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FOREWORD

John M. Knox & Associates was engaged to prepare a social impact assessment of the
proposed Kaloko Makal mixed-use commercial and residential development in Kena.

In accord with Kona Community Plan principles of providing housing choices, recreation
opportunities, directing growth patterns towards compact villages and encouraging a
diverse and vibrant economy, Stanford Carr Development proposes a 1,142-acre
development with 2 strong emphasis on residential deveiopment.

The work Is presented in three volumes:

1. The current Volume 1 presents hackground socio-economic conditions and results
of a community interview process to surface key issues.

2. Volume 2 is an analysis of housing issues, largely prepared by subcontractor Tom
Dineil (Dinell Associates). Mr. Dinell is Emeritus Professor in the University of
Hawai'i Manoca's Dept. of Urban and Regional Planning, teaching courses on
housing there.

3. Volume 3 contains results of a 2009 “North Kona Community Planning Survey” that
focused on awareness of the new Kona Community Development Plan (CDP) and
extent of agreement with key element relevant to the proposed project.

We should note that elements of the project evolved as our studies were completed.
Two potential components not addressed were:

» A possible State Judiciary complex on the project site — because Kaloke Makai was
one of 11 potential sites at the time Vol. 1 community interviews were done, we
elected not to discuss it because of what seemed its low probability. As of this
writing, Kaloko Makai is sfill one of six remaining sites under consideration.

« A possible small (120-unit) hote! to help serve the proposed haspital, as well as the
Judiciary complex if it materializes,

Additionally, other aspects of project planning — such as tentative phasing and changes
to road alignments — have continued to evolve during and after the community interview
process. Interviewees were given a Project Description (Appendix B) that was less
specifie than plans avallable as of this writing (May 2011) and also showed more
industrial land than is now planned.
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SUMMARY AND ANALYSIS OF VOLUME 1 RESULTS

A. Background Conditions

The report provides extensive description of existing and projected socio-economic
conditions for West Hawal'i (defined as North and South Kona, as well as South ichala)
using secondary data such as the U.S. Census and public opinion surveys. At least
three broad conclusions can be derived from this analysis ~

(1) West Hawai' is now, and is projected to continue as, Hawall |sland's econornic
engine. Most of the island's private-sector businesses and jobs are now located
there, and the clear frend is for further developrnent. Housing options will be needed
50 that Kona residents can live and work in the same place,

(2) Historically, the Island has undergone sharp cycles in its economy. The economy
briefly avoided its usual mid-decade downturn, resulting in a virtually unprecedented
full decade of steady economic growth — growth associated in opinion palls with
resident complaints about cast of housing, raffic, and perceived government failure
to assure that infrastructure keeps up with growth. However, the Great Recession
thereafter hit West Hawai'i and other Neighbor Island resorts particularly hard.

{3) Socially and demographically {and arguably architecturally), West Hawal' is looking
more and more like California, especially with the recent boom in vacation home
development. However, Native Hawaiians comprise the area’s second-largest ethnic
group. The West Hawal'i region is important in Native Hawaiian history, and vice-
versa, While the nature of this project mostly does not lend itself to any particular
cultural flavor, the possible preservation and reinvigoration of the historic Kehanaiki
{(*Road to the Sea") Trail is an important exception,

B. Community Issues and Perceived Impacts

Approximately 30 commurity leaders or other stakeholders were interviewed in
November 2010 and February 2011 in order to surface issues and concems regarding
the proposed project. This type of process does not comprise the sort of representative
cross-sample of the community as the telephone survey discussed in Volume 3, but
does allow for more in-depth discussion and probing of perceptions.

1. Consultant Comments on Context of Interviews: The Weast Hawai'l community
has been whip-sawed by the recent cycle of exiremely rapid prolonged growth, followed
by a deep {and also prolonged) economic downturn. Some people remain very focused
on the historical chalienges posed by rapid growth, and assume that any new proposal
will trigger those same challenges. However, we also encountered a strain of economic
anxiety and concem about the future — a fear that some mix of structurat economic
change and warsening air quality (i.e., vog) may permanently affect the area’s
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prospects — that we never came across in our previous three decades of sccial impact
Interviews there. In the mid-2000’s, there was a desire for “growth-absorbing” projects
that would provide housing and needed community amenities (which is essentially what
the Kaloko Makai proposal does}), as opposed to "growth-inducing” economic
development. Now, some peaple asked, “Can't this project include even more jobs?"

At either end of this spectrum are people who look at a proposed large new mixed-use
residential development with limited enthusiasm — the first out of apprehension that “If
you build it, they will come,” and the second out of the opposite apprehension that
nobody at all will be coming to buy these units. The first group is inclined to oppese the
project (or any others that would either cause or reflect further growth}, while the second
is not so much opposed as uncertain of need. Both groups were minorities among our
particular interviewees — with mare people in the middle — but they illustrate the varying
shades of impact on attitudes from the sustained economic downtum,

Beyond the immediate economic situation, it is important to understand two key pieces
of historical confext:

1. There have been several decades in which rapid growth has outstripped the
provision of key infrastructure — particularly roads, but alse things like schools,
parks, water/wastewater treatment, and even sufficient housing for [ocal residents
because much of the growth has been focused on reserts and resort-type housing.

This has generated substantial distrust, not only of developers but also (and
sometimes more so) of State and County government agencies seen as failing to
provide that infrastructure and/or failing to enforce conditions impesed on
developers. This distrust manifests itself in many ways — different ways for different
people — but one of those ways is to care more about natling down infrastructure
considerations than almost anything else, including housing affordability. (Again,
there tends to be some suspicicn that proposed housing developments will really be
“affordable” to any significant part of the resident population.)

For example, some interviewees for this project felt the developer should be required
to construct and/or pay for — not just partner with other entities to assure provision of
— elements such as the project’s link for the Ane Keohokalole (“Mid-Level™) Highway,
the proposed hospital, and actual school structures, despite possible impacts on
housing prices. A project such as the proposed Kaloko Makai development will
therefore need to spend particular time explaining its market assumptions and
underlying financial strusture to a skeptical community that includes many pecple at
least moderately familiar with real estate development.

2. In an attempt to remedy past problems, many of the community’s most active
members have been invalved in creating and/or overseeing implementation of the
Kena Cormmunity Development Pian (CDP). As cne of the first majer proposed
developments under the new Kona CDP, Kaloko Makai has begun fo receive
scrutiny as to Plan compliance — especially because its planning consultant (the
Wilson Okamotc Corporation) was alsc the prime consultant for the Kona CBP.
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One key element of scrutiny involves the proposed hospital. The Kaloko Makai area
is currently designated on the CDP as a "Neighborhood Transit-Oriented
Development (TOD) Center,” which would not permit the extent of development
being proposed. However, the CDF also says a Neighborhood TOD Center will
“automatically” be granted "Regional Center” status, permitting higher densities and
more development, if a new full-service hospital is included. Therefore, the
development team can expect pointed questions about the certainty and exact
timing of the hospital. Also, because there have been other proposed new medical
facilities (not all of thern full-service hospitals), it will likely be critical for the
developer to show not only that Kaloke Makai's hospital will likely be the first or the
only actually to materialize, but also that it is still filling a vital community need.

Beyond the hospital, the development team will need to respond to questions from
-the community that more typically come from local government planners — detailed
aspects of urban design, green spaces, exact placement of fransit stops, efc. These
were net necessarily the most important issues far the bulk of our interviewees, but
the fact that key community leaders have invested so much time and attention in
them means their importance is more likely to grow than to diminish,

2. Response to Overall Plan: Interviewees were excited, or at least cautiously
optimistic, about many of the proposal's specific components. Most interviewees
spoke to possible changes to the current proposal, instead of discounting or
rejecting the entire plan. That is, they did not simply take a stand for or against the
Project, but offered meaningful insight into how some of its components could be
adjusted or changed to make it fit into the area, or be more suitable to area residents.
The majority of our particular interviewees felt it made more sense to plan for growth
than to resist it.

The most frequent concerns expressed about the plan in general were:

1. As noted above, conformity to the Kona CDP — Regional versus Neighborhood TOD
Center status and other urban design specifics.

2. Scale of the project (5,000 units) permitted under the *Regional Center” designation.
Even though people intellectually recognized the proposal envisions a 30-year
buildout, the viscera! impact of *5,000 units” was difficult for many people to absorb,

Things that people tended to like most about the project included:

1. Possible economic contributions — i.e., 30 years’ worth of construction jobs, plus
work at the hospital and retail areas, as wel! as a greater tax base.

2. Infrastructure improvements, most particularly another extension to the needed Mid-
Level Road.

3. Green space — the unique 150-acre dryland forest preserve and the restoration and
integration of the Kohanaiki “Road to the Sea” Trail.
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3. Issues About (Other) Specific Plan Elements:

Residential Mousing: Pesbite concemns about project size, there was substantial
agreement that housing is needed (in the future if nct immediately), and employers in
particular welcomed a prospective large addition to supply. The great concern was, “Wiil
this really be affordable?” One of the moest recurring themes in the interviews was the
feeling that County guidelines for the “affordable” definition did not seem to produce
enough housing that workers in West Hawai'P’s core service industry can really afford.
Related to this was the suggestion of inequity in housing development — provision of
housing for off-islanders rather than “local” people.

Phasing: Theough a detailed phasing plan was not available at the time of the
interviews, most people approved the general information then provided — i.e., the
project would begin with key infrastructure and with industrial/commercial property along
Queen Ka'ahumanu Highway. There was, of course, concem that infrastructure would
actually materialize on time as proposed.

Hospital: Again, there were questions as to whether and when this would actually
materialize (and some feeling there couid be competiion unforeseen when the Kona
CDP was finalized). However, almost everyong agreed the current hospital in South
¥ona is inadequate for both present and future needs. And some people urged that the
hospital have more of an economic development — e.g., include a medical research
component and/cr be a specialty hospital drawing in off-island clientele,

Roads and infrastructure: Again, the plans generally seemed good to people, and the
Mid-Level Road was seen as vital. The question was whether and when the plans would
pe carried out There were some specific concerns about exact road alignments and a
desire for more information about wateriwastewater facilities.

Retail/Commercial Component: The location of the bulk of such activity on Queen
Ka‘ahumanu Highway, by the existing Kaloko Industrial Park, seemed appropriate o
most people. There were questions about the extent of demand for the amount of land
initially planned by the developer (since scaled back) and some concern about impacts
on local groundwater and coastal waters,

Schools: Most people approved the proposed one middle-school and twe elementary
school sites. Some people so distrusted government follow-through on building the
structures in a timely way that they thought the developer should build those.

Trails, Parks, and Open Space: While the dryland forest was seen as a particularly
valued project amenity, there was a strong desire for most project green areas to be
useable by the community, not just passive open space. The Road to the Sea trail was
also seen as a highly desirable characteristic, though there was a feeling by trail
stakeholders that more work needs to be done fo locate and define the actual historic
trail alignment. (There had been some issues on this matter in regard to Stanford Carr
Development's Kaloko Heights project; stakehclders said the current project is at least
starting out in a much more positive way, with greater consultation.)
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4. Kaloko-Honok#hau National Historical Park: The northern part of the Kaloko-
Honokshau National Historical Park is located directly acress Queen Ka'ahumanu
Highway makai of the Praject site. It is likely the most sensitive “neighbor” to the
proposed project, and therefore we made the effort to interview National Park Service
(NPS) officials. For the most part, the NPS interviewees directed us to their letter in
response to the project's Environmental Impact Statement Preparation Notice, and so
‘Table 3.5 of this report summarizes issues raised in that latter — primarily physical
environmenta! impacts but also concerns about cultural resources, connectivity o the
Park through the Road to the Sea Trail, and curnulative impacts on Park resources.
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1. INTRODUCTION

1.1  Purpose and Scope of Report

This report is an assessment of potential social impacts of the proposed "Kaloko Makai”
project in the Kealakehe ahupua'a of Nerth Kona, County of Hawari, It has been
prepared for the project developer — Stanford Carr Development LLC. — and is intended
to be an appendix to the project Environmental lmpact Statement (EIS} being prepared
for Stanford Car Development LLC by Wilson Okamoto Corporation.

Social impact assessments are made in order to identify and disclose information of use
to decision makers and citizens, as they evaluate the implications of proposed
development. Because the “social” realm is extensive and not precisely defined,
assessments typically contain substantial attention to community issues and
perceptions, in addition to consultant analyses of selected issues.

The report consists cf three chapters:
(1) The current Chapter 1 contains introductory material;

(2) Chapter 2 presents data on historic, existing, and anticipated future socio-economic
conditions in the West Hawai'i study area.

{3} Chapter 3 - in many ways the heart of this study — reports on issues and concemns
about the project itself.

1.2  Project Description
The project is described at length in the overall EIS. Briefly -

Size and Location: About 1,142 acres, extending mauka from Queen Ka'ahumanu
Highway. The Queen Ka‘ahumanu portion is located just north of the existing Kaloko
Industrial Park. Hina Lani St. forms the southern (Kailua-side) border of the lower part of
the property, but the upper part includes land on both sides of Hina Lani.

Current Use and Land Use Designations: Vacant and undeveloped. County General
Plan — Urkan Expansion and Conservation. Ke2hole to Kailua Development Plan -
Urban Expansion, Residential Village, and Golf Course. (The current General Plan
“Conservation” designation was for a once-planned golf course that wouid be deleted
under the new pian; the developer will ask the County for Urban designation of the
forrner golf course land after State Land Use approval.} Kona Community Development
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Plan (CDP) indicates the general Kaloko Makai area as one of the designated “villages”
for transit-oriented development,

State Land Use now Conservation, Agricuttural, and Urban — request is to change about
294 5 acres from Conservation to Urban and 728 acres from Agricultural to Urban. (The
State Urban designation would follow the County’s Kona CDP designation as an urban
area,) A 150-acre dryland forest preserve will be created. An EIS is being prepared.

Development Concept/Phasing: Consistent with the Kora CDP, Master-planned
residential community, with supporting commerciai, educational, recreational, opern
space, and related infrastructure. Primarily a residential development, with some
business/commercial job centers. To be developed in three phases (or “villages”) over
an estimated 28 years. First homes by 2015.

Key Components:

« Residential - At full development about 5,000 new single- and multi-family residential
units at low (up to 3 units per acre) and medium (up to 20 units per acre) densities.

« Commercial - About 120 acres in various locations, Largest would be a business
park that may potentially include Scientific Research & Development facilities, retail,
and a regional hospital along the Mid-Leve! Road. Mixed-use areas of the project are
designed to include residential and commercial uses within close proximity of each
other (this may include affordable residential on top of a variable commercial
component).

e Preservation / Open Space / Recreation — In addition to the dryland forest (150
acres of preserved forest and natural habitat), the project will preserve a historic trail
which is commonly referred to as the Road fo the Sea. While the boundaries of this
trail (within the Kaloko Makai property) have yet been determined, it is evident that
the trail originates in the mid-section of the property just east (makai) of Kaloko
Malai (in the site, properly named Kaloko Heights) and meanders down through the
KM parcel. A series of archaeolegical outcroppings have also been noted in the
Archaeological Inventory Report. Depending on the nature of each archaeciogical
site buffer zones will be provided accordingly.

» Faciliies and Roads — Land set aside for elementary and middie schools. Active
parks and recreation areas. The proposed Mid-Level Road would cut across the
project,

Estimated Housing Prices and Types {Current Developer Assumptions).
« “Affordable” Component — Will ba 20% of units (about 1,000), targeting residents

with income levels between 60%-140% of area median income. Based on 2007
HUD numbers, that would include at least some units for rental to 3-person low-
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income families at $872/month and for sale at $152,600 (2007 numbers). Final mix
of affordable not yet known,

« Market Component — A wide range of products, in today's doltars from mid to high
$200,000's up to $1,000,000, The target market is the local rather than the offshore
buyer. Overall, the project is infended to respond to already-planned economic
growth rather to generate more of it
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2. EXISTING AND ANTICIPATED FUTURE SOCIO-ECONOMIC
CONDITIONS

This section pravides background description of the cverall area assumed to be affected
by potential project development — the "study area” — and projected changes ocourring
with or without the project. Covered in this section are:

Definition of the "study area;™

Overview of population and settlement patterns;
Demographic and sccial characteristics;
Businass characteristics and tourism growth;
Workforce, labor supply and income; and
General community issues and attitudes.

e 8 & & & &

21 Definition of Study Area

We consider the primary Study Area to be the district of North Kona, which is equivalent
to the U.S. Census Bureau's "County Census Division" {CCD) of North Kona. The
overall Study Area — "West Hawaii" — would also include the CCDs of South Kona and
South Kohala. ' (See Figure 2.1), which also shows the general location of the Kaloko
Makai project in North Kona.)

Within North Kona, the 2000 Census has data for five "Census Designated Places"
(CDPs) — Kalaoa, Kailua, HBlualoa, Kahalu'u-Keauhou, and Honzlo, Figure 2.1 shows
the location of those CDPs within the North Kona CCD.? As of 2000, the Census found
that North Kona's total population (28,543} was distributed as follows — 24% in Kalaoa,
35% in Kailua, 21% in Holualpa, 7% in Honalo, 8% in Kahalw'u-Keauhou, and just 5% in
the mauka areas above the five COPs.

Some data in this section are presented by ZIP Code areas. Figure 2.2 indicates we will
be particularly interested in the Kallua ZIP 95740 (as it includes the project area), but
the overall "West Hawal'i" study area also includes the Kamuela, Waikoloa, H&lualoa,
Kealakekua, and Hénaunau ZIPs.

" Between 1980 and 2000, the U.S. Census Bureau made some very minor boundary adjustments among
the West Hawal'l CCDs. Wa ignore these changes when comparing histerical data from the Census —Le.,
we compare 1990 and 2000 populations for "North Kena" desplte the slightly changed deflnition of the
area.

2 There are also Census Deslgnated Places in South Kona and South Kehala, but we will fosus on those
closest to tha project site ~ Le,, in Nerth Kona.
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Figure 2.1 West Hawai’i Study Area {Census Boundaries}

South
Kohala
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Figure 2.2 West Hawai'i Study Area {(ZIP Code Boundaries}
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2.2 Overview of Population and Settlement Patterns

221 Early History

The Kaloko-Makai project area is characterized by lava rock, dry scrub brush and large
expanses of volcanic soil; the area shows no evidence of human settlement. There is
evidence, however, that a trail to the sea, an ancient and often used transportation
route, did pass through the project area®. Evidence of a Hawaiian fishing village makai
of the project area, in Kaloko-Honok&hau, is to be found in the complex stone
infrastructure in the area developed by the ancient Hawaiians. It is believed the area
was a village at the time of the first known historic contact with Europeans, when
Captain James Cook visited Kealakekua Bay in 1776. Later, nearby Kailua — a few
miles to the south — became a part-time residence for Kamehameha |, Hawai'i's first
ruling king, and for a time the area served as the capital of 2 newly-united nation of
Hawal'i.

After the death of Kamehameha [, Kona lapsed into a pericd of diminished political and
economic significance. Because the tand in Kona is hilly and divided between dry
coastal areas and steep hillsides, it did not lend itself to the sugar plantation agriculture
or large-scale ranching that developed in other more prosperous areas of the island
during the 19" century. In North and South Kona, most towns were small villages
situated at Jeast 1,000 feet up the slopes of Mauna Loa or Hualalai where rainfall was
adequate to support coffee or other diversified agriculture. Fer many years, coffee and
beef prices were low, and the area remained mostly rural, The pelitical, economic, and
population centers concentrated mostly in Hilo on the other side of Hawai'i Island.

A few small villages were located along the dry coast line of West Hawai'i. Kailua
became a center for tourism, with particular emphasis on big-game fishing. However,
most civic facllities were located mauka and south of Kailua, where they still rernain,

Over the past several decades, tourism-driven economic development and extensive in-
migration have precipitated an urban expansion that has altered the rural character of
West Hawai'i. By 2000, the U.S. Census Bureau estimated that only about one-third of
West Hawai'Ts population sfil! lived in "rural” areas, and two-thirds in "urban clusters.”
North Kona has become particularly urbanized, with only 22% of its poputation still living
in areas considered "rural."

3 According to the EISPN (Wiison Okaroto, 2010), “Signlffiant archaastogical and eultural sites, which Includo historic tralls, will be
Integrated Into the fand plan. Archoeclogltn! and cultural sites will be protacied and malntained with approprista troatment and
buflers from adjacent sea as necessany™
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2.2.2 Population Levels Over Time

Figure 2.3 and Figure 2.4 on the following page provide a 120-year perspective on
population growth in the county and West Hawai'i. It may be seen thatan jslandwide
population decline after 1940 was suddenly and dramatically reversed from 1970 on,
and also that West Hawai'i has been increasing as a percentage of islandwide totals.
These figures are based on full-time residents only, excluding part-time residents or
visitors staying in fransient accommodations.

In 2000, the North Kona residential population was 28,453, and the total West Hawai'i
Study Area population was 50,173. In 2010, the North Kona population reached 37,875,
and the total West Hawai' Study Area population was 65,499 —or 35.4% of the
countywide population, up from 33.7% in 2000, Thus, West Hawai'} population growth in
the past 20 years exceeded population growth for the rest of the county, although not as
dramatically as it did from 1970 to 1990. See Figure 2.3 and Figure 2.4 on following

page.

223 In-Migration

The county's population build-up during the 1990s occurred in the face of a general
statewide economic slowdewn. County planners hypothesized that in-migration into the
County was taking place for reasons not driven by opportunities in the primary
economic sectors on the island (.., agriculture and tourism) but was due to individuals
seeking a clean environment and a rural lifestyle.* From 1990 to 2000, 63% of Hawal'i
County's population increase was due o net in-migration, a higher percentage than for
any other county, From 2000 to 2008, it was 72%, again highest of all counties.’

Census data for 2010 are not yet available on this topic, but earlier Census data
indicate the percentage of residents bomn outside the state of Hawai'i rose from 39.5%
in 1980 to 48.9% in 2000 for West Hawai'i (and to more than half, 51.7%, for North
Kona in 2000), Comparable percentages for the rest of the county were 25.9% in 1880
and 31.0% in 2000. Thus, in-migration has clearly been funneled into West Hawai'i —
North Kona in particular — more so than inta the rest of the county.

More recent Census data show that Hawai' [sland's population grew faster than any
other Hawaif county from 2000 to 2010. While the statewide population grew 12.3%
and the City and County of Honolulu’s population grew just 8,8%, Hawai’ County's
resident population grew around 24.5%.% This was in excess of Maui County's 20.8%
growth and far ahead of Kaua'i's 14.8%.

* County of Hawall General Plan, February 2005, p. 1-13. However, part of the continued resldential
population bulld-up Is also lkely attributable to secondary econoric sectors belng developed and playing
"cateh-up™ i the years fallowing Intense resort construction,

© Hawal} State Data Book 2009, Table 1.60.

® 1.8, Census Bureau figures posted as Table 1 on Hawal'i State Data Centar webslte,
http:/IHawsl']. govidbedtiinfolcensus/C S, /PL94-171/inde; I,
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Figure 2.3 County and Area Populations, 1890 — 2010
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Figure 2.4 West Hawai’i Population Relative to County, 1880 — 2010
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2.2.4 Housing Prices and Affordability

Housing prices in Kona have long been considered difficult for the average resident to
afford, in some part because a substantial amount of new develepment has been -
targeted to the affluent off-island second-home or retiree market, with limited new
supply for the actual on-island resident workforce. The Great Recession has brought
down prices — particularly limiting West Hawai's off-island market — but also put the
brakes on residential demand as well.

Figure 2.5 shows historical data from 1990 through the beginning of the recession on
median prices and number of sales (*volume®) for West Hawai'i vs. the nation as a
whole. The median price in North Kona (including the resort-residential homes) has
generally been about three times the national average. Sales volume actually started
dropping before the recassion but prices remained high until the recession hit, and
thereafter have not dropped as rapidly as volume.

Figure 2.6 plots the same median prices against an index of “affordability” — median
resale housing payments as a percentage of mediar family income. It shows (a) how
much less affordable West Hawai'i homes have generally been than has been true for
the island as a whole and the nation as a whole, and (b) the tremendeus swings in
housing affordability over time, with economic “good times” associated with far higher
peaks in unaffordability for West Hawaii and Hawai'l Island generally than has been
true for the country as a whole.

More recently, the Kona region has ranked high ameng areas in the state for
foreclosures.” Hawai' itself was reported to be tenth in the nation in terms of number of
foreclosures In February 2011, Of the 953 properties for which foreclosures were filed in
February 2011, 270 were on Hawail Island and 82 of those were described by national
consultant RealtyTrac as being in the Kailua Kona area.

Sales activity and selling prices appear to be recovering in the Kona area based on
March 2011 data, though it is always advisable to use caution in predicting trends based
on limited data.® There were 33 single family home sales in February 2011 compared to
21 a year ago, and the median price rose to $430,000 from $417,000 in February 2010.
Condo sales in North Kona, however, indicated a different trend: 23 sales this year
compared to 24 a vear age and a median price this past March of $149,000 compared
to $247,000 last February. The condos sold this year may have been a very different
class of units than those sold last year. Again, these data make no distinction between
off-shore buyers and speculators, on the one hand, and local residents on the other.

In summary, it appears the real estate market in Kailua area may be close to bottorning
out, but (1) recovery will be slow; and (2) housing affordable to most residents will
continue to be a challenge.

7 Magln, J.L. 2011, "Hawal'l's Foreclosure Rate Down Slightly.” Pacific Businass News, March 10, 2011,

based on data from RealtyTrac. httpfwww, hizioumals,.com/pacific/bloa/2011/03/hawalls-foreclosure-rate-
s-a.html,

® Andraw Gomes, 2011, “Rig Isle and Kaua'i Home Sales Soar.” Honolul Star-Advoriiser, March 8, 2011,

hiter tarndvertiser.co Iness/20110308 Big lsle and Keual home_ sales soarhiml,
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Figure 2.5 Nationwide vs. West Hawat'i Price and Sales Volume, 1991 to Mid 2008
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Figure 2.6 Nationwide vs. Hawai'l County vs. West Hawai'i Single-Family Home
Resale Values and Affordability Levels, 1991 to Mid 2008
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2.25 Population Forecasts

Table 2.1 provides three alternative residential population forecasts developed by the
County of Hawai'i, while Figure 2.7 reflects forecasts generated by the Hawai'i State
Department of Business, Esonomic Developmert, and Tourism (DBEDT). The State
DBEDT numbers are for the overall island, ot West Hawai'l alone. Economic growth is
expected to be primarily in West Hawai'i, but actual population growth there will depend
in large part on housing supply. As of 2009, the actual islandwide populaticn was most
consistent with the highest of the three alternative County forecasts, which assumes a
growth rate more similar to the boom years of 1975-80 than to the slower average rate
since 1990. However, in the future, the State’s projected islandwide population is closer
to the lower County forecast figures.

The County's General Plan is the ane document that does hazard estimates of future
resident populations by districts, though percentages are the same for the three
different series of projections — i.e., 37% for West Hawai'i (see Table 2.1 below}. This
ercentage is reasonably consistent with historical trends since 1980 (see Figure 2.4)
but less consistent with trends for recent job growth located almost entirely in West
Hawal'i (see later Table 2.6 and Figure 2.10.). The General Plan papuiation forecasts
for West Hawar'l therefore implicitly assume (although perhaps inadvertently) continued
housing shortages and commuting into West Hawai'i.?

Table 2.1 Projected 2020 Resident Population, West Hawai'i and Total County

Sorlos A Serios B Scrios ©

North Kona No.: 41,447 42275 46,082

% of total: 9% 9% 18%
South Kohala  No.. 23,947 24,426 26,625
% of total: 11% 11% 11%
South Kona No.: 13,816 14,082 15,361
% of lolal; 5% 6% 6%
Woest Hawal'll  No.: 79,210 80,792 88,068
% of total: 37% 37% 3r%
Restof County No. 134,242 1368925 149,255
% of total: 63% 63% §3%

Hewal'l County Total 213,452 217,718 237,323

Source: County of Hawe!'l General Planr, P, 1-17

°This Is net to say the General Plan "calls for" or "builds In" housing shortages -~ Just that Its assumed
West Hawal'i population does not mesh with other evidence about probable Job growth and se could be
accurate only If new housing supply doas not match new employment supgly.
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Figure 2.7 Historic Vs. Projected Hawai'i Island Resident Population
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23 Demographic and Social Characteristics

2.3.1 Race/Ethnicity

With Increased in-migration, it is generally believed that the West Hawal'i area is
hecoming more "White" (Caucasian) over ime, However, changes in the U.S, Census
wording of its question about race/ethnicity make it difficult to compare 2000 resuits with
those of previous decades, Within the 2000 results (Table 2.2)™ though, it may be
observed that Whites are definitely more numerous in West Hawai'i, particularly in North
Kona ... and also that Native Hawaiians represent the second largest ethnic group.

% 1ha 2010 Census has results for “Native Hawallan and Pacific Islandars Only,” but does not presently
allow brezakout of mixed-race pacple who reported some Natlva Hawallan.

‘This is also true for the averaged 2005-08 American Community Survey (ACS) census results, some of
which are presented later, The ACS has replaced the old decennlal "lang-formy” survey, sa the 2010
Census glves results for only a few items, such as population and broad race categories. In areas such
as North Kona, the AGS sample size for any cne year Is too small to permit rellable results, so the
Gansus releases these cnly In rolling five-year averages. The averaged 200509 numbers are the first
and, as of this writing, otly such averaged numbers to be releases, but mare will be forthcoming.
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Table 2.2 Year 2000 Race/Ethnicity Characteristics, West Hawal'i and County

% White % Nativo
Only Hawallan* % All Othor Total

Nerth Kona 47.3% 25.0% 27.7% 100.0%
South Kohala 33.8% 31.3% 29.9% 100,0%
South Kona 34.1% 30.8% 35.1% 400.0%
Total W, Hawal'l 42.8% 27.7% 28.5% 400.0%
Rest of Caunty 25.8% 28.6% 44.6% 100.0%

County of Hawal'l 31.5% 28.9% 38.5% 100.0%

* Alone or In combination with other races,

Source: U.S. Census 2000, Summary File 2

2.3.2 Age, Education, and Family Structure

As with the rest of the state and naticn, West Hawai'i residents are becoming older and
more educated, on average. Over the years, the educational level has increased
somewhat more rapidly in West Hawai'i than in the rest of the county.

Table 2.3 Age and Education, West Hawai'i and County, 1970 — 2005-09

2005 2005-

1970 1580 1990 2000 2009 5§70 1980 1830 2000 2009

North Kana 286 28,4 347 394 403 8.8% 18.8% 20.5% 247% 27.5%
South Kohala 281 28.9 321 382 3BT 131% 207% 262% 274% 31.1%
South Kana 207 201 846 412 451  6.3% 125% 203% 22.5% 24.8%

Total W. Hawsai'l NA NA NA NA NA 8.8% 17.7% 21.8% 25.0% 28.1%
Rast of Gounty NA - WA MA NA NJA 8.8% 14.3% 16.9% 206% 25.1%
County of Hawal'l 25.0 282 343 386 894 8.8% 152% 18.5% 22.1% 282%

Sourco: U.S. Census Bureau, Surmary Flla 1, 1670, 1980, 1990, 2000; American Community
Survey, 2005-09 averaged data

As the population has aged, the percentage of all households consisting of families has
declined (from 74% islandwide and 72% in West Hawar'l as of 1980, to 70% both
istandwide and in West Hawaii as of 2000, and to about 68.5% both islandwide and in
West Hawaif as of the 2005-09 ACS). The percentage of all families with children is
dropping, and the percentage of children in single-parent households is tising. As of the
2005-08 ACS, family structure was roughly the same in West Hawai'i as the rest of the
county, though South Kohala was notable for having fewer families with children (Figure
2.8).
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Figure 2.8 Family Structure, West Hawai'l and County, 2005-09 Average
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2.3.3 Other Social Characteristics

The 2000 Census found about 10% of the population (both in West Hawai'i and the rest
of the county) was foreign-born. Roughly one-fourth of the households in both parts of
the island spoke a nan-English language at home — primarily Aslan and Pacific
languages (e.g., Hawaiian or Filipine dialects) rather than Spanish (spoken by just 3.4%
of West Hawai'i households, despite widespread awareness of scattered Mexican in-
migrants in recent years).

Additionally, the University of Hawai'l's Center on the Family (COF) prepared a
summary of social and educational indicators available in the early 2000s for various
communities as defined by public high schools covering those areas. Table 2.4 gives
descriptions of three areas roughly comparable to "West Hawai" as discussed in this
report:
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Table 2.4 Summary of Social and Educational Community Indicators

orth-Kon

Kaalakoho School Complex)

Séuthi:Kohala‘and
i HAmakua i
Honoka'a:School Complox)

May 3, 2011

ol

AKona Waena School Complex|

This community hes one of the
lowest proportions of unemployed in
the State, and tha per capita Income
Is Just sbove the State average.
Resldential stabillty, however, s
iower than In most communities, with
fewer than half of the people who live
in the North Kona Area having been
bom In the islands. The child abuse
rata Is doubile the State avarage and
the percantage of *Idle teens” (et In
schoel and not working) is highar
than in most of the communitles
Statewido. In & Statewide survey of
8th, 8th, 10th, and 12th graders,
mare than half of the adolescents
rasponding In the North Kona Areg
reported a lack of interest In school,
which is avident in a groduation rate
that Is lower than In most
communities,

Despite these problems, the data for
otier Indicaters of child and family
wall being In this area are more
pesitive. The North Kena Area ranks
In the upper third of communities for
adults who hold a high school
diploma or a college degrea. The
ecommunlty has the third-highast
nutnber of public schoo! teachers
with advonced degrees. In addition,
more than half of the adolesconts
rosponding to the student survay
reported close family ties,

There are a number of challenges for
children In the Honoka'a Area. It
ranks In tho Towest third for school
safaty (as reported by teachers,
parants, and studenta), The
parcontage of 3rd graders with low
SAT reading scores Is higher than
the State average. In a Statowide
student survey, sbout ona-half of the
adolescants responding In this
community reported poor parental
supenvislon a8 weoll ag a lack of
intarest in achool. Only about two-
thirds of the high schocl seniors in
2002 planned to attend college, a
percent that Is jower than the State
average. Howaver, about two-thirds
of those students were accepted, a
result that is above the State
average.

.. While Hawal'l County a3 a whola
has a higher parcentage of childran
living In poverty than the rest of the
State, In the Honoke'a Area tha child
poverty rata & lawer than the State
average. The proportion of the
popuiation relying on the Food
Stamp and Termnparaty Asslstence o
Nesdy Familles (TANF) programs Is
less than elsewhare In the State and
much leas than Hawall County.
Almest 60% of the adolescents
rasponding to the student survay
roported close family tles.

Although unemploymentis low, the
per capita Incame in the South Kana
Aroa e lowar than the State as a
whale. The poverty rate for chiidren
under age 5 Is high, and the child
abuse rato ls double the State
average. Resldential stabllity—the
percontaga of pecple living in the
‘same heme for mora than & years—
Is higher than the County and State
lavals, However, teechers here rank
last In the State for longevity In thelr
current achoo! setting, and the
porcentage of graduating public
schoot senlors Is one of the worst in
the State.

The date for other Indicators of child
and family well being In the South
Kona Area are mefe positive, Most
adults have a high school diploma
and the percantaga with a collage
degree Is higher than the County
fevel. The 3rd graders do slightly
better on the SAT reading test than
the State as a whole. Teachars in
this communlty report one of the:
highost percentages of schoal safaty,
and 8th graders’ reports of feeling
safe at school afe the best In the
Stata. More than half of the
aclolescents from this area who
respended to a Statewlde survay of
6th, 8th, 10th, and 12th greders.
raported adeguate parental
supenvision and close nelghborhood
and family tles.

Source: University of Hawai'l Genter on the Famlly, hiteufuhfamily. .edufcof datafprofile log.as)
Note: Child abuse rates mentioned here based on Just ane year, and these rates can fluctuate greatly.

The COF's organization of Census data by school area also indicated the West Hawai'i
regions had parficularly high percentages of children aged 0-5 with both parents in the
workforce. North Kona was the highest, with more than 70% of young children in this
situation. The county average was 63%.
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2.4 Business Characteristics and Tourism

2.4.1 Overview of Private-Sector Economic Activity

While tourism and related growth has been a driving force, other economic activity alsc
serves the population, Figure 2.9 and Figure 2.10, as well as Table 2.5, on the following
pages are all based on U.S. Census "County Business Patterns” data, which provide
both county-level and ZIP code information from 1994 for numberftype of business
establishments, number of employees, and total business payroll. Note that government
jobs are not included here.

The most recent available data are from 2008, thus capturing the onset of the Great
Recession. As a result of that recession, visitor atrivals fel! across the state, and there
were reverses in employment, payroll, and numbers of business establishments.
However, the figures also show longer-term frends from 1984,

The figures (as well as seme Census data not directly show in the figures) indicate:

» Hawai’j Island's economic growth from 1994 to 2008 tock place almost entirely in
West Hawai'i — 79% job growth in the six West Hawai'i ZIP cede areas vs. 16% in
the rest of the island. In 1994, 42% of the island's private-sector jobs were in West
Hawai'i, including 21% in Kailua; as of 2008, these figures were 53% and 31%
respectively. (However, Hilo remains the core for government.)

« The Kailua-Kona ZIP code area (which includes the project site) accounted for 60%
of all West Hawai'l businesses and 55% of all West Hawai'i jobs in 2006. The Kailua
growth rate has been a litfle greater than average for the rest of West Hawal'i.

« Overall, the Kamuela area is currently the second most important economic center in
West Hawal'i, though the Waikoloa area has been growing very rapidly. In terms of
percentage growth in Jobs, Kamuela and Kealakekua have been growing least
rapidly. The job growth rate for Halualoa has been particularly high since 2002."

« Since 1894, adjusted for inflation, payroll per private-sector employee increased by
26% in West Hawai'i (vs. 15% in the rest of the island) and by 28% in the Kailua ZIP
area. This includes some declines in payroll frem 2008 te 2008.

« Employment has been growing more rapidly than the number of businesses
islandwide, particularly in West Hawal'l. This suggests a structural transformation in
the economy — more large business and/or expansion of existing businesses, rather
than addition of many small new cnes. Soclally, more West Hawai'i workers are now
ernployed by medium- or large-sized establishments, suggesting more benefits but
less intensive social interactions with co-workers.

" A note of cautlon: County Business Pattern estimates are based In part on actual data, In part on
economlc madeling, and the modaling effects can particularly impact numbers for less poputated areas
sush as Holualoa. Figures are considered best for years ending In "2" or "7," when the Economic Census
is done and provides more direct data.
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Figure 2.9 Growth in Business Establishments, 1994 — 2008 Table 2.5 Business Activity Differences by Geographical Areas
|—':‘*‘~'ﬂ1"uu (2P 16740)_BWostHaworl_MRestsf isiand | 2008 Wost Hawal'| Distrlbutions and Data Total Percontage Changa, 1994-2008
280 Erom 1534 to 2008, the number of ta d by 46% In Kallua and . Ayorages | A i
A5% In West Hawal'T overall, For the rest of the [sland, thoro was a 2% decraaso. No. of Full- { Workars ’ Payroll No, of Full- y Workers | Payroll
2,250 Ne. of |or Part-Time] Per Por No.of |orPat-Time] Peor | Por
2000 .anainm' Workprs, Eygjnmlmmﬁ Buslnosses  iarkers 1mmesnlwgmﬁ
Kamueln 86743 21% 29% 14.6] $36,953] 2%

1,750

% -21%] 21%

Walkoloa 95738 % % 19.4) $40,623 274%, 112%! 2249 2%
Kallua 86740 so%l 55%|  13.7| $35,691 46% mm] 2%

1,500 Halyaloa 96725° 2% 1% 4.2| 520,788 85% 107% 12% 52%

) Koalakokua 96750 7% % 12.3] $39,425] 7% 39%|  30% 30%
1,260 Hanaunau B6704° 3% %) 11.1] 31,451 2% 125%,  121% 13%)

Total Wast HawaTl 1uu%i too%  13.9 $33,200 46%) 79%  23% 15%

1,000 ‘Total, Rest of lsland| (NAY May|  12.3] $29.870 2% 16%)  18% 3%

750 ® Jn constant 2008 dollars.

b Small areas {in terms of economic activty) ke Holualoa and Honaunau naturally vary mora over time. Thus, per-

500 centage changes could also differ more, depending on the years selectod,

Numberof Business Establishments

250 Sourca: U.S. Consus Bureau, *County Busiiess Pattoms," hitp:icenstats.consus.govicgh

{ein/chpslic/chpisoct.pl and hitp://censtats.census.govicgl-bin/chpnaicicbpsact.pl .

2.4.2 Volatility in Tourism
1084 4095 1998 1987 48998 41999 2000 2001 2002 2003 2004 2005 2006 2007 2008

Tourism, West Hawai'i's primary industry, has a recent history of volatility. Figure

" . _ 2.110n the following page shows that, since 1990, the average daily visitor census
Figure 210 Growth in Employees and Total Annual Payroll, 1934 — 2008 (AVC) for Kona and Hawai'i Island generally grew through 1998; dipped for a few years

thereafter; surged strongly from 2001- 2006, when Hawai'i became increasingly
E=Emgloyas, Kalin 06740 WEMEmployoes, W, Hawalll  wiemEmployoas, Rest of Istand ! recognized as a safe tropical destination for Americans afraid of traveling abroad; and
—i—Payroll, County ~O—Payroll, W, Hawal'l —o—Payroll, Kaltun 6740 fell sharply during the Great Recession. Kona-specific numbers are not yet available,
35,000 $2,000,000 but countywide trends were again upwards for the first part of 2010,
Since 2002, the ma) ority of the laland’s |ebs havoe
000 ?,.‘:‘;:l:,‘.‘il‘;.‘,‘::";‘;tZf:ﬁ'i%f;?::ﬁ??:ﬁ"’" $1800,000% However, Kona tourism may suffer some further setoacks from Japan Airlines’ {JAL's)
B ey rapartienately oo, 2 d B s1c000002 decision to end direct service to Kona from Narita at the end of October 2010. This was
2 S the only flight from Japan to Hawai'i Island, and recovery in intemational arrivals had
< 25000 £1,400,000 £ been the strongest compenent of the island’s rebounding teurism numbers through
E $1,200,000 E August 2010. In the previous few years, Kona and the rest of the state’s tourism
e 20,000 o industry were affected by the demise of Aloha Airlines and reduced cruise ship service.
= $4,000,000 3
I 15,000 = On a more hopeful economic note, through August of 2010, Kona had gained about
& $E00,000 = 16% additional scheduled domestic airplane seats over the previous year to date figure,
2 oo $600,000 3 which was the largest gain of any Hawai' airport. ™ And the late 2010 addition of
='? ’ 4 e & nonstop service from the Northwest to Kona could help soften the impact of the JAL
T [Sourca: U.S. Congus Buraauy, "Gaunty Businoes Panams $400,000 E withdrawal,
8,060 Inttp:rfcenstats. carisus, gowieghbinfchpalciebptsectpland sanogn0 =
hitg:ifc .consus.govicyl t.ol ! o
[ LI 50

12 State of Hawall Department of Business Economle Development and Teurlsm. Various Monthly Visitor
Statlstice reports,

1994 1995 1996 1997 1995 199% 2000 2001 2002 2003 2004 2005 2008 2007 2008

g
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Figure 2.11 Kona and Hawai'i Island Average Visitor Census, 1990 ~ August 2010
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Some recovery in Hawai Island’s (and likely Kona's) visitor industry is apparent for
2010 in terms of visitor counts, though hotels were offering discounts in order to attract
vigitors who were spending less as the economy continued its slow national recovery.

2.4.3 Economic Forecasts for Future

Recent economic cocling on Hawai'l Island is expected to continue through at least
2009."™ The visitor industry faces major headwinds as does Hawai' Istand’s agriculiure
industry. ™ The construction industry is alse in decline.'® Some Hawai' Island industries
are doing well — the Natural Energy Laboratory of Hawai'i Authority for example, is well
positioned {o prosper as a producer of boutique drinking water in an otherwise dreary
current economic envircnment.

The 2005 County of Hawaii General Plan— prepared by the Hawai'i County Planning
Department — contains a seties of three different islandwide forecasts for visitor units

' University of Hawal'l Economic Research Organization. County Econamic Foracast, May, 2008.

* Honlulu Star Bulletin, Witting Slowly, May 11, 2008.

hitp:/istarbulletin.com/2008/05/1 1/news/story08 himl.

15 First Hawalian Bank Economic Forecast for Hawall County, “Hawali County’s Growth Muted”. Analysis
by Leroy Laney. hitor/waw fob.com/pdi/iEconFerecastBigislandd? pdf.
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and for "total visitors” (total annual count, not average daily census), though these
forecasts were actually prepared in 2000 and extend only to the year 2020. All three
forecasts are for about the same number of visitor units (about 11,450), though the
projected number of Visitars ranges from 1.5 million to 2.3 million {vs, a litle under 1.3
million in 2000). The General Plan explicilly assumes the possibility of somewhat more
growth outside the visitor industry than does the DBEDT forecast. But several of the
non-tourism factors mentioned in the plan — such as a Hilo Call Center and a new State
prisan — new appear less likely to oceur.

2.5  Workforce, Labor Supply, and Income

2.51 Civilian Labor Force, Unemployment, and Labor Supply

The Chvilian Labor Force (CLF) consists of all prospective workers, employed or
unemployed, The Hawai'i State Department of Labor and Industrial Relations (DLIR)
provides estimates CLF only at county-wide levels, but the decennial Census does have
figures for County Census Divisions (such as North Kona) for years ending in "0,"® as
well as the averaged 2005-08 ACS numbers.

Tabie 2.6 shows Census figures since 1870, Note that, as of 2000, only about 38% of
the CLF lived in West Hawal'l, though the preceding Figure 2,10 indicated close to 50%
of the private-sector jobs were then located in West Hawal'i (and the figure rose to more
than 50% in subsequent years). This indicates that commuting into West Hawai'i for
employment is ciearly higher than commuting out.

Note also that the average annual rate of growth in fabor force has been consistently
larger for West Hawai'i than for the rest of the county. In general, the growth rate was
declining over time to 2000, but then rose (parficularly in North Kona and South Kohala)
in the boom of the 2000s prior to the Great Recession. Because the percentage applies
to a larger base figure, this means the absolute average growth in workforce for the
early 2000s has actually been larger than that experienced in the 1990s, in terms of
absolute numbers

' Cansus and DLIR figures differ somewhat for years ending in "0," because the Census count is for Aprii
1 and the DLIR estimate [s for the year's average.
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Table 2.6 Countywide and West Hawai'i Civilian Labor Force, 1970 — 2009

May 3, 2011

Total Clvillan Lahor Force

1970 1980 1590 2000 2005-09
North Kana 2,022 7,292 11,868 15,848 21,063
South Kaohala 951 2,110 4,882 8,862 9,357
South Kona 1,535 2,823 4,029 4,467 4,798
Total West Hawai' 4,508 12,225 20,809 26,813 35,218
Rest of County 21,381 28,781 38,177 43,779 3,246
County of Hawal'l 25,889 41,006 55,866 70,502 88,462
Avorage Annual Percontage Increase 2000 fo

1970-1980 19801390 1990-2000  2005-0%

North Kona 13.7% 5.0% 2.7% 4.1%
South Kohala 8.3% 8.8% 3.5% 4.5%
South Kona 6.3% 3.6% 1.0% 1.0%
Total West Hawal'i 10,5% 5.5% 2.6% 4.0%
Rest of County 3.0% 2.3% 1.8% 2.8%
County of Hawai'i 4.7% 3.3% 2.2% 3.3%
Source; U.S, Census Bureau, Decennlal Census for 1970-2000; Census Bureau
Amenrcan Community Survey for averaged 2005-09 data, For estimating percentage
Increase from 2000, a seven-year gerlod was assumed.

A key social characteristic of Hawali Island's workforce has been its high female civilian
labor force participation rate (CLLFPR — the percentage of the population aged 16+
actually in the CLF), Both maie and female CLFPR have been much higher in West
Hawai'i than the rest of the county, with no appreciable female differences between
North Kona, South Kohala, and North Kona but higher male rates in South Kohata and
lower in South Kona (Table 2.7).

‘Table 2.7 Civilian Labor Force Participation Rates (CLFPR), 2000 and 2005-09

2000 Census | Hawall Gounty|Rest of County) West Hawall | North Kona ' South Kohala | South Kona
Male CLFPR 84.7% 80.0% 737% 722% | 78.3% T1.7%
Fomalo CLFPR|  58.7% S57% | 84T sS% | E82% | 2e%
2005-09 ACS | I l

Male GLFPR 88.6% 64.7% 75.4% TAT% 614% | 680%
Female CLFPR|  60.9% 58.0% 85.0% 859% | 651% , 67.9%

Compared to other Hawai'i counties, Hawai' lsland has generaily had a high
unemployment rate, but current estimates indicate an atypically iow one. Note, however,
the greaf swings that have characterized the island's economic cycles over time, and
the absence or defay of the historically "normal" increase in unemployment that might
have seemed expectable for the first part of the last decade:
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Figure 2.12 Unemployment Rates — [.S., County, and West Hawal'i, 1970 - 2010
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had ralatively highor rates. Intha Great Recesslon of the past fow years, ) ahot up bl tho
leountry and the stato, As of 2010, Hawal'l County's rate wes 9.7%, Idondcal to tha 2008 figure.
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Hawaii County's 2009 unemployment rate was 9.7%, and was unchanged in 2010.
Much of the preceding 2005-07 low unemployment had te do with a construction boom
that has now become a construction bust. Though no recent Kena-specific data are
available, it is [ikely that the unemployment rate there remains lower than the rest of the
county, as it has in the past {Table 2.7).

2.5.2 Employment by Industry

As might be expected, Census data show residents of West Hawai'i were much more
likely than those of East Hawai'i to be in the "Accommeodation and Food Services”
sector, less fikely to work in Public Administration or Edueation, This was particularly
true in South Kohala, while the South Kona pattern was more like that of East Hawai'i.

{Note: The averaged 2005-09 figures in Table 2.8 were {ittle changed from the
comparable percentages that could be calculated from the 2000 Census.)
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Table 2.8 Distribution of Resident Workers by Industry, 2005-09 Average

Hawali | Restof | West | MNoth | South ' South
County | County [ Hawal'l | ®ona | Kohala |
Agriculture, forestry, fishing and huntlng, and mining £.3% 4.5% 3.9% 2.4% 4.0%;
Construction 11.4% 10.6% 12.7% 12.B%| 121%
Manufacturng 2.8% 2.8% 2.9% 27% 3.4%
Wholessala tmde 2.7% 3.6%} 14% 1.6| 0.8%]
Ratall trade 12.8% 12.3% 13.4% 15.5% 2.4%
Transpertation and warahousing, and utitios: am| a1%] 4 as%|  43%|
Information 1.3%, 1.3% 1.0%
Finance, Inaurance, rea} estata and rental and leesing 8.1% 8.8%| 57%
Pr lenat, sclontific, gement, adminlstrative, 8.6% : 11_3%1 10.1% I
and wasto managemant 0ME0s: . .
Educational senices 9.5%: X 4.8% 7.6%
Haalth care and socll assistance 8.6%|: .5%,1 6.1%[ 3.2%'
Arts, antertalnment, and recreation 3,0% zg%l
Accommodatlon and food sendces 14.7%F  11A%LE
Othar genices (excapt publlc administration) 4,5%|
Public zdminlstration 5.3%|:

Source: American Community Stuney, 2005-09 averaged figures.
(Greon shading Indicates rolatively high aumbars, and vollaw, relatively low ahos.)

2,53 Wages and Income

Annual data about average individual wage and salary (as compared to aggregate
measures such as "household incorme"} comes from the U.S. Bureau of Economic
Analysis, though it is for the county as a whele and not for individual areas such as
West Hawai'i. Figure 2,13 on the following page shows that inflation-adjusted wages
declined nationally and throughout Hawal'l as the country moved from an industrial to
more of a service-based economy, hit a low point around 1980, then started rising again
since 1986. However, housing-driven inflation slammed on the economic brakes and
drove real eamings back down around 2005 or 2008. Furthermore, Hawal'i as a whole —
and Kaua'i and Hawal‘ Island in particular — have greatly and consistently lagged
national averages for many years.

Within Hawai' Island, a variety of indicators from the 2000 Census suggest higher
incomes in the West Hawai’i study area than for the rest of the island. Both poverty and
public assistanice rates for the combined three West Hawal' districts were about half
that for the rest of the county. And aggregate median incomes were higher in 2000:

Countywide N.Kona 8. Kohala 8. Kona
Median family income: $46,480  $51,525 $56,905 $48,989
Median household income: $39,805 $47,610  $51,379 $42,058
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Figure 2.13 Average Wage & Salary, 1969 — 2008, U.S. Vs, Hawai'l and Counties
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Aggregate measures such as family and household income can represent incomes from
different numbers of household workers for different times and places. Table 2.9 on the
following page shows that:

+ [nflation-adjusted household income, especially at the county and Nerth Kena levels,
remained essentially stagnant from 1580 to 2000, then apparently increased
somewnat in the later 2000s (though the ACS 2005-08 figures average income
reported during both an economic boom and also the following Great Recession).

« However, the number of workers per household — pethaps contrary to general
impressions, but in line with the aging of the population — actually decreased rather
than increased in the same imeframe. (The number edged back up again in the late
2000s, though the averaged five-year timeframe makes that difficult to interpret.}

« Thus, at least through 2000, fewer workers per household were needed to bring in
roughly the same househeld income, and so the "average" real wage — consistent
with Figure 2.13 above — increased (particularly in West Hawai'i).

Income data are multi-faceted and complex. Other data could demonstrate that income
inequality increased during the same period, and it is not certain that average or median
Increases were equally enjoyed by all segments of the society. Also, the economic
changes singe 2000 may have altered this picture. (As noted below, the Great
Recession in the last few years appears to have driven down per-worker incomes.) But
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the long-term picture is ene of increasing real income since HawaiTs low paint of 1980,
and more so for West Hawai'i than for the rest of the county.

Table 2.8 Effect of Changing Number of Household Workers on Income

1980 - 1980 2000 200509

A, Median Housohold Income (2009 Dollars) for Precoding Year

County of Hawal'l $52,558 $53,108 $52,839 §85,645
Natth Kona $60,648 $63,212 §63,200 364,802
South Kohala $54,948  $71,243 $68,203 $75,912
South Kona $50,159 $55,934 §$55,830 58,849
B. Employed Clvillan Laber Foree Per Housohold

County of Hawai'i 1.20 1.31 423 1.31
North Kona 1.50 1.46 1,41 141
South Kohala 1.33 1.53 1.43 1.51
South Kona 1.44 1.46 1.35 1.41

C. Modlan Household Inceme Divided by Employed Clvillan
Labor Force Per Household {A divided by B}, 2009 Dollars

Gounty of Hawal'l 540,278 340,516 543,086 $42,304
North Kona $40,374 $43,218 $44660 $46,122
South Kohala $41,197 $46,450 $47,786 §50,272
South Kona $34,015  $38,280 541,243 41717

Source: U.5. Census Bureau, 1860 - 2000 Summary File 3; Amerlcan Commu-
nity Surwey 200508 averaged data. Diisions and infiatlon adjustments (using
Hanolulu Consumer Price Index) by John M. Knex & Assoclates, Inc.

2.5.4 Employment Forecasts

The previously mentioned DBEDT forecasts anticipate roughly 96,000 people employed
islandwide in 2020 and 124,000 in 2035 (up from 62,000 in 2005 - roughly an 80%
increase from 2005 to 2035). Based on frends over the past decades, it may be
assumed that most of these additional jobs will be focated in West Hawai'i, though
housing issues make it less certain that the additional workers will five there.

The County of HawaiT General Flan's three different forecast series for 2020 range from
103,500 to 117,500 jobs (which is different from "people employed" due to factors such
as multiple job-holding, part-time vs, full-time employment, ete.).

From a 2005 base of 69,000 jobs, the County's projection for job growth is greater than
the State's, County numbers equate to anywhere from §0% growth (for Series A) to
70% growth (for Series C} in just 20 years while the State projects just under 40%.
However, the County document remains silent on the geographical distribution of the
projected heavy job growth.
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2.6 General Community Issues and Attitudes

In addition to stakeholder interviews described in following sections, we here examine
opinion survey evidence related to community issues.

In 2002, 2005, and a split 2006-07 survey, the Hawal'i Tourism Authority (HTA) included
small "West Hawal'i""” samples in its statewide "Survey of Resident Senfiments on
Tourism in Hawai'l." The survey began with a list of potential comemunity problems —
with no specified links to tourism.

Figure 2.14 indicates that cost of housing and traffic were the critical issues as of 2006~
07, followed by poputation growing too fast. The figure also indicates that avaifabllity of
Jobswas the least impartant of the listed issues and that even its perceived importance
had dropped off by 2008,

Figure 2.14 West Hawai’i Resident Perceptions of Major Community Problems
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* Starting In 2006, the HTA asked half thesa
ltems one year, haif the following year.

Percent "Big Problem™ in Community

7 watast Hawai" for this survey included a somewhat larger area than otherwise used for the current
report - "Pa‘aulie through the Kohalas, Konas, and Ka‘l." It should alse be noted that the list of
commmunity issues for the survey was restricted to particular concerns often assoclated with teurlsm, One
Issue of more general concem in rural Hawal'l ~ substance abuse - was not Included on the list.

Nete: The MTA did another resident survey in 2009, but did not braak cut West Hawa!'l results.
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3. COMMUNITY ISSUES AND PERCEIVED IMPACTS
This section focuses on results of community interviews, It covers the following topics:

Purpose and methods;

"Background” issues and concerns (context for project);
General project — awareness and overall issues;
Specific project elernents ~ issues and concems; and
Parspective of adjacent National Historical Park.

s 9 & & &

31  Purpose and Methods

Purpose: Social impacts involve values and perceptions. They alsc involve many
concerns that cannot be "chjectively" determined with certainty, because cause-effect
relationships are not always easy fo determine. Over the several decades that we have
been doing this sort of work in Hawai'i, we have talked to social agency representatives
who believe that social problems are due largely to rapid economic development... and
to others who believe the exact same problems are due to lack of economic
development. Both may be right. The point is that "experts” cannot always draw a clear
and accurate conclusion. In the long run, social impacts may have to do not only with
whether a project occurs, but with how itis carried out.

Therefore, an important part of social impact assessment involves interviewing
knowledgeable community leaders and cbservers — "stakeholders” from a wide
spectrum of beliefs and interests, The results are not like the survey percentages
reported at the end of the faregoing section, because interviewees were deliberately
rather than randomly selected. There is therefore no way to know if the opinions
expressed by our interviswees are representative of the population or not.

However, the community interview method complements survey results by:
{1} Allowing for a much more in-depth discussion; and

(2) Focusing on specifically affected groups — such as nearby residents, business
owners, or local political leaders —who could be greatly under-represented in a
typical telephone survey.

Ultimately, the purpose of these interviews is to disclose social issuies and concerns,
(The term "social" is used broadly here, since many interviewses find it difficult and
irrelevant to make fine distinctions among social, environmental, economic, and other
jssues.) When possible, we will also make analytic comments and offer suggestions for
mitigations and enhancements.
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Methods: A total of 24 interviews {with 29 individuals as some interview sessions
comprised of more than one interviewee) were conducted for this Social impact
Assessment. All interviews were conducted from November 2010 through March 2011,
by face-to-face meetings (the majority), and via tefephone. Interviewees were assured
that:

« All discussions were confidential — we would list names but not quote anyone by
name,

» I[nformation about community affiliztions would be reproduced only to show the
range of interests represented and why these people were selected. No interviewee
was speaking on behalf of any organization listed in Tabfe 3.1.

Although discussions could he ﬁ'ée-ﬂowing and did not necessarily follow a script, we
developed an interview guide (Appendix A) along with a then-cusrent Project Description
(Appendix B) that contained three broad types of questions:

1. Background issues affecting West Hawai'i, independent of the project;

2. Overall issues specific to the project; and

3, Specific issues related to project elements, focusing on these main project
components: hospital; adherence to the Kona Community Development Plan;
project phasing; residential component; roads and infrastructure; commercial, retail
and high tech elements; schools; and trails, park space and open area.

Table 3.1 List of Community Interviewees

s Names Lt | e s Titley Affiliation s i
Kathy Bllling o Park Superintendent, Kaloko-Honoktihau and Pu'uhonua O Honaunau
Natlonal Historieal Parks, MNatlonal Park Senvice
Arc Aralaki Superintandent, Ala Kzhakal Natlonal Historic Trall, Matlonal Park Service
Sallle Beavers NPS Marine Ecologist and Chiaf of Resources, Matlonal Park Service
. Community Ar¢haeologist, Ala Kahakai National Historlc Trail, National
Rick Gmiridn B g
Fred Keakackalani Cachola | President, Makanl Hou: Chalrman N2 Kokua
Denny Coffman Representative, House of Representatives, 6th District
Laura Dierenfleld Executive Director, Pecple’s Advocacy for Trails Hawal'l {(FATH)
Bob Ward Board Vice President, People's Advocacy for Trails Hawai'i (PATH);
Member, Kena CDP Action Cormittes
Member, Kona CCP Action Committes; Former Vice Chair, Kailua Vilage
Fritz Harris Glade Design Commigsion; Board Member, Kaifua Village Business
Improvement District
Agent/Broker, Hawal'l & Pacific Commerclal Prepetties; Director of Manta
Glennon Gingo chlﬂc Research Foundation: P
Kelly Greenwell Hawal'l County Council District 8
Marni Herkes Vice President of Publle Affairs, Kona Outdoor Circle
Jaceui Hoover Executive Director and CEQ, Hawal'l island Economle Developrnent
Board; President, Hawal'l Leeward Planning Conference
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itle; Affiliation:

Paul Horner Genera! Manager, Keauhou Beach Hotel
Bo Kahul Executive Director, Lat'opua 2020

Irving Kawashima’

Section Marager, Hawall N3 Ala Hele, Department of Land and Natural
Resources

Clament Chang

Access Speclalist, Hawall Na Ala Hele, Department of Land and Natural
Resourcas

Vivian Landrum

Presldent, CEO, Kona Kohala Chamber of Commetce

Graetchen Lawson

Mernber, Kona CDP Steering Committee; Presldent ang CEO, The Arc of
Konz

Elizabeth Lee

Kona Community fineal descendant, Kdpuna

Reggie Lee

Hui © Na Kdpuna

Susan Maddex

Interim Executive Director, Kona Nelghborhoed Place; Executive Director,
Friends of the Future

Chairman, Kona CDP Action Committee; Senior Projact Manager,

Ken Metrose Pa‘ahana Enterprises LLC.

«en Obenski Acting Chalr, Kona Traffle Safety Commitiee
CEC, Hawail Ferest and Trafls; Board Member, Board of Land & Natural

Rob Pacheco Resources; Board, Hawal'l Island Visitors Bureau; President TREE
Hawal't

Agroh Stene The Kona Bleg

Phil Tinguely Presldent, Tinguely Development, Inc.

Curtis Tvler Broperty Manager, Small Business Owner; Fommer Councliman

Redney Watanabe Executive Vice President, Member Services, Hawal't Community Federal

Credit Union

3 Nolo: Thoso inferiews wero congucied fs 0 group, with persen(s) whoso name(s) is/are itnlicized balow.
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3.2 Background Community Issues and Concerns

Most of our interviews began with general questions intended fo shed light on values
and background issues, independent of the project — both positive aspects and
problematic issues about West Hawai'l in general. The themes outlines in Table 3.2
represent issues and concems most frequently mentioned during our interviews.

Table 3.2 Current Issues on People’s Minds about Kona in General

(i Curront 1SSUSS and Concerns i
Health Care and Education Issues

Lack of good health care, facilitles, and caregivers

Lack of education opportunities for local residents

Curront Economic Issues

Lack of Jobs and good paylng Jubs, and Imbalance between where jobs are located and the location
of housing for the workforce

High cost of living

Economle vitality: dependence on Imports, Jack of new money coming In, need sustalnable economic
growth, not only short term

Ranching and cattle ralsing facing streng challenges

Community and Effects of Rapld Growth lssues

Managing growth: sustalnability vs. growth conflict, speed of development

Influx of putsidars who may not understand local lifestyle promating "land for profit" as opposed to
"land for living"

Although we have done West Hawall community interviews only cccasionally over time,
we have noted increased difficulty in getting participation there — either non-responses
or refusals — particularly on the part of environmentally-criented interest groups. Among
those who declined, a common theme was suspicion of developer representatives
(in general, not Stanford Carr in parficuiar) and concern that any comments they made
would be ignored and/or misrepresented as indicating some type of endorsement. Here

Crime and drugs

Housing lsstuos

Not enough affordable housing

Accoss and Infrastructure Issues

Harbor Is oldg, county Infrastructure Is aging (sewer speclfically)

are some examples from people who asked that their names not be included:

Queaeh Ka'ahumanu Highway widening Issues: access

Mahalo for the emall, As & rule, |
don't take part in developers’
Infarviows, as it has lead fo
nothing but misrepresentation by
those community members and
groups who have taken part in
them. Unfortunatoly, It seems that
these types of interviews are
used to meake & prafact look good,
rether than trufy Improve the

If Stanford Carr prasents an
amvironmentally- and cutturalty-
sansitiva KCDP-~conforming profoct
(not just according to what the

My experfence in
meeting with developer
representatives Is that
my concems are not

Traffic

Politlcal ssuos

Pervarse Incentive: Hilo benefits from tax revenues generated by developments In Kona, but Kona
suffers from the resulting traffic and socic-econole impacts

Inefficlent planning: Projects approved out of Hilo, ne Infrastructure to subport projects, no following
through on conditions

Too many land use convarslons (conservatlon and agricultural to urban land uses)

Lack of good political leadership

Population growth: demographles incoming vs. demographics belng planned for

project.

curront County administration calls properdy aodrassed
“conforming” but truly so), they'll even while I'm lIsted s
have a better chance of a glitch-froe having been consulted. |
permitiing process, If the profact will submit written
sbuses the land, the laws, or the comments once you
Kona community, it wan't ba so have issued your

fasy. EISPN,

Polarlzation in planting issues
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Vog and threat of voicanic activity — worrles about permanent impacts on quality of life, housing value

Increasing negative impacts to the natural environment, coastal areas and eultural resources

Lack of open space
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Health Care and Education lssues: Interviewees often mentioned concems about
health care and education in Kona — including tack of access to medicat facilities,
reportedly leading to people having to be evacuated te Honolulu for freatment,
insufficient staff, lack of good doctors, nurses and health care specialists, and
inadequate facilifies. A few people said the hospital has been having funding problems,
which has made it difficult to keep doctors, specialists and nurses in Kona.

Current Economic Issues: The entire nation has been having difficult economic times,
and Kona is not immune. Issues associated with the impacts of the national economic
erisis include a lack of new money coming in, local businesses suffering (even affecting
the success of longtime industries ranching and cattle raising), higher cost of fiving, lack
of local jobs (and good paying jobs), and lack of adequate housing for workers,
especially low-income ones. Residents also reported a perceived imbalance between
where jobs are located and the location of “affordable” housing for the iccal workforce,

Community and Effects of Rapid Growth Issues: Interviewees expressed concern
about the rapid growth occurring in Kona, and the difficulties associated with managing
this growth. The speed of development, as well as population growth, were both viewed
with apprehension. The engoing influx of people and rapid development were seen as
leading to cultural, secial, and environmertal problems. Some people said newer
resident may not understand local iifestyle and have mote of a “land for profit” as
opposed to "and for living” mentality, Increased crime and drug use were also reported
as concerns attributed to rapid growth (though it should be noted that we also often
encounter the same issues in rural areas with stagnant economies).

Housing Issues: Lack of housing options for the local workforee is a great concern for
the peopie in Kena, Interviewees, on the whole, all said they concurred that there is just
not enough: affordable housing options for the Kona workforce, and that what is being
planned in the region often does not seem to meet that demand, but rather caters to off-
islanders — vacation and/or retirement homes for the affluent.

Access and Infrastructure Issues: According to interviewees, access and
infrastructure issues are a significant concern in Kona. Interviewees remarked that the
Kona Harbor is od, that county infrastructure is aging (sewers specifically), and that
access and traffic are an escalating issue in Kona, There have alsc been many
problems with the Queen Ka‘ahumanu Highway widening project.

Political Issues: A decades-old issue involves the fact that West Hawai'i is the
County's prime source of growth in tax revenues, but planning and infrastructure
decisions are made in the East Hawal'l county seat (Hilo). Interviewees said they
perceived a perverse incentive in the fact that Hilo benefits from develepments in Kona,
but Kona suffers from the resulting traffic and socio-econormic impacts of these
approvals. They saw this as inefficient planning, as planning projects are approved with
ro adequate infrastructure to support projects, from a remote place that won't feel the
consequences of failing to plan properly.
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Lack of good political leadership was also seen as the root cause for perceived frequent
conversion of land uses (conservation and agricultural to urban Jand uses), and
developments being allowed to move forward, with no follow-through on conditions.

Environmental Issues: Although vog and volcanic activities were of some concem to
interviewees, threats fo the environment — as opposed to threats from the environment
—was at the ferefrant to of interviewee concerns. People said they were seriously
concemed about increasing negative impacts to the local natural envirenment, coastal
areas and cultural resources due to development and population growth.

3.3 Overall Project — Awareness and General Issues

3.31 Level of Awareness of Project

Interviewees were asked whether or not they had heard about the Kaloko Makat
proposal prior to our contacting them, as well as their perceptions as to whether this
proiect was well known in the community.

Interviewees, on the whole, seemed to be aware of the proposed Project at
Kaloko Makai, though they were not always aware of all details. Since this Project has
been “in the works™ for quite some time, it did not come as a surprise to most
interviewees —who, as community leaders, tend to track development proposals mere
closely. However, most interviewees said they thought the project is not yet welf
known to the majority of Kona residents.

“There’s awareness, but I dor't think people understand scope of it.”

“No doubt, the project is known to county and land-use pianners, but probably lass
known by the general public.”

3.3.2 Image of Developer

We also inquired about whether the Stanford Carr Development company is well known
in the Kona community, and if it has a particular image (positive, negative or neutral),
Most interviewees reported a neutral to positive image — focused more on Mr. Carr
himself than on the company as a whole — although a few people mentioned concems
aver the suspended work at Kaloko Heights and reported unresolved business issues
with a local contractor.

Especially because Kaloko Heights and other area developments have come to a stop,
there was alsc some degree of surprise as to the developer's confidence about
proposing such a large development in this economy.

"What concerns me is the fact that they are wanting to get this huge project started.
So many prafects have been stalled since the recession and are not completed from
the recession of the early S0’s, Lols of completed places have not even sold yet”
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There was alse some sense that Stanford Carr, as a “local” (Hawai'i-born)
developer, could be perceived more favorably than other developers. For some,
this increased expectations for the Kaloko Makai project.

“Stanford Carr is uniquely positioned to set the bar for Kona in terms of livability,
because a project of this magnitude would draw lots of attention.”

3.3.3 Issues about the Project in General

Interviewees were asked what they saw as both the most positive and also the most
problematic things about the Kaloko Makai Project. Interviewees were excited, or at
least cautiously optimistic, about many of the proposal's specific components. Most
Interviewees spoke to possible changes to the current proposal, instead of
discounting or refecting the entire plan. That is, they did not simply take a stand for
or against the Project, but offered meaningful insight into how some of its components
could be adjusted or changed to make it fit into the area, or be more suitable to area
residents.

Table 3.3 on the following page summarizes overall issues. Most comments about the
project (both positive and negative} had to do with overall growth in Kona; potential
economic benefits of the project and planned infrastructure; the provision of green
spaces and trails; the project’s placement within Kona and particular component
placement; and the proposed hospital, schools, mixed housing and affordable homes.

Growth in_Kona

The most frequent and the most critical issues involved perceptions about the
project's scale (5,000 units), and about its conformity to the Kona CDP. A majority
of people interviewed were aware — and appreciated — that the Project is located within
the Kona CDP designated growth cotridor. This growth corridor was determined in the
plan as an appropriate central location for future development, and most interviewees
agreed growth in Kona should be directed toward the general project area, where
industrial areas and roads have already been built and planned, While there is still fear
that growth may lead to loss of Lnigue community character, most recognized that Kona
was going to continue to grow and that planning for this growth through the CDP makes
sense.

Some interviewees were in fact pleased by the thought of a large development
occurring at Kaloko Makal, However, apprehension over the Project's size was very
often mentioned during our interviews, and was clearly the single greatest cencern.
Many peaple found this development proposal to be “too large” especially because of
multiple developments concurrently proposed in the area. Even though people
intellectually recognized that the proposal envisions a 30-year buildeut, the visceral
impact of *5,000 units” was difficult for many people to absorb.
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Table 3.3 Summary of Broader Issues Related to Project

According to the Project EISPN, “concepts such as smart growth and sustainabilily were
incorporated into the Project plan, focusing on community quality of life.” However, a
handful of people still felt the proposed Project “needs to adhere [more] to Kona CDP
guidelines and intended principles of *smart growth.” These people said that they
wished the Project attempted to present a better Transit-Oriented Development (TOD)

Kaloko Makal Soclal Impact Assessment (Vol, 1: Background and Community Issues)  Page 3-8




John M, Knox & Assoclates, Inc. May 3, 2011

concept and incorporate even more smart §rowth principles such as those outlined in
the Kona CDP Village Design Guidelines.”

While many interviewses agreed with the Kona CDP that development in this area .
would make the highest and best use of Kaloko Makai fands, there were some who said
they still did not want to see any change to Conservation or Agricultural designations.

Some community members said they hope to have more input to project planning. One
person said the traditional name of the place should be preserved. According to this
person, in ancient times the area was actually referred to as Kaloko Waena (centar-
middle) and not Makai, which would have actually been the name of the area near the
shoreline. A few athers simply said that use of the name "Makai” could cause opposition
from people who would assume it is located on the ocean side of the highway —an area
where there is much stronger opposition to any further development,

Economic Benefits and Planned Infrastructure

Most could see the potential economic benefits which will ensue from such a
development in the area, including the possibility of more jobs, an increased tax base,
and the improvements to the local infrastructure and local facifities. For some
peopie, the "up” side of the project’s size included the idea of construction jobs
extending over three decades. People especially liked the idea of planned infrastructure
in the area. They talked about the longstanding need in Kona for more road connection
with existing and/or planned area developments, as wefl as better communication
between area landowners about infrastructure planning in general.

Although many appreciated the leng phasing period, gradual development proposed at
Kaloko Makai, some thought that the phasing nat well described in the proposal. These
people suggested the Plan will need to provide more evidence of concurrency
between the provision of infrastructure and developments (such as housing etc}. Many
also suggested timing for construction would be eritical, in order to avoid adding to the
area's already large traffic problem,

Increased road connectivity and the building of the Mid-Level Road roused
particular interest from interviewees. lssues and opportunities relating to roads and
infrastructure wil! be explored in more detail in Section 3.4.5, when we discuss particular
project components. Howaver, the provision of more roads is seen as a major
advantage for this Project:

18 pccording to the Kona CDP: “These guidetines were adopted as ona of the Instruments of
implementation of the Kona Community Development Plan (KCD#P) to provide standards of development
far Traditional Neighbarhood Deslgn (TND) and Transit-Oriented Design (TCD} vilages. This is a farm-
based code, meaning It envislons and encourages a certain physical outcome at the community, BLOCK,
or bullding level, This form Is compact, waikable, and mixed-use, and Is meant to be somfortable, safe,
and ecologically suatainable.” (Wilsen Okamaoto, 2008)

1 According to the Project EISPN, the Project will need a State Land Use District Boundary Amendment
to reclassify approximately 952 acres from Conservation and Agricuttural Districts 1o the Urban District.
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“Overall, jt's pretly good! Now that I'm looking at it, the Kamanu extension might
create connectivify all the way through to Wal-Mart and Henry St. That would
provide an alternate route fo all those big box stores!”

Although more jobs were menticned as a favorable consequence of this project, a few
people said they worried about these jobs actually being offered fo the local Kona
workforee. They suggested that developments typically bring in outside workers.

Green Spaces and Trails

The Project’s provision of open space, dryland forest, a traifl system, and parks
were among the proposal’s most atiractive features. Community members,
especially longtime residents, appreciated the Project’s intent to preserve access for
recreational and/or cultural practices, and acknowledge the presence of an ancient
historic trail through the property. However, some pointed out that many roads proposed
as part of this Project may end up cutting across ancient trail segments, and there was
some concem about the need to identify the historic Trail to the Sea's actual alignment
on the ground, in order to prevent building on or destroying portions of it. Section 3.4.8
will examine the Project’s Trails, Parks, and Open Space companent in further detail.

Project Location

Many interviewees suggested this development is well positioned to win community
acceptance because of its placement mauka of the Queen Ka'ahumanu Highway.
However, some had concerns about the project’s relative proximity to, and potential
environmental impact on, near shore waters and resources. Specifically, there were
issues regarding the placement of the waste water treatment plant (WWTP), the light
industrial uses, the large amount of impervious surfaces, and suggested dry weils. The
concems were how these would increase runoff and non-point source pollution,
potentially harming underground water sources or the nearby National Park's Kaloko
Pord. The Project EISPN states that the EIS will include both a Ground Water and
Marine Water Quality Assessment to address how to mitigate these concerns.

Hospital, Schools, and Housing

These project components will be considered at greater length below in Sections 3.4.3,
3.4.7 and 3.4.1 respectively. The following few paragraphs provide an overview.

Far the hospital, there were both positive reactions and also concerns over placement
and over other proposed medical sites for the area. The project's EISPN states: "The
proposed project is fcurrently] identified as a Neighborhood Transit Orented
Development (TOD) in the Kona Community Development Plan. Kaloko Makai will be
selting aside land for development of an urgent care medical facility, as well as fand for
a future hospital, A hospital developar/operator is being pursuad, When a hospital
eommils to locating a hospital at Kaloko Makai, the TOD will aufomatically be
designated as a Regional Center TOD. Therefore, Kaloko Makai is being conceptually
designed on the assumption that Kaloko Makai will be a Regional TOD.”
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A Regional Center could have a much larger land area and higher densities. The Kona
CDP now targets four Regional Centers for the area from Keauhou to Kedhole; with the
hospital, Kaloko Makai would become a fifth. 2 wWhile community members seemed to
appreciate the idea of more medical facilities projected in the area, some saw this
proposal to build a hospital as a “poor attempt’ at getting higher densities on the
proposed parcel; these people felt that authorizing higher densities would result in
instant benefits for the developer, while the community benefit of a hospital may be
delivered much later, or perhaps never actually materialize at all. Additionally, a few
people had concems about the potential environmental impacts of medical waste could
have on the enviroriment, and one or two — definitely a minority ameng the interviewees
- thought the Waikoloa region would be a better site.

The planned provision of three school sites seemed to please most people. However,
the question of “who is going to pay for actual construction?” often came up. Finally —
although everybody we interviewed said they perceived a great need for housing In
Kona and wete happy to see more housing being planned —many or most had a hard
fime trusting that Kaloka Makai would actually be priced at levels affordable for the
Kona workforce,

3.4 Discussion About Specific Project Components

After having identified broad areas of concern In West Hawai', and general impressions
about the Project in general, interviewees were asked about their thoughts about
specific project components — specifically, these eight main project components:

. Residential Housing

. Phasing

Hospital

Transit-Oriented Development under the Kona Community Development Plan
Roads and Utility Infrastructure

Retail, Commercial, and High-Tech Business Development

Schools

. Trails, Parks, and Open Space

PNOAB @M

Issues relating to housing, namely Kona’s ¢urrent need for more affordable housing, as
well as project phasing were particularly important to these interviewees. Project
phasing issues in regards to the housing, infrastructure and indusirial-commercial
components, as well as the plans for the Mid-Level Road were also ‘hot button” topics.
Therefore, these topics will be cavered first. (It should, however, be noted that proper
alignment and protection of the frail is also very important to certain groups.)

2 pages 4428 and 4-12¢ of the Kona CDP have language about hospltals and Regional status: “To
encourage the private sector to negotiate a site for the hospltal, the TOD In which the hospital decldes to
lacate within shall be autematically designated a Reglonal Genter TOD If the Official Kena Land Use Map
has designated it as a Neighbornood TOD. As a Reglenal Center TOD, there would be incentives for
medical offices and other hospital-related businesses to develop In the vichity”

Kaloko Makal Social Impact Assessment (Vol. 1: Background and Community issues) Page 311

John M. Knox & Assoclates, Inc. May 3, 2011

3.4.1 Residential Housing

Interviewees wete asked if there really is a need for housing among the existing
workforce in Kona —and, if so, what type of housing was needed, and what they thought
would determine whether this project does & good job of mesting this need.

They were then asked whether they thought the affordable housing approach presented
in this proposal seemed like a good approach and if they perceived it as any better or
worse than other developers’ approaches to afferdable housing. We also asked them
what their ideas would be about a better way to mix affordable units into an overall
development - mix them up with the market rate units, or have some concentrated
pockets. Interviewees had strong opinions to share about affordable housing.

Residential Housing Need in Kona

The largest portion of the Project involves the construction of 5,000 new single- and
multi-family residential units at low- and medium-densities over about 30 years, with an
"affordable” compeonent set at 20% of units (about 1,000, targeting residents with
income levels between 80%-140% of area median income,

The EISPN states that the Project is a response to a need for more housing for Kona
workers. Higher-density housing will presumably be more affordable. The Kona CDP
permits higher densities for TODs, and Kaloko Makai is one of the first developments
proposed that would follow these provisions.

As previcusly noted, there was substantial agreement that housing is needed (in the
future if not immediately), but there were also substantial concerns about the size
of the Project. For many, there was a fear that this project could end up another
sprawling subdivision, with teo many units that would inevitably add to traffic.

However, some local residents emphasized the positive opportunities in the Project:

“It's a large project in a good location, That land is marginal and not good for
agrictifture. lis highest and best use is for development.”

“If this is buift, you'll put paople to work and méy’ﬂ have some stabilify.
Construction workers have baen testifying for several developments these days.”

“While government has taken on the job of building housing in some areas, history
talls us that the housing problem is probably hest solved by the private sector.”

Some people did not think this much housing (5,000 units) is needed in Kona. First, a
number of people pointed to current recession impacts on the housing market
substantial vacancies in (l.e., lack of demand for) existing new housing projects, While
many interviewees assumed Kona's growth will resume as the economy recovers, some
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interviewees worried that a mix of structural economic changes and persisting air quality
problems could put a permanent crimp in Kona tourism and housing values.

Second, some suggested that developers keep planning and building for an upscale
{often second-home) market that is no longer investing in the region. Despite the
project's stated intent to market the project to the local workforee rather than affluent off-
istanders, there was suspicion among some interviewees the project would not actually
respond to the needs of the local population, There was also a certain level of
skepticism about what the demand will actually be in 30 years.

“The need is first for jobs. As far as housing, we have quite a few rentals. But if you
don't have a job or any stabifity, you're not going to buy a house.”

“Thera's a naed first and foremost for affordable rentals. That word ‘affordable’
needs a specific definition. | can't rernember the last time | saw a house hera in
Kona for $152K.”

“Demand is not really the concem. The concern is with affordable. What does
affordable mean for the developer? We need to be able to afford it if it is affordable
housing. | understand that the developer needs to make money. If the developer
simply selfs units at a discounted price, it does’t mean that they will self for that in
the future.”

rhere is so much an the market now. The market is still flooded with bank-owned
properties, so right now it's challenging.”

“4 more important conversation is the need for basic infrastructure. t’s not fair fo
say ‘people are screaming for affordable housing,' and using that as a reason fo
ignore basic infrastructure. And we're in a dry place - we must confront whethar
we have enotgh water fo support that level of growth. For housing, evervbody
needs a hook-up!l”

Regarding project design, a few interviewees felt the conceptual plan failed to convey a
sense of community, and the relationships of the lots within the plan could be improved
to increase connectivity.

Affordable Housing Component

Definition of “Affordable:” Aimost every single interviewee told us that affordable
homes, as defined by the US Department of Housing and Urban Development (HUD)
and what is currently affordable to peopie living and working in Kona are two different
things. Whether or not this project offers "affordable” homes, the consensus among
interviewees was that the fowest-income groups cannot meet HUD's “affordable
housing” criteria, Several people noted that Jongtime “local” area residents (such
as Native Hawailans) were particularly affected by this Issue.
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"Really, affordable here is $140,000 and befow.”

"Affordable housing includes people who make more than 140% of median
income, What they are providing is housing for the middle class, not working local
peopla.”

“The people | deal with are oftan Hawailan or Filipino trying fo support large
families on hotel worker salaries. The system effectively shuts them out.”

This theme was so strong and frequent that a chapter within Volume 2 (“Housing
Issues”) examines available Census data to determine the extent to which there
are actually inequities built into the HUD and County guidelines for eligibility for
“affordable” housing.

Many interviewees liked the idea of a varied mix of housing being offered by the private
sector at market-driven prices. But others wanted this project — or any project —to
provide an even larger share of affordable homes.

“We need all types, nof nacessarily MacMansions, but all socio-economic groups,
including the eldarly or others on fixed income. The Project's affordable housing
approach seems reasonable; | think one of the things | like is that it's private-
sactor, market driven. Sa it is not just trying to do subsidized housing and make the
numbers work.”

“They offer 20% heres, but other developments have represented higher.”

"The newer trend is fo think in terms of affordable ‘community,’ nof just affordable
‘housing.’ The true cost includes getfing fo places to shop, work, education, nct just
the cost of the house alone.”

Concentration of Affordable Component: The Project EISPN specifies that the
affordable housing component will be provided (in accordance with County rules) and
that the mix will be integrated into the master plan. In accerdance with this, most
interviewees strongly felt it would be better to disperse than to isolate lower-income
housing.

“Much better to sprinkie the affordable units — no gheftogs!”

“Segregating people in an ‘affordable’ housing area, away from the higher-end
homes, doesn't necessarily build good communities.”

3.4.2 Phasing (Housing, Infrastructure, Industrial-Commercial)
In order to elicit reaction to proposed phasing and timetables, we shared information

about project phasing from the Kaloko Makai Environmental Impact Statement
Preparation Notice (EISPN) prepared by the Wilsen Okamoto Corporation in Sept. 2010,
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Development of the project Is anticipated to commence with the construction of
Infrastructure Improvemeants to begin Immedlately following the necessary land use
approvals and permits, The delivery of the first resldential homes is scheduled for 2015,
The project proposes to develop major Infrastructure by 2025, Kaloko Makal will be
Impiemented in three phases and completed In 2035, Gonstruction of resldential unlts will
be on a phased basls according to market demand. (P. 2-8)

{It shouid be noted that developer plans for phasing continued to evolve during and after
the interviews, and have become more specific.)

Many viewed the project’s phasing favorably, and were content with the proposal to
start the construction with infrastructure improvements, However, in regard to major
infrastructure being provided in 20 years, many aiso said the community just can't wait
that long.

“The developer's need to phase the project according to market conditions is
understandabie from an econornic perspective, but may be a very hard sell to a
community that has heard so many promises and, often seen different rasufts.
SCD is already on hold with Kaloko Heights, and it is unknowr when that imporfant
community infrastructure will be provided.”

There was also general approval for the idea that industrial/commercial property
on Queen Ka‘ahumanu Highway should be the first project phase:

You're building for a hoped-for market that won't evalve unti! new job opportunities
are in place. So get that commercial stuif up and running first!

The long phasing {(over 30 years), which could provide construction jobs for years to
come, seemed favorable to many. However, based on experience from other projects,
interviewees were apprehensive about such a fong project phasing approach. They
also had concerns about likely government conditions for the project — haw, in their
perception, these never seem to be timed and averseen adequately, and for which there
has been no consistent follow-through. Some interviewees recommended certain
conditions be imposed on particular phases.

“They have ta do it this way, and each condition shoulid match: Conditions should
be imposed in phases too, not only when praject is finishec.”

"vou see, thare is a hisfory here of people proposing thing and getting approvals
for projects and they make promises that when they build this, they hrave fo build
this. But they end up dragging on and whatever they promised never ends up

being buift. They say 30 years — who knows what could happen over 30 years?”

3.4.3 Hospital
Interviewees ware asked whether they felt existing hospitals for West Hawai (the 94-

bed Kora Community Hospital 11 miles south of the Project and the 50-bed, North
Hawai'i Community Hospital in Waimea) were adequate to cover the growth from this
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proposal and other projects in West Hawai'i, They were also asked whether the new
regional hospital site proposed at Kaloko Makai seemed a good focation.

Need for a New Hospital in North Kona

In regards to the need for a hospital in the region, most people felt the current
facilities in the region are not adequate to cover cument and future demand. .

“The South Kona hospital is only accessible by a private two-lane road. You can't
expand the medical facility there with such inadequate road access.”

“The availability of diverse medical services in West Hawali is problematic. There
is a shortage of facilities and medical profassionals, Some residents have moved
away because of this and others, especially, seniors, may not want to move here
because of these shortages. There is no question that additional hospital/medical
facilities are needed in North Kona, especially in the project area, but i is not
certain the State will approve a certificate of need. On the other hand, maybe a
new private hospital is the answer.”

However many interviewees were aware of other proposals in the region for health care
facilities. Some interviewees said there was competition for the *haspital spot’
supported by the Kana CDP, because other area developers are planning to site a full
service hospital within their developments as well. Others said smaller facilities, such as
clinics, rather than full-setvice hospitals, are already being built/planned throughout the
area. (It should be noted that smaller facilities would be unable to offer services thata
full-service hospital would, such as specialty surgery and testing), and a few even felt
Kona's medical needs might better be addressed by mary smaller medical facilites
rather than one large regional hospital.

Because of this perceived competition for medical sites, many interviewees
guestioned whether the project’s designation of a hospital was likely fo become
reality.

“Sure, we need more hospitals and if everything gets built that is planned, we are
going fo need it. But right now thare are not enough homes to support it. These
things take years, and cost oo much money.”

"Our current facilities are not adequate. But | recall at least five other major medical
faciiities proposed in this urban growth area. For some, land acfually has already
been acquired; others consistently displayed as likely, and working on agreements.
This is not the only propasad site. Kaiser Permanante owns a site that is north of
Kealakehe Pariway, just mauka of Queen Ka'ahumanu. Palama Nuj has always
proposad a medical campus, in the area of Ane Keohokalole and University Drive.
The QLT long-renge projoction aiso shows one. LaTopua 2020 is looking at potential
partnerships on DHHL land. So there Is quits a variely of possible places!”
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“Other sites have also been proposed. The word ‘potential’ is often used in ragard to
haspitals and schools and such.”

“Based on the theory they'll find somebody, which they haven't been able fo doin
last 12 years at least, that means they're designing it on the anticipation of
something that doesn't exist”

“Af the time the Kona CDP was drafted, there didn't seem to be any viable hospital
site. Since then, many have baen suggested. The developer needs fo be pretty
eonfident the hospital would ocour, because the situation has changed. And now it
seems Jike mora smaller facilities would be better than one large one hospital.”

Some interviewees suggested other solutions to respond to the need for a hospital in
the region. They offered a variety of ideas, including a desire for the hospital to be
more of an economic driver than a medical amenity alone:

“ am thinking the hospital should be bigger, such as tying into a research facility.
Maybe if should have some kind of specialty, like sports medicine. Therg are no
orthopedic surgeons on this island, so maybe having a specialty ifke that could
actuatly bring pacple to this island.”

“If the hospitel wants lo ba there, make If a research hospital, a component of some
economic driver.”

“Wa need a medical center, not just a hospital— i.e., offices and clinics. LaT'opua will
have a West Hawai'i Community Health Center, which makes & nice synergy. And
Kaiser is also maving ouf there sormewhere.”

Although the commitment of a hospital was generally well received by community
members, interviewees repeatedly asked whether Stanford Carr Development was
committing a site, or whether it would actually build (or otherwise assure
construction of) the medical facility itself.>’ Some people were dubious that any new
hospital anywhere in Kona will be feasible in the foreseeable future. Those people
commented on the struggling economy and the lack of docters, nurses, and staff for
existing hospitals on the isfand, all of which they said pointed to problems that must be
solved before a new hospital becomes feasible.

Hospital Location

Because of the population grawth in Nerth Kona, most interviewees liked the idea ofa
hospital sited farther narth than the current one in South Kona, And most seemed to
think siting of a hospital in the Project area would be appropriate, stating:

' However, Policy LU-2.6 of the Kena CDP says “public financing sources shall pay 100%" for costs
assoclated with “Major propesed frunk transit route,” amang other davelopment components.
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“This location is good. it is close fo the airport, close to schools, pretly centrally
located, and fits into area that needs it.”

“l don’t think you could find a better location — very central. if covers the mauka
area, too. | five on the upper road, and would be just 10 minutes down fo this area.
Same from Kailua, just 10 minutes. That's where most of the traffic is— to me it's
the centfer.”

One person suggested a hospital would make more sense sited more to the north,
perhaps in Waikoloa, as Kona already has a hospital. A somewhat more frequent
alternative was to locate a new hospital more makal and/for closer to Kailua town.

“ am happy Iit's included in this project, though a much batter sife wouid be down by
the Civic Center, because that's where all the government services are
concentrated. It is better if it's alf centralized”

"My view is the hospital should be more focal fo the evolving urbar core of Kailua.”

In regards to other concerns about the placement of a Regional Hospital at Kaloko
Makal, we were told that this proposed hospital site is too close fo shoreline,
potentially causing issues with the management of waste and other harmful
contaminants:

"My concem is the medical wasts management issues — this hospital would be just a
mile from the coast and upsiope from the National Park. The EPA and the NPS both
have growing concems about amerging contaminants, pharmaceutical waste, and
human waste near sensitive eco-systems.”

(It should perhaps be noted, however, that most hospitals throughaut the state are
located within a mile of the coast.)

Timing

Finally, the lack of a specific timetable for the hospital phasing bothered several
interviewees, as its provision was the core basis for the Regional TOD proposal:

“If the hospital were Fruly a core component and a realistic driver for change to the
more dense Regional TOD, then one would expect that that core/ffocal element
would be early in the project”

“I dor't think the hospital can wait. We need it in the next five years. If you don't
have an anchor like thal, whoever comes up with the first hospital, thatll be it, If
hs's hanging his hat on this being the draw, he {Stanford Carr] needs to get it in
place fast.”
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3.4.4 Transit-Oriented Development (TOD) Under the Kona CDP

We asked interviewees whether they were aware of the Kona Community Development
Plan (CDP) and whether they were involved in the community outreach efforts that led
to drafting of the plan. The great majority of intervieweas were aware of the CDP, and
many were involved in the efforts which led to it. Because of this, many were able to
speak not only to the appropriateness a TOD placement at Kaloko Makai, but also to
whether or not they had concerns about whether the TOD would be a Neighborhood or
Regional Center TOD with a hospital.

Placement of a TOD at Kaloko Makai

The Kona CDP designates Kaloko Makai as a Neighborhood TOD Center. This County
document was enacted into law in 2008 after a series of community outreach efforts
conducted over several years. Not surprisingly, most interviewees were aware not anly
of the pian, but also of the plan's vision for a TOD at Kaloko Makai, and there was
general concurrence the project location conformed to the CDP.

“Yes, i's a good place for a TOD. If | were a developer, I'd target that area. I've
fived here Jong enough to know what would work and what dogsn’t. The closer you
are to the Mid-Level Road, it is definitely more of an advantage. Again, this is
corridor to govemment services and traversing back and forth fo the core areas of
Kailua-Kona.”

*Yes, it follows the documented vision.”

“Ygs, especially considering we already have two Indusirial parks near there. If's
already slated for development, and it Is mauka of the highway.”

TOD Bacoming a Regional as Opposed to a Neighbothood Center

A Regional Center could have a much larger land area and higher densities than a
Neighborhood TOD. The Kona CDP now targets four Regional Centers for the area
from Keauhou to Keahole. With the hospital, Kaloko Makal would beceme a fifth. Many
interviewees had been and continue to be involved with the Kona CDP. Because of this,
they often had strong feelings in regards to making modifications to the community plan.

There was a particular split among interviewees about creating a fifth Regional
TOD Center. Many - including some people heavily involved in the Kona CDP process
~ said there are cumently enough Regional Centers planned in the Kona region,
stressing that the Plan’s current four Regional Centers were originally chosen because
of their location on existing or planned central intersections, Others said promoting
higher densities in an already growing area (by supporting a Regional Center TOD}
made a good deal of sense.

Table 3.4 summarizes interviewee thoughts and concerns about the Project’s proposal
to develop a Regional Center TOD at Kaloko Makai with a hospital site, in lieu ofa
Neighborhood Center, as was proposed in the Kona CDP:
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Table 3.4 Regional or Neighborhood Center TOD

it should be noted that the change from a Neighborhood Center TOD to a Regional
Center TOD would not actually require a plan amendment. The plan states, “To
encourage the private sector fo negotiate a site for the hospital, the TOD in which the
hospital decides to locate within shal! be aufomatically designated a Regional Center
TOD if the Official Kona Land Use Map has designated it as a Neighborhood TOD."%?
8till, some interviewees focused more on the importance of limiting the number of
Regicnal TODs and the significance of placing Regional Center TOD's with an urban
core situated along a main transportation artery, rather than this provision when
objecting to a Regional Certer TOD at Kaloko Makai.

However, we also heard positive comments about the desirability of a Regional Center
TOD with a Hospital site at Kaloko Makai. Some people thought it made sense to have
a Regional TOD because a hospital is greatly needed in the region, and because they
saw Kaloko Makai as the best place to direct growth over the next decades. These
people were often aware of — and agreed with — the idea that a hospital in North Kona is
such a pressing need that the Kona CDP appropriately calis for the possibility of
converting a Neighborhood TOD to a Regional TOB if a hospital is provided.

“Kaloko Makal would be the logical and accessible place for West Hawai’i to grow
into — it has bean in development plans for a long time. | think it would be better to
be Regional. The proximity to light industrial area at bottom, alf the neighborhoods
surrounding it — as & Regional Cenfer, there will be better transportation nodes and
freeways.”

5} think #'s necessary o think in future tense, the Regional is very important to me.
Seeing what Kona has been and becoms, need to keep thinking about future.”

2 kana CDP, Pages 4-128 and 4-129, emphasls added.
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3.4.5 Roads and Utility Infrastructure

After discussing the proposed segment for the long-planned Mid-tevel Road, we asked
interviewees if they had any questions or advice for the developer about the importance
of getting it built. We then asked them if they saw any other opportunities for this project
to help with solving traffic issues, either from the project itself or from general growth.

Proposed New Roads

Interviewees favored the early compiletion of Kamanu, Maiau and the Mid-Levef Road,
but alse a connection at Hulikoa Street. Accerding to virtually all interviewees, the most
eritical aspect of the proposal has to do with the building of the Mid-Level Road
{Ane Keohokalole Highway).The Mid-Level Road will help alleviate, traffic as all travel
won't have to ocour only en Queen Ka‘ahumanu Highway:

*The key component is definitaly the Mid Level Road. Jt would take traffic off of
Queen Ka'ahurmanu. Hina Lani already resolves some of the mauka-malkai fraffic
chalfenge. So getting just the Mid-Leve! Road bullt, as well as providing a
connection to Kaimikeni Street, is a priority!”

“\laking that happen is necessary for any development fo work in this general
area. [t will help with transiting through the subdivision, getting lo services, creating
much batter north-south flow etc. it is imperative for any of this to happen.”

“The mid-leval connaction to Kaiminani Is the big banana, the key, because it
would connect to the collsge in one direction, and you'd also be able to go to civic
center on Kealakehe Parkway.”

“The Mid Level Road is crifical. This is an important project for a number of
reasons — ona of fhem is that construetion jobs are badly needed. This project
couldn’t start fast enough for mel”

Ane Keohokalole Highway, like all major atterials, is planned as a taxpayer-funded road
built by government. The preject's EISPN states:

The Federal Highways Administration (FHWA), in cooperation with the State
Department of Transportation and the County of Hawaii is proposing the Ane
Keohokalole Highway (Mid-Level Road) from Palani Street to Hina Lani Street.
The proposed roadway will provide a link, appraximately 3 miles long, and is
parallel to Queen Kaahumanu Highway. The proposed roadway would function
as a major collector roadway and consist of four lanes of twa-way vehicular
traffic, {P. 3-26]

However, a few people we talked to felt strongly the devefoper should bear the cost
of its construction. The reason for this assertion — which would obviously increase the
price of housing if carried out — seemed to be rooted in both the community’s historical
distrust that govemment would provide needed infrastructure and also in the general
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perception that developers have deep pockets and should be “giving back” more to the
community.

“SCD should cover the cost of the Ane Keohokalole Highway (Mid-Level Road)
portion through its property. | don't see it in the plan, but, as previously noted, itis
importart fo have this roadway segment completed. SCD should pay for this.”

“It is absolutely critical that the Mid-Level Road be built now ~ The Recovery Act
won't ba thers forevar. As far as the intersecting roadway system is concemed, it
should not be all that expensive If you do it at one time, | don't know how in the
world to schedule something like that, because that means an awful ot of up-front
money would be spent. However, this county’s proportional share of stimulus
money is around $700M. They'll have fo do more stimulus, and we have fo be
ready.”

“There is a yin and yang to if. Doing that parf of Mid-Level Road will halp. But 10
afford to do that, they will have to build a lot more units. So we will get good with
bad...”

If this condition were actually imposed, it would of course increase the price of Kaloko
Makai homes substantially — an issue that was [ittle discussed by those whao wanted
“the developer” to bear the cost. However, many of those who advanced this idea did
say they knew it would be expensive and may cause potential delays andfor step this
project altogether. According to one interviewee, the cost of building the Mid-Leve! Road
may actually be unusually elevated:

“The first section of the Mid-Level Road was builf using federal funds and needed
to meet federal standards. This drove the price way up. Design of the Kalcko
Makai sagment will have to be consistent with standards for what's been done,
what's being done now.”

Road Re-Alignments

The current plan's proposed afignment of the Mid-Level Road seemed to raise some
concerms with some interviewees. Others also expressed concerns abeut the changes
made to the Kamanu Street alignment from what was discussed in the Kona CDP:

“The alignment of Mid-level Road needs to follow the alignment shown on the
CDP. Kamanu Sireet also needs fo follow the preliminary design. The Hina Lani
Intarsection was built to increase the capacily of connecfors.”

“The original alignment of Kamanu Street was supposed to lead through the
Kaloko industrial Park area directly south of the profect, go around to the water
tank and then through the industrial Park- The owner of the Industrial Park set
aside fand for that. He wouldn't be happy fo have it veer away from his property
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Jike that. It wasn't decided if the road was going fo connect with the industrial park
in the middie, or at the top, but that guy will want his connection there.”

To address a better connection between industrial uses proposed as part of the project
(to be addressed in more detail in the subsequent Section 3.4.6), someone suggested
the realignment of Hina Lani Street through SCD as well:

“f would suggest a change fo the Hina Lani route as shown or the map in order fo
petter faciiltate the fraffic flow on the coliactor and allow beffer integration into the
light industrial area.”

Phasing of Road Construction

Kona's traffic problems — despite some alleviation fror widening of Queen Ka'ahumanu
Highway near Kailua — are so longstanding that many people assumed the congestion
would continue whether or not the Project's projected roads are built. Some also feared
that any mis-phasing for road construction would aggravate the traffic situation:

"The higgest fear | have is Hina Lani being overtaxed, so phasing in would have fo

be done with other project roadways, to avoid putting all the pressure on Hina Lani.

it's always a concem that infrastructure could gef out of synch with actual
population growth.”

“People buying a new home may want fo have services and infrastructure
immediately after thay purchase of a home. Timing is big part of it.”

“In general, when you add 5,000 units, they all have to come out on either ald
Mamalahoa Highway or Queen Ka'ahumanu. Even with the Mid-Level Road, you'll
have fo get to one of those major highways. The project impacts are adding to, not
resolving needs; the development will be constrained by what's on either end,”

Other Infrastructure Issues

Other concems involved water (both additional in an area which s already expetiencing
shortages and the treatment of it), and non-point source pollution issues. interviewees
felt the Waste Water Treatment Plant would be a key benefit to the Project, but also felt
more in-depth planning (or more information) about water and wastewater is
needed for a profect this size. It should be noted that an EIS would normally address
most or all of these types of issues.

“With so many impermeahle surfaces in profect, we feel there’s not enough
infrastructure fo daal with the run-off. Dry wells are whal’s used in the county, and
there have been no anti-pollution measures in the design of those dry wels.”

“You can't just provide housing. Water will also be critical.”
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"I think that the placement of a WWTFP is hugs, that they're planning to include all
that in project fo mitigate impacts is really great.”

Finally, some people offered suggestions for improving the design of the proposal's
services and infrastructure:

“As a trall-oriented person, I'd just fike to see special treatment for the place where
trail crosses the road ~ safety features,”

“ would like to see more dasign for multi-modal, shared use path for bikers,
skaters, and all alternative non-moforized modas ~ such as open shoulders to
provide transportation for more skilled cyclists.”

3.4.6 Retail, Commercial and High-Tech Business Development

Interviewees were asked for reaction to the proposed plans for about 120 acres of
commercial space in various locations - of which the largest would be a business park
off Queen Ka'ahumanu Highway that may potentially include scientific research &
development facilities, plus some retail dispersed throughout. We asked if these
proposed uses and locations seemed appropriate.

The proposed focation of most industrial uses along Queen Ka‘ahumanu Highway
was generally well received, (Someone observed, however, that the County of Hawai'
may reguire an 800-foot setback from the highway for these uses, and said this may not
be conducive to successful commerce.) People also liked the idea of a business park
with scientific, research, and development facilities in that location:

“Location-wise, this profect's retaillcommercial/high tech components are very
good, largely because of thelr proximity and adjacency to Hina Lani Street.”

“The Project's proximity to both NELHA and fo the new Wast Hawaif campus, as
woll as to the National Park, makas it a good area for that sort of product! It will be
considerad appropriate in-fill if the right tenants can be recruited. No need for big
boxes thera!”

“That kind of element provides places that smaff businesses need ...and in this
rarketplace opporfunities are stilf not sufficient even foday. There is especially a
need for places that have more of a finished appearance than fight indusfrial areas
usually do. That localion by the airport would be very beneficial.”

On the other hand, although the plans seemed to make sense to most, some
questioned the need for additional substantial supply®® of commercial, retail, and high
tech development facilities during the current poor eeconomy, when so much of
Kona's existing inventory lays vacant, Sormeone even questioned whether tech

“ Note: These comments were in response to an older project description (Appendix ) that has since
changed, SCD and Its consultants came to the same conclusion and reduced planned Industrial space,
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development would be allowable in a neighborhood TOD. Along with lack of demand for
commercial and retail spaces, some even suggested the long-range demand for high
tech may be difficult to anticipate and pan for:

"4 tech area would be a special area — | am not 100% sure that that wotld be
allowed int a neighborhood development; It would have fo be a special, separale
area. We have a fair amount of commercial development already in the area.”

“f there were a demand for that much more fight commereial ... The concem |
have is that Jots of Kaloko Industrial Park has not yat been absorbed. Haif of it is
emply, and there is more to be developed.”

< am concamad about demand for light industrial or high tech. One would have to
create demand for high-tech, it requires lots of public-private effort. You need

incantives fo get them in, NELHA is tiad to the ocean, but more temestrial acfivities
would have to be brought in. I'd be concernad about what the market can sustain.”

As with the proposed roads and utility infrastructure components of this Project, the
industrial component raised some concerns in regards to how this could potentially have
an impact on focal groundwater and coastal waters:

“That part of the devalopment will be sandwiched between two existing industrial
areas. There are waste issuas associated with these types businesses. USGS has
found contaminants in our dry wells in the past. The existing industrial park is an
urban area with contamipants moving directly to groundwater that goes quickly to
the National Park and then to ocean. The exact source of release is nof known;
however, there was a spili of some sort in the industrial park in the 90s. It is
assumed that anything upsiope would be contributing to non-point source
pollution.”

Some final recommendations heard ir regards to the industrial areas included

“Move it mauka — we have enough on the highway.”

"Wl thera ba green space or a buffer within the industrial area? Industrial areas
don't have to be ugly! A lat of effort was put info landscaping in the Kaloko
Industrial Area, and | think that's an important requirement that makes an industriai
area a lof more atfractive.”

3.4.7 Schools

At issue were proposed sites for two elementary schools and a rniddle school..
Imterviewees generally responded favorably to the idea of more schools to serve
existing and future students. However, some also said that although they appreciated
the SCD effort to provide school sites, land alone would not be enough — they wanted
the developer actually to buiild the school structures early on and ther tum them over to
the State for future need. Others recognized this is not the normal procedure and would
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increase the price of housing, but stll thought the developer needs to be involved in
assuring the schools become a reality,

“Koalakehe Elementary, Intermediate and High Schools are already open and
lacated nearby. | am not saying schools are not needed; at full builg, it will become
nacessary, we would have to have more schools. The costs of any impacts
generated by the development should be paid by thaf development.”

“It will be yoars before they develop the schaol, so the designation of the land is
good — it's all you can do! The State doesr’t have money to hire teachers anyway!”

“l dorv't think the State has the capacity fo get things done in time and on budget, It
will take developer working closely with the State to make sure fschools get bult]
on fime.”

The persistent theme that the developer should provide substantial "upfront”
infrastructure (schools, major regicnal highway, even the hospital structure) — with
limited thought about implications for housing affordability - seems to reflect a
pervasive distrust in Kona that government can actually defliver infrastructure
when needed. It may also reflect an implicit assumption that private-sector housing
developments are targeted rostly fo upscale purchasers — and that it is therefore
financially feasible to extract some of the developer profit and/or that the additions to
housing price would not really affect the local economy.

Along these lines, we also uncovered sorne guestions about the assumptions made
abolt the future demographics of the area. Some people we spoke to said that from
what they could see of the proposed plan, it could atiract an older, finangially sound
demographic and not young families with school-aged children. (This is contrary to
developer representations, though it should be noted such representations were not
emphasized in the EISPN project, including the portions shared with interviewees.)

Because of this assumed (or feared) older and upscale market, some interviewees
faared schools would never materialize on the site. Again, this may be a case of people
talking less about this project than about their perceived cumulative experience with
development in Kona. By becoming a Regional Center TOD the development effectively
could provide a greater mix of housing, as greater densities would be allowed within its
urban core. These mixed-use and multi-unit dweliings are actually infended to lower
housing costs across the entire development, making it affordable for the Kona
workforce, especially those with families,

Finally, a few people who doubted the real need for regular schaols in this project
thought the sites could still be used for alternative educational purposes.

‘I would say what will wark out there (Kaloko Makai) will be specialty schools, such
as frade schools and charter schools that could lace themselves into the plan.”
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3.4.8 Trails, Parks, and Open Space

We showed interviewees that the proposal inciuded a historic trail, 65 acres of
interconnected park space, and 150 acres of dryland forest open space area. We then
asked whether there were any parficular community needs they thaught could be met
with the development of these new areas, as well as what sorts of facilities should be
provided. Many interviewees approved the Project proposing so much green space
and protection of cultural/natural landscapes.

Dryland Forest

This was generally seen as a particularly valued project amenity.

"Othar davelopments don't happen to have such a nice dryfand forest that can be
incorporated into their development! | view that as a gift. If makes this property
quite unique; it contains some very special botanical resources, and I'm very glad
they'll set it aside.”

“This is the wave of future; walkable green spaces, and faking advantage of
historic trails as assefs rather than something inconvenient to work around.”

*The dryland forest is an attraction for the larger community, because native
dryland forest areas are becoming rare; this could offer a fromendous sducational
benefit, If tha West Hawalf University of Hawaii campus gets built nearby, it would
be an educational rasource for them as well.”

Trail

Incorporating the historic Road to the Sea (or Kohanaiki) Trail was also seen as a
highly desirable project characteristic. However, a number of interviewees said
more work needs to be done to focate (and define) the historic Trail alignment
meandering through the lower portion of the parcel. Although interviewees seemed
optimistic about the prospects of working with SCD to make that happen, the history of
the events which unfolded during the process of making the plans for Kaloka Heights
(another Stanford Carr development) remained fresh in people’s memories.

In the opinion of some interviewees, SCD failed to involve the community early enough
into the Project for its development at Kaloko Heights. The view was that many
problems could have easily been avoided if SCD had consulted more with area
residents, descendants and other community members instead of ignering the frail's
presence. Although the “messy” history stifl remains in people memories, the efforts to
incorporate the trail into the plan, and their atternpt to try to locate its alignment have not
gone unnoticed at Kaloko Makai:

“For Kaloko Makai, they did much better. They did not show up with subdivision
already mapped out. Instead, they invited fus] to check where their archaeologist
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thought the traif goes, and acknowledged the importance of consulting lineal
descendants, The whola approach was much more thoughtful and much more
respectiul. The feeling of being included sarly made a great difference.”

“I find that to be a sfrong positive for the project. Any time you alfow public access,
it makes a project stronger. When developments stop access fo previously
accessible areas, it hurts the community. It is very important fo provide people
aceess to natural areas.”

Some questions were also brought up as to how the developer would respond if other
trail segrments were to be uncovered throughout the parcel. The Historic Trall has been
part of the regional cultural landscape and played a role in getting people back and forth
across the ahupua‘a for a very long time:

“The Road to the Sea Trail has been identified as the main artery for the ahupua'a,
connecting fish ponds with homesteads, These were places where memories were
passed on to fiving generations of kBpuna or ancestors going up and down the
trail. So much elevation change with this trall that many different fypes of things
were gathered up and down the trail as people went. While the trail is an extramely
important feature, there are also cave sites, burials, home sites - all aftached to
currently fiving people with very deep connections to them.”

“This trail served and provided for my grandparents, as this was the main access
to the shoreline.”

Other Parks and Green Space

Although most people were pleased this plan leaves many acres of green space intact
and/or protected, interviewees suggested that with such a large development, parks
and open space need to be well maintained for active use, not just passive uses or
unused space. Community members had various ideas and suggestions in regard fo
green space, trails, and community spaces:

"There’s no real park land from down from town fo Waikoloa — no soccer fields, or
balf parks. Everything takes place in fown. The dryfand forest wouid not address this,
nor would a trail. We need more active playing fields.”

“ldeally, what 1'd like to see is that the trail becomes an aftractive alternative fo
walking along roads — e.g., for after-work walk or schoof children to schools. Make it
a living, relevant feature, not jusf something to look at and say, ‘Oh, that's what used
to ka!l’ if dryland forest plants can be planted adjacent, it would be much more
pleasant. | have yet to see that happen, but it's not ouf of the question!”

What we heed is to have more open, maintained, accessible space. It has to ba

open and maintainad. People have fo feel safe there. If it is nof maintained, you're
going fa have people growing pakalolo over there, mors crime efc.”
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3.5 Particular National Park Service (NPS) Concems

We did not ask interviewees direct questions about the impact of the project on
neighboring parcels. However, we made a conscious attempt to try to contact nearby
and adjacent landowners in order to make sure to capture their concemns, if any.
Although we did not get a response from all the people we attempted to reach, we did
have an opportunity ta speak with four NPS staff** on March 10, 2010. The northem
part of the Kaloko-Honokshau National Historical Park is located directly across Queen
Ka‘ahumanu Highway makai of the Project site (Figure 3.1}. The Kalokc Fishpend ts
located directly down slope from Hina Lani Street, which is at center of the project site,

Figure 3.1 Kaloko-Honokdhau National Historical Park Location Map

Sourco: Natlonal Parks Service (NPS) Kaloko Park Map. 04,2011
hitto:: ndar, odile=sa foetiled PagelD=

According to its website, ? the Park was:

Established in 1978 for the preservation, protection and interpretation of
traditional native Hawaiian activities and culture, Kaloko-Honokdhau NHP is an

2 kathy Blliings, Park Superintendent, Kaloko-Henokshau and Pu'uhonua O Hongunau Natlenal Historlcal Parks;
Aric Arakokd, Supermendent, Ala Kahakal Natlonal Historie Trall; Salle Beavers, Marino Ecologist and Chief of
Resources; Rick Gmirkin, Community Archacoleglst, Ala Kahakai Naticnal Historie Trall, Interview Conducted cn
March 10, 2041,

5 hitpifwww, nps. govikaho/fags.btm
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1,460-acre park full of incredible cuitural and historical significance. It is the site
of an ancient Hawaiiar: setflement which encompasses portions of four different
shupua’a, or traditional sea to mountain land divisions. Resources include
fishponds, kahua (house site platforms}), ki'i pdhaku (petroglyphs), hdlua (stone
slide), and heiau {religicus site).

Additionally, the Ala Kahakai National Historic Trail Program began in 2000, when the
Ala Kahakai National Historic Trail was added to the National Park Service's inventory
of federal trails within its system, This coastal trall is of considerable historical and
cultural significance. The Project EISPN discussed the preservation of the Road to the
Sea which makes its way to the ocean, from the inland sections mauka of the Project
Site, connecting to an ancient network of trails, including the Ala Kahakai Trail. The
National Park Service Ala Kahakai National Historic Trail Staff therefore also spoke to
us.

However, the interview responses were limited and laxgely focused on referring us to
NPS/Ala Kahakai comments in their letter responding to the project EISPN. In this letter,
the NPS specified a number of issues of concerns. Ways they suggested these
concems be addressed are outlined helow:

Table 3.5 NPS Comment Letter Concermns

NP8 Concern - : - Suggestod Ways to Addross: Concern: EE
The EIS should contaln a thoreugh and rigorous analysis
of potential Impacts, direct and cumulative, to

f\::;r:fe The quality of the groundwater and groundwaier-fed ecosystems.”

Prainage, groundwater entering

Non-P. olr;t Kaloko-Honokhau “A full analysls if drainage construction techniques

Souree National Historle Park beyond what are required by the county and state, such

Pollution should be preserved as filtered drainage systems appropriately and
specifically sngineered to be effective In Kona's arid, fow
soil envirenment to reduce non-point source pollution to
the groundwater and marine waters.”

\Water conservation *A quantitative analysls if the potential changes to

groundwater flow and quallty within the aquifar system
Wator Systom E:oasurfzi:mdtﬁhbaeman must be made to identify the Impacts on the National
Tpo Patk Inland and nearshore marine waters”

Proposed methods for *Saptic Systems should not be consldered for this
dealing with wastewatar proposed project,”
‘gya:t?:a tor treatment, effluent, and
thelr direct and cumulative | “Methods for disposal of medical wastes and prevention
Impacts nead to be of accldental releases of hazardous wastes from the
analyzed medlcal facllitles should be described in more detall.”
“The EIS should analyze the effects of the increase in
’:ggi‘;lfrlflgggﬂ d traffic traffic, including direct, Indirect, and cumulative impacts
Roadway on Qusen Ka'ahumanu and to visltors accessing the National Park and the measures
System and at access paint to the pianned to alleviate traffic congestion, Including a
Traffle Natlonal F'F;'k and Park datalled diseusslon of the propased interchange
headguarters connacting Kaloko Makai with the Queen Ka'ahumanu
Highway.”
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iNPS Congerrt;
An analysls of direct and
cumulative Increased nolse
generated y the projact
neads ta be conducted
{during construction and at
full build-out phases)

May 3, 2011

wSugyestod: Ways to:Address Concorn:

»Address the soundscape within the National Park.”

Alr Quality

Alr quality and its effect en
human health needs to be
addressed

“The EIS should discuss how new sources will be
controlled and appropriate mitigations for Improving post-
construction alr quality.”

Visual
Resourcos

Mitigate adverse changes
{o viewshed, night sky,
topography and vegetation
within the Project area

*The EIS sheuld include a viewshed analysis form the
National Park locking mauka to examine and analyze
direct and cumulative impacts to cuitural landscape, park
viewshed, night sky and a dascription of how these
Impacts will be mitigated.”

“nclude & more detafied analysis of buillding deslgns that
will minimlza viewshed imgacts and blend development
into the landscape, as well as Including a discusslon of
appropriate plantings to reduce those visual Impacts.”

Archaoologle
al and
GCultural
Resourcos

Should include the Kaloko-
Horakdhau National
Historic Landmark
deslgnation in Project’s
listing of archaeological and
cultural rescurces

“There should be discusslon In the EIS regarding early
constitation and engagement with linea! descendants
and the Native Hawallan community speclfically about the
development plans and archaeologlealfcultural resourcas,
cultural landseape, and potential places of significanse,”

Presorvation/
Opon Space
and
Gonnectivity
to the
National Park

Preserving and fostering

connectivity between the

Nationat Park and the Ala
Kahakal National Historlc
Trall

“The EISPN discusses preserving and protecting
archaeologlcal sites, the Road to the Sea, establishing
open space and preserving coastal dryland forest These
are Integral parts of the cultural landscape of the Park
and the ahupua‘a.”

An analysls of the impacts

*The EIS should analyze direct and cumulative effects of
5,000 additional resident famfiles utilizing the Natlonal
Park and lts coastal resources. This analysis should

::I;;m;: d to coastal and recraational | Inglude direct, Indlrect and cumulative impaﬁ:ts resulting
Recroational resources bacause of thls from recreational uses on the Natlonal Pa{k s law
RosouTces projects should be enforcement and visitor services, the pas(s future
conducted Cultural Live-in Center, archaeological sites, fisheries,

fish, coral and protected species inhablting near-shore

waters and beaches.”

“Gumulative, direct and Indlrect impacts that will affect
Contextual E:ﬂgggzggﬁgzz? the Park resources, visltors and those engages in traditlonal
Issuos, Pro| ectpa roa should be and cultural practices, particularly traffic, nolse, alr
Gumulative takon Info acoount pollution, night sky light poliutien, mauka viewshsd,
Impacts increased park visltation, coastal recreaticnal use, and

the quality and guantity of ground water resources.”
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APPENDIX A: KALOKO MAKAI INTERVIEW GUIDE

Interviewee Name:
Affiliation:

Date:

Method of Interview:

Aloha and thank you for taking the time to answer these questions, We are independent
consultants, retained but not employed by Stanford Carr Development, LLC, the
proposed develapers of Kaloko Makai in the Keohanalki and Kaloko ahupua‘a of North
Kona, County of Hawal'l. We're conducting a social impact study to be included in the
development's Environmental Impact Statement, which is being prepared by Wilson
Okamoto Corporation.,

As part of this study, we are inferviewing a cross-section of community leaders from
West Hawail. We intend to print the names and affiliations of the people we interview,
but not quote anyone by name. We will summarize the general themes, issues, and
concerns, but we will not tell the developers or anyone else who said what. We are not
the developer's representative, and we're better able to ask questions than to answer
them. If you have any guestions, please write them down. The developer has retained a
representative, Peter Young, and we can give you his contact information if you'd like to
follow up with him.

General West Hawai‘i Questions

Please tell me a little about yourself, the organizations you're involved ir. What are
the main community issues you and these groups have recently been focusing on?

What do people most value about living here, what's going well, what makes it
desirable or different from the rest of the state?

3. And what are the major problems for West Hawaf'i, the things that people are most

concemed about these days? What needs or complaints do you know about?

Project-Specific Questions

4. What, if anything, have you heard about the Kaloko Makai project? Is this proposal

pretty well-known to the people in your organization{s), or not?

1s the Stanford Carr Development company known in Kona? Does it have any
particular image?
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From what you (know of the project / can see in the project description), what do
you think are potentially the most positive things about the project —ways it could
be good for West Hawai'i or for the people in your group(s)?

And what do you think are petertial problems — ways it could be bad for West
Hawai'i or for the people in your group(s)?

Right now the major hespitals for West Hawai'i are the Kona Community Hospital
(94 beds) 11 miles south of the Project and the North Hawai'i Comrmunity Hospital
in Waimea (50 beds).

a. Do you think these fcilities are adequate to cover the growth from this
proposal and other projects in West Hawaii?

b. This Kaloko Makai project includes a site for a new regional hospital. Boes
this general location seem a good one for that purpose?

Are you aware of the Kona Community Development Plan {CDP)? Were you
involved in the community outreach efforts which led to the drafting of the plan?

The project’s EISPN states: “The proposed project is identified as a Neighborhood
Transit Oriented Developrment (TOD} in the Kona Community Development Plan.
Kaloko Makai wilt be setting aside land for development of an urgent care medical
facility, as well as land for a future hospital. A hospital developa/operator is being
pursued. When a hospital commits to lacating & hospital at Kaloko Makai, the TOD
will automatically be designated as & Regional Center TOD. Therefore, Kaloke
Makai is baing conceptually designad on the assumplion that Kaloko Makai will be
a Regional TOD".

A Regional Center could have a much larger land area and higher densities. The
Kona CDP now targets four Regional Centers for the area from Keauhou to
Keahole: with the hospital, Kaloko Makal would become a 5%,

a. Do you feel the Kona CDP's placement of a TOD community at Kaloke Makai
is appropriate?

b. Does it matter to you whether the TOD planned at Kaloko Makaiis a
Neighborhood or Regional Center TOD with a hospital? Why?

The developer says the first things to be constructed weuld be the roads and basic
infrastructure, along with “Village I" just above the Queen Ka'ahumanu Highway.

® Pages 4-128 and 4-129 of the Kona CDP have language about hospltals and Regional status: “To
encourage the private sector to negotlate a site for the hospital, the TOD in which the hospital decldes to
locate within shall be automatically designated a Reglonal Center TOD if the Official Kona Land Use Map
has designated It as a Nelghborhood TOD. As a Regional Center TOD, there would be Incentlves for
medical offices and other hospltal-related businesses to develop In the vicinlty

Kaloko Makal Soclal Impact A t (Vol, 1: Backg d and C¢ iy I ) A2

12.

13.

14.

15.

Novernber 2010

Everything efse wauld be built to respond to residential market demand, probably
over a roughly 30-year period. Does this strike you as a reasenable phasing
approach? :

The largest portion of this project is the construction of 5,000 new single- and
multi-family residential units at low- and medium-densities over about 30 years.
Please tell me a little about what people in West Hawaf' are saying about the need
for housing these days.

a. First, do you believe there really is a need among the existing workforce?

b. What type of housing is needed, and what do you think will determine
whether this project does a good job of meeting actuat need?

c. Please review the available information about the developer's intention to
develop “affordable housing” as part of the project.

« Overall, does this seem like a good approach? Does it seem any better or
worse than other developers' approaches to affordable housing?

+ What do you think is the better way to mix affordable units into an overall
development — mix them up with the market rate units, or have some
concentrated pockets, which could make them even more affordable but
less welj integrated?

d.  Can you think of other recent housing developments in West Hawal'l that
generated either positive or negative impacts? (If so, what made them good
or bad, what were the *lessons leamed" for residential development here)?

Plans include roughly 140 acres of roads and utility infrastructure to support the
development. Do you have any comments regarding how the development might
impact the current transportation and infrastructure needs of the area?

You'll note this project includes a segment of the long-planned Mid-Level Road that
waould provide an alternate to the Queen Ka'ahumanu Highway for getting from
Kailua to the airport.

a.  We'd like to know if you have any questions or advice to the developer about
the importance of getting this built.

b. Do you see any other opportunities for this project to help with selving traffic
issues, either from the project itself or from general growth?

The development plans alse include retail, commercial and high tech business

development. Do you believe these proposed uses seem appropriate — any
thoughts or issues on those particular parts of the proposal?
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Kaloko Makai plans inchzde two elementary schools and a middle school. Do you
believe those plans mesh with existing and future community education needs?

Finally, the project includes a possible historic trail, €5 acres of interconnected park
space, and 150 acres of dryland forest open space area

a. Currently, what current similar areas are utilized by the community?

b, Are there any particular community needs you think could be met with the
development of these new areas?

¢ What sort of {acilities should be provided?

If this project could be changed In just one way to make it better for West Hawai'i,
what would that change be?

know if we can talk to everyone in West Hawal'i, but what other groups do you
think would be particularly affected by, or interested in, this project? Who else
should we make an effort to contact?

Mahalo for your time! Do you have any questions?
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APPENDIX B: KALOKO MAKAI PROJECT DESCRIPTION

Sizo and Location: About 1,142 acres, extending mauka from Queen Ka'ahumanu Highway. The Queen
Ka‘ahumanu portion Is lecated just north of the existing Kaloke Industrial Park. Hina Lanl &t. forms the
southern {Kailua-side) border of the lower part of the property, but the upper part includes land on both
sides of Hina Lani.

Curront Uso and Land Use Deslgnations: Vacant and undeveloped. Gounty General Plan - Urban
Expansicn and Conservation, Kedhole welopment Plan — Urban Expansion, Residential
Village, and Golf Course. (The cument General Plan *Conservation” designation was for a once-planned
golf course that would be delefad under the new plan; the develcper will ask the County for Urban
dasignation of the farmer golf course land after State Land Use approval) Kona Cotmuinily Development
Plan (GDP) Indlcates the genaral Kaloko Makal area as one of the designated “villages” for transit-
oflented development.

State Land Use now Conservation, Agricultural, and Urban — request Is to change about 224.5 acres from
Conservation to Urban and 728 acres from Agricultural te Urban. (The State Lirban designation would
follow the County's Kona CEP designation 2s an utban area.) A 150-acre dryland forest preserve will be
created. An E|S is belng prepared.

Development Concopt/Phasing: Consistent with the Kona CDP, Master-planned resldential community,
with supporting commercial, educational, recreational, open spacs, and related Infrastructure, Primarily a
resigentlal development, with same busineas/commercial Job centers. To be developed In three phases
(or *villages™ over an estimated 28 years. First homes by 2015.

Koy CGomponents:

« Residential - At full development about 5,000 new single- and multi-family residentla! units at low (up
to 3 units per acre) and medium {up to 20 unlts per acre) densities.

« Commerclal — About 120 acres in various locations. Largest would be a business park that may
potentially Include Scientific Rasearch & Devalopment faclities, retall, and a regional hospital along
the Mid-Levet Road. Mixed-use areas of the project are designed to Include residential and
commercial uses within ¢lose proximlty of each other {this may Include affordable residential on top of
a variable commereial component).

+ Preservation / Open Space [ Recraation — In addition to the dryland forest {150 acres of preserved
forest and natural habitat), the project will preserve a historic trall which is commonly referred to as
the Road to the Sea. While the boundaries of this trall {within the Kaloko Makal property) have yet
bean determined, we are sure that the trall originates In the mid-section of the property Just east
(makai} of Kzloko Makal (In the site, properly named Kaloke Heights) and meandars down through
the KM parcel. A series of archaeolagical outsroppings have also been noted in our Archaeological
Inventory Report. Depending on the hature of each archaeolegical slte buffer zones will be provided
accordingly.

« Fadllitles and Roads — Land set asida for elementary and middle schools, Active parks and recreation
areas. The proposad Mid-Level Road would cut across tha project.

Estimatod Houslng Pricos and Types (Curront Developer Assumptions).

« ‘Affordable” Componatit — Wil ke 20% of units {about 4,000), targeting resldents with income levals
between 60%-140% of area median Incoma. Based an 2007 HUD numbers, that would include at
least seme units for rental to 3-pergon lsw-income families at $972/month and for sale at $152,600
{2007 numbers). Final mix of affordable not yet known.

«  Market Componaent — A wids range of products, In teday’s doflars from mid to high $200,000's up to
$1.000,000, The targat market is the local rather than the offshore buyer, Overall, the project is
Intended to respond to already-planned econamic growth rather to generate more of it

For a mors complots description, you can download the EIS Proparation MNotice from;

hitpi/foaqe.doh. hawall. gov/Shared%20Documents/FA_and_EIS_Online_Llbrary/Hawail/2010s/2010-09-23-HA-

E!SPN-Kaloko-Makal.pdf, 8-1




[*IN FINAL PDF, ELIMINATE THIS PAGE AND INSERT THE PDF'S OF TWO MAPS
SHARED AS PART OF PROJECT DESCRIPTION]
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FOREWORD

John M. Knox & Asscciates was engaged to prepare a social impact assessment of the
proposed Kaloko Makai mixed-use commercial and residential development in Kona.

In accord with Kona Community Plan principles of providing housing choices, recreation
opportunities, directing growth pattemns towards compact villages and encouraging a
diverse and vibrant economy, Stanford Carr Development proposes a 1,142-acre
development with a strong emphasis on residential development.

The work is presented in three volumes:

1. Volume 1 presents background socio-economic conditions and results of a
community interview process fo surface key issues.

2, The current Volume 2 is an anzlysis of housing issues, prepared in part by
KALOKO MAKAI SOCIAL IMPACT ASSESSMENT subcontracter Tom Dinell (Dinell Associates). Mr. Dinell is Emeritus Professcr in the
University of Hawai'i M&noa's Dept. of Urban and Regional Planning, teaching
Volume 2: Housing Issues courses on housing there.
3. Volume 3 contains results of a 2009 “North Kena Community Plarning Survey” that

focused on awareness of the new Kona Community Development Plan (CDP) and
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SUMMARY AND ANALYSIS OF VOLUME 2 RESULTS

Chapter 1: The Policy Framework and the Kaloko Makai Project

Chapter 1 demonstrates that there is 2 demand for the type and quantity of housing that
the Kaloko Makai Project will provide, especially in terms of affordable housing. The
County policy documents — the Generat Plan, the Kona Community Development Plan,
and the other Hawaii County ordinances and rules relating to housing ~ describe this
demand in general terms and the Market Assessment for Kaloko Makal, prepared by
Mikiko Corporation, documents this demand as do the data presented in Chapter 2 of
this Volume.

Chapter 1 alsc shows that the proposed Kaloko Makai Project is consistent with and
implements the County General Plan, the Kona Community Development Plan, and the
Village Development Guidelines. There is a close fit between these plans and
guidelines on the one hand and the Kaloko Makai Project, as described in the
Environmental Assessment/ Environmentai Impact Statement Notice (September 2010),
on the other.

The General Plan goals for housing do a geod job of describing the Kaloko Makai
Project—i.e., (1) constructing safe, sanitary, and livable housing for the residents
of Hawai‘i County; (2) providing a diversity of housing that allows a variety of
choices; (3) creates a viahle community with affordable rental and fee-simple
housing in (4) a variety of sizes to satisfactorily accommodate the needs and
desires of families and individuals; (5) ensures availability to all persons
regardless of age, sex, marital status, ethnic background, and income, (8) in
reasonable proximity to employment centers, while simultaneously (7)
encouraging and expanding home ownership opportunities for residents.

The Kona Community Development Plan (CDP) specifies that the master plan for a
TOD (fransit oriented development) is to (1) premote transit-oriented and pedestrian-
oriented development, increase transit use to manage traffic congestion; (2) encourage
mixed-use, compact development that is pedestrian in scale and sensitive to
environmental characteristics of the land and facilitate the efficient use of public
services; (3) have residences, shopping, employment, and recreational uses located
within close proximity of each other and efficiently organized to provide for the daily
needs of the residents; (4) provide for a range of housing types and affordability within
pedestrian-oriented, human-scale neighborhoods; {5) incorporate natural features, open
space and cultural features; (8) provide efficient circulation systems for pedestrians,
non-motorized vehicles, and motorists that serve to functionally and physicaliy integrate
the various land use activities; and {7} promote strong neighborhood identity and focus,
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The proposed Kaloko Makai Project is designed to successfully meet each of the Kona
CDP objectives. For example the inclusion of the Dryland Forest and the Historic Trail
speak specifically to incorporating natural features, open space, and cultural features.

The Village Design Guidelines specify that TOD villages (1) are to be compact,
pedestrian-oriented and mixed use; {2) that the ordinary activities of daily living are to
oceur within walking distance of most dwellings, allowing independence for those who
do not drive; (3) that interconnected networks of transportation corridors are to be
designed to disperse traffic and reduce the length of automobile trips; {4} that within
neighborhoods, a range of housing types and price fevels are to be provided to
accommodate diverse ages and incomes; (5) that appropriate building densities and
land uses are to be provided within walking distance of transit stops; (8) that civic,
institutional, and commercia! activities are to impart a focused town center and
gathering place; (7) that schools are fo be sized and located to enable children to walk
or bicycle to them; (8) that a range of open space including parks, squares, and
playgrounds are fo be distributed within neighborhcods and villages; and (9) that the
growth of each villages stays within a defined edge and thereby helps to establish a
compact sense of place.

The requirements set forth in the Village Design Guidelines also do a good job of
describing the plan for the Kaloko Makai Project. The schools, for example, are located
so children can walk or bike to them, The walkability of the Project will vastly reduce the
need for short vehicle trips, There is a range of open space in each village and all the
villages have defined edges.

Chapter 2: Data on Social Issues Relating to Affordable Housing

In response fo the frequent community concems (as outlined in Vol. 1) about social
impacts of high housing costs — pariicularly the sense that “local” residents are
inequitably affected and often cannot qualify for officially designated "affordable”
housing under HUD/County guidelines — we analyzed Gensus data on ethnic
differances in housing outcomes for the Big 1sland and West Hawai'i in Chapter 2.
(Ethnicity is used as a proxy for newcomer/local, as the great majority of “Whites”
were not borm in Hawai'i, while the great majority of Asians, Native Hawaiians, and
Mixed Race population were.) Among the conclusions of the analysis:

» Al groups — newcomerflongtime residents or ethnic/racial groups — face serious
afferdability issues in regard to housing in West Hawai'i (especially North Kona).
Whites tend to pay more for housing in West Hawal'i and islandwide, even in areas
where their average incomes are not higher than those for other groups.

« Native Hawaiians (and perhaps Filipinos) are particularly challenged in West Hawai‘i
due to lower overall incomes that reflect differences in overall education, age, and
family sucture {e.g., single parents). There is no evidence of deliberate
discrimination, but these differences do result in unequal housing cutcemes.
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«Affordable housing” guidelines tend to be harder for West Hawal’i residents to meet
than for pecple eisewhere on the island for the perhaps ironic reason that incomes
are higher there, These guidelines are based on the principle of median incomes for
various family sizes, and the very usage of the median {the “middle point’ in range of
incomes) means that substantial percentages will fall below the median cut-off.

Groups such as Native Hawailans have a sort of “advantage” in meeting affordable-
housing guidelines because of lower average incomes. But this "advantage” tends to
be reversed by higher average household sizes, which means they must eam more
to qualify in order to pay for larger homes. So it is in a sense true that County
guidelines present more barriers to “local” qualification, but only because they reflect
the underlying econornic reality that larger homes cost more.

Uttimately, though, the social challenges facing West Hawaii will probably have less to
do with the faimess of “affordable housing” guidelines than with the scaring prices of
market housing. The social impact of the Kaloko Makai Project will be positive to the
extent that it succeeds in the goal of providing more affordable market housing to
working families — a goal that would likely be achieved by greater densities consistent
with the Kona Community Development Plan.
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1. THE POLICY FRAMEWORK AND THE KALOKO MAKAI PROJECT

This chapter describes both the proposed Kaloko Makai Project and the environment in
which it is being developed and implemented, The County’s policy framework —
specifically its planning goals and objectives and the processes for meeting them — are
set forth in some detail. Particular attention Is paid to the Kona Community
Development Plan and the accompanying Village Design Guidelines. The key
conclusion from this chapter is that the Kaloko Makai Project as proposed furthers the
accomplishment of these goals and objectives.

11  The Need for Housing in North Kona

Volume 1 of this study provides data on the general issue of lack of affordable housing
and in West Hawait as a whole, Additionally, the Market Assessment for Kaloko Makai,
prepared by Mikike CorPoraﬁon, documents the need for housing in Nerth Kona in the
fime period 2010-2040." Just a few highlights from that report will serve to indicate both
the quantitative need for housing and the changing nature of the population to be
served:

« The projected Hawaif Istand population increase between 2010 and 2040 is slightly
more than100,000 people, or a 55% increase.

+ As of 2010, the Competitive Residential Market Area (CRMA, defined as North Kona
Census Tract 215.01and South Kohala Census Tract 217.01) provided
23% of employment positions on the island while at the same time housing only
about 12% of the Island population.

« Popuiation in the CRMA will grow at about 3.8% per year in the 2010-2040 time
period.

+ There will be an increasing concentration of households in the older age brackets.

« Average househald size will continue to decrease.

+ There will be a need for 17,600 new housing units in the CRMA during the next 30
years (2010-2040),

1.2  The Current Kaloko Makai Proposal with Respect o Hou1=.ing_g

What is being proposed is a residential mixed-use development on approximately %,142
acres of undeveloped land in North Kona, it will include at full build-out up to 5,000

 Mikike Corporation, Market Assessment for Kaloko Makal, Final Draft Report prepared for Stanford Carr
Developmem Corporatlon

? See Wilson Okamoto Corporation, Enviranm: sment/Environmental lm|
preparation Netice Kaloke Makal, Kaloko and Kohangigi North Kong, Istand of Hawall Prepared for

SCO-TSA Kaloko Makal, LLC, September 2040, for further detalls about the conceptual plans for the
Kaloko Makai Project, pages 1-1 through 2-8,
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residential units, both single-family and multi-family, with densities varying from three to
20 units per acre. The Project is to be developed in three phases or villages over an
estimated 28 years.

This master-pianned, mixed-use Project includes land devoted to centralized and
neighborhood commercial and light industrial uses, two elementary schools, a middle
school, a medical facility, parks, trails, open space, including a 150-acre dryland forest,
and associated infrastructure.

The proposed Ane Keohokalole Highway will run through the Project. Kaloko Makai has
been designated a Neighborhood Transit Oriented Development (TOD) in the Kona
Community Development Plan (CDP). Kaloke Makai would become a Regional Genter
TOD once a hospital commits to the Project.

A major historic trail, which will be restored, runs through the Project in a mauka-makai
direction.

The conceptual plans for the Project emphasize: (1) walkable villages, each with its
own distinctive core; (2) pedestrian Interconnectivity along pedestrian-scaled, tree-lined
streets to neighborhood commercial centers and to neighboring villages; (3) front
porches and rear lanais designed to facilitate neighborly interaction and indocr-outdoor
living; and (4) a wide variety of housing opticns to provide living cpportunities for a
varied range of households of differing economic means. The Project will provide
affordable housing that will more than adequately meet the County's affordable housing
requirements in a diverse number of ways that will assure that there will be no
affardable housing ghetto,

1.3 The County General Plan as Reqards Housing

The County of Hawai'i General Plan® was adopted by ordinance in February 2005 and
amended in December 2008. it “is the policy document for the long range development
of the Island of Hawali." It provides the planning framework for the community
development plans, which are subsequently prepared for specific geographical districts
such as Kana, as well as the Capital Improvement Program, the functional plans, e.g.,
sewage/drainage, and area improvement plans, e.g., downtown Hilo. The community
development plans conform to the General Pian but are much more detailed and
specific than the [atter. In essence the community development plan implements the
General Plan in a designated gecgraphical area.

9 Sea Section 9, Housing, and Sections 14, Land Use, especially Sections 14,5, Multiple Residentlal,
and14.6, Single-Family Resldentlal, i the County of Hawall, Gengral Plan, February 2005 as amended
In December 2006, chiine at <htipfwww, hawalboounty, com/ia/ap/GP2005Amend%201 2-2006%2005-
2007%20and%200rd%2009-161,pdf>.

ibid. p. 1-1.
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Housing and Land Use are two of the many elements addressed in the General Plan.
The other elements are: Economic, Energy, Environmenta! Quality, Flooding and Other
Natural Hazards, Historic Sites, Natural Beauty, Natural Resources and Shoreline,
Public Faciliies, Public Utilifies, Recreation, and Transportation,

The General Pian perceives housing as addressing much more than a person’s need
for shelter. *(A)dequate housing is one of the primary factors that provides a person a
sense of satisfaction and well-being”. The Plan stresses that when the cost of land,
land improvements, and home construction increase faster than personal income, many
persons are prevented from purchasing hornes (or, one could add, renting adequate
quarters). This gives rise to one of the County’s majar concerns, which is affordable
housing. This concem led fo the establishment of the Hawai'i County Housing Agency
and the Office of Housing and Community Development in: the 1870s and the adoption
of an affordable housing policy in 1908.°%

The General Plan states:”

In existing urban areas, the supply of readily avallable housing and residential
zoned [znd is nearing a point whera flexibility in choice of location and price will
be limited and wiil contribute to rising costs of housing unless additional and
glternative areas are made available for residential development.

Among the goals sDUt forth in the General Plan that relate to the Kaloko Makai Project
are the following:

Aftain safe, sanitary, and livable housing for the resident of the County of Hawai'i

Aftain a diversity of sacio-economic housing mix;

Maintain a housing supply that allows a variety of choices;

Create viable communities with affordable housing and suitable living

environments;

e. Seek sufficient production of new affordable and rental and fee-simple housing in
the County in a variety of sizes to satisfactorily accommodate the needs and
desires of families and individuals;

f. Ensure that housing is available to all persans regardless of age, sex, marital
status, ethnic background, and income;

g. Make affordable housing avaliable in reasonable proximity to employment
centers; and

f. Encourage and expand home ownership opportunities for residents.

poop

The General Plan, after noting the rapid increase in population in the North Kona district,
outlines two courses of action that relate closely to the Kaloko Makai Project, namely:?

5 ibid. p. 9-1.

© bl pp. 92 and $-3.
7 Ibid. p. 9-5.

8 1hid. p. 9-10.

® hid. p, 9-26.
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a.  Encourage the use of innovative types of housing developments, such as cluster
and planned unit developments, that take advantage of the steep topographic
conditions; and

b, Increase affordable housing oppertunities in the Kailua-Kena area.

Multiple Residential and Single-Family Residential are two sub-sections of the Land Use
Section of the Hawai'l County General Plan. The goals in the multiple residential section
address: (1) providing *developments that maximize convenience of its (sic)
occupants”; and {2) providing “suitable environments that accommodate the physical,
social and economic needs of island residents”.”” In the Standards section, the Plan
specifies that “Areas shall be located in such a manner that traffic generated by high
density developments will not be required to travel through traffic areas of lesser density
en route to principal community facilities”.™ The Plan goes on to point out that the Kona
district has over 1,000 acres for multiple residential use, but some of the areas so zoned
lack basic infrastructure essential for development. ™

The goals in the Single-Family Residentiai Section emphasize maximizing “choices of
single-family residential lots or housing for residents of the County” and providing
*single-family residentiat areas conveniently located to public and private services,
shopping, other community activities and convenient access to employment centers that
takes natural beauty intc consideration”. " In terms of courses of action, the Plan
encourages: (1) concentration of residential structures to avoid strip residential
development™: and {2) “the use of more innovative types of housing developments, such
as zones of mix and cluster and planned unit developments™.™*

In surn, the Kaloko Makai Project is thoroughly in synch with the goals and courses of
action for housing as put forth in the County of Hawai General Plan 2005 as amended.

1.4 The Kona Community Development Plan as Regards Housing

The Kona Community Development Plan (Kona CDP), which includes both Nerth and
South Kona, was enacted by ordinance on September 25, 2008, |t was adapted
pursuant to and in accardanice with the Hawai'l County General Plan 2005 as amended.
If a provision of the Kona CDP and a prior adopted ordinance are in conflict, the Kona
CDP govemns, ' The Kona CDP includes goals, objectives, policies, and actions for
transpartation, land use, environmental resources, cuitural resourges, housing, public

19 thidt, p.14-42.

" Ihig,

2 Ibld. p. 14-45.

" Ibid. p. 14-47.

" 1bid. p. 4451,

15 Sge County of Hawal' Planning Depariment, Kona Gommunity Development Plan; Mapping Kona's
Futyre, Prepared by Wilson Okamotc Corporation, September 2008; at

< hitp: /A, hawalicountycdp, Info/narth-and-south-kona-cdpledn-finat-

drafts/Final%20KCDP Sept%202008 {ext. ndfiviews>
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facilities, infrastructure, and services, energy, and economic development as well as an
action plan, a monitoring plan, and infroductory sections,

The three primary sections that bear on the Kaloko Makai Project, but not the only ones,
are land use and housing and Attachment B, Village Design Guidelines. The Kona CDP
sets forth eight guiding principles, two of which are directly applicable to Kaloko
Malai:™® (1) “provide housing choices"; and (2) "direct future growth pattemns toward
compact villages, preserving Kona's rural, diverse, and historical character”.

With respect to housing choices, the Kona CDP states: "’

Future growth should offer a broad range of mixed housing choices with

a variety of types and price ranges that are affordable and available in close
praximity to places of wotk. They should also accommadate populations with
special needs, including seniors, disabled persons, and the homeless,

With respect to urban villages, the Kona CDP states'®

‘T'he majority of future growth should be directed north of Kailua,

with some future grewth in the Kailua to Keauhou area, in the form of compact
villages that offer increased density and mixture of homes, shops, and places to
work.

1.4.1 The Land Use Element

Kaloko Makai Village is identified in the Kona CDP as a Neighborhood TOD (Transit
Oriented Development).™ If, as anticipated, a medical center becomes part of Kaloko
Makai, then the Rez%ional Center designation would apply. A neighborhocd village is
defined as follows:

Neighborhood Village Care Areas are intended for predominately residential,
public/eivic uses, or small-scale neighborhood-oriented commercial uses. The
Core's commercial uses are of a small scale and are intended to serve the needs
of the Village residents. Neighborhood Village Core Areas shall be designed
around a Neighbarhood Center. Land uses include racreational space, small-
scale public/civic uses, neighborhood oriented retail uses, and mixed-use.

A regional center is described as follows:™
Regiona!l centers are intended for mixed use and higher density residential, retail,

commercial, employment, and/or regional one-of-a kind facilities, such as major
civic, medical, education, and entertainment facilities, Reglonal centers shall be

:5 1bid, p. 3-1 thru 3-3..
12 Ibld.
1hid,
© 1hid. pa-41.
2 Ihid, p. 4-40
! ibid.
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designed around a Commercial Center, whick: is the focus for the Village and
designed to encourage pedestrian activity.

In addition to the data required for Project District Rezoning Application, the application
shall include the following:?

a. Master Plan. To the extent practicable, the master plan shall conform with the
Village Design Guidelines ... and at a minimum address:

i, Mix of permitted uses and density;
ii. Transportation systems including street layout and standards, fransit
routes and facilities, and bike and pedestrian pathways;
ii. Village center public facilities and financing;
iv. Infrastructure requirements, financing, and timing;
v. Neighborhood park and public space standards;
vi. Phasing plan;
vii. Caleulation and treatment of density transfer area; and
viii. Planning process, including extent of cansultation with the Design Center,

b. An envirormental repert meeting the requirements of HRS Chapter 343.

Incentives for foliowing this process include expedited review by the Planning Director
and the Planning Commission, concurrent processing of the environmental review
document and the state tand use boundary amendment by the County, and “the
rebuttable presumption that the profect furthers the intent of Chapter 25, the Zoning
Code, and is consistent with goals, policies, and objectives of the County General Plan
and the Kona CDP*. 2 In addition, public financing shall pay for all of the costs of the
major trunk transit route, a transit station, and a major park or plaza.®

The master plan for a TOD project is to further the intent of the Village Design Guideline,
namely:®®

1. Promote transit-oriented and pedestrian-oriented development, to increase

transit use, to manage traffic cangestion,

2, Encourage mixed-uss, compact develapment that is pedestrian in seale and
sensitive to environmental characteristics of the land, and facilitates the
efficient use of public services;

. Have residences, shopping, employment, and recreational uses located within
close proximity with each other and efficiently organized to provide for the
daily needs of the residents;

. Provide for a range of housing types and affordability within pedesfrian-
oriented, human-scale neighborhoods;

. incorporate natural features, open space and cultural features;

w

[N

22 Ihid, pp.42-43.
= Ibid, p. 4-43.
2 Ibld, p. 445,
% bId, p. 4-44.
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6, Pravide efficient circulation: systemns for pedestrians, non-moterized vehicles,
and motorists that serve to functionally and physically integrate the various
land use activities; and

7. Promote strong neighborhood identity and focus.

14.2 The Housing Element

The consequences of a lack of affordable housing are multiple: (1} people who want to
move to a new unit are unable to do so; (2) some families are forced to live doubled-up;
{3) seme peaple become homeless; {4} young families move elsewhere where they can
afford a home, leading fo a shortage of workers; and (5) workers commute lang
distances, e.qg., from Ka‘l, to their jobs in Kona. These consequences impact not only
households earring less than the median income, but alse families with moderate
income whose members provide essential community services, such as teachers and
police officers.

There are County-wide programs already in place designed to stimulate the availability
of affordable housing:2® (1) affordable rental property tax incentives; (2} density
bonuses far meeting the affordable housing requirement; (3) a homebuyer education
program; and (4) the Hawai'i island Housing Trust, a 501{c)(3) non-profit corporation.””

The Kona CDP includes several elements in its housing strategy that are of particular
relevance for the Kaloko Makai Project.?® The Pian stresses the importance of
accessory or ‘'ohana units as & means of increasing the supply of rental housing as well
as providing a source of income for the property ewner. Second, the plan emphasizes
the importance that some of the affordable inventory be perpetually affordable. Third,
the Plan emphasizes the importance of addressing the housing needs of the elderly and
the disabled. As an incentive, additional credits are provided for meeting the needs of
these two groups.

The affordable housing credits in the Kona CDP - which are somewhat more liberal
than those provided Chapter 11, Hawai'i County Code (HCC) — are designed to
encourage workforce housing for those eaming 120% te 180% of median household
income, the eiderly, and the disabled, as shown in Table 1.1 below.?® Credit is also
granted for affordabie livefwork units, Chapter 11, HCC, Housing, provides a 10%
density bonus for meeting the affordable housing requirement, which is 20% of the total
units as specified in Section 11-4(b)(2) of Chapter 11. The Kona CDP adds *...a 1:1

* Ordinanca 1138, which was signed by the Mayor on Aprll 28, 2011, has amended the affordable
housing requirements by specifylng that: “1. A minimum of 20% of the requlred affordable housing unit
cradits [shall be] earned at one credit per unit (100% to 120% of median household Income) or

higher; 2. A minimum of 30% of the required affordable housing unit credis [shall be} eamed at 1.5
credits per unit (80% to 100% of medlan housshold Income) or higher; and 3. A minlmurn of 40% of the
required affordabla housing unit credits [shall be] eamed at two credits per unit {80% and under of
medlan househald income),”

7 Ihid. p. 4-84.

 Ibid, pp. 4-B5, 4-88, and 4-89.

* ibid. p, 4-93
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density bonus over and beyond the 10% bonus in HCC Section 11-8 for each affordable
housing unit that exceeds the affordable housing requirements, upto a maximum 30%
density bonus,”°

Accessory or ‘chana units are encouraged with the intent of increasing the supply of
rental housing, “For TODs ..., any provisions in the Project District rezohing ordinance
relating to accessory units may preempt the zoning code ‘ohana dwelling provisions
{HCC Chapter 25, Article 6, Division 3)."'

Tahle 1.1 Affordable Housing Credits

= -Afferdable Housing ¢ | o
odit per HCC Soctioh

‘Eidarly, Disabled, 6.
2| Live-Work Unit Crodits

: 445 i

0-180% (proposed} 0.25 0.75
120-140% 0.5 1.0
100-120% 1.0 1.5
80-100% 1.5 2.0
80% 2.0 35
80-100% 1.0 18
60-80% 1.5 2.0
80% 2.0 28

The Kona CDP is designed to maintain the stock of affordable housing units for a
peried of 40 years. The following restrictions apply during the resale-restricted period:®

1st 20 years: The affordable units shall have a minimum 20-year
controtied appreciation restriction (cost of improvements plus
appreciation based on the Honolulu Consuimer Price Index;

After 20 years: The owner may sell the property at market value with a
shared appreciation with the County or Kona Housing Non-Profit at 50%;
Right of First Refusal; After 20 years, the Kona Housing Non-Profit
shall have the right of first refusal to purchase the unit;
Owmner-occupancy: During the resale-restricted pericd, affordable units
must remain owner-occupied or rented out by the owner at an afferdable
rate as certified by the County real property tax division pursuant to the
affordable rent provisions in HCC Chapter 19,

Further, the Kona Housing Non-Profit or other non-profit established pursuant to the
Kona CDP has the first right of refusal on 10% of the required affordable units.®

The Kaloko Makai project is in a position to provide the affordable housing units
required by Chapter 11, HCC, and the Kona CDP ard to utilize the bonus incentives
established in those two legal documents.

@ i,
T ibid.
2 Ibld. p. 4-94.
= Ibld.
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1.4.3 Village Design Guidelines

The Village Design Guidelines provide development standards for TOD villages. The
standards are based on the national SmartCode and “calibrated” to fit the Kona CDP.*
The SmartCode is a form-based code designed to result in compact, walkable villages.
With respect to TOD villages, the intent is as follows (Capitalization is as in original
document):®

a. That Villages and REGIONAL CENTERS be compact, pedestrian-oriented
and MIXED USE.
b. That ordinary activities of daily living occur within walking distance of most
dwellings, allowing independence to those who do nat drive.
t. That interconnected networks of transportation corridors be designed to
disperse traffic and reduce the length of automabile trips.
d. That within neighborhoods, a range of housing types and price levels be
provided to accommodate diverse ages and incomes.
. That appropriate building DENSITIES and land uses be provided within
walking distanice of transit stops.
. That CiVIC, institutional, and COMMERCIAL activity impart a focused town
center and gathering place.
g. That schools could be sized and located to enable children to walk or bicycle
to them.
. That a range of OPEN SPACE including parks, squares, and playgrounds
should be distributed within neighborhoods and villages.
i. That the growth of the village stays within a defined edge and thereby helps to
establish a compact sense of place,

o0

No attempt will be made in this volume to summarize the multiple design provisions
included in the Village Design Guidelines other than to highlight a few specific provisos
and to call spesial attention to Article 3, Village Scale Plans — New Villages, and Article
5, Building Scale Plans.

The Guidelines state that: "ACCESSORY UNITS are not included in the density
calculation to encourage this residential use.”®

In speaking of bullding configuration, the Guidelines state; “One PRINCIPAL Building at
the FRONTAGE and one ACCESSORY UNIT to the rear of the PRINCIPAL BUILDING
may be built on each LOT as shown in Table 14c¢, and "Rear SETBACKS for
ACCESSORY UNITS shall be a minimum of 12 feet measured from the centerline of the
REAR ALLEY easement."® Further, "ACCESSORY UNITS may be of any size, notto
exceed 500 sq. t."* In Article 7, Definitions, hawever, an Accessory unit is defined as:

* The SmantCode, Varslon 9.0, authored by Andres Duany, Sandy Serllen, and Wiliam Wright, is

avallable fro the New Urban News at <htig:/mewurbannetwork.com/tools/books/smartcode-version-9-and-

manual>

:Vitlage Deslgn Guidetines, Attachment 8, Kona Community Development Plan, September 2008, p. 3.
Ibld, p.8.

7 Ibld,, p. 22

* Jbid, p.23.
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“...an Apartment not greater than 440 square feet sharing ownership and utility
connections with a Principat Building™. %

In speaking of parking and density calculations, the Guidelines specify: "ACCESSCORY
UNITS do not count toward DENSITY caleulations”. *

In addressing parking location standards, the Guidelines state: *Parking shall be
accessed by REAR ALLEYS when such are available on the REGULATING MAPS"

The villages as planned for the Kaloke Makai Project fit the standards for TOD villages
as specified in the Guidelines. Further, the Guidelines specifically encourage the
inclusion of accassory or ‘chana dwelling and the use of alleys for access to parking
areas. -

1.5 The Hawai'i County Ordinances Relating to Housing

Three Hawal'i County Ordinances immediately relate to housing: {1} Chapter 11,
Housing, Article 1, Affordable Housing (there are no other articles in this chaptery; (2}
Chapter 25, Zoning; and (3) Chapter 19, Real Property Taxes, particularly as it relates
to two property classes: affordable rental housing and homeowner.

Most of the affordable housing requirements, the manner in which the requirements can
be satisfied, the density bonuses eamed by meeting the affordable housing requirement,
and the resale restrictions are specified in the Housing Section {4.5) of the Kona
Community Development Plan, Since the Kona CDP was adopted by ordinance, it
provisions supersede those specified in Chapter 25, Zoning, of the Hawal County Code.
The one provision in Chapter 11 that s not replaced by provisions in the Housing
Section of the Kona Community Developrment Plan specifies that the Office of Housing
and Community Development (OHCD) shall: (1) determine the rental price for units of
various sized annually; and {2) enter inte an agreement with the developer assuring that
the rental prices will be controlled for a period of at least 20 years.*

The provisions of the Kona CDP amend Chapter 25, Zoning, by defining TODs,
establishing TOD floating zone project districts, adopting the Village Design Guideline,
and requiring mandatory Design Center review of all master plans prepared for TOD
floating zones.*

Article 8, Division 3 of Chapter 25, Zoning, Sections 25-6-30 through 25-6-39.7 govem
‘Chana Dwellings. The provisions relate to where and when (e.g., adequate public
facitities to serve the unit) ‘chana units can be constructed and where they are

 Ibid, p., 27,

“ Ibid. p. 24.

N 1bid, p. 25.

42 Section 11+11 of the Hawa!l County Code (HCC).

 pctions LU-2.1a, LU-2.3a, LU-2.4a, LU2.53, and LU-4.2a of the Kona CDP, pp 4-42 thru 4-50.
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prohibited, the height limit, the minimum building site area and yard requirements,
parking requirements, and the application and appeal process. These provisions may
be superseded for TODs, The Kona CDP specifies that: “For TODs..., any provision in
the Project District rezoning erdinance relating to accessory units may preempt the
zoning code ‘ohana dweiling provisions".*

Chapter 19, HCC, govems the Real Property Tax System on the Island of Hawai'i, The
table below shows the nine property classes and the property tax rate E:er $1,000 of net
taxable building and fand for the peried July 1, 2010 to June 30, 2011, 5

Table 1.2 Hawai‘l County Tax Rates, Fiscal Year July 1, 2010 to June 30, 2011
e -+ - Tax Rate Per $1,000 .-} - Tax RatcPer:$1,00
AT . Net Taxablo'Land - | ©.:N6tTaxable:Land::

¢ | Affordablo Rontal Housing . - .. ¢ . : $5.55 $5.55

:_Eérop'o:r"ty'tiass' K g

Residentlal =0 . - $9.10 $9.10
Aparment .. : : $9.85 $5.85
3 .| Commerclal - - - . $9.10 $9.10
4 dndustrial o e $9.10 $9.10
5. Agricuitural ang Native Forest . - .. 8,35 $8.35
: Conservation -5 . - L 9.85 $9.85
: R - . $9.485 9.85
Homoownor .00 $5.55 $5.55

Note: Chapter 19, Artlcle11. Section 19-90 crfa Hawai'i County Gode provides that the {ax rates fo be
sat on or befare June 20 preceding the tax year for which property tax ravenues are to be raised,

The two classes that are of particular interest are "Affordable Rental Housing” and
“Homeownar™. For FY 2011, the tax rates per $1000 for affordable rental housing and
for homeownership were set at approximately 61% of the residential rate and 56% of
the apartment rate. The County Council is to establish the rates by resolution prior to
June 20 of each year. If the Council does not do so, then the rates currently in effect
continue for another year.

To be placed in the homeowner class, the property owner must successfully gualify for
a home exemption, which will reduce the net taxable value of hisfher property, as
discussed below. A housing unit qualifies for the affordable rental housing class if it
meets the affordable housing qualifications. A new application for inclusion in this class
must be filed annually. The owner of the property must submit sufficient documentation
of the monthly rent, such as a signed lease, and the rent must be such as to qualify for
the entire calendar year. One benefit of having one's reptal unit in the Affordable Rental
Housing Program is that the assessed value will not increase by more than 3% in any

“ ona CDP, Policy HSG-4.6: Accessory Units, p. 4-93.

Hawal'l County Real Property Tax Cffice at
<http:/fwww.haw=llpropertytax.com/Farms/HimiFrame.aspximaode=Content/2003TAXRATES. htm>
4 Sectlon 19-90(k), HCC.
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one year as long as the owner continues to own the property and reapplies annually to
remain in the Program.*

To qualify for a home exemption, a person must own his/her home and live in it as
his/her principa; residence for a minimum of 200 days in a calendar year. This means
that the owner has no other home exemption in any other jurisdiction, has the intent to
create or maintain a principal home in Hawal'i County, and actually occupies the
property. If a person leases a property for ten years or longer, lives in the house on the
property, and the lease is recorded, then the lessee can qualily for a home exemption.
Persans owning a unit in a multi-unit building can qualify for a home exemption. The
home exerption reduces the assessed value of the home by $40,000. For persons
ages 60 through 69, the exemption is $80,000. For those 70 years of age andg older, the
exemption is $100,000.%

1.6 The Hawai‘i County Rules Relating to Housing

Rule 12, County of Hawai'i Planning Department, refates to ‘Ohana Dwelling Units and
Rule 15 to Project Districts. In one sense this section is irrelevant because the
provisions of the Kona CDP supersede those of the Department of Planning's Rules of
Practice and Procedure.

The provisions of the Kona CDP refating to defining TODs (Action LU-2.32) —
establishing TOD floating zone project districts (Action LU-2.4a) and the adoption of
Village Design Guidelines {Action LU-2.5a) — render Rule 15 null and vaid as applied to
the Kaloko Makai Project. Simitarly, the provisions of the Kona CDP relating to TNDs
(Traditional Neighborhood Developments) supersede Ruie 15 as well.

The situation with respect to Rule 12, ‘Chana Dwelling Units, is somewhat different. The
Kona CDP states that:

Accessory {‘ohana dwelling) units are encouraged in order to increase the
supply of rentals. For TODs and TNDs, any provisions in the Project

District rezoning ordinance relating to accessory units may preempt the zoning
cade ‘ohana dwelling provisions (HCC Chapter 25, Article B, Division 3). *°

The Viliage Design Guidelines state:

Provisions of this Code are activated by "shall” when required; "should” when
recommended; and "may” when optional.

T Soe Hawal'l Ceunty Real Property Tax Division, Department of Finance, "Afferdable Rental Heusing
Program Information” at
hitpdfwww.hawallpropertytax.com/Forms/pdffias/Affordable%20Rental%20Housing %20Program %20 (nfor
mation%20{Mar%202011).pdf and Sectlons 19-53(h} and (i), HCC,

* Fawal'l County Real Property Tax Office at

<httprwnw hawaliprepertytax.com/Forms/HimiFrame.aspx?mode=Content/2003TAXRATES htm>

% ona CDP, Policy HSG-4.6, Accessory Units. p. 4-83,

% Saction 1.2, Village Design Guldellnes, p. 2
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If the Kaloko Makai Floating Zone Project District and the subsequent Project
District, subsequently adapted as an ordinance, contains provisions relating to
'‘Ohana units, they supersede the provises of Division 3 of Chapter 25, HCC,
‘Ohana Dwellings, and those of Rule 12, Department of Planning, ‘Ohana
Dwelling Units. Thus, it is very important for the Kaloko Makat Project to assure
that a section of the Project District address the standards and requirements for
‘ohana units within the Kaloko Makai Project. Rule 12 provides guidance in so
daing. Section 124 lists the Department's concems in ferms of adequate public
facilities, Section 12-7 in terms of number of ‘ohana dwelling units per lot, Section
12-8 in terms of height, lot size, setback, and off-street parking, and Section 12-g
in terms of duplex units.’

1.7 The Hawai'i County Design Center

‘The Hawai‘i County Design Center is seen in the Kona CDP as an instrument of
innovaszﬁon stimulating exposure to new idea and encouraging a willingness to try
them.

The Kona CDP envisions the Design Center as a place where people will: “...
collaboratively learn and apply the best available practices, ... provide an inviting venue
to brainstorm ideas among applicants, government officials, and community
members.”* In addition the Design Center exists to facilitate the permitting process:
“For those applicants who use the services of the Design Center, a County emplovee
will be assigned to assist in identifying the various permit requirements, suggest a work
plan to coordinate the permit requirements, and follow through with various agencies to
avoid delays,”

The Design Center is to work with landowners te encourage Project District rezoning
applications that are consistent with the Village Design Guidelines. 5

Policy LU-4.1 lists the objectives that the Design Center is to accomplish;®

1. To support and expedite the franslation and implemantation of the Kona CDP
goals, chjectives, policies, actions, and design guidelines as applied to
proposed development projects;

2. To be a catalyst for creative excellence and innovation;

3. To foster public-private partnerships;

¥ Sections 12-4, 12-7, 12-8, and 12-9 of the Department of Planning, Rules of Practice and Preceduras,
Rule 12, '‘Ohana Dweling Units,
52 Kona COP, pp. 384.
:Ib.'d. p. 4-33,
Ibid,
% tbld, Action LU-2.1¢. p. 4-40.
% ibid, pp. 4-49 & 4-50.
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4. To promote coordination and collaboration amaong the community,
govemment agencies, applicants, landowners, professionals, and educational
institutions;

5. Ta pravide education on best design practices to applicants, government staff,
community members, educators and students; and,

6. Toaward and recognize exemplary projects.

Although the Design Center will be administered by the Planning Department and
staffed by County employees, the department may organize a technical committee of
interdisciplinary volunteers.

Action LU-4.1a raises the possibility of hiring an independent contractor to help set-up
the Design Center and assist in its Initial operation; Action LU-4.1b speaks to the need
to fund positions to staff the Design Center; LU-4.2 makes clear that the Design Center
“shall review and approve all master plans prepared for (TOD) floating zones” as well as
other specified proposals; Action LU-4.2a amends Chapter 25, the Zoning Code, to
require mandatory Design Center review, and Policy LU-4.3 specifies that a Design
Center staff member may be assigned to coordinate and expedite the permit approval
process for a project ™

Further, in Action HSG-e% developers, with assistance from the Design Center, are
encouraged to:

1. Take advantage of the higher densities permitted in TODs and TNDs to
financlally support building at least 25% affordable units in a creative manner
that results In a mix of housing types, tenures, and affordability (see Policies
HSG4.1 to HSG-4.8),

2, Take advantage of the credits recagnized to provide affordable disabled,
elderly projects and Tive-work units (Palicy HSG-4.4); and

3. Although no additiona} credits are offered, strive to provide accessory dwelling
(Policy HSG~4.6) and SRO {Policy HSG-6.3) units.

Finally, The Village Design Guidelines, Attachment B, are infused with references to the
role of the Design Center. The Design Center, in a sense, is the administrator of the
Viliage Design Guideline, As the Kona CDP makes clear. "The Village Design
Guidelines (Attachment B) frovide the minimum standards for TODs/TNDs, but do not
rigidly constrain creativity”.*®

‘The Design Center as envisioned in the Village Development Guidelines (VDGs) has
not yet been established, Therefore, it is not yet possikie to create a TOD via the project
district process.™ The VDGs are in the process of being calibrated, that is, o be
precisely adjusted to fit the Kona District. The Kona CDP Action Comnmittee Is to

24
ihid. p. 50.
:: Ibid. pp. 4-96 & 4-97.List edited to Include orly tems dirsctly relevant to the Kaloko Makal Project;
Ihid. p. 4-33.
® E_mail correspondence from Bennett Mark, Planning Program Manager, County of Hawal'l Planning
Department, dated April 26, 2011.
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recommend approval of the calibrated VDGs to the Planning Director. Once this occurs,
then the Planning Bepartment will be able to use the calibrated VDGs in determining
whether a TOD as put forth the in a Project District application meets the VDG
requirements.

There was a pre-charette informational meeting on April12, 2011, with the Kaloko Makai
applicants, the Planning Department, and various State, County, and federal agencies
at which potential transect zones, acreages, and agency concerns, among other topics,
were discussed. The Planning Department anticipates that there wilf be additional
charettes, first with governmental agencies and then with the public, prior to a request
for approval of a TOD (or a Regional District) utilizing a project district application.

1.8 Summary: The Close Fit Between the Policy Framework and the Kaloko
Makai Project

There is a close fit between the County General Plan, the Kona Community
Development Plan, and the Village Design Guidelines on the one hand and the Kaloko
Makai Project, as described in the Envirenmental Assessment/ Environmental Impact
Statement Nofice (September 2010), on the other.

The General Plan goals for housing are:™

Alttain safe, sanitary, and Ivable housing for the resident of the County of Hawai';;

Attain a diversity of socio-economic housing rmix;

Maintain a housing supply that allows a variety of choices;

Create viable communities with affordable housing and suitable living

enviranments;

Seek sufficient production of new affordable and rental and fee-simple housing in

the County in a variety of sizes to satisfactorily accommodate the needs and

desires of families and individuals;

Ensure that housing is available to all persons regardless of age, sex, marital

status, ethnic background, and income;

7. Make affordable housing avaiiable in reasonable proximity to employment
centers; and

8. Encourage and expand heme ownership opportunities for residents.

o ko

@

The Kalako Makai project is designed to meet each of these goals.

The Kona CDP makes clear that a master plan for a TOD project is to further the intent
of the Village Design Guideline, namely:®

1. Promote transit-oriented and pedestrian-oriented development, to
increase transit use, to manage traffic congestion,

8 County of Hawalt, General Plan, February 2005 as amended in December 2008, pp 8-10,
2 County of Hawal'i Planning Department, mmunlty Development Plan: Mapplng Kona's Futur

Prepared by Wilson Okamoto Corporation, Septernber 2008, p.4-44.
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2. Encolirage mixed-use, compact development that is pedestrian in scale
and sensitive to environmental characteristics of the land, and facilitates
the efficient use of public services;

3. Have residences, shopping, employment, ang recreational uses located
within close proxirity with each other and efficiently crganized to provide
for the daily needs of the residents;

4. Provide for a range of housing types and asfordability within pedestrian-
oriented, human-scale neighborhoods;

5. Incorporate natural features, open space and cultural features;

8. Provide efficient circulation systems for pedestrians, non-motorized
vehicles, and miotorists that serve to functionally and physically integrate
the various land use activities; and

7. Promote strong neighbarhood identity and focus.

These cbjectives are applicable to a Regional Center as well as a TOD project.

The Kaloko Makai project is designed to meet each of these specific objectives. The
inclusion of the Dryland Forest and the Historic Trall speak specifically to objective
number 5.

The Village Community Guidelines specify:®

1, That Villages and REGIONAL CENTERS be compact, pedestrian-oriented and
MIXED USE.

2. That ordinary activities of daily living eccur within walking distance of most
dwellings, allowing independence to those who do not drive.

3. That interconnected networks of transportation corriders be designed to disperse
traffic and reduce the length of automebile trips.

4. That within nelghberhoods, a range of housing types and price levels be provided

to accommodate diverse ages and incomes.

That appropriate building DENSITIES and land uses be provided within walking

distance of transit stops.

6. That CVIC, institutional, and COMMERCIAL activity impart a focused town

center and gathering place.

7. That schools could be sized and located to enable children to walk or bicycle to

8

9

o

them.

. That a range of OPEN SPACE including parks, squares, and playgrounds should
be distributed within neighborhoods and villages.

. That the growth of the village stays within a defined edge and thereby helps to
establish a compact sense of place.

The requirements set forth in the Village Design Guidelines in effect do a goed job of
describing the plan for the Kaloko Makai Project. The schools, for example, are located
so children can walk or bike to them. The walkability of the Project will vastly reduce the
need for short vehicle trips. There is a range of open space in each village and all the
villages have defined edges.

% vfitage Design Guldslines, Attachment B, Kona Communlty Developmant Plan, September 2008, p. 33,
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2. DATA ON SOCIAL ISSUES RELATED TO AFFORDABLE HOUSING

Vol. 1 community interviews found several social issues linked to affordable housing:

1.
2.

General affordability concemns — socio-economic impacts of housing.

Equity issues — whether longtime local residents are less able to afford housing than
are newcomers.

. Whether HUD/County guidelines (unintentionally but effectively) discriminate against

local working populations and fail to provide housing for which they can quailfy — a
different and more specific equity issue.

We shall address the first two in a combined fashion, and the third thereafter, by using
available data from two different U.S. Census datasets:

21

The 2000 Census “Summary File 3" (SF3), presenting resuits from the old 15%
“long-form survey” that used to be part of every decennial census. Though these
data are old, they provide some information not available in more recent census
datasets, and also provide a benchmark to indicate housing cost increase since 2000.

The American Community Survey (ACS) averaged 2005-09 data. The ACS replaced
the old “long-form survey,” which was not done for the 2010 Census — the 2010
Census contains anly very limited housing or social information. This information has
instead been gathered in annual ACS surveys, but with quite small samples for
areas with population as low as North Kona’s.

For areas such as North Kona, the Census is only releasing five-year averaged data.
The recently-released 2005-09 averaged data is the first such release, and
represents the most recent available Census information on many housing topics. All
dollar figures are in 2009 dollars. It should be noted that this particular five-year
period is unique because the first part of it includes an economic boom period, while
the last part of it includes the Great Recession. It should also be noted that the
2005-09 ACS contains most, but not all, of the detailed data from the 2000 SF3.

General Affordability and Equity

The true equity concermn is more about newcomers vs. longtime residents, but what the
Census actually provides are data broken down by broad “racial” (in Hawa', that would
be interpreted more as “ethnic”) categories, based on respondent self-reports:

1.
2,
3.
4.

White Alone

Black or African-American Alone

American Indian and Alaska Native Alone

Native Hawaiian or Other Pacific Islander (NHPI[} Alone

g
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5. Some Other Race Alone
6. Two or More Races (which we will call “Mixed Race”}

Hawai'i County generally and North Kena in particular have very few people failing into
the Black, American Indian, or Other Race categories. However, we will use *“White
Alone” as a proxy for “newcomers” to Hawai and the Asian, NHPI, and Mixed
Race categories as proxies for “local” residents. This is validated by the following
data from the 2005-09 ACS:

Table 2.1 Percentage Born in Hawai'i by Ethnicity, 2005-09 AG

S - 8 X Al "Lacal"
Hawai'l County Overalt ; 3 78.1%|
Narth Kona Censls Divisien - - . £9.3%
Sauth Kona ‘Cansis Division - |- 3 78.2%
Boith Kehala Canslis Division | < 47,6% . BT 68.4%

Census data on housing “cost” are of two main types: Qwner-occupied householder
estimated values (and sometimes mortgage-related costs) and renter-occupied reports
about gross rents, including utifities, ete. (Note that there are no Census data on
second-home values/costs,) Another key housing cost measure both for owners with
mortgages and for renters has to do with percentage of monthly income going to
mortgage or gross rental cost — households spending more than 30% of their incomes
for housing are generally viewed as facing serious affordability issues.

The 2005-09 ACS provides these data for the total population but not ethnic/racial
categories. The 2000 Census SF3, however, does give such information for the major

categories — as well as for some finer-grained ethnic categories not available in the ACS,

Table 2.2 and Table 2.3 on the following pages show these data (adjusted to 2009
dollars) for the County as a whole and for the three districts comprising the West
Hawai'i study area, The exhibits also show the more recent 2005-08 housing cost
information for the total poputation only, giving a rough sense of change since 2000,

West Hawai‘i Housing Costs Compared to Countywide Averages: Both owner- and
rentar-occupied costs in West Hawai (and particularly North Kona) far exceeded the
countywide averages in 2000 and grew even more expensive over the following years.

» Overall housing values in North Kona were much higher than county averages in
2000. This was also true for South Kona and South Kohala, though not so much as
North Kona. By 2005-08, housing values had increased islandwide, but even more
rapidly in Notth Kona (essentially doubling} and Seuth Kohala. The escalation
exceeded growth in Income as shown by propartion paying 30% or more for
mortgage — 2% of North Kona households, up from 42% in 2000.

+ Rents in North Kona also exceeded countywide averages in 2000, but not nearly as
much. South Kohala was more the “high rent” area; South Kona, less so, By 2005-
09, rents also increased in real terms, though nowhere near as much as values.
Again, the proportion paying 30% or mare for rents went up (especially in South
Kona), but not as much as for values. The increase was greatest for South Kohala,
again indicating a greater rental shortage there than elsewhere in West Hawat'l.
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John M. Knox & Assoclatos, Inc,

Ethnic Differences in West Hawai‘i Compared to Countywide Patterns: The
foregaing Table 2.2 and Table 2.3 further indicate that Whites generally pay more
(and/or can afford more) for housing than do "local” groups on an islandwide basis.
These istandwide pattems also exist in West Hawai'i — in some cases with even greater
disparities; in other cases just reflecting islandwide patterns but at higher dollar levels.

June 9, 2011

+ Whites in 2000 reported higher values than other groups, both countywide and in all
three West Hawal'i districts. The gap between values reported by Whites and by
other groups was particularly great in North Kona. Elsewhere in West Hawai'i, the
ratios of Whites to other groups’ medians were similar to countywide ones. In terms
of households paying 30% or more of income for mortgages, Whites in West Hawai'i
had only slightly higher than countywlde average figures, and some other groups in
West Hawai'i were paying even higher percentages for housing.

Both these patterns suggest that incomes are generally higher in West Hawai than
for the county as a whole, and even more so for Whites than for other groups. (The
foliowing analysis of 2005-09 ACS data will generally confirm this.)

+ Whites in 2000 also paid higher rents than other groups, both countywide and in all
three West Hawai] districts. However, the relative differential between Whites and
other groups was very similar to countywide averages for North Kona and South
Kohala — only in South Kona did Whites pay much higher rents than did most non-
White “local” groups, compared o countywide ratios. In terms of households paying
30% or more of income for rent, White proportions were close to those of other
groups — It was the “NHP1 alone” (mostly people saying they were Native Hawatians
alone) who were bearing the greatest burden, islandwide and in North Kona (though
less heavily in the rest of West Hawai'i).

Again, these patterns simply suggest that West Hawai' incomes are elevated for ail
groups compared to countywide averages, but even more so for Whites than others.

Reasons Whites {Newcomers) Pay More: It is possible there are some social reasons
{e.g., family or other social networks) allowing non-White “lecals” to locate better
housing “deals,” and pay less. The Census data do not permit examination of that
hypothesis, but they do pemit examination of the other hypothesis stated above — that
Whites have higher incomes and can therefore afford more. Table 2.4 indicates this
hypothesis happens to be true for West Hawait, but is not uniformly true islandwide. 5*

% As previously noted, racefethnicity Is used here as a proxy for “newcsomers” vs, “longtime residents.” A
nen-Census dataset— the 2009 Mawal’l Haalth Surveillance Survey — permits some limited examination
of sountywide household mediar Incomes by those varlables. Courtesy of SMS Research, which holds
rights to that data, we found that medians for people born [n Hawai'l actually fall in between the values for
newecomars who had been here 10 or mora years and those who had moved within the last 10 years, The
lower incomes for “newcomers” who had been here longer could reflect reduced Incomes among retirees:

i 7] G ounty Total: | Lifetime Resident | Moved 10+ Yr Ago | Movad IR Last10 Vi:
$50,178 $50,192 45,721 $55,015
100,0% 48,3% 35.4% 16.5%

Kaloko Makal Soclal Impact Assessment (Vol. 2: Housing Issues} Page 2-5
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John M. Knox & Assoclatos, Inc. Juna &, 2011

Table 2.4 Median Incomes by Race and Census Division, 2005-09 ACS Note in Table 2.4 that — especially in West Hawai'i — Asian incomes tend to be very
close to, and sometimes a little greater than, White incomes. The “Local” household and
median incomes are lower than Asian incomes because of the effects of Mixed Race
and NHPI {Native Hawallan and Pacific Islander) lower incomes. The ACS does not
permit analysis by “Any Native Hawaiian” (alone or mixed), but numbers from the 2000
Census indicate that people who are at least part-Hawaiian accounted for between
70% and 80% of the combined NHPI and Mixed-Race categories in the overall
h el : 3 0. 92 county or the three West Hawai' districts, Thus, again, it would appear to be Native
hKehala - oo i eldeg 348,558 Hawaiians who are having a particularly difficult time economically in West Hawai'i
Pa‘auilo ] $58,598 y 3
AhamKaligana | : $53,742 compared to Whites or even to Asians.
FhpakauWaliea 7 PR { 1,623 $42,523)

WMdian Housoheld Ingoma

) : These income dispatities reflect overall group differences shown below in:
Nt Kona PR 86,78 §440"-7955,743| 558,819
Sauith Kena R 63,500 ) 08 945,973 » Education — better educated workers eam more throughout the nation;
S50t Kahala G a7 $55,556 =Sl

*Local" |

$62,805
$66,918 ; 071 570,583
$75,683 ‘ /5,63 §76,408
$44,713 $39,708

« Age - older and more experienced workers usually eamn more, and incomes are
greater in the prime 25-84 working years {the 2005-09 ACS indicates householders
in those years had median incomes about 50% greater than younger or older ones);

K

eah o Meuniain View . | 545,813 2 ? 5| g43,007 » Family Structure — female single-parent households face particularly economic
North Hits - .- C | 2,888 X : $72,390 challenges (the 2005-09 ACS found a countywide median of just $23,950 for single
Northiahala .. . $71,000 1,088 3| $8E,356 mothers, vs. $36,600 for single fathers and $78,900 for couples with children).
;_Pa'aﬁhau‘-Pa‘aLiHo oL $Tos0d 1824 708t 3 $52,700
PihsaKalapana .. .| 848478 : ; 1) 66,008 Table 2.5 Factars Related to Income, by Race, 2005-09 ACS
PapaikouWaiea ... .| 856,792 $48,626 s DY Race,
MMMMM : ¥ REER Hawal'l County X ~North Kona
$69,626 2:007 8 | $65,160 R . Mixg Y]
5 576,254 70:266: 4718 5| $69,57 Erinii fr Piplaian 3 - - -
S0 PR LA : : 4] $68.571 Lacking Hlgh Schost Diptema
oo % Bashelar's Degrea or More
~Local" *
527,797 Waglan Ago” - Lol 1
$27,023 % Popuiation in 26-64 Age Groug - ! B4.1%
$28,947 % Population in 85+ Aga Graup - 1ars
- R 4 > ! $21,808 gm nosition af Family Mopaaholds
Kea'au-Meuntaln View - 14:023 e 500]  $a3,004 Fomala Hausoholdor, Childeen Linder 18 ; ;
Nrth Hie - - R 4800 514,37 5391 820,520 South Kehals
Noith Kohala 8855428 3] $23,241 :
Paaunau-Paaulle : 81 36,40 'NA|  $28,832 e el S
$28,901 % Lacking High School Diplomar
$24,286 % Bachelods Degree of Mora
h : X 35,15 S} 82802 odlan Aga’
SouthKona .- - g2 4, $17.888 Population in 25:04 Age Group
Shith Kehalas 5 /84560 g 4:345) 339,058 Population in 5+ Age Group
K 05 of Family Housahslds
Ttalicized numbers In yellow $XCXXX show "White" or "Lotal” with higher median for the area, Fomate Househoidor, Children Undor 18 T 06 M 20: 8% 20,

These palrs with no Italics are so clese as to be essentlally equal.

"Madlan Age for "Local’ by JMK A lates from Consus inf bor about numbere In difiarent age categodes.
AMedian Inceme for “Lacal* estimated from Census data on numbers In difierant age categories,
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John M. Knox & Assoclatos, Inc.

Summary: General conclusions to be drawn from all the previous analyses would be —

» All groups — neweomer/longtime residents or ethnic/racial groups — face serious
affordability issues in regard to housing in West Hawai'i (especially North Kona).

« \Whites (viewed as a proxy for newcomers) pay more on average for housing in West
Hawai'i, but it is not clear whether that means they are bidding up housing costs or
just less able to find better housing “deals” than longtime residents. Higher housing
costs for Whites is part of an islandwide pattern, even though Whites don't always
have higher incomes than other groups outside West Hawai',

« Native Hawaiians {and perhaps Filipinos) are particularly challenged in West Hawai‘l
due to Jower overall iIncomes that reflect differences in overall education, age, and
family structure. In the future, they will likely comprise a greater proportion of the
“local” population, because the Asian population is aging (Table 2.5).

2.2 Effect of Median Income Guidelines on “Local” Gualification for Housing

The question here —Taised by a number of community interviewees — is whether
“affordable housing” projects provided in response to County guidelines are truly
affordable, especlally for “local” working families.

The federal Department of Housing and Urban Development (HUD) sets guidelines for
any for-sale or rental “affordable housing” projects in all U.S. areas, including Hawat'i
County. Because this analysis considers data in 2009 dollars, HUD guidelines for
Hewai'i County effective July 2009 are reproduced on the following page (provided
courtesy of the County’s Office of Housing and Community Development) as Table 2.6,
To derive these guidelines, HUD uses a complex procedure that stili begins with 2000
Census figures but also integrates updated data from various sources, inciuding recent
ACS data for both County and State (but not the most recent ACS, as that is still being
collected during or after the period the guidelines are issued).

Thus, the 2008 income figures in the 2005-09 AGS provides an indication of factors that
affect {future) County guidelines, but not a direct analysis of the guidelines themselves.

Comparing HUD Assumed Medians with Census Medians:  Following the HUD

guideline information, Table 2.7 compares HUD's assumed 100% median figure for the
County (effective mid-2009) with “actual” medians from the ACS. However, it should be
remembered the ACS is still & survey, and so has sampling error, Also, the comparison
is imperfect because the averaged ACS median incomes include pre-recession figures.

« Subject to these caveats, Table 2.7 indicates Hawai'i County residents probably had
higher medians than assumed by HUD, making it gasier to qualify for affordable
housing projects.

« West Hawai' residents lad even higher incomes than countywide averages,
meaning it was even easier to qualify there, compared to the rest of the island.

Kaloko Makal Soclal Impact Assessment (Vol. 2: Houslng Issues) Page 2-8

(sonssy BuSNoY iz oA} JUBIISSASSY JoBAWY [B190S [R3EIN ONO[EM

-z abzg

Gozveo ek SIRTIRANG INTH-HOS

WL H 00 S48 J0 AL U8 P9 B 29 SIRT RRTPOFY

iy

“SYR A A Toe - SR XY SR K (LS S PR S ) PRSI L X5

FEANRIEVIGIG-QNH R S e (I Ky

IR EEEI O

1R . RFFUFIWTH AEPERY

E302d 3 BTN . -

VoA S nE TLOM SR O FRCIRCA] . IRTH 0 AIno #1LA e 0 pYseq St Koy b sed G5By WG WEDS 01 J0 #I5R free effon £3000 0

23 b 20y Ten 2 Ao #50)

AL

‘peo@uncd 1. 10 P AT B0y 657 SIS SRRRRE IS0 4 PR 4 TR £,

feozazeesows) SINTIIAIND BLO' QIHSING ITVEHOS

:

FEs== § L

R

e P s K

EI_W’ s mmmmmmmmmm

L VDR Y %

“FAH A ] JU 0 T 01 PIAL ¢ O B

-

die) RisSpen veay i

H PP B A L, WA 13 45 50 XS 01 Rrdke pasded

T B () PR R fEIR 408 0 X 12 45 PRDY ebtunnn Buatn] {0} LN 0000 15 R BLRRE POy 8 (2) 0S50 g rotquiand R0 T {) €0pimany samSy 40L

25 1 GO 10N L 151 053 950500 PRIy ETGAUANDD aal-0r £ Ky pE maa; eEERAE K B

T Wy LR LY i (SR AT H Mg T (5.00) teARKEIE $G $57], “FERY MUY

Pl

0 ey Ay ) 40 G MRRSATT T STASE o 014 A7 4P M 4 {05 Boo 20 pre [545) #e0

o Barog gy

(rttrre MEsURD SENMBSEND SLHN STVS B0

LIVAYH 40 ALNNOO SHE HO4 SENNSAIRD HNISNCH STavadoddy

600Z PIA JO Se Aunco I, lemeH 1o} SSUERPINSD ANH 9T Ji9eL

LCTY

Ko #) B Bty 925 Agaity Shoyta 0 (00 1w RaoQ VIS POV TRIEACH )9 KR-HROY] 1 948 A3 PRSIeesss W00 ERDH G0GS 9 F541R F WRacLess) e,

“0U1] *S0JB120SSY B XOUM "W Yo X‘W'[

L10Z ‘6 dunp




John M. Knox & Assoclates, Inc, Juna 9, 2011

Table 2.7 Median Family Incomes, HUD Guidelines Versus 2005-09 ACS Values
PRI ACS2005:09{2009 doliars)

S-person famllies -
G-person families
7+:person familias :

Mots: Census definition of “famlly" Includes mostly couples or people with own
children under 18, I there is only one person — or unralated paople — in & unit,
the Census conslders that & *non-family household.” The ACS provides data
an overall hougehold (famifies and non-families combined) median Income, but
doas not break this out by household slze. As previcusly noted, the 200509
ACS median househald Income for Hawal'{ Gourty was $55,646.

The reason that areas (or groups) with higher median incomes have a somewhat harder
time qualifying under a median-based system is that the higher median indicates
proportionately mere people make "too much money” to qualify. For example, HUD's 100%
median qualification point for a two-person household in mid-2009 was a little over
$50,000. Table 2.8 switches to household incomes to show varying percentages falling
under a $50,000 median point {ignoring household size for the moment);

Table 2.8 Percentages Exceeding $50,000 Household Income, by Race and District,
2005-09 ACS

North Kona ..

Housaholders 25-44
=Molsoholdors 46
A Hbuselididery 85+ -

AllHouaaholds .. ...~
Holdehatders Under 25 ©
Househaldars 25-4d

uranioldsre 45-64
S Hoiizahsidera B5+: ;
Tinaded sl with *XIOZ kaaking e this

If $50,000 were actually the sole median point for qualification, 50% should qualify, The
Hawai'i County total figure of 45% is in that ballpark, but people in the prime 25-64 working
years had just 39% in the hypothetical *qualifying” poal. [n North Kona and other West
Hawai'l districts {especially South Kohala), the “qualifying” percentages were even lower,

Kaloko Wiakaf Social Impact Assessment (Vol. 2: Housing Issues) Page 2-10
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Further Specifying These Conclusions for “Local” Residents: The Census does not
provide ethnic/racial breakdowns for the sort of income-by-family-size information shown
above in Table 2.7. However, Table 2.8 shows available race-specific numbers by
householder age, if not the more ideal family size breakdown. For the great majority of celis
in this matrix, the West Hawai'i percentages are smaller than countywide ones, suggesting
less ability to qualify for people who live in North Kona, South Kena, or South Kohala than
people who live elsewhere on the island. There is no clear or consistent pattern as to
whether, for example, Whites throughout West Hawai'i had greater differences from their
countywide percentage than any other group.

But qualifying is not just a matter of income but also of family/household size. Although
the 2005-09 ACS does not provide household size by ethnic/racial categories, it is
generally known that “local” family sizes (especially for Hawaiian or part-Hawalian
households, as well as for Filipinos) tend to be larger. This perception is bormne out by data
from the 2000 Census (Table 2.9). As of that year, average household sizes for Native
Hawaiians were actually less than for Filipinos, although this is likely because of the
younger average age among Hawaiians and therefore more households occupied by
people who have yet to have all the children they may eventually have,

Still, on average, even Filipino and Native Hawaiian househoiders were reporting
household sizes befween 3.4 and 4.1 in 2000, and these household sizes have likely been
declining along with those of other groups as time has gone by. That means the 100%
median reference point for the typical Native Hawaiian or Filipina househeld in 2009 stil}
was likely closer to $58,590 or $65,100 (Table 2.9), whereas the 100% median qualifying
point wauld often be lower for Whites due to smaller average household sizes. Basically,
households with the same number of income eamers but more dependents must earn
mote to qualify for “affordable housing” projects, but the groups with average lower
incomes have historically tended to have larger family sizes.

Table 2.9 Total and Ethnic-Specific Average Household Sizes

{All values from 2000 Consus axcept first
row, from 2005-09 ACS. )1

:Totals, Averaged 2005-09 Census {ACS)
Tetal, 2000 Census®
White-Alone Hauseholder
Aslan-Alone Househelder
Mixed-Race Householder
Natlve Hwn/Other Paclic [stand Househelder® |
Any Notivo Hawallan Householder®
Filipinc-Alone Househelder?
Japanese-Alone Householder?

"Smaller groups notshown but Includad In total: Affcan-American, American Indlan, Other Race {each "alene"}.
*These are Paclfic Islanders alone, (and about 85% were "Native Hawallan alona”™).

“Soth Native Hawailans alone and also part-Hawalians who wera included in *Twe or Mara Races” above,
IFlipinc-atone and Japanese-alone were each part of "Asian-Alone” group.

Kaloko Maka! Saclal Impact A t (Vol. 2: Housing |: ) Page 2-11
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Closing Comment on the Nature of “Median Income”: Something that is taken for
granted by housing specialists and other people who work with humbers — but may not be
intuitive for others in the public — is that the “median income” is the figure at which 50% of
the specified population eams more and 50% eams less. In other words, housing that is
affordable to a household making exactly the median income for some group is by
definition not affordable to half that group's population.

Thus, the idea that guidelines based on a median-income definition do not help many
people qualify for housing is absolutely accurate. This, however, is exactly why the
guidelines extend dow o 50% of median in the case of for-sale housing and to 30% of
housing in the case of rental housing. The question of why relatively little housing gets
provided for those very jow-end households in Hawai'i is more a matter of land use
economics, and a question for a very different type of analysis than can be done with the
sort of Census data considered here.

Summary: Housing affordability is a serious concern in West Hawai'i in regard to market
housing, and even the HUD-based County guidelines to qualify for subsidized “affordable
housing” projects pose more of a challenge to West Hawaif residents than others on the
island — for the ironic reason that West Hawai'i residents eam more and thus have a harder
time qualifying.

Some “lacal” groups — Native Hawaiians and probably Filipinos, whose combired share of
the “local” population will probably increase over time — now tend to have lower incomes
than newcomers, which arguably increases their “advantage” in qualifying for afferdable
housing projects. But this “advantage” tends to be reversed by higher average household
sizes that mean they must earn more to qualify. The HUD guidefines requiring higher
incomes for larger families are logicat, based on the assumption that larger housing space
must be purchased to accommodate [arger families. But there Is further irony in the fact that
guidelines for “affordable housing” tend to preclude sacrifices that many pecple have
veluntarily decided to make for market housing — e.g., accepting more people in the same
space, sub-letting fo unrelated tenants, etc.

Ultimately, though, the social challenges facing VWest Hawai'l will probably have less to do
with the faimess of "affordable housing” guidelines than with the soaring prices of market
housing. The social impact of the Kaloko Makai project will be posttive to the extent that it
suceeeds in the goal of providing more affordable market housing to working families — a
goal that would fikely be achieved by greater densities consistent with the Kona Community
Development Plan.

Kaloko Makai Social Imp A t (Vol. 2: Housing I ] Page 2-12
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FOREWORD (Mav 2011)

John M. Knox & Associates was engaged to prepare a social impact assessment of the
proposed Kaloko Makai mixed-use commercial and residential development in Kona.

In accerd with Kona Community Plan principles of providing housing choices, recreation
opportunities, directing growth pattems towards compact villages and encouraging a
diverse and vibrant economy, Stanford Carr Development propeoses a 1,142-acre
development with a strong emphasis on residential development,

The work is presented in three volumes:

1. Volume 1 (prepared in 2011} presents background socio-economic conditions and
results of a community interview process to surface key issues.

2. Volume 2 (also 2011) is a more extensive analysis of housing issues, prepared by
subcontractor Tom Dinell {Dinell Associates). Mr. Dinell is Emeritus Professor in the
University of Hawail Manoa's Dept. of Urban and Regiconal Planning, teaching
courses on housing there,

3. The current Volume 3 contains results of a 2009 "North Kona Community Planning
Survey” that focused on awareness of the new Kona Community Development Plan
(CDP) and extent of agreement with key element relevant to the proposed project.
This survey was commissioned by Stanford Carr Development as part of the social
impact assessment during the early stages of project planning and Environmental
Impact Statement preparation work.

Kaloko Makal Socfal Impact Assessmont (Vol. 3: North Kona Community Planning Survey) Page
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SUMMARY AND ANALYSIS OF VOLUME 3 RESULTS

SCD Kaloko Makai, LLC is seeking development approvals for its proposed Kaloko
Makai mixed-use community in North Kona. To explore the socia! impact of the project,
the company retained John M. Knox & Associates, Ine. ("IMK Associates”) to conduct a
telephone survey of 400 Nerth Kena residents. This sample size permits a precision of
+5% for most results.

Key survey purposes and results are summarized below:

1. Importance of various possible Narth Kena
communlty needs - Including but not limited to
certaln slerents of the Kaloko Makal project;

e “ResUlts:
hen asked to rate importance for a list of 12
possible neads, thosa related to health and
tmedicina — more doctors and a new hospital —
topped the list.

Various transportation-related needs (especially
mauka-makal connectors}, affordable housing, and
preserving open space between development were
all rated "very Important” by maloritles of
raspendents.

2. Awareness of the new Kona CDP, Including {for
those aware) bellefs about its best and worst
parts, extent of community participation, and
whether respondents personally provided any
response or Input to the plan;

» 28% salc they read or heard about the plan;

» Those awara of the plan gave a wide variety of
angwers regarding “best” and worst” paris, but
40% to 50% indlcated they needed more
Information;

« Ofthe 28%, 25% said there had been a "great
deal” of community input; 37% sald “moderate
amount;” and the remainder said “very litle” or
were unsure. Also, 31% (or about 9% of the
overall sample) said they had sema form of
personal Input.

3. Agreement with selected key elerments of the
COP - particularly those broad planning
principlas about new transit-oriented
davelopments (TODs} on the future Mid-Lavel
rozd north of Kallua {as the Kaloke Makal
community would be one of these); and

Malorities agreed with elght key principles relevant
to planning growth north of Kallua, There was
particutarly strong agreement that a new hospital
should be located on the Mid-Lavel Road and that
some developments should be permitted higher
denslties around job centers.

4, Awareness of, and reaction to, the Kaloko
Makai proposal itself.

+ 56% sald they had heard of the project.

» 71% found the project elther “very” or
*somewhat” acceptable, with younger people
particularly likely 1o favor it,

« The majority who found the project accaptable
tended to cite the hospital, housing, schools, and
overall *goad plan,” white the minerity who found

It unacceptable focused on scale and density.
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PURPOSE

SCD Kaloko Makai, LLC is seeking development approvals for its proposed Kaloko
Makai mixed-use community in North Kona, To explore the social impact of the project,
the company retained John M. Knox & Associates, Inc. ("JMK Associates”) fo conduct a
telephone survey of North Kona residents. JMK Associates, in conjunction with the
client, designed the survey, specified the analyses, and wrote this report, while
subcontract FAQ Hawaid, Inc. did the telephone interviewing and computerized
analysis,

Social impact assessment is a diverse and multi-dimensional discipline, Surveys
provide one technique for understanding community needs and perceptions, so that
policy makers can decide how well a proposed project meshes with community pricrities
and atfitudes.

The proposed Kaloke Makai project will be one of the first to be evaluated following the
September 2008 enactment of the hew Kona Community Development Plan {CDP).
SCD Kaloko Makai believes its project Is consistent with the Kona CDP. However, while
the CDP was developed over many years with substantial community input, there has
never been a public opinion survey about the extent of agreement with the new plan.

Therefore, the purposes of this survey were to determine:

1. The importance of various possible North Kona community needs — including but
not limited to certain elements of the Kaloko Makai project;

2. Awareness of the new Kona CDP, including (for those aware) beliefs about its best
and worst parts, extent of community participation, and whether respondents
personally provided any response or input o the plan;

3. Agreement with selected key elements of the CDP ~ particularly those broad
planning principles about new transit-oriented developments (TODs) on the future
Mid-Level road north of Kailua {as the Kaleko Makai community would be one of
these); and

4. Awareness of, and reaction: to, the Kaloko Makai proposal itself.
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METHODS

Timeframe: Interviews were conducted between March 18 and 25, 2009, Calls were
made between the hours of 5 and 9 p.m. Mondays through Fridays, and between 10
a.m. and 2 p.m. on Saturdays and 12 noor and 9 p.m. on Sundays.

Sample Size and Precision: The total sample N of 400 permits a Morth Kona District
precision ("sampling error”) of #5.0%. There would be less precision (more error) for
sub-samples, such as for particular demographic groups in the cross-tabutations at the
end of the report.

Sampling Frame: The sampling frame consisted of a Random Digit Dialing {(RDD)
sample, ordered from Scientific Telephane Samples, a national sampling company that
specializes in providing sample to market research companies. The RDD sampling
frame consisted of the North Kona telephone prefixes of 322, 324, 325, 826, 327, 329,
331, and 334.

Interviewing Procedures: A training session was held in which the interviewers role-
playec and practiced the interviews before conducting the surveys with the actual
respondents. FAQ Hawai{'s call center interviewers are well-versed in the nuances ofa
multi-cuttural and multi-ethnic population of Hawaii. The interviewers are trained and
experienced in conducting telephone surveys. FAQ Hawa'i has a ten-station CATI-
equipped call center in downtown Honolulu, (“CATI" stands for Computer-Assisted
Telephone [nterviewing, a software program that permits interviewers to record answers
directly into the overall survey database.)

The call center has a silent monitering system used for quality control purposes. The
supervisor constantly monitors bath the respondent (person answering the questions)
and the interviewer without being detected by either party.

information Provided to Respondents on Request: Survey questions about
planning issues can be confusing to the average person. On the other hand, lengthy
explanations in a survey can be deadly - it is hard to absorb a great deal of new
informaticn over the phone, and respondents may simply terminate the call or else
respond based on (possible misunderstandings of) snatches of the explanations.

In this case, it seemed appropriate to provide interviewers with limited answers to very
basic questions that respondents might ask before they could in tum answer the
questions posed to them — e.g., definitions of basic terms used in the questions about
the Kona Community Development Plan.

However, interviewers reported that respondents rarely asked them for any such
definitions. The most frequent question that interviewers received was, “Who is paying
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for this survey?” (interviewers are almost never told the identity of a client and so could
honestly respond they did not know.)

Data Processing and Cross-Tabulations; FAQ Hawaii processed the data,
performing basic cross-tabulations, using SPSS, a statistical program. These cross-
tabulations are shown in Appendix B, immediately following Appendix A, which is a print
version of the actual computerized questionnaire shows overall results.

Survey Representativeness: Although the last U.S. Census of North Kona was
conducted in the year 2000, which makes it difficult to compare with 2009 results, the
results for demographic variables shown in Appendix A suggest some biag in the
survey:

« Age s likely the most impartant concem. The proportion of people aged 55 or
greater in this sample was about twice what it was for the adult North Kona
population in 2000. FAQ Hawal'i reported that people who answered the phones
were even more willing to take and complete the survey than is typically the case,
and the rates of people not answering phone calls were typical of most surveys.
Therefore, the most likely explanation is the growing tendency of young pecple to
have only cell phones, which are usually not in sampling frames.

« The age bias likely accounts for all or most of a number of other dispropartionate
elements — e.g., likely cversampling of respondents who are highly educated,
homeowners, and/or affluent {though the income results look less out of ling than
the other variables). Older people tend to be more educated, to own homes, and to
have higher incomes.

« The sample was also slightly biased toward females (typical for surveys) and
Caucasians. The female bias preved unimportant because females and males
answered almost every survey question in a similar manner. The Caucasian
percentage of 62% is higher than the 2000 Census figure of 48%, but the 46%
applies to the entire population, including children, and Caucasians tend to have
fewer children than other groups in Hawai'l.

1t Is possible to adjust for bias by weighting the results to some known population
parameter, However, this was not done for the present survey because (1) the Census
provides these parameters, and the Census is now out of date; and (2) more
importantly, weighting the results by age would actually make the results more
favorable to the client. As wil} be iater noted, younger people were much more likely
than older ones to find the proposed project “acceptable.”

Therefore, the survey results reported here are conservative in that they understate the

likely actual percentage of people who would have said the Kaloko Makai is acceptable
if the sample had been weighted to correct for the critical age bias.

Katoko Makal Soclal Impact Assessment (Vol. 3: North Kona Community Planning Survey) Page 3




J*IM+K |  John t. Knox & Associatos, Inc. Aprl 6, 2009

RESULTS

This section provides an overview of results. For a complete listing, Appendix A
contains a paper copy of the computerized questionnaire with percentage results for
closed-ended guestions, {“‘Closed-ended” questions have predetermined choices of
answers — e.g., yes or no. “Open-ended” questions are those which respondents
answer in their own words, and those answers are later coded into categories. Those
responses were too numerous to fit into the Appendix A questionnaire format, but are
summarized in this section.) The subsequent Appendix B shows survey results cross-
tabulated by demographic variables.

1. Importance of North Kona Community Needs

The survey's Question 1 (*Q17) stated: “First, I'm going to read a list of possible needs
for North Kona. For each one, please tell me if you think if is a very important need,
fairly important, somewhat important, or not important at all” Twelve different items
were listed (Q1a to Q11).To prevent bias due to question ordering, the starting point for
the 12 specific items was randomly rotated.

Exhibit 1 presents overall results, ordered by percentage "Very Important.” This exhibit
shows:

« Of the listed “possible needs,” those related to health and medicine — more doctors
and a new hospital — topped the list.

« Various transpertation-related needs (especially mauka-makal connectors),
affordable housing, and preserving open space between development were all rated
“very important” by majorities of respondents,

« Relatively lower ratings were accorded the need for more schoals, active playing
fields, faster development of Hawaiian Home Lands, and mare tourism jobs.

The lengthy Appendix B shows all demographic cross-tabulations for the items in
Exhibit 1. Some of the more noteworthy patterns from those tables include —

« The strong desire for more doctors and a new hospital was present for all groups.
The Mid-Level Road was also generally supported by all demographic groups.

« However, there were some variations for the lower-rated iterns. “Faster devalopment
of Hawallan Home Lands areas” was "very important” to 1% of Native Hawaiians,
vs. 30% to 35% of other groups. Both “More elementary and intermediate schools”
and “More active sporfs playing fields" were of much more importance to younger
and/or less educated resident than to older and/or highly-educated cnes.
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Exhibit 1: Importance of Various Community Needs in North Kona
(Somo fom wording truncated— soo fulf wordng In Appondix)

4h, More Seatorn and medical persorno! [EEEERIEEN
10, A naw honpitat In North Kone |5
b, More roads cannacting mauka and makal arens  ERESRIIN
14, Mors now houslng unlts affordahle to average famlly [
1e, Prasarvs open apacos betwaon new devolopronts EIRERIgE
11 Povelop Mid-Lovol rond REp Ot
4L Mare busos serving North Kona area ERERREILRINN
1a, Miora beagh or coastal parke EEETRTEIS
A, More tourlam Jobs [ERREE I e I

1. Mors aotive sparts playing flais [N

1g. Fastor davelopmont of Bawailan Home lon<s RN

1k. More atementary and Intomadets schools |

|lVory 2 Falrly Imp =} Importast O Not Important O Don't Know/No Amor|

2, Awareness of, and Beliefs about, Overafl Kena CDP

After Q1, immediately following survey questions were:

« Q2 “Have you read or heard that the County just approved a new Kona Community
Development Plan?' (Closed-ended: Yes or no?)

« Q3 Tasked only if ‘yes” to Q2]: “From what you have read or heard, what do you
think are the best parts of this new plan?” (Open-ended)

« (4 [asked only if “ves" to Q2]: “From what you have read or heard, what are the
worst parts of the plan, or what wories you ebout it?" (Open-ended)

» Q5 [asked only if "yes" fo Q2]: “Do you beligve this plan was hased on what you
would call a great deal of community input, a moderate amount of community input,
or very little community input?” (Closed-ended: great deai, moderate, or very little?)

« (i5a [asked only if “yes” to Q2]: “Did you personally go fo any meetings or have any
input to this plan?" (Closed-ended: Yes or no?)
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a. Awareness of New Kona CDP

Exhibit 2 shows overail awareness, as well as several of the more notable demegraphic
differences (length of residence and education).

Overall, 28% sald they read or heard about the plan; 71% said they had not; and 1%
was unsure. Newcomers (up to 10 years in Hawait) were more than twice as likely as
[ifetime residents to report awareness, and people with the highest possible levels of
education were more than three times as likely as the least educated to say they were
awara of the plan, These differences were statistically significant.

Exhibit 2: Awareness of Kona CDP, Overall and by Selected Demographics

20 Yaurs o W3, Crador  Some Colisge traduate or
Upto 10 Yanre 1100 Yaars Hora Al Wy Lo Less  orTmdedch Goliape@ad  Prof Dugren

mho
O DKINA|
nYon

In addition, residents with very high household incomes ($100,000+) were nearly three
times as likely as those with incomes under $35,000 to report awareness, although
there was no difference among the varicus intermediate income categories.

b. Perceived Best and Worst Parts of Plan

The 111 respondents aware of the plan replied in their own words fo the questions
about best and worst parts, and the original responses were coded into the categories
shown in Exhibit 3.

Responses were very scattered, The most frequent response — more than 40% each

for "best” and “worst’ aspects of plan — was admission that respondents did not know or
needed more information,
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Exhibit 3: “Best Parts” and “Worst Parts” of Kona CDP

i i = Best Parts i s AW orstiPaHS I

more roadsftraffic alleviation 14% no action will really be taken

good planflike the plan 13% M teo much developmaent

puts everything In cne area 7% pocr road plans 5%
more recreational facllities 5% $ high cost of development 5%
hospital Is needed 5% § Increase traffle 4%
preservation of land 5% will take too long 1o complete 4%
goad locatien for growth 5% 8 not ancugh emphasls on schools 4%
plans for more affordable housing 3% not encugh community input 4%
UH will ke there 3% not a long-term solution 2%
Infrastructure included in plan 3% othar 10%
compmunity Input 3% [ no answer 11%
conslders cultural values 2% B DK/Need more info 46%
dev. thoughtfully considered 1%

creates new Jobs 1% B

other 7%

DK/Need more Info 41% Fi

c¢. Perceived Extent of Community Input

The 111 respondents aware of the plan ware also asked whether they thought there
had been a great deal of, moderate amount of, or very little community input to the plan.
Exhibit 4 shows overall results. Overall, 25% said “great deal;" 37% said "moderate
amount;” 23% said “very [ittle;” and 15% were unsure or gave some other reply,

Exhibit 4: Perceived Extent of Community Input to the Kona COP

— em s

{Question perod enly to
those oware of Kona

[Bon't Know | cop, = 111)

Data in Appendix B show that groups more likely to perceive a "great” amount of input
included the more affluent (32%) andfor most educated (40%) respondents. However,
due to the smail sub-sample sizes, these differences would not technically be
statistically significant.
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d. Reported Personal Input to the Kona CDP

Finally, the 111 respondents aware of the plan were asked if they had personally gone
1o any meefings or had any input to the Kona CDP. Exhibit 5 shows overall responses
as well as several of the more notable demographic differences (education, ethnicity,
and age).

Overall, 31% said they had some input to the plan, and 69% said they had not. (The
31% is based only on those responding to this question; for the overall sample, this
would translate to about §%.) Input was reported by the most educated, Caucasians,
and/or older residents, although the small sub-sample sizes meant such differences did
not attain statistical significance.

Exhibit 5: Reported Input to Kona CDP, Overall and by Selected Demographics

Boma
posod Callogs or Gratuntel
H3.Grad  Trade  College  orProf
arlomn  Seh. Grad Cavaastun Hewalan _ Othor

3, Aqreement/Disagreement with Selected Key Kona CDP Planning Principles

The Kona CDP Is approximately 275 pages long, and filled with numerous very specific
recommendations and requirements. The selected broad principles used in the survey
were those which applied to the area specified in the plan as being targeted for most
future growth — i.e., the region between Kailua and the airport, including the proposed
future side of the Kaloko Makai development.

Interviewers reading Q6 asked: */m going to mention certain things that are part of the
new Kona Cormmunity Development Plan. For each ons, please teil me Jf you
personally strongly agree, somowhat agree, somewhat disagree, or strongly disagree
that this should be Kona's plan.”

Eight key principles were posed for agreement or disagreement. (Because the logic of
the principles was sequential in nature, these items did not have a rotating start point
but were always asked in the same order.) The questicnnaire wording for these items
inevitably was boiled down and somewhat simplified from the wording in the CDP, but
every effort was made to remain true to the underlying principles.

Exhibit 6 shows the overall results for these eight items (though it should be noted the

item wording in Exhibit 8 had been further truncated for simplicity in presentation, and
the reader should refer to full original wording Appendix A).

Kaloko Makaf Secial Impact Assessment (Vol. 3; North Kona Community Planning Survey) Page 8

John M. Knox & Associates, Inc, April 6, 2009

Exhibit 6: Agreement with Selected Key CDP Planning Principles
{itom wording truncated ~ soo full wording in Appesndix}

Ga. Kana planning abeut .
whero/haw growth, not wiiother K

Gb. Mout futurs growth should bo
aorth of Kallua.

g, New Mic-Lavel Rd ahould ba
maln Kaflia-Alepart bus tranait B
routn

4. Growth north of Kalluz shauld  F
ne gompact Yillagos S

Ge, Now villagea mhould bo TODe  Jo
onh Mid-Level Rd, R

of. Soime should ha highar~ |
denalty around foh ¢ontora RS

8¢ New Roapital should be In e
village on Mid-Lovet Rd,  RkEd

Gh. To encourage hospits],
igher-denalty growth OK

|l Strongly Agree B Somewhot Agres O DKINA B Somowhat Clsagroo M Strongly Diszgroo ]

Exhibit 6 shows,

» Strong majorities agreed — either “strongly” or "somewhat’ — with all stated Kona
CDP planning principles. Disagreement never exceeded 25%.

= The very strongest agreement was with the propositions that (1) at least some new
developments should provide higher-density housing and commercial development
to support major job centers; and (2} there should be a new hospital along the Mid-
Level Road in one of the villages between Kailua and the airport.

Some of the more noteworthy demographic differences of patterns to be observed for
this series of items in Appendix B include:

» Although demographic differences could be found for particular items, there was no
consistent pattern of differences — e.g., younger people did not usually agree or
disagree more cften than did older people on the great majority of questions.

« Smaller percentages "strongly agreed” that “Planning for Kona is mostly about
where and how growth happens, not trying to make growth happen faster or slower’
among younger residents, the least educated, Native Hawaiians, and/or lifetime
residents, However, most of these groups were simply down-shifting to “somewhat
agree,” not actively disagreeing.
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« There were no significant and/or meaningful differences in regard to agreement with
the last two items in Exhibit 6 ~ i.e., that a new hospital should be built on the Mid-
Leve! Road, and that higher densities should be allowed to attract a hospital site.

4. Awareness of, and Reaction to, Proposed Kaloko Makai Project

After G5, Immediately following survey questions were:

« Q7 “Have you heard that a new development is being proposed for the Kaloko
Makal area, north and mauka of Costco along Hina Lani Street?” (Closed-ended:
Yes or no?)

« QB: “Here’s a summary of the proposal, to be developed over 30 years: 5,000
housing units of various types spread over 1,150 acres, cne infermediate and two
elementary schools, mauka and makai commercial areas, 150-acre dryland forest
preserve, and a new regional hospital on the Mid-Level Road. Doas this overall
package sound like a very accaptable, somewhat accepfable, somewhat
unacceptable, or very upacceptable idea?” (Closed-ended: very acceptable,
somewhat acceptable, somewhat unacceptable, or very unacceptable?)

= Q9 [asked only if “acceptable” to QB]: “What is the most important reason you think
this Is an acceptable development?” {Open-ended?)

« Q10 [asked only if "unacceptable” to QB): “What is the most important reason you
think this is an unacceptable development?' (Open-ended?}

a. Awareness of Kaloko Makai Project

Exhibit 7 shows overall responses to the question about whether the respondent has

heard about the project. Overall, 56% said they had heard about the plan; 43% said
they had not; and 2% were unsure.
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Exhibit 7: Awareness of Kaloko Makai Project

The cross-tabulations in Appendix B show very little difference among demographic
groups in response to this question. Young people, homeowners, and higher-income
residents were slightly more likely to have heard of the project, but these differences did
net pass tests of statistical significance.

b. Acceptability of Proposed Project

As with the question about the Kona CDP, it was necessary to boil down a complex
project proposal into a relatively short question (as stated above or in Appendix A), It
should be acknowledged that attitudes may change with time and with media attention
to specific project aspects. However, Exhibit 8 shows results for this question as of the
interview timeframe in spting 2009.

Exhibit 8: Acceptability of Proposed Kaloko Makai Development

Vory
Unacceptable, 3%

DK/NA, 1%
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Overall, 71% found the project as described to be "aceeptable,” and 18% found it
“unacceptable,” with the remainder unsure. Not surprisingly, given the historic mixed
feelings over growth in Kona and the Neighbor Islands in general, there were more
“somewhat acceptable” than "very acceptable” responses, and also more “somewhat”
than "very unacceptable” responses as well,

Detailed cross-tabulations in Appendix B show various small demographic differences,
but only ene achieved statistical significance - the much greater tendency of people
aged 35 or less to find the project “acceptable” as compared to older people, especially
senior citizens. Since the sample was biased in a way that underrepresented young
people, this suggests the true “acceptable” proportion for ail North Kona residents
would exceed the combined 71% indicated in Exhibits 8 and 9.

Exhibit 9: Age Differences in “Very Acceptable” Attitudes toward Kaloko Makai

Total <35 A5-44 45-64 5564 €5 or older

Somowhat Accoptable
& Vary Accoptable

c. Reported Reasons for “Acceptable” or “Unacceptable” Responses

Exhibits 10 and 11 show the reasons given by the 185 respondents who had said
“acceptable,” as well as the 102 respondents who had said “unacceptable.” {Note that
different respondents answered the different questions, Also, no follow-up question was
asked of those who were not sure of the project’s acceptability. )

The majority group who found the proposed project acceptable either tended to focus
on specific project elements - particularly the haspital site, but alse housing, schoois,
and traffic alleviation via the Mid-Level Road — or just found it a good plan overall. The
minority who found the project unacceptable primarily focused on its scale (“too big") or
said the available amount of land was not enough for all proposed development
elements (“density too high”).

The cross-tabulations in Appendix B indicate only minor demographic differences in
these responses — e.g., younger residents who found the project ‘acceptable” tended to
talk a litte more on the hospital, schools, and job potentials, while older ones talked a
little more about housing or the overall sense of it being a good plan.
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Makai s “Acceptable” or “Unacceptable”

Cesiods M Unacceptableltils
too big / den't need

good plan/ meets future neads 2% dansity too high 21%
mora heusing ! affordable housing too much traffic 12%
maora schools not snough infrastructura 12%
alleviate traffic poor locatlon 8%
Increase In jobs fl need to preserve land %
avarything is closa proximity finish other projects first %
good Jocation poor plan 5%
Infrastructura for growing pepulation net enough watar 5%
long-term plan too long to complete 5%
good usa of unused fand [ not enough schools 4%

presarvation of land consldered

B other

11%

cther

B Dr/MNeed mero Info

CHiNeed more Info
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2008 North ilona Community Survey Reference No.
Time Ended
Time Started,
Date:_______ Total Minutes,
Interviewer Name interviewer ID,
Respol Teleph

Hello, good moming/afternoon/evening, I'm from FAQ Hawai'i, a professlonal survey research
center in Honolulu, Today we're conducting a shott survey on residents' attitudes on public issues In North Kona,
Let me assure you this survey Is to get your opinlans only, and we're net selling anything. Let me also assure you
that all of your answers will be kept completely confidential.

A Are you a full-time Kona resident who is YES * CONTINUE
18 years of age or older? NG 4——— TERMINATE

1. First, I'm going to read a list of possible neads for North Kona. For each one, pleass tell me if you think itis a
very Impartant need, fairly Important, somewhat important, or not important at all. [ROTATE]:

Very Falrly Somewhat Not impor-
loporant  Jmportant  fentat All

! DK/NA
a.  more beach or coastal parks A44.50% 22.00% 20,50% 1.75% 1.25%
A p p en d’-X A - b, more reads cennecting mauka and makal areas 7325%  11.25% 8.75% 5.00% 1.75%
¢.  anew hospltal in North Kena 74.75% 8.75% 8,50% 7.50% 0.50%
d. more nev& houilnglﬁ(nlts affordable te the e5.50% 14.00% 075% B.75% 2.00%
- - average Kona fam X R . 3 )
Survey Questionnaire and Overall Results e, preservation of open spaces between now
urban developments 60.00%  1B.75%  14.00% 5.50% 1.75%
f. more tourism fobs 40.75% 22,50%  20,00% 12.75% 4.00%
g. faster development of Hawallan Home Lands areas  35.75% 16.50%  20.50% 17.75% 2.50%
h.  more doctors and medical persennel 90.25% 5.00% 2.25% 1,50% 1.00%
I, more busas serving the North Kona area 51.25% 18,25% 16.50% 8.00% 6.00%
j- more active sports playing fielis 40.25%  2075%  20.50%  13.28% 5.26%
k more elementary and Intermediate schaols 34.00% 17.75% 18.75% 15.00% 16.50%

L developing a Mid-Level road mauka of Queen
Ka'ahumanu Highway and makal of Mamalahoa 56.00%  13.75%  13.25%  13.76% 3.25%
Highway, In befwaen and paralle! to both of them

2, Have you read or heard that the County just approved a new Kona Community Development Plan?

Yes 27.75%
No 70.75%:{_.. GO TO Q8
(Don't know/no answer) 1.50%

3. From what you have read or heard, what do you think are the best parts of this new plan? [RECORD
ANSWERS VERBATIM.]

[Soe summary of coded results In Exhiblt 3 of foreqoing repork]
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4. Fromwhat you have read or heard, what are the worst parts of the plan, or what worries yau about it? . B. Here's a summary of the proposal, to be developed over 30 years: 5,000 housing units of varicus types
[RECORD ANSWERS VERBATIM.] spread over 1,150 acres, one intermediate and two elementary schools, mauka and makai commercial areas,
150-acre dryland forest preserve, and a new reglonal hospital on the Mid-Level Road. Dees this overall

F eod Its in Exhibit 3. of foreqolng report. !
Soe summary of coded rosults in 9 ol o package sound like a very acceptable, somewhat acceptable, sornewhat unacceptable, or very unacceptable

idea?
5. Dayou befieve this plan was based on what you would call a great deal of community input, a moderate )
£ " P Very acceptable 27.25% == ASK Q9
amount of community input, or very litle community input? Somewhat acceptable 2400%
Great deal of community 2523% Somawhat unacceptable 10.75% — P ASK Q10
Maderate amount of community input 36.94% Vary unacceptable 44,75%
Very lithe community Input 22.52% (Don't know/no answer) 3.25% " GO TO Q11
(Other reply) {.90% .
(Don't knowino answer) 14.41% 9. Whatis the most important reason you think this is an acceptable development? [REGORD ANSWERS
: b 0 this plan? VERBATIM, THEN GO TO Q11.]
. . is
5a. Did you perscnally go to any meetings or have any input fo this plan’ See summarny of soded results In Exhibit 10 of foreqolng report.
Yes 30.63%
No 69.37%
(Don't know/no answer) 0.00% 10, What is the most impartant reason you think this Is an unacceptable development? [RECORD ANSWERS
8 , . . " VERBATIMN.]
6. I'm going to mention certain things that are part of the new Kona Community Development Plan, For each
one, please tell me if you personally strongly agree, somewhat agree, somewhat disagree, or strongly [See summary of coded rosults In Exhibit 10 of foragolng report]
disagree that this should ba Kona's plan. [READ IN ORDER]
Strongly Somewhat Somewhat Strongly 11. The rest of cur questions are for statistical purposes only,
Planning for Kona | atly about whi d h rowth 2 *
a, lanning for Kona |¢ maostly & are anc how g
heppens, Aot tying to make growth happen faster or slower, 49.76%  33.75%  7.00%  350%  G.00% In which age category are you? ggf:gﬁs i;g::f‘
0 e
b.  Most future growth sheuld be located north of Kallua, 35 to 44 o 11.00%
toward the alrport. 36.50% 34.00% 13.25% 11.50%  4.75% 4510 54 20.00%
c The new Mid-Leve] Road should be developed as the main revenassrisinnnins 31.75%
raute for buses or other fuiure mass transit connecting 39.00% 30.00% 13.00% 1180% 6.50% 85 or older ... oo 30.25%
Kallua to the Alrport, [Refused] 0.00%
d, Growth noith of Kona should be directed mastly into compact .
mixed-use villages, with open space In betwsen thern. 43.00% 3225% 10.75% 7.00%  T.00% 12, Whatis your ethnic identification? Caucasian 61.50%
. Thenewvlilages should be cantered around bus transit {IF MORE THAN ONE:] With Fillpino 4,50%
stops on the new Mid-Love) Road. A400% 3578%  575%  BTI5%  5.75% which do you identify the most? Hawailan or part-Hawaiian ......veveeeee 14.00%
. Somevillages should provide higher-density housing and Japanese 7.50%
commercial to support major job areas ke the civic center, 56.00% 20.25%  4758%  5.50%  4.50% Mixed, non-Hawaiian ... e 3.850%
new hospital, and new university. Other (specify:) v B75%
g.  There should be a new hospltal along the Mid-Leval Road [Refused] 2.25%
In one of the villages batweon Kallua and the aliport. 58.50% 26,50% 550%  575%  3.75%
h.  Toencournge a privato landowner to attract a naw hospial 13. How long have you lived In Hawai'i?  LessthanSyears............. ..e 9.00%
shte, higher densitles should be aliowed in that village. 3375% 23475% 10.50% 1225% B.T5% 510 10 years ..... eimrenrmienerenns 168.00%
11to20 years ... 13.00%
7. Have you heard that a new development is being proposed for the Kaloko Makai area, north ang mauka of 20 years or maore .. . 3225%
Costeo aleng Hina Lani Street? Alyourlife ....ievnien .. 29.75%
Yee 56.00% [REfUSBd] Gt ceee 0,00%
No 42.50%
(Don't knowino ) 1,50% 14, Do you own or rent the place where Qwn 78.50%
you're living? [COUNT LEASEHOLD  Rent...... oo 17.75%
AS OWNERSHIP] [Refused] ... cerennes 3.75%
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18, Which of the following categories Less than high school ..., 2.50%
describes your current level of High schoot graduate ..... 16.75%
education? Some college or trade school . 32.25%

College graduate .......oeeeeeneanean
Graduats or professional degree

[REUSE] «1vrevreerernes 0.00%

16.  ‘Which of the following categories l.ess than $25,000 ... 10.25%
includes your totaf annual family $25,000 but less than $35, .8.50%
income before taxes for 20087 $35,000 but less than $50,000 14,50%

Just stop me when | reach $50,000 but less than $75,000 ... 17.75%

the correct category. $75,000 but less than $100,000, 16.00%
$100,000 and OVEr ...vccveanisarans 16.25%

[Refused) 15.75%

17. Gender [RECCORD, DO NOT Male 41.50%
ASBK] Female 58.50%

In case my supervisor wotid like to verify this survey, may § have just your first name please? [RECORD
RESPONDENT NAME ON COVER.] And that was my last question. Thank you very much for your fime and
cooparation in completing this surveyl
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Qie, Fiest, [ going to resd a fist of posslz neads for Horth Kena. Fer 2sch oo, plasse el me T youthiak it bs a vesy mportan nesd,
f2irdy Enportent, semewhal impartant, e o knpocand af 2l

ANEW HOSPTAL I HORTH KOHA.

April 6, 2009

LENGTH OF RESIDENCY

very irportnt

Eety Trperiant
somatal rportait
vt o o Fposeiat
THENA

B TAL
Tot

TROTE I ()

(11 First, [ going ba read a st of possible needs for North Kona. For each onz, plaase tell ma if you think itk a very Imporlara peed,
fuirly Emportzrt, somewhat fmpertant, er not mportent et all
SORE NEW HOUSING UNITS AFFORDARLE TO THE AVERAGE KGNA FAMILY.

AGE ETHRCTY LEHGTH OF RESDENCY
wphid Hyeasor
Totat 4554 5564 65+ | Ceumasian | Hawaian | oder yeas  |f1-20years| moe ellmy Mo
vary Tegnat 55| T4 B5%] &1 E4%) 6% E0% Ti%! 1% 2%
talrly brporisnt 1% el 13 17 16% 4 % 5% 12%] 14%] 134
someehat imporisnt 0% 0| 1 £% 13%] 4 T 1% &% 6% 34
ratat & knporiard 5% E 1% L g 94 0% 6% G 4
CHNA o ] ki § 1% 3% 4 14 24
100 105%] O i 0% 004 100% 100% F00% hed K]
5 [ AT FE E E I I W= I
A e, T (20031
North Kona Community Planning Survey Page B-3
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Qla, First, I going to read a st of passibla needs for North Koz For esch one, please tzll me ff you think It s a very bnportant need,
falrly impartant, somswhat knportant, er not tmportent st el
MORE BEASH OR COASTAL PARKS.
AGE ETHNCITY LENGTH OF RESDENCY
w0

Tetal 4554 5564 {20 y2as

TALFARAS Nery Frporart (2 5] Frea KTi2

fairy Erportant 2% 2% 21w 3%

svestal mporiant 24 15%) 24%} 23%)

rotat & mparket 1% 54 10% 13%

DHAA 14 s 14 4%

Totad 100%; 100%| 100%) 100%]

0] B Gl B

PR oA, T (05

Q. First, Fr going to tead & st of possiblo nzeds for Korh Koo For each on2, please tell ma Fyou think &t is a very importent need,
Tairly rportant, somewhat rapartant, o not irportant 2t ol
HORE ROALS CONNECTRG MAUKA ANEY MAKAT AREAS,

AGE ETHHICITY LENGTH OF RESDENCY

-L wiis Nyezsoe
4554 5564 &+ | Caxasm | HezxEm ofar yers  [120yeas| moe ] alloyEo
7 TECTT ey rporeel [ I 7 I T T 5 7T T
MAKA By mpertant 13% [ I 7 1% o I 162 15 10%] e
somautat inporiant [ RT3 7 1 e 4 21 10%] 4
ot st 2 rporiart 1% 2 o4 7 31 L
DRAA 2 4% 1% 2 2 3
ol 1004 o] w0 toom]  dooe]  voom| 100y
EE [ T E 7 s

TR, o, (PR
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Qg First, Fm going ta read a st of possible neads for Nrth Koo, For each ori8, plasse kel ma 7t you ik it Is 2 vesy Imporiant psed,
{airly iraportact, somewhat Imporiant, of not mporiand st £iL
FASTER DEVELCPMENT OF HAWALAN HOME LANDS AREAS.

April 6, 2009

AGE ETHNICITY
T | <Bwes i B34 4554 5584 85+ | Czwastsn | Hewmimn | ofer 3

£ 9% 5% 3% EXA EiE EXE [3E2 £ T
17% %) 1i%) 18%] 1 133 155 Hy 154

Fata 16%] 5% 28% 15 1% 2% 15%] %)

15%] 4% 5%, 16%: 3% 2% i 11%]

0% 43 2 3 1 16%] 10 s 1%
L 1008 10Ky 0% 100% jlcted 100%] 10 00|

0 4] [ S IEE] 2 =

Qb First, ea gofng toread 8 Iist of pessible needs for Korth Kona. For each ona, please tell ma F you think 15 2 very mportant need,
fairly Frportent, somewmhat krptrtand, or nct Tmportent ot a1,

MORE POCTORS AND MEDIGAL PERSONNEL.

AGE ETHACAY LENGTH OF RESENGY
wpioid HAyrso
Total | SSyeas | B4 45354 5584 65+ | Gaucasien | Hawsin | other yeus  [iF0ypas| moe | dleyle
UORE DOGT TIAEF Ty Frpara i e 5] 7 e W IR L i R ] iR
tarly brporiant 2 U 43 [ el 4% 5% ™ 6% 4% 5 2
samastatimgorant e 7 bt 1% 3 13 2] 4 1 1% 2] 43 o
vt at 2l fportart 2 1% uz e F: i sl 2 o) 1% izt 4 2
[£22.1Y ik 45 il ! %) % il 1 24 174 o #d
Yol 100 o e T I T L) [l S e T R v I U S L e
E | E Iz = 32 12 24 B 105 B = LLE
TAOFzwT, 1. (00
North Kona Community Planning Survey Page B-5
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Oie.Frrsl.l'mgo!ﬁghrBadaIisiDl'po'ssﬂaneedsfo:NofﬁlKonLForeachmphas&leﬂmiyoudmkMsawybpmneeé,
Falrty importars, somewhat important, of not reporiant st 2l
PRESERVATICH OF OPEN SPACES BETWEEN REW URBAN DEVELOPNENTS,

April 6, 2009

very Fpotart
fetympartent
somistid mpenzsit
ol at all Importand
DKMA

ETHNICITY

LENGTH OF RESIDENTY

£

7
100%]
B2

2, G

O1E First, ['m going to read a list of poss iz naeds for North Kona, For 2ach one, please wefl ma Tyou think &t Is & very fmportant naed,
faiphy brportard, suméewhat tupodtant, of not importznt 2t 2l

MORE TOURIS JOBS.
ETHNICTY LENGTH OF RESDENCY
il Hysasor
5564 65+ yeos  |H-Wyeas| mom | sl Fs
ERTOU: ey rpE T o 7| 22 uj
iy Fmportant 2 25% #4 My 2
someaha fporiat 249 174 %% Fig 1% 16
rot et al rportart 7] 124 e 13 15% 123
DKAKA 45 [ b 5% [
Tt woE  tow 100%] 100 07K 0%
G 0 5 [F= I

RO, e Q]
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Qlt.First.l'mgotngtoreadaiﬂafp&ss:blemforMKmFmea&omphasaMmﬁywmukammﬂmneed,
airty important, semewhat knpariacd, of not Enportant at 34,
LORE ELEMENTARY AND INTERMEDIATE SCHOOLS.
AGE ETHb LENGTHOF RESDENGY
-3a311] Ayzaser
Total Hawzian | oder years  |1H20years| mos | Aoy
DA E SCHO0S Very Tepartank A Y o5 £ KL 7] g |
tarly pertsnt e 16%| 18% 5% 103} 21 15
soreatatinroriat 7% 2% 17 12% 7% 18%| 15
ot ot & Irportan 15% e 0y 1% 13 15% 1454
DA 7 1y 5% 23 154 7
04 L I e I T o
X o0 E| & 0 52 1 HE
F)\ zeza, |7
1, First, [ galng b read a st of possibfe nseds for Nerth Kara, Fec each one, plaase tall me f you thnk itIs 2 very mporiant nsed,
Falrly tmpertact, sawwthat inportant, or not toportant o 2,
DEVELOMNG A MID-LEVEL ROAD BAUKA OR QUEEN KA'AHLRAAK HIGHNAY AND MAKAI OF MANALAHOA HIGHHAY, IN BETWEEN AND PARALLEL TO BOTH OF THEM.
AGE ETHNIGITY LENGTH OF RESIDENSY
[OEVELORING b i vary kmpiriant 5% 625! 5% 4%
fairly Toporiant L 133 133 16%)
somentel imporiant 1% I 10%) 12 14%) 18%] 10%) 1 15% 3%
pel ol o brperiart gy 1B 1% 16%] 133] = ™ 1o 15% 174
DiAA I ] -4 4 7% ™ 2% ke
Total o 100%  100% wore] o] oo o] 100 i 100
I 5| L B = _117‘
FAD P, T (2000)
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Q1l, Firse, T going 1o read a st of pasaibiz needs for Narth Kona, For esch ong, please 1al me f you think it ks 2 very fmportant need,
feirly bmprortard, semewdiat importznk, or not frparant 2 2l
LONE BUSES SERVIHG THE NORTH KOMNA AREA
AOE ETHACITY LENGTH OF RESTENGY
T | <@5ywars | B4 ] 459 Amyka
T SELE 5] £ R = |
taiy mportant 16 Ay W 145 154
soreatalimparant 7 2% 1% 15% 1554
notat 2l Important &%l 21 IR TEY &
DRNA 6% e 7 533
Total 1004 L R e B 1003}
3 T 2% E Tig
TAQ Paoam, . [2003)
Q¥ First, Tm golng o read & bist of poss ds for Nerth Kana, For each one, [ease kall me if you think it s 4 very fmpertant need,
falrly irportar, sememhat Tmpartant, of ot importent 2t 21l
WORE ACTIVE SPORTS PLAYING FELDS,
ABE ETHNIOMY LENGTH OF FESIDENGY
wphid 20 ysarsor
3544 4551 564 -2yzarsi morr | almyke
GED: Vo e TR B L L I w9
ety Importart 2% W 2% 5% 234 15%
somestaimporant 12 5% 2% 185 13%)
1ot at al brperiant 5% 6% ITH 8% 16%; %
DEMA b= 2 5% 12 P 39
Tot o]t 100 o I
£ [z 12| 57 = 11
AT, P (2000
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(. From what you heve read of hzard, what are the wors] parts of the plan, of what wonties you abaut i7
ABE ETHH LENGTH OF RESQIDENCY
wpi 10 Hyarsor
Towl | <Gy | IHY 4554 oder yeors  [1-W0yeas| mow 3 Ayl
T Warsd Parts o] B Pan Ttead rors B0 4% T5%) Fiet 4% 3% 45%] bl 3
Mo armar 15%] (122 [ 16%) s e 10 bIE:
10 2ction wdl b takan 104 B2 5% 10%] O pcsd 15| 4]
ottt S 0| % 0 s 15% (32 L
Wamuch developrmant 5% 0% % 5% Bl i Eed 134
poot foad pans 13 8% fic2 5% o 0 il 4%
Tigh cost of Cevelopment 5% (] 5% 5% [ [ Il O3
reease tae 4% it 5% 11%} S5 [P 3% 434
i taka ke b oot 43 izt oy 5 94 21 2 [
ot engh emphasis on sohoos 4% %) 52 0% 0% [ I [E22
ot enough oommurty ot 4% [52 o 0 s L2 B 5%
ol 3 leng-arm sokrdo T %] Ol [ S T 0y £
111 4 1% 19 L Eil 43 13 3 21‘
TAG a3, b 12009
04, Do you befieve this plan was based on what you would c2l a graat deal of community Ingest, 2 neoderste amolet of comaRmity frput,
of very il comrmunity ingut?
AGE ETHWCEY LENGTH OF RESDENCY
wphid Wyamor
Tom | <Syeas | 354 455 5554 85+ | Caucasian | Kzwalan | cher years  [11-Xyeas| moe | almybe
Y| G T E R ) T
3% 5% 3 3% 3% 475 %) 1% 45% ] F%| 52%) 2333
25% 5% 16 ks i 13% 25% HE 14% 25%) 3 fliz3 25
1%] 4 e O I (2 Ly 0% 12 (5 %] 45
4% il 16%] Eres 5% 16%) 13% it by 124 bt 16%4 ks
Totaf 00% W 0% 100 100%| 100% 100%; 100 b 100%; 100%] 100 100
BASE m 4 1 1% K ﬁ ki 1i 2 43 13 EX] 24
L G T —
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03 Have you read or haard thet the Couriy Just pproved a new Kora Community Developraent Flan?
ETHNICITY LENGTH OF RESDENGY
Totat
[FERFD THAT COUNTY APPRGVED NEW Y8 T5%]
[{C4A COMM, DEV. FLAN 0 "y
THHRA b
Ttz 10
ERSE 55
PR Vawl P (200
@, Froeawhat you have read or heand, what do you think are the best parts of €5 new plan?
AGE ETHNIOTY LENGTH OF RESDENCY
w10 Wysasor
ot | <yeas | 354 | 455 | 5564 B5+ | Cacasian | Hawafan | other yeas  [1-Hyses| rmore {Almyks
P TesIPas O bR Fhn R roe o EiT I T R T R I3 I T R [ 7= B I TP [ N
mor o33 £ e aledation 14y o 9% 5% 10%) 24%] 14%] 5% 4% 16%] 15% 10%] 13
gond plani Bk the plan 13%] ) 15% ik 16%] %) 12% 16%] 10 AU §% 34 158
prsewyhnghosesa 7H (655 185 T1%] 8% F%| S ol 5% It &%) 15% iz
oiter b [ O 11%] i 5 5% 2% 5%l 7 &%) 3% 13%
i3 reorcasoral Beles 2 % @4 A 5% 11%] &% 0 5% % &% 0% 0
hospial s readed B [ o= LA [E 13%] 3 0% 15%| 8% st 6% 443
presarvation of nd & % 28 %) 5% B 5% {5 5% 5% % &%) L
good losafon 5% 0% 5 i 3% 2 5 kit iz 2] Z3%) T4 A5
more gkedzhia hsng 3% %] 05 kA s & i 173 i iz I 4%
U wil ba them 3% 2% it %] £ o 3% B %S 5% &% 0% i
¥restruchre ncleded In plan ¥4 05 0% 115 e [ 4% O G 2% o 6% o
comrurity gl k2 [ 12 £ 34 3%l 4% 2 o 0 5% 1 i
oorsiers cubora vakies 2] 0% oy 5% e e ki [ o 1% O [>2 0]
dav. thoughEidy corsidered 1% 2 = e % o5 1% 0% {rd 0%} L 3 122
crestes row jobs 1% 13 b i 03 0] 1% O (%) G 0] [ 4%
Som1 Fea new Szvdlopmants 1% ;2 2 12 (1% I 1% 0% (el A 2 0 4%
EE M T E | 5 il T 7| EE T3 i |
TAD T, s (2000
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2.9 rmgahgmn‘monmﬂnmgsmmpanullhenewmmmﬂmﬁf%ﬂﬂpﬂﬁﬂfﬂ&aﬁhﬂﬂ&.p&aﬂtﬂlmﬁm
parsonaly strongly agres, ree, or strongly disagres that s should be Kona's plan.
mcmm&LommmmwmmTwmmm
_ETHNICITY LENGTH OF RESDENCY
mbil Hyzarsor
63+ i Caocestan | Hessmn | ofer yeas  [1-20ysas] e | almykl
ST WYEH SHOULD =) 3 = ELEY 4% 4 3% 34
HORTH OF KAILUA sovewtiat ages 3% % 4% W% Eit 8% 35%
somewhal disagea 15%| 144 13% i 164 1A% 134
srngly dsagra 12% 13% 11%] % % 4 16%) 174
DHANA 5% By 0 6% 7% B! 5% Ei-
=] hloryd 109% 10%%: 100%] 00| 1 100%] 100%;
e & ER G E! )| G %, i |
TR Teeat, . (209

e N going 1o menfion cerlam things that are part of the new Kona Cemmunity Dey

Plan. For eachong, ph -

P

strongly sqree, somewhat agres, somewhat disagree, Of strongly disagres that this should be Kona's plan.
THE NEW KDL EVEL ROAD SHOULD BE DEVELOPED AS THE MAIN ROUTE FOR BUSES OR OTHER FUTUIRE MASS TRANSIT CONNECTING KARLUA TO THE AIRPORT.

ETHHCITY

LENGTH OF REGDENGY

upintd HWypars o
Hagsian | oher yeos  [11-20years| mom | aloyie
i 5 3H st—x’ T T T R
[KAILUA-ARPORT BUS TRARSIT ROUTE Hul P 2% P 258 35
144 o 123 6% 16% 145
13% 5% 13%] 4% 16% 22
o 7% i 6% ™ 6%
R I e T s I 0
E 0] Bl 5 i
FAQTE, e (PN
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052 Did you parsonally go b sy meeiings of hava ey nput o Eis plen?
AGE ETHHICITY LENGTH OF RESIENGY
To | <Hyeas | 3544 ] 4654 | 584 B+ | Caucasian [ Hawdfzn
o ™ s Eig L L L £ g
LN o 69%) L5 st I 1% £5%) T3
LCE] 100% wow]  ww] 100w 00w 100w 00} oo
i 4 T i ] ) 7] 11
TAORzES, & (2009
2. T going Lo mention cerlan things that are part of e new Kona Commumity Develapmeant Flan, For each one, please ledl ma f you
strongly sgree, somewhat agres, somewhsl disagres, oF strongly disagrea that s should ba Kona's
PLANNING FOR KONA IS MOSTLY ABOUT WHERE AND HOW GROWTHHAPPENS, NOT TRYING TO MAKE GROUWTH HAPPEN FASTER OR SLOWER.
ETHNICITY
Carashan | Hawsizn ary e
PR ING FUR KA TS MGSTLY “SFongly apea BA%] =
WHEREMOW GROWTH HAPPENS sorazatat ayrea 34 35%4
somentat dsayes 1! 135
srongly disagrea 4 3
DHAA 4% £
Total 1663 F00
T 75 [ I |
PR Feaal, ]
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¢4 I'mgohgﬁnmmlionmamhingsm!epaneu‘ernmmmmynmbpmnm.rweadwmplﬂsezﬂmﬁym
wmwwwmwmmmmmmwmgammmmmz plan
SOME VILLAGES SHOULD FROVIDE HGHER-DENSITY HOUSING AND COMMERCIAL TO SUPPORT IAJOR JOB ARFASLIKE
THE (G CENTER, NTW HOSPITAL, ANTHNEW UNIVERSITY,

AGE ETHNCTTY LENGTH OF RESDENCY
w1l Hyeamor
4554 5564 65+ | Camasian | Hewziian | oher veurs  |if20yeas] rore | dlmytR
gy 9 B6%|  Bi%] 555 57H| I ED g2
sonatat ayea 2% 6% 3% 2% 7" . 2% 25% % 334
somental disages 54 32 [ 5% 2% 3% 44 b 7% 4
storgly disages 4% ! ™ ™ 7 1% ™ 2% 5%
DIKRA 32 b2 ‘ne 4 %) 1% %) 7% 5% 7
fe S I IR s 100%] b R T L 100% 100%}
] 12 L 5] ERL £ £ 1
RO o
Q8g. I going o mention ceriain things that ate part of the naw Kona Comumity Development Plan. For each ana, glcase tell me Fyou
personally strongly egree, somemhat agres, somewhat disagree, o srongly fisagrea that tds should ba Kona's plan,
THERE SHOULD £E A NEW HOSPITAL ALONS THE ME-LEVEL ROAD IN ONE OF THE VILLAGES BETWEEN KARLUA AND THE ARPORT.
AGE ETHNICITY LENATH OF RESDENCY
il Hyrser
Tow | BOyews | 354 4554 554 Heaziien | cher yers  |H-2ees| mos | dimyEa
Srorgy agee [ HE 0 %) e 2 B EE 7
somaatatages oY 30 I 2a% % 24% 2% %% 2%
somauta Esaged & o 5% [ 3 1% 1% e % 6% 54
shungly saysa %) 75 0] 3] i 4% 6% 5%
DHAA e 43 5% % 4 el 34
100% 0] 100% 100 160%] w004 100w
£ El [z [ T2 1
FAQ ewaa, I, (2005)
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054, Imgoing to mention trlain trings that are part of the naw Kona Cemmunity Developmend Flan. For each one, please tell ms i you
P Ry 29768, 5 e, disagres, or strongly disagrea that this should be Kona's plan,
GROWTH NORTH OF KONA SHOULD BE DREGTED &40STLY INTQ COMPACT MIXED-USE VILLAGES, WITH OPEN SPACE N BETWEEN THERS,
AGE ETHNCTY LENGTH OF RESENGY
Tolsd
43%] B%
% %%
% 18
7% 5%
7% 5%
105%) 100%
| 0

TAGTZem, e 0]

(152, (mgoing 10 meniion cerlain things that are part of the tw Kona Commumicy Development Plan, For sach cne, plaase sl ma i you

P y strengly agree, fual apree,
THE NEW VILLAGES SHOULD BE CENTERED ARGUMND BUS TRANSIT STOPS 0N THE KEW LIB-LEVEL ROAD.

er strangly disagree that this shoudd be Kona's plan.

ABE ETHMICTY LENGTH OF RESIDENCY

srongly 2y es

OP§ somentatagea
somewhal dsges
srangly dsagrea
DA

11:20 years
TR

FAQ Hzeas, b
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aa.Here‘smmmnfﬁ-apmpesd.mbadaehpedwa&ﬂymiﬁ@hm&guﬁsdwhmlypesmadmtmamemmmm
and beo plemarzry schools, meuka and maksf covarcial aress, $50-acre drytand forest presenve, ind o n2w regional hospral on the Mat-Leved Road,

Does this overall package sound Eke a very seceplabla, acoijlable, A g orvecy pizbla dea?
AGE ETHRIETY LENGTH OF RESDENCY
w1
4554 Ceasion | Hawsian | oder years  [1120years
{PRTRAE: SULRD GOGT ey oo 30| FLE?| =2 2|
somzahat sceptstl 45 43 4% 2%
somewhal uranpepiztie 10 4% 9% 124
vary iraceptsbls 4 17%] 16%] 6%
DKAMA 5% 2 e 4
Tete] 105 100% 0% Hid|
[T [ EZ 100] 57]
AR a, e (4005
03, What s the most fmpariant reasen yoo think Bs s an acceptable development?
AGE ETHMCITY LENGTH OF RESTENCY
Hyzars o
3564 | 5584 mecg | dAlmylR
|37, el Frponant reese Yo Ek TSP r2e05d Y EIEY| ! 3
Jizvelopent is soceptable, oo plamesls fulea pesds 25%] % 33 Hi
Fera housing Jafordabla housing 3% 144 %] 21
e schocds 16%] ﬁ%J 14 17%)
izl batc 1i%] 3% 14% T
roreasenjets 1) 4 5¥] 143
oiEr = T 6% 124
evzything ks tosa proodmity 11y L 5% 104
good losszion e 15% 5% 45
Tnirabuchm for grastrg pop 3% B 34 1%
fongrenn gz ™ %) 3 3
good usaof unesed tard Il 3% 5% Fe
preservation of bl considered 10%; 1% 3% i
ThCheed incea o ZH %] 1% 0
53 & il & o
FAL Hzw2a, Inc:, (2305
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0sh. rgohgmnmﬁnnwﬁ'mﬁngs%hatzrepartamanﬁkuﬂaCmnmhyDewhpmﬂmeeachme,pkasewlmﬁyw
[ stronghy agree, egres, disegres, of Strongly disagree that this shoufd be Kona's plan.
1O EXOOURAGE A PRIVATE LANDOWNER TO ATTRACT A NEW HOSPITAL SITE, HGHER DENSITIES SHOULD BE ALLOWED N THAT VILLAGE.

¥AG Hzad, T (2005)

Q2. Have you heard that 2 rwa davelspmen T being proposed for the Keloke Makal area, narth and matka of Costee along Hing Lari street?

AGE ETHECTY LENGTH OF RESIDENCY
wbid Ayeasor
Toll | <Syeas | 344 4564 Caxasz | Hawsfian | offier e |T120yeas) e | dAnylis
[ T Y R B T B EC R D 5o 574] T
w 434 5% 50 5% i, 5% 5% 4% 3% a7 42
DENA 2 7% 6% % 2] iz 2% 2 2% 1% 2
i L L2 2 o] toow]  soow|  toow]  soam| oo 0o
i3 E| 2 B 7 0] T TE T

North Kona Community Planning Survey Page B-14




Jahn M. Knox & Associates, inc. April 8, 2009
Qta First, [m golrig to read a Est of possla needs for North Kona. Far each ene, please el me If you thirk it ks 2 very fmporiant need,
fairly Important, somenhat impartant, of not tapodtant A all
MORE BEACH OR COASTAL PARKS.
HOME OWHERSHP
STAWS GEMDER
e [E5 rala | Rmak
[SORE BEACr £ CORGTAL PARES . Yery ErpOrat Z L0 T
iy irpodant b I % % -
somentiat krportart Bt [ X" R
ritet sl bnportert 114 e 10 13y
BrAA %) it 1% 2
Lzl [0 s I
SE T 7 |
A R, e [R00;

QUb, First, I going taread a sl of possitie needs for Horth Kona, For each ora, pleasa tedl ma if you thirk it 3s a vary imporiart need,
Telity

pertant, somezhat impartard, or not fmportant at alf,
BORE ROADS CONMECTRIG MAIIKA AND JEAKA] AREAS.

EDUCATION LEVEL

HOVE CWHERSHP
STATUS

Liiz3
<$i0ck | §10%+ | can

[T . IR ey 63 k3
A ey Iportant £ 1 L
someabat brportsnt 5 b1 a4
rotatall brporiart 5% £
DRI [ 1]
Totat 2 100%]
BT E I
PR Ve, I, (o)
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014, Whiat s the rmost Imporant reasan you think this Is an umacceptable development?
AGE MY LENGTH OF RESIDENCY
upio 10 oo
Toal | <Hyses i B 4554 5664 65+ | Caunasfan years  |1120ycas| more oyt
I P e T T Y VT T 2 R [ [523 T e BB 57
o yatopmntis trsocept densitytoabigh 2] o A FE: BT I IT, 18% < 16%) 21 2z a0
oo rwch reffe 125 0 O TH® 155 1% 10%l 2 35 16%] (el 1% 15
oot enough nfasachrs 12% x| 1% 3% 15%| [ 124 1% £%] 254 2% bE® G
ot 1% et e 13%4 10! % 12% 0 15%] 8% 44% 4 s
oG Jocatin B% Lo %) et 10 biEY: 10%] 1= i &% 12 134 [
re3d W presene Bod K 5 1% 74 5% 5% 6% 1 8% 12% 22%) 0% 4
firish othar propects frst ke 0% 0% 13%] 10 I [ 118 £ 4 1% % &4
‘poor piza 6% s o | 5% =1 &4 oy o 4 [ 54 4
ot engogh wEt % iz 1i% 05 583 5% 3 2% 8% ) 1% 3%
1okngbeorpzla 31 0% % 0% [ % 55 [ o % 1% % [
et enough sehoets 4% [ - %) 3% o4 I 1 o ) 1% I o
L 14 % 2 5 4] kD 1% o ) It [ 04 05
R [ | E 3 E £ 7 [ g 1 I T T
FAQTE2eE b 0]
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Qla First, Im going 1 read 2 st of passible needs for Mearth Kona, Foc e2eh o, plezss tell me iT you think 1t s 2 very Fmportant need,
fabryy br somewhat important, or not Fnportant et ell.
FRESERVATION OF OPEN SPACES BETWEEN NEW URIAN DEVELOPUENTS.
HOME DANERSHE
EDUCATION LEVEL STATUS GEDER
[P HS wolegs | predeet
Tosl g2d  [someooliens| ged  [peldegme| 43R
AT ey o R EEE 554 GE [ T
ey Fpintand LS N = 15% w1
somemhal knporiant fL5? BT 153 15% L1 .1
ot ot el Trportart 2 [ it 8% 5% 5y
DECHA 5 I 22 1= 2 N EY
Total W0 100 L R s i
BT [ T Bz B EEE
FRITIET, W [0 -
Q. First, m gofg 30 read a list of posside needs For Kocth Kona, For each one, please el T you think s & very Inportant need,
falrly impariant, somerhat important, or not impertant 2 83,
MEORE TCURISW JOBS.
HOME DWNERSHP
FOUCATION LEVEL PICOVE STATUS GENDER
P s oega | preduaad K 1123
Tetl ¢l |sorocofensy ored ol degmej <BBSK [$3%cdilq 7Sk | <§I00k | $100K+ | omn rent wein | famas
[OOSR TS VETY IO ™ o 2 R T 42 2 I 7 T BT
oy Important i T 244 e 19 L b < T I - - 1 151
semantat inpodart w1 18! 24 o 13y b I b I R 12 T I I
rot  allirgerant 1554 B2 et {1 1y 1y 5% FET N 1 I B o
DHAA &5 &% E: ¥ Fz: - = 1 Fat 7 e 5% 3 5
Tetal 10H 100 1 e [RSee I v R 7% S 1 L s R R L e
BSE ] 77 T T : I 7 B4 EEEE T4 163 34
F =, bl i
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Q. First, P going to rezd a st of possibla peeds for Nersh Kona, For pach ene, please tell ma if you think it 1s & very Enportant reed,
fzirty Fmportar, somemhat mportant o not brpoctant at 2l

2 KEW HOSFITAL Y HORTH KORA.
EDUCATION LEVEL
PERS T o
Tot gl |smecciega  gred ol degres| <435
[FEW AT 7L ey Tgortant ki3 @ EZ 7% GE R
farly krpoctant o 5% 0% 104 g 5y
someahal irpartart o3 A 10%) 3 [ -
rat st &l mportant 2 4 10 5 e e
DA 12 1% o4 [ L
Tots) 0% 100 100%) 10 100 100
e [ 77 H LE H ™
TRz . (AGF]
Q1 First, I'm go'g 1o reed aEst of possibla needs for North Kena For each ena, please 1ell me i you tHink &t s & very important rieed,
falrly important, somewhat Fnportant, of not mportent ot all.
MORE NEW HOUSING UNITS AFFORDABLE TO THE AVERAGE KONA FAMILY.
HOME QR RERSHI
STATUS GENDER
HED
Totat <$10% | §100+ | oW rrt maly | femak
[T R AT OB TERTs iy Fporant Co W % CZEE L |
£y Impertant 14y 1% 204 15% 6% 13w 15y
semerabiat brpertard 10 143 113 1% T e WY
rotatal rportant o 9% 6% 10% 3 10 54
DA b 3% 2 o o 1 4
Totdl 100% o I T I s
B T & | 314 7 S I |
TR Hea, e (o0
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(It Fivst, Pire gotng toreed 2 st of possibla nseds Fo Rortfa Kona, For each ona, please tell meil you Bk s & very Imporant nad,
Felty mportant, seanzahat important, of not mpodant 2 28
WORE BUSES SERVING THE KORTH KONA AREA.
HOWIE GWNERSHP
EDUCATION LEVAL PCOVE STATUS GEDER
wans tolegs | grakast Bk | X
To= grad fegs|  gred  |poldegee| <S35 (M SEly gk | SR
| oy sy ey Trponen B T G 3 BT B3
faily nportant [ T 18% 15%] 2y 15 12%) 8%
sormihal Importan 17 [ 5% pat? L5 1 174 134
nol &t el mportant b2 i 33 w4 L - 1% &%
DKATA 32 6% 5% 2% 22 S i % &%)
Totet i o I L 2 1004 100%]
B 0 T 5 1 T iE 7
FAOTEea, I (0005

Q1. First, [ going toread 8 st of possibta neads for Korth Xona, For szch ane, pleasa tallma T you think it s a very impartant nesd,

t2irly Importart, somewhat importan, or nol Impartant et all.

WORE ACTIVE SPORTS PLAYING FIELDS,
HOME OWNERSHP
THOOVE STATUS GENDER
radoad |V
Tetal prof. Gegrea| <38k 183k <$506] 7Sk | 00k | $100% | oum st mas | femza

(1= ) P L M T 5 D LR

taiy empartanl, 213 p we i R BT 1T (N 1" R £ 1T

somestal Imporiant 24 FIE" I L5 I Fx) I " R 1" 1< I 11"

notatal fportsat 3% LI " N+ N 11 [ T I 1 (R B

DKRA 5% [ I % 3% ¥ k2 2 ¥ 2 I

ot 100%) oo t00w o] o] toow] 00w o doow]  doi b0
e [ i = i E i T I
TR, TG (]
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1)1g. First, T gong o rezd a Est of possible nasds Tot Kerth Rona, For eachone, please el s 1 you Bk it s 'very bmporianit ieed,
fairly Important, somewtut bnportan, or notEnporiart of el
FASTER DEVELOPLENT OF HAWAYAN HOME LANDS AREAS.
HOME OWNERSHE
STATUS GENDER
osn Tanl rza | forale

A TER D, OF PR FOVE A0S very Feant = 2 R

ety irgortanl 134 ot 154

someatatimpariant 165 3% 25 193

fod el B mpertact 154 b2 I T

DENA 3 o i
Tetsl G I s
L 50 7 5 54
TROTGL e oA

G1h. First, Tm going o read & st of possibie needs for North Kona, For each ane, plaase tellme 7 you Firk it s a very important need,
imporiant, of pot imparant st all
HORE DOCTORS AND MEDHCAL PERSONNEL,

Ty bomportant,

somahat

535K $10k+
1FOrE OO T SREeD S T Very Erpoliant (257 =
iy impaan k2t kst
sameahat Enporianl 2 bt
rol &l el mportznt 5% 3
DA 1% o
Told 100 100%)
TSE i E]
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Q. Have youread of heardthat ths County just apprewed a s Kona Comminity Devedopment Pizn?

April 8, 2009

FOUCANONLEVEL
HoRS olags
Tatal grd  |somacofiege|  grd
i P 5 ED
T Y I 5%
=y % 1 Kt
05 1004 e 1064
g 7 T |
PR Rarel, e (009
03, From ehat you hinva read o heard, what do you think are the best perts of s nawr plan?
HOME OWHERGHP
EDUCATION LEVEL INCOUE STATUS GENDER
WPpoR3 e |WEE (503 115
Tatat ged  eomecolege| oad  |prof degreg] S0 | S0 o red mas | famala
[Ir BT s ol s Pl Telleed o 10 10 T % " hd B [3E7 N7 M BETE
v roads | i alleviation 14%) 114 17 163 8% 15%] 15% [r2 I T B
good planfias t1a plan 13 2w 13% 16 144] 24 1w s o 17
pUis everyiing ihora erea 7 bz o 144 [ &4 G% % 4% 10
vt ™ 1% k2 0y 5% 8% 5% %) 32 5%
toora pecreatons] faciiFes &% o b I 5% 144 04 6% (A o 1Y
hospital I resdd 5% [ e .- 52 5% o 2 ™ 44 6%
good jocation 54 i L 8% 9% 45 5 2 % 7
presanvation o band 22 oy %) %) 54 o4 [ 43 [ z 64
t0re eSordabla Fsng 3 o 3% i3 o 5% oy 24 ™ 24 34
UH wilba thera 3y 0%} k2 (2 [ o A4 3% 03 [i2A i
FSestuckoa Tighwded i plan % 0% 2 I oo 2 4% 4 = [ 58y
rommrdyirgut % 0% oy 5% o &4 23 ™ [52 0
orgidens qutural vilues 24 2 oy o ey o 175 e L2 B 3
i, ity oorstisrad 1% 2 [ [ 24 5% ezt 1% i 52 b3z
doo't Fka nz davelopTenss 1% 04 [iz 0% 54 0y o4 1% o 24 [
creses rew b 14 o [ i o4 0 % 1% 4 [ 2
BASE 111 | 3 11 i a 2 & g &3
TRQ 02, e ) g
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Qi First, ' going 1o read a st of possibde needs far Rorth Kana. For each ona, plaase 18 me T you think it i very brportamt nzed,
Faily Importard, someahat mportant, of ot imporiant at ait
LIORE FLEMENTARY AND INTERKEDTATE SCHOOLS,
HOAE OWNERSHE
EDUCATICH LEVEL NEOME STATUS GENDER
upio
To's) g=d reat rag | fernaa
[FOFEHT & WoOLE ST000% Vi Tparat EC £
Tty mporiant 15% 16%! 134 HY 159
sameitat Importznt e 10 hr” I -+ B
ot at el rportard BE I 14 22 BT B T
DHGHA iy 1% 57 SR 1 [ -2
Totzl 100 100% 100% 1009 1003
lm* 5| 7 7 I
A e (2
Q1L First, Tm going to read a fist of possle neds for Korth Kona, For each ore, pleasa tall ma ¥ you ik i fs 4 very Imporizntnsed,
falrly Important, somzahat Inporiant, or not fnportart &t ell,
DEVELOMNG A MFE-LEVEL ROAD MAUKA OR QUEEN KAUAHUBLARY HGHRAY AND MAKA] OF WAALAHOA HIGHKAY, P BETWELH AKD PARALLEL TO BOTH OF THEM
HOME GWWHERSHP
EDUCATION LEVEL INCOME STATUS GENDER
GRS @ | o % 13
Tetsl grad  [eamacolege| grad [t degree| <3Sk [S3Skabln| <H7m | <100 | 3100k Fan rerit mala | feraa
[ EVELOPRIG MO LEVEL ROAD ey TPt 7 I i 3 57 94 L 2 515 2 I R R
ety Irpertat LT3 I L 3% 3 15 124 4% 17 E% a1 w12y
somatat brportanl 13% 124 %y 11 Rl 174 10 185 135%) R0 I IR T R
nol & allirporiast w10 2 15 14 patt 0 13 12 b7 I T . 3
DNA 4 3 24 E o ¥4 1 I b2 3% [ 4% ¥
Totl 100 100w 100w 1 oo 10w e 100 L e I B s e
gt | 77 = i I E i Z EE E I
FROFEea, 1 (208
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5. [ you parsenally go b ey MEe2tings o have any ingut to this plan?

HOME OWNERSHP
INCOLE STATUS GENDER
5% [
Totl 4 | S0
F ¥es ELE 4
AROUT PLAN 0 e ey
Tetad 100 10
ik 7
E 2, Ine
s, (mgolng ta maifon cerlzin bings thet are pert of the nsw Kona Commurnity Devilopment Plan. For e2ch one, plsase taf ma ifyou
‘parsonally strongly agrea, semewhat agree, somewhiat disagres, or strongly tisagree thel this should be Kona's plan.
PLAKKENG FOR KONAIS MCOSTLY ABOUT WHERE AND HOW GROWTH HAPPENS, NOT TRYING TG MAKE GROWTH HAPPEN FASTER OR SLOWER.
GEHDER
wady | Brzhd
[P G TOREORA S OGTLY . Gaorgy e3red G e
WHEREHOW GRONTH HAFPENS somewhat sge 34 334
somaitat disagey E% [
Songly dssgee i 559
TENA &% 6%
Tetal 1005 1004
TR Vewak, b (2ol
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Q4, From what you hiave read ec heard, what are the worst parts of B plan, o whal worrizs you about 17

HOUE OWHNERSHP
EDUCATION LEVEL ROOUE GENDER
Tp o HS colegs | gradasel X HES
Tetst ool [somacolegel gl |piohdegres| <33k |$3SK <3 <$ 500k ras | fomale
[ Wor Par's O ks P TRTeed o 00 (5 ToR] 3% 57 £ B 11| 1557 MAYTE I TY
Hp gt 115 1% 14%) 1% T 18% 1434 % 13% 104
1o achon 1 batalen 10 0 3% o b . 5% 213 6y 13y
aiter o o 5% 145 1 9y 0% 2 e 114
100 much S2veiopiment 5% 1% 5% i 7 I 31 2 [ 2
poor road plens 5% (Y 2 2 [ I 5% 7 I 55
High vest of developmart 5% 2 5% 6% w oo 51 2 4 554
® 0 ta¥a o kg b corpists 4 2 3 34 b I 54 o 4] 3
it enough eTEhasks 01 sShoos 4% ;2 5 £ o o Hw 0 i £
nat endugh commnty et 44 o5 e 0] 2% 0y 5% 2 4 54
noreasa s 4 1% E k;? k) 94 o ™ 4 2
neta long-ferm sclifon 7 ¥ [ 34 3 A 55| I o2 ke
ERSE i E 5 H K I E I &
FAG Pl e, (200,
05, Do you batieve this plan was based an what you would calf 8 great daal of community input, 8 medersts amount of cosniniy fapud,
or very Frla commundly inpd?
EDUCATION LEVEL
BERS o R
Total gl |somavadegr| pred  |erof degres
[T G SO T TPUT O £ o o O Corrarr g Tl iz 5 [ 7
PLAN moderzia emourd of comruny pu 314 24 3% 43 e
wary ik oonmiruedy Inpat 2 3% “% o 13
uier i e 3% o il
DR 14 2 24 3% 133
ol W0 100 foo 100w 100%
53 [E q 3 EE ]
FRA e, res (03]

North Kona Community Planning Survey Page B-24




John M. Knox & Associates, Inc. April 8, 2009

Q. T going ko miention certain Béngs thet are pant of the new Kona Cosranity Developmant Pian, Fer e2ch ona, ploasa tall me if you
parsonally stroegly agres, somewhat agres, somrshat disagres, or strongly disagree that this shoutd be Kona's plan,
GRO'NTHNORTHDFKBNASHOULDBED!RECTEDEOSTLYNTDCOHPACTLEIED{ISE\MGSS.“TFHDPEJSPACEHBEI‘WEEHTHBL

HOME ORNERSHP
STATUS GENDER

§i00k+ | oun rect rale | Bmss

T RO ST e Mo sy ayen | [#31 e 7 T T T
COMPACT MDMEDLISE somedhaogee b2 I T I - I 2
sameshat disagros &%) iy 13% 14% [543

srrgly dsages it £4 6% 5% 6

DAL Iy &4 34 5% 4

LEE] wi oo e e 100
[ IMMEIE 7 E 733

FAQ Rzaam, s (20)

Qfa ¥'m going ta manton cerlaln tings Bt ere paa of the erw Kona Community Development Plan, For each coe, please lf me Tyou
agres, somewhat agres, somawhat (E5agres, of STongly fisagrae ihat this should ba Kena's plan,
THE NEW VILLAGES SHOULD BE CENTERED ARGUND BUS TRANSIT STGPS ON THE NEWAED-LEVEL ROAD,

HOWE CFWNERSHE
EDUCATION LEVEL STATUS GENDER
(PBRS = 113
Toia) graf  lsomacolege| gl Si00E | $100ks [ ret rda | femal
me 7] 7 399 i %A 155 T T e |
L ROUND TRANSIT STOPS somsetal g 3 it 3 4% 41 pucss 354 7% 423 3
somceha disagee i I &% 4 [ %] H 3% e 54
shmrgly dsagres 54 Yl T+ 5% 1i%] B 10 1 74
DMs &4 &% 2 Fe: 54 2 [ 453 75
Tt ¥ 100%) 0o 100 s ool w0l oo 100 ooy
23 e | 71 1z e I L 7 i =
TR, T (F005]
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h, I'm golng to mention vertzin Gaings that are part of tha new Kona Commurity Develpment Flan. For each one, please ol me T you
pmzkymyagf&, samawhat agree, semeahat disagree, or strongly disagree that S should be Kona's plan.
HOST FUTURE GROWTH SHOULD BE LOCATED KCRTH OF KAR A, TOWARD THE AIRPORT.

HOME OWWNERSHIP
EOUCATION LEVE, STATUS GEER
EL] onlaga
Total grad  [semecobegey  gred [0 rent ferl
{COST FUTURE CROWNTH SHOULDEE - Sorgly 378 E2 ] TH ® ER
HORTH QF KAILUA soTeEhal ayee ki 3% 3% 3% 424 R
someshat isages 13%| 125 14 : 4 145 13 3%
siongly dsagrea 125 2% 134 A 4 : 12 [ 114
T 5% 64 5% 4 % i 4% 44 T4
Tolz! 100 160 100% & (i) L 160 e I 1005
HASE & | 1 KIE ki 234
TR el Fe (0]
Qe m going to mantinn certain things that are parl of the new Kona Comm Dvelr Plan. For gech ene, ph 1 T you
personally strangly sgree, semewhat egres, Sereewhat disagree, or strongly dissgrea thal thls shordd be Kona's plan,
THE EW LED-3 EVEL RGAD SHOULD SE DEVELOPED AS THE MAIN ROUTE FOR BUSES OR OTHER FUTURE MASS TRANSIT CONNECTING KATLLIA TO THE ARPORT,
HCAE OWNERSHP
STATUS GENDER
[ LD B2 Srorgy aFed
KAMLUAARPOAT BUS TRANST ROUTE  gorestisteyss
sormewhat disages
shorgly dsag=a
DA
Tl
1512
FEOToaw, e o)
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Q. P gongita mention certzin things that wre part of 1h2 e Kona Comeumity Development Plan. For e2ch one, ploass 12 ma if you
personaBy strongly agrre, somewtul agres, somewhat disagree, or strongly disagree that this shoudd ba Kona's plan,
TO ENCOURAGE A PRIVATE LANTOAVNER TO ATSRACT A KEWHOSHTAL SITE, HIGHER DENSITIES SROULD BE ALLOWED M THAT V1 AGE.

WpioHS
Towt | 9
(PR CENG TS TO ALTRAGT WEW Svargly egrea EE T
HOSPITALLANDOVNER strmaahat ayrea 2 77
somextat dsayea 14 134
smngly dsayea 124
DHAA 2% IR L
Tot S 100%
TAST
A Pl F.
Q. Have you heard that a new development B belng progosed for the Kalioko Makat area, north end mauka of Costen 2long Hina Leni street?
EDUCATION LEVEL ROOME GENDER
phHS Eients
Totl grad wls | fomdls
V= 5 7% G2 s |
o 45 ) 4T
DA 2% 1% 15 ]
1] 1064 ot IREE
[E 7 1 23
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18 l’mgumg!nnaﬂmmmmngsmatmpaﬂwuum%nacommﬁbﬂahpmﬁm Foreach onz, please 4 ma if yoo
pacsonaily strongly agree, somewhiat aqres, disagres, & sangly i dd b Kena's plan,
SOHEWLAGESWULDPRO\%EHGIERWWMGANDUJUMERGALTDSUPPQRTIMJORJOBAREASLKE
THE CIVIG CENTER, NEW HOSFITAL, ANDKEW UKIVERSITY.

HOME QWNERSH
STATUS GENDER
—¥
<$100x | §H00k+ oan =7 mals | famzle

X PROV 20 B 62%) 575 ER S 51

HGH DEHS!T\" HOUSHG somewhat 329 5% 254 s 3% 31y 255

someshat 635738 4% % 32 {4 5% 54

srongly deigrad 0% 3% & 14 7 £

.50 ot bt 44 ki iz 6%

Total 100 167 1004 1005 100y 1003

T 2 [ I 7 g 2
TAGTERE, e [0}

Q54 P golng to mertion certzln things that arg pert of ths naw Kona Communily Developmant, Plan. For sach ena, plass tell me you
personally strongly agres, someshat agres, somewhal disagres, or strongly Gisagres that this shoudd bs Kona's plan,
THERE SHOULD BE A REW HOSPITAL ALONG THE VSD-LEVEL ROAD [N ONE OF THE VILLAGES BETWEEN KAILUA AND THE AIRPORT.
. HOME GWWNERSHIP
STATUS GENDER
Tetal et waky | el

[SToD B FEWTIOReT AL RROUND  Soordty SFea b 5] E

VD-LEVELROAD srestalages 7% ot

somewhad disaged 1 5% 6%

sionglydsaged 3 5% 4
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Q18 What i tha mist inportant reason you think Ors s 2n unacoeptabls deelopment?
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{1, Here's 4 sunenary of the proposal, bo be develnped over 30 yeers: 5,008 hausing units of verious types spread over 3,150 acres, one intermedizts
ard tarn edarmantry schooks, mauka snd makal cometeseial areas, §50-acre dryland forest presenve, and 2 nea regforel hosptal on the 15¢-Levd Read.
Does this overall packas 1 fiker & vesy ateeptabk phatils 3 pitzble, Of vasy Lnacteptatie kisa?
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T Feran, e (09
03 What Ts the p103t Important reasen you think this s an acceptable developraant?
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