
PLANNING COMMISSION

Plan n i ng Depa rtment
County o f Hawai i

Hilo, Hawa ii

App l i c ation f or
PLANNED UNIT DEVELOPMENT PERMIT

by
BOI S E CASCADE HOME AND

LAND CORPORATION
in

Ana eho'omalu , South Kohala, Hawaii

PLANNED UNIT DEVELOPMENT PERMIT
,

PUD Permit No. 14

Th e County of Hawa i i Pl ann ing Commission a t a du ly held public
hear i ng on October 3 , 1977, c ons idered the a pp l ica t ion of Bois e
Cascade Home a nd Land Corporation for a Plann ed Unit Dev elopmen t
Permit i n acc ordance with Chapter 8 (Zoning Cod e ), Articl e 23 , Hawaii
County Code , as amend ed, to a l l ow the c o ns t r uc t i o n of a 6-story,
548-uni t hotel on Hotel Sit e No. 8; to allow up t o one half of th e
r equir ed parking stalls f or the propos ed hotel t o b e l ocated off-si t e
a t a c en t r a l hotel parking a rea ; a nd to allow t h e provision of t en
(1 0 ) loading spac es in li eu o f t h e r equired fi ft een (15 ) s paces a t
Ana eho'omalu, South Koh ala, Ha wa ii, Tax Map Key 6-9 -0 7: 21 .

The Commi ssion h as f ou nd :

1 . That t h e propos ed hote l devel opmen t wi ll begi n a nd b e c omp let ed
withi n a r e a s onabl e p e r i od of time f r om th e date of app roval of
the Planned Uni t Dev elopment ( PUD ) Permit. Ac c o r d ing to t h e
p e t itioner, construc tion o f t he hotel wi ll c ommence immediat e ly
upon r ec eipt of the n ec e s s ary p ermi t s a nd County approvals a nd
upon completi o n o f the c ons truc t i o n drawings a nd financia l
a rrangemen ts .

2 . That t h e prop os ed d evel opment does c onform to the County General
Plan . The Gen e ra l Plan Doc ument a nd Land Us e Pa ttern Al l ocati on
Gu ide Map desig na tes t h e a rea a s a ma jor r es ort a rea . A ma jor
res or t a rea i s def i ned as a s el f-contained res ort d es tina tion
a rea which provid es basic a nd s upp o r t faci lities for the n e eds
o f t h e e n t i re developmen t . Such fac i l ites s hall i nclud e s ewer ,
wa ter , roads , r ecr eational fac i l i t ies , e tc . In keepi ng wi th t h e
polici es a nd standard s as s et forth in t h e General Plan, t h e
p eti ti oner will provid e a s ewag e tr e atment plant, a water sys t em,
and other n ec essary and es sent ia l infr astruc ture s f or t h e e n t i r e
devel op me n t .

Fur t her , the propos ed devel op men t will cons t i t u te a n envi r o nment
of substantial d esirability a nd stabili t y; and r esults i n a n
int ensity of l and utili zation no higher than, a nd stand ard s
of open s p ace a t l e a st or higher as p ermitted o r as other wis e



specifi ed for th e z o ned district in which thi s devel op me n t
occurs. Th e propos ed development will b e a n a t t rac t ive
activ ity c enter which will hav e no advers e effec t upon t h e
adjac ent and surrounding e x i s t i ng or other pro s p e ctiv e
devel op me n t ; thus, it should b e in h armony with t he character
of the area. The propos ed us e of this p ar t i c u l a r lot wi ll be
i n c o n f o r mi t y with d esirabl e p erformanc e s tandards as expressed
in the General Plan and will c o n s t i t u te a n efficient and well
organized development. As such, it is determined that t h e
devel op me n t o f th e subj ect property f o r i t s i ntended ~urpose

wou ld b e i n charac ter with the o v erall devel opment scheme of
t h e Waik o l oa Beach Resort a rea which has b e en determined , and
is p rop osed , t o be deve l oped as a "planned r es o r t destina tion
communi t.y , II

3 . That the reques ted addi tio na l hei gh t conforms t o the computed
maximum height limit f o r th e s i te und er consideration . Under
the PUD p~bvis ions f o r r e v i e wing additiona l heigh t , four (4)
c omp o n e n t s are a p p l ied to the spe cific si te und e r c onsidera t ion
to determi ne a building e nvel ope . Thr e e ( 3 ) of t h e c omponents
are view planes and the fourth c o mp o nen t is an a b s o l u te ma ximum
h eight. For this p articular s i te , in a p p lyi ng the PUD c omponen ts
r elativ e to h eight, th e maximum h eight limit h a s b e en calcu la ted
as 6 7 . 7 f e et a b ove the aver a ge finish ed g r a d e (Component C 
b ackdrop) but a t a n e leva t i o n not to e xceed 78 fee t a b ove sea
l ev el (Component A - mauk a vi ew plane). Ac cording to the
p etitioner's proposal, the 6- s t o r y structur e wi l l b e 63 f e et
a b ove g r ade and 78 f e et a b ove mean s ea l e v el; thus, th e
r equested additional h eight of the propos ed hotel on this
particular site is consistent with a nd is within th e maximum
c omp u ted h eight limit.

Further, f r o m an overall v isu a l standpoint, th e add i t i ona l
h eight will not h av e a significant e f fec t . Th e add i t i ona l
h eight will allow mor e open s p a ce to b e provided on the si te
which will c o n t r i bu te to an overall open c harac ter f o r t h e
propos ed devel op me n t . Th e s etback r equirements under th e
PUD provisions assur e that there is adequate open s pace
b etwe en sites so that the o v erall d evelopment i s not b u l ky in
c harac ter . In li eu of th e standard sid eyard s etba ck r equire
me nt of 1 8 f e et for a 6 - s t o r y hotel+ th e propos ed+hot e l wi l l
h a v e to b e s et back from betwe en 74- f e et a nd 117- fee t f r om
th e s ide property lines under th e PUD provisions. The s etba ck
requ i r emen ts f u r t her a s s u re that v i s u a l c orr ido r s b oth in t h e
a rea und er c o ns i dera t i o n and from off-sire wi l l b e maintained.
Un l i ke t h e stand ard z o ned district h eight limi t s, th e maximum
hei g h t limits und er th e PUD provisions ar e limited to t h e
e leva t i o n a b ove mean s e a l e v el a s well as the heigh t a b o ve
f i ni s hed grad e. Th e standard h eight limit o f the z o ned
d i s t r ic t is onl y limited by the number o f fee t a b ove g rade
a nd c an r esult in mor e c o ns p icu ou s h eight than when view
planes ar e taken into c o n s i d era t i o n to deter mine a l l owab le
h eight. By allowing th e additional c omp u ted h eight und er
t h e PUD provisions, structural sprawl a nd ground c overage
c a n b e r educ ed and vi ew planes ar e assured. Also, t h e
v i s ua l c o n s p i c u o u s nes s of th e structure s can b e a l lev ia ted
through landsoape scr e ening and the us e of c o l o r to bl end in
with th e e nv i r o nme n t .
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4. That the provision of a portion of the p arking r equ irement
off-sit e will f u r t her enh a nce the open c har ac ter of the
propos ed d evelopment and will not b e det r i men ta l to t h e
public welfare. By providing a cen t ra l h otel park ing
fac i l i t y to hous e a portion of th e r equir ed p a rki ng , sub 
stantial area on e a c h site can b e d evoted to open s pac e and
landscaping than would otherwis e be availabl e. In addition ,
the additional area allows for d esign f lex i bi lity on t h e
site . Th e p etitioner's r equest is not intend ed t o c i r c umv en t
the parking r equirement. All of th e r equir ed p ark ing s paces
will still b e provided , but th e location o f them wi l l be
var ied . Th e p etitioner also int ends to p rovide t ransp or ta
tion ser v i ce b etwe en the propos ed cen t r a l parking faci lity
a nd the propos ed site.

S . That the r eduction of r equir ed loading spac es f or bus es a nd
trucks wi l l not c onf l i c t with the purpos e a nd int ent o f the
Zoni ng Cod e . Th e Zoning Code r equirement for loading s paces
is to assure that t h er e is a dequ a te a rea f or p ark ing f o r
large vehic les, such a s bus es and d eliv ery trucks . The
petitioner has shown that th e r equir ed number of loa d i ng
s paces c a n b e r educ ed without c rea t i ng c onges t i on on the
site. Th e r educ ed number of loading s paces for the propos ed
h o tel is bas ed on ac t ua l e xper ience a t a c ompar a b le operational
h o tel and has prov en to b e adequate . In a dd i t i o n , addi t i ona l
loading spa c es for l arge v ehicles c a n b e provid ed in the
cen t r a l parking f acility or on-site should the n e ed a r ise.

In light of the foregoi ng , it is d etermined that the propos ed
d evelopment meets with t h e c r i ter i a as s et forth for the
app r ov a l of a PUD Permit .

Th er e f or e, the Commiss ion h er eby grants to the pet i t i oner a
Planned Un i t Development Permit to allow the c ons t r uc t i o n of a 6-s t ory ,
S48- u ni t hotel on Hotel Site No. 8; to allow up to on e h al f o f the
requ i red p arking stalls for th e propos ed hotel to b e loc ated o f f-si t e
at a cen t r a l h o tel p arking ar ea; a nd to a l l ow the provision o f t en (1 0 )
l oad ing spaces in li eu of the requir ed f i f tee n (IS ) spa c es a t
Anaeh o' oma l u , South Kohala, Hawaii , pursuant to the au t h o r i ty ves ted
in i t by Articl e 23 of said Code, subj ect to the following c o nd i t i o ns :

1. That th e pr op os ed dev e lopm ent shal l c on f or m to the r epr es enta
tions ma d e by the petitioner and t h e plans ( as r evis ed)
s ubmi t ted with t h e a pplication.

2. That construction of the hote l c omm enc e within on e (1) y ear
from the e f fec t i ve date of the PUD Permit and b e c omp leted
within thre e ( 3) y ears thereafter .

3 . That the propos ed hotel shall b e limited to a maximum h e ight
o f 6 7 . 7 f e et ab ove g r a de and 78 f e et a b ove me an s e a l ev el.
The h o tel shal l also b e limited to a maximum h eight o f six
( 6 ) s t or ies .

4. Th~t t h e pr~pos ed 6- s t or y structure s ha l l b e set b a c k b etwe en
74- and 117- f eet from the side property lines .

S. That only up to f i f t y p erc ent (SO%) of th e r equir ed number
of parking spac es ma y be located off-site a t the cen t ral
ho t el p arking f a cility.
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6. That a minimum of ten (10) loading spac es for trucks a nd
buses shall b e provided on-site.

7. That the petitioner or its a u t h or i zed r epr es entativ e s hal l
submit plans for th e propos ed c entral p arking fac i l ity
concurrently with the submission of plans for t he fi rst
operational hotel for preliminary plan approv al. Devel op
ment of this c e n t r a l parking facility toaccommod a t e the
parking requirements for the propos ed hotel s ha l l b e
c omp leted prior to the issuanc e of an occupanc y p ermi t fo r
the hotel.

8. That prior to any grading work b eing don e on the s ite , the
p etitioner/representativ e shall submit grading plans to t he
Plann i ng Depa rtment for r eview and approval. Th e finish ed
grade o f the subject parc el shall not b e c on t r a r y t o th e
intent a nd purpos e o f the PUD provisions for additional
h eight.

9 . That the Bi s h op Mus eum Report No. 15, Ana ehoomalu: A Ha waiian
Oa s is rec og n izes p etroglyphs (El-66) on th e s ub jec t s ite.
Th erefore, prior to any work b eing done, including the possibl e
r emoval of th e p etroglyphs, the petitioner/r epres entative
shall submit to the Planning Department plans for their treat
ment f or r evi ew a nd approval.

10. Th a t the method of s ewag e disposal shall c o n f or m to t h e rul es,
r egulations, and r equirements of the Stat e Department of
Health. The p etitioner/representative shall also c omp ly with
all other applicable rul es, r egulations, and requir ements of
the Department of Health.

11. That the rul es, r egulations, and r equirem ents of the Department
of Water Supply shall b e c omp l ied with.

1 2. Tha t all major s t r uc t ures , including the cabana s and swi mm i ng
pool, shall b e s et back a minimum averag e distanc e o f 15 0 fee t
from Ku'uali'i and Kahapapa fishponds; howev er, a t no point
shal l the structures b e c l oser than 110 f e et from the ponds.

1 3. Th a t a l l other applicabl e rul es and regulations, including the
c ond i t i ons as spell ed out in the Change of Zone Ordinanc e,
SMA Use Permit, Planned Development Permit (PDP), e t c . , shall
be c omp l i ed with.

Should any of the f oreg o i ng c o nd i t i o ns not b e met, the PUD Per mi t
ma y b e d e emed null and void by the Planning Commi s sion.

Th e e ffec t i ve dat e of this p ermit shall b e f r om October 3 , 1977.

Chairman

, 1977.

raine R~itchaku,

'-------'

(Mrs.) Lo

('1$ to

Dated at Hi l o , Hawaii, this 2 7t h day of Oc t ober

.:
t.P?R V

roz,~. l .:: r. :!

D C:~i<
L _ __J
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