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CHAPTER 343 SECOND DRAFT EIS SUMMARY SHEET

Project Name: Kaloko Makai

Location: Kaloko and Kohanaiki, North Kona, Island of Hawai’i
Applicant: SCD - TSA Kaloko Makai, LLC

Accepting Authority: State of Hawai'‘i Land Use Commission

Tax Map Key (TMK): (3) 7-3-009: 017, 025, 026, 028 and 063

Land Area: 1,138.866 acres

Description of Project and Action:

The Project will consist of an approximately 1,139 acre master planned, mixed-use community
village that integrates diverse housing offerings, mixed-use commercial and retail growth and
employment opportunities, and a range of community services and facilities (inclusive of medical,
lodging, and civic uses as well as recreational opportunities). Kaloko Makai is planned to have
approximately 5,000-single and multi-family units, up to 600,000 square feet of gross leasable area
for commercial (office and retail) uses, a 120-room Lodge and Business Center, 75-acres of light
industrial uses, three public school sites and a Dryland Forest Preserve of at least 150 acres, with
additional park and open space uses. Kaloko Makai will also provide 40-acres of land to be used for
the development of a regional hospital.

Beneficial Impacts

Project implementation will result in impacts (discussed in Chapters 3 and 4), both beneficial and
adverse, to the natural and human environments. Measures to mitigate potentially significant
adverse impacts to non-significant levels will be included in the project development.

Anticipated beneficial impacts of the Proposed Action include the following:

e Provision of 5,000 homes

Increased housing choices

Increase housing inventory to meet future demands

Support approximately 3,100 FTE project related jobs on-site by 2045

Generate approximately $8.8 million in additional county revenues

e Contribute approximately $4.9 to $6.2 million per year net additional state revenues
during build-out, with net additional revenues of some $2.8 million per year after 2045

e Preservation of native Dryland Forest

e Preservation of Kaloko-Kohanaiki historic trail

e Planned growth in an area designated for urban growth by the Kona Community
Development Plan (CDP)

e Provision of a pedestrian and transit-friendly community

EIS Summary Sheet S-1
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Potentially Significant Adverse Effects and Mitigation Measures

The project will transform the lands that are currently vacant and undeveloped into a master
planned, mixed-use community village. For areas of concern, the range of identified impacts and
appropriate mitigation measures that are either recommended or planned to ensure that potential
adverse impacts are minimized or mitigated to non-significant levels are further discussed in
Chapters 3 and 4.

Cumulative impacts are those that result from the incremental impact of the action when added to
other past, present and reasonably foreseeable future actions. Together with other existing and
anticipated future development in the area, the project has the potential to generate cumulative
impacts including traffic volumes on regional transportation facilities, increased demand for school
facilities, potable water, public services, coastal resources, and impacts on open space. Cumulative
impacts are further discussed in Chapter 8.

Potential secondary impacts are discussed in Chapter 8 and include: potential air quality impacts
associated with the project’s electrical power and solid waste disposal requirements.

Alternatives Considered:
The alternatives that have been considered are:

1. No Action

2. Neighborhood TOD (With Hospital and 600,000 Sg. Ft. Commercial Use) (Preferred
Alternative)

3. Neighborhood TOD (Without Hospital but with 600,000 Sq. Ft. Commercial Use)

4. Neighborhood TOD with Maximum Density Permitted under Kona CDP Design Guidelines

5. Existing Zoning (5-acre Agricultural Lots, Golf, Conservation)

6. Conventional Subdivision Development (5-units/acre; Some Commercial and Industrial)

7. Alternate Location

See Chapter 7 for further discussion of the alternatives.
Unresolved Issues:

There are a few issues that remain unresolved at the time of the preparation of this Second Draft
EIS. They relate to the level of regional transportation improvements required to service the
project, final approval of the Archaeological Inventory Surveys that have been submitted to SHPD,
and whether the project will include a regional hospital as proposed. Unresolved issues are
summarized in Chapter 8 and are expected to be resolved prior to implementation of the proposed
action.

Compatibility with Land Use Plans and Policies:
The project is generally compatible with and supportive of relevant State and County land use

policies, plans and controls, as described in Chapter 5. The Kona CDP has identified Kaloko Makai as
a site for a Neighborhood Transit Oriented Development (TOD) on the Official Kona Land Use Map.
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Listing of Permits or Approvals:

State of Hawai’i
Land Use Commission
e State Land Use District Boundary Amendment

Department of Health (DOH)
e Approval of Wastewater Treatment Facility
e National Pollutant Discharge Elimination System (NPDES) General Permit for Storm Water
Associated with Construction Activity
NPDES Individual Permit for Storm Water Associated with Construction Activity
NPDES for Hydrotesting
NPDES for Dewatering
Noise Permits
e Air Quality Permits
e Underground Injection Control Permits
e Certificate of Need (for medical facilities)
e Approval of private water system / desalination system

Department of Land and Natural Resources (DLNR)
e  Trail Crossings

DLNR, Commission on Water Resource Management (CWRM)
e Well Construction and Pump Installation Permits

DLNR, State Historic Preservation Division (SHPD)
e Chapter 6E, HRS Historic Preservation

Department of Transportation (DOT)
e Permits to Perform Work Within State Right-of-Way

County of Hawai‘i

Planning Department

Project District Rezoning
e  Subdivision

Kona CDP Design Center
Plan Approval

Department of Public Works
e Grading, Grubbing and Stockpiling Permits
e Building Permits
e Permit to Perform Work within County Right-of-Way

Other
Utility Companies
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Utility Service Requirements
Permits Regarding Work on Utility Lines
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PREFACE

This Environmental Impact Statement (EIS) is prepared pursuant to Chapter 343, Hawai‘i Revised
Statutes (HRS), and Title 11, Chapter 200, Hawai‘i Administrative Rules, Department of Health, State
of Hawai‘i. Proposed is an Applicant action by SCD — TSA Kaloko Makai, LLC to develop Kaloko
Makai, an approximately 1,139 acre master planned community in Kaloko and Kohanaiki, North
Kona, Island of Hawai'i.

Kaloko Makai will be a compact, mixed-use village that integrates diverse housing offerings, mixed-
use commercial and retail growth and employment opportunities, and a range of community
services and facilities (inclusive of medical, lodging, and civic uses as well as recreational
opportunities). Kaloko Makai will be a “Transit Oriented Development” (TOD) and “Traditional
Neighborhood Design” (TND) community consistent with the Guiding Principles and Elements of the
Kona Community Development Plan. The central TOD village is designed around a transit station
and made up of three neighborhoods, centered on venues of community-wide importance (such as
the potential regional hospital and/or schools/parks). Kaloko Makai also includes a TND
neighborhood mauka of the central TOD village. The two areas will be linked through
interconnecting roads and trails. A Special District light industrial area is located along Queen
Ka‘ahumanu Highway (makai of the central TOD village).

The proposed project is situated on lands within the State Land Use Conservation, Agricultural, and
Urban Districts, necessitating a petition for State Land Use District Boundary Amendment to Urban
for that portion of the project area that is not currently within the State Land Use Urban District.
Reclassification from the Conservation and Agricultural Districts to the Urban District is being
sought, to be followed by a County of Hawai‘i Project District Rezoning. Approximately 190 acres of
Urban District lands within TMK parcel (3) 7-3-009:025 were reclassified in the 1980’s for golf use
(this project was abandoned), and a Motion to Amend Conditions for this area will be processed
with the State Land Use Commission to conform the proposed development of these existing Urban
District lands with the proposed development of the Petition Area.

In accordance with HRS Chapter 343, HRS, privately initiated EIS documents must be accepted by
the government agency empowered to issue a permit or approval for the proposed project. For
Kaloko Makai, the State of Hawai‘i Land Use Commission is anticipated to be the accepting authority
since a State Land Use District Boundary Amendment is the first approval being sought for the
Kaloko Makai project.

The preparation of this EIS is being undertaken to address the proposed reclassification of the
Conservation District lands, possible use of State lands or funds, anticipated use of County lands
and/or funds in connection with development of project elements, including, but not limited to,
roadway, traffic, water, sewer, utility and drainage facilities affecting State and/or County roadways
or other lands, and anticipated trail crossings, and the construction of a wastewater treatment
plant. While the specific nature of each improvement is not known at this time, the EIS is intended
to address all current and future instances involving the use of State and/or County lands or funds
relating to the project.
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A previous Draft EIS for this project was prepared and its notice of availability for public review and
comment was published in the August 8, 2011 issue of the Office of Environmental Quality Control’s
(OEQC) The Environmental Notice. The public comment period for that Draft EIS ended on
September 21, 2011.

Subsequent to the public comment period for the 2011 Draft EIS, certain aspects of the project
description changed, and additional studies were undertaken. Therefore the Applicant prepared
this Second Draft EIS to address those changes and to provide an additional opportunity for agency
and public review and comment. Specifically, the following changes are reflected in this Second
Draft EIS:

First, the Applicant reduced the size of commercial/retail space from 1.1 million square feet to
approximately 600,000 square feet. Although the market study included with the 2011 Draft EIS
demonstrated a demand for the originally proposed 1.1 million square feet, the Applicant has
chosen to reduce that component of the project to 600,000 square feet.

Second, the approximately 18-acre off-site potable well field mauka of Kaloko Makai is no longer
being considered as a potential alternative water source for the project and has been eliminated.

Third, the originally proposed "Petition Area" for Land Use Commission reclassification has been
reduced from 948.866 acres to 798.866 acres. Excluded is the 150 acres of dryland forest, which will
remain in the Agricultural District .

Fourth, the Applicant has modified the project design to avoid any "take" of listed endangered and
threatened plant species. This eliminates the need to prepare a Habitat Conservation Plan (HCP)
and obtain an Incidental Take License (ITL).

Finally, in accordance with information provided by the County of Hawai‘i, the Traffic Impact
Assessment Report assumes that Ane Keohokalole Highway from Hina Lani Street to Kaiminani Drive
(Phase Ill) would be completed by 2028.

Toward incorporating these changes in this Second Draft EIS, supporting studies were updated, as
needed, and will be appended to the document. Responses to comments received on the 2011
Draft EIS have been prepared in the context of preparing this Second Draft EIS and have been
distributed, with copies appended herein, in Appendix S.
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1. INTRODUCTION AND SUMMARY

This Second Draft EIS is prepared pursuant to Chapter 343, HRS, and Title 11, Chapter 200, Hawai’i
Administrative Rules (HAR), Department of Health, State of Hawai‘i. Proposed is an Applicant action
by SCD — TSA Kaloko Makai, LLC to develop Kaloko Makai, an approximately 1,139 acre master
planned community in Kaloko and Kohanaiki, North Kona, Island of Hawai‘i.

1.1 PROFILE
Project Name:
Location:
Petitioner/Applicant:
Tax Map Key (TMK):
Land Area:

Petition Area:
Existing Use:

Proposed Action:

Existing Land
Use Designation:

Kaloko Makai

Kaloko and Kohanaiki, North Kona, Island of Hawai‘i

SCD — TSA Kaloko Makai, LLC

(3) 7-3-009: 017, 025, 026, 028 and 063

1,138.866 acres

798.866 acres

Vacant, undeveloped open land with lava and scrub vegetation

Kaloko Makai will be a compact, mixed-use village that integrates
diverse housing offerings, mixed-use commercial and retail growth
and employment opportunities, and a range of community services
and facilities (inclusive of medical, lodging, and civic uses as well as
recreational opportunities). Kaloko Makai will be a TOD and TND
community consistent with the Guiding Principles and Elements of
the Kona Community Development Plan. The central TOD village is
designed around a transit station and made up of three
neighborhoods, centered on venues of community-wide importance
(such as the potential regional hospital and/or schools/parks). An
additional TND neighborhood mauka of the central TOD village will
be linked to the central TOD through interconnecting roads and
trails. A Special District light industrial area located along Queen
Ka‘ahumanu Highway (makai of the central TOD village).

(3) 7-3-009:017 — 224.430 acres

State Land Use: Conservation

Subzone: General

General Plan LUPAG: Urban expansion

Kona Community Development Plan: Kona Urban Area
Zoning: Open
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Kaloko Makai

Proposed Land Use
Designation:

Kona Community
Development Plan

Keahole to Kailua
Development Plan:

Permits and Approvals:

(3) 7-3-009:025 - 360.131 acres
State Land Use: Agricultural - 170 acres
Urban - 190 acres
General Plan LUPAG: Urban expansion
Kona Community Development Plan: Kona Urban Area
Zoning: A-5a

(3) 7-3-009:026 — 194.324 acres

State Land Use: Agricultural

General Plan LUPAG: Urban expansion

Kona Community Development Plan: Kona Urban Area
Zoning: A-5a

(3) 7-3-009:028 — 313.112 acres
State Land Use: Agricultural
General Plan LUPAG: Conservation - 150 acres

Urban expansion - 163 acres
Kona Community Development Plan: Kona Urban Area
Zoning: A-5a

(3) 7-3-009:063 — 46.869 acres

State Land Use: Agricultural

General Plan LUPAG: Urban expansion - 47 acres
Kona Community Development Plan: Kona Urban Area
Zoning: A-5a

Approximately 798 acres
Conservation to Urban — 224 acres
Agricultural to Urban — 574 acres

Kaloko Makai Neighborhood Transit Oriented Development (TOD);*
Within Kona Urban Area

Urban Expansion, Residential Village and Golf Course
State of Hawai‘i
Land Use Commission

e State Land Use District Boundary Amendment

Department of Health (DOH)
e Approval of Wastewater Treatment Facility

Pursuant to Policy ECON-1.1 of the Kona Community Development Plan, if a hospital is located within a
Neighborhood TOD, that TOD shall automatically be designated a Regional Center TOD.

1-2
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Accepting Authority:

e NPDES General Permit for Storm Water Associated with
Construction Activity

e NPDES Individual Permit for Storm Water Associated with
Construction Activity

e NPDES for Hydrotesting

e NPDES for Dewatering

o Noise Permits

Air Quality Permits

Underground Injection Control Permits

Certificate of Need (for medical facilities)

Approval of private water system / desalination system

Department of Land and Natural Resources (DLNR)
e Trail Crossings

DLNR, Commission on Water Resource Management (CWRM)
e  Well Construction and Pump Installation Permits

DLNR, State Historic Preservation Division (SHPD)
e Chapter 6E, HRS Historic Preservation

Department of Transportation (DOT)
e  Permits to Perform Work Within State Right-of-Way

County of Hawai'‘i

Planning Department
e Project District Rezoning
e Subdivision
e Kona Design Center
e Plan Approval

Department of Public Works
e Grading, Grubbing and Stockpiling Permits
e Building Permits
e Permit to Perform Work within County Right-of-Way

Other

Utility Companies

Utility Service Requirements

Permits Regarding Work on Utility Lines

State of Hawai‘i Land Use Commission
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Parties Consulted
During EISPN Process:

Federal

U.S. Army Corps of Engineers

U.S. Fish and Wildlife Service

U.S. Geological Survey

U.S. Department of Agriculture Natural Resources Conservation
Service

U.S. National Park Service, Kaloko-Honokohau National Historical
Park

U.S. National Park Service, Ala Kahakai National Historic Trail

Federal Highway Administration

State of Hawai’i

Department of Agriculture

Department of Business Economic Development & Tourism
(DBED&T) Land Use Commission

DBED&T Office of Planning

DBED&T Housing and Community Development Corporation of
Hawai’‘i

DBED&T Energy, Resources and Technology Division

Department of Land and Natural Resources (DLNR)

DLNR, State Historic Preservation Division

Department of Health (DOH)

Office of Environmental Quality Control (OEQC)

Department of Education (DOE)

Department of Transportation (DOT)

Office of Hawaiian Affairs (OHA)

Department of Agriculture (DOA)

Department of Hawaiian Home Lands (DHHL)

University of Hawai‘i at Manoa (UHM) Environmental Center

County of Hawai'‘i

Office of the Mayor

Planning Department

Planning Department, Kona CDP Action Committee
Planning Department, Kona CDP Design Center
Department of Water Supply

Department of Public Works

Department of Parks and Recreation
Department of Environmental Management
Department of Public Works

Civil Defense Agency

Police Department

Fire Department
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Parties Consulted
During Draft EIS Process:

Elected Officials

Councilmember Brenda Ford, District 7
Former Councilmember Angel Pilago, District 8
Senator Josh Green, M.D., District 3
Representative Denny Coffman District 6
Representative Robert Herkes, District 5

Public Utility Agencies

Hawai‘i Electric Light Company
Hawaiian TelCom
Oceanic/Time-Warner Cable

Organizations
Hawai‘i Leeward Planning Conference

Kona Hawaiian Civic Club

Kona Outdoor Circle

Kona Traffic Safety Committee
Kona-Kohala Chamber of Commerce

Na Kokua Kaloko-Honokohau

Peoples Advocacy for Trails Hawai‘i (PATH)

Federal

U.S. Army Corps of Engineers

U.S. Fish and Wildlife Service

U.S. Geological Survey

U.S. Department of Agriculture Natural Resources Conservation
Service

U.S. National Park Service, Kaloko-Honokohau National Historical
Park

U.S. National Park Service, Ala Kahakai National Historic Trail

U.S. Federal Highway Administration

State of Hawai‘i

Department of Agriculture (DOA)

Department of Business Economic Development & Tourism
(DBED&T)

DBED&T, Land Use Commission

DBED&T, Office of Planning

DBEDA&T, Strategic Industries Division

DBED&T, Housing and Community Development Corporation of
Hawai’‘i

DBED&T, Hawai‘i Public Housing Authority

Department of Defense

Department of Education

Department of Human Services
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Department of Labor and Industrial Relations

Department of Land and Natural Resources (DLNR)

DLNR, State Historic Preservation Division

Department of Health (DOH)

DOH, Office of Environmental Quality Control (OEQC)

DOH Environmental Planning Office

Department of Transportation

Office of Hawaiian Affairs (OHA)

Department of Hawaiian Home Lands (DHHL)

University of Hawai‘i at Manoa (UHM) Environmental Center

County of Hawai'‘i

Office of the Mayor

Planning Department

Planning Department, Kona CDP Action Committee
Planning Department, Kona CDP Design Center
Department of Water Supply

Department of Public Works

Department of Parks and Recreation
Department of Environmental Management
Department of Public Works

Civil Defense Agency

Police Department

Fire Department

Office of Housing and Community Development

Elected Officials

Councilmember Brenda Ford, District 7
Former Councilmember Angel Pilago, District 8
Senator Josh Green, M.D., District 3
Representative Denny Coffman District 6
Representative Robert Herkes, District 5

Public Utility Agencies

Hawai‘i Electric Light Company
Hawaiian TelCom
Oceanic/Time-Warner Cable

Organizations
Hawai‘i Leeward Planning Conference

Kona Hawaiian Civic Club

Kona Outdoor Circle

Kona Traffic Safety Committee
Kona-Kohala Chamber of Commerce

Na Kokua Kaloko-Honokohau

Peoples Advocacy for Trails Hawai‘i (PATH)

1-6 Chapter 1 - Introduction and Summary



Kaloko Makai

Second Draft EIS

1.2 APPLICANT

Other

Honolulu Star Advertiser
Hawai‘i Tribute Herald
West Hawai‘i Today

Library Distribution

Hawai‘i State Library

Kailua — Kona Library

Hilo Library

Kaimuki Library

Kane‘ohe Library

Pearl City Library

University of Hawai‘i at Manoa Hamilton Library
University of Hawai‘i at Hilo

Legislative Reference Bureau

The Applicant is SCD — TSA Kaloko Makai, LLC a Hawai‘i limited liability company

Contact: Stanford Carr

Stanford Carr Development, LLC
1100 Alakea Street, 27" Floor
Telephone: (808) 537-5220
Facsimile: (808) 537-1801

13 ENVIRONMENTAL CONSULTANT

SCD — TSA Kaloko Makai LLC’s environmental planning consultants for Kaloko Makai are Wilson
Okamoto Corporation and Ho‘okuleana LLC.

Contact: Earl Matsukawa

Tracy Fukuda

Wilson Okamoto Corporation

1907 South Beretania Street, Suite 400
Honolulu, Hawai‘i 96826

Telephone: (808) 946-2277

Facsimile: (808)946-2253

Peter T. Young
Jennifer Barra

Ho‘okuleana LLC

1539 Kanapu‘u Drive
Kailua, Hawai‘i 96734
Telephone: (808) 226-3567
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14 ACCEPTING AUTHORITY

In accordance with HRS Chapter 343, HRS, privately initiated Environmental Impact Statement (EIS)
documents must be accepted by the government agency administering a permit or approval for the
proposed project. For Kaloko Makai, the State of Hawai'i Land Use Commission is anticipated to be
the accepting authority since a State Land Use District Boundary Amendment is the first approval
being sought for the Kaloko Makai project.

The preparation of this EIS is being undertaken to address the proposed reclassification of the
Conservation District lands, possible use of State lands or funds, anticipated use of County lands
and/or funds in connection with development of project elements, including, but not limited to,
roadway, traffic, water, sewer, utility and drainage facilities affecting State and/or County roadways
or other lands, and anticipated trail crossings, and the construction of a wastewater treatment
plant. While the specific nature of each improvement is not known at this time, the EIS is intended
to address all current and future instances involving the use of State and/or County lands or funds
relating to the project.

Contact: Daniel E. Orodenker, Executive Officer
State Land Use Commission
Department of Business, Economic Development & Tourism
P.O. Box 2359
Honolulu, Hawai‘i 96804
Telephone: (808) 587-3822
Fax: (808) 587-3827

1.5 COMPLIANCE WITH STATE OF HAWAI'I AND COUNTY OF HAWAI'| ENVIRONMENTAL LAWS

This Second Draft EIS is prepared pursuant to Chapter 343, HRS, and Title 11, Chapter 200, HAR,
Department of Health, State of Hawai‘i. Proposed is an Applicant action by SCD — TSA Kaloko Makai,
LLC to develop Kaloko Makai, an approximately 1,139 acre master planned community in Kaloko and
Kohanaiki, North Kona, Island of Hawai‘i.

The proposed project is situated on lands within the State Land Use Conservation, Agricultural and
Urban Districts, necessitating a petition for State Land Use District Boundary Amendment.
Reclassification of the Conservation and Agricultural Districts to the Urban District is being sought,
to be followed by a County of Hawai'i Zone Project District Rezoning. Approximately 190 acres of
Urban District lands within TMK parcel (3) 7-3-009:025 were reclassified in 1980s for golf use (this
project was abandoned), and a Motion to Amend Conditions for this area will be processed with the
State Land Use Commission to conform the proposed development of these existing Urban District
lands with the proposed development of the Petition Area.

The Environmental Impact statement Preparation Notice (EISPSN) was submitted to the Office of
Environmental Quality Control (OEQC) on September 10, 2010. Notice of availability of the EISPN
was published in the September 23, 2010 issue of the OEQC’s The Environmental Notice. Copies of
the EISPN were distributed to the appropriate agencies and other organizations (see Chapter 9).
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The 30-day public comment period ended on October 23, 2010. Comments and responses on the
EISPN were incorporated in the Draft EIS and the letters are included in Appendix R.

A previous Draft EIS for this project was prepared and its notice of availability for public review and
comment was published in the August 8, 2011 issue of the Office of Environmental Quality Control’s
(OEQC) The Environmental Notice. The public comment period for that Draft EIS ended on
September 21, 2011.

Subsequent to the public comment period for the 2011 Draft EIS, certain aspects of the project
description changed, and additional studies were undertaken. Therefore the Applicant prepared
this Second Draft EIS to address those changes and to provide an additional opportunity for agency
and public review and comment. Specifically, the following changes are reflected in this Second
Draft EIS:

First, the Applicant reduced the size of commercial/retail space from 1.1 million square feet to
approximately 600,000 square feet. Although the market study included with the 2011 Draft EIS
demonstrated a demand for the originally proposed 1.1 million square feet, the Applicant has
chosen to reduce that component of the project to 600,000 square feet.

Second, the approximately 18-acre off-site potable well field mauka of Kaloko Makai is no longer
being considered as a potential alternative water source for the project and has been eliminated.

Third, the originally proposed "Petition Area" for Land Use Commission reclassification has been
reduced from 948.866 acres to 798.866 acres. Excluded is the 150 acres of dryland forest, which will
remain in the Agricultural District .

Fourth, the Applicant has modified the project design to avoid any "take" of listed endangered and
threatened plant species. This eliminates the need to prepare a Habitat Conservation Plan (HCP)
and obtain an Incidental Take License (ITL).

Finally, in accordance with information provided by the County of Hawai‘i, the Traffic Impact
Assessment Report assumes that Ane Keohokalole Highway from Hina Lani Street to Kaiminani Drive
(Phase Ill) would be completed by 2028.

Toward incorporating these changes in this Second Draft EIS, supporting studies were updated, as
needed, and will be appended to the document. Responses to comments received on the 2011
Draft EIS have been prepared in the context of preparing this Second Draft EIS and have been
distributed, with copies appended herein, in Appendix S.

1.6 STUDIES CONTRIBUTING TO THIS EIS

A number of specific technical studies were prepared for Kaloko Makai, and the reports are included
as appendices to this EIS. These studies include:

e Market Assessment
e Sustainability Plan
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e Service Health Care Facilities Forecast

e Groundwater Resource Assessment

Nearshore Marine Environment Assessment

Botanical Survey

Avian and Terrestrial Mammalian Species Survey

Terrestrial Invertebrate Survey

e Archaeological Inventory Survey: A summary of the Archaeological Inventory Survey (AlS) is
included in Appendix I. The AIS consists of seven volumes. The complete report has been
filed with the State Historic Preservation Division, State Land Use Commission, Office of
Environmental Quality Control, and Office of Hawaiian Affairs.

e Cultural Impact Assessment

e Traffic Impact Assessment Report

e Acoustic Study

e Air Quality Study

e Preliminary Engineering Report

e Economic and Fiscal Impact Assessment

e Social Impact Assessment

1.7 EXECUTIVE SUMMARY
1.7.1 Kaloko Makai

Kaloko Makai is a compact, mixed-use, master-planned community offering a wide range of housing
types and affordability, and a variety of businesses and employment opportunities, focused around
an initial urgent care medical facility with land available for a new Kona regional hospital.

SCD - TSA Kaloko Makai, LLC proposes to develop Kaloko Makai on approximately 1,139 acres of
undeveloped land in Kaloko and Kohanaiki, North Kona, Hawai‘i. Kaloko Makai will include the
proposed development of up to 5,000 new single- and multi-family residential lots and units at a
variety of densities, centralized commercial and neighborhood centers, recreational facilities (e.g.
parks, trails, open spaces), urgent care medical facility, hospital, lodge and business center, three
school sites, a Dryland Forest Preserve, and associated infrastructure (e.g., new roadways, utilities,
drainage, wastewater and potable water distribution systems). Affordable housing will be provided
in accordance with County of Hawai'i requirements.

Kaloko Makai has been designated as a Neighborhood Transit Oriented Development (TOD) in the
Official Kona Land Use Map of the Kona Community Development Plan (County Ordinance No. 08-
131, September 2008). As mentioned previously, the Applicant is setting aside land in anticipation
of a regional hospital being sited within Kaloko Makai TOD>. Whether or not the identified land is
developed with a regional hospital, this Second Draft EIS assesses the proposed project as a
Neighborhood TOD and not as a Regional TOD, which would allow for greater density (see Chapter 7
for more details).

2 pursuant to Policy ECON-1.1 of the Kona Community Development Plan, if a hospital is located within a
Neighborhood TOD, that TOD shall automatically be designated a Regional Center TOD.
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Kaloko Makai is situated on lands within the State Land Use Conservation, Agricultural and Urban
Districts, necessitating a State Land Use District Boundary Amendment to reclassify approximately
949 acres from Conservation and Agricultural Districts to the Urban District, and a subsequent
County of Hawai'i Project District Rezoning (see Table 1-1).

Table 1-1
Proposed SLUB Amendment
Tax Map Key Total Acres State Laix;SS:tf District Pr:::::i:ifﬁ::goise Acres
(3) 7-3-009:017 224.430 Conservation Urban 224.430
(3) 7-3-009:025 360.131 Agricultural Urban 170.131
Urban (190-acres) -—- -

(3) 7-3-009:026 194.324 Agricultural Urban 194.324
(3) 7-3-009:028 313.112* Agricultural Urban 163.112

(3) 7-3-009:063 46.869 Agricultural Urban 46.869
Total Petition Area | 798.866

* At least 150 acres of Dryland Forest will remain in Agricultural District.
1.7.2 Summary of Potential Impacts and Proposed Mitigation Measures

The Kaloko Makai project was conceived, planned and designed to be consistent with the Hawai’i
County General Plan, the K-to-K Plan and the Kona Community Development Plan (Kona CDP). Over
the 30-year projected development schedule, 5,000 homes will be integrated into transit- and
pedestrian-oriented urban and traditional neighborhood centers. Interconnecting the communities
is the historic Kohanaiki Trail, which runs mauka-makai through the entire length of the project,
providing pedestrian access throughout the project.

Appropriate mitigation measures have been incorporated into the overall community planning. For
areas of particular concern, the following summarizes mitigation measures recommended or
planned to minimize or mitigate potential adverse impacts.

Groundwater Resources and Nearshore Marine Environment — Kaloko Makai is not anticipated to
impact groundwater, marine waters or ocean biology, as noted in the conclusions of groundwater
and marine water analysis reports that prepared on behalf of the project. This conclusion is based
on analysis of potential impacts of Kaloko Makai’s proposed water, wastewater, irrigation (including
fertilizer application) and drainage systems. Sections 3.5 and 4.10 contain further discussion, as well
as the documents in the Appendices C and D.

Flora — The Kaloko Makai property has been the subject of numerous botanical surveys over the
years. Based on these surveys, four listed endangered plant species are found within the project
site.
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e ‘aiea (Nothocestrum breviflorum)
e hala pepe (Pleomele hawaiiensis)
e uhiuhi (Caesalpinia kavaiensis)

e ma‘aloa (Neraudia ovata)

In addition, the plant ko‘oko‘olau (Bidens micrantha ssp. Ctenophylla), which is proposed for listing
as an endangered species, is located within portions of the Kaloko Makai property.

Kaloko Makai anticipates that no listed endangered plants will be “taken” in the development and
construction of the Kaloko Makai project.

As part of the project proposal, at least 150-acres will be set aside as the Kaloko Makai Dryland
Forest Preserve, in Phase 1 of the project. Through the establishment of this Preserve, a variety of
species will have continued permanent protection and their habitat set aside, in perpetuity.

Three individual endangered plants (two hala pepe and one ‘aiea) found outside the Dryland Forest
Preserve will be buffered by setbacks and enclosures (fence/wall).

Section 3.6 contains further discussion. Botanical surveys are included as Appendix E and G.

Fauna/Invertebrates — No avian species currently listed as endangered, threatened, or proposed for
listing under either the federal or the State of Hawai‘i’s endangered species programs were
observed during the course of the survey.

No invertebrate currently listed as endangered or threatened under either federal or state statutes
was located within the survey area.

Section 3.7 contains further discussion. Avian and terrestrial mammalian species surveys, as well as
a terrestrial invertebrate survey are included as Appendixes F, G and H.

Archaeological Resources — A total of 341 archaeological sites were identified in the course of the
archaeological inventory survey work that was conducted between March 2007 and April 2008(59
sites in TMK 17, 121 sites in TMK 25, 120 sites in TMK 26 and 41 sites in TMK 28). Based on historic
background literature and previous archaeological studies, the site density appears consistent with
general ideas about settlement of this area with site density increasing substantially in the mauka
portions of the project area.

The types, functions and distribution of sites present match closely to the anticipated finds for the
Intermediate and Upland zones of the Kekaha region of North Kona. The lands of Kekaha contain
three general terrestrial zones that directly influenced land usage of prehistoric and historic
populations. These three zones include: 1) Coastal; 2) Intermediate or Transitional and; 3) Upland.

There are a total of sixty-five (65) confirmed burials at more than thirty sites (55% of these are
located in parcel 26.) All of the confirmed and suspected burials will be preserved pursuant to a
burial treatment plan prepared in consultation with recognized descendants and the Hawai‘i Island
Burial Council. The other preservation sites will be treated in accordance with a preservation plan
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submitted to and approved by State Historic Preservation Division (SHPD) prior to final subdivision
approval. Section 4.1 contains further discussion. A summary of the archaeological inventory
survey is included as Appendix I. As previously noted, the AIS consists of seven volumes. The
complete report was filed with the State Historic Preservation Division on October 30, 2008 with
copies distributed to the State Land Use Commission, Office of Environmental Quality Control, and
Office of Hawaiian Affairs.

Cultural Resources — With the possible exception of intermittent gathering of plant materials, there
are no other traditional or customary native Hawaiian rights being exercised within the project area.
The historic Kohanaiki Trail (Road to the Sea) runs through (mauka-makai) the entire length of the
project; it will be restored and will interconnect the communities within the project. Section 4.2
contains further discussion. A cultural impact assessment is included as Appendix J.

Trails and Access — Kohanaiki Trail is a long mauka/makai trail originating in the Kohanaiki
Homesteads. Generally, the trail parallels the nearby Kaloko/Kohanaiki ahupua‘a wall, on the
Kohanaiki side. The mauka-makai alignment ("footprint") of the Trail shall be open for public use
and retained in perpetuity. The Trail will be at least 10-feet wide and will be bordered by perpetual
open space buffers of at least 10-feet wide on each side. In combination with the buffers, the total
width of this perpetual public right of way will be at least 30-feet throughout its length across Kaloko
Makai. Kaloko Makai proposes to incorporate the trail into the Kaloko Makai project,
interconnecting the communities and providing pedestrian access throughout the project. Section
4.3 contains further discussion.

Traffic — Consistent with the polices of the Kona CDP, Kaloko Makai will develop the TOD and TND
following the Village Design Guidelines that promote transit-oriented and pedestrian oriented
development, increase in transit use and management of traffic congestions.

Major roadways providing access to the project site include Queen Ka‘ahumanu Highway, Hina Lani
Street and Mamalahoa Highway (Hawai‘i Belt Road). Ane Keohokalole Highway will bisect the
property and the TOD transit station will be located within Kaloko Makai on this road corridor.

The TOD and TND within Kaloko Makai are compact mixed-use villages, characterized by a village
center within a higher-density urban core, roughly equivalent to a 5-minute walking radius (1/4
mile), surrounded by a secondary mixed-use, mixed-density area with an outer boundary roughly
equivalent to a 10-minute walking radius from the village center (1/2 mile.)

Utilizing the Village Design Guidelines Kaloko Makai will minimize motor vehicle activity on area
roads, as many essential services needed by Kaloko Makai residents will be within walking and
biking distance. Section 4.4 contains further discussion regarding traffic and a traffic impact
assessment report is included as Appendix K.

The project will increase traffic demands and congestion in the project area. The cumulative
increase in traffic demands including those generated by Kaloko Makai, other projects in the vicinity
or local roads during peak travel periods is assessed in Section 4.4. Mitigation measures to address
cumulative traffic impacts are recommended.
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Noise — In the short-term, construction noise will be unavoidable during the duration of the
construction of the proposed project. Operation of construction equipment and vehicles will raise
ambient noise levels in the project vicinity. Mitigation measures such as the use of properly muffled
construction equipment and incorporation of DOH construction noise limits pursuant to the
provisions of the State DOH Administrative Rules, Title 11, Chapter 46, Community Noise Control are
applicable to the project. In the long-term, traffic-generated noise to the community will be
mitigated by adequate setbacks from the highway, in conformance with federal highway standards,
sound attenuating walls, total closure and air-conditioning, in addition to the utilization of sound
attenuating windows and window fixtures. Section 4.5 contains further discussion. An acoustic
study is included as Appendix L.

Existing and future residences which are located along the Hina Lani Street, between Mamalahoa
Highway and Queen Ka‘ahumanu Highway, may be impacted by the future traffic noise along the
roadway if setback distances from roadway centerline are less than 223 feet. As traffic noise along
public roadways such as Hina Lani Street is generated by non-project as well as project traffic,
mitigation of off site traffic noise impacts are generally performed by individual property owners
along the roadways’ rights-of-way or by public agencies during roadway improvement projects.
These mitigation measures ordinarily take the form of increased setbacks, sound attenuating walls,
total closure and air-conditioning, in addition to the utilization of sound attenuating windows and
window fixtures. Where adequate setbacks beyond the 65 DNL noise contour are not available,
Kaloko Makai proposes to utilize 6 foot high sound walls as an effective means of traffic noise
attenuation for single story structures, or at the ground floors of multistory structures. Along the
future Ane Keohokalole Highway, project residences and buildings used by the public will require
setback distances in the order of 96 to 103 feet from the centerline of the highway, or sound
attenuation walls constructed along the rights-of-way may be required for traffic noise mitigation.

Air Quality - Potential air quality impacts during construction of the project will be mitigated by
complying with the State DOH Hawai‘i Administrative Rules, Title 11, Chapter 60, Air Pollution. The
construction contractor(s) is responsible for complying with the State DOH regulations that prohibit
visible dust emissions at property boundaries. Compliance with State regulations will require
adequate measures to control airborne dust by methods such as water spraying and sprinkling of
loose or exposed soil or ground surface areas and dust-generating equipment, and the use of wind
screens in sensitive areas during construction. No significant impacts on air quality are anticipated
with appropriate mitigation during the construction phase and no violations of federal and state air
quality standards are anticipated in the long-term. An air quality study is included as Appendix M.

Water — Kaloko Makai’s water demand will require development of additional water sources,
storage and transmission facilities. The Applicant is investigating three alternative sources for
potable supply: 1) on-site wells at about the 710-foot elevation on the mauka portion of the project;
2) on-site wells at the 710-foot elevation with reverse osmosis (RO) treatment; and 3) on-site wells
at 363-foot elevation with desalinization of saline groundwater. Storage and transmission facilities
will also be required. Section 4.10.1 contains further discussion.

Wastewater — An on-site wastewater treatment plant is the preferred alternative for processing
Kaloko Makai wastewater. An on-site wastewater treatment plant would be self-sufficient, water
efficient, and environmentally sound. The Kaloko Makai facility will treat wastewater to produce
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reclaimed water meeting the highest (R-1) water standards for general irrigation within Kaloko
Makai, thus reducing the use of potable water for irrigation. Section 4.10.2 contains further
discussion.

Drainage — There are no streams or natural drainageways in or near the project site. The
surrounding area consists of barren a'a and pahoehoe lava fields which are highly permeable. The
natural drainage pattern consists of rainfall percolating through layers of very porous lava to the
subsurface strata. Stormwater over Kaloko Makai will either percolate directly into the ground (in
natural and landscaped areas) or will be collected in a system of catch basins and drain lines and
disposed of in drywells located throughout the community. Drainage from Kaloko Makai is not
expected to have an adverse effect on groundwater or coastal marine waters. Section 4.10.3
contains further discussion.

Solid Waste — Kaloko Makai will work with the County to identify and implement feasible
alternatives for residential curbside collection, including source-separated recyclables. To reduce
solid waste generation, Kaloko Makai will incorporate waste diversion and reduction facilities into its
design and recycling will be encouraged. Waste that cannot be recycled or incorporated into on-site
green waste processing will be disposed of in the Pu‘uanahulu landfill. Section 4.10.4 contains
further discussion.

Electrical — Electrical power supply for Kaloko Makai will be provided by the existing power grid that
traverses through the project site. Kaloko Makai will seek to incorporate alternative energy
generation strategies such as use of solar power or photovoltaic systems. Kaloko Makai will also
consider possibilities for net energy metering in building design to allow residents and businesses to
lower electricity costs and provide energy back into the system. Section 4.10.5 contains further
discussion.

Housing — The North Kona area is appropriately seeing urban infill development and proposals,
consistent with the 2008 Kona Community Development Plan and the 2010 draft Kona Village
Design Guidelines. Kaloko Makai is strategically located along the major regional traffic corridor
Queen Ka'ahumanu Highway, between the town of Kailua-Kona and the Kona International Airport.
This rapidly developing area comprises the northwestern portion of the North Kona District and is
the residential, commercial and industrial heart of West Hawai‘i. The area has a long-standing and
growing residential base and will continue to be the focus of residential and related development as
the Island’s population grows.

Currently entitled projects are estimated to yield up to 8,200 of the potential demand for 17,800
housing units in the market area by 2045, if they are built out within this time frame and developed
to the maximum levels of their respective current plans and entitlements. Despite an assumed
strong and sustained rate of new home production, entitlements within the market area account for
only about half the projected need. Therefore, without further land entitlement, the area could still
face an approximately 9,600-unit shortage by 2045.

Kaloko Makai will include the proposed development of up to 5,000 new single- and multi-family
residential lots and units at low- and medium-densities, centralized commercial and neighborhood
centers, recreational facilities (e.g. parks, trails, open spaces), urgent care medical facility, two
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elementary schools, a middle school, Dryland Forest Preserve, and associated infrastructure (e.g.,
new roadways, utilities, drainage, wastewater and potable water distribution systems). Affordable
housing will be provided in accordance with County of Hawai'i requirements. Section 4.9.3 contains
further discussion.

Economic and Fiscal — Kaloko Makai would generate significant, on-going economic and fiscal
benefits for residents of Hawai‘i, as well as for the County and State governments. Development of
facilities would generate employment and consequent income and taxes. In addition, by attracting
new residents to the Island of Hawai‘i and generating additional real estate sales activity, the Project
is expected to support long-term impacts, including additional consumer expenditures, employment
opportunities, personal income and government revenue enhancement. Specifically, Kaloko Makai
will contribute: 1) approximately 3,100 direct FTE jobs on-site at its retail, office, industrial, lodge,
and medical-related facilities, 2) roughly $8.8 million per year in net additional county revenues
upon completion, 3) an estimated $4.9 to $6.2 million per year net additional state revenues during
build out, with net additional revenues of some $2.8 million per year after 2045. Section 4.9.2
contains the full discussion.

Public Services — Kaloko Makai will contribute to increased State and County tax revenues in the
form of increased property, general excise and increased income taxes from increased employment.
Section 4.10 contains further discussion.

1.7.3 Relationship to Land Use Policies

State Land Use Law, Chapter 205, Hawai‘i Revised Statutes — The Property is currently in the State
Urban, Agricultural and Conservation land use districts, necessitating a State Land Use District
Boundary Amendment to reclassify approximately 798.866 acres from Conservation and Agricultural
Districts to the Urban, and a subsequent County of Hawai‘i Project District Rezoning. Section 5.1.2
contains further discussion.

Coastal Zone Management Act, Chapter 205A, Hawai‘i Revised Statutes — The Coastal Zone
Management (CZM) Area as defined in Chapter 205A, HRS, includes all the lands of the State. As
such, the Property is within the Coastal Zone Management Area. The Property is not located within
the County’s Special Management Area. Section 5.1.3 contains discussion of Kaloko Makai’s
consistency.

Hawai‘i State Plan, Chapter 226, Hawai'i Revised Statutes — The Hawai‘i State Plan (Chapter 226,
HRS), establishes a set of goals, objectives, and policies that serve as long-range guidelines for the
growth and development of the State. Development of Kaloko Makai serves to implement many of
the goals, objectives, and policies set forth by the Hawai'i State Plan. Section 5.1.4 contains further
discussion.

State Functional Plans — The Hawai‘i State Plan directs State agencies to prepare functional plans
for their respective program areas. There are 13 state functional plans that serve as the primary
implementing vehicle for the goals, objectives and policies of the Hawai‘i State Plan. Section 5.1.5
contains discussion of Kaloko Makai’s consistency.
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County of Hawai‘i General Plan — The County of Hawai‘i's General Plan is the policy document for
the long-range comprehensive development of the island of Hawai‘i. The General Plan designation
for the Kaloko Makai site is "Urban Expansion" and “Conservation” (150-acre Native Dryland Forest.)
The Urban Expansion Area "allows for a mix of high density, medium density, low density, industrial,
industrial-commercial and/or open designations in areas where new settlements may be desirable,
but where the specific settlement pattern and mix of uses have not yet been determined." The 150-
acre Native Dryland Forest will be preserved. Section 5.2.1 contains discussion of Kaloko Makai’s
consistency.

Keahole to Kailua Development Plan - The Kedhole to Kailua Development Plan (“K-to-K Plan”)
identifies the Keahole to Kailua area was a major future urban growth area and they recognized the
need for such a plan to serve as an implementing tool for the General Plan of the County of Hawai'i.
The K-to-K Plan notes land uses in the area of the proposed Kaloko Makai project are Residential,
Urban Expansion and Golf Course. Section 5.2.2 contains discussion of Kaloko Makai’s consistency.

Kona Community Development Plan — The Kona Community Development Plan (CDP) is a long-term
plan whose purposes include to: Articulate Kona's residents' vision for the North and South Kona
districts; Guide and accommodate regional growth and development; Provide a feasible plan to
improve existing infrastructure and support future growth; Direct growth to appropriate areas;
Create a partnership plan of action to improve the quality of life in Kona and Monitor the progress
and effectiveness of the plan. Section 5.2.3 contains discussion of Kaloko Makai’s consistency.

The Kona CDP responds to the effects of rapid growth in the community and directs growth in Kona
to the Urban Area (UA). Within this Kona UA, growth would be directed to compact villages located
along proposed transit routes or to infill areas within, or adjacent to, existing development. The
general locations of these villages are within the TODs. The Official Kona Land Use Map defines the
Kona UA and the general locations, spacing and type of TOD Villages.

The Kaloko Makai project has been designated as a Neighborhood TOD in the Official Kona Land Use
Map. The Applicant is setting aside land in anticipation of a regional hospital being sited within
Kaloko Makai TOD. Kona CDP economic policy ECON-1.1 at page 4-128 states that, if the land is
developed with a regional hospital the Neighborhood TOD at Kaloko Makai shall be designated as a
Regional Center TOD. However, the proposed project will be designed and assessed herein as a
Neighborhood TOD.

County of Hawai‘i Zoning — The existing Hawai‘i County zoning for the Kaloko Makai project does
not permit the proposed uses; therefore, a Change of Zone request will be submitted to the County
of Hawai‘i to change the zoning to Project District (PD). Section 5.2.4 contains further discussion.
Section 5.2.4 contains discussion of Kaloko Makai’s consistency.
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1.7.4 Required Permits and Approvals

Permit/Approval

Responsible Agency

Status

Anticipated
Submittal Date

State Land Use District
Boundary Amendment

State Land Use
Commission (LUC)

Petition previously filed; processing
on hold until EIS process completed.

Project District Rezoning

County Planning

Application to be filed following LUC

Second Qtr. 2014

Application Department (PD) acceptance of the EIS
State Land Use District State LUC Motion to Amend to be filed. Third Qtr. 2014
Boundary Amendment
Subdivision Approval County PD Application to be submitted after First Qtr. 2016
the Project District Rezoning
application is approved.
Plan Approval County PD Application to be filed after the Third Qtr. 2016

Project District Rezoning and bulk lot
Subdivision application is approved.

NPDES Individual Permit | State Department of | Application to be submitted prior to 2017
Health (DOH) Building/Grading Permits.
Grading/Building Permits | County Department | Application to be filed after the 2017
of Public Works Project District Rezoning and prior to
any ground disturbance.
Approval for Wastewater | State DOH Application to be filed after the 2017
Treatment Facility Project District Rezoning and Plan
Approval application is approved.
Well Construction/Pump | State Commission on | Application to be filed prior to start 2017
Installation Permits Water Resource of well construction.
Management
Underground Injection State DOH Application to be filed after the 2017
Control Permit Project District Rezoning and prior to
installation of dry wells.
Permit to Perform Work | State Department of | Application to be filed after the 2017
within a State Right-of- Transportation Project District Rezoning and prior to
Way start of construction.
Permit to Perform Work | County Department | Application to be filed after the 2017
within a County Right-of- | of Public Works Project District Rezoning and prior to
Way start of construction.
Certificate of Need State DOH Several entities have been pursued --
(for medical facilities) to partner with on the hospital
facility.
Approval of private State DOH Application to be filed after Project 2017
water system / District Rezoning and Plan Approval
desalination system application is approved.
Air Quality Permits State DOH Prior to start of construction. 2017
Noise Permits State DOH Prior to start of construction. 2017
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1.7.5 Alternatives
The alternatives that have been considered are:

No Action

Neighborhood TOD (Without hospital and 600,000 sq. ft. of commercial use)
Neighborhood TOD with Maximum Density Permitted Under Kona CDP Guidelines
Existing Zoning (5-acre Agricultural Lots, Golf, Conservation)

Conventional Subdivision Development (5-units/acre; Some Commercial and Industrial)
Alternate Location

ok wnNeE

See Chapter 7 for further discussion of the alternatives.

1.7.6 Cumulative and Secondary Impacts

Cumulative and secondary impacts are impacts that may result from other reasonably foreseeable
actions within the area, regardless of who initiates the action. To assess the cumulative and
secondary impacts of Kaloko Makai in context with other proposed projects in the region, projects
proposed on property currently within the State Urban District were used as the basis of reasonably
anticipated development in the area.

Cumulative and secondary impacts resulting from these projects, along with the Kaloko Makai, are
likely to include increased traffic and greater demands on public infrastructure systems and services.
Chapter 8 discusses cumulative and secondary impacts.

1.7.7 Rationale for Proceeding with Kaloko Makai Notwithstanding Unavoidable Effects

In light of the above-mentioned potential impacts, Kaloko Makai should proceed because adverse
impacts can be mitigated and are offset by substantial positive factors, including:

e Compliance with the County of Hawai‘i General Plan (February 2005), which designates the
Kaloko Makai property for Urban Expansion.

e Compliance with the County of Hawai‘i Kona Community Development Plan (September
2008), which designates the site as part of the Kona UA and as a TOD; consistency with the
vision, principles and goals of the Kona CDP.

e Substantial consistency with policies of the Hawai‘i State Plan, State Functional Plans, and
the Coastal Zone Management Act.

e Approximately 5,000 new single-family and multi-family home in a live-work-play
environment to meet island-wide housing needs

e Homes for a variety of income ranges, including affordable housing

e Medical facilities, possibly to include a hospital, and related jobs

e Construction and related jobs

e School sites

e Recreational resources
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e Preservation and restoration of the Kohanaiki Trail and the preservation of archaeological
and cultural sites, including burials.

e The provision of diverse housing opportunities makai of Queen Ka‘ahumanu Highway.

e The public benefit of setting aside the 150-acre Dryland Forest as a preserve.

e The wages, taxes and overall positive economic impacts of Kaloko Makai.

1.7.8 Unresolved Issues

There are three issues that remain unresolved at the time of the preparation of this Second Draft
EIS. They are summarized below and are expected to be resolved prior to implementation of the
proposed action.

Transportation Improvements — The project will increase traffic demands and congestion in the
project area. The cumulative increase in traffic demands, including those generated by Kaloko
Makai and other projects in the vicinity on local roads during peak travel periods is assessed in
Section 4.4. Mitigation measures to address cumulative traffic impacts are recommended. The
configurations of those improvements, timing of completion and allocation of funding for these
improvements are unresolved.

The general configuration of the project’s internal roadways is known, but the precise roadway
design standards that will be applicable to the internal roadway network within Kaloko Makai have
not been finalized by the County of Hawai‘i Planning Department and Department of Public Works.
As a compact, mixed-use TOD, Kaloko Makai should be designed to be consistent with the Kona CDP
and related Village Design Guideline. However, those Guidelines have somewhat different
standards than those used more generally by the County Department of Public Works. Prior to
project development, Applicant will obtain County approval of the internal roadways.

Archaeological and Historic Resources — The archaeological surveys were submitted to SHPD for
review in October 2008. At the time of the preparation of this Second Draft EIS, SHPD was still
reviewing the archaeological inventory surveys.

Type of Transit Oriented Development Village — According to the Kona CDP Official Land Use Map,
Kaloko Makai is designated as a Neighborhood Village.

An economic policy noted in the Kona CDP (ECON-1.1) incentivizes a hospital as a stimulus for the
healthcare industry. Kona needs a new hospital to replace its existing outdated and out-of-place
facility. The new hospital should be located on the Ane Keohokalole Highway (mid-level road) for
optimum accessibility by automobile or transit in this future growth area.

The commercial land use allowed under the Neighborhood TOD is sufficient to accommodate a
variety of retail and office uses. If a hospital is situated within the project, medical offices and other
hospital-related businesses will be developed in the vicinity. If the hospital is not located within the
project, the commercial uses will address local retail and office demand.

Applicant has offered to provide 40 acres of land located along Ane Keohokalole Highway for the
development of a regional hospital. Applicant will not be developing the hospital, but several
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entities have been approached to undertake the development. Applicant will continue to pursue a
hospital developer, and will continue dialog with those entities on the potential development of the
new regional hospital/medical center at Kaloko Makai.

On May 23, 2011, Stanford Carr sent a letter to Bruce Anderson, CEO of Hawai‘i Health Systems
Corporation offering 40-acres of land to the appropriate entity to build and operate a hospital. In
part, that letter stated, “This letter is to confirm that SCD - TSA Kaloko Makai LLC is willing to convey
to the State, HHSC or other appropriate entity, at no cost, 40-acres of land within the Kaloko Makai
project for a new regional acute care Hospital.” “This proposal does not suggest Kaloko Makai will
construct, pay for or operate a Hospital facility. However, Kaloko Makai is prepared to give the 40-
acre site within the project for the new hospital facility.”

In response to that offer, on July 20, 2011, Bruce Anderson responded to Stanford Carr stating, in
part, "On behalf of the Hawaii Health Systems Corporation Board of Directors, | want to express our
appreciation and assure you that we are taking your offer seriously and are excited about the
prospect of a future new facility at Kaloko Makai. The need for a new facility is recognized in the
West Hawaii Region HHSC Strategic plan. The suggested start date for planning such a facility in this
plan is 2012. The proposed site is also consistent with the Kona Community Development Plan.
Therefore, pursuant to your offer, the HHSC West Hawaii Regional System Board has directed its
Strategic Planning Committee to evaluate your offer and the proposed site for a new hospital. "
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