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The Coun t y Planning Commi s s i on at a duly held public hearing on Dec ember
20, 1973, cons i de r ed the applicat i on of Sasaki , Walker Associates , Inc . in
behalf of Bishop Estate , owne r , f or a Planned Unit Development pe rmit under
Chapte r 8 (Zoning Code ) , Article 23, Hawaii County Code , as Amended. The
r eques t is t o allow the deve lopment of a 410 unit mul t i - fami l y condomi ni um
r esort pro ject and a c ommer c i a l shopping a rea which would include up t o
60,000 square f ee t of floo r space . The proposed development will be a par t
of t he Keauhou Kona r ecrea t i onal - r es or t c ompl ex in Keauhou , Nor t h Kona ,
Hawaii . Tax Map Key 7-8- 10:portion of 36, 44 & 48 , and 7-8 -12:.18 , 118 , & 99.

After due c ons i de r a t i on , the Commi s s i on has found :

1 . That the development of t he project will begin and be completed with
i n a reasonable pe riod of time. Phase I A is s cheduled to be complet ed
by June 1978 ; Phase IB by Ju ne 1981; Phase IIA by June 1984; and Pha s e
lIB by June 1988.

2 . That the proposed deve lopment con f or ms substantially to the Coun t y
General Plan . The a rea under cons i de r a t i on has been designated for
resort and related uses on the Gene ral Plan l and use patter n allo
cation guide map, an d has als o been zoned fo r such uses . The Bi rth
place of King Kamehameha and o the r sites and a reas of historical
significance will be prese r ved and r es t ored . Such ac t i ons co mply
with the goals and policies of the his t orical element contained in
the Gene ral Plan document . Because of the geologic and topographic
condi t i ons of certain lands in Kona , the General Plan also states
that t he Coun t y shall encourage the use of mo re innovative types
of development , such a s the Planned Unit Development concept .

3 . That the development const itutes an environment of sustained desi ra
bility and stability , is i n harmony with the cha r ac t er of the area ,
and results i n an i ntensity of l and utilization no higher than , and
standards of open space as high as r equired fo r the district in whi ch
the development is located . The development of the subject area
would be i n characte r with the Keauhou a rea which has been designated
as a ma j or resort destination area . The dev elopment of a total of
410 condominium units r epres ent s approximately 57 percent of the to tal
maximum density pe r mitted for the property , and t hus , allows fo r mor e
open space .

4. That t he development c r ea t es no t raffi c conges t i on , does no t interfere



with any projected i mprovements , provides f or proper provlsl0ns for
internal t r affic and parking and is an attractive development with no
adverse effects upon adjacent and surrounding existing or proposed
developments . The circul ation plan proposed r es ul t s in an improved
ci rculation pattern . The closing of the existing roadway at the head
of Keauhou Bay to create a public beach area is a more feasible
situation than the present one . The elimination of the th rough
traffic woul d be r e-rout ed t h r ough t he pr oposed development as well
as mauka to the existing Alii Highway. The existing r oa dway until the
beach area will a l so be i mproved . J i tney rou t es and emergency access
through the proposed dev elopment will be pr ovided .

I

5 . That the development j usti f ies excepti ons t o the no r mal r equiremen t s
of the ordinance . The deve l opment woul d enhance t he surroundings
at the head of Keauho u Bay by protecting and co mplementing the existing
natural landscaping and topographic beau t y of the area . It would also
expand the facilities avai lable fo r pub lic use , i mprove access to
property adjacent to the bay , and provide ba lanced land uses and high
quality design for the area .

Therefore , the Commission hereby grants to the appl i cant approval of the
Planned Unit Development , pu rsuant to the aut hori t y vested in it by Article 23
of said Code , subject to the f ollowing conditions :

1 . That approval of the PUD not be effective until the ordinance adopting
the accompanying change of zo ne has become effective :

2 . That Kamehameha Deve l opment Corporat i on , i n behal f o f the applicant ,
submit a co nsolidation and r esub di vi s ion pl an within one (1) year
of the date of approval of the PUD Pe r mit .

The plan shall r e f l ec t, but not be limited to , the following concerns :

a . The proposed r oa d leading through the project site be des i gna t ed
as a public road easement which would allow for public vehicular
usage . An agreement with the County shall be made to accommodate
maintenance and other consideration a s may be agreed upon between
the County and the appli cant ;

b . A minimum of two (2) public easements be provided and be dedicated
to the County . One shall be situated at the no rth end of the
bay and the other at t he s outh end of the bay . The exact l ocation
and widt h shall be deter mi ne d a t the time of subdivision approval ;
and

3 . That the beach and par k a reas co mprlslng appr oximately 1 .2+ ac res
be leased t o the County a t on e doll ar ( $1 .00) a year . Said lease
shall run coter minous with the life of this PUD Pe rmit and shall
include prov isions fo r the maintenance of the a rea by the applicant ,
subject t o the approval of the appr opriat e County agencies . The
applicant shall provide mi nimum improvements to the affected areas
including but not necessaril y l i mi t ed to grading , grassing , and sand
replenishment . The exact location and configuration of the beach and
pa rk sites shall be deter mined at the time of subdivision approval :

4. That the existing r oa dway aroun d Keauhou Bay not be abandoned until
the i nter i or r oadway through t he pr oject site is constructed , and upon
r ece i p t o f approval f or abandonment by the County Council . Further ,
the north s ide of the exi sti ng r oadway l eading t o the beach sha l l be
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improved with a 24- foot pavement . Cur bs , gu t ters , and sidewa l ks shall
also be provided for the i nter i or road as well as the existing no r t h
road l eading to the beac h . The road l eading t o the project f rom
the south side of t he bay shall be improved with a 20- foot pavement
within the existing 3O-foot right-of -way . Said pa vement sha l l be
i mpr ove d to Count y dedicable standards . A sidewalk shall be pr ovided
on the mauka side of the road within the appli cant 's property . Said
sidewalk shall be designated as an unrestricted public eas ement and
pr ovi s i ons for its private maintenance shall be made a t t he time of
subdi vision approval :

5 . That development sha l l be phase~ in four (4 ) i nc rements an d c onfor m
substanti a l ly to tha t as presen t ed . The firs t incremen t shall con
sist of 108 co ndomini um units . Cons t r uc tion of the second i nc reme nt
shall not commence un t i l dev elopment ha s occurred in t he f i rst inc re
ment . Development is defined as building permi ts issued for t he
condominium uni ts and constr uc t i on partially compl e t ed - partially
completed i n the sens e of having roofs on 27 units within t he firs t
inc rement . The t hird increment shall not commenc e until 25 per c ent
of i nc r ements 1 and 2 are developed ; and the f our t h increment shall
not commenc e until 25 pe r c ent of Increments 1 , 2 and 3 or any com
bi nation thereof are developed :

6 . That a minimum of pa r ki ng s t alls be pr ovi ded fo r the f oll owi ng :

a . Condominium pa r ki ng - 410 stalls of which a minimum of 108 be
provided for the 1st increment ; 92 f or t he 2nd increment ; 100
for t he 3rd increment ; and 110 for the 4th increment ;

b . Commerc i a l parking - e i t he r 300 stalls of which a minimum of 50
be provided f or t he 1st i nc r ement ; 92 for t he 2nd increment ; 75
f or the 3r d increment ; and t he r emainder during t he 4t h i nc r ement ;
or on the basis of one (1 ) s tall pe r 200 square f ee t of comme rc ial
space ;

c . Public beach parking - 10 to be pr ovi ded during the 1s t incremen t ;

d . Boat trailer parking - 30 of which a minimum of 17 be provided
in t he 1st inc rement ;

e . To f ulfi l l the requirement , an area within 500 f ee t of t he near
est po int of the pro ject site may be acceptable ; and

7 . Tha t the hi s t or ica l park , en compassing . 67~ acres , be de ve l oped
during the f irst i nc r ement and ownership of the area be r e tained by
t he developer or by a party ac ceptable to the Count y of Hawaii :

8 . That no residential units be allowed on the ground floor level f or
all buildings within the tsunami i nunda t i on area :

9 . That Bi shop Museum 's conc erns for salvage and r ecordation of si t es
i n t he area be accommodated prior to any c l ea r i ng of the area :

10 . That t he condit i ons conta i ned in the Agreement dated Dece mber 18 , 1973
between the Trus t ees of the Es tate of Bernic e Pau ah i Bishop and t he
Daughte r s of Hawaii be and by referenc e is i nc orpor a t ed as a conditi on
for ap proval of the PUD appli cation as if specifically stated herein :
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a . For a t e r m of seventy - fiv e (75) years from t he date he reof ,
no buildings will be construc t ed and dev elopmen t wi l l be limited
to landscaping , foo tpa t hs , unde rgr ound utilities , roads , and
other open space uses whi ch wi l l no t detrac t f rom the setting
of t he birthplac e of Kamehameha I I I and the Kauikeao ul i Stone ,
on that portion of t he area ou tlined in r ed on the pl an filed
with the Planning Department and owned by the Trustees ;

b . The Trust ees will cause that port ion of area ou tl ined in red
f i l ed wi t h t he Planning Depa r t ment and owned by them and by the
Daughte r s of Hawai i t o be landscaped and maint a ined at no cost
to the Daughter s of Hawa i i . Landscaping pl ans for he area
will be subject t o Daughte r s of Hawaii ' s prior review and ap 
proval ;

c . No rocks , t rees or wal ls wi l l be r emoved by t he Trustees or
their Lessee f rom t he premises wi t ho ut fi r st obta i ning appr oval
of Daughter s o f Hawa ii ;

d . The Kauikeaouli St one will at all times be t reated with r es pec t
and ca re by the Trus t ees and thei r Lessee ;

e . The use of t he first " vi l l a ge building" t o the no r th o f the
birthplace site ou tlined in blue on the plan fi led with the
Planning Depa r t men t shall be compa tible with the adjacent his
torical area and in part i cular , t he birthplac e . Food and beverages
will not be pr~pared or s er ved for commercial pur poses i n that
building . The use of the building will not be de trimen tal or
obnoxious or disrespec tful of the historical Hawaiian si te owned
by the Daughters o f Hawai i ;

f . Maintenance wi thin t he Daugh t ers of Hawai i property may be conduc t ed
by the Trus tees withou t advance no tic e t o Daughters of Hawai i ;

g . Daugh ter s of Hawai i approve the plans of t he Trustees for the
de ve l opment and improvement of t he Keauhou Bay area and will
coope r a t e with and ass i s t t he Trustees in obtaining a l l nec es sary
gove r nmenta l approval s to ca r r y out the Trustees ' pl a ns f or improve
ment of t he Keauhou Bay area ; and

11. That the old Hawai ian t r ai l along the s ea shore f r om the north t o the
south around the Bay be r estored and pu t back into use fo r the ge ne r a l
public .

Februa r yday of ----''-''-'= = ''- _25thDated a t Hilo , Hawa ii this __~~~ _
1974.

Ar thur W. Martin , Chai r man
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ust. 3, 1981

Mr. Guido Giacometti
Kamenameha Irlvestment Corporation
P. O. Box 459
Honolulu, HI 9'809

Dear Mr. iacometti:

vf'ullif tion of planned Unit (pUD)
ial 1'1anagernentArea (Sl".A) (
planned Development Permi t(pDp) (PDP 8

Change of Zone Application (RaO-15)

No. 9
-16)

At its l:egular
,July 29, 1981

ngs on

1. Approved the nullification 0 planned Unit Development
(PUD) No.9:

2. Continued the puo.Li c hear ing for Special l<1anagement Ar
(SI·1Al Permit (Sl<1A 81-16) Planned Development Permit
(PDP 81-9): and

3. the public f Zone

th regard
the petitioner
in their pr

change of zone, the Commission
by tax map key number, the parcels
I, II, and III, respectively.

The continued public near
to August 26, 1981 in Kona. You will
time and place of these hearings have

been tentatively
be notified when the
been finalized.



Giacomettl

3,

Sho01d you have questions on the above
applications, please contact Norman Hayashi
our office at 961-8288.

Sincerely,

BERT H. 1\1
CHAIIwlAN,

BN:19V

CO~lMISSION
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