
 
Daryn Arai 
Land Use Planning Consultant 

P.O. BOX 4501, HILO HAWAII  96720 
PHONE: (808) 895-3218  EMAIL: DARYN.ARAI@OUTLOOK.COM 

  

Mr. Zendo Kern 
Planning Director 
County of Hawaiʻi Planning Department 
101 Pauahi Street, Suite 3 
Hilo, HI  96720 
 
 
October 1, 2021 
 
 
Dear Director Kern: 
 

Special Management Area Use Permit Assessment Application (SMAA) 
Applicant and Landowner:  Black Sand Beach, LLC 
Affected Area: Lands associated with Former Seamountain at Punaluʻu 
TMKs: 9-5-019:011, 015, 024, 026, 030, 031, 033, 035; 

9-6-001:001, 002, 003,006, 011, 012, 013 
9-6-002:008, 037, 038, 041, 053; Ninole, Wailau, Punaluʻu; Kaʻū, Hawaiʻi 

 
 Through this letter, and on behalf of the owner of the above-described lands, Ms. Eva Liu 
of Black Sand Beach, LLC, we present this SMAA for your kind consideration and in support of 
Ms. Liu’s on-going efforts to revitalize this sacred area in a manner that can be embraced by the 
Punaluʻu community and serve as a foundation upon which communities throughout the Kaʻū 
District and beyond can prosper culturally, historically, socially and economically. 
 
 Should you have any questions or require additional information regarding this matter, 
please do not hesitate to contact me. 
 
 

       Sincerely,  

         
       Daryn Arai 
 
 
 
 
 
Encl:  SMAA Application Form and Statement in Support of SMAA 
Note: Application and Fees filed via EPIC 
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STATEMENT IN SUPPORT OF 
SPECIAL MANAGEMENT AREA USE PERMIT ASSESSMENT APPLICATION 

 

Applicant:  BLACK SAND BEACH, LLC 
 

Affecting Tax Map Keys: 
9-5-019: 011, 015, 024, 026, 030, 031, 033, 035 

9-6-001: 001 thru 003, 006, 011 thru 013 
9-6-002: 008, 037, 038, 041, 053 

Ninole, Wailau, Punaluʻu; Kaʻū, Hawaiʻi Island 
 

I. INTRODUCTION 
 

The Applicant, Black Sand Beach, LLC, holds title to the approximately 434 acres of land that 
was once identified as Sea Mountain at Punaluʻu in the district of Kaʻū, Hawaiʻi Island.  
Black Sand Beach, LLC, represented by its President and Chief Executive Officer, Ms. Eva Liu, 
purchased these lands in mid-2000, and has spent many months living at the Colony I 
condominium complex, visiting with members of various local community organizations, 
businesses and individuals in order to understand the importance of these lands and the 
hopes and needs of various communities within the district, and the concerns of people 
who have kuleana lands within the immediate area. 
 
The following messages have been made abundantly clear to Ms. Liu: 
 

 Take sincere steps towards correcting the neglect that has occurred on these lands 
over many decades before efforts are made to find other development and 
economic opportunities within this former resort community; 

 Provide open and transparent lines of communication with the community regarding 
the intended of use and potential development of these lands. 

 Promote a community-driven, collaborative approach towards defining the type of 
uses and forms of development within Punaluʻu that would best compliment the 
valued resources that make Punaluʻu so special while providing for cultural, 
historical, recreational and economic opportunities. 
 

With this guiding principle in mind, the Applicant has worked diligently towards establishing 
relationships with area kūpuna, area residents and various community organizations to seek 
their collective guidance on how these sacred lands can be properly nurtured as a historical, 
cultural, environmental and economic resource and find opportunities to sustain it going 
forward.  Ms. Liu has encountered a number of local champions who are willing to guide her 
and her company towards revitalizing Punaluʻu.  But that guidance is conditional upon the 
Applicant providing and maintaining constant communication with the broader community 
and especially with those who have kuleana within the project site. 
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Another important commitment that the Applicant has made with many in the community 
is to revitalize Punaluʻu in a measured way, demonstrating what community-based 
priorities can be accomplished before initiating broader discussions about what can become 
of the entire 434-acre project site.  The method behind this approach is about: 
 

 first understanding the importance of these lands and the surrounding communities, 
and the people who live within; 
 

 fixing what has been neglected or improperly managed over many years; and 
 

 building a future for these lands in a collaborative manner so that it benefits the 
entire community with an emphasis on preserving what makes Punaluʻu so special. 

 

This Special Management Area Use Permit Assessment application (“application”) is the 
initial filing by the Applicant with the County representing just one of many steps to be 
taken towards the collective revitalization of these lands.  What may be viewed by some as 
a segmented or fractured approach towards the review of proposed land use activities 
within the Special Management Area (SMA), is viewed by the Applicant and many in the 
community as a measured, methodical and practical approach towards revitalizing these 
important and sacred lands. 
 

II. PURPOSE OF REQUEST 
 

While the approximately 434-acre project site straddles both sides of the Mamalahoa 
Highway, that portion located makai of the highway is situated within the County’s Special 
Management Area (SMA).  Furthermore, given that the project site has direct frontage with 
the shoreline, the Applicant is filing this application to identify the many responsibilities and 
activities that it must undertake in order to property manage these lands in accordance 
with the regulations and requirements of the County’s SMA. 

 
As previously mentioned, the project site was once known and operated as Sea Mountain at 
Punaluʻu and is host to an 18-hole golf course, its clubhouse facilities, a tennis center, the 
former Punaluʻu Restaurant and its related support facilities and infrastructural systems.  
Within the project site but not a part of this application is the existing 76-unit Colony I 
condominium complex and a number of kuleana that are situated makai of Ninole Loop 
Road adjacent to the Punaluʻu Black Sand Beach and the Beach Park complex, which is 
located within the project site but maintained and operated by the County. 
 
The approximately 434-acre project site extends from the Mamalahoa Highway down to the 
shoreline, and across the ahupuaʻa of Ninole, Wailau and Punaluʻu.  While the extent of 
existing development as reflected in the 1988 FEIS is basically what still exists on the 
ground, the condition of much of these facilities, as summarized below, have rendered 
them unsafe and unusable and requires much investment in manpower, money and 
community resources in order to rehabilitate the project site into what is typically expected 
of an ocean-front community. 
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New components, like the proposed Open Market and Welcome Center are to stimulate 
community-based activities and opportunities that will support the cultural, historical, 
recreational and daily needs of existing residents with kuleana land in Punaluʻu, the 
residents of Colony I condominium, and the many residents and visitors who seek out 
Punaluʻu to experience the specialness of these lands. 

 
The proposed activities and improvements presented within this application represents a 
continuing investment in the repair and maintenance of existing infrastructure, support 
facilities and grounds with a relatively small investment in new amenities like the Open 
Market and Welcome Center that will support and enhance the area for both residents and 
visitors. 

 
While the overall project site abuts the shoreline, the Applicant is requesting that the need 
for a certified shoreline survey to support this application be waived since no new 
improvements or uses are contemplated anywhere near the shoreline.  The proposed Open 
Market will be located on the mauka side of Ninole Loop Road about 200 feet from the 
shoreline and the proposed Welcome Center will be situated about 1,500 feet from the 
shoreline. 

 

 
Figure 1 – Location Map 
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Figure 2 – 1988 FEIS Existing Development 
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III. DESCRIPTION OF PROJECT SITE 
 
 The project site, formerly known as Sea Mountain and Punaluʻu, is a collection of 20 

individual parcels comprising approximately 434-acres of land that straddles the 
Mamalahoa Highway (State Highway 11) and is located approximately five (5) miles to the 
southwest from the town of Pahala and approximately seven (7) miles to the northeast 
from the town of Nāʻālehu, as depicted above in Figure 1 – Location Map. 

 
 Improvements existing within the project site has not significantly changed from that 

represented in an exhibit within a 1988 Final Environmental Impact Statement for the 
Punaluʻu Resort as shown above in Figure 2 – 1988 FEIS Existing Development. 

 
 Existing Improvements 
 

1. 18-hole golf course and clubhouse complex 
 Golf course is not open for formal play, officially closing upon the 

commencement of the 2018 Kilauea eruption that created hazardous air quality 
conditions and through intervening years to the present due to the COVID-19 
pandemic.  The course continues to be minimally maintained and accommodates 
informal play by residents at the Colony I condominiums. 

 The golf clubhouse has been closed for many years and is structurally 
compromised and unsafe. 
 

2. Tennis complex 
 Existing 4-court complex has not been maintained and considered unsafe for 

play.  Fencing around courts have rusted and is structurally unstable. 
 Pro-shop complex has deteriorated and considered unsafe and unsanitary and 

no longer in use. 
 

3. Punaluʻu Restaurant complex 
 Restaurant complex was significantly damaged by the 1975 Kalapana earthquake 

and resulting tsunami.  Restaurant was subsequently restored and operated until 
sometime in the early 1980s, when it once again closed due to the downturn in 
visitors to the restaurant. 
 

4. Aspen Institute for Humanistic Studies 
 Complex no longer used for its intended purpose.  Used on an irregular basis for 

meetings. 
 

5. Colony I condominium complex 
 Not a part of project site covered by this application as this 76-unit complex has 

been privately owned since completion of its construction in 1976.  However, it 
is completely supported by existing infrastructural facilities that also supports 
the remainder of project site. 
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 Condominium complex continues to be well-maintained and significantly 
occupied. 
 

6. Maintenance Center 
 Provides office, storage and service functions for the various maintenance 

activities that occur within the 434-acre project site. 
Building requires repair of interior walls, plumbing and electrical systems. 
 

7. Supporting Infrastructure 
 Ninole Loop Road:  A privately-owned and maintained two-lane roadway, 

provides the primary access into that portion of the project site located makai of 
the highway.  Also provides primary utility corridor for water, wastewater, 
electrical and communication systems. 

 Water system:  Privately-owned and maintained, currently provides potable 
water service to the entire project site as well as the Colony I condominium 
complex, individual kuleana and the County’s Punaluʻu Beach Park complex.  
System consists of two (2) wells located makai of the highway along with a 
booster pump station that feeds an existing concrete reservoir. 

 Wastewater System:  Privately-owned and maintained, providing treatment of 
wastewater generated by the Colony I condominium complex as well as existing, 
although non-operating facilities such as the golf course clubhouse, tennis center 
and former Punaluʻu Black Sand Restaurant.  Facility has a design treatment 
capacity of 100,000 gallons per day (gpd) although currently operating at less 
than 10,000 gpd. 

 
 IV. PROJECT DESCRIPTION 
 

Based on the discussion above, the Applicant presents this application in two separate 
components, reflecting “On-going repair and maintenance activities” that include 
continued maintenance and repair activities within the project site and its existing 
infrastructure and structural facilities.  The second component is the “Proposed 
Development Activities”, which are new land use activities and its associated 
improvements. 

 
A. On-going repair and maintenance activities 

 
Immediate steps are being taken by the landowner, and in some instances with the 
assistance of community manpower, to repair and maintain long-neglected 
infrastructure, facilities and landscapes.  The landowner is aware that these lands 
are situated within the County’s Special Management Area (SMA), and presents the 
following actions that are not considered “development” under Planning 
Commission Rule No. 9 regarding the Special Management Area [§9-4(e)(2)] due to 
its focus on maintenance, repair and demolition activities.  These are the following 
actions currently underway.  Please refer to attached Figure 3 – On-going Repair & 



7 | P a g e  
 

Maintenance Activities Map to locate the specific areas that are being discussed 
below. 

 

1. Infrastructure Repair and Maintenance 
a. engineering assessment and if functionally possible, attempt to repair 

abandoned wastewater pump station located near Black Sand Beach in 
vicinity of the former Punaluʻu Restaurant complex. 

b. repair to, and on-going maintenance of existing Ninole wastewater pump 
station located near Colony I condominium. 

c. repair and some upgrades to existing private wastewater treatment facility 
(WWTP).  Upgrades primarily limited to internal components, like increasing 
internal pump capacity. 

d. repairs to, and on-going maintenance of 14 existing fire hydrants located 
throughout project site. 

e. repairs to, and on-going maintenance of existing private potable water 
system that services all of Punaluʻu and private lands within and mauka of 
State Highway 11. 

f. repairs to, and on-going maintenance of existing private roadway system, 
including clearing of encroaching vegetation, shoulder and pavement repair, 
streetlight repair, etc. 

g. repairs to, and on-going maintenance of existing irrigation system located 
throughout project site. 

 

2. Area in vicinity of former Punaluʻu Restaurant complex 
a. destroyed by the 1975 tsunami that impacted Halape and Punaluʻu. 
b. primarily hand-clearing of undergrowth of invasive plant species beneath 

existing tree canopy.  Use of machines limited to grind down of undergrowth 
into chips when necessary for larger undergrowth.  No land grading or 
grubbing of area will occur. 

c. removing broken building materials scattered throughout area as dilapidated 
restaurant complex continues to deteriorate. 

d. demolition of building components that are deemed structurally unsafe. 
e. removal of excessive plant matter from within Punaluʻu Pond that has 

stagnated the pond and created a significant mosquito breeding habitat.  
Removal will be accomplished by hand, with use of backhoe or front-loader 
when necessary to help lift heavy vegetation from within pond. 

 

3. Former tennis court complex located across from Colony I condominiums 
a. repair of existing tennis pro shop and tennis courts to its original condition.  

No expansion of facilities.  Replacement of dilapidated roofing, siding, 
flooring, walls and interior and exterior lighting and plumbing fixtures as 
needed. 

b. replacement of tennis court fencing and resurfacing of existing tennis courts. 
c. approved by SMA Use Permit No. 11 in 1976.  Repairs will be limited to the 

original scope as approved under this SMA permit. 



8 | P a g e  
 

 
Figure 3 – On-going Repair & Maintenance Activities Map 
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4. Repair of former golf course clubhouse complex and parking lot 
a. refurbish 9 existing golf holes primarily located along the west side of project 

site and Ninole Loop Road. 
b. repair to existing former golf course clubhouse complex, with no planned 

expansion of facilities beyond its original configuration. 
c. clearing of encroaching vegetation and possible resurfacing of existing 

parking lot. 
 

5. Repair to existing Maintenance Facility 
a. repair to weather- and rat-damaged building components, no change in 

function or existing dimensions.  Basically like-for-like replacement of interior 
walls and fixtures along with as-needed replacement of electrical and 
plumbing systems. 

 

6. Aspen Institute for Humanistic Studies 
a. approved by SMA Use Permit No. 7 in 1976 with building completed in 1977. 
b. as-needed repairs to existing building due to neglect.  No alteration to 

existing structure is anticipated. 
c. Removal of overgrown vegetation from within property. 
 

7. General landscape maintenance 
a. mowing and machine- or hand-grubbing of existing golf course which 

formally closed as recently as early 2020 due to the COVID-19 pandemic and 
largely ceased operations due to hazardous air quality conditions associated 
with the 2018 Kilauea eruption.  Occasional golfers from the Colony I 
condominiums still used the golf course as a casual form of personal exercise, 
so ownership has been providing limited maintenance of the golf course for 
limited casual play. 

b. machine grubbing of excessively overgrown vegetation, primarily 
undergrowth, throughout project site that has become a threatening fire 
hazard, with such an incident occurring within the project site during the 
month of July.  Large trees will not be removed, although it may be 
selectively trimmed. 

c. planting of various forms of landscaping throughout the project site that is 
typical of a destination that attracts residents and visitors. 

d. Areas within the State Land Use Conservation District will be limited to hand-
trimming of excessive vegetation growth. 

 

Summary 
 

 All of what has been described above should have been on-going practices in 
order to properly maintain the existing facilities and landscape within Punaluʻu.  
Years of neglect has placed the current landowner in an extreme position of 
“catch-up”.  Nothing “new” is being created through the above-described 
activities.  These efforts are simply to restore what has been left to decay in the 
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elements over many years, even decades.  The Applicant will comply with 
applicable governmental requirements such as building requirements, grading 
and/or grubbing permits, etc.  The Applicant is aware of areas of special concern, 
such as the shoreline areas and archaeological features.  The focus of these 
repair and maintenance activities are in areas previously altered and developed 
as part of the Sea Mountain at Punaluʻu operations.  The Applicant is also aware 
of the location of archaeological features and sensitive areas as noted in the 
surveys conducted as part of the 1988 EIS for the Punaluʻu Resort and have been 
in discussions with kūpuna who have kuleana for these lands. 

 
B. Proposed Development Activities 

 
The following represents the new development being proposed within the 434-acre 
project site. 
 

1. Open Market – see Figure 4 – Open Market Conceptual Site Plan 
 

a. Open Market site will occupy about ½-acre and will involve clearing of 
existing vegetation and laying down of gravel to provide for a walkable site.  
The Open Market is anticipated to accommodate the following: 

i. 20 individual tents for farmers’ market – 10 feet by 10 feet in size 
ii. 8 individual tents for retail activities – 10 feet by 10 feet in size 

iii. 3 individual tents for retail activities – 15 feet by 15 feet in size 
iv. 1 large tent for retail activities – 20 feet by 35 feet in size 
v. 1 large tent for visitor and entertainment activities – 20 feet by 30 

feet in size 
vi. 2 spaces for food trucks 

vii. portable restrooms 
 

b. Estimated cost associated with establishing site for open market - $10,000 
 

c. Site and Operational Details 
i. site is currently situated within an area that has been extensively 

degraded and modified as part of a homesite as well as the boundary 
of a portion of the existing golf course.  The project site is presently 
covered in haole koa and coconut palm with an understory of guinea 
grass and various common weeds with no known encounter with 
federally listed threatened or endangered plant or animal species. 

ii. Site will be machine grubbed and graded to provide a level surface 
upon which aggregate will be laid to provide a walkable surface.  The 
site gently slopes toward makai with an elevation difference of less 
than 10 feet, therefore not requiring intensive grading to 
accommodate the proposed Open Market site. 

iii. All structures to be erected will be temporary in nature, consisting of 
tents, mobile food trucks, and portable toilets. 
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Figure 4 – Open Market Conceptual Site Plan 
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iv. the Open Market is anticipated to be open 7 days per week.  When 
the open Market is not operating, then tents will be removed. 

v. parking will be provided within the existing paved parking lot located 
across Punaluʻu Road that was once part of the former Black Sands 
Beach restaurant complex, which would create a central parking area 
rather than the haphazard parking that occurs along area roadways 
and within the beach itself. 

 
2. Welcome Center – see Figure 5 – Welcome Center Conceptual Site Plan 

 

a. Site Components:  The concept for the Welcome Center is to establish a focal 
point within the project site for both residents of and visitors to Punaluʻu 
where the history and culture of the area can be shared while also providing 
for recreational and entertainment opportunities.  The Welcome Center, 
comprising approximately 9 acres, will contain the following components 
that is further highlighted in Exhibit A – Proposed Welcome Center attached 
to this report: 

i. New Retail Building:  675 square foot, one-story building in close 
proximity to existing tennis club building 

ii. New Umbrella Seating Area:  open outdoor seating area between 
New Retail Building and existing tennis club building 

iii. New Men & Women restroom/shower/locker/laundry room facility:  
one-story facility with 975 square feet of floor area 

iv. Tennis Courts:  2 existing tennis courts will be repaired, resurfaced 
and re-fenced 

v. New Open Amphitheater:  2 existing tennis courts will be converted 
to an open-air amphitheater with grass seating & movie screen 

vi. New Swimming Pool:  25’ x 50’ Swimming Pool (including swimming 
pool plan as new Figure) 

vii. Open Grass Areas:  open grassed areas for campsites (54 tent 
platforms), meeting tents, BBQ area, temporary kitchen and dining 
tents (tents and other mobile structures to be erected on an “as 
needed” basis) 

viii. Existing 12-stall parking area, with additional 15-stall on-site parking 
to be provided along makai boundary of project area. 

 

b. Estimated cost for Welcome Center - $476,000 
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Figure 5 – Welcome Center Conceptual Site Plan 

 
 

c. Site and Operational Details 
i. The Welcome Center site is currently situated within an area that has 

been extensively modified as part of a 4-court tennis complex.  The 
northern section of the Welcome Center site is described as coastal 
dry shrubland that has been highly modified by human disturbances 
primarily associated with past ranching activities and fire.  This area is 
now practically devoid of native species and predominately occupied 
by Haole koa with an understory of Guinea grass.  A few native 
species, such as ʻAlahee trees and shrubs such as ʻAʻalii and ʻIlima 
may inhabit the general area based on the 2006 Draft EIS.  These 
plants have not been seen recently. 
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ii. Extensive site preparation will be kept at a minimum as much of the 
existing topography within this particular project site is attractive and 
will be incorporated into the overall design.  This is especially the case 
since existing facilities will be repaired and/or repurposed or by its 
very nature as campsites, whose beauty will be severely 
compromised by extensive land alteration activities. 

iii. The tents contemplated for use within the proposed campgrounds 
are the typical personal-style tents that can be staked into the ground 
and can be both provided by the Applicant or provided by the 
camper, thereby not necessitating any extensive groundwork to 
provide a suitable camping site aside from keeping the area clear of 
overgrown vegetation. 

iv. Parking for about 27 vehicles will be provided on-site. 
 
IV. LAND USE AND REGULATORY HISTORY 
 

Much of what currently exists within the project site and formerly known as Sea Mountain 
at Punaluʻu was developed by C. Brewer Properties, Ltd. between the late 1960s to late 
1970s, and included the 18-hole golf course and clubhouse facilities, the Colony I 
condominium, Kalana 1 residential subdivision, the Aspen Institute Center for Humanistic 
Studies, the Black Sands Restaurant and the Kaʻū Center for History and Culture. 
 
A. State Land Use 
 

The State Land Use Commission, at its meeting held on November 20, 1969, 
redesignated lands within the project site from Agricultural (light green) and 
Conservation (light blue) Districts to the Urban (pink) District via Docket A69-224, with 
the exception of those areas within 150 feet from the shoreline that remained in 
Conservation and certain kuleana as shown in Figure 6 – State Land Use District 
Boundaries. 
 
No improvements are proposed within the entire shoreline frontage of the project site 
that is situated within the State Land Use Conservation District.  Since the shoreline 
frontage of the project site is also used by the County as part of the Black Sand Beach 
Park complex, facility and ground maintenance by County work crews continue on a 
daily basis. 
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Figure 6 –State Land Use Boundaries 

 

 
Figure 7 –General Plan LUPAG Map 
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B. General Plan 
 

The Project Site is designated as a Minor Resort Area by the General Plan, a designation 
that designates this area as accommodating no more than 500 visitor units and 
providing both active and passive recreational opportunities commensurate with the 
scale of development. 
 
As shown in Figure 7 – General Plan LUPAG Map above, the Project Site host a series of 
designations ranging from Low Density Urban (ldu), Medium Density Urban (mdu), 
Resort (res) and Open (O).  The proposed activities and improvements presented within 
this application is consistent with the land use pattern expressed by the General Plan. 

 
C. Kaʻū Community Development Plan (KCDP) 
 

The KCDP explains that “Complete, sustainable, vibrant communities do three 
fundamental things. First, they protect the public trust – the natural and cultural 
resources that are fundamental to community character and a strong community and 
local economy. Second, they provide public facilities and services to residents and 
businesses. And third, they grow local businesses that provide goods, services, and jobs. 
The Ka‘ū Community Development Plan serves as a road map to achieve those three 
ends.” 
 

 The significance of the Project Site was highlighted when the KCDP stated that “A large 
number of CDP objectives and strategies intersect at Punaluʻu, which has a rich 
ecological, historical, and cultural legacy and is dear to the hearts of most residents.  The 
CDP outlines a community-driven, collaborative process for planning the future of 
Punaluʻu.” 

 
Accomplishing the many community objectives detailed within the KCDP are directed 
through policy intent and controls, which are then turned into specific actions, that are 
designed to protect coastal and scenic areas, sensitive ecosystems, cultural resources, 
and public access, among others.  These policy intent and controls, as highlighted below, 
provides the framework around the Applicant’s support of a community-based planning 
and methodical approach towards rehabilitating the project site. 

  

Policy Intent 
 

 Policy 23 Protect the shoreline from the encroachment of man-made 
improvements and structures. 
 

 Policy 24 Maintain the shoreline for recreational, cultural, education, and/or 
scientific uses in a manner that is protective of resources and is of the maximum 
benefit to the general public. 
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 Policy 25 Protect and conserve forest and coastal areas with native wildlife, 
natural ecosystems, and wilderness.  
 

 Policy 53 Protect, preserve and enhance the quality of open space, areas 
endowed with natural and scenic beauty, and public views to and along the 
shoreline. 
 

 Policy 54 Protect scenic vistas and view planes from becoming obstructed, 
considering structural setbacks from major thoroughfares and highways to 
protect view plans. 
 

 Policy 55 Do not allow incompatible construction in areas of natural beauty  
 

 Policy 62 Protect, preserve, and effectively manage forests, watersheds, 
shoreline areas, natural areas, and rare or endangered species and their habitats  

 

 Policy 69 Protect, restore, and enhance the sites, buildings, and objects of 
significant historical and cultural importance to Hawai‘i. 
 

 Policy 70 Protect all rights, customarily and traditionally exercised for 
subsistence, cultural and religious purposes and possessed by ahupua‘a tenants 
who are descendants of native Hawaiians who inhabited the Hawaiian Islands 
prior to 1778, subject to the right of the State to regulate such rights  

 

 Policy 79 Ensure appropriate public access to the shoreline, public trails, hunting 
areas, scenic places and vistas, and significant historic sites, buildings, and 
objects of public interest. Additionally, ensure access for cultural practitioners  

 

 Policy 88 Establish the Punalu‘u-Nīnole Springs region as a recreation area  
 

Policy Controls 
 

 Policy 1 Rehabilitate and develop within existing zoned urban areas already 
served by basic infrastructure, or close to such areas, instead of scattered 
development  

 

 Policy 5 Rehabilitate and optimize the utilization of designated resort areas that 
are presently serviced by basic facilities and utilities and before new resorts are 
allowed in undeveloped coastal areas.  

 

 Policy 6 The development of visitor accommodations and any resort 
development should complement the character of the area; protect the 
environment and natural beauty; respect existing lifestyles, cultural practices, 
and cultural resources; provide shoreline public access; and provide affordable 
housing to meet demand created by the development  
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 Policy 12 Outstanding natural or cultural features, such as scenic spots, water 
courses, fine groves of trees, heiaus, and historical sites and structures, shall be 
preserved during subdivision  

 

Community Actions 
 

 Community Action 29: Develop and implement plans for Punaluʻu. 
 

D. Zoning 
 

The project site has experienced a number of zoning district amendments over many 
decades, primarily through the efforts of C. Brewer Properties, Ltd., that culminated 
with the adoption of the 1988 zoning district amendment via Ordinance No. 88-121.  A 
1998 Final Environmental Impact Statement prepared in support of a General Plan 
amendment of lands within the mauka section of the project site envisioned a resort 
community consisting of up to 1,035 hotel and condominium units, 1,870 multiple 
family residential units, 78 single family residential lots, and 23 acres of commercial 
activities.  The existing zoning within the project site is detailed in Figure 8 –Zone District 
Boundaries. 
 

 
Figure 8 –Zone District Boundaries 
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All proposed land use activities or improvements presented within this application will 
be consistent with uses and activities permitted by the existing zoning districts 
established within the project site.  No zoning district amendments are proposed.  
Regarding the proposed Open Market and Welcome Center improvements, we provide 
the following discussion regarding its consistency with the CV-zoning that encumbers 
these project areas: 
 

The Zoning Code defines the Village Commercial zoning district, in part, as: 
 

 Section 25-5-120. Purpose and applicability.  
The CV (village commercial) district provides for a broad range or variety of commercial 
and light industrial uses that are necessary to serve the population in rural areas where 
the supplementary support of the general business uses and activities of a central 
commercial district is not readily available. 
 

 Section 25-5-122. Permitted uses.  
(a) The following uses shall be permitted in the CV district: 

(2) Amusement and recreation facilities, indoor. 
(22) Farmers markets 
(32) Meeting facilities 
(34) Neighborhood parks, playgrounds, tennis courts, swimming pools, and similar 

neighborhood recreational areas and uses. 
(36) Personal services 
(38) Public uses and structures, as permitted under section 25-4-11. 
(42) Restaurants 
(43) Retail establishments 

(d) Buildings and uses similar to the permitted uses listed in subsection (a) above shall 
be permitted in the CV district, as approved by the director. 

(e) Buildings and uses normally considered accessory to the uses permitted in this 
section shall also be permitted in the CV district.  

 
Open Market 
 
The proposed Open Market, as detailed in Section B(1) above, comprises a variety of 
retail and recreational activities that are incidental and subordinate to the existing 
residential, recreational and visitor-related activities already occurring within Punaluʻu.  
As mentioned, the project site is host to the 76-unit Colony I condominium complex and 
the Punaluʻu Beach Park complex.  The Open Market will provide a community space 
where retail and community-based activities will occur, such as a farmers’ market, retail 
vendors, food trucks, visitor and entertainment activities, and a community space where 
people can meet and simply talk story or share the history of Punaluʻu.  These activities 
are consistent with uses permitted within the CV zoning district as identified above. 
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Welcome Center 
 
The proposed Welcome Center will provide for retail activities such as convenience 
merchandise for area residents and visitors, sale of locally produced products, food and 
beverage service, and as a support facility for tennis, swimming and camping activities.  
The concept of the Welcome Center is expressed in its name, as an entry, community 
and focal point for both residents and visitors.  Being located across of the Colony I 
condominium complex, it will provide a convenient location for its residents and visitors 
that is typical of a beach community.  The CV zoning district expressly allows, with the 
approval of the Planning Director, those uses that are similar to permitted uses, such as 
indoor amusement or recreation facilities, but proposed as outdoor through tennis, 
swimming and camping activities.  Buildings and uses normally considered accessory to 
any permitted use shall also be permitted within the CV zoning district.  Multiple family 
residential uses, like Colony I condominiums, is a permitted use.  The Punaluʻu Beach 
Park is a permitted use.  All of these existing uses should be supported by basic 
amenities and services typical of a beach community. 
 
Summary 
 
The 434-acre project site, once known as Sea Mountain at Punaluʻu, should be looked at 
comprehensively and not as a collection of individual parts.  While each specific portion 
of the project site maintains its own separate zoning district classification, uses 
permitted within these various zoning districts should be assessed on its relationship 
with the other zoning districts and uses throughout the project site.  Therefore, we 
conclude that the Open Market and the Welcome Center are uses that are consistent 
with the CV zoning district within which both projects will reside. 
 

E. Special Management Area 
 

The area within the Project Site situated makai of the Mamalahoa Highway is located 
within the County’s SMA.  Below is a compilation of existing facilities and associated 
SMA-related permits approved since the early 1970s to the present: 

 

PROJECT AREA 
SMA 

APPROVALS 
APPROVED USES STATUS 

COLONY I 
(TMK: 9-5-019:032) 

 76-unit condominium 
complex 

Complex completed in 1976, still 
operational 

COLONY II 
(TMK: 9-5-019:031) 

SMA 140 
(8/21/1980) 

74-unit condo, 2-stories in 
height, to be constructed in 2 
phases 

Phase I completion due 8/21/82 
Phase II completion due 8/21/84 
Project never commenced 

TENNIS CENTER 
COMPLEX 

SMA 11 
(6/24/1976) 

Tennis center complex with 4 
courts, pro shop, convenience 
store, parking 

Construction of complex completed. 
Currently abandoned 
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PROJECT AREA 
SMA 

APPROVALS 
APPROVED USES STATUS 

GOLF CLUBHOUSE 
GOLF COURSE 

SMA 143 
(10/14/1980) 

Enclose lanai of golf 
clubhouse 

Completion required no later than 
10/14/1983. 
Status is unknown 

BLACK SAND BEACH 
RESTAURANT 

 Restaurant use consistent 
with zoning.  

RPT records show restaurant complex 
completed in 1973 

PUNALUU RESORT 
RENOVATION 

SMA 329 
(2/26/1992) 

Renovate golf course, 100-
room hotel, tennis/spa 
facilities, commercial center, 
120 unit residential, 
infrastructure 

SMA 329 vacated by the Third Circuit 
Court in 1998, remanding process 
back to Planning Commission. 
Request to amend final plan approval 
deadline withdrawn on 6/18/1999 
 

ASPEN INSTITUTE FOR 
HUMANISTIC STUDIES 

SMA 7 
(4/23/1976) 

Facilities supporting a non-
profit organization 

BP issued (761819) with complex 
completed in 1977 per RPT records 

GROUNDSKEEPER 
STORAGE BUILDING 
(TMK: 9-5-019:032) 

SMA Minor 4 
(3/3/1994) 

560 sf building to support 
Colony I condominium 
complex 

Completed and in use 

CRM RETAINING WALL 
(TMK: 9-5-019:032) 

SMA Minor 
15-324 
(1/28/2015) 

500-foot long, 16-foot high 
retaining wall within Colony I 
condominium complex 

BP issued (BK2015-00358) and 
completed 12/2015 

 
F. Sea Level Rise 
 

The Sea Level Rise Vulnerability and Adaptation Report (“report”) provides the first 
state-wide assessment of Hawaii’s vulnerability to sea level rise and offered 
recommendations to reduce the exposure and sensitivity to sea level rise and increase 
the State’s capacity to adapt. 
 
The report assessed the best available science on climate change and sea level rise and 
provides recommendations based on emerging good practices.  One such practice is 
that the magnitude and rate of sea level rise warrants planning for 3.2 feet of sea level 
rise by 2100.  The Sea Level Rise Exposure Area (SLR-XA) shows that the coastal portions 
of the Project Site will be vulnerable to 3.2 feet of sea level rise, as depicted in Figure 9 - 
Sea Level Rise Exposure Area at 3.2 feet. 
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Figure 9 –Sea Level Rise Exposure Area at 3.2 feet 

 
No new development is proposed within that area subject to adverse impacts 
associated with sea level rise.  Activities will be limited to repair, maintenance and 
cleanup of existing facilities and infrastructure, such as the removal of dilapidated 
structures associated with the former Punaluʻu Black Sand Beach Restaurant and repair 
and maintenance of existing infrastructural systems. 
 

V. PROJECT SITE RESOURCES 

1. Cultural Resources 
 

Kupuna and residents have frequently referred to the project site as the “piko” 
(naval, umbilical cord) of Kaʻū.  Cultural remains, such as heiau, burials and 
enclosures; and natural resources such as ponds, turtle nesting area and the black 
sand beach are just some of the features that make this place so special.  The project 
site stretches across the ahupuaʻa of Ninole, Wailau and Punaluʻu, where a few 
dozen kuleana lands were awarded to families who lived, worked and died here.  
The activities and improvements proposed in this application will not affect lands 
where cultural sites or features have been identified as it will be concentrated in 
areas previously disturbed or already improved as existing facilities. 
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A Cultural Assessment was conducted by Maria Orr in 2006 to compliment the 2006 
Draft EIS for the Sea Mountain at Punaluʻu project.  In summary, the assessment 
identified important cultural places and practices present within the project site to 
include: 
 

1. Stone cultural remains (i.e., heiau, burials, ahu, caves, platforms, mounds, 
walls, and enclosures) 

 

2. Petroglyphs and trail segments 
 

3. Fish pond 
 

4. Marine resources important to Hawaiian practitioners (fishing and gathering) 
 

5. Black sand beach 
 

The assessment stated that “Fortunately, some of the heiau, shrines, house sites, 
caves, lava tubes and burials survived the battles of opposing chiefs, the destruction 
of the temples by the Liholiho-Kaʻahumanu regime, the missionaries, the 
sandalwood industry, free-roaming cattle and horses, and the sugar industry.  Urban 
development has been slow in coming to the district of Kaʻū; however the lands of 
Punaluʻu, Wailau and Ninole have been modified by activity associated with past 
developments.  There has been some loss of traditional lands and resources and 
destruction of archaeological and historical sites and features.  Past developments in 
the area have also disturbed some burials.” 
 
The proposed activities and facilities, which are very limited in scope given its 
location within a former resort community, are specifically intended to avoid any 
significant adverse impacts upon these important cultural resources. 
 
More importantly, the Applicant has spent many months living within the project 
site and meeting with kupuna, area residents, practitioners and various community 
organizations, all of whom have shared about the specialness of these lands that 
extend beyond the boundaries of the project site.  Living within the project site and 
interacting with these people and organizations provides an level of understanding 
about the cultural importance of these lands that far exceed any written assessment 
or report.  When you see and touch something, you can better appreciate its 
significance.  When you listen to the stories, you have a better understanding of why 
it is so important. 
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2. Archaeology 
 

A 2005 survey of the entire project site by Cultural Surveys Hawaii, Inc., which was 
made a part of the 2006 Draft EIS for the Sea Mountain at Punaluʻu project prepared 
by Group 70 International Inc., found a total of 32 historic properties comprising 
over 125 archaeological features.  Of these 32 sites, 14 were considered pre-contact 
sites including 5 burials, 2 habitation sites, 2 rock art (petroglyph) sites, 1 heiau, 1 
agricultural site, and 2 site of indeterminate function. 
 
None of these identified archaeological features are situated within those areas 
proposed for improvement as part of the Open Market or Welcome Center.  The 
remainder of the activities presented in this application is associated with the 
continued repair and maintenance of existing facilities, infrastructure or grounds 
that have already been significantly disturbed as part of the development of the 
former Sea Mountain at Punaluʻu resort and golf course. 

 
3. Coastal Resources 

 

The coastal areas fronting the project site will not be subject to any activities 
described within this application due its location within the State Land Use 
Conservation District, which runs at a depth of approximately 150 feet from the 
shoreline.  Therefore, coastal resources such as the black sand beach and the three 
(3) coastal ponds will not be impacted by proposed activities. 
 
One pond, just mauka of Punaluʻu Bay, will be hand-cleared of vegetative matter 
that has accumulated over many years and has caused the pond to stagnate and 
become a severe breeding ground for mosquitos.  This practice of periodically 
clearing the pond of vegetation has occurred in the past as it was a visually integral 
part of the former Punaluʻu Black Sand Restaurant. 
 

4. Flood Zones 
 

The coastal portions of the project site are impacted by flood waters, as shown on 
Figure 10 – State Flood Hazard Assessment Tool.  Shoreline areas are impacted by 
coastal flooding as well as an area in the vicinity of Ninole Cove.  No permanent 
structures or activities are being proposed within a coastal flood area or in proximity 
to Ninole Gulch or Cove.  The Open Market, consisting of temporary tents, are the 
only proposed activity within a coastal flood area. 



25 | P a g e  
 

 
Figure 10 – State Flood Hazard Assessment Tool 

 
5. Flora and Faunal Resources 

 

The extensively improved habitat and lack of native plants within the project site 
makes it extremely unlikely that any federally listed invertebrates inhabit the area. 
 
With the exception of a narrow strip of predominantly native vegetation along the 
coast, the natural vegetation of the entire project site has been severely degraded 
and modified by centuries of human activities.  The Loulu, a federally listed 
endangered plant species was detected in patches along the coast.  Otherwise, no 
other threatened or endangered plant species were found, nor are any likely to be 
present outside of the coastal zone due to the long history of human disturbance in 
the area. 
 
This extensively altered nature of the project site and its decades of human 
occupation leads towards the lack of any known habitat of endangered animals 
within the project site.  It would be possible to find the endangered Hawaiian Hoary 
Bat (ʻōpeʻapeʻa), the Hawaiian Owl (Pueo) and the Hawaiian Hawk (ʻIo) in the area 
due to the abundance of food source.  In addition, introduced bird species (such as 
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dove, Japanese White-eye, house finch, myna) are common in this area.  Domestic 
animals such as cats and dogs, and other animals like rats and mongoose are also 
present.  These animals are all common and not endangered.  Additionally, the 
endangered Hawaiian petrel, band-rumped storm-petrel, and the threatened 
Newell' s shearwater may transit the project area flying to upland breeding colonies. 
 
As no improvements or activities are proposed within the coastal area, adverse 
impacts to the federally protected Hawaiian Green Sea Turtle (Honu) that frequents 
the black sand beach area is not anticipated.  No additional lighting fixtures are 
being proposed aside from the repair of existing and inoperable street light fixtures 
along Ninole Loop Road. 

 
ANTICIPATED IMPACTS UPON SPECIAL MANAGEMENT AREA (SMA) 
 
a. Relationship of proposed action to land use plans, policies and control 

 
The improvements and activities presented within this application are limited to repair and 
maintenance of existing facilities and grounds, providing additional facility improvements, 
such as the Welcome Center and Open Market, in areas that have been disturbed as part of 
previous development of the former Sea Mountain at Punaluʻu.  The General Plan, State 
Land Use District boundaries, Kaʻū Community Development Plan and Zoning Code have 
been aligned with uses that have existed within the project site for over 40 years as well as 
proposed as part of the 1969 State Land Use District Boundary amendment and 1988 zone 
district amendment.  New uses, such as the Open Market and Welcome Center, are situated 
in areas of the project site able to accommodate commercial uses as well as resort-related 
activities via its existing General Plan and zoning districts.  The on-going and proposes uses 
and facilities are in line with existing uses and are largely to rehabilitate existing facilities 
and infrastructure or to provide supplemental activities that will support existing activities 
within the Punaluʻu area.  Both the Open Market and Welcome Center are activities that 
support the historical use of the project site as a destination, both for residents and visitors, 
who appreciate the natural, cultural, historical and recreational resources that abound 
within the project site. 
 
The Kaʻū Community Development Plan promotes a community-based planning approach 
to the project site, which is exactly what is presented within this application.  Every relevant 
policy intent and control specified within the plan coalesces with the single community 
action to develop and implement plans for Punaluʻu.  A measured approach towards the 
revitalization of the project site has been memorialized in this application, which is based on 
numerous discussions with kūpuna, residents with kuleana lands within the project site, 
community organizations, civic leaders, business owners and local residents.  A lot of “talk 
story”.  And a lot of learning about this special place. 
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b. Description of how project will affect area and surrounding lands 
 
Much of the proposed activities are associated with on-going repairs and maintenance of 
existing structures, facilities and ground area that have been part of the former Sea 
Mountain and Punaluʻu resort complex for over 40 years, but much of which have been left 
to deteriorate and succumb to the weather and neglect.  All new uses and facilities, such as 
the Open Market and Welcome Center, are within the project site and not proximate to 
larger adjoining landholdings.  There are existing kuleana located in close proximity to the 
proposed Open Market site, which is already impacted by both residents and visitors to the 
Black Sand Beach and Punaluʻu Beach Park complex.  The concept of the Open Market and 
Welcome Center are to provide additional community-based, recreational and retail 
activities that would distribute the visitor load throughout the project site instead of 
concentrating all activities to the Black Sand Beach and the park along the coastline.  For 
example, the existing parking lot located mauka of the former Punaluʻu Black Sands 
Restaurant will be used for parking to support the Open Market as well as beach-goers.  
This will remove existing parking within the beach area and along Ninole Loop Road and 
Punaluʻu Road, moving it further mauka.  This should provide relief to coastal resources and 
owners of kuleana lands by centralizing parking into an existing parking lot. 
 

c. Description of impacts that cannot be avoided and applied mitigation measures 
 

The entire approach of the activities and improvements as presented within this application 
is to rehabilitate facilities that have experienced decades of neglect which is, in itself, a 
significant adverse impact upon the area itself as well as to coastal resources.  Repairs and 
maintenance of the existing wastewater treatment system alone is imperative to the 
protection of coastal waters.  Lack of proper land and facility management is necessary to 
ensure the continued protection of environmental, cultural and historical resources, which 
is why the Applicant has expended much effort to discuss its rehabilitation and revitalization 
efforts with kupuna, community members and organizations, and government leaders, 
bringing a collective effort towards creating a Punaluʻu that could be embraced by the 
entire community and set a shining example for the rest of the island on what can be 
accomplished for the benefit of all! 
 
There are no known significant adverse impacts that could be generated by the on-going 
repair and maintenance activities and the proposed new activities and facilities, all of which 
are meant to revitalize a long-neglected area as well as to provide new opportunities for 
existing area residents, the community, and visitors alike.  The overall scale of new 
improvements and uses are small given the sheer size of the project site and the overall 
scope of development that could be supported by existing land use controls that exist.  As 
previously mention, the Applicant is approaching its efforts through a community-based 
planning effort as recommended by the Kaʻū Community Development Plan and supported 
by area residents. 
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d. Alternatives to the proposed project 
 
The only alternative is to leave things as they have existed in recent decades, which has 
seen the former Sea Mountain at Punaluʻu deteriorate into a mess of unoccupiable 
buildings, an infrastructure system that is struggling to support what facilities remain within 
the project site, and the loss of recreational and cultural opportunities that could support 
both residents and visitors alike.  Punaluʻu is a community resource that can be a place 
where people live, recreate and thrive.  No entity can financially support the needs of such a 
community through simply repairing what is currently falling apart.  A community can only 
exist and thrive through a comprehensive and collaborative approach that makes people 
want to live and visit the area, uplifting everyone through actions that recognizes and 
embraces the unique qualities that make this area so special. 
 

e. Irreversible and irretrievable commitment of resources 
 
Given the limited scope of the on-going activities and the proposed uses and facilities 
improvements within the project site, the Applicant is not able to identify any irreversible or 
irretrievable commitment of cultural, historical, recreational or ecological resources as a 
result of the proposed improvements.  As mentioned above, this application presents a 
proposal that protect valued coastal resources in the area by properly managing all facilities 
and resources.  Neglect is the evil that has severely impacted this area for many years and is 
the source that will lead towards the continued loss of valuable coastal resources and 
opportunities.  The Applicant, along with its community stakeholders, will commit its 
resources towards the revitalization of Punaluʻu in a manner that can be embraced by the 
community of Kaʻū. 
 

CULTURAL AND HISTORICAL ASSESSMENT 
 
a. Protection of cultural, historical and natural resources and practices of traditional and 

customary native Hawaiian rights 
 
A 2006 cultural assessment recognized the following resources as culturally significant: 
 

1. Stone cultural remains (i.e., heiau, burials, ahu, caves, platforms, mounds, walls, and 
enclosures) 

2. Petroglyphs and trail segments 
3. Fish pond 
4. Marine resources important to Hawaiian practitioners (fishing and gathering) 
5. Black sand beach 
 

The proposed activities, facilities and grounds that will be repaired, maintained and 
improved are limited in scope and specific in its location in order to avoid any significant 
adverse impacts upon these important cultural resources.  The Applicant has been 
consulting with kūpuna and residents with kuleana lands within the project site in order to 
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ensure that important cultural and historical resources are not adversely impacted by any of 
the proposed activities or improvements. 
 
The Applicant hopes that the revitalization of the project site to correct decades of neglect 
will enhance native Hawaiian cultural practices by providing opportunities to maintain and 
protect these important cultural resources and to educate others by providing facilities 
within both the Open Market and Welcome Center where kūpuna, area residents and 
practitioners can share in the importance of this special area, as they have and continue to 
do so with the Applicant. 
 
The Applicant has spent many months living in Punaluʻu and has been welcomed to 
dialogue with the people who have a direct connection with this special area.  And the 
Applicant has very much appreciated their willingness to share their knowledge of the area 
and guide the Applicant on what must be done to make things right.  Everything that is 
represented in this application has been carefully crafted to manage the lands and the uses 
within to ensure that cultural practices are maintained and the resources within are 
preserved in order to ensure its perpetuity.  The Applicant is not willing to squander the 
generosity of the people of Kaʻū who have taken so much time to share their knowledge of 
the area and the wisdom to know what is right and wrong. 
 

OBJECTIVES AND POLICIES OF CHAPTER 205A AND SMA GUIDELINES 
 

a. Recreational resources 
 
Coastal recreational resources, primarily centered at the Punaluʻu Black Sand Beach, will 
not be impacted by the requested activities and improvements.  Due to the very limited 
scope of the proposed activities associated with on-going repairs and maintenance of 
existing facilities and grounds with improvements located mauka of the shoreline, coastal 
recreational activities at the beach such as swimming, diving and fishing will not be 
impacted.  The Applicant believes that providing additional activities, such as Open Market, 
camping, tennis and restoring limited golfing opportunities will take some of the burden off 
of the beach as it currently remains the only recreational opportunity available. 
 

b. Historic resources 
 
Historic sites will not be impacted by the proposed activities and improvements as they will 
be situated within areas already disturbed and developed by previous development 
activities associated with the former Sea Mountain at Punaluʻu resort operations.  Limited 
grubbing and grading activities associated with the development of the Open Market and 
Welcome Center will be conducted in accordance with grubbing and grading requirement of 
the County, which entail review by the State Historic Preservation Division (SHPD). 
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Previous archaeological surveys have been conducted within the project site and features 
located and identified.  None of the proposed improvements or activities will directly 
impact these known features.  Should any archaeological features be inadvertently 
encountered during construct activities, all work will immediately stopped and the County 
notified to allow for proper coordination with the SHPD. 
 

c. Scenic and Open Space resources 
 
The beauty of the project site is very well known, which is why residents refer to this area as 
the “piko” of Kaʻū.  All new improvements, such as the Open Market and Welcome Center, 
will be situated mauka of Ninole Loop Road and away from the shoreline areas.  All 
associated structures will be in the form of tents or no more than one-story in height, 
limiting visual impacts when looking from makai to mauka.  The Open Market is located 
adjacent to an existing residence.  The Welcome Center will build upon an existing tennis 
complex.  The intent is clear, focus on areas that have been previously disturbed in order to 
minimize opportunities for any significant adverse impacts upon scenic and open space 
resources. 
 

d. Coastal ecosystems 
 
A significant part of this proposal involves the continued repair and maintenance of existing 
infrastructural systems that have been neglected for decades.  Failure of these systems 
could have a very significant adverse effect upon the coastal ecosystem, most notably the 
failure of the wastewater treatment system.  But electricity to run the sewage pump 
stations and potable water to feed the wastewater treatment system are just as important.  
Roads must be maintained and fire hydrants serviced in order to serve and protect the area. 
 
A simple case in point is the pond at Punaluʻu, that has been allowed to be suffocated with 
rotting vegetation and water lilies and has evolved into a significant mosquito breeding 
habitat.  The water has taken on a black-tea like color with no evidence of a complex and 
vibrant aquatic life.  Simply removing excessive vegetation will hopefully restore the 
vibrancy of this pond, which will be accomplished under the careful guidance from kūpuna. 
 
The Welcome Center will be connected to the wastewater treatment system and grading of 
the area will be limited in order to not destroy the natural landform that makes camping in 
this particular location so attractive.  The Open Market will be serviced by portable toilets 
when in operation, with limited grubbing and grading due to it being previously improved as 
an existing homesite and adjacent to the existing golf course.  Gravel to provide for a 
walkable surface will be the only material imported onto the site. 
 
The limited scope of activities and improvements presented in this application is a direct 
result of the measured and thoughtful approaches that the Applicant has taken to ensure 
that this special area is not intentionally overwhelmed by quick and excessive actions. 
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e. Economic uses 
 

Rehabilitating the project site after years of neglect will take a significant amount of 
financial resources.  The Applicant cannot personally carry this significant financial burden.  
The Welcome Center will provide at least a small revenue stream to help support continued 
repair and maintenance activities throughout the 434-acre project site.  As the Applicant 
also has farming operations in Nāʻālehu, products such as produce and coffee could be sold 
at both the Welcome Center and Open Market.  The Open Market itself will be available to 
existing local vendors and community organizations as a way to promote Punaluʻu and the 
bounty of the Kaʻū District.  Revitalization of the project site will help to revitalize the 
employment and tourism base within this particular area.  Local residents remember what 
Punaluʻu used to be like, and if done correctly, it could be something that the local 
community can once again appreciate.  But given the limited scope of this proposal, the 
priority is on building trust with the community that these lands will first be repaired and 
healed, with an understanding that some form of economic activities are needed to help 
sustain the area.  This is all about small steps towards a mutually beneficial relationship 
between the Applicant and the community.  And it’s the only what that both can thrive. 

 
f. Coastal hazards 
 

No permanent improvements are being contemplated along the coastal portions of the 
project site that are subject to coastal flooding.  The closest proposed activity is the Open 
Market, which will consist of tents and other portable structures and facilities. 

 

SUMMARY OF FINDINGS 
 

 Based on the information and discussion presented within this document, the Applicant 
finds that the proposed activities and improvements will not have a significant adverse impact 
upon coastal resources and is therefore compliant with the objectives and policies of State and 
County Special Management Area regulations. 














