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: ??c laﬁﬁlﬂﬁ Fﬁﬂmiﬁglﬁﬁ at its &ui h@lA Quﬁilg ﬂﬁﬁrlﬁﬁ on Suig zﬁf
1888, VQ%& to recommend’ the &g§f&¥§ of ysur change of zohe
ag&lzaatlﬁn to the: chntg Council, The Commigsion alzo voted to
CApprove vour ﬁygclal %&nagawemt Area ﬁg@ Permit = g&ii”&tl@ﬁ; EEAUge
Permit No,. 273, .to. ‘allow the develovment of g 19-~Io’ &Q%ﬁi?iﬁé@ﬁ; gol#
a&urs&f&l&bﬁcusg, infrastructure, plant nursery, ‘and other related
improvements ‘and support facilitz&m at’ ﬁluwagﬁé %ayy Kukio, Horth
Kaﬁa,_ﬁawaal. : - [ R

Th@'gavoraﬁl@ EQCOm?@nﬁﬁtlﬁﬁ on th& @?ang@ of zone :@ﬁuasi tﬁ the
County County and the aﬁgrsval z%cgmﬁ@néatien on the SHA Use ?ﬁzﬁit
a@@iiﬁatzoﬁ are. ‘basge ﬁ on the. ﬁﬁilﬁwina Fladlngg, S

?I%&Egﬁﬁ - P“Aﬁ§ﬁ %” ?GﬁE'

C maé @ﬂn@raz ?l&ﬁ is a 1&n§ xanga, Qﬁrp§£ﬁ@ﬁ$L¥% ?Qiiﬁy i@ea%@ﬁiq
Cwhich guides the @V@zall é@va1@§ﬁemg of the County ef Hawall.' oo
Section 3-16 of the County Charter reads, "It ég&ﬁ@ga; plan) z%ail
contaln a statement of ﬁ@vaiayﬁant obiectives, gﬁﬁﬁﬁﬁfﬁ@ ﬁ?ﬁ -
?fiﬂbzﬂle with f@%peﬂt tc the most ﬁ@szzaﬁl@ ugse of land within thé;
county for ragiéarhial, raﬂxﬁaiiﬁﬁﬁl, agzieui%ural, ﬂe%ﬁarﬂZ@ig_ -
industrial and other purposes which shall be congistent with proper
congervation of natural resources and the preservation of ocur -
natural beauty and historical sites; the most demirable density of
population in the several parts of the county: a systenm of principal
thoroughfares, highwayvs, strestg, public access to the shorelines,
and other open mpaces; the general locatlons, relocations ané -
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improvement of public buildings, the general location and extent of
publlc utilities and terminals, whether publicly or privately owned,
for water, sewers, light, power, transit, and other purposes; the
extent and location of public housing projects; adeguate drainage
facilities and control; air pollutiony and such other matter as may,
in the council's Jjudgment, be beneficial to the social, economic,
and governmental condltions and trends and shall be designed to
assure the coordinated development of the county and to promote the
general welfare and prosperity of its people.” The Charter further
states that "The (county) council shall enact zoning, eubaiv1glgn, .
and such other ordinances which shall contain the necessary =
provisions to carry out the purpose of the general plan,” and that
o public improvement or project, or subdivision or zoning

~ordinance shall, be initiated or aé@pte& unlegs the sane canf@rm° te
and iﬂfleﬁents the gen@r&l §lan,"

Sranting 0f the z@ning ghang@ iz consistent with the Ceneral
- Plan. The General Plan identifies Kukifo as an Intermadiate ?&sart
‘Area. An Intermediate Resort Area i8 a self-contained resort
destination area which provides basic and support facilities for the
needs of the entire development. Such facilities include SeWer,
water, .roads, employee housing, recreational facilities, etc. The
maximum visitor units within an area designated Intermediate Rescrt
Area is 1,500 rooms. The concept of a self-contained rescrt-.area
aleo includag the provision of residential accommodations and
commercial activities for long-term visitors as well as for
permanent g@Sid%ﬁtma Such facilitles are considered to be an .
1nuagral part 'of a regort area. .The proposed development of two
hotels having a total of 1 250 units, single~/multiple~ family .
regidential units, 91llaﬁ@/n@1§%borhooé commercial centers, two g@lﬁ
coursesg and a compunity @axk will be in h@@ping Wl;h thls cenc&@t
of a self- contained resort arﬁa._-

@ranting of th@ zaﬁlng changes are also con51gtent with th@
Qan@ral Plan's goals and policies set i@rth in the R@sart S%ctlgn of
the Land Use Element: :

gﬁals C :

= To guide the orderly &egelspm@nt oE tha v; itex 1nduatrya

© 0 To provide for resort ﬁevelapm@ﬁt that %ﬁgzmlz&@ QGnV&ﬁlxnﬁéw_f
to tits users,

O . To ensure that resort developments ﬁmintalﬁ th@ social,
economic, and physical environments of Hawail &ﬂﬁ its peaglea

Policies

) The County ghall designate and allocate resort areas in

appropriate proportions and in keeping with the social,
sconomic, and phyeical senvironments of the County.



o The County shall encourade the visitor industry to provide
regort facilities which provide an educational experience of
Hawalil as well as r%sr@atlonai activitise

The applicant proposes to phasge the resort community to meest
market needs and to coincide with infrastructure limprovements,
Approval of this change of zone contains performance conditiong
which would allow development of the various zoned districts upen
infrastructure being completed, Proof of adeguate potable water
supply and commitment to allocate the resources appropriately shall
hbe contained’in @ water resource management plan which nust be
accepted by the Director upon consualitation of the Department of
Water Supply, The zoning changes reguasted either in whole or in
part will not be sffective until proof of adeguate domestic water
and its proper management can be demon Stﬁatéﬁ and committed., A
traffic %@ni%ering plan of the res ort'e dintersection at Queen
Yaahumany Highway must be submitted eﬂﬁ zoproved by the Department
of Trans ;@rtﬁtlsnmﬁzqhw&yﬁ Division prior to final subdivision
approval. JIn this manner, the agﬁlzaamt will be agsessing and
evaluating traffic flow throughout various stagesg of the resort

Cdevelopment,  The am@llﬁa nt ghall be reguired to provide any

intersection improvement deemed ﬁgaéﬂgary by the bDepartment of .
Transportation az a “mnu?t of pericdic analysis. An area of 4.4
aeres, which includeg s 40-f00% buffer avea, will be zet asgide as an
anchialine pond preserve. Managenment plans and-an interpretive
program will assure protectlion and helighitened public awareness of a
gignificant natural resource. The focal E%QI@&ti@ﬁ&l elenents of
the Xuki'o Beach RBegort are the ghoreline and beach area and the
makai 4olf course. The mauka Cﬁwﬂunlﬂv will be supplemented with
another 18~-hole gol; gourge and an ll-acre ceﬂﬁunitz park., Thege
zﬁcr@atzﬁnai amenities together with the propozed commercial centers
craate a master-planned resort with twe basic focuszes: acpivity-

- and taariﬁtméﬁi ented on the makai side and private residential on

the mauka =zide, It is dete rmined th@n th&t the rezoning would be in
the direction of fulfliling the fwdﬁral yla_ s doals and policies
for Resort Land Use., : :

el

_ Approval of this change of zone reguest @ﬁﬁiﬁ not be Cantiarf to
the c@m@@r@zal and repidéntial sections of the Land Use Element of
the General ¥lan, which articulate that these uses shall ba '
daveloped £0 maxinmize conveniences to its ugers and should de
adeguately served by essential services and other infrastructure,
Multiple residential living is becoming & way of life for many
penple. Such units provide housine for persons who have no desire
or need to own a single-family residence, persons who f£ind it
financially difficult to own a single-family residence, persons with



Mr. Carl Carlson, Jr.
Pade 4 _
July 28, 1888

changing employment and others. This trend will continue in the
future due to rapid urban growth, mobile populations and the Kl inm
costa of land and improvements. The County will be faced with

great demand for multiple residential development. A cafa?uliy
worked out land use plan and development stendards will be sssential
in assuring that any development will be an asset Lo the County.

The Kukifo Beach Resor:t is or will be provided with all essential
utilities and services, including water and sewade treatment., The
applicant has drilled an exploratery well in the vicinity of Hushue
Ranch at the 1500 foot elevation. Pump tests have shown the source
to be of potable guality with estimated capacity of 150 gallons per
minute. Additional potable water wells would be constructed on
ranch properties or on adjacent lands to accommodate projected water
needg to the project area, The projected p@table wate:-ﬁeﬁanﬁ for
the vesort abt full build-out is estimated at 1.96 million gallons
per dayv (mgd), As mentioned previously, included in this chang@ of
zone approval are conditionsg which would assure adeguate water -
supply for domestic and fire protection purposes as the project _
proceeds through its phases, A private S@%ﬁ@% tredtment plan %@uld'
be constructed on the mauka property to service the ‘resort
Ccommunity. All internal roadway systems will be built to &alca@l@
_Stanﬂarﬁs but w111 yrababl; be xetalned undez ?il?%t@ ownarsalgn--

"The grantlng of th@ subject fequeat %oul& cemyl@%%n; é ?Qllﬁy sf
the General Plan Land Use Element which save to "Zone urban~tvpe
uses in areas with ease of access to compmunity services and.
employment centers and with adeguate public utilities and

~facilities.” The Kuki'oc Beach Resort is located approximately six
miles north of Keahoi& Airport and 12 miles north of Hailus '
Village. . Access is eaglly galﬁed from Queen Kazhumanu ?1ghwmy, The
clesest public eschools serving the area are Fealak@he _
Elementary~Intermediate School and Konawaena High Schocl. Since
additional c¢lassroom gpace and staff will be needed to accommodate
enrollment generated from the project, the a§plzsant %111 DE ?@%ylﬂ?
the Department of Education informed of the project's s tatu¢ in
order that funds can be requested from the deglslatuse en a timely
basis, _ .

Approval ‘of the reguest ls supportive of the Bconomic Element of
the General Plan by providing additional and ezpanded employment.
opportunities for residents of the area, as well as the entire
igland as a whole; increasing the County's real property tax base
strengthening the existing visitor industry:; and providing residents
with opportunities to improve thelr quality of life.
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Without guestion,; new opportunities will be generated for both
ghort—term {construction) and lengwt%:a (operational) employment.
Direct construction employment ig projected to be about 2,700 to
3,600 pergon-vears for full build-ocui of stjgct,_ AL yszect
conpletion, it is estimated that the propesed resort will generate
approgimately 1,500 to 2,100 direct employment opportunities and
approximately 1,330 to 1,740 indirect and dinduced full-time jobs.

The proposed project, ag characterized at the time of the General
Plan amendment (BIZ, 1986), will generate $6,200,000 to $§,800,000
annual revenues to the.state at full build-out and ampf@zlmat@ly
£1,700,000 to $2,400,000 in eypenditures to the state. Annual net
revenueg for th@ cganty woulﬁ e agprszlmately $2, ?08 000 to_
$ 689 060, _ _

in t@rﬂa of prQV1ﬁ1mg G§§05Luﬂlt1@5 for r%siﬁmﬂts to improve thelr
'gmallty'af ilfgg ‘this approval contains conditions that address
social and economic impacis of the development, | Specifically, a job
‘training @r@graﬁ ghall b@-é@velegeﬁ and Suhﬁlbtﬁﬁ to the Planning
Department. The ca%@&nt of “ob t?alnznc haeg been introduced to
- alleviate potential social 1ﬁ?actw in Lhe reslm of human
dinteraction, 11§ﬁwtg?e igsues and the well- being of the family or
igﬁiviﬁ§a1;~ Thesges 18&U§$ have been discuzsed in a study dan@ bv
Community Resources, 'Inc. entitled YAsseszsment of Potential
gualitatzvm Social Impacts of the ?rogeueé Kukl o aeach yr@jeat,

In addition, a constzucticﬁ housing mltlgatien plan will be
submitted to the Planning Be§artmant to review housing demand
generated by in-migration of construction employees, Thus, the
proijeci” achieva% thé goals and policies of the Ecenoﬁlc Eleﬁant

‘Granting of this change of zone regue Bt would unﬁ@rscez@ the’
relationship of the Housing Blement with other elemants of the
General Plan, As early as 1971, the County recognized that Tmany

" people cannot afford housing in %séay*ﬁ market. The rising costs
- pf dand, land improvemsnis, and construction digcourage many dow and
moderate income families from purchasing a home. Personal lﬁCGm%

will not rise commensgurate with rising costs of land and 5
construction of housing units. Inappropriate l@ca%ien of various
housing types also contributes to the difficulties in providing
adequate public services which are essential for a aﬁslza%le_lzving
environment.” Simultanecusly, Hawail wap experiencing a boom in
tourism., The General Plan tellszs YThe growth of the visitor industry
iz also generating an increasing demand for low and woderate income

houging for employees, precisely the type which private industries
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‘are not bullding in substantial amounts. With the growth of visitor
and othey industries, new hQLuiﬁg unites will be neseded to
accommodate an increase in population. This additional population
growth will compete with the ewdsting population for new housing.
Therefeors, growth also becomes a problem in respect to this housging
element, Efforts by government to provide low and moderate income
housing still lagged hehind replacement and growth needs,® In this
light, the basic pur@os@’@f the housing element is to minimize
housing probl@ﬁs and maximize housing opportunities for residents in
the Fgunty of Hawaii."  The LOllQWlng are goals, policies and
courses of action {for Kanu) ligted in the ﬁou81ﬁg Elément of tie
G%nﬁral Plan: o

° 7o attain diversity of sacze-ecencwlc housging mix thzoughaut tha
‘different parts of the County. '
Maintain a housing supply which allows a varietyv of choice.

It shall be the policy of the County ¢f Hawali to azsure that
safe, uﬁnlﬁﬁfj, and livable housing is available to persong of all
ageg, income and ethnic groups and to provide a variety of cnoxc@
as o location and types. :

.° A volume of c¢construction and rehabilitation of housing sufilcx%nt
Lo meet grswth ne%é& Fﬁﬂ c&rz@ci aglstlnﬂ aﬁfzcieﬂalég shall be

' ﬁgaﬁabéﬁ

° Corporations ané nonwprofit erganlzations shall be encourag@d tﬁ
participate in Federal programs to provide new and rehabilitated
housing for low and moderate income households and the elderly.

° Public and private programg intended to increase the supply of

. housing and to create a variety of choice shall be encouraged,

° Large industries which creaste a demand for housing chall provide
emplovee houging based upon a ratio to be determined by an
snalveis of the locality'is needs. _

¢ The County shall reguire developments which create a éemané fer
employes housing shall provide for that need.

L2 Add and encourage the development of a wide Vavzwty of h@uazng for.

- this area to attain a d;verqzt of h@&@ing mix

A more f@@fﬁt ﬁ@ﬁvaigal &f the af orﬁaﬁlﬁ heusing environmant was
given by the Office of Housing and Community ﬁev&1epwem in its memo
f%S?ﬁﬁéiﬂg to the subject dﬁplzﬁatlﬁﬁg. It reasoned 1} the ﬁ%ﬁlan
family income for the County is $28,800; 2) the maxinun hﬁﬁﬁ :
purchase price for which this family can gualify is $96,700; less
than 10% of all single~famlly dwellings listed for sale in D&gambﬁz
1987 were below $96,700. The problem will be compounded by new
regsort/residential developments along the West Hawaii coast. 1In an
affort to balance thig inequity, this approval containsg a condition
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recguiring the provision for affordable housing units, in-lieu fee,
in-kind services or other accegtable means. ' -

Ah@ azsmogﬁ@ devglﬁﬁm@nt of Kuki'o Beach Resort is also nst
anticipated to have any substantial adverse environmental or
ecnlogical effects, *Any potentizl negative-dmpacts will bhe
effectively mitigated through monitoring programs, managenment and
protection plans and through conditions of approval. The Elements
of Environmental Quality, Hatural Beauty, Historic Sites, Recreation
and Hatural Resources and Shoreline will @e dlscug ed in more detail
as mart of th@ SQA review. o

ﬂFinally, it should b@ noted that the area has no substantial
adverse topographic problems which cannot be properly rectified or
which would render the land unusable for thﬁ préf@ae& HEes .

gaség_on'%h@ aieveg it ig determined that the zaguésteg 5onin
changes will result in an appropriate 1and use pattern that w¢1l
_gurfhér the @ahllc n@cem%ity and ecnvglzanﬁﬂ anﬁ génezal welzaz@e_

?Iﬁﬁiﬁ@? - a?ECIAL %A?A?EEENT ARER USE @FQFI %%

Lh“ purnegﬂ @f Ch&?téf Eﬁzm%, HRS '-{C@&st&1~2§n$-%an&géﬁ%ﬂt}“ﬁné'
the Plapnning Commission’s Rule Ho, 9 {Special Management Area) is to
preserve, protect, and where possible, to restore the natural
resourvea of the coastal zone areas. Therefore, special controls on

development within the ares along the shoreline are necesgary Lo
avo;ﬁ permanent loss of valuaﬁl& resources ‘and the for@claguré oL -
management options, . : _

OGne of the criteria for approving a development within the EMA is
that it iz consistent with the Generzsl Plan and zoning designation.
‘The proposed ﬁevalogﬂ@ﬁts do conform to the CGenesral Plan which

_”ﬁeulgnat@s the area as & Int@rmeéiat@ Regort Area. h@rgavefg wikh
. th@ aygr@val of the. accommangzﬁg change of Zone regues t,_th&_a:@si
'jWWIl be apmﬁspriatély zﬁﬁ%ﬁ for the gf%?@ﬁ&ﬁ uses, o L

: Another criteria in r@vi@w1n% Gé?ﬁl@?ﬁmﬂt within ths a@@ EQq&1zeﬁ
that "The development will not have any significant adverse . -
environmental or ecological effect, except as such adverse effect is
minimized to the extent practicable and clearly outwelighed by public
health, safety, or compelling public interest. Such adverse effect
shall include, but not be limited to, the potential cumulative

impact of individual developments, each one of which taken in itself
might not have a =substantial adverse effect and elimination of
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planning ophtions.” The Huki'oc Beach Resort will not have a
subgtantial negative impact on the cozastal scosystenms with proper
monitoring systems in place. A gualitative baseline survey of
nearshore waters and a detailed assessment of the anchialine ponds
haz been prepared for the applicant. It recommended the preparation
of a pond management plan to minimize potential adverse iwmpacts
including introduction of new plant and animal species; increased
human disturbance; increased withdrawal of groundwaters; and
increased nutrient loading due to irrigation, surface run-off
fertilization and pest control. Such an Anchialine Pond Hanagement
Plan hasz hsen developed in consultation with the U.8. Department of
Interior-Fizh and Wildlife Zervice Although the Plan was subnitted
with the SMA lsa Permit angllaation, the Department of Land and
Matural Resources and the Planning Department must still review and
approve the Plan, Propsr 1m§l%meﬁtatzon of an interpretive .
educational progra@ will help to heighten public awareness and
appreciation of this unigue resource and hisgtoric site. .To fuzhhe
mitigate concerns over p@ss%ble deterioration of the affsggr@

Class AR waters, & waber qualxtg m@nttealﬁg ‘vlan is r@nommﬁnd@a as a
ceﬂﬁzizaﬁ @f ag;favala :

It h@ulﬁ b@ ﬁ%iéu th&t dny potential runsf§ or %zsch&rﬁﬁ whigh
Cﬁdlﬁ reach ocean waters can be handled by on-gite improvements. =
ﬁegative impacts on the ?OC§1 water guality resulting from soil
erosion and runoff Auring site preparation and construction phases
can be adeguately mitigated through compliance with existing
ordinances and r@gulatlcnsg as w&ll as ﬁropos@d canaiﬁlmns of
ﬂy roval, , S

ith these %z@c&utlanary meagures in ?1ace, the §royegcﬁ
development of an l8~hole golf <¢ourse, infrastructure and related
guppory facilities are not expected to have any substantial adverse
mff@sts on ﬁhﬁ ccaﬁbal resources or th@ @ﬁviz@ﬁm@nt, :

There kav% been no. rars QE %néaager&ﬁ gpacies of @1@3; or animal
surveved on the project site ?he avifauna of Kuki'o include the
'€ﬁ@&%g@r%d Hawaiian 8tilt or ae fs) {ﬁx;aﬁtc§uﬁ himantopus ﬁuﬁaéﬁl§
o and a single specimen of the Hawaiian Duck {Anas wyvilliana). The
endemic Hawaiian owl or pueo (Asic flammeus sandwichensig) ig known
~to range throughout most of the Kona area. This species is known to
range from sea level to at least 8,000 feet elevation., From a
regional perspective, the ponds at RKuki'o appear to play a
peripheral role to the larger wetland bird habitats of Opasula at
Hakalawenz and Aimakapa at Honokehau. The presence of human
activity does not seenm to influence the Hawalian stilt bird



population, The Anchialine Pond Management Plan snﬁulﬁ be axpanded

to gerve as an avifaunal monitoring plan.

While several archaeclogical survevs wers conducted of the

property, additlonal work will be required as part of the approval
@rocess. A proposed archaeological mitigation plan for site .
prasarvation and data recovery has pbeen appended to the BEA
application, The mitigation plan consists of the preservation and
interpretation of two major sites: a possible heiau complesx (Site
D21-12) and the anchialine pond complex (Site D21-24), 39 ﬂ;tes
3ti1ll need t¢o be data recovered but nobt preserved., Although -
preservation of two burial caves is preferred, reinternment of
skeletal remaing can be perfcrmed in accordance with the State

- Department of Health regulationz. Seven foot trails were felt to be

Ceulturally significant., Selected well-preserved portions of the

tralls have also been recommended for protection, Execution of an
approved mitigation plan would further an ohijective of the SKA which
is to "Protect, preserve and, where @eglrahlaf raestore significant
hig t@rzcal and cultural :@scmrcas,ﬁ o :

Since the proposed twaw tory g9olf clubhouse and one-story _
maintenance buildings will be constructed a great distance Ffrom the
Highway ‘and heavily 1anégsapaég they are not expectad to interfere
with the mauka-makai view plane from Queen Kaahumanu Highway. The
construction of an l8-hole golf course would, in fact, improve open
space vistas betwegen future resort, commercial and residential
uses, Further, since all utilities are to be placed underground,
the panoramic views wlll not be 1nte§zgpt%ﬁ with unsightly utllﬁty
lines, .

Pinally, the applicant will provide mauvka-makal public accesses,
as well as a lateral access, to and along the shoreline. Public

- parking areas, restrooms and shower facilitles will also be

constructed ané_maintain@ﬁ by thé applicant,

" Based on the above, 1t is ?@tmzﬁinaé that the Drepgsﬁﬁ d@val@mmenﬁ
ig consistent with the objectives and policies as provided by
Chapter ES SR, Hawall Revised Statutes, relating to Coastal Zone
?aﬁagﬁﬁgn ;-a&nd the Planning Commisgion’s Rule 9 relating to the
Special Management Area (8SMA), Furthermore, 1f any adverse
émvirgﬁmeﬁaal or ecological effects eyist, such effects are ¢lesarly
outweighed by public heslth, safety, or compelling public interest.

The Commission voted to recommend the approval of the change of zZone

pplication to the County Council, subject te the following conditions
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CONDITIONS -~ CHANGE OF %O0ONE

.;3}\-

The applicant, successors or its assigns shall comply with

211 of the stated conditions of approval.

The change of ‘zone ordinance ghall not be in effect until the
adieguacy of patabla water can be met for the various zoned

districts or 2 sp@c1$x9§ increment thereof in the following

manner: (1) A detailed water rescurce management plan shall

be gubmitted to and accepted by the Planning Dirsctor in

- consultation with the Dapartment of Water Supply and the

Btate Department of Health., Said plan shall include, but not
‘be limited to, hvdrological studyi{iss) of water source{sz};
location of the well(s) or point of diversion; gquantity and

guality of water; dependability and sustainable vield of the

“identified sourcels); a calculation of water demand based on
maxinum @ﬁﬁsit§ permitted oy total land area of the zoned

districty projected mawimum water consumption for domestic,
caﬁmarviaE, industrial and fire protection ?ufy@ﬁ&@ of the
nroposed development or *ﬁ@01£le@ increment; location of
proposed water system, water storage, pumps and transmission
linegy régs?tinﬁ ‘schedule and operational procedures, (2}

~Following -the acceptance of a water resource management plan,

an agreement, which hae been approved by the g@yaﬁﬁmént of
Water Supply, the Planning Director and Corporation Counsel,
shall be executed with the County of Hawail to assure
implementation of the acceptad water rescurce management

“plan. The executed date of sald agreement shall be . the

effective date of this ordinance, exzcept as specifically
restricted to incremental zoned digtricts in the agreement.

Preliminary plans for subdivision shall be submitted to the
Planning Department within one year from the effective date
0f this ordinence,. Bubdivision . plans affecting lands

‘adjacent to Queen Kaahumanu Highway shall denote & 150- ?%at
- wide planting easement adjacent to and along sach side of

DJueen Xaphumanu Highway tmz@ugh@ut the lsngth of the

: @rmperties @yciuszve ef roaawaj accesses.

*ﬁlly channelized int%zseciian 1m§rQV@ﬁﬂnf¢g 1wcluﬁin§ qu
not limited to é%egl@r&ﬁiaa, acceleration and left~turn
storage laness, traffic lights and/0r an overpass or
undﬁzg&sgg if reguired, shall be provided at the intersection
of Queen ¥ “aahumanu Highway and a ?IOQOS@Q main resort entry
road meeting with the approval of the State Department of
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Transportation, Highways Division, These improvemnents may be
provided j@lntly with aéjﬂlﬁ neg mﬁoyerty OWNELS.

E traffic monitoring pzagram af th@ Quesan Kaaﬁumahu
Highwey-Zukifo Beach Resort's intersection shall be submitted
te and approved by the State Department of Transportation,

" Highways Divigion prior to receiving final subdivision

approval for any portion of the proposed development, If
additional intersection improvements such as a fully
channelized intersection, with acceleration/deceleration

~1anes, s1gnal lights, and/or an underpass or overpass are

reguired as determined by the findings of éumsequmnt
monitoring and analysisy the applicant shall ;revza@ ‘the _
improvements in accordance with the requiremencs of the Etate

‘Department of TK@Qm?QEu&ﬁlOﬁ; Highwavse Division. These
Cimprovements may be prﬁvzﬁ@ﬁ 391nﬁ1y with adijol ininyg property

anazu s

%ll roadways within thﬁ %r@p@sed development shall“b@
congtzuct@& in accordance with the requirements of ‘the

Department of Public Works, Cdzﬁgg gutters and sidewalks may

he reguired to be congtrasteﬁ in areas of likely ?ﬁﬁﬁ“”flaﬁ
traffic as é@termin%% by the Q%léf Zngineer and the ?lann;n@
irector, : _ .

Roadway connectlions to the adjacent property along th%m
northeastern -and southwestern boundaries shall be provided
meeting with the approval of the Department of Fublic Horks.

Ho lots shall have direct access from the Queen Kaahumanu
Hichway exgept throvgh an access point approved by the State
Department of Transportation. Other access to the proposed
lets s%ail-b@ ff@m-th@ intaziaz fea@yays, :

A drainage gjst@ﬂ shall be installed ﬁeetxng wzth th@'
'a&pr@val Gf tﬁe @e?&f%ﬁﬁﬁt @f Pu@lﬁc Works.

All E$@1§@ﬁﬁlal; commercial and hotel unlts and uses shali beg.-

connected to 'a sewage treatment plant; %ubizﬁ or private
neeting with the aporoval gf_tﬁ@_#??i@pfl&t% gavafpmrntﬁl
agencies, The sewage treatment plant shall have a stand-by
generator Lo operate the plant in the event of an electrical
poOWeY outaga,
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The petitioner, successors or assigns shall be rﬁﬁyanuiﬁle
for satisfving an affordable housing reguirement which is
being assesssad on both the resort and residential vamyenenta
of the proposed projsct, A maxinum of five hundred
twenty-five (525} affordable units will be reguired to
address-the needs generated by the one thousand twe hundrad
fifty {1,250} resort/hotel unite currentliy being proposed, A
maximun of nine hundred seventy-two (972) affordable units
will be required for the residential component of the project
hased on 60% of the total number of residential units being
proposed, ‘The total affordable housing requirement being
_a%gagaﬁﬁ based on the current develooment sceparioc, will be
‘& maximum of one thousand four hundred ﬁiﬁ%ty“&$V€ﬁ (1,427}
affordable units. These affordable housing units may be
previded on or off the project site, The actual number of
szmrdabl@ units reguired may increasge or decrease
proportionally along with the actual number of resort and
z%mlﬂentlml umits éa%@l&p@ﬁ by the 9et1tlsn@r. -

Qtateﬁ in 1%8% ﬁaliarw and subg@c% Lo ad3u¢&@ent for inklatz@n,
the dollar value %quzvalent of the affordable housing z@%uirément
involving one thouzand four hundred ninety-seven (1,497)
affordable units shall be 2 mazimum of twelve: ﬁililﬁn dollars
{($12,000,000), This value may be adjusted annually on the
@ffective date Of the change of zone ordinance by the Planning
Director in consultation with the Office ¢f Housing and Community
Development based on mutually acceptable cost indices.

The affeordable housing reguirement shall be implemented
concurrently with the completion of units for the o
resort/residential project. An in lieu payment may be made in
cash, through the provisions of services, or by other acceptable

‘means to satisfv the affordable housing condition., The method of

gatl@fying the affordable housing regquirement must be approved by

‘the County Houging %g@ncy, subsequent to review and approval by
the Planning Director, prior to the issuance of F lna1_§lan

Approval For any phaze or increment of the proposed
f@%@rtfrmglﬁﬁntzal ﬁﬁvﬁlagﬁ@ﬁua _

Af ,Qra§@1% mnlts provided ?@ wablielfy th@ r@@ulfgm&mtg of theags
conditions shall, as a guide, utilize the Lﬁllow1ng distribution:

17% affordable to families earning less than 80% of the
pmedian family income,
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33% affordable to families earning between 80% to 120% of
medlian famlly income,

0% affordable to famillies sarning between 120% to 140% of
madian family income.

En intensive archaeological survey and mitigation plan shall

be zubmitted to the Planning Department and the Department of
Land and Natural Resources-Historic Sites Section for review

and approval prior to tentative subdivision approval cand/or:

priory to zny land preparvation aﬁtﬁv1iy ﬁelng ccn lugted on the
properties, :

Should any unanticipated archaeological sites be uncovered
during land preparation activity, work within the affected
area shall cease apd the Planning Director shall be
immediately notified. Work within the affected area shall
not resume until clearanc& iz obtained from the @lannlﬁg
Director.

£

Unless a legseyr zetback is a§§§@v&é by the Planning Director,
all propeosed buildings, stb@z than those directly related to
the golf course operations, shall observe a2 mininum zethack
of 100 feet from the adge of the fairvavs/greens/tee areas of
the golf course. If deemed necesegary, additional setbacks or
other mitigating measures, such as additicnal landscaping
along certaln portions of the golf course b@undarieag maj be
impoged =zt th% tlme @ﬁ §1§n &ﬁrcval review,

Flansg for 1m§l@ﬁmntat1@n of the W&ukm cemwunlty park gﬁall be
aubmitted to the Department of Parkg and Hecreation and the
Planping Director for review and approval prior to f£inal plan

Capproval for the first mauvka residential development.

S&?elegm@nt within the Special HManagement Area {SMA) of the
County of Hawall shall conmply with Chapter 205A, HES,
relating to Coastal Zone Management and Rule 9 of the
Planning Commission relating to Special Management Area. .

Submit an SHA Usge Permit Application for the first hotel
within three vears from the effechtive date of this ordinance.

A1l other applicable laws, rules, regulations and
reguirements, including those of the Departmant of Water
Supply shall be complied with.
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S An annual progress report shall be submitted to the Planning
Director prior to the anniversary date of the effective date
of zone change. The reporvt sghall address the status of the
development and the compliance with the conditions of
approval, This condition shall remain in effect until all of
the conditions of approval have been complied with and the
Planning Director acknowledges that further reports are not
r@301re§. : : .

T, ' Shoﬁlé the Council adopt a Unified Impact Fees Ordinance
getting forth c¢riteria for the imposgition of exactions or the
asgesasment of impact ?&&3, cenaztlong included herein may, at
the developer's election, be satisfied by performance in
cacceordance with thé r@gulx@ménts ei thé Unified Iﬁ§act ?@eg
_@rﬁlﬁanc&e_ c :

. ©An iﬁitial extension of time for the performance of
conditions within the ordinance may be granted by the
ﬁlanﬁlng Director upon. th@ following circumstances: 1)} the

non-pericrmance is the result of the conditions that could
“not have been foreseen G§ are beyond the control of the
apalzaantsg suQces @@zs or. assigns, and that .are not the
coresult of ‘their fault w}a neal;g%nc&,'g) granting of the tinme
“extension would not be contrary to the general plan or zoning
code; 3) granblng of the time eztension would not be contrary
to th@ original reasons for the granting of the change of
‘zone; and 4) the ‘time exitension granted shall be for-a pveried
not to exceed the period originally granted for performance
(i.e., a condition to be performed within one véar mav be
extended for up to one additional vear); and 5) if the
applicant should reguire an additional @Xteﬁgion'of'tim%f the
- Planning Director ghall submit the applicant's request to the
‘County Council for am§zo§riate acﬁian. ?uztﬁer, should any
of “the conditions not be met or guﬁsﬁ&ntzally C&?pllﬁﬁ with
in . a tiﬁsly fashion, the pirector may initiate rezoning of
uh@ area to 1ts original @r'L@ a more appropriate designation.

Approval of the gpggzgl Management ‘Area {éﬁé}'Ss§”§%rmit'é§§iiCaiisg"
1$ subject to the Following conditionsg: : o : : no

CONDITIONE ~ 8Swh USE PEREIT

1. This permit shall have an effective date simultaneous with
the effective date of the accompanving change of zone regquest,
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The applicant, successors or iks a@s;;n ghall comply with
all of the gstated conditions of - L

aﬁprﬁval.

Preliminary subdivigion plans sh&il be “@M@iitaﬁ to the

‘Planning Director within one vear from the effective date of
Cinis permit, Bubmit Zinal subdiviesion plat wmaps within one

yﬁar §zgﬁ the %3t§ of tentative subdivision approval. _
Subdivision plansg affecting lands adjacent teo Queen Kaahumanu

_ﬁgghw;y ﬁnali é@ngt@ a 1lh0-foot wiﬁﬁ Slantiﬂg SABEMent
.adjacent to and aleong each side of (ueen Kaahumanu Highway

throughout the length of the properties éiclusive of roadway
accesses, Landscaping §?an% shall ke subnitted and approved
by bthe Planning. ﬁif@ﬁt@; in conjunction with the review of

'Qaﬁﬁt§4¢%18ﬂ “lam fsr t%@ %ué 1§1¢;§ﬁiﬂw§?@vbm ants

Pling for the 9olf course “and golf clubhouse shall bm'

-.%ubﬁiﬁt“x to-the Planning: Denartnent for g;an aggrﬁvgl review
S within ons vear § ggg_tha §§§;vt;§@_ﬁﬁte of this permit.
Construction sghall commence wi@?is one year from the date of

raceint of Ffinal plan ap?z@val and be $$m§1et£% within three

:ygars tﬁ%z%afifz._

~Faliy é%&aﬁezlzaﬁ i§%555$”ti@ﬁ zn%gévﬁm&ﬁtmg including but

not "limited to deceleration, accelsration and left~-turn
shorage ia@mw, traffic lights and/or an CVErDaBs op

~underpass, 1f reqguired, shall be provided at th @ intergeciion |
of ueen ﬁa&&a%aﬁg Fia%@ay and ‘a main resort entry Load '

%@&ting with the approval of the State ﬂ@ﬁagt%%ﬁ& of
Tranzsportation, Hicghwavs pivision.  These i?SESQQK%ﬁtg %ag be
grﬁviéeﬁ:j@imtly @iﬁh adjolning property owners. _ '

A traffic monitor ;ﬁﬁ'frgagaﬁ of the Cueen Kazhumanu
Siahwa?~§u%*‘e Beach &%s@ztﬁ interssction ghsll be @amniizéﬁ

b0 and approved by -bhe State Depariment- of “Transportation,

%ﬁll

Hi %ays Divigsion prior to recelving final subdivision:

;z oval for any portion of the proposed development. : If
ditional intersection’ improvemente, such as a fully
;&%ﬁ@li?gg 1ntﬁg@§c%1é% with acceleration and éﬁg&i@sa%igﬂ
anas, sicgnal lights and/or an underpass Or overpass ‘are
required as ﬁ%&ﬁf?$ﬂ@ﬁ by the findingg of subssquent '
monitoring and snalyveis, the ﬁﬁgllﬁ&ﬁt shall provide the
improvements in accorfance with bhe requirements of the Skate
Department of Transportation, Highwave Divigion., Thess
improvements may be provided dointly with adjoining property
OWNers. :

m& “"C':,f W’
‘.os

o

I
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All roadways within the proposed development shall be
constructed in accordance with the reguirsments of the
Department of Public Works. Curbsg, gutters and sidewalks may
be reguired to be constructed in areas of likely pedestrian
traffic as determined by the Chief Engineer. and the Planning
Director. '

Roadway connections to the adjacent property along the
@gut%western and northeastern boundaries gh&li be provided

meeting wlth th@ approval of thg erartmant of Fu b?lc Works.

A water sualicy and marin@ 1ife m@nltorinﬁ and mitigation
plan shall be submitted to and approved by the ?laﬁning

ﬁa@aftm%nﬁ prior to the issuance of a grading permit and/or
prior to any land preparation activities being conducted on
the §g9§§rti@@. : S o _ ' _

An anchialine Dond ﬁ%ﬂaﬁeﬁ@n? giﬁn shall pe submitted to and

'a@@r@vﬁé by the Planning Director upon consuliation with the
_B&?artﬁ@nt of Land and Matural Resources prior to issuance mi
d grading %ﬁrmzt gér the golf course or prior to t ntative
‘gubdivision appreval, whichever occurs firat, The plan : hall

include, but not be limited to, an inventory, z@parting and-
mitigation system for avifauna (Hawaiian stilt, the Hawaiian
duck and the Hawallan owl) and cars of the hala grovas, :

An intensive arcbaeslmgic&l survey and mitigation plan shall
be submitted to the Planning Department and the Department of
Land and Hatural Resources-Historio Sites Section for review
and awy%sval prior to tentative subdivision approval and/or.
prior to any land Jrgaaza ion activlﬁy beling c@nﬁaét & on the
;zﬁﬁmft4@$, ' o

uuealﬁ any unanticipatssd azg&aaalggicﬁl sites be uncovared
during land preparation activity, work within the affected
area shall cease and the ?lanaiﬂﬁ Director shall he -

immediately notified.  Work within the affected area shall

“not z@gunﬁ‘dntal aiewr fice iz obtained from the Planning

Divegtor.

A mauka-makal public accesg shall be provided, A lat

public access throughout the length of the property shall
alzo be provided, A minimum of one public shorveline parking
stall for every ten hotel and residential units and a



Mr, Carl
Page 17

July 23,

i4,

16,

17.

Carlson, Jr,

1988

restroom/shower facllity shall be provided at the mauka~makail
access. An easement shall be recorded with the State Buresu
of Conveyances for the public access and parking area. The
location, time of construction and/or availability,
restrictions on use, signage, and related improvementsg for
the public shoreline accesses and parking areas shall be
approved by the Planning Director. Best efforts shall be
ugad to secure the necessary governmental permits for the
develeopment of an ogean front park on the makail zide of the
@roygzty tg thé south of the existing beach,

e and herbicides shall conform with the

The use of Lf ti id nd i
lations of the appropriate governmental

am%liﬂ@@l@ regu
agencies

L
&

buring construction, best effort measures zhall be taken Lo
Einimizg the potential of both fugitive dust and runoff
sedimentation.  Buch hest ef{fort mesasgsuree shall be in
cammla&nce with construction industry standards and practices
ntiligad during construction projects of the State of Hawail,

‘All residential, commercial and hotel units and uses ghall bea

connected to a sewage treatment plant, gu%iie or wrivate,
meeting with the aggzoval of the appropriate @cv&rﬁnaﬁtal
agencies, The sewage treatment plant shall have a stand-by
geﬁgratar to ewezat@ tha plant in the event oF an @leCtSiCal
nower outage,

‘Unless a lesgm? setback i3 approved by the ¥lanning Director,

all proposged buildings, other than those @ﬁrectlg ralatéd-to
the golf c¢ourse operations, shall obssyve a mininum setbadk
of 100 feet Zrom the adge af the fairwavs/greens/tee arsas of
the golf course. If deemed necessary, additional sethacks or
other mitigating measures, such as additional landscaping
along caertaln portions of the golf course %ﬁuﬁﬁazliag ﬁ&y be
impoged at the cims of plan a;ﬁﬁovai r@viaga

A dob training program for the Ggﬁzating'@has& cf the hotels

shall b@ ﬁé?alageﬁ:anﬁrgubmitte@ to the Planning Department
for review and approval prior to the receipt of final plan
approval for each of the proposed hotels.

A construction housing mitigation plan shall be submitted to
the Planning Department for review and approval prior .to .
receipt of final plan approval for each of the proposed
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hotels. The plan shall include a regular reporting schedule
to allow the Elannzﬁg Eﬁpath%pu to monitor the construction
hoeusing iu@&_t,_ -
An enargency @r&ga;@un@ i and res @Qnﬁm zlan shall be
submitted to the ?1ann1n§ Director and the Civil Defense

the
first hotel or residential development,

=
%3
Pt

11 . u 1i%y 1ines Ehall bﬁ uﬁémrﬁzaund

ifo! iﬁ%§GVﬁmﬁrta Sﬁ@ll be ailow@% within the 40= fa@i s?oréllne

ethack area unless a Shoreline Setback Variance has been
lied for ané_czanted by_the Planning Commission, -

i3

b}

o
Ko

i afieﬁteﬁ s&n@atzcns in the &CCQ&mﬁﬁyiPG Change ﬁf zone
shall he ﬁ@“?llﬁﬁ with, '

S
o

5

A1l other a?pilﬁa%iﬁ lawe, rulesz, regulations and
reguirements shall be complied with, : '

An annual progress report sib aii he subnitted to the P1 anrxng'
Director ri@r to the anniversary date of the effective date.

“of this ﬁbrm o The vepor:t shall address the status of th%

development ané the comsliance with the conditions of

Capproval.  This® condition shall remain in effect until all of

the conditions of approval have besen complied with and the
Planning Director acknww edges that further reports are not
zaqulreﬁ R _ coo o . S

'“ne ?i&ﬁﬁlﬁ” ﬁ;zec%er %a} %gmlpzotrativelv gzdnt extengions

to the foregoing conditions subdiect to any of the fali@ﬁinq _
circumsitances ﬁCﬁugiing° %) the need for an sxtension is the
result of either unforeseen conditionsg or are circumstances
baeyond the contrel of the a%ullﬁgnLg.saccmgﬂars or asseignag:
B} granting of :the time extension would not be QGQLXafg to

the general plan eor zoning code; C) granting of the time
extension would not be cont?a?y %o the original reasons f@r

~the granting of the permit; and D) the time eztension.granted
shall be for & psriod not Lo afﬁ@ﬁé the period originally

granted for performance {i.e., a condition to be performed
within one vear may be extended for up to one additional
VEAL) .,
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27.  Zhould =znv of the foregoing conditions net be met or
T gﬁbﬁténtlallv complied with in a timely fashion after the
. Planning Director has given the permittee @@ﬁiee, thisz ymxmlt-
"ﬁa} he volded my the Planning Q@mm1$51@ae o

__.-.@gg vouy %JVQfﬂbig g@ng;é%raglgng an amendment té S@ﬁti@ﬁ Zg"ggg_tﬁ% 
;_Mﬁfhﬁ and BEputh ?@na Jiﬁtziﬁt Zone Maps, of the County Zoning Code is
“ya vittaﬁ. B R A . _ S

'fﬁ @?gla ing a copy of the a§§1i ation and a copy of the staff
o ﬁ@ for vour information. . ' :

Thomas A, Krileger- -
Chaiyman, Planning Commisgion

R
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