilting basins, moderation of flow velocity, subsurface infiltration 
systems, and baffles. 

 
Promote public/private initiatives in the maintenance, and, where appropriate, landscaping of 
drainage ways. 

 
• Mähinahina Stream/Gulch will be left in open space, providing visual separation 

between two of Pulelehua’s neighborhoods and maintaining existing drainage 
functions. 

 
Promote recycling programs to reduce solid waste disposal in landfills. 

 
• Pulelehua will include provisions for recycling, such as collection systems and 

space for bins for recyclables.   
 

Encourage park, golf course, landscape and agricultural uses of treated effluent.  Plan for 
wastewater reuse in the design of new parks, golf courses, and open spaces. 

 
• Pulelehua’s landscaped common areas will be irrigated with mixed R-1 and surface 

water. 
 

Promote the planting of trees and other landscape planting to enhance streetscapes and the 
built environment. 

 
• Pulelehua’s traditional neighborhood design provides for extensive street trees and 

landscaping. 
 
Economic Activity 
 
Goal 

A diversified economy that provides a range of stable employment opportunities for residents, 
allows for desired commercial services for the community, and supports the existing visitor and 
agricultural industries, all in a manner that will enhance both the community’s quality of life 
and the environment. 

 
• Pulelehua implements this primary goal in several ways: 

o Pulelehua will provide homes for sale and rent to workers essential to Maui 
economy, such as resort employees, teachers, police, firefighters, and 
others; 

o Pulelehua will provide desired commercial services within a walkable 
community; and 

o Pulelehua will contribute to increased quality of life by providing homes 
close to employment centers, thereby reducing commuting.  
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Objectives and Policies 
1. Promote a diversified economic base which offers long term employment to West Maui 

residents, and maintains overall stability in economic activity in the areas of: 
d. Resident-related service/commercial services. 

2. Provide for the preservation and enhancement of agriculture. 
a. Maintain the land acreage required to sustain present and future agricultural 

operations and open space. 
b. Prevent urbanization of agricultural lands to the greatest extent possible. 
d. Discourage use of agricultural lands for non-agricultural purposes. 
 

• Pulelehua will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.4) 

• Pulelehua will preserve surrounding agricultural lands by limiting development to a 
compact, defined area. 

• With the closure of Pioneer Mill in Lahaina, and the end of sugar cultivation in 
West Maui, there are currently vast amounts of suitable agricultural land available 
for future agricultural pursuits. 

 
3. Expand light industrial and service commercial activities in appropriate locations to 

accommodate the region's needs. 
b. Encourage neighborhood commercial activities and professional services to serve 

existing and future residents. 
 

• Pulelehua will be a complete community with neighborhood shops, restaurants, 
offices, and other businesses serving residents. 

 
Cultural Resources 
 
Goal 

To preserve, protect and restore those cultural resources and sites that best represent and 
exemplify the Lahaina region's pre-contact, Hawaiian Monarchy, missionary and plantation 
history. 

 
• Pulelehua is not expected to impact cultural resources as no cultural resources 

have been identified on the property (see Section 4.2) 
• Pulelehua’s architecture honors Maui’s historic past by reflecting the design of 

traditional settlements such as Lahaina, Wailuku, and Länaÿi City 
 
Objectives and Policies 

1. Preserve and protect significant archaeological, historical and cultural resources that are 
unique in the State of Hawaii and Island of Maui. 

 
• No significant archaeological resources have been identified on the Pulelehua site; 

however, Maui Land & Pineapple Company, Inc., and its contractors will comply 
with all laws and rules regarding the preservation of archaeological, cultural, and 
historic sites should any sites be found during construction. 
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3. Encourage and protect traditional shoreline and mountain access, cultural practices and 

rural/agricultural lifestyles. Ensure adequate access to our public shoreline areas for public 
recreation, including lateral continuity. 

 
• Relative to the agricultural use of the majority of the site, the establishment of the 

Pulelehua community will make the area more accessible and will not impede 
access to mauka lands. 

 
6. Ensure that new projects or developments address potential impacts on archaeological, 

historical, and cultural resources and identify all cultural resources located within the 
project area as part of initial project studies. Further require that all proposed activity 
adequately mitigate potential adverse impacts on cultural resources. 

 
• An archaeological survey and a cultural impact assessment of the Pulelehua site 

did not identify significant archaeological or cultural resources; however, Maui 
Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding the preservation of archaeological, cultural, and historic sites 
should any sites be found during construction. 

 
Housing 
 
Goal 

A sufficient supply and choice of attractive, sanitary and affordable housing accommodations 
for a broad cross section of residents. 

 
• Pulelehua implements this primary goal by: 

o Helping to satisfy the housing demand of a growing population and 
expanding job base by providing 882 homes in West Maui, at least 51 
percent of which will be for sale or rent to families making between 50 to 
140 percent of the County of Maui median income; 

o Creating “affordable housing with dignity,” by providing a variety of 
affordable housing options integrated into complete neighborhoods, and not 
segregated into an affordable “project”; 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Providing affordable and moderately priced housing for the working families 
of Maui, and specifically for those who work in West Maui; 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting; 

o Creating genuine neighborhoods by design; places where residents can walk 
and interact with their neighbors; and 

o Creating traditional neighborhoods with a mix of uses and housing types 
that embrace a diversity of people and activities.  
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Objectives and Policies 
1. Accommodate the 20-year housing needs of the planning region. 
 
• Pulelehua will provide 882 homes which will help to satisfy the projected demand 

for approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes 
projected to be needed in West Maui by 2020. 

 
2. Provide a variety of affordable housing opportunities, including improved lots and self-help 

projects and special needs housing for the elderly, single parent families, homeless and 
disabled. 

 
• Pulelehua’s inclusionary housing will embrace a diversity of people and activities. 
 
3. Coordinate the planning, design and construction of public infrastructure improvements 

with major residential projects that have an affordable housing component. 
4. Plan, design and construct off-site public infrastructure improvements (i.e., water, roads, 

sewer, drainage, police and fire protection, and solid waste) in anticipation of residential 
developments defined in the Community Plan and consistent with the directed and 
managed growth plan required by the County General Plan. 

 
• Maui Land & Pineapple Company, Inc., is coordinating with Federal, State, and 

County agencies, and private companies and individuals, to ensure the provision of 
infrastructure necessary for Pulelehua. 

 
5. Encourage public sector projects, government assistance programs, anti-speculation 

provisions, joint public-private efforts, and other housing assistance programs to reduce 
costs and increase housing availability. Such programs should be aimed at expanding 
housing choices with wide price variety. 

 
• Pulelehua will provide homes affordable to families making between 50 to 140 

percent of the median-family income on Maui as well as moderate and market rate 
homes. 

• Speculation in the resale of Pulelehua affordable homes will be discouraged with 
strong buy-back and limited appreciation provisions. 

 
6.  Promote efficient housing designs in order to reduce residential home energy consumption. 

 
• Pulelehua’s eco-efficient design incorporates many energy-efficient features, such 

as solar water heaters. 
 
7.  Maintain acceptable standards for affordable housing projects, including but not limited to, 

the installation of sidewalks and provision of adequate off-street parking. 
 
• Pulelehua’s “affordable housing with dignity,” provides that affordable homes will 

not be of lesser quality or appearance than other homes and community amenities 
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such as playfields, neighborhood parks, and the trail system, will be available to all 
residents whether they live in an affordable or market rate home. 

 
Urban Design 
 
Goal 

An attractive and functionally integrated urban environment that enhances neighborhood 
character, promotes quality design at the resort destinations of Kaanapali and Kapalua, defines 
a unified landscape planting and beautification theme along major public roads and highways, 
watercourses, and at major public facilities, and recognizes the historic importance and 
traditions of the region. 

 
• Pulelehua implements this primary goal by: 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; 

o Creating a genuine neighborhood where residents can walk and interact 
with their neighbors; 

o Incorporating architecture that honors Maui’s historic past by reflecting the 
design of traditional settlements such as Lahaina, Wailuku, and Länaÿi City; 

o Providing a wide landscaped greenway along Honoapiÿilani Highway; 
o Providing affordable and moderately priced housing for the working families 

of Maui, and specifically for those who work in West Maui; 
o Creating “affordable housing with dignity,” by providing a variety of 

affordable housing options integrated into complete neighborhoods, and not 
segregated into an affordable “project”; 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting; 

o Providing a mix of uses and housing types that embrace a diversity of people 
and activities; and 

o Preserving surrounding agricultural land and creates significant open space 
and trail systems. 

 
Objectives and Policies for the West Maui Region in General 

1. Enhance the appearance of major public roads and highways in the region. 
 
• Pulelehua will include a wide landscaped greenway along the length of 

Honoapiÿilani Highway ranging from approximately 100 to 200 feet to the first 
Pulelehua street parallel to the highway. 

 
3. Improve pedestrian and bicycle access within the region. 
 
• Pulelehua is designed as a walkable community following traditional town 

planning concepts. 
• Streets in Pulelehua are specifically designed to serve pedestrian mobility by 

achieving lower, safer, motor vehicle speeds. 
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• A second circulation system of linked paths and trails will allow pedestrians and 
bicyclists to have another option for movement through the neighborhood.  

 
5. Integrate stream channels and gulches into the region's open space system for the purposes 

of safety, open space relief, greenways for public use and visual separation. Drainage 
channels and siltation basins should not be used for building sites, but, rather, for public 
open space. Drainage channel rights-of-way and easements may also be used for 
pedestrian walkways and bikeway facilities. 

 
• Pulelehua’s paths and trails will run through gulches, a strategically located 

network of green spaces, and an exterior greenbelt along Honoapiÿilani Highway.  
 
6. Promote a unified street tree planting scheme along major highways and streets. Hedge 

planting should be spaced and limited in height, in order to provide vistas to the shoreline 
and mountains. 

 
• Pulelehua’s interior streets and the greenway along Honoapiÿilani Highway will be 

planted according to a unified street tree planting scheme.  
 

9. Save and incorporate healthy mature trees in the landscape planting plans of subdivisions, 
roads or any other construction or development. 

10. Incorporate drought-tolerant plant species in future landscape planting. 
 

• Pulelehua’s landscaping will include drought tolerant and/or slow growing hardy 
grasses, native and indigenous plants, shrubs, ground covers, and trees, appropriate 
for local conditions, to minimize the need for irrigation.  

 
13. Encourage neighborhoods and community organizations to upgrade and maintain streets 

and parks in accordance with the Maui County Planting Plan. 
14. Require all future subdivisions, construction projects and developments to comply with the 

Maui County Planting Plan. 
 

• Pulelehua’s landscaping will comply with the Maui County Planting Plan.  
 
Infrastructure 
 
Goal 

Timely and environmentally sound planning, development, and maintenance of infrastructure 
systems which serve to protect and preserve the safety and health of the region's residents, 
commuters, and visitors through the provision of clean water, effective waste disposal and 
efficient transportation systems which meets the needs of the community. 
 
• Maui Land & Pineapple Company, Inc., is coordinating with Federal, State, and 

County agencies and private company’s and individuals and to ensure the 
provision of infrastructure necessary for Pulelehua. 
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• Pulelehua’s potable water needs will be addressed by drilling wells in aquifers that 
are currently being pumped at less than 50 percent of their sustainable capacity. 

• Pulelehua’s landscaped areas will be irrigated with a mix of R-1 and surface water. 
• Pulelehua’s affordable homes near employment centers are expected to decrease 

commuting to and from West Maui, lessen traffic congestion, reduce stress, allow 
more family and recreation time, lessen pollution, and improve overall quality of 
life for not only Pulelehua residents, but for Maui residents in general. 

• Provisions for recycling, such as collection systems and space for bins for 
recyclables, will be incorporated into the built Pulelehua community. 

 
Transportation 
 
Objectives and Policies 

3. Support improvements for the safe and convenient movement of people and goods, 
pedestrians and bicyclists in the Lahaina region particularly along Honoapiilani Highway, 
Front Street and Lower Honoapiilani Road and seek to establish a regional network of 
bikeways and pedestrian paths. 

 
• Pulelehua will change area traffic flow; however, estimates of future traffic indicate 

the community will not create adverse traffic conditions.   
• Streets in Pulelehua are specifically designed to serve pedestrian mobility by 

achieving lower, safer, motor vehicle speeds. 
 
5. Promote residential communities that provide convenient pedestrian and bicycle 

access between residences and neighborhood commercial areas, parks and public 
facilities, in order to minimize use of the automobile. 

 
• Pulelehua’s traditional neighborhood design, with homes, neighborhood 

businesses, and recreation areas all within walking distance, facilitates convenient 
pedestrian and bicycle access and minimizes use of the automobile. 

• A second circulation system of linked paths and trails will allow pedestrians and 
bicyclists to have another option for movement through the neighborhood. 

 
11. Maintain a community airstrip in the Mahinahina area and limit the current size, scale and 

level of services at the airstrip through conditional zoning. 
 
• Pulelehua will not impact the Kapalua West Maui Airport and will provide for 

airport safety areas without impacting the size, scale, or level services of the airport 
under the current operating restrictions (see Section 4.10) 

 
12. Create a direct control overlay district in and around the Kapalua/West Maui Airport 

generally defined by the 60 LDN isoline of the FAA approved noise contour map for the 
airport. The intent of the district shall be to establish specific guidelines for noise 
attenuation standards within the district. 
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• This EIS contains the first airport noise contour study of the Kapalua West Maui 
Airport (see Section 4.10 and Appendix M N). 

• Uses within Pulelehua are located in accordance with all Federal and State airport 
noise guidelines. 

 
Implementing Actions 

10. Provide a landscaped buffer area along Honoapiilani Highway to enhance both pedestrian 
and vehicular circulation, as well as to soften the effects of the built environment. 

 
• Pulelehua will include a wide landscaped greenway along the length of 

Honoapiÿilani Highway ranging from approximately 100 to 200 feet to the first 
Pulelehua street parallel to the highway. 

 
Water and Utilities 
 
Objectives and Policies 

1. Protect ground water resources in the region. 
 
• Pulelehua’s potable needs will be addressed by drilling wells in aquifers that are 

currently being pumped at less than 50 percent of their sustainable capacity.   
 
4. Coordinate the construction of all water and public utility improvements to minimize 

construction impacts. 
 
• Pulelehua is projected to be built in one phase to minimize construction impacts.   
 
5. Study the feasibility of integrating all regional water systems into a public water system to 

be managed and operated by the County. 
6. Improve and expand the West Maui water development program projected by the County 

to meet future residential expansion needs and establish water treatment facilities where 
necessary. 

7. Coordinate expansion of and improvements to water system to coincide with the 
development of residential expansion areas. 

 
• Maui Land & Pineapple Company, Inc., will coordinate with the Commission on 

Water Resource Management and the County Department of Water Supply for the 
provision of water for Pulelehua. 

 
9. Promote conservation of potable water through the use of treated wastewater effluent for 

irrigation. 
 
• Pulelehua’s landscaped areas will be irrigated with a mix of R-1 and surface water. 
 
10. Encourage the installation of underground electrical, telephone and cable television lines. 
 
• Pulelehua will contain underground utilities. 
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Liquid and Solid Waste 
  
Objectives and Policies 

1. Reuse the treated effluent from the County's wastewater treatment system for irrigation and 
other suitable purposes in a manner that is environmentally sound. 

 
• Pulelehua’s landscaped areas will be irrigated with a mix of R-1 and surface water. 
 
2. Reduce the disposal of solid waste in landfills through expanded recycling programs and 

the provision of convenient drop-off facilities. 
 
• Provisions for recycling, such as collection systems and space for bins for 

recyclables, will be incorporated into the built Pulelehua community. 
 
Implementing Actions 

2. Design and construct improvements to expand the capacity of the Lahaina Wastewater 
Treatment Plant consistent with the West Maui Community Plan. 

 
• Maui Land & Pineapple Company, Inc., is working with the Wastewater 

Reclamation Division to determine the capacity of the existing facilities to confirm 
that Lahaina Wastewater Reclamation Plant can accommodate the wastewater 
generated from Pulelehua. 

 
Drainage 
 
Objectives and Policies 

1. Construct and maintain, as needed, desilting basins along major drainage channels. 
2. Construct necessary drainage improvements in flood-prone areas, incorporating 

landscaped swales and unlined channels to provide open space continuity. Urge the use of 
landscaped/green belt drainage channels as opposed to concrete-lined channels or 
culverts. 

3. Insure that new developments will not result in adverse flooding conditions for 
downstream properties by requiring onsite retention facilities for stormwater run-off 
generated by the development. 

4. Support the implementation of flood control projects and siltation basins mauka of 
Honoapiilani Highway to address present problem areas. 

 
• All additional runoff due to the community will be retained on site with no 

increased flow to downstream properties (including Honoapiÿilani Highway, and 
the Kahana Hui and Kahana Ridge subdivisions) or into the existing drainage ways, 
desilting basins, and the ocean. 

• Mähinahina Stream/Gulch will be left in open space, providing visual separation 
between two of Pulelehua’s neighborhoods and maintaining existing drainage 
functions. 
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Energy 
 
Objectives and Policies 

1. Promote energy efficiency as the energy resource of first choice and seek to increase 
energy efficiency in all sectors in the community. 

3. Promote the environmentally sensitive use of renewable energy resources, such as 
biomass, wind, and solar. 

5. Support energy efficient technologies in conjunction with new urban development and 
encourage energy efficient building design and site development practices. 

 
• The design of Pulelehua will incorporate many energy efficiency strategies, 

including: 
o Buildings oriented with primary roof façade within 30 degrees of due south, 

to facilitate use of solar panels, as well as providing for passive solar design; 
o Solar water heaters; 
o Buildings oriented to take advantage of natural cooling of interior spaces by 

channeling trade winds which will minimize energy use; 
o Design standards that specify low-impact lighting; and 
o Encouragement of energy efficient building design and site development 

practices. 
 
Social Infrastructure 
 
Goal 

Develop and maintain an efficient and responsive system of public services which promotes a 
safe, healthy, and enjoyable lifestyle, and offers opportunities for self improvement and 
community well being. 
 
• Pulelehua will contribute to the social infrastructure by: 

o Creating a community that fosters an authentic sense of place, respects the 
land, and provides a vital and sustaining life experience; and 

o Providing homes near employment centers, thereby increasing quality of life 
by decreasing commuting. 

 
Recreation and Open Space 
 
Objective and Policies 

1. Provide adequate community-oriented park facilities including facilities for field and court 
games, children’s play, and picnicking within, or adjacent to, existing and future 
residential areas at the following existing or planned park sites: 

b. Major residential projects. 
 

• Pulelehua will include neighborhood parks, ball fields, community gardens, and an 
extensive trail system of linked paths and trails to allow pedestrians and bicyclists 
to have another option for movement through the neighborhood. 

• Pulelehua’s parks will be open to all Maui residents. 
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Health and Public Safety 
 
Objectives and Policies 

1. Support the appropriate level of police services in consideration of the region's resident 
and visitor population. 

 
• Maui Land & Pineapple Company, Inc., is open to providing a police substation 

within the community.  
 

2. Establish an emergency medical care facility in West Maui. 
 

• Maui Land & Pineapple, Inc., is currently in discussions with the Hawaii Health 
System Corporation (HHSC) to provide up to 15 acres in Pulelehua’s south 
Mähinahina neighborhood to support a medical facility as well as other medical 
related businesses like doctor’s offices and clinics (see Section 2.6.7). 

 
Education 
 
Objectives and Policies 

1. Ensure adequate school facilities and educational opportunities within the region. 
6. Provide for additional elementary schools at Napilihau and in conjunction with major 

residential developments. 
 

• Plans for Pulelehua include a 13-acre site for a public elementary school (see 
Figure 1). 

 
Implementing Actions 

2. Coordinate with the State Department of Education plans for future residential 
development, so that facilities are planned and constructed in a timely manner. 

 
• The DOE has indicated that the Pulelehua school site is appropriate and acceptable 

for an elementary school. 
 
Government 
 
Goal 

Government that demonstrates the highest standards of fairness, responsiveness to the needs of 
the community, fiscal integrity, effectiveness in planning and implementing programs and 
projects to accommodate a stable social and economic well-being for residents, a fair and 
equitable approach to taxation, and efficient and results-oriented management. 

 
• Forecasts of housing demand estimate a need for approximately 3,447 (SMS 2002) 

to 5,440 (Hallstrom 2005) additional homes in West Maui by 2020.  The majority 
of this demand is for homes affordable to families making between 80 to 140 
percent of the County of Maui median income. 
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• Pulelehua responds to the need for housing of a growing population and expanding 
job base by providing 882 homes in West Maui, at least 51 percent of which will 
be for sale or rent to families making between 50 to 140 percent of the County of 
Maui median income. 

 
Objectives and Policies 

1. Coordinate and direct future public and private development, including capital 
improvement projects, consistent with the Community Plan and the island-wide directed 
and managed growth plan required by the General Plan. 

2. Monitor the implementation of and compliance with the Community Plan. 
 
• A community plan amendment will be sought so that Pulelehua is consistent with 

the West Maui Community Plan. 
 
3. Remove unnecessary delays in the permit process through means such as consolidated 

public hearings and concurrent processing of applications. 
4. Expedite the review and approval process for projects, which will result in public benefit 

by “fast-tracking.” 
 
• Pulelehua represents an opportunity for government to implement the above 

polices. 
 
7. Insure that adequate infrastructure is or will be available to accommodate planned 

development. 
 

• Maui Land & Pineapple Company, Inc., seeks the cooperation of Federal, State, 
and County agencies to ensure the provision of infrastructure necessary for 
Pulelehua. 

 
Implementing Actions 

3. Review and amend building and subdivision codes and zoning standards such as 
minimum lot sizes, and compact parking ratios as a way to reduce the cost of 
development. 

 
• Pulelehua’s Project District ordinance will provide specific design standards 

necessary to implement a traditional neighborhood designed community. 
 
7.  Adopt ordinances to establish appropriate standards to insure that agricultural lands will be 

used for agricultural purposes or remain available for future agricultural uses. 
 

• Pulelehua will meet the criteria to allow for a change in zoning from Agricultural to 
Project District (Section 19.30A.020, MCC) without resulting in the loss of 
productive agricultural land (see Section5.2.3). 
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Planning Standards 
 

The following planning standards are specific guidelines or measures for development and design. 
These standards are essential in clarifying the intent of the land use and town design objectives 
and policies and the "Land Use Map". 
 
1. Land Use Standards 

a. All zoning and land use approvals shall be consistent with the West Maui Community 
Plan and its land use policies. 

 
• Pulelehua is generally consistent with the West Maui Community Plan land use 

policies (see Land Use Policies above). 
 
b. Limit multifamily and single-family residential, business commercial, and industrial 

uses to areas designated for such purposes on the Community Plan Land Use Map. 
 

• A community plan amendment will be sought so that Pulelehua is consistent with 
the West Maui Community Plan Land Use Map. 
 
d. Maintain acceptable standards for affordable housing projects, including but not 

limited to, the installation of sidewalks and provision of adequate off-street parking. 
 

• Pulelehua’s Project District ordinance will provide specific design standards 
necessary to implement a traditional neighborhood designed community. 

 
2. Project District Standards 

The implementation procedure for several areas within the planning region is to utilize the 
project district development approach. This provides for a flexible and creative planning 
approach rather than specific land use designations. This planning approach establishes 
continuity in land uses and designs while providing for orderly growth of the community, 
as well as comprehensive and concurrent provision of infrastructural facilities and systems. 
 
Because of the variety of conditions and constraints related to the different project districts, 
each project district will be implemented through a separate ordinance. Each project 
district ordinance will specify the permitted uses, densities, design guidelines and other 
information necessary to attain each project district's objective and the objectives of the 
West Maui Community Plan. 

 
• Pulelehua’s Project District ordinance will provide specific design standards 

necessary to implement a traditional neighborhood designed community. 
 
5.2.3 Maui County Code 
 
Community Plan Amendment.  The West Maui Community Plan Land Use Map 
designates the Pulelehua site as Agricultural, Open Space, and Park (Figure 5).  Maui Land 
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& Pineapple Company, Inc., is seeking a Community Plan Amendment to designate the 
property as Project District 5. 
 
Section 2.80A.060 of the Maui County Code specifies procedures for revisions or 
amendments to community plans.  This environmental impact statement is prepared in 
partial fulfillment of these requirements.  All other requirements will also be satisfied. 
 
County of Maui Zoning.  The Pulelehua site is currently within the County Agricultural 
District (zone).  Concurrent with the processing of the community plan amendment, Maui 
Land & Pineapple Company, Inc., is seeking a Change in Zoning of the property to Project 
District. 
 
Chapter 19.30A, of the Maui County Code establishes criteria regarding the rezoning of 
agriculturally zoned land.  Specifically, Section 19.30A.020, MCC states: 
 

Agricultural lands that meet at least two of the following criteria should be 
given the highest priority for retention in the agricultural district: 
 
A. Agricultural Lands of Importance to the State of Hawaiÿi (ALISH); 
B. Lands not classified by the ALISH system whose agricultural land 

suitability, based on soil, topographic, and climatic conditions, 
supports the production of agricultural commodities, including, but 
not limited to coffee, taro, watercress, ginger, orchard and flower 
crops and non-irrigated pineapple.  In addition, these lands shall 
include lands used for intensive animal husbandry, and lands in 
agricultural cultivation in five of the ten years immediately preceding 
the date of approval of this chapter; and 

C. Lands which have seventy-five percent or more of their boundaries 
contiguous to lands within the agricultural district.  

 
Under the ALISH soil rating system, a majority of the Pulelehua property is classified as 
“prime agricultural land.” However, this classification applies when the land is treated and 
managed according to modern farming methods, including water management.  If 
irrigated, the land is considered productive agricultural land; however, without irrigation, 
the land may have severe limitations with low productivity ratings. 
 
Maui Pineapple Company currently irrigates the pineapple fields remaining on the 
Pulelehua property. In addition, much of the Pulelehua site has been left fallow because 
Maui Pineapple Company has other fields that produce higher yields or are more feasible 
to farm.  Further, with the closure of Pioneer Mill in Lahaina, and the end of sugar 
cultivation in West Maui, there are currently vast amounts of suitable agricultural land 
available for future agricultural pursuits. 
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Sixty-eight percent of the Pulelehua boundaries are contiguous to lands within the 
agricultural zone, 32 percent are contiguous to residential or airport zoned land. 
 
The Pulelehua property is an in-fill location bordering existing urban uses of Kahana Ridge 
subdivision, the Kapalua West Maui Airport, and areas makai of Honoapiÿilani Highway.  
The use of the Pulelehua property for a holistic, inclusionary, affordable community 
serving the needs of Maui’s growing population is appropriate and in accord with widely 
accepted planning principles of placing new urban uses contiguous to existing urban uses. 
 
5.2.4 Special Management Area 
 
The Pulelehua site is not within the Special Management Area (SMA) as defined by the 
County of Maui. 
 
5.3 APPROVALS AND PERMITS 
 
A listing of anticipated permits and approvals required for the Pulelehua community is 
presented below. 

Permit/Approval Responsible Agency Status 

Chapter 343, HRS 
Compliance 

Office of Environmental Quality Control 
State Land Use Commission (LUC) 

Submitted 6-28-04; 
the LUC accepted the 
Final EIS onJuly 13, 2005 

State Land Use District 
Boundary Amendment 

State Land Use Commission Submitted 6-28-04; 
action pending 

Community Plan 
Amendment 

County of Maui Planning Department 
Maui Planning Commission 
Maui County Council 

Submitted 3-18-05; 
action pending 

Project District Phase I/ 
Change in Zoning 

County of Maui Planning Department 
Maui Planning Commission 
Maui County Council 

Submitted 3-18-05; 
action pending 

Project District Phases II and 
III 

County of Maui Planning Department 
Maui Planning Commission 
Maui County Council 

Expected submittal 4-5-06

Project District Phase III County of Maui Planning Department Expected submittal 7-5-06

Chapter 6E, HRS 
Compliance 

State Historic Preservation Division Submitted 06/25/04; 
accepted 03/03/05 

National Pollutant 
Discharge Elimination 
System (NPDES) Permit 

State Department of Health Expected submittal 8-5-06

Subdivision Approval County of Maui Department of Public 
Works and Environmental Management 

Expected submittal 8-5-06

Grading/Building Permits County of Maui Department of Public 
Works and Environmental Management 

Expected submittal 8-5-06

Well Construction Permit/ 
Pump Installation Permit 

DLNR Commission on Water Resource 
Management 

Expected submittal 4-5-06
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6.0 ALTERNATIVES 
 
Under HAR, 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. 
 
The objectives of the Pulelehua are rooted in Maui Land & Pineapple Company, Inc.’s 
desire to create and manage holistic communities that build a sustainable future for the 
Maui (see Section 2.2.1).  Pulelehua is intended to be a new traditional neighborhood for 
the working families of West Maui.  Pulelehua will provide affordable housing mixed 
within other moderate and market rate housing to enhance the social fabric of the 
community.  Pulelehua is planned to be more than a typical residential subdivision; it will 
be a community where residents can live, work, shop, and learn within walking distance 
of their homes. 
 
6.1 THE “NO-ACTION” ALTERNATIVE 
 
The no-action alternative would not involve any immediate changes to the Pulelehua site 
and the property would remain vacant of any additional improved uses. 
 
Under the no-action alternative, most likely the existing fallow fields would remain and 
the fields in pineapple cultivation would eventually become fallow for a variety of 
reasons: 
 

• In the long-term, pineapple cultivation abutting the Kahana Ridge subdivision and 
the large lot subdivision of Kahana Hui may become increasing problematic due to 
incompatibility of uses. 

• The Department of Hawaiian Home Lands (DHHL) has long-term plans to develop 
its adjacent property to the south for its beneficiaries in homesteads or other uses.  
When this occurs, Maui Pineapple Company would cease pineapple cultivation in 
this area because the fields would be surrounded by developed land on one side 
and the Mähinahina gulch on the other, thus making those fields uneconomical to 
farm. 

• As discussed in Section 4.10, FAA and DOT design requirements for the Kapalua 
West Maui Airport require additional areas around the airport within Maui Land & 
Pineapple Company, Inc.’s pineapple fields.  DOT has indicated interest in 
acquiring these lands.  As such, areas around the airport that are in active 
cultivation may become part of the airport property. 
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The no-action alternative would not respond to the need or the objective to provide 
affordable housing in West Maui and would not be consistent with State and County 
policies of providing affordable housing.  As stated in Section 4.8.2, it is estimated that the 
West Maui housing sector is currently undersupplied by approximately 470 to 1,168 units 
(Hallstrom 2005).  With the increase in West Maui’s population, forecasts of housing 
demand project a need for approximately 3,447 (SMS 2002) to 5,440 (Hallstrom 2005) 
additional homes in West Maui by 2020.  The majority of this demand is for homes 
affordable to families making between 80 to 140 percent of the County of Maui median 
income, which is currently $60,700 $62,350 per year, based on the HUD figures for the 
County of Maui. 
 
However, the objective of Pulelehua is not only to provide affordable housing, but also 
create a holistic community.  Holistic communities foster an authentic sense of place, 
respect the land, and provide vital and sustaining life experiences.  The "no-action" 
alternative would not achieve this objective. 
 
Under the no-action alternative, the site would remain as agricultural land, underutilized 
in terms of meeting the demand for long term residential housing in West Maui.  
Maintaining the site in its present condition would forego home ownership opportunities 
for Maui residents.  The social and economic benefits of developing the proposed 
Pulelehua community outweigh the loss of agricultural land (which will not impact Maui 
Land & Pineapple Company, Inc.’s agricultural goal and production), and therefore, the 
no-action alternative has been rejected. 
 
In addition, the no-action alternative would not meet the Pulelehua objectives to: 
 

• Create “affordable housing with dignity,” by providing a variety of affordable 
housing options integrated into complete neighborhoods, and not segregated into 
an affordable “project”; 

• Provide homes near employment centers, thereby increasing quality of life by 
decreasing commuting; 

• Develop genuine neighborhoods by design; places where residents can walk and 
interact with their neighbors; 

• Create traditional neighborhoods with a mix of uses and housing types that 
embrace a diversity of people and activities;  

• Contribute to the social infrastructure by including a new DOE Elementary School; 
• Build a community that preserves surrounding agricultural land that creates 

significant open space and trail systems; and 
• Encourage modes of travel other than cars as means of traversing through and to 

the community. 
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Finally, the no-action alternative would deny the State, County, and general public of the 
potential public benefits associated with the Pulelehua community.  Some of these 
benefits include: 
 

• 301.5 million in direct real property capital investment; 
• 8,399 “worker years” of employment on Maui over the initial 7- to 9-year build out 

period (a “worker year” is the amount of time one full-time worker can work in one 
year); 

• $278.8 million in total construction-related wages generated over build out; 
• 634 permanent full-time equivalent jobs on-site with annual wages of $16 million 

(businesses within Pulelehua); and 
• 71 permanent full-time equivalent jobs in the regional economy with annual wages 

of $1.7 million (maintenance, landscaping, and upgrading of the Pulelehua homes 
and buildings). 

 
6.2 ALTERNATIVE LOCATIONS 
 
There is a strong demand for affordable and moderate market-rate housing in West Maui 
for full-time residents as there are many employment opportunities between Lahaina and 
Kapalua.  Many of those employed in West Maui commute from other areas of Maui, 
adding traffic along Honoapiÿilani Highway and contributing to stresses, and loss of leisure 
and family time. 
 
While Maui Land & Pineapple Company, Inc., owns approximately 23,000 acres of land 
in West Maui, much is not developable for residential use for a variety of reasons, 
including: 1) steep topography; 2) distance from Honoapiÿilani Highway or other 
accessibility issues; and 3) access to utilities and infrastructure (potable water, sewer, 
electricity, telephone, and communication systems).  Additionally, over 8,600 acres of this 
land is in conservation areas. 
 
The Pulelehua site was selected for many reasons, including:   
 

• Access to nearby existing utility systems such as the water sources, the Mähinahina 
Water Treatment Plant, the Lahaina Wastewater Treatment Plant, and a Maui 
Electric Substation; 

• A location central to major employment areas of Käÿanapali and Kapalua, but 
outside the AM and PM congested traffic area of Lahaina tow;  

• Ready access to Honoapiÿilani Highway bordering the site; and 
• An in-fill location between urban uses: Kahana Ridge and the Kapalua West Maui 

Airport and areas makai of Honoapiÿilani Highway. 
 
Alternate sites on Maui Land & Pineapple Company, Inc., land would not provide similar 
attributes and could thus become more problematic in meeting Pulelehua’s objective of 
providing affordable housing close to employment areas and other objectives stated in 
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Section 2.2.1.  Other sites further from existing infrastructure may also be more expensive 
to develop, thus making the provision of affordable housing less feasible.  
 
6.3 ALTERNATIVES RELATED TO DIFFERENT DESIGNS OR DETAILS WHICH WOULD 

PRESENT DIFFERENT ENVIRONMENTAL IMPACTS 
 
There are three possible land uses which would present different environmental impacts:  
industrial, agricultural, and park. 
 
Industrial Use. Typically, airports generate a demand for industrial uses such as 
maintenance of airplanes, smaller airlines, helicopter tour companies, parcel delivery 
services, rental car companies, etc.  Such industrial space is not immediately available 
adjacent to the airport.  However, depending on the extent of industrial development 
toward Honoapiÿilani Highway and toward some of the existing residential and 
agricultural subdivisions adjoining the Pulelehua site, such a land use may be viewed as 
undesirable because of the potential for negative visual impacts (industrial buildings with 
fencing) and noise impacts (industrial/mechanical noises – from the morning to the early 
evening).  This use would not address the need or the objective to create a holistic 
community that builds a sustainable future for Maui and other objectives stated in Section 
2.2.1.  
 
Agricultural Use. The Pulelehua site is zoned Agricultural which allows the site to be 
developed as an agricultural subdivision.  As such, under the Agricultural Ordinance 
(Maui County Code, Chapter 19.30A), the entire parcel (TMK 4-3-01:31) could be 
subdivided in to 70 lots ranging in size from 2 acres, 15 acres, 25 acres, and 40 acres.  
The 312 310-acre Pulelehua portion of the parcel could be subdivided to create 
approximately 23 lots (Figure 16).  Such a use would be highly economically feasible 
given the demand for larger lots and the lower costs for infrastructure improvements 
(smaller diameter waterlines and septic tanks, for instance) and fewer and cheaper roads.  
The impacts on regional traffic, schools, and other facilities would be significantly less 
than Pulelehua.  
 
However, small-scale agricultural subdivision (similar to the adjoining Kahana Hui 
agricultural subdivision) of the parcel would not address the need or the objective to 
create a holistic community, provide affordable housing, and other objectives stated in 
Section 2.2.1. 
 
Park Use. The West Maui Community Plan Land Use Map shows a 50-acre area of the 
Pulelehua site as being designated for a regional park.  However, Pulelehua’s 90 acres of 
useable parks and trails nearly doubles that amount of park space.  Pulelehua’s parks will 
be open to all Maui residents and will include neighborhood parks, ball fields, community 
gardens, and an extensive trail system.  
 
In addition, Maui Land & Pineapple Company, Inc., will build all Pulelehua parks.  If the 
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County were to develop the regional park as designated on the Community Plan, the 
County would have to acquire the land and build and maintain all facilities.  It is 
unknown when the County would develop the regional park. 
 
Additionally, Pulelehua’s parks within the community will enable people to get to the 
parks by walking or biking instead driving to a regional park.  This allows for less traffic on 
Honoapiÿilani Highway.  Again, this use would not address the need for affordable 
housing or the objective to create a holistic community that builds a sustainable future for 
the Maui and other objectives stated in Section 2.2.1. 
 
Reduced Access Points to Honoapiÿilani Highway.  The Pulelehua plan proposes four new 
access points to Honoapiÿilani Highway in addition to the existing access provided by 
Akahele Street.  The Pulelehua intersections have been carefully considered and spaced 
more than 800 feet apart per access management guidelines to minimize the impact on 
travel flow of Honoapiÿilani Highway. 
 
The alternative of providing fewer Pulelehua connections to Honoapiÿilani Highway was 
thoroughly studied during the planning Charrette and by Pulelehua traffic engineers and 
was rejected because fewer access points would result in long queuing times at the limited 
intersections, thus requiring more side street green time at Akahele Street, thereby 
interrupting smooth traffic flow on Honoapiÿilani Highway.  Multiple access points 
distribute site-oriented traffic more evenly, resulting in smoother flowing traffic conditions.  
In addition, multiple connections provide for multiple routes for reaching destinations 
within Pulelehua and the Kapalua West Maui Airport, thereby reducing unnecessary traffic 
circulation on Honoapiÿilani Highway. 
 
Finally, a more subtle environmental implication exists.  With an optimal number of 
access points, more balanced traffic entering and leaving the site is very likely to 
encourage walking by town residents and guests.  The more pedestrian trips within and to 
Pulelehua, the less the total vehicle miles of travel for this portion of West Maui.   
 
Proposed Medical Center.  Maui Memorial Medical Center in Wailuku, which is 
approximately an hour’s drive from West Maui, is the only acute care for all of Maui.  
Given the close proximity to the Kapalua West Maui Airport, Pulelehua would be a logical 
area for an urgent care clinic or hospital.  Emergency helicopters are already allowed to 
land at the Kapalua West Maui Airport and in September 2004 an agreement was signed 
to allow the air ambulance to land at the airport. 
 
The proposed Pulelehua Project District ordinance provides for medical uses as a 
permitted use in Pulelehua’s Mähinahina Neighborhood (the area south of Mähinahina 
Gulch).  Maui Land & Pineapple Company, Inc., is currently participating in discussions 
with Maui Memorial Medical Center officials to donate land for a medical facility in the 
neighborhood.   
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Should an urgent care clinic or other medical facility be developed, certain assumptions 
and conditions within the Pulelehua community would change.  The number of home, for 
example, would be reduced.  Figure 17 shows two medical facility alternatives, a seven-
acre site and a 15-acre site.  A seven-acre medical facility would reduce the total number 
of homes in the Mähinahina neighborhood by 50.  A 15-acre facility would eliminate 90 
homes.  
 
With a medical facility neighborhood traffic patterns within the Mähinahina neighborhood 
may change slightly, but the intent would be to build the facilities within the fabric of 
Pulelehua’s traditional town plan.  Based on conceptual information, the medical facility 
would generate less demand for water, sewer, and electricity than the houses that would 
be replaced in the plan.  Other potential impacts may also be reduced accordingly.  It is 
anticipated that a medical facility could also provide significant positive economic 
impacts in the form of related medical businesses and professional job creation. 
 
The close proximity to the airport would provide for air transport between the Pulelehua 
medical facility and the Maui Memorial Medical Center or medical facilities on Oahu, 
potentially saving lives.  Potential impacts relating to air transport could include increased 
use of the airport, however since September 2004, the air ambulance has only landed at 
the airport once.   
 
6.4 ACTIONS OF A SIGNIFICANTLY DIFFERENT NATURE WHICH WOULD PROVIDE 

SIMILAR BENEFITS WITH DIFFERENT ENVIRONMENTAL IMPACTS 
 
Conventional Subdivision or an all Affordable Subdivision.  One alternative that would 
address the demand for affordable housing would be to develop a conventional small-lot 
subdivision.  Typical subdivisions that include only residential uses require residents to 
spend more time getting from one activity to the next and discourage neighborhood 
interaction. 
 
Several aspects of the design of Pulelehua contribute to a high quality of life.  The 
community will include a mix of residential, commercial and public uses, parks, and open 
space, a neighborhood school, biking and walking paths, a town center, pedestrian 
friendly streets and public civic spaces.  These components combine to form a community 
that encourages residents to build relationships with each other, rely less on cars for 
transportation, walk and bicycle more often, enjoy outdoor surroundings, and actively 
engage in civic life. 
 
Communities that incorporate a mix of residential, commercial, and public spaces offer a 
broad range of activities within a relatively small area.  This allows residents to spend less 
time getting from one activity to the next and more time doing what they want to do, be it 
grocery shopping, playing in the park or barbecuing with friends.  Pulelehua will be an 
example of a “live, work, play, learn” community. 
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A community such as Pulelehua differs from conventional neighborhoods in aesthetic and 
practical ways.  Homes are oriented toward the street, which is narrow and bordered by 
wide sidewalks; porches and lanai invite neighbors to talk story; affordable and market 
rate homes are mixed together and do not differ substantially in quality or appearance; 
and streets connect to other neighborhoods and the town center rather than ending in cul-
de-sacs, inviting interaction with the community. 
 
Traditional neighborhood design results in more compact, confined communities that 
preserve rather than consume surrounding open space.  This is particularly significant for 
Pulelehua and West Maui, where open space will continue to be dedicated to agriculture, 
an integral component of Maui Land & Pineapple Company’s vision to create holistic 
communities. 
 
Most importantly, the traditional neighborhood model is in harmony with the hopes and 
aspirations that community members have shared with us throughout the design and 
planning process.   
  
Another alternative that would address the demand for affordable residential housing 
would be to develop an “all affordable” subdivision.  With the increase in West Maui’s 
population, forecasts of housing demand project a need for approximately 3,447 (SMS 
2002) to 5,440 (Hallstrom 2005) additional homes in West Maui by 2020.  The majority of 
this demand is for homes affordable to families making between 80 to 140 percent of the 
County of Maui median income.  However, there is also a demand for homes in West 
Maui at moderate and market rates. 
 
By design, Pulelehua is planned as a holistic, inclusionary, mixed-income community.  
Holistic communities embrace a diversity of people and activities and Pulelehua will be a 
place where Maui’s resort employees, police, teachers, fire fighters, doctors, lawyers, and 
others can live side-by-side.  As a mixed income community, Pulelehua will contain a 
variety of housing options integrated into complete neighborhoods.  Affordable homes will 
be mixed with moderate and market rate homes, on the same block and on the same 
street.  The affordable homes and lots may be smaller than the market homes, or may not 
have prime views, but they will not be of lesser quality or appearance than other homes.  
This inclusionary design provides “affordable housing with dignity,” rather than an 
income-segregated, affordable “project” which almost always leads to other social issues.   
 
Pulelehua’s inclusionary design also allows for young families to purchase their first home 
along side more established families or senior citizens, thereby allowing for social 
diversity of age ranges and life experiences within the community.  In the long-term, 
Pulelehua’s mixed housing types, lot, sizes, and flexible design standards will allow for 
residents’ changes over time.  For example, a young couple will be able to start out in 
home they can currently afford, move to a larger home when they have children and their 
incomes rise, and later more to an apartment or condo close to stores and services when 
they retire.  This range of options will allow residents to remain within the community 
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they helped to establish and where they have raised their kids and made lifelong friends.  
It also allows for multiple generations of an extended family to all live in the same 
community, within walking distance of each other. 
 
The “affordable housing project” alternative would not address the need or the objective 
to create a holistic community that builds a sustainable future for Maui and other 
objectives stated in Section 2.2.1. 
 
6.5 THE ALTERNATIVE OF POSTPONING ACTION PENDING FURTHER STUDY 
 
The alternative of postponing action pending further study may allow some of the 
objectives of Pulelehua to be met eventually; however, this alternative is not necessary for 
the following reasons: 
 

1. This draft final environmental impact statement and its related technical studies 
provide a thorough evaluation of the Pulelehua’s impacts. 

2. Entitlement processing for Pulelehua will include a State Land Use District 
Boundary Amendment, a Community Plan Amendment, and County Project 
District Processing.  All of these steps provide for public input and comments, as 
well as opportunities for the public and decision makers to ask for more 
information or further study.  Not withstanding the entitlement process, the 
community kicked off the design process with the community design charrette in 
early 2004.  Since then, the community has been encouraged to call or email 
comments and/or suggestions.  Currently, there is a list of approximately 2,000 
2,700 interested parties which demonstrates the need for Pulelehua to move 
forward as soon as possible. 

3. Affordable and moderate-priced housing in West Maui is in high demand as stated 
in County and privately initiated marketing studies (see Section 4.8.2).  The cost of 
housing is increasing at a fast pace.  In January May 2005, the median sales price 
of a home on Maui was $612,000 $780,000, an 18 26 percent increase from 2004.  
However, in the Lahaina area, the median home price increased 39 59 percent 
from $509,500 $615,000 in January May 2004 to $710,000 $975,000 in January 
May 2005.  These recent increases in median home prices are even more 
significant considering that in 2000 the island-wide median price of a home was 
$275,000 and the Lahaina median price was $260,000 (Realtors Association of 
Maui, Inc. 2005).  Delays for more studies will only amplify housing demand and 
increase prices.   
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7.0 CONTEXTUAL ISSUES 
 
Key issues within the context of the Pulelehua Community are presented in this section. 
 
7.1 RELATIONSHIP BETWEEN THE SHORT-TERM USES OF THE ENVIRONMENT AND 

THE MAINTENANCE AND ENHANCEMENT OF LONG-TERM PRODUCTIVITY 
 
The Pulelehua community site currently contains fallow and cultivated pineapple fields.  
As described in Section 3.4, Maui Land & Pineapple Company, Inc., maintains a long-
term commitment to agriculture and has long-term goals for agricultural use of its 
productive agricultural lands.  While soil surveys indicate the Pulelehua site contains 
productive agricultural soils (see Section 3.3), in many cases these evaluations are based 
on irrigation and modern farming techniques as a basis for the ratings.  In practice, much 
of the Pulelehua site has been left fallow because Maui Pineapple Company has other 
fields that produce higher yields or are more feasible to farm.  Thus, the use of the 
Pulelehua site for a holistic, inclusionary, affordable community will not impact Maui 
Land & Pineapple Company, Inc.’s long-term goals for continuing agricultural operations 
on Maui.  Further, with the closure of Pioneer Mill in Lahaina, and the end of sugar 
cultivation in West Maui, there are currently vast amounts of suitable agricultural land 
available for future agricultural pursuits. 
 
While there are vast amounts of agricultural land in West Maui, there is a critical shortage 
of housing in all price segments—affordable, moderate, or market-price range.  This 
shortage is, in part, due to long-term State and County policies to protect agricultural land 
from development.  However, with Maui’s shift from reliance on an agricultural-based 
economy to a tourism and service-based economy, the long-term impact of these policies 
has been high appreciation in real estate prices due to high demand versus low supply of 
available residential land. 
 
The demand for housing has pushed the median price for a home on Maui to a point 
where most residents cannot afford to buy a home.  In January May 2005, the median 
sales price of a home on Maui was $612,000 $780,000, an 18 26 percent increase from 
last year.  In Lahaina, the median home price increased even more sharply than the 
island-wide median: a 39 59 percent increase from $509,500 $615,000 in January May 
2004 to $710,000 $975,000 in January May 2005.  These recent increases in median 
home prices are even more significant considering that in 2000 the island-wide median 
price of a home was $275,000 and the Lahaina median price was $260,000 (Realtors 
Association of Maui, Inc. 2005). 
 
As discussed in Section 4.8.2, it is estimated that the West Maui housing sector is currently 
undersupplied by approximately 470 to 1,168 units (Hallstrom 2005).  With the increase 
in West Maui’s population, forecasts of housing demand project a need for approximately 
3,447 (SMS 2002) to 5,440 (Hallstrom 2005) additional homes in West Maui by 2020.  
The majority of this demand is for homes affordable to families making between 80 to 140 
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percent of the County of Maui median income, which is currently $60,700 $62,350 per 
year, based on the HUD figures for the County of Maui.   
 
The population of West Maui is expected to increase by 28.5 percent by 2020 (SMS 2002) 
and employment forecasts project 30 percent more jobs in the region by 2020 (SMS 
2002).  In addition to just meeting the needs of a growing population, there will be a need 
for housing for West Maui’s employees within the income ranges of the positions created.  
The ability to attract and retain employees to fill employment positions is critical to Maui’s 
economy as currently the West Maui region provides 28 percent of all Maui jobs, 
generates upward of $3.2 billion in economic activity annually, and represents more than 
30 percent of the island tax base (Hallstrom 2005). 
 
Pulelehua will help to satisfy the housing demand of a growing population and expanding 
job base by providing 882 homes in West Maui.  At least 51 percent of the Pulelehua 
homes will be for sale or rent to families making between 50 to 140 percent of the County 
of Maui median income, which is currently $60,700 $62,350 per year, based on the HUD 
figures for the County of Maui.  Other Pulelehua homes will help to satisfy the demand for 
other market segments and are expected to be within the range of comparable homes in 
West Maui. 
 
Short-term uses and long-term productivity consists of the community’s short-term 
construction phases and the long-term benefits of Pulelehua after construction.  Short-term 
construction impacts can be mitigated while they occur.  In the long-term, the creation of 
affordable, moderate, and market rate homes within a holistic community will contribute 
to substantial positive economic and social benefits as discussed throughout this EIS.  
Pulelehua will contribute to the maintenance and enhancement of long-term productivity 
for Maui in general. 
 
7.2 CUMULATIVE AND SECONDARY IMPACTS 
 
Cumulative and secondary impacts are impacts that may result from other reasonably 
foreseeable actions within the area, regardless of who initiates the action.  To assess the 
cumulative and secondary impacts of the Pulelehua community in context with other 
projects, Maui Land & Pineapple Company, Inc., worked with the Department of Planning 
to confirm a list of proposed projects for West Maui.  Not all of the projects on the list are 
approved or even certain to be approved; however, some of the projects are approved and 
few are in construction or near completion.  This list of current and proposed projects is 
the basis of reasonably anticipated development in the area (see Table 2 in Section 4.4). 
 
Projects on the list include Käÿanapali 2020, Waineÿe Village, Puÿunoa, The Villages of 
Leialiÿi, Kapalua Mauka, and homes on the DHHL Honoköwai property.  Other smaller 
projects are also proposed. These projects are in various stages of the planning and 
permitting process, but it is unlikely all will proceed or be built as currently proposed.  For 
example, the Puÿunoa project has been rejected twice by the Maui County Council and 
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the Villages of Leialiÿi has been tied up in a legal dispute for over 10 years, although an 
agreement was recently reached to allow DHHL to provide 104 homes on the site. 
 
Cumulative and secondary impacts resulting from these projects are likely to include 
increased population and greater demands on public infrastructure systems and services.  
However, the population of Maui is projected to grow and the needs of a growing 
population relating to traffic, infrastructure, public services, and other issues will need to 
be addressed regardless if some or all of these projects are built.  
 
The challenge will be to manage growth in acceptable manner.  Pulelehua presents a new 
paradigm to manage growth by concentrating development in a compact, defined area; 
thus preserving more open spaces and agricultural land, rather than allowing continued 
sprawl—the unintended consequence of “doing nothing.”   
 
Pulelehua is a community designed for, and by, the people who work in West Maui—a 
place for families who want to reduce stress, commuting times and pollution by living 
minutes away from where they work and go to school.  By providing housing 
opportunities close to employment centers, Pulelehua will reduce commuting traffic on 
Honoapiÿilani Highway, improve public safety and enhance the quality of life for its 
residents. 
 
Holistic communities offer residents the opportunity to meet many of their daily needs 
within walking distance-including shopping, education, fitness and civic participation-
thereby reducing traffic within and beyond Pulelehua.  Because of the mix of uses and the 
potential for residents to live closer to their workplaces, the Pulelehua community will 
place less strain on infrastructure and public services than other similar-sized 
developments.   
 
The traffic study that was prepared for Pulelehua (see section 4.4 and Appendix H) shows 
traffic patterns over 10 miles of Honoapiÿilani Highway, and includes the potential 
impacts of aforementioned developments in West Maui in addition to Pulelehua.  This 
study represents the most exhaustive and comprehensive analysis of existing and future 
West Maui traffic conditions assembled to date. 
 
Each potential development was analyzed separately and then integrated.  The number of 
trips generated by each development was calculated and distributed on the 10-mile study 
area.  The results were then compiled to look at total traffic impact.  The study quantifies 
the generally good conditions in the Pulelehua area and shows that widening the highway 
will not be required, even if all planned projects are constructed as projected. 
 
Certain components of Pulelehua, like the elementary school and affordable housing 
closer to employment centers, are in fact, hoped to improve traffic conditions in Lahaina 
during peak traffic hours and contribute to improved conditions.  More details regarding 
traffic are included in Section 4.4.   
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The marketing study for Pulelehua (see section 4.8 and Appendix A) also analyzes the 
cumulative housing demand in relation to projects listed in Table 2.  In total, it is 
estimated that 4,027 units will be proposed or approved by 2011, with only 45 percent for 
long-term residents.  Again, it is unlikely that all projects will be approved or approved as 
planned.  In comparison, studies show that by the year 2020, 3,917 (SMS 2002) to 6,608 
(Hallstrom 2005) additional homes in West Maui are needed (this includes the current 
unmet demand of 470 to 1,168 unit plus 3,447 to 5,440 anticipated units) for population 
growth in West Maui.  The majority of this demand will be for affordable homes.  
Pulelehua will help to satisfy the demand for housing by providing 882 homes.   
  
Other cumulative and secondary impacts are likely to include greater demand on public 
infrastructure systems and services, such as water.  Both the Honoköwai and Honolua 
aquifers are well below 50 percent of their sustainable yield.  Ground water resources are 
available at this time for Pulelehua and likely for the other planned developments. 
 
Another infrastructure system that is likely to see greater demand is wastewater.  Pulelehua 
will contribute its fair share toward additional allocation for wastewater at the Lahaina 
Wastewater Reclamation Facility, and thus will not place additional burdens on the 
County for these resources or be competing with other projects. 
 
In addition to water and wastewater systems, solid waste is likely to increase.  In the 
Public Facilities Assessment Update County of Maui (2002), R.M. Towill Corporation 
projected that the Central Maui Landfill will have adequate capacity to accommodate 
residential and commercial waste through the year 2020, with a surplus of approximately 
one million cubic yards of landfill space.  Pulelehua will incorporate recycling during 
construction and in the built neighborhoods to help reduce the amounts of solid waste 
going to the landfill. 
 
With increased housing and population, the community character of West Maui will 
change.  This is an inevitable consequence of growth and has been occurring gradually as 
evident in Lahaina town, Launiupoko, and Käÿanapali.  The challenge facing political 
decision makers, business leaders, and the public in general is how to manage this 
opportunity to create an environment in which the goods, services, and facilities essential 
for a thriving community are present and provide opportunities for people to live, work, 
play, and learn in West Maui without having to commute daily to and from the “other 
side.” 
  
Finally, while many projects are proposed, it is not likely that all will be built, or built with 
as many units as currently envisioned.  Any proposed development will be subject to 
regulatory review to ensure compliance with applicable land use policies.  Projects must 
have the appropriate State land use designation, the appropriate County zoning, and 
comply with other applicable regulatory review and approval procedures to ensure the 
project will not have major adverse effects on infrastructure, public services, and the 
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natural or socio-economic environment, or result in adverse cumulative and secondary 
impacts.  Developers of other projects in the region will be required to satisfactorily 
mitigate impacts of their projects before proceeding with development.  Growth in West 
Maui is a natural progression.  Careful planning will ensure that growth does not 
negatively effect and overburden infrastructure systems.   
 
7.3 IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESOURCES 
 
The creation of the Pulelehua community would result in the irreversible and irretrievable 
commitment of certain natural and fiscal resources.  Major resource commitments include 
the 312 310-acre site and the money, construction materials, non-renewable resources, 
labor, and energy required for the community’s completion.   
 
Use of the land for the Pulelehua community will require approximately 150 acres of land 
be removed from pineapple cultivation.  However, there are currently vast amounts of 
suitable agricultural land on Maui for future agricultural pursuits. The land withdrawn 
from pineapple cultivation amounts to 2.5 percent of the approximately 5,800 acres 
currently in pineapple cultivation by Maui Pineapple Company, Ltd. 
 
In addition, the site is well-suited for urban use because of its:  1) proximity to the West 
Maui employment areas; 2) proximity to Honoapiÿilani Highway; 3) location contiguous to 
existing urban areas; and 4) proximity to existing infrastructure systems. 
 
The impacts represented by the commitment of these resources, however, should be 
weighed against the positive socio-economic benefits that could be derived from the 
community versus the consequences of either taking no action or pursuing another less 
beneficial use of the property. As previously mentioned, a critical design element of 
Pulelehua is the creation of a compact, holistic community, clustering housing and other 
uses in a specified area adjacent to existing urban uses (between the airport and 
residential areas makai of the highway) and thus preserving surrounding agricultural land 
and open space.  Compact communities allow for needed housing and other services but 
respect and acknowledge the value of agricultural land and open spaces by limiting 
development to appropriate areas.  Compared to traditional, sprawling, large-lot 
subdivisions, Pulelehua will concentrate urban uses in a defined area, allowing more of 
the surrounding land to remain in agriculture or open space. 
 
7.4 PROBABLE ADVERSE ENVIRONMENTAL EFFECTS THAT CANNOT BE AVOIDED 
 
Land Use Character.  Land uses in the West Maui region are undergoing gradual changes 
as major agricultural crops traditionally grown in the region, such as sugar cane and 
pineapple, can no longer be profitably grown.  Lands mauka of Lahaina, which were once 
vibrant green with sugar cane, are now brown, abandoned fields.  While productive uses 
for the vast amount of this fallow agricultural land have not been decided, some areas will 
invariably be rezoned for residential uses.  The Pulelehua community, with its mixed use 
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and residential and recreational uses, would contribute to this gradual transition in land 
uses, while limiting development to a more compact area than the typical, conventional 
subdivision (again allowing more of the surrounding land to remain in agriculture or open 
space). 
 
An important objective of Pulelehua is to preserve surrounding agricultural land and open 
space vistas by the creation of a compact community in an appropriate setting.  The in-fill 
location of Pulelehua—between the existing urban uses makai of Honoapiÿilani Highway 
and the urban land of the Kapalua West Maui Airport and between the urban uses of 
Kahana Ridge and the airport—is an appropriate location for the new community and is in 
accord with widely accepted planning principles of placing new urban uses contiguous to 
existing urban uses. 
 
Visual Resources.  With the creation of the Pulelehua community, existing views mauka 
from Honoapiÿilani Highway up to the Kapalua West Maui Airport will change from 
fallow agricultural fields to urban uses.  Mähinahina Gulch will not be developed and so 
primary views to mauka peaks should not change significantly where Honoapiÿilani 
Highway crosses Mähinahina Gulch.  Also the play fields of the school site on the north 
side of Mähinahina Gulch will provide substantial open space along the highway and 
gulch. 
 
A key design element of Pulelehua is the creation of a wide landscaped greenway along 
the length of Honoapiÿilani Highway.  This greenway is in accord with provisions of the 
West Maui Community Plan calling for landscaping along the highway. 
 
Traffic.  As discussed in Section 4.4, the Traffic Impact Assessment Report (TIAR) for 
Pulelehua concludes that when built as planned, by 2011, Pulelehua will generate 745 
new AM peak hour external trips, and 987 new PM peak hour external trips. However, it 
is important to note that not all of these trips will be distributed along entire length of the 
Honoapiÿilani Highway corridor (some cars from Pulelehua will be traveling north toward 
Kapalua, others will be traveling south, but not all of these cars will travel all the way 
through Lahaina) and actual trip generation may be much lower.  Due to the walkability 
of Pulelehua’s traditional town plan, many of these trips will be captured on-site, rather 
than become external trips.   

 
Currently, some West Maui employees reside outside of West Maui, and it is expected that 
a percentage of these employees will move to Pulelehua, reducing the vehicle trips 
coming into and out of West Maui on Honoapiÿilani Highway.  This work trip shift is not 
included in the Traffic Impact Assessment Report.   
 
Trips generated by Pulelehua parents taking their children to school may be overstated 
with the establishment of a public DOE elementary school within Pulelehua.  It is 
expected the school will have significant positive impact on travel on Honoapiÿilani 
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Highway as elementary school children residing approximately north of Käÿanapali, 
including Pulelehua children, will not have to travel to the Lahaina area for school. 
 
The traffic analysis indicates that peak hour traffic will continue to operate at acceptable 
levels of service, as long as:  1) Maui Land & Pineapple Company adds four additional, 
non-signalized, well-spaced intersections along Honoapiÿilani Highway to adequately 
distribute Pulelehua in and outbound trips; and 2) when the PM peak traffic reaches 
projected levels, a left turn lane is added to the south approach of the intersection of 
Lower Honoapiÿilani Road and Honoapiÿilani Highway (and an additional westbound lane 
is added on the west leg). 
 
While the additional traffic can be accommodated, the Pulelehua community will 
contribute to the cumulative traffic impacts of the region.  However, the community will 
not reach full build out for several years, and many traffic improvements may be in place 
by then. 
 
Solid Waste.  As detailed in Section 4.9.7, there will be solid waste generated during 
construction and after development of the Pulelehua community.  Pulelehua will 
encourage recycling, however, solid waste that cannot be recycled will be disposed in the 
County’s central landfill in Puÿunënë. In the Public Facilities Assessment Update County of 
Maui (2002), R.M. Towill Corporation projected that the Central Maui Landfill will have 
adequate capacity to accommodate residential and commercial waste through the year 
2020, with a surplus of approximately one million cubic yards of landfill space.  This 
projection was arrived at by multiplying the Maui County’s de facto population 
projections by an estimated number of pounds per person per day of waste generated and 
assumes that solid waste generated by commercial and industrial growth will be captured 
by a corresponding trend in projected population growth. 
 
Electrical Power.  When built out, monthly residential electrical demand for the Pulelehua 
community is estimated to be 838,800 kilowatt-hours.  This estimate is based on the use 
of solar water heaters on all homes and room air conditioners, although it expected that 
not all homeowners will install air conditioning.  Further, the estimate includes the 
electrical demand from all potential ohana units; however, it expected that not all ohana 
units will be built, as ohana units are limited to specific lots and will be built at the 
discretion of individual owners. 
 
By design, the Pulelehua street grid allows for most buildings to be oriented with primary 
roof façade within 30 degrees of due south, to facilitate use of solar panels, as well as 
providing for passive solar design.  Homes will include solar water heaters which will 
minimize energy loads.  In addition, buildings will be oriented to take advantage of 
natural cooling of interior spaces by channeling trade winds which will minimize energy 
use.  Ceiling fans and radiant barrier, when feasible, will be provided to avoid using air 
conditioning whenever appropriate.  Further efforts to minimize energy consumption may 
include inclusion of items from the “Hawaiian Design Strategies for Energy Efficient 
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Architecture” (State Department of Business, Economic Development and Tourism – 
Strategic Industries Division) and “Guidelines for Sustainable Building Design in Hawaii 
(Office of Environmental Quality Control 1999) into the Pulelehua’s design guidelines. 
 
All utility lines serving the community will be underground to reduce visual impacts. 
 
Air Quality.  In the short-term, construction of the Pulelehua community will unavoidably 
contribute to air pollutant concentrations due to fugitive dust releases at construction 
areas, however, appropriate mitigative measures including frequent watering of exposed 
surfaces will help to establish controls.  Over the long-term, an air quality modeling 
analysis of estimated community related traffic indicates that even during worst-case 
conditions predicted concentrations of pollutants will remain within national and state 
standards. 
 
Noise.  In the short-term, construction of the Pulelehua community will generate short-
term noise impacts.  The dominant noise sources during construction will most likely be 
earth moving equipment such as bulldozers and diesel trucks.  Construction activity will 
occur during daytime hours.  Noise from construction activity will be short-term and will 
comply with DOH noise regulations. Traffic generated noise due to the development of 
the Pulelehua community is predicted to be imperceptible to people with normal hearing, 
and no traffic noise mitigation measures are planned.  After the establishment of the 
Pulelehua community, the ambient quality of the site will be changed from the current 
agricultural uses (including tilling, planting and harvesting) to typical residential and 
commercial sound patterns.  These include, people taking, children playing, cars entering 
and exiting the community, and other sounds from human habitation.   
 
7.4.1 Rationale for Proceeding with the Pulelehua Community Notwithstanding 

Unavoidable Effects 
 
In light of the above mentioned unavoidable effects, the creation of the Pulelehua 
community should proceed because the relatively minor negative impacts of the 
community will be offset by substantial positive impacts, including: 
 

• Responsible stewardship of the land provided by Maui Land & Pineapple 
Company, Inc.’s vision for the creation of the Pulelehua community. 

• Provision of high quality affordable housing for the workers of West Maui, to allow 
people to live near where they work. 

• Provision of a complete community, with a mix of housing types, recreation areas, 
an elementary school, and neighborhood commercial uses. 

• Incorporation of sustainable design features into the Pulelehua community to 
minimize impacts and conserve non-renewable resources. 

• Promotion of walkability and healthy lifestyles. 
• Wages, taxes, and overall positive economic impacts of the community. 
 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 187

7.5 UNRESOLVED ISSUES  
 
Unresolved issues are invariably associated with projects in the planning and preliminary 
design stages.  Not withstanding Maui Land & Pineapple Company, Inc.’s efforts, some 
issues remain unresolved at this stage of the planning process.  The unresolved issues are 
as follows: 
 
Water.  Maui Land & Pineapple Company, Inc., will participate in the funding and 
construction of an adequate water source, storage, and transmission facilities and other 
improvements to accommodate total water demand generated by Pulelehua.  It is 
currently envisioned that water wells will be drilled in the vicinity of the Pulelehua site to 
provide a new source of water for Pulelehua.  The current plan is to draw water from the 
Honoköwai Aquifer.  While Maui Land & Pineapple Company, Inc., continues to evaluate 
water supply alternatives, the most likely source for Pulelehua’s potable water will be from 
new wells.  These wells will likely be located mauka of the Pulelehua site in the 
Honokowai or Honolua aquifer.  As the current pumpage from the Honoköwai Aquifer of 
3.171 MGD is well below the aquifer’s sustainable yield of eight MGD, the wells are not 
expected to impact the sustainable yield of the Honoköwai Aquifer.  If the new wells draw 
water from the Honolua Aquifer, the sustainable yield of the Honolua Aquifer is not 
expected to be impacted the as the current pumpage from the Honolua Aquifer of 2.73 
MGD is also well below the Honolua Aquifer’s sustainable yield of eight MGD. 
 
In comment letters received on the Draft EIS, some writers expressed concerns regarding 
the possible contamination of the Honokowai and Honolua Aquifers from historical 
agricultural use in the region.  Specifically, concerns were expressed regarding the 
possible historical use of the agricultural chemicals DBCP and EDB.  The use of DBCP 
was banned by the Environmental Protection agency in 1979 except for use as a soil 
fumigant against nematodes on pineapples in Hawaii; this use was cancelled in 1985 (EPA 
website). EDB was banned in 1983 from use as a fumigant (Cornell Cooperative Extension 
office website). 

 
Maui Land & Pineapple Company, Inc., has contracted a water resource consultant to 
conduct a water well source evaluation.  This evaluation will include confirming the 
sustainable capacity of the Honokowai and Honolua aquifer, preparing a well site 
analysis, and providing recommendations for storage and transmission options.  The well 
site analysis will take into consideration historical agricultural uses and will focus on 
finding a location that provides the best quality water possible.  If a well produces water 
containing contaminants at levels above State or Federal guidelines, treatment would be 
required. 
 
These water system improvements will need to be developed with the cooperation and 
consent of the County of Maui and the State Commission on Water Resource 
Management.  Maui Land & Pineapple Company, Inc., will work with the DWS for the 
development and construction of the new wells, which will be built in accordance with 
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DWS standards and all requirements of the Commission on Water Resource Management.  
Agreements concerning these planned improvements are currently not finalized.   
 
Wastewater.  The County of Maui’s Lahaina Wastewater Reclamation Plant in Honoköwai 
services the Lahaina District.  According to the Wastewater Reclamation Division, County 
of Maui, the Lahaina Wastewater Reclamation Plant has a design capacity of 9 million 
gallons per day (MGD).  Currently, it is processing approximately an average daily flow of 
4 MGD of sewerage.  Of the remaining capacity, approximately 1.38 MGD are allocated 
to AMFAC, 1.80 are allocated to the Housing Finance Development Corporation and 
303,350 gallons per day are allocated to Kapalua Land Co., Ltd (a subsidiary of Maui Land 
& Pineapple Company, Inc.), including purchasable capacity.     
 
It is projected that Pulelehua will generate approximately 345,688 gallons per day of 
wastewater based on the current mix of uses (see Section 4.9.4).   
 
Maui Land & Pineapple Company, Inc., or its subsidiaries currently envisions building the 
onsite sewer collection system within Pulelehua.  The system will be designed to 
accommodate the anticipated flow and will consist of a gravity sewer system and sewer 
pump stations that will connect to a new sewer line located along the east (mauka) side of 
Honoapiÿilani Highway.  The sewer line will continue south, mauka of the highway, 
approximately 3,500 feet and will connect directly to the Lahaina Wastewater 
Reclamation Plant.  
 
Maui Land & Pineapple Company, Inc., is working with the Wastewater Reclamation 
Division to determine the capacity of the existing facilities to confirm that the Lahaina 
Wastewater Reclamation Plant can accommodate the wastewater generated from 
Pulelehua.  These wastewater system improvements will need to be developed with the 
cooperation and consent of the County of Maui and conform to the applicable provisions 
of HAR, Chapter 11-62, “Wastewater Systems.”  At the time of this writing, agreements 
concerning these planned improvements are currently not finalized.   
 
Honoapiÿilani Highway Connections and Street Sections.  Pulelehua is designed as a 
walkable community following traditional town planning concepts.  Circulation through 
the community was an important consideration during the design process.  Vehicular 
circulation is to occur along a network of interconnected roads to disperse traffic 
throughout the neighborhood, but design of Pulelehua’s internal roadways assumes that 
pedestrian movement is the key function of the town’s streets.  
 
Streets in Pulelehua are specifically designed to serve pedestrian mobility by achieving 
lower, safer, motor vehicle speeds within the community.  This is often called traffic 
calming by design, thus preventing the need to install traffic humps and other devices 
later.  Short block faces and parallel parking on most streets allow more efficient use of 
paved surfaces.  Short blocks, buildings closer to the sidewalk, narrower street sections, 
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internal roundabouts, and on-street parking, all contribute to the traditional traffic calming 
effect.   
 
Pulelehua’s modified street grid system provides multiple routes (for cars, as well as 
pedestrians and cyclists) to reach a specific destination.  Providing multiple routes 
increases connectivity to all points, decreases congestion by distributing traffic flows, 
increases emergency vehicle access by providing redundancy, and facilitates pedestrian 
movement by claming traffic and allowing for a mix of land uses within a walkable 
distance.  In correspondence to Maui Land & Pineapple Company Inc, the County Fire 
Department stated: “We would like to commend the design committee for the multiple 
access options that residents & emergency responders will have.” 
 
An important element of Pulelehua’s street system is the four additional connections to 
Honoapiÿilani Highway.  The existing connection of Akahele Street with Honoapiÿilani 
Highway will provide a fifth access to Pulelehua.  The location of these access points has 
been carefully considered and selected to provide evenly spaced intersections on 
Honoapiÿilani Highway which will facilitate Honoapiÿilani Highway traffic flow.  As 
opposed to only providing a single access point to Pulelehua, the additional connections 
will also ease traffic flow on Honoapiÿilani Highway and within Pulelehua by distributing 
turning movements to and from Pulelehua at several points, thus eliminating long queuing 
within turn lanes.  Maui Land & Pineapple Company, Inc., will work with the DOT on an 
agreement for the connections to the Highway. 
 
To achieve walkability and traditional neighborhood design, internal streets within 
Pulelehua require slightly narrower dimensions than contemporary County practice.  
Specifically, street widths and parking lanes within Pulelehua will be narrower than the 
dimensions called for in the roadway design standards in Chapter 18.16 of the Maui 
County Code.   
 
Maui Land & Pineapple Company, Inc., will build all Pulelehua internal roadways and 
they are working with the County Planning Department and Department of Public Works 
to allow the Pulelehua streets to be dedicated to the County upon completion.   
 
The Fire Department has approved Pulelehua’s street designs and stated they were very 
pleased with the design details and see no major hurdles with what has been proposed. 
 
The Fire Department has attended several meetings over the past year regarding Pulelehua 
and has participated in discussions pertaining to roadway design and emergency access 
road widths and routes.  Maui Land & Pineapple Company, Inc., and the Fire Department 
continue to work together to ensure Pulelehua roadways meet Fire Department 
requirements. 
 
Medical Center.  Maui Land & Pineapple is currently in discussions with Hawaii Health 
Systems Corporation (HHSC) to provide up to 15 acres in Pulelehua’s south Mähinahina 
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neighborhood to support a medical facility as well as other medical related businesses like 
doctor’s offices and clinics.  It is uncertain at this time if this plan will move forward.  A 
Needs Analysis and other steps will be taken before a final decision can be made.   
 
HHSC’s initial vision for the medical center would include a 30 to 50-bed long-term care 
facility.  This facility may be based on the “Greenhouse Project” concept and be made up 
of four to five buildings.  Each building could house eight to ten residents and would be 
approximately 6,000 square feet in size.  The residents would enjoy separate living areas 
and bathrooms, situated around a common kitchen and dining area.  These buildings 
could be designed to fit into the neighborhood in such as way as to look like large single-
family homes. 
 
In addition, an urgent/emergency care medical clinic could be developed.  This facility 
would address critically injured or sick patients to provide stabilization and diagnostic 
services.  The patients would then be released or transported to more full service facilities, 
such as Maui Memorial Medical Center.  
 
The long-term care and urgent/emergency care medical facilities, as well as and other 
medical related businesses could be located relatively close to the Honoapiÿilani Highway 
to facilitate quick and easy access.   
 
In the event the medical center moves forward certain assumptions and conditions within 
the Pulelehua community may change.  The number of residential units for example will 
be reduced.  Internal neighborhood traffic patterns may change slightly, but the intent will 
be to build the facilities within the fabric of the traditional town plan. 
 
It is difficult to quantify the impacts of the medical center because it has not been 
designed.  Based on conceptual information the medical facility will generate less demand 
for water, sewer and electricity than the houses that will be replaced in the plan.  Other 
potential impacts may also be reduced accordingly. 
 
Affordable Housing Provisions.  Pulelehua is intended for the working families of West 
Maui.  As noted in other sections, housing prices on Maui are escalating to the point 
where most residents cannot afford to purchase a home.  Pulelehua will provide 51 
percent of its homes as affordable homes.  
 
To keep Pulelehua affordable for years to come, speculation in the resale of affordable 
homes will be discouraged with strong buy-back and limited appreciation provisions.  In 
addition, at least 125 homes will be maintained as affordable rentals in perpetuity. 
 
Maui Land & Pineapple Company, Inc., will continue to work with the County of Maui 
Department of Housing and Human Concerns on developing to develop an Affordable 
Housing Agreement that will contain more specific information of the buy-back and 
limited appreciation provisions that will be used to prevent speculation in the resale of the 
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affordable units and refine the Pulelehua’s affordable housing requirements and 
restrictions (see Section 2.6.4).  Maui Land & Pineapple Company, Inc., is also working 
with the Department of Housing and Human Concerns to receive affordable housing 
credits for Pulelehua. 
 
Chemicals and Fertilizers.  Maui Land & Pineapple Company’s application of agricultural 
chemicals on the Pulelehua site has been in strict compliance with all laws, regulations, 
and manufacturer’s specifications.  However, Maui Land & Pineapple Company will 
conduct appropriate assessment and soils analyses as may be necessary to determine the 
possible impact to human habitation of the property due to potential low level residues of 
fertilizers, pesticides, fungicides, or herbicides that may be present in the soils of former 
pineapple fields of the Pulelehua site.  Based on the results of the assessment and/or 
analyses, appropriate actions will be determined and implemented, including 
remediation, if necessary. 
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8.0 CONSULTATION 
 
The preparation of this draft final EIS and planning of Pulelehua involved communicating 
with Federal, State, and County agencies, and individuals, private companies, and 
community organizations, including those listed below.  While most consultation 
occurred in meetings, Appendix N O contains various correspondences relating to 
Pulelehua. 
 

Affiliation Name Date 
County of Maui Affordable Housing Technical Review 

Committee 
03-19-04 

Community Public Community Meeting 
Pulelehua Charrette Kick off Presentation  
Approximately 300 attendees 

03-19-04 

Community Public Community Meeting 
Pulelehua Design Session 
Approximately 100 participants 

03-20-04 

County of Maui Department of Planning  03-22-04 
Community Public Community  

Pulelehua Design Studio Open House 
Approximately 300 attendees 

03-23-04 

County of Maui Department of Transportation 03-24-04 
County of Maui Mayor and Various Department Heads 05-05-04 
County of Maui Department of Housing and Human 

Concerns 
05-11-04 

County of Maui Councilmember JoAnn Johnson 05-24-04 
State of Hawaiÿi Housing and Community Development 

Corporation of Hawaii 
05-25-04 

State of Hawaiÿi Office of Planning 05-25-04 
State of Hawaiÿi Department of Land and Natural Resources 05-25-04 
County of Maui Department of Public Works and 

Environmental Management 
05-26-04 

County of Maui Affordable Housing Technical Review 
Committee 

05-28-04 

County of Maui Councilmember Danny Mateo 05-28-04 
County of Maui Department of Planning  06-01-04 
State of Hawaiÿi Department of Transportation 06-02-04 
State of Hawaiÿi Department of Hawaiian Home Lands 06-02-04 
County of Maui Department of Housing and Human 

Concerns 
06-15-04 

County of Maui Department of Water Supply 06-17-04 
Community Rotary Club of Lahaina 06-17-04 
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Affiliation Name Date 
County of Maui Department of Public Works and 

Environmental Management 
07-01-04 

County of Maui Councilmember Charmaine Tavares 07-09-04 
State of Hawaiÿi Department of Education 07-13-04 
County of Maui Department of Fire and Public Safety 07-21-04 
State of Hawaiÿi Land Use Commission Site Visit 07-22-04 
County of Maui Councilmember Dain Kane 08-05-04 
County of Maui Councilmember Ricky Hokama 08-05-04 
County of Maui MECO 08-05-04 
County of Maui County Housing and Human Concerns 

Committee 
08-13-04 

County of Maui Police Department 
Lahaina Station 

08-17-04 

County of Maui Mayor 08-24-04 
County of Maui Department of Public Works and 

Environmental Management 
08-26-04 

County of Maui MECO 08-30-04 
County of Maui Mayor 08-31-04 
County of Maui Corporation Counsel 09-07-04 
County of Maui Department of Parks and Recreation 09-29-04 
State of Hawaiÿi Department of Transportation 10-07-04 
State of Hawaiÿi Department of Hawaiian Home Lands 10-07-04 
County of Maui Councilmember Joe Pontanilla 10-18-04 
County of Maui Department of Planning  

Ann Cua 
10-22-04 

County of Maui Councilmember Ricky Hokama 10-28-04 
County of Maui Maui Economic Opportunity Housing Task 

Force 
11-05-04 

Private Companies Betsill Brothers Construction, Inc. 11-18-04 
Private Companies Lifestar Homes 11-24-04 
Private Companies Texas Solar Power 11-26-04 

County of Maui Mayor 12-10-04 
County of Maui Department of Water Supply 12-10-04 

Private Companies Sterling Management Companies 12-14-04 
State of Hawaiÿi Department of Transportation 02-09-05 
State of Hawaiÿi Land Use Commission  

Tony Ching 
02-09-05 

State of Hawaiÿi Federal Aviation Administration 02-09-05 
State of Hawaiÿi Department of Education 02-15-05 
County of Maui Affordable Housing Technical Review 

Committee 
02-25-05 

Private Companies Tom Nance Water Resource Engineer 02-25-05 



PULELEHUA 
FINAL ENVIRONMENTAL IMPACT STATEMENT  

 

 195

Affiliation Name Date 
County of Maui Department of Public Works and 

Environmental Management 
03-29-05 

Joe Bertram 
 

Individual:  Project introduction 03-31-05 

County of Maui Department of Planning  
Department of Public Works and 
Environmental Management 

04-06-05 

Maui Memorial 
Hospital 

Mark Hyde 04-07-05 
 

Private Companies Sugar Cane Train:  Transit opportunities 04-08-05 
State of Hawaii Land Use Commission 04-13-05 

Private Companies Hawaiiana:  HOA Fees 04-13-05 
Private Companies Colliers:  HOA Fees 04-14-05 
Private Companies Spencer Development 

  Affordable Housing Program 
04-19-05 

County of Maui Department of Public Works and 
Environmental Management 
  Solid Waste Division 

04-21-05 

County of Maui Department of Public Works and 
Environmental Management 
  Engineering Division 

05-03-05 

Private Companies Habitat for Humanity 
 

05-09-05 

County of Maui Cultural Resource Commission 
 

06-02-05 

Community Groups Na Kupuna O Maui 
 

06-03-05 

Community Groups WMTA (hospital meeting) 06-08-05 
County of Maui Planning Commission Site Visit 06-13-05 

 
County of Maui Urban Design Review Board 06-21-05 

Community Groups Maui Tomorrow 06-22-05 
Community Groups Sierra Club 06-22-05 
Community Groups Maui Board of Realtors/ TGI 06-23-05 

State of Hawaii DOT 06-23-05 
Community Groups MEO Maui Affordable Housing Task Force 06-24-05 
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9.0 LIST OF PREPARERS 
 
The draft final EIS has been prepared by PBR HAWAII, 1001 Bishop Street, ASB Tower, 
Suite 650, Honolulu, Hawaiÿi, 96813.  The staff involved in the preparation of this 
document includes: 
 

Thomas S. Witten, ASLA  President 
Vincent Shigekuni  Principal 
Thomas Schnell, AICP  Associate/Project Manager 
Dennis Silva, Jr., AICP  Planner 
Audrey Tantamjarik  Planner 
Etsuyo Kila  Cartography 
Vivaswan Verawudh  Cartography 
Lacey Kazama  Planner 
Kanaiÿa Nakamura  Graphic Design 
Chris Chavez  Graphic Design 
Dionne Talia  Production 
Gretchen Tomas  Production 
Jeanne Sumait  Production 

 
Several key technical consultants were employed to provide specific assessments of 
environmental factors for this project.  These consultants, their company affiliation, and 
their specialty are listed below: 
 
Name Firm Area of Expertise 
Jeffrey Pantaleo Archaeological Services Hawaii, LLC.  Archaeological Surveys 
Paul Titchenal Archaeological Services Hawaii, LLC.  Archaeological Surveys 
Phillip L. Bruner  Faunal Studies 
Winona P. Char Char & Associates Botanical Studies 
Thomas W. Holliday The Hallstrom Group, Inc. Economic/Fiscal Research 
Steve Dollar Marine Research Consultants Marine Research 
Stacy Otomo Otomo Engineering, Inc. Engineering 
Maria E. Kaÿimipono Orr  Cultural Assessment 
Rick Hall Hall Planning & Engineering, Inc. Traffic Impact Analysis  
 Mestre Greve Associates/ Noise Impact Assessment 
 Edward K. Noda & Associates 
Barry Neal B.D. Neal & Associates Air Quality Studies 
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11.0   COMMENTS ON THE ENVIRONMENTAL IMPACT 
STATEMENT PREPARATION NOTICE 

 
The environmental impact statement preparation notice (EISPN) was sent to the following 
agencies, organizations, and individuals.  The public comment period on the EISPN was 
from July 23, 2004 to August 23, 2004.  Where indicated, the agency, organization, or 
individual submitted comments. 
 

AGENCY EISPN 
Mail Date 

Date of 
Comments 

State 

1 Department of Business, Economic Development and 
Tourism 

07-23-04  

2 Department of Business, Economic Development and 
Tourism – Strategic Industries Division 07-23-04 07-27-04 

3 Department of Business, Economic Development and 
Tourism – Office of Planning  

07-23-04 09-01-04 

4 Department of Human Services – Housing and 
Community Development Corporation of Hawaii  07-23-04 08-23-04 

5 Department of Land and Natural Resources 07-23-04 08-17-04 

6 Department of Land and Natural Resources – State 
Historic Preservation Division 

07-23-04 09-01-04 

7 Department of Health  07-23-04  

8 Department of Health – Office of Environmental Quality 
Control 

 07-26-04 

9 Department of Health – Clean Water Branch  08-24-04 
10 Department of Agriculture 07-23-04  
11 Department of Defense 07-23-04  
12 Department of Hawaiian Home Lands 07-23-04  
13 Office of Hawaiian Affairs 07-23-04 09-07-04 
14 UH Environmental Center 07-23-04  
15 UH Water Resources Research Center 07-23-04  
16 Department of Transportation 07-23-04 08-26-04 
17 Lahaina Public Library 07-23-04  
18 Maui Regional Library 07-23-04  
Federal 
19 US Fish and Wildlife Service 07-23-04  
20 US Natural Resource Conservation Service 07-23-04  
21 US Federal Aviation Administration 07-23-04 09-14-04 
22 US Army Engineer Division 07-23-04  
County of Maui 
23 Affordable Housing Technical Review Committee 07-23-04  
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AGENCY EISPN 
Mail Date 

Date of 
Comments 

24 Department of Housing and Human Concerns 07-23-04 07-23-04 
25 Department of Planning 07-23-04 08-23-04 

26 Department of Public Works and Environmental 
Management 07-23-04 08-27-04 

27 Department of Parks and Recreation 07-23-04  
28 Department of Fire and Public Safety 07-23-04 07-28-04 
29 Police Department 07-23-04 08-19-04 
30 Department of Water Supply 07-23-04  
Private Companies, Organizations & Individuals 
31 Maui Electric Company, Ltd. 07-23-04 08-23-04 
32 Verizon Hawaii, Inc. 07-23-04 08-20-04 
33 The Kahana Ridge Organization 07-23-04  
34 Maui Tomorrow 07-23-04  
35 Na Kupuna O Maui 07-23-04  
36 Nell Woods  08-20-04 
37 West Maui Residents  08-19-04 
38 Kathleen Escobar  08-08-04 
39 Roberto Escobar  08-11-04 
40 Bonnie  08-09-04 
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AGENCY DEIS 
Mail Date 

Date of 
Comments 

23 Department of Health – Maui District Health Office 03-23-05 04-25-05 
24 Department of Health – Wastewater Branch 03-23-05 04-04-05 
Federal 
25 US Fish and Wildlife Service 03-23-05  
26 US Natural Resource Conservation Service 03-23-05  
27 US Federal Aviation Administration 03-23-05  
28 US Army Engineer Division 03-23-05  
29 US Department of the Interior – USGS Survey 03-23-05 05-06-05 
30 US Transportation Safety Administration 03-23-05  
County of Maui 
31 Mayor’s Office of Economic Development 03-23-05  
32 Department of Housing and Human Concerns 03-23-05 04-04-05 
33 Department of Planning 03-23-05 05-06-05 

34 Department of Public Works and Environmental Services 
Management 03-23-05 05-18-05 

35 Department of Parks and Recreation 03-23-05  
36 Department of Fire and Public Safety 03-23-05 04-22-05 
37 Police Department 03-23-05  
38 Maui Civil Defense 03-23-05  
39 Department of Water Supply 03-23-05 05-09-05 
40 Maui Nui Housing Task Force 03-23-05 04-28-05 
41 Maui County Cultural Resources Commission  06-13-05 
Libraries 
42 Lahaina Library 03-23-05  
43 State Main Library 03-23-05  

44 Regional Libraries – Pearl City, Kaneohe, Kaimuki, 
Lihue, Kahului, and Hilo 03-23-05  

45 DBEDT Library 03-23-05  
46 UH Hamilton Library 03-23-05  
47 Legislative Reference Bureau 03-23-05  
48 Maui Community College Library 03-23-05  
Private Companies, Organizations & Individuals 
49 Maui Electric Company, Ltd. 03-23-05 04-15-05 
50 Verizon Hawaii, Inc. 03-23-05  
51 The Kahana Ridge Organization 03-23-05 05-05-05 
52 Na Kupuna O Maui 03-23-05  
53 West Maui Community Association, LLC 03-23-05 05-05-05 
54 West Maui Taxpayers Association 03-23-05  
55 Honolulu Advertiser 03-23-05  
56 Honolulu Star-Bulletin 03-23-05  
57 Maui News 03-23-05  
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AGENCY DEIS 
Mail Date 

Date of 
Comments 

58 Cal Lewin 03-23-05  
59 Joe Bertram III 03-23-05  
60 County Councilmember JoAnn Johnson 03-23-05  
61 County Councilmemeber Michelle Anderson 03-23-05  
62 Maui Tomorrow 03-23-05 05-06-05 
63 Dick Mayer  05-06-05 
64 Maui Sierra Club 04-05-05 05-06-05 
65 Kallie Keith 04-06-05  
66 Robert Denton 04-29-05  
67 Don Gerbig  05-06-05 

 
While the public comment period on the Draft EIS has ended, continued comments on 
Pulelehua are sought. 
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