
Hr. Glen Koya:n?l
Belt Collins & Associates
606 Coral Str'?et
Honolulu, HI 96813

Dear ~r. Koyama:

Special 1-1anac;ement Area (SI"A) Use Permit App Lica t Lon
vlShoreline Setback Variance Application
Petition~r: Ritz-Carlton Hotel Co~pany

~f:'jj<: 6-8-22:8, Por. 7, q bnd 10

The Planning Commission at its duly hel,q public hearinq on
AU'Just 2S, 1987, voted to ~pprove your RprlicGtio~s, s~rA Use P~rrjt

N0e 2(,2 fond Shoreline Setback Va r i aric e No. (,36, to a Ll.o w th8
de7Elopment of a 450-room hot~l and related innrovcm~nts at
KalahuipuBB, South Kohala, Hawaii.

Approv~l of the requests are bascrl on the fol1owin~:

Th~ purpose of C~lapter 20S-A, }Ia~;aii I{pviserl Statutes ana
Rlile l10. ~, Speci~l Mnn~qement Ares Rulr!s Dn~ Regulations of th~

County of ;L3'{1,~ii, is to pr~p.pr~rp, r r o tcc t , and 'uti~re po s s i b Lo ,
f':o r e s t o r e t.h(; llaturdl r~_,,'--:o'.Jr(;c',,:, of t i.c c oc r.t r.L ;~()r:c< ,ar(~Zts. ('\c
a restllt, ~p0cial controls on (1ev~lo?~0nt withill t~ln 2f i' ~]0~q

i~h(' s:;.()ri.~ljr: E;r~"\ :If:'S0Sf', ry tn rvoic ;>,r .~'lqnt }cr":,,,: of vriJ',:a::1 1E'
r(~SOl1rCeD eneJ ch» f o r e c Lo s u r e of r"'"lDCQ0r:ICf:t Or)t i c n r,

In addition, special controlF on d D v 0 ],o o n p n t wer0 also
enacted to prevent unne-cessary e nc r o ec huc nt; of s t r uc t u r ec and
other imorovemantf; lInon the shor~line. As such r shoreline
~etb~cks ~~r~ estahlish~d to r~gulate llS~S a~d activities within
the shoreline s0th~ck area. In accord~nC0 \;it~l 5ection
205-35 (h) of thf" !f;l'i:ni i H'2Vil3r-:d St2tute~",: f ,;r~'1 .sc~ctio .... 8.9 of t r.o
Dlanr:in-; COI::si?sion'~, Rule ;'~'). 8, t:'I(' ~l ~;!1i~:"l (~~Y:'< is:,:i();'""! ~~:- J
crrnnt v:::rL:Jf>:-0S fer c.'~rt2in ir"'r'JrovI? ;''::~: ~,<itrin OJ. [,"j(';r,_~li;-:(l

:30\: ck'1r{~.3 pr(;vi(]r:d t~lat tb(l)~ ere' CO'];;,·! to l>:' n t l«: LU. lie
tntf:rest. or r. rt,,:rih:hin wi Ll. .i:H~ Ctl:U~, fj t·] till:..' t::,.) I cvr.t; if tL(!
Lrr- rr.v-> "nt is n c t ,:;11o"J2d.

,,



sub j c-c c
luxury hOt':l
;"~,qqnzq IJani

~]le prOP02~~ d~vcloT'~ant, an covarc(! by tIle
[ P 1l ues t , involves tIle construction of n ~50-unit

"j rpi,1t~rl i~i'rov(\mc:nts at PaUOB !L1Y w i t h i » the
~~'sort ~orrl~x~ ~01~t0d iDOrOVeJl~rtR inclu~0 8 tc n, ,
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»ur r , rf'lt\.l.:lt.l:;r 1:12t.l o r e e ~."a:lqu':t ttL">; ;;~fl(,tilj

··n:4"'::"'t~7:Jir·iC', ;:;\·'!:;,:inq T,'a:)]. err;J t r.1C 1.\:'();)~j0", r:, ..... \- 1-":" ";;:'J
ill ~? ~ r~~2~Dtrr vir~ing la~ool' c~cavatQ'l t)Q il,j tl~ e~lstinq

h~ach. Ot}:~r shoreli~0 im~rOVQ~Cllt5 incl.ude restorntion of th~

:;';-::.1, ':~0.:-hi:11i;1(.· po;vl Dnd (~x:p<~.:n~:,ici1 t~j.2 >:i~.;tin·~;~: ,. 1·
~F·cc1,. The prnpOS0d hotel will have t'iO winGs of gUG~t r')(~

six ctories lligt!, eactl p0rnendiculer to thG Ghorelin~ B~(

cono0ct0d to a main lobby. Pnrking ~ill bp land anl~

loccte2 ncar the hotel e!ltrance.

',..'"

'Ii',," p r ono cE'velopment is not an t Lc i p a t ed to hav e ,,,,y
But!stantirl ~~v~rse ~nvironrnent31 or ~cological effects.
Surveys of the SUbj0Ct area indicate that the property is not a
ho>~dtat for any f?tl(J,:;ngerE:d plant or animal species. A major
concern, hO'4Pver, is the potpntial neq~tivp iMnncts of th~

- r, ;i r;;'lr,-:-:tructic;?·, o f t;h~ 9:: r r-l I i.'~ ;,r':J]

r cv c-: tit Mrt;p;' on t': tee t.:i.t,.<> in
,, L

il-tl</iti;::-:::, sll!:;h -:i:; tn(.; l~qc,on cor.s c r uc t ton , 1,:,1.)2 J-(j_C·!

lr;jtc,,/r;T'j,?7"':tF, (-~Ti(' t ;:'" ';)(, :~L:)11i of ;iust.~ 1=t'qT_~ cor vr» _rl(~

:-::.':: t ::'JV i I_:t Fn':0r ous Li ty. ">'ltl Cell t'..' r t j, '~

;}'~:t ;it,~.. ")Vf,~r t;-'ie 1::111<: i""('l~~~f'd ac r.f v i c i c r <;;ff~lr;t.in,~; '" r r
,~)_1 '. It sLoul,] 00 no t ov , thr1t th(~ cnncerns rf:"lAf,t):: tC

>-'.'tl1.: ':\! a r c al:;o bc.~inG rl~vic~'.,:p·':: :Hld consi(1E'r~d thron'-il"; ')t:: It

:'!vpn";;~''f:nt,~l p--r mi r.a is~:up<f by the tT.r;. ],\r;:--,y Cc:rps c,r Ft!qir·,
» , r. o f Lar.:c:: ;;:'l~t r,1ntur~4.1 H~:,scurc0L and t!I£! ~;t~1t€ .J-E··\1firr r t :

l~ In 2j~ition, mitigation conditic)n5 beirlg reGO~:t'0'~ ~

" c'(':< r l;~' t L'ill r cru t ro tl;'; :Jr(-':);;[~itifY) of (l y 1. r
~o~jt0rin~ ~~~ l~itiq~tion nln,~ ~hic" DllSt be '~vi~'~!

!."0V·~~(' f' tt,~· Pl":r\nir~0 !)j r;,,><:::t.0r, r>:!."ior to c r,,:; i :::ll (;C": ,if

in0 pr-rrit. \';it~J th~sc pr0c~utian~ry n~b~ur~fi in ~lac~,

r.~lpt)£.(...~ c~0\l01opr\ent i~ not e->:~ect'?(~ to hav? cny s:Jbs. t:3:~ t: i: L
U0~sn cffl~cts on coast~l rcs()ur~r~ or the ~nv!ron~0~t.

Tr:0 Li!orf~·.linr: :,',...,~ir:\;'iinn .l e o o or: d!1ri !t.dC~ (,y:t";::("H~i~}n !)rclcct'~

~iqrificJntl~ (?X~~nf~ th0 r0cr~1~i ~~~l ~~tr~ti01 of P2!J r J, '

"
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i,·1""~,· ~'~"'·rt:".t·nlt:::::'r ;'\.;1";] i c rO(:f':-::' tr- t! (; ')r\ ;i~:·rj .l r r .
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pllblic use of the hotel's faci]~itic~. Togct}ler with ~iauna Lani
:~~sort9s continuing put'lic access sllorcJine progra:~, it i~

,) t e r lnecl th<1t propost>c1 improv(~T;'·:::;~th ·~.'ill :)(' ccn.s ir t '"',1' ci r'.
c~d supportive of the pul>lic inter0st.

~i·itL !('~?;r'.i to tl:{2 ~:.J.rcl:E:f:olo0 i(",,-3.1 rC<::;,JU(:J::~ C •.
r or-cr t y , t;->? E; ict~r:t h)r:; 2 r(',: to p(-r::'or r')(;(~f' Y'"

~;t£)::>::tion vi;<l /"1r5ta rocovor y tD k;3 in cor;-Dl i':1rj{:;{~- ~ ~ I t:r:::';
r0CO~~~n(j0:1 nitia~ticn ulan by t}lP IIistoric Sitcs Section Of ~

1r t cen t of Land and ~:ot1Jral FtS0U!C("-S.

t:lis rDitigation p Le n h a s been r e c o ... nnf~':::;'; c.;:: :i c cro i t i o..

anproval of the GU!Jject requ~nt. ~n aj(~ition21 con~itinn ~;il~

31so assure the prot~ction o~ ~ny unnnticipat0d site~ llr)CnVI'r~t'

~urinq co~~truction 0ctivity.

t'lpiC~il i:)icl0'3ic(~l c0n:~;:~:ni t v o :' r I ,
(i-liJnt:3, and enc r u a t i nq alqcj0 i2~ c: ,-;t

1-,:; ,\,'J:~:, t. (' ;;,rcJj,Jnsr::d '-.: ,.,.,~ ;It ,>:-:,t!.
~)(irH-,ficial irH~i21ct on thi{~ vnltL.""hle e'o,:, I'

Tne ancl1ialinc pond on the oro~ertl, known as Kea
fist> , is ',jrrour;fjcd ;1)-1 he avy veve t a t i ve ovo r q r o ....;th e n.i ~121r~ 6

signific~nt accumulation of sedikent anj detrital organic
waterial. The petitioner is proposing to restore the anchinline
r,>.)nd by r err.ov i nq t hc su r r ounf Lnc vpgettltion .::~nd pump Lnq out th~

;1: 't s i::_c-nt fr<:>!:: t~·,:c ::'cn-~1. ('-ret r ::-tcrl,t: 1(11 i::.:
'.~\.H~;'"11(·,tr tt·!> ::-:'17C';'l of fr c> st::~ iL'i '.:E,L r 1.'; t)' ;-:-'<.1[;'j :,-'ill
2';r:'r '(1 !' :;'1,,:(1 iti Ll.v , t'l'ji:> r o i r.: cc: i r Lo r; i:'l t :- wo t c r
,';jl:Em :1:1d on tht':, tjott;)n~ of t',..;(~ D!-)r;~ \-d.Jl >,:, re.st(\r.c--:1 0n-:-1 t:',:,

~.;::;, :7\ollu::,J.::', .J',;;;;;; ~~ 1
<J cs t ocLi r.l. 1 r.£; ;;

Althouqil the !10tcl ~uildin~s \iill ~0

of six st0ri~n: they ~rc not exp?ct~~ to
\'i";~·lt [;lin:e' [roF:. OUf?C.'J; J:~6[lh:.;r~,;~'U1U ~. i:·7~;1"z)'.:'

.l at Ii. 10'(/(r c·l'."v0t.i(:n3D:~ (~uit:t:! ,"
.i·~ ':1' f the ;;ropc -: ;!(:"'(~'lC' ,c:::~;t. ~ ~

:1 ','111 b'! a:'lji3C'<.'nt tel [l golf c r r

e the ~~c}~a-~~~ i
~~~C t}:0 prnj0ct ~it"·

";c- f r:»: t\,_, !i iO'·l',;:'")'r •

., u";; L,r,-'!c' CPf

?llrt!10r, no 0dvcrs0 inpucts on
r.. ?~~;':::.r::l tee: t r e r-,rcpo:::.,,:'2cJ r]t-.;.'vr:-l'~

propc·:;ed c};.-:velopr"el'lt is such t h e r o·

f ~/ ': ,:~r,o dCC:·.:' fr(H"', it. , ....
r0~ti0:\ nh ~'0 c:~ ')~

;.r;"T:)~·':'·.1 •

Ij.tv ar~ ?X~~ct~;~ t?
l"j.{; naturf.< of tb{~

l~l ~ir cDissionfi urr'
~.~ 1rr12r~t~j c!~ri~9

:' '"'::ror::o:": .")

c u)
\" C' i .

,- t",[f 'Or i

-; 1iLl r
r-,rt':',."1.r -, t i-~1)
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~.; ;! r .:~ 1~.:~:, L:;'r
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aJcq·.:!G':il1y r:,itig,~te-3 t'l:'~;)tHlh cOJ:',,:lL~nc!: \,tith e x ia t i n.r i)rji:v~n(':,;?

a~j regulation~ a~ ';011 an proposed conditions of approval.
¥itiqation n23~UrQ9 to iniMize the iwn~cts of constru ~i0'1 o;~

the- coe s t a I '\'~t(~rs {.']ill be c oc r d t na t bv the Pl<3fHlinq
D::) ')"''1 rtn?;n t h'i t"1 ~hr:; c orid i tions i npos e d by ttl-::; St;,:;. t(:l;~o:jr(j t):

L,1n,1 :1;,j !L1tur211 Re:sourccJs an'1 ~.:h\~ Unite'J StatC:"0 "~r~"/ ;;I')r~"j'\

Socio~con00ic concerns hava haen rninerl regdr~l~a

COElctrcction an~ oper~tional employee housin; and ~t

op?ort~nitieD for current reside~tn. Poterltial pro~l I.~ in
these areas reay be mitiq~ted through proposed con~ition~

reglJiring construction housing and employee training I~dna(lt'~crt

plans which must b0 submitted and approved by the PlanninG
lJir~ct'Jr prior to the issuance of l;'in,~l Plan Approval..

rc t i o n.i l E:D'I::-'loy·::e housing is bf<l.nQ Dddrr.-sscd by "~<3.unu !.,Jni t

~~r.ticin0tion in construction of e~~loyee housina.

Fin4lly, t~e pro?osed development is consistent with the
G0~0r~1 Plan, th~ 7onin~ Corle and othpf applicable ordinances.
j'l , IF'ct rp;c':::t GO?2, c o nfo r r- to thp G(~nr;r81 Pl-7ln (';[1,;1 7onirto

c» i("'~: {:c:~,i0!:"tc::;. tIc":' :<u: j.:>ct ,ctrp7t '~lS .:1 r,:,::j(lr resort ,treE:.
i'!·,'~ r.:ro:Jcs('<i a c t Lv i ti oe ar e pprnitt>?,j wi t.n i n ,-:':! r o so r t; dr;-siqoc,tt'-,+

P?;'";';',d on th t 1 fo r ec o Lno , it is t.her e fo r e Jeter:iliT1:c~d t. ,>tL t-, I

'1tonc veloD~[:nt will not t,~v8 ~ny su~nt2ntial acivcrsp
e~';7ir~~~0ntdl or ~c,)loqical inp2cts on thp surro\JnJina arc~.

F!Jrt~2r~orcl its ~rproval will he connistent with the Ohjcctl'·
ar,j Dolicjec of Chapter 70S-A, IlRS, Rcl~tinq to Coastal Zon0
lli'dl.?<.ce;11ent, Ru Lo n of the P~lannina Cor"0ii.:-'sion Helt.tino to
Sh()relir;~ Sc~t.bvck,St .snd Rljl~~ 0 0f·' th0 Co nn t v of Hc,vn11 Planr\u,r:
1:'''oT4;'':i~tdon 'C'?:clfltil')c to tho <r~C)('cj;:l :<'::"n:t(!(·;:;tt"'1jt l'.T:P2, C1L"lDtcr -,
(7. rJnirYl Co6r") of- the Efth'2ii. Count'l CO"e, as , hnd t:-
G~nerai PIJn of th~ County of ~?w~ji.

1. T~e ?0titioner, succcnsoro or a2si0ns sh~ll b~ responsil)],n
[-:Jr c;on~)1y}nq !,tith tJ.J 0f trf> ~t2tC'd c cnt i ti onn 0:- np7>!"cv'tl.

t c cr.r o I i~::~ : (",:,/rc [:ub,'5vi:·i0fl t'
":)')-,";-' reT':' ritf, rb,-,ll ;~)<,:-- Sl!

~f'ri.:rtr,~:nt \ij t:"':) r- ('"'C yf';"1r fro::
~ rev,: 1 r." thn <:::;,r<-ir 1 '~7"L':("r>-:

Fir~l suhcivi:;5cn npr[0\~2J £l'aJ
frc;~ t~ ,.' tJ'" 0f """t"r,t,tit~(, ;.1'(1,-'

e'] iC":;t:l('·n, to c r o aro 1:~

itt0ri to th0 F)tlrri~'l

the pffcctivC" dC'te of
~.. t r.r se (0'~n) U;Jt: ;~,..!" i '.

1)0 sccl'red within onr~ ye2r
n f ~ inr t,::sr>ror::,I.



3. PlanE for proposed tlotel and related i!JprOV~~elltE Sil~ll

be sub~ittcd to the Planning Department for Plan Ap?coval
r ev i cv, w i t i.Ln one ye2~r from the- effective ddt(\ of f'tn:,l
BU ivision Qppccval. Con£truction of t}le proposed hot~l

Gnd relbt.ed iL\.JrOVe;~i"2'nts 1",110.11 COF~:,f:nC12 wi "'cf"d n Cf\f' if:~r

frc:"",; t , (;.' dnte of r e c e I of Pinal Plan 1..~,)r,r(;:'\7"11 {lofiO ;j,-:.>
coct;lct.::',", ,-,-,it:.hin thee,,: ':J'~)~rs t h e r ce f t cr ,

't.. petitioner shil.ll sub;rdt ~ wa t e r qUillity BD0 .-ri n» 1i:',-
r.or.t t or ,:1j'lC :r;lt -:,l:ion plrln, E.eeting with tL 2p:-,!:C'j 1..

of the Pl~nlling Director, prior to the issuance of t~{

<.::rad ing p c r i.t i t for: t:lC p r o po s e c excev e t ion a n(1 c on s.t r uc t; A.r;~~,

of the shoreline swimming lagoon and. b0aC~1 irnproV2~,rnt ~r,~ •

~. An arc!la~ological intensive survey and mitigation plal\~

s~all be sUbmitted to the Planning Department for revi'~

Dild approval together with submittals for plan approval
ana/or prior to the issuance of any arading or qrubbing
per a Lt ,

:!!' .r. i c i tJ;>",l,f',* 1J"-,ji ;,1 5.t:::s o r f(; tilres
;';(, ,,:'iC ".;: Jdriil\; land pre:, r.;i.ti,--~''''l i;:;tivitifS, v-or k
~'l 1in ~ f0Ctc;1 ~rea Sl'!~l~l 1 i~~tely ~ J~2 ~nj tt~

P1.2;[,nin,} ::rtlTient no t Lf i e:t , No vo r k l,'ithin th0 a f f e o t;c.

;lr<;:~ ;::;";t11 reSUFi0 until c Leara nc o i ohtdiiH?<j r r or. t.
i'13nrli 9 cpartrcnt.

7. !:",):;> ')t" t: t, c :
t'i.l::-;:) :. reel
~lr.:;;,~~r(i:l;-~

~r(\:,)r;.-, t"

;.{~ ~1~11 A0?rnval rOC0~~:, ttlO ~ctitlon~r s~aJ

,:-; ltiiV:'f_,C:1f-;i'l(_1 pl;;n 1>7hich ~;hnul(} include
1 'lntin'1 of t r r-o , ~::{rtJr:<)cr'l, and Illn(1sc,~!?irj(J

t:'::'o:,)nf'~('i :10tc:l l'Jrojf;-ct iii o r co r to uinimi;;,'" n:-:.-·
,~ ;.:1 i ct ii . t1j( \..:.(;cr, :""D:jUJ:l,~1,·,q >ri-:J!o\':"''';'J :~:..,

t, l 1 1

"

• t

i r. n r rr;.{:tll '! (:i) f' r.t.c; n ;:'1 vicu ';;1':
1:)-1',';,,)"::. hi:..~q ;)'.1:)1 ic nec;:;:::,:,; Ch~,;:.<"'l','nt h,-JicfJ

rr1G r2r~11el t~ th0 sh0rclin~ cf t)le f~3un2 L~rll
.. lu::ing the Ritz-CDrlton Hotel project site,
~ 11j~'1 to allow accczs aroun~ t~~0 perip~er! of

j -, O-~Jn. r;;;;:.:.. ~)u;)lic :::c-:-: r ;'It.'--, srv~ll

r f:'~ t
,~. r 1---:

.
"

i r ..
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~. f-' f:,urV<e? of the revised s ho r e Li n e B~l~ll r)e;G~};~;itte(~ to trt?
Planr~lnq Dep~rtrnent prior to the issuanc~ of arl 0ccun2r~c·,·

J.O.. P,_', r c use of t.he t';'41r-u"inS! lCrqoon aDd (;«1(;:l tr::::<l r:h:lll ~··t·

p~rRitted. Any restrictions on th~ use "f t: 2 G\~lrnin~

and i)f~"-H:;;) art-a shElll not di::;crir::in'"1Le t\:f~'-i2'n r r.r-
g0~erQl I:·ublic ond the gue~t8 of the hotel ..

11. 'nit: peC1.tiohc4r shall develop a joh trainint"l;;t()Gr~,ff'; h'n;~c;

shall be submitted to the Planning rtm~r;t for r0vif~~'

and approval prior to the issuance of-Pinal Pli~n ;1~~)rov~J.•

1.~. A constcLlction housing management plan shall f)CSllbmlttod
to the Pl~nniilg Department for review and approval nrior to
the issuance of Final Plan Approval. Such a nftn~qem0nt

plan shall include a reaular reporting schedule to allow
the Planning Department-to monitor the construction housing
s i tua t Lon ,

14. !:;~tl10d of sew~qe d1:;00301 shall l:leet witn ~~e 0pprQV~t

of tn0 appropriatp ,)overnlftcntal agEDCiQs.

'the 1..1·S(: 0::'· p.:?sticido5 and h,£:rhicidt-,:8 ;-;;ht-.11 c o r.: o r r- wi t n t;

~ppl.i.c<.;;Dle rC:!jultltions of .c.lp})ro()riiitc G'o'Vf,:rnE; it,,?;] :i(}i,~'!ci

1\;. Thf! recrUirel'l((l.ilts of t:10 !J(";-jdrl:,Y,Jltt (}f

.....r.r'., -, l ~ r,rl ., • ., ~ >,
'-'V<"~" ... ~......... n .... .... ',t co

3:c;;Jit'f':fiti.tic':i. .suc n t)(,st o • rot t J:\i;Pi

ccuplil.HICQ wi t n cor.s t r oc c i o n inGu~,';t:r'/ [;t

practices utiliz0d ducinq cOJlutructill;
~";t2cte of }L::;.\,,;aii ..

t /i!: ':~ 14

r not:.
un.rirJ; c(lnstructicp, nc;::.t
lrllG~?0 tile i)otcotlal oi

1;,'~: Lot L

tll

in

t r. ....

),1,', 'd";1 j'I'1 ''',ir[;:ctot ~'l"-~/ ,t/~;-;,ini,;tr/1:

"~( r t:_>~t;~;; i ;") to t~'~<; i o : ()oir,l i. ;

1. -, r .:~ ,·:.inr:lc-'
i j :'j :,'":; •

::L:"l l ' :":,~.:.ll:)'i, L'.'2 l'J..';:i;j;) "lJ ~jlf

})rjc(cjr~s to DLllify tn~ p2£ t.

J ";;"-

;ti<.J,,~ c.,

l «

:'_<""" _'li€~ 'il 1. t!;
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PIC3f':e f e e I fr::~'l~ t.;.n contact f.:r.e Planninq D"'-~'ptrtlTi(;;jt 11' t!1t;,::Z"t: rife
;:;'1~; ''"''1•.E<''':t:ion~~ o n thi 8 ;~~:itter.

Tho;r:3~: 1>, .. t:r 18/}('-t:

Ctair:7>:H1, Pl;.it.r~n

cc e Hit'!-Ct:rlton Hotel Company
ytment of Pu~lic \~()rks

D0~~rt~~nt of ~~at0r Sup!>ly
C~ounty Rcnl Pro~>:1r ty '('''IX Division
Planninc Office - Kona
Dil£O, CZ~; Proqra~ {w!backgrounJ}

bee: Plan Approval Seetlon


