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VII. RELATIONSHIP TO GOVERNMENTAL PLANS, POLICIES, AND
CONTROLS

A. STATE LAND USE

Chapter 205, Hawai‘i Revised Statutes (HRS), relating to the Land Use Commission (LUC),
establishes four (4) major land use districts in which all lands in the state are placed. These
districts are designated as Urban, Rural, Agricultural, and Conservation. The lands of the MRTP

lie within the State Urban and Agricultural districts. Refer to Figure 5, “State Land Use Map”.

The WCT will require a State Land Use District Boundary Amendment (DBA) from Agricultural to
Urban for approximately 335.07 acres and a DBA from Agricultural to Rural for approximately
149.84 acres. The total land area expected to be reclassified is approximately 485 acres. Table

57 5% identifies the subject parcels and land area subject to the DBA request. See Appendix M,

District Boundary Amendment Petition Maps.

Table 57 52: WCT Land Area Subject to State Land Use District Boundary Amendment

Acres Subject to State Land Use District Boundary Amendment

Ownership Parcel Acres Existing State  Acres Subject Proposed State
Land Use to DBA Land Use
Waikapi Properties LLC | (2) 3-6-004:003 | 657.195 | Agriculture 149.848 Rural
(2) 3-6-004:006 | 52.97 2° | Agriculture 53.77530 Urban
MTP Land Partners LLC (2) 3-6-005:007 | 59.054 Agriculture 45.054 Urban
and the Filios, William

29 Acreage identified on TMK Map.

30 Acreage identified by survey.
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Acres Subject to State Land Use District Boundary Amendment

Ownership Parcel Acres Existing State  Acres Subject = Proposed State

Land Use to DBA Land Use

Separate Property Trust

Waiale 905 Partners (2) 3-6-002:003 | 521.40 | Agriculture 236.236 Urban
LLC

Additionally, the WCT will require amendments to the conditions placed upon currently

urbanized lands, comprising approximately 15-acres within the existing MTP.

Decision making criteria to be used in the LUC review of petitions for reclassification of district
boundaries is found in Section 205-17, HRS and Section 15-15-77, HAR. In addition, standards for
determining the Urban District are contained in Section 15-15-18 HAR and the standards for
determining the Rural District are contained in Section 15-15-21 HAR.

The following is an analysis of how the WCT conforms to these criteria and standards.

205-17 Land Use Commission Decision Making Criteria. In its review of any petition for

reclassification of district boundaries pursuant to this chapter, the commission shall specifically

consider the following:

1. The extent to which the proposed reclassification conforms to the applicable goals,
objectives, and policies of the Hawai‘i State Plan and relates to the applicable priority

guidelines of the Hawai‘i State Plan and the adopted functional plans;

Analysis:
The WCT conforms to the goals, objectives, and policies of the Hawai‘i State Plan and Functional

Plans as more fully described in Section VII.A-D of the BES FEIS.

2. The extent to which the proposed reclassification conforms to the applicable district

standards; and
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Analysis:
Conformance of the WCT to the Urban and Rural District Standards are discussed in this

section’s analysis of HAR Section 15-15-18.

3. The impact of the proposed reclassification on the following areas of State concern:

A. Preservation or maintenance of important natural systems of habitats;
Analysis:
A Biological Resources Survey was prepared as part of the BEIS FEIS (See: Section IV.A.4 and
Appendix B of the BEIS FEIS). The objectives of the Biological Resources Survey were to:
1. Document the types of plant and animal species that exist on the property;
2. ldentify the presence or likely presence of native flora and fauna;
3. lIdentify the presence or likely presence of federally listed Threatened or
Endangered species and what on-site habitats might be essential for these species;
4. Determine if the project area contains any special habitats, which if lost or altered,
might result in a significant negative impact on the flora and fauna found on the

property.

The Botanical Resources Survey determined that there is little of botanical concern on the
subject property. The study states that the project is not expected to have a significant
negative impact on the botanical resources on the site or in the immediate area and no

recommendations are recommended in the study.

With respect to fauna, the study notes that the ‘ua’u and ‘a’o are known to overfly the
property. The report recommends measures to mitigate potential impacts to these species,
specifically recommending that outdoor lighting should be shielded to direct the light
downward so that the light is not visible from above. The fauna survey also found two tree
tobacco plants on the property. One of these plants was host to two mature Blackburn’s
sphinx moth eggs. The study recommends that the U.S. Fish and Wildlife Service (USFWS)

be consulted so that required protections and management actions can be taken.
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The USFWS provided comments on the Botanical Resources Survey and EISPN in a letter
dated June 11, 2015 (See: Appendix Q L). The USFWS notes that there are three listed
animals including the Hawaiian hoary bat (Lasiurus cinerueus semotus), Hawaiian petrel
(Pterodroma phaeopygia sandwichensis), and the threatened Newell’s shearwater (Puffinus
auricularis newelli), and one endangered insect, the Blackburn’s sphinx moth (Manduca
blackburni) within or near the project area. The USFWS notes that there is no proposed or
designated final critical habitat within the described project footprint. The USFWS
recommends the following avoidance and minimization measures to ensure the protection
of the Hawaiian hoary bat and the Hawaiian petrels and Newell’s Shearwaters:

e Hawadiian hoary bat. Avoid removing woody plants greater than 15 feet tall
between June 1 and September 15, which is the bat’s breeding season. Avoid using
barbed wire fencing within the project since bats can become entangled in the wire.

e Seabirds (Hawaiian petrels and Newell’s shearwaters). Telecommunication towers
that might be placed on the property should be unguyed and without lighting.
During the seabird fledgling season (approximately September 15 through
December 15) night work requiring artificial illumination should be avoided.
Moreover, project lighting should be minimized and shielded so the bulb is not

visible at or above bulb-height.

With respect to the Blackburn’s sphinx moth, the USFWS provided specific guidance in a
December 15, 2015 e-mail to Planning Consultants Hawai‘i LLC the measures that must be
taken to mitigate the Project’s impact to the moth. These measures are documented in
Section IV.A.4 of the BEIS FEIS and in Appendix Q, £ “EISPN Agency Comment and Response
Letters”). Implementing the USFWS mitigation measures will not constrain development of

the property.

B. Maintenance of valued cultural, historical, or natural resources;

Analysis:

The BEIS FEIS includes an Archaeological Inventory Survey (Appendix E), a Cultural Impact

Assessment (Appendix F), and a detailed History Report (Appendix N 4). A Flora & Fauna
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Assessment (Appendix B) and a Drainage Report (Appendix H) are also included in the BEIS

FEIS.

Archaeological Resources:

The AIS was conducted to determine the presence/absence, extent, and significance of

historic properties within the project area and to formulate future mitigation measures for

these remains. The following historic properties were identified (See Appendix E):

Sites 50-50-04-7881-7884 (formerly TS1, 3-5) comprised of 19 subcomponent
features were newly recorded with the majority related to sugarcane cultivation.
Site 5197 Waihe’e Ditch is extant within the central portion of the project area and
was also recorded. A section of Site 5197 Waihe'e Ditch bisects the central portion
of the project area in a north/south direction. This historic property was also
recorded during the current undertaking and may be covered (though continue to
be operational) during construction.

Site 7881 Features 1-18 consists of concrete lined ditches, sluice gates, dirt culverts
with concrete lined headwalls. This feature may be considered significant under
Criterion D.

Site 7882 (TS3) is a disturbed, historic L-shaped retaining wall. This feature may be
considered significant under Criterion D.

Site 7883 (TS3) comprises a World War Il bunker. This feature may be considered
significant under Criterion D and C. This site has been documented at the
inventory level and may or may not be affected by proposed development.

Site 7884 Features 1-3 (TS 2 and 5) are secondarily deposited historic materials
recorded at three localities within the project area. This feature may be considered

significant under Criterion D.

During the investigation, no evidence of traditional Hawaiian activities, with the possible

exception of Site 7882 (remnant retaining wall or terrace) was recorded. These negative

results are primarily due to the compounded disturbances from sugarcane cultivation,
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historic habitation and modern land use; and possibly the inherent bias of random sampling

during the inventory survey testing.

The AlIS makes the following conclusions and recommendations:

Site 7881 Features 1-18 are located along the northern boundary of Parcel 3 and will
not be adversely affected by the development.

Site 7884 Features 2-3 (historic trash scatter and refuse pit); a section of Site 5197
(Waihe'e Ditch) and possibly Site 7883 (WWII bunker) may be impacted by the
development. The aforementioned historic properties have been properly recorded
and may be removed and or altered during construction. However, it is
recommended that an interpretive plague commemorating Site 7883 (WWII bunker)
be erected if the bunker is to be removed.

Sites 7881 (agricultural waterways, sluice gates, reservoirs) and 7882 (L-shaped
retaining wall) may be removed and or altered during construction; although no
ground-altering activities are planned at this time.

Archaeological monitoring of Parcel 3 “Mauka” and “Waena” is recommended for
those areas that contain former LCA’s and Grants, as well as extant historic
properties. However, spot monitoring inspections of other localities not expressed
above may also be instituted. Parcels 6 and 7 contain numerous LCA’s and Grants;
thus monitoring may initially be full-time until the nature of the subsurface
conditions in relationship to the proposed ground-altering activities is determined.
Similarly for Parcel 3 “Makai”, monitoring may initially be full-time; yet it is
envisioned that the primary focus will be along the eastern and western perimeters,
which are close to Wai'ale and Waiko Roads, known areas to contain traditional and
historic burials.

Prior to the commencement of construction, an Archaeological Monitoring Plan
(AMP) detailing the localities to undergo monitoring procedures should be prepared

and submitted to SHPD for review and approval.
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Cultural Resources:

A Cultural Impact Assessment (CIA) was prepared by Hana Pono, LLC to describe existing
Native Hawaiian cultural activities, practices and resources that occur on the property,
potential impacts from the project, and mitigation, if necessary, to address these impacts.
Specifically, the CIA addresses potential effects on the Hawaiian culture, cultural landscapes,
and traditional and customary rights of Native Hawaiians. The following are areas of cultural
concern and proposed mitigation measures (See Appendix F):

e Mahi Kuleana Parcels. There are two kuleana lots privately owned by the Mahi
family (LCAw: 2499, R.P. 4070 AP 1 &2 to Ehunui) and (Grant 1153 to Ehunui) that
are situated within TMK: (2) 3-6-004:003 on lands that are proposed to remain in
agricultural use. These Kuleana lots are identified as TMK: Nos. (2) 3-6-005:009 (0.06
acres) and TMK: (2) 3-6-005:010 (0.5 acres). The proposed WCT Master Plan was
adjusted so that these two parcels will remain within the project’s agricultural lands.
The Mahi family would like to keep these lands in their family and work with the

developer to seek a solution that will benefit both parties.

o Waikapi Stream. There is a strong desire among Waikapd kuleana farmers and
other community residents to protect and restore the Waikapl Stream. Waikapi
Stream is considered Waikapl’s most valuable cultural resource. Waikapi
Properties, LLC uses a percentage of Waikapl Stream surface water via Wailuku
Water Company’s delivery system. The use of this water is for the MTP; irrigation of
lands leased to HC&S for cultivating sugarcane, and irrigation to support diversified
agriculture. Waikapi Properties since 2012 has drilled a total of 5 groundwater wells
to be used for the Project and current and future agricultural endeavors. In May of
2014, The State Commission on Water Resource Management returned 2.9 mgd of
surface water to the Waikapd Stream via the IIFS (Interim Instream Flow Process)
(CWRM) and established a groundwater aquifer sustainable yield of 4 mgd (CWRM).
The Waikapl community and many kuleana farmers are having discussions with the
Applicant to establish a long term water use plan for both surface and groundwater.
One significant concern of expressed by Kuleana farmers that are using water from
Waikapi Stream for kalo cultivation is sedimentation into the stream. It was noted

that sedimentation has occurred during large rainfall events as well as from
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maintenance and management issues associated with the existing plantation

infrastructure. The Project’s Ka Pa‘akai Cultural Analysis offers specific mitigation

measures to ensure that there are minimal to no adverse effects on any of the

cultural practices identified within the CIA (See: Section V.A.5 of the FEIS and

Appendix F, A). The Applicant is committed to working with neighboring kuleana

farmers to help resolve these issues.

e Ground Water. The sustainable yield of the Waikapu aquifer is 3 million gallons per

day (mgd). The Applicant has drilled 6 5 ground water wells, five (5) of which that

will be used for servicing the Project’s potable and agricultural water demand.
Concerns have been expressed about overall impact of the drilling of wells upon the
health of the aquifer and surface water stream flows. The Applicant will strictly

adhere to the water use allocations set forth by the State Commission on Water

Resources Management (CWRM) to ensure that the pumpage from the on-site wells

remains well within the sustainable yield for the aquifer.

e Kuleana Agricultural Lands Adjacent to Waikapi Stream. The cultivation of kalo is
an important traditional and customary right that is being practiced by kuleana
farmers along the Waikapa Stream. These farmers rely upon stream water for their
crops. Kalo farmers have shared their concerns about the accessibility of stream
flow via the WCT’s ‘auwai and the quality of the water within the Waikapd Stream.

The Project’s Ka Pa‘akai Cultural Analysis offers specific mitigation measures to

ensure that there are minimal to no adverse effects on any of the cultural practices

identified within the CIA (See: Section V.A.5 of the FEIS and Appendix F, A).

e Native Dryland Forest and Watershed. Degradation of native plant species and
habitats within the Waikapl Ahupua’a are a significant concern for kuleana farmers
that rely upon the Waikapi Stream and for Hui Malama o Waikapi and other
kama‘aina of Waikapu that are actively engaged in the restoration of native dryland
forests and invasive species eradication within the Ahupua’a. There is a concern
that indirect impacts by increased accessibility into the Ahupua’a by future residents

could result in further damage to the forest by introducing additional invasive
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species and disease. The Applicant is committed to working with the kama‘aina of
Waikapl and other concerned residents to develop proper access management

programs to protect the Ahupua’a for future generations. The Project’s Ka Pa‘akai

Cultural Analysis addresses specific mitigation measures to ensure that there are

minimal to no adverse effects on any of the cultural practices identified within the

CIA (See: Section V.A.5 of the FEIS and Appendix F, A).

Inadvertent Finds (Artifacts & Burials). Because the development will occur on
former kuleana lands, there may be the potential of inadvertent finds such as
artifacts and burials during the Project’s construction phase. It is recommended that
if any cultural features (i.e. artifacts, burials, etc.) are uncovered during construction
that the developer immediately contact the State Historic Preservation Division and
comply with all applicable state laws. It is further recommended that close
communication be maintained with the Waikapli Community since many of the
kuleana lands once belonged to Hawaiian families, many of whom have descendants

that continue to live in Waikapd. As discussed in Section V.A.4 of the FEIS,

Archaeological Monitoring will be conducted during the construction phase of the

project in accordance with a SHPD approved Archaeological Monitoring Plan.

On-going Community Input. The Waikapl community desires to continue to
provide input on how to incorporate traditional cultural practices and knowledge
within the development plan in order to maintain the unique traditions and

practices of Waikapi and to preserve the community’s identity.

Natural Resources:

With the incorporation of the mitigation measures described in this report, natural

resources will not be impacted by the project.

Flora & Fauna Resources:

See analysis provided in Section VII.A.3.
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Coastal Water Quality:

In accordance with the County’s “Rules for the Design of Storm Water Treatment Best

Management Practices”, the design of the stormwater system will include water quality

treatment to reduce the discharge of pollutants to the maximum extent practicable. Some

examples of stormwater BMPs are:

Grassed swales will be implemented within the landscaped areas where practical.
Grass and groundcover provides natural filtration and allows for percolation into the
underlying soils.

Open space and parks will be maintained with grass or other landscape
materials, thereby reducing the amount of impervious surfaces and promoting
infiltration.

Stormwater detention collects stormwater allowing some of the suspended solids
to settle out. The stored runoff infiltrates into the underlying soils and recharges

groundwater. In_accordance with the County’s “Rules for the Design of Storm

Drainage Facilities”, the design of the drainage systems with retention basins shall

be based on the following design conditions:

“In_areas where the existing drainage systems are inadequate, the

existing system shall be upgraded to handle runoff from the new project

area or a new system shall be provided to connect to an adequate

outlet. When there is no existing drainage system or adequate outlet to

connect to, the additional runoff generated by the development may be

retained on-site in a temporary retention basin with the following design

conditions:

A. Storage volume of an infiltration basin, infiltration

trench piping, or retention basin shall equal at least the

total additional runoff volume for the appropriate storm

intensity.

B. Soil percolation shall _not be used in satisfying

required storage volumes.

C. Fifty percent (50%) of voids within the rock envelope

for subsurface drains may be used in satisfying required

storage volume provided that filter fabric is installed
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around the pipe and at the interface of the rock

envelope and soil.

D. Sumps, detention and retention facilities will remain

private.

E. Detention or retention ponds with embankment

heights equal to or in excess of 50 acre-feet shall

conform to all state and federal requirements relative to

dams”.

Runoff from Agricultural Lands into the Waikapi Stream. The Applicant is working

with Waikapl community stakeholders to address concerns regarding stormwater

runoff from the agricultural lands that may be contributing to sedimentation of the

Waikapl Stream. The implementation of on-site low impact development

technigues (LID’s) may help to mitigate these concerns. LID’s that may be feasible

along the upper reaches of the Waikapd Stream include: 1) a landscaped buffer and

or riparian zone adjacent to the stream that is planted with vegetation to promote

filtration and infiltration; 2) grass swales; and 3) bio-retention systems. All of these

techniques are proven to promote infiltration and filtration of groundwater.

Post-Construction Water Quality Goals and Standards. The Project's drainage

system will be designed to meet the County's drainage and water quality standards.

The project will also be required to comply with Ordinance 3902, which requires

subdivisions to _comply with Section 18.20.130 Post Construction Storm Water

Quality Best Management Practices of the Maui County Code. The criteria for sizing

of storm water quality facilities are:

“(a) The criteria can be met by:

(1) Either detaining storm water for a length of time that allows

storm water pollutants to settle (detention treatment from such

methods as extended detention wet and dry ponds, created

wetlands, vaults/tanks, etc.);
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(2) By use of filtration or infiltration methods (flow-through

based treatment from such methods as sand filters, grass

swales, other media filters, and infiltration);

(3) Short-term detention can be utilized with a flow-through

based treatment system (e.q., a detention pond designed to

meter flows through a swale of filter) to meet the criteria; or

(4) Upstream flow-through treatment and detention treatment

can be utilized.

(b) Other proposals to satisfy the water quality criteria may be approved by the

director if the proposal is accompanied by a certification and appropriate

supporting material from a civil engineer, licensed in the State of Hawai‘i, that

verifies compliance with one of the following (by performance or design):

(1) After construction has been completed and the site is

permanently stabilized, reduce the average annual total

suspended solid (“TSS”) loadings by eighty percent. For the

purposes of this _measure, an eighty percent TSS is to be

determined _on an _average annual basis for the two-

year/twenty-four hour storm.

(2) Reduce the post development loadings of TSS so that the

average annual TSS loadings are no greater than

predevelopment loadings.”

BMPs will consist of grassed swales and retention basins sized adequately to promote

infiltration and filter pollutants to meet water quality standards. Other Low Impact

Development Techniques (LID’s) will also be explored to help reduce runoff volumes,

promote infiltration and filtration of groundwater. Some of these measures may include

promoting rain _gardens, the use of rain barrels, developing green roofs, and use of

permeable paving surfaces, where appropriate, within residential, commercial, and

institutional developments. The Applicant will also explore the opportunity of utilizing bio-

retention swales with native plantings at appropriate locations within the street network to

reduce and filter stormwater runoff and to take advantage of natural drainage for irrigation.
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A maintenance plan will be developed for the stormwater BMPs. The plan will include the
requirements for removal of the accumulated debris and sediment, maintaining vegetation,
and performing inspections to insure that the BMPs are functioning properly. Moreover,
stormwater runoff during site preparation will be controlled in compliance with the County
Code Chapter 20.08 “Soil Erosion and Sediment Control Minimum BMPs”. During the
construction period, temporary erosion control measures will be incorporated to minimize

dust and soil erosion.

Temporary BMPs include the construction of diversion berms and swales, dust fences, silt
fences, stabilized construction entrances, truck wash down areas, inlet protection,

temporary grassing of graded areas, and slope protection.

Water trucks and temporary sprinkler systems will be used to minimize dust generated from
the graded areas. A National Pollution Discharge Elimination System (NPDES) permit will be
required by the Department of Health prior to approval of the grading permit. The drainage
design criteria will be to minimize any alterations to the drainage pattern of the existing
onsite surface runoff. No additional runoff will be allowed to sheet flow toward Kealia

Pond.

C. Maintenance of other natural resources relevant to Hawai‘i’s economy, including, but

not limited to, agricultural resources.

Analysis:

The WCT will result in the urbanization of approximately 485 acres of prime agricultural
land. However, the urbanization of these lands represents a relatively small percentage of
agricultural lands statewide and on Maui. As noted in Section V.A.7 and in Appendix G, there
are approximately 2 million acres in the State Agricultural District. The subject development
represents just .024% of this area. On Maui, there are approximately 82,582 acres of
agricultural lands rated by the LSB as A, B, or C. The subject development represents just
0.59% of these lands. Within Maui County, approximately 64,150 acres has been released

from crop production since 1987. The subject development represents just 0.76% of these
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lands.3! Moreover, in January 2016 HC&S announced that its sugar plantation on Maui

would be closed after a final harvest. This event will release approximately 33,000 acres

from sugarcane production, which will dramatically increase the supply of land available for

diversified agriculture. Thus, the urbanization of the subject 485 acres should have minimal

long-term impact on the availability of agricultural land within the County and/or State since
an abundance of other land, of a similar or higher quality, is currently fallow and available

for production elsewhere.

It has been noted that an impediment to agricultural development on Maui, and throughout
the State, is the scarcity of agricultural land, with irrigation water, that is both readily
available and affordable for long-term lease to diversified farmers. The WCTs agricultural
component includes nearly 1,077 acres of land that will remain in agricultural use. Of this
land, approximately 800 acres will be permanently dedicated to agricultural use with no
residential structures to be permitted. The remaining 277 acres may be subdivided into as
many as five agricultural lots where a farm dwelling may be permitted. It is currently
planned that a public and/or private agricultural park will be established within the
agricultural preserve to help facilitate Maui’s agricultural development. The establishment
of a centrally located agricultural park within the reserve, with access to affordable irrigation
water, should help Maui farmers develop economically viable farms that can compete in

local, mainland and international markets.

The development of the WCT should also produce minimal impact to the County’s potable

ground waters. The use of any surface water or ground water will be in compliance with

permits issued by the State Commission on Water Resources Mangement (CWRM). The

pumpage from the wells will be well within the State Commission—en\WaterResourees
Managements{CWRM'’s} definition of the sustainable supply for the Waikapd Aquifer. In
order to conserve potable water resources, non-potable wells have also been drilled and will
be used for irrigation of WCTs parks, open space, residential and commercial lots, and

agricultural operations. Moreover, the Project’s wastewater will be reclaimed and used for

31 Does not account for the release of an additional 33,000 acres from sugarcane resulting from the closure of HC&S. If these lands

are added to the 64,150 acres released since 1987, then the subject development accounts for just 0.50 percent since 1987.
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irrigation of the Agricultural Preserve and/or the Project’s urban open spaces. Any source of

water for the project will be developed and managed in a manner that complies with all
State and County laws. In developing the property, BMPs will be incorporated to mitigate

potential impacts to the State’s freshwater and estuarine environment.

D. Commitment of State funds and resources;

Analysis:
Use of State or County funds could include some increase in funding for infrastructure and
public facilities needed to service population growth. However, the Applicant anticipates
funding the project’s on-site infrastructure and contributing a pro-rata share towards off-
site infrastructure and public facility costs directly attributable to the project as required by
current state and county regulations. The project will also contribute to State and County
revenues through payment of property taxes, impact fees, and general excise taxes from
businesses within the WCT. A summary of revenues to the State and County are
summarized below:
e The County of Maui will realize Real Property Taxes ($27.7 million) {$28-3-millien),
other secondary receipts, and impact fees of $48-8 $47.9 million during the 15-year
projection period (2016-2030), and $5-8 $4.9 million annually on a stabilized basis

thereafter. After new per capita costs for services are considered the County will

earn a net “profit” $42.2 million during build-out and $4.2 million annually after

stabilization. The WCT will also be providing approximately 32.5 acres of public park

land within the project, of which at least 16.5 acres will be dedicated to the County.

o The State of Hawai‘i will receive Gross Excise and Income taxes, secondary revenues,
and impact fees of $228:0 $95.94 million during the 2016-2030 period, and $28 $4.4

million per year thereafter. Overall, after new per capita governmental costs are

deducted, the State will generate net benefits of $82.6 million during build-out and

$2.9 million annually on a stabilized basis. The State of Hawai‘i will also receive a 12-

acre elementary school site.
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Hewever—given Given the existing emergency services and social services infrastructure

available in nearby Wailuku and Kahului, the provision of a school site within WCT, payment
of impact fees, and young age of the project components, it is urlikely likely the “actual”
public cost burden associated with the Project would be less that the per capita assessment

or independently require the need for major new public facilities. exceed-the—revenues

generated: Further, the substantial benefits provided by expanding the island’s housing and
workforce housing inventory are primary social considerations beyond basic fiscal

accounting.

E. Provision of employment opportunities and economic development; and

Analysis:

The WCT is expected to indirectly support Maui’s existing economic base activities by
providing much needed housing to serve the island’s workforce. The WCT is intended to
provide housing along with supporting commercial, employment and institutional uses that
will allow for Maui’s economic base industries to grow, diversify and become more

sustainable - including the island’s agricultural industry.

Moreover, the project will directly support Hawai‘i’s diversified agricultural sector by
establishing an approximate 800-acre agricultural park on prime agricultural land that has
access to readily available irrigation water. This centrally located agricultural park should
help Maui’s farmers better compete with mainland agricultural producers in Hawai‘i’s

market while also creating opportunities to expand export crops.

As discussed in Section V.B.3-4 (Economy), the WCT will bring in $609:1 $ 644.1 million of
new capital investment into the Maui economy. The construction of the WCT components
will directly create an estimated 2,320 2,476 "worker-years" of employment (the equivalent

of 52 work weeks at 40 hours per week) in the trades and associated businesses during
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build-out, averaging about 165 Full Time Equivalent (FTE) per year for the 15 years of

building. Most of these positions will not be new jobs for new businesses, but work flowing

The 169,000 square feet of new commercial operation will generate some 4,251 FTE worker

years during the 2016-2030 projection period, providing stabilized employment for 531

permanent positions. These jobs will be new positions in the Maui economy. This total does

not include the employment, wages or business activity contributions of the existing 29,250

square feet of commercial space in the Maui Tropical Plantation which will be retained.

The Project will require an estimated 66 worker years of maintenance and common area

element employment on a continual basis, and will generate some 1,750 1,789 worker years

of off-site employment from 2016-2030 and a stabilized demand for 149 FTE positions. In

aggregate, during the development of the WCT 8,750 8,946 worker years of employment

will be created during construction and operations, on-site/direct and off-site/indirect, with

stabilized employment after completion of 746 jobs. During the 15 years projection period,

WCT will have a base economic impact on Maui of some $817.1 million in new monies with

a stabilized annual benefit of $32.1 million thereafter.
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By providing much needed housing in a format that will create a high quality of life for
Maui’s working families, and generating both short- and long-term employment in the
construction, trade and agricultural industries, the project is directly supportive of the

County’s economic development.

F. Provision for housing opportunities for all income groups, particularly the low, low-

moderate, and gap groups; and

Analysis:

According to the Project’s Market Study, (See Appendix A) it is estimated that in 2021 there
will be a shortfall in housing supply of between 2,351 to 9,518 new residential units; with a
mid- point under-supply of 5,935 units. The subject project will be a significant contributor
to the Central Maui market, helping to address demand for housing. The Market Study also
estimates that approximately 75 percent of the demand for resident housing in the Wailuku-
Kahului Study Area will be for units with a current price of $660,000 or less; the upper-price
threshold for meeting County affordability standards at 160 percent of median household
income, with 30 percent of demand for units having a current price of less than $330,000

(the 80 percent of median household income threshold).

The WCT’s country-town and mixed-use development concept will provide additional
housing opportunities for Central Maui residents. The Project’s homes will all be located
within a 5-minute bicycle ride or walk to jobs and services within the project area and also
conveniently located by transit to the region’s employment centers in Wailuku-Kahului and
South Maui. The WCT will offer a mix of single and multi-family housing types to address the
diverse housing needs of Maui residents. The Project will comply with the County’s
workforce housing ordinance, which will require that between twenty and twenty-five
percent of the Project’s housing be sold to low, low-moderate and gap groups in accordance
with sales price and resale restrictions enumerated in Chapter 2.96, MCC. The Applicant
expects that in consideration of the project’s Central Maui location, master plan layout and
the types of housing to be built, that the Project’s market priced housing would be in

demand at prices deemed affordable to Maui County residents earning between 100 and
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140 percent of the County’s median income as determined by the United States Department
of Housing and Urban Development. Housing types are expected to include multi-family
condominiums, small cottage homes on small lots with common open spaces, ‘Ohana
dwellings, traditional single-family lots within a variety of home and lot size configurations,
rental apartments, townhomes and larger estate rural lots. The goal is to serve the

demands of all Maui residents.

4. In establishing the boundaries of the districts in each county, the commission shall give
consideration to the general plan, and community, development, or community

development plans of the county in which the land is located;

Analysis:

The WCT is consistent with the goals, objectives and policies of the MIP and the Wailuku-
Kahului Community Plan (See: Section VII.H.1-3). A Community Plan Amendment will be
requested to bring the WCT project area into a Community Plan designation that better

aligns with the WCTs goals and objectives.

5. The representations and commitments made by the petitioner in securing a boundary
amendment, including a finding that the petitioner has the necessary economic ability to
carry out the representations and commitments relating to the proposed use or

development; and

Analysis:
The representations and commitments made by the petitioner are in the Applicant’s Petition for
District Boundary Amendment (Docket No. A15-798). Copies of the Applicant’s petition were

served upon the parties required by law in April 2015.

6. Lands in intensive agricultural use for two years prior to date of filing of a petition or lands
with a high capacity for intensive agricultural use shall not be taken out of the agricultural
district unless the commission finds either that the action:

(A) Will not substantially impair actual or potential agricultural production in the vicinity

of the subject property or in the County or State; or
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Analysis:

The BEIS FEIS includes an Agricultural Impact Assessment (See: Section V.A.7 and Appendix G).
The Project will result in the urbanization of approximately 485 acres of ALISH designated prime
agricultural land. However, in the context of the availability of agricultural lands statewide and
on Maui, the land proposed for urbanization represents a very small percentage of the lands
available. There are approximately 2 million acres in the State Agricultural District. The subject
development represents just .024% of this area. On Maui, there are approximately 82,582 acres
of agricultural lands rated by the LSB as A, B, or C. The subject development represents just
0.59% of these lands. Within Maui County, approximately 64,150 acres has been released from
crop production since 1987. The subject development represents just 0.76% of these lands.32

Moreover, in January 2016 HC&S announced that its sugar plantation on Maui would be closed

after a final harvest. This event will release approximately 33,000 acres from sugarcane

production, which will dramatically increase the supply of land available for diversified

agriculture.

Thus, the urbanization of the subject 485 acres should have minimal long-term impact on the
availability of agricultural land within the County and/or State since an abundance of other land,
of a similar or higher quality, is currently fallow and available for production elsewhere. In
addition, the WCT’s agricultural component includes nearly 1,077 acres of land that will remain
in agricultural use. Of these lands, approximately 800 acres will be permanently dedicated to
agricultural use with no residential structures to be permitted. The remaining 277 acres may be
subdivided into as many as five agricultural lots where a farm dwelling may be permitted.
Within the agricultural lands, several hundred acres may be developed as a public and/or

private agricultural park to help facilitate Maui’s agricultural development.

There are currently four three commercial farms farming MTP lands. These include Kumu

Farms, Hoaloa Farms, Makani Olu Ranch, and Beef and Bloom. Hawai‘iFare-LLCand-HC&S: The

32 Does not account for the release of an additional 33,000 acres from sugarcane resulting from the closure of HC&S. If these lands

are added to the 64,150 acres released since 1987, then the subject development accounts for just 0.50 percent since 1987.
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proposed urbanization will require both Kumu Farms and Hoaloa Farms Hawai-iFare to relocate
their agricultural operations to the proposed agricultural park and other suitable agricultural

lands within the project.

The Agricultural Impact Assessment (Appendix G) notes that a significant impediment to

agricultural development on Maui, and throughout the state, is the scarcity of agricultural land,
with irrigation water, that is both readily available and affordable for long-term lease to
diversified farmers. The establishment of a centrally located 800-acre agricultural reserve,
comprising productive lands, affordable irrigation water and close proximity to inter-island and
mainland shipping opportunities, should help Maui farmers compete in local, mainland and

international markets.

The subject land was placed into an Urban Growth Boundary during the General Plan 2030
update, when other overriding factors were present. These factors included the forecasted
demand for additional urban lands to accommodate projected population growth and housing
demand, the development suitability of the subject land, as well as its proximity to existing
employment, infrastructure, public facility systems and existing urban development. Moreover,
as documented in the Agricultural Impact Assessment (Appendix G), the urbanization of the
subject lands will not significantly impact the future viability of the sugar or pineapple industries

or the growth of diversified agriculture on Maui or throughout the State.

The proposed action has been carefully analyzed for its short- and long-term impacts upon the
agricultural industry. While the proposed action will result in the loss of prime agricultural
lands, it will not significantly impact the short- or long-term viability of agriculture in Hawai‘i

since an abundance of currently fallow former sugar and pineapple land is currently available
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elsewhere. The project will, however, help to address the current shortage of agricultural park

lots by establishing a new private and/or public agricultural park within Central Maui.

B) Is reasonably necessary for urban growth; and

Analysis:

In December, 2012, the County of Maui adopted the MIP. The MIP establishes goals, objectives,
policies and actions to direct growth and development on Maui through the year 2030. The MIP
was based upon a comprehensive analysis of population growth, economic conditions,

development capacity of existing entitled lands, and extensive community outreach.

The MIP’s Directed Growth Plan places 502 acres of the Project’s 1,576 acres into the MIP’s
Small Town and Rural Growth Boundaries. The MIP keeps the remaining 1,074 acres within the
State’s Agricultural District. The MIP allocates 1,433 residential units, plus or minus 10 percent,
to the WCT Planned Growth Area together with supporting commercial, employment and civic
uses. Additional units may be permitted if they are “Ohana” units or are constructed as

affordable housing in excess of what is required for the project.

A market study was conducted for the project by The Hallstrom | CRBE and is included in
Appendix A. The market study forecasts demand for residential development within Wailuku-

Kahului through the 2035 planning horizon.

According to the Market Study, it is estimated the demand for new residential units in the
Wailuku-Kahului study area will be from 9,647 to 16,814 units over the next 21 years (through
2035); including allowances for non-resident purchasers and vacancies, with a mid-point
demand of 13,230 units. The number of existing unsold and planned resident housing units
within the regional "Directed Growth Boundary of the MIP", excluding the proposed WCT
product, totals some 7,296 units. This indicates there will be a shortfall in the sector of from
2,351 to 9,518 new residential units; with a mid- point under-supply of 5,935 units. Thus,
sufficient unmet demand should exist to readily absorb the 1,433 units of subject inventory

during the projection period.
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The median price for a single family home in Central Maui (which includes many smaller, older
homes/units) during the first half of 2015 was $507,300 and at $308,750 for a multifamily unit.
Both indicators show meaningful appreciation since prices reached a post-recessionary nadir in
2011. Median prices are anticipated to increase into the long-term as thousands of higher
priced new units manifesting the higher costs of land, construction, impact fees and
entitlement, are added to the inventory, and appreciation (though cyclical) continues.

Based on the limited availability of alternative Central Maui supply relative to demand and the
favorable competitive characteristics of the subject location/community, it is estimated that the
1,433 proposed residential units of WCT will require about 10 years to be fully absorbed
following anticipated commencement of sales in 2017, or at an average rate approaching 150
units annually. This represents only some 20 percent of total regional mid-point demand during
the sales period; a moderate perspective which could readily be swifter if some proposed

projects fail to reach fruition and the market standing of WCT achieves expectations.

It is estimated the demand for neighborhood commercial space by WCT residents and day
workers at build-out will be some 85,100 square feet, with patronage by guests in the
community, other Waikapi households, and passerby contributing an additional 34,000 square
feet of demand on a stabilized basis. The remaining 50,500 square feet (of the total 169,600
square feet proposed) will be modestly absorbed over-time with specialized/niche businesses,
many with cross-over appeal to residents and visitors, and keeping with the small town context.
It is estimated that it will require about 12 years for the WCT commercial space to be fully

absorbed.

The WCT proposes the development of up to 1,433 residential dwelling units plus as many as

146 Ohana units targeted at the full spectrum of workers in the development. Homes will be

priced for a range of consumer groups, including workforce affordable homes in compliance
with Chapter 2.96 MCC (Residential Workforce Hosing Policy). All workforce affordable homes
will be priced and subject to restrictions in accordance with the requirements of Chapter 2.96,
MCC. A key Project objective is to also develop a significant percentage of the market priced
housing in a manner that will make it affordable to residents earning between 80 and 140
percent of the median income. Therefore, the market priced units will include for sale and

rental housing in a variety of configurations including ‘Ohana units, granny flats, cottage
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dwellings, multi-family dwellings, small lot single-family dwellings, townhomes and larger single-

family and rural lots.

c¢) Amendments of a land use district boundary in conservation districts involving land areas
fifteen acres or less shall be determined by the commission pursuant to this subsection and
section 205-3.1, HRS.

Analysis:

Not Applicable

d) Amendments of land use district boundary in other than conservation districts involving
land areas fifteen acres or less shall be determined by the appropriate county land use

decision-making authority for the district.

Analysis:

Not Applicable

e) Amendments of a land use district boundary involving land areas greater than fifteen acres

shall be determined by the commission, pursuant to this subsection and section 205-3.1, HRS.

Analysis:
In accordance with Section 205-3.1, HRS and Subsection 15-15-77, HRS, the Applicant has filed a

Petition for District Boundary Amendment (Docket No. A-15-798).
Section 15-15-18, Hawai‘i Administrative Rules
The proposed boundary reclassification is consistent with the following standards of the Urban

District, Sec 15-15-18, Hawai‘i Administrative Rules:

1. It shall include lands characterized by "city-like" concentrations of people, structures,

streets, urban and other related land uses.

Analysis:
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The Project Area is bound to the north by the town of Waikapi, which has an existing
development pattern of single-family residential and rural lots, with a population of
approximately 2,695 residents (Maui County Data Book, 2012). Waikapu is serviced by urban
levels of State, County and Privately-owned infrastructure systems, including water,
wastewater, electric utilities and roadways. Waikap(’s public facilities (police, fire, education
and medical) are provided from Wailuku-Kahului. Wailuku is located approximately three miles
to the north of Waikapda. Kahului’s commercial core is located approximately four miles to the
north-east. Each town is readily accessible by existing County and State roadways and the

County’s public transit system.

Abutting the eastern boundary of the project are lands recently acquired by the County of Maui.
Approximately 100 acres is planned for County facilities including offices, baseyards and a
regional fire station. Just to the east of the County parcel, and about 0.5 miles from the
northeast corner of the WCT, are lands that comprise the Wai‘ale community. Wai'ale is a
proposed A&B project that encompasses approximately 545 acres and will include 2,550 homes
and nearly 39-acres of commercial and light industrial uses, parks and schools. The County also
owns approximately 309-acres abutting the 100-acre government campus that it intends to

develop as a region serving park facility.

To the west of the WCT are the West Maui Mountains, which will remain undeveloped. To the
south of the project site is the existing King Kamehameha Golf Club. Lands encircling and mauka
and makai of the golf course are located with the MIPs Rural Growth Boundary and are within
the State Land Use Agricultural District. To the south of the WCTs proposed urban and rural
lands is the 800-acre agricultural preserve. The agricultural preserve is intended to be used for
agricultural development, but will also serve as a permanent open space separation between

Waikapu and the small coastal community of Ma‘alaea.

The Waikapa area is an evolving community. The immediate area has seen several new housing
developments built-our over the prior decade. These subdivisions have predominantly served
the local market rather than off-shore buyers. With the planned development of Wai'ale and
the WCT, Waikap will evolve to become a more complete community, supportive of “city-like”

concentrations of people, structures, public facilities, infrastructure and services. However, the
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development of the WCT will be done in a manner that is characteristic of the country town and
village concept, but one in higher densities promote efficiency of land use, housing affordability

and increased non-motorized connectivity between land uses.

2. It shall take into consideration the following specific factors:

(A) Proximity to centers of trading and employment except where the development would

generate new centers of trading and employment;

Analysis:

The project area is located in close proximity to Wailuku-Kahului, which is the island’s largest
population and employment center. In 2010 the region’s population was approximately 53,456,
which represented about 37% of the island’s 2010 population of 144,444. In 2010, Wailuku-
Kahului was also the island’s largest employment center with 32,898 jobs, or approximately
53.6% of all jobs on the island.

Wailuku serves as Maui’s civic center. Most State and County offices are located in Wailuku,
along Main and High Streets. The Wailuku Police Station, which services Central and Upcountry
Maui, is located in Wailuku as is the Maui Memorial Hospital. The island’s only State
Correctional Facility, Maui Community Correctional Center (MCCC), is also located in Wailuku,

|II

along Wai'ale Road. A small “main street” commercial district that dates to the 1880s is located
in Wailuku along Main, Market, Vineyard and Church Streets. The district supports a mixture of

office, retail and restaurant space, which housing in close proximity.

Kahului is home to the island’s only major airport and commercial harbor and the 78-acre
University of Hawai‘i Maui College, which offers Associate, Bachelor and Master Degree
programs to more than 4,400 full- and part-time students. Several “Big Box” retail stores are
located in Kahului, including Costco, Walmart, Lowes, Target, K-Mart and Home Depot. Both
Wailuku and Kahului have extensive commercial, industrial districts and governmental facilities

that generate the majority of the island’s employment.

The WCT is not envisioned to become a major regional center of trading and employment.

However, the project will incorporate sufficient commercial and employment uses to create
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diverse on-site employment opportunities and to offer residents commercial and retail services,
which will make the community a more convenient place to live, while also reducing automobile

dependency.

(B) Avadilability of basic services such as schools, parks, wastewater systems, solid waste
disposal, drainage, water, transportation systems, public utilities, and police and fire

protection; and

Analysis:
Basic public services and facilities, such as transportation systems, water, drainage and public

utility hook-ups are available in close proximity to the WCT.

As documented in Section V.D.4 (Water), the WCT has developed three on-site potable wells

and two on-site non-potable wells. Both of the non-potable wells have preliminarily shown low

salinity levels, and testing is being conducted to determine the viability of those wells for

domestic use. If not viable for domestic use, they will be used for non-potable agricultural use.

Water pumped from the non-potable wells will be discharged into the Waihee Ditch or lined

onsite reservoirs and used for irrigation purposes for the residential lots, agricultural farming,
parks and open areas. A sixth well also exists to be used for monitoring. te-meet-the-Projects
water—demand. Development of these wells is being done with input from the County’s

Department of Water Supply and the State Commission on Water Resources Management

(CWRM). The Applicant proposes to supply the Project’s potable water demand through its on-

site wells, which will draw from the Waikapid Aquifer. It is expected that the WCT water system

will have sufficient capacity to accommodate the project and other potable water needs within

the area. The Applicant proposed to meet its non-potable water demand for agriculture and

irrigation of parks and open space through a combination of surface water provided from the

Waihee Ditch system (subject to the issuance of surface water use permits from the CWRM),

non-potable agricultural wells, and reclaimed wastewater.

As described in Section V.D.5 of the BEIS FEIS, the Applicant proposes propesed to develop an
on-site wastewater reclamation facility to treat the Project’s wastewater. Reclaimed

wastewater will be treated to R-1 standards and the recycled water will be used for irrigation of
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the Project agricultural lands and urban landscapes. the-\W.CT-has-several-wastewatertreatment

The County of Maui currently provides solid waste disposal service to single-family residences in
the area. The WCT is also adjacent to Honoapi’ilani Highway, a major roadway connecting
Central Maui with South and West Maui. Honoapi’ilani Highway and the County’s proposed

Wai'ale Bypass Road provide convenient access from the WCT to Wailuku and Kahului.

There are schools and several parks located in close proximity to the WCT, including the
Waikapl Community Center, which is within walking and bicycling distance of the Project. The
Wailuku Heights Park, Wailuku Elementary School Park, Wailuku Gymnasium and Wells Park
complex are all within a short drive of the project area. The proposed 209-acre County of Maui
regional park and the State’s proposed Central Maui Regional Sports Complex will be within
walking and bicycling distance and a short vehicular commute of the project area. It should be
noted that the WCT will also include a number of open space and park areas, which will help to
mitigate vehicular traffic to and from the subject property and will also provide amenities to

existing Waikapd residents.

The State Department of Education’s public school system in the vicinity of Waikapu includes
the Wailuku Elementary School, ‘lao Intermediate School and Baldwin High School. In addition,
a future intermediate school is planned at Wai'ale and an elementary school is planned at the
WCT. These two future schools will be within walking and bicycling distance of WCT and Wai'ale

residents.

Police protection for the Waikap area is provided by the Police Department’s Central Maui
Station, which is located approximately 3 miles from the WCT. Fire protection is currently

provided by the Wailuku Station, which is also located approximately 3 miles from the project
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area. However, a future regional fire station is proposed in Waikapa, on lands recently acquired
by the County for government facilities. As such, the proposed development will not result in

any extension of the existing service area limits for these emergency services.

(C). Sufficient reserve areas for foreseeable urban growth.

Analysis:

The WCTs developed project area is proposed to be about 499 acres. Significantly, all of the
Project Area is within the MIPs “Small Town” growth boundary. The MIP directs 1,433
residential units, plus or minus 10 percent, to the subject property. Moreover, the Plan
recommends that the project area be built at a net residential density of about 9 to 12 dwelling
units per acre. The MIPs directed growth strategy is intended to allocate sufficient land area to
accommodate the island’s projected population growth through 2030. The MIPs Directed
Growth Plan prescribes a regional framework for accommodating future urban and rural
development. Theme Four of this framework describes how growth will take place within urban

boundaries. It states:

Maui’s future growth will be accommodated largely within UGBs. These
boundaries will encompass higher density mixed-use infill development, planned
urban expansion, and the creation of new, self-sufficient towns. A primary
objective of the Directed Growth Plan is to ensure that our urban communities

offer a high quality of life.

Designing pedestrian-oriented communities with a mix of uses to sustain daily
needs and close to places of employment makes for a more vibrant and livable
environment. Providing parks and open space, tree lined roadways, and easy
connections to the natural and built environment are necessary to promote

health and well-being.

Beyond our urban boundaries, working agricultural landscapes, natural wildland
areas, and undeveloped shorelines and beaches are vitally necessary to provide

a sense of refuge and escape from the stresses of urban life.
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With the requested District Boundary Amendment the WCT will have sufficient urban lands to
accommodate the land uses proposed in the WCT Master Plan. Importantly, WCTs Master Plan
was developed with the goal of addressing the key goals, objectives and policies of the MIP and

Wailuku-Kahului Community Plan.

3. It shall include lands with satisfactory topography, drainage, and reasonably free from the
danger of any flood, tsunami, unstable soil condition, and other adverse environmental

effects.

Analysis:

The elevation on the mauka development site ranges from approximately 350 feet above mean
sea level at its southeasterly corner to approximately 710 feet above mean sea level at its
northwesterly corner, with a slope averaging approximately 8%. The elevation on the makai
development site ranges from approximately 256 feet above mean sea level at a low point along
the southerly border to approximately 408 feet above mean sea level at the northwesterly
corner, with a slope averaging approximately 4%. The land within the agricultural preserve will

remain undeveloped.

There are three soil series and seven soil types within the area proposed for development. The
topography is gentle to moderately sloping, and the soil series are highly suited for urban

development.

A portion of TMK Parcel Nos. 3-6-002:003 and 3-6-004:003, paralleling the Waikapl Stream, are
located in Zones AEF and AE and XS. Zones AEF and AE are Special Flood Hazard Areas subject
to inundation by the 1% annual chance flood. Zone AEF is defined as the channel of a stream
plus any adjacent floodplain areas that must be kept free of encroachment so that the 1%
annual chance flood can be carried without increasing the BFE. Zone AE is an area where the
base flood elevation has been determined. The project area located adjacent to the Waikapi
Stream, within the Special Flood Hazard Area, is proposed to be set aside for parks, open space

and agriculture. No structures will be will be located within Zone AEF.
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4. Land contiguous with existing urban areas shall be given more consideration than non-
contiguous land, and particularly when indicated for future urban use on state or county

general plans.

Analysis:

The WCT Project Area is bound on the north by the town of Waikapl, which is an existing
community of single-family residential subdivisions. To the east are State Agricultural Lands.
These lands were acquired by the County of Maui for the purpose of developing government
facilities and a regional park, which are urban uses. Abutting these lands is the proposed
Wai'ale development, which will encompass up to 2,550 homes and supporting commercial,
institutional and recreational uses when fully developed. To the west are State Agricultural and
Conservation District lands that form the valleys and slopes of the West Maui Mountains. To
the South is the King Kamehameha Golf Course. The lands abutting the King Kamehameha Golf
course are within the MIPs Rural Growth Boundary. These lands will likely be developed as 2-
acre lots fronting the golf course. The WCTs 800-acre agricultural preserve also abuts the
southern boundary of the project site, creating long-term opportunities for agricultural
development and establishing a permanent green open space separation between the towns of

Waikapi and Ma‘alaea.

Thus, the project area is contiguous to existing urban development on its northern boundary. It
will be contiguous to future urban development on its eastern boundary. An existing golf
course, rural and agricultural lands are contiguous to the Project’s southern boundary.

Agricultural and conservation lands are contiguous to the western boundary.

5. It shall include lands in appropriate locations for new urban concentrations and shall give
consideration to areas of urban growth as shown on the state and county general plans or

community plans or development plans.

Analysis:
The Project Area is located within the MIPs Small Town Growth Boundary, with an allocation of
1,433 residential units, plus or minus ten percent, and an average density guideline of 9 to 12

units per acre. The Project Area is proximate to Wailuku-Kahului, which is the island’s primary
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civic and employment center and supports an urban level of infrastructure and public facilities
including schools, parks, police and fire support services. Moreover, the Project Area is
characterized by topography and soils that are highly suited for development and the project
site is not significantly constrained by the presence of sensitive environmental or cultural

resources.

6. May include lands which do not conform to the standards in paragraphs (1) to (5):
(A) When surrounded by or adjacent to existing urban development; and

(B) Only when those lands represent a minor portion of this district;

Analysis:

While the Applicant believes the Agricultural land conforms to the standards in paragraphs (1)
to (5) of HAR § 15-15-18, it is significant to note that the Agricultural land is immediately
adjacent to existing urban development such as Waikapt Town. In addition, the Project Area is
abutting County land that will be developed for public facilities, such as a region serving fire
station, a regional park and government offices and baseyard facilities. These are urban uses
that will require urban infrastructure and services to support them. In addition, the Wai'ale
community is proposed on lands about one-half mile to the east of the Project Area. It is
expected that the Wai'ale and WCT communities will be designed in a manner that will allow for
safe and convenient pedestrian and bicycle connectivity to shared facilities like parks and

schools as well as commercial areas that may be used by residents of each community.

Because of the WCTs proposal to create an 800-acre agricultural preserve, together with an
additional 277 acres that will be kept in agriculture with very limited subdivision potential, it is
expected that agriculture will be a significant economic and cultural driver of the WCT

community into the foreseeable future.

It can be reasonably concluded that any potential impact to agriculture resulting from the
Project is significantly outweighed by the benefits of the proposed development, including:
e The Applicant’s proposal to dedicate 800-acres of agricultural land in perpetuity for
agricultural development and limit subdivision potential on another 277 acres;

e The designation of the project site as a Planned Growth Area in the MIP;
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e The project site’s proximity to existing and planned urban development;

e The project site’s high suitability for urban development because of its favorable
topography and soils; and

e The need for additional urban land to accommodate the projected housing demand

through 2030.

7. It shall not include lands, the urbanization of which will contribute toward scattered spot
urban development, necessitating unreasonable investment in public infrastructure or

support services.

Analysis:
Urbanization of the subject property will not contribute to scattered spot urban development.
The subject property is located adjacent to, and will become part of, the existing and future

urban uses proposed in the area.

Moreover, the WCT will not necessitate unreasonable public investment in infrastructure
facilities or public services. The Applicant will be engaging in infrastructure improvements to

mitigate any potential impacts of the proposed development.

8. It may include lands with a general slope of twenty per cent or more if the commission
finds that those lands are desirable and suitable for urban purposes and that the design
and construction controls, as adopted by any federal, state, or county agency, are
adequate to protect the public health, welfare and safety, and the public's interests in the

aesthetic quality of the landscape.

Analysis:

Not Applicable.

The proposed boundary reclassification is consistent with the following standards of the Rural

District, Sec 15-15-21, Hawai‘i Administrative Rules:
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1. Areas consisting of small farms; provided that the areas need not be included in this

district if their inclusion will alter the general characteristics of the areas;

Analysis:

The approximate 149.85-acres proposed for the Rural District is intended to serve as a
buffer between the WCTs residential uses on the mauka side of Honoapi’ilani Highway and
the WCTs agricultural lands to the west and south. The Rural site plan was designed using
Conservation Subdivision Design (CSD) techniques to cluster the rural residences and
preserve open land for community gardening, grazing of livestock or horses and open land
recreation. There are two different sites proposed for rural development. Each site is
mauka (west) of Honoapi’ilani Highway. There are 57.46 acres located mauka of the
northwestern most residential lots. These lands are surrounded by agricultural lands to the
west, north, and south. WCT urban lands will be abutting the eastern boundary of these

rural lots.

The second rural area comprises approximately 92.39 acres and is located on the mauka
development site, adjacent to single-family residences on the south side of the property. Of
the 92.398 acres comprising this rural area, approximately 25-acres will remain in open
space, or about 27 percent of the area. It is envisioned that this area will be used for
community gardening, grazing of horses or cattle, open land recreation and open space.
These rural lots will be adjacent to WCT urban lands to the north, Honoapi’ilani Highway and
urban lands to the east, rural lands and the King Kamehameha Golf Course to the west, and
the proposed agricultural preserve to the south. Each owner of a rural lot will be permitted
to engage in agricultural activities and/or recreational gardening on their property, but

commercial agriculture will not be a requirement of rural home owners.

The area proposed for rural development is currently in diversified agricultural use. Once
developed, these existing agricultural uses will be relocated to the 1,077 acres of agricultural
lands that will be abutting the WCT. The MIPs Directed Growth Strategy allocates 80-rural
lots to the WCT in order to help address the demand for rural lots on Maui. Once the urban

and rural lots are developed, the WCT will resemble an urban country-town village,
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encircled by the West Maui Mountains and community gardens, small farms and diversified

agricultural operations farming the abutting agricultural lands.

Rural home buyers will be informed of all applicable Right-to-Farm Laws and will be apprised
of the potential for agricultural related impacts to their properties, including dust, noise,

and odors from agricultural operations.

2. Activities or uses as characterized by low-density residential lots of not less than one-half
acre and a density of not more than one single-family dwelling per one-half acre in areas
where “city-like” concentration of people, structures, streets, and urban level of services
are absent, and where small farms are intermixed with the low density residential lots;
and
Analysis:

The average rural lot is expected to be about .65 acres, or 27,878 square feet, which is
greater than the one-half acre minimum lot size within the Rural District. As noted, the rural
lots are intended to serve as a transition between the urban and agricultural lands and to
compliment the diversity of housing types that will be offered by the project. Rural lots will
comprise just 5.6 percent of the 1,433 residential units, but will create a more diverse
settlement pattern to help serve the demand for large rural lots on Maui. While the rural
lots will be proximate to urban levels of infrastructure and public services, the lots will be
developed utilizing rural subdivision standards so as to maintain a more rural and
agricultural sense of place in these areas. As noted, the MIPs Directed Growth Plan
allocates 80-rural lots to the project area in order to help address the demand for these

types of lots on Maui.

3. It may also include parcels of land which are surrounded by, or contiguous to this district,

and are not suited to low-density residential uses for small farm or agricultural uses.

Analysis:
The WCT will create a “complete community” integrating urban, rural and agricultural land
uses into a unified whole. The lands to the north of the project site comprise the existing

Waikapi town, which has already been developed with urban uses. To the east of the
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project area are lands recently acquired by the County of Maui for governmental facilities
and a regional park. The rural lands will be contiguous to the WCTs urban and agricultural

lands.

B. HAWAI‘l STATE PLAN

Chapter 226, HRS, also known as the Hawai‘i State Plan, is a long-range comprehensive plan that
serves as a guide for the future long-range development of the State by identifying goals, objectives,

policies, and priorities, as well as implementation mechanisms. As stated in Section 226-1,

The purpose of this chapter is to set forth the Hawai‘i state plan that shall serve as a
guide for the future long-range development of the State; identify the goals, objectives,
policies, and priorities for the State; provide a basis for determining priorities and
allocating limited resources, such as public funds, services, human resources, land,
energy, water, and other resources; improve coordination of federal, state, and county
plans, policies, programs, projects, and regulatory activities; and to establish a system
for plan formulation and program coordination to provide for an integration of all major

state, and county activities.

Table 58 52: Hawai‘i State Plan, Chapter 226 — Part I. Overall Theme, Goals, Objectives and Policies

SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES

RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

HRS 226-1: Findings and Purpose

HRS 226-2: Definitions

HRS 226-3: Overall Theme

and self-determination, it shall be the goal of the State to achieve:

HRS 226-4: State Goals. In order to guarantee, for the present and future generations, those elements of

choice and mobility that insure that individuals and groups may approach their desired levels of self-reliance

1. A strong, viable economy, characterized by stability, diversity, and growth, that enables the S
fulfillment of the needs and expectations of Hawai‘i’s present and future generations.
2. A desired physical environment, characterized by beauty, cleanliness, quiet, stable natural S
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

systems, and uniqueness, that enhances the mental and physical well-being of the people.

3. Physical, social, and economic well-being, for individuals and families in Hawai‘i, that S
nourishes a sense of community responsibility, of caring, and of participation in community

life.

ANALYSIS: The WCT serves the above-referenced goals by creating both housing and employment for Maui
residents, which will result in greater opportunity for self-reliance and self-determination. The project will
demonstrate the benefits of a “complete community”, which among several benefits, includes the provision of
a diverse range of housing types, commercial and civic uses inter-connected by vehicular, pedestrian and
bicycle networks. The WCT is envisioned to be a more cohesive, livable and environmentally sustainable
community than the more homogenous and automobile dependent communities that were built elsewhere in

Hawai‘i and on the Mainland over the prior several decades.

Chapter 226-5, HRS, Objective and Policies for Population

Objective: It shall be the objective in planning for the state’s population to guide population growth to be

consistent with the achievement of physical, economic and social objectives contained in this chapter.

Policies: RATING

(1) Manage population growth statewide in a manner that provides increased opportunities for S
Hawai‘i's people to pursue their physical, social, and economic aspirations while recognizing the

unique needs of each county.

(2) Encourage an increase in economic activities and employment opportunities on the neighbor S

islands consistent with community needs and desires.

(3) Promote increased opportunities for Hawai‘i's people to pursue their socio-economic S

aspirations throughout the islands.

(4) Encourage research activities and public awareness programs to foster an understanding of NA
Hawai‘i's limited capacity to accommodate population needs and to address concerns resulting

from an increase in Hawai‘i's population.

(5) Encourage federal actions and coordination among major governmental agencies to promote a NA
more balanced distribution of immigrants among the states, provided that such actions do not

prevent the reunion of immediate family members.

(6) Pursue an increase in federal assistance for states with a greater proportion of foreign NA

immigrants relative to their state's population.
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

(7) Plan the development and availability of land and water resources in a coordinated manner so S
as to provide for the desired levels of growth in each geographic area. [L 1978, ¢ 100, pt of §2; am L
1986, c 276, §4; am L 1988, ¢ 70, §3; am L 1993, ¢ 213, §3]

ANALYSIS: In 2007 the County of Maui initiated the update of the 1990 General Plan to address County goals,
objectives, policies and priority actions in the areas of population growth, housing, economic development,
public infrastructure and facilities, the environment and cultural resources through 2030. The General Plan
update resulted in the adoption of the County-wide Policy Plan in 2010 and the MIP (December 2012). Maui'’s
first “Managed and Directed Growth Strategy” (MDGS) was a key element brought forth through the MIP
effort. The MDGS attempts to balance the demand for more housing and economic development with the

desire to protect and maintain the island’s sense of place, environmental and cultural resources.

The MIP designated the WCT property as a “Planned Growth Area”. Planned Growth Areas receive an
allocation of housing and supporting land uses in order to accommodate the island’s future needs. In this

sense, the project is directly supportive of policies 1, 2, 3 and 7.

Chapter 226-6, HRS, Objectives and Policies for the Economy — in General

Objectives: Planning for the State's economy in general shall be directed toward achievement of the following

objectives:
Objectives: RATING
(1) Increased and diversified employment opportunities to achieve full employment, increased S

income and job choice, and improved living standards for Hawai‘i's people, while at the same time
stimulating the development and expansion of economic activities capitalizing on defense, dual-
use, and science and technology assets, particularly on the neighbor islands where employment

opportunities may be limited.

(2) A steadily growing and diversified economic base that is not overly dependent on a few S

industries, and includes the development and expansion of industries on the neighbor islands.

Policies:

(1) Expand Hawai‘i's national and international marketing, communication, and organizational ties, NA
to increase the State's capacity to adjust to and capitalize upon economic changes and

opportunities occurring outside the State.

(2) Promote Hawai‘i as an attractive market for environmentally and socially sound investment NA
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

activities that benefit Hawai‘i's people.

(3) Seek broader outlets for new or expanded Hawai‘i business investments. NA
(4) Expand existing markets and penetrate new markets for Hawai‘i's products and services. NA
(5) Assure that the basic economic needs of Hawai‘i's people are maintained in the event of NA

disruptions in overseas transportation.

(6) Strive to achieve a level of construction activity responsive to, and consistent with, state S

growth objectives.

(7) Encourage the formation of cooperatives and other favorable marketing arrangements at the NA

local or regional level to assist Hawai‘i's small scale producers, manufacturers, and distributors.

(8) Encourage labor-intensive activities that are economically satisfying and which offer NA

opportunities for upward mobility.

(9) Foster greater cooperation and coordination between the government and private sectors in NA

developing Hawai‘i's employment and economic growth opportunities.

(10) Stimulate the development and expansion of economic activities which will benefit areas with NA

substantial or expected employment problems.

(11) Maintain acceptable working conditions and standards for Hawai‘i's workers. NA

(12) Provide equal employment opportunities for all segments of Hawai‘i's population through NA

affirmative action and nondiscrimination measures.

(13) Stimulate the development and expansion of economic activities capitalizing on defense, NA
dual-use, and science and technology assets, particularly on the neighbor islands where

employment opportunities may be limited.

(14) Encourage businesses that have favorable financial multiplier effects within Hawai‘i's NA

economy, particularly with respect to emerging industries in science and technology.

(15) Promote and protect intangible resources in Hawai‘i, such as scenic beauty and the Aloha S

Spirit, which are vital to a healthy economy.

(16) Increase effective communication between the educational community and the private sector NA
to develop relevant curricula and training programs to meet future employment needs in general,

and requirements of new, potential growth industries in particular.

(17) Foster a business climate in Hawai‘i-including attitudes, tax and regulatory policies, and NA

financial and technical assistance programs--that is conducive to the expansion of existing
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

enterprises and the creation and attraction of new business and industry. [L 1978, c 100, pt of §2;

am L 1986, ¢ 276, §5; am L 1988, c 70, §4; am L 1993, c 213, §4; am L 2009, c 167, §2]

ANALYSIS: The WCT is intended to provide housing along with supporting commercial, employment and
institutional uses that will allow for Maui’s economic base industries to grow, diversify and become more

sustainable - including the island’s agricultural industry.

As discussed in Section V.B.3-4 (Economy and Project Induced Economic Impacts) the WCT development will
bring in $609-1 $644.1 million of new capital investment into the Maui economy. The construction of the WCT
components will directly create an estimated 2,320 2,476 "worker-years" of employment (the equivalent of 52

work weeks at 40 hours per week) in the trades and associated businesses during build-out, an average of 1'65

The 169,000 square feet of new commercial operation will generate some 4,251 FTE worker years during the

2016-2030 projection period, providing stabilized employment for 531 permanent positions. These jobs will be

new positions in the Maui economy. This total does not include the employment, wages or business activity

contributions of the existing 29,250 square feet of commercial space in the Maui Tropical Plantation which will

be retained.

The Project will require an estimated 66 worker years of maintenance and common area element employment

on a continual basis, and will generate some 1,750 1,789 worker years of off-site employment from 2016-2030

and a stabilized demand for 149 FTE positions. In aggregate, during the development of the WCT 8,750 8,946

worker vears of employment will be created during construction and operations, on-site/direct and off-

site/indirect, with stabilized employment after completion of 746 jobs. During the 15 years projection period,

W(CT will have a base economic impact on Maui of some $817.1 million in new monies with a stabilized annual

benefit of $32.1 million thereafter.

By providing much needed housing in a format that will create a high quality of life for Maui’s working families,

and generating short- and long-term employment in the construction, trade and agricultural industries, the

project is directly supportive of policies 1, 2, 6, and 15.
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

Chapter 226-7 Objectives and policies for the economy-agriculture.

Objectives; Planning for the State's economy with regard to agriculture shall be directed towards achievement

of the following objectives:

Objectives:

(1) Viability of Hawai‘i's sugar and pineapple industries. NS
(2) Growth and development of diversified agriculture throughout the State. S
(3) An agriculture industry that continues to constitute a dynamic and essential component of S

Hawai’‘i's strategic, economic, and social well-being.

Policies:

(1) Establish a clear direction for Hawai‘i's agriculture through stakeholder commitment and S
advocacy.

(2) Encourage agriculture by making best use of natural resources. S
(3) Provide the governor and the legislature with information and options needed for prudent NA

decision making for the development of agriculture.

(4) Establish strong relationships between the agricultural and visitor industries for mutual NA

marketing benefits.

(5) Foster increased public awareness and understanding of the contributions and benefits of S

agriculture as a major sector of Hawai‘i's economy.

(6) Seek the enactment and retention of federal and state legislation that benefits Hawai‘i's NA
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

agricultural industries.

(7) Strengthen diversified agriculture by developing an effective promotion, marketing, and S
distribution system between Hawai‘i's producers and consumer markets locally, on the continental

United States, and internationally.

(8) Support research and development activities that strengthen economic productivity in NA
agriculture, stimulate greater efficiency, and enhance the development of new products and

agricultural by-products.

(9) Enhance agricultural growth by providing public incentives and encouraging private initiatives. S

(10) Assure the availability of agriculturally suitable lands with adequate water to accommodate S

present and future needs.

(11) Increase the attractiveness and opportunities for an agricultural education and livelihood. S

(12) Expand Hawai‘i's agricultural base by promoting growth and development of flowers, tropical S
fruits and plants, livestock, feed grains, forestry, food crops, aquaculture, and other potential

enterprises.

(13) Promote economically competitive activities that increase Hawai‘i's agricultural self- S
sufficiency.
(14) Promote and assist in the establishment of sound financial programs for diversified NA
agriculture.
(15) Institute and support programs and activities to assist the entry of displaced agricultural S

workers into alternative agricultural or other employment.

(16) Facilitate the transition of agricultural lands in economically non-feasible agricultural S
production to economically viable agricultural uses. [L 1978, c 100, pt of §2; am L 1986, c 276, §6;
am L 1993, ¢ 25, §2; am L 2009, c 167, §3]

ANALYSIS: The BEIS FEIS includes an Agricultural Impact Assessment (See: Section IV.A.7 and Appendix G). The
Project will result in the urbanization of approximately 485 acres of ALISH designated prime agricultural land.
However, in the context of the availability of agricultural lands statewide and on Maui, the land proposed for
urbanization represents a very small percentage of the lands available. There are approximately 2 million acres
in the State Agricultural District. The subject development represents just .024% of this area. On Maui, there
are approximately 82,582 acres of agricultural lands rated by the LSB as A, B, or C. The subject development

represents just 0.59% of these lands. Within Maui County, approximately 64,150 acres has been released from
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

crop production since 1987. The subject development represents just 0.76% of these lands.33 Moreover, in

January 2016 HC&S announced that its sugar plantation on Maui would be closed after a final harvest. This

event will release approximately 33,000 acres from production, which will dramatically increase the supply of

land available for diversified agriculture.

Thus, the urbanization of the subject 485 acres should have minimal long-term impact on the availability of
agricultural land within the County and/or State since an abundance of other land, of a similar or higher quality,
is currently fallow and available for production elsewhere. In addition, the WCT’s agricultural component
includes nearly 1,077 acres of land that will remain in agricultural use. Of these lands, approximately 800 acres
will be permanently dedicated to agricultural use with no residential structures to be permitted. The remaining
277 acres may be subdivided into as many as five agricultural lots where a farm dwelling may be permitted.
Within the agricultural lands, several hundred acres may be developed as a public and/or private agricultural

park to help facilitate Maui’s agricultural development.

There are feur three commercial farms farming MTP lands. These include Kumu Farms, Hoaloa Farms, Makani
Olu Ranch, and Beef and Bloom. HawaiiFare-LLCand-HE&S. The proposed urbanization will require both Kumu

Farms and Hoaloa Farms HawaiiFare to relocate their agricultural operations to the proposed agricultural park

and other suitable agricultural lands within the project. Fhe-Preject-wil-also-impacta—portion-of-the-current

The Agricultural Impact Assessment (Appendix G) notes that a significant impediment to agricultural

development on Maui, and throughout the state, is the scarcity of agricultural land, with irrigation water, that is

33 Does not account for the release of an additional 33,000 acres from sugarcane resulting from the closure of HC&S. If these lands

are added to the 64,150 acres released since 1987, then the subject development accounts for just 0.50 percent since 1987.
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SECTION | Chapter 226 — PART |. OVERALL THEME, GOALS, OBJECTIVES AND POLICIES RATING

readily available and affordable for long-term lease to diversified farmers. The establishment of a centrally
located 800-acre agricultural reserve that consists of highly productive lands with access to affordable irrigation
water and close proximity to inter-island and mainland shipping opportunities, should help Maui farmers

compete in local, mainland and international markets.

The subject land was placed into the Small Town Growth Boundary during the General Plan 2030 update, when
other overriding factors were present. These factors included the forecasted demand for additional urban lands
to accommodate projected population growth and housing demand, the development suitability of the subject
land, as well as its proximity to existing employment, infrastructure, public facility systems and existing urban
development. Moreover, as documented in the Agricultural Impact Assessment, the urbanization of the subject
lands will not significantly impact the future viability of the sugar or pineapple industries or the growth of

diversified agriculture on Maui or throughout the State.

The proposed action has been carefully analyzed for its short- and long-term impacts upon the agricultural
industry. While the proposed action will result in the loss of prime agricultural lands, it will not significantly
impact the short- or long-term viability of agriculture in Hawai‘i since an abundance of currently fallow former
sugar and pineapple land is currently available elsewhere. The project will, however, help to address the
current shortage of agricultural park lots by establishing a new private and/or public agricultural park within

Central Maui.

Chapter 226-8 Objective and policies for the economy-visitor industry.

Objectives: Planning for the State's economy with regard to the visitor industry shall be directed towards the
achievement of the objective of a visitor industry that constitutes a major component of steady growth for

Hawai‘i's economy.

Policies:
(1) Support and assist in the promotion of Hawai‘i's visitor attractions and facilities. NA
(2) Ensure that visitor industry activities are in keeping with the social, economic, and physical NA

needs and aspirations of Hawai‘i's people.

(3) Improve the quality of existing visitor destination areas by utilizing Hawai‘i's strengths in NA

science and technology.

(4) Encourage cooperation and coordination between the government and private sectors in NA
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developing and maintaining well-designed, adequately serviced visitor industry and related

developments which are sensitive to neighboring communities and activities.

(5) Develop the industry in a manner that will continue to provide new job opportunities and S

steady employment for Hawai‘i's people.

(6) Provide opportunities for Hawai‘i's people to obtain job training and education that will allow NA

for upward mobility within the visitor industry.

(7) Foster a recognition of the contribution of the visitor industry to Hawai‘i's economy and the NA

need to perpetuate the aloha spirit.

(8) Foster an understanding by visitors of the aloha spirit and of the unique and sensitive character NA
of Hawai‘i's cultures and values. [L 1978, c 100, pt of §2; am L 1986, c 276, §7; am L 1988, c 70, §5;
am L 2009, c 167, §4]

ANALYSIS: The WCT is not targeting the visitor industry; however a small business hotel may be established as
a permitted use within the project’s mixed-use commercial district. Such a facility would only be proposed if it
were considered economically viable and demand warranted its establishment. A business hotel would
support Maui’s economy and create additional employment in the visitor industry. Transient vacation rentals
and timeshare units will be prohibited within the WCT; therefore these objectives and policies are not
applicable. A limited number of B&B’s may be permitted within certain areas of the WCT, if it is deemed that
such uses would add economic vitality to the commercial core while not negatively impacting residential

neighborhoods.

Chapter 226-9 Objective and policies for the economy-federal expenditures.

Objective: Planning for the State's economy with regard to federal expenditures shall be directed towards

achievement of the objective of a stable federal investment base as an integral component of Hawai‘i's

economy.
Policies: RATING
(1) Encourage the sustained flow of federal expenditures in Hawai‘i that generates long-term NA

government civilian employment;

(2) Promote Hawai‘i's supportive role in national defense, in a manner consistent with Hawai‘i's NA
social, environmental, and cultural goals by building upon dual-use and defense applications to
develop thriving ocean engineering, aerospace research and development, and related dual-use

technology sectors in Hawai‘i's economy;
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(3) Promote the development of federally supported activities in Hawai‘i that respect statewide NA
economic concerns, are sensitive to community needs, and minimize adverse impacts on Hawai‘i's
environment;

(4) Increase opportunities for entry and advancement of Hawai‘i's people into federal government NA
service;

(5) Promote federal use of local commodities, services, and facilities available in Hawai‘j; NA
(6) Strengthen federal-state-county communication and coordination in all federal activities that NA
affect Hawai‘i; and

(7) Pursue the return of federally controlled lands in Hawai‘i that are not required for either the NA
defense of the nation or for other purposes of national importance, and promote the mutually
beneficial exchanges of land between federal agencies, the State, and the counties. [L 1978, c 100,

pt of §2; am L 1986, c 276, §8; am L 2006, c 65, §3; am L 2009, c 167, §5]

ANALYSIS: The WCT is not expected to have a measurable impact on Federal expenditures to Hawai‘i.
Chapter 226-10 Objective and policies for the economy-potential growth activities.

Objective: Planning for the State's economy with regard to potential growth activities shall be directed

towards achievement of the objective of development and expansion of potential growth activities that serve

to increase and diversify Hawai‘i's economic base.

Policies: RATING
(1) Facilitate investment and employment growth in economic activities that have the potential to S
expand and diversify Hawai‘i's economy, including but not limited to diversified agriculture,
aquaculture, renewable energy development, creative media, and science and technology-based
sectors;
(2) Expand Hawai‘i's capacity to attract and service international programs and activities that NA
generate employment for Hawai‘i's people;
(3) Enhance and promote Hawai‘i's role as a center for international relations, trade, finance, NA
services, technology, education, culture, and the arts;
(4) Accelerate research and development of new energy-related industries based on wind, solar, NA
ocean, and underground resources and solid waste;
(5) Promote Hawai‘i's geographic, environmental, social, and technological advantages to attract NA
new economic activities into the State;
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(6) Provide public incentives and encourage private initiative to attract new industries that best NA

support Hawai‘i's social, economic, physical, and environmental objectives;

(7) Increase research and the development of ocean-related economic activities such as mining, NA

food production, and scientific research;

(8) Develop, promote, and support research and educational and training programs that will NA

enhance Hawai‘i's ability to attract and develop economic activities of benefit to Hawai’i;

(9) Foster a broader public recognition and understanding of the potential benefits of new, NA

growth-oriented industry in Hawai‘i;

(10) Encourage the development and implementation of joint federal and state initiatives to NA
attract federal programs and projects that will support Hawai‘i's social, economic, physical, and

environmental objectives;

(11) Increase research and development of businesses and services in the telecommunications and NA

information industries; and

(12) Foster the research and development of non-fossil fuel and energy efficient modes of NA
transportation. [L 1978, c 100, pt of §2; am L 1986, c 276, §9; am L 1988, c 70, §6; am L Sp 1988, c
1, §5; am L 2009, c 156, §2 and c 167, §6]

ANALYSIS: The WCT is expected to indirectly support Maui’s existing economic base activities by providing
much needed housing to serve the island’s workforce. Moreover, the project will directly support Hawai‘i’s
diversified agricultural sector by establishing an approximate 800-acre agricultural preserve on prime
agricultural lands with access to a reliable source of irrigation water. A centrally located agricultural park
within the WCT will help Maui’s farmers better compete with mainland agricultural producers in Hawai‘i’s

market while also creating opportunities to expand exports to mainland and international markets.

Chapter 226-10.5 Objectives and policies for the economy-information industry.

Objective: Planning for the State's economy with regard to telecommunications and information technology
shall be directed toward positioning Hawai‘i as a leader in broadband communications and applications in the

Pacific Region.

Policies:

(1) Encourage the continued development and expansion of the telecommunications NA

infrastructure serving Hawai‘i to accommodate future growth in the information industry;

(2) Facilitate the development of new business and service ventures in the information industry NA
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which will provide employment opportunities for the people of Hawai‘j;

(3) Encourage greater cooperation between the public and private sectors in developing and NA

maintaining a well- designed information industry;

(4) Ensure that the development of new businesses and services in the industry are in keeping with NA

the social, economic, and physical needs and aspirations of Hawai‘i's people;

(5) Provide opportunities for Hawai‘i's people to obtain job training and education that will allow NA

for upward mobility within the information industry;

(6) Foster a recognition of the contribution of the information industry to Hawai‘i's economy; and NA

(7) Assist in the promotion of Hawai‘i as a broker, creator, and processor of information in the NA

Pacific. [L Sp 1988, c 1, §3; am L 2009, c 167, §7]

ANALYSIS: The WCT will have minimal direct impact on Maui’s telecommunications and information

technology industries.

Chapter 226-11, HRS, Objectives and Policies for the Physical Environment — Land Based, Shoreline, and

Marine Resources

Objectives: RATING
(1) Prudent use of Hawai‘i's land-based, shoreline, and marine resources. S
(2) Effective protection of Hawai‘i's unique and fragile environmental resources. S
Policies:

(1) Exercise an overall conservation ethic in the use of Hawai‘i's natural resources. S
(2) Ensure compatibility between land-based and water-based activities and natural resources and S

ecological systems.

(3) Take into account the physical attributes of areas when planning and designing activities and S
facilities.
(4) Manage natural resources and environs to encourage their beneficial and multiple use without S

generating costly or irreparable environmental damage.

(5) Consider multiple uses in watershed areas, provided such uses do not detrimentally affect NA

water quality and recharge functions.

(6) Encourage the protection of rare or endangered plant and animal species and habitats native S

to Hawai‘i.

(7) Provide public incentives that encourage private actions to protect significant natural resources NA
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from degradation or unnecessary depletion.

(8) Pursue compatible relationships among activities, facilities, and natural resources. S

(9) Promote increased accessibility and prudent use of inland and shoreline areas for public S

recreational, educational, and scientific purposes. [L 1978, ¢ 100, pt of §2; am L 1986, c 276, §10]

ANALYSIS: The WCT is not located within the State’s Special Management Area and no listed or endangered
species of flora and fauna were identified on the property that will impact the development feasibility of the
project site. During build-out and during the operations phase BMPs will be implemented to mitigate non-
point source pollution to Maui’s coastal resources as well as to mitigate fugitive dust impacts. In addition,
through the EIS and entitlement application processes mitigation measures will be identified to help address

any environmental impacts that may arise from the project.

From a site planning perspective, the WCT Master Plan carefully considers the natural topography of the site
and incorporates unique natural areas into parks and open spaces throughout the WCT. Proposed buildings
will be incorporated into the natural topography of the property and building layout will be oriented to

preserve view planes towards the Pacific Ocean, Haleakala, and the West Maui Mountains.

Chapter 226-12, HRS, Objective and Policies for the Physical Environment — Scenic, Natural Beauty, and

Historic Resources

Objective: Planning for the State's physical environment shall be directed towards achievement of the

objective of enhancement of Hawai‘i's scenic assets, natural beauty, and multi-cultural/historical resources.

Policies:
(1) Promote the preservation and restoration of significant natural and historic resources. S
(2) Provide incentives to maintain and enhance historic, cultural, and scenic amenities. NA

(3) Promote the preservation of views and vistas to enhance the visual and aesthetic enjoyment of | S & NS

mountains, ocean, scenic landscapes, and other natural features.

(4) Protect those special areas, structures, and elements that are an integral and functional part of | S & NS

Hawai‘i's ethnic and cultural heritage.

(5) Encourage the design of developments and activities that complement the natural beauty of S

the islands. [L 1978, c 100, pt of §2; am L 1986, c 276, §11]

ANALYSIS: As discussed in Section V.A.4 (Historical and Archaeological Resources) the Project’s AlS

documented no evidence of traditional Hawaiian activities, with the possible exception of a remnant retaining
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wall or terrace (Site 7882) on the property. It was noted that the negative results are primarily due to the
compounded disturbances from sugarcane cultivation, historic habitation and modern land use. Other historic
features documented in the AIS primarily relate to plantation-era agricultural irrigation features, including a
section of the Waihe'e Ditch that traverses north to south across the subject property mauka of Honapi’ilani
Highway. The Waihe'e Ditch may by covered as part of the development for the purpose of reducing water
loss through seepage, preventing potential liability once the project area is developed, making it easier and
less costly to develop the project site, and to create a north-south pedestrian and bicycle corridor within the
ditch right-of-way. The AIS concludes that the Waihe'e Ditch has been adequately recorded and that covering
it will not significantly impact the State’s archaeological resources. The AIS also recorded a World War Il era
bunker on the site. Policy 4 is checked as both a “Support” and “Not Support” because the project will have
an adverse impact upon the Waihe'e Ditch and may also impact a WWII bunker, but proactive measures have

also been taken to record these features in advance of their being impacted.

The AIS also recommends Archaeological Monitoring for those areas that contain former LCA’s and Grants, as
well as extant historic properties; however spot monitoring inspections of other localities not expressed above
may also be instituted. In addition, archaeological monitoring is recommended in the areas that are in close
proximity to Wai'ale and Waiko Roads. These areas are known to contain traditional and historic burials. Prior
to the commencement of construction, an Archaeological Monitoring Plan (AMP) detailing the localities to

undergo monitoring procedures will be prepared and submitted to SHPD for review and approval.

As discussed in Section V.A.5 (Cultural Resources) and in Appendix F (Cultural Impact Assessment) Waikapi
has a long and rich cultural history and a strong representation of traditional cultural practices. The cultural
practices and beliefs that are documented in the CIA include Hawaiian subsistence and residential agriculture
on kuleana lands. These lands utilize the Waikapid Stream, which is a valuable cultural resource. Intricate
irrigation systems built prior to western contact continue to be maintained and utilized. There are also on-
going projects in the mauka portion of the Applicant’s land that are being utilized for cultural site and native
habitat restoration, while providing a traditional access point into the Waikapt Valley for gathering of 1a‘au
lapa‘au (medicinal plants) and native seed gathering. The traditional agricultural practices and
cultural/natural site restoration projects have an important value to the native Hawaiian people, the Waikapu

community, and other ethnic groups found in Hawai‘i by enhancing cultural identity and well-being.
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There are also two kuleana lots privately owned by the Mahi family (LCAw: 2499, R.P. 4070 AP 1 &2 to Ehunui)
and (Grant 1153 to Ehunui) that are situated within TMK: (2) 3-6-004:003. These kuleana parcels will remain
in agricultural use and will not be subject to entitlement changes. The subject lots are identified as TMK: Nos.
(2) 3-6-005:009 (0.06 acres) and TMK: (2) 3-6-005:010 (0.5 acres). The Mahi family would like to preserve their
lands. In the oral interviews conducted during the CIA, the Mahi Family expressed a desire to keep these lands

in their family while working with the developer to seek a solution that will benefit both parties.

The CIA also notes that there is a community desire to protect and restore the Waikapd Stream. Waikapi
Stream is considered Waikapd’s most valuable cultural resource. There is an established 100-foot riparian
buffer along the stream as it traverses mauka to makai along the eastern edge of the project boundary. The
WCT proposes agricultural, park and open space land uses along the stream corridor. The closest abutting
urban land use is located approximately 100-feet away from the stream on the makai development site. The
kuleana farmers that use the stream for crop cultivation continue to have discussions with the Applicant in

order to establish a long term water use plan for both surface and groundwater.

As discussed in Section V.A.6 (Visual Resources) the WCT will have approximately 4,700 linear feet of urban
and rural frontage along Honoapi’ilani Highway and 7,550 linear feet of agricultural frontage. The WCT will
change the character of the existing open space, Haleakala and West Maui Mountain views along the frontage
of the Highway where urban and rural development is being proposed. The views in this area, where not
currently obstructed by vegetation within the right-of-way, are of agricultural lands and the West Maui
Mountain in the background looking in a mauka direction. Looking in a makai direction, where not obstructed
by existing vegetation, views of sugarcane are prominent with Haleakala and the Pacific Ocean in the

background on clear days.

While the existing character of the open space, Haleakala and West Maui Mountain views will be impacted by
the development, setbacks of at least 60-feet, and in some areas up to 100-feet or more, will be utilized along
each side of the Honoapi’ilani Highway to separate the development from the public right-of-way. In order to
mitigate the obstruction of views from the highway to the West Maui Mountains, buildings will be setback

from the highway and building heights will be limited to a maximum of 30-feet along the highway frontage.
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Buildings will also be separated, placed and oriented in a manner that will establish view corridors from the
highway to the West Maui Mountains. Building setbacks and placement will help to mitigate the project’s

overall impact upon the existing views of Haleakala and the West Maui Mountains.

While the development will produce an impact upon the character of views along Honoapi’ilani Highway,
fronting the urban lands, the Applicant is also proposing to create a permanent 800-acre agricultural preserve
that will exist on both the mauka and makai sides of Honoapi’ilani Highway. The preserve’s frontage is
approximately 7,550-feet along the highway. The approximate 800-acres of agricultural land will create a
permanent open space buffer and permanent separation between Waikapld Town and Ma‘alaea. Along this
section of the highway, largely unobstructed views of Haleakala, the West Maui Mountains and partial views

of the Pacific Ocean will exist in perpetuity.

Within the setbacks along Honoapi’ilani Highway pedestrian and bicycle facilities are planned and landscape
planting of canopy shade trees will be established. As is common throughout Hawai‘i, and especially on Maui,
the planting of large canopy Monkey Pod trees, tropical shrubs and ground covers will be maintained within
the setbacks to create a sense of separation and definition between the urban development and the highway.
Separated from the highway, an approximate 10-foot wide shared pedestrian and bicycle track will meander
along the roadways frontage. The overall effect will be to create a greenway, with a variety of plant massing
and color, and the presence of intermittent views of Haleakala and the West Maui Mountains along the

highway frontage of the development.

Within the project, roadways will also be aligned, where practical, to create mauka and makai view corridors.
This opportunity exists at each entrance into the project site and along the internal roadways that travel from
east to west. Within the project site, the WCT Master Plan will transform the current character of the MTP
from a visitor oriented attraction to a park-like village center, with the existing lagoon, gardens, open spaces,
shops, and restaurants coming together to create a unique sense of place. While the existing agricultural and
open space ambiance of the lands abutting the MTP will be transformed into an urban settlement pattern, the
WCT will maintain a rural and agricultural ambiance at its boundaries because of the preservation of the

agricultural lands comprising the agricultural preserve.
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The WCT Master Plan Design Guidelines will limit building heights, where necessary, in order to maintain
views towards the summits of Haleakala and the West Maui Mountains. Moreover, open space will be
integrated throughout the Project and, together with the proposed street layout, will create and frame view

corridors throughout the WCT to the Pacific Ocean, Haleakala, and the West Maui Mountains.

From an urban design perspective, the proposed project will complement the unique country-town
architectural character that exists in Waikapa, Wailuku, Pa‘ia, and Makawao. The WCT design guidelines will
control the density, architectural design, and variation of all buildings in the WCT without sacrificing views or
the aesthetic character of the development. The goals of the design guidelines will be to preserve views and
maintain the aesthetic character of the community. A defining quality of the urban design character of the
development will be to create architecturally pleasing streets, with landscape planting that will frame the

travel ways and provide scale around architectural elements.

Chapter 226-13, Hawai‘i Revised Statutes, Objectives and Policies for the Physical Environment — Land, Air,

and Water Quality

Objectives:

(1) Maintenance and pursuit of improved quality in Hawai‘i's land, air, and water resources. S
(2) Greater public awareness and appreciation of Hawai‘i's environmental resources. S
Policies:

(1) Foster educational activities that promote a better understanding of Hawai‘i's limited NA

environmental resources.

(2) Promote the proper management of Hawai‘i's land and water resources. S
(3) Promote effective measures to achieve desired quality in Hawai‘i's surface, ground, and coastal S
waters.

(4) Encourage actions to maintain or improve aural and air quality levels to enhance the health and S

well-being of Hawai‘i's people.

(5) Reduce the threat to life and property from erosion, flooding, tsunamis, hurricanes, S

earthquakes, volcanic eruptions, and other natural or man-induced hazards and disasters.

(6) Encourage design and construction practices that enhance the physical qualities of Hawai‘i's S

communities.

(7) Encourage urban developments in close proximity to existing services and facilities. S
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(8) Foster recognition of the importance and value of the land, air, and water resources to S

Hawai‘i's people, their cultures and visitors. [L 1978, ¢ 100, pt of §2; am L 1986, c 276, §12]

ANALYSIS: The WCT is not located within the State’s Special Management Area and no listed or endangered
species of flora and fauna were identified on the property that will constrain development of the site. During
build-out and during the operation phase BMPs will be implemented to mitigate non-point source pollution to
Maui’s coastal resources as well as to mitigate fugitive dust impacts. In addition, through the EIS and
entitlement application processes, mitigation measures will be identified to help address any environmental

impacts that may arise from the project.

From a site planning perspective, the master plan design layout carefully considers the natural topography of
the site and incorporates unique natural areas into parks and open spaces throughout the WCT. Proposed
buildings are incorporated into the natural topography of the property and building layout is oriented to
preserve view planes towards the Pacific Ocean, Haleakala and the West Maui Mountains. Buildings will also
be situated to take advantage of trade-winds for natural cooling and sunlight for natural lighting and
photovoltaic power generation. Landscape planting of canopy shade trees along streets, within parking lots,
and within the open space lands will provide shade and cooling. Non-potable water will be used for irrigation
of the parks, common open space and of individual and commercial lots reducing the demand for potable

water by at least one-third.

As discussed in Section V.A.2 (Air Quality), the WCT may create short term impacts on air quality directly and
indirectly during construction; however mitigation measures will be implemented to control these impacts. It

is anticipated that the WCT will not violate Federal or State air quality standards.

As discussed in Section IV.A.3 (Natural Hazards), the development of the WCT will not increase the possibility
of natural hazards such as flooding, tsunami inundation, hurricanes and earthquakes. The WCT will be

constructed in compliance with all County, State and Federal standards.

The WCT master plan incorporates Smart Growth, New Urbanism and Conservation Subdivision Design best

practice to create a community that will be environmentally and socially sustainable. The Project incorporates
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over eight miles of pedestrian and bicycle trails to link together the Project’s residential neighborhoods,
commercial districts, parks, schools and surrounding open lands. The Project is within close proximity of
Wailuku-Kahului, which is Maui’s primary civic and employment center. Reducing vehicular trips in favor of
active transportation promotes better health and wellbeing, while also protecting the environment by

reducing carbon based emissions.

Chapter 226-14 Objective and policies for facility systems-in general.

Objective: Planning for the State's facility systems in general shall be directed towards achievement of the
objective of water, transportation, waste disposal, and energy and telecommunication systems that support

statewide social, economic, and physical objectives.

Policies:

(1) Accommodate the needs of Hawai‘i's people through coordination of facility systems and S

capital improvement priorities in consonance with state and county plans.

(2) Encourage flexibility in the design and development of facility systems to promote prudent use NA

of resources and accommodate changing public demands and priorities.

(3) Ensure that required facility systems can be supported within resource capacities and at S

reasonable cost to the user.

(4) Pursue alternative methods of financing programs and projects and cost-saving techniques in NA
the planning, construction, and maintenance of facility systems. [L 1978, c 100, pt of §2; am L 1986,
c 276, §13]

ANALYSIS: The WCT will coordinate with State and County agencies to ensure the delivery of adequate public
infrastructure and facility systems to the project’s residents. The subject improvements will conform to State

and County plans and be compliant with applicable State and County requirements.

Chapter 226-15, Hawai‘i Revised Statutes, Objectives and Policies for Facility Systems - Solid and Liquid

Waste.

Objectives:

(1) Maintenance of basic public health and sanitation standards relating to treatment and disposal S

of solid and liquid wastes.

(2) Provision of adequate sewerage facilities for physical and economic activities that alleviate S

problems in housing, employment, mobility, and other areas.

Policies:
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(1) Encourage the adequate development of sewerage facilities that complement planned growth. S
(2) Promote re-use and recycling to reduce solid and liquid wastes and employ a conservation S
ethic.
(3) Promote research to develop more efficient and economical treatment and disposal of solid S
and liquid wastes. [L 1978, ¢ 100, pt of §2; am L 1986, c 276, §14]

ANALYSIS: As discussed in Section V.D.5 (Wastewater), of the BEIS FEIS, the Applicant proposed to develop an
on-site wastewater reclamation facility to treat the Project’s wastewater. Reclaimed wastewater will be
treated to R-1 recycled standards and used for irrigation of the Project agricultural lands and urban

landscapes.

As discussed in Section V.C.6 (Solid Waste) the WCT will develop strategies for reducing solid waste delivered

to the land fill by providing options for recycling and promoting recycling practices among residents and

businesses.

Chapter 226-16, Hawai‘i Revised Statutes, Objectives and Policies for Facility Systems - Water.

Objective: Planning for the State's facility systems in general shall be directed towards achievement of the
objective of water, transportation, waste disposal, and energy and telecommunication systems that support

statewide social, economic, and physical objectives.

Policies:

(1) Coordinate development of land use activities with existing and potential water supply. S
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(2) Support research and development of alternative methods to meet future water requirements NA

well in advance of anticipated needs.

(3) Reclaim and encourage the productive use of runoff water and wastewater discharges. S

(4) Assist in improving the quality, efficiency, service, and storage capabilities of water systems for S

domestic and agricultural use.

(5) Support water supply services to areas experiencing critical water problems. S

(6) Promote water conservation programs and practices in government, private industry, and the S
general public to help ensure adequate water to meet long-term needs. [L 1978, c 100, pt of §2; am

L 1986, c 276, §15]

ANALYSIS: As documented in Section V.D.4 (Water), the WCT has developed three on-site potable wells and

two on-site non-potable wells. Both of the non-potable wells have preliminarily shown low salinity levels, and

testing is being conducted to determine the viability of those wells for domestic use. If not viable for domestic

use, they will be used for non-potable agricultural use. Water pumped from the non-potable wells will be

discharged into the Waihee Ditch or lined onsite reservoirs and used for irrigation purposes for the residential

lots, agricultural farming, parks and open areas. A sixth well also exists to be used for monitoring. to meet the

Project’s water demand. Development of these wells is being done with input from the County’s Department
of Water Supply and the State Commission on Water Resources Management (CWRM). The Applicant

proposes to supply the Project’s potable water demand through its on-site wells, which will draw from the

Waikapiu Aquifer. It is expected that the WCT water system will have sufficient capacity to accommodate the

project and other potable water needs within the area. The Applicant proposed to meet its non-potable water

demand for agriculture and irrigation of parks and open space through a combination of surface water

provided from the Waihee Ditch system (subject to the issuance of surface water use permits from the

CWRM), non-potable agricultural wells, and reclaimed wastewater.
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The Applicant is proposing to develop a dual water system for potable and irrigation water demand. The non-
potable system will service the WCTs park lands, open space and landscape planting of individual residential
and commercial lots. It is expected that the dual system will reduce potable water demand by at least one-
third. Moreover, the WCT will incorporate other water conservation measures into the project, such as low
flow toilets and shower heads. Water conserving irrigation practices including using draught tolerant plants
and drip irrigation will also be utilized to conserve non-potable water resources. In the future, when

reclaimed water becomes available, this resource will also be used within the project in appropriate areas.

Chapter 226-17 Objectives and policies for facility systems-transportation.

Objectives: Planning for the State's facility systems with regard to transportation shall be directed towards

the achievement of the following objectives:

Objectives:

(1) An integrated multi-modal transportation system that services statewide needs and promotes S

the efficient, economical, safe, and convenient movement of people and goods.

(2) A statewide transportation system that is consistent with and will accommodate planned NA

growth objectives throughout the State.

Policies:

(1) Design, program, and develop a multi-modal system in conformance with desired growth and S

physical development as stated in this chapter;

(2) Coordinate state, county, federal, and private transportation activities and programs toward NA

the achievement of statewide objectives;

(3) Encourage a reasonable distribution of financial responsibilities for transportation among NA

participating governmental and private parties;

(4) Provide for improved accessibility to shipping, docking, and storage facilities; NA

(5) Promote a reasonable level and variety of mass transportation services that adequately meet NA

statewide and community needs;

(6) Encourage transportation systems that serve to accommodate present and future development S

needs of communities;

(7) Encourage a variety of carriers to offer increased opportunities and advantages to interisland NA

movement of people and goods;

(8) Increase the capacities of airport and harbor systems and support facilities to effectively NA
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accommodate transshipment and storage needs;

(9) Encourage the development of transportation systems and programs which would assist NA

statewide economic growth and diversification;

(10) Encourage the design and development of transportation systems sensitive to the needs of NA

affected communities and the quality of Hawai‘i's natural environment;

(11) Encourage safe and convenient use of low-cost, energy-efficient, non-polluting means of S

transportation;

(12) Coordinate intergovernmental land use and transportation planning activities to ensure the S
timely delivery of supporting transportation infrastructure in order to accommodate planned

growth objectives; and

(13) Encourage diversification of transportation modes and infrastructure to promote alternate S
fuels and energy efficiency. [L 1978, c 100, pt of §2; am L 1986, c 276, §16; am L 1993, c 149, §1;
am L 1994, ¢ 96, §3]

ANALYSIS: As discussed in Section I11.B.1-3 of the BEIS FEIS, the WCT offers a more compact and mixed-use
settlement pattern than more auto-centric suburban settlement patterns developed on Maui following World
War Il. The WCT Master Plan facilitates active transportation by reducing commuting distances and creating
an interconnected network of pedestrian and bicycle infrastructure that will connect the residential, mixed-
use and employment areas together into a unified whole. The pedestrian and bicycle facilities will be designed

with the safety and comfort of commuters as the system’s highest priority.

In addition, transportation demand management strategies such as ridesharing, bicycle and pedestrian use,

off-peak commuting and other measures will reduce vehicular trips, as discussed in the TIAR in Appendix .

Chapter 226-18, Hawai‘i Revised Statutes, Objectives and Policies for Facility Systems - Energy.

Objectives: Planning for the State's facility systems with regard to energy shall be directed toward the

achievement of the following objectives, giving due consideration to all:

Objectives:

(1) Dependable, efficient, and economical statewide energy systems capable of supporting the NA

needs of the people;

(2) Increased energy self-sufficiency where the ratio of indigenous to imported energy use is S
increased;
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(3) Greater energy security and diversification in the face of threats to Hawai‘i's energy supplies S

and systems; and

(4) Reduction, avoidance, or sequestration of greenhouse gas emissions from energy supply and S
use.

Policies:

(1) Support research and development as well as promote the use of renewable energy sources; S
(2) Ensure that the combination of energy supplies and energy-saving systems is sufficient to S

support the demands of growth;

(3) Base decisions of least-cost supply-side and demand-side energy resource options on a NA
comparison of their total costs and benefits when a least-cost is determined by a reasonably
comprehensive, quantitative, and qualitative accounting of their long-term, direct and indirect

economic, environmental, social, cultural, and public health costs and benefits;

(4) Promote all cost-effective conservation of power and fuel supplies through measures,

including:

(A) Development of cost-effective demand-side management programs; S
(B) Education; and S
(C) Adoption of energy-efficient practices and technologies; S
(5) Ensure, to the extent that new supply-side resources are needed, that the development or NA

expansion of energy systems uses the least-cost energy supply option and maximizes efficient

technologies;

(6) Support research, development, demonstration, and use of energy efficiency, load NA

management, and other demand-side management programs, practices, and technologies;

(7) Promote alternate fuels and transportation energy efficiency; NA

(8) Support actions that reduce, avoid, or sequester greenhouse gases in utility, transportation, S

and industrial sector applications;

(9) Support actions that reduce, avoid, or sequester Hawai‘i's greenhouse gas emissions through

agriculture and forestry initiatives; and

(10) Provide priority handling and processing for all state and county permits required for NA
renewable energy projects. [L 1978, ¢ 100, pt of §2; am L 1986, c 276, §17; am L 1990, c 319, §2;
am L 1994, c 96, §4; am L 2000, c 176, §1; am L 2007, c 205, §6; am L 2009, c 155, §17 and c 156,
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§3]

ANALYSIS: As discussed in Section V.D.2 “Electric, Telephone and Cable TV” the WCT will include energy-
efficient design and conservation measures. Specifically, WCTs design guidelines will encourage the use of
energy efficient technology throughout the project, specifically in lighting, air-conditioning, and building
materials. Solar hot water heaters will be utilized throughout the residential portion of the development and
installation of Photovoltaic Energy Systems will be encouraged, where appropriate, on residential and
commercial buildings within the WCT. Additionally, the WCT proposes to develop, in appropriate locations
within the agricultural district, solar farms to help off-set the Project’s demand for carbon emitting electrical
energy. If forty percent of residential and commercial buildings install photovoltaic systems (generating
approximately 11.9 GWh per year), demand for carbon-based fuels could be reduced by roughly 50
percent. Moreover, the WCT desires to install a limited number of solar farms in appropriate locations within
the agricultural lands. If two solar farms of approximately 5-acres (0.75 MW each) each are developed, the
electricity generated would be about 2.6 GWh per year, which could service approximately 236 residential
units. Thus, the WCT could potentially generate about 70 percent of its energy consumption through
renewables. However, the installation of such systems will depend upon the technical and financial viability of

such systems at the time the project is being constructed.

Moreover, the WCT is utilizing smart growth planning techniques that will help to reduce automobile trips.
Smart Growth helps to minimize automobile trips by providing employment, goods, services and housing all
within walking or biking distance of each other. The WCT will have a unified pedestrian and bicycle system
throughout the project that links the project site to its existing and future surroundings. The pedestrian and
bicycle system will provide future residents an alternative to driving for traveling within the WCT and to

neighboring developments.

Chapter 226-18.5 Objectives and policies for facility systems-telecommunications.

Objectives: Planning for the State's telecommunications facility systems shall be directed towards the
achievement of dependable, efficient, and economical statewide telecommunications systems capable of
supporting the needs of the people.

(b) To achieve the telecommunications objective, it shall be the policy of this State to ensure the provision of

adequate, reasonably priced, and dependable telecommunications services to accommodate demand.

Policies
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(1) Facilitate research and development of telecommunication systems and resources; NA
(2) Encourage public and private sector efforts to develop means for adequate, ongoing NA

telecommunications planning;

(3) Promote efficient management and use of existing telecommunications systems and services; NA
and
(4) Facilitate the development of education and training of telecommunications personnel. [L NA

1994, c 96, §2]

ANALYSIS: the WCT does not involve planning for the State’s telecommunication systems; therefore these

objectives and policies are not applicable.

Chapter 226-19 Objectives and policies for socio-cultural advancement-housing.

Objectives: Planning for the State's socio-cultural advancement with regard to housing shall be directed

toward the achievement of the following objectives:

Objectives:

(1) Greater opportunities for Hawai‘i's people to secure reasonably priced, safe, sanitary, and S
livable homes, located in suitable environments that satisfactorily accommodate the needs and
desires of families and individuals, through collaboration and cooperation between government
and nonprofit and for-profit developers to ensure that more affordable housing is made available

to very low-, low- and moderate-income segments of Hawai‘i's population.

(2) The orderly development of residential areas sensitive to community needs and other land S
uses.
(3) The development and provision of affordable rental housing by the State to meet the housing S

needs of Hawai‘i's people.

Policies:
(1) Effectively accommodate the housing needs of Hawai‘i's people. S
(2) Stimulate and promote feasible approaches that increase housing choices for low-income, S

moderate-income, and gap-group households.

(3) Increase homeownership and rental opportunities and choices in terms of quality, location, S

cost, densities, style, and size of housing.

(4) Promote appropriate improvement, rehabilitation, and maintenance of existing housing units NA

and residential areas.
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(5) Promote design and location of housing developments taking into account the physical setting, S
accessibility to public facilities and services, and other concerns of existing communities and

surrounding areas.

(6) Facilitate the use of available vacant, developable, and underutilized urban lands for housing. S

(7) Foster a variety of lifestyles traditional to Hawai‘i through the design and maintenance of S

neighborhoods that reflect the culture and values of the community.

(8) Promote research and development of methods to reduce the cost of housing construction in S

Hawai‘i. [L 1978, ¢ 100, pt of §2; am L 1986, ¢ 276, §18; am L 1992, c 27, §2]

ANALYSIS: As discussed in Section V.B.2 (Housing) the WCT will offer a mix of single and multi-family housing
types to address the diverse housing needs of Maui residents. Due to the Project’s Central Maui location and
the expected lot and unit size configurations, the Applicant expects that the majority of the Project’s market
priced housing will be sold at prices considered affordable to Maui County residents earning between 100 and
140 percent of the County’s median income as determined by the United States Department of Housing and
Urban Development. The WCT will also include workforce housing units pursuant to Chapter 2.96, MCC,
“Residential Workforce Housing Policy”. These homes will be subject to price controls and resale restrictions
to ensure that affordable homes remain available for full-time Maui residents. Housing types within the WCT
may include multi-family condominiums, small cottage homes on small lots with common open spaces,
traditional single-family lots within a variety of home and lot size configurations, rental apartments,

townhomes and larger estate rural lots. The goal is to serve the demands of all Maui residents.

Chapter 226-20 Objectives and policies for socio-cultural advancement-health.

Objectives: Planning for the State's socio-cultural advancement with regard to health shall be directed

towards achievement of the following objectives:

Objectives:

(1) Fulfillment of basic individual health needs of the general public. NA
(2) Maintenance of sanitary and environmentally healthful conditions in Hawai‘i's communities. NA
Policies:

(1) Provide adequate and accessible services and facilities for prevention and treatment of physical NA

and mental health problems, including substance abuse.

(2) Encourage improved cooperation among public and private sectors in the provision of health NA

care to accommodate the total health needs of individuals throughout the State.
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(3) Encourage public and private efforts to develop and promote statewide and local strategies to NA

reduce health care and related insurance costs.

(4) Foster an awareness of the need for personal health maintenance and preventive health care NA

through education and other measures.

(5) Provide programs, services, and activities that ensure environmentally healthful and sanitary NA
conditions.
(6) Improve the State's capabilities in preventing contamination by pesticides and other potentially NA

hazardous substances through increased coordination, education, monitoring, and enforcement. [L

1978, ¢ 100, pt of §2; am L 1986, c 276, §19]

ANALYSIS: The WCT does not plan for the State’s socio-cultural advancement with regard to health; therefore

these objectives and policies are not applicable.

Chapter 226-21, Hawai‘i Revised Statutes, Objectives for Socio-Cultural Advancement - Education.

Objective: Planning for the State's socio-cultural advancement with regard to education shall be directed
towards achievement of the objective of the provision of a variety of educational opportunities to enable

individuals to fulfill their needs, responsibilities, and aspirations.

Policies:

(1) Support educational programs and activities that enhance personal development, physical S

fitness, recreation, and cultural pursuits of all groups.

(2) Ensure the provision of adequate and accessible educational services and facilities that are S

designed to meet individual and community needs.

(3) Provide appropriate educational opportunities for groups with special needs. NA
(4) Promote educational programs which enhance understanding of Hawai‘i's cultural heritage. S
(5) Provide higher educational opportunities that enable Hawai‘i's people to adapt to changing NA

employment demands.

(6) Assist individuals, especially those experiencing critical employment problems or barriers, or NA
undergoing employment transitions, by providing appropriate employment training programs and

other related educational opportunities.

(7) Promote programs and activities that facilitate the acquisition of basic skills, such as reading, NA

writing, computing, listening, speaking, and reasoning.

(8) Emphasize quality educational programs in Hawai‘i's institutions to promote academic NA
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excellence.
(9) Support research programs and activities that enhance the education programs of the State. [L NA
1978, ¢ 100, pt of §2; am L 1986, c 276, §20]

ANALYSIS: As discussed in Section V.C.5 (Schools) the project site is being designed to accommodate a public
elementary school campus on 12-acres adjacent to the proposed 18.5-acre community park. In addition, in
2007, the Hawai‘i Legislature enacted Act 245 as Section 302A, HRS, “School Impact Fees”. Based upon this
legislation, the Department of Education has enacted impact fees for residential developments that occur
within identified school impact districts. The Project is within the boundaries of the Central Maui Impact Fee
District and is within the Wailuku Cost Area of that district. Projects within the district and cost area pay a
construction fee and either a fee-in-lieu of land or a land donation, at the DOE’s discretion. At the appropriate
time, the applicant will contact the DOE to enter into an impact fee agreement. The Applicant has also
expressed a willingness to provide land for a Hawaiian Immersion school at the elementary school site, should
the DOE determine a need for such a facility at that location. It is expected that privately run programs
related to community gardening, the promotion of Hawaiian agricultural practices and other cultural-based
learning opportunities may be offered within the WCT and on its’ agricultural lands by the DOE and/or non-

profit community-based organizations.

Chapter 226-22 Objective and policies for socio-cultural advancement-social services.

Objective: Planning for the State's socio-cultural advancement with regard to social services shall be directed
towards the achievement of the objective of improved public and private social services and activities that
enable individuals, families, and groups to become more self-reliant and confident to improve their well-

being.

Policies:

(1) Assist individuals, especially those in need of attaining a minimally adequate standard of living NA
and those confronted by social and economic hardship conditions, through social services and

activities within the State's fiscal capacities.

(2) Promote coordination and integrative approaches among public and private agencies and NA
programs to jointly address social problems that will enable individuals, families, and groups to

deal effectively with social problems and to enhance their participation in society.

(3) Facilitate the adjustment of new residents, especially recently arrived immigrants, into NA

Hawai‘i's communities.
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(4) Promote alternatives to institutional care in the provision of long-term care for elder and NA

disabled populations.

(5) Support public and private efforts to prevent domestic abuse and child molestation, and assist NA

victims of abuse and neglect.

(6) Promote programs which assist people in need of family planning services to enable them to NA

meet their needs. [L 1978, ¢ 100, pt of §2; am L 1986, ¢ 276, §21; am L 1990, c 67, §8]

ANALYSIS: The WCT does not plan for the State’s socio-cultural advancement with regard to social services;

therefore this objective and these policies are not applicable.

Chapter 226-23, Hawai‘i Revised Statutes, Objectives for Socio-Cultural Advancement — Leisure.

Objective: Planning for the State's socio-cultural advancement with regard to leisure shall be directed towards
the achievement of the objective of the adequate provision of resources to accommodate diverse cultural,

artistic, and recreational needs for present and future generations.

Policies:

(1) Foster and preserve Hawai‘i's multi-cultural heritage through supportive cultural, artistic, S

recreational, and humanities-oriented programs and activities.

(2) Provide a wide range of activities and facilities to fulfill the cultural, artistic, and recreational S

needs of all diverse and special groups effectively and efficiently.

(3) Enhance the enjoyment of recreational experiences through safety and security measures, S

educational opportunities, and improved facility design and maintenance.

(4) Promote the recreational and educational potential of natural resources having scenic, open S
space, cultural, historical, geological, or biological values while ensuring that their inherent values

are preserved.

(5) Ensure opportunities for everyone to use and enjoy Hawai‘i's recreational resources. S

(6) Assure the availability of sufficient resources to provide for future cultural, artistic, and S

recreational needs.

(7) Provide adequate and accessible physical fitness programs to promote the physical and mental S

well-being of Hawai‘i's people.

(8) Increase opportunities for appreciation and participation in the creative arts, including the NA

literary, theatrical, visual, musical, folk, and traditional art forms.

(9) Encourage the development of creative expression in the artistic disciplines to enable all NA
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segments of Hawai’‘i's population to participate in the creative arts.

(10) Assure adequate access to significant natural and cultural resources in public ownership. [L S

1978, c 100, pt of §2; am L 1986, c 276, §22]

ANALYSIS: As discussed in Section 111.B.1, 2 and 4 of the BEIS FEIS, the WCT provides an extensive network of
neighborhood and community parks, open spaces and separated pedestrian and bicycle facilities throughout
the Project. The Project’s park facilities will provide diverse opportunities for community and family
gatherings, passive recreation and active recreation. The park system will include shaded areas for picnics and
barbeques, developed tot lot facilities for families with young children, areas for community gardening, and
areas for active recreation such as soccer, football, baseball and basketball. The WCTs approximate 8-mile
network of trails, walkways and bikeways will provide additional open land recreational opportunities while
connecting the Project’s residential areas, neighborhood parks and employment areas together. The Project’s

agricultural lands may also offer opportunities for horseback riding, hiking, and mountain bike riding.

Chapter 226-24 Objective and policies for socio-cultural advancement-individual rights and personal well-

being.

Objective: Planning for the State's socio-cultural advancement with regard to individual rights and personal
well-being shall be directed towards achievement of the objective of increased opportunities and protection

of individual rights to enable individuals to fulfill their socio-economic needs and aspirations.

Policies:

(1) Provide effective services and activities that protect individuals from criminal acts and unfair NA
practices and that alleviate the consequences of criminal acts in order to foster a safe and secure

environment.

(2) Uphold and protect the national and state constitutional rights of every individual. NA

(3) Assure access to, and availability of, legal assistance, consumer protection, and other public NA

services which strive to attain social justice.

(4) Ensure equal opportunities for individual participation in society. [L 1978, c 100, pt of §2; am L NA
1986, ¢ 276, §23]

Analysis: The WCT does not plan for the State’s socio-cultural advancement with regard to individual rights

and personal well-being; therefore this objective and these policies are not applicable.

Chapter 226-25, Hawai‘i Revised Statutes, Objectives for Socio-Cultural Advancement — Culture.

Objective: Planning for the State's socio-cultural advancement with regard to culture shall be directed toward
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the achievement of the objective of enhancement of cultural identities, traditions, values, customs, and arts of

Hawai‘i's people.

Policies

(1) Foster increased knowledge and understanding of Hawai‘i's ethnic and cultural heritages and S

the history of Hawai’i.

(2) Support activities and conditions that promote cultural values, customs, and arts that enrich S
the lifestyles of Hawai‘i's people and which are sensitive and responsive to family and community

needs.

(3) Encourage increased awareness of the effects of proposed public and private actions on the S

integrity and quality of cultural and community lifestyles in Hawai‘i.

(4) Encourage the essence of the Aloha Spirit in people's daily activities to promote harmonious S

relationships among Hawai‘i's people and visitors. [L 1978, ¢ 100, pt of §2; am L 1986, c 276, §24]

Analysis: The WCT intends to create a sense of place within the community that reflects the cultural values,
traditions and history of Hawai‘i, and more specifically Waikapa. In preparing the BEIS FEIS, a Cultural Impact
Assessment (CIA) was prepared to thoroughly document any potential impacts that the project could have
upon traditional and customary rights. The CIA recommends that the Applicant work with the Waikapi
community to ensure that the Waikapi stream isn’t impacted by the Development, that traditional access
rights are maintained into the Waikap Valley, and that existing kuleana land owner rights are protected. The
Applicant is committed to protecting the Waikapd Stream by establishing a wide riparian buffer and greenway
along the stream where development will not be permitted. The WCT will also have negligible impact upon
existing stream flows as no requests for additional stream water will be made for the development. As noted
in the BEIS FEIS, the WCT will be served by new wells that will be managed in strict compliance with County

and State requirements.

The Applicant also intends to work with the Waikapi community to develop a cultural resources plan to
ensure that local cultural values are incorporated into the fabric of the project. The Cultural Resources Plan
may include recommendations such as the naming of streets and places within the WCT, identifying a site for
a small museum depicting the history and culture of Waikapi, incorporating various features and artifacts
reflecting Waikapi’s past — such as remnants from the sugar industry — into the design of key buildings and

sites, and maintaining and protecting access into the Waikapl Valley for the purpose of hunting, gathering,
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the replanting of native trees and vegetation. The Applicant also intends to facilitate the expansion of
diversified agricultural activities, including the growing of traditional Hawaiian food staples such as wet and
dryland kalo, banana, sweet potato, etc. within the Project’s agricultural lands. Moreover, small community
gardens may be dispersed throughout the project site so that residents can connect with the land and grow

their own foods, including traditional Hawaiian staples, for their daily needs.

Chapter 226-26 Objectives and policies for socio-cultural advancement-public safety.

Objectives: RATING
(1) Assurance of public safety and adequate protection of life and property for all people. NA
(2) Optimum organizational readiness and capability in all phases of emergency management to NA

maintain the strength, resources, and social and economic well-being of the community in the

event of civil disruptions, wars, natural disasters, and other major disturbances.

(3) Promotion of a sense of community responsibility for the welfare and safety of Hawai'i's NA

people.

Policies related to public safety:

(1) Ensure that public safety programs are effective and responsive to community needs. NA

(2) Encourage increased community awareness and participation in public safety programs. NA

Policies related to criminal justice:

(1) Support criminal justice programs aimed at preventing and curtailing criminal activities. NA

(2) Develop a coordinated, systematic approach to criminal justice administration among all NA

criminal justice agencies.

(3) Provide a range of correctional resources which may include facilities and alternatives to NA
traditional incarceration in order to address the varied security needs of the community and

successfully reintegrate offenders into the community.

Policies related to emergency management:

(1) Ensure that responsible organizations are in a proper state of readiness to respond to major NA

war-related, natural, or technological disasters and civil disturbances at all times.

(2) Enhance the coordination between emergency management programs throughout the State. [L NA

1978, ¢ 100, pt of §2; am L 1986, c 276, §25]

ANALYSIS: The WCT does include State public safety programs; therefore these objectives and policies are not

applicable.
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Chapter 226-27 Objectives and policies for socio-cultural advancement-government.

Objectives: Planning the State's socio-cultural advancement with regard to government shall be directed

towards the achievement of the following objectives:

(1) Efficient, effective, and responsive government services at all levels in the State. NA
(2) Fiscal integrity, responsibility, and efficiency in the state government and county governments. NA
Policies:

(1) Provide for necessary public goods and services not assumed by the private sector. NA
(2) Pursue an openness and responsiveness in government that permits the flow of public NA

information, interaction, and response.

(3) Minimize the size of government to that necessary to be effective. NA
(4) Stimulate the responsibility in citizens to productively participate in government for a better NA
Hawai‘i.

(5) Assure that government attitudes, actions, and services are sensitive to community needs and NA
concerns.

(6) Provide for a balanced fiscal budget. NA
(7) Improve the fiscal budgeting and management system of the State. NA
(8) Promote the consolidation of state and county governmental functions to increase the NA

effective and efficient delivery of government programs and services and to eliminate duplicative

services wherever feasible. [L 1978, ¢ 100, pt of §2; am L 1986, c 276, §26]

ANALYSIS: The WCT does not involve planning the State’s socio-cultural advancement with regard to

government; therefore these objective and policies are not applicable.

C. HAWAI‘I STATE PLAN PART lil. PRIORITY GUIDELINES

The purpose of the priority guidelines of the Hawai‘i State Plan is to establish overall priority guidelines
to address areas of statewide concern. The Hawai‘i State Plan notes that the State shall strive to
improve the quality of life for Hawai‘i’s present and future population through the pursuit of desirable
courses of action in five major areas of statewide concern which merit priority attention: 1) economic

development; 2) population growth 3) affordable housing; 4) crime and criminal justice; and 5) quality
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education (226-102). The WCT is consistent with the following priority guidelines of the Hawai‘i State

Plan.

Table 59 53: Hawai‘i State Plan, Chapter 226 — Part lll. Priority Guidelines

SECTION | Chapter 226 — HRS PART lil. PRIORITY GUIDELINES RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

HRS 226-101: Purpose. The purpose of this part is to establish overall priority guidelines to address areas of

statewide concern.

HRS 226-102: Overall Direction. The State shall strive to improve the quality of life for Hawai‘i's present and
future population through the pursuit of desirable courses of action in five major areas of statewide concern
which merit priority attention: economic development, population growth and land resource management,
affordable housing, crime and criminal justice, and quality education. [L 1978, ¢ 100, pt of §2; am L 1986, c 276,
§29]

HRS 226-103: Economic Priority Guidelines.

(a) Priority Guidelines to stimulate economic growth and encourage business expansion and development to

provide needed jobs for Hawai‘i’s people and achieve a stable and diversified economy;

Priority Guidelines:

(1) Seek a variety of means to increase the availability of investment capital for new and expanding NA

enterprises.

(A) Encourage investments which:

(i) Reflect long term commitments to the State; NA
(i) Rely on economic linkages within the local economy; NA
(iii) Diversify the economy; S
(iv) Reinvestin the local economy; S
(v) Are sensitive to community needs and priorities; and S
(vi) Demonstrate a commitment to provide management opportunities to Hawai‘i residents. NA
(2) Encourage the expansion of technological research to assist industry development and support NA

the development and commercialization of technological advancements.

(3) Improve the quality, accessibility, and range of services provided by government to business, NA

including data and reference services and assistance in complying with governmental regulations.

(4) Seek to ensure that state business tax and labor laws and administrative policies are equitable, NA
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rational, and predictable.

(5) Streamline the building and development permit and review process, and eliminate or NA
consolidate other burdensome or duplicative governmental requirements imposed on business,

where public health, safety and welfare would not be adversely affected.

(6) Encourage the formation of cooperatives and other favorable marketing or distribution NA
arrangements at the regional or local level to assist Hawai‘i's small-scale producers, manufacturers,

and distributors.

(7) Continue to seek legislation to protect Hawai‘i from transportation interruptions between NA

Hawai‘i and the continental United States.

(8) Provide public incentives and encourage private initiative to develop and attract industries which S

promise long-term growth potentials and which have the following characteristics:

(A) An industry that can take advantage of Hawai‘i's unique location and available physical and NA

human resources.

(B) A clean industry that would have minimal adverse effects on Hawai‘i's environment. NA

(C) An industry that is willing to hire and train Hawai‘i's people to meet the industry's labor needs at NA

all levels of employment.

(D) Anindustry that would provide reasonable income and steady employment. NA

(9) Support and encourage, through educational and technical assistance programs and other NA

means, expanded opportunities for employee ownership and participation in Hawai‘i business.

(10) Enhance the quality of Hawai‘i's labor force and develop and maintain career opportunities for NA

Hawai‘i's people through the following actions:

(A) Expand vocational training in diversified agriculture, aquaculture, information industry, and NA

other areas where growth is desired and feasible.

(B) Encourage more effective career counseling and guidance in high schools and post-secondary NA

institutions to inform students of present and future career opportunities.

(C) Allocate educational resources to career areas where high employment is expected and where NA

growth of new industries is desired.

(D) Promote career opportunities in all industries for Hawai‘i's people by encouraging firms doing NA

business in the State to hire residents.

(E) Promote greater public and private sector cooperation in determining industrial training needs NA
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and in developing relevant curricula and on- the-job training opportunities.

(F) Provide retraining programs and other support services to assist entry of displaced workers into NA
alternative employment.

(b) Priority guidelines to promote the economic health and quality of the visitor industry:

Priority Guidelines:

(1) Promote visitor satisfaction by fostering an environment which enhances the Aloha Spirit and NA
minimizes inconveniences to Hawai'‘i's residents and visitors.

(2) Encourage the development and maintenance of well-designed, adequately serviced hotels and NA
resort destination areas which are sensitive to neighboring communities and activities and which
provide for adequate shoreline setbacks and beach access.

(3) Support appropriate capital improvements to enhance the quality of existing resort destination NA
areas and provide incentives to encourage investment in upgrading, repair, and maintenance of
visitor facilities.

(4) Encourage visitor industry practices and activities which respect, preserve, and enhance Hawai‘i's NA
significant natural, scenic, historic, and cultural resources.

(5) Develop and maintain career opportunities in the visitor industry for Hawai‘i's people, with NA
emphasis on managerial positions.

(6) Support and coordinate tourism promotion abroad to enhance Hawai‘i's share of existing and NA
potential visitor markets.

(7) Maintain and encourage a more favorable resort investment climate consistent with the NA
objectives of this chapter.

(8) Support law enforcement activities that provide a safer environment for both visitors and NA
residents alike.

(9) Coordinate visitor industry activities and promotions to business visitors through the state NA
network of advanced data communication techniques.
(c) Priority guidelines to promote the continued viability of the sugar and pineapple industries:

Priority Guidelines:

(1) Provide adequate agricultural lands to support the economic viability of the sugar and pineapple | S & NS
industries.

(2) Continue efforts to maintain federal support to provide stable sugar prices high enough to allow NA

WAIKAPU COUNTRY TOWN VII-73

DRAFET FINAL ENVIRONMENTAL IMPACT STATEMENT




CHAPTER VI RELATIONSHIP TO GOVERNMENTAL PLANS, POLICIES, NAD CONTROLS
SECTION | Chapter 226 — HRS PART lIl. PRIORITY GUIDELINES RATING
profitable operations in Hawai‘i.
(3) Support research and development, as appropriate, to improve the quality and production of NA
sugar and pineapple crops.
(d) Priority guidelines to promote the growth and development of diversified agriculture and aquaculture:
(1) Identify, conserve, and protect agricultural and aquacultural lands of importance and initiate | S & NS
affirmative and comprehensive programs to promote economically productive agricultural and
aquacultural uses of such lands.
(2) Assist in providing adequate, reasonably priced water for agricultural activities. S
(3) Encourage public and private investment to increase water supply and to improve transmission, S
storage, and irrigation facilities in support of diversified agriculture and aquaculture.
(4) Assist in the formation and operation of production and marketing associations and cooperatives NA
to reduce production and marketing costs.
(5) Encourage and assist with the development of a waterborne and airborne freight and cargo NA
system capable of meeting the needs of Hawai‘i's agricultural community.
(6) Seek favorable freight rates for Hawai‘i's agricultural products from interisland and overseas NA
transportation operators.
(7) Encourage the development and expansion of agricultural and aquacultural activities which offer S
long-term economic growth potential and employment opportunities.
(8) Continue the development of agricultural parks and other programs to assist small independent S
farmers in securing agricultural lands and loans.
(9) Require agricultural uses in agricultural subdivisions and closely monitor the uses in these S
subdivisions.
(10) Support the continuation of land currently in use for diversified agriculture. S
(e) Priority guidelines for water use and development:
Priority Guidelines:
(1) Maintain and improve water conservation programs to reduce the overall water consumption S
rate.
(2) Encourage the improvement of irrigation technology and promote the use of non-potable water S
for agricultural and landscaping purposes.
(3) Increase the support for research and development of economically feasible alternative water NA
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sources.

(4) Explore alternative funding sources and approaches to support future water development NA
programs and water system improvements.

(f) Priority guidelines for energy use and development:

Priority Guidelines:

(1) Encourage the development, demonstration, and commercialization of renewable energy S
sources.

(2) Initiate, maintain, and improve energy conservation programs aimed at reducing energy waste S
and increasing public awareness of the need to conserve energy.

(3) Provide incentives to encourage the use of energy conserving technology in residential, NA
industrial, and other buildings.

(4) Encourage the development and use of energy conserving and cost-efficient transportation S
systems.

(g) Priority guidelines to promote the development of the information industry:

Priority Guidelines:

(1) Establish an information network that will serve as the catalyst for establishing a viable NA
information industry in Hawai‘i.

(2) Encourage the development of services such as financial data processing, a products and services NA
exchange, foreign language translations, telemarketing, teleconferencing, a twenty-four-hour
international stock exchange, international banking, and a Pacific Rim management center.

(3) Encourage the development of small businesses in the information field such as software NA
development, the development of new information systems and peripherals, data conversion and

data entry services, and home or cottage services such as computer programming, secretarial, and
accounting services.

(4) Encourage the development or expansion of educational and training opportunities for residents NA
in the information and telecommunications fields.

(5) Encourage research activities, including legal research in the information and NA
telecommunications fields.

(6) Support promotional activities to market Hawai‘i's information industry services. [L 1978, c 100, NA
pt of §2; am L 1984, ¢ 236, §15; am L 1986, c 276, §30; am L Sp 1988, c 1, §6; am L 1989, c 250, §2]
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ANALYSIS: The WCT is expected to indirectly support Maui’s existing economic base activities by providing
much needed housing to serve the island’s workforce. The WCT is intended to provide housing along with
supporting commercial, employment and institutional uses that will allow for Maui’s economic base industries

to grow, diversify and become more sustainable - including the island’s agricultural industry.

The project will result in the urbanization of approximately 485-acres of agricultural land that is used for sugar

cultivation. However, about 231.56 of these 485-acres will be impacted by the future Wai'ale Bypass Road,

which will make this area more difficult for land extensive agriculture, such as the growing of sugar and

As for diversified agriculture, the project will directly support this sector by establishing an approximate 800-
acre agricultural preserve on prime agricultural lands. These lands will be supplied with a readily available and
affordable source of irrigation water. This centrally located agricultural park will help Maui’s farmers better
compete with mainland agricultural producers in Hawai‘i’s market, while also creating opportunities to expand
export crops to the mainland and overseas. There are currently-twe four successful commercial farms farming

the Project areas agricultural lands. These include Kumu Farms, Hoaloa Farms, Makani Olu Ranch, and Beef and

Bloom. and-HawaiiFare—+LE: These farms have many years of experience farming in Hawai‘i and have had

success competing in local, mainland and export markets.

The project will also create direct, indirect and induced short- and long-term positive economic impacts. As
discussed in Section V.B.3-4 (Economy), the WCT will bring in $609-1 $ 644.1 million of new capital investment
into the Maui economy. The construction of the WCT components will directly create an estimated 2,320 2,476
"worker-years" of employment (the equivalent of 52 work weeks at 40 hours per week) in the trades and
associated businesses during build-out, averaging about 165 Full Time Equivalent (FTE) per year for the 15 years

of building. Most of these positions will not be new jobs for new businesses, but work flowing to existing

contractors and suppliers.
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The 169,000 square feet of hew commercial operation will generate some 4,251 FTE worker years during the

2016-2030 projection period, providing stabilized employment for 531 permanent positions. These jobs will be

new positions in the Maui economy. This total does not include the employment, wages or business activity

contributions of the existing 29,250 square feet of commercial space in the Maui Tropical Plantation which will

be retained.

The Project will require an estimated 66 worker years of maintenance and common area element employment

on a continual basis, and will generate some 1,750 1,789 worker years of off-site employment from 2016-2030

and a stabilized demand for 149 FTE positions. In aggregate, during the development of the WCT 8,750 8,946

worker vears of employment will be created during construction and operations, on-site/direct and off-

site/indirect, with stabilized employment after completion of 746 jobs. During the 15 years projection period,

WCT will have a base economic impact on Maui of some $817.1 million in new monies with a stabilized annual

benefit of $32.1 million thereafter.

By providing much needed housing in a format that will create a high quality of life for Maui’s working families,

and by generating both short- and long-term employment in the construction, trade and agricultural industries,

the project is directly supportive of the State and County’s economic development.

Chapter 226-104, HRS, Population Growth and Land Resources Priority Guidelines

(a) Priority guidelines to effect desired statewide growth and distribution:
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Priority Guidelines:

(1) Encourage planning and resource management to insure that population growth rates S
throughout the State are consistent with available and planned resource capacities and reflect the

needs and desires of Hawai‘i's people.

(2) Manage a growth rate for Hawai‘i's economy that will parallel future employment needs for S
Hawai‘i's people.

(3) Ensure that adequate support services and facilities are provided to accommodate the desired S
distribution of future growth throughout the State.

(4) Encourage major state and federal investments and services to promote economic development NA
and private investment to the neighbor islands, as appropriate.

(5) Explore the possibility of making available urban land, low-interest loans, and housing subsidies NA
to encourage the provision of housing to support selective economic and population growth on the
neighbor islands.

(6) Seek federal funds and other funding sources outside the State for research, program NA
development, and training to provide future employment opportunities on the neighbor islands.

(7) Support the development of high technology parks on the neighbor islands. NA
(b) Priority guidelines for regional growth distribution and land resource utilization:

Priority Guidelines:

(1) Encourage urban growth primarily to existing urban areas where adequate public facilities are S
already available or can be provided with reasonable public expenditures, and away from areas

where other important benefits are present, such as protection of important agricultural land or
preservation of lifestyles.

(2) Make available marginal or nonessential agricultural lands for appropriate urban uses while | S & NS
maintaining agricultural lands of importance in the agricultural district.

(3) Restrict development when drafting of water would result in exceeding the sustainable yield or NA
in significantly diminishing the recharge capacity of any groundwater area.

(4) Encourage restriction of new urban development in areas where water is insufficient from any NA
source for both agricultural and domestic use.

(5) In order to preserve green belts, give priority to state capital-improvement funds which NA
encourage location of urban development within existing urban areas except where compelling
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public interest dictates development of a noncontiguous new urban core.

(6) Seek participation from the private sector for the cost of building infrastructure and utilities, and S

maintaining open spaces.

(7) Pursue rehabilitation of appropriate urban areas. NA
(8) Support the redevelopment of Kaka’ako into a viable residential, industrial, and commercial NA
community.

(9) Direct future urban development away from critical environmental areas or impose mitigating S

measures so that negative impacts on the environment would be minimized.

(10) Identify critical environmental areas in Hawai‘i to include but not be limited to the following: S
watershed and recharge areas; wildlife habitats (on land and in the ocean); areas with endangered
species of plants and wildlife; natural streams and water bodies; scenic and recreational shoreline
resources; open space and natural areas; historic and cultural sites; areas particularly sensitive to

reduction in water and air quality; and scenic resources.

(11) Identify all areas where priority should be given to preserving rural character and lifestyle. S

(12) Utilize Hawai‘i's limited land resources wisely, providing adequate land to accommodate S
projected population and economic growth needs while ensuring the protection of the environment
and the availability of the shoreline, conservation lands, and other limited resources for future

generations.

(13) Protect and enhance Hawai‘i's shoreline, open spaces, and scenic resources. [L 1978, c 100, pt NA

of §2; am L 1984, c 236, §16; am L 1986, ¢ 276, §31]

ANALYSIS: As discussed in Section V.B. of the BEIS FEIS the WCT will provide housing and employment
opportunities for the growing population of Central Maui. The subject property is located within the Maui Island
Plan’s Small Town Growth Boundary. Significant urban development is adjacent to the site’s northern boundary
and supporting infrastructure and public facilities would exist on the site and are readily available within the

urban area of Central Maui, which is in close proximity.

As discussed in Section V.D (Infrastructure) the WCT will be responsible for all required infrastructure
improvements including water source and system improvements for potable and non-potable water use, on-site
drainage improvements, a portion of regional traffic related improvements attributable to the project, required

on- and off-site wastewater system improvements and utility upgrades as determined by the appropriate
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governmental agencies and public utility companies.

From a site planning perspective, the WCT Master Plan carefully considers the natural topography of the site
and incorporates unique natural areas into parks and open spaces throughout the WCT. Proposed buildings are
incorporated into the natural topography of the property and building layout is oriented to preserve view
planes towards the Pacific Ocean, Haleakala and the West Maui Mountain. The orientation of buildings will also
seek to take advantage of the tradewinds for natural cooling and sun exposure for natural lighting and the

potential for clean and renewable energy development.

As discussed in Section V.C.5 (Schools) the project site is being designed to accommodate a public elementary
school campus in the makai development area. In 2007, the Hawai‘i Legislature enacted Act 245 as Section
302A, HRS, “School Impact Fees”. Based upon this legislation, the Department of Education has enacted impact
fees for residential developments that occur within identified school impact districts. The Project is within the
boundaries of the Central Maui Impact Fee District and is within the Wailuku Cost Area of that district. Projects
within the district and cost area pay a construction fee and either a fee-in-lieu of land or a land donation, at the
DOE’s discretion. The DOE has indicated that they prefer a land contribution at the location proposed in the
WCT Master Plan. At the appropriate time, the Applicant will contact the DOE to enter into an impact fee

agreement.

As discussed in Section V.C.3-4 (Police and Fire Protection) increased tax revenues generated by the project will
provide additional funds to the County for police and fire capital facility improvements and service upgrades.
Additionally, the applicant will comply with any impact fee ordinances for police and fire that may be
established.

As discussed in Section V.A.7 (Agricultural Resources), while the project will result in the loss of prime
agricultural lands to urbanization, the lands lost should have minimal long-term impact upon the viability of
Maui’s agricultural industry since other comparable lands are available on Maui for agricultural use.
Importantly, the Applicant is proposing to dedicate 800-acres in perpetuity to agricultural use. This land will
have access to a reliable source of irrigation water and it will be leased to farmers at affordable and long-term
lease rents. Under such circumstances, the WCT should provide a favorable environment for diversified

agricultural development on Maui.
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Finally, the WCT is not located within the State’s Special Management Area and no listed or endangered species
of flora and fauna were identified that will constrain development of the property. The WCT Master Plan directs
development away from the Waikapu Stream, which is a sensitive environmental and cultural resource, and also
directs development away from the upper Waikapu watershed, which is sensitive for these same reasons.
During build-out and during the operation phase, BMPs will be implemented to mitigate non-point source
pollution to Maui’s coastal resources as well as to mitigate fugitive dust impacts. In addition, through the EIS
and entitlement application processes mitigation measures will be identified to help address any environmental

impacts that may arise from the project.

Chapter 226-105 Crime and criminal justice.

Priority guidelines in the area of crime and criminal justice:

(1) Support law enforcement activities and other criminal justice efforts that are directed to provide NA

a safer environment.

(2) Target state and local resources on efforts to reduce the incidence of violent crime and on NA

programs relating to the apprehension and prosecution of repeat offenders.

(3) Support community and neighborhood program initiatives that enable residents to assist law NA

enforcement agencies in preventing criminal activities.

(4) Reduce overcrowding or substandard conditions in correctional facilities through a NA
comprehensive approach among all criminal justice agencies which may include sentencing law
revisions and use of alternative sanctions other than incarceration for persons who pose no danger

to their community.

(5) Provide a range of appropriate sanctions for juvenile offenders, including community-based NA

programs and other alternative sanctions.

(6) Increase public and private efforts to assist witnesses and victims of crimes and to minimize the NA

costs of victimization. [L 1978, ¢ 100, pt of §2; am L 1984, ¢ 236, §17; am L 1986, c 276, §32]

ANALYSIS: The priority guidelines for crime and criminal justice are not applicable to the WCT.

Chapter 226-106 Affordable housing. Priority guidelines for the provision of affordable housing:

Priority guidelines for the provision of affordable housing:

(1) Seek to use marginal or nonessential agricultural land and public land to meet housing needs of S

low- and moderate-income and gap-group households.
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(2) Encourage the use of alternative construction and development methods as a means of reducing NA

production costs.

(3) Improve information and analysis relative to land availability and suitability for housing. NA

(4) Create incentives for development which would increase home ownership and rental S
opportunities for Hawai‘i's low- and moderate-income households, gap-group households, and

residents with special needs.

(5) Encourage continued support for government or private housing programs that provide low NA

interest mortgages to Hawai‘i's people for the purchase of initial owner- occupied housing.

(6) Encourage public and private sector cooperation in the development of rental housing S

alternatives.

(7) Encourage improved coordination between various agencies and levels of government to deal NA

with housing policies and regulations.

(8) Give higher priority to the provision of quality housing that is affordable for Hawai‘i's residents S
and less priority to development of housing intended primarily for individuals outside of Hawai‘i. [L

1986, c 276, §33; am L 1989, c 250, §3]

ANALYSIS: As discussed in Section V.B.2 (Housing) the WCT will offer a mix of single and multi-family housing
types to address the diverse housing needs of Maui residents. Due to the Project’s Central Maui location and the
expected lot and unit size configurations, the Applicant expects that the majority of the Project’s market priced
housing will be sold at prices considered affordable to Maui County residents earning between 100 and 140
percent of the County’s median income as determined by the United States Department of Housing and Urban
Development. The WCT will also include workforce housing units pursuant to Chapter 2.96, MCC, “Residential
Workforce Housing Policy”. These homes will be subject to price controls and resale restrictions to ensure that
affordable homes remain available for full-time Maui residents. Housing types within the WCT may include
multi-family condominiums, small cottage homes on small lots with common open spaces, traditional single-
family lots within a variety of home and lot size configurations, rental apartments, townhomes and larger estate

rural lots. The goal is to serve the demands of all Maui residents.

Chapter 226-107 Quality education.

Priority guidelines to promote quality education:

Priority Guidelines:

(1) Pursue effective programs which reflect the varied district, school, and student needs to NA
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strengthen basic skills achievement;

(2) Continue emphasis on general education "core" requirements to provide common background to NA

students and essential support to other university programs;

(3) Initiate efforts to improve the quality of education by improving the capabilities of the education NA

work force;

(4) Promote increased opportunities for greater autonomy and flexibility of educational institutions NA

in their decision making responsibilities;

(5) Increase and improve the use of information technology in education by the availability of NA

telecommunications equipment for:

(A) The electronic exchange of information; NA
(B) Statewide electronic mail; and NA
(C) Access to the Internet. NA

Encourage programs that increase the public's awareness and understanding of the impact of information

technologies on our lives;

(1) Pursue the establishment of Hawai‘i's public and private universities and colleges as research and NA

training centers of the Pacific;

(2) Develop resources and programs for early childhood education; NA

(3) Explore alternatives for funding and delivery of educational services to improve the overall NA

quality of education; and

(4) Strengthen and expand educational programs and services for students with special needs. [L NA

1986, c 276, §34; am L 1999, ¢ 178, §18]

ANALYSIS: As discussed in Section V.C.5 (Schools) the project site is being designed to accommodate a public
elementary school campus in the makai development area. In addition, in 2007, the Hawai‘i Legislature enacted
Act 245 as Section 302A, HRS, “School Impact Fees”. Based upon this legislation, the Department of Education
has enacted impact fees for residential developments that occur within identified school impact districts. The
Project is within the boundaries of the Central Maui Impact Fee District and is within the Wailuku Cost Area of
that district. Projects within the district and cost area pay a construction fee and either a fee-in-lieu of land or a
land donation, at the DOE’s discretion. The DOE has indicated that they prefer a land contribution at the
location proposed in the WCT Master Plan. At the appropriate time, the Applicant will contact the DOE to enter

into an impact fee agreement.
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D. HAWAI‘l STATE FUNCTIONAL PLANS

The Hawai‘i State Plan directs State agencies to prepare functional plans for their respective program
areas. There are fourteen (14) State Functional Plans that serve as the primary implementing vehicle for

the goals, objectives, and policies of the Hawai‘i State Plan.

Table 60 54: Hawai‘i State Functional Plans

SECTION | HAWAI‘l STATE FUNCTIONAL PLANS RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

Agriculture State Functional Plan

Objectives:

a. Achievement of increased agricultural production and growth through cultural and management NA
practices.

b. Achievement of an orderly agricultural marketing system through product promotion and industry NA

organization.

c. Achievement of optimal contribution by agriculture to the State’s economy. S

e. Achievement of adequate capital, and knowledge of its proper management, for agricultural S

development.

f. Achievement of increased agricultural production and growth through pest and disease controls. NA
g. Achievement of effective protection and improved quality of Hawai‘i’s land, water, and air. S
h. Achievement of productive agricultural use of lands most suitable and needed for agricultural use. S
i. Achievement of efficient and equitable provision of adequate water for agricultural use. S
j. Achievement of maximum degree of public understanding and support of agriculture in Hawai‘i. S
k. Achievement of adequate supply of properly trained labor for agricultural needs. NA
I. Achievement of adequate transportation services and facilities to meet agricultural needs. NA
m. Achievement of adequate support services and infrastructure to meet agricultural needs. S

ANALYSIS: The WCTs agricultural component includes nearly 1,077 acres of land that will remain in agricultural
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use. Of these lands, approximately 800 acres will be permanently dedicated to agricultural use with no
residential structures to be permitted. The remaining 277 acres may be subdivided into as many as five
agricultural lots where a farm dwelling may be permitted. Within the agricultural lands, several hundred acres

may be developed as a public and/or private agricultural park to help facilitate Maui’s agricultural development.

There are currently four three commercial farms farming MTP lands. These include Kumu Farms, Hoaloa Farms,
Makani Olu Ranch, and Beef and Bloom HawaiiTare—LCand-HE&S. The proposed urbanization will require

both Kumu Farms and Hawai‘i Taro to relocate their agricultural operations to the proposed agricultural park

and other suitable agricultural lands within the project. Fhe-project-wilalso-impacta—portion-of-the-current

The Agricultural Impact Assessment (Appendix G) notes that a significant impediment to agricultural

development on Maui, and throughout the state, is the scarcity of agricultural land, with irrigation water, that is
both readily available and affordable for long-term lease to diversified farmers. The establishment of a centrally
located 800-acre agricultural preserve, comprising productive lands, affordable irrigation water and close
proximity to inter-island and mainland shipping opportunities, should help Maui farmers compete in local,
mainland and international markets. WCT also plans to support direct marketing to Maui’s consumers through
the establishment of on-site farmers markets, fruit and produce stands, pick-your own opportunities and

community supported agricultural programs.

Conservation Lands State Functional Plan

Objectives:

1a. Establishment of data bases for inventories of existing lands and resources. NA

1b. Establishment of criteria for management of land and natural resources. NA

2a. Establishment of plans for natural resources and land management. NA

2b. Protection of fragile or rare natural resources. NA
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2c. Enhancement of natural resources. NA
2d. Appropriate development of natural resources designated for commercial development. NA
2e. Promotion and marketing of appropriate natural resources designated for commercial NA

development.

2f. Increase enforcement of land and natural resource use laws and regulations. NA
3a. Develop and implement conservation education programs for the general public and visitors. NA
3b. Increase access to land and natural resources data by the public and increase cooperation NA

between agencies by making access to land and natural resource information more efficient.

ANALYSIS: The WCT is not located within the State Conservation District; however the WCT is located adjacent
to the Waikapu Stream. The WCT Master Plan incorporates a generous riparian buffer near the stream. In
addition, as part of the BEIS FEIS a Flora and Fauna Assessment was prepared to identify any rare or
endangered species on the property. None were identified that will significantly impact development of the
site. However, in response to comments from the U.S. Fish & Wildlife Service, certain precautionary mitigation
measures will be implemented as described in Section IV.A.4 (Flora and Fauna) and Appendix Q £ (EISPN Agency

Comment and Response Letters).

Education State Functional Plan

Objectives:

Al. Academic Excellence. Emphasize quality educational programs in Hawai‘i’s institutions to NA

promote academic excellence.

A2. Basic Skills. Promote programs and activities that facilitate the acquisition of basic skills, such as NA
reading, writing, computing, listening, speaking, and reasoning. Pursue effective programs which

reflect the varied district, school, and student needs to strengthen basic skills achievement.

A3. Education Workforce. Initiate efforts to improve the quality of education by improving the NA

capabilities of the education workforce.

A4. Services and Facilities. Ensure the provision of adequate and accessible educational services and S

facilities that are designed to meet individual and community needs.

B1. Alternatives for funding and delivery. Explore alternatives for funding and delivery of educational NA

services to improve the overall quality of education.

B2. Autonomy and flexibility. Promote increased opportunities for greater autonomy and flexibility of NA

educational institutions in their decision making responsibilities.
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B3. Increase use of Technology. Increase and improve the use of information technology in education NA
and encourage programs which increase the public’s awareness and understanding of the impact of

information technologies on our lives.

B4. Personal Development. Support education programs and activities that enhance personal S

development, physical fitness, recreation, and cultural pursuits of all groups.

B5. Students with Special Needs. Provide appropriate educational opportunities for groups with NA

special needs.

C1. Early Childhood Education. Develop resources and programs for early childhood education. NA

C2.Hawai‘i’'s Cultural Heritage. Promote educational programs which enhance understanding of S

Hawai‘i’s cultural heritage.

C3. Research programs and (Communication) Activities. Support research programs and activities NA

that enhance the education programs of the State.

ANALYSIS: As discussed in Section V.C.5 (Schools) the project site is being designed to accommodate a public
elementary school campus on 12-acres adjacent to the proposed 18.5-acre community park. In addition, in
2007, the Hawai‘i Legislature enacted Act 245 as Section 302A, HRS, “School Impact Fees”. Based upon this
legislation, the Department of Education has enacted impact fees for residential developments that occur
within identified school impact districts. The Project is within the boundaries of the Central Maui Impact Fee
District and is within the Wailuku Cost Area of that district. Projects within the district and cost area pay a
construction fee and either a fee-in-lieu of land or a land donation, at the DOE’s discretion. At the appropriate
time, the Applicant will contact the DOE to enter into an impact fee agreement. The Applicant has also
expressed a willingness to provide land for a Hawaiian Immersion school at the elementary school site, should
the DOE determine that the need for such a facility exists at that location. It is also expected that privately run
programs related to community gardening, the promotion of Hawaiian agricultural practices and other cultural-

based learning opportunities may be offered within the WCT and on WCT agricultural lands.

Employment State Functional Plan

Objectives:
a. Improve the qualifications of entry-level-workers and their transition to employment. NA
b. Develop and deliver education, training and related services to ensure and maintain a quality and NA

competitive workforce.

c. Improve labor exchange. NA
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d. Improve the quality of life for workers and families. S
e. Improve planning of economic development, employment and training activities. NA

ANALYSIS: The MRTP will improve the quality of life for workers and families by providing homes, services,
schools and other daily needs near existing employment; thereby, decreasing automobile use and promoting
healthier modes of transportation. The project will also generate considerable employment during both the

construction and operations phases of the development.

Energy State Functional Plan

Objectives:

a. Moderate the growth in energy demand through conservation and energy efficiency. S
b. Displace oil and fossil fuels through alternate and renewable energy resources. S
c. Promote energy education and legislation. NA
d. Support and develop an integrated approach to energy development and management. NA
e. Ensure State’s ability to implement energy emergency actions immediately in event of fuel supply NA
disruptions. Ensure essential public services are maintained and provisions are made to alleviate
economic and personal hardships which may arise.

ANALYSIS: The WCT will include energy-efficient design and conservation measures. Specifically, WCT’s design
guidelines will encourage the use of energy efficient technology throughout the project, specifically in lighting,
air-conditioning, and building materials. Solar hot water heaters will be utilized throughout the residential
portion of the development and installation of Photovoltaic Energy Systems will be encouraged, where
appropriate, on residential and commercial buildings within the WCT. Additionally, the WCT proposes to
develop, in appropriate locations within the agricultural district, solar farms to help off-set the Project’s demand

for carbon emitting electrical energy.

Health State Functional Plan

Objectives:

1. Health promotion and disease prevention. Reduction in the incidence, morbidity and mortality NA

associated with the preventable and controllable conditions.

2. Prevention and control of communicable diseases. Reduction in the incidence, morbidity, and NA

mortality associated with infectious and communicable diseases.

3. Health needs of special populations with impaired access to health care. Increased availability and NA

accessibility of health services for groups with impaired access to health care programs.
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4. Community hospitals system. Development of a community hospital system which is innovative, NA

responsive and supplies high quality care to the constituencies it serves.

5. Environmental programs to protect and enhance the environment. Continued development of NA
new environmental protection and health services programs to protect, monitor, and enhance the

quality of life in Hawai‘i.

6. DOH leadership. To improve the Department of Health’s ability to meet the public health need of NA

the State of Hawai‘i in the most appropriate, beneficial and economical way possible.

ANALYSIS: The WCT does not propose the creation of medical or health programs; therefore, the Health State
Functional Plan is not applicable. However, the WCT Master Plan will allow for medical research facilities,

medical clinics, and doctor’s offices to locate within the WCT.

Higher Education State Functional Plan

Objectives:

A. A number and variety of postsecondary education institutions sufficient to provide the diverse NA

range of programs required to satisfy individual and societal needs and interests.

B. The highest level of quality, commensurate with its mission and objectives, of each educational, NA

research, and public service program offered in Hawai‘i by an institution of higher education.

C. Provide appropriate educational opportunities for all who are willing and able to benefit from NA

postsecondary education.

D. Provide financing for postsecondary education programs sufficient to ensure adequate diversity, NA

high quality, and wide accessibility.

E. Increase program effectiveness and efficiency through better coordination of education resources. NA

ANALYSIS: The WCT does not propose the creation of higher education facilities or programs; therefore, the

Higher Education State Functional Plan is not applicable.

Historic Preservation State Functional Plan

Objectives:

A. Identification of historic properties. S

B. Protection of historic properties. S

C. Management and treatment of historic properties. S

D. Provision of adequate facilities to preserve. NA

E. The establishment of programs to collect and conserve historic records, artifacts, and oral histories NA
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and to document and perpetuate traditional arts, skills, and culture.

F. Provision of better access to historic information. NA

G. Enhancement of skills and knowledge needed to preserve historical resources. NA

ANALYSIS: As discussed in Section V.A.4 (Historical and Archaeological Resources) the Project’s AIS
documented no evidence of traditional Hawaiian activities, with the possible exception of a remnant retaining
wall or terrace (Site 7882) on the property. It was noted that the negative results are primarily due to the
compounded disturbances from sugarcane cultivation, historic habitation and modern land use. Other historic
features documented in the AIS primarily relate to plantation-era agricultural irrigation features, including a
section of the Waihe'e Ditch that traverses north to south across the subject property mauka of Honoapi'ilani

Highway. The AIS recommends Archaeological Monitoring during the construction phase. Prior to the
commencement of construction, an Archaeological Monitoring Plan (AMP) detailing the localities to undergo
monitoring procedures will be prepared and submitted to SHPD for review and approval. With the completion
of an Archaeological Inventory Survey prior to ground altering activities, and conducting State approved
archaeological monitoring during construction, the State’s objectives for the identification and protection of

historic properties should be satisfied.

Housing State Functional Plan

Objectives and Policies:

A. Homeownership for at least sixty percent, or roughly 248,500 households by the year 2000. S

B. Sufficient amount of affordable rental housing units by the year 2000 so as to increase the State’s S
rental vacancy rate to at least 3% with priority given to increasing the supply of units affordable to

very low and lower income households.

C. Increased development of rental housing units for the elderly and other special needs groups to NA

afford them an equal access to housing.

D. Preservation of existing public and private housing stock. NA

E. Acquire and designate land suitable for housing development in sufficient amount to locate the S

deficit in housing units by the year 2000.

F. Maintain a statewide housing data system for use by public and private agencies engaged in the NA

provision of housing.

ANALYSIS: The WCT will help to satisfy the growing demand for housing in Central Maui by providing a variety

of housing options including affordable workforce housing in compliance with Chapter 2.96, MCC.
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Human Services State Functional Plan

Objectives and Policies:

A. To sustain and improve current elder abuse and neglect services. NA
B. To increase cost-effective, high quality home and community based services. NA
C. To increase home-based services to keep children in their homes and to increase placement NA

resources for those children who must be temporarily or permanently removed from their homes,

due to abuse or neglect.

D. To address factors that contribute to child abuse and other forms of family violence. NA
E. To provide affordable, accessible, and quality child care. NA
F. To maximize efforts of self-sufficiency through provision of transitional medical care services. NA
G. To provide AFDC recipients with a viable opportunity to become independent of the welfare NA
system.

H. To facilitate client access to human services. NA
I. To eliminate organizational barriers which limit client access to human services. NA

ANALYSIS: The WCT does not include the creation of human service programs; therefore, the Human Services

Functional Plan is not applicable.

Recreation State Functional Plan

Objectives and Policies:

1la. Address the problem of saturation of the capacity of beach parks and nearshore waters. NA
1b. Reduce the incidence of ocean recreation accidents. NA
1c. Resolve conflicts between different activities at heavily used ocean recreation areas. NA
1d. Provide adequate boating facilities. Balance the demand for boating facilities against the need to NA

protect the marine environment from potential adverse impacts.

2a. Plan, develop, and promote recreational activities and facilities in mauka and other areas to S

provide a wide range of alternatives.

2b. Meet special recreation needs of the elderly, the disabled, woman, single-parent families, NA

immigrants, and other groups.

2c. Improve and expand the provision of recreation facilities in urban areas and local communities. S

3a. Prevent the loss of access to shoreline and upland recreation areas due to new developments. NA

3b. Resolve the problem of landowner liability that seriously hampers public access over private NA
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lands.
3c. Increase access to State Forest Reserve lands over federal property, leased State lands, and other NA

government lands.

3d. Acquire, develop, and manage additional public access ways. S
4a. Promote a conservation ethic in the use of Hawai‘i’s recreational resources. S
4b. Prevent degradation of the marine environment. S
4c. Improve the State’s enforcement capabilities. NA
4d. Mitigate adverse impacts of tour helicopters on the quality of recreational experiences in NA

wilderness areas.

5a. Properly maintain existing park and recreation areas. NA

5b. Promote interagency coordination and cooperation to facilitate sharing of resources, joint NA
development efforts, clarification of responsibilities and jurisdictions, and improvements in

enforcement capabilities.

5c. Assure adequate support for priority outdoor recreation programs and facilities. NA
6a. Increase recreational access and opportunities in Hawai‘i’'s wetlands. NA
6b. Develop and adequate information base to assist the County planning departments and other NA

regulatory agencies in making decisions regarding the wetlands.

6c. Assure the protection of the most valuable wetlands in the State. NA

ANALYSIS: As discussed in Section IIl.B.1-4 of the BEIS FEIS, the WCT provides an extensive network of
neighborhood and community parks, open spaces and separated pedestrian and bicycle facilities throughout
the Project. The Project’s park facilities will provide diverse opportunities for community and family gatherings,
passive recreation and active recreation. The park system may include shaded areas for picnics and barbeques,
developed tot lot facilities for families with young children, areas for community gardening, and areas for active
recreation such as soccer, football, baseball and basketball. The WCTs approximate 8-mile network of trails,
walkways and bikeways will provide additional open land recreational opportunities while connecting the
Project’s residential areas, neighborhood parks and employment areas together. The Project’s agricultural lands

may also offer opportunities for horseback riding, hiking, skeet shooting and mountain bike riding.

The WCT will comply with the requirements of MCC Title 18.16.320 “Parks and Playgrounds”, which requires a

dedication of land or money for each residential unit developed. There are no wetlands located in the WCT.
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Tourism State Functional Plan

Objectives:

la. Development, implementation and maintenance of policies and actions which support the steady NA

and balanced growth of the visitor industry.

2a. Development and maintenance of well-designed visitor facilities and related developments which NA
are sensitive to the environment, sensitive to neighboring communities and activities, and

adequately serviced by infrastructure and support services.

3a. Enhancement of respect and regard for the fragile resources which comprise Hawai‘i’s natural NA

and cultural environment. Increased preservation and maintenance efforts.

4a. Support of Hawai‘i’s diverse range of lifestyles and natural environment. NA
4b. Achievement of mutual appreciation among residents, visitors, and the visitor industry. NA
5a. Development of a productive workforce to maintain a high quality visitor industry. NA
5b. Enhancement of career and employment opportunities in the visitor destination in specific NA

desired market segments.

6a. Maintenance of a high customer awareness of Hawai‘i as a visitor destination in specific desired NA

market segments.

ANALYSIS: The WCT is not targeting the visitor industry. However, it is possible that the establishment of a
small business hotel could create jobs and stimulate economic vitality within the Project’s commercial districts.
Therefore, the Project’s zoning ordinances may allow for a business hotel in order to accommodate such a

facility should demand warrant.

Transportation State Functional Plan

Objectives:

1a. Expansion of transportation system. S
1b. Reduction of travel demand through zoning and decentralization initiatives. S
1c. Management of existing transportation systems through a program of transportation systems NA

management (TSM).

1d. Identification and reservation of lands and right-of-way required for future transportation S

improvements.

le. Planning and designing State highways to enhance inter-regional mobility. S

1f. Improving and enhancing transportation safety. S
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1g. Improved transportation maintenance programs. NA
1h. Ensure that transportation facilities are accessible to people with disabilities. NA
2a. Development of a transportation infrastructure that supports economic development initiatives. S
3a. Expansion of revenue bases for transportation improvements. NA
4a. Providing educational programs. NA

ANALYSIS: As discussed in Section V.D.1 (Roadways and Traffic) the WCT will provide a variety of traffic related
improvements that will address the traffic impacts specifically related to the Project. In addition, the Applicant
will coordinate with neighboring land owners and the State and County to address the need for regional
improvements that will be warranted by development of the WCT, together with neighboring projects. Regional
traffic improvements may include planning for the Wai'ale Bypass road and traffic signalization to enhance

inter-regional mobility within Central Maui.

The WCT’s non-vehicular transportation strategy includes: 1) compact and mixed-use development patterns, 2)
pedestrian oriented streets integrating street trees, sidewalks, and traffic calming, 3) both striped and
separated bike lanes in appropriate locations, 4) a network of greenways and parkways to facilitate mobility,
and 5) providing connectivity to adjacent developments, such as the Wai'ale development and the State and

County’s proposed regional parks.

In addition, WCT transportation demand management measures may include: 1) encouraging alternate work
schedules and off peak hours for employment generators and 2) supporting park and ride, ridesharing,

carpooling, van pooling and regional and sub-regional shuttles.

Water Resources Development State Functional Plan

Objectives:
a. Enunciate State water policy and improve management framework. NA
b. Maintain the long-term availability of freshwater supplies, giving consideration to the S

accommodation of important environmental values.

c. Improve management of floodplains. NA
d. Assure adequate municipal water supplies for planned urban growth. S
e. Assure the availability of adequate water for agriculture. S
f. Encourage and coordinate with other water programs the development of self-supplied industrial NA
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water and the production of water-based energy.

g. Provide for the protection and enhancement of Hawai‘i’s freshwater and estuarine environment. S
h. Improve State grant and loan procedures for water program and projects. NA
i. Pursue water resources data collection and research to meet changing needs. NA

ANALYSIS: As documented in Section V.D.4 (Water), the WCT has developed three on-site potable wells and

two on-site non-potable wells. Both of the non-potable wells have preliminarily shown low salinity levels, and

testing is being conducted to determine the viability of those wells for domestic use. If not viable for domestic

use, they will be used for non-potable agricultural use. Water pumped from the non-potable wells will be

discharged into the Waihee Ditch or lined onsite reservoirs and used for irrigation purposes for the residential

lots, agricultural farming, parks and open areas. A sixth well also exists to be used for monitoring. te-meetthe

Project's-waterdemand- Development of these wells is being done with input from the County’s Department of

Water Supply and the State Commission on Water Resources Management (CWRM). The Applicant proposes to

supply the Project’s potable water demand through its on-site wells, which will draw from the Waikapd Aquifer.

The Applicant is also proposing to develop a dual water system for potable and irrigation water demand. The

Project’s non-potable water demand will be met through a combination of surface water provided from the

Waihee Ditch system (subject to the issuance of surface water use permits from the CWRM), non-potable

agricultural wells, and reclaimed wastewater. The non-potable system will service the WCTs park lands, open

space and the landscape planting of residential and commercial lots. It is expected that the dual system will
reduce potable water demand by at least one-third. Moreover, the WCT will incorporate other water
conservation measures into the project, such as low flow toilets and shower heads. Water conserving irrigation
practices including using draught tolerant plants and drip irrigation will also be utilized to conserve non-potable
water resources. In the future, when reclaimed water becomes available, it will also be used within the Project

in appropriate areas.
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E. COASTAL ZONE MANAGEMENT

Coastal Zone Management objectives and policies (section 205A-2 HRS) and the Special
Management Area Rules for the Maui Planning Commission (Chapter 202) have been developed to
preserve, protect and, where possible, to restore the natural resources of the coastal zone of
Hawai‘i. While the subject property is not located within the Special Management Area, the BEIS

FEIS will analyze the project’s consistency with Coastal Zone Management Objectives and Policies.

1. Recreational Resources
Objective: Provide coastal recreational resources accessible to the public.
Policies:
(a) Improve coordination and funding of coastal recreational planning and
management; and
(b) Provide adequate, accessible, and diverse recreational opportunities in
the coastal zone management area by:

(i) Protecting coastal resources uniquely suited for recreational
activities that cannot be provided in other areas;

(ii) Requiring replacement of coastal resources having significant
recreational value, including but not limited to surfing sites,
fishponds, and sand beaches, when such resources will be
unavoidably damaged by development; or require reasonable
monetary compensation to the state for recreation when
replacement is not feasible or desirable;

(iii) Providing and managing adequate public access, consistent with
conservation of natural resources, to and along shorelines with
recreational value;

(iv) Providing an adequate supply of shoreline parks and other

recreational facilities suitable for public recreation;
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(vi)

(vii)

(viii)

Ensuring public recreational uses of county, state, and federally
owned or controlled shoreline lands and waters having
standards and conservation of natural resources;

Adopting water quality standards and regulating point and non-
point sources of pollution to protect, and where feasible,
restore the recreational value of coastal waters;

Developing new shoreline recreational opportunities, where
appropriate, such as artificial lagoons, artificial beaches, and
artificial reefs for surfing and fishing;

Encourage reasonable dedication of shoreline areas with
recreational value for public use as part of discretionary
approvals or permits by the land use commission, board of land
and natural resources, and county authorities; and crediting

such dedication against the requirements of Section 46-6, HRS.

Analysis: The WCT will not restrict public recreation opportunities along the coastline because

the site is approximately three (3) miles from the Pacific Ocean. The proposed drainage system

design will minimize the possibility of non-point source pollution from entering the marine

environment. Adjacent gulches will not be impacted since storm runoff will be directed towards

onsite retention basins strategically located throughout the site.

2. Historical/Cultural Resources

Objective:

Policies:

Protect, preserve and, where desirable, restore those natural and

manmade historic and prehistoric resources in the coastal zone

management area that are significant in Hawaiian and American history

and culture.

(a) Identify and analyze significant archeological resources;

(b) Maximize information retention through preservation of remains and artifacts

or salvage operations; and

(c) Support state goals for protection, restoration, interpretation, and display of

historic structures.
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Analysis: As part of the BEIS FEIS an Archeological Inventory Survey (AlS) was conducted on the
property. During the investigation, no evidence of traditional Hawaiian activities, with the
possible exception of Site 7882 (remnant retaining wall or terrace) was recorded. These negative
results are primarily due to the compounded disturbances from sugarcane cultivation, and

historic habitation and modern land use.

Based on the proposed development plan, Site 7884 Features 2-3 (historic trash scatter and
refuse pit); a section of Site 5197 (Waihe'e Ditch) and possibly Site 7883 (WWII bunker) may be
adversely affected during the development activities. The AIS notes that these historic
properties have been properly recorded and may be removed and or altered during
construction. Archaeological monitoring is recommended for those areas that contain former
LCA’s and Grants. Prior to the commencement of construction, an Archaeological Monitoring
Plan (AMP) detailing the localities to undergo monitoring procedures will be prepared and
submitted to SHPD for review and approval. The Project is not expected to have an adverse

impact upon archaeological or historical resources.

3. Scenic and Open Space Resources
Objective: Protect, preserve and, where desirable, restore or improve the quality
of coastal scenic and open space resources.
Policies:

(a) Identify valued scenic resources in the coastal zone management area;

(b) Ensure that new developments are compatible with their visual environment by
designing and locating such developments to minimize the alteration of natural
landforms and existing public views to and along the shoreline;

(c) Preserve, maintain, and where desirable, improve and restore shoreline open
space and scenic resources; and

(d) Encourage those developments that are not coastal dependent to locate in

inland areas.
Analysis:
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As discussed in Section V.A.6 (Visual Resources) the WCT has approximately 12,243 feet, or 2.31
miles, of linear urban, rural and agricultural frontage along Honoapi’ilani Highway. The WCT will
change the character of the existing open space, Haleakala and West Maui Mountain views
along the frontage of the Highway where urban and rural development is being proposed. The
frontage that will be impacted stretches approximately 4,700 linear feet south of Waikapu, from
the northern boundary of the MTP. The views from this area, where not currently obstructed by
existing vegetation within the right-of-way, are of agricultural lands and the West Maui
Mountain in the background looking in a mauka direction. Looking in a makai direction views of

sugar cane are prominent with Haleakala and the Pacific Ocean in the background on clear days.

While the existing character of the open space, Haleakala and West Maui Mountain views will
be impacted by the development, setbacks of at least 60-feet, and in some areas up to 100-feet
or more, will be utilized along each side of the Honoapi’ilani Highway to separate the
development from the public right-of-way. In order to mitigate the obstruction of views from
the highway to the West Maui Mountains, buildings will be setback from the highway and
building heights will be limited to a maximum of 30-feet along the highway frontage. Buildings
will also be separated, placed and oriented in a manner that will establish view corridors from
the highway to the West Maui Mountains. Building setbacks and placement will help to mitigate

the project’s overall impact upon the existing views of Haleakala and the West Maui Mountains.

While the development will produce an impact upon the character of views along Honoapi’ilani
Highway, fronting the urban lands, the Applicant is proposing to create a permanent 800-acre
agricultural preserve that will exist on both the mauka and makai sides of Honoapi’ilani
Highway. The preserve’s frontage is approximately 7,550-feet along the highway. The
approximate 800-acres of agricultural land will create a permanent open space buffer and
separation between Waikapu Town and Ma‘alaea. Along this section of the highway, largely
unobstructed views of Haleakala, the West Maui Mountains and partial views of the Pacific

Ocean will exist in perpetuity.

4. Coastal Ecosystems
Objective: Protect valuable coastal ecosystems, including reefs, from disruption

and minimize adverse impacts on all coastal ecosystems.
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Policies:

(a) Exercise an overall conservation ethic, and practice stewardship in the
protection, use, and development of marine and coastal resources;

(b) Improve the technical basis for natural resource management;

(c) Preserve valuable coastal ecosystems, including reefs, of significant biological or
economic importance;

(d) Minimize disruption or degradation of coastal water ecosystems by effective
regulation of stream diversions, channelization, and similar land and water
uses, recognizing competing water needs; and

(e) Promote water quantity and quality planning and management practices that
reflect the tolerance of fresh water and marine ecosystems and maintain and
enhance water quality through the development and implementation of point

and non-point source water pollution control measures.

Analysis: The WCT is located approximately three (3) miles from the shoreline; therefore the
proposed project is expected to have minimal impact on the coastal ecosystems. The proposed
drainage design will minimize the possibility of non-point source pollution from entering the
marine environment. Adjacent gulches will not be impacted since storm runoff will be directed

towards onsite retention basins strategically located throughout the site.

Furthermore, the incorporation of mitigation BMPs during construction will minimize the
potential for short term adverse impacts.
5. Economic Use
Objective: Provide public or private facilities and improvements important to the
State’s economy in suitable locations.
Policies:
(a) Concentrate coastal dependent development in appropriate areas;
(b) Ensure that coastal dependent development such as harbors and ports, and
coastal related development such as visitor facilities and energy generating
facilities, are located, designed, and constructed to minimize adverse social,

visual, and environmental impacts in the coastal zone management area;
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(c) Direct the location and expansion of coastal dependent developments to areas
presently designated and used for such development and permit reasonable
long-term growth at such areas, and permit coastal dependent development

outside of presently designated areas when:

(i) Use of presently designated locations is not feasible;
(ii) Adverse environmental impacts are minimized; and
(iii) The development is important to the State’s economy.

Analysis: The WCT is expected to indirectly support Maui’s existing economic base activities by
providing much needed housing to serve the island’s workforce. The WCT is intended to provide
housing along with supporting commercial, employment and institutional uses that will allow for
Maui’s economic base industries to grow, diversify and become more sustainable - including the

island’s agricultural industry.

The project will also directly support the agricultural industry by establishing an approximate
800-acre agricultural preserve on prime agricultural lands. These lands will be supplied with a
readily available and affordable source of irrigation water. This centrally located agricultural
park will help Maui’s farmers better compete with mainland agricultural producers in Hawai‘i’s
market, while also creating opportunities to expand export crops to the mainland and overseas.
There are currently two successful commercial farms farming the WCTs agricultural lands.
These include Kumu Farms and Hawai‘i Taro LLC. These farms have many years of experience

farming in Hawai‘i and have had success competing in local, mainland and export markets.

The project will also create direct, indirect and induced short- and long-term positive economic
impacts. As discussed in Section V.B.3-4 (Economy), the WCT will bring in $609:1 S 644.1 million
of new capital investment into the Maui economy. The construction of the WCT components
will directly create an estimated 2,328 2,476 "worker-years" of employment (the equivalent of
52 work weeks at 40 hours per week) in the trades and associated businesses during build-out,
averaging about 165 Full Time Equivalent (FTE) per year for the 15 years of building. Most of

these positions will not be new jobs for new businesses, but work flowing to existing contractors

and suppliers. pesiti
: . I 815 7 mill \
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The 169,000 square feet of new commercial operation will generate some 4,251 FTE worker

years during the 2016-2030 projection period, providing stabilized employment for 531

permanent positions. These jobs will be new positions in the Maui economy. This total does not

include the employment, wages or business activity contributions of the existing 29,250 square

feet of commercial space in the Maui Tropical Plantation which will be retained.

The Project will require an estimated 66 worker years of maintenance and common area

element employment on a continual basis, and will generate some 1,750 1,789 worker years of

off-site_employment from 2016-2030 and a stabilized demand for 149 FTE positions. In

aggregate, during the development of the WCT 8,750 8,946 worker years of employment will be

created during construction and operations, on-site/direct and off-site/indirect, with stabilized

employment after completion of 746 jobs. During the 15 years projection period, WCT will have

a base economic impact on Maui of some $817.1 million in new monies with a stabilized annual

benefit of $32.1 million thereafter.

By providing much needed housing in a format that will create a high quality of life for Maui’s

working families, and by generating both short- and long-term employment in the construction,
trade and agricultural industries, the project is directly supportive of the State and County’s

economic development.

WAIKAPU COUNTRY TOWN Vil-102
DRAFET FINAL ENVIRONMENTAL IMPACT STATEMENT



CHAPTER VII RELATIONSHIP TO GOVERNMENTAL PLANS, POLICIES, NAD CONTROLS

6. Coastal Hazards
Objective: Reduce hazard to life and property from tsunami, storm waves, stream
flooding, erosion, subsidence and pollution.
Policies:
(a) Develop and communicate adequate information about storm wave, tsunami,
flood, erosion, subsidence, and point and non-point source pollution hazards;
(b) Control development in areas subject to storm wave, tsunami, flood, erosion,
subsidence, and point and non-point pollution hazards;
(c) Ensure that developments comply with requirements of the Federal Flood
Insurance Program; and

(d) Prevent coastal flooding from inland projects.

Analysis: A portion of TMK Parcel Nos. 3-6-002:003 and 3-6-004:003, paralleling the Waikapu
Stream, are located in Zones AEF and AE and XS. Zones AEF and AE are Special Flood Hazard
Areas subject to inundation by the 1% annual chance flood. Zone AEF is defined as the channel
of a stream plus any adjacent floodplain areas that must be kept free of encroachment so that
the 1% annual chance flood can be carried without increasing the BFE. Zone AE is an area where
the base flood elevation has been determined. The project area located adjacent to the
Waikapi Stream, within the Special Flood Hazard Area, is proposed to be set aside for parks,

open space and agriculture. No structures will be will be located within Zone AEF.

Therefore, the subject property should not have an adverse impact on neighboring properties

with regards to flood hazard potential.

7. Managing Development

Objective: Improve the development review process, communication, and public
participation in the management of coastal resources and hazards.
Policies:
(a) Use, implement, and enforce existing law effectively to the maximum extent

possible in managing present and future coastal zone development;
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(b) Facilitate timely processing of applications for development permits and resolve
overlapping of conflicting permit requirements; and

(c) Communicate the potential short and long-term impacts of proposed significant
coastal developments early in their life cycle and in terms understandable to

the public to facilitate public participation in the planning and review process.

Analysis: The WCT is not a coastal development and is located outside of the SMA,
approximately three (3) miles from the Pacific Ocean. The Project is not anticipated to
negatively impact the management of coastal resources in the SMA. The Project Team has
conducted public informational meetings and will continue to do so in the future to facilitate

public participation in the planning and review process.

8. Public Participation
Objective: Stimulate public awareness, education, and participation in coastal

management.

Policies:

(a) Promote public involvement in coastal zone management processes;

(b) Disseminate information on coastal management issues by means of
educational materials, published reports, staff contact, and public workshops
for persons and organizations concerned with coastal issues, developments, and
government activities; and

(c) Organize workshops, policy dialogues, and site-specific medications to respond

to coastal issues and conflicts.

Analysis: Master planning for the project was initiated in January 2009, nearly six years ago.
Since 2009, the Applicant has consulted with State and County agencies and the Waikapi
community regarding its development plans. Meetings have been conducted with the County of
Maui’s Department of Planning, Department of Public Works, Department of Environmental
Management, Department of Parks and Recreation, and the Department of Water Supply.
Meetings have also been conducted with the State Department of Education, State Department

of Transportation, State Office of Planning, and State Land Use Commission. In addition, the
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Applicant continues to have regular meetings with key Waikapu Stakeholders and regularly
presents the project’s status to the Waikapli Community Association. The meetings conducted
by the Applicant provide an ongoing opportunity for the community to talk with the Project

Team and to provide feedback about the proposed WCT Master Plan.

9. Beach Protection
Objective: Protect beaches for public use and recreation.
Policies:

(a) Locate new structures inland from the shoreline setback to conserve open
space, minimize interference with natural shoreline processes, and minimize
loss of improvements due to erosion;

(b) Prohibit construction of private erosion-protection structures seaward of the
shoreline, except when they result in improved aesthetic and engineering
solutions to erosion at the sites and do not interfere with existing recreational
and waterline activities; and

(c) Minimize the construction of public erosion-protection structures seaward of

the shoreline.

Analysis: The WCT is located approximately three (3) miles from the Pacific Ocean and therefore

the subject project is not anticipated to negatively impact beaches for public use or recreation.

10. Marine Resources
Objective: Promote the protection, use, and development of marine and coastal
resources to assure their sustainability.
Policies:
(a) Ensure that the use and development of marine and coastal resources are
ecologically and environmentally sound and economically beneficial;
(b) Coordinate the management of marine and coastal resources and activities to
improve effectiveness and efficiency;
(c) Assert and articulate the interests of the State as a partner with federal agencies
in the sound management of ocean resources within the United States exclusive

economic zone;
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(d) Promote research, study, and understanding of ocean processes, marine life,
and other ocean resources in order to acquire and inventory information
necessary to understand how ocean development activities relate to and impact
upon ocean and coastal resources; and

(e) Encourage research and development of new, innovative technologies for
exploring, using, or protecting marine and coastal resources. [L 1977, c 188, pt
of §3; am L 1993, c 258, §1; am L 1994, c 3, §1; am L 1995, c 104, §5; am L 2001,
c 169, &3]

ANALYSIS: As previously stated, the WCT is located approximately three (3) miles from the Pacific
Ocean. The drainage system will retain stormwater runoff on-site in above ground basins and in
subsurface chambers to capture any increase in run-off created by the Project. Best Management
Practices (BMPs) will be implemented during the construction and operation phases of the
development to protect coastal water quality. Construction BMPs are temporary measures installed
before commencement of construction and removed after the site has been stabilized and the
permanent measures are in place. Temporary construction measures include but are not limited to
dust screens, silt fences, filter berms, fuel containment berms, and tire cleaning pads. Construction
BMPs must also conform to the provisions of Chapter 20.08 — Soil Erosion and Sediment Control of

the Maui County Code.

Permanent BMPs are measures that are part of the project and will remain in place after the
construction is completed. Permanent measures are intended to reduce storm water pollution
generated from the development of the project site. The use of detention basins, grassed swales,
and permanent grassing and landscaping of exposed areas will be implemented to provide a level of
stormwater filtration and pollution control. Section V.D.3, “Drainage” of the BEIS FEIS describes the
Project’s on-site drainage system, including construction phase BMPs. With the incorporation of the
proposed drainage system, project related development impacts to marine resources should be

avoided.

F. STATE ENVIRONMENTAL POLICY
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HRS Chapter 344 establishes an environmental policy that (1) encourages productive and enjoyable

harmony between people and their environment; (2) promotes efforts to prevent or eliminate

damage to the environment and biosphere; (3) stimulates the health and welfare of humanity; and

(4) enriches the understanding of the ecological systems and natural resources important to the

people of Hawai‘i.

HRS §344-2 defines “environment” as the complex of physical and biological conditions that

influence human well-being, including land, air, water, minerals, flora, fauna, energy, noise, and

places of historic or aesthetic significance. Table 59 53 summarizes the policies of the State

Environmental Policy, HRS §344, and discusses the relationship and applicability, if any, of the policy

to the WCT development.

Table 61 55: State Environmental Policy

SECTION ‘STATE ENVIRONMENTAL POLICY RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

344-3 ENVIRONMENTAL POLICY.

It shall be the policy of the State, through its programs, authorities, and resources to:

(2) Conserve the natural resources, so that land, water, mineral, visual, air and other S
natural resources are protected by controlling pollution, by preserving or augmenting
natural resources, and by safeguarding the State’s unique natural environmental
characteristics in a manner which will foster and promote the general welfare, create
and maintain conditions under which humanity and nature can exist in productive
harmony, and fulfill the social, economic, and other requirements of the people of
Hawai‘i.

(2) Enhance the quality of life by:

(A) Setting population limits so that the interaction between the natural and artificial S
environments and the population is mutually beneficial;

(B) Creating opportunities for the residents of Hawai‘i to improve their quality of life S
through diverse economic activities which are stable and in balance with the physical
and social environments;
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SECTION ‘STATE ENVIRONMENTAL POLICY

RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

(C)

Establishing communities which provide a sense of identity, wise use of land, efficient
transportation, and aesthetic and social satisfaction in harmony with the natural

environment which is uniquely Hawaiian; and

(D)

Establishing a commitment on the part of each person to protect and enhance

Hawai‘i’'s environment and reduce the drain on nonrenewable resources.

NA

344-4

GUIDELINES.
In pursuance of the state policy to conserve the natural resources and enhance the
quality of life, all agencies, in the development of programs, shall, insofar as

practicable, consider the following guidelines:

(1)

POPULATION.

(A)

Recognize population impact as a major factor in environmental degradation and

adopt guidelines to alleviate this impact and minimize future degradation;

(B)

Recognize optimum population levels for counties and districts within the State,
keeping in mind that these will change with technology and circumstance, and adopt

guidelines to limit population to the levels determined.

(2)

LAND, WATER, MINERAL, VISUAL, AIR, AND OTHER NATURAL RESOURCES.

(A)

Encourage management practices which conserve and fully utilize all natural

resources,

(B)

Promote irrigation and waste water management practices which conserve and fully

utilize vital water resources;

(€)

Promote the recycling of waste water;

(D)

Encourage management practices which conserve and protect watersheds and water

sources, forest, and open space areas;

(E)

Establish and maintain natural area preserves, wildlife preserves, forest reserves,

marine preserves, and unique ecological preserves;

NA

(F)

Maintain an integrated system of state land use planning which coordinates the state

and county general plans.

(G)

Promote the optimal use of solid wastes through programs of waste prevention,

energy resource recovery, and recycling so that all our wastes become utilized.

(3)

FLORA AND FAUNA.
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SECTION ‘STATE ENVIRONMENTAL POLICY RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

(A) Protect endangered species of indigenous plants and animals and introduce new S
plants or animals only upon assurance of negligible ecological hazard;

(B) Foster the planting of native as well as other trees, shrubs, and flowering plants S
compatible to the enhancement of our environment.

(4) Parks, recreation, and open space.

(A) Establish, preserve and maintain scenic, historic, cultural, park and recreation areas, S
including the shorelines, for public recreational, educational, and scientific uses;

(B) Protect the shorelines of the State from encroachment of artificial improvements, NA
structures, and activities;

(C) Promote open space in view of its natural beauty not only as a natural resource but as S
an ennobling, living environment for its people.

(5) ECONOMIC DEVELOPMENT.

(A) Encourage industries in Hawai‘i which would be in harmony with our environment; S

(B) Promote and foster the agricultural industry of the State; and preserve and conserve S
productive agricultural lands;

(C) Encourage federal activities in Hawai‘i to protect the environment; NA

(D) Encourage all industries including the fishing, aquaculture, oceanography, recreation, NA
and forest products industries to protect the environment;

(E) Establish visitor destination areas with planning controls which shall include but not NA
be limited to the number of rooms;

(F) Promote and foster the aquaculture industry of the State; and preserve and conserve NA
productive aquacultural lands.

(6) TRANSPORTATION.

(A) Encourage transportation systems in harmony with the lifestyle of the people and S
environment of the State;

(B) Adopt guidelines to alleviate environmental degradation caused by motor vehicles; NA

(Q) Encourage public and private vehicles and transportation systems to conserve energy, S
reduce pollution emission, including noise, and provide safe and convenient

(7) ENERGY.

(A) Encourage the efficient use of energy resources. S

(8) COMMUNITY LIFE AND HOUSING.
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SECTION ‘STATE ENVIRONMENTAL POLICY

RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

(A)

Foster lifestyles compatible with the environment; preserve the variety of lifestyles
traditional to Hawai‘i through the design and maintenance of neighborhoods which

reflect the culture and mores of the community;

(B)

Develop communities which provide a sense of identity and social satisfaction in
harmony with the environment and provide internal opportunities for shopping,

employment, education, and recreation;

(C)

Encourage the reduction of environmental pollution which may degrade a community;

(D)

Foster safe, sanitary, and decent homes;

(E)

Recognize community appearances as major economic and aesthetic assets of the
counties and the State; encourage green belts, plantings, and landscape plans and

designs in urban areas; and preserve and promote mountain-to-ocean vistas.

(9)

EDUCATION AND CULTURE.

(A)

Foster culture and the arts and promote their linkage to the enhancement of the

environment;

NA

(B)

Encourage both formal and informal environmental education to all age groups.

NA

(10)

CITIZEN PARTICIPATION.

(A)

Encourage all individuals in the State to adopt a moral ethic to respect the natural
environment; to reduce waste and excessive consumption; and to fulfill the
responsibility as trustees of the environment for the present and succeeding

generations; and

NA

(B)

Provide for expanding citizen participation in the decision making process so it

continually embraces more citizens and more issues.

NA

G. STATE ENVIRONMENTAL IMPACT STATEMENT REQUIREMENTS SIGNIFICANCE CRITERIA

HAR §11-200-12, establishes 13 significance criteria which agencies shall use in evaluating an

action’s impacts. The following is a discussion of how the proposed action relates to the 13 criteria.

(1) Involves an irrevocable commitment to loss or destruction of any natural or cultural resource;
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Analysis: The Project will result in the urbanization of approximately 485 acres of prime agricultural
land. However, as documented in Section V.A.7 and Appendix G of the BEIS FEIS, the urbanization of
this land should have minimal long-term impact on the availability of agricultural land within the
County and/or State since an abundance of other land, of a similar or higher quality, is currently
fallow and available for production elsewhere. In addition, the WCT’s agricultural component
includes nearly 1,077 acres of land that will remain in agricultural use. Of these lands,
approximately 800 acres will be permanently dedicated to agricultural use with no residential
structures to be permitted. The remaining 277 acres may be subdivided into as many as five large
agricultural lots where a farm dwelling may be permitted. Within the agricultural lands, several
hundred acres may be developed as a public and/or private agricultural park to help facilitate Maui’s
agricultural development. The establishment of a centrally located 800-acre agricultural reserve,
comprising productive lands, affordable irrigation water and close proximity to inter-island and
mainland shipping opportunities, should help Maui farmers compete in local, mainland and

international markets.

(2) Curtails the range of beneficial uses of the environment;

Analysis: The range of beneficial uses of the property’s environment is guided by the State Land Use
District classification and the County’s General Plan. The proposed project increases the range of
beneficial uses for the environment by providing affordable and market-priced housing units, parks
and open space, sites reserved for future school facilities, integration of future transit components,
and potential connectivity with surrounding roads, infrastructure, services, and public facilities. It
also includes the agricultural preserve, which includes the 800-acres to be dedicated in perpetuity

for agriculture.

(3) Conflicts with the state’s long-term environmental policies or goals and guidelines as expressed in
Chapter 344, HRS, and any revisions thereof and amendments thereto, court decisions, or executive

orders;

Analysis: The stated purpose of Chapter 344 is to establish a state policy which will encourage

productive and enjoyable harmony between people and their environment, promote efforts which
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will prevent or eliminate damage to the environment and biosphere and stimulate the health and
welfare of humanity, and enrich the understanding of the ecological systems and natural
resources important to the people of Hawai‘i. The proposed project complies with the policies, goals
and guidelines of Chapter 344, as described in section 5.5 above. The project proposes to create a
master planned mixed-use residential community that will be integrated with the regional
transportation network and infrastructure systems, and improve the quality of life for residents by

providing affordable housing near employment centers.

(4) Substantially affects the economic or social welfare of the community or state;

Analysis: Development of the property for residential purposes is consistent with State and County
policies encouraging residential development near employment centers, infrastructure and public
facilities. The project site is located within the MIPs Small Town Growth Boundary and is identified
as a “Planned Growth Area” with an allocation of residential and commercial development to
address the projected population growth of the County. The Project will have positive impacts on
the social welfare of the Central Maui community and on the economic welfare of the community

and the state through the creation of workforce and market priced housing and jobs.

(5) Substantially affects public health;

Analysis: The proposed project is anticipated to have negligible impact on public health.
Infrastructure systems will be constructed to comply with applicable State DOH and County

standards and regulations.

(6) Involves substantial secondary impacts such as population changes or effects on public facilities;

Analysis: The WCT encompasses about 1,433 units, supporting commercial development and
infrastructure and public facilities. At buildout, the de facto population of the Project will be
approximately 3;54% 4,085 persons, comprised of 3,362 3,922 full-time residents and some 148 163
part-time residents and second home owners. The project population represents from

approximately 9.93 percent 8:408% to 15-46% 18.51 percent of the region’s projected resident
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population growth to 2035. It is not expected there will be meaningful in- migration to Maui as a

direct result of the operating components of the project.

The Project population will increase demand on public infrastructure and facility systems. The
Project impact on these systems will be mitigated through required Project sponsored

improvements to infrastructure and public facility systems, payment of impact fees and taxation.

(7) Involves a substantial degradation of environmental quality;

Analysis: The proposed project will involve extensive ground disturbance, including grubbing and
grading of the property. However, the property has been continuously tilled for decades to support
plantation agriculture. As noted in the flora and fauna study, development of the subject property
will not significantly impact threatened or endangered species of flora and fauna that will constrain
development of the project site. During the construction phase, temporary BMPs will be
implemented to mitigate the potential for non-point source pollution and deterioration of air
quality. During the operation phase, permanent BMPs will be implemented to protect coastal water
quality. Development of a mixed use community, with emphasis on active transportation modes,
incorporation of renewable energy development, recycling and water and energy conservation will

help to ensure that the Project minimizes its overall environmental impact.

(8) Is individually limited but cumulatively has considerable effect upon the environment or involves a

commitment for larger actions;

Analysis: As documented in Section VI.B of the BEIS FEIS, the Project will produce both individual
and cumulative impacts. Individual impacts will arise from the projected increase in demand upon
the region’s infrastructure and public facilities from the Project population. Cumulative impacts will
also arise as this population growth is added to the growth in population associated with other
regional developments. As documented in Section V.C and D of the BEIS FEIS, measures to increase
the capacity of the region’s schools, water supply, wastewater treatment capacity, and regional
roadways will be necessary to accommodate the WCT together with other development expected

over the next 20 years.
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(9) Substantially affects a rare, threatened, or endangered species, or its habitat;

Analysis: No rare, threatened, or endangered species or related habitats will be impacted when the

subject property is developed.

(10) Detrimentally affects air or water quality or ambient noise levels;

Analysis: The Project will increase motor vehicle use in the immediate area, which may affect air
quality but not significantly. Wastewater from the project site will be handled, either using a private
system and/or through connection to the county’s facility. Runoff from the project site will be
carefully managed using BMPs during the construction phase. During the operation phase, runoff
will be contained on-site so that no increase in runoff will result from the project. Ambient noise
levels may be impacted in the project area, but are not expected to exceed acceptable levels due to

the residential community nature of the development.

(11) Affects or is likely to suffer damage by being located in an environmentally sensitive area such
as a flood plain, tsunami zone, beach, erosion-prone area, geologically hazardous land, estuary, fresh

water, or coastal waters;

Analysis: A portion of TMK Parcel Nos. 3-6-002:003 and 3-6-004:003, paralleling the Waikapi
Stream, are located in Zones AEF, AE and XS. The project area located adjacent to the Waikapi
Stream, within the Special Flood Hazard Area, is proposed to be set aside for parks, open space and
agriculture. No structures will be will be located within Zone AEF.

Regarding earthquakes, Maui is rated as seismic hazard level llb in the UBC (as compared to IV, the
highest level for the island of Hawai‘i and | for Kaua‘i). Proposed structures in the development will
conform to all relevant building code requirements, including applicable seismic and hurricane

design standards.

(12) Substantially affects scenic vistas and viewplanes identified in county or state plans or studies;

Analysis: Chris Hart & Partners, Inc. prepared an island-wide Scenic Resources Inventory Study for

the County of Maui, Department of Planning, in July 2006 in support of the General Plan 2030
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Update. The purpose of the study was to inventory and rate the island’s scenic resources so that
appropriate advanced planning and mitigation strategies could be employed to protect these
resources. The Scenic Resources Inventory Study identifies the area along Honoapi’ilani Highway,
fronting the project site and continuing to Ma‘alaea, as an area of “High” scenic resource value. In
the study, areas of “Exceptional” and “High” resource value are described as having “dramatic and
diverse resource values consistently throughout the corridor” and are “typically in a natural

condition and unmarked by development.”

The WCT will have approximately 12,243 feet, or 2.31 miles, of urban, rural and agricultural frontage
along Honoapi’ilani Highway. The WCT will change the character of the existing open space,
Haleakala and West Maui Mountain views along the frontage of the Highway where urban and rural
development is being proposed. The frontage that will be impacted stretches approximately 4,700
linear feet just south of Waikapu, from the northern boundary of the Maui Tropical Plantation. The
views from this area, where not currently obstructed by existing vegetation within the right-of-way,
are of agricultural lands and the West Maui Mountain in the background looking in a mauka
direction. Looking in a makai direction views, where not obstructed by existing vegetation, are of
Haleakala and the Pacific Ocean can also be seen when the sugarcane has been harvested (See

Section V.A.6 and Figure 35 30, A-E).

While the existing character of the open space, Haleakala and West Maui Mountain views will be
impacted by the development, setbacks of at least 60-feet, and in some areas up to 100-feet, will be
utilized along each side of the Honoapi’ilani Highway to separate the development from the public
right-of-way. In order to mitigate the obstruction of views from the highway to the West Maui
Mountains, buildings will be setback at least 75-feet from the highway and building heights will be
limited to a maximum of 30-feet along the highway frontage. Buildings will also be separated,
placed and oriented in @ manner that will establish view corridors from the highway to the West
Maui Mountains. Building setbacks and placement will help to mitigate the project’s overall impact

upon the existing views of Haleakala and the West Maui Mountains.

While the development will produce an impact upon the character of views along Honoapi’ilani
Highway, fronting the urban lands, it is important to note that the Applicant is also proposing to

create a permanent 800-acre agricultural preserve that will exist on both the mauka and makai sides

WAIKAPU COUNTRY TOWN VIl-115
DRAFET FINAL ENVIRONMENTAL IMPACT STATEMENT




CHAPTER VII RELATIONSHIP TO GOVERNMENTAL PLANS, POLICIES, NAD CONTROLS

of Honoapi’ilani Highway. The preserves frontage is approximately 7,550 linear feet along the
highway. The approximate 800-acres of agricultural land will create a permanent open space buffer
and permanent separation between Waikapd Town and Ma‘alaea. Along this section of the
highway, largely unobstructed views of Haleakala, the West Maui Mountains and partial views of the

Pacific Ocean will exist in perpetuity.

The Applicant is establishing wide setbacks from Honoapi’ilani Highway to allow for pedestrian and
bicycle facilities and the establishment of landscape planting. As is common throughout Hawai’i,
and especially on Maui, the planting of large canopy Monkey Pod trees, tropical shrubs and ground
covers will be maintained to create a sense of separation and definition between the urban
development and the highway. Separated from the highway, an approximate 10-foot wide shared
pedestrian and bicycle track will meander along the roadways frontage. The overall effect will be to
create a greenway with a variety of plant massing and color, and the presence of intermittent views

of Haleakala and the West Maui Mountains along the frontage of the development.

(13) Requires substantial energy consumption.

Analysis: Energy consumption will increase in relation to the proposed development. However, the
Applicant intends, where both practical and feasible, to incorporate roof-top solar photovoltaic
systems on residential and commercial structures and to develop solar farms in strategically located
areas to help off-set the Project’s demand for carbon based fuels. The Applicant will also encourage
building design that conserves energy through building placement that takes advantage of natural
cooling and sunlight, the use of energy efficient building materials and the incorporation of canopy
shade trees to promote cooling. All single-family residential homes will be equipped with solar hot
water heating and Energy-Star appliances, when applicable. Additionally, the WCT proposes to
develop, in appropriate locations within the agricultural district, solar farms to help off-set the
Project’s demand for carbon emitting electrical energy. As an example, if forty percent of residential
and commercial buildings install photovoltaic systems (generating approximately 11.9 GWh per
year), demand for carbon-based fuels could be reduced by roughly 50 percent. Moreover, the WCT
desires to install a limited number of solar farms in appropriate locations within the agricultural
lands. If two solar farms of approximately 5-acres (0.75 MW each) each are developed, the

electricity generated would be about 2.6 GWh per year, which could service approximately 236
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residential units. Thus, the WCT could potentially generate about 70 percent of its energy
consumption through renewables. However, the installation of such systems will depend upon the

technical and financial viability of such systems at the time the project is being constructed.

H. MAUI COUNTY GENERAL PLAN

The General Plan of the County of Maui refers to a hierarchy of planning documents that together
set forth future growth and policy direction in the County. The General Plan is comprised of the

following documents: 1) County-wide Policy Plan; 2) Maui Island Plan; and 3) nine community plans.

The County-wide Policy Plan was adopted in March 2010 and is a broad policy document that
identifies a vision for the future of Maui County. It establishes a set of guiding principles and
provides comprehensive goals, objectives, policies and implementing actions that portray the
desired direction of the County’s future. The County-wide Policy Plan provides the policy framework

for the development of the Maui Island Plan and nine Community Plans.

The MIP functions as a regional plan and addresses the policies and issued that are not confined to
just one community plan area, including regional systems such as transportation, utilities and
growth management, for the Island of Maui. Together, the Island and Community Plans develop
strategies with respect to population density, land use maps, land use regulations, transportation
systems, public and community facility locations, water and sewage systems, visitor destinations,
urban design and other matters related to development. The MIP was adopted on December 28,

2012.

The WCT Master Plan, and request for land use entitlements, should be consistent with the goals,

policies and actions found in the General Plan.

1. County-wide Policy Plan
The County-wide Policy Plan establishes a list of county-wide goals, objectives, policies, and
implementing actions related to the following core themes:

e Protect the Natural Environment
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e Preserve Local Cultures and Traditions

e Improve Education

e Strengthen Social and Healthcare Services

e Expand Housing Opportunities for Residents

e Strengthen the Local Economy

e Improve Parks and Public Facilities

e Diversify Transportation Options

e Improve Physical Infrastructure

e Promote Sustainable Land Use and Growth Management

e Strive for Good Governance

Table 62 56: Countywide Policy Plan

COUNTYWIDE POLICY PLAN RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

Protect the Natural Environment

Goal: Maui County’s natural environment and distinctive open spaces will be preserved, managed, and cared

for in perpetuity.

Objective: N/A

(1) Improve the opportunity to experience the natural beauty and native biodiversity of the islands S

for present and future generations.

Policies:

a. Perpetuate native Hawaiian biodiversity by preventing the introduction of invasive species, S

containing or eliminating existing noxious pests, and protecting critical habitat areas.

b. Preserve and reestablish indigenous and endemic species' habitats and their connectivity. NA

c. Restore and protect forests, wetlands, watersheds, and stream flows, and guard against wildfires, S

flooding and erosion.

d. Protect baseline stream flows for perennial streams, and support policies that ensure adequate S
stream flow to support native Hawaiian aquatic species, traditional kalo cultivation, and self-

sustaining ahupua'a.

e. Protect undeveloped beaches, dunes, and coastal ecosystems, and restore natural shoreline NA

processes.
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COUNTYWIDE POLICY PLAN RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

f. Protect the natural state and integrity of unique terrain, valued natural environments, and S

geological features.

g. Preserve and provide ongoing care for important scenic vistas, view planes, landscapes, and open- S

Space resources.

h. Expand coordination with the State and non-profit agencies and their volunteers to reduce S

invasive species, replant indigenous species, and identify critical habitat.

Implementing Actions:

a. Develop island-wide networks of greenways, watercourses, and habitat corridors. S

ANALYSIS: The WCT is not located within the State’s Special Management Area and no listed or endangered
species of flora and fauna were identified on the property that will constrain development of the site. During
build-out and during the operation phase BMPs will be implemented to mitigate non-point source pollution to
Maui’s coastal resources as well as to mitigate fugitive dust impacts. In addition, through the EIS and
entitlement application processes mitigation measures will be identified to help address any environmental

impacts that may arise from the project.

A riparian buffer with a minimum setback of about 100-feet, and in most areas significantly greater than this, has
been established along the entire length of the Waikapl Stream. These areas will be kept in open space and will

be used for open space, agriculture and passive park uses. The Project will seek to conserve potable ground

water resources by utilizing a combination of surface water from the Waihee Ditch, non-potable agricultural

wells and recycled water from the Project’s WWREF to supply the agricultural lands and the landscape planting of

proposed urban spaces. The use of any ground and surface water will be in strict compliance with any permits

issued by the CWRM so as not to overdraw the sustainable yield of the Waikapu Aquifer or degrade the Waikapu

While the existing character of the open space, Haleakala and West Maui Mountain views will be impacted by

the development, setbacks of at least 60-feet, and in some areas up to 100-feet, will be utilized along each side

of the Honoapi’ilani Highway to separate the development from the public right-of-way. In order to mitigate the
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COUNTYWIDE POLICY PLAN RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

obstruction of views from the highway to the West Maui Mountains, buildings will be setback at least 75-feet
from the highway and building heights will be limited to a maximum of 30-feet along the highway frontage.
Buildings will also be separated, placed and oriented in a manner that will establish view corridors from the
highway to the West Maui Mountains. Building setbacks and placement will help to mitigate the project’s overall

impact upon the existing views of Haleakala and the West Maui Mountains.

While the development will produce an impact upon the character of views along Honoapi’ilani Highway,
fronting the urban lands, it is important to note that the Applicant is also proposing to create a permanent 800-
acre agricultural preserve that will exist on both the mauka and makai sides of Honoapi’ilani Highway. The
preserves frontage is approximately 7,550 linear along the highway. The approximate 800-acres of agricultural
land will create a permanent open space buffer and permanent separation between Waikapli Town and
Ma‘alaea. Along this section of the highway, largely unobstructed views of Haleakala, the West Maui Mountains

and partial views of the Pacific Ocean will exist in perpetuity.

The Applicant is establishing wide setbacks from Honoapi’ilani Highway to allow for pedestrian and bicycle
facilities and the establishment of landscape planting. As is common throughout Hawai‘i, and especially on Maui,
the planting of large canopy Monkey Pod trees, tropical shrubs and ground covers will be maintained to create a
sense of separation and definition between the urban development and the highway. Separated from the
highway, an approximate 10-foot wide shared pedestrian and bicycle track will meander along the roadways
frontage. The overall effect will be to create a greenway with a variety of plant massing and color, and the
presence of intermittent views of Haleakala and the West Maui Mountains along the frontage of the

development.

From a site planning perspective, the WCT site plan carefully considers the natural topography of the site and
incorporates unique natural areas into parks and open spaces throughout the WCT. Proposed buildings will be
incorporated into the natural topography of the property and building layout is oriented to preserve view planes

towards the Pacific Ocean, Haleakala and the West Maui Mountains.

Objective:

(2) Improve the quality of environmentally sensitive, locally valued natural resources and native ecology of each
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COUNTYWIDE POLICY PLAN RATING

Key: S = Supportive, N/S = Not Supportive, N/A = Not Applicable

island.

Policies: N/A
a. Protect and restore nearshore reef environments and water quality S
b. Protect marine resources and valued wildlife S
c. Improve the connection between urban environments and the natural landscape, and incorporate S

natural features of the land into urban design.

d. Utilize land-conservation tools to ensure the permanence of valued open spaces. S
e. Mitigate the negative effects of upland uses on coastal wetlands, marine life, and coral reefs. S
f. Strengthen coastal zone management, re- naturalization of shorelines, where possible, and S

filtration or treatment of urban and agricultural runoff.

g. Regulate the use and maintenance of stormwater-treatment systems that incorporate the use of S

native vegetation and mimic natural systems.

h. Advocate for stronger regulation of fishing, boating, cruise ship, and ecotourism activities. NA

i. Restore watersheds and aquifer-recharge areas to healthy and productive status, and increase NA
public knowledge about the importance of watershed stewardship, water conservation, and ground

water protection.

Implementing Actions:

a. Develop regulations to minimize runoff of pollutants into nearshore waters and reduce nonpoint NA

and point source pollution.

ANALYSIS: The WCT is not located within the State’s Special Management Area and is not expected to impact
the shoreline or reef environments. During build-out and during the operation phase BMPs will be implemented
to mitigate non-point source pollution to Maui’s coastal resources. In addition, through the EIS and entitlement
application processes mitigation measures will be identified to help address any environmental impacts that may
arise from the project. The site itself is not located within an area of critical habitat and surveys have confirmed
that no threatened or endangered species of flora or fauna are on the property that will constrain development

of the site.

From a site planning perspective, the master plan design layout carefully considered the natural topography of

the site and incorporated unique natural areas into parks and open spaces throughout the WCT. Proposed
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