
C;cR'i:'IFIl:D :IAIL

J..pril 18, 1985

1'lr. Lar r y J. Hansen
Senior Vice President
Transcontinental Levelo?w8nt Co.
1001 DishopStreet, Suite 2610
Honolulu, HI 96813

Dear Hr. hansen:

Transcontinental Developnent Co.
Change of Zone (R 84-39)
Special i':anageffient Area Use Per mi t (S,-I], 84-17)
Shoreline Setback Variance (SSV 84-8)
Use Permit (up 84-7)
~endmcnt to Change of Zone Ordinance no. 255
l~endment to s;~~ Use Per~it No. 25

The Plannins co~~izsion at its duly hel~ pUblic hearing on
l,?ril 9, 1985, voted to r e c omn.end approval to the County Council on
the Change of ZonE.; cp::, lica tic!"! cr:d ame.ndn.ent; to certain conditions
of Ordinance 1:0. 2:':5. ':'he Plannir.c: Cor:rmission also voted to approve
the various other p e r z i t.s rJ.enticr:e~· above.

ThE: u?proval r e c cumendet.Lon for change of ZOU(-: c..??lic~tion is
subject to the follc~;in':J c orid i tiCLS:

;~. ~11C rctitio~£r, successors cr its assigns sh~ll cc~ply with
the statec con~~tions of approval.

B. All applicable conditions of Change of Zone Ordinance
.No. 2G5, as araende d , shall be c cnrp Li ed with..

c. The cCDsoliuation/resubJivisicn plan for the affected areil
she.ll :J£ s ubn i t ted for t e n t.a ti v e ";OP z ove L Hi tl:ir. one (1)
year f r on the effective date cf the e cconp any i nq Special
Management Area (Sf!],) Use Permit.

D. Plans for p Lan approval shall be subnitted for t1!e propose::i
development within one year from the effective date of the
accomp arry i nc Sj.')ecial Banage!ilent Area (51:.1'.... ) Use Permit.

for;
., .' " .......-::::::::>



:1,[. Le r r y u. Hans en
F3.g€ 2
l'.pril 18, 1985

E. Construction shall commence within one year fro~ the date
of receipt of Final Plan Approval and be c orap Le t eci wi t h i n
t~ree years thereafter, subject to time extension for force
majesture conditions.

F. ':he r equ i r eraen t s of the Dep a r t ment; of \iater Supply sibIL b"
complied with.

G. ':'he method of sewage d i ap o s a L shall rs e e t; hi t:1 t ro a::Fr::>vbl
of the appropriate governmental agencies.

H. I:rainage systen(s) shall be installeci in accoru"nce lIith
the requirenents of the Department of PUblic Harks.

I. The petitioner, successors or assigns shall DC res?onsible
for satisfying a basic housing requirement by proviaiug or
causing the provision of affordable housing units to Elect
the direct and indirect resort hotel employee ncusio9
demands generatecl by the resort development or t,y
undertaking other related mitigation ~easureB. im
affordable :10US ing need study shall be p r ep a.r e d -lns
submitted to the Planning Director and the l:lawai~ county
Housing Agency estimating the resort hotel em~loyee housing
demand to be generated by the proposed hotel devclo?ment.
~~e Plannin~ Director and the Hawaii Coun~y Hou~ing Agencl~

liluy adjust the resort hotel employee housing r equ i r ercen t;

based on the f I nd i nq s contained in the report ~n.:l o ci.c r
applicable i~::ornation. The ruann8r in which the requirec
affordable erap Loye e rious i nq uni t s or other r e La t e d
mitigation mea s ur e s are to be provided snail zie e t. with, the
approval of the Planning D~r8ctor and the concurrence of
the Hawa i, i Count}' Hou s in':j Agency. ='urt'ilerr.;o~~I t n e
requireL1ents of this condition incluc:ing the Frovis~on of
the requireu e~?loyee housing units or other r81a~eu

mitigation me a s u r e s , s he Ll, be c ornp Li e d v!ith p z a o r t o the
iro'c eL c ommenc i n ; op e r a t i on ,

J. All otller apulicable rules, regulations and requirements
s naLl, be co~lied wi t.n ,

Should any of the foregoing conditions not be met, r~=oning o~

the areu to its original or more appropriatG designation iliay b~

initiate:].

;-,itn r ecie.r c s to Cna.noe of Zone Ordinance LJo. 265, t.n e C08mission
voted to re~oL1mend t~a .... Con{jitions 1-. and .3 b-:; d~8ndeJ -:C :;:O.3.U i::.Z
follows:
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A. The overall development shall confor~ sUbstantially to the
plans submitted and the representations made by the
petitioner. as described in the Waikoloa Beach hesort
environmental impact statement [hereinafterJ identified as
"File Exhi:,i t 1" on file in the P'Larm i no De":)ilrtrJGnt[ .. J I

exce?t an further amended by subs·equent·-ord-inancEs. -

D. Dcvelop~ent shall occur in two [(2)J increments as spellec
out i:l nFile r::xhibit 1" on file in the Planninc
DepartI:1ent.[. J I except as further amended by subs€:t.:;u€r:"t.
ordinance. The effective date of zoning for the second
increment shall be after development has occurred in the
first increment. Development is defined as buildins
permits issued. ground broken and construction commenced on
permanent structures on twenty-five [(25)J percent of the
zoned area for hotel development and fifteen [(lS)J percent
of the zoned area muLtiple family residential d e veLopraen t ,
in addition to the required amenities.

Tne various other permits were approved by the Commissicn
SUbject to the following conditions:

A. S!~l\. Use Permit

1.

2.

The petitioner, successors or its assigns shall be
responsible for complying with all of the stated conditio~~

of approval. inclUding those attached to the accoup any i nc
change of zone.

The pernit shall not become effective until the
accc~anyins change of zone application is adopt~Q.

~ ~inimuro IS-foot wide mauka-makai public pedestria~

ease~ent and a lateral coastal access to and along the
shoreline s:'1all be provided. The width and type of
irr.provement.E within the public pec5.eatrian easement. a::..:i
coastal access, their specific location, and sig~ase

related to public access shall be reviewed and approved Ly
the Planning Directcr. Further. p ub.Ldo parking stalls to
serve the public access shall be provided and clearly
identified. The cinimum number of parking stalls and their
location shall be reviewed and approved by the Planniw;
Director. Construction of the access and parking s~alls

shall be completed prior to cOID?letion cf the proposed
development.

4. The coastal trail along the north shore of \;.:>.iulua Bey
shall be reconstructed in an approximate alignment as the
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existing trail and in the manner similar to the
step?ingstone type of EaHaiian trail, rr:eetins Hith the
~~?roval of the Planning De?art~ent.

5. Should any unanticipated archaeological or historic
features be uncovered d~rins land pre?aratiou activites,
work at that particular area onaLl, cease i;;uJeCiiately and
th~ Planning De?artment i.T;nediatelj· notified. ~lor}: s~'"1all

not r e s une until clearance has been oc t a i ncc f c r trle
Planning Department.

(,. The p r opo s ed buildings shall observe a mLni.raur; c e t baci: c f
100 feet from the edge of the fairways of the abuttiny golf
course. If deemed necessary, additional setbacko or othe:
mitigating neasures, such as additional landscaping along
certain portions of the golf course boundaries, may be
imposed at the time of Plan App r ova L r ev i ew ,

7. In conjunction with the requirements of the u. s. A.r~J·,

Corps of Engineers, the petitioner shall subnit to the
Planning Director for revie\J and a??roval plaI13 ~or t~e

Freservation and management of an anchialin€ pond preserve
area. If approved r this plan sh~ll satisfy ~ll obligations
to p r e c ez ve ponds at the,iaikoloa Beach Resort. In thi.s.
regard, the petition8r's proposed 12-Qcre pond preservatlc~

area more than satisfies t.ne :ireservation aspect of t~-.is

condition.

8. Petitioner sIl2..1.1 sub:..::" t to tl1e Pl;:;..nnil1':i Directcr fer r e v i ew
and appr ova; any Larid s cap ir..g t?1.J.I1S r e La tBG to development
of a lot \:i thin t1;e Special Uana~cJ:.cnt P.rEa F=lor to
conmcnc i nq s a i,c; landsc::..? i:19 ·.;o:r~:..

9. P_ll other epp Li c ab.l.e r u Lc c , rc~~ulu'tions and rc:.:.,uire.c;ents
snall i.>e co~plied witn.

10. Should any 0= the £or~90ing conc:ti0n5 not L0 ~ct O~

substantially c onp Li ed with ir.. u. l:i::.ely fashio:"'-I this
per~it S11Qll be void.

~. E.,.~oreline Setbac:: Variance

1. The petitioner, successors or its assisn5 .shall Of:
responzible for complying hith ull of tne statec conditions
of app r ovaL, including those ~FFlicaDle conditioIls ap e Ll.e c

out iz: :'he ac comp any Lr..g C:1.CiHSC 0:2 Lone anL: Speci~l

i:'::'n2.gelicnt ~-4..I€;2I. (5~·:'A) Use Pe:::r,i t ,
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2. The permit shall not become effective until the
accompanying change of zone application is adopted.

3. Conply with any requirements of the Depart~~nt of Public
\lorJ;s relative to Flood Ordinance No. 778.

4. All other applicable rules, regulations and requirements
shall be cOID?lied with.

5. Should any of the foregoing conditions not be ;;,et or
SUbstantially complied with in a timely fashion, this
pernit shall be void.

c. Use Permit

1. The petitioner, successors or its assigns shall be
responsible for complying with all of the stated condition£
of approval, including those applicable conditions spelled
out in the accompanying change of zone.

2. The permit shall not becone effective until the
accompanying change of zone application is adoptee.

3. The exact siting of the helipad and related iJ::?rovements
shall take into consideration the safety of the visitors
and emp Loyee a of the proposed hotel, the general public
utilizing Ala Ihi Road, and to the golfers.

4. All other applicable rul~s, rGgul~tions and reuqirements be
coznp Li.ed with.

Should 2ny of the foregoing con~ition5 not be met or
sUbs~antially cowplied with in ~ timely fachion, this
per~it shall ~e void.

7he CoraraLs s i orr also vo t e c, to arae nd conc i t i on 1;0. 1 of S:;"'L, lis~

Permit ~o. 25 to read as follows:

"1. T:'at the overall development shall conform substantially to
the plana submitted and the representations made by the
petitioner anu as described in the environmental iMpact
statement, hereinafter identified as 'Pile Exhibit l' on
file in the Planning Department, e x c cp t as further amenu8<.2
by subsequent ordinances and p e r a i ts. II

A requirement for a change of zone, as par~ of o~r

recommendation to the County Council, is the inclusion of a lesal
description of the SUbject area in Map and written forn by metes ana
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bounds.
so that
minimum

Please submit such a description to us as soon as possible
the application can be forwarded to the Council with a
of delay.

Should you have a~y questions regarding the above, please feel
free to contact the Planning Department at 961-82&8.

Sincerely,
I

.- . -,.'.- ,,'.:--' - -'~: ....._/

/
Donald Thompson
Chairman, Planning Commission

ce: DPED, CZM Progra~ w/background
Department of Public Works
Department of Water Supply
County Real Property Tax Division
County of Hawaii, Kona Office

bee: Plan Approval Section


