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Executive Summary

Project Name: Proposed Olowalu Town Master Plan

Type of Document: BraftFinal Environmental Impact Statement
Legal Authority: Chapter 343, Hawai'i Revised Statutes
Agency Determination: Environmental Impact Statement

Applicable Chapter 343,

HRS Triggers: Proposed Amendment to West Maui Community Plan; Use
of State Lands; Use of Conservation Lands; Construction of
Wastewater Treatment Facilities

Location: TMK Nos. (2)4-8-003:84, 98 through 118, and 124
Olowalu, Maui, Hawai'i

Landowner: Olowalu Elua Associates, LL.C and
Olowalu Ekolu, LLC

Applicant: Olowalu Town, LLC and Olowalu Ekolu, LLC
2673-Welts-Street,-Suite 1612035 Main Street, #100
Wailuku, Hawai'1 96793
Contact: Bill Frampton
Phone: (808) 249-2224

Accepting Authority: State Land Use Commission
P. O. Box 2359
Honolulu, Hawai'i 96804 - _
Contact: PanPavidsenDaniel E. Orodenker, Executive
Officer
Phone: (808) 587-3822

Consultant: Munekiyo & Hiraga;fre:
305 High Street, Suite 104
Wailuku, Hawai'i 96793
Contact: Colleen Suyama, Senior Associate
Phone: (808) 244-2015

1. Brief Description:

The Olowalu Town Master Plan (Master?}anOTMP) is-proposirrg—tﬁcsfabﬁshrepréseﬁts the
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establishment of a new community in the once thriving Olowalu plantation town, located on
the west side of the island of Maui. The MasterPtanOTMP will be a small-scale and mixed-
use community designed to be pedestrian-friendly which will allow residents to live within
walking distance of stores, schools, parks, employment opportunities, community centers,
beaches, and social and civic resources, ultimately reducing reliance on automobiles. The
MasterPlanOTMP is guided by values and principles of sustainability by balancing the needs
of Maui’s growing population; yet maintaining and respecting our cultural, historical and
natural resources.

At final build-out, the MasterPtanOTMP will consist of approximately 1,500 residential
dwelling units to be built concurrent with appropriate infrastructure in phases spread out over
a period of approximately 10 years. There will be a wide variety of single-family and multi-
family dwelling types, including houses, apartments, townhouses, live-work units, cottages,
rural homes and farmsteads, to be offered at a wide-range of income levels, including both
rental and fee-ownership. A substantial portion of the homes are planned for much-needed
affordable housing and senior living.

The Master—Pran®sOTMP’s proposed infrastructure improvements will incorporate
innovative, efficient, and sustainable technology to minimize adverse impacts upon the
natural environment. The MasterPlan®>sOTMP’s transportation system includes the
relocation of the existing Honoapi'ilani Highway away from coastal resources to a new
mauka alignhment, which will be designed to accommodate mass transit or light rail, if needed
in future. The existing highway corridor and monkey-pod trees will be preserved and
converted to a secondary coastal roadway. The project will include an internal roadway
network, consisting of an assortment of interconnected greenways and bikeways linkages in
the community that support overall well-being and health of residents while reducing
dependency on automobiles.

existing pota’o}cdnnkmg and non‘po’tabienon-drmlﬂng water system, an extensive drainage
system to capture stormwater runoff and construction of an onsite decentralized wastewater
treatment plant, which will include a R-1 water storage tank, a constructed vertical flow
wetland, and a soil aquifer treatment system. The wastewater treatment plant will produce
clean recycled water for irrigation, and thereby eliminate the need for injection wells.

Significant Beneficial and Adverse Tmpacts:

This Env1ronmenta1 Impact Statement (EIS) has been coordlnated w1th the State of Hawai'i
Land Use Comrmssmn ( SLUC) to fully document and evaluate the teehmcal charactenshcs
env1ronmenta1 1mpacts and alternatwes assoelated with the proposed proj eet As reﬂeeted
on the County of Maul S adopted Mau1 Island Plan (MIP), the project is Iocated Wlthm a
future Urban Growth Boundary (UGB) and Rural Growth Boundary (RGB).

T he OTMP wﬂl prov1de needed housmg for Mam S res1dents in the oontext of a master
planned community providing potential centers of employment, as well as offeting daily
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goods and services to the community’s residents,

Necessary engmeermg mfrastructure systems and servrces erl be provrded for the OTMP.,
In addition, the project is expected to have a benefrcral 1mpact on the local economy during
constructron and in the long term. Real property taxes generated by the prorect’s residents
erl contrrbute to the. County’s revenue tax base to support increases in tegional public
service demand over time.

From an 1nfrastructure use perspectrve pr01 ject 1mplementatron will result m nnproved water
and fire protectron SeWers, drarnage improvements to reduce the exrstmg sedrmentatron 1nto
the nearshore waters, roadways and recreational improvements for the Olowalu community.

As the prol ject progresses the Apphcants wrll contmue to consult with the envrronmental
communrty, such as Polanui Hiu and Maui Nui Marrne Resources Council, to 1mplement
mrtlgatron measures almed at reducmg 1mpacts to: marme waters Also ongomg consultatron
wrth the Olowalu Cultural Reserve (OCR), Olowalu re51dents and native Hawauan
commumty will be conducted to 1mplement mitigation measures for archaceological and
cultural resources.

The OTMP will remove prevrously productrve farmlands from the State “Agrrcultural”
District. Since the demise of P1oneer Mill Co. in 1999, agrrcultural activity on. these
farmlands have been marginal. Much of the. land has been left fallow used for non—lncome
producing grazrng o control Vegetat1on and minimize the threat of fire, and used for 1 non-
agricultural use (pamtball) The removal of these farmlands is not expected to adversely
impact agrrcultural resources on Maui Island and in the State of Hawai'i.

Proposed Mitigation Measures:

Impacts resultmg from infrastructure use will be mrtrgated through the provision of 1mproved
and addrtronal onsite resources (drrnkmg and non—drmkmg water systems, master drainage
system, wastewater treatment plant (WTP) Wrthout inje ectron Wells and prov1s1on of land for
the realrgnment of Honoapr 1lan1 Hrghway and pubhc/ quasr-pubhc facrhtres) and payment
term taxes generated by pro;ect resrdents will help to offset costs of 1ncreased regronal
public services demand.

Impacts to Olowalu Stream and the nearshore Waters and marine envrronment wrll be
mitigated through 1mplementatron of the proposed Stormwater Quality Enhancements and
Low Impact Development ( LID) measures that aim to reduce the amount of stormwater from
the OTMP and improve water quahty of the runoff These drarnage 1mprovements are also
expected to reduce flooding in the “A0?” zone near Kapa'iki, which is planned for parks and
open space.

The Apphcants will contrnue to support the OCR’s tradrtronal agrrculture and restoratron of
native plants and habitat, as well as propose an expansion of the OCR. In addition, the
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OTMP proposes agrrcultural lots along Olowalu Stream, rural lots that Would allow
agriculture, and opportunity for neighborhood gardens within the urban areas.

The OTMP marntams an existing 150 ft. shorelme setback along the shoreline of its makai
properties estabhshed by the Maui Planning Commrssron in 2000 The ex1stmg setback
accommodates potential impacts from shoreline erosion and antrerpated sea level rise.

Alternatives Considered:

The Applicants evaluated the OTMP, Mau1 Island Plan (MIP) Urban Growth Boundary
(UGB) and Rural Growth Boundary (RGB), no action, deferred action, alternatrve uses and
locatrons and 1nfrastructure development alternatives. The OTMP and MIP UGB and RGB
alternatrves address the critical timely need for resident housmg on Maui 1sland and the
Applicants’ desrre to create a sustainable commumty following the prmorples of the
ahupua’'a. The other alternatives 1dent1ﬁed do not address these significant plannmg
principles.

Unresolved Issues:

The following issues were unresolved at the time of writing the Final EIS:

ormulatron of Umlateral Agreement and Marketmg Pro gram for Affordable Units: As the
pro;ect proceeds, a umlateral agreement and market program for affordable housing will be

requlred Sales prices for the affordable units erl be establrshed at the time of development
in accordance with an affordable housing agreement to be entered into with the Department
of Housing and Human Concerns.

Maui lsland Plan: The lands makai of Honoapi'ilani Hrghway in the OTMP Were not
mcluded in the UGB. In accordance w1th the MIP, during the updatmg of the West Maur
Commumty Plan the Apphoants will request the inclusion of the makai lands to enable the
extension of the OTMP boundaries to lands makai of the Honoapiilani Highway.

Satisfaction of Public Facrhtres Contrrbutron Regurrements Whlle prehrmnary drscussrons
have been held wrth the appropnate government agencies, addrtronal coordination will be
requrred to determine Applicants’ fair share contnbutrons fulﬁllment of apphcable 1mpact
fees, and specific locations of public facilities prior to project 1rnp1ementatron

Realig nment of Honoapi ilani 'Hig hWayf : The State of Hawai'i Department of Transbortation
(HDOT) has not determined the specific realignment and design parameters through Olowalu
for the highway.

TIARs prepared in connectron Wrth the OTMP will provrde greater specrﬁc1ty Wrth regard
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to traffic mrtrgatron reqmrements The Final TLAR 'has been submrtted to the HDOT
Coordmat1on with the HDOT s considered an ongomg process Wrth actions and agreements
evolvmg as conditions change over time. In this regard, the HDOT’s review of the Final
TIAR is addressed herein as an unresolved issue.

Cultural Resources: Cultural partrcrpants 1dent1ﬁed several concerns related to management
of ocean resources, eommercrahzed ocean activities, preservatron of cultural srtes and
preservation of cultural trad1t1ons which will require further discussions with the part1c1pants
as well as Federal, State, and County agencies.

Land Use Plans and Policies:

The OTMP will requlre several land use entrtlements mcludmg a State D1str1ct Boundary
Amendment (DBA) Commumty Plan Amendment (CPA) to the West Maui Communrty
Plan, and Change n Zomng (CIZ) in order to be consistent with State and County land use
plans and policies. Concurrent with the EIS a Petmon for a State Land Use DBA has been
filed with the SLUC A CPA application, CIZ application, and Prolect Drstrrct Phase 1
application will be filed with the County of Maui following the DBA process.

The OTMP has been evaluated in accordance Wrth the SLUC’S standards for Urban and
Rural lands, the Hawar i State Plan, and State Functronal Plans.

The OTMP has been evaluated in accordance with the Maui County General Plan, mcludrng
the Countyw1de Policy Plan and MIP; the West Maui Community Plan and Maui County
Code.

Llstlngof Permits or Approvals

The OTMP will - requrre several land use entrtlement approvals in order to proceed A
summary of the current land use parameters ate presented below:

Land Use Parameter Existing Use Proposed Use
State Land Use District Agricultural Urban and Rural
West Maui Community Plan Agricultural, Park, Project District

Open Space
County Zoning Agrrcultural Hotel Project District
A2 Apartment,
R-3 Residential

In add1t1on ‘upon approval of the land uses, the OTMP Wﬂl requlre Pro1ect Drstrrct Phase II
and 11T approvals Special Management Area (SMA) Permit for the lands in the SMA,
subdivision approvals, and applicable construction-related permits.
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I. PROJECT OVERVIEW

PROPERTY LOCATION, OWNERSHIP, AND CURRENT LAND
USE

Olowalu is located along Honoapi'ilani Highway, approximately four (4) miles south of
Lahaina Town on the southwestern foothills of the West Maui Mountains. See Figure 1.
Olowalu is known for its small village environs which includes the Olowalu General Store
and Leoda’s Kitchen and Pie Shop. Surrounding the store are plantation-era single-family
residences, including a single-family residential cluster located to the south, known as
Kapa'iki, and Olowalu Church, tthhe former plantatlon manager’s house, associated
residences, and Camp Olowalu-tformerly €CampPecusa), a pnvatelv operated camnground
with cabln and tent sites, are located makau of Honoapi'ilani Highway. Mauka of

Honoap1 ilani nghway on Luawa1 Street is the 14-lot Olowalu Mauka Subd1V1510n See
Figure 2.

Since the termination of sugar cultivation activities by Pioneer Mill in 1999, the lands
surrounding Olowalu have been utilized for small farming operations or have remained
fallow. Lands have been subdivided, with a limited number of lots sold to individual
purchasers. The ownership of the lands surrounding the existing village are retained by
Olowalu Elua Associates, LLC (majority owner) and Olowalu Ekolu, LLC (Parcel 124).
Olowalu Town, LLC has an option agreement to purchase the lands owned by Olowalu Elua
Associates, LLC. Olowalu Town, LLC and Olowalu Ekolu, LLC are the Applicants for a
proposed master planned community on these surrounding lands.

The Master Plan area is currently defined by twenty-three (23) agricutturat-parcels Iocated
in the State Land Use “Agﬂcultural” District encompassing approximately 636 acres, as
depicted in Figure 3. Tax Map Key identification assignments for each of the twenty-three
(23) parcels are summarized in Table 1.
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Table 1. Olowalu Town Master Plan Parcel Identification Summary

Tax Map Key Acres Tax Map Key Acres
4-8-003:084 28.894 4-8-003:109 16.167
4-8-003:098 15.027 4-8-003:110 17.220
4-8-003:099 15.575 4-8-003:111 16.582
4-8-003:100 27.113 4-8-003:112 24.610
4-8-003:101 29.379 4-8-003:113 25.211
4-8-003:102 16.881 4-8-003:114 28.839
4-8-003:103 27.799 4-8-003:115 26.184
4-8-003:104 50.301 4-8-003:116 16.038
4-8-003:105 40.734 4-8-003:117 15.589
4-8-003:106 16.677 4-8-003:118 8.285 (35)*

{Roadway Lots) 3.279 (36)*
3.229 (37)*
5.730 (38)*
22.186 (39)*

4-8-003:107 41.143 4-8-003:124%* 16.086

4-8-003:108 8§1.045
Total 635.803
Note: *Roadway lot number
** Owned by Olowalu Ekolu, LLC; all other parcels owned by Olowalu Elua, LLC

BACKGROUND

The Olowalu Ahupua'a begins at elevation 4,457 feet, atop Pu'u Kukui and directly behind
the head of ‘Tao Valley in Wailuku. From this narrow point, its boundaries trace downhill
through Olowalu upper valley with Lthau Mountain on the north, and Lihau "Ula Mountain
on the south. Olowalu Valley and "Tao Valley were linked by an ancient trail until recent
landslides covered the trail summit.

Olowalu Valley opens up to a gently sloped, fan-shaped alluvial plain. Historically, hawaiian
planters filled these arable lands or kula with food crops such as taro, sweet potato and
breadfruit, and material crops like kukui, wauke, ‘olona, pili, and naio. A meandering stream
and network of irrigation ditches nourished these crops. Olowalu was known for dry land
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taro and luxuriant shady breadfruit groves.

Olowalu Valley is a pu'uhonua, or sanctuary, which existed from prehistoric times for
anyone fleeing oppression. Persons pursued for committing an offense against a family
group or an ali'i were untouchable once they stepped inside its borders. Violating pu'uhonua
sanctuary was punishable by death. For Pacific Island cultures, maintaining order, preserving
peace, and restricting bloodshed were family and cultural tenets. For people on Maui, the
haven of Olowalu created an interval of space and time during which misunderstandings and
fiery emotions might resolve—trespasses made right.

In 26661999, the Olowalu Cultural Reserve (OCR), community based, non-profit
organization with the purpose of supporting and promoting the revitalization of traditional
Hawaiian culture by providing cultural and educational experiences for Hawai'i residents and
visitors alike, undertook the restoration of 74 acres from Olowalu Valley to the ocean along
Olowalu Stream. Refer to Figure 2 and Figure 3. The OCR is a nonprofit organization who
are the stewards of the land, as follows.

° Manage the archaeological and cultural sites within the OCR.

® Support the restoration of traditional and customary agricultural practices
within the OCR.

® Support educational experiences that demonstrate the resourcefulness and
practicality of indigenous Hawaiian people through their relationship to the
‘aina.

@ Support educational experiences of contemporary applications of traditional

and customary practices.

As stewards of the OCR, it is the goal of the OCR to promote the following:

® Provide opportunities for kanaka maoli to renew their spiritual connection to
the “aina and become recultured in Hawaiian consciousness.

@ Provide educational experiences which share cultural history and traditional
practices of our ancestors throughout the Pacific.

® Develop and support programs and activities that will foster a perpetual
sharing of mana’o with present and future generations.

° Foster relationships with other cultural programs that emphasize education
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C.

and/or the health and welfare of kanaka maoli.
e Promote aloha and respect for all cultures.

The OCR is continuing in its efforts by restoring the former irrigation systems and lo'i’s for
taro cultivation as well as planting other traditional crops, restoring native habitat, working
with the landowners to protect historic and cultural sites, and providing educational
experiences to students, residents and visitors. The OCR is rebuilding the ahupua’a which
occurs at many levels, but the foundation is a process of recreating an educational and
cultural pu'uhonua or sanctuary.

When the Olowalu hills were cleared of sandalwood and hardwoods, Olowalu Valley became
a much dryer environment, from mountains to shore. Reforestation of Lihau with
sandalwood and ‘ohi'a lehua is a major long-range goal of the OCR, and a huge undertaking
requiring partnership with the Department of Land and Natural Resources (DLNR).
Increased condensation drip in the high forest, added to conservation methods on the kula,
are an opportunity to restore past moisture levels to Olowalu Valley.

Every activity in an ahupua’a was carried out within the context of a spiritual and cultural
belief system that maintained harmony, balance, and peace for both seen and unseen life

forms of all creation. Restoring-the-OC€R-is—afoundation—for-bringing-the—concept-of

afunctioningpuvhonua The OCR is a kipuka (oasis) for saving the life and culture of
Hawai'i from the present to the past and is intent on redeeming the powerful history of

Olowalu as a pu'uhonua.

The Olowalu Town Master Plan (MasterPtanOTMP) respects and supports the restoration
of the OCR in the planning for Olowalu Town. The cultural, archaeological and

environmental significance of Olowalu were important factors in shaping the vision for the
development of the Master PtanOTMP.

COMMUNITY BASED PLANNING

In November 2005, the Applicants mailed out 65,000 copies of their initial newspaper
(Olowalu Talk Story Vol. 1, No. 1.) to every mailbox on the island of Maui, as well as;
provided radio announcements and newspaper ads. See Appendix “T”. The goal was to
invite Maui residents to attend Olowalu Talk Story, a week-long community-based planning
workshop (design charrette). The design charrette was to provide the residents an
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opportunity to discuss the establishment of a community at Olowalu.

The workshop did not begin with a pre-determined master plan; rather it began with a blank
slate. The goal was to work with the community to create a plan for Olowalu that reflected
both Maui’s small town values and innovative design concepts including “New Urbanism™.
The total participation number was 1,350 and included residents, public agencies, non-
profits, and-local architects, and engineers.

During the Olowalu Talk Story workshop, participants and tewnproject planners exchanged
valuable knowledge and experiences. FownptammersThe design team learned essential
information about Maui’s culture and lifestyle, including the need to preserve Maui’s quality
of life, provide affordable housing for Maui’s residents, and preserve the island’s natural
resources. Further, the design team learned about Olowalu’s existing land conditions, natural
resources, archaeological and historic sites, drainage patterns, climate, scenic resources, and
other critical components. This information was then used as a framework for town
planning.

Throughout the planning workshop, a number of alternative designs were presented to
participants for review, comment, and immediate feedback. See Appendix “A”. The site
plans were continuously evaluated, assessed, and updated to sureensure the integration of
the following design components:

. The basic building block for Olowalu Town is the mixed-use neighborhood.
Neighborhoods will have defined centers, shops and stores to satisfy daily household
needs, and a variety of places to live and work.

. The ideal size or scale of a walkable neighborhood is measured by a 5-Minute Walk
with only a % mile from center to edge (defined as a “Pedestrian Shed”). The
neighborhood center is a gathering place, such as a town square, a park, town center,
Or green space.

. Pedestrian-friendly, tree-lined roadways and connective street network.

. A wide variety of housing types, including affordable, senior, market, single-family,
multi-family, and rental.

. Easy access to open spaces, parks, beaches, greenways, trails, and bike ways.

. Environmentally sensitive infrastructure systems to include roadways, water,
wastewater, and utility systems.
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Sites for community centers, social services, schools, police, fire, and medical
facilities.

Neighborhood town centers for local businesses with economic opportunities for
residents, including live/work units and access to daily services.

Since 2005, the Applicants have continued the community-based planning process and
continued to meet with neighborhood and community organizations, non-profit groups, and
elected and appointed government officials through community presentations, dialogue and
feedback. Referto Appendix “T”. The Applicants also hosted a weekly radio show “Small
Town Maui” between May 2007 through March 2009 to share the memories and values of
small towns and to learn from Maui’s past to create a better future in conjunction with the
Maui Island Plan (MIP). The proposed conceptual Master Plan is the culmination of this
extensive community-based planning process.

PROPOSED ACTION

Action Overview

The Master PtanOTMP proposes to establish a new community in the once thriving
Olowalu plantation town, located on the west side of the island of Maui. The subject
property encompasses the lower coastal reaches of Olowalu Ahupua’a; between the
base of the southwest facing slopes of West Maui Mountains and the shoreline of
Olowalu. The Master Plan area will be a mixed-use community designed to be
pedestrian-friendly, which will allow residents to live within walking distance of
stores, schools, parks, employment opportunities, community centers, beaches, and
social and civic resources, ultimately reducing reliance on automobiles. The Master
PtanOTMP is guided by values and principles of sustainability by balancing the
needs of Maui’s growing population; yet maintaining and respecting our cultural,
historical and natural resources for the benefit of future generations.

At final build-out, the MasterPlanOTMP will consist of approximately 1,500
residential dwelling units to be built concurrent with appropriate infrastructure in
phases spread out over a period of approximately 10 years. There will be a wide
variety of single-family and multi-family dwelling types, including houses,
apartments, town houses, live-work units, cottages, rural homes and farmsteads, to
be offered at a wide-range of income levels, including both rental and fee-ownership.
A substantial portion of the homes are planned for much-needed affordable housing
and senior living. See Figure 4 and Appendix “A-17.
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Approach to Preparing the Final EIS

In the time since the publication of the Draft EIS in 2012, the County of Maui
adopted the MIP on December 28, 2012 (Maur Ord. No. 4004). See Figure 4A and
Appendix “R”. The MIP d1rected growth maps establish that the Olowalu area is
approprlate for future urban and rural growth Chapter 8 of the MIP outhnes the
location of future growth and the general character of future development with more
specificity to be developed durmg the Commumty Plan process.

Under the MIP, the portion of the master plan area that is located makai of the
existing Honoapi‘ilani Highway was not"expresy‘SIy' put Within the Urban Growth
Boundary (UGB). However, areas of the OTMP located mauka of the existing
Honoapi'ilani Highway is wrthm the UGB and the Rural Growth Boundary (RGB).
With respect to the areas makai of the ex1st1ng Honoap1 11an1 nghway, the MIP
states that “7he future delzneaz‘zon of potential urban growth areas makaz of the

exzsz‘mg Honoapz ‘ilani nghway may be undertaken in con]unctzon wzth updates or
amendments to the West Maui Community Plan Such delineation may consider the
need to: protect adjacent coastal and marzne ecosystems (mcludzi’z,ir the reefs at

OZowalu) enhance public shoreline access and open space, and zmplement the
proposed Pali to Puamana Parkway plan.” ,(MIP, at 8-64).

The Master Plan concept presented in the Draft EIS is the preferred altematlve with

the Apphcants antrcrpatrng the preparatron and prooessrng ofan apphcatron to amend
the West Maui Communrty Plan to ensure land use consrstenoy for the makai lands,

as prov1ded by the MIP, as well as consistency for the mauka lands.

Notwrthstandrng, the Apphcants recognize that the MIP s conoept for Olowalu by
virtue of berng a component of the General Plan represents an alternative Wthh
needs to be addressed.

Chapter 1I of this EIS document addresses both the Prefetred Alternative (1 e. that
is presented in the Draft EIS) as well as the MIP Alternatrve (e wrthout lands
makai of Honoap1 11an1 Highway), in detarl together wrth the “No Actron”
“Deferred Action”, “Resort and Resrdennal Use” alternative, “Other Locatrons

alternatrve and alternatrve “Infrastructure Development Consrderauons For ease

of 1eferencrng in this’ document the Preferred Alternatrve 1s labeled as “Alternative
1” while the MIP Alternatrve is labeled as “Alternative 27
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