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Dear Mr, Glenn:

RE: Draft Environmental Impact Statement (DEIS) for the Waikapi Country Town,
located within and around the Maui Tropical Plantation, Wailuku, Maui, Hawaii;

(2) 3-6-002:001, (2) 3-6-002:003, (2) 3-6-004:003, (2) 3-6-004:006, (2) 3-6-
005:007 and (2) 3-6-006:036

The State Land Use Commission requests publication of the subject document in the February 8,
2016, issue of The Environmental Notice.

Attached please find the required submittal documents:

e One (1) hard copy of the OEQC Publication Form
One (1) copy of the DEIS in pdf format on CD Rom;
One (1) hardcopy of the DEIS;

DEIS Distribution Cover Letter; and
DEIS Distribution List.

Please note that Planning Consultants Hawaii LLC, agent for Applicant, will be transmitting a
digital copy of the Publication Form in Microsoft Word format via e-mail.

If you have any questions, please call me at 808-587-3822.

Sinegrely yours,

7

Daniel E. Orodenker, Executive Director
State Land Use Commission

Cc:  Mr. Michael Summers, Planning Consultants Hawaii LLC

235 SOUTH BERETANIA STREET # SUITE406 @ HONOLULU, HAWAI'T 96813 € TEL (808) 587-3822 # Fax (808) 587-3827# EmalL: luc@dbedt.hawaii.gov
Mailing Address: P.O. Box 2359, Honolulu, Hawaii 96804



F I L E cﬁP' July 2015 Revision
APPLICANT ACTION ‘

SECTION 343-5(e), HRS

PUBLICATION FORM FﬁB 03 m

Project Name: Waikapu Country Town
HRS §343-5 Trigger(s): Amendment to the Wailuku-Kahului Community Plan; Off-site
Infrastructure Improvements

Island: Maui

District: Wailuku

TMK: (2) 3-6-002:001, (2) 3-6-002:003, (2) 3-6-004:003, (2) 3-6-004:006, (2) 3-6-005:007 and (2) 3-
6-006:036

Permits: State Land Use Commission District Boundary Amendment, County Community Plan
Amendment, County Change in Zoning, Project District Approval, Subdivision Approval,
NPDES Permits, Building Permits

Approving Agency: State of Hawai'i, Land Use Commission
Address:

State of Hawai'i

Land Use Commission

Department of Business, Economic Development and Tourism
P.O. Box 2359

Honolulu, Hawai'i 96804-2359 i =

Contact Person: ‘é::"o >

Mr. Daniel Orodenker, Executive Officer = § m

Telephone: :—_22 @)

808-587-3822 o= N M
22 o <

Applicant: 2 &~ m

Mr. Michael Atherton cE g Y

Member N

Waikapu Properties, LLC

Address:

1670 Honoapiilani Highway

Wailuku, Hawaii 96793

Contact Person:

Mr. Michael Atherton

Telephone: B

(209) 601-4187 = m':I-

Consultant: Planning Consultants Hawaii, LLC 'g ?’f

Address: o

2331 W. Main Street e e

Wailuku, HI 96793 > = =

Contact Person: @ Sy

Mr. Michael Summers, President =

Telephone: @

(808) 269-6220

Status (check one only):

__DEA-AFNSI Submit the approving agency notice of determination/transmittal on agenry letterhead, a hard copy
of DEA, a completed OEQC publication form, along with an electronic word processing summary



Applicant Action Publication Form — Page 2

and a PDF copy (you may send both summary and PDF to oeqchawaii@ loh.hawaii.gov; a 30-day
comment period ensues upon publication in the periodic bulletin.

__FEA-FONSI Submit the approving agency notice of determination/transmittal on agency letterhead, a hard copy
of the FEA, an OEQC publication form, along with an electronic word processing summary and a
PDF copy (send both summary and PDF to oeqchawaii@doh.hawaii.gov; no comment period
ensues upon publication in the periodic bulletin.

_ _FEA-EISPN Submit the approving agency notice of determination/transmittal on agency letterhead, a hard copy
of the FEA, an OEQC publication form, along with an electronic word processing summary and
PDF copy (you may send both summary and PDF to oegchawaii@doh.hawaii.gov; a 30-day
consultation period ensues upon publication in the periodic builetin.

__Act 172-12 EISPN Submit the approving agency notice of determination on agency letterhead, an OEQC publication
form, and an electronic word processing summary (you may send the summary to
oeqchawaii@doh.hawaii.gov. NO environmental assessment is required and a 30-day consultation
period upon publication in the periodic bulletin.

_X_DEIS The applicant simultaneously transmits to both the OEQC and the approving agency, a hard copy
of the DEIS, a completed OEQC publication form, a distribution list, along with an electronic word
processing summary and PDF copy of the DEIS (you may send both the summary and PDF to

. oeqc@doh.hawaii.gov); a 45-day comment period ensues upon publication in the periodic bulletin.

__FEIS The applicant simultaneously transmits to both the OEQC and the approving agency, a hard copy
of the FEIS, a completed OEQC publication form, a distribution list, along with an electronic word
processing summary and PDF copy of the FEIS (you may send both the summary and PDF to
oeqc@doh.hawaii.gov); no comment period ensues upon publication in the periodic bulletin.

__ Section 11-200-23
Determination The approving agency simultaneous transmits its determination of acceptance or nonacceptance
(pursuant to Section 11-200-23, HAR) of the FEIS to both OEQC and the applicant. No comment
period ensues upon publication in the periodic bulletin.
__Statutory hammer
Acceptance The approving agency simultaneously transmits its notice to both the applicant and the OEQC that
it failed to timely make a determination on the acceptance or nonacceptance of the applicant's FEIS
under Section 343-5(c), HRS, and that the applicant's FEIS is deemed accepted as a matter of law.
__Section 11-200-27
Determination The approving agency simultaneously transmits its notice to both the applicant and the OEQC that
it has reviewed (pursuant to Section 11-200-27, HAR) the previously accepted FEIS and
determines that a supplemental EIS is not required. No EA is required and no comment period
ensues upon publication in the periodic bulletin.
__Withdrawal (explain)

Summary (Provide proposed action and purpose/need in less than 200 words. Please keep the
summary brief and on this one page):

Waikapu Country Town is a mixed-use residential community proposed for development on
approximately 499 acres within and around the Maui Tropical Plantation, Wailuku, Maui, Hawaii. The
project site is about 2 miles south of Wailuku and adjacent to the southern boundary of Waikapu.
Four hundred eighty five (485) of the subject acres are in the State Land Use Agricultural District.
Entitlement changes will be sought to bring State Land Use and County zoning designations into
appropriate State and County urban and rural designations. Waikapu Country Town is designated a
“Planned Growth Area” in the Maui Island Plan (MIP), December 2012.

The project includes a diversity of housing types, neighborhood commercial, employment uses, an
elementary school, parks and open space. The project will comprise about 1,433 residential units
and nearly 200,000 square-feet of commercial. The project includes an approximate 8-mile network
of pedestrian and bicycle paths. The project’s agricultural component encompasses about 1,077
acres which will remain in the State Agricultural District. The bulk of the agricultural lands,
approximately 800 acres, will be dedicated in perpetuity to agricultural use. The Applicant desires to
establish an agricultural park, a limited amount of renewable energy production and other permissible
uses on these lands.
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State of Hawaii Mailing Address E-mail Telephone Media
State of Hawai'i 1428 S. King Str. Honolulu. HI 96814 hdoainfo@ hawaii.gov (808) 973-9550 CD
Department of Agriculture
State of Hawai ‘i P.0. Box 119 (808) 586-0400 CD
Department of Accounting and General Services Honolulu. HI 96810
State of Hawai 'i P.O.Box 119 archives@hawaii.gov (808) 586-0310 CD
Department of Accounting and General Services, Honolulu.HI96810
Archives Division
State of Hawal'i P.O. Box 2359 htt( ://hawaii.gov/dbedtimain/about/about- (808) 586-2355 CD
Department of Business. Economic Development and Honolulu. HI 96804 dbedt
Tourism
State of Hawai'i No. |, Capitol District Bldg. httg://hawaii.gov/dbedt/info/economic (808) 586-2481 CD
Department of Business. Economic Development and 250 S. Hotel Street. Ste. 435
Tourism. Research Division Library Honolulu. HI 96813
State oF Hawal'i 235 S. Beretania St.. 5™ Flr. Honolulu. HI httg://hawaii.gov/dbedt/info/energ:t (808) 586-2481 CD
Department of Business. Economic Development and 96813
Tourism. Strategic Industries Division
State of Hawai'i 235 S. Beretania St.. 6 Floor hitg://hawaii.gov/dbedt/oq/ 808) 587-2846 HC,CD
Department of Business. Economic Development Honolulu. HI 96813
and Tourism. Office of Planning
State of Hawai'i 3949 Diamond Head Road httg://hawaii.qov/dod (808) 733-4258 CcD
Department of Defense Honolulu. H! 96116
State of Hawai'i P.O. Box 2360 htta://doe.k 12.hi.us/ (808) 586-3310 CD
Department of Education Honolulu. HI 96!104
State of Hawai'i. Department of Education. 478 S. King Street h tig:/Eww w.librarieshaw ai i.org/locations/i | (808) 586-3555 CD
Hawaii State Library, Hawai'i Documents Center Honolulu. HI 96813 ndex.htm
State of Hawai'i. Department of 90 School Street http://www librarieshawaii.ora/locations/index| (808) S73-3087 HC
Education. Hawai'i State Library. Kahului Regional Library Kahului. Hl 96732
Department of Hawaiian Home Lands State of Hawai'i http://hawaii.gov/dhhl/contact (808) 620-8501 CD
P.O. Box 1879
Honolulu. HI 96805
State of Hawai'i. Department of Health. P.O. Box 3378 htt[!:/fhawaii.gov/health (808) 586-4424 CD (3)
Environmental Health Administration Honolulu. HI 96801
State of Hawai'i. P.0O. Box 621. Honolulu. HI 96809 http://hawaii.gov/dinr (808) 587-0400 CD (5)
Department of Land and Natural Resources
State of Hawali'i A01 Kamokila Blvd. Rm. 555 hitp://hawaii.gov/dint/h[XY/ (808) 692-8015 HC
Department of Land and Natural Resources Kapolei. HI 86707
State Historic Preservation Division
State of Hawai'i 869 Punchbowl! Street hit[!://hawaii.gov/dot (808) 587-2160 CD
Department of Transportation Honolulu. HI96813
University of Hawai'i 2540 Dole Stn:et. Room 283 http://www. wrrc.hawaii.edu/ (808) 956-7847 CD
Water Resources Research Center Honolulu. HIS6822
University of Hawai'i 2500 Dole Street http://www.hawaii .edu/envctrlevslindex.html | (808) 956-7362 HC (2);
Environmental Center Krauss Annex 19 CD (2)
Honolulu. HI 96822
University of Hawat'i 310 Ka'ahumanu http://www.maui.hawaii.edu/library/ (808) 984-3233 HC
Maui College Library Kahului, HI 96732
Office of Hawaiian Affairs 711 Kapi'olani Blvd.. Suite 500 info@oha.org {808) 594-1835 CD

Hannlily HIGRR1R




Legislative Reference Bureau Library

State Capitol
415 S. Beretania St.. Rm. 005
Honolulu. Hi 96813

hup://hawaii.gov/Irb

(808) 587-0690

County of Maui 200 Dairy Road fire.deQt@co.hi.maui.us (808) 270-7561 CcD
Department of Fire and Public Safety Kahului. H] 96733
County of Maui 2200 Main Street httQ://iwww.co.maui.hi .us/index.asQx?nid (8U8) 270-7561 CD
Department of Environmental Management One Main Plaza Bidg. Ste.l 00 1736
Wailuku. HI 96793-2155
County of Maui One Main Plaza Bldg. httQ://www.co.maui.hi.us/index .asQX ?nid (808) 270-7805 CD
Department of Housing and Human Concerns 2200 Main Street Ste.546 117
Wailuku. Hil 96793
County of Maui War Memorial Complex (808) 270-7230 CcD
Department of Parks and Recreation 700 Hali'a Nakoa Street
Wailuku. HI 96793
County of Maui Kalana Pakui Bldg HC (2)
Department of Planning 250 S. High Street Stc. 200
Wailuku. HI 96793
County of Maui 2145 Ka'ohu Street CD
Department of Transportation David Trask Building, Suite 102
Wailuku, HI 96793
County of Maui 200 South High Street 808-270-7816 CD
Department of Water Supply Kalana O Maui Building, 5" Fioor
Wailuku, HI 967983
County of Maui 55 Mahalani Street 808-244-6400 CD
Police Department Wailuku, HI 96793
Depariment of the Interior 300 Ala Moana Boulevard 808-587-2400 HC
Fish and Wildlife Service Ste. 415, Honoluiu, HI 96813
Department of Agriculture Pacific Islands Area Office 808-541-2600 CD
National Resources Conservation Service P.O. Box 50004
Honolulu, HI 96850
Department of the Army Pacific Ocean Division 808-438-1500 CD
Army Corps of Engineers Building 525, Suite 300
Fort Shafter, Hl 96858-5440
Department of Transportation Hawaii Division 808-541-2700 CD
Federal Highways Administration Box 50206, 300 Ala Moana Boulevard, Room
3306
Honolulu, HI 96850
Maui News 100 Mahalani Street 808-244-3981 CD
Wailuku, HI 96793
County Council Representative Mr. Michael P. Victorino HC
County Council Representative
Wailuku-Waihe'e-Waikapu
Office of Council Services 1941N0D ALITYND
200 South High Street, Room 703 1INIWNOYIANT 40 "340
Wailuku, HI 96793
Neighborhood Board Representative Waikapu Community Association HC
Q0 v d ZZ Ny 91,
Wailuku Pubfic Library 251 South High Street et HC

Wailuku, HI 96793
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Draft Environmental Impact Statement

Waikapua

Country Town

Submitted Pursuant to
Chapter 343 Hawai’i Revised Statutes
and
Title 11, Hawai’i Administrative Rules

Prepared for:
Waikapu Properties, LLC
1670 Honoapiilani Highway
Waikapu, Maui, Hawaii
Contact: Mike Atherton

Prepared by:

Planning
Consultants
Hawaii, LLC

This document was prepared under my supervision and
the information submitted, to the best of my knowledge,
fully addresses document content requirements as set forth
in Sections 11-200-17 and 11-200-18 of the Hawai i
Administrative Rules, as appropriate

Mkl f fomrcrn

Michael J. Summers, President
Planning Consultants Hawaii, LLC
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United States Department of Agriculture
Underground Sources of Drinking Water
United States Geological Survey

Water>40 acres

Waikapi Country Town

Wailuku-Kahului Community Plan

Wailuku silty clay, 3 to 7 percent slopes
Wailuku silty clay, 7 to 15 percent slopes
Water Use and Development Plan
Wastewater Pump Station

Wastewater Reclamation Facility
Wastewater Treatment Plant
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CHAPTER | INTRODUCTION AND SUMMARY

I INTRODUCTION AND SUMMARY

A. PURPOSE OF THE ENVIRONMENTAL IMPACT STATEMENT

This Draft Environmental Impact Statement (DEIS) is being prepared for the Proposed Action in
accordance with the State of Hawai‘i requirements in Chapter 343 of Hawai‘i Revised Statutes
(HRS) and Chapter 200 of Hawai‘i Administrative Rules (HAR) from the Department of Health
describing the contents of an EIS (HAR 11-200-17).

The purpose of HRS Chapter 343 is to establish a system of environmental review to ensure that
environmental concerns are given appropriate consideration in decision making along with
economic and technical considerations. Within the law are nine ‘triggers’ or uses that
necessitate environmental review. Environmental review is required for any program or project
that contains specified land uses or administrative acts, including use of State or County lands or
funds other than for feasibility studies, the use of any land classified as Conservation District by
State law, proposed amendments to existing county general plans where the amendment would
result in designations other than agriculture, conservation or preservation, development of a

wastewater treatment facility serving more than 50 dwellings, among other actions.

The Proposed Action is subject to review under HRS Chapter 343 because an amendment to the
Wailuku-Kahului Community Plan is required to re-designate land currently designated for
agricultural use to urban and rural uses. Other applicable triggers for the Proposed Action
include the possible use of State and County lands or funds related to infrastructure
improvements, including but not limited to roadway, traffic, water, sewer, drainage, utility or
other related facilities. The Proposed Action may also include development of an on-site

wastewater treatment facility to service all or a portion of the development.

WAIKAPU COUNTRY TOWN I-1
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This DEIS was prepared in accordance with HRS Chapter 343 and HAR Chapter 11-200, to

provide sufficient information, evidence and analysis to decision makers for determining the

environmental and socio-economic impacts of the Proposed Action.

B. LIST OF PREPARERS

This EIS was prepared by a qualified team of urban planning, landscape architectural,

engineering, socio-economic, archaeological, cultural, and environmental professionals.

Table 1: Prime Consultant

Firm Expertise
Planning Urban
Consultants Planning
Hawai‘i, LLC

Contact Information

Michael J. Summers

President

2331 W. Main Street

Wailuku, HI 96793

Telephone: 808-244-6231

Email:
msummers@planningconsultantsHawai‘i.com

Table 2: Sub-Consultants

Firm Expertise Contact Information
Hawai‘i Land Landscape Bill Mitchell
Design Architecture; President
Urban 2331 W. Main Street
Design Wailuku, HI 96793
Telephone: 808-385-2859
Email: bmitchell@Hawai‘ilanddesign.com
Otomo Civil Stacy Otomo
Engineering Engineering President
305 South High Street
Wailuku, HI 96793
Telephone: 908-242-0032
Email: stacy@otomoengineering.com
Fehr & Peers Traffic Sohrab Rashid
Engineering Principal
7 Waterfront Plaza
500 Ala Moana Blvd., Suite 7-4000
Honolulu, Hawai‘i 96813
Telephone: 619-758-3002
Email: s.rashid@fehrandpeers.com
The Hallstrom Market Thomas Holliday
Group Studies; Charter Member

WAIKAPU COUNTRY TOWN
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Firm Expertise
Fiscal and
Economic
Impact
Studies

Contact Information

1003 Bishop Street

Pauahi Tower, Suite 1350
Honolulu, Hawai‘i 96813
Telephone: 808-526-0444

Email: tws@hallstromgroup.com

Archaeologica
| Services
Hawai‘i

Archaeology

Lisa Rotunno-Hazuka

1930 East Vineyard Street, #A
Wailuku, HI 96793
Telephone: 808-244-2012
Email: lisa@ashmaui.com

DL Adams & Acoustic
Associates Studies

Dana Dorsch

970 N. Kalaheo Avenue, Suite A311
Kailua, HI 96734

Telephone: 808-254-3318

Email: ddorsch@dlaa.com

Planning Agricultural

Consultants Impact

Hawai‘i, LLC Assessment;
Sustainabilit
y Plan

Michael J. Summers

President

2331 W. Main Street

Wailuku, HI 96793

Telephone: 808-269-6220

Email:
msummers@planningconsultantsHawai‘i.co
m

B.D. Neal & Air Quality
Associates

Barry Neal

President

P.O. Box 1808

Kailua-Kona, Hawai‘i 96745
Telephone: 808-329-1627
Email: bdneal@bdneal.com

Robert Hobdy Flora and
Fauna

Robert Hobdy

President

2560-B Pololei Place

Ha'ikd, HI 96708
Telephone: 808-573-8029
Hobdyrool@Hawai‘i.rr.com

Hana Pono, Cultural
LLC Impact
Assessment

Kimokeo

P.O. Box 2039

Wailuku, HI 96793
Telephone: 808-573-1643
Email: hanapono@gmail.com

Jill Engledow Historian;
Writer

Jill Engledow
jill@mauiislandpress.com

Enviniti, LLC Wastewater

Engineering

Jonathan Nagato
Managing Member
P.O. Box 256659

WAIKAPU COUNTRY TOWN
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Firm Expertise Contact Information
Honolulu, HI 96825
Telephone: 808-596-2378
Email: jon@enviniti.com

Newcomber- Land Bruce Lee
Lee Land Surveying President
Surveyors 1498 Lower Main Street, Suite E

Wailuku, HI 96793
Telephone: 808-244-8889
Email: new.lee@Hawai‘iantel.net

Warren S. Land Darren Unemori

Unemori Surveying President

Engineering Wells Street Professional Center
Inc. 2145 Wells Street, Suite 403

Wailuku, HI 96793

C. PROJECT PROFILE

1. Applicant
The Project Applicant is Waikapt Properties LLC.

Table 3: Project Applicant

Contact Telephone/Email Address
Mike Atherton 209-601-4187 Maui Tropical Plantation
athertonisland@aol.com 1670 Honoapi’ilani Highway

Waikapu, HI 96793

Albert Boyce 209-239-4014 Waikapi Properties, LLC
albertboyce@gmail.com P.O. Box 1780
Manteca, CA 95336

2. Land Ownership
Waikaptd Country Town (WCT) or (the Project) land is owned in fee simple by various ownership

entities.

WAIKAPU COUNTRY TOWN I-4
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Table 4: WCT Land Ownership

Ownership Group Parcel(s) Acres
Waikapt Properties LLC (2) 3-6-004:003 657.195
(2) 3-6-006:036 0.72
(2) 3-6-004:006 52.976
MTP Land Partners LLC (2) 3-6-005:007 59.054
and the Filios, William Separate
Property Trust
Wai’ale 905 Partners LLC (2) 3-6-002:003 521.40
(2) 3-6-002:001 284.826
TOTAL 1576.171

3. Accepting Authority

The Accepting Authority for the EIS is the State of Hawai‘i, Land Use Commission.

Table 5: State of Hawai‘i, Land Use Commission

Contact(s) Telephone/Email Address
Daniel E. Orodenker Telephone: 808-587-3822 State of Hawai'i Land Use
Executive Director Fax: (808) 587-3827 Commission

Email: Department of Business, Economic
Scott Derrickson, AICP  luc@dbedt.Hawai‘i.gov Development & Tourism
Planner P.O. Box 2359

Honolulu, Hawai'i 96804-2359

4. Project Overview

The Applicant is proposing to develop a new residential mixed-use community on lands within
and around the Maui Tropical Plantation (MTP), which is just south of the small town of
Waikapt, Maui. The Project will encompass approximately 499.003 acres of lands to be used for
urban and rural development. Approximately 1,077.168 acres will remain in agricultural use and
about 800 acres of this agricultural land will be placed into an agricultural conservation
easement. The project area is within the Maui Island Plan’s (MIPs) Small Town Growth Boundary
and is identified as the “Tropical Plantation Town Planned Growth Area”. The MIP allocates
1,433 residential units and supporting commercial and civic uses to the Planned Growth Area.
The WCT will include 1,433 residential units, plus about 146 ‘Ohana units, together with
neighborhood retail, commercial, employment uses, a school, parks and open space. The

project will be developed in accordance with the goals, objectives and policies of the MIP and

WAIKAPU COUNTRY TOWN I-5
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Wailuku-Kahului Community Plan. The project will be developed in two five-year phases, once

all State and County approvals have been granted.

5. Project Location

The Project is located in Central Maui at the Maui Tropical Plantation (MTP), 1670 Honoapi’ilani
Highway, Wailuku, Maui, Hawai‘i. The boundaries of the project include lands that are makai
(east) and mauka (west) of the Honoapi’ilani Highway and extending north and south of the

existing MTP. (See: Figure 1, “Regional Location Map” and Figure 2, “Aerial Photograph”).

6. Tax Map Keys
The entire property, including the lands that are to remain in agricultural use, is identified by the

following six Tax Map Key Numbers (See: Figure 3, a-d: “TMK Maps”):

Table 6: Project Tax Map Key Numbers

Project Tax Map Key Numbers

(2) 3-6-005:007 (2) 3-6-002:001
(2) 3-6-002:003 (2) 3-6-006:036
(2) 3-6-004:003 (2) 3-6-004:006

7. Land Area

The land area owned by the various ownership entities comprises 1,576.171 acres. The
property proposed for urban and rural development encompasses approximately 499.003 acres.
Lands not proposed for urban or rural development will remain within the State Agricultural
District (See: Figure No. 4, “Petition Area lllustration” and Appendix N, District Boundary

Amendment Petition Maps).

8. State Land Use Districts
Of the 1,576.171 acres under ownership, 1,562.171 acres are located within the State Land Use
Agricultural District and 14 acres are located within the State Land Use Urban District (See:

Figure No. 5, “State Land Use Designation”).
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DRAFT ENVIRONMENTAL IMPACT STATEMENT



8 Miles
]

Figure 1 @

Regional Location

3 PLANNING
WAIKAPU COUNTRY TOWN | o e

HAWAII, LLC




FIGURE 2
AERIAL LOCATION

WAIKAPU COUNTRY TOWN | oLANNNG

HAWAII, LLC




BB - Haiime Asribusiness Sn ins

1, 12,66, is =, -
L 2EEET pioviny dydumizana oo ne 76735
e e

!
v
N
A

|

O
L
";'._C. A;._;ls-'i_

“z

Approximate

Urban Designated
Area

ooz od
EIERT

.‘;’n—:c}:ﬂr@zﬂ’
812,077 /8, 508 88 8T 18,
o s d dnss o7 s

- . )
N 2
-\ N /¢
T PLAT x4 — - fj “
o S Y — / ADVANCE SULEET
ot WAARL. WALURG WAt - — == SUBJECT 100 CHANGE [ SCALE: in= 200 £t
—r— e .
Figure 3a D
TMK MAP
Not to Scale

TMK No. (2) 3-6-005:007

WAIKAPU COUNTRY TOWN

PLANNING
CONSULTANTS
HAWAII, LLC




—

e

peat 08—
.

reus porTH
e T 177 ST

o4

e AT
,_ Portion of Parcel 3 Proposed for Development v
s
o . ‘
[ 4 3 :
ng HONOAPIILANI HIGHWAY. A P No. 13-6) &
7 4 i
//// : n / ;
) /// Waituke Agribusiness o, e : " 1 /?/ / ' . ,
™ o X 3
i P 11 F R LV Approxithate/ \
Vs arce Y . y4
/}”// Parcel 3 / | ojéct Areg’
i Remains in Agriculture Remains in Aaricult /;/ < \ Vs
2 emains in riculture ,
i ’ ///’\ ] )
' S o =~
s2ld00 Lo Il/ 1 Y
f
1

z2o+4.826 4e.

x.n_':.
©
Q.
Q5.
~ .
o
==
QL
E."F
A
[e] |
5 ! '}
=
& =
< *
\\\‘
e
- -

sec. o8

L

=

POAREGELS BROFREL & NOT.
BE mREUSED B

! DEPARTMENT OF FINANCE

PROPERTY ASSESSMENT DIVISION

TAX MAPS SECTION
STATE OF MAWAIL

TAX MAP

COUNTY OF MAU!

o

SEC. pLAT

02

316

FOR PROPERTY ASSESSMENT PURPOSES
E

SCALE:

IN. = 500 FT,

SUBJECT TO CHANG!

Figure 3b

Portion of WAIKAPUY, WAILUKU, MAUI, HAWAI
TMI< MAP Not to Scale
TMK No. (2) 3-6-002: 001 and 003
_ PLANNING
WAIKAPU COUNTRY TOWN CONSULTANTS
HAWAIIL LLC




HONOCAFIILANI (F.AFP. Ne | 3-G)

FLAT

.
%,
%

W

Ry

G;'g,

1
WAL HENS LARGE LOT SUB0." WAIKAPL, WAILLIEL, MAUL HAWAN (Formerty por. 3502, 34504 & 3-6-05)

= Proposéd for Development

&

geoERVE : ""'-_-----:II
sorEST 03 - - o : : ¢
i e IS e ] %
wES! pLAT o . ] 3
Remains in Agriculture _ §
H AN ¢
I . ~
. © : ¢,
o . a \ Y f_,L
2 Approximate ‘ G H vy
. U SR
Portion of Parcel 3 J R
" - T |
Y
Proposed for Development ,~ Parcel3 3
p i : < . s : 2
5 : [ ———— 2
[
: ‘ NG
. : g - R
8 10 I z “l
!‘;--“ . . g r -l" i .:."
:‘: c'. it N o E T LA T Tl ~a g
- ¢’ « : ...~ | " L.is I p ‘. - ‘: o
‘{J " “ 12 [ .--h. ;.'.-‘ 3, 1 ~ - v,
e ’ Coen 1 ” -~ 1 J I s S5
- - ~ ey 5T et
. 'I 3 -~y ~~. ey g %,
":,' \_,—.'l %, -
[ Remains in Agriculture N | g o
[} 4 Ny
l‘ ' €
B - Y

(]
FOR PROPERTY ASSESSMENT PURPOSES - SUBJECT TO CHANGE

EC.

COUNTY OF MALI
| sEcTion

36 04

SCALE: 1IN = GODFT

I0KE PLAT

Figure 3c

TMK MAP
TMK No. (2) 3-6-004: 003 and 6

Not to Scale

WAIKAPU COUNTRY TOWN

PLANNING
CONSULTANTS
HAWAII, LLC




3-5-06 240 DIST

oy

max

02
puhT
o 3 :
) : A%t “ s
‘Ei!‘ o T4 =
" s oy 1
m . r)\‘ 2 :
= o -
=3 N X
; . s 3 ;
J z } AT —
5 . | a3 a :
- = - e ‘ a1 . o
3 N ik Y
Q [T ' '\&\ 23
o ; i & ‘;-‘.'37 st
- E> : i ' | eie i o - " /
N . - L. C. AW.[ 3522 | a0 P © . \ ) 5
- I ' " (ol
™ | i il =z :
p 24 2.
' - 7
- = L
|2t Lk B £ i
3 .- 18 . >
a0 <4 |
> & Y Plorl 1
: 4 = 20 [ s
@ a(}*‘(T - < b # " . S 20 :
» o ¥ % 18 o z \is
3 2 L. €. AW, 3337: 'v% 1-2-3 v C. AW, 2106
4 & v 17 .
’ &)
* Z 3 ! .
¢ %= o :
4 \Y " II
" A W .
\ i w 1ones L €. AW, 3523:4
) . £
Y \ ol . . N
K s ¥ Lk} ‘ _. . L, C. AW, 3397:1-2 & . | B8
\‘ \Y 1 . | i . |
‘ L e y " e & , . | !
LY A ; : | )
Y A Y £l 12 S ; :
‘\ ‘\ 5 o i ) ) ]
. ) s
‘ Y 3 7 isEe Tt 0 R , 222 % "&"i{
LY Ay D | c pabd a7 089 .
' “ ik 1 4l ~ Pl
) a8 = .
\‘ \‘ et = i
) Y i
\‘ 2
{ & o1 . I
i J—— L) N
C \‘ C,“‘__ “ o
\ NI oA
L _—"' et
= -
% = “"' o
2 . COLBTY DF M4
q 06 SECTOM PLAT
FOR PROPERTY ASSESSMENT PURPGSES - SUBJECT TO CHANGE SOHLE A W BHFT

POR WAIKAPL, WAILLKLL NALE, HAWAL

FRINTED

Figure 3d
TMK MAP O
TMK No. (2) 3-6-006:036

Not to Scale

WAIKAPU COUNTRY TOWN | comanine
HAWAIIL LLC




Agrlculfural Afea _
_ is About 1077 Acres

Figure 4 O

Petition Area Illustration

PLANNING

WAIKAPU COUNTRY TOWN | CONSULTANTS
HAWAIL LLC




Legend
RS

State Land Use
District

- Agriculture

FIGURE 5 @
STATE LAND USE
DISTRICT BOUNDARIES Not to Scale
B PLA[
WAIKAPU COUNTRY TOWN | comeurTants
HAWAIIL LLC




CHAPTER | INTRODUCTION AND SUMMARY

Table 7: State Land Use Districts

Ownership Group Parcel(s) Acres State Land Use
Waikapt Properties LLC (2) 3-6-004:003 657.195 Agricultural
(2) 3-6-006:036 0.72 Agricultural
(2) 3-6-004:006 52.976 Agricultural
MTP Land Partners LLC (2) 3-6-005:007 59.054 Agricultural (45.054 acres)
and the Filios, William Urban (14 acres)
Separate Property Trust
Wai’ale 905 Partners LLC (2) 3-6-002:003 521.40 Agricultural
(2) 3-6-002:001 284.826 Agricultural
TOTAL 1576.171

9. Wailuku-Kahului Community Plan Designations
Of the 1,576.171 acres under ownership, 1,464.141 acres are designated Agriculture by the
Wailuku-Kahului Community Plan and 112.03 acres are designated Project District (See: Figure

No. 6, A-B: “Wailuku-Kahului Community Plan Designations”).

Table 8: Wailuku-Kahului Community Plan Designations

Ownership Group Parcel(s) Acres Community Plan
Waikapu Properties LLC (2) 3-6-004:003 657.195 Agriculture

(2) 3-6-006:036 0.72 Agriculture

(2) 3-6-004:006 52.976 Project District
MTP Land Partners LLC (2) 3-6-005:007 59.054 Project District

and the Filios, William
Separate Property Trust

Wai’ale 905 Partners LLC (2) 3-6-002:003 521.40 Agriculture
(2) 3-6-002:001 284.826 Agriculture
TOTAL 1576.171

10. County Zoning Districts

Of the 1,576.171 acres under ownership, 1,517.177 acres are located within the County’s
Agricultural District and 59.054 acres are located within the County’s Project District PD-Wk/5
(See: Figure No. 7, “County Zoning Map”). Of the 59.054 acres within PD-Wk/5, 14.00 acres are

zoned Commercial and 49.054 acres are zoned Agricultural.
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Table 9: County Zoning Districts

Ownership Group Parcel(s) Acres County Zoning
Waikapt Properties LLC (2) 3-6-004:003 657.195 Agricultural
(2) 3-6-006:036 0.72 Agricultural
(2) 3-6-004:006 52.976 Agricultural
MTP Land Partners LLC (2) 3-6-005:007 59.054 Project District (PD-WK/5)
and the Filios, William
Separate Property Trust
Wai’ale 905 Partners LLC (2) 3-6-002:003 521.40 Agricultural
(2) 3-6-002:001 284.826 Agricultural
TOTAL 1576.171

11. Status of Required State and County Approvals and Permits

The following is a summary of major approvals and permits required for implementation of the

proposed action. Additional approvals and permits may be necessary.

Table 10: TMK Parcels Requiring a Change in Zoning

Permit/Approval

Chapter 343 Compliance

Responsible Agency

State Land Use Commission

Status

Pending public comments on
DEIS and acceptance of FEIS

State Land Use District
Boundary Amendment

State Land Use Commission

Petition has been filed.
Processing is on hold until the
EIS (Chapter 343, HRS)
process has been completed

Community Plan Amendment

Maui Department of Planning

Application to be processed
concurrently with State Land
Use District Boundary
Amendment. Final approval
will be issued if the DBA is
granted.

Change in Zoning / Project
District Phase | Approval

Maui Department of Planning

Application to be processed
concurrently with State Land
Use District Boundary
Amendment. Final approval
will be issued if the DBA is
granted.

Project District Phase I

Maui Department of Planning

Application to be submitted
after Project District Phase |
Approval

Project District Phase llI

Maui Department of Planning

Application to be submitted
after Project District Phase Il

WAIKAPU COUNTRY TOWN
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Permit/Approval Responsible Agency Status
Approval.
Chapter 6E, HRS Compliance State Historic Preservation Archaeological Inventory
Division Survey has been filed.

Archaeological Monitory Plan
to be prepared and filed.
Reports are pending approval

of the SHPD.
Chapter 343 HRS Compliance Department of Public Works Application to be filed if
for Wastewater Treatment entitlement requests are
Plant granted
National Pollutant Discharge State Department of Health Application to be filed prior
Elimination System Permit to Grading/Building permits.
Subdivision Approval Maui Department of Public Application to be submitted
Works after Project District Phase Il
Approval.
Grading Permit Maui Department of Public Application to be filed after
Works Project District Phase Il
approval.
Building Permit Maui Department of Public Application to be filed after
Works Project District Phase Il
approval.

D. EXECUTIVE SUMMARY

1. Project Description

Waikapl Country Town (hereafter “WCT” or the “Project”) is located in Central Maui at
Waikapu, which is approximately two (2) miles south of Wailuku, Maui, Hawai‘i (See: Figure 1,
“Regional Location Map” and Figure 2, “Aerial Photograph”). The urbanized portion of the
property, which is the site of the existing Maui Tropical Plantation (MTP), is approximately 2,000
feet south of the intersection of Waiko Road and Honoapi’ilani Highway. The Project will be
built on each side of Honoapi’ilani Highway. The entire property, including the land to remain in
agricultural use, is identified by Tax Map Key Numbers (TMKs) (2) 3-6-005:007; (2) 3-6-002:001
and 003; (2) 3-6-006:036; (2) 3-6-004:003 and 006 (See: Figure 3a-d, “TMK Maps”). This area
encompasses approximately 1,576 acres, of which 1562 acres is within the State Agricultural

District and 14 acres is within the State Urban District.

WAIKAPU COUNTRY TOWN 1-20
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The Applicant is proposing to redistrict approximately 485 acres of State Agricultural District
land to the State Urban and Rural Districts. Approximately 1,077 acres of the Applicant’s
holdings will remain within the State Agricultural District. About 800 acres of the agricultural
land will be permanently protected by the Applicant through an agricultural easement, or

similar mechanism, to facilitate long-term farming on these lands.

The Project, which will be situated on approximately 499 acres, is intended to be developed as a
“complete community”. A complete community is a settlement pattern in which jobs, housing,
private and public facilities and services come together to provide the basic needs of a

community, without having to be dependent upon long vehicular commutes.

The project area was placed into the MIPs Small Town Growth Boundary in December 2012.
The purpose for placing the lands within the growth boundary is so that the land can provide
additional housing and services to accommodate projected population growth through 2030. In
accordance with the MIP’s Planned Growth Guidelines, the WCT will comprise 1,433 residential
units, plus about 146 ‘Ohana units, together with neighborhood retail, commercial, employment
uses, a school, parks and open space. The Project will be bound by agricultural land that will be
preserved in perpetuity through a conservation easement. The utilization of conservation
subdivision design (CSD) practices will preserve additional rural land for farming, open space,

and open land recreation uses.

The WCT will be built in two five year phases, both mauka and makai of Honoapi’ilani Highway.
Development mauka of the highway will focus inwards onto a “village center,” incorporating the
existing buildings and tropical grounds of the MTP. The WCT Master Plan calls for a mixture of
affordable and market priced housing, along with commercial, entertainment, and civic uses
within and around the village center. Development makai of the highway will focus onto a
pedestrian-oriented “main street,” a nearby elementary school, and neighborhood and
community parks. The makai development is bound to the east by the planned extension of the

Wai’ale Road, which will intersect with Honoapi’ilani Highway.
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2. Purpose and Need

Like the rest of Hawai‘i, housing affordability on Maui is a pressing problem, especially for lower
and middle income families and young adults. It is generally recommended that no more than
30% of monthly income be spent on rent. However, in 2011 60% of Maui residents exceeded
this threshold. According to the US Census Bureau, 2007-2011 American Community Survey 5-
Year Estimates, 65% of renters in Wailuku spend over 30% of their income on gross rent and
44% spend over 50% of their income on gross rent. Spending such a high percentage of a
family’s income on rent takes away from other needed spending and investments, such as

saving for a child’s education or for retirement.

While housing affordability is a significant concern, demand for housing is projected to increase,
placing further pressure on housing prices. According to the MIP (December 2012), there will be
a demand for an additional 29,589 housing units on Maui through 2030. Of these units,
approximately 10,845 are expected to be built on lands not currently entitled for urban
development.ii Therefore, about 18,744 units are to be built on lands already zoned for
residential use. The majority of the future demand for housing will be in Central Maui.
According to the County’s Land Use Forecast (November 2006), there will be a demand for an
additional 16,549 residential units within the Central Maui region by 2030. This demand will
have to be met by new housing developments on both entitled and non-entitled lands.
However, a critical constraint to the development of future housing in Central Maui is the
availability of potable water. Due to a current shortage of County water to support future
Central and South Maui development, the County is not approving new subdivisions unless
those subdivisions develop their own sources of water. This has stopped many projects from

proceeding.

In December 2012 the County of Maui adopted the MIP, which set forth the County’s first
comprehensive island-wide managed and directed growth strategy to address housing demand
through 2030. The MIP identifies several “Planned Growth Areas” where future growth will be
directed. The subject property is one of these Planned Growth Areas, receiving an allocation of
approximately 1,433 residential units. Additional housing may be built, but it must be

affordable workforce housing that exceeds County requirements.
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It should be expected that as demand outpaces supply at an accelerating rate, housing prices
will continue to escalate, which will further exacerbate Maui’s affordable housing problems. The
proposed project is addressing a critical community need by supplying an additional supply of

housing to an underserved market.

3. Projected Market Demand
A market study and economic and fiscal impact assessment was conducted by the Hallstrom
Appraisal Group | CBRE, Inc. and is included in the DEIS as Appendix A (See: Appendix A,

“Market Study, Economic Impact Analysis, and Public Fiscal Assessment”).

The purpose of the market study was to determine if there will be sufficient market demand to
absorb the proposed residential and commercial development during a reasonable exposure

period given competing developments and projected statewide/regional market trends.

According to the Hallstrom | CRBE study, it is estimated the demand for new residential units in
the Wailuku-Kahului study area will be from 9,647 to 16,814 units over the next 21 years
(through 2035); including allowances for non-resident purchasers and vacancies, with a mid-
point demand of 13,230 units. The number of existing unsold and planned resident housing
units within the regional "Directed Growth Boundary", excluding the proposed WCT product,
totals some 7,296 units. This indicates there will be a shortfall in the sector of from 2,351 to
9,518 new residential units; with a mid- point under-supply of 5,935 units. Thus, sufficient
unmet demand should exist to readily absorb the 1,433 units of subject inventory during the

projection period.

The Hallstrom | CRBE study estimates that the 1,433 proposed residential units of WCT will
require about 10 years to be fully absorbed following anticipated commencement of sales in
2017, or at an average rate approaching 150 units annually. It is estimated the demand for
neighborhood commercial space by WCT residents and day workers at build-out will be some
85,100 square feet, with patronage by guests in the community, other Waikapl households,
and passer-byes contributing an additional 34,000 square feet of demand on a stabilized basis.
The remaining 50,500 square feet (of the total 169,600 square feet proposed) will be modestly

absorbed over-time with specialized/niche businesses, many with cross-over appeal to residents
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and visitors, and keeping with the small town context. It is estimated that it will require about

12 years for the WCT commercial space to be fully absorbed.

4. Summary of Beneficial and Adverse Impacts and Mitigation Measures

a. Floraand Fauna

Botanical and Faunal Surveys were conducted by Robert W. Hobdy, Environmental Consultant,
in February 2013 for the area proposed for development (See: Appendix B, “Botanical and
Faunal Surveys”). The study determined that there is little of botanical concern on the property
and that the proposed project is not expected to have a significant negative impact on botanical
resources. No recommendations with regard to plants were deemed necessary. The study also
found that all mammals recorded were common non-native species of no particular concern.
However, the study did find two mature Blackburn’s sphinx moth eggs on the leaves of one of
two Tree Tobacco plants found on the property. The Blackburn’s sphinx moth is an endangered
species and is of special concern. In response to the findings, the U.S. Fish and Wildlife Service
was consulted and appropriate mitigation measures, as described in Section IV.A.4 of the DEIS,
will be taken to mitigate impacts to the Blackburn’s sphinx moth. Implementation of these

measures will not constrain development of the site.

b. Air Quality

An Air Quality Study was conducted by B.D Neal & Associates to examine the potential short-
and long-term air quality impacts that could occur as a result of the construction and operation
phases of the development and suggests mitigation measures to reduce any potential air quality

impacts where possible and appropriate (See: Appendix C, “Air Quality Study”).

Except for periodic impacts from volcanic emissions (vog) and possibly occasional localized
impacts from traffic congestion and local agricultural sources, the present air quality of the
project area is believed to be relatively good. There may be some short- and/or long-term
impacts on air quality that may occur either directly or indirectly as a consequence of project
construction and use. Short-term impacts from fugitive dust could occur during the project

construction phases. Fugitive dust emissions can be controlled to a large extent by watering of

WAIKAPU COUNTRY TOWN 1-24
DRAFT ENVIRONMENTAL IMPACT STATEMENT



CHAPTER | INTRODUCTION AND SUMMARY

active work areas, using wind screens, keeping adjacent paved roads clean and covering of

open-bodied trucks.

To assess the potential long-term impact of emissions from project-related motor vehicle traffic
operating on roadways in the project area after construction is completed, a computerized air
quality modeling study was undertaken. With the project in the year 2026 and with proposed
roadway improvements, estimated worst-case carbon monoxide concentrations indicated only
minimal or no impact compared to the without project case. Concentrations would remain well

within standards.

c. Noise Quality

A Noise Assessment Report was prepared by D.L. Adams & Associates to describe the existing
and future traffic noise levels in the environs of the project site. (See: Appendix D, “Noise
Assessment Report”). The construction phases of the project will generate significant amounts
of noise. In cases where construction noise is expected to exceed the Hawai‘i Department of
Health (HDOH) "maximum permissible" property line noise levels, a permit must be obtained to
allow the operation of construction equipment. HDOH may require additional noise mitigation,
such as temporary noise barriers, or time of day usage limits for certain kinds of construction

activities.

During the operations phase, residences within the WCT that are located along Honoapi’ilani
Highway, and the major perimeter roadways, will be exposed to elevated traffic noise. Housing
and Urban Development (HUD) site acceptability standards must be satisfied by providing
minimum setback distances or other traffic noise mitigation measures in order to reduce the
noise impact to these homes. The recommended setback for residences located along

Honoapi’ilani Highway is 60-feet.

d. Archaeological Resources
Archaeological Services Hawai‘i, LLC conducted an Archaeological Inventory Survey (AlS) of the
subject parcels to be developed (TMK’s 3-6-002:003; 3-6-004:003, 006; and 3-6-005:007) (See:

Appendix E, “Archaeological Inventory Survey”).
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During the AIS investigation, no evidence of traditional Hawai‘ian activities, with the possible
exception of Site 7882 (remnant retaining wall or terrace) was recorded. These negative results
are primarily due to the compounded disturbances from sugarcane cultivation, historic
habitation and modern land use; and possibly the inherent bias of random sampling during the
inventory survey testing. Based on the proposed development plan, Site 7884 Features 2-3
(historic trash scatter and refuse pit); a section of Site 5197 (Waihe'e Ditch) and possibly Site
7883 (WWII bunker) may be adversely affected during the development activities. The AIS notes
that these historic properties have been properly recorded and may be removed and or altered
during construction. Archaeological monitoring is recommended for those areas that contain
former LCA’s and Grants. Prior to the commencement of construction, an Archaeological
Monitoring Plan (AMP) detailing the localities to undergo monitoring procedures will be
prepared and submitted to SHPD for review and approval. The project is not expected to have
an adverse impact upon archaeological or historical resources with implementation of the

proposed mitigation measures.

e. Cultural Resources

A Cultural Impact Assessment (CIA) was prepared by Hana Pono, LLC to describe existing Native
Hawai‘ian cultural activities, practices and resources that occur on the property, potential
impacts from the project, and mitigation, if necessary, to address these impacts (See: Appendix
F, “Cultural Impact Assessment”). The cultural practices and beliefs that are documented in the
CIA include Hawai‘ian subsistence and residential agriculture on kuleana lands. These lands
utilize the Waikapl Stream, which is a valuable cultural resource. Intricate irrigation systems
built prior to western contact continue to be maintained and utilized. There are also on-going
projects in the mauka portion of the Applicant’s land that are being utilized for cultural site and
native habitat restoration, while providing a traditional access point into the Waikapa Valley for

gathering of 1a‘au lapa‘au (medicinal plants) and native seed gathering.

There are two kuleana lots privately owned by the Mahi family (LCAw: 2499, R.P. 4070 AP 1 &2
to Ehunui) and (Grant 1153 to Ehunui) that are situated within TMK: (2) 3-6-004:003 on lands
that the Applicant proposes to keep in agricultural use. The WCT Master Plan has these
properties located within the Project’s agricultural lands. The Mahi family would like to preserve

the subject properties. The CIA also notes that there is a community desire to protect and
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restore the WaikapU Stream. There is an established 100-foot riparian buffer along the stream
as it traverses mauka to makai along the eastern edge of the project boundary. The WCT
proposes agricultural, park and open space land uses along the entire stream corridor abutting
the WCT. The closest abutting urban land use is located approximately 100-feet away from the

stream.

Kuleana farmers have expressed concerns about sedimentation entering Waikapt Stream during
high rainfall events and from maintenance and management needs related to the plantation
irrigation infrastructure, some of which traverses through WCT agricultural lands. The Applicant
is committed to working with neighboring kuleana farmers to help resolve these issues.
Concern has also been raised about the potential degradation of native plant species and
habitats within the Waikapld Ahupua’a from the potential increase in access to the watershed
from future WCT residents. The Applicant is committed to working with the kama‘aina of
Waikapl and other concerned residents to develop proper access management programs to
protect the Ahupua’a for future generations. Regarding ground water withdrawals from the
WaikapU aquifer, these will be done within the strict guidelines established by the Commission
on Water Resources Management (CWRM), which should address concerns expressed that

ground water withdrawals might impact the health of the aquifer and reduce stream flows.

f. Visual Resources

The WCT will change the character of the existing open space, Haleakala and West Maui
Mountain views along the frontage of the Highway where the urban and rural development is
being proposed. The frontage that will be impacted stretches approximately 4,700 linear feet
just south of Waikapl in the direction of Ma‘alaea, from the northern boundary of the MTP.
The views from this area, where not impacted by existing vegetation within the right-of-way, are
of agricultural lands and the West Maui Mountains in the background looking in a mauka
direction. Looking in a makai direction, where existing vegetation does not obstruct the views,
Haleakala is prominent and views of the Pacific Ocean can also be seen when the sugarcane has

been harvested (See Section V.A.6 and Figure 35, A-E of the DEIS).

While the existing character of the open space, Haleakala and West Maui Mountain views will

be impacted by the WCT, setbacks of at least 60-feet, and in some areas up to 100-feet or more,
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will be utilized along each side of the Honoapi’ilani Highway to separate the development from
the public right-of-way. In order to mitigate the obstruction of views from the highway to the
West Maui Mountains, buildings will be setback at least 75-feet from the highway and building
heights will be limited to a maximum of 30-feet along the highway frontage. Buildings will also
be separated, placed and oriented in a manner that will establish view corridors from the
highway to the West Maui Mountains. Building setbacks and placement will help to mitigate the

W(CTs overall impact upon the existing views of Haleakala and the West Maui Mountains.

While the development will produce an impact upon the character of views fronting the urban
lands, it is important to note that the Applicant is also proposing to create a permanent 800-
acre agricultural preserve that will exist on both the mauka and makai sides of Honoapi’ilani
Highway. The preserves frontage is approximately 7,550 linear feet along the highway from the
southern boundary of the project towards Ma‘alaea. The approximate 800-acres of agricultural
land will create a permanent open space buffer and permanent separation between Waikapu
Town and Ma‘alaea. Along this section of the highway, largely unobstructed views of Haleakal3,

the West Maui Mountains and partial views of the Pacific Ocean will exist in perpetuity.

g. Population

In 2010 the population of Wailuku-Kahului was approximately 53,456, which was about 37% of
the island’s 2010 population of 144,444, As of mid-year 2015, there were approximately 57,616
residents in the Wailuku-Kahului region and projections of the resident population by 2035,
based on County and State Forecasts range from circa 78,800 to 97,100. It is estimated that at
buildout of the WCT the de facto population of the Project will be approximately 3,511 persons,
comprised of 3,362 full-time residents and some 148 part-time residents and second home
owners. The project population represents from approximately 8.40% to 15.40% of the region’s
projected population growth to 2035. It is not expected there will be meaningful in-migration to

Maui as a direct result of the operating components of the project.

h. Housing
According to the MIP (December 2012), there will be a demand for an additional 29,589 housing

units on Maui through 2030. Of these units, approximately 10,845 are expected to be built on

lands not currently entitled for urban development.” The WCT proposes the development of
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approximately 1,433 residential dwelling units, in accordance with the MIP’s allocation to the
Planned Growth Area. The WCT will offer a mix of single and multi-family housing types to
address the diverse housing needs of Maui residents. Due to the Project’s Central Maui location
and the expected lot and unit size configurations, the Applicant expects that the majority of the
Project’s market priced housing will be sold at prices considered affordable to Maui County
residents earning between 100 and 140 percent of the County’s median income as determined
by the United States Department of Housing and Urban Development. The WCT will also include
workforce housing units pursuant to Chapter 2.96, MCC, “Residential Workforce Housing
Policy”. These homes will be subject to price controls and resale restrictions to ensure that
affordable homes remain available for full-time Maui residents. Housing types within the WCT
may include multi-family condominiums, small cottage homes on small lots with common open
spaces, traditional single-family lots within a variety of home and lot size configurations, rental
apartments, townhomes and larger estate rural lots. The goal is to serve the demands of all

Maui residents.

i. Economic Impacts
A market study and economic and fiscal impact assessment (FIA) was conducted by the

Hallstrom Appraisal Group | CBRE, Inc. and is included as Appendix A in the DEIS.

The WCT is expected to indirectly support Maui’s existing economic base activities by providing
much needed housing to serve the island’s workforce. The WCT is intended to provide housing
along with supporting commercial, employment and institutional uses that will allow for Maui’s
economic base industries to grow, diversify and become more sustainable, including the island’s

agricultural industry.

The project will also create direct, indirect and induced short- and long-term positive economic
impacts. During the construction phase, the WCT components will directly create an estimated
2,320 "worker-years" of employment (the equivalent of 52 work weeks at 40 hours per week) in
the trades and associated businesses during build-out, averaging about 193 worker years
annually, with an estimated $188.3 million in wages (averaging about $15.7 million per year).
Moreover, the on-going operations and maintenance of the business commercial, and

residential components will directly provide an estimated 4,251 worker-years and $151.6 million
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in total wages over the 13-year period from opening of the first businesses until full absorption
and stabilization are achieved (2018 to 2030). The operating businesses and maintenance of the
housing units will support a projected 597 "full-time equivalent" positions following stabilization
(many of which are anticipated to be held by WCT residents) with annual wages of $19.5 million.
Associated secondary/off-site employment during the overall development and absorption
time-frame will total 1,750 worker-years with wages of $89.3 million. After "stabilization" the
community will contribute to the support of some 149 secondary/off-site positions with $7.6

million in yearly wages off-site.

j. Fiscal Impacts

It is projected that the County of Maui will realize Real Property Taxes ($28.3 million), other
secondary receipts, and impact fees of $48.8 million during the 15-year projection period (2016-
2030), and $5 million annually on a stabilized basis thereafter. The WCT will also be providing
approximately 32.5 acres of public park land within the project, of which at least 16.5 acres will
be dedicated to the County. The State of Hawai‘i will receive Gross Excise and Income taxes,
secondary revenues, and impact fees of $228.0 million during the 2016-2030 period, and $20.0
million per year thereafter. The State of Hawai‘i will also receive a 12-acre elementary school

site.

As is typical of a residential-focused master planned community, with limited commercial
components, and having a significant percentage of affordably-priced housing units for local
families, the expense to the State and County from a “per capita basis” of all governmental
operating costs perspective may exceed the specific on-site tax/fee revenue benefits. However,
given the existing emergency services and social services infrastructure available in nearby
Wailuku and Kahului, the provision of a school site within WCT, payment of impact fees, and

Ill

young age of the project components, it is unlikely the “actual” public cost burden associated

with the project would exceed the revenues generated.

k. Public Facilities
Development of the project will increase demand for public facilities, including police, fire,

schools, parks, libraries, and solid waste services. The DEIS documents the direct demand
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placed upon these facilities and proposed mitigation measures. The following summarizes
proposed mitigation measures:

e Schools. The WCT will contribute 12-acres for the development of an elementary school.
The school site is conveniently located next to the regional park and residential housing.
The WCT will also pay to the DOE approximately $2,600,000 in impact fees for
construction costs.

e Parks. In order to comply with the County’s park land dedication requirement of 500
square feet of land per unit, the project would be required to dedicate approximately
16.5-acres of land for park use. The WCT proposes to dedicate approximately 32.5 acres
of sub-regional park land. This land will comprise a variety of park types including mini-
parks, neighborhood parks and a community park. The parks are strategically located to
provide easy pedestrian and bicycle access from the project’s single- and multi-family
residential neighborhoods and the elementary school. The project also provides
approximately 50-acres of greenways and open-space, which will include pedestrian and
bicycle paths and will create additional opportunities for passive recreation. Moreover,
within the abutting 1,077-acres of agricultural lands owned by the Applicant,
opportunities for various forms of open-land recreation such as horseback riding,
mountain biking, trail running, hiking and community gardening may also be provided.

e Police and Fire. The WCT will increase demand for police and fire facilities, equipment
and personal. The Police and Fire Departments receive over ninety percent of their
funding from the County General Fund, which is funding primarily by property taxes.
Owners of the developed lots will pay property taxes to the County.

o Solid Waste. The WCT will increase demand for solid waste facilities, equipment and
personal. The Department of Environmental Management receives most of its funding
for solid waste collection and disposal from the collection of solid waste fees. Owners of

the developed lots will pay monthly solid waste collection fees to the County.

I. Traffic

A Traffic Impact Analysis Report was prepared by Fehr & Peers in December 2014 to document
the impact of the project and propose mitigation measures (See: Appendix I, “Traffic Impact
Analysis Report”). The Traffic Impact Analysis Report (TIAR) analyzed the typical weekday AM

and PM traffic conditions under existing conditions and potential project-related traffic impacts

WAIKAPU COUNTRY TOWN I-31
DRAFT ENVIRONMENTAL IMPACT STATEMENT




CHAPTER | INTRODUCTION AND SUMMARY

at partial buildout in 2022 and at full buildout in 2026. The analysis evaluated the operations at
eight existing and six future intersections (a total of 14 study intersections) in the vicinity of the
proposed project. The project will increase traffic within the immediate area as project
residents, customers and employees commute to and from the project site. The WCT will
contribute to cumulative impacts (LOS E or F conditions) during one or both peak hours and the
project will contribute to cumulative impacts (LOS E or F conditions) during one or both peak
hours at six of the eighteen intersections. The projects will also have project-specific impacts at
two of these intersections where the addition of project-generated traffic would cause the

overall intersection operations to degrade below LOS D in the peak hours.

In the past, projects would make a fair share financial contribution for each mitigation measure
to the appropriate governing agency (i.e., the County or Hawai‘i State Department of
Transportation (HDOT). However, providing just partial funds for a variety of different
improvements does not ensure construction of any individual improvement. More recently,
HDOT has indicated a preference for development projects to fully design and build
improvements at a select set of locations to ensure their implementation. The WCT proposes a
mitigation planning program in the amount of its fair share requirements that would fund
improvements at intersections closer to the project site where the project contributes to, but
does not directly cause a significant impact. The project proposes to fully fund mitigation

measures that would return operations to pre-project levels at those intersections.

m. Utilities and Energy

There are existing power, telephone, and cable television transmission facilities along
Honoapi’ilani Highway. If approved by MECO, It is anticipated that the power poles will be
relocated underground fronting the project site along Honoapi’ilani Highway. Within the WCT,
utility poles will be placed underground within the road right-of-way. It is expected that the
project will create a total demand of about 10 megawatts of electricity. The WCT intends to
promote the use of renewable energy. The installation of photovoltaic systems will be
encouraged on residential and commercial buildings. If forty percent of residential and
commercial buildings install photovoltaic systems (generating approximately 11.9 GWh per
year), demand for carbon-based fuels could be reduced by roughly 50 percent. Moreover, the

WCT desires to install a limited number of solar farms in appropriate locations within the
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agricultural lands. If two solar farms of approximately 5-acres (0.75 MW each) each are
developed, the electricity generated would be about 2.6 GWh per year, which could service
approximately 236 residential units. Thus, the WCT could potentially generate about 70 percent
of its energy consumption through renewables. However, the installation of such systems will
depend upon the technical and financial viability of such systems at the time the project is being

constructed.

n. Drainage
A Preliminary Drainage Report was prepared by Otomo Engineering. The report analyzes current
conditions, including drainage patterns, existing improvements, and runoff totals (See: Appendix

H, “Preliminary Engineering and Drainage Report).

The WCT will produce an increase in impervious surfaces and will therefore be required to
capture and treat the increase in runoff from the project. It is estimated that the WCT will be
required to mitigate an increase in runoff of 516 cubic feet per second (cfs) and provide a
minimum storage volume of 1,528, 233 cubic feet. With the drainage improvements, there will
be no increase in runoff from the project site. The design of the stormwater system will include
water quality treatment to reduce the discharge of pollutants to the maximum extent
practicable. Some examples of stormwater best management practices (BMPs) are grass swales,
open space and parks and stormwater detention. With stormwater detention the stored runoff
will infiltrate into the underlying soils and recharge groundwater. Temporary erosion control
measures will be incorporated during the construction period to minimize dust and soil erosion.
Additional controls will be implemented to protect the Waikapl Stream. Temporary BMPs
include the construction of diversion berms and swales, dust fences, silt fences, stabilized
construction entrances, truck wash down areas, inlet protection, temporary grassing of graded

areas, and slope protection.

o. Water

The Preliminary Engineering Report documents existing sources of water and infrastructure
improvements that service the property (See: Appendix H, “Preliminary Engineering and
Drainage Report). Water and fire protection for the project will be provided from a private

onsite water system. Five (5) wells have been drilled on the site. Three (3) wells have been
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designated for potable use and two (2) for non-potable purposes. All of the wells are located
within the Waikapa Aquifer. A dual water system is proposed to service the development. The
non-potable water will provide irrigation to the parks, open space and commercial and
residential landscape planting of individual lots. It is estimated that the dual system will reduce
potable water demand by at least 33 percent. Based on the water usage, the projected average
daily potable water demand for the project is 655, 508 gallons per day (gpd). Water
conservation measures, such as low-flow toilets and shower heads will be utilized throughout

and efficient water conserving irrigation practices will also be adopted.

p. Wastewater
A Preliminary Engineering Report was prepared for the Draft EIS that assesses current
wastewater system capacity and existing infrastructure to support the project (See: Appendix,

H, “Preliminary Engineering and Drainage Report”.

It is projected that the average daily demand of wastewater generation for the project will be
529,709 gpd. According to the Wastewater Reclamation Division, County of Maui, as of July 31,
2014, the Kahului Wastewater Reclamation Facility (KWRF) has a capacity of 7.9 million gallons
per day (mgd). The average flow into the KWRF is 4.7 mgd and the allocated capacity is 6.33
mgd. The remaining wastewater capacity at the KWRF is approximately 1.57 mgd. The
Department of Environmental Management has noted that in order for the existing collection
system to accept flows from the WCT, transmission improvements will be required along Lower
Main Street, Waiko Road, and the Wailuku Pump Station. The Developer is consulting with the
Department regarding the opportunity of making such improvements in order to have some of
the initial demand generated by the project serviced at the KWRF. However, the WCT will need
to construct a stand-alone private wastewater treatment facility, or partner with other projects
in the Waikapi area, such as A&B’s Wai'ale project or the County of Maui to construct a
regional wastewater treatment facility. The Applicant is analyzing several package wastewater
treatment options, including a conventional wastewater treatment facility and a facility using a

Food Chain Reactor (FCR) configuration.
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5. Cumulative and Secondary Impacts

Cumulative impacts are defined as the impact on the environment which results from the
incremental impact of an action when added to other past, present, and reasonably foreseeable
future actions, regardless of what agency or person undertakes such other actions. Secondary
impacts are those that have the potential to occur later in time or farther in the future, but
which are reasonably foreseeable. They can be viewed as actions of others that are taken

because of the presence of the project.

The gradual build-out of the WCT will produce a range of impacts that are described in the DEIS.
These are the same types of impacts that are projected for the region overtime as population
increases and land is developed to accommodate population growth. Cumulative and
Secondary impacts resulting from the Project, together with other development planned for
Central Maui, will include increased demand upon public infrastructure and facility systems such
as traffic, schools, police, fire, wastewater and water. Cumulative and Secondary impacts can
also have an effect upon air and water quality, sensitive environmental habitats and natural
resources if not property monitored and mitigated. Section VI.B of the DEIS discusses

cumulative and secondary impacts in greater detail.

6. Consistency with State and County Plans and Policies

a. State Land Use Law, Chapter 205,HRS

The State Land Use Law (Chapter 205, HRS), establishes the Land Use Commission (LUC) and
authorizes the body to designate all lands in the State into one of four districts: Urban, Rural,
Agricultural or Conservation. The WCT comprises about 1,576 acres of which 14 acres are
located within the State Urban District and the remaining lands are within the State Agricultural
District. To develop the property as proposed, approximately 335.155 acres will need to be
redesignated to the Urban District and 149.848 acres to the Rural District. Section VII.A of the

DEIS discusses the Project’s consistency with the State Land Use Law in greater detail.
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b. Coastal Zone Management Act, Chapter 205A, HRS
The Coastal Zone Management (CZM) Area as defined in Chapter 205A includes all of the lands
in the State. As such, the property is within the CZM area. Section VII.E of the DEIS contains a

detailed discussion of the Project’s compliance with the objectives and policies of the CZM Act.

c. Hawai‘i State Plan, Chapter 226, HRS

The Hawai‘i 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. Section VII.A-B of
the DEIS discusses how the project is either supportive or not supportive of these goals,

objectives and policies.

d. State Functional Plans

The Hawai‘i State Plan directs State agencies to prepare functional plans for their respective
program areas. There are 14 state functional plans. These plans direct State policy in areas that
range from agriculture to the natural environment and economic development. Section VII.D of
the DEIS discusses how the project is either supportive or not supportive of these goals,

objectives and policies.

e. County of Maui General Plan

The General Plan of the County of Maui refers to a hierarchy of planning documents that
together set forth future growth and policy direction in the County. The General Plan is
comprised of the following documents: 1) County-wide Policy Plan; 2) Maui Island Plan; and 3)

nine community plans.

1) Countywide Policy Plan

The County-wide Policy Plan was adopted in March 2010 and is a broad policy document
that identifies a vision for the future of Maui County. It establishes a set of guiding
principles and provides comprehensive goals, objectives, policies and implementing actions
that portray the desired direction of the County’s future. The County-wide Policy Plan
provides the policy framework for the development of the MIP and nine Community Plans.
Section VII.H.1 discusses how the project is either supportive or not supportive of these

goals, objectives and policies.
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2) Mauilsland Plan

The MIP functions as a regional plan and addresses the policies and issued that are not
confined to just one community plan area, including regional systems such as
transportation, utilities and growth management, for the Island of Maui. Together, the
Island and Community Plans develop strategies with respect to population density, land use
maps, land use regulations, transportation systems, public and community facility locations,
water and sewage systems, visitor destinations, urban design and other matters related to
development. The MIP was adopted on December 28, 2012. The MIP designates as a
“Planned Growth Area” the land area comprising the proposed urban and rural areas that
comprise the WCT. Section VII.H.2 of the DEIS discusses how the project is either supportive

or not supportive of these goals, objectives, policies and implementing actions.

3) Wailuku-Kahului Community Plan

The Wailuku-Kahului Community Plan designates the urban and rural land proposed for
development Agriculture and Wailuku-Kahului Project District No. 5 (Maui Tropical
Plantation). Community Plan Amendments are required for the approximate 499 acres of
land that are proposed for development. Section VII.H.3 of the DEIS discusses how the

project is either supportive or not supportive of these goals, objectives and policies.

4) County of Maui Zoning
The WCT Master Plan will similarly require a Change in Zoning for all lands proposed for
development. A new project district zoning ordinance will be created to implement the

vision and mix of uses proposed in the WCT Master Plan.

7. Alternatives Considered
The alternatives that have been considered are:
e No Action Alternative;
e Develop Fewer Units;
e Develop More Units by Building More Workforce Housing
e Develop at a Lower Density; and

e Develop at an Alternative Location.
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Chapter VIII of the DEIS contains a discussion of the alternatives.

8. Unresolved Issues

The following issues remain unresolved at the time this document is being prepared:

Wastewater Treatment

The WCT proposes to complete off-site upgrades to the County’s wastewater transmission
system in order to temporarily connect to the KWRF for the initial 650 units, or development
producing an equivalent amount of wastewater, in the Phase | development. It is unclear at this
time if the County will agree to this proposal. In any event, the Applicant will need to construct
a stand-alone private wastewater treatment facility, or partner with the County and other

projects in the Waikapi area, to construct a combined wastewater treatment plant.

Waiale By-pass Road Improvements
The Wai'ale Bypass Road is identified in the County’s Fiscal Year 2016 Capital Improvement
Program for funding between 2017 and 2021. The precise schedule for funding and

development of this roadway is uncertain at this time.

Final Water Quality Testing
Pump tests and water quality testing for compliance with State DOH water quality standards is

being conducted on the Project’s three potable wells.

Renewable Energy Development
Development of renewable on-site photovoltaic energy will be dependent upon many factors

including financial viability and securing any necessary agreements from MECO.

Amendments to Maui County Code (MCC) Chapter 19.33

Implementation of the Master Plan will require the adoption of a Project District Ordinance,
pursuant to MCC Chapter 19.58. It is not yet known whether the ordinance will be adopted
through the legislative process. Should the ordinance not be adopted, or be revised

significantly, then the ultimate mix of land uses and character of development may be affected.
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CHAPTER 2 PLANNING CONTEXT

.  PLANNING CONTEXT

A. HISTORICAL LAND USE

A history report prepared by Jill Engledow for Mike Atherton (August, 2009) describes the
history of Waikapd, including the Applicant’s property (See: Appendix J, “A History of WaikapQ”).

Engledow’s report is briefly summarized here.

The Waikapl land division originates from the valley created by the Waikapd Stream, which is
one of four streams that comprise what is known as the Na Wai ‘Eha. The other three valleys
are called ‘Tao, Waiehu and Waihe‘e. The Na Wai ‘Eha streams are culturally and economically
significant. For generations these streams have provided a fresh water source vital for the
cultivation of crops throughout the Central Maui isthmus. From the base of each of these
valleys, native Hawai‘ian settlements arose to take advantage of the abundant natural resources

that formed the traditional Hawai‘ian ahupua’a from mountain to sea.

According to early censuses conducted by Christian missionaries in 1832 and 1836, there were
733 persons living in Waikapl in 1832 and 709 persons in 1836. A report from 1834 counts
students attending two schools in Waikap, one with 170 boys and 155 girls and the other with
84 boys and 54 girls. Thus, prior to the large-scale cultivation of sugarcane in Central Maui, there

was a sizable native Hawai‘ian population in and around Waikapa.

Prior to land extensive sugarcane cultivation, kalo was cultivated along the Waikapid stream
along with other vegetable crops. As documented by Engledow, E.S.C. Handy wrote the

following in 1934:
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“Spreading north and south from the base of Waikapi to a considerable
distance below the valley are the vestiges of extensive wet plantations, now
almost obliterated by sugarcane cultivation . . . Far on the north side, just
above the main road and at least half a mile below the entrance to the canyon,
an extensive truck garden on old terrace ground showed the large area and the
distance below and away from the valley that was anciently developed in
terraced taro culture. On the south side there are likewise several sizable
kuleana where, in 1934, old terraces were used for truck gardening. . . There
were probably once a few small terraces on the narrow level strips of valley

»iv

bottom in the lower canyon.

Engledow further documents that small scale sugarcane growing was occurring in Waikapt by

the 1840s. However, it wasn’t until 1862, when James Louzada founded Waikapl Plantation,

that larger scale sugar cultivation took root in the area. An early depiction of the plantation is

provided in an article from the April 9, 1864, edition of the Pacific Commercial Advisor.”

“The capacity of the mill is about four thousand pounds of sugar per day,
though, by working nights, which is sometimes done, five thousand pounds can
be got off. To obtain this product, Messrs. Louzada and Cornwell employ about
seventy field and mill laborers, of whom forty are females, who are engaged on
account of the scarcity of men. . . .The land at Waikapi consisting of a gentle
slope from the base of the mountain to the road, irrigated by the Waikapi river,
is admirably adapted to sugar culture, producing, when well cared for, very
heavy crops. The extent of land suitable for cane is limited only by the amount of
water obtainable for irrigation. The proprietors of the mill have purchased land
largely since they began operations and have now some 200 acres. They
purchase cane from the natives, paying generally about one hundred dollars an

acre for the standing crop, taking it off at their own expense.”

By the mid-1870s, sugar cane production in the Central Valley was thriving. Between 1867 and

1880, land in cane cultivation on Maui increased by 136%, from 5,080 acres to 12,000 acres.” In

1889 and 1890, Wailuku Sugar Company, owned by famed sugar baron Claus Spreckels,
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purchased all of the shares of the Waikapt Plantation from James Louzada and Henry Cornwell.
Wailuku Sugar Company, under different ownership groups, continued sugar cultivation on the
WaikapU lands until 1988. Thereafter, the Maui Land & Pineapple Company leased land for
pineapple production and HC&S leased land both mauka and makai of Honoapi’ilani Highway to
supplement its sugar production. Pineapple ceased to be farmed on Waikapi lands in about
1997. HC&S continues to lease approximately 938 acres for sugarcane cultivation from the

Project Applicant.

In 1982, Wailuku Sugar Company petitioned the State Land Use Commission for a Special Use
Permit to develop the “Hawai‘i Tropical Plantation” on 8.92 acres of the approximate 59 acres
that comprise TMK: (2) 3-6-5:007. The purpose of the project, as described in 1982, was to
develop a visitor-oriented destination where a variety of tropical agricultural products could be
showcased. The agricultural component of the project included the growing, harvesting and
processing of tropical fruits, plants and flowers. In addition, tours were offered so that visitors
could experience the agricultural activities. Of the 8.92 acres subject to the Special Use Permit,
5.25 acres was proposed for a plantation center, 2.64 acres for parking, and 1.03 acres for an
agricultural tour route. Agricultural activities were to occur on the remaining agricultural lands
that encircle the facilities. On July 21, 1982, the Maui Planning Commission granted the Special
Use Permit, subject to conditions. The Tropical Plantation Market was constructed in 1984 and
the restaurant in 1986. By 1988, the Plantation was expected to draw approximately 450,000

visitors.

By the late 1980s the Maui Tropical Plantation’s management determined that greater
regulatory flexibility was needed so that the facility could be expanded to better serve its
customers. In 1988, Maui Tropical Plantation filed a Hawai‘i Revised Statutes (HRS) Chapter 343
Environmental Assessment to support a State Land Use Commission District Boundary
Amendment from Agricultural to Urban and a Change in Zoning and Community Plan
Amendment from Agriculture to Wailuku/Kahului Project District 5. In October 1992, the Maui
County Council granted the request. The Project District Zoning Ordinance zoned 14 acres for
commercial uses and approximately 45 acres for agricultural uses (See: Figure Nos. 6 and 7,

“Community Plan Map” and “Zoning Map”).
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B. EXISTING LAND USE

The Applicant purchased the bulk of the property from Wailuku Agribusiness Company between
2004 and 2006. Today, the Applicant’s 1,562.171 acres of State Agricultural District lands are
used for sugarcane cultivation, cattle grazing, and diversified agriculture. These include the

following TMK’s:

Table 11: State Agricultural District Designated Lands

TMK Number Acres

(2) 3-6-005:007 (Portion) 45.054
(2) 3-6-004:003 657.195
(2) 3-6-004:006 52.976
(2) 3-6-006:036 0.72

(2) 3-6-002:003 521.40
(2) 3-6-002:001 284.826
TOTAL 1,562.171

The commercial component of the MTP, located on a 14-acre portion of TMK (2) 3-6-005:007,
continues to be a visitor destination that is based on a tropical agricultural theme. As in previous
years, the facility integrates ongoing agricultural activities with daily tours, restaurants, gift
shops, farm stands, and adventure tours. Surrounding the MTP is sugarcane stretching to the
south and east and the diversified farming operations of Kumu Farms and Hawai‘ian Taro to the
west and north. The existing town of Waikapl, Census Designated Place population of 2,965
(Maui County Data Book, 2012), abuts the northern boundary. MTP facilities include a 9,389
square feet country store/gift shop and a 15,821 square feet restaurant/special events hall with
seating for up to 500. There are also a number of smaller structures that serve as artist studios
and gift shops. The most popular attraction at the MTP is a daily tram ride, which offers a
guided tour of the abutting agricultural fields and tropical lagoon and gardens. The special
events hall is popular for weddings, fund raising campaigns, parties and performances. In recent

years the facility has attracted approximately 100,000 visitors per year.
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Kumu Farms and Hawai‘ian Taro farm along the northern and western perimeter of the MTP.
Kumu Farms specializes in organically grown fruits, vegetables and herbs and is well-known for
its Moloka'i farm, which sells organic strawberry papayas throughout Hawai‘i and on the U.S.
Mainland. Hawai‘ian Taro is owned by farmer and University of Hawai‘i taro researcher Bobby
Pahia. Hawai‘ian Taro grows dry land taro, banana and sweet potato. MTP owner, Mike
Atherton, is raising a small herd of Texas Longhorn cattle on the mauka fields at the base of the
West Maui Mountains. HC&S is leasing approximately 938 acres for sugarcane on parcels to the

south and east.

C. SITE PHOTOGRAPHS

Site photographs were taken of the entire 1,576 acres between September 2013 and October
2014. Figure Nos. 7a and 7b show the approximate location of the photos taken. The site
photographs document existing site conditions at the MTP, the agricultural lands mauka and to
the south of the MTP and the existing agricultural lands makai of Honoapi’ilani Highway in the
area proposed for development. The site photographs also document existing conditions along
the boundaries of the project, including conditions along Waiko Road. (See: Figure No. 8 A-N,

“Site Photographs”).
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1. Looking west (mauka) from Honoapt’ilani 2. Looking north along Honoapt'ilani Highway 3. Looking south along Honoapt'ilant Highway
Highway into the project site. towards Watkapt Town fronting the project. fronting the project site.

4. Looking northwest across the subject property 5. Looking south from the project driveway 6. The existing Kumu Farms agricultural
from Honoap1t'ilant Highway. across the subject property. products stand.

Figure 8, C
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7. Existing electric vehicle recharging stations 8. Looking west at the entrance to the existing
mstalled by JumpSmart Mauu. Maui Tropical Plantation Visitor Store.

0, Looking south at the frontage of the Maw
Tropical Plantation Visitor Store.

10. Panning from the southeast to the south across the existing Maui Tropical Plantation parking lot.

Figure 8, D

Site Photographs
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11. Looking from south to west across the project site.

ML Tl

12. Looking east (makat) at the rear of the Maw  13. Looking across the existing village green. 14. Looking west (mauka) at the restaurant
Tropical Plantation Visitor Store from the / special events hall from the village green.
village green.

Figure 8, E
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15.Ron L. Designs Jewlery Manufacturing
Cmnpaﬂ}-’.

16. History of Waikapu pavilion.

18, Maw Zipline.

19. Hawaiian Edible Islands.

20, Sweet Paradise Chocolatier.

Figure 8, F

Site Photographs
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21. Typical retail shop at the Maur Tropical

Plantation.

22.Current improvements to the lagoon to
recognize T'-’.a’ﬂﬂ{:lpu’s sugar lﬁg:l{:}z

23.Lookine across the lacoon towards areas
g g
proposed for future multi-family residential.

24.View of the lagoon with new improvements.

B

25.1.ooking across the lagoon at the renovated
restaurant and bar.

26..ooking north across the village green

behind the lagoon.

Figure 8, G

Site Photographs
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7. Wedding gazebo at the northern end of 28. Looking north at Kumu Farm’s farming 29. Looking south across Kumu Farm’s

the lagoon. operation. farming operations.

30. Looking along the northern and eastern property lines from the northeast corner ot the property.

Figure 8, H

site Photographs
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31. Looking west (mauka) towards proposed
rural and agricultural lands.

32. Looking southwest at the existing Wathe'e
irrigation ditch that hies north to south
across the property.

33. Looking west (mauka) towards the proposed
rural and agriculrural lands.

34. Looking east (makai) towards proposed rural and residential lands.

Figure 8, I

Site Photographs
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35. Looking east (makai1) at Kumu Farms 36. Looking east (makai) at Kumu Farms 37. Looking east (makai) at Kumu Farms
agricultural lands. agricultural lands towards the MTP. agricultural lands towards the MTP.

38. Panning southeast towards lands being farmed by Hawau Taro, LLC.

Figure 8, ]

Site Photographs
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39. Looking northeast at agricultural lands near  40. The existing Maui Zipline within the MTT.
the MTT.

41. Looking north across the MTT.

Figure 8, K

site Photographs

42. Looking south across proposed single-family and rural lands and agricultural lands beyond.
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43. Looking north across the proposed 4. Looking southwest across the agricultural preserve.
agricultural park in the agricultural preserve.

45.1.00king east at lands proposed for urban development, (makat) at lands makai of Honoapt'ilan1 Highway.

Figure 8, L
Site Photographs
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47.Looking west (mauka) from the location of the proposed War'ale Bypass Road across lands proposed for urban development.

Figure 8, M

Site Photographs

WAIKAPU COUNTRY TOWN

PLANNING
COMNSULTANTS
HAWALL LLC




48. Looking south along an existing cane haul ~ 49. Looking north along existing cane haul road
road in the vicinity of proposed Wai’ale in the vicinity of the proposed Wai’ale Bypass.
Bypass.

-

50. Looking in the direction of the cane haul
road from Waiko Road.

51. Looking northwest up Waiko Road. 52. Looking north along Wai’ale Road from
Waiko Road.

53. Looking at the existing Waikapt Stream bed.

Figure 8, N
Site Photographs
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D. MAUI ISLAND PLAN DIRECTED GROWTH PLAN

In December, 2012, the County of Maui adopted the MIP. The MIP establishes goals, objectives,
policies and actions to direct growth and development on Maui through the year 2030. The MIP
was based upon a comprehensive analysis of population growth, economic conditions,

development capacity of existing entitled lands, and extensive community outreach.

To guide development of future urban lands, the MIP sets forth policies requiring higher urban
densities, a greater balance between single- and multi-family housing types, mixed-use
development, vehicular and pedestrian connectivity between land uses, and the incorporation

of parks, schools, open space and affordable housing into future developments.

The MIPs Directed Growth Plan places approximately 502 acres of WCTs 1,576 acres into urban
(small town) and rural growth boundaries. The MIP keeps the remaining 1,074 acres within the
State’s Agricultural District. Of the Project’s agricultural lands, approximately 800 acres
extending south of the Project’'s Small Town Boundary are preserved in perpetuity for
agricultural use through a conservation easement. The remaining lands may be subdivided in
the future into several large agricultural lots (See: Figure Nos. 9 and 10, “Maui Island Plan

Directed Growth Map” and “Maui Island Plan Wailuku/Kahului Planned Growth Areas”).

The MIP describes the purpose and intent of the WCT “Planned Growth Area” as follows:

The Woaikapda Tropical Plantation Town planned growth area is situated in
the vicinity of the Maui Tropical Plantation, and includes lands on both the
mauka and makai sides of Honoapi'ilani Highway. Providing the urban character
of a traditional small town, this area will have a mix of single-family and
multifamily rural residences, park land, open space, commercial uses, and an
elementary or intermediate school developed in coordination with the Wai'ale
project. The area is located south of Waikapi along Honoapi'ilani Highway, and
it will incorporate the integrated agricultural and commercial uses of the

existing tropical plantation complex. This area is proximate to the Wai'ale
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planned growth area, providing additional housing in central Maui within the
Wailuku-Kahului Community plan region. As part of this project, parcels to the
south of the project (identified as Agricultural Preserve on Figure 8-1) shall be
protected in perpetuity for agricultural use through a conservation easement. A
portion of this area may be dedicated to the County as an agricultural park
administered pursuant to County regulations. Alternatively, this area can be
developed as a private agricultural park available to Maui farmers, and executed
through a unilateral agreement between the landowner and Maui County. The
rural lots mauka of Honoapi'ilani Highway are intended to be developed using a
CSD plan. The CSD plan shall provide access to uninterrupted walking and
bicycling trails and will preserve mauka and makai views while protecting
environmentally sensitive lands both along Waikapi stream and mauka of the

subdivision.

Planned Growth Area Rationale:

Keeping the Waikapi Tropical Plantation as its town core, this area will become
a self-sufficient small town with a mix of single-family and multifamily housing
units in a walkable community that includes affordable housing in close
proximity to Wailuku's employment centers. Schools, parks, police and fire
facilities, transit infrastructure, wastewater, water supply resources, and other
infrastructure should be developed efficiently, in coordination with neighboring
developments including Maui Lani, Kehalani, Pu'unani and Wai'ale. The
Waikapi Tropical Plantation Town planned growth area is located on Directed

Growth Map #C3. "
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E. PROJECTED MARKET DEMAND

A market study and economic and fiscal impact assessment was conducted by the Hallstrom

Appraisal Group | CBRE, Inc. and is included as Appendix A.

The purpose of the market study was to determine if there will be sufficient market demand to
absorb the proposed residential and commercial development during a reasonable exposure
period given competing developments and projected statewide/regional market trends. The
study also assessed if the project is an appropriate use of the underlying site relative to market

needs.

Wailuku-Kahului, or "Central Maui", is the center for government, transportation and non-visitor
economic activity on the island, and its most populous district. In addition to its historic standing
as the location of a significant share of urban uses, it has been a focal point for light industrial,
commercial and residential development for the past two decades, with numerous major
projects actively adding inventory, in construction or proposed. The region’s proximity to
services, goods, transportation facilities, and business/employment opportunities, ready access
to the island's highway system, and a desirable climate will facilitate continuing demand for real
estate into the long- term; although it will "lose" some of its market dominance as

development continues in South (primarily) and West Maui.

There are an estimated 19,200 housing units in Central Maui of which some twelve-plus percent
are owned by non-residents as second/vacation homes. The average resident household size is
just under 3.50 persons and is forecast to decline meaningfully in coming decades as a result of

family/household trends and a changing mix of unit types from new development.

There are an estimated twelve million square feet of gross leasable light industrial and
commercial floor space in Central Maui, about three-quarters of the island-wide total, but a
limited visitor-oriented component with only 462 total transient units (just 2.3 percent of the

island total) and limited tourist-dominated retail.
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Waikapu is potentially a highly competitive location within the Maui housing market. It is
considered to have distinctive, unique characteristics relative to nearby Wailuku and Kahului,
although it represents the southerly boundary of their greater urban sphere. All of the just over
900 units of residential inventory built in the Waikapt Village area to date (less than five percent
of the regional total) have been successfully absorbed, and the number of units available for
resale is typically limited with only six active house listings at the report date, or just 0.66% of
the total units in the community. Waikapu is considered desirable for its relative ease of access
to the Wailuku/Kahului commercial and service centers as well as the resort employment areas
in West and South Maui; for its cooler climate; panoramas across the isthmus to Haleakal3; and,

small town ambience.

The subject property is a superior location for the proposed development in regards to
access, views, topography, shape, consistency with nearby uses and land planning objectives,
climate, and ability to provide a quality lifestyle and business opportunities for a wide-range of
owners and end-users. It will have the attributes necessary to be highly competitive in all its

product sectors, and will capture a reasonable market share during its offering period.

It is estimated the demand for new residential units in the Wailuku-Kahului study area will be
from 9,647 to 16,814 units over the next 21 years (through 2035); including allowances for non-
resident purchasers and vacancies, with a mid-point demand of 13,230 units. The number of
existing unsold and planned resident housing units within the regional "Directed Growth
Boundary", excluding the proposed WCT product, totals some 7,296 units. This indicates there
will be a shortfall in the sector of from 2,351 to 9,518 new residential units; with a mid- point
under-supply of 5,935 units. Thus, sufficient unmet demand should exist to readily absorb the

1,433 units of subject inventory during the projection period.

The median price for a single family home in Central Maui (which includes many smaller, older
homes/units) during the first half of 2015 was $507,300 and at $308,750 for a multifamily unit.
Both indicators show meaningful appreciation since prices reached a post-recessionary nadir in
2011. Median prices are anticipated to increase into the long-term as thousands of higher
priced new units manifesting the higher costs of land, construction, impact fees and

entitlement, are added to the inventory, and appreciation (though cyclical) continues.
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It is estimated that approximately 75 percent of the demand for resident housing in the
Wailuku-Kahului Study Area will be for units with a current price of $660,000 or less; the upper-
price threshold for meeting County affordability standards (160 percent of median household
income), with 30 percent of demand for units having a current price of less than $330,000 (the

80 percent of median household income threshold).

Multifamily units are expected to comprise an increasing proportion of the total regional
inventory, moving from the current 25 percent level to 45 percent over the coming two
decades. Based on the limited availability of alternative Central Maui supply relative to demand
and the favorable competitive characteristics of the subject location/community, it is estimated
that the 1,433 proposed residential units of WCT will require about 10 years to be fully absorbed
following anticipated commencement of sales in 2017, or at an average rate approaching 150
units annually. This represents only some 20 percent of total regional mid-point demand during
the sales period; a moderate perspective which could readily be swifter if some proposed

projects fail to reach fruition and the market standing of WCT achieves expectations.

It is estimated the demand for neighborhood commercial space by WCT residents and day
workers at build-out will be some 85,100 square feet, with patronage by guests in the
community, other Waikapl households, and passer-bys contributing an additional 34,000
square feet of demand on a stabilized basis. The remaining 50,500 square feet (of the total
169,600 square feet proposed) will be modestly absorbed over-time with specialized/niche
businesses, many with cross-over appeal to residents and visitors, and keeping with the small
town context. The developer is hopeful the existing on-site Tropical Plantation shops will
remain at WCT. It is estimated that it will require about 12 years for the WCT commercial space
to be fully absorbed. The annualized mid-point subject residential unit absorption estimates are

summarized in Table 12 below.

Table 12: Estimated Annualized Mid-Point Market Absorption of Residential Product

Year of Residential
Calendar Development Construction, Sale and Absorption Timing Units
2016 1 Infrastructure Emplacement Commences
2017 2 Infrastructure Completed, Vertical Construction and 150
Pre-Sales Begin
2018 3 Initial Buildings Completed and Occupied 120
2019 4 Vertical Construction, Absorption and Sales On-Going 130
WAIKAPU COUNTRY TOWN 11-26
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Year of Residential

2020 5 Construction, Absorption and Sales On-Going 140
2021 6 Construction Absorption and Sales On-Going 150
2022 7 Construction Absorption and Sales On-Going 150
2023 8 Construction Absorption and Sales On-Going 150
2024 9 Construction Absorption and Sales On-Going 150
2025 10 Construction Absorption and Sales On-Going 150
2026 11 Construction Absorption and Sales On-Going 143
TOTAL 1,433

Note: Total excludes potential ‘Ohana units which may be permitted within the community. The number and location
of possible ‘Ohana units are unknown at this time, with some developer materials discussing totals of about 150 units.
For purposes of the analysis it is assumed only the 1,433 proposed non-‘Ohana units will be built and reflected this
figure throughout our analysis.

Source: The Hallstrom Group/CBRE

The forecast absorption of the commercial component is shown below in Table 13.

Table 13: Estimated Annualized Mid-Point Market Absorption of Commercial Product

PROJECTED SUBJECT COMMERCIAL SPACE ABSORPTION BY PERIOD

Gross Leasable Area in Square Feet

2016-2020 2021-2025 2026-2030 Total

42,399 110,238 16,960 169,597

Source: The Hallstrom Group/CBRE

WAIKAPU COUNTRY TOWN 1-27
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CHAPTER 3 DESCRIPTION OF THE PROJECT

lll.  DESCRIPTION OF THE PROJECT

A. PURPOSE AND OBJECTIVES

The primary purpose of the WCT is to create a new mixed-use residential community that
embodies the principles and policies of the MIP and that respects and implements the
Statement of Values of the Waikapl Community Association. Key guiding principles embodied

in the MIP that have guided the development of the WCT Master Plan include:

1. Respect and encourage island lifestyles, cultures, and Hawai‘ian
traditions: The culture and lifestyle of Maui’s residents is closely tied
to the island’s beauty and natural resources. Maintaining access to
shoreline and mountain resources and protecting culturally
significant sites and regions perpetuates the island lifestyle and
protects Maui’s unique identity. One of the most vital components of
the island lifestyle and culture is Maui’s people. In an island
environment where resources are finite, future growth must give
priority to the needs of residents in a way that perpetuates island

lifestyles.

2. Promote sustainable land use planning and livable communities:
Managing and directing future growth on Maui should promote the
concept of sustainability, and the establishment of livable
communities. Sustainable practices include: 1) Focusing growth into
existing communities; 2) Taking advantage of infill and

redevelopment opportunities; 3) Promoting compact, walkable,

WAIKAPU COUNTRY TOWN -1
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mixed-use development; 4) Revitalizing urban and town centers; 5)
Providing transportation connectivity and multimodal opportunities;
6) Protecting and enhancing natural and environmental resources;
7) Protecting, enhancing, and expanding communities and small
towns, where appropriate; and 8) Encouraging energy and water-

efficient design and renewable energy technology.

Keep “urban-urban” and keep “country-country”: Given the high
cost of developing public infrastructure and facilities to service
remote areas, the significant environmental and social impacts
associated with long vehicle commutes, and the desire to “keep the
country-side country” it is preferable to develop compact
communities and to locate development within or as close as

possible to existing urban areas and employment centers.

Protect traditional small towns: Development within and adjacent
to Maui’s traditional towns should be compatible with and
perpetuate their unique character. Hard edges should be maintained
around new and existing communities through the use of greenbelts

and significant open space.

Protect open space and working agricultural landscapes: In light of
continuing urbanization, the protection of agricultural and open-
space resources will depend on a healthy agricultural industry and
progressive planning and regulation. Planning should utilize
agricultural lands as a tool to define the edges of existing and
planned urban communities, apply innovative site design, create
buffers along roadways, provide visual relief, and preserve scenic

views.

Protect environmentally sensitive lands and natural resources:

Environmentally sensitive lands, natural areas, and valued open

WAIKAPU COUNTRY TOWN
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spaces should be preserved. Native habitat, floodways, and steep
slopes should be identified so future growth can be directed away
from these areas. It will be important to plan growth on Maui in a
manner that preserves habitat connectivity, —watersheds,
undeveloped shoreline areas, and other environmentally sensitive

lands.

Promote equitable development that meets the needs of each
community: Each region of the island should have a mix of housing
types, convenient public transit, and employment centers. Where
appropriate, all neighborhoods should have adequate parks,
community centers, greenways, libraries, and other public facilities.
No community should have a disproportionate share of noxious
activities. Additionally, a fair, efficient, and predictable planning and
regulatory process must be provided. A cornerstone of equitable
development should reflect a focus on providing affordable housing

for all of Maui’s residents over developing nonresident housing.

Plan for and provide efficient and effective public facilities and
infrastructure: Many of Maui’s public infrastructure systems and
facilities were constructed decades ago and are in need of repairs
and upgrades to meet current and future demand. Growth should be
planned for areas with existing infrastructure, or where
infrastructure can be expanded with minimal financial burden to the
public. Transportation infrastructure should be designed to be in

harmony with the surrounding area.

Support sustainable economic development and the needs of small
business: Land use decisions should promote and support

sustainable business activities.

WAIKAPU COUNTRY TOWN
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10. Promote n community  responsibility, =~ empowerment, and

uniqueness: The development of community plans should be a
broad-based, inclusive process. The community plans shall be
reviewed by the Community Plan Advisory Committees, the planning
commissions, and approved by the Council. The MIP shall provide a
framework for the updated community plans. Subsequent proposed
community plan amendments should be subject, as much as

viii

possible, to local community input.

The WCT Master Plan also seeks to embody the values of the existing residents of Waikapa.

Waikapl Community Association Statement of Values and Supplemental Statements that have

helped shape the WCT Master Plan include:

“Respect the principals and values of traditional Maui rural towns
and sustainable communities.

Incorporate employment uses into the project to reduce commuting.
Maintain a physical and visual separation between communities.
Prohibit gated neighborhoods.

Preserve prime and productive agricultural lands in perpetuity.
Establish an identifiable public town center.

Preserve and enhance the property’s natural and ecological systems,
especially Waikapid Stream.

Encourage  mixed use development within a defined
commercial/business core. Establish opportunities for easily
accessible ‘mom and pop’ stores.

Protect public view corridors of Waikapid Valley, the West Maui
Mountains, the ocean, and the plains of Central Maui through the
careful placement and massing of buildings and creative use of open
space throughout the project.

Incorporate ‘green’ and ‘sustainable’ development practices.
Identify, evaluate and preserve historic and cultural landmarks on

the property.

WAIKAPU COUNTRY TOWN
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Create a tiered and separated transportation network comprised of
various modes, including vehicular, transit, walking and biking.
Create pedestrian-friendly neighborhood roadways.

Preserve the integrity of the Waikapi Ahupua’a by working with
knowledgeable Kiupuna and Waikapi residents to ensure the
conservation and sustainable use of the upland watershed, Waikapi
stream and fertile kula agricultural lands.

Provide a variety of recreational opportunities to facilitate good
physical health.

Encourage community input and participation in the formulation
and execution of the Plan in accordance with the Plan’s guiding
principles and Statement of Values.

Create a ‘Garden Town’ by dedicating a permanent agricultural
buffer around the town, protecting view corridors, and incorporating
a mixture of greenways, parks, open space, and tree-lined streets

and landscaped public spaces throughout the project.”

In addition to the above-referenced guiding principles from the MIP and Waikapd Community

Association Statement of Values, the desire of the Applicant, WaikapG Properties LLC, is to

accomplish the following objectives:

Be a profitable development for the project’s entrepreneurial developers, the
County and State;

Provide a diverse range of market and affordably priced housing in order to address
projected housing demand through 2030;

Develop a “complete community” with a diversity of housing, retail, and civic uses
to support residents;

Protect the environment by directing development away from sensitive lands and
by incorporating sustainability practices into the design, development and operation
of the project;

Reduce automobile dependence;

Provide a jobs and housing balance within the development;

WAIKAPU COUNTRY TOWN -5
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e Create the opportunity for more active and healthy lifestyles through the creation of
“complete streets”, greenways, and a diversity of parks spaces;

e Reduce the project’s energy demand through conservation, energy efficient design
and development of on-site renewables;

e Respect traditional Hawai‘ian lifestyles and existing cultural practices;

e Facilitate agricultural development within the project’s protected agricultural lands;

e Maintain a sense of community where Maui residents feel comfortable visiting,

living, working and playing.

B. MASTER PLAN CONCEPT

1. Land Use Plan

The project area encompasses approximately 14 acres of State Urban District land and
approximately 1,562 acres of State Agricultural District land (See: Figure No. 5, “State Land Use
Designation”). The existing MTP retail shops, restaurant, convention hall, tropical gardens and
lagoon are on the State Land Use Urban designated land, which is a portion of TMK No. (2) 3-6-
005:007.

The Applicant is proposing to redistrict approximately 485 acres of State Agricultural District
land to the State Urban and Rural Districts. Approximately 1,077 acres of the Applicant’s
holdings will remain within the State Agricultural District. Approximately 800 of these acres will
be permanently protected by the Applicant through an agricultural easement, or similar
mechanism, to facilitate diversified agricultural development. These lands are located to the
south of the Project’s Small Town and Rural Growth Boundaries and extend in the direction of

Ma‘alaea.

The Project, which will be situated on approximately 499 acres, is envisioned to become a
“complete community,” encompassing a mixture of single- and multi-family residential units,
commercial, and civic uses. In accordance with the MIP’s Directed Growth Area Guidelines, the
WCT will include 1,433 residential units, plus about 146 ‘Ohana units, together with

neighborhood retail, commercial, an elementary school, parks and open space. The Project will

WAIKAPU COUNTRY TOWN I1-6
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be bound by the Applicant’s agricultural land holdings. The establishment of a firm agricultural
boundary abutting the Project’s urban and rural boundaries will help to create a “country town”
ambiance that will be unique but also similar to Maui’s other small towns such as Pa‘ia,
Makawao and Ha'iki. The WCT will be built in two five year phases, both mauka and makai of
Honoapi’ilani Highway. Development mauka of the highway will focus inward onto a “village
center,” incorporating the existing buildings and grounds of the MTP. The WCT Master Plan calls
for a mixture of affordable and market priced housing, along with commercial, entertainment,

parks and civic uses within and around the village center.

Development makai of the highway will focus onto a pedestrian-oriented “main street,” a
nearby elementary school, and a community park. The makai development is bound to the east
by the planned extension of the Wai’ale Road, which will intersect with Honoapi’ilani Highway at
the Project’s southern boundary (See: Figure No. 11, A-B: “Illustrative Land Plan” and Figure No.
12, “Birdseye lllustrative Perspective of the Mauka Village and Agricultural Lands”). For the
purpose of assessing the Project’s development impacts, the WCT Master Plan and development
program is consistent with the MIP’s allocation of 1,433 units, plus ‘Ohana units. The Applicant
understands that local market conditions will ultimately determine the types of units sold and
density of development within the project. It is intended that at full build-out the overall
character of development, mix of uses and development pattern will be consistent with the

master plan vision, design guidelines, and zoning ordinances.

2. Neighborhood Pattern and Urban Design Character

The WCT is envisioned to have two distinct, but interconnected neighborhoods, located mauka
and makai of Honoapi’ilani Highway. The community’s commercial and social core will be the
Village Center at the existing MTP. Here, it is envisioned that residents will be able to enjoy
restaurants, go to a farmers market, or bank and shop for daily needs. The defining feature of
the Village Center is the Village Green and its dramatic tropical lagoon, which gives the
community a distinctly Hawai‘ian ambiance and will invite residents to gather and relax under a
shade tree or at one of the Green’s several restaurants/cafés (See: Figure Nos. 13, A-E:
Rendering Key, lllustrative Rendering of Village Lagoon Looking Mauka (1), Illustrative Rendering

of Village Lagoon Looking Makai (2), Mill House Restaurant (3) and the Plantation Store (4)”.

WAIKAPU COUNTRY TOWN -7
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Figure 13 B: Village Lagoon Looking Mauka
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Figure 13 D: Mill House Restaurant
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A range of housing types will be provided within easy walking distance of the Village Center.
Traditional single-family residential, together with garden cottage residences of varying sizes
and configurations will be carefully sited throughout traditional grid and pocket designed
neighborhoods. Each neighborhood will have its own special identify but will be connected to
one another and the Village Center by complete streets and pedestrian paths (See: Figure No.
14, “Conceptual lllustrative Rendering of Pocket Neighborhoods with Pedestrian Path (5)” and
Figure No. 15, “Conceptual lllustrative Rendering of Single-Family Residential Neighborhood
(6)”.

Each pocket neighborhood will form a cluster of detached island-style cottage residences or
duplexes with shared common areas. Traditional single-family residences may be developed as
R-0O Lot Line or with side-yard setbacks and garages that may be setback from the sidewalks to

strengthen the character of the streets.

The clustering of residences will offer a uniquely plantation-town ambiance and will help to
ensure affordability. Also, a neighborhood of two- and three-story townhomes, live-work
residences and courtyard and garden apartments will complete the residential fabric, which will
offer a diversity of housing choices. These buildings will be orientated to capture dramatic
Pacific Ocean, Haleakala, and West Maui Mountain views (See: Figure No. 16, Illustrative
Rendering of Mixed-Use Neighborhood with Live-Work (7)” and Figure No. 17, Illustrative

Conceptual Rendering of Lagoon with Village Townhomes (1)”.

Rural lots of one-half to approximately two acres will be clustered mauka of the cottage
residences to serve as a soft transition to working farms and production agriculture. These lots
will provide residents with a more rural lifestyle. Through Conservation Subdivision Design
(CSD) the lots will be clustered in a manner that preserves important mauka and makai view

corridors, drainage ways, and large contiguous tracts of productive agricultural land.

Plantation Makai Neighborhood
The WCTs Plantation Makai Neighborhood will be defined by Main Street, which will developed
in the format of a small country town similar to other small towns on Maui, but emphasizing

more mixed-use and opportunities for higher density live-work and townhome development.

WAIKAPU COUNTRY TOWN I-16
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Main Street is envisioned to provide the urban character of a traditional country town, with
businesses fronting onto wide sidewalks, conveniently located on-street parking, canopy shade
trees, and a mix of activity-generating land uses. Traffic along Main Street will be calmed by a
large planted roundabout that is framed by a greenway, which connects the community park to
the north with the commercial district, and multi- and single-family residential neighborhoods to

the south. (See: Figure No. 18, lllustrative Conceptual Rendering of Main Street (8)”).

The Plantation Makai Neighborhood will be home to many of Waikapl Country Town’s civic
uses. An elementary school is located on twelve acres to the north of Main Street. Adjacent to
the school, and in close proximity to residential neighborhoods, is a community park that will
provide active and passive recreation opportunities. The County’s proposed Central Maui
Baseyard and regional park complex are planned within close proximity of the project and will
provide community services, employment and regional recreation opportunities within walking

or biking distance.

Like Plantation Mauka Village, a full range of housing choices will be provided. Neighborhoods
that may comprise garden cottage residences, single-family, R-O Lot Line homes, and a mix of
townhouses, live-work, courtyard, and garden apartments will provide diverse housing
opportunities for all age and income categories (See: Figure No. 14, “Conceptual lllustrative
Rendering of Pocket Neighborhoods with Pedestrian Path (5)” and Figure No. 19, A-B:
“Illustrative Conceptual Rendering of Town Homes (9) and Cottage Residences (10) along
Greenway”). The unique and historic architectural character and materials palette that
collectively defines Maui’s country towns, including the existing historic communities of
Waikapu, Wailuku and Pa‘ia will provide guidance for residential, commercial and civic buildings

developed within the Project.
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Figure 19 B: Cottage'Residences along Greenway
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CHAPTER 3 DESCRIPTION OF THE PROJECT

3. Transportation Plan
The following section provides a summary of the WCTs site access and circulation plan for

bicycle, pedestrian, and transit facilities.

a. Roadway Network

The WCT incorporates an extensive internal roadway system that allows community residents
and visitors to have multiple options for accessing neighborhoods, employment centers, and
commercial and institutional uses. At full buildout of the project, access to mauka and makai
land uses are provided along Honoapi’ilani Highway at four-legged, controlled intersections with
Main Street, East-West Residential Street, and the Wai'ale Road. Additional access to the makai
land uses are provided along the Wai'ale Bypass at a roundabout with Main Street and a three-
legged intersection with the major North-South Residential Street. Overall, the proposed WCT
will provide sufficient vehicular connectivity to varying project uses and the multiple site access
points help to better distribute traffic entering and exiting the community (See: Figure No. 20,

“WCT Street Network”).

b. Pedestrian Network

The WCT follows new urbanist design principles that include compact, higher-density, mixed-
uses and an emphasis on walkability and connectivity through extensive pedestrian and bicycle
networks on the project site. Figure No. 21 shows the distances between the Village Center and
the Main Street core at 1/8 mile, % mile and % mile. A % mile walk requires about 10 minutes,
which is an easy walk for most pedestrians. These characteristics by nature reduce vehicle trip
making and promote use of non-motorized modes. Consistent with State of Hawai‘i and the
draft County of Maui policies on Complete Streets, the transportation facilities for the
residential and commercial districts will be developed to form a balanced multi-modal
network designed to provide mobility choices and to meet the needs of the community and all

roadway users.

A primary objective of the project is to develop a community where walking and biking are the
preferred modes of transportation for short commutes. Therefore, approximately eight miles of

hiking, biking and walking trails will be incorporated into the project site along with one or two
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pedestrian/bicycle bridges, if feasible, over Waiko Stream to the north. Also, the development
makai of the highway will focus onto a pedestrian oriented “Main Street” close to an elementary
school and parks. A principal objective of the Project’s active transportation plan is to separate
pedestrians and bicyclists from automobiles through the use of multi-use cycle tracks and trails.
Such facilities will link the Project’s mauka and makai neighborhoods with the Project’s

commercial areas, civic, and recreational facilities.

All of the Project’s streets will emphasize traffic calming and street scape beautification. The
use of residential roundabouts at key intersections, landscape planting strips to buffer
pedestrians from traffic and linear greenways will serve to beautify the project while providing
motivation for residents to walk and bike more. The Project’s pedestrian and bicycle facilities
will be designed to make walking and bicycling safe, accessible and an enjoyable activity for all
age groups. Within the Project’s residential neighborhoods, sidewalks will be provided on both
sides of the street and traffic calming will encourage on-street bicycle riding. Figure No. 22

shows the Project’s non-motorized network of multi-use trails, pedestrian and bicycle facilities.

c. Bicycle Network

The Central Maui Pedestrian and Bicycle Master Plan for 2030 (State of Hawai‘i — Department of
Health- Healthy Hawai‘i Initiative, 2012) highlights that Wai'ale Road has significant unused
ROW that could be used to create a separated pedestrian and bicycle path that would be an
important link in connecting future growth in Waikapd to Kahului and Wailuku. The specific
vision for this Waikapi-Wai'ale Road Connector is to connect Waikapi to Wailuku and Kahului
by the Wai'ale Road Bikeway and provide a safe and convenient active transportation commute
between communities. The Wai'ale Road Bikeway will be a contiguous bike path or cycle track
between Kuikahi Drive and Waiko Road, which would then transition into a separated bike path,
or at a minimum a bike lane with signage to Waiinu Road, and eventually transition into a multi-
use path with a two-way bikeway and possible pedestrian path that would connect Waiinu Road
or the Sandhills residential area with Lower Main Street or Wailuku. The County of Maui
encumbered monies in its 2015 Capital Improvement Plan budget to produce design guidelines

for this facility and a contractor has been selected.
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The WCT provides an opportunity to develop a major segment of this bikeway and to integrate it
into the new community. The Final Environmental Assessment for the Proposed Wai'ale Road
Extension and East Waiko Road Improvements (County of Maui, 2014) states that the Wai'ale

Bypass will include a 10-foot bicycle/pedestrian path on the west side of the roadway.

Moreover, the internal WCT site plan will provide both separated pedestrian and bicycle
facilities along the collector roads and traffic calming along residential streets to ensure that
bicycling is make safer Figure No. 22 shows the Project’s non-motorized network of multi-use

trails, pedestrian and bicycle facilities.

d. Transit Network

Under existing conditions, the Honoapi’ilani and Waiko bus stop is the only bus stop located in
the project vicinity. While the Maui Bus has no immediate plans to expand service in this area,
as the WCT site develops, the project allows for the introduction of public transit to the site, and
service to the WCT should be considered as the County plans future expansion of public transit
service in this area. Additionally, enhancements and amenities (i.e., benches or covered shelter)
could be installed at the existing bus stop and any new bus stops to support future transit riders

in this area.

4. Parks and Open Space Plan

The WCT offers a variety of open space elements that are intended to serve the diverse
recreational needs and interests of the community. There are over 82 acres of active and
passive-park and open space elements within the WCT Master Plan. Of the 82 acres, about 32.5
acres are dedicated to the creation of mini-parks, neighborhood parks and a community park.
These parks are strategically located to make them easily accessible from the WCTs single- and
multi-family residential neighborhoods and the elementary school. The project also includes
approximately 50-acres of greenways, some of which incorporate pedestrian and bicycle paths,
which will help to safely link neighborhoods to one another and to create visual relief and a

diversity of natural topographic elements within the community.

Moreover, the abutting 1,077-acres of agricultural lands owned by the Applicant may create

additional opportunities for various forms of open-land recreation such as horseback riding,
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mountain biking, trail running, hiking and community gardening. Figure 23 is a conceptual
illustration of the various park elements within the WCT:

e Village Green (1). The Village Green is the site of the existing Mill House Restaurant and
MTP lagoon. The green open area of the Village Green is approximately 1.5 acres, which
includes a passive park on the mauka side of the lagoon. The Village Green will function
as the WCTs civic and cultural center. It will be landscaped with tropical shrubs, flowers
and canopy shade trees fronting onto the existing lagoon creating a unique sense of
place. The Village Green will offer passive recreation in the form of areas for picnics,
community gatherings and special events. Views from the green will be of the West
Maui Mountains, the mauka agricultural lands and the botanical garden environment
that exists around the lagoon and Mill House Restaurant.

o Waihe‘e Ditch Greenway and Neighborhood Park (2 and 3). The Waihe‘e Ditch
Greenway is intended to become an approximate 40-feet wide multi-use path and trail
that will course north to south across the mauka residential neighborhoods and beyond
to the rural open space and agricultural trail systems. This multi-use path will become
an on-site amenity for walking, jogging and biking and will provide safe access to several
small neighborhood pocket parks located along the greenway.

o  Waikapi Station Greenway and Neighborhood Parks (4 and 5). The Waikapl Station
Greenway is intended to link WCT’s makai residential neighborhoods with commercial
services along Main Street, the elementary school and the Waikapl River Community
Park. The greenway is about 1 mile long and is about 40-feet wide. It will provide space
for a multi-use pedestrian and bicycle path and landscape planting with canopy shade
trees. The Waikapl Greenway also links a small .5-acre neighborhood park at its south
end with another .5-acre neighborhood park centrally located to the greenway and the
elementary school and the Waikapa River Park along the WCTs western boundary.

e Mauka Makai Greenway (6). The Mauka Makai Greenway links the multi-use path
located along Honoapi’ilani Highway with the multi-use path located along the Wai'ale
Bypass Road. This approximate 30-feet wide, and % mile long pathway, will link the
makai single-family residential neighborhoods with the WaikapG Station Greenway. It
will offer a safe and active transportation route to the elementary school and the

Waikapu River Park. This route may also help to facilitate future pedestrian access to a
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future intermediate school that is planned for Wai‘ale and to the County’s regional park
complex planned just to the east of the WCT.

e Honoapi’ilani Highway Multi-Use Path (7 and 8). The WCTs urban and rural frontage
along Honoapi’ilani Highway is about % miles. Setbacks of at least 60-and are proposed
along the mauka and makai sides of the highway. A meandering 10-feet wide multi-use
path is proposed along the mauka and makai sides of the highway together with canopy
shade trees and tropical bushes and groundcovers. The multi-use paths will provide a
safe active transportation route along the project frontage between the Village Green,
Main Street, the Waikapa River Park and Waikapd Town.

o  Waikapd River Park (9). The approximate 18.5-acre Waikapi River Park will provide
active and passive recreation opportunities to the Waikapli Community. Based upon
future community input and the needs of the Department of Parks and Recreation, this
park could include active recreation facilities such as softball and soccer fields,
basketball and tennis courts or skateboard facilities. The Park may also include passive
recreation opportunities such as shaded areas for family picnicking, tot lots, community
gardens and jogging and exercise facilities. The Waikap( Station Greenway will connect
the Park by a multi-use separated pedestrian and bicycle path to the Project’s
residential neighborhoods located to the south and west.

e Community Gardens (10). The WCT may include opportunities for community gardening
within its park system and in appropriate areas within the rural and agricultural lands. It
is envisioned that small plots could be offered for lease and that limited shared common
facilities could be provided to community gardeners. The provision of community
gardens will depend upon community demand for these types of facilities and whether
adequate provisions can be made for the gardens security and maintenance.

e Open Land Recreation (11). Open land recreation uses are permitted within the State
and County agricultural districts. These uses may include horseback riding, mountain
biking, non-commercial camping, community gardening, petting zoos, hiking and other
similar uses. It is expected that these and other similar uses may be permitted within
the WCTs agricultural lands, provided that these activities do not interfere with

agricultural operations.
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5. Agricultural Development Plan

The WCT’s principal land use beyond the Project’s urban and rural boundaries will be
agriculture. The WCT’s agricultural lands comprise approximately 1,077 acres, of which 800
acres will be dedicated to agricultural use through a conservation easement. The remaining 277
acres may be subdivided into as many as five agricultural lots. The conservation easement will
limit the 800 acre preserve to only those uses permitted within the State Land Use Agricultural
District and the County Agricultural District; however; the easement will prohibit farm and/or
residential dwellings from being constructed and will only allow agricultural subdivisions which
serve the purpose of creating agricultural enterprises. The specific details of the conservation

easement are still being considered.

The Applicant intends to maintain ownership of the agricultural preserve. However, it is
possible that in the future the Applicant may decide to deed a portion and or all of the preserve
to the State and or County for the purpose of establishing an Agricultural Park. Long-term

ownership and management options are still being considered.

Within the agricultural preserve, several hundred acres will be developed as a public and/or
private agricultural park to help facilitate Maui’s agricultural development. The Maui
Agricultural Development Plan (July 2009) was prepared by the Maui Country Farm Bureau in
association with the County of Maui’s Office of Economic Development in order to identify
opportunities for the development and diversification of Maui’s agricultural industry. The Plan

states in part:

“The industry faces numerous immediate and longer-term challenges
and opportunities. The availability of an adequate and reliable supply of
affordable irrigation water is a critical issue as competing demands from

urban and instream uses intensifies, and drought conditions persist.”

“Greater access to affordable land, a reliable and affordable inter-island
transportation system, and greater access to markets are also critical
issues to be addressed if Maui agriculture is to achieve sustained

growth.”
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The establishment of WCT’s centrally located 800-acre agricultural preserve, with highly
productive lands and affordable irrigation water, may help Maui farmers compete in local,
mainland and international markets. These lands are located about three miles from Maui’s

only commercial harbor and its principal airport, servicing the mainland and Oahu.

There are currently three commercial farms farming the Project areas lands. These include
Kumu Farms, Hawai‘i Taro LLC, and HC&S. Waikapd Properties LLC is also raising a heard of
Texas Longhorn Cattle on the higher elevation agricultural lands. The longer-term agricultural
development plan includes the following types of uses, the location of which are shown
conceptually on Figure No. 24, “Conceptual Agricultural Master Plan”:

e Waikapid Commons Agricultural Park (1). This private and/or publically owned and
managed agricultural park will provide long-term leases to qualified Maui farmers for
diversified agricultural production. The park would be serviced by irrigation water that
would be supplied from on-site agricultural wells. The water would be stored in
agricultural reservoirs and distributed to the Park as demand warrants and at rates to
support profitable farming operations. It is expected that Kumu Farms and Hawai‘ian
Taro LLC, both existing farmers on WCT lands, will relocate their operations to the
agricultural park. Other qualified farmers will also be given an opportunity to lease
these lands for farming endeavors. The area of the Park will likely range from
approximately 250 to 800 acres, depending upon farmer demand. Figure 24 is an
illustrative map identifying conceptually the location of the Agricultural Park and other
potential agricultural uses on the Property.

e Community Farmers Market, Fruit and Vegetable Stands and other Direct Marketing
(2, 3). The WCT will encourage direct marketing to consumers of agricultural products
grown on the property and from elsewhere within Maui County. It is envisioned that a
vibrant farmers market and fresh fruit and vegetable stands may be located within the
WCT at strategic locations as shown on Figure 24. Because of the WCTs close proximity
to Wailuku Town, Kahului and Kihei, farmers may also decide to establish pick-your-own
farms or participate in community supported agricultural programs where orders for
produce are placed directly by consumers with local WCT farmers. On-site restaurants,
such as the existing Mill House Restaurant, may also serve as customers agricultural

products grown on WCT lands.
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e Grazing of WCT Long-horn Cattle (4). A heard of approximately 200 Longhorn cattle are
currently grazing the WCT’s mauka agricultural lands. It is envisioned that a larger heard
of cattle may be established on WCT lands not used for other diversified agricultural
uses.

e Diversified Agriculture (5). Other agricultural production such as the growing of coffee,
nursery products, orchards, sustainable forestry, energy crops, sugar and livestock may

be conducted on WCT agricultural lands.

e Renewable Energy (6). Establishing one more small solar farms may be considered if
these farms are technically and economically viable and do not interfere with
agricultural operations. These solar farms, if established, would be located on relatively
small areas of land and would be subject to the permitting requirements of State and
County land use laws. The purpose of such farms would be to generate clean renewable
energy, while developing a diversity of revenue sources to support the agricultural
lands.

e Agricultural Tourism/Active Recreation (7). Non-intrusive open land recreation
activities may be permitted in appropriate locations if do not conflict with agricultural
operations. Likewise, agricultural tourism may be permitted in appropriate locations.
Like renewable energy, appropriate agricultural tourism activities could help to generate
alternative revenue sources to support the agricultural lands, while creating visitor

industry jobs and additional on-site demand for locally produced agricultural products.
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6. Sustainability Plan

Planning Consultants Hawai‘i, LLC is preparing a Sustainability Plan to set forth project specific
goals, objectives and strategies in the areas of urban design, construction and operation phase
management. Together, the strategies identified will help to create a more sustainability
community by mitigating development impacts and making more efficient use of scarce
resources. The following documents the Project’s sustainability goals, objectives and strategies
in the following areas: urban design, energy use, water use, storm drainage, waste

management, local food production, and health and wellness.

URBAN DESIGN

Goal: Establish a more complete community that balances housing with the provision
uD.1
of on-site supporting commercial, civic and employment uses.

UD.l1.a | Integrate a balanced mix of residential, commercial, employment, and civic uses into

the development.

UD.1.b | Incorporate compact and mixed use development patterns.

UD.1.c | Provide a diversity of housing choices for low, moderate and high income wage

earners.

UD.1.d | Build “Complete Streets”.

UD.l.e | Establish a diverse range of active and passive recreation opportunities.

UD.1.f | Encourage community gardening within designated areas.

UD.1.g | Integrate off-road pedestrian and bicycle paths and trails.

UD.1.h | Ensure efficient vehicular and non-motorized connectivity between residential,

commercial and civic uses.

UD.1.i | Incorporate adequate transmit stops throughout the development.

UD.1.j | Meet all ADA standards for accessibility.

ENERGY USE

EU.1 Goal: Reduce WCTs demand for transportation fuels

EU.1.a Incorporate compact and mixed use development patterns.

EU.1.b Build “Complete Streets”.

EU.1.c Ensure efficient vehicular and non-motorized connectivity between residential,
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commercial and civic uses.

EU.1.d Incorporate adequate transmit stops throughout the development.

EU.1l.e Incorporate electric vehicle recharging stations within the development.

EU.1.f Support regional bicycle and pedestrian ways to connect the development with
neighboring communities.

Objective: Reduce energy use in residential, commercial and institutional buildings

FU-2.A by 30% to 50% or more from baseline levels

EU.2.A.a | Promote energy efficiency as a key consideration in the design of new buildings.

EU.2.A.b | Utilize an Integrated Design Process to determine the optimal mix of energy
efficiency measures.

EU.2.A.c | Establish a design team with expertise in the design of energy efficient residential,
commercial and institutional buildings.

EU.2.A.d | Utilize the following types of guides in the design of new buildings: ASHRAE
Advanced Energy Design Guides for Small Office Buildings, for Small Retail Buildings,
for K-12 School Buildings, etc.

EU.2.A.e | Consider utilizing the Energy Star Certified Homes Prescriptive or Performance Path
recommendations to achieve Energy Star certification for single- and multi-family
residences.

EU.2.A.f | Promote LEED certification of commercial and institutional buildings throughout the
project.

EU.2.A.g | Orientate buildings to take optimum advantage of natural cooling and ventilation.

EU.2.A.h | Encourage the use of daylighting within new buildings.

EU.2.A.i | Utilize LED lighting to the maximum extent possible for interior and exterior lighting.

EU.2.A.j | Utilize canopy trees to provide shade and cooling of buildings.

EU.2.A.k | Install solar hot water heating into all single-family homes.

EU.2.A.l | Allow for laundry to be hang-dried in appropriate areas.

Objective: Facilitate carbon storage and sequestration with additional forest and

FU.3.8 tree coverage

EU.3.B.a | Create an Urban Tree Canopy by planting shade trees in the following types of areas:
along residential and collector streets, within parking lots, within passive and active
recreation areas, and as landscape features within residential, commercial and
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institutional lots.

EU.3.B.b | Consider participation in Federal and State reforestation programs such as the State
of Hawai‘i Forest Stewardship Program (FSP) and the Conservation Reserve

Enhancement Program (CREP).

Objective: Develop renewable energy sources to offset at least 40 percent of the
EU.4.C
project’s electrical energy demand

EU.4.C.a | Incorporate PV and battery storage systems as options for potential homebuyers.

EU.4.C.b | If technically and financially viable, develop on-site solar, wind and hydro resources.

EU.4.C.c | Consider farming and/or leasing agricultural lands for viable bio-fuel crops.

EU.4.C.d | Assess the viability of storing energy on-site for direct sale to WCT customers if

connecting to the MECO grid is not available.

WATER USE

Wu.1 Goal: Significantly reduce the project’s potable and non-potable water demand

Objective: Reduce the overall project demand for potable water use by 30 to 50
WU.1.A
percent

WU.1.A.a | Utilize low flow fixtures that exceed baseline standards established by the 2006

Uniform Plumbing Code by at least 20%.

WU.1.A.b | Utilize non-potable water for irrigation of common open spaces, parks, etc.

WU.1.A.c | Establish dual water systems to provide non-potable water for irrigation of parks and

open space, residential and commercial landscape planting.

WU.1.A.d | Allow for rainwater catchment throughout the project.

WU.1.A.e | Utilize non-potable water reservoirs to store, capture, and manage the supply of

non-potable water.

WU.1.A.f | Study the practicality of rainwater harvesting including the capture and storage of

runoff for irrigation.

WU.1.A.g | Utilize draught tolerant plants, appropriate for the climate zone, throughout the

project.

WU.1.A.h | Utilize drip irrigation and water conserving sprinkler systems.
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STORM DRAINAGE

SD.1 Goal: Convert storm water runoff into an economic and environmental resource

SD.1.A Objective: Remove pollutants and facilitate ground water recharge

SD.1.A.a | Utilize a combination of structural and non-structural BMPs in a sequence to
enhance treatment of runoff.

SD.1.A.b | Utilize Low Impact Development Techniques such as bioretention, grassed
swales, level spreaders, vegetative filter strips, natural buffers and open space to
reduce runoff volumes, promote infiltration, and remove pollutants.

SD.1.A.c | Assess the following types of structural systems to treat runoff, facilitate
groundwater recharge, and contain any increase in runoff to the site: wet-ponds,
infiltration basins, infiltration trenches, French drains, exfiltration trenches, etc.

SD.1.A.d | Promote the use, where practical, of grassed parking and permeable pavements
for residential driveways, commercial and non-commercial parking lots and in
other areas where appropriate.

SD.1.A.e | Establish a riparian buffer along the Waikapl Stream.

SD.1.Af Utilize catch basin inserts and/or oil/grit separators to remove oil, grease, trash
and other pollutants from runoff.

Objective: Prevent runoff and pollutants from being discharged from

SD.2.A _ _
construction sites

SD.2.A.a | During the construction phase, utilize a combination of construction phase BMP’s
such as:

e Silt fences;

e Dust screens;

e Seeding/sodding/mulching;

e Covering exposed dirt;

e Regular watering; and

e Earthen berms.
SD.2.A.b | Obtain a National Pollutant Discharge Elimination System (NPDES) permit for
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areas of grading that are larger than one acre.

WASTE MANAGEMENT

Goal: Reduce the volume of project waste from entering landfills during

Wt construction and operations

WM.1.a Develop a construction waste management policy and program for the construction
phase.

WM.1.b Establish a recycling program for residential, commercial and institutional users.

WM.1.c Locate a material recycling collection center within the project.

WM.1.d | Assess the feasibility of establishing an on-site composting program for organic
materials.

WM.1l.e | Assess the feasibility of instituting a bi-annual durable goods collection drive.

AGRICULTURE DEVELOPMENT & LOCAL FOOD PRODUCTION

Goal: Create and maintain economically viable agricultural production on WCT

AD-L agricultural lands

AD.l.a Protect in perpetuity approximately 800 acres of prime agricultural lands from urban
development through an agricultural easement or similar mechanism and limit
subdivision approximately 5 lots for the remaining lands.

AD.1.b Establish a public and/or private agricultural park within a portion of the project’s
agricultural lands.

AD.1.c Provide opportunities for community gardening within the proposed parks and/or
open space network

AD.1.d Encourage the establishment of a farmers market, farm stands, and community
supported agricultural programs within the WCT.

HEALTH & WELLNESS

HW.1 Goal: Establish a community that promotes health and wellness
HW.1.a Establish a network of off-road pedestrian and bicycle paths.
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HW.1.b Establish a compact and mixed-use settlement pattern that promotes active
transportation.

HW.1.c Construct “complete streets” that safely accommodate multi-modal transportation.

HW.1.d Provide a network of parks and open spaces linked by pedestrian and bicycle paths.

HW.1.e Promote the establishment of health related businesses and services within the
development, including: gyms and fitness centers, health food stores, farmers
markets, medical services, etc.

HW.1.f Establish the opportunity for community gardening.

HW.1.g Promote and support the establishment of pedestrian and bicycle networks linking
the project with neighboring communities.

HW.1.h Incorporate a diversity of park types, including mini-parks, neighborhood parks and
community parks with both active and passive uses.

7. Phasing Plan

The WCT will be implemented in two five year phases through 2026. Figure No. 25, “Conceptual

Phasing Plan” and Tables 14, 15 and 16 show the Project’s conceptual land use program for

Phase | - 2017 through 2021 - and for Phase Il - 2022 through 2026.

Table 14: Phase | Conceptual Land Use Program for 2017 through 2021

Land Use Residential Net Sq. Ft.

Units Residential Commercial
Density

Single Family 45.51 332 7.30

Multi-Family/Town 17.213 24.59 | 216 12.55

Home

Rural 22.35 15 0.67

Country Town Mixed- 16.168 20.21 | 127 0.25 58,475

Use

Commercial / 12.89 0.25 140,372
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Land Use Gross | Residential Net FAR  Sq. Ft.

Acres | Units Residential Commercial
Density

Employment

Existing Town Center / 4.88

Lagoon

School 12.00

Active & Passive Parks 26.66

Total Residential Units | 690

Total ‘Ohana Units 41

Total Residential Units 731

Total Commercial / 198,847

Employment

Table 15: Phase Il Conceptual Land Use Program for 2022 through 2026

Land Use Residential Net FAR Sq. Ft.

Units Residential Commercial
Density

Single Family 85.54 638 7.46

Multi-Family / Town | 3.99 5.7 40 10.00

Home

Rural 102.47 65 0.63

Active / Passive Parks 5.78

Total Residential Units 743

Total ‘Ohana Units 105

Total Residential Units 848
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Table 16: Conceptual Development Program for 2017 - 2026

Land Use Net Gross | Residential Net Sq. Ft

Acres Acres | Units Residential Commercial
Density

Single Family 131.05 970 7.40

Multi-Family / Town 21.203 30.29 | 256 12.07

Home

Rural 124.82 80 0.64

Country Town Mixed- 16.168 20.21 | 127 0.25 58,475

Use

Commercial / 12.89 0.25 140,372

Employment

Existing Town Center / 4.48
Lagoon

School 12
Active/Passive Park 32.44
Greenways / Open 49.66 49.66
Space

Roads 81.163
Acres 499.003
Residential Units 1433

‘Ohana Units 146!

Total Residential Units | 15792

Commercial / 198,847

Employment

1 For planning purposes it was assumed that about 15 percent of single-family homeowners would decide to build an ‘Ohana unit.

2 |ncludes ‘Ohana units. The number of ‘Ohana units may increase or decrease.
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7. Infrastructure and Public Facility Development Plan

As noted, the WCT will be implemented in two five year phases through 2026 as shown in Figure
No. 25, “Conceptual Phasing Plan” and Figure Nos. 26, 27, 28 and 29 “Roadways”,
“Wastewater”, “Water” and “Drainage Phasing Diagrams” and Tables 13, 14 and 14. Table No.
17 summarizes the work, project phasing and order of magnitude costs associated with

development of the Project.

Table 17: Conceptual Order of Magnitude Cost Estimates

Infrastructure Description Phase | Phase | Phase Il Phase Il
[\ ELED) (Mauka) (Mauka) (W ELED)
General Work $4,200,000 $4,400,000 $3,075,000 $4,995,000

This work includes activities
such as grubbing and grading
of the site, staging of
construction, and
implementation of on-site
construction phase
mitigation.

Roadways $6,678,400 $8,129,000 $3,104,000 $9,200,000
This work includes

construction of all internal

roadways including

residential and collector

streets, curbs, gutters and

sidewalks. (See: Figure No.

26)

Offsite Roadways $800,000 $S400,000
This work includes

construction of off-site

roadway and intersection

improvements to mitigate

project impacts as described

in the TIAR.

Sewer System $5,880,000 $5,610,000 $4,409,000 $52,717,500**
This work includes

developing the on-site sewer

system, which includes

developing a package
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Infrastructure Description Phase | Phase | Phase Il Phase Il
((VELE) (Mauka) (Mauka) ((ELED)

wastewater treatment plant

and on-site collection

system. (See: Figure No. 27)

Water System $14,028,000 $4,687,000 $10,585,000  $8,890,000

This work includes

developing potable and non-

potable on-site wells and

transmission infrastructure.

(See: Figure No. 28)

Drainage System $10,980,000 $10,700,000  $9,832,000 $12,480,000
This includes developing on-

site detention basis and

transmission infrastructure.

(See: Figure No. 29)

Offsite Sewer 83,477,000  -——— e e
Off-site sewer improvements

include upgrades to

transmission system along

Lower Main Street, Waiko

and Wai'ale Roads.

TOTAL COST $46,043,400* $33,526,000* $31,405,000* $88,282,500*

Development of the WCT will also require the provision of on-site public facilities including
schools and parks. Table 18 summarizes the work, project phasing and order of magnitude costs

associated with development of these facilities.

Table 18: School and Park Facilities and Cost Estimates

Infrastructure Description Phase | Phase Il
(Mauka and Makai) (Mauka and Makai)

School 12-acres and

The WCT is required by State law $2,606,8293

to address its impact to State
educational facilities through the

provision of land and school

3 Payment of impact fees will be spread across phases | and Il in proportion to the residential units constructed in each phase.
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Infrastructure Description Phase | Phase ll

(Mauka and Makai) (Mauka and Makai)

construction fees in proportion

to the impacts of the

development.  The WCT will

provide a 12-acre school site

within Phase | of the project for

this purpose.

Parks 26.66 acres 5.78 acres
The WCT is required to

contribute land and/or fees to

address its impacts to County
park and recreation facilities.
The WCT will be dedicating
approximately 32.5 acres for
parks and recreation whereas
only 16.5 acres are required.
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CHAPTER 3 DESCRIPTION OF THE PROJECT

C. AGENCY AND COMMUNITY OUTREACH

Master planning for the WCT was initiated in January 2009. Since 2009, the Applicant has
consulted with State and County agencies and the Waikapli community regarding the
development plans. Meetings have been conducted with the County of Maui’s Department of
Planning, Department of Public Works, Department of Environmental Management,
Department of Parks and Recreation, and Department of Water Supply. Meetings have also
been conducted with the State Department of Education, State Department of Transportation,
State Office of Planning, and State Land Use Commission. In addition, the Applicant has
consulted with the Waikapli Community Association, the General Plan Advisory Committee, the
Maui Planning Commission, and the Maui County Council. Table No. 19 documents community

meetings conducted through February 2014.

Table 19: Neighborhood and Agency Pre-consultation Activities

Date ‘ Organization / Group Purpose
February 19, 2009 General Plan Advisory Committee | Present the preliminary master plan
(GPACQ) report and conceptual development

plan to the GPAC for inclusion into

the MIP’s Directed Growth Plan.

March 26, 2009 Waikapl Community Leaders Present the preliminary master plan
report and conceptual development
plan to the group for comment and

further discussion.

July 21, 2009 Maui Planning Commission Present the preliminary master plan
report and conceptual development
plan to the Commission for
consideration of its inclusion into
the MIP’s Urban and Rural Growth

Boundaries.

September 14, 2009 | Waikapl Community Present the preliminary master plan
report and conceptual development

plan to the Community for
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Date

‘ Organization / Group

Purpose

discussion and comment.

The meeting was attended by 158
persons. A community survey was
administered at the conclusion of
the presentation / discussion. (See:
Appendix K, “September 14, 2009,

Community Survey Results”).

March 14, 2011

Waikapd Community Association

Present the Master Plan to the
Waikapl Community Association for

discussion and comment.

March 1, 2012

Maui County Council

Present the preliminary master plan
report and conceptual development
plan to the Committee for inclusion
into the MIP’s Urban and Rural

Growth Boundaries.

March 25, 2012

Maui County Council

Present the preliminary master plan
report and conceptual development
plan to the Committee for inclusion
into the MIP’s Urban and Rural

Growth Boundaries.

August 2013 Waikapt Community Association: | Working with the Waikapt
“Waikapd Country Town Review | Community Association, a
Committee” committee of WCA members was
established to provide community
input into the project.
February 2014 Waikapu Project Review Present the revisions to the Master

Committee

Plan, discuss the project schedule,

and address questions and concerns.
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D. REQUIRED ENTITLEMENTS AND APPROVALS

1. State Land Use District Boundary Amendment (DBA)

The WCT Master Plan will require a State Land Use District Boundary Amendment in order to
bring 485 acres of State Agricultural District land into the State Land Use Urban and Rural
districts. Table No. 20 identifies the parcels requiring a State Land Use Commission District
Boundary Amendment for all or a portion of the property (See: Figure No. 5, State Land Use

Designation”).

Table 20: TMK Parcels Requiring a State Land Use District Boundary Amendment

Ownership Parcel Acres Existing State  Acres Subject = Proposed State
Land Use to DBA Land Use
Waikapi Properties LLC | (2) 3-6-004:003 Rural
(2) 3-6-004:006 | 52.976% | Agriculture 53.775° Urban
MTP Land Partners LLC (2) 3-6-005:007 | 59.054 Agriculture 45.054 Urban

and the Filios, William

Separate Property Trust

Wai'ale 905 Partners (2) 3-6-002:003 | 521.40 Agriculture 236.326 Urban
LLC

2. Community Plan Amendment (CPA)

Community Plan Amendments are required for the approximate 499 acres of land that are
proposed for development. The existing MTP properties, which includes TMK Nos. (2) 3-6-
005:007 and (2) 3-6-004:006, will require an amendment from Wailuku-Kahului Project District
No. 5 (Maui Tropical Plantation) to a new Project District. The new Project District ordinance
designation will implement the character and uses proposed in the WCT Master Plan (See:
Figure 6, A-B: “Wailuku-Kahului Community Plan Map”). Table No. 21, identifies parcels

requiring a Community Plan Amendment for all or a portion of the property.

4 Acreage identified on TMK Map.

5 Acreage identified by survey.
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Table 21: TMK Parcels Requiring a Community Plan Amendment

Ownership

Existing
Community
Plan

Designation

Acres
Subject
to CPA

Proposed
Community
Plan

Designation

Waikapi Properties LLC (2) 3-6-004:003
District
(2) 3-6-004:006 | 52.976 Project 53.775 Project District
District 5
MTP Land Partners LLC and (2) 3-6-005:007 | 59.054 Project 59.054 Project District
the Filios, William Separate District 5
Property Trust
Wai“ale 905 Partners LLC (2) 3-6-002:003 | 521.40 Agriculture | 236.326 | Project District

3. Change in Zoning (CIZ)

The WCT Master Plan will similarly require a Change in Zoning for all lands proposed for

development (See: Figure 7, “MTP Land Zoning Map 412”.) A new project district zoning

ordinance will be created to implement the vision and mix of uses proposed in the WCT Master

Plan. Table No. 22 identifies the parcels subject to a Change in Zoning for all, or a portion of the

property.

Table 22: TMK Parcels Requiring a Change in Zoning

Ownership

Parcel

Existing

Zoning

Acres
Subject to

Clz

Proposed

Zoning

Waikapi Properties LLC (2) 3-6-004:003 | 657.195 | Agriculture | 149.848 Rural or Project
District
(2) 3-6-004:006 | 52.976 Agriculture | 53.775 Project District
MTP Land Partners LLC and (2) 3-6-005:007 | 59.054 Project 59.054 Project District
the Filios, William Separate District PD-
Property Trust WK/5
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Ownership Existing Acres Proposed

Zoning Subjectto = Zoning
Clz

Wai'ale 905 Partners LLC (2) 3-6-002:003 | 521.40 Agriculture | 236.326 Project District

4. Environmental Impact Statement (EIS)

The Community Plan Amendment is a “trigger” action for Hawai‘i’'s Environmental Impact
Statement law, Chapter 343, Hawai‘i Revised Statutes. Additionally, off-site infrastructure work
affecting State and County rights-of-way are anticipated, which may also act as triggers. Because
of the overall scope of the project, which will induce significant population growth and require
new infrastructure and public facility systems, it is anticipated that the project could produce
environmental impacts. As such, the EIS is being prepared to examine potential impacts and
mitigation measures resulting from implementation of the proposed WCT Master Plan. The
State Land Use Commission is the Accepting Authority for the EIS. The EIS Preparation Notice
served as official notice that the Approving Agency had determined that the project may have
significant effect and that an EIS is required. The Notice was published in the Environmental
Bulletin on May 23, 2015. Comments received following publication are documented in Chapter

VIl and incorporated into Appendix L of the DEIS.
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CHAPTER 4 AFFECTED NATURAL ENVIRONMENT, POTENTIAL IMPACTS AND MITIGATION MEASSURES

IV. AFFECTED NATURAL ENVIRONMENT, POTENTIAL IMPACTS
AND MITIGATION MEASURES

A. PHYSICAL ENVIRONMENT

1. Climate

Existing Conditions. The climate of Central Maui is very much affected by its location on the
isthmus, between the western side of Haleakala and the West Maui Mountains, which gusty
northwest trade winds funnel through. The project site experiences relatively strong trade winds
that blow from north to south across the isthmus and out to sea. At 30-feet above ground level,
wind speeds across the site range from about 5.5 meters per second to 7.5 meters per second,

which is approximately 12 to 17 miles per hour. (vi)

A generally semi-arid climate pertains. The project site receives its highest rainfall during the
winter and lowest rainfall during the summer. Throughout the year rainfall is relatively low,
averaging approximately 20- to 30-inches per year, with the monthly average ranging from 0.25
inches in August to approximately 5-inches in January. (vii). Temperatures are generally
moderate. The average high temperature in July averages 84 degrees in July and the average
low in January is 64 degrees. It typically rains about 71 days per year and is sunny about 281

days per year.

Potential Impacts and Mitigation Measures. The project will not have a significant impact upon

climatic conditions.
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2. Topography and Soils

Existing Conditions. Maui, like the rest of the Hawai‘ian Islands, was formed as the Pacific Plate
moved over a “hot spot,” where the release of magma over thousands of years formed large
volcanic islands. The process created two distinct shield volcanoes, Mauna Kahalawai (West
Maui Mountains) in the west, and Haleakala to the east, which together create the island of
Maui. The West Maui Mountains comprise 25% of Maui’s land area. These mountains are steep
and jagged, rising to 5,788 feet at Pu’u Kukui, with deep cut valleys formed by erosion from
wind, rain and streams. Haleakala, the larger eastern volcano, forms 75% of Maui’s land area. It
rises to 10,023 feet at Pu‘u ‘Ula‘ula (Red Hill). As each volcano erupted they released lava and
ash and, together with alluvium deposits, created the Central Maui isthmus, which joins the

volcanoes together forming the island of Maui.

The project site lies within the fertile Central Maui isthmus, between the town of Wailuku to the

north and Ma‘alaea to the south.

The elevation on the mauka development site ranges from approximately 350 feet above mean
sea level at its southeasterly corner to approximately 710 feet above mean sea level at its
northwesterly corner, with a slope averaging approximately 8%. The elevation on the makai
development site ranges from approximately 256 feet above mean sea level at a low point along
the southerly border to approximately 408 feet above mean sea level at the northwesterly
corner, with a slope averaging approximately 4%. The land within the agriculture preserve areas

will remain undeveloped.

There are three soil series and seven soil types within the area proposed for development. The
soil series are Pulehu Series, ‘lao Series and the Wailuku Series. Each series consists of well-
drained soils that are on alluvium fans formed from weathered basic igneous rock. The
topography is gentle to moderately sloping, and the soil series are highly suited for both
agriculture and urban development. The specific soil types are shown in Figure No. 30, “USDA

Soils Map” and Table 23, “Waikapa Country Town Soil Types”.
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Table 23: Waikapt Country Town Soil Types

Waikapi Country Town Soil Types

Tao clay, 3 to 7 percent slopes (IcB)

This soil occurs at elevations of 100 to 500 feet with slopes that range from 3 to 7 percent. It
is a well-drained soil that is more than 80 inches in depth. The typical soil profile is 0 to 15
inches of clay, 15 to 48 inches of clay, and 48 to 60 inches of silty lay. The available water
capacity is moderate at about 8.4 inches. Permeability is moderately slow. Runoff is medium

and the erosion hazard is slight to moderate.

Pulehu silt loam, 0 to 3 percent slopes (PpA)

This soil occurs at elevations of 0 to 300 feet with slopes that range from 0 to 3 percent. It is a
well-drained soil that is more than 80 inches in depth. The typical soil profile is 0 to 21 inches
of silt loam and 21 to 60 inches of silty clay loam. The available water capacity is moderate at
about 8.4 inches. Permeability is moderately moderate. Runoff is slow and the erosion hazard

is no more than slight.

Pulehu cobbly clay loam, 3 to 7 percent slopes (PtB)

This soil occurs at elevations of 0 to 300 feet with slopes that range from 3 to 7 percent. It is a
well-drained soil that is more than 80 inches in depth. The typical soil profile is 0 to 21 inches
of cobbly clay loam and 21 to 60 inches of silty clay loam. The available water capacity is

moderate at about 7.5 inches. Runoff is slow and the erosion hazard slight.

Water > 40 acres (W)

Water bodies greater than 40 acres.

Wailuku silty clay, 3 to 7 percent slopes (WvC and WvB)

This soil occurs at elevations of 50 to 1000 feet with slopes that range from 3 to 7 percent. It
is a well-drained soil that is more than 80 inches in depth. The typical soil profile is 0 to 12
inches of silty clay and 12 to 60 inches of silty clay. The available water capacity is moderate

at about 8.4 inches. Runoff is slow and the erosion hazard slight.

Wailuku silty clay, 7 to 15 percent slopes (WvC and WvB)

This soil occurs at elevations of 50 to 1000 feet with slopes that range from 7 to 15 percent. It
is a well-drained soil that is more than 80 inches in depth. The typical soil profile is 0 to 12
inches of silty clay and 12 to 60 inches of silty clay. The available water capacity is moderate

at about 8.4 inches. Runoff is slow and the erosion hazard slight.
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Potential Impacts and Mitigation Measures. |mplementation of the WCT Master Plan will

require grading for roads, parks, and buildings upon development.

A grading permit will need approvals from State DLNR SHPD, Maui County Planning Department,
and Department of Public Works (DPW) before construction begins. Grading plans for the site
will be reviewed by DPW and SHPD.

The existing topography would be altered to the extent necessary for construction of the
proposed project. Cut and fill quantities are anticipated to be similar, so little or no fill would be
brought to or taken from the site. A National Pollutant Discharge Elimination System (NPDES)
permit will be required from the State of Hawai‘i, Department of Health (DOH) prior to grading
activities. During site preparation, storm runoff from the project area will be controlled in
compliance with the County’s “Soil Erosion and Sediment Control Standards.” Typical mitigation
measures include appropriately stockpiling materials on-site to prevent runoff and building over

or establishing landscaping as early as possible on disturbed soils to minimize length of

exposure.

Impacts to the soils 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 revegetation program. Heavy rainfall could also cause

erosion of soils within disturbed areas of land.

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. Measures taken to control erosion during the site development
period may include:

e Minimizing the time of construction;

e Retaining existing ground cover as long as possible;

e Constructing drainage control features early;

e Using temporary area sprinklers in non-active construction areas when ground

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

e Using temporary berms and cut-off ditches, where needed, for control of erosion;

e Watering graded areas when construction activity for each day has ceased;

e Grassing or planting all cut-and-fill slopes immediately after grading work has been
completed; and

e |Installing silt screens where appropriate.

Construction activities on the property 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, the final erosion control plan and BMPs required for the NPDES permit will be completed.
All construction activities will also comply with the provisions of Chapter 11-60.1, Hawai’i
Administrative Rules (HAR), Section 11-60.1-33, pertaining to Fugitive Dust. After construction,

the establishment of permanent landscaping will provide long-term erosion control.

3. Natural Hazards
Existing Conditions. Natural hazards impacting the Hawai‘ian Islands include hurricanes,

tsunamis, volcanic eruptions, earthquakes, stream flooding, and coastal flooding.

Seismic hazards are those related to ground shaking. Landslides, ground cracks, rock falls and
tsunamis are all seismic hazards. Engineers and other professionals have created a system of
classifying seismic hazards on the basis of the expected strength of ground shaking and the
probability of the shaking actually occurring within a specified time. The results are included in

the Uniform Building Code (UBC) seismic provisions.

The UBC seismic provisions contain six seismic zones, ranging from 0 (no chance of severe
ground shaking) to 4 (10% chance of severe shaking in a 50-year interval). Kauai County is
located in Zone 1, County of Honolulu is Zone 2A, County of Maui is Zone 2B and County of

Hawai‘i is Zone 4.

In addition to seismic hazards, devastating hurricanes do occur and have impacted Hawai‘i twice

since 1980: Hurricane lwa in 1982 and Hurricane Iniki in 1992. While it is difficult to predict

WAIKAPU COUNTRY TOWN IV-6
DRAFT ENVIRONMENTAL IMPACT STATEMENT



CHAPTER 4 AFFECTED NATURAL ENVIRONMENT, POTENTIAL IMPACTS AND MITIGATION MEASSURES

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 Hawai‘ian Islands
since the early 1800s, including the most recent Tsunami as a result of the March 2011
earthquake in Japan. The Waikapl Country Town is outside of the Civil Defense Tsunami

Evacuation Zone.

Volcanic hazards are not a concern in the Central Maui area due to the dormant status of
Haleakala. In Hawai‘i 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 Hawai‘i, the vast majority of them so small they are detectable only with highly

sensitive instruments. However, moderate and disastrous earthquakes have also occurred.

The 1938 Maui Earthquake, with a magnitude of 6.7-6.9 on the Richter scale and an epicenter
six (6) miles north of Maui, created landslides and forced the closure of the road to Hana.
Damaged water pipes and ground fractures also were reported in Lahaina. More recently, on
October 16, 2006, a 6.7 magnitude earthquake struck on the underwater segment of the major
rift zone of the Hualalai volcano on the northwest side of the Island of Hawai‘i. The earthquake

caused rockslides and some damage to roadways on Maui.

Flood hazards are primarily identified by the Flood Insurance Rate Map (FIRM) prepared by the
United States Department of Homeland Security Federal Emergency Management Agency
(FEMA), National Flood Insurance Program. Flood zone designations can also be identified by
using the Hawai‘i National Flood Insurance Program, Flood Hazard Assessment Tool. A portion
of TMK Parcel Nos. 3-6-002:003 and 3-6-004:003, paralleling the WaikapU Stream, are located in
Zones AEF and AE and XS. Zones AEF and AE are Special Flood Hazard Areas subject to
inundation by the 1% annual chance flood. These areas have a 1% chance of being subjected to
the 100-year flood each year. Mandatory Flood Insurance must be carried within Special Flood

Hazard Areas. Zone AEF is defined as the channel of a stream plus any adjacent floodplain areas
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that must be kept free of encroachment so that the 1% annual chance flood can be carried
without increasing the BFE. Zone AE is an area where the base flood elevation has been
determined. Zone XS is an area of Non-Special Flood Hazard Area, which is an area considered
to be of low to moderate risk. Mandatory flood insurance is not required in the Non-Special
Flood Hazard Area. Zone XS is defined as an area of 0.2% annual chance flood; areas of 1%
annual chance flood with average depths of less than 1 foot or with drainage areas less than 1
square mile; and areas protected by levees from 1% annual chance flood (See: Figure No. 31, A-

E, “Flood Hazard Assessment Maps”).

Potential Impacts and Mitigation Measures. Any structures built within the WCT site will be
constructed for protection from earthquakes and the destructive winds and torrential rainfall of
tropical hurricanes, in accordance with the Building Code adopted by the County of Maui. All
work will comply with applicable flood zone standards, such as those set forth in Chapter 19.62,

“Flood Hazard Areas”, Maui County Code.

The project area located adjacent to the Waikapt Stream, within the Special Flood Hazard Area,
is proposed to be set aside for parks, open space and agriculture. No structures will be will be

located within Zone AEF.

The WCT project site is located approximately 3.5 miles inland of Kahului Harbor and about 4
miles inland of Ma‘alaea Harbor and should therefore not be impacted by tsunami or coastal
flooding. In addition, the proposed development will be designed with a drainage system,
including detention basins, to mitigate any increase in runoff that could negatively impact

neighboring properties.
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Source: Hawaii-NFIP

Flood Hazard Assessment Tool Figure 31A: Flood Hazard Assessment Map |

T
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FLOOD ZONE DEFINITIONS

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL
CHANCE FLOOD - The 1% annual chance floed (100-year flood), also known as the base
floed, is the flaod that has 8 1% chance of baing equaled or exceadad in any given year
The Special Flood Hazard is the area subject to flooding by the 1% annual chance flood
Areas of Specal Flood Hazard mcluda Zone A, AE, AH, AQ, V, and VE. The Base Flood
Elevation (BFE) is the water-surface slavation of the 1% annual chance flood. Mandatory
flood insurance purchase applies in these zones

B zone A: Mo BFE detemined
] Zone AE: BFE determined.
- Zone AH: Flood depths of 1 1o 3 fest (usualy areas of pondng); BFE determined

| | Zone AD: Flood depths of 1 to 3 fest {usually sheet flow on sloping terrain);
average depihs determined.

- Zone V: Coastal flood zone with velocity hazard (wave action); no BFE determned.
- Zone VE: Coastal flood 20ne with velocity hazard (wave action); BFE determined

- Zona AEF; Floodway areas in Zone AE. The floodway is the channel of siream
plus any adjacent floodplamn areas that must be kep! free of encroachment so that
the 1% annual chance fiood can be camied without increasing the BFE.

MON-SPECIAL FLOOD HAZARD AREA - An area in a low-to-moderate nisk flood zone,

Mo mandatory flood insurance purchase requrements apply, but coverage is available in

participating communibas,

- Zone X5 (X shaded): Areas of 0 2% annual chance floed; areas of 1% annual
chance flood with average depths of less than 1 fool or with drainage areas |ess
than 1 square mule; and areas protected by levees from 1% annual chance flood

| | ZoneX: Areas determined to be outside the 0.2% annual chance floodplain
OTHER FLOOD AREAS

|E| Zone [ Unstudied areas where flood hazards are undetermined, but flooding is
passible. Mo mandatory flood insurance purchase requirements apply, but coverage
15 available in participating communiies.
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FLOOD ZONE DEFINITIONS

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL
CHANCE FLOOD - The 1% annual chance floed (100-year flood), also known as the base
flaed, is the flood that has 8 1% chance of baing equaled or exceadad in any given year
The Special Flood Hazard is the area subject to flooding by the 1% annual chance flood
Areas of Specal Flood Hazard mclude Zone A, AE, AH, AD, V', and VE. The Base Flood
Elevation (BFE) is the water-surface elavation of the 1% annual chance flood. Mandatory
floed insurance purchase applies in these zones:

B zone A: 1o BFE detemined
| Zone AE: BFE determined.
- Zone AH: Flood depths of 1 1o 3 fest (usualy areas of ponding); BFE determined

|| Zone AD: Fiood depths of 1 to 3 feet (usually sheet flow on sloping terrain);
average depihs determined.

- Zone V: Coastal flood zone with velocity hazard (wave action); no BFE determned.
- Zone VE: Coastal flood 20ne with velocity hazard (wave action); BFE determined,

- Zona AEF; Floodway areas in Zone AE. The floodway is the channel of siream
plus any adjacent floodplan areas that must be kep! free of encroachment so that
the 1% annual chance fiood can be camied without increasing the BFE.

MON-SPECIAL FLOOD HAZARD AREA - An area in a low-to-moderate nsk flood zone.

Mo mandatory flood insurance purchase requrements apply, but coverage ks available in

panticipating communibas,

- Zone X5 (X shaded): Areas of 0 2% annual chance floed; areas of 1% annual
chance flood with average depths of less than 1 fool or with drainage areas |ess
than 1 square mile; and areas protected by levees from 1% annual chance flood

| | Zone X Areas determined 1o be outside the 0.2% annual chance floodplain
OTHER FLOOD AREAS

|E| Zone [ Unstudied areas where flood hazards are undetermined, but flooding is
possible. Mo mandatory flood insurance purchase requirements apply, but coverage
15 available in participating communilies.

PROPERTY INFORMATION

COUNTY: WAL
TME NO:; (2) 3-6-004-003
PARCEL ADDRESS; HONOAPNLANI HWY
WAILURLY, HI S61a3
FIRM INDEX DATE: SEFTEMBER 192012
LETTER OF MAF CHANGE(SY: MNONE
FEMA FIRM PANEL(S):
1 500030389E.SEPTEMBER 25, 2009
| HOO030393E -SEPTEMBER 25, 2009
| 500030556F-SEPTEMBER 19, 2012
PARCEL DATA FROM: JULY 2013
IMAGERY DATA FROM: MAY 2005
IMPORTANT PHONE NUMBERS
County NFIP Coordinator
County of Maui
Caralyn Cortez (&08) 270-7253
Stata NFIP Coordinator
Caro! Tyau-Beam, PE. CFM {B08) 587-0267
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Figure

Source: Hawaii-NFIP
Flood Hazard Assessment Tool

Figure 321C: Flood Hazard
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i ~ NATIONAL FLOOD INSURANCE PROGRAM
FLOOD ZONE DEFINITIONS PROPERTY INFORMATION
SPECIAL FLOOO HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL | COUNTY: MALI
CHANCE FLOOD - The 1% annual chance floed (100-year fiood), also known as the base | TMK NO: (2) 3-6-004-003
flood, is the flood that has a 1% chance of being equaled or excesded in any given year PARCEL ADDRESS: HONOAPHLANI HWY
The Special Flood Hazard is the area subject to floodng by the 1% annual chance flood WAILLKL. Hi 96793
Areas of Specal Flood Hazard mclude Zone A, AE, AH, AQ, V', and VE. The Base Flood ; y
Elevation (BFE) is the water-surface elavation of the 1% annual chance flood. Mandatory Emgng: !E:FTEE.:—I-EAHGE{E}' :EﬂEMEER ek
flood insurance purchase applies in these zones FEMA FIRM PANEL(S): ;
5 il f P O CORTa {500030369E- SEFTEMBER 25, 2000
£ONS AL CEE aetmnwind 1500030393E - SEPTEMBER 25, 2009
- Zone AH: Flood depths of 1 1o 3 fest (usualy areas of ponding), BFE determined | BO0E0556E-SEPTEMBER 19, 2012
|| Zone AD: Fiood depihs of 1 to 3 fest (usually sheet flow on sloping terrain);
average depihs determined
- Zone V: Coastal flood zone with velocity hazard (wave achon), no BFE determned. | PARCEL DATA FROM: JULY 7013
- Zone VE: Coastal flood 20ne with velocty hazard (wave action), BFE determined IMAGERY DATA FROM: MAY 2005
- Zona AEF; Floodway areas in Zone AE. The floodway s the channel of siream
plus any adjacent floodplan areas thal must be kep! free of encroachment 5o that IMPORTANT PHONE NUMBERS
the 1% annual chance flood can be carried without increasing the BFE. County NFIP Coordinalor
NON-SPECIAL FLOOD HAZARD AREA — An area in a lowlo-moderate risk food zone. | =04 O Mau Ty
No mandatory flood Insurance purchase requirements apply, but coverage is available in 31:;;; » E;:h_ e L)
ficipati has,
izt gy s Al and Carol Tyau-Beam, PE CFM  (808) 587-0267

- Zone XS (X shaded): Areas of 0 2% annual chance floed; areas of 1% annual
chance flood with average depths of less than 1 fool or with drainage areas |ess
than 1 square mile; and areas protected by levees from 1% annual chance fiood

| | Zone X: Areas determined 1o be outside the 0.2% annual chance floodplain
OTHER FLOOD AREAS

IE Zone [ Unstudied areas where flood hazards are undetermined, but flooding is
possible. No mandsatory flood msurance purchase requirements apply, but coverage
15 available in participating communiias.

Oisclaimer. The Depaitmant of Land and Maliial Resouircss (DLNRA)
@ssumes na respensialiy ansing fom e vse of e informalian
COVARRNMGGT 0 WA (DT, VARWaR LSS and fesDongiin 1o L-'J_l:l.':.'nl-_r T
DSy i fha e i G arproe 0 amaiisenn e e CAL S T afy
.'.'a|'l.'|'.l|'_|,' Wihoe iy dise Friwiee WS LESEF

I s man Mas boen Idantiiad &5 PRELIMNARY cr "UNOFEFRICIAL'
please node thal i is batng provided for iifarmalional puiposes aphd IS
ol 1o ba waed for afficlatlegal ceolsons, eguiaiony complanee, ar food
insurance . Conlact yow coumy MNP seardinator far food rane
tistarrrunaiions fo Do wsed Tor complancd with loos Teodaian

I TR R L s

F



s Sotith Site Waikapu Dr‘fc’iﬁ-fj-&

n

/

B zone A: NoBFE detemmined
[ Zone AE: BFE determined.
- Zone AH: Flood depths of 1 1o 3 fest (usualy areas of ponding); BFE determined

|| Zone AD: Fiood depths of 1 to 3 feet (usually sheet flow on sloping terrain);
average depihs determined

ZONE X
.E___LH%
-\-\._,_,——'_"'IHII
s \ |
/ | |
| | |
Source: Ha aii—hllilF'
Flood Hazard Assessment Tool Figure 31 D: Flood Hazard Assessment Ma
l NATIONAL ELOOD INSURANCE PROGRAN |
¢ R AR & AT AT LT Ta 1) LY ALV 0 all LI
FLOOD ZONE DEFINITIONS PROPERTY INFORMATION
SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL | COUNTY: MALI
CHANCE FLOOD - The 1% annual chance floed (100-year flood), also known as the base | TMK NO: (2} 3-6-004-006
flood, is the flood that has a 1% chance of being equaled or excesded in any given year PARCEL ADDRESS: 2000 HONOAPIHLANI HWY
The Special Flood Hazard is the area subject to flooding by the 1% annusl chance flood WAILLEL HI S67a3
Areas of Specal Flood Hazard mclude Zone A, AE, AH, AQ, V, and VE. The Base Flood : .-
Elevation (BFE) is the water-surface elavation of the 1% annual chance flood. Mandatory EEIIE:DEF{ E:;E ME{E}' :E‘:II-_:EMEER Hetdls
. o ;
flood insurance purchase applies in these zones: FEMA FIRM PANEL(S): VSO00A0393E

PANEL EFFECTIVE DATE: SEFTEMBER 25, 2009

- Zone V: Coastal flood zone wath velocity hazard (wave action): no BFE determned.
- Zone VE: Coastal flood 20ne with velocity hazard (wave action); BFE determined

- Zona AEF; Floodway areas in Zone AE. The floodway is the channel of siream
plus any adjacent floodplan areas that must be kep! free of encroachment so that
the 1% annual chance fiood can be camied without increasing the BFE.

MON-SPECIAL FLOOD HAZARD AREA - An area in a low-to-moderate nisk flood zone.
Mo mandatory flood insurance purchase requrements apply, but coverage ks available in
panticipating communibas,

- Zone X5 (X shaded): Areas of 0 2% annual chance floed; areas of 1% annual

PARCEL DATA FROM: JULY 2013
IMAGERY DATA FROM: MAY 2005
IMPORTANT PHONE NUMBERS

County NFIP Coordinator

County of Maui

Caralyn Cortez (&08) 270-7253
Stats NFIP Coordinator

Caro! Tyau-Beam, PE. CFM {B08) 587-0267

chance flood with average depths of less than 1 fool or with drainage areas |ess
than 1 square mele; and areas protected by levees from 1% annual chance flood

| | ZoneX: Areas determined to be outside the 0.2% annual chance floodplain
OTHER FLOCD AREAS

|E] Zone [ Unstudied areas where flood hazards are undetermined, but fiooding is
possible. Mo mandatory flood insurance purchase requirements apply, but coverage
15 available in participating communilies.

Disclaimer. The Ceparimant of Land and MNalural Rescurces (DLAA)
azsumes ma responsislily ansfrg from he use of ihe rformalion
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FLOOD ZONE DEFINITIONS PROPERTY INFORMATION
SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL | COUNTY: MALI
CHANCE FLOGD - The 1% annual chance floed (100-year flocd), also known as the base | TMK NO: (2) 3-6-005-007
flood, is the flood that has a 1% chance of being equaled or excesded in any given year PARCEL ADDRESS: 1670 HONOAPHLANI HWY

The Special Flood Hazard is the area subject to flooding by the 1% annual chance flood

WAILLIKLY HI 95793
Areas of Specal Flood Hazard mclude Zone A, AE, AH, AQ, V', and VE. The Base Flood

. y"
Elevation (BFE) is the water-surface elavation of the 1% annual chance flood. Mandatory Eggﬁi IE:FTEE.:—I-!AMGE{E}' :E‘:II-_:EMEER ik
flood insurance purchase applras. in these zones: FEMA FIRM PANEL(S): 1 S00030393E

- Zone A: No BFE detemined

PANEL EFFECTIVE DATE: SEFTEMBER, 25, 2009
[ Zone AE: BFE determined.

- Zone AH: Flood depths of 1 1o 3 fest (usualy areas of ponding); BFE determined

|| Zone AD: Fiood depths of 1 ta 3 feet (usually sheet flow on sloping terrain);
average depihs determined

- Zone V: Coastal floed zone with velocity hazard (wave achon); no BFE determned. | PARCEL DATA FROM:

JULY H013
- Zone VE: Coastal flood 20ne with velocity hazard (wave action), BFE determined IMAGERY DATA FROM: MAY 2005
- Zona AEF; Floodway areas in Zone AE. The floodway s the channel of stream
plus any adjacent floodplan areas that must be kep! free of encroachment so that IMPORTANT PHONE NUMBERS
the 1% annual chance flood can be camied without increasing the BFE County NFIP Coordinator
MON-SPECIAL FLOOD HAZARD AREA - An area in a low-to-moderate nisk flood zone, E::';Tl"" ?:::jl (808) 270-7253
Mo mandatory flood insurance purchase requrements apply, but coverage ks available in St’“ :; P Coordinatar
participating communites, el
Caro! Tyau-Beam, PE. CFM B08) 587-0267
- Zone X3 (X shaded): Areas of 0 2% annual chance floed; areas of 1% annual Y (808)
chance flood with average depths of less than 1 fool or with drainage areas |ess Disciaimer The Departmeant of Land and Nalural Resources (DLNR)
than 1 sguare mile: and areas protected by levees from 1% annual chance flood @5sumes na responsityiily anafmg from e use of he rformalion
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CHAPTER 4 AFFECTED NATURAL ENVIRONMENT, POTENTIAL IMPACTS AND MITIGATION MEASSURES

4. Flora and Fauna
Existing Conditions. Botanical and Faunal Surveys were conducted by Robert W. Hobdy,
Environmental Consultant, in February 2013 for the 494 acres proposed for development (See:

Appendix B, “Botanical and Faunal Surveys”).

A total of 130 plant species were recorded during the survey. Seven species were found to be
common within the project area: buffelgrass (Cenchrus ciliaris), Guinea grass (Megathyrsus
maximus), sugar cane (Saccharum officinarum), smooth rattlepod (Crotalaria pallida),
cheeseweed (Malva parviflora), ‘uhaloa (Waltheria indica) and Java plum (Syzygium cumini).
These species are found naturally in Hawai‘i as well as throughout the tropics nearly worldwide

and are common.

Just 3 native species were found within the project area: ‘uhaloa, koali awahia (Ipomoea indica)
and popolo (Solanum americanum). These species are found naturally in Hawai‘i as well as
throughout the tropics nearly worldwide and are common. Four plant species found during the
survey were introduced over a thousand years ago by Polynesian voyagers: kukui (Aleurites
moluccana), niu (Cocos nucifera), hau (Talipariti tileaceum) and ‘ihi‘ai (Oxalis corniculata). The
remaining 123 species were non-native plants, including some useful forage grasses, but many

are considered to be agricultural or roadside weeds.

All of the mammals recorded are common non-native species of no particular concern. None of
the endangered Hawai‘ian hoary bats were detected during the survey. Birdlife is dominated by
widespread introduced species. While no protected seabirds were found on the property, the

‘ua’u and ‘a’o are known to overfly the area between the months of March and November.

Three native insects were recorded during the survey. The indigenous dragonflies, the globe
skimmer and the green darner are both widespread and common, both in Hawai‘i and
elsewhere, and are of no particular conservation concern. The Blackburn’s sphinx moth,
however, is an endangered species and is of special concern. Just two individuals of its preferred
host plants, the tree tobacco, were found on the northern end of the sugar cane fields at the
base of a stockpiled sand pile. These two plants were carefully examined for eggs, larvae or signs

of feeding. One plant was found to have two mature eggs on separate leaves. The eggs had

WAIKAPU COUNTRY TOWN IvV-14
DRAFT ENVIRONMENTAL IMPACT STATEMENT



CHAPTER 4 AFFECTED NATURAL ENVIRONMENT, POTENTIAL IMPACTS AND MITIGATION MEASSURES

turned brown, indicating they were ready to hatch out young larvae. Tree tobacco plants are not
native to Hawai‘i, but fall under the protection of the Endangered Species Act (1973) during the
period of their association with the Endangered Blackburn’s sphinx moth. The occurrences of

the non-native amphibians, reptiles and mollusks are of no particular interest or concern.

Potential Impacts and Mitigation Measures. As a result of the above findings it is determined
that there is little of botanical concern and that the proposed project is not expected to have a
significant negative impact on the botanical resources in this part of Maui. No recommendations

with regard to plants are deemed appropriate or necessary.

With respect to the ‘ua’u and ‘a’o which are known to overfly the property, it is recommended
that any significant outdoor lighting be shielded to direct the light downward so that it is not
visible from above. This is because the ‘ua’u and ‘a’o are easily confused and distracted by
bright lights and often crash to the ground, where they are particularly vulnerable to being run

over by vehicles or killed by predators.

As for the presence of the two tree tobacco plants, one of which was host to two mature
Blackburn’s sphinx moth eggs, Hobdy recommended that this occurrence be reported to the
U.S. Fish and Wildlife Service so that the required protections and management actions could be

clarified.

In a December 15, 2015 e-mail to Planning Consultants Hawai‘i LLC, the U.S. Fish and Wildlife
Service provided the following guidance to mitigate impacts to the Blackburn’s sphinx moth that

might exist on the WCT property (See Appendix L):

1. Survey protocol

Surveys for Blackburn’s sphinx moth and its potential host plants will be conducted by a
qualified individual during the wettest portion of the year (Hawai‘i Island: January to April;
Maui North shore: November to April; rest of Maui: October to April — early surveys can be
done if there have been Kona storms), approximately four to eight weeks following a

significant rainfall event. In some cases, multiple surveys may be recommended.

WAIKAPU COUNTRY TOWN IV-15
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CHAPTER 4 AFFECTED NATURAL ENVIRONMENT, POTENTIAL IMPACTS AND MITIGATION MEASSURES

If Nothocestrum sp. or N. glauca are detected during surveys, the plants will be visibly
marked with flagging and the following documented: 1) general larval plant density; 2)
proximity of larval plants to project sites; 3) average height of the larval plants; 4) signs of
larval feeding damage on leaves; and 5) presence of Blackburn’s sphinx moth larvae on

leaves.

2. Avoidance and minimization

N. glauca frequently occurs in disturbed areas. Blackburn’s sphinx moth adults lay eggs
on N. glauca and moth larvae feed on the leaves of the plant before they crawl from the
plant and burrow into the soil or crevices in rock where they pupate for up to a year or
longer. They are most likely to pupate within 33 ft. (10 m) of the larval host plant, although
they may transit farther over paved and hardened surfaces to find a suitable site to enter
the ground. The minimization measures below are conservative because our understanding
of the species’ resource limitations and behavior is limited. Clearing of the N. glauca would
be completed using the following safeguards to ensure the potential for direct effects to
Blackburn’s sphinx moth eggs, larvae, and pupae are minimized:

e If N. glaucais less than three feet in height and no Blackburn’s sphinx moth eggs,
larvae, or signs indicating the possibility of pupating larvae (such as frass, chewed
stems or other browsing characteristics) are detected, the entire plant(s) may be
removed and the soil within 33 ft. (10 m) may be disturbed.

e If N. glaucais more than three feet in height, it is possible that the signs of
Blackburn’s sphinx moth foraging have been shed and pupating larvae may be in the
ground in <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>