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RIEHM OWENSBY PLANNERS ARCHITECTS
RLF MAKALEI PROPERTIES, LLC
An Agricultural PUD at Makalei
7·2·007:011,7·2·035:001 through 045, 047 &048

Upon review of the subject Planned Unit Development application and agency comments, the Planning
Director, hereby, approves PUD-15-000031 to allow the development of a master-planned community
consisting of 46 agricultural lots on the subject property. This PUD approves exceptions from Chapter 25
(Zoning) and Chapter 23 (Subdivisions) based upon the following background and findings.

BACKGROUND

APPLICANT'S REQUEST

1. Request. The owner, RLF Makalei Properties, LLC, through the applicant is applying for a PUD to
develop the subject properties as a master-planned agricultural community consisting of 46 agricultural
lots, open space, agricultural cultivation area and roadway lots. The applicant is requesting a PUD to
allow for multiple exceptions from Chapter 25 (Zoning) and Chapter 23 (Subdivisions) in order to
achieve the design principles for the subject development. Approval of the requested exceptions would
also enable the applicant to implement the design guidelines of a planned agricultural community that
is more in keeping with the character of the local area that is consistent with the existing density similar
to other development in the Makalei area. The project conforms with the Kana Community
Development Plan Clustered Rural Subdivision (KCDP-CRS) Guidelines.

2. Exceptions Requested and Reasons - Hawai'i County Code (HCC), Chapter 25 (Zoning)

A. Minimum Street Frontage. (HCC §25-4-30). The request is to allow the street frontage of a lot to
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less than the required 50% of building site average width for lots. The different shaped lots, their
sizes and widths, are a result of the street layout which is designed to maintain a rural image, avoid
excessive grading and to respect the goals of the KCDP-CRS Guidelines.

S. Minimum Building Site Area: Minimum Building Site Average Width. (HCC §25-4-31). The
different shaped lots, their sizes and widths, are a result of the street layout which is designed to
maintain a rural image, avoid excessive roadway and to respect the goals of the KCDP-CRS
Guidelines.

C. Reduction of Building Site below Minimum Area. (HCC §25-4-32). Regardless of the minimum
area and minimum width of the lots, the overall density or intensity of land utilization is within the
allowable range for a Planned Unit Development with this zoning. The different shaped lots, their
sizes and widths, are a result of the street layout which is designed to maintain a rural image, avoid
excessive roadway and to respect the goals of the KCDP-CRS Guidelines. It is requested that
there be a minimum building site area of one acre and no minimum average width.

D. General Requirements for Yards and Open Spaces. (HCC §25-4-40). The different shaped lots,
their sizes and widths, are a result of the street layout which is designed to maintain a rural image,
avoid excessive grading and to respect the goals of the KCDP-CRS Guidelines.

E. Corner Building Sites. (HCC §25-4-42). The different shaped lots, their sizes and widths, are a
result of the street layout which is designed to maintain a rural image, avoid excessive grading and
to respect the goals of the KCDP-CRS Guidelines.

F. Fences and Accessory Structures. (HCC §25-4-43). The request is to allow for retaining walls
that exceed 6 feet in height when used to retain the grade be permitted to be on the boundary line
and without any front, side, or rear yard requirements.

Due to the prevalent slopes on the Island of Hawai'i, retaining walls are often required at the
property line to manipulate the grade to provide buildable lot pads. These retaining walls should be
permitted at the property lines without any front, side or rear yard requirements in order to develop
a more useable site area.

This request is to allow any accessory structure, architectural feature, wall, fence, or any other free
standing architectural feature over six feet in height to extend into any required front, side or rear
yard.

A variety of free standing architectural features may be used to create the desired character and
ambiance of the neighborhood. These features may be in the form of walls, gates, arbors and
trellises which in some cases may be over six feet in height. Freedom in location of these items is
critical to developing an intimate neighborhood character. The locations of these items will be pre­
determined and the CCR's will control any abuse of this variance by the residents of the
neighborhood.
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G. Minimum Building Site Area. (HCC §25-5-74). Regardless of the minimum area and minimum
width of the lots, the overall density or intensity of land utilization is within the allowable range for a
PUD with this zoning. The different shaped lots, their sizes and widths, are a result of the street
layout which is designed to maintain a rural image, avoid excessive roadway and to respect the
goals of the KCDP-CRS Guidelines.

H. Minimum Building Site Average Width. (HCC §25-5-75). Due to the different shaped lots, their
sizes and widths, which are a result of the street layout which is designed to maintain a rural
image, avoid excessive roadway and to respect the goals of the KCDP-CRS Guidelines, the need
for flexibility in the minimum building site average width is required.

I. Minimum Yards. (HCC §25-5-76). The different shaped lots, their sizes and widths, are a result of
the street layout which is designed to maintain a rural image, avoid excessive grading and to
respect the goals of the KCDP-CRS Guidelines. Also, the front, side and rear yards have been
designed to allow for more flexibility in locating any building structures in order to work better with
any site grading.

J. Other Regulations. (HCC §25-5-77). Due to the curvilinear layout of the main roadway to reduce
the road gradient and in an effort to cluster lots to respect the goals of the KCDP-CRS Guidelines,
the need for flexibility in the minimum building site average width is required.

3. Exceptions Requested and Reasons - HCC, Chapter 23 (Subdivisions)

A. Block Sizes. (HCC §23-29). Due to the curvilinear layout ofthe main roadway to reduce the road
gradient and in an effort to cluster lots to respect the goals of the KCDP-CRS Guidelines, the need
for flexibility in the block sizes is required.

S. Minimum Lot Sizes. (HCC §23-33). Regardless of the minimum area and minimum width of the
lots, the overall density or intensity of land utilization is within the allowable range for a PUD with
this zoning. The different shaped lots, their sizes and widths, are a result of the street layout which
is designed to maintain a rural image, avoid excessive roadway and to respect the goals of the
KCDP-CRS Guidelines.

C. Access to Lot from Street. (HCC §23-34). An access and utility easement is used in some areas,
in lieu of a public street or private street, to provide both vehicular access and utility service to all
the lots.

D. Lot Side Lines. (HCC §23-35). The majority of lots are laid out to create uniform square or
rectangular shaped lots as much as possible. This makes for a more uniform agricultural lot that
can be laid out with rows of various agricultural crops, however, some of the side lines of lots are
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not at right angles to the street upon which the lot faces. The request is based on the priority of
keeping the lot shapes as uniform as possible as noted above.

E. Minimum Right-of-Way and Pavement Widths. (HCC §23-41). The project's internal roadway
system will be a private street deviating from certain County dedicable roadway standards in order
to make for a roadway design more sensitive to the existing rural character of the project and to
have less of an impact on the natural environment. The right-of-way is approximately ± 50 to ± 60
feet wide with ± 20 feet pavement width. On each side of the pavement will be ± 15 to ± 20 feet of
improved right-of-way with grass or other material.

F. Intersection Angles; Corner Radius. (HCC §23-45). This request is to allow the streets to be
permitted to intersect and have radius and or dimensions at the right-of-way lines as determined by
the Civil Engineer for the Project. The street layout is designed to maintain a rural image and to
avoid excessive grading.

G. Cul-de-sacs. (HCC §23-48). The purpose of requesting a PUD designation for the project is to
have increased design flexibility in developing a more creative master plan. Since the project is an
agricultural community with large lots versus a typical single family residential community based on
RS zoning, the requirements of the code are less relevant. A "T" -turn-around is used in lieu of a
circular turn-around but with some modifications to adjust to the existing topography. An optional
circular turn-around may be used if grading permits.

H. Grades and Curves. (HCC §23-50). The purpose of requesting a PUD designation for the project
is to have increased design flexibility in developing a more creative master plan and community
environment than would typically be possible through the use of a typical subdivision layout and
standards. Street design is critical to achieving this goal, and as such, design flexibility is required.
The street layout is designed to maintain a rural image and to avoid excessive grading.

I. Street Lights. (HCC §23-93). This request involves design flexibility in the placement and design
of the street lights within the road rights-of-away through a custom design that would help to create
a more pleasant but safe night experience.

J. Street Name and Traffic Signs. (HCC §23-94). This request is to allow for customizing the street
name and traffic signage to reinforce the desired character of the neighborhood and to achieve
design goals. The applicant proposes to meet AASHTO specifications.

K. Right-of-Way Improvement. (HCC §23-95). This request is to allow design flexibility in the
treatment of the right-of-way areas in lieu of what is typically required by the standard
specifications on file at the department of public works. Design flexibility is required in this area to
be able to develop a right-of-way in keeping with the rural character of the area.
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4. Project Description/Objectives. The project will consist of 46 lots, ranging in size from ± 1.16 acres
to ± 2.26 acres for new lots 1 to 45, designed as an agricultural planned unit development. The master
plan is based on the KCDP-CRS Guidelines. Roadways shall be designed to be in keeping with a rural
environment and to avoid the appearance of a more suburban roadway section. The PUD is used to
achieve a more comprehensive site design and to maintain the rural character of the site and
surrounding area.

All lots within the proposed project will be subject to a Declaration of Covenants, Conditions and
Restrictions (CC&R's) which will require maintenance of the rural character of the area and agricultural
uses, and will not restrict any permitted agricultural uses or activities on the agricultural lands.

A. Develop an environment of sustained desirability and stability that is in harmony with the character
of the surrounding area;

B. Re-establish, maintain and enhance the economic viability of the existing agricultural lands; and

C. Through the use of CC&R's, help maintain the rural character of the area and the agricultural use
of the land.

5. Project Timeline. The applicant proposes to implement the development in a single phase in
accordance with the following preliminary schedule, subject to permit approvals and economic
conditions:

APPROVALS

PUD application submittal and approval
and subdivision submittal/tentative approval

Subdivision construction drawings and
final subdivision secured.

CONSTRUCTION
Site work including site utilities,
and lots prepared for dwellings.

SALES
Projected 100%sales all 46 lots.

DESCRIPTION OF PROPERTY

APPROXIMATE TIME FRAME

February 2015 to May 2015

June 2015 to October 2015

October 2015 to October 2016

November 2016 to November 2018

6. Subject Property. The subject properties (TMK's: 7-2-007:011 & 7-2-035:001 through 045, 047 &
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048), hereinafter, referred to as "Project area", consist of a total of approximately 183.698 acres and
are currently vacant. The Makalu Golf Course is directly adjacent to the project area. The property is
situated within the District of North Kona, Hawai'i approximately 3.5 miles to the east of the Kona
International Airport and at the 32 mile mark of the Mamalahoa Highway. It is located within a
predominately agricultural area.

Elevations within the Project area range from approximately 1,860 feet to 2,200 feet above mean sea
level providing both mauka and makai view opportunities with appropriate lot orientation. The site has
an average slope of approximately 2 percent. A variety of grasses, plants, shrubs and trees are
present.

7. Pending Subdivision (SUB-15·001459). The applicant submitted an application for the subject
properties on February 3, 2015. Tentative approval has not been issued. The subdivision preliminary
plat map is representative of the PUD application site plan in anticipation of its approval.

8. Current Entitlements: Existing permits and approvals. The Project area is undeveloped, although
adjacent to the Makalei Golf Course, and the original unplanned zoning was amended to the present
A-1 and A-900 zoning by Change of Zone Ordinance No. 83 052 (REZ 455) with an effective date of
November 29,1983, with the conditions of approval having been satisfied.

9. USDA Soil Type. The property is listed as type 157 - Napuu, extremely cobbly, medial, highly
decomposed plant material, generally soils of ash fields on a'a lava flows, not considered prime
farmland.

10. Land Study Bureau (LSB) Soil Rating. The property is rated "D" (poor) by the LSB.

11. ALISH. The property is not rated as Agricultural Lands of Importance to the State of Hawai'i.

12. FIRMlDrainage. The property is located in Zone "X", which is an area determined by FEMA to be
located outside of the 500-year floodplain. The proposed roadway design incorporates grassed
shoulders and swales which would help to reduce surface water and sediment runoff. Drainage will be
controlled through swales, drywells, and natural drainage ways that promote infiltration over runoff.

13. Flora and Fauna. A variety of grasses, plants, shrubs and trees are present. Twenty-three species of
birds were detected. Only one native bird was seen: the Hawai'i 'Amakihi. Although not detected
during the survey, it is likely that the Hawaiian Hawk is also present. All other birds seen or heard were
non-native introductions.

14. Archaeological/Cultural/Historic Resources. An Archaeological Data Recovery Report of the
project area was conducted (Berrigan, Haunn & Henry July 2007, Rpt. No 446-050207) and the
Department of Land and Natural Resources' Historic Preservation Division has concurred with the
reports recommendation that no further archaeological work is needed.



Michael J. Riehm, AlA, NCARB
Riehm Owensby Planners Architects
Page 7
May 7,2015

15. View Plane/Coastal Resources. The subject property is located mauka of the Mamalahoa Highway
with an approximate slope of 2%. Surrounding properties are undeveloped land, primarily agricultural
uses with some farm dwellings. All project area structures, including dwellings, will be constructed in
conformance with the agricultural zoned height limits.

16. Surrounding Zoning and Land Uses. The property is situated within an area primarily designated for
agricultural uses within the State Land Use Agricultural District and County Agricultural Zoning. The
subject Project area is surrounded by lands zoned Ag-20a. Inasmuch as the proposed Project will
establish agricultural lots that are consistent with permitted density allowed by zoning, the development
of the Project will remain consistent with agricultural uses that prevail and/or are proposed within the
surrounding area.

STATE AND COUNTY PLANS

17. State Land Use District. Agricultural.

18. County Zoning. Agricultural one acre and five hundred acres (A-1 & -900).

19. General Plan Designation. The area is designated Extensive Agriculture by the Land Use Pattern
Allocation Guide (LUPAG) Map. This request would be consistent with the General Plan LUPAG Map
designation and will complement the goals, policies, and courses of action of the General Plan.

20. Kona Community Development Plan. The Kona Community Development Plan (KCDP) was
adopted by the County Council on September 25, 2008. For those areas located outside of the ~IKona

Urban Area," the KCDP encourages new development to incorporate Rural Area Growth Management
principles into the master plan. Rural Area Growth Management intends to "...preserve the rural
character of the existing rural towns, the agricultural lifestyle, and the open landscape. The project will
be consistent with the spirit of the KCDP. The proposed development is also consistent with the CRS
Guidelines which requires 40% of the project area to remain as open space..

21. Special Management Area (SMA). The subject property is not located within the SMA.

22. Density. The proposed density for the PUD and number of lots is 46 lots. The overall density can be
calculated using the land area of Lot A, Lot B and existing Lots 1-45 even though Lot A will not be a
part of the Petition Area. The gross area of the entire property is 929.883 acres. There are 147.229
acres in the A-Ia zoning and the remainder of the land is in the A-900a zoning. With the county zoning
of A-Ia and A-900a and a PUD designation, the allowable density of the project is determined by
dividing the gross land area by the minimum lot size per the zoning designation. Using this formula, a
total of 147 lots are permitted on the 147.229 acre area with A-1 a zoning and a total of 1 lot is
permitted on the area with the A-900a zoning. This results in an allowable density of 148 lots for entire
property. The lots shall range in size from ± 1.16 acres to ± 2.26 acres for lots 1 to 45.
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23. HRS Chapter 343 (EIS): The project will not be utilizing any State or County lands or funds, and there
are no other Environmental Impact Statement triggers.

PUBLIC FACILITIES AND SERVICES

24. Access. Access to the Project area will be from the Mamalahoa Highway and through internal
roadways consisting of minor streets with right-of-way widths of 50 to 60 feet (code compliant).

The Applicant, through this PUD, proposes that they be allowed to create internal subdivision roadways
to service its proposed development that will deviate from the minimum requirements of the Subdivision
Code. The Project's internal roadway system will incorporate private streets designed to reduce road
gradient and to help mitigate speeding traffic. These streets would have 20-foot wide paved travel way
(code compliant) and grassed/graveled shoulders and swales on both sides. Interior Minor Streets will
be retained in private ownership. A Homeowner's Association (HOA) will maintain all aspects of these
streets.

Cul-de-sacs with turn-around areas within the internal roadway system shall be designed to
accommodate emergency vehicles and will be coordinated with the Hawai'i County Fire Department
(HFD) through HFD review of the subdivision construction drawings.

25. Water. Water for the project will come from a private system and not from the County system. The
property owner has purchased the rights to a percentage of water from a system operated by Kona
Water Service Company, Inc. Kona Water Service maintains the private water system. The water
source for the system are five wells at the 1800 feet elevation level.

26. Sewer. Sewage disposal will be by individual wastewater systems (IWS) that meet all State and
County Requirements.

27. Electricity, Telephone and Cable TV. Power and communication services are accessible to the
Property from the Mamalahoa Highway and will be installed underground. Power service is provided
by Hawai'i Electric Light Company, a subsidiary of Hawaiian Electric Company. Telephone service is
provided by Hawaiian Telcom. Cable T.V. service is provided by Oceanic Time Warner Cable.
Existing utility poles on Mamalahoa Highway may need to be relocated if the highway is widened to
construct turning lanes.

28. Other Services. Fire protection is provided by the County from its Makalei and Kalaoa Mauka
stations. Police protection is provided by the County from its substations in Kailua-Kona. Refuse (solid
waste) will be collected by private contractors and hauled to the West Hawai'i landfill at Pu'uanahulu for
disposal.
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AGENCY COMMENTS

29. Fire Department (HFD): See attached memorandum dated March 16,2015.

30. Department of Public Works (DPW) Traffic Division: See attached letter submitted March 18, 2015.

31. Police Department (HPD): See attached memorandum dated March 17,2015.

32. Department of Public Works (DPW) Engineering Division: See attached memorandum submitted March
19,2015.

33. Department of Environmental Management (DEM): See attached memoranda submitted March 27,
2015.

34. Department of Water Supply (DWS): See attached memorandum dated March 30, 2015.

PUBLIC COMMENTS

35. Opposed to application, Mark Van Pernis, Esq.: See attached letter dated March 27, 2015. Also
attached is the applicant's response to Mr. Van Pernis' concerns.

36. As of this writing, the Planning Department has not received any other written objections or comments
from the general public or adjacent landowners on the subject application.

FINDINGS· CRITERIA FOR APPROVAL OF PUD·15·000031

This PUD is granted in accordance with the following criteria and findings:

1. The construction of the Project shall begin within a reasonable period of time, from the date of
full approval and shall be completed within a reasonable period of time.

The Applicant is ready to start construction with approval of this application.

APPROVALS

PUD application submittal and approval
and subdivision submittal/tentative approval

Subdivision construction drawings and
final subdivision secured.

APPROXIMATE TIME FRAME

February 2015 to May 2015

June 2015 to October 2015
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CONSTRUCTION
Site work including site utilities,
and lots prepared for dwellings.

SALES
Projected 100% sales all 46 lots.

October 2015 to October 2016

November 2016 to November 2018

2. The proposed development substantially conforms to the General Plan.

The proposed farm dwelling lots are consistent with the General Plan LUPAG Map designation for the
Property of Extensive Agriculture (EA). EA include lands not classified as Important Agricultural Land.
Includes lands that are not capable of producing sustained, high agricultural yields without the intensive
application of modern farming methods and technologies due to certain physical constraints s'uch as
soil composition, slope, machine till ability and climate. Other less intensive agricultural uses such as
grazing and pasture may be included in the Extensive Agriculture category.

The proposed development would also complement the goals, policies, and courses of action for the
Economic-North Kona, Natural Beauty, Public Utilities and Land Use Elements of the General Plan.

The KCDP was adopted by the County Council on September 25, 2008. For those areas located
outside of the Kona Urban Area, the KCDP encourages new development to incorporate Rural Area
Growth Management principles into the master plan. Rural Area Growth Management intends to

. "...preserve the rural character of the existing rural towns, the agricultural lifestyle, and the open
landscape. The project will be consistent with the spirit of the KCDP. The proposed development is
also consistent with the CRS Guidelines which requires 40% of the project area to remain as open
space. There are no native forest clusters of at least one contiguous acre. It is recommended that
consideration be given to preservation of some of the individuals of increasingly rare plant species and
their habitat. Additionally, the area between the northern half and the southern quarter should be
explored at an intermediate survey level to find the contact zone between the sensitive and non­
sensitive vegetation types and to determine if outlier species are present.

3. The proposed development shall constitute an environment of sustained desirability and
stability, shall be in harmony with the character of the surrounding area, and shall result in an
intensity of land utilization no higher than and standards of open space at least as high as
permitted or as otherwise specified for the district in which this development occurs.

The proposed subdivision will include 45 agricultural dwelling lots and one bulk open space, agricultural
use lot. The proposed density that will not exceed the maximum density permitted by zoning, which is
calculated at 148 units for the entire 183.698 acre Project Site. Approval of this PUD will allow the
applicant to configure the proposed lots and roadways to realize a low density residential and
agricultural use presence that is generally consistent with uses within this particular area of North
Kona.
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The total of 45 agricultural dwelling lots and one bulk open space, agricultural use 10Uo be constructed
will be below the maximum allowable 148 units thereby ensuring that the ratio of open space is at least
as high as specified in the KCDP-CRS Guidelines. As a result, this PUD would harmonize with the
character of the surrounding area and will not compromise existing and potential land uses within the
surrounding area.

4. The development of a harmonious, integrated whole justifies exceptions, if required, to the
normal requirements of the Zoning and Subdivision Codes, and that the contemplated
arrangements or use, make it desirable to apply regulations and requirements differing from
those ordinarily applicable under the district regulations.

The project is designed to address the needs and lifestyle of residents, who want to live in an
agricultural residential community that is in harmony with the inherent natural beauty of the area,
promotes social interaction, encourages outdoor activities, and is open space oriented. The project will
consist of a total of 45 residential units and one bulk open space, agricultural use lot with landscaping
designed to respect the rural, agricultural area.

The approval of this PUD will allow deviations from the standard code requirements in order to
sensitively design the 45 agricultural dwelling lots and one bulk open space, agricultural use lot in
harmony with the inherent natural beauty and to maximize the advantage of the surrounding open
space of the home sites. The exceptions allow for deviations from the Zoning and Subdivision Code
requirements and include: minimum street frontage; projections into yards and open spaces; lot side
lines; intersection angles and corner radius; cul-de-sacs; grades and curves; street lights; street names
and traffic signage; and right of way improvements

The granting of this PUD will allow for greater flexibility by implementing design guidelines established
to enhance lot design and maximize the property's features to be complementary to existing
surrounding land uses. The property is located in Zone "X", which is an area determined by FEMA to
be located outside of the 500-year fioodplain. Alternative roadway design standards will be
implemented to encourage lower traffic speeds. Roadway design exceptions that incorporate grassed
shoulders and swales would help to reduce surface water and sediment runoff. Drainage would also
be controlled through swales, drywells, and natural drainage ways that promote infiltration over runoff.
The retention of the natural drainage features through the Property that will reduce grading of the site
and should alleviate impacts to the surrounding area.

The approval of this PUD request will allow the lots to be developed in keeping with the applicant's
objectives for a low density rural, agricultural character utilizing Design Guidelines that are
representative of existing developed areas and will not be materially detrimental to the public's welfare
nor cause substantial adverse impact to the area's character. Further, there were no substantial
comments or objections by reviewing agencies.
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Approval of the above exceptions is different from what is normally applicable under the district
regulation, however, they will assist the developer in achieving a design standard harmonious with the
surrounding areas.

5. This summarizes the applicant's response to Mr. Van Pernis' objection letter of March 27, 2015:

A. Surrounding property owner notification letter was sent on March 7, 2015;

B. There is aconsolidation and resubdivision application being processed;

C. The owners, RLF Makalei Properties, LLC have retained Riehm Owensby as their agents;

D. The PUD process allows for lot sizes that differ from the zoning, but not the permissible density;

E. The PUD application was submitted prior to March 23, 2015, the date of passage for the County
Council to review PUD application rather than the Planning Director.

APPROVED EXCEPTIONS

Based on the above findings, the following exceptions to the County of Hawaii Chapter 25 (Zoning) and
Chapter 23(Subdivisions) for RLF Makalei Properties, LLC (PUD·15·000031) are hereby approved:

Exceptions Granted from Chapter 25 (Zoning):

1. Minimum Street Frontage. (HCC §25-4-30). The request is to allow the street frontage of a lot to be
less than the required 50% of building site average width for lots other than flag lots and those at the
ends of cul-de-sacs. The different shaped lots, their sizes and widths, are a result of the street layout
which is designed to maintain a rural image, avoid excessive grading and to respect the goals of the
KCDP-CRS Guidelines. In reviewing the exhibits of the lot layout, we find that sufficient street
frontages are provided.

2. Minimum Building Site Area: Minimum Building Site Average Width. (HCC §25-4-31). The
different shaped lots, their sizes and widths, are a result of the street layout which is designed to
maintain a rural image, avoid excessive roadway and to respect the goals of the KCDP-CRS
Guidelines. In reviewing the exhibits of the lot layout, we find that sufficient buildable area and lot
shape is being provided.

3. Reduction of Building Site below Minimum Area. (HCC §25-4-32). Regardless of the minimum
area and minimum width of the lots, the overall density or intensity of land utilization is within the
allowable range for a PUD with this zoning. The different shaped lots, their sizes and widths, are a
result of the street layout which is designed to maintain a rural image, avoid excessive roadway and to
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respect the goals of the KCDP-CRS Guidelines. It is requested that there be a minimum building site
area of one acre (the minimum required by Hawai'i Revised Statutes (HRS)) and no minimum average
width. In reviewing the exhibits of the lot layout, we find that sufficient buildable area is being provided.

4. General Requirements for Yards and Open Spaces. (HCC §25-4-40). The different shaped lots,
their sizes and widths, are a result of the street layout which is designed to maintain a rural image,
avoid excessive grading and to respect the goals of the KCDP-CRS Guidelines. We approve the
yard/setbacks as requested as they are inter-development in nature and do not infringe on surrounding
properties.

5. Corner Building Sites. (HCC §25-4-42). The different shaped lots, their sizes and widths, are a result
of the street layout which is designed to maintain a rural image, avoid excessive grading and to respect
the goals of the KCDP-CRS Guidelines. We approve the yard/setbacks as requested as they are inter­
development in nature and do not infringe on surrounding properties.

6. Fences and Accessory Structures. (HCC §25-4-43). The request is to allow for retaining walls that
exceed 6 feet in height when used to retain the grade be permitted to be on the boundary line and
without any front, side, or rear yard requirements.

Due to the prevalent slopes on the Island of Hawai'i, retaining walls are often required at the property
line to manipulate the grade to provide buildable lot pads. These retaining walls should be permitted at
the property lines without any front, side or rear yard requirements in order to develop a more useable
site area. This portion of the request is inapplicable as retaining walls of any height are allowed
up to the property line with no setback required provided the top of the retaining wall does not
extend more than six feet above the retained ground.

This request is to allow any accessory structure, architectural feature, wall, fence, or any other free
standing architectural feature over six feet in height to extend into any required front, side or rear yard.
This exception is approved as shown in the exhibits (attached).

A variety of free standing architectural features may be used to create the desired character and
ambiance of the neighborhood. These features may be in the form of walls, gates, arbors and trellises
which in some cases may be over six feet in height. Freedom in location of these items is critical to
developing an intimate neighborhood character. The locations of these items will be pre-determined
and the CCR's will control any abuse of this exception by the residents of the neighborhood. This
exception shall be detailed on a master plan submitted to the Planning Department prior to
submission of any individual building permit applications. The master plan shall identify the
locations and heights of all "architectural features" proposed to extend into required open
space areas,

7. Minimum Building Site Area. (HCC §25-5-74). Regardless of the minimum area and minimum width
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of the lots, the overall density or intensity of land utilization is within the allowable range for a PUD with
this zoning. The different shaped lots, their sizes and widths, are a result of the street layout which is
designed to maintain a rural image, avoid excessive roadway and to respect the goals of the KCDP­
CRS Guidelines. This approval is based on the minimum area of 1acre required by HRS.

8. Minimum Building Site Average Width. (HCC §25-5-75). Due to the different shaped lots, their sizes
and widths, which are a result of the street layout which is designed to maintain a rural image, avoid
excessive roadway and to respect the goals of the KCDP-CRS Guidelines, the need for flexibility in the
minimum building site average width is required. Although approved, it is found that the lots all meet
the requirement of the FA-1 asection of the code.

9. Minimum Yards. (HCC §25-5-76). The different shaped lots, their sizes and widths, are a result of the
street layout which is designed to maintain a rural image, avoid excessive grading and to respect the
goals of the KCDP-CRS Guidelines. Also, the front, side and rear yards have been designed to allow
for more flexibility in locating any building structures in order to work better with any site grading. This
exception is approved as shown in the exhibits (attached).

10. Other Regulations. (HCC §25-5-77). Due to the curvilinear layout of the main roadway to reduce the
road gradient and in an effort to cluster lots to respect the goals of the KCDP-CRS Guidelines, the
need for flexibility in the minimum building site average width is required. In reviewing the exhibits of
the lot layout, we find that sufficient buildable area and lot shape is being provided.

Exceptions Granted From Chapter 23 (Subdivisions)

1. Block Sizes. (HCC §23-29). Due to the curvilinear layout of the main roadway to reduce the road
gradient and in an effort to cluster lots to respect the goals of the KCDP-CRS Guidelines, the need for
flexibility in the block sizes is required. The blocks that are less than 400 feet in length are acceptable
as shown in the site plan.

2. Minimum Lot Sizes. (HCC §23-33). Regardless of the minimum area and minimum width of the lots,
the overall density or intensity of land utilization is within the allowable range for a PUD with this
zoning. The different shaped lots, their sizes and widths, are a result of the street layout which is
designed to maintain a rural image, avoid excessive roadway and to respect the goals of the KCDP­
CRS Guidelines. This approval is based on the minimum area of 1acre required by HRS.

3. Access to Lot from Street. (HCC §23-34). An access and utility easement is used in some areas, in
lieu of a public street or private street, to provide both vehicular access and utility service to all the lots.
As all lots have access to this easement, we find that this exception is inapplicable as all of the lots
have access to a roadway system.
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4. Lot Side Lines. (HCC §23-35). The majority of lots are laid out to create uniform square or rectangular
shaped lots as much as possible. This makes for a more uniform agricultural lot that can be laid out
with rows of various agricultural crops, however, some of the side lines of lots are not at right angles to
the street upon which the lot faces. The request is based on the priority of keeping the lot shapes as
uniform as possible as noted above. In reviewing the exhibits of the lot layout we approve this
exception.

5. Minimum Right -of -Way and Pavement Widths. (HCC §23-41). The project's internal roadway
system will be a private street deviating from certain County dedicable roadway standards in order to
make for a roadway design more sensitive to the existing rural character of the project and to have less
of an impact on the natural environment. The right-of-way is approximately ± 50 to ± 60 feet wide with
± 20 feet pavement width. On each side of the pavement will be ± 15 to ± 20 feet of improved right-of­
way with grass or other material. The right-of-way improvement may need ajustification report by a
licensed civil engineer for forecast traffic volumes and for a declared pavement life. Shoulders and
swales shall be graded and stabilized to the right-of-way or easement width exclusive of cut and fill
slopes providing for the AASHTO recommended clear zone and for collection and conveyance of
storm runoff in accordance with the County Storm Drainage Standards.

6. Intersection Angles; Corner Radius. (HCC §23-45). This request is to allow the streets to be
permitted to intersect and have radius and or dimensions at the right-of-way lines as determined by the
Civil Engineer for the Project. The street layout is designed to maintain a rural image and to avoid
excessive grading.

7. Cul-de-sacs. (HCC §23-48). The purpose of requesting a PUD designation for the project is to have
increased design flexibility in developing a more creative master plan. Since the project is an
agricultural community with large lots versus a typical single family residential community based on RS
zoning, the requirements of the code are less relevant. A "T" -turn-around is used in lieu of a circular
turn-around but with some modifications to adjust to the existing topography. An optional circular turn­
around may be used if grading permits. The turn-around geometry shall be reviewed by the HFD for
compliance with their requirements.

8. Grades and Curves. (HCC §23-50). The purpose of requesting a PUD designation for the project is to
have increased design flexibility in developing a more creative master plan and community
environment than would typically be possible through the use of a typical subdivision layout and
standards. Street design is critical to achieving this goal, and as such, design flexibility is required.
The street layout is designed to maintain a rural image and to avoid excessive grading. This is
approved with the understanding that the roadways be designed and posted to comply with geometric
design guidelines established by AASHTO for an appropriate design speed. A maximum grade of 16%
for the collector street, 18% for minor streets and 20% for cul-de-sacs by DPW policy.
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9. Street Lights. (HCC §23-93). This request involves design flexibility in the placement and design of the
street lights within the road rights-of-away through a custom design that would help to create a more
pleasant but safe night experience. The engineer of record shall certify the adequacy of any lighting
design. This is granted with the understanding that all street lights shall meet with the Hawai'i County
Code, Chapter 14, Article 9, Outdoor Lighting.

10. Street Name and Traffic Signs. (HCC §23-94). This request is to allow for customizing the street
name and traffic signage to reinforce the desired character of the neighborhood and to achieve design
goals. The engineer of record shall be required to design in accordance with nationally recognized
standards such as the Manual on Uniform Traffic Control Devices.

11. Right-of-Way Improvement. (HCC §23-95). This request is to allow design flexibility in the treatment
of the right-of-way areas in lieu of what is typically required by the standard specifications on file at the
department of public works. Design flexibility is required in this area to be able to develop a right-of­
way in keeping with the rural character of the area. Shoulders and swales shall be graded and
stabilized to the right-of-way or easement width exclusive of cut and fill slopes providing for the
AASHTO recommended clear zone and for collection and conveyance of storm runoff in accordance
with the County Storm Drainage Standards.

CONDITIONS OF APPROVAL

The Planning Director approves the RLF Makalei Properties, LLC PUD (PUD-15-000031) subject to the
following conditions:

1. Permit Runs with the Land. The applicant, its successors, or assigns, shall be responsible for
complying with all of the stated conditions of approval.

2. Master Plan and Street Layout. The proposed PUD shall be developed in a manner, substantially, as
represented by the applicant within the application.

3. Historical and Archaeological Considerations. In the event any historic properties are encountered,
the project shall be subject to further review by DLNR-SHPD.

4. Potable Water System. Potable water shall be provided and extended to all of the buildable lots.

5. Roadway Design Guidelines. All non-dedicable roadways shall be constructed to follow the
guidelines incorporated in the Hawai'i Statewide Uniform Design Manual for Streets and Highways or
the applicable AASHTO design guide for the appropriate design speed. The geometric design of the
interior subdivision roads should be based on the AASHTO Guidelines for Geometric Design of Low
Volume Roads (average daily traffic volume of less than 400 vehicle trips per day).
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6. Utilities. All utilities shall be installed underground.

7. Construction Plan Review by Fire Department. The Applicant shall consult with the HFD to ensure
conformance of roads and water for emergency and firefighting purposes within the Project Site to
meet the minimum requirements of the Fire Code. Besides the DPW and DWS, construction plans
shall also be submitted to the HFD for review.

8. No Additional Dwellings. The Applicant shall record a declaration affecting all proposed units within
the PUD which shall give notice that the terms of this PUD approval shall prohibit the construction of a
second dwelling unit on each lot. The proposed declaration is to be recorded with the Bureau of
Conveyances by the applicant at their cost and expense. A copy of the recorded document shall be
forwarded to the Planning Department.

9. Compliance with Other Rules and Conditions. The applicant shall comply with all other applicable
rules, regulations and requirements. Other applicable conditions set forth under the "Approved
Exceptions" section of this letter as well as the requirements of the affected agencies as contained in
the "Agencies' Review" section are incorporated herein as conditions of approval.

10. Time Extension. Pursuant to Section 25-2-7 of the Zoning Code, and in accordance with the terms
and approvals granted by this PUD approval, compliance with the conditions of this PUD shall
commence within two (2) years from the date of this approval. If the applicant should require an
extension of time, the applicant may request a time extension pursuant to Section 25-6-14 (Time
extensions and amendments).

Should any of the conditions fail to be met or substantially complied with in a timely fashion, the Director
shall initiate the nullification of the PUD approval.

Sincerely,

\~
DUANE KANUHA
Planning Director

JRH:nci
\\COH33\planning\public\Admin Permits Division\PUD Permits\2015\PUD-15-000031 Makalei\APVL.docx

Encls: Exhibits, Agency Comments, Other Comments
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xc: DPW, Engineering (Hila and Kana)
DWS
HFD

Mark Van Pernis, Esq.
Law Offices of Mark Van Pernis
75-167F Hualalai Road, Suite S
Kailua-Kana, HI 96740-1714

xc w/encls: Jesse McDowell
RLF Makalei Properties, LLC
1530 16th Street, Suite 300
Denver, CO 80202

Planning Dept. (Kana) - T. Dunlap, KCDP Planner (via e-mail)
GIS Section, G. Sailado (via e-mail)



Exhibit 1: Yard Designation
Variance Request - Zoning Code

Request:
The Petitioner request the yards be designated as indicated in Exhibits 1 to 5. Below
is the reference site plan indicating lot location and lot number for referral to exhibits
2 to 5:

EXHIBIT 2

---~--4H-EXHIBIT 5
r--r--fl--+-- EXHIBIT 4

'I~~~II~~~~= EXHIBIT 4~ 'h:t-t-- EXHIBIT 3

~'-.+-H- EXHIBIT 3 .

shaded area indicates area
in this PUD application. see
preliminary plat map sheet
A-3 this PUD application.

golf club house -----'

,
/'

/'
, I

makalel golf course --;--
not in this pud /;
application '

, ..~
proposed lot 47 ~L-____,.~.---
not in this pud
application

III
0' 750' 1500'

8-28



Exhibit 3: Yard Designation
V",ianre Request· Zoning COOl'

Request:
The Petitioner requcs:t the Yilrds be dcsignatL'd <IS indicated below.

(See Exhibit No. J. page 8·28. for lotlora!ioll ill pmjerl)
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AU IrOfll y!lrds sha!I be 30 feel.
AD rear yards shaD be 20 leel unless othof\l,;se noted.

AI side yards shan be 20 leat.

Exhibit 2: Yard Designation
Variance Request. Zoning Code

Request:
The Pditioner request the yard~ be dcsignat(~d as indicc1led below.

(See Exhihit No.1, page 8·28, for 1"lloral;ol1 in projerl)
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Exhibit 5: Yard Designation
Variance R('qu('~t - Zoning Code

Exhibit 4: Yard Designation
Vari;mcc RCtlut'st - Zoning COdl'

Request:
]he Pelitioner request the )'Mds be designated as indk"ted belo\\'.

(Sec Exhibil No.1, page 8-28. fllr lot localion in project)

Request:
The Petitioner rcqllc~t the yards be dc~igl1,lted <l~ indic.ltcd below.

(See Exhibit No.1, page 8·28, for lollocalion in projecl)
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Exhibit 8: Street Lights
Variance Requc$t. Subdivision Control COdL'

Exhibit 6: Fences and Accessory Structures
Variance Requesl - Zoning Code

Request:
The Petitioner Tl:'luct>l thilt the requircmt·nts ot Scetilm 23-9J be \\'c1i\'l'd in lieu {If

a custom s\reelligh\ fixture, allowing fiexil-ilily in color and housing type selection.
Pole type lighting fixture> may t-c used at stred intersections while bollard type
lighting fixtures may be used 10 aid pt:>destrians. Typic'11 examples of custom light
fixtures thilt might be used in the project are as indicated below:

Request:
The Petitioner requesllhe i1l1owI1110? of illly ilccessory structure, Mchileclural feClture,
wall, fence, or imy other tree standing architectural feature over six feet in height to
extend into any n>quired fn.mt, side, or rear yard. Beh.lw j~ iln eXillllplt..' of how Ihis
variance would apply:

I I
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Exhibit 10: Right of Way Improvement
VariiHlce Rtxrucst - Subdivision Control Code

Exhibit 9: Street Signs
Variance Request - Subdi\-ision Control Code

()

Request:
The Petitioner I'l'tJlIcst that the rCtluircmcnts of Section 23-94 be waived in lictlof
custom street lh1me and traffic sign iixtuct:>s, which are more in ke~ping wilh the
dt..-sign gOills of the pn*'ct. Typical examples of custom fixhm.:s that might be used
in the project are as indicated belo\\':

Request:
The PCt\titllll'f reqUtJ~t that th(~ rt~qllircml'nts (If Section 23-95 be wili\'cd to alkH\'
design Oexibilit)' in the treatment of the right-of-way areas as indicated below:
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Exhibit 11: Right of Way Improvement
Vilriilnce Request· Suhdivision Contrul Code

QtOUt1tp of ~a\nni'i
KAWAI'I FIRE DEPARTMENT

25,\upuniStrftt. RooIll2~1' flilll,Hlul'i96i'lO

(808) 9J2·:rnIO • Fu (WI 9)1·lfIVl

Request:
The Petitioner reque,l that the requirements of Section 23·95 be waived to allow
design flexlblHty 111 the trcatml:llt of the right-of-way ,HeM;. as indlciltcd hdow:

18.1 General. Fire department access and water supplies shall comply with this chapter.

Chapter 18 Fire Deparunenl Access and Watcr Supply

I 11
(I' S' JO'

8,38

Typical Street

I II . .
: _.=.2.5_'__~__pavemenI ±~~ ± 15' -'r ± right·of·way 50' I
~ ~

PLAN,

DARREN J. ROSARIO, FIRE CHIEF

DUANE KANlJHA. PI.A'l:-lING DIRECTOR

/8.1.1 Plans.

097586
llawm<j COlllTlyis 1111 Eqtii:I 0pJIOI"mity P~<1Itd rmidttyFr-

18.1.\.1 Fire Apparatus Access. Plans fur fire apparatus access roads shall be submitted 10

the fire departm,nt for review and approval prior 10 construction.

In regards to the aho'c·m'ntion,d PUll application. project meets fire code access requirements as
design,d. In addition. the following shall be in accordance:

For occupancies ofan especially hazardous naturc. or where special hvards exist in addition to the
nomlal hazard of th, occupancy, or where access for fire apparatus is unduly difficult, or ....as whcre
there is an inadequate fire now. Or inadequatc fire hydrant spacing. and the AHJ may require
additional safeguards including, but not limited to, additional fire appliance units, more than on,
Iype ofappliance. or special systems suitable for the protection oflh, hazard involved.

NFPA 1, UNifORM fiRE CODE. 2006 EllIl'ION
Note: NFPA J. Hawai'i SIDle Fire Code with Coumyamendments. County amendments are
identified wilh apreceding "C-" oJthe reJerence code.

TO:

March 16.20t5

fROM:

SUBJECT: PLA'lNED UNIT DEVELOPMENT (pUll· I5·000031)
APPLICANT: RIEHM OWENSBY PLANNERS ARCHITECfS
OWNER: RLF MAKALEI PROPERTIES. LLC
REQUEST: AN AGRlCULTURAL PUD AT MAKALEI
TAX MAP KEY; 7·2'(){)7:01 J. 7·2·035;001 TIIROUGII 045. 047 & 048



Duane Kanuha
March 16,2015
Page 3

18.2.3.1.4 When fire department access roads cannOI be installed due 10 location on property.
topography, wate,ways. nonnegotiable grades. or other similar conditions. the AHJ shall be
authorized to require additional fire- protection f~atures.

18.2.3.2 Access to Buildiag.

18.23.2.1 Afire department access road shall cxteod to within in SO ft (15 m) of at least one exterior
door that can be opened from the outside that provides access to the interior of Ihe building.
Exception: 1and 2 single.family dwellings.

18.2.3.2.1.1 When buildings are protected throughout with an approved automatic sprinkler system
that i, installed in accordance wilh NFPA 13, NFPA 130, or NFPA 13R.the distance in 18.2.3.2.1
shall be permitted to be inereased to 300 feel.

18.2.3.2.2 Fire department ace.." roads shall be provided such that an)' portion of the facility or any
portion of an exterior \\'111 oflhc first story of the building is located not more than ISO ft (46 m)
from fire dcpartment access roods as measurcd by on approved route around the eXlerior ofthc
building or facilit),.

18.2.3.2.2.1 Wheo buildings are protected throughout with ao approved automatic sprinkler s)~tem
that is installcd in accordance with NFPA 13, NFPA 130. or NFPA 13R, the disumce in 18.2.3.2.2
shall be permitted to be increased to 450 ft (137 01).

18.2.3.3 Multiple Access Roads. More than one fire department access road shall be provided when
it is determincd by the AHJ that access by a singlc road could be impaired by vehicle congestion,
condition of terrain, climatic conditions, or other faclors that could limit access.

18.23.4 Specifkarions.

18.23.4.1 Dimensions.

C-18.2.3.4.1.1 FDAR shall hal'e an unobstructed width ofnotlcss than 20ft with an approved lum
around area if the FDAR exceeds ISO fecI. Exceprion: FDAR for one and two family dwellings shall
have an unobstructed width nf nntless than 15 feel, with an area of not I", than 20 feet wide within
150 feet of the structure being protectcd. An approved tum around area shall be provided if the
FDAR exceeds 250 feet.

C-18.23.4.1.2 FDAR shall have an unobstructed vertical clearance of not Ie55 then 13ft 6 in.

C-18.2.3.4.1.2.1 Vertical clearances may be increased or reduced by the AIlJ. provided such
increase or reduction de'" not impair access by the fire appamtus. and approved signs are installed
and maintained indicating such appruved changes.

I!I~I""
l. ::~: C\f}..,o _... )( .
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g ~:; '18.1.1.2 Fire.Hy~r~tems. Plans and specifications for fire hydrant systems shall be submitted
<J ~,";~',I", to the fire depann;(ii\1.91 review and approval prior to construction.
t 1 0;::,>·; ' ..'t- .' ~ ~.- ~;:i>'Jfrr

" ...., '... -<:_ 18.1.1.2.1)'iri,"RYdrant use and Restrictions. No UIIauthorized person shall use or operate any
:::.:::F:ii(hydram'tl~rson fust secures permission or a permit from the owner or representative

.,.~. de"rijij'jjjfnb OJ ~pany that owns or governs that water supply or system. Exception: Fire
Department persOMel.conducting firefighting operations. hydrant testing, andlor maintenance, and
the flushing and acceptance ofhydrants witnessed by Fire Prevcntion Bureau personnel.

18.2 Fire Department Aecess.

18.2.1 Fire department access and fire department access roads shall be provided and maintained in
accordance with Section 18.2.

18.2.2· Acces' to Structures or Areas.

18.2.2.1 Access Box(es). The AHJ shall have the authorit)' to require an access box(es) to be
installed in an accessible location where access to or within a structure or area is difficult because of
security.

18.2.2.2 Access to Gated Subdivisions or Developmeuls. The AHJ shall have the authority to
require fire department access be provided to gated subdivisions or developmenls through the use of
an approved device or system.

18.2.2.3 Access Maintenance. Thc owner or occupant ofa structure or area. with required lire
department access as specified in 18.2.2.1 or 18.2.2.2. shall notify the AHJ when the access is
modified in a manner that could prevent fire dcpartment access.

18.2.3 Fire Department Access Roads. (Omay be referrcd as FDAR)

18.2.3.1 Required Access.

18.2.3.1.1 Approved fire department access roarls shall be provided for cvery facility, building, or
portion of a building hereafter constructed or relocated.

18.2.3.1.2 Fire Depanment access roads shall consist of roadways. fire lanes, parking lois lanes. or a
combination thereof.

18.2.3.1.3° When not more than two one- and two-family dwellings or privatc ~arages, carports,
sheds. agricuhural buildings, and detached buildings or structures 400ft" (37 m ) or less ore present,
tbe requirements of 18.2.3, I through 18.2.3.2.1 shall be permitted to be modified by the AHJ.
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18.2.3.4.6.3 Fire department access roads connecting to roadwa)'s snail be provided witn curb euts
exlcnding at least 2 ft (0.61 m) be)'ond each cdge of the fire lane.

18.2.304.7 Traffic Calming U,,·ices. The design and usc Qft",m, calming devices shall be
approved tne AHJ.

18.2.3.5 Marking of Fire Apparalu, Acces' Road.

18.2,3.5.1 Wherc required by Ine AHJ. approved signs or other approved notices shall be provided
and maintained to identify fire department access roads or to pronibit the obstruction thereof of both.

18.2.3.5.2 Amarked tire apparatus access road shall also be known as a fire lane.

18,2.4' Obstruction aDd CODtrol ofFirc DcpartmeDt Access Road.

18.2.4.1 GeDeral.

18,2.4,1.1 The required width ora fire department access road shall not be obstructed in any manner,
including hy the parking or vchicles,

18.2.4,1.2 Minimum required widths and clearances establisned under 18.2.3.4 s""l1 be maintained
at all times.

18.204,1.3' Facililies and Structurcs shall be maintained in a manner Ihat does not impair or impede
accessibility ror fire departmcnt operalions.

18.2.4.1.4 Entrances to fire dcpartmenls access roads that nave been closed with gates and barrier.; in
accordance with 18.2.4.2.1 shall not be obstructed by parked vehicles,

18,2.4,2 Closure of Aceessways.

18.2.4.2,1 The AHJ shall be authorized to require the installation and maintenance of gates or other
approved barricades across roads, trails, or other access\Va)'S nol including public sm:ets, alleys, or
highways.

18.2,4.2.2 Where required. gates and barricades shall be secured in an approved manner.

Duanc Kanuha
March 16.2015
Page 4

18.2.3.4.1.2.2 Vertical clearances shall be increased when vertical clearances or widths are not
adequate to accommodate fi'" apparatus.

C-18.2.3.4.2 Surface. Fire deparlment access roads and bridges shall be designed and maintained
to support the imposed loads (25 Tons) of the fire apparatus. Such FDAR and shall be comprised of
an all-weather driving surface.

18.2.304.3 Turning Radius.

c- 18.2.3.4.3.1 Fi'" department access roads shaU have a minimum inside turning radius of30 feet,
and a minimum outside turning radius of 60 feet.

18.2.3.4.3.2 Turns in fi'" deparlment access road shall maintain the minimum road width.

18.2.3.4.4 Dead Ends. Dead-end fire department access roads in excess of 150 Ii (46 m) in length
shall be provided with approved provisions for the fire apparatus to tum around,

18.2.3.4.5 Bridges.

18.2.3.4.5.1 When a bridge is required to be used as part ofa fire deparlment access road, it shaU be
constructed and maintained in accordance with county requirements.

18.2.3.4.5.2 The bridge shall be designed for a live load sufficient to carry Ihc imposed loads of fire
apparatus.

18,2.3.4,5.3 Vehicle ioad limits shall be posted at both enlrances to bridges whe'" required by the
AHJ.

18,2.3.4.6 Grade.

C-18.2.3.4.6.1 The maximum gradient ofa Fire department access road shall not exceed 12 percent
lor unpaved surfaces and 15 pertent for paved surfaces. In areas ofthe FDAR where a Fire apparatus
would connect to a Fire hydranl or Fire Deparlment Conneelion. the maximum gradienl of such
area(s) shall not exceed lO percent.

18.2.3.4.6.2* The angle of approach and departure for any means of tire departmenl access road shall
not exceed \ f\ drop in 20 f\ (0,3 mdrop in 6 m) or the design limitations of the fire apparatus of the
fire department. and shaU be subjectlo approval by the Al-U.

~a~p TII!IIil."~.. m Rp!I
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18.3,5 Privale water supply sy~lems shall be tested and maintained in accordance with NFPA 25 or
county rtquircmcnts as determined by the Mil,

18.3,6 Where required by the AIU, tire hy'drants subject to vehicular damagc shall be protected
unless located within a public righl of way,

18.3,7 The AHJ shall be notilied whcncvcr any lire hydrant is placed out ofscrvice or returned to
service. Owners of private property rtquired to have hydrants shall maintain hydrant records of
approval, testing, and maintenance, in accordance with the respective C<lunty water requirements.
Records sh,lI be made available for tcview by the AHJ upun request.

C- 18,3.8 Minimum water supply for buildings that do not meet the minimum Coumy waler
standards:

Buildings up to 2000 square feet, shall have a minimum of 3,000 gallons of water available for
Firelighting.

Buildings 200 I· 3000 square feel, shall have a minimum of 6,000 gallons of "~ter available for
Firelighting.

Buildings, 3001- 6000 square feet, shall have a minimum of 12.000 gallons of"'~ler available for
Firelighling.

Buildings, greater than 6000 square feel, shall moel the minimum County waler and fire flow
requirements.

Multiple story buildings shall multiply the square feet by the amount ofstories when determining thc
minimum water supply.

Commercial buildings requiring a minimum lire flow of2000gpm per the Dcpartmcnt of Water
standards shall double the minimum waler supply rtserved for lirefighling.

Fire Depanment Conneclions (FOe) to alternative water supplies shall comply with 18.3.8 (I )·(6) of
/hi,'icodr.

NOTE: In tbal waler catcbment syslellU are being used as a means ofwaler supply for
flleflgbting, sncb systems sbaU meellbe following requirements:
(I) In that a 'ingle water tank is used for both domeslic and fire fighting water, the water for

domestic use shall not be "pable of being drawn from the water resmed fUT firefighting;

Duane Kanuha
March 16,2015
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18.2.4.2.3 Roads, lTails, and other accessways that have been closed and obslructed in the manner
prescribed by 18,2,4.2.1 shall not be trespassed upon or used unless authorized by the owner and the
AHJ.

18.2.4.2.4 Public officers acting within their scope ofduty shall be permitted to acccss restricted
propeny idenlified in 18.2.4.2.1.

18.2.4.2.S Locks, gates, doors, barricades, chains, enclosures, signs. tags, or seals that have been
installed by the fire department or by its order or under its control shall not be removed, unlocked,
destroyed, tampered with, or otherwise vandalized in any manner.

18.3 Water Supplies and Fire Hydrants

18.3,1' Awater supply approved by the county, capable ofsupplying the required fire flow for fire
protection shall be provided to all premises upon which facilities or buildings, or portions thereof,
are hereafter constructed, or moved into or within the C<lunty. When any ponion of the facility or
building is in excess of 150 feet (45 720 mm) from a water supply on a fire apparatus access road, as
measured by an approved route around the exterior of the faCility or building. on-site fire hydrants
and mains capable ofsupplying the required fire flow shall be provided when required by thc AHJ.
Foron·site fire hydrant rtquirements see secrion 18.3.3.
EXCEPTIONS:

I. When facilities or buildings, or ponions thertof, are completely protected with an approved
automatic fire sprinkler system Ihe provisions of section 18.3.1 may be modified by the AHl.

2. When water supply requirements cannot be installed due to topography or other conditions,
the AIlJ may ",quire additional fire protection as specified in seclion Ig.3.2 as amended in
the code.

J. When there are not more than two dwellings, or two private garage, carpurts, sheds and
agricultural. Occupancies, the requirements ofsection 18.3.1 may be modified by AHJ.

18.3.2' Where no adequate or reliable water distribution system exi,ts, approved reservoirs. pressure
tanks, elevated tanks, fire department tanker shuttles, or other approved systems capable of providing
the required fire flow shall be permitted.

18.3.3' The location. number and type of fire hydranlSconnected to a waleT supply capable of
delivering the required fire flow shall be provided on a fire apparatus access road on the site of the
premises or both, in accordance with the appropriate county water requirements.

18.3.4 Fire Hydrants and connections 10 other approved waler supplies shall be accessible to the fire
department.

& ... !iiiliiii III $ TEET
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greater than 2000square fect, but less than 3000 squnre f<et and meets the
minimum Fire Department Ac«ss Road requirements, the distanec to the Fire
Department Connection may he increased 10 500 feet.

(5) For buildings with nn approved nutomatie sprinkler system. the minimum water
supply required may be modified.

If there are nny questions regarding Ihese requirements, plense contact Captain Kazuo Todd at (808)
640.372~ 10 discuss ,,,Iter supply and hydrant loeations.

Ut/v.
DARREN J. ROSARIO
Fire Chief

KT/Ie
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(2) Minimum pipe diameter sizes from the water supply to Ihe Fire Department
Conneolion (FDC) shall be as follows:

(a) 4" for C900 PVC pipe:
(b) 4" for C906 PE pipe:
(c) 3" for ductile Iron:
(d) 3' for galvanized steel.

(3) The Fire Department Connection (FDC) shall:
(a) be made ofgalvani7~d sleel:
(b) have a gated valve with 2·1/2 inch, National Standard Thread male

fining and cap;
(c) be located between 8 ft and 16 ft from the Fire department access.

The location shall be approved by the AHJ:
(d) not be located less than 24 inches, and no higher than 36 inches from

finish grade, as measured from the center of the FOe orifice;
(e) be secure and capable ofwithstanding drafting operalions. Engineered

stamped plans mal' be required;
(Q not be located more than ISO feet of the most remote part. but not less

than 20 feel, of Ihe structure being protected;
(g) also comply with section 111.3 and 18.2.3.4.6.1 oflhi" code:

(4) Commertial buildings requiring a fire flowof2000gpm shall be provided with
a second FOC. Each FOC shall be independent ofeach other, with each FDC being
capable offlowing 500gpm by engineered design standards. The second FOC shall
be located in an area approved by the AHi with the idea ofmultiple Fire apparatus'
conducting drafting operations at once. in mind.

(5) Inspection and maintennnee shnll be in accordance to NFPA 25.
(6) Tbe owner or lessee of the property shall be responsible for maintaining tbe water

level, quality, and appurtenances of the system.

EXCEPTIOJliS TO SEmON 18.3.8:
(I) Agricultural buildings, storage sheds. and shade houses with no combustible

or equipment storage,
(2) Buildings less than 800 squarereet in size that meelS the minimum Fire

Departmenl 'Access Road requirements.
(3) For one and two family dwellings, agricultural buildings, storage sheds, and

delllched garages 800 to 2000 square feel in size, and meets the minimum Fire
Department Access Road requirements, the distance l(l thc Fire Department
Connection may be increased to 1000 feet.

(4) For one and two family dwellings, agricultural buildings. and storage sheds
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To:
From:
Project Nam.:
DPW Folder:
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Duanc Kanuha, Director. Planning [)cpanmcnt
Aaron Takaba V,IT), Traffic Division. Signs & Markings Section
Planned Unit Dcvelopment (PUD·l 5·00003 I) Mukalei
NIA
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SUBJECT APPUCATION:
APPUCANT:
OWNER:
REQUEST:
TAX MAP KEY:

ItemTO

FROM

~~HA, PLANNING DIRECTOR

~ KEALOHA, JR" ASSISTANT CHIEF, AREA 11 OPERATIONS

PLANNED UNIT DEVELOPMENT (PUD-IS-000031)
RIEHM OWENSBY PLANNERS ARCHITECTS
RLF MAKALEl PROPERTIES, LLC
AN AGRICULTURAL PUD AT MAKALEI
7-2-007:011,7-2-035:001 THROUGH 045, 047 &048

ShtlDwg --- [--
No Comment _. ..._ .._~.)~_.
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This is in reference to your memorandum dated February 26, 2015, regarding arequest
for review and comments on the Planned Unit Development (PUD) at the above location
involving the aforementioned applicant.

Thank you for allowing the Hawail Police Department to make comments regarding this
development. At this time, the Hawai'i Police Department has no comments,

Should you have any questions or concerns, please contact Captain Randal M. Ishii,
Commander of our Kona Patrol D'ivision, at 326-4646, extension 299,
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5. All roads w~hin the proposed subdivision are to be private. The SUbdivision streets
shall not be considered for conveyance to the County unless improved to meet
dedicable standards.

7. All roadways within the proposed development shall be designed to comply wnh
geometric design guidelines recommended by AASHTO for an appropriate dasign
speed declared on the construction plans.

8. Roadway connections to adjoining parcels should be provided meeting with the
approval of DPW. These roadways should be open to pUblic traffic. (At minimum,
seeing there are plans to subdivide the 46 lot development from the bulk parcel, a
road 101 or easement; In favor of the remainder bulk lot, for future extension of the
80-foot wide collector slreet, plus additional easements or right-<lf-entry to
construct cut and fill slopes, should be required.)

VARIANCES

1. Vanance request No. 13 HCC Section 23-34. We question both the necessity
and appropriateness of this request

2. Variance request No. 15 from HCC Section 23-41. A specific right-<lf-way and
pavement width must be specified by the applicant andlor required by the
Planning Director for clarity of plat and plan review rather than the + or - widths
in Section 5.4, exhibits 10 and 11 and A-4.

3. Variance requesl No. 16 from HCC Section 23-45 Section 23-45 regulates the
minimum comer radius for property lines at intersecting roadways. We oppose
the requested variance as the minimum property line retum radii standards of
Section 23-45 are appropriate for this development

4. Veriance Request No. 17 from HCC Section 23-48. The cul-<l&-sac tumaround
geometry shOUld be subject to approval by the Hawaii Fire Department.

5. Varianca No. 18 from HCC Section 23-50 The request should be approved only if
the roadways are deSigned and posted to comply with geome1ric design
guidelines established by AASHTO for an appropriate design speed. A maximum
grade of 16% for the collector street, 18% for minor streets and 20% for cukle­
sacs by DPW policy.

6. Variance Nos. 19 and 20 from HCC Sections 23-93 and 23-94. DPW Traffic
Division will not review or comment on striping and street lights for private roads.
The engineer of record should be required to design in accordance with

Hawa' Counly" an EQual Clp__.. ar<! emplOy"
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DEPARTMENT OF PUBLIC WORKS
COUNTY OF HAWAII

HILa, HAWAII

DATE: March 19. 2015

Memorandum
TO Duane Kanuha, Planning Dinector

Planning Department

FROM : Ben Ishii, Division Chievtv, I

Q1=ngineering Division 2/'\J v

SUBJECT: Planned Unit Development Application (PUD 15..(00031)
Applicant Riehm Owensby Planners Architects
Owner. RLF Makalei Properties, LLC
Proposed: An Agricultural PUD at Makalei
Location: N. Kana. HI
TMK: 317-2-007: 011 and 7-2-035:001 through 045.047 and 048

We reviewed the subject application and our comments and requested conditions ane
as follows:

GENERAL COMMENTS

1. All earthwork and gnading shall confonm to Chapter 10, Erosion and Sediment
Control, of the Hawaii County Code.

2. The applicant shall comply with chapter 11-55, Water Pollution Control, Hawaii
Administrative Rules, Department of Heatlh, which nequines an NPDES penmit for
certain construCtion activity.

3. All development generated runoff shall be disposed of on site in a manner meeting
with the approval of DPW and the Slonm Dnainage Standards. This includes not
only the roadways but also stonm runoff from development of the lots. A drainage
report shall be submitted with construction plans to substantiate how developed 101
and roadway runoff is being disposed of wnh drainage structunes encumbered
within right-of-ways and easements. Final construction approval will require
complete stabilization of the roadsides and drainage system.

4. The Hawaii Belt Highway. fronting 1he subject property. Is under the jurisdiction of
the Hawaii Department of Transportation (HOOT). Comments and requirements
concerning this road should be obtained from the HOOT.



MEMORANDUM

Waller K.M. Lau
J,/l1IlQgir«Durttor

Willbm P. Krnol
Mayor

Date:

To

From:

BJ Leithftd Todd
Dirt!C'kY

John A. Medeinn
Dqu,Dlrtaw

illnuntg nfJflltfnlri'i
DEPARTMENT Qt' ENVIRONMENTAL MANAGEMENT

345 K,ktlJlueo'. Str..I, Solte 41 • 11iIo, H.warl96720
(808)96I-WSl . 'LX (808) 961-8086

1il!PtI!l'-,,~

Mareh J, 2015

DUANE KANUllA, Planning Director

IlJ LEITHEAD TODD, DirCClorl«lPht

~ .~;:;; 0"'-
;:..: ~~,.,

3~N

'" ,,0
,,~

~ "=,..
;-:-.;r.o
1"'-1

'Y ):!~

0 ;~

'"

Memorandum to PD· PUD 15-000031
March 19. 2015
Page 30f3

nationally recognized standards such as the Manual on Uniform Traffic Control
Devices.

7. Variance Request No. 21 from Section 23-95. Exhibits 10, 11 and A-4 do not
specify the proposed pavement section or shoulder and swale design. The
applicant requests the standard details and specifications be waived but does not
propose alternative dellliisand specifications. Design standards are necessary to
conduct a proper construction plan review. The required righls-Q!-way should be
improved in accordance with HCC Sections 23-86 or as specified in a pavement
justification report by a licensed civil engineer for forecast traffic volumes and for
a declared pavement life. Shoulders and swales should be graded and stabilized
to the right-Qf-way or easement width exclusive of cut and fill slopes providing for
the AASHTO recommended clear zone and for collection and conveyance of
storm runoff in accordance wtth the County Storm Drainage Standards.

Subjed: Application: PLANNED UNIT DEVELOID:NT (PUD·I5-0000JI)
Applicant: RIEHM OWENSBY PLANNERS ARCHITECfS
Owner: RLF MAKALEI PROPERTIES, LLC
Reqnest: An Agrieullund PUD at Makalei
TM}(: 7-2.007:011,7-2-llJ5:001 dtrougb 045,047 & 048

The Solid Wasle Divisioa bas reviewed the subject application and offers the following recommendations
(Please note Wastewater Division's comments will submitted separaltly):

DEPARTMENT COMMENTS:

) Waste"~ter Divisioo bad no commenl as this area is not asewere<! and there are no immediate
plans for sewering of the area.

) OOer _

SOLID WASTE COMMENTS: (Contact Solid Waslt Division ror details.)
(I--) No comments
( ) Commercial OperstiOllS, State and Federal ageocle.. religious entities and noo-profil

organizations may not \ISC ITansfer stations for disposal.
) Aggregates and any olber conslrUctionidemolition waste sbould be respon,ibly reused to

its fullest extent.
) Ample and equal room should be provided for rubbish and recycling.
) Green ,,~e may be transported to the green waste sites located at lbe Kailua and Hilo lrnn'fer

stations, or other suitable diversion programs.
) ConsIrUction and demolition waste is prohibited al all County Transfer Slntions.
) Submit Solid Waste Management Plan in accoroance with attached guidelines.
) Existing Solid Waste Management Plan is 10 be followed. Provide update to the deplllllllent on

current status.
) ooor.__. .

Should there be any questions concerning this matter, please feel free to contact Kiran
Emler of our Kona Engineering Division office at 323-4851.

KE

Copy: ENG-HILO/KONA

Hawau Cou"lty is an Equal C»por1un[ty Pro'Jldor and Employei'

Cocmt)·~fl.~l\oI'ti·i is 'lll~~~nilyPrQvicSer IDd fmplo)'C1. 097859
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DEPARTMENT OF WATER SUPPLY· C'litUNTY OF HAWAI'I
345 KEKUANAO'A STREET, SUITE 20 • HllO: HAWA1:.l96720

TELEPHONE (8081 96.·8050 ' FAX (808) 98'·8657

As tht: proposed project will be subject to a subsequent subdivision application, the tollowing minimum
requirements pursuant to Section 23-84 l)f the Hawari Count)' Code regulating subdivisions must be complied
with for .c;ubdivision approval:

John A. Medeiros
DcpuryDfrn:'or

BJ uithead Todd
Di~or

Chrtyd HaA8'j
DEPARTMENT OF ENVIRONMENTAL MANAGEMENT

34S KekOanaDla. Suite 41 • Kilo,lbwarl96720
(808) 961-8083 . Fax (!W8) 961-80&6

blm;lJhfl\\.]iioounlv rov{cnyirorupcntal-mavageoleotl

March 20, 20 I5

DEPARTMENT COMMENTS: .

The Wastewater Division has reviewed the subject application and otTers the folluwing recommendations
(please note Solid Waste Division cumments wiII be sobmitted separately):

From:

Date:

DUANE KANDRA. Plltnl1ing Oir"tor

8J LEmlEAD TODD, Director",. r)ur
Subje<t: PRELIMINARY PLAT MAP AND DEFER ACTION

SUBDIVIDERS: RLF MAKALEI PROPERTIES, LLC
"Ainamnlu@Ho'ehueRanch"
Prop Cons, of Lots 1-45. Indosive, Lot B, Lots R-I, R-2, R-3 & 1\-4, ll1ld resubd, Into Lots 1­
47, inclusive, Lot R-I & Designatinn ofF.asel1lents AU-I & AU-2
Ka'u, Po'ukala, 'Ohiki, Awalua, Kaulll1la & Mahai'ola, North Kon.
TMK: 7-2-007:01 I & 7-2-'>35:001-'>45, 0477-'>48 (SUB 15-OO1459)

To

MEMORANDUM

William P. KenoiAi_
WalltrK.:\f.I-ati
Managing INtclbr
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I. Provide a water system designed to deliver Miter at ndcquatc pressure and volume under peak·flow
conditions in accordance with the Water System Standards. Slate of Haw'di'i. and the Rules and
Regulations of the Department of Waler Supply, The water »,tem shall include, but nol be limited 10,

(he in::.1allation of eXl~nsivc improvements and additions, including sourct, storage. trnn!\mission.
booster pumps, and dL~tribulion facilities.

March 30, 20 IS

We have reviewed the subject request and have th~ following comments.

FROM: Quirino Antonio, Jr., Manager - Chief Engineer

Please be informed (oat the water S)'slcm in the area is privately owned and opcrntcd.

SUBJECT: PLANII'ED UNIT DEYF.J.OPMENT (pUD 15-0001131)
APPLlCAJliT - RIEHM OWENS8Y PLAII'NERS ARCHITECTS
OWNER - RLF ~1AKALEI PROPERTIES, LLC
TAX MAP KEY 7·2-007:011, 7-2-035:001- 045, 047 AII'D 048

TO: M,- Duane Kanuha, Dire,tor
Planning Department

2. Submil construction plalls for OUT review and approval.

3. Pay a fcc of four-tenths ofone percent ofEhc estimated cost for the construction of the water system, bllt
not less than $50.00, to cover the c~t for plan review. testing. and inspection.

Should there he nny questions, plt:nsc conUlet Ryan Quitoriano ofour Water Resource.<;; and Planning Branch 3t
961·8070, cXlension 256.

Sincerely yours,

RQ:dfg

=l"'~itI:lUl~
WASTEWMER COMMENTS: (Contact Wastewater Division for details,)
( X) No cumments
( ) Require connection of existing anellor proposed structures to the public sewer in accordal1ce with

Section 21·5 of the I1awai'i County Code.
) Require Council Resolution to approve sewer extension in accordance with Section 21-26.1 oftbe

Hawai'i County Code. Complete Sewer Extension Application.
) Rl..·quire extension ofthe sewer system to service the proposed subdivision in accordance with

Section 23-85 of the Hawai'i County Code.
) Checknr line out as applicable: [ JIfrequired by the Director of the Dcpartmettt of

Environmental Mll1lagement ("Director of OEM"), [ 1nppIiCllI11 shall cunducta sewer study in
accordance with the then npplicable wastewater system design standard., prior to approval 10
connect to the Coonty sewer sySIem. Applicanl shall provide such sower line or other facility
improvements as lhe Director ofOEM may reasonably require, which the sewer study may indicate
are advisable for mitigation of impacts of 'he proposed project Contact Wastewater Division Chief
for do,," Is,

} Other: _

copy - Riehm Owensby Planners
RLF Makalei Properties, LI.C

. ,%luer, Our Most Precious 'l(tsource , , , 'J(a 'WaUl 'J(ane . , ,
TheOt~nldWI!ierSvpp.'yiSanE4J3lOp:lortu-Uy~ar:dilfT'~.

097920
CIl\Dl(Y o(HalIQi'j is an E'qU1l Opportunity Providerind Empla)'cr
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DUANE KANUHA. Planning Direc,or
COlHlh' of Hawaii
MICHAELJ. RIEIIM. AlA. NCARH
Michael J. Riehm Inc.
March 27. 2Oi5
Page Two

LAW OFFICES OF MARK VAN PERNIS
75·167}<' Hualalai Road, Suitt B, Kailua-Konn. Hawaii 96744).1714

Phon. (80S) 329-3551 Fox (80S) 329-6185
Email OO\·Q..·)·@hawoii.rr.com

March 27. 2015

A Law Corporation
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Please feel free '0 contact me further in this maner.

./

MVPlsam

DUANE KANUHA. Planning Director
County of Hnwnii
101 Panahi Street, Suite 3
Hilo. Hawaii 96740

MICHAEL J. RIEHM. AlA. :--:CARB
Michael J. Riehm Inc
Post Office !lox 390747
Keauhou, Hawaii 96739

planning@co.hawaii.hi us \-'
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c. Bill Bugbee (bbll&bee@globetTllns·ec.com)
Steve Raymond (sra,mond@nhtcoq>.coml
Laurie Sokach (Inurie@assoc.:iahilwajj.com)
Councilperson Karen Eoff(knren eof(@hawaiicounll".go,)

Dcar County Planning Director Knnuha and Mr. Riehm.

I am contacting you as a Makalei E'1ates 1m owner, which is nearby. conceming the
proposed subdivision (PUD) proposed by Mr. Riehm. Piease note that the Makalei Eslales lor
owners only within the last few days received notice of the proposed subdivision.

Please note the following. which should be considered objectious to the proposed
subdivision.

1. Notice to all concerned was not timely provided.

2. The lots (T'.1Ks) identificd uppear to iuclude already existing subdivisiou lots
which should not be changed abselll "consolidation and resubdivision".

3. The true owners of record of the subject property are not identified. and the
"applicant" is thus a "stmwman",

4. The proposed P.U.D. as nre most P.U.D. applieations is actually a rezoning and
subdivision in that il proposes some lots smaller than Ihose allowed by uJe
applicable zoning.

5. The proposed P.U.D. violates the spirit and intent of the recelllly passed County
ordinance requiring that P.U.D. applications gO before a Planning Commission so
that the public has an opportunity for input instead a surreptitious unilateral act by
the applicalll and the Planning Director 10. in essence. rezone and ~ubdivide.

097985



subject to the new amendment. This applicatiun was filed and
acc-"ptc-d prior to the effective date (March 23, 2015) of this
amendment and thu, ,ubject to the then prevailing rUD provi,iun.

I trust thai this satisfactorily responds to the comments. If not or if
there arc any questions on this matter, please feel free to contact me.
Thank you very much.

Sincerely,

~r
Michael). Riehm, AlA, NCARR
Applicant for RLf Makalei Properties, LLC

Copy; RU: Makalci Properties, LLC via ~mail

Jim ~kCuliv via email
Sidney Fuke via email
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April 8, 2015

Mr. Duane Kanuha, Director
Planning Department
(ounty of Hawai'i
101 Pauahi Street
Hilo, Hl96720

Subject: PI.nned Unit Development - RLF Maki1lei Prop"tie" LLC
N. Kona, H.w.;'i, TMK: 7-2-007: Oll.nd 7-2-005: 145, ~7,48

Dear Mr. Kanuha:

In a letter, dated March 27, 2015, Mr. Mark Van Pemis raised anumber
of matters with your office. We would like to use this means to address
hisconce~.

I. It is our understanding that the letter notifying surrounding
property owners was provided timely. Said letter was dated March
7,2015, and an affidavit from the sender (Ms. Katherine Higa) was
provided your office.

2. As you are aware, if approved, the PUD would enable the
subsequent consolidation and ",-subdivision of the eXl,ting lot"
resulting in their being placed at a somewhat different location.
The consolidation! rc-subdivision application has already been
filed with your office, but action is being deferred pending the
outcome of this POO application.

3. It is nnl uncommon to have the applicant be the landowner's agent
or representative. That is the case here where although Michael).
Riehm, AlA, is listed as the applicant, the own..!developer is RLF
Makalei Properties, LLC. That disclosure or information is
contained in the petition itself.

4. The PUD process does allow the creation of lots smaller than what
is zoned for, provided thaI the 0\·er.111 density of the existing
loning is being maintained. Such is the case here.

;. When the PUD provision of the Zoning Code was amended
(Ordinance :\0. 15-33, Bill 281, draft 2). the Coundl dearly
acknowledged that all pending PUD applications would not be

'.0 sox It,)11; ~"llUA·);O."A HAW"ll ~61J¥ :."IIH~.Ul) 1I0tiH~.JltlfAl


