CERTIFIED MAIL

May 20, 1983

Ms. Apne L. Mapes

Belt, Collins & Assoclates

680 Ala Moana Boulevard, Suite 200
Jonolulu, HI 96813

Dear Ms. Mapes:

Amendment to Special Management Area (SMA) Use Permit No. 262
Petitloner: Ritz-Carlton Hotel Company
Tax Map Key 6-8-22:8 and Portions of 7, 9, 10 & 11

The Planning Commission at its duly held public hearing on
May 17, 1988, voted to approve the amendment to SMA Use Permit
No. 262 to increase the total number of hotel units from 450 to 650
rooms, including other related improvements, at XKalahuipuaa, South

¥ohata, Hawaii.
Approval of this reguest is based on the following:

The purpose of Chapter 205-A, HRS, (Ccastal Zone
Management) and Rule No., 9 of the Planning Commission (Special
Management Area) 1a to preserve, protect and, whexre possible,
restore the natural resources of the coastal zone areas. As a
result, special controls on development within the area along
the shoreline ate necessarvy to avoid permanent loss of valuable
regources and the foreclosure of management options,

SMA Uge Permit MNo. 262, which allowed the construction of a
450~unit hotel and related improvements, was approved upon a
Einding that any substantial adverse environmental or ecological
impacts would be addressed with the provision of appropriate
monitoring controls, mitigation programs and management plans.
Tt is felt that those findings remain relatively unaltersd even
with the phased construntion of 200 additional units. The
implementation and enforcement of all previous permit conditions
will snsure that wanagement options cannot be forfeited and the
County's valued resources will not be jeopardized,

Specifically, visual impacts will be negligible by the

£

axpansion since the proposed hotel will maintain a é-gtory
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height limit. The applicant has redesigned the facility to
consolidate the lobby, conference center and recreational
amenities in a single structure, The resiting is actually
farther from the certified shoreline and potential flood hazard

zones.

While the addition of 200 more units c¢ould create short-
and long-term socio-economic and infrastructural impacts, these
considerations can be adequately incorporated into the original
permit conditions., These would include the development of a
water quality and marine life monitoring and mitigation plan, an
intensive archaeological survey and mitigation plan, landscaping
plan, an established lateral public shoreline access, a job
training program and a construction housing management plan.

Due to the phased construction of the hotel units,
Condition No. 3 must be revised to accommodate the timing:

"3, (A} Plans for the first phase of the proposed hotel
and related improvements shall be submitted to the
Planning Department for Plan Approval review within
one year from the effective date of Final subdivision
approval, Construction of the first phase of the
proposed hotel and related lmprovements shall coumence
within one vear from the date of receipt of Final Plan
Approval and be completed within three years
thereatter, {B) Plans for the final phase of the
hotel shall be submitted to the Planning Department
for Plan Approval review within five years from the
date of issuance ofF the occupancy permit for the filrst
rhase of the hotel. Construction shall commence
within one vear from the date of receipt of Final Plan
Approval and be completed within two years thereafter.”

The requested 200-unit amendment could generate increased
traffic to and from the proijesct site which should be closely
monitored by the State Department of Transportation
(DOPy ~Highways Division., The monitoring program should include,
but not be limited to, schedule of periodic monitoring, length
of monitoring, and analysis of the findings against the traffic
imoact analvsis ineluded in the Final Environmental Impact
statement. ‘The Ffollowing new Condition No, 18 iz being .
recommender to accommodate DOT's concern over future traffic:

"18., A traffic monitoring program of the Queen Kaahumanu
Highway-Mauna Lani Resort's access road intersection




Mg, Apnne L. Mapes
May 20, 1988
Page 3

shall be submitted to and approved by the State Department
of Transgportation-Highways Division prior to the issuance
of Pinal Plan Approval. If additional traffic improvements
are required as determined by the findings of subsequent
monitoring and analysis, the applicant shall provide the
improvements in accordance with the requirements of the
State Department of Transportation-Highways Division.”

The remaining conditions would be renumbered accordingly.

Based on the foregoing, it ig determined that the granting of
the amendment request will not create a significant adverse effect
on the environment and, therefore, will not be contrary to the
purpose and intent of Chapter 205-A, HRS, relating to Coastal Zone
Management; Rule 2 of the Planning Commission relating to the
Special Management Area; the Hawali County Zoning Code; or the
General Plan.

Please feel free to contact the Planning Department if there are
any guestions on this matter.

Sincerely, ‘/)
i B A

Thomas A. Krieger
Chairman, Planning Commission

cc: J. Douglas McGarrity
Thomas Yamamoto
NDepartment of Public Works
Department of Water Supply
County Real Property Tax Division
Planning Office - Kona
DBED, CZM Program w/background

beec: Plan Approval Section

i
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September 4, 1937

Mr, Glen Koyama

Belt Collins & Associates
6086 Coral Stresel
Honolulu, HT 94813

Dear Mr. Koyama:

:

Special Management Area (SMA) Ume Permit Application
Shoreline Setback Variance Application

Petitioner: Ritz-Carlton Hotel Company

THK: H-B~22:8, Por. 7, 8% and 10O

The Planning Commission at its duly held public hearing on
Augusat 2%, 1987, voted to approve your applicationg, SMA Use Permit
No, 262 and Shoreline Setback Variance Nc. 636, to allow the
davelopment of a 450-~room hotel and related 1lmprovements at
Kalahuipuaa, South Kohala, Hawaii.

Approval of the requests are hased on the following:

The purpose of Chapter 205-A, Hawall Kevised 3tatutes and
Rule ¥Ho. 9, Special Management Area Rules and Regulations of the
County of Hawail, is to preserve, protect, and where possible,
to rastore the natural resources of bthe coastal zone areas. As
a result, zpecial controls on devalopment within the area along
the shoreline are neceagary ko avoid permanent loss of valuabhio
resources and the foreclosure of management optiona.

I'm addition, special controls on daevelooment ware also
anacted to prevent unnecaggarv encroachmsnt of structures and
othar lmprovements upon the shoraline. A3 such, shorsline
asetkhanks ware established to regulate uses and sctivities within
the shoreline aethack arss. In acgordance with Section
205-35({h} of the Hawali Heviced Btatuten, and Sesction 3.9 of rae
Planningt Commission’s RBule ¥o., 8, the Planning Commission wmay
grant vaciances For cectain lmprovemsnty within the ghoreline
sarback area provided that they are found fto be in the publie
interest or a hardshin will be caus=d ro the applicant {F the
femrovemant is unet allowed.
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The proposed davelopwant, a3 covarcd by the gubjieot
roquest, involwes tho construction of g 450-~unit luxury hotael
and rejatad improvements at Pauves Bay within the Mauns Lanid
Heoasort complex. Related imnprovenents include shops, htennis
mourta, haalth 2lun, luau area, banguet and meeting rooms,
landacaning, swlmming pool and two lagoons. One of the lagoons
will he a asawater swilomning lagoon excavated behind the existing
haach., Dther ghoraellinse improvements include restoration of the
exinting anchialine pond and eupanzion of the existing shoreline
beach. The proposaed hotel will have twe winags of guest rooms
aix gsrtoriss high, wach perpendicular to the shoreline and
acontected £o a main lobby., Parking will be landscaped and
located neoar the hotel aptrance.

Tha proposed Jevelopmant ls not antlcipated to have any
aubstantial adverge snvironmentral or scologlcal effects,
surveys of the subject area indicate that the property is not a
habitvatr for any sndangered plant or animal species. A major
concern, however, ig the potential negative impacts of the
exonvation and conskruction of the shoreline zwimming lagoon snd
haach improvement area on the waker guallty in Pauoa Bay as well
as the acuabtic rnemmunities of the region. The land baged
arntivities, such as the lagoon construction, the beach
lmprovements and the possipility of dust from construcktion
aetivity, mav imDact watseyr cuality, The County has regulatory
authoerity aver the land based activitiesn affacting water
cpaticy,  Ti should he noteda, that the connecerns related to water
ualicy are alsgo beinag reviewed and considered throuwth othaer
gqoyvarnmantal permits issued by the ULH. Aray Corps of Bnglpnsser.,
droard of Land a2l Mabural Regouroes anvd Dhe State Department of
vaalth. In addition, amitlgation conditions helng recommended
Far rhae aubdiecr ragueat wlll require tha prenacation of a wabtar
guality monitering and mitigation plan which must be reviewed
arsd anoravad by bpe Planning Director, orior Lo the {asuvancs of
Ehe grading permit.  Yith these precautionary mespsures in place,
the proposed developmaent is robt exnected to have any azubstantizl
adverae effacts on moastal resouroes or the environmaeni.

The shoreline awlmpming lagoon and bheach expansion projects
will aignificantly sxpand the recreational potentisl of Pauoae
Aatr por swimming, gnorteling, and sunpbathing. A recomasnhoed
sonvlition for rhe subtent regnesnt will assure nublic use of
rneka imnrovenensse 10 bhe game mannay and Eresatsment as oany of
Fhe rueatsg of the hotel . Public aceses o the shorelins 13
nresencly avallanle threudh an euiasting sasaonent which nay
Aot | Movoartholans, public acocess &0 Fhe procogesd shorelire
pnroverenta will e avaslanle and parking will be vravides for

s
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nublic use of the notel'n faciliitiesn, tonether with Mauna Lani
Resort’as continuing public acoess sbovaline program, 6 L
determined that p:opomvd improvemsats will be consistent with

and supnoertive of the publie inverect.

With regard o the archarnological resources on the
proparty, bhe apnlicant has agresd ko perform paceudsary
rastoration and data recovery tasks in compliancs with the
recommande: mitiastion vlan by the Hisroric Sites Section nF %he
Department of Land and Matural Resources. The implementation of
this mitigation plan has been recommende?d as a condifion of
anproval of the subiect request. An additional condition will
11u0 agsvre the prnt@ctinn nf any unanticipated sites ancovered
during construction activity.

The anchialine pond on the oroparty, known as Keanapou
Fishpond, is surrounded Dby heavy vegotative overgrowth and has a
significant accumulation of sediwent and Jdetrital oraanic
material. The potitioner i3 proposing to restore kthe anchialine
potidd by removing the surrounding vegetation and pumpling out the
acounrllated sadiment from the pond., Onee restoration is
complete the area of fres standing watar in the pond will
incraase subatantially, the aeroble conditions In the water
column and on the bottom of the nond will be restored and the
typical viclogical community of shrimp, fish, mollusks, vascular
plants, and ancrusting algase is expeoted Lo gatablish i1tktself.

&g such, the propossd devaelopment actisvity will have a
beneficial impact on this valuahle coasbtal resgource.

Although the hobtel bBuildings w11l be constructsd at hatakts
of six storiss, they ato not expsctad to impedes bhe sauka-nakail
view plane Trom OQuesn Raahusanu Tlghway sinee the project gibs
ig at a lower elwvation and quite o Alstance from the highwav.
Barther, the propoesed develooment will inclode anmplo opon obpace
and will Le adiacoent to a golf course. As such, the visual
fapact of bne prososed nroject will not ba )Uh,hdwhljl

further, no oflveras impackae on alr conaliby are suvnacted ©9
e gengratad ny the propouzed Jdevelopment.  Thoe pature of the
nropasad d@JPlOumﬂﬂt i3 such that no unusual alr emissions s
Kely to bhe orodueed froe v, My o senlosions genscabad duniﬁ
ne cenatryucnion ohase can he altlgated by the nrovasad
continions of approval, '

Ay aitantial ranaff nr Jiseharage whish ceagld reacrh ~enon
an e “? oa-—gite Tunrovswenh=,  Cleagative iavactn
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adoquiately mitlgated throngh coppliancs with existing ordinancay
and regulations as well as proposed conditions of approval.
Mitigatlon measuraes ko minimize tha impacts of conzbruchtion on
khe coastal waters wlll be coordinated by the Planning
Dapartrant with zhe conditions imposed by the State Roard of
Land and Natucal Resources and the United States Acny Corng oF
anglnecirs.,

Zocioaconnnic concarns have heen raised regarding
construction and operational employee housing and emnloyment
opportunities for current regldentn. Potential problems in
thege aresas may bhe mitigated through oroposed caondltions
requiring construction housing and emplovees braining management
plans which must ba submitted and approved by tha Planning
Director prior to the issuance of Final Plan Approval,
Onerational employes houzing iz being addressed by Mauna Lani's
particinacion in construction of emplovee housing,

Finally, the proposed development 18 consistent with the
General Plan, the 2oning Code and other applicable ordinances.
Tha subject request does conform to the General Plan and Zoning
Code which dasignates the subject area as a najor resorl area.
The propogesd activities are permitibted within a resort designated
area,

Baned on the foregolng, it is therefore Jdetermined that tha
nroposed development will anot have any substantial adverss
anvironmaental or sonloglceal impacts on the surrounding area.
Furthermore, lts approval will be consistent with the objectives
and policies of Chapter 205-7A, HRE, Helating to Coastal %one
Managemant, Rule B of the Planning Commission Relating to
Shoreline Sethacks, and Rule 9 of the Countv of Hawall Planning
Tommigsion Relating to the Special Management Arsza, Chapter 25
{Zoning Code) of the Hawall Tounty Cods, as amended, and the
Tenaral Plan of the Connty of Hawaili,

Approval of the requeats sAre subiect £ the following condivciong:

1. The petitioner, wmneasrors or azsigns zhall be ragponsible
for complyina with 811 of tha statod coniditions of apnroval.

sn/resulviivision application, to creats rhe
osite, shall be gubmitted to the Planping
Oepartment within ore yvear From the effective deate of
aoproval of the Soeclal #anagemant Ares (8MA) Ifse Poeols
Final subdivisicn approval shall be secursd within one year
from the Sake nf Punkstiva ecobadivigion anprovald,
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Plans for the proposed hotel and related improvementis shalil
be submitted to the Planning Department for Plan Approval
review within one year Erom the efifective date of Pinal
subdivision approval. Construction of the proposed hotel
and related inprovewments shall commence within one year
from the date of recelpt 0f Pinal Plan Approval and be
cumplated wlthin thres yvears thersalter.

The wpetitioner shall submlt a water gualilty and merine life
monitoering and mitigation plan, meeting with the approvali

of the Planning Director, prior to the igsuance of the
agrading permlit for the proposed exgavatlon and construchtion
of the shoreline swimming lagoon and beach improvement areasa,

An archagological Intensive survey and mitigation plans
shall be gubmitted bto the Planning Departwment for review
and approval together with submittals for plan approval
and/or prier teo the igsuance of any grading or grubbing
permit.

Should any unanticipated archaeological sites or feabtures
e uncovered during land preparation activities, work
within the affecte? area shall Lmmediabely cease and the
Planning Department notified., MNo work within the affected
arca shall resume until olearance is obhtained from the
Planning Department,

An part of the Plan Anproval orocess, the petitioner shall
alao Include a landscaoning plan which should includas
generous vlanting of trees, shrupnbery, and landscapning
around the proposed horel project in order to winimize an
possible visual ireact froa the Cueen Baabumanna Highway nnd
the shoreline,

g lie aceasss to oant o along the shoreline shall Le
dalineasted in perpeiusl easesnents,  The previously
czutablished LO-Foor wilde public access sasement which
generally runs parallel to the shoreline of nhe Mauna Lant
Uagort, incluling the Hilbz-Carlton fotel projaect site,
snall be amendesdt to pllow access around the periphery of

the swimeing lagoan,  Ppe= oubhlin aooess exusemenits thall o
anfuaitbad to phe BFlanning Departaent for reviesws ancd
arreval arlor ba the loausance of an aaonoanay onermit.,

Mo r=enipt of the acoaganagy vernlt, the apands? sagame o

T

Tt L e geoopdod o winth o Bhe ftabts Qureast of Convevanoso,
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A nurvey of the revised shoreline shall bhe submitted to the
Planning Department vrior to the 1ssuance of an oocupanhey
marmLe.,

Public use of rthe uswipming lagoon and heach area ahall be
parmitied, Any rastrictions on the uue of the swimmlng
lagoon and beach ateas Shall not discriminate betwsen vhe
genaral pubilic and the guests of the hotel.

The petitioner ghall develop a iob training program which
$shall be submitted to the Planning Department for review
and apnroval prior bto the isgsuvance of Pinal Plan Approval.

A construction housing management plan shall be submitted
o the Planning Department For raevisw and approval priocr to
the issuance ol Final Plan Approval. Such a management
plan shall inclulde a regular reporting scheduls to allow
the Planning Osapartment to monitoer the construction housing
aituation.

A drainage system shall be installed in accordance with the
regquirements af the Department of Public Worka.

the mebhod of sewage dispoasal shall meebt with bthe approval
of the appropriate governmental adgencies,

Phe wse of pesticldes and nerbichkdes shall contorm with the
applicedles ragulations of approprilate governmental agencies.

Tha raquirements of the Department of Water Suoply shall be
complied with,

During construction, best sifork measures shall Le baken to
minimige the potentlal of botn Fugitive dustc and runoff
ggdlimentatlon,  Sugh vest ofifort measures shall e in
conpglliance with construction lndustry standards and

practices ublilized during construction orojeots af the
Shate of Mawali.

AlL other anplicable rules, regulations anvd reagulcements
shall bHe ocomplisd wiin,

tive Planning Olrector may adminlstrativaely grant o aiogle

ane=year esbtension bo e foregolng Llme condisions,
Furthaey, should che Dlresbhor deterwine Laak anv af bne
vconaleolons Mave not baeon aeb or subvitancially comobllies with
Lo ohmexly Lashdoa, oo vlannlayg olrecror saall lnitiace

srocesatas o oawllidy the oedalo.
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Thomae A, Hrieger
Chailrman, Planning Commigssion

Ritz-Carlton Hotel Company

Department of Public YWorkas

Department of ¥Water Supply

County Real Proparty Tax Divizion

Planning 0ffice -~ Kona
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