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Dear Mr. teve ns:

PLA1'1' ED 1 IT DEVELOP IE T APPLI T I0 1' (P 0 03-06)
PL A ED NIT DEVELOP IE T PER lI T O. 70

pplicant : \ e tpro Development, Inc.
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T ax Map Kev: (3) 7-3-010: 047,048,049 & 50

After re iewing the information submitted \ ith the Planned nit Development Appli cation, the
Plann ing Director hereby approves Planned Unit Developm ent (PUD) No, 7 to allow the
development of a 190-lot singl e family residential subdivision and related improvements within
the Single Famil y Re identia l (R - 10), lultiple Family Residential (R1'vI-4) and eighborhood

ommerc ial ( - 10) zoned districts. Approval of PUD o. 70 includes the gra nting 0 f certain
spec ified ariances from various roadway stan dards of the ubdivision ode. Chapter 23 and
minimum front yard setback requirements of the Zoning ode, hapter 25, Hawaii County Code.
The subj ect properties, consist ing of app roxim ately 68.257 acres. is located adjacent to and south
o f Kona Palisades ubdivi sion, approximately 4,700 feet eas t (rnauka) of the intersection of
Kaiminani Drive and Queen Kaahurnanu Highway at Kalaoa 5th, 1 orth Kona, Hax ai i,
TMK : 7-3-0 10: 043, 048, 049 & 050 .

Project Object ives

Acco rding to the applicant, the proposed 190-lot single-family residential subdivis ion to be
ca lled "L okahi" will be a "mas ter-p lanned. affordable. pede. trian-friendly residential
community" that wil l be developed in a mann er that "reflects the island 's unique lim .aiian
culture, as well as its natural environment. It is also intended to function ami encouraee a sense
ofcommunity or neigh borliness among its occupa nts," In additi on. the appl icant tat . that
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" . . .the subdivision layout and the homes would be designed ill a manner so that greater personal
interaction among neighbors would be encouraged, while maintaining a greater sense ofopen
space. The open space would be enhanced by the development ofa community park. which
w01/1d not only provide active and passive recreational opportunities f or homeowners and the
broader community, but foster greater interaction among neighbors. Then. too. significant
archaeological features on the site will be preserved ant! integrated illto the l.okahi commu nity.
Theil. too. a related objective is 10create a pedestrian-friendly proj ect. This will he somewhat
achieved through the streetscape and roadway system. There will he a landscaped entry,
circular roads. and modified sidewalk system. To accomplish these goals and the goal of
affo rdable housing. there will have to be some deviations from certain development standards.
As discussed below, these deviations, however. should not significantly compromise public
health and safety ."

In short, the variances granted herein and condit ions of approval are intended to support the
foll owing obj ectives represented by the appli cant :
Reduce development costs to deliver a portion of the lots or hou se and lot package within an
affordable range (affordab lc to household inco mes up to 140% of the County median);
Provide a pedestri an- friendly stree tscape with landscaping, " natura l" pathways as altematives to
paved sidewalks, paved sidewalks on at least one s ide of the street to acco mmodate the disabl ed,
e lderly, strollers, or oth ers that require a smooth hard surface, and reduced traffi c speeds through
narrower pavem ent s and tight er curves;
Provide a neighborhood park for recreation and infonna l gathering wi thin walking distan ce;
Foster a se nse o f place by integra ting archaeolo gical features into the design of the
neighborhood;
Minimize construction impacts to the ex isting neighbors; and
Enco urage the energy-effic ient house designs and programs discu ssed with the applicant.

Pro ject Details

Au thor ized Age nt. Wcstpro Development. lnc., owners o f the subject prop erties and applica nt
o f this PUD appl icat ion, has authorized Sidney Fuke to file this PUD app licat ion .
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Per mitt ed Uses and Density. In accordance wi th Sections 25-5-3(5), 25-5-32( 10) and 25-5­
102( 14) of the Zoning Code, the proposed sing le-family residential lots is a permitted use under
the existing Single Fami ly Residential (RS- IO), Mu ltiple Family Residential (RM -4), and
Neighborhood Commercial (CN- IO) zoning of the subj ect properties, respecti vely. The total
land area of this PUD is 68.25 7 acres. There fore, the proposed I90-lot residential subdivision
wi ll not exceed the maximum residential unit density permi tted by the Zoning Code. The
proposed single-family residential lots will maintain a minimum lot size of no less than 10,000
square feet, which conforms to the minimum lot sizes required within the affected zoned
districts.

Acc ess. Access to the project area from the Queen Ka'ahumanu and Mamalahoa Highways is
provided by Kaiminani Drive, a County collector roadway with a pavement width of 20 feet
wi thin a 60- foot wide right-of-wa y. Access from Kaiminani Drive to the subjec t properties will
be provided by the extensions of both Kakahi aka and Kapuahi Streets as well as a new roadway
to be constructed at the western (makai) end of the subject propert ies. The extension of the
existing Kapuahi Street to the south is established with in an approx imately 120-foot wide right­
o f-way to accommodate the future Mid-Level Road as identified within the Keahole to Kailua
Development Plan. The County is not requi ring the applicant to construct the Kapuahi Street
extension in its entiret y but wi ll requ ire some form of minimum road way improvements to
provide access between the proposed subdivision entry and the existing Kapuahi Street.

Site Plan , Other de tails of the proposed 190-10t Lokahi residential community include:

a. Approxima tely 11 9 lots (Lokahi Ma kai) to be constructed on the makai side of the
Kakahiaka Street ex tension and another 7 1 lots (Lokahi Maukas to be constructed on its mauka
side.

b. An approx imately 4-acre park site to be dedicated to the County that will include a
cove red pavilion with bathroom facilities, an open ficld for soccer and other activities, barbcquc
areas , and a 10 to 20-stall park ing lot.

c. At least two (2) archaeo logical preserves wi ll be established, of which one would be
located within the proposed park site.

d. Landscaped features, with an emphasis on the use of native plants. at three (3) project
entrances (with the exception of Kapuahi Street) as well as within thc subdivision road rights-of­
way.

e. Circular road ways with a sidewalk sce tion along one side of the street, and landscaped
swales on both sides o f the road (i.e.. no curbs ). The swales will be landscaped with nat ive trees
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and either grassed or graveled with crushed rocks and native boulders. The land scap ed portions
of the roadways will be maintained by the homeowners asso ciation. No security gates are
proposed.

Street Desig n. Applicant proposes two stree t types: Road Type A and Road Type B. Both
street types have 50' righ ts of way and onstreet park ing restricted to one side. Road Type A has
a pave ment width of24' and applies 10 the circular road . Road Type B has a pavement width of
20' and applies to the cross streets and cui de sacs that have less traffi c. Certain streets will
intersect at 800 angles; however. the comer radii wi ll be a minimum of25'. Tighte r horizontal
curves are proposed at 125 ' designed for posted speed limit s of 20 mph . The grades of all stree ts
will not exceed 8%. All dead-end streets will have turnarounds.

Development Schedule. The applicant hopes to commence with the development of the Lokuhi
community immediat ely upon securing all necessary governmental approvals. Should these
approvals be secured by the end o f2003, the applicant hopes that the first home will be ava ilable
for occupancy by Spring 2004 with anticipated build-out by 2006 or sooner. l.okahi Makai will
be develop ed init ially in three phases. Lokah i Mauka will be constructed in two phases and will
commence construction upon or nearing completion of Lokahi Makai-Phase I. The
approximately 4-acre park will be developed in conjunction with the first phase of Lokahi
Mauka.

Reques ted Deviations from the requirements o f the County Zoning Code and Subdivision Code

Zoning Code, Section 25-5-7 (a)(2)(A), 25-5-36(1), and 25-5-106(1) (Yard Setbacks) -
Applicant requests a minimum front yard setback o f 10 feet from the Homestead Road, in lieu of
the minimum 20-foot front yard setback required within the RS and RM-zoned districts and
minimum 15-foot front yard setback required within the CN-zoned district.

Subdivision Code, Sect ion 23-50(a) (Grades and Curves) - Applicant requests that proposed
streets maintain a minimum hor izontal rad ius of 125 feet in lieu of the min imum 300 feet
required by the Subd ivision Code. In addition, the proposed streets will intersect at an angle of
approximately 80 degrees, in lieu of the preferred 90 degrees.

Subdivision Code. Sec tion 23-86 (Rcquiremcnts for Dedieable Streets) and Section 23-95
(Right-of-way Improvements) - Since the Subdivision Code requ ires sidewalks only where the
County Counci l specifies (§23-89), Standard Detai l R-33 cou ld apply to the proj ect, However,
deviations from R-33 and R-32 are discussed. With reference to R-33, Appli cant ' s proposed
pavement widths mee t or exceed the minimum requirement o f20'. With reference to R-32,
Applicant requests deviations from the minimum requirements for dedicable roadway standards
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which requires that Minor St reets and C ul-de-sacs be improved with a total pavement width of
32 feet with 2-foot wide curb and 7-foot wide sidewalk on each side o f the road.

a. Mino r Street (Road T ype A - circ ular roadwa y & main entry roadways) - 24 fcet of
combined pavement width wi th one side of the roadway co nta ining a 3-foot grass ed section, 3
V,- foot widc sidewalk, and a grassed or grave led swa le 6 Yz feet in width. Th e othe r side of the
road will hav e a grassed or graveled swale 13 feet in w idth.

b. Cul-de-sac and Cross Streets (Ro ad Type B) - 20 feet o f co mbined pavement width wi th
one side of the roadway containi ng a 3-foot grassed sec tion, 3 Yz- foot w ide side wa lk. and a
grassed or graveled swa le 8 V, fee t in width. The othe r side o f the road wi ll have a grassed or
graveled swale 15 feet in width . A ltho ugh cui de sacs will have turnarounds. the turnaro und may
be offset within the right of way.

Appl icant does not request devi ations from the Subdivisio n Code requ irements for right of way
width , vert ica l curves, grades, cui de sac turnaround radii, and co mer radi i.

History of Su bject Properti es

Rezon ing Conditions. Ordinance No. 9 1-22 , as amended by Ord inance No. 98-66 (R EZ No.
68 2), was adopted by the Co unty Counc il e ffective March 15, 1991 , wh ich cha nge d the d istri ct
c lassi fication of approx ima tely 125.41 acres , which includes the subject prop erties. from an
Unplanned (U) to an RS- IO. RS-15 , RM -4 and CN- I0 zoned dist ricts to accommo da te a then­
proposed. 420 +- un it sing le famil y and multiple fami ly reside ntia l development and a
neigh borhood commercia l ce nter. Ord inance No . 98-66 includes the foll owing co ndi tio ns of
app roval :

A. The app licant, successors or ass igns sha ll be respo nsible for co mplying with all of thc
stated co nditions o f approval;

B. The app lica nt sha ll consummate a water ag ree me nt to pro vide wa ter for the rem aining
units with the Departme nt of Water Supply within ninety days from the date of approva l
of thc change of zo ne. T he zo ning o f the prop ert y sha ll not be in effect until the
agreeme nt is co nsummated;

C. The Sing le Family Resident ial zoned areas shall be subdiv ided in two increme nts. The
first increment sha ll consist of a maximu m of seventy-seven (77) resident ial lot s hascd
uponthc uni ts of wa tcr avai lab le and co mmitted to the app lica nt b y the Dep: rt rn cnt of
Water S upp ly. Subdiv ision plans for the second incremen t sha ll be submitted only a fter
the Department of Water Supp ly grants to the applica nt the necessary wa ter commi tments
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for each of the proposed lots of the second increment. No variance from the minimum
water requ irements for any porti on of the subject property shall be granted.

D. In eonjunction with the submitta l of plans for subdivision review or plan approval review,
a mas ter plan of the subject prop erty sha ll be filed with the Planning Director. The
master plan is intended to provide comprehensive design principl es and guidelines for the
development of the commerc ial and residenti al areas in a manner eonsistent with
infrastructural requirements and the surro unding area. Final subdivision approval or
Final Plan Approval for any porti on of the subj ect prop erty shall be secured with in five
years from the effective date o f this amendment.

E. Construction of the proposed development within the Neighborhood Commercial zoned
area and Multi ple Fami ly Resident ial area of the subject property shall be completed
within fi ve years from the date of receipt of Final Plan App roval for any port ion of the
subjec t property;

F. A drainage sys tem shall be constructed meeting with the requirement s of the Department
of Public Work s in conjunction with fi nal subdivision approval or Final Plan Approval
for any portion of the subject property;

G. The main access road and interior subdivision roads to be dedicated to the County shall
meet with the approval of the Department o f Public Works. Further, as may be required
by the Department of Public Works, the existi ng north-south road s of the Kona Palisades
Subdivision shall be extended through the proposed development. Additionally, prior to
occu pancy perm its for any multi-famil y developm ent the subdivisio n road shall conneet
to Kaiminani Drive below the community ce nter. Pend ing the completion of sa id
subdivision road, if deemed appropriate by the Department of Publi c Works. a
construction road to accommodate construction traffie assoc iated with on-site
infrastruc tura l work shall be constru cted from the makai end of the subject property to the
actua l area of developm ent;

II . A So lid Waste Management Plan for the subject property shall be submitted for review
and approv al to the Department o f Public Works in conj unction with the submitta l of
subdivision plans or plan approva l to the Plann ing Director.

l. An archaeo logica l data recovery and mitigat ion/ interpretation plan shall be submitted fo r
review and approval by the Planning Department, in consultation with the Department of
Land and Natural Resources, Historic Preservation Division (D LNR-HPD), prior to
submitting preli minary subdivision plan s for any portion of the subj ect property or prior
to any land alteration activity, which ever occ urs first;
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J. Should any unidentified sites or remains such as artifacts, shell, bone, or charcoal
deposits, human burials, rock or coral a lignments, pavings or walks be encountered, work
in the immediate area shall cease and the DLNR-HPD shall be imm ediately noti fied .
Subsequent work shall proceed upon an archaeo logica l clearance from the DLNR-HPD
when it fi nds that sufficient mit igative measures have been taken;

K. Restrictive cove nants in the deeds of all the proposed residential lots within the subject
property shall proh ibit the construction of a seco nd dwelling unit on each lot. A copy of
the proposed covenant(s) to be recorded with the Bureau of Conveyances shall be
submitted to the Plann ing Director for review and approval prior to the issuance of Final
Subdivision Approval. A copy o f the approved covenant sha ll be recited in an instrument
exec uted by the applicant and the County and recorded with the Bureau of Conveyances
for any portion o f the subject property. A copy of the record ed document shall be filed
with the Plannin g Depart ment upon its receipt from the Bureau of Conveya nces .

L. To ensure the Goal s and Policies o f the Housing Element of the Genera l Plan arc
imp lemented, the applicant shall comply with the requi rem ent s of Chapter II , Article I,
Hawaii County Code, relating to Affordable Housing.

M. A minimum of four acres to be set-aside within the area for active park uses. The park
shall be kept in private ownership and maintenance until such time that the applicant
intends to dedicate it to and with the acceptance of the Count y. Th e location and
configuration shall be determined at the time of submitta l of the master plan described in
Condition (D) herein. Minimum improvements shall be provided for the park area prior
to issuance of occ upancy permit for any developm ent within the RM zoned area or prior
to receipt of Final Subdivision Ap proval of the second increment for the Single Fami ly
Resident ial (RS) zoned area, and/or prior to the ded ication to the County, whichever
occ urs first. The minimum improvements shall include, but not be limited to, grad ing
and grassing which meet with the app roval of the Directors of the Plann ing Department
and the Department o f Parks and Recreation . Until such tim e that the park is ded icated to
and accepted by the County, there shall be adequate assurance, as determined by the
Corporation Counsel , for the mai ntenance o f the private park by record ed covenant
running with the land which shall include the followi ng:

I) Ob ligate the subdividers, purchasers. occupants. or associa tion in the subdivision
to maintain the private park in perpetuity; and

2) Empowe r the County, through the Director of the Department of Parks and
Recreat ion, to enforce the covenants to maintain the private park. authorizing the
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performance of maintenanc e work by the County in the event of failure by the
subdividers, purchasers, occu pants, or association in the subdivision to perform
such work and permit the subj ecting of the land and properties in the subdivision
to a lien until the cost of the work performed by thc County has been reimbursed;

N. Comply with all other applicable laws, rules, regulations and requirements, including
those of the State Land Usc Commission;

O. Should the Council adopt a Unifi ed Impact Fee Ordinance setting forth cri teria for the
imposi tion of exactions or the assessment of impact fees, conditions included herein may,
at the deve lopers' election. be satisfied by the perform ance in acco rdance with the
requirements of the Unified Impact Fees Ordinance;

P. An annual progress repo rt shall be submitted to the Plann ing Director prior to the
anni versary date of the effective date of the change of zone. The report shall addre ss the
status of the developm ent and the compliance with the conditions of approval. This
condition shall remain in effect until all of the condi tions of approval have been complied
and the Planning Director acknowledges that further reports are not required;

Q. An extension of time for the performance of conditions within the ordinance may be
granted by the Planni ng Director upon the follow ing circumstances:

I) The non-p erformance is the result of conditions that could not have been foreseen
or are beyond the control of the applicants, successors or assigns, and that arc not
the resu lt of their fault or negligence;

2) Granting of the time extension would not be contrary to the General Plan or
Zoning Code;

3) Grantin g of the time extension would not be contrary to the origina l reasons for
the granting of the change of zone.

4) The time extension granted shall be for a period not to exceed the period
originally granted for performance (i.e., a condition to he performed within one
year may be extended for up to one additi onal yea r); and

5) If the app licant s should require an additional extension of time, the Planning
Director shall submit the applicants ' request to the Co unty Counci l for
appropriate action.
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R. Further, should any of the conditions not be met or sub stanti ally complied with in a
timely fashion, the Director shall initiate rezoning of the area to its original or more
appropriate designat ion.

Relat ionship to th e Original Development Plan, Onl y a portion of the originally proposed
development has been established with the 35-lot Pu ' uhonua Estates Subdivision situated mauka
of the subjec t properties. The balance of the origina l 125.41-acres was then subdiv ided into bulk
parcels, of which two were purchased by the appl icant and arc part of this PUD application.

l\laster Plan. As required by Condition 0 , a Master Plan for the entire 125.4I -acre original
project site was accepted by the Plannin g Director on Octob er 12, 200 I in compliance with
Condition D. With the subdivision of the original 125.4I -acre parcel into smaller bulk lots
which arc now being individually developed, the Plann ing Director has accepted the proposed
Lokahi residentia l subdivision, as depicted in Figure 3 of the PUD appli cation , as a Revised
Master Plan for this 68.257-acre project site in continuing compliance with Condition D.

Pending Subd ivision Applica tion. Subdivision Application No. 2003-026 submitted by
applicant on March 18, 2003 for the subdivision of a porti on of the 68.25 7-acrc project site into
48 lots ranging in size from ju st ove r 10,000 square feet to abo ut 13,000 square feet (Lokahi
Mukai-Phase I).

FINDINGS

In accordance with requ irements of Section 25-6-10 (Criteria for gra nting a PUD):

T he cnnstru ction on the project shall hegiu within a rea souahle period of tim e fr om th e
date of full approval and sha ll he completed within a r easonable per-iod of time.

The Applicant ' s developm ent schedule is reasonab le. The Applicant proposes to begin
construction of the subdiv ision immediately upon sec uring all necessary govern me ntal
approvals, or by the end of 2003 at the earliest. The first home will be available for occupancy
by Spring of 2004 at the earliest. with anticipated build-out by 2006 or sooner.

T he proposcd developmen t subs ta ntia lly conforms to th e Gen eral Plan .

Currently, the site of this PUD Application, zoned Single Family Residential (RS- I0). Mult iple
Family Resident ial (RJvl-4) and I eighborhood Commercial (CN- IO) is consis tent with the
General Plan LUPAG Map designation o f Urban Expansio n, which allows for a mix of high
density. medi um density, low density, industrial and/or open designations in areas where new
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settlements may be desi rable, but where the spec ifie se ttlement patt ern and mix of uses have not
yet been determined.

In addition. the following Genera l Plan Land Use elem ent goals, pol icies and standards of action
support the proposed Planned Unit Development :

o Designate and allocate land uses in appropriate proporti on s and mix and in keeping with
the soc ial, cultura l and physical environments of the County.

oZone urban- and rural - types of uses in areas with ease o f access to community se rvices
and employment centers and wit h adequate publ ic utilities and fac iliti es.

o Allocate appropriate reques ted zo ning in acco rdance with the existing or proj ected needs
of neighborhood, community, region and County.

o The Co unty shall encourage the developm ent and maintenance of communities meet ing
the needs of its residents in balance with the ph ysical and soc ial environment.

o Zoning requests shall be reviewed with respect to Genera l Plan designation , dist rict goa ls,
regional plans, State Land Use District , compatibility with adjacent zo ned uses. avai labi lity of
public services and utilities, access and publi c need .

Approval of this request would also complement the following goals and po licies o f the Single
Family Residenti al Eleme nt o f the General Plan :

o To maximize choices of single-family resid ential lots and/or housing for residents o f the
County.

o To ensure com patib le uses within and adjacent to sing le-fa mily residenti al zoned areas.

o To provi de sing le- family residenti al areas co nve niently located to public and private
services, shopping, other com munity activities and co nve nient access to emplo yme nt centers.

o The Co unty shall designate and alloca te single-fami ly residential zoned lands at varying
densi ties for future use in accorda nce with the needs of the co mmunities and the stated goals,
policies and standards.

o Areas shall have basic improvements and am en ities necessary for immediate use.
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Approval of this req uest would also contribute to a diverse soc io-economic housing mix within
the region. In this manner, the requ est wou ld also complement the follow ing goals and policies
articulated in the Housing Element of the General Plan:

o Allain safe, sanitary , and livable housing for tbe residents ofthc County o f Hawaii.

o Attain a diversity ofsocio-eco nomic housing mix throughout the different parts of the
County.

o Maintain a housing supply wbieh allows a variety of choice.

o Deve lop bette r places to live in Hawaii Co unty by creat ing viable communities with
decent housing and suitable living environments for our people,

o Improve and maintain the quality and affordability of thc ex isting housing stock.

The proposed Planned Unit Development wi ll implement the above goals and polici es of the
appl icable element of thc Genera l Plan , in particular with the above -cited eleme nts.

Th e proposed development sha ll cons titute an environment of sus ta incd desirahility and
stability, sha ll be in harmony with th e cha r ac te r of th e surround ing neighborhood and
sha ll result in an inten sit y of land utiliza tion no higher th an , and sta nd ards of ope n space at
least as high as permitted or as otherwise spccificd for th c district in which thi s
deve lopment occurs .

Acco rding to the applicant, the proposed Planned Unit Developm ent will be a "m aster-planned,
affordable. pedestrian-friendly residential community" that will be developed in a manner that
"reflec ts the islalid 's unique Hawaiian culture. as well as its natural environment. It is also
intended tofunction and encourag e a sense ofcommunity or neighborliness all/ollg its
occupants." In addition , the applicant stat es that " . . .the subdivision lay out and the homes would
be design ed ill a manner so that greater personal interaction among neighbors would be
ellcouragcd, while ma intaining a grea ter sense ofopen space. The open space would be
enhanced by the development of a community park. which would 1I0t only provide acti ve and
passive recreational opportunities f or homeowners and the broader community. but foster
greater intera ction among neigh bors"
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The adj acent Kona Palisades Subdivis ion is desi gnated Agricultural- 5 acres (A-5a) by the
County Zoning Code, but maintains an Urban District class ification by the State Land Use
Commission. This subdivision contains home sites at least 10,000 square feet in size, the same
lot size as that being proposed within thc proposed Lokahi residentia l community. Therefore, the
proposed residentia l lots to be created under this PUD wou ld be compatible with an adjoining
and long-established subdivision. The proposed 1<)D-Iot subdivision will not exceed the
maxi mum residential unit density permitt ed by its current RS- I0, RM-4 and CN- l0 zoning.
With an area covering approxima tely 26 y, acres, the RM-4 zoned area alone could concei vably
penni t a maxim um of 290 residential units, far more tha n the 190 residentia l units being
proposed by the applicant over the entire 68.257-acre project site. Condition K of Ordinance No.
98-66 prohibits the construction o f ohana dwelling units on each residentia l lot. To preserve the
single-family resident ial character within Lokahi subdivision as well as the adjo ining Kona
Palisades Subdivision, this PUD will place a one resid ential unit restri ction on each proposed lot.

Through this PUD, the appli cant is requesting relief from the minimum front yard setback from
its Homestead Road boundary of20 feet within the RS- and RM-zoned districts and 15 feet
within the CN-zoned district. To accommodate the configuration of certain parcels within the
subdiv ision that arc situated along the Homestead Road, the applicant is proposing a min imum
front yard setback of 10 feet. All other parcels within the proposed subdiv ision will be required
to comply with standard yard setbacks typical o f the RS- I0 zoned district of 20 feet from its
front and rear properly bound aries and 10 feet from its side property boundaries. These setback
requirements will appl y even to those lots that are in the RM or CN districts. The front yard
setback o f20 ' is especially significant to reduce the need for onstreet parkin g (a standard length
of sedan is 16 ' so a driveway within the frontyard setback would enable parkin g of one or two
vehicles in front of the garage without encroac hing into the right of way).

Homestead Road is a 50-foot wide right-of-way. As a potential collector road accommodat ing
mauka-makai traffic within the area, a 5-foot wide road-widening setback along both sides of the
Homestead Road is necessary to accommodate its eventual widening to a 60- foot wide collector
roadway. Secondly, no access onto this Homestead Road from any of the proposed lots will be
permit ted, Any front yard setback will be taken from the road-widening setback . Therefo re, a
reduction of 10 feet from the standard front yard setback of 20 feet for parcels to be situated
along the Homestead Road will not significantly compromise the open-space character of the
subdivision or have an adverse effect upon the character o f the surrounding area, espec ially when
taking into accoun t the 5-foo t wide road widening setbac k and access restrictions, These
requirements will be made a conditio n o f this PUD Perm it.

T he development of a ha rmonious, in tegrated who le j us tifies exce ptions, if re q uired, to the
nor mal re quireme nts of the Zoning and S ubdivision Codes, an d that th e conte mplated
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a r ra nge ments or use make it d esirable to apply regulations and requirements differing
fr om those ord inarily applicable under the district regulations .

The proposed PUD fosters the existing character of the surrounding community. Relief from
requirements of the Subdivision Code applicable to minimum requirements for dedic able streets.
right-of-way improvements, and intersection angles will minimize the physical and visual impact
on the existing character of the area. The proposed PUD is a development of a harmoni ous,
integrated whole that j ustifies exceptions to the normal requirements of this chapter, as the
contemplated arrangements make it desirable to apply regulations and requirem ents differin g
from those ordinarily applicable under the district regulations.

The applicant has promo ted the Lokahi residential community as "pedestrian friendl y". This
concept may be questioned when recognizing that the applicant wishes to place sidewalks only
along one side of roadways with in the proposed subdivision. The sidewalks themselves are
proposed at half o f its typical 7- foot widt h. But one needs to consider the various roadway
design concepts bein g applied to fully reali ze the "pedestrian friendl y" design of the internal
subdivision roadw ays. For example, a circu lar roadway system instead of a linear roadway
design will encourage lower vehicular speeds . A more narrow travel lane profil e of 20 to 24 feet
in lieu of the standard 32-foot width will also promote lower vehic le speeds .

Standard Detail R-34 specifics a 2-foo t wide vertical curb between the travel lanes and sidewalk
to provide a physical barrier between traffic and pedestrians. Pedestrian safety should not be
compromised. However, pedestrian safety can be accommodated by mean s other that a vertical
curb. Approva l of this PUD will allow the app lican t to construct subdivision roadwa ys that
provide for onstreet parking along that side frontin g the sidewalk. Thi s parkin g lane between the
travel lane and sidewalk will prov ide a physical separation between moving vehicles and
pedestrians.

Approva l of this PUD will allow for 20 to 24- foot wid e pavement width s. 3-foot wide grassed
and gravel shoulders. 4-foot wide sidewalks. and 6 to 8-foo t wide grass and gravel swales. The
other side of these roadways not fronting a sidewalk will remain as specified by the applicant
within its PUD applica tion.
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The Department of Public Works recom mends that proposed lots not directly access the
Kakah iaka St reet extension. However , individual lot access is common along the ex isting
Kakahiaka Street in Kona Palisades Subdivision . At a width of only 40 feet, Kakahiaka Street
functions as a local street, which norma lly permi t indi vidual lot accesses. Unlike existing
sections of Kakahiaka and Kapuahi Street s, the prop osed extension of both streets within the
subjec t properties wi ll be improved with curb, gutter and sidewalk imp rovements to
acco mmodate pedestri an and vehicular movem ents between the Lokahi Subdivis ion and Kon a
Palisades Subdiv isio n. The prop osed exten sion of Kakahiaka Stree t, a 50- foot right-of-way, will
be permi tted to maintain a hal f-street profil e of 16-foot wide pavem ent, 2-foot wide vertical curb,
4 feet of sidewalk, and a 3-foot wide planting strip. The applicant has offered to establish an
additional l O- foot wide landscapin g casement within properti es alon g both sides of Kahah iaka
Street to further enhance the streetscape and perceived width of this roadway.

As recomm end ed by the Department of Pub lic Works, dead end roads will be requi red to provid e
for proper turn-arounds such as "T' or circular turn-a rounds.

In accordance with Section 25-6-6:

Tbe plann ing director may condi tionally approv e an applicati on for a PUD.

Any conditions imposed by the plann ing department upon approval of an application for PUD
may include but are not limited to the time with in which the project shall begin and be
completed, changed boundaries of the proj ect, uses permitted, specification of minimum
development standards, specified street dedication and imp rovem ent, utilities to be furni shed,
and a list or limit of variances perm itted.

Any PUD, as approved, shall be subj ect to all cond itions imposed and shall be excepted from
other provisions of this chapter only to the ex tent spec ified in sa id approva l.

Based on the above, the following list o f variances arc appro ved for this Planned Unit
Developm ent:

S BDI VI SION CODI'::

Road rights-of-way 01'50 feet in width arc plann ed . Pavem ent to be 20 fee t to 24 feet wide with
sidewalks along only one side of roadw ay. These roadways wil l have grass or grave l shoulders
and drain age swales. Variances to the minimum requirem ents of the Subdivis ion Code arc
hereby granted to all roadways within the prop osed Lokahi subd ivision, exc lusive of Kakahi aka
and Kapuahi Streets, and shall include:
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Section 23-50(a) - Grades and Curves

Horizontal curve o f 125 feet permitted in lieu of sta nda rd 300-foot horizonta l curve along the
circular roadway at design speed not to exceed 20 mph (see Exhibit B). No variance granted for
grades .

Section 23-45 - Intersect ion angles; corner radi us

Intersection o f stree ts at minimum 80 degrees in lieu o f preferred 90-degree angle perm itted (see
Exhibit A). No variance for minimum corner radius.

Section 23-86 - Requirements for Dedicable Streets and
Section 23-95 - Right-of-way Improvement

a. Min or Street (Road Type A - circular roadw ay & main entry roadways) - 24 feet of
combined pavement width with one side on-street parking with one side of the roadway
containing a 3-foot wide planting strip, 4-foot wide side wa lk, and a grassed and graveled swa le
6 feet in width. The other side of the road will have a grassed or graveled swale 13 feet in width
(sec Exhibit B).

b. Cui-de-sac and Minor Street (Road Type B) - 20 feet of combined pavement width ( 12-
foot wide travel lane/8 foot wide parking) with one side of the roadway con taining a 3-foot wide
grass/gravel shoulder, 4-foo t wide sidewa lk, and a grassed or grave led swa le 8 feet in width.
The other side of the road will have a grassed and grave led swa le 15 feet in width (sec Exhibit
C). Cui de sacs sha ll have a turnaround with a minimum 30' radius to the pavement edge. but
may be offset within the right of way.

e. Kakahiaka and Kap uahi Streets to be ex tended and improved with a minimu m pavement
width of 32 feet wi th vertica l curbs. 3-foot wide plant ing strip, and -l-foot wide sidewalk on both
sides of the street. A IOvfoot wide landscaping casement shall be established along both sides of
a ll proposed reside ntial lots frontin g the ex tension of Kakahiaka Street (see Exhibit D).

ZONING CODE

Variances to the minimum requirements of the Zoning Code are hereby granted to allo w a 10­
foot wide yard setback from a 5-foot wide road-wide ning setback for those parcels within the
proposed Loka hi Subdivision to be situated along the Homestead Road, and shall includ e (see
Exhih it A) :

Section 25-5-26(a)(7 )(A l - Minimum Yards within the RS-zoned district
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Minimum Front Yard Setback of 10 feet from Homestead Road 5- foot wide road widening
setback in lieu of minimum 20- foot wide yard setback

Sect ion 25-5-36 - Minimu m Yards within the RM- zoned district

Minimum Front Yard Setback of 10 feet from Homestead Road 5-foot wide road widening
setback in lieu of minimum 20-foo t wide yard setback
Section 25-5-106( I) - Minimum Yards within the CN-zoned district

Minimum Front Yard Setback of 10 feet from Hom estead Road 5- foot wide road widenin g
setback in lieu of minimu m 15-foot wide yard se tback

The Planning Director approves the Plann ed Unit Development subject to the follow ing
conditions :

A. Th e applicant, its successors or ass igns be responsible for compl ying with all of the stated
conditions of approval.

The applicant shall indemnify and hold the County of Hawaii harml ess from and aga inst any
loss. liability. claim or demand for the property damage. personal
injury or death aris ing out o f any act or omission of the applicant, its successors or ass igns.
offic ers, employees . contractors and agents under this permit or relating to or connec ted with the
granting o f this permit .

The proposed 190-lot Planned Unit Developm ent shall be developed in a mann er as substantially
represented within the Planned Unit Developm ent application entitled Revised Applica tion for
Planned Unit Development (PUD) Westpro Development. Inc. dated April 2003. with certain
limitations as detailed and cond itioned within th is PUD Pennit.

Restrictive covenant s in the deeds of all the proposed lots within the Planned Unit Developm ent
shall give not ice that the terms of this Planned Unit Developm ent Perm it shall proh ibit the
construction of a seco nd dwell ing unit and condomi nium property regimes on each lot. A copy
of the proposed cove nants to be recorded with the Bureau of Con veyances sha ll be submitted to
the Plann ing Director for review and app roval prior to thc issuance of Final Subdivision
Approval for Phase I. A copy of the recorded document shall be filed with the Planning
Department upon its rece ipt from the Bureau of Con veyances.

Construction plans consistent with this PUD approva l shall be reviewed and approved by the
Departmen t of Publ ic Works and shall include details ofa thickened pavement edge where no
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curbs are provi ded (to resis t pavement edge unr aveling), traffic signage such as speed limits and
parking restrict ions, landscapin g plans that require no or minimum irrigation (in the event the
Cou nty has to takeover main tenance), and profiles to demonstrate that grade does not exceed 8%
in areas where no curbs are provided, Where grades exceed 8%, the Appl icant and DPW shall
determine the best reme dy in the course of construction plan review. Kakahiaka Street shall be
bonded or completed betwee n Kaiminani Stree t and at least up to the Lokahi Makai mauka entry
prior to Final Subdivision Approval of Phase I. Kapu ahi Street shall be bond ed or com pleted
between Kaiminani Street and at least up to the Lokahi Manka rnauka entry prior to Final
Subdivision Approval of that phase of the subdivision located adjacent to the Kapu ahi Street
align ment. Tentative Subdivision Approval for subsequent phases shall determine the
construction timin g for the completion o f the Kakahiaka Street and Kapuahi Str eet extensions.

Prior to the issuance of Final Subdivision Approval for Lokahi Makai subdivision -Phase III, a
roadway shall be bonded or constructed at the western (makai) end o f the Lokahi Makai
subdivision that wi ll connect to Ka' imi 'nani Drive helow the existing community center. This
roadway extension sha ll be const ructed, at a minimum, to dedicable roadway standa rds within a
50-foot wide right -of-way for that portion aligned in a mauka-mak ai direction and a 60- foot wide
right-of-way for that portion oriented in a north-south direction leading to Kaiminan i Drive.
The tentat ive subdivision approval for Phase 1 shall speci fy the requirements for a temporary
cons truction road.

Applicant shall be responsible for ADA com pliance for the sidewalks.

The acce ptabi lity for dedication of the streets are subject to a maintenance plan for the portions
of the right of way beyo nd the pavement edge approved by the Plann ing Director and engineer's
certi fication of the safe ty o f the horizontal curves and intersections, Applicant shall declare its
inten t to dedicate and meet the aforeme ntioned conditions prior to construction plans approval
for Phase I.

Access and turning movements onto the alignmen ts of the proposed Main Street (located makai
of Lokahi Makai subdivi sio n) and the Mid-Level Road (Kapuahi Street extension) are subject to
the approval of the Department o f Public Wor ks. Access and turnin g movement s onto the
propo sed Main Street and Mid-Level Road may be restricted or modi fied at any time as deemed
necessary and appropriate by the Department of Puhlic Works
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Construction plans for the park shall be subj ect to the approval of the Departm ent of Parks and
Recreation.

AS-foot wide road widening easement shall be established alon g thc entire length of the
Homestead Road fronting thc subj ect properti es. No access to the Hom estead Road will be
permitt ed from the individual lots within the proposed l.okahi Subdivision.

Proper tum-around s shall be provided at the ends o f dead-end roadways within the prop osed
subdivis ion servicing more than two lots.

Minimum yard setbac ks for proposed lots within the Lokahi subdivision, with the exception of
those lots fronting the Homestead Road , shall be 20 fcct for the front and rear yards and 10 feet
for the side yards. Lots front in g the Homestead Road shall comply with these minimum yard
setbacks, with the exception ofa l O-foot wide minimum yard setback from the fi- foot wide road
widening casem ent alon g the Homestead Road .

The applicant shall comply with all oth er applicable rules, regulations and requireme nts,
including those requirements specified by Ordinance No. 98-66 or its am endment thereto.

An annual progress report shall be submitted to the Plann ing Director prio r to thc anniversa ry
date of the Planned Unit Development (PUD) permit . The report sha ll includ e. but not be limited
to, the status of the deve lopment and to what ex tent the co nditions of approval are being
com plied wit h. This condition shall rema in in effect until a ll of the co ndi tions o f approval have
been complied with and the Planning Director acknowledges that further reports arc not required,

If the applicant should requi re an ex tension o f time, the applicant may request for time extension
pursuant to Sect ion 25-6- 14 (Time extensio ns and amendm ents).

Should any o f the co nditions not be met or substantially complied with in a timely fashion. the
Director shall initi ate the nullification of the Planned Unit Development Perm it.

, '
/

! "-.

Sincerely,

I I
CHRISTOPHER J. YUE
Planning Director

DSA:da:pak
P:\PUD Pcnnits\lOOJ'I'VIXH-06(Westl' rc )\PUIXJ3-QoWesrpruDe\'clupmcnt(2jredlmed.doc
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xc : Department o r Public Works, Building Division
Department o r Public Works, Enginee ring (Hilo and Kona)
Department or Water Supply
Subdivision Section - Subdivision No. 2003-026
West Hawaii Planning Office
Kona Palisades Homeowners Association

c/o E.F. Gianotti, P.O. Box 4368, Kailua-Kona, 96740
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