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improvement of public buildings, the general location and extent of
public utilities and terminals, whether publicly or ivately owned,
for water, sewers, light, power, transit, and oth purposes; the
extent and location of public housing projects; adequate drainage
facilities and control; air pollution; and such other matter as may,
in the council's judgment, be beneficial to the social/economic,
and governmental conditions 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, on,
and such other ordinances which shall contain the neces
provisions to carry out the purpose of the general plan," and that
"No pUblic improvement or project, or sUbdiv ion or zoning
ordinance shall, initiated or adopted unless the same conforms to

implements the general plan."

Granting of the zoning change is stent with the General
Plan. The General Plan identifies i'o as an Intermed Resort
Area. An Intermediate Resort Area is a If-contained t

tination which ic and support faci for the
of the entire development. Such ilities 6

water, roads, housing, recreational facili The
maximum i toruni t s within an area designated Re
Area is 1,500 rooms. The concept of a If-contained resort area
also includes the ~rovisionofresidentialaccommodations and
commercial activities for long-term visitors as well as for
permanent idents. Such ilit s are considered to be an
integral part of a resort area. ,The proposed development of two
hotels having a totCllpf./l,250 units,single-/multiple-fCllllily
residential units, Village/neighborhood commercial centers, twd f
courses and a community park will be in keeping with this concept
of a 1 contained resort

ion

ial o
its people.

set

o

Granting of the zoning
General Plan's goals and
the Land Use Element:

Goals
o To guide the orderly development of the
o To for resort that

to ts users.
To ensure that resort developments maintain
economic, and physical environments of

Policies
o The County shall ignate and allocate resort areas in

appropriate proportions and in keeping with the social,
economic, and physical environments of the County.
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uepCiL t.ment,
eubc l v i s i on

assessing
of 12 resort

the resort community to meet
infrastructure s.

s change of zone contains performance conditions
wh would allow development of the various Boned districts upon
infrastructure being completed. Proof of adequate potable water
supply commitment to allocate the shall
be contained in a water resource

the Director upon consultati
Supply. zon

11 not be
proper
monitori

Kaahumanu Fl
of T

arti ese uses
max ize conveniences to its

tial ser other i
is a of Ii

o units housi persons who
or to own a single-family res , persons who find it
financially difficult to own a single-family residence, persons with
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changing employment others. This trend will continue in t
future due to rapid urban growth, mobile populations and the ris
costs of land and improvements. The County will f with
great demand for multiple residential development. A carefully
worked out land use plan and development standards will be tial
in assuring that any development will be an asset to the county.
The Kuki'o Beach Resort is or will provided with all i
utilities and services, including water and sewage t
applicant has drilled an exploratory well in the vicinity
Ranch at the 1500 foot elevation. Pump. t.ests have shown
to be of potable quality with estimated capacity of 150 g
minute. Additional potable water wells would be const
ranch properties or on adjacent lands to accommodate r
needs to the project area. The projected potable wat
the resort at full build-out is estimated at 1.96 mil
per day (mgd). As mentioned previously, included th
zone approval are conditions which would assure
supply for domestic fire protection rposes
proceeds through its A ivate
be constructed on the oporty to
community. All internal roadway systems will built
standa but will probably retained under private

The granting of the subject request would complemen~ a policy of
the General Plan Land Use Element which says to "Zone urban-type
uses in areas with ease of access to community services and
employment centers and with adequate public utilities and
facilIties." The Kuki'o Resort is located imately six

of Keahole Airport and 13 les.north Kailua
is easily gained from Queen Kaahumanu Highway.

closest lie schools serving t area are Kea
lementary-I i School and onawaena High School. Since

itional classroom and staff will to
enrollment j, applicant 11

Department t project's status
er that funds the Legislature on a

basis ..

ive of
the General Plan additional and
opportunit of tho area, as woll
island as a whole: ing the county's real
strengthening the existing visitor industry; and providing
with opportunities to improve their quality of life.
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Without question, new opportuniti 11 be generated for both
short-term (construction) and long-term (operational) employment.
Direct construction employment i projected to about 2~700 to
3,600 rson-years tortull buil out of project. pro) t
completion, it is estimated that the proposed resort will generate
approx tely 1,500 to 2,100 direct employment opportunities and

roximately 1,330 to 1,740 indirect induced full-time jobs.

The proposed project, as characterized at the time of the General
Plan amendment (EIS, 1986), will generate $6,200,000 to $8,800,000
annual revenues to the state at full <build.. out and approximately
$1,700,000 to $2,400,000 in expenditures to the state. Annua I net
revenues for the county would be approximately $2,700,000 to
$3,600,000.

inter ,
individual,
Community
Qualitative Social

t ir

s

In addition, a construction housing mitigation plan will be
SUbmitted to the Planning Department to review housing demand
generated by in-migration of construction employees. Thus, the
project achieves the goals and icies of the Economic Element.

Granting at this change zone t would underscore the
1 ionship of the Hous Element with r elements the

G Plan. 1971, County recogni that"
people cannot in's market. The rising coe t s
efland, land improvements, and cons uction
moderate income families purchasing a
will not rise commenSD with rising cos
construction of housing ts. Inappropriate

ing also contr to the difti
equate public services ich are essential a s

environment." SimUltaneously, Hawaii was iencing a
tourism. General Plan tells "The growth of the vi or industry
is also generating an increasing demand for low and moder income
housing for 10yees, precisely the type which private industries
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are not building in substant amounts. with the growth visitor
other industries, new hous units will be to

acco,mrlod an increase in ion. This additional population
growth will with the sting population for new housing.
Therefore, growth also becomes problem in respect to this housing
element. Efforts by government to provide 10\. and moderate income
housing still lagged ind replacement and growth needs." In this
light, the basic purpose of the housing element is to "minimize
housing problems and maximize housing opportunities for residents in
the County of Bawaii following are goals, policies~nd

courses of action (for Kona) listed in the Housing Element of the
General Plan:

ing forofvar

create a demand for

mix ..ing

which
r that
of a

of

r ilitation housing sufficient
correct existing deficiencies shall

o

• To attain diversity of socio-economic housing mix throughout the
different parts of the County.

ntain a housing supply which allows a vari choice.
e It shall be the policy of the County of Hawaii to assure that

, sanitary, and livable housing is available to persons all
income and ethnic groups and to provide a variety of choice

as to location and
e A volume of construction

growth
promoted ..

o Corporations aDd non-profit organizations shall be encouraged to
participate in Federal programs to provide new and rehabilitated
housing for low and moderate income households and the 01

o Public and private programs intended to increase the supply of
housing and to create a variety of choice shall be encouraged.

o L industrieswhlch<create a demand for housing shall provide
housing upon a ratio to be determined by an

is of locality's
County 11 r ire

housing 1 provide
encour

s area to

r

recent raisal the affordable housing environment
Offi Housing and Communi t in i

the applications. It : 1)
income for the County is $28,800, 2) the maximum

ice for which this f 1'1 can qualify is 6,700, less
10% all single- 1'1 dwellings listed for in

1987 were below $96,700. The problem will be compounded by nevi
resort/residential developments along the West i coast. In an
effort to balance this inequity, this approval contains a condition
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requiring the provision for able housing units, in-lieu
in-kind services or other acceptable means.

r

The proposed development of Kuki'o Resort is also not
anticipated to have any substantial adverse environmental or
ecological effects • Any potential negati veimpacts vlill be
effectively mitigated through monitoring programs, management and
protection plans and through conditions of approval. The Elements
of Environmental Quality, Natural Beauty, Historic Sites, Recreation
and )la~llr.aIResources and hor e l.i.ne wi Ll, Lscussed more il
as part of the SMA review.

Finally, it should be noted that the area has no substantial
adverse raphic problems which cannot be proper rectified or

would render the land unusable for the

•

, it is rmined t
in an appropria

necessi and

on the
will result

public

FINDINGS - SPECIAL I~NAGEMENT AREA USE PERMIT 88-1

purpose (Zone Management)
the Planning ss No, (Special Management Area) is to
preserve, protect, and ible, to restore the natural
resources of the coastal zone areas. Therefore, special controls on
development within the area the shoreline are necessary
avoid permanent loss of valuable,resources and the foreclosure of
management options.

,

within the S~~ is
and zoning ion.
General Plan ch

Moreover,

ly
approval

11 be appr op r

One of the criteria for
it is consi th t

developments do

criteria in lopment within
lopment 1 - signifi

ronmental or ecological as such
minimi to the extent practi Ie and clearly
health, safety, or compelling public interest. Such
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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anning ions." Kuki'o Beach Resort will not a
substant negat impact on the coastal ecosystems with proper
monitoring in place. A qualit i of
nearshore waters and a detailed asse ine ponds
has been for the icant. It the p ation
of a plan to minimize potential adver impacts
including introduction of new plant and animal species;
human disturbance; inc withdrawal of groundwaters; and
increased nutrient loading to irrigation, surface run-
fertilization and pest control. Suchan Anchialine Pond
Plan has been developed in consultation with the U.S. Department of
Interior-Fish and Wildlife Service. Although the Plan was submitted
with the SMA Use Permit application, the Department of Land
Natural Resources and the Planning Department must still r

rove the Plan. P implementation an interpretive
educational program will to heighten pUblic eness

reciation this resource and hietoric s teo To
igate concerns over possible deterioration of of

AA waters, r quality monitori plan is recommended as a
ition oval.

It that tisl runoff or d ah
by on-

Negative on the local quality resulting from
erosion and runoff during site preparation and construction
can be adequately mitigated through compliance with existing
ordinances and regulations, as well as proposed conditions of
approval.

in
course,

to
or the

place, the proposed
infrastructure and related

substantial adverse
ronment.

8,000
at Kuki'o

larger wetland bird
at Honokohau. The

to influence the

to
habitats
presence

ian stilt

at
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population. The Anchialine Pond
to serve as an faunal monitoring

Plan should be

While archaeological su were conducted of the
property, additional work will be requi as part of t oval
process. A proposed archaeological mitigation plan for site
preservation and data recovery has been appended to t SMA

ication. The mitigation plan consists of the preservation and
interpretation of two major sites: a possible heiau complex (Site
D2l-l2) the anchialinepond complex (Site D2l-24). 39 s i
still need to be data recovered but not preserved. Although
preservation of two burial caves is red, reinternment of
s letal remains can be performed in accordance with the State
Department of Health regulations. Seven foot trails were felt to be
cultur ly significant. Selected well-preserved portions the
trails been for protection. Execution of

ion plan would an objective of SMA which
is to Protect, preserve and, irable, restore s gnificant
historical and cultural resources."

re
l'he
open

theSince two-story golf clubhouse and
will be ructed a great

y landscaped, are
mauka-makai view plane from Queen Kaahumanu Highway.

construction of an 18-hole golf course would, in fact, improve
space vistas between future resort, commercial and residential
uses. Further, since all utilities are to be placed underground,
the panoramic views will not interrupted with unsightly utility
li

public accesses,
shoreline. c

facilities 11 also
li

Finally, the applicant 11
as 11 as a lateral access,

r ng areas, trooms and
con,,:r r uc t ed

Zone
to

se
are rly

public interest.

icies
ring to
's Rule 9 r

e rmor e , if
exist, such ef

ety, or lling

the anove , it is
is consigrAn,r th the objectives

, Hawaii Revis Statutes,
nagement, and t Plann

ea (
ronrriPntal or ecological

pubI i c health,

Commission voted to recommend the 1 of the of zone
application to the County Council, subject to the following conditions:
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A. The applicant, successors or its assigns shall comply with
all of the stated conditions of approval.

,

The change of inance shall not be in effect until the
adequacy of potable water can be met for the various zoned
districts or a specified increment thereof in the following
manner: (1) A detailed water resource management plan shall

accepted by the Planning>Directorin
the Department of Water Supply and the

St Department of Health. id plan shall include, but not
be limited to, hydrological study(ies) of water eource(e),
location the l(e) or point diversion; quanti
quality of water; dependability and sustainable yield
identified source(s); a calculation of water demand based on

ity permitted or total land area the
district; projected max water consumption for domest

rcial, industrial and fire protection
nrnn,nq or ified increment;

r water sto pumps and
ing le

Following the a resource
an agreement, which has approved by the Department
vlaterSupply,' the Planning Director and Corporation Counsel,

11 be executed with the County of Hawaii to assure
implementation of accepted water resource management
plan. executed eate ,of d agreement shall
ef dat<eof this ordinance, except as vspec I
restricted to incremental zoned districts in the ag

B ..

c. iminary plans for subdivision shall be submitted to the
ng Department within year from the ective
s inance. sion ans fecting

to Queen Kaahumanu 1 denote a I
ing casement j along each si of

K~phumanu Highway throughout the length of t
properties usive of

D. Fully li
not limi to
storage lanes,
unde , if regui
of Queen Kaahumanu H
road meeting with the

ion improvements, including
on, acceleration and left-tur

s and/or an overpass or
, shall be provided at t in

and a proposed n
approval of the State tment of



Mr. Carl Carlson, Jr.
11

July 29, 1988

Transportation, Highways Division. These
provided jointly with adjoining property owners.

be

E. monitori p ram Queen aahumanu
i'o Resort's intersection shall submitted

roved by the State Department of. 'Iransportation,
ivision 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
lanes, signal lights, and/or an underpass or overpass are
reguir determined by the findings of subsequent
monitoring and analysis, applicant 1 provide the
improvements in accordance th the r of State
Department Transportation, H e
improvements be provi jointly
owners.

F. within the proposed development shall
in accordance with the requirements of the

Department of Public Works. Curbs, gutters and sidewalks
be required to be constr in of Ii
traffic determi
Director.

G. connections to the jacent property along the
northeastern and southwestern boundaries shall prOVided
meeting with the roval,of Department of Public Works.

from the Queen
int
r access to the

have direct access
through an access

Transportation.
from the interior

No lots shall
Highway

tment
lots shall

RIO

1. ing
s.

J. All dent i a l ,
connected to
meeting I'lith

es. The sewage treatment
rator to the plant in

powe r outaqe ,

1

I
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ib
ch is

components

,successors or assigns shall
e housing requirement

both the ial
jeat. A maximum five hund

units will red to
address generated by t one thousand twa hundred
fifty (1,250) resort/hotel units currently bei roposed. A
maximum of nine hundred seventy-two (972) units
will required for the r idential component of the ject
based on 60% of the residential units ing
proposed. The total sing requirement ing
as based on the current development io, 11 be
a one thousand four hundred ninety-seven (1,497)
af uni affordable housing units may be

on off proj site. The actual number of
units red increase or

along with actual number of r
units developed by the petitioner.

K.

subject lation,
of the requirement
hundr ninety-seven (1, 97)

affordable 11 a max Ilion a
($12,000,000). This value may be justed annually on the
effective date of the change of zone ordinance by the Planning
Director in consultation with the Office of Housing Community
Development based on mutually acceptable cost indices.

The affordable
concurrently

esi

housing requir shall be implemented
th the completion of units for the
La l pro • An in lieu

provisions
the

opmen t ,

in

of
stribution:

to s a t Ls
, utilize

units
conditions s 11, as a

able to families earning less than 80% of the
income.
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33% able to famil
median family income.

50% ordable to famil
median family income.

earning between 80% to 120% of

earning between 120% to 140% of

L. An ive archaeological survey and mitigation plan shall
be submitted to the Planning Department and the Department of
I,and and Natural Resources-Historic Sites Section for review
and approval prior to tentative subdivision approvaland/o
prior to any 1 preparation actiVity being conducted on the
properties.

M. Should any unanticipated archaeological uncovered
during land ion activity, work within t
area 11 cease and the Planni Dir r shall
imm~Cliate noti Work n t area s I
not resume until clearance is obtained from the Planning

rector.

N. is Planning
other than t di

golf ations, rve a m
of 100 the edge of the fairways/gre,enls!
the golf If necessary, additional s or
other mitigating measures, such as additional landscaping
along port the golf course boundari, be

the oval re

O. tion of the mauka community park 11 be
rtment of Parks and Recreation and the

Director review and approval pri to f 1 plan
first mauka idential

P .. lopment within the
Hawaii I comp

to Coastal Zone Management
ssion relat

the
HRS,

Manage,memt Area.

Q.. Submit an S!'1A Use
within three years

hL'L'Aication for the first hotel
ive date this ordinance.

R. All other appl laws, rUles, regulat and
requirements, including those of the Department of Water
Supply 1 be complied with.
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S. An annual progress report shall submitted to the Planning
Director prior to anni date of the feetive date
of zone The 1 ress the status of the
development and the iance th the conditions of
approval. is condition shall remain in. effect until all of
the conditione of approval have been complied with and the
Planning Director acknOWledges that further reports are not
required.

or the
, at

Fees

I !HUdeL

it ion of exactions
ncLuded in

sati i performance
ements of the Dni ed Impact

Should the Council adopt a
setting forth criteria for
assessment of impact f
t r's election,

with

T.

U. An initial extension of t of
conditions within the ordi by the
Planning Director c i ums t ancea r 1) the
non-performance i condi that could

control the
not

of ~heir fault , 2) granting of the time
extension would not be contrary to the general plan or zoning
code; 3) granting of the time extension would not be contrary
to the original reasons for the granting of the change of
zone, and 4) the time ion granted shall for a period
not exceed the per inally granted for
(i •• , a condition to within one

tended for up to r); and if
icant should extension of , the

Planning Director icant's r to the
County Council Further, should any

the conditions ially complied h
Inant rezoni
the area to iate s ion.

( Use t 1

CONDITIONS - SMA USE PERMIT

1. This permit shall have an ive date simultaneous with
the effective date of the accompanying change of zone request.
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'7, . All ~oadways thin the p~oposed

constructed in with the
rtment of • Curbs, gutters and

be required to be construct in areas of Ii
traffic as determi the Chief Engi
Director.

1 be
of the

lies may
rian

the Planning

8. Roadway connections to the adjacent oroperty along the
southwestern and northeastern boundaries shall be prov
meeting with the approval of the Department of Public wo r ke .

Q
~ . marine life monitor

~UUi!ilt to and the
to issuance of a grading

ration activities ng

mit ation
Planning

it and/or
on

10.

inc , but
mitigation
duck and the 1a groves.

of

1

11. An intensive archaeological survey and
be submitted to the Planning Department and
Land Natural istoric Sites
and ior to tentative s ivision

any 1 ation activi
es.

12.

Director ..
is from n9

13.. lie access shall be A lateral
lie access tbroughout the length t property shall

also be .. A nimum of one public line parking
stall for every ten botel and residential units and a
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restroom/shower facility be at the mau i
access. An shal recorded with State Bureau
of for the rking area. The
location, t of r lity,
restrictions on use, s ,reI s for
the publ s park areas shall be

ing rector, Best forts
used to secure the nece rnmental permits for the

of an ocean front park on the rna of the
property to t of the existing beach.

14,
11

agencies.

h
the

1 conform th the
iate governmental

15 ring construct, effort
nimize the potential both fugit

imentation, Such t e t
compliance with construction
utili during oonstruction

be t to
and runoff

shall in
and practices

1.

r
1

11 beAll ial,
a
t t

agencies. sewage treatment plant
generator operate the plant in the
power outage,

16.

of
or

the anning
those directly

rve a nimum
r eens.

addit
tional

golf course
oval r ev i ew ,

fs17.

18, 1, job
I

of the hotels
ing r
of fi

19 .. i
for r

an approval for

an 1 t
approval pri to

each of the proposed

to
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hotels.
to a l Low
housi

The plan shall include a regular reporting schedule
Planning rtment monitor t construction

20 ..

Agency for review
first hotel

shall
Civil ens€'

of t
•

21. All utility lines shall underground.

shoreline
beenless a

granted

23 .. ng change of zone

24. regulations
tho

25.

This
itions of

Planning Direc
required.

26. 'I'he Plann
to the F~~~~~

rc
result

nistratively grant extensions
ect to of the

the an extension s
or are circumstances

I

up
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27. itions not be met
on

notice,

or
ter
this

to Sect
Countv Z

a ion a of s f

e , ,
~ • • ,,"/I f./ .[~. u· -t:jV-J<A.-;.

lAo Krieger
Chairman, Planning Commission
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