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August I, 2005

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

Dear Mr. Riehm:

PLANNE D UNIT DEVELOPM ENT A P PLI CATI ON (PU D 2005-0 1)
Applica n t & Consultant : Riehm Owen sby Planners Architects
Lando wner: G re ate r Pacific, LP
T ax i\ la p Kev : (3) 7-8-0 10: 069, 095 por., 096 por .

After reviewing the inform ation submitted with the Planned Unit Development Application. the
Planni ng Director hereb y app roves Plann ed Unit Development (P UD) No . 2005-0 1 to a llow the
deve lopment of a 41 -lot single family residential subdivision and related improvements within
the Mul ti-Fami ly Resid enti al (1Uv1-2) zo ned distri ct. Approval o f PUD No. 2005-0 1 includes the
granting of Va riances from vario us roadway standards of the Subdivision Code , Chapte r 23 and
minimum lot size , average width, and vari ou s yard se tback requirements o f the Zoning Code.
Chapter 25, Hawaii Co unty Code. The subject property is located in thc Keauhou resort area at
Keauhou 2nd, North Kona , Hawaii.

FINDINGS

I. Autho r izcd Agen t. Greater Pac ific, LP has authorized Riehm Owensby Planners Architects
as its auth orized represe ntati ve to app ly. execute and process any and a ll applications and to
partic ipat e in proceedings relat ed to this application .

2. Project Description. Th e project is an upscale oceanfront residenti al subdivision in a resort
area. Th e project consists of 41 sing le famil y residential lots. land scaped co mmon open
spaces. and strec tscape with trees. traffic calming measures. and oth er pedestri an- friendly
design features . The developer wiII pro vide hou se/lo t packages and thereb y control the
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coo rdinated placement and design of the houses. The project si te is Lot 3-A-l resulting from
a co nso lida tion and resubdivis ion approved on December 14, 2004 as SU B 789 7 (new TMKs
not ass igned yct so the TMK parcels cited in the application do not match the proj ect sitc) . A
nons ignificant zone change appro ved the adj ustment of zoning boundaries to follow the
resubdiv ided propert y bounda ries so that the entire project site is in the RM -2 zo ning district
( ZC 04-03 approved on February 18, 2005).

3. Permitt ed Use and Density; Co nsistency with Gencr a l Plan. In accordance wi th Section
25-5-32 of the Zoning Code, the pro posed single- family reside ntial lots is a permitted use
unde r the existing Multi-Fami ly Residential (RM-2) zoning of the propert y. The total land
area of this PUD is 8.622 acres (per final plat map of SU B 7897). The maximum de nsity on
this project site for a mult i-fam ily development (a ttac hed or mul ti-story) is 187 units.
However, if subdiv ided into lots as proposed for this project , the minimum bui lding site area
in the RM district is 7,500 s.f. The refore, the maximum number oflots on this project site is
50; with an a llowance of20% for roadways, the number of develop abl e lots is about 40 lots.
With only one unit proposed for each lot, the pro posed 4 1-lot resid ential subdivi sio n may be
substantia lly less than the maximum residential unit density of 186 units permitted by the
Zoning Code, but the number o f lots is at the maximum permi tted . Prop osed lot sizes range
from approx imate ly 5,200 square feet to 9,500 square feet. The proposed use is cons iste nt
with thc General Plan LUPAG design ation of Resort Node, which is intended for areas that
includ e "a mix of visitor-re lated facilities such as hotels, condo minium- ho tels . . ., sing le
fami ly and mu ltiple family resid enti a l unit s...." (Ge nera l Plan , February 2005, re formatted
as 9 14. 1.1).

4. Reason able Proj ect T ime Period. Developer p lans to start const ruction imm ed iately upon
receipt of approvals and anticipa tes approxima tely 2 yea rs for fu ll build-out.

5. Compa tih ility with Neig hbo r ing Uses . The proposed project is lower in density and
therefore compatible with the 2-story timeshare developments to the north of the proj ect si te.
The ex isting Keauhou golf course wraps the project site on a ll other s ides .

6 . Access , Access to the propert y is from a private "driveway" that traverses through the
adjo ining timeshare to the north and connect s to Kaleiopapa Street, a Co unty road .
Kaleiopapa con nects to Alii Drive.

VARIANCES APPROVED

Th e master plan proposes a harmonious, integra ted whole that j ustifies the following exceptions
to the normal requirements of the Zoning and Suhdivisio n Codes, subj ect to the condit ions set
forth at the end of this leller:



Mr. Michael Riehm
Riehm Owensby Planners ,... chitccts
Page 3
August I, 2005

Zoning Code Variances:

I. Minimum Street Frontage (§25 -4-30) (Variance Request #1). Th e minimum building site
average width in the RM distric t is 60' (§25-5-35). The applicable minimum street frontage
is 50% of the 60 ' , which is 30 ' for th is proj ect, except for lots at the end of cuI de sacs or flag
lots, which is a minimum of 15' . Based on the master plan, the only lot that requ ires this
variance is the flag lot for the common area. Thc pole of this flag lot is 10 ' wide. This pole
is intended as a pedestria n way rather than an access road . Thi s variance to the minimum
street frontage is limited to this common area lot on the condition that the pole is used as a
pedes trian way and not an access road.

2. Mini mum Building Site Arca (§25-5-34); Minimum Ave rage Width (§25-5-35)
(Var iance Requests #2, 8). The minimum building site area in the RM district is 7,500 s.f.
The proposed lot sizes range from 5,200 to 9,500 s.f. Given that the master plan coo rdinates
the setbacks throug h the siting and floor plan o f eac h house, a minimum lot size of 5.200 s.f.
is acce ptable. The minimum buildin g site average width in the RM distr ict is 60' . A
proportionate reduct ion of the average wid th ofa 5,200 s.f. lot compared to a 7,500 s.f. lot
wou ld resul t in a minimum width of approx imately 40 ' . Since all lo ts shown on the master
plan exceed 40'. the minimum wid th shall be as substantially shown on the master plan
attached as Exhibit A.

3. Ya rd Rcquircm ents (§2S-4-40 (gc nc ra l rcquircm cnts for ya rds and open spaces) , §2S-4
40 (pe r mittc d projecti ons int o ya rds and opcn spaces), §25-4-42 (co rncr buildin g si tes),
§25-S-36 (minimum ya rds in Ri\I )) (Va r ia ucc Requests #4, 5, 7, 10). The minimum yards
in the RM district are: 20' front and rear, 8' side yard for one-s tory and 10 ' for two-story
structure. The master plan offsets the footprint of the homes to one side of the lot so that the
distance between the homes is substantially equivalent to the 16 ' to 20' that would result
from the code requirements. The prop osed 12' front and 15' rear yards for most of the lots
are comparable to the code requirements for the RS district with lots less than 10,000 s.f. (15'
front and rear). The approved yards shall be as shown on the table attac hed as Exhibit B.
Trellises, attached or detached to the house at any height, may proj ect any distance into the
wider side yard to provide shade for landscaped outdoor courtyards, as shown in Exhibit C.

4 . Per ime ter Fences or Walls and Accessory Structu res (§25-4-43) (Variance Request #6).
The zoning code requires any opaque perimeter fence or wall ove r 6' in height to meet
setback requ irements. This code requirement applies only to free-standing wa lls and not
retaining walls; retaining wa lls can be whatever height required for its retaining function .
This variance is granted for the entry wa lls. The permitted project ion of other accessory
struc tures into the front, rear, or side yards shall be as permitted through the CCR's, provided
such CCR's clearly absolve the County from any disputes between neighbors relating to such
structures.
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Subdivision Code Varianccs

I. Minimum Right-of-Way and Pavement Widths (§23-41) (Variance Request #13). The
Subd ivision Code requires minor or cui dc sac streets to have a m inimum right- of-way width
of 50 ' with 20 ' pavement width (without curb/gutte r/sidewalks) or 32 ' (with
curb/gutter/s idewalk). The proposed stree t layout consists o f a min or road and one cui de
sac. The design objective of the proposed stree t section is to reduce traffic speed and create a
more intimate neighborhood through a narrower right-of-way with street trees, traffic
calm ing islands, and spec ial pav em ent markings at intersecti ons. Acknowledging the
antic ipated low tra ffic vo lume in this proj ect and that the roads wi ll rem ain privately owned
and maintained, a variance is approved for a minimum 36' wide right-of-way with 20 '
pavement with grass shoulders (no curbs, gutte r, or sidewa lk) in accorda nce with Exhibi t D.
Because of the low traffic vo lume and reduced speed, pedestrians will share the roadwa y
with the vehicles. The 36 ' wide right-o f-way allows for 8' shoulde rs that could
accommodate onstreet parki ng. The Subd ivision Code allows a private dead-end road
servi ng 4 to 6 lots to have a 20 ' right -o f-way with 16' pavem ent ; the re fore, no variance is
required for the proposed 24' wide dead-end road .

2. Co rner radius (23-45) (Var iance Request #14). The Subdivision Code also requires a
minimum comer radius of 20' at the right-of-way lines for right ang le intersections. The
proposed corner radi us at the right-of-way lines is 12 ' , which is intended to s low the speed of
tuming vehi cles and reduce the crossi ng distance for pedestrians. Gi ven the reduced traffic
volume, overall design to red uce speed, and that fire trucks are able to accommoda te the
tum ing curves by swinging out to the oppos ing lane or even on to the curbless shoulders, this
variance is approved at a minimum of 12 ' radius measured at the right-of-way line for the
two T-inte rsect ions and the loop tum.

3. C ui de sac turnaround (23- 48) (Va r iance Requ est #15). Th e Subdivision Code gives the
director discretion to perm it other than circular turn arounds if it meet s the req uireme nts of
the situation. The master plan shows a square-shaped tumaround that ca n fit a 45' radius
c irc le; therefore, this turnaround is approved. The master plan also shows an "access lane"
serving two lots that extends from the turnaround . This access lane is approximately 75 ' in
length whic h is short enou gh for firefight ers to extend the hose from a fire truck parked in the
tum around, or to drive onto the access lane since it is wide enough at 24 ' to accommodate a
fire truck .

4 . Street lights (23-93 ) (Var iauce Request #17). The Subdivision Co de requires the
installat ion of street lights within the subdivision that meet Co unty spec ifica tions . Since the
road s will be private, a variance is approved to allow custom street lights. However, if the
Department of Public Work s requires a stree t light at Kaleiopapa Street at the time of
subd ivision, this street light shall meet County specifications.
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5. Street Name and Traffic Signs (23-94) (Va ri ance Request # 18). Th e Subdivision Co de
req uires street and traffi c s igns to meet Co unty spec ifications . S ince the roa ds will be
private, this variance approves custom street and traffic signs wi thin the subd ivis ion . Street
name signs shall be erec ted at each intersection.

6 . Rig h t-of-W ay Improvement (23-95) (Var ia nce Request # 19). The Subdivision Code
requires thc enu re right-of-way to be improved . This variance allows the right-o f-way to he
developed as shown on Exhibit D.

A lthough the pet itioner reques ted the following variances, the y are not necessary for the reason s
given below:

• Redu cti on of Building Site Below Minimum Area [Va r ia nce Reqnest #3) . This
provision of the Zo ning Code applies only to existing lots.

• Block Sizes (Variance Req nest # 11). The block size provision of the Subdivision Code
applies to grid layouts, and is not applica ble to thi s type o f pocket or cu i de sac type of
layou t.

• Lo t Side Lin es (Va rl uncc Request # 12). Th e master plan shows all side lot lines at
nearly right angles to the stree t, so no varia nce is required.

• Intersection ang les (Var iance Request # 14). The Subdivision Code requ ires streets to
int ersect at right angles, or no less than 60 degrees where topography requi res a lesser
angle. Since the proposed layout shows right ang le intersections, no variance is requi red.

• C n l de sac length and number of lot s (Variance Request # 15) . Although the project
has on ly one entrance and co uld thereb y be inte rp reted as a cui de sac , this interp retation
wo uld mean other developments like Waiko loa or Mauna Lani are large cui de sacs.
These types of projects remind us o f the need to design for connectivity and co ntingent
emergency access. Neverthe less, the Subdivision Code defines a "c u i de sac" as a "street
with only one end open to traffic" , and allows for a more liberal interpretation when the
street layout is taken segme nt by segme nt. In the proposed layout, the segme nt from the
en tra nce to the loop and eac h segme nt o f the loop are ope n on both sides to tra ffic. The
only cui de sac serves 5 lots (lots 16 through 20) and is very short .

• G rades and C nr ves (Variance Request # 16). The peti tioner was no t specific as to how
thi s requ est applied to the master plan.

COND ITIONS

The Planning Dire ctor approves the Pla nncd Unit Development subject to the following
con ditions:
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A. Approval and Co nditions Run with th e Land. The applicant. its successors or assigns be
respons ible for complying with all of the stated conditions of appro val.

B. Indemnificat ion. The applicant shall indemnify and hold the County of Hawaii harmless
from and against any loss, liabil ity, claim or demand for the property damage, personal injury
or death arising out of any act or omission of the applicant, its successors or assigns, officers,
employees contractors and agents under this penu il 0 1 relating tv VI conuccted with the
granting of this permi t.

C. Subdivision Approval. Subdivision approval shall be subject to the followin g conditions :

I. Conforma nce with Ma ster Plan. The final plat map shall show the building footprints
and setbacks as substantially represented in the master plan attached as Exhibit A, and
include a certi fication by the applicant, surveyo r, or archit ect on the final plat map of
such conformance.

2. Street Na me, Traffic Signs and Markings, and Other Intersection Improvements.
All streets, including the access road connecti ng to Kalciopapa Stre et, shall be named.
The street name sign at the intersec tion of Kaleiopapa, as well as any other intersection
improvements including street light if required , shall meet the requirements of the
Department of Public Works.

3. Co nstr uction Plan Review by Fire Department. Besides the Department of Public
Works and Departm ent of Water Suppl y, the construction plans shall also be submitted to
the Fire Departm ent for review.

4. Legal Rights ove r Access Road. The subdivision application shall includ e evidence of
legal rights ove r the access road connecting to Kaleiopapa Street.

5. Water Use C alcula tions. The subdivision applicat ion shall include water use
calculations, as requested by the Department of Wate r Supply' s comments to this PUD
app licat ion, in order for the tentative approval conditions to clearly set forth the
Department of Water Suppl y's requirements for fina l subdivision approval. The
calculations shall include all proposed water uses, such as domestic , landscaping,
swimming pools, water features, and other uses.

D. Building Permits Approval. Building perm its shall be subject to the following conditions:

I . The siting of the residences and garages shall substantially conform to the master plan
attached as Exhibit A.

2. Building Code requirements for setbac ks or distances between structures shall supersede
any yard variances granted by this PUD.
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E. Cond itional Annual Report. lf full buildou t is not completed within three years from the
date of this PUD approval, an annua l progress report shall be submitted to the Planning
Director prior to the fourth anniversary date of the Planned Unit Development (PUD) permit .
The repo rt shall inc lude, but not be limited to, the status of the deve lopment and to what
extent the conditions of approval are being comp lied with. This condition shall rem ain in
effect until full buildout.

F. Ti me Extens ion. The Zon ing Code requires perm it approvals to be used within two years
(§25-2-7). This PUD shall be dec mcd "used" upon final subdivision approval. If the
applicant should require an extensio n of tim e, the applicant may request for time extension
pursuant to Section 25-6-14 (Time extensions and amen dments) .

Should any of the conditions not be met or substantially complied with in a timely fashion, the
Director sha ll initiate the nullification of the Planned Unit Developmen t Perm it,

Si ncer~:1I Y, ?
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Planning Director

DSA:pak
I' :\)' UD Perrmts\2003\1'UI )(13 ·02(RhicmIIp U003-02Riehm.doc

xc : Department of Public Works, Building Division
Department of Public Works, Enginee ring (Hilo and Kona)
Department of Wate r Supply
Subdivision Section - Subdivi sion No . 2002-056
West Hawaii Planning Officc

Atta ched Exhibits:
Exhibit A: Master Plan (lot layout); Master Plan (house and garage locations)
Exhibit B: Approved Yards
Exhibit C: Typ ical Lot Site Plan Showing Proj ections into Side Yards
Exhibit D: Street Sec tions
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Exhibit A : Master Plan
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Exhibit A (cont.) Master Plan- Ho use & Garage Locations Per App roved Setbacks
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Exhibit B: Approved Yards
RM Zo ning Reqmt (ft) Approved (tt) Application

Lot # Front Re ar S ide Front Re ar Side R Side L Page Ocmme ru s .
1 20 208 (lstory), 10 (2 story) 1212 15 814 8 8-27 2' front and 4' side for attac hed or detached garage
2 20 208 (l story), 10 (2 story) 1212 15 8/4 814 8-28 2' front and 4' side for atta ched or deta ched garage
3 20 20 8 (lstory), 10 (2 story) 1212 15 8/4 814 8-28 2' front and 4' side for attached or detached garage
4 20 208 (1story), 10 (2 story) 1212 15 8/4 8/4 8-28 2' front and 4' side for attached or detached garage
5 20 208 (lstory), 10 (2 story) 1212 15 8/4 8/4 8-28 2' front and 4' side for attached or detached garage
6 20 208 (lstory), 10 (2 story) 1212 15 8/4 814 8-28 2' front and 4' side for attached or detached garage
7 20 208 (1story), 10 (2 story) 1212 15 8/4 814 8-28 2' front and 4' side for attached or detached garage
8 20 208 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage
9 20 208 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage

10 20 208 (1story), 10 (2 story) 1212 15 814 814 8-29 2' front and 4' side for attached or detached garage
11 20 20 8 (1story), 10 (2 story) 1212 15 814 814 8-29 2' front and 4' side for attached or detached garage
12 20 208 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front am 4' side for attached or detached garage
13 20 208 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage
14 20 20 8 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front~nd 4' side for attached or detached garage
15 20 20 8 (lstory), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage
16 20 208 (lstory), 10 (2 story) 12,8,4 15 4 814 8-29 2' front and 4' side for attached or detached garage
17 20 20 8 (1story), 10 (2 story) 1212 15 4 15 8-29 2' front and 4' side for attached or detached garage
18 20 208 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side forattached or detached garage
19 20 208 (lstory), 10 (2 story) 1212 15 814 814 8-28 2' tront and 4' side for attached or detached garage
20 20 208 (1story), 10 (2 story) 1212,4 15 814 4 8-31 2' fro~~nd 4' side for attached or detached garage
21 20 208 (lstory ), 10 (2 story) 1212 15 8/4 814 ,

-
8-28 2' front and 4' side for attached or detached garage

22 20 ' 208 (l story) , 10 (2 story) 1212 15 8/4 814 8-28 2' front and 4' side for attached or detached garage
23 20 208 (lstory ), 10 (2 story) 1212 15 814 8/4 8-28 2' front and 4' side for attached or detached garage
24 20 208 (1story ), 10 (2 story) 1212 15 814'1 814 8-28 2' front and 4' side for attached or detached garage
25 20 208 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage
26 20 20 8 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage
27 20 20 8 (1story), 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage
28 20 20 8 (1story), 10 (2 story) 1212,4 15 814 4, 15 8-32 2' front and 4' side for attached or detached garage
29 20 nla 8 (1story), 10 (2 story) 1212 nla 4 4,8 8-34
30 20 20 8 (lstory), 10 (2 story) 4,2 4 4,8 4 8-34
31 20 20 8 (lstory), 10 (2 story) 1212 4 814 4 8-34
32 20 20 8 (lstory), 10 (2 story) 1212 4 814 4 8-34
33 20 IVa 8 (1story), 10 (2 story) 1212 nla 4 4,8 8-34
34 20 208 (1story), 10 (2 story) 4,2 4 4,8 4 8-34
35 20 208 (1story), 10 (2 story) 1212 15 4 4 8-32 2' front and 4' side for attached or detached garage36 20 20 8 (l story), 10 (2 story) 1212 5,8 4 814 8-32 2' front and 4' side for attached or detached garage37 20 208 (1story) , 10 (2 story) 1212 15 814 814 8-28 2' front and 4' side for attached or detached garage38 20 IVa 8 (1story), 10 (2 story) 1212 12 814 4 8-33
39 20 208 (tstory), 10 (2 story) 1212 8 814 4 8-35
40 20 208 (1story), 10 (2 s tory) 1212 8 814 4 8-35
41 20 20 8 (1story) , 10 (2 story) 1212 8 4 4 8-35me 20 rva 8 (f story). 10 (2 story) 6 nla 6 6 8-36
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Exhibit C: Typical Lot Site Plan Showing Projections into Side Yards

_ QVerl'lela lr& ~ S

anaet1\lllOf
eetamed ILl' 1

""'"

/

\ -- """...- ---_ ..
"

attached or detached
garage with optional
studyor bedroom
upstairs

I I I
0' S" \(.

-rll;U- - Slde yard walls to
define courtyard s
and provide privacy

~I_ II side yardlandscaped
courtyard

•

L,.

\.
-'.

•
..~-,....-I

stre~t

II ~.

l~ I,
- ~ -....II.- -

-

. ~t --:;r
'~'r~<. ""'''1''. ~ I r} ~.
I .J~. ,1; ". . '._" l." t ',., ~ ~_.

~ :va_t;'t

~
.'...'. ki.i!t "<,,,,.,, .'-, ~!J ' " .

:[~ 3·r
I '
I

side yard walls 10
deline courtyards
and provide privacy

marnhouse --

Iront yard II J:'~ : ,KJl!J
landscaped
entrycourtyard

trent yard : ~ "I

walls to define .
entrycourtyard



Mr. Michael Riehm
Riehm Owensby Planners Architects
Pagc 12
August I, 2005

Exhibit D: Approved Street Sections
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