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March 24 , 2003

Mr. Michael Riehm
Riehm Owensby Planners Architects
74-5000 Mamalahoa Highway
Holualoa, H I 96725

Dear Mr. Riehm:

PLANN ED UNIT DEVELOPMENT APPLICATION (PUD 03-01)
Applicant and Landowner: Kamehamcha Investment Corporation
Agent: Steven S.c. Lim , Carlsmith Ball LLP
Tax Ian K ev: (3) 7-8-010: Portion of 50

After reviewing the information submitted with the Planned Uni t Development Application, the
Planning Director hereby approves Planned Unit Development (PUD) o. to allow the
development of a 45-lot single family residential subdivision and related improvements within
the Single Family Residential (RS-15) zoned district. Approval of POO o. 6 includes the
granting of Variances from the minimum roa dway, cu l-de -sac length, and grade and curve
requiremen ts of the Subdivision Co de, Chap te r 23 and minimum lot size, minimum lot average
width, and yard req uirements of the Zo ning Cod e, Chap ter 25, Hawai i Co unty Co de. The project
site is loc ated on the mauk a side of Keali'i Street and mauka of the Keauh ou Estates Subdivision,
app rox imate ly 600 fee t from its intersection with Kam eh ameha III Road in K eauhou , No rth
Kona, Hawaii , TMK: (3) 7-8-0 10: Porti on of 050.

FINDINGS :

1. The project site, as well as Parcel 50 in its entirety, is owned by the Keauh ou
Kona Res ort Company, which is a joint venture betv een the appli cant,
Kamehameha Investment Corporation , and the Keauhou Development Company.
Authorization to submit the subject applications have been secured through an
officer of the Kamehameha Investment Company.
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2. In acco rdance with Section 25-5-22 of the Zoning Code, the proposed single­
family resident ial units are permitted uses under the existing Single Fami ly
Residential (RS-15) zon ing of the property. The to tal land area of this PUD is
21.319 acres .

3. Individual lot sizes will range from approximate ly 13,560 to 25,322 square feet.

4. Interior access to the proposed single family resid ential lots from Kealii Street
will be provided by a 44-foot wide private road having a pavement width of24 to
26 feet, except at the main project entrance which will have divided [ I-foot wide
drive lanes.

5. August 8, [994 - A Final Environmental Assessment-Negative Declaration for
the proposed 45-lot subdivision was issued by the Planning Department and
published in the Environmental Bulletin .

6. February 16, 1995 - Plannin g Commission issues Special Management Area
(SMA) Use Permit No . 354 to allow the development of the 45-lot residential
subdivis ion within the County' s Special Management Area.

7. June 9, 1997 - Effective date of Ordinance No. 97-73, which changed the district
classificat ion of the project site from an Unplanned (U) to a Single Family
Residential (RS- [5) zoned district.

In accord ance with requirements of Section 25-6- 1O(Crit eria for gran ting a PUD):

a) the construct ion on the project shall begin within a reasonable period of time
fr om the date of full approval and shall be completed with in a reason able
period of tim e.

The Applicant projected schedule is to begin construction in May 2003 with its
complet ion in May 2004 .

Projected sales to average 15 lots per year or a total of 45 lots over the course of
three years .
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b) the proposed development substa ntia lly conforms to the Ge neral Plan .

The requested zone cha nge co nforms to the General Plan's Land Use Pattern
Allocation Guide (LOPAG) map which designates the project site and
surrounding lands as an Urban Expansion Area. Such a desi gnation may allow
for mix of high, medium and low density urba n uses and Industr ial and/or Open
designations in areas where new settlements may be des irable, but where specific
settlement patterns and mix of uses have not yet been determined, provided the
goals, policies and standards of the General Plan are met. The requested change
of zo ne to a Single Family Residential-zoned district conforms with a Low
Density Urba n designation and is co nsistent with the uses speci fied within the
Urban Expansion Area

Approval of the Planned Unit Development Perm it will conform to the following
goals, policies and standards of the Land Use and Residential Eleme nts of the
Genera l Plan:

o Designate and alloca te land uses in appropri ate prop ort ions and mix and in
keeping with the soc ial, cultural, and physical environmen ts of the
Co unty.

o To maximize choices of single-fa mily residential lots and/or housing for
residents of the Co unty.

o To ensure co mpatible uses within and adjacent to single-fami ly residential
zoned areas.

o To provide single-fami ly residential areas conveni ently located to public
and private services, shopping, other community activi ties and con venient
access to employment centers.

o Areas shall have bas ic improvement s and amenities necessary for
imm ediate use.

The proposed Planned Unit Deve lopm ent will allow for a proposed 45-lot
subdivision development that will provide for a variety of housing choices within
this section of Keauhou as well as atta ining a diversity ofsocio-econo mic housing
mix. As a Major Resort Area, the Keauhou-Kahalu'u area contains an establ ished
mix of single-fami ly residential and multiple-family residential uni ts. The
proposed Planned Unit Development will allow the landowner to provide a
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"higher quality, residential environment than is normally found in our standard
subdivision communities. Through the use of a Planned Unit Development,
common area ope n spaces, streets designed for pedestrians and a more livab le
community can be provided than would be possible if the proj ect were designed
utilizing a typical subdivision layout and County dedicable roadway standards ."
This approach to subdivision developm ent will compliment the following goals
and policies of the Housin g Eleme nt of the General Plan:

o Attain a diversity of socio-economic housing mix throughout the different
parts of the County.

o Mai ntain a housing supply which allows a variety of choice.

o Seek sufficient production of new affo rdable rental and fee-simple
housing in the County in a variety of sizes to satisfactorily acco mmoda te
the needs and desires of families and individu als.

The proposed Planned Unit Development will implement the above goals and
polici es of the appl icable element of the General Plan, in particular with the above
cited elements.

c) the proposed development shall consti tute an environment of susta ined
desirability and stability, shall be in harmony with the charac ter of th e
surronnding neighborhood a nd shall result in an intens ity of land util izat ion
no higher than. and sta ndards of open space at least as h igh as permitted or
as oth erwise specified for the district in which this development occurs.

The proposed Planned Unit Developm ent wi ll consist of 45 sing le family
resident ial lot s ranging in size from approxim ately 13,560 square feet to 25,322
square feet. The average lot will contain approximately 17,000 square feet of
land area . The project site, consisting of 21.319 acres, is currently zoned RS-1 5
and wo uld permit a maximum of6 1 single family residenti al unit s. The requested
Planned Unit Developm ent will not exceed the maximum unit density permitted
by its RS-15 zoning whil e still preserving the minimum standards for open space
as required by the Zoning Code. Each individu al lot will have 15-foot wide front
and rear yard setbac ks, less than the 20 feet normally requ ired by the Zoning
Code. Side yard setbacks of 10 feet are consistent with Zoning Code
requirements . The reduction of front and rear yard setbacks by only 5leet will
not compro mise the ope n space concept promoted by the Zoning Code, especially
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when considering the enhanced tree -lined streetscape detailed by the ap plican t in
its Planned Unit Developm ent applicatio n.

The project site is located directly east (mauka) of the existing Keauhou Estates
Subdivis ion, which consists of 15,000+ squ are-foot lots on lands zoned RS-15 .
Lands located approximately 2,200 feet to the southwest of the project site was
rezo ned to an RS-I 5 zoned district in 1992 to accommodate the devel opm ent of a
5 l-lot single family resid ential subdivision also consisting of 15,000+ square-foot
lots . Approval of the Planned Unit Development will be consistent with other
single fami ly residential deve lopments located within the imm ediate area while
complimenting the social and physica l environments already establi shed along
this portion ofKealii and Kaluna Streets.

d) th e dcvelopmcnt of a harmoni ous, integratcd wh ole justlfics excepuo ns, if
required, to th c normal requirements of the Zouing and Subdivision Co des,
a nd th at the contcm pla tcd arrangements or use make it dcsirable to a pply
regulations and requirem ents diffcring from those ord ina r ily applica blc
und er th e d istrict rcgulations.

The proposed PUD fosters the existing character of the community of Keauh ou,
Kona while devel oping its own unique sense of community through the use of
design concepts that prom ote, as the app licant calls it, "a sense of place" that
promotes a feel ing of community within residential co mmunities through design .
The variance from the requirements of Section 23-41, Minimum right-of-way and
pavem ent widths and Section 23-4 8, Cu l-de-sacs will minimi ze the physical and
visua l impact associ ated with large expanses of paved surfaces. The proposed
PUD is a development of a harmonious, integrated whole which justifies
exceptions to the norm al requirements of this chapter, as the cont emplated
arrangements make it desirable to apply regul ations and requ irements differing
from those ordinarily appli cable under the district regulat ions.

In accordance with Section 25-6-6:
• the planning director may condit ionally approve an applicatio n for a PUD.
• Any cond itions imposed by the planning department upon approval of an

application for PUD may include but are not limited to the time within whi ch the
project shall begin and be completed, changed boundaries of the project, uses
permitted, specification of minimum devel opment standards , specifi ed street
dedication and improvement, utilities to be furnish ed, and a list or limit of
var iances permitted.
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• Any PUD , as approved, shall be subject to all conditio ns imposed and shall be
excepted from other provisions of this chapter only to the extent specified in said
approval.

Based on the above, the followi ng list of variances are approved for this Planned Unit
Development to the maximum extent necessary to implement the Planned Unit Development in a
manner as substa ntially represented by the applicant:

I. SUBDIVISION CO DE:
a. Section 23-29 regarding Block Sizes
b. Section 23-3 1 regarding Pedestrian Ways
c. Section 23-33 regarding Minimum Lot Sizes
d. Sect ion 23-3 5 regarding Lot Side Lines
e. Section 23-36 regard ing Through Lots; Planting Screen Easement
f Section 23-4 1 regarding Minimum Right -of-way and Pave ment Widths
g. Section 23-45 regarding Intersection Angles; Corner Rad ius
h. Section 23-48 regarding Cui-de-sacs
I. Section 23-50 regarding Grades and Curves
J. Section 23-53 regarding Private Streets
k. Section 23-88 rega rding No n-Dedicable Street and Private Dead-End Street
I. Section 23-89 regarding Sidewalks
m. Section 23-9 1 rega rding Curbs and Gutte rs
n. Section 23-93 regarding Street Lights
o. Section 23-94 regarding Street Name and Traffic Signs
p. Section 23-9 5 regarding Right -of-Way Improvement

2. ZONING COD E:
a. Section 25-4-14 regarding Flag Lots
b. Sect ion 25-4-30 rega rding Minimum Street Frontage
c. Section 25-4-3 I regarding Minimum Building Site Area & Width
d. Section 25-4-32 rega rding Reduction of Building Site below Minimum Area
e. Section 25-4-40 regarding General Requirements for Yards and Open Spaces
f Section 25-4-42 regarding Corner Build ing Sites
g. Section 25-4-4 3 regarding Fences and Accessory Structures
h. Section 25-5-06 regarding Minimum Building Site Average Width
I. Section 25-5-07 regard ing Minimum Yards
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The Planning Director approves the Plann ed Unit Development subject to the following
condit ions:

A. The app licant, its successo rs or ass igns be responsible for com ply ing wit h all of
the stated condit ions of approva l.

B. The applicant shall indemnify and hold the County of Haw aii harmless from and
against any loss, liability, claim or demand for th e prop erty damage, personal
injury or death arisi ng out of any act or omission of the appli cant, its successors or
assigns, office rs, employees, contractors and agents und er this permit or relating
to or connected with the granting of this perm it.

C. The app lican t shall sec ure final subdivisio n approval by Ju ne 9, 2007.

D. The 45- lot Planned Unit Develop ment shall be developed in substantial
compliance with represent ations mad e in its Planned Unit Develop ment
Applicatio n for Parcel 35 . Keauhou Resort dated May 24, 2002.

E. Should any remains of histor ic sites , suc h as rock walls, terraces, platforms,
marin e shell con centrations or hum an buri als, be enco untered, work in the
imm ediate area shall cease and the Department of Land and Na tural Resources­
Historic Preservation Divi sion (DLNR-HPD) shall be immediately not ified.
Subseque nt work shall proceed upon an archaeo log ical clearance from the DLNR­
!fPD when it finds that suffic ient mitigative measures have been taken.

F. The app licant shall co mply with all other applicable rules, regulat ion s and
requirement s, including the requirements of Cha nge of Zo ne Ordinance No . 97-73
and Spec ial Management Area Use Permit No . 354.

G. An annua l progress report shall be submitte d to the Planni ng Director prior to the
anniversary date of the Plann ed Unit Development (PUD) permit. Th e report
shall include, but not be lim ited to, the status of the development and to wha t
exte nt the condit ions of approval are being co mplied with. Thi s co nditio n shall
remain in effect until all of the conditions of approval have been co mplied with
and the P lann ing Director acknowledges that further repo rts are not requ ired.

H. If the app licant should require an exte nsio n of time, the applicant may request for
time exten sion pursuant to Section 25-6- 14 (Time exte nsions and ame ndments) .
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Shou ld any of the conditions not be met or substantia lly complied wit h in a timely fashion, the
Director shall initiate the nullification of the Planned Unit Devel opm ent Permit.

Sincerely,

.»:CHRISTOPHE~ J.~
Planning Director

DSA:da
PJPUD PI.-rmitsl2003iPUD02-0 1Kamlnvest.doc

c: Department of Public Works, Building Divi sio n
Department of Public Works, Engineering
Department of Water Supply
Subdivision Section
West Hawaii Planning Office



Figure 4: Project Location
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(Source: Land Use Masterplan - Belt Collins Hawaii)

O'
\

600' 1200'



Figure 2: Petition Area
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Figure 1: Masterplan Concept
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Figure 7: Landscape Theme
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Figure 8: Project Entrance
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Figure 10: Street Court

Comment:
There are four street courts in the project and they serve a variety of purposes.
They act as traffic calming devices, provide a hierarchy of landscaped spaces in the
streetscape, and reinforce the concept of a pedesrian oriented street.

(See Figure No.2, page 10-3for street court location in project)
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Figure 9: Street Character

Comment:
The central theme of the street design is the provision of landscaping and the use of
street trees to create a sense of spatial enclosure. The landscaping will create an
intimate spatial environment at the street that will encourage pedestrian activities
and social communication.
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