In a reglonal plannrnnr context Alternatrve 2 as descrlbed in Chapter IT of th1s EIS

rev1ew Towards th1$ end to brmg further Value to the EIS d1sclosure process both
Alternatrve 1 and Alternatlve 2, are descr1bed in substantlally 31m11a:r detail i in thls,
and subsequent chapters of the EIS. It is noted that consultant studies are applrcable

to both alternatives.

Alternatrve 1 and Alternative 2 are identical in terms of development outcomes (e.g.,
1, 500 residential units and 300 OOO 375 OOO square feet of commercral floor. area)
Both Alternative 1 and Alternatwe 2 seek to establish a new small-scale and mixed-
use commumty des1gned to be pedestrlan-fnendly, the de51gn of Wthh is gurded by
values and pr1n01ples of sustamabrhty The re51dent1al unit count is the same in both
Alternatrves and the proposed mix of resrdences with smgle—famlly and multi- famrly

dwelllng types meludmg houses
rural homes and farmsteads 10! be offered ata w1de—range of i income levels mcludrng
both rental and fee-ownershrp In both Alternatlve 1 and Alternatrve 2 substant1a1
portron of the ‘homes are planned for much—needed affordable housmg and semor
llvmg The 1nfrastructure system 1mprovements are substantlally the same As such

_’apartments townhouses hve—workumts cottages

s1mrlar to Alternat1ve 1 Although Alternatlve 2 does not 1nclude the makar lands
from the perspectlve of env1ronmental 1mpacts it is within the spectrum of what was
prevrously disoussed for Alternative 1.

To be clear however it | is the Applrcants mtent to seek land use entrtlements to
enable 1mplementat1on of Alternative 1(Preferred: Alternatrve)

use of lands mauka and maka1 of Honoap1 1lan1 nghway

Alternative 2, Wthh excludes development makar of Honoap1 ilani Hrghway, is
shown in Flgure 5. Refer to Appendix “A- 1”
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\?Q{ gl‘%wah(‘:Recyc!i“g a‘(‘:d ¢ NOTE: The Urban Growth Boundary maps within the recently adopted
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designations makai of the existing Honoapi'ilani Highway; This area
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New Urbanism

The Congress for the New Urbanism (CNU) is a leading organization across the United
States promoting walkable, mixed-use neighborhood development, sustainable communities
and healthier living conditions. For nearly twenty years, CNU members have used the
principles in CNU’s Charter to promote the hallmarks of New Urbanism, including the
following guiding principles of New Urbanism used to develop the Master-PranAlternatives
1and 2.

1. Walkability: Uses are within a 10-minute walk of home and work, pedestrian
friendly street design, and pedestrian streets free of cars in special cases

2. Connectivity: Interconnected street grid network to disperse traffic and ease
walking, a hierarchy of streets, and high quality pedestrian network and public realm

to make walking pleasurable

3. Mixed-Use and Diversity: A mix of shops, offices, apartments and homes on site;

mixed-use within neighborhoods, within blocks and within buildings; and diversity
of people (ages, income levels, cultures and races)

4. Mixed Housing: A range of types, sizes and prices in closer proximity

5. Quality Architecture and Urban Design: Emphasis on beauty, aesthetics, human

comfort and creating a sense of place; special placement of civic uses and sites within
community and human scale architecture and beautiful surroundings to nourish the
human spirit

6. Traditional Neighborhood Structure: Discernable center (public space at center)

and edge; importance of quality public realm, public open space designed as civic art;
contain a range of uses and densities within 10-minute walk; transect planning
integrating environmental methodology for habitat assessment with zoning creating
an urban-to-rural transect with the highest densities at the town center, progressively
less dense towards the edge, creating a series of specific natural habitats and/or urban
lifestyle settings

7. Increased Densities: More buildings, residences, shops and services closer together

for ease of walking to enable a more efficient use of services and resources and to
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create a more convenient enjoyable place to live

8. Green Transportation: A network oftransportation modes connecting cities, towns

and neighborhoods together; and pedestrian friendly design that encourage the use
of bicycles, scooters and walking as daily transportation

9. Sustainability: Minimal environmental impact from development and its operation;

use of eco-friendly technology; energy efficiency; reduction in use of finite fuels;
more walking and less driving; and more production

10.  Quality of Life: Taken together the principles create a high quality of life making

it worth living and create places that enrich, uplift and inspi.re the human spirit
LEED

Andres Duany of Duany, Plater-Zyberk, one of the co-founders of CNU, helped to develop
the Mmaster Pﬁlan which incorporates smart growth and sustainable land use principles of
New Urbanism. The Mmaster Pplan’s spatial layout of land uses, varying density,
connective transportation, parks/greenways, civic/social facilities, housing, employment, and
other land uses are balanced to create a mixed-use community. Neighborhood town centers
provide economic sustainability with a range of business and employment opportunities. The
Master Plan is also designed with the goal of meeting the certification requirements of
Leadership in Energy and Environmental Design for Neighborhood Development (LEED
ND) (U.S. Green Building Council). See Appendix “A—i—?,”. As such, the Mmaster Pf)lan
will be built using strategies aimed at improving performance in regards to energy savings,
water efficiency, reducing carbon dioxide (CO?) emissions, improved indoor environmental
quality, and stewardship of resources and sensitivity to their impacts.

Reco gmzmg the trend toward the 1mplementat1on of sustamable pnnc1ples in2015, the. State

of Hawai'i Senate adopted Senate Resolution No. 121 that recommends' “Encouragmg the

Adopz‘zon and Implementatzon of Off ice of Plannmg, Land Use Commzsszon Hawazz
Commumly Development Autho; ity, Hawazz Housmg F inance and Developmem‘
Corporatzon and County Plannmg Depal tments toAdopt and ImplementRecommendarzons
Hzghlzghz‘ed in the Buzldzng Healthy Places T oolkzt Report by the Urban Land Institute” 4
which outhnes 21 recommenda’uons promotmg ‘Thealth at the buﬂdmg or prOJect scale as

follows.f
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1, Incorporate a mix of land uses

2. Design well-connected street networks at the human scale

3. Provide sidewalks and ent1crng, pedestrran—orrented streetscapes
4. Provrde 1nfrastructure to support biking

5. Desrgn visible, enticing stalrs to encourage everyday use

6. Install stair prompts and s1gnage

7. Prov1de hlgh-quahty spaces for multr—generatronal play and recreation
8. Build play spaces for children

9 ) Accommodate a grocery store

10,  Host a farmers market

11. Promote healthy food reta1l

12. Support on-site gardemng and farmrng

13, Enhance access to drinking water

14.  Ban smoking

15.  Use materrals and products that support healthy indoor air quahty
16 Facrhtate proper ventilation and airflow

17. Maxnmze indoor hghtmg quality

18. Mlnrmlze n01se pollutlon

19.  Increase access to nature

20 Facilitate soc1al engagement

21, Adopt pet-friendly policies

These reconnnendatrons will be mcorporated mto the planmng and desrgn of the OTMP
Connectrvrty, 3) Mlxed-Use and Drversrty, 4) ered Housmg, 5) Quahty 'Archrtecture and
Urban Desrgn 6) Tradrtronal Nerghborhood Structure 7) Increased Densities, 8) Green
Transportation, 9) Sustarnabrhty, and 10) Quality of Life.

As noted prevrously, consrderatron has been grven to smart growth and sustarnable land u use
prmcrples of New Urbamsm through the requrrements of LEED ND whrch is aimed at
promoting strategres to improve performance in regards to energy savmgs water efﬁcreney,
reducing carbon. droxrde emissions, 1mproved indoor environmental quality, and stewardship
of resourees and sensrtrvrty to their impacts.

Smart Code

The Master Plan for Alternatlves 1 and 2 proposes to integrate the “SmartCode” principles
as a comprehensive land development ordinance that includes zoning, subdivision
regulations, urban design, public works standards, and basic architectural controls. The
SmartCode is envisioned as the means to enable the implementation of the community’s
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vision for Olowalu developed during the community-based “Olowalu Talk Story”. See
Appendix “A-23”.

In accordance with the “transect-based SmartCode”, the Master Plan identifies the different
transects of the Master Plan from the ocean environment with its open spaces and
recreational park lands to the tiers of urban, rural and agricultural transects to the mountain
environment. The Master Plan emphasizes the importance of Olowalu Stream and the OCR
as representative of the ahupua’a system of land management, which encourages aCCESsiblé
transit between the ocean and mountains and the preservation of the natural environment
including the re-establishment of native habitat.

Ahupua’a

The Master—P}anls-goal of becomingbﬁilding a sustainable &eve}opmentcommumty Where
one can live, work and play isnot anew idea at Olowalu. For hundreds of years at Olowalu,
a population of severat-thousandover 1, 500 lived and thrived in harmony through the land
and resource management system of ahupua‘a. See Appendlx “H—l”

The late kumu hula John Ka'imikaua, founder of Halau Hula o Kukunaokala and educator
of all things Hawaiian, tells the story of how the ahupua'a evolved as a solution to the
hardship and strife resulting from the depletion of natural resources. Hawaiian communities
had to learn to work together to take care of the land, and subsequently they formed the first
stewardship organizations call the “aha ki'ole, or people’s councils. Kumu Ka'imikaua
recognized eight (8) principles which served to help understand the management of
ahupua’a. This approach centers around the preservation of and respect for culture, people,
and the natural resources that sustain a community over time. These values and principles
were 1ncorporated into the design and planning of the vision of the Master Plan for
Alternatives 1 and 2. The Master Plan’s concept for Altematlves 1 and 2 is not to recreate

an ahupua'a system, rather to integrate the sustainable values of the system into the Master
Plan. The eight (8) principles of the ahupua'a land management concepts are as follows:

1. KAI MOANA: Preserve all life in the ocean, from the shoreline to the
horizon.

To preserve the resources of the ocean, the Master Plan for Alternatives 1 and 2
proposes the use of a state of the art sewerwastewater treatment plant that is not
dependent on injection wells. One-hundredGreater than 90 percent of the treated
recycled R-1 water witis planned to be used for irrigation within the project area.
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A constructed wetland and soil aquifer treatment system is proposed to treat and
dispose of wet weather or other excess R-1 water. The drainage master plan is
designed to utilize retention and detention systems and Low Impact Development
(LID) measures to accommodate the incremental increases in stormwater runoff.
Best Management Practices (BMPs) will be integrated with the drainage system
design as a holistic approach to stormwater management. Alterna‘nves 1 and 2
propose to capture 100 percent of the post-development and a portion of pre-
development stormwater inits drainage system which w1ll reduce sedimentation and
potential pollutants from entering the nearshore waters,

MAKALI: Respect the land and resources extending from the shoreline to
the sand’s reach.

To restrict encroachment of development on the shoreline, the Master Plan for
Altemat1ve 1 observes an ex1st1ng minimum 150-feet shoreline setback to protect the
resources in the shoreline area and maintains continuous access along the shoreline
from the Lahaina side to the Maalaea side of Olowalu. On the makai side of
Honoapi'ilani Highway, the Master Plan for Altemative 1 includes shoreline parks
and maintains the conservation lands along the shoreline as open space.

Bevelopmmﬁln the OTMP development makai of Honoap1 1lan1 nghway is limited
to the area landward (mauka) of the 150-feet shoreline setback and contains
residential use and a small portion of the commercial area of the Country Town
Center, parks and pubhc amenities. Refer to Figure 4. In Alternanve 2, the area
maka1 of Honoap1 ilani nghway along the shoreline has been excluded from the
master plan in accordance w1th the MIP The hmlted ex1st1ng shorelme access w1ll
be retamed with the primary access 1o the shorelme through the former mill site.

Refer 1o ,Flgure 5.

MAUKA: Respect the land and resources extending from the sand’s edge to
the highest mountain peak.

The Master Plan isfor Alternatives 1 and 2 is designed to respect the land and
resources between the beach to the highest mountain peak. Mountain ridges at both
ends of Olowalu act as a natural boundary for the Master Plan area. The orientation
of the Master Plan is in a makai to mauka direction which recognizes the important
alignment of the Ka'iwaloa Heiau and a smaller heiau. The 74-acre OCR spans from
the shoreline at the mouth of Olowalu Stream to the West Maui Mountains in
Olowalu Valley along both sides of the stream alignment.

Observing the makai to mauka orientation, the higher density or urban type uses are
clustered within the flatter portion of the project area with densities decreasing as the
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development radiate outward toward the West Maui Mountains. The OCR and
proposed farms along the stream alignment provide a physical separation between the
future country town centers of the Master Plan as well as maintain a physical linkage
from the ocean to the mountains as practiced in the avhupuaaahupua’a system. The
rural house lots are planned along the future realigned Honoapi'ilani Highway and
act as a transitional zone between the urban and agricultural densities. The
agricultural lots mauka of the future realigned Honoapi'ilani Highway along with the
14 lots of the Olowalu Mauka Subdivision located at the higher elevations are the
final transitional zone before the Conservation lands of the State Forest Reserve.

KALEWALANI:  Respect elements that float in the sky including the sky,
moon, clouds, stars, wind, and rain which guide the planting and fishing
seasons, provide water, and create the tides and directions for ocean navigation.

The Master Plan for Alternatives 1 and 2 reco gnizes the environmental and spiritual
resources of Olowalu. The OCR as stewards of the land is preserving these resources
for future generations as well as continues in its goal to establish an educational and
cultural pu'uhonua or sanctuary. The OCR has been instrumental in preserving the
historic and cultural sites, such as Ka'iwaloa Heiau and the petroglyphs and re-
establishing the former lo'i and native plants.

L1ght1ng of pubhc spaces will mcorporate de51gn measures to minimize excessive
hghtlng from the master plan area 1nto nearby sensmve areas, such as the shoreline
area, and to protect the night sky from artificial hgh‘ung

KAMOLEWAL: Respect all water resources including rivers, streams, and
springs and the life within.

The use of recycled R-1 water and stormwater for irrigation purposes and repairs to
Olowalu Ditch are expected to reduce the water diversion from Olowalu Stream. It
is anticipated that this should allow more water to flow in the stream toward the
ocean. Also, the Master Plan for Alternatives 1 and 2 proposes to capture 100
percent of the post-development and a portion of pre-development stormwater in its
drainage system which will reduce sedimentation and potential pollutants from
entering the nearshore waters.

KANAKAHONUA: Preserve and respect the laws of the land and each other
to insureensure the community’s health, safety, and welfare.

As much as possible, the Master Plan for Alternatlves 1and2w111 observe the
physical and environmental constraints within the project area such as avoiding
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development within the VE Zone. However, some development will occur in the A
Zone which has a flood depth of 1 foot or less. However, development will be in
accordance with the County’s flood hazard permit process. The Applicants continue
to inform and work with the residents of Olowalu, especially Kapa'iki Village, on the
progress and development of the Master Plan.

7. KAPAHELOLONA: Preserve the knowledge of practitioners.

The Master Plan for Alternatives 1 and 2 recognizes the importance of the 74-acre
OCR whose mission is to “perpetuate the traditional and customary practices of
“kanaka maoli” of these Hawaiian islands and promote opportunities to regain the
spiritual connection of “Malama “aina” of our ancestors by insuring these beliefs
and customs are passed down to future generations”. The OCR and Olowalu Stream
are important historic, cultural and natural resources in Olowalu which are being
preserved for future generations. The area of the OCR increases in both Alternatives
1 and 2 to approxnnatelv 84 acres.

8. KE ITHI: Preserve and respect the sacred elements including deities,
ancestors, the forces of nature, and ceremonial activities.

Under the stewardship of the OCR, archaeological, cultural and spiritual sites have
been preserved. The OCR guide preservation efforts of the archaeological, cultural
and spiritual sites located in Olowalu such as Ka'iwaloa Heiau and the Olowalu
petroglyphs.

The MasterPran®s-proposed infrastructure improvements for Alternatives land2 will be
constructed concurrently with the project and will incorporate innovative, efficient, and
sustainable technology to minimize adverse impacts upon the natural environment. The
Master Plan’s transportation system fofA,lternatiVes' 1 and2 includes the relocation of the

existing high speed/high volume Honoapi'ilani Highway away from coastal resources and
recreational corridor to a new mauka alignment consistent with alternatives under
consideration in the Honoapi'ilani Highway Realignment/Widening project (Ma alaca to
Laumupoko) by the State of Hawai'i, Department of Transporta‘uon (HDOT). ?heAccordmg
to HDOT’s Environmental Impact Statement Preparatlon Notice (EISPN), the relocation and
widening project will relocate the hHighway away from existing shoreline erosion problems,

improve highway capacity, and improve the reliability of access to and from the West Maui
region. The alignment will be designed to accommodate mass transit or light rail, if needed
in the future. The existing hnghway corridor with monkey pod trees will be preserved and
incorporated into the Master—P}anAltematlves 1 and 2 as a low speed/low volume coastal
roadway. The project will include an internal roadway network, as well as; an assortment
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of interconnected greenways, bikeways and bus stops throughout the community that
supports the overall well-being and health of residents by reducing the dependency on
automobiles.

Additionally, other infrastructure system 1mprovements will require an expansion of both the
existing potabl-edrmkmg and non—potablenon—drmklng water system with the addition of two
(2) ground water wells to supplement and provide back-up for the existing well; and an
extensive drainage system to capture stormwater runoff. The project will also include the
construction of an onsite wastewater treatment facility, which will include an R-1 water
storage tank, a constructed vertteat-flow-wetland, and a soil aquifer treatment system. The
wastewater treatment facﬂlty will produce clean recycled water for irrigation, and therebythe
constructed wetland and soil aqulfer treatment system erl eliminate the need for injection

wells. Lastly, the project proposes to incorporate the use of renewable energy systems to
help generate electricity for the Master Plan for Alternatives 1 and 2 , which could include
photo-voltaic, hydro, and solar systems.

?prrcallnthe OTMP typiCal land uses appropriate for each of the four (4) primary zones
(Urban, Rural, Agriculture, and Conservation) and the distribution of the approx1mate
number of dwelling units for each are-outtined-inhave been prellrmnanly determmed See
Table 2.

It is noted that the dens1t1es presented in Table 2 reﬂect a range of possrble development

outcomes These outcomes w1ll be dependent on market condrtrons and buyer preferences
Wthh in turn shape housmg product dehverables.‘_ PI‘O] ect—related consultant studies: (e g, 5
trafﬁc study, pr ehmmary engmeermg report, etc.) prepared for this EIS document assume
the maxrmum densrty of 1, 500 umts for study analysrs purpose" ; f;Thrs maxrmum densrty

assumntron ensures that the potentral 1mpacts analyzed are presented in the context of the

upper hmrts of potentral effects
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The majority of the dwelling units will be located within the urban zone where residents will
have easy access to daily goods and services.

The various types of dwelling units that are envisioned to be included in the Master Plan for
Altematlves 1 and 2 are described below and shown in Table 3.

1. Agriculture Home: A farmed lot with a single-family dwelling on a minimum 2-
acre lot of rural character, shared with option for up to two (2) ancittaryaccessory
bulldmgs of maximum footprint of 2,000 sq.ft., one (1) of which may be anohana
second farm dwelhng of a maximum 1,000 sq. ft. (additional ancrHaryaccessory
buildings by exception). The principal dwelling and out buildings are generally

concentrated towards the frontage road or roads leaving the majority of the lot clear
for agricultural use. The setbacks position the main building layer on one side of the
lot or at road intersections in order to create periodic clusters of farmstead buildings.
Agncultural lots usually have one (1) frontage street. Dwelling may be two (2)
stcrystones in height not to exceed 30 ft. from original grade. Ancﬂ-la-ryAccessory
buildings, except second farm dwellmg, may not exceed 35 feet from original grade.

2. Rural Home: A single-family dwelling on a minimum %2 acre lot of rural
character, shared with option for up to two (2) ancrHaryaccessory buildings not to
exceed a foot print of 1,000 sq.ft., for use as a either garage or 700 sq ft. as an
ohanaaccessory dwelhng Only one (1) ancﬂ-}aryaccessory bu11d1ng is allowed if used
for both garage and ohanaaccessory dwellmg AnceryAccessory buildings are
located at the rear and side rear yards only. Rural Reserve-lots usually have one (1)

frontage street or shared driveway circle. All buildings may be two (2) story in height
not to exceed 30 ft. from original grade except anciltaryaccessory garage only shall be
one (1) story.

3. Large Town Lot Home: A single-family dwelling on a minimum 9,750 sq. ft. lot of
rural character, shared with option for up to two (2) ancittaryaccessory buildings with
maximum 500 sq. ft. footprint for less than 10,000 sq. ft. lot or 600 sq. ft., one (1) of
which must be a garage and one (1) of which may be an ohana‘accfe‘s‘SOry"dWelling.
AnciﬁaryAccés‘sorry buildings are located at the rear and side rear yards only. Large
Town Lots have one (1) frontage street or frontage corner and one (1) rear alley way

with driveway access aprons at the alley only. All buildings may be two (2) story in
height not to exceed 30 ft. from original grade except anciftaryaccessory garage only
shall be one story. Large Town Lots maintain a consistent front and rear yard building
set back for the main dwelling.
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Table 3. Conceptual Types of Dwelling Units
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Agriculture Home
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NOTE: THE ABOVE MASTER PLAN IS CONCEPTUAL ONLY. THE MASTER PLAN IS SUBJECT TO REFINEMENT, REVISIONS, AND/OR CHANGES
BASED UPON COMMENTS, FEEDBACK, AND INPUT RECEIVED THROUGHOUT THE LAND USE ENTITLEMENT REVIEW PROCESS,

OlowaluTown/MasterPl/Draft EIS/Concep Types of Dwelling Units



Medium Town Lot Home: A single-family dwelling on a minimum 6,000 sq. ft. lot

of rural character, shared with option of up to two (2) anciﬂatyeiécéssdry buildings
with a maximum 500 sq. ft. footprint located in the rear yard. The anciltaryaccessory
building may contain an ehamaaccessory dwelling of maximum 500 sq. ft. Medium

Town Lots have one (1) frontage street or frontage corner and one (1) rear alley way
with driveway access aprons at the alley only. All buildings may be two (2) story in
height not to exceed 30 ft. from original grade. Medium Town Lots maintain a
consistent front and rear yard building set back at the main dwelling.

Small Town Home: A single-family dwelling on a minimum 5,000 sq. ft. lot of

rural/urban character, shared with option of one (1) attached or detached garage
structure of a maximum 500 sq. ft. footprint located in the rear yard. The
anci‘HaryacCCssoty building may contain an shanaaccessory dwelling of maximum 500
sq. ft. Small Town Lots have one (1) frontage street or frontage corner and one (1)
rear alley way with driveway access aprons at the alley only. All buildings may be
two (2) story in height not to exceed 30 ft. from original grade. Small Town Lots
maintain a consistent front yard building set back.

Sideyard House: A single-family dwelling which occupies one (1) side of a lot, with

the primary yard to the other side, shared with option for one (1) attached or detached
garage or car port structure of maximum 450 sq. ft. footprint in rear yard. Minimum
2,400 sq. ft. lot with 32 ft. lot width. Side Yard Houses have one (1) frontage street
or frontage corner and one (1) rear alley way with driveway access aprons at the alley
only. All buildings may be two (2) story in height not to exceed 30 ft. from original
grade except mﬂi-aryaéceSSOry building shall be one (1) story. Small Town Lots
maintain a consistent frontyard building set back at dwelling.

Town Home: A single-family dwelling with common walls on the side lot lines at
interior dwellings and on side lot line at book end dwellings, with the facades forming
a continuous front. With option for shared side lot line am:rHaryaccessory rear yard
garages or car ports of a maximum 450 sq. ft. footprint. Town Homes are the highest
density type able to provide private yards. Town Homes have one (1) frontage street
or frontage corner and one (1) rear alley way with driveway access aprons at the alley
only. All buildings may be two (2) story in height not to exceed 30 ft. from original
grade except garages and carports to be one (1) story. Small Town Lots maintain a
consistent front and rear yard building set back at main dwelling.

Page 28




Apartment House: A primarily residential building, up to three (3) stories,

accommodating multiple dwellings disposed above and beside each other with option
for mixed commercial use on the ground floor. Designated areas in the urban core for
four (4) story structure. Three (3) story height not to exceed 40 ft., and four (4) story
helght not to exceed 50 ft. from original grade. Apartment Houses have one (1), two
(2), or three (3) frontage streets with parking behind and or below the building hidden
from public view-and-they. They generally maintain a consistent front yard building
set back with landscaped areas or streetscape frontage primarily paved or surfaced for
pedestrian accessibility.

Mixed Use Building: A fully mixed-use commercial andfor residential building type,

up to three (3) stories, including but not limited to, live work unlts w1th option for
dwellings above or behind a commercial space. Designated areas in the urban core
for four (4) story structures Three (3) story height not to exceed 40 ft., and four (4)
story height not to exceed 50 ft. from original grade. Third and designated fourth
stories shall be set back a minimum of ten (10) feet from the building footprint at the
street front and rear elevations in order to maintain the appearance of a two (2) story
building. Designated areas for street frontage only. Designated areas for Hotel use.
Mixed Use Buildings have one (1), two (2), or three (3) frontage streets with parking
behind the building and hidden from public view and generally maintain a consistent
front yard building setback with streetscape frontage primarily paved or surfaced for
pedestrian accessibility.

Other MasterPlanrcomponents for Alternatives 1 and 2 include neighborhood town
centers intended to provide opportunities for local businesses to service the residents
of Olowalu Town, as well as visitors passing through. Spaces for community support
facilities, including areas designated for public/quasi-public facilities will also be
provided. Such facilities may include police and fire stations, educational facilities,
a cultural center, a library, and spaces for non-profit organizations. The Master Plan
for Alternatives 1 and 2 also recognizes the importance of set-asides for open space
and parks (both active and passive) to establish balance in land use and life quality
parameters. In this context, the existing OCR will be enhanced with a mauka-makai
trail system to: be developed as part of the Master Plan
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AFFORDABLE AND SENIOR HOUSING

A substantial portion of the homes are planned for much-needed affordable housing and
senior living.

Workforce housing will be provided in keeping with the requirements of Chapter 2.96 of the
Maui County Code (MCC) relating to the Residential Workforce Housing Policy (RWHP).
Itis antlclpated the average pr1ce of the market units will be $600,000.00 or below.. At this
early planning stage of pI‘OJ ject development th1s market unit average sales prlce may mclude
units which may sell for an average of $7 50,000.00 for single-family units and $580,000.00
for multl—famlly umts Tt is noted that sales prices. W1ll vary with market mterest rate, and
overall economic conditions. For this reason, the foregomg price est1mates are subject to

ohange

Smce the pubhca‘uon of the Draft EIS, the County of Mau1 amended Chapter 2.96, MCC,
effective on December 22 2014 through Ordmance No 417 7, as follows

Developeis shall be requzred fo provzde a number oj reszdentzal worlg’orce
housmg units equlvalent 10 at least twenty-fi f ve percent roundzng up fo the
nearest whole numbez of the total number of market rate [ots, lodgzng unzts,
time share units, or dwellmg umts excludzng farm labor dwellmgs or a
second farm dwellmg, as def ned in Sectzon ] 9 04 040 o/ this code, cre 'ted.f;
Ij a developer satzsf ies the requzrements of this chapter through subsectzon
(B) (3 ) and the units shall remain available only to income- qualzf' ed; groups in
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perpetuny the developer shall provzde at least twenty percenr rounding up
o the nearest whole number oj the total number o 1 market rate lots, lodgzng
unzts time share unzts or dwellzng units, excludzng farm labor dwellzngs or
a second farm dwellzng, as defined in section 19.04.040 of this code, created.

The. Apphcants are committed to provrdmg affordable housrng units beyond the requrred
twenty—frve percent of workforce housmg In addition, the proposed dcnsrty, land use pattern,
and housrng types within most of the Master Plan area are anticipated to result in “market”

unlts that are priced in accordance with the County’s Workforce housing policy.

Prov1d1ng senior. housrng is also an nnportant element of the pr()J ect. The agmg populatron
of Mau1 resrdents Wﬂl requrre approprrate housmg Semor housrng is proposed ina Varrety
of forms and types of umts Much of such senior housmg is expected to be within the

Workforce housmg prrcrng requrrements

PROJECT PURPOSE AND NEED

The proposed Master Plan for Alternatives 1 and 2 is seeking to increase the supply of
available housing for local residents, particularly the supply of affordable and senior housing
units. At the height of the real estate market, the strong demand, coupled with limited supply
and hrstorlcally low interest rates, led to rising housrng prices. The nation-wide economic
downturn hasdld affected Maul—however- However, there are signs that the housing market
is improving, wrth recent real estate sales data 1nd1catmg steadrness in the rnarket Accordrng

to Pacific Business News, sales of srngle-famﬂy homes rose by 20 percent as sale prices for

both smgle-famﬂy and condomlmums rose by more than 5. percent The medran sales price
for a single- family home was $627 500 00 and $442 500 00 for a _condominium. As the
economic conditions improve, the demand for housing in the workforce segment will continue
to be the most sought after.

The Master Plan for ‘Alternatives land?2 requires several land use entitlements, design and
construction processes before any housmg unit can be offered for sale. Release of the first
housing units in theAlternatrves 1 and 2 may be timely with the antrcrpated—economrc
turnaround. The Master Plan for Alternatlvcs 1 and 2 will be heavily targeted toward the
workforce segment desiring a small scale community environment. Statistically, regardless
of conditions, this market segment has had the greatest demand. Exeept—forﬂw-workforce
honsrng—thc—The housrng prices for the Varrous product types ‘have not yet been determined,
however, the proposed dens1ty, land use patterns and’ housrng product types is expected 10
provrde housmg affordable for Maui famrhes
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In this connection, the Master Plan’s workforce housing program will comply with the

requirements of the RWHP under Chapter 2.96-Restdential-Workforce HousingPolicy
RWHP), MCC. The Wworkforce Hhousing units and lots will be for sale or rent at

affordable prices as determined by the Department of Housing and Human Concerns (DHHC).
Referto-Fable4-

The Planning Department’s Long Range Division in conjunction with the MauiIstand-Ptan
tMIP) review estimated the housmg need in West Maui as 3—456approx1mately 3, 500
additional units by year 2030, beyond those lands already entltled The Master Plan for

Alternatives 1 and 2 is anticipated to be completed within eight (8) to ten (10) years which
is well within the 20 year horlzon of the MIP. %e—Master?ian—has—becn—reeomended-’o‘y

forme%usmnwrﬁnrﬂte-fvﬁ?to—meetﬂﬁs-csﬁmatcd—hm%mgﬂced

With 1mplementat10n of the foregoing program, the proposed Master Plan for Altematwes 1
and 2 will meet both current and future demand for affordable housing in the Maui and West
Maui residential market.

SUSTAINABILITY

By utilizing sustainable values and principles from the past and listening to Maui’s residents,
the Master Plan for Alteifnatives 1 and ,25§pr0poses to balance the needs of Maui’s growing
families while maintaining the island’s character and respecting its natural resources. The
three (3) key elements of the Master Plan are Community, Economy, and Nature.

Community

SUSTAINABILITY
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The Master Plan for;Alternaﬁ%ies‘fly and 2 proposes the following to achieve sustainability:

Community

Design small scale neighborhoods where residents know their neighbors.
Provide a wide range of housing types for all income levels and all stages of life.

Include community centers, meeting halls, and educational facilities close to homes.

Preserve historic and cultural resources to learn from the past.

Include social services, civic amenities, non-profit groups, and emergency services.

Economy

Promote small shops, offices, and services that serve the daily needs of the
community.

Include live/work units, office rentals, and office support systems.

Provide financial incentives for desired locally owned stores and emphasis on selling
local goods.

Incorporate inffas’t'r‘uétufci‘tﬁ)‘ jeﬁs‘ufefstate of the art technology, communications, and
high-speed connectivity is available to the community.

Nature

Provide recreational opportunities for good health and well being.

Include innovative green infrastructure systems to minimize impacts upon natural
resources.

Utilize efficient land use that preserves open space and reduces the community’s
ecological footprint.

Exceed governmental storm water requirements to protect nearshore water quality and
shoreline ecosystems.
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. Encourage landscaping with native plants that require less water.

. Incorporate U.S. Green Building Standards (LEED) to help conserve energy, fuel, and
operating costs.

As aproposedproject that meets LEED ND projectstandards, the Master Plan for Alternatives
1 and 2 considered the following sustainable prerequisites as the project plans were

developed:. Refer to Appendix “A-12”.

1. Smart Location and Linkages

a. Smart Location

The Olowalu Town Master Plan is located in a historic plantation town that
supported a former mill site and large-scale sugarcane operation. The
plantatlon town was a self-sustamlng mixed-use community and the Master
Plan for Alternatives 1 and 2 proposes to establish a new self-sustaining
mixed-use community. The Master Plan for Alternatives 1 and 2 will contain
an interconnected transportation network of streets, pedestrian and bicycle
paths and future accommodation for a transit system; resident housing;
employment centers; necessary infrastructure and public services; and
recreation while preserving the natural, historic and cultural amenities of
Olowalu.

b. Conserve Imperiled Species and Ecological Communities

There are no endangered or threatened species or their habitat in the Master
Plan for Alternatwes 1 and 2. The OCR was set aside to preserve Olowalu
Stream, promote native species and protect cultural sites.

c. Wetland and Water Body Conservation

The Master Plan for Altemativeél‘l an'c{l‘Zfdoes not endanger any wetland. To
reduce water quahty impacts from episodic stormwater runoff, the Master Plan
for’ Alternatlves 1 and 2 will implement a stormwater management plan.

Page 34




d. Agricultural Land Conservation

Approximately +6+175 acres in Alternative 1 and 173 acres in Alternative 2
will be retained in agrreu-l-tme—andthe State Agncultural District.
Approxnnately 28 acres in Altematlves 1 and 2 W111 be developed into +5to
%Gapprommately 14 farmsteads for diversified agriculture with the rema1n1ng
acres ava11ab1e for other agrloultural uses permitted in the State “ Agrrcultural”

Dlstrlct Also, within the OCR traditional Hawaiian crops such as taro are
being re-established as well as native habitat.

€. Floodplain Avoidance

The Master Plan for Alternatives 1 and 2 is not located in any areas subject to
a 100-year flood. However, shallow flooding (less than one foot) occurs in
certain areas of the Master Plan, primarily near Olowalu Stream and Kapa'iki.
The drainage plan for the Master Plan for Alternatives 1 and 2 will be
designed to accommodate stormwater runoff to reduce existing flooding in the
Master Plan area.

Neighborhood Patterns and Design

Alternatwes 1 and 2 will be des1gned W1th mterconneeted streets with trees and
s1dewa1ks that slows down Vehlcles and encourage Walkmg and biking. Thrs Well-

connected network of narrower streets. wﬂl prov1de 1mproved mob111ty and safety
This network of roadways is more efﬁc1ent than a poorly connected network of wider
streets The nelghborhood bloek system of roads also shortens travel routes and
encourages alternatlves to the automobile.

a. Walkable Streets

Promotes walking and bicycling where housing is within a five (5) minute
walk or a quarter mile from the centers of activities such as employment and

recreation. The street desrgn will encourage Vehlcles to slow down prov1d1ng
a safe envrronment for pedestnans and blcyohsts Incorpora‘uon of design
elements suc

( snarrow lanes landscaplng (i.e. trees) blke 1anes and round—
abouts, Wthh are pedestrran—frrendly, espeo1a11y for kelkts and kupuna
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b. Compact Design

Conserves land by promoting livability, walkability, and transportation
efficiency and reduce public health risks by encouraging daily physical activity
associated with walking and bicycling. The Master Plan for Altémaﬁves 1 and
2 envisions smaller more compact residences near the country town center
with larger homes as you move away from the country town center with the
rural lots as a transition zone between the country town center and agricultural
lots.

c. Connected and Open Community

Includes internal connectivity between the Master Plan for Altérnatiiiés 1and
2 and the existing community for improved mobility and safety. The
commercial area of the commercial country town center is adjacent to the
Olowalu General Store so the store will gain new customers within the
community. Also, the park lands and larger house lots are adjacent to
Kapa'iki to reduce impacts on the existing community.

Green Infrastructure and Buildings

a. Certified Green Building

The Master Plan for Alternatives 1 and 2 will design and construct buildings
that utilize green building practices.

b. Building Energy Efficiency

The Master Plan forAltematlvesl and2 will design and construct energy-
efficient buildings that reduce air, water, and land pollution and adverse
environmental effects from energy production and consumption.

c. Building Water Efficiency

The Master Plan for Alternatives 1 and 2 will include the design and
constructlon of water-efficient bulldlngs that reduce water consumption-atd

promotethere=use-of water; suchas. R-1 recycled water from the Wastewater

Treatment Plant (WWTP) will be used for 1mgat10n and other allowed: uses
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by the Department of Health to reduce the use of po’fab}cdnnkmg water for
nonpotabledrinking water uses;suchras-fireprotection; tottets;and-rrigation.

d. Construction Activity Pollution Prevention

The Master Plan for Alternatives 1 and2 will reduce pollution from

construction activities by controlling soil erosion, waterway sedimentation,
and airborne dust generation. A stormwater management plan will be
implemented to control pollution during construction, as well as long term.

COMMUNITY BENEFITS

The principles of New Urbanism provide benefits to residents, businesses, developers and
municipalities.

1. Benefits to Residents: It creates a higher quality of life; creates a better place to live,
work and play; create higher, more stable property values; has less traffic congestion;
creates a healthier lifestyle with more walking and less stress; is in close proximity to
employment, shopping, services, recreation and nature; encourages social interaction
with neighbors; more freedom and independence for children, the elderly and the poor
due to easy and safe access to jobs, services and recreation; economic diversity with
unique shops and services; more efficient use of public and private resources;
preservation of open spaces and environmentally sensitive areas such as reef systems,
wetlands, habitats and cultural sites; and better sense of place and community identify.

2. Benefits to Businesses: Increased revenues; better lifestyles for business owners
living in live-work units; economies of scale in marketing due to close proximity and
cooperation with other local businesses; promote small local business incubation;
healthier lifestyle; more community involvement.

3. Benefits to Developers: Faster approvals where smart growth principles have been
adopted resulting in time/cost savings; cost savings in providing infrastructure; less
parking required; less impacts on roads and traffic; greater acceptance from public;
wider product range resulting in larger market share.

4. Benefits to Municipalities: Stable, appreciating tax base; less spent per capita on
infrastructure and utilities; less traffic congestion; less crime; less resistance from
community; better overall community image and sense of place; disincentive for urban
sprawl; easy to accommodate transit; better involvement of citizens in governance.

New Urbamsm S compact d651gn n con]unctlon w1th the UGB and RGB contains
development and discourages outward urban sprawl pattern of growth. The UGB and
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RGB preserves surrounding open space and view corridors.

Implementation of the Master Plan for Altematii?es 1"7 and 2 ;as a sustainable mixed-use
community will provide a wide range of afforda’o}caffordably priced housing units targeted
to Maui residents in accordance‘vv‘rthexcess of the requ1rements of Chapter2.96, Maui County
Code (MCC). The Master Plan for Altematlves 1 and 2 also includes commercial and
industriatretail/business uses that are expected to create employment for approximately 1,000

long-term jobs in the community. Employment within the community will also reduce the
need to commute outside of the Master Plan area. The availability of affordable resident
housing in West Maui in closer proximity to the employment centers between Lahaina Town
and Kapalua will give Maui residents living outside of West Maui the opportunity to reduce
their commute distance and time.

Necessary environmentally sensitive infrastructure systems and services to serve the project
are provided in the Master Plan for. Alternatlves 1 and 2 as well as extending these
improvements to existing residents such as an upgraded water system that will provide
improved potabtedrinking water and fire protection. Of particular note is the proposed
construction of a WWTP that will treat wastewater to R-1 standards to be recycled for
irrigation in the Master Plan for Alternatlves 1 and 2. Any excess R-1 recycled water during
rainy periods will be disposed of by utilizing natural systems and eliminate the need for
injection wells. The WWTP will also provide the opportunity for existing community
currently served by cesspools or septic systems to connect to the new facility. Further, the
location of the facility adjacent to the Olowalu Recycling and Refuse Convenience Center will
accommodate solid waste from the project and provides the opportunity for expansion of the
Center into the Master Plan area

A major benefit to the community will be acomdor for the relocation and widening of
Honoapi‘ilani Highway mauka of the shoreline where portions of the hHighway tsare
experiencing erosion problcms in accordance with the goals of the HDOT and the County of
Maui. The Master Plan for Altematlves 1 and 2 includes an approximate %66160 feet wide
attgnment-ofcorridor for the relocated and widened hnghway which can accommodate a
future transit system, if necessary. T he conceptual d681 gn ofthe relocated H1ghwav will av01d

additional trafﬁc s1gnals on Honoapi' ilani nghway

The mauka relocation of Honoapi'ilani Highway will also improve access to the shoreline
recreation areas by removing the high speed traffic from the existing hHighway and
eliminating the current unsafe traffic condition experienced by the public trying to cross the
hHighway to the shoreline and lack of parking. The Master Plan forAltematlves 1and?2
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proposes to enhance public recreatlonal opportunrtres 1n Olowalu with approximately 223
acres (Alternative l) and 200 acres (Alternatlve 2) of open space and park lands.

Implementation of the MasterPtanOTMP will create a continuous lateral shoreline access
from the Lahaina side of Olowalu to the Ma'alaea side with significant park lands makai of

the existing hH1ghway adjacent to Camp Olowalu and north of Olowalu Stream. Alternative
2 Wlll retain the ex1st1ng shoreline access and recrea‘uonal use of the makai Jands, namely the

approx1mate 100-foot wide State Beach Reserve along the shoreline. Refer to Flgure 3.

As a cultural and educational pu'uhonua, the OCR preserves the history and culture of
Olowalu in perpetuity for the present and future generations. The OCR has been instrumental
in re-establishing the 10"i and native habitat in Olowalu and removing invasive species. As
stewards of the land, the OCR has protected the-archaeological and cultural sites.

As amixed-use community, public facilities such as schools, community centers, police, fire
and emergency services are proposed which will serve the existing and new residential
community. The improvement in public facilities will i improve the quahty of life for existing
and future residents of Olowalu. The Master Plan for Alternatives 1 and 2 is also expected
to create approximately 1,000 jobs creating economic growth in Olowalu.

The Master Plan for Alternatives 1 and 2 is anticipated to have a beneficial impact on the local

economy both during construction and in the long-term. Real property taxes generated by the
project residents will contribute to the County’s revenue tax base to support increases in
regional public service demands over time.

ENTITLEMENTS REQUIRED

The proposed Master Plan for Alternatives 1 and 2 will requne several land use entitlement
approvals to proceed. A summary of the current and proposed land use de51gnatrons are
prov1ded in Table 54. The County of Mam Department of Planning completed Zoning : and

Flood Conﬁrma’uon F orms Verrfymg the current land use desrgnatlons for all parcels located

wrthm the OTMP pro]ect area are prov1ded n Appendlx “B”,
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State-band West-Meai Managenrent
: . o > Residontiad,
Agricuitaral
2)4-8-663:0699 Agrieuttarat Agpricuttare Agrietttural
2)4-8-003-160 Agtieutturat Apriealture Agriculturat
(2)4-8-603-162 Agricutturat Agricutture Agricutturat
(2y4-8-063+104 Agrieuttural Agrieniture Agrieutturat
(234-8-603:105 Agricutturat Agricuiture Agticuiturat
2)4-8-603:106 Apricuttarat Agrieniture Agricutturat
(y4=-8-603-167 Agticuttural Aericulture Agrieutturat
£234-8-605:108 Agricuttaratt Agricatture Agricnttural
Conservation
Ey4-8-065++1+ Agricutural Agricutture Agriculturat
(24-8-003:112 Agrienttural Agtieutture Agrienttorat
86035 Agriettturat Agrieutture Agricutturat
48005114 Agrientturat Agrieuiture Agricutturat
Conservation
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Tax Map Key

*Area of
Parcel

(2)4-8-003:084**

29 acres

Existing State

Land Use District

Froposed State Land Use Distier
Amendment and Area Proposed for
Reclassification

Agricultural/
Conservation

Maui Island Plan

Agricultural to Urban: 24.225 Acs

A G
Boundaries, Park, Outside Protected
Arcart

Table 4. Existing and Proposed Land Use Designations

Existing West Maui
Community Plan
Park, Open Space,

Agriculture

Proposed West Maui
Comm‘u‘nity‘P‘lan
Amendment

Project District

Existing County Zoning

ftopdséd Changé'iﬁ
Zoning

Special Management
Area

 Hotel,
A2 Apartment,
R-3 Residential, Agricultural

Project District

Within

(2)4-8-003:098
(por.)

15 acres

(4.646 Acs)

Agricultural

Agricultural to Rural: 14,584 Acs.
To Remain Agricultural: 0.443 Ac,

Rural, Portion Outside Planned Growth
Area, Protected Area

Agriculture

Project District

Agricultural

Project District

Outside

(2)4-8-003:099
(por)

16 acres

Agricultural

Agicultural to Rural 11,383 Acs,
To Remain Agricultural: 4,192 Acs.

Rural, Planned Growth Area, Portion
Outside Growth Boundaries, Outside
Protected Area

Agriculture

Project District

T

]

Project District

Outside

(2)4-8-003:100
(por.)

27 acres

Agricultural

Agricultural to Urban: 6.239 Acs.
Agricultural to Rural: 16.244 Acs.
To Remain Agricultural: 4.63 Acs.

Rural, Urban, PlannedGrgW’tﬁ Area,
Portion Outside Growth Boundaries;
Outside Protected Area

Agriculture

Project District

Agricultural

Pfoj'ec't District

Outside

(2)4-8-003:101
(por.)

29 acres

Agricultural

Agricultural to Urban: 5.423 Acs.
Agricultural to Rural: 18.384 Acs.
To Remain Agricultural: 5.572 Acs.

Rural, Urban, Planned Growth Area,
Portion Outside Growth Boundaries

Agriculture

Proj ect District

Agricultural

Project District

Portion In

(2480031102
(por.)

17 acres

Agricultural

Agticultural o Urban: 16,790 Acs.
Agricultural to Rural: 0.006 Ac.
To Remain Agricultural: 0,085 Ac,

Rural, Urban, Planned Growth Area,
Qutside Protected Area

Agriculture

Project District

Agricultural

bejéa Distfict

Portion In

(2)4~§3603'£1d3‘
(por.)

28 aéres

Agricultural

Agricultural to Urban: 27.799 Acs.

Utban, Planned Growth Area, Outside
Protected Areas

Agicultute

Prbj ect ’Distr‘i‘ct%

Agricultural

Project District

Oufside’

(2)4-8-003:104
(por,)

50 acres

Agmcultulal

Agricultural to Urban: 40,311 Acs.
To Remain Agricultural: 9.99 Acs.

Urban, Planned Growth Area, Portion
Outside Growth Boundaries, Outside
Protected Areas

Agficulturé

Project District

Agficultuﬁﬂ

Project District

Outside

(2)4-8-003:105
(por.)

41 acres

Agricultural

Agricultural to Urban; 29.387 Acs.
Agricultural to Rural: 10,945 Acs.
To Remain Agricultural; 0.402 Ac.

Rural, Urban, Planned Growth Area,
Portion Outside Growth Boundaries,
Outside Protected Areas

Agticulture

Project District

Agricultural

Project District

Outside

(2)4-8-003:106
(por.)

17 acres

Agricultural

Agricultural to Urban: 8.406 Acs.
- Agricultural to Rural: 3.509 Acs.
To Remain Agricultural: 4.762 Acs.

Rural, Urbarki, Planned Growth Area,
Portion Outside Growth Boundaries,
Outside Protected Areas

Agriculture

Project District

Agricultural

!

Project District

Outside

(2)4-8-003:107
(por.)

41 acres

Agticultural

Agricultural to Urban: 0.247 Ac.
Agricultural to Rural: 33.089 Acs,
To Remain Agricultural: 7.807 Acs.

Rural, Urban, Planned Growth Area,
Portion Outside Growth Boundarics,
Outside Protected Areas

Agriculture

Proj ect District

A’gricultilr‘gal

J

Project District

Outside

(2)4-8-003:108

81 acres

_ Agricultural (59
Acs.)/ Conservation

(22 Acs.)

No change

Outside Growth Boundaries, Sensitive
Land, Outside Protected Areas

Agriculture,
Conservation

Project District

Agricultural

Project District

QOutside
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Table 4. Existing and Proposed Land Use Designations (Continued)

. i Proposed State Land Use District i Existing West Probosed West Maui , o
o *Area of Existing State Land Amendment and Area PropOSed for i Maui Community Community Plan o . Proposed Change in e
Tax Map Key Parcel Use District Reclassification Maui Island Plan Plan Amendment Existing County Zoning Zoning Special Management Area
(2)4-8-003:109 16 acres Agricultural Agricultural to Rural: 15.753 Acs. Rural, Planned Growth Area, Portion Agriculture Project District Agricultural Project District Outside
(pot.) To Remain Agricultural; 0.414 Ac. Outside Growth Boundaries; Sensitive
Land, Outside Protected Areas
(2)4-8;003_:1 10 17 acres Agricultural Agi‘icultural to Rural: 7.352 Acs. Rural, Planned Growth Area, Portion Agriculture Project District Agricultural Project District Outside
(por.) To Remain Agricultural: 9.868 Acs. Outside Growth Boundanes Qutside
Protected Areas
(2)4-84003 111 17 acres Agricultural Agricultural to Urban: 8.740 Acs. Urban, Rural, Planned Growth Aren, Agriculture Project District Agricultural | Project District Outside
(por.) Agticultural to Rural: 4.752 Acs: Portion Outside Growth Boundaries, 3
To Remain Agricultural; 3.09 Acs. Outside Protected Areas !
(2)4-8-003:112 25 acres Agricultural Agricultural to Urban: 10106 Acs. | Urban, Planned Growth Area, Portion Agriculture Project District Agricultural | Project District Outside
(por.) To Remain Agricultural: 14.504 Acs. Outside Growth ‘B‘oundaries, Qutside <
Protected Areas k
(2)4-8-003:113 25 acres Agricultural Agricultural fo Urban; 25.202 Acs, Rural, Urban, Planned Growth Area, Agriculture Project District Agricultural | Project District Portion In
Agricultural to Rural: 0.009 Ac. Outside Protected Areas
(2)4-8-003 114 29 acreé Agrieulmrai Agmcultural to Urban: 21, 647 Acs Ulban, Rural Planned Growth Area> Agrlculture Pfojecf'Di'striei Agncultural | PI'OJCCtDlS'[I‘lCt Portion In
(por.) Agricultural to Rural: 4,796 Acs. Portion Outside Growth Boundames'
To Remain Agrxcultural 2.396 Acs. Outside Protected Areas |
(2)4-8-003:115 26 acres Agricultural Agricultiral to Urban: 8.319 Acs. Rural, Urban, Planned Growth Area, Agriculture Project District Agricultural Project District Portion In
(por.) Agricultural to Rural; 4.976 Acs, Portion Outside Growth Boundaries, ‘
To Remain Agricultural: 12.889 Acs. Park; Sensitive Land, Outside
Protected Areas
(2)4-8-003:116 16 acres Agricultural ) Agricultural to Urban: 1 357 Acs. Outside Growth Boundanes Park, Agricultufe Project District Asricultural | Project District Portion In
(por.) To Remain Agricultural; 14.681 Acs. Sensitive Land Outside Protected
Areas
(2)4-8-003:117 16 acres Agricultural Agricultural to Rural: 13384 Acs. Rural, Planned Growth Area, Potion Agriculture Project District ~ Agricultural Project District Outside
{(por.) To Remain Agricultural: 2.205 Acs. Outside Growth Boundaries, Sensitive
Land, Outside Protected Areas j
(2)4-8-003:118 43 acres Agricultural/ Agricultural to Urban; 17.98 Acs. Utban, Rural, Planned Growth Area, Agriculture Project District Agricultural | Project District Portion In
{(por.) Conservation Agricultural to Rural: 8,709 Acs. Portion Outside Growth Boundaries, !
To Remain in Agricultural and Park, Sensitive Land, Outside ’
Conservation: 16.02 Acs. Protected Areas
(2)4-8-003:124%+ 16 acres Agricultural/ Agricultural to Urban: 14.04 Acs. Planned Growth Area, Outside Agriculture/Open Project District Agricultural, | Project District Within
(por.) Conservation Too Remain Agricultural: 1 83 Acs: Growth Boundaries, Outside Protected Space R-3 ,Resfi‘dential,i
021 Ac) Arcastt# |
Source County of Maul, Depaﬂ:ment of Plannmg 2014 and R.T. Tanaka Engmeers Inc ‘
Note:  * Rounded to nearest whole numbet ‘
** Parcels excluded in Alternative 2 ‘
4+ MIP includes footnote that potenual urban growth areas makai of the exmtmg Honoap1 1Ian1 nghway may be undertaken in comunctlon w1th updates or amendments to the West Maui Community I Plan '
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The entitlements to be sought for the project are provided below:

1.

State Land Use District Boundary Amendment

The current State Land Use designation for the majority of the Master Plan for
Alternatives 1 and 2 is the “Agricultural” Drstnct Portions of the Master Plan area

for Alternatives 1 and 2 at the mauka extent of the property, as well as makai of
Honoapi'ilani Highway along the shoreline for the OTMP, fall within the
“Conservation” District. See Flgure 6 Alterna‘uve 1 cons1sts of 6()9 acres in the

“Agrlcultural” District and 27 acres in the “Conservation” District. Alternatrve 2

cons1stsof 568 acres designated in the “Agrrcultural” District and 22 acres in the
“Conservation” District.

A State Land Use District Boundary Amendment (DBA) from the “Agricultural”
District to the “Urban” dDistrict and “Rural” dDistrict will be required for a portion
of the property in order to implement the rural residential and urban town center. The
Conservation dDistrict lands will remain as eonservatrorron—the—s-tate—band—b‘se
Brstrret—(-l:b‘Bﬁ—mapsrs no reclassification of any “Conservat1o Drstrrct lands is
proposed. See Figure 7. The DBA petition to the State Land Use Commission
(SLUC) has been prepared pursuant to Chapter 205, Hawai'i Revised Statutes (HRS),

and the Land Use Commission Rules of the State of Hawai'i found in Title 15,

Subtitle 3, Chapter 15of the Hawai'i Administrative Rules (HAR). A summary ¢ of the
Petition Area is prov1ded in Table 4

The Apphcants are requestlng aDBA for the approx1mate 434 acres of the 636 acres
of the OTMP. Approx1mate1y 266 acres are proposed to be re- dlstrrcted from the
“Agncultural” Drstnct to the “Urban” Drstrrct and approxrmately 168 acres to the
“Rural” Drstrrct The rat1ona1e behmd Alternatrve 21 is that under the M[P the areas
makai of the current ahgnment of Honoap1 1lan1 Hrghway are not presently Wrthm the
UGB However the MIP 1nd1cates that thls area may be put into the UGB as part of
an update ot amendment to the West Mau1 Commumty Plan. The Apphcants will be
pursulng an amendment to the West Maul Commumty Plan as partof the entltlements
efforts for the master plan Should the County of Maui not mclude the maka1 area in
the Communlty Plan Amendment then the Apphcants W111 1mp1ement Alternative 2

and leave the makai area in the exrstmg uses consrstmg of the OCR, agrrculture and
recreation (Camp Olowalu and shoreline access ! essentlally through the State Beach

Reserve) Alternatlve 2 Would re-d1str1ct approx1matelv 228 acres to the “Urban

District and 168 acres to the “Rural” Dlstrrct
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Key
Agricultural

Conservation

Rural

Urban

Master Plan Area’

Land Outside of Master Plan

a Master Plan, Alternative 1 encompasses lands mauka and makai of
Honoapi'ilani Highway. Master Plan, Alternative 2 encompasscs
lands mauka of Honoapi'ilani Highway

gl Olowalu
Y Hekili Church
Point

Source: State Land Use Commission

Figure 6 Proposed Olowalu Town NOTTO SCALE

Master Plan
@ Existing State Land Use
District Designations Map

Prepared for: Olowalu Town, LLC and Olowalu Ekolu, LLC
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In no. eve‘nt‘ are the Applicants seeking to reolasSi:fy any lands in the State
“Conservation” District.

West Maui Community Plan Amendment

The majority of the Master Plan area rsfor Alterﬁatives 1and 2 is currently designated
as “Agriculture” by the West Maui Community Plan with a very small portions
designated “Conservation”, “Park”, and “Open Space”. See Figure 8. A West Maui
Community Plan Amendment (CPA) will be required to establish the land use
categories delineated by-theMaster-for Alternatives 1 and 2.

In conj junction w1th the CPA Alternative 1 will need to delineate the makal area in
the UGB of the MIP Acoordlng to the MIP such delmea’uon may con51der the need
to protect adJ acent coastal and marme ecosystems (mcludmg the reefs of Olowalu)
enhance pubhc shorehne access and open space, and implement the proposed Pah to

Puamana Parkway Plan

The CPA will be required to change the current land use designations to “Project
District”. The Project District designation is considered appropriate to provide
flexibility in detailed site planning and flexibility in establishing performance
standards for land use implementation as a traditional neighborhood following the
principles of “New Urbanism” and “LEED ND”. The Olowalu Town Project District
is envisioned as a mixed use community of varied housing products, including low,
medium, and high density houses and lots, medium density multi-family units, mlxed
use housing units, and larger agricultural farm lots interspersed with open space and
park lands. The proposed Master Plan for Alternatives 1 and 2 includes an economic
base to support the residential community, including opportunities for agriculture,
support services, and entrepreneurial enterprises. Although-in-theProject District;
theThe existing Conservation dDistrict lands will remain asin the “Conservation”

Dlstrlct and as Open Space or may be used for recreational purposes : allowed in the
State “Conservation” District.
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Land Outside of Master Plan

Prepared for: Olowalu Town, LLC and Olowalu Ekolu, LLC

Source: . West Maui Community Plan , o , __ Point L '
Figure 8 Proposed Olowalu Town Master Plan L
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Change in Zoning

Apartment——drsn‘ret—hythe-eountyeof—l’vtaurhr 1961, prror to the establrshment of the
State land use law, Maui County Ordinance No. 297 adopted Land Zomng Map No.

7 which established zoning for the Olowalu lands consisting of agrrcultural

1esrdent1al apartment busmess and hotel uses. See Flgure 9. Subsequently, the State
Land Use District Maps were adopted in 1964 Whrch desrgnated the Olowalu lands
in the State “Agrrcultural” and “Conservatron” Drstrrcts which was mconsrstent wrth
the county zomng Refer to Flgure 6. In 1982 the Lahaina Community Plan was
adopted and later updated in1996 as the West Maui Communrty Plan Wh1ch identified
most of the land uses in Olowalu as “Agrrcultural” The Communrty Plan 1dent1ﬁed

the mauka conservatron lands as “Conservatron Wlnle the shorelrne conservatlon

lands were 1dent1ﬁed as “Open Space the Camp Olowalu area was desrgnated
“Park” Olowalu General Store as “Business”, Kapa' ikias “Resrdentral” and Olowalu
Church as “Public”. Refer to Figure 8.

On December 31 1998 the County of Maur through Ordrnance No. 2749 amended
Title 19 Comprehensrve Zonmg and adopted a new “Agncultural” District, Chapter
19. 30A. Ordlnance No 2749 also adopted zonrng by Whrch lands desrgnated as
“Agrrculture by the Mau1 County General Plan and Commumty Plans were: zoned in
the County “Agrreultural” District. Accordrngly, the prror zomng on Land Zonmg
Map No. 7 for those lands 1dent1ﬁed as “Agrrcultural” on the West Mau1 Commumty
Plan was rezoned to the County “Agncultural” zonmg dlstrrct Accordmg to the
Zoning Conﬁrmatron forms received from the Maui Planmng Department (Appendrx
“B”), parcels 84 and 124 are within multrple County zomng districts. Parcel 84 is
zoned “Hotel”, “A-2, Apartment” “R—3 Residential” and“Agrrcultural”Whlle parcel
124 is zoned “R- 3 Re51dent1al” and “Agncultural” Refer to Table 4.

In keeping with the proposed Community Plan Project District land use designation,
the Applicants anticipate filing a County change in zoning appl1catron to establish
Project District zoning for the Master Plan for Alternatrves 1 and 2.
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Project District Processing

Project District Phase I approval will be required to set forth zoning performance
standards for the Master Plan area. Project District Phase II and Phase I1I approvals
will also be needed as part of the implementation phase of regulatory review.

The Project District Phase 1 proposes to integrate the “SmartCode” as a
comprehensive land development ordinance that will include zoning and subdivision
regulations, urban design standards, public works standards, and basic architectural
controls. The Project District Phase 1 land use ordinance will be developed and
refined as the Master Plan progresses through the regulatory entitlement processes.

In accordance with the “transect-based SmartCode”, the Project District Phase 1
applicaﬁon will identify the different transects of the Master Plan asand its sub-
districts with its unique standards of development. As much as is practicable, the
principles of the ahupua‘a system of land management will be incorporated in the
Project District Phase 1 land use ordinance.

Special Management Area Use Permit

In the Olowalu area, lands falling makai and a small portion mauka of Honoapiilani
Highway are within the County of Maui’s Spe01a1 Management Area (SMA). See
Figure 810 As such, ﬂ‘re-“development” as that term is deﬁned under HRS Section
205A-22, w111 require appropriate SMA HYse—Permits from the Maui Planning
Department or Maui Plannlng Commission. The SMA approval process will be
triggered Wrth-aupon any specific development proposal within the SMA as Master
Plan implementation proceeds over time.

CHAPTER 343, HAWAII REVISED STATUTES REQUIREMENTS

As noted above, the Master Plan for ‘Alternative:s 1and 2 ,‘Ewill require an amendment to the
West Maui Community Plan. In addition, utility system work and roadway improvements

will affect the Honoapi'ilani Highway right-of-way, a State of Hawai'i transportation facility

as well as a future relocation of Homnoapi‘ilani Highway further landward (mauka).

Wastewater treatment facilities are also proposed as part of the Master-Plan’s-infrastructure

systems needed to service the plan area for Alternatives 1 and 2. These actions are triggers

which require the preparation of environmental disclosure documentation pursuant to Chapter
343, HRS and Chapter 200 of Title 11, Department of Health Administrative Rules,
Environmental Impact Statement Rules. In light of the scope of the proposed Master Plan,
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an Environmental Impact Statement Preparation Notice (EISPN) was issued by the SLUC on
June 4, 2010. The EISPN was published in the Office of Environmental Quahty Control
(OEQC) Environmental Notice on August 8, 2010. The Draft EIS Was pubhshed in the
OEQC Envrronmental Notlce on March 8,201 7 The 45- day statutory comment perrod ended
on Aprll 23 2012. The SLUC wittbeis the Accepting Authority for the EIS document.

ANTICIPATED DEVELOPMENT SCHEDULE

Master Plan implementation is envisioned to occur over an approximate 10-year time horizon,
as summarized in Table 65.

Table 65. Master Plan Preliminary Implementation Time Schedule

TASKS TIME HORIZON
Permitting and Entitlements 2011026132015 10 2018
Infrastructure Design and Construction 2013-t0-26262018 to 2026
Implementation and Occupancy of Neighborhoods 2045026232020 to 2026

CONSTRUCTION COST

Prehmlnary constructron costs are estrmated as $465 6 mrlhon Onsite 1mprovements are :
estrmated as $448 million and offsrte 1mprovements as $18 mrlhon The foregomg cost
est1mates are consrdered “order of-magmtude estrmates mtended to provrde an 1nd1oatron of
relative scale of the proposed actron They are based on the Apphcants knowledge of unit
costs fory varrous nnprovernent types and are reﬂectlve of the apphcants long—term experrence
1n the :development and construction arena. In thrs context the total est1mated onsite
1mprovement costs of $448 million addresses the followmg cost. components

1. Construction of 1,500 proposed housing units: ~ $297.6 mﬂu‘on

2 Constructron of nerghborhood commercral and vrllage mrxed use areas:
$75.0 million

3. Internal roadways and utilities: $50.0 million

4. Wastewater treatment facility and R-1 transmission system: $15.0 million

5. Parks improvements: $5.0 million
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6. Small scale renewable energy facility: $5.0 million

The Honoap1 11an1 nghway relocatlon co st of $ 1 8 million reﬂects the est1mated construc‘uon
cost for the reahgned two-lane hlghway Other costs assoc1ated with the new hlghway w111
mclude modlﬁcatlons to the existing Honoam 11an1 H1ghway, Wh1ch may mclude new
intersections with the OTMP’S mternal roadway system These costs are mcluded in the
mternal roadway and utlhty costs olted above It is noted that the es‘umated $18 million
construction cost for the two-lane Honoapl 11an1 H1ghwav relocatmn does not include the

underlymg approx1mate 58 acres nght-of—way dedication value.

Page 53






