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PUD Permit No . 15

PLANNED UNIT DEVELOPMENT PERMIT

The Co un t y of Ha wa i i Planning Commission at a duly held public
he a r i ng on Ma r c h 9 , 1978, considered the application of MAUNA LOA
LAND, I NC. for a Planned Un i t De v e l o pme n t Permit in accordance with
Chapt e r 8 (Zoning Cod e ) , Article 23 , Hawaii Cou n t y Cod e , as amended,
to a llow the construction of a 350-room hotel with six (6 ) stories
and a height of 67 feet of 27.7 a c res of land on hotel parcell and
t o allow a minimum of 1 0 parking and loading spaces for trucks and
bu s e s at Ka l a hu i pu a ' a , So uth Kohala , Hawaii , Tax Ma p Ke y 6- 9- 01 :
portion of 3.

The Commi s s i o n has found:

Tha t the SUbject requests conform to the Coun ty Ge ne r a l
Plan . The area under consideration is designated as a maj or
resort area b y the General Plan and i t is the petitioner's
intent to develop s uc h a resort on a n incremental basis and
in accordance with t h e s t anda rds se t forth in the Ge ne r a l
Plan Resor t El e me n t . The c hange o f zone and Planned Unit
Deve l opment r e que sts a re the r esult of pla n r e f i neme n t and
ac t u a l fie ld work. The c hange of zone would adjust the
boundaries of various zoned dis t ri c t s which were approved
in 1976 . It would also place certain previously approved
uses into zoned districts which a re more appropriate in
te rms of their functions . Mi no r changes in the areas of the
approved zoned districts would o c c ur , but none of the pro­
posed changes would signific antly alter the overall develop­
ment scheme . Both t he o riginal and the presently requested
zoning are in keeping wi th the Gene r a l Plan.

Upon r e v i e wing the petitioner 's proposed plans , it is
determined that the proposed revisions incorporate and/or
are consistent with stated goals , policies , standards and
courses of action of va r i o u s General Plan elements and
especially of the Re s o r t Element . The p r o po s e d r evision is
still limited to a ma ximum of 3 ,000 hotel units and includes
all the basic infrastructures necessary for a ma jor r e s o r t
area. Th is includes a sewage treatment plant , a water s ystem,
roadways , and all e ssential utilities.



The proposed r evision of the development plan fo r the
subject area increases the open space corridors and v isual
corridors wh i c h we r e established through the or i g i nal
a pprovals. Pub l i c access to the shoreline, arc ha eolog i ca l
and historical sites, the f i s h po nd s and be a ch a r eas will
be p rovi de d and maintained.

App r ova l of t he cha nge o f zone r e ques t would thus f u r ­
t her aid i n the ef fect i ve i mp l eme n t a t i on o f t h e Gener al Plan .
These cha nges are also consistent wi th t he Envi ronmental
Sho re line Pr o t e c t i o n Ac t and Ru l e 9 o f t he Planni ng Commis ­
sion , p a r ti c u l a r ly i n relation to the provi s ion o f publ i c
acces s , t he p r o t e c t i o n and ma i n t e na n c e o f hi s t o ri c al and
natural r esources, and the construction of adequate facil ­
i ti e s fo r wa s te t rea t men t , disposition and ma n a gement .

In a d dition, there wi l l b e mi n ima l altera t ion of t h e
shoreline area in that a shoreline corridor wi th a min imum
width o f 150 fe e t wi l l b e established. The pr opo sed r e v i­
s ion t o the development plan also establ ishes an open
corridor to protect the Ma ma l aho a Trail from encroachment
and to maintain its historic context.

The proposed hotel structure on Site 1 is wi thin the
limits set forth under Rule 7 of the Planning Commi s sio n .
Th e r equested additional height will be conf ined t o the
major structure of the proposed hotel, with o t he r portions
of the facility designed to be stepped down from this
dominant structure toward the shoreline. The variation in
he i gh t wi l l reduce the vi s ua l impact of the proposed hotel
as well as adapt it to its site.

The requested height for the other hotel sites are also
in k e e p i ng with the Pl a n ne d Unit Development provis i ons o f
t he Zon i ng Code and Ru l e 7. The establ ishment o f t he build­
ing e nv e l o p e s f or these sites and the orientation of the
pr o po s e d parcels is such that visual corridors wi l l be main ­
tained while the additional height will not have a s i gn i f i­
cant effect i n terms of the overall development upon the
v i ew plane from the Queen Ka'ahumanu Hi ghway or f r om wi t h i n
the subject area . Use of the Planned Unit Developme n t p ro­
v i sio n s i s encouraged so that development can be be t t e r
a da p t e d to the natural terrain and character of a s ite. The
PUD provis ions also encourage more open s pace o n a si t e than
would otherwise be required .

The sub ject requests are also consistent wi th the
Ec o nomi c Element of the General Plan in that t he pr opo s e d
development will provide additional and e xpa nd e d employment
oppo r t u n i t i e s for the residents of the region, as well as
strengthen the existing v isitor industry. I t should be
noted that the pe t i t i o ne r has undertaken an i n t e n s i ve study
of the potential social and physical impacts of the proposed
d e ve l opme n t , as r equired by the General Plan. Th is study
has analyzed areas of critical environmental concern and has
d isclosed the potential effects , both adverse and beneficial,
o f the proposed development.
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Based on the above, it is determined that a pproval of
the various requests would be in keeping with existing laws
and regulations and would be consistent with County long­
range policies.

Therefore , the Commission hereby grants to the petitioner a
Pl a n ne d Unit Development Permit to allow the construction o f a
350-room hotel with six (6) stories and a height of 6 7 feet on
27 . 7 acres of land on hotel parcell and to allow a minimum o f
10 p a r k i ng and loading spaces for trucks and buses at Ka l ahuipua ' a ,
Sou t h Ko ha l a , Ha wa i i , pursuant to the authority vested in it by
Arti c l e 23 of said Co d e , subject to the following conditions:

1. Tha t the p r o po s e d hotel development on Site 1 shall
confo r m SUbstantially to the representations made by
the p e t i t i o ne r and the p l a n s submitted with the
a pplication .

2 . Tha t the proposed hotel structure shall be limited
to a maximum height of 6 7 feet above grade but not
to exceed 80 feet above mean sea l evel.

3. Tha t a mi n i mum of ten loading spaces f or trucks a n d
buses shall be provided.

4. That the petitioner shall submit a detailed landscaping
plan prior to receipt of final plan approval.

5. That grading of the subject site shall not nul lify the
topographic conditions upon which the addit ional heig h t
calculations are based.

6 . Tha t plans for the hotel shall be submitted f or Plan
Approval within two (2) years of the effective date
of the Planned Unit Development Permit .

7. That construction of the hotel shall commence within
one (1) year from receipt of final Plan Approval and
shall be completed within two (2) years thereafter.

8. That the effective date of approval o f t he Pla n n e d Uni t
De ve l o pme n t Permit shall be contingent upon the approval
of the change of zone request.

Should any of the foregoing conditions not be met, the Planned
Un i t Development Permit may be deemed null and void by the Planning
Commission .

The effective date of this permit shall be from March 9 , 19 78 .

Dated at Hilo, Hawaii, this /7tA day of

n s to
F': ~ " c• . .1 ~ ::: -;,UT

MAY 8 1978

William F . Mielcke , Chairman
Planning Commission
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