EGEIVE

WILLIAM W.L. YUEN 1359 08/27/2020
JANNA WEHILANI AHU 10588

03:07 pm
DENTONS US LLP STATE OF HAWAII
1001 Bishop Street, Suite 1800 LAND USE COMMISSION

Honolulu, Hawai‘i 96813-3689

Telephone: (808) 524-1800

Facsimile: (808) 524-4591

Email:  william.yuen@dentons.com
janna.ahu@dentons.com

Attorneys for
HG KAUAI JOINT VENTURE, LLC

BEFORE THE LAND USE COMMISSION
OF THE STATE OF HAWAI‘I

In the Matter of the Petition of: DOCKET NO. A11-791

HG KAUAI JOINT VENTURE, LLC

To Amend the Land Use District Boundary of
Certain Lands Situated at Kapa“‘a, Island of
Kauali, State of Hawai‘i, consisting of
approximately 96 Acres, from the Agricultural
Land Use District to the Urban Land Use
District, Kauai Tax Map Key 4-3-03: por 01.

HG KAUAI JOINT VENTURE, LLC - DOCKET NO. A11-791
TABLE OF CONTENTS - VOLUME I - EIS

GOV .. cnieieneiieerisnesisnneessanessansssnanesensesssnssssssnss sesassssnnss senssssssnes ssses snasessnssssssasesssssssssaesessesssnsesssnssessnseessnssssnsssnes 1
Table Of CONTENTS......cciiniiriiiiiiiiniiininsiss s s st s sssassssssssssssssssassssssssssssessassassasssassassassns sussasssssassns sassnsss 5
(0 =1 =T g A [ 4 o T [T T T U 8

1.1 Overview & Back8roUNd..........c..ciiiieeiiiiiieeieiiieneneereennssesreennsseseennssseseenssssssesennsssseennsssessennsnsnnes 8
1.2 PUrPOSE & NEEU.....cceuueiiiieeeiiieeeeeerieeeneerreenneesrerenssesseanssessseensssssreanssssseranssssssrnnssssseennessssennnnnes 8
1.3 PropoSed ACLIONS....ccuueiiiiieeiiiiieeeeieiirenneerrrenssesreranssesernnssesssennsssssrennssssseeensssssssenssssssnnnsssssnnnnns 12
1.4 Responsible Agencies & FUNAING ......cceuuiiiiieeeiiiiiiceiiiireeccsrrreeecssrrenesesserenssessssenssesssensssesssennnnes 16
1.5 Project Development Status & Implementation Schedule............cccceeeriireeciniiiiccrrececrrreeeee, 16
1.6 Required Permits & APProvals ........cccceciieeeeeieiiiemncerireneerrernnsseriennsssersenssssesesennsssssennsssessennnnens 16
Chapter 2 - Project DesSCriPtion ........cciiiieeiiiiiieeceiirrenneerereneererrnssessennnsssssennsssssseenasssssenassssenennsssssnenn 17
28 0 o oY 1= o1 e T Y e T o Y 17
2.2 ProjECt DESCHIPLION....cccciiceeicieiineissessressenissesssnnsssnsssnasssessssssssnsssssossnssns ssnasssns senasssasssssssssssssssnnsssassssasssassssnn 20
Chapter 3 - Environmental Impact Statement AIernatives ..........coceeeeeiiiieenicirireeeerirrreeescseereneseeeeennes 24
1

10111243\000002\115364448


RileyH
LUC Stamp


3.1 AIRErNative 1 - NO ACHION ...cuuieeieeiiieirteireeereereerteesrsesrsesenssressresssassssessssssenssanssssssssssasssenssenssanses 24

3.2 Alternative 2 - Agricultural Subdivision - EXisting Zoning ........ccc.ceeireeeciireeneriirrenercsrrenneneeseeneens 24
3.3 Alternative 3 - Residential Lot Subdivision Alternative .......c.cccceeieiiiiiiiiinrnnnnninsniiinnieesss. 25
3.4 Alternative 4 - Proceed with Project as Described - Preferred Alternative........cccccceerreeeennnneneee. 26
3.5 UNIESOIVEA ISSUES.....ccuieuiiiinrianiississtnsniantissiessissssssssssonsssssssassssssssssessssnsssssossesasssssssssns sssasssonssssssssssssssssssonas 26
Chapter 4 - Environmental Setting, Impact & Mitigation.......cccccoiiveeiiiiiieniiiiieniiiniinnneen. 27
000 T 1§ o T 11 o 4 oY N 27
o I A L NV T o g =T o =Y BT ] o =SSP 27
4.1.2 Potential Environmental Impacts & Mitigation MEasUres ........cccceccveeeeeiiiiieeececiee et 27
4.1.3 Level of Impact after MitiatioNn .......ccviiiiiiiii e s 29
4.1.4 Potential Project Impacts in Context with Applicable Requirements & Mitigation Measures...29
4.2 Archaeological, Historic and Cultural RESOUICES..........cveueiiiiiieneiiiiiieniiniiieniiiniiesiniiesssniensses 31
4.2.1 Environmental Setting.....31
4.2.2 Potential Environmental Impacts & Mitigation Measures ........ccccoecveeeeveiieeeeesciee e 52
4.2.3 Level of Impact after MitiatioNn .......ccueviiiiii e 53
4.3 BiolOSICAl RESOUICES ..cuuuuiiiiuniieiiiinniieiiirnsiieiienmsieiiissssieisessssieissssssestessssssssessssssssessssssssssssssssssnss 54
e I O L o VAT o o g =T o =Y BT o o =SSP 54
4.3.2 Potential Environmental Impacts & Mitigation Measures ........ccccoecvveeeivecieeeeescieeeessiee e 62
4.3.3 Level of Impact after MitiatioNn ......ccuuiiiecciiiie e 63
4.4 Visual & AeSthetiC RESOUICES .......ccceeiiimmuiiiiinniiiieiiemniieiiemiiieiiemmieiirsiieiesmsietsssssssssssssssssssnns 64
4.4. 1 ENVIrONMENTAl SEEEING...eiiiiiiiie ittt e e st e e s s b e e e e s s aaeeessanrrees seeseens 64
4.4.2 Potential Environmental Impact & Mitigation Measures .......cccceevevcveviieriiieeeeeriiee e 73
4.4.3 Level of Impact after MitiatioNn .......ccuiviiiiei e 73
4.5 Geology, Soils & Slope Stability ........ccceeeieiiiieiiiiiiieccrrrrr e e e s e e e s e nn e s s s enans 74
T A L NV T o g =T o =Y BT o ] o =SSP 74
4.5.2 Potential Environmental Impacts & Mitigation MEasures ........ccccoecveeeeeicieeeeececiee e 78
4.5.3 Level of Impact after MitiGatioNn .......ccveiii i et s 78
4.6 Water Resources, Drainage & WasteWater .........ccccviieeiiineiiiienniiiniicieniiinieeisnnn, 79
o A L NV T o g =T o =Y BT o ] o =SSP 79
4.6.2 Potential Environmental Impact & Mitigation MeEasUres .......cccceeeecveeeeeeiiiiee e e e e 96
4.6.3 Level of Impact after MitiGatioNn .......cc.ueei it e e e e 99
4.7 Solid Waste & Material Management..........ccceueciiiiieeieiiieeiieiienenicerrrnnssesreenssssessennssessennnssenees 101
4.7.1 ENVIroNmMENTal SEEHING...cciiiiiiie ettt e e et e e sttt e e e e s btee e s esataeeeseantaeeeeennes 101
4.7.2 Potential Environmental Impact & Mitigation MEasUres ........cccceeecvveeeeecieeeeeecciee e 102
4.7.3 Level of Impact after MitiGation .......cc.ueeieiiiiei e e 102
4.8 Socioeconomic Conditions & Public Service Facilities ..........cccccvviiiiiiinniiiiiinininiiiiinii, 103
4.8.1 ENVIrONMENTAl SEEEING...ciiiciiiiiiiicieie sttt e e st e e s s ebeee e s ssteeeessanteeeeesnnes 103
4.8.2 Potential Environmental Impact & Mitigation Measures ........ccccoevcveeeeiviieiie st 112
4.8.3 Level of Impact after Mitiation .......ccueiii i s 115
L B I 1 T o o = e o N 116
4.9.1 ENVIroONMENTAl SEEEING...cii i ittt ree e e e st ee e e s beee e s ssbaeeessantaeeeesnnes 116
4.9.2 Environmental Impacts & Mitigation MEASUIES .....c..uiviviciiieiiiieee et e e siee e e 119
4.8.3 Level of Impact after Mitiation .......ccuivii i e 133
4.10 Power & COMMUNICAtION icuuuiiiieuiieiiinniiiiiiieniieiiiiiesseiissmsierisssseesmsssssesssssssssessssssssssssssssssses 134
4.10.1 ENVIronmMental SELING.....c.veiii ittt e e e bee e e s s bee e s s e e e e e sanes 134
4.10.2 Environmental Impacts & Mitigation MEASUIES ........ccccvieiiiriieiei e ccieee s eree e rieee e 135
4.10.3 Level of Impact after Mitigation ........coovviiiiiiiiiiie e 137
s I T 138
2

10111243\000002\115364448



g I I L 0 VAT o T o T g 1T = Y=Y T V-SSP 138

4.11.2 Environmental Impacts & Mitigation MEASUIES ..........ccueeeiieiieeee e cceee et e e eiree e e 138
4.11.3 Level of Impact after Mitigation ........cooocuiiiiiece e e 139
4.12 Climate, Air Quality & LIhting ......cccceeeiiiiiiiciiiiicccrrrercse e cerr e s s e e sasssessenasssssenassssssenas 140
4.12.1 ENVIronmMental SETLING........vii i it rtr e e e et e e e et re e e e nte e e e e eanees 140
4.12.2 Environmental Impacts & Mitigation MEASUIES ..........cccuveeeiiiieeee it e e eiree e e 140
4.12.3 Level of Impact after Mitigation .........coccuiiiiieiiee s e 141
4.13 Natural Hazards ......cccooriiiimimmuniiisiiniiiiiiiiesmsiiimmesssssiimmessssssssssiiimmsmssssssssssss 142
4.13.1 ENVIronmMental SETLING........eiii it e e e e e et re e e e et ae e e e nbee e e e eanees 142
4.13.2 Potential Environmental Impact & Mitigation Measures ........ccccoecveeeivciieeeensccieeeerciee e 142
4.13.3 Level of Impact after Mitigation ........coovvuiiiiiiiiiee e 143
4.14 Site Preparation & CoNStruCtion ........cccciiiiiieuiiiiiiinniieiiininieiiinneiiesmismmeirssesiesssenne 144
4.14.1 Potential Environmental IMPacts........ccoccciiieeiiiiiee ettt essree e e e ere e e e bae e s e arrae e e e neeas 144
e A \V [ T~ L o ] T V=T T U 144
4.14.3 Level of Impact after Mitigation ...........eeviiiiii e e e 147
4.15 Secondary & Cumulative IMPacts ......cccceiiiiieniiiiiiiiniiiiiiissisessssnne 148
14.15.1 Summary of Potential Contribution of the Preferred Alternative to Cumulative Effects....148
14.15.2 Irreversible & Irretrievable Commitments of RESOUICES.......cuvivivcciieieiiriieie e 150
It BT 3 o T o [od [0 T o RSP 150
Chapter 5 — Laws, Regulations, Land Use Plans & POliCIies ......cc.cccieuuiiiiiinnniiinienniinnieniniieesisnnennens 151
5.1 County Of KQUa‘l .icuuueiiiiiiiiiiiiiiiiiiiiiiiiieiiiiinieiaiiieienasssiessesssiesssssssiessssssssessssssssesssssssssnsssns 151
5.1.1 County GENEIAl PIAN ..ciiiiieiiieciiieeecciee sttt ettt e s e e s s s bee e s e s bre e e e e s beaeeennsbeeeesnnnes 158
5.1.2 Kapa‘a-Wailua Development Plan..........ciiiiiiiiiieiniiee sttt sssree e s e e ssrae e e s saveaee s 158
5.1.3 Comprehensive ZoNiNg OrdiNaNCe.......occuiueiriireirteie e siestseiesterassessesese st ste e e sesessessassesessessssenses 158
5.1.4 Kaua‘i Economic Development Plan Update.....ccocoeiiiiciieiiiiriiee e e e 158
5.2 State Of HAWai‘l ..cccuueiiiiiinniiiiiiiiiiiiiiiiiniiiinnieiassrenasssnessasssssesassssssessssssssessssssssensssssssensssns 160
5.2.1 Hawai‘i State Plan, HRS Chapter 226 ........ccoovciiiiiiiiieee s criieee e eciiieee s seiiee e ssvee e s ssnteee s s sneeeeesnane 160
5.2.2 State Land Use Law, HRS Chapter 205 ........cocciiiiie ettt stitee e e ettee e eetnaee s sntne e e e sneaneeens 181
5.2.3 Coastal Zone Management Act, Chapter 205A (HRS) ......coioiiiieeiiiiiee e 188
5.2.4 Environmental Review, HRS Chapter 343 and HAR Section 11-200 ........cccccccveeeeivreeeescenneenn. 193
5.2.5 State Environmental Policy, HRS Chapter 344 ...........ooovviiieeiicieeee ettt e e eevaee e 194
5.3 Sustainability PrinCiples ......c.ceeueeiiiieciiiieiccerrcreces e crreere e s s e nne s s s e nans s s srensssssrenesassseenanans 195
5.4 Agricultural Uses and Suitabililty .........ccoeeeeeiiriimeiiirc e ree e s e ne e s e e e ne s 203
5.5 Federal “Cross-Cutting” AUtROKItIes....c.cccuuiiiiieeiciiieee e rrreeee s rreee e s e e nnns e s e e nnssesenennsnsnns 205
5.5.1 ENVironmMental AULNOFITIES ..o.veiiiiieiiiee ettt site e e sabee e saeees 205
5.5.2 ECONOMIC AULNOIITIES c.veiieieiiiiee ettt sttt sttt e e s be e sbe e s sbe e s sbeeenaaeesneeesnaees 211
Chapter 6 - Agency & Public Participation ...t 213
6.1 Comment Letter, Scoping Letters & Letters of SUPPOIt.....cccccciiiieuiiiiiiinniiiiiinniiciinneen 213
6.2 Meetings with Governmental Agencies & Other Entities.........ccceciiiiiinniciiiinnniciinnincniinnnnn, 214
6.3 Section 343-5e HRS DRAFT 2 EIS ReCIPIENTS...cccuieiiiiunieiirmniiiiiinnnisiiiimnmsieiiissmeiiesssesissssssenses 215
Chapter 7 - List Of Preparers......cccceiciiiieiiiiiiuiniiiiinieiiimmeiiimmmiiesmeiissmssiesmmsssessssssesssssssssss 216
Chapter 8 — REferENCeS.......ccciiiiiuuiiiiiiiniiiiiiiiieiiirsiiieiiesietiessssettesssssettesssssssessssssssessssssssssasssssanns 217
EXHIBITS:

Volume lI-A
Exhibit A - Kapa‘a Housing Market Study
Exhibit A.1- Updated Kapa’a Housing Market Study (New)

10111243\000002\115364448



Exhibit B - Sustainability Plan for HoKua Place (Formerly Kapa’a Highlands I1) Exhibit C
- Agricultural Master Plan for HoKua Place (Formerly Kapa’a Highlands Il) Exhibit C.1-
Agricultural Suitability for HoKua Place (Formerly Kapa’a Highlands Il) Exhibit D -
Department of Water, County of Kaua‘i Managers Report 12-10

Exhibit E - Irrigation Supply for the Kapa‘a Highlands Agricultural Subdivision
Water Master

Exhibit F - Preliminary Engineering Report Drainage Improvements for
HoKua Place (Formerly Kapa‘a Highlands I1)

Exhibit G - Preliminary Engineering Report Wastewater Improvements for
HoKua Place (Formerly Kapa‘a Highlands II)

Exhibit H- Traffic Impact Assessment Report for 2" DEIS

Volume II-B

Exhibit H.1 Updated Traffic Impact Assessment Report

Exhibit I - Legal Description and Map for HoKua Place (Formerly Kapa’a Highlands I1)

Exhibit J - Botanical Survey for HoKua Place (Formerly Kapa“a Highlands Il), TMK (4) 4-3-003:001
Kaua'i, Hawai’i April-May 2012

Exhibit K - Biological Surveys Conducted on the HoKua Place (Formerly Kapa‘a Highlands Il) Project Site
TMK: (4) 4-3-003:001, Island of Kaua‘i, Hawai‘l

Exhibit L - An Archaeological Assessment with Subsurface Testing for the HoKua Place (Formerly Kapa‘a
Highlands Il) Kawaihau District, Kaua‘i TMK (4) 4-3-3: 1

Exhibit M - A Cultural Impact Assessment for the HoKua Place (Formerly Kapa‘a Highlands I1)

Kapa“a Ahupua‘a, Kawaihau District, Kaua‘i
Exhibit N.1- Aerial Topography Map
Exhibit N.2 - Survey

Exhibit O - Kaua‘i County Planning Commission Tentative Subdivision Approval for
HoKua Farm Lots, June 19, 2014
Exhibit P- Invertebrate Study for HoKua Place
Volume II-C
Exhibit Q- Comments & Responses on the DEIS

Group 1 - Letters of Support
Group 2 — Responses to Primarily Traffic Comments
Group 3 — Responses to Comments on Community Related Concerns
Group 4 - Responses to Other Individual Comments
Group 5 — Responses to Agencies and Organizations
Exhibit R- Comments & Responses to the 2" DEIS
Group 1 — Response to Individual Comments
Group 2 — Response to Organization Comments
Group 3 — Response to Agency Comments

10111243\000002\115364448



