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Dear friends and neighbors, as we discussed in our last article, the Royal Kunia Golf Course #1 property has been sold.

Despite further attempts, the purchasers, Central Oahu Associates, LLC. and their parent company, 3D Investments of Beverly Hills, California remain unwilling to discuss their plans for the property.

Recently, there have been rumors of a plan to build houses on the golf course site.  There are compelling reasons to do this, but it would be difficult.

The primary reasons for wanting to build houses are financial.  There is a $25 million community impact fee obligation to the city that is linked to development of the site as a golf course.  The fee was negotiated during the golf course bubble of the 1980's and would make the development of a golf course there financially unattractive today.

If the site were developed as houses the fee would not apply, and the developer would be free to negotiate a new impact fee with the City.  Also, with today's high housing prices, the property would be worth far more as house lots than as a golf course.

So far, the new owners have taken none of the preliminary steps needed to develop the site.  Those steps include, in chronological order:

1.
Letters must be sent to the owners of the surrounding property, informing them of the intent to request rezoning and inviting them to comment.

2.
The property owners must hold preliminary talks with the City Department of Planning and permitting.

3.
The property owners must present their plan to the Neighborhood Board for review and discussion.

4.
The property owners need to publish notices of their plans and allow a 90-day public review period during which comments from the public are taken.

5.
The plans must be submitted to the City Planning Commission for review and recommendations.  In addition to recommending that the plan be approved or disapproved, the Planning Commission may also recommend additional conditions be placed upon the development to address community concerns.

6.
The property owners must request a zoning change from the City Council.  This is a process that takes a minimum of three to four months, during which public hearings are held and public testimony is taken.


As a part of this process, the City Council will consider the Planning Commission recommendations and may place restrictions upon the project or require changes in the proposed development plans.  It is at this point that the Council negotiates new community impact fees.

7.
If the zoning change is granted, the property owner is now free to request a building permit.

This is not the end of the process, however.  There are conditions that would make development of the property very difficult.

The land is designated as a "rainwater storage area".  This was an EPA requirement for the development of Royal Kunia, and it provides an area for water to collect and percolate into the ground during heavy rains, rather than carry sediment and pollution into the streams and ocean.

Before a building permit is issued, the developer must provide an engineering solution to the need for adequate ponding areas, including a water management plan to prevent the water from flowing directly into streams or ocean.

If only a small number of houses are to be built, for instance on the area of the site planned for the golf course clubhouse or maintenance facilities, this could be a fairly straightforward process.  However, if the entire site or a major portion of it were to be developed it is likely that an Environmental Impact Statement would be required, delaying the project by at least another year.

I will keep in contact with the new property owners, and keep you informed.

Pearl Harbor Tunnel:
The Legislature appropriated $200,000 this year to conduct a feasibility study of placing an automobile tunnel under Pearl Harbor, linking Ewa Beach with downtown Honolulu.

A preliminary meeting was held on August 9, 2005 at the State Capitol to discuss the proposal.  Present with me at the meeting were other Federal, State and local representatives, a member of the Governor's policy advisory staff, military commanders, Executive Director of the Oahu Metropolitan Planning Organization, members of the Land Use Research Foundation and the Leeward Oahu Transportation Management Association. 

Because of security considerations, the base commanders expressed grave concern if the tunnel portals were located on Pearl Harbor or Hickam military bases.  They also expressed concern about a highway through the base because of safety considerations and the many historically significant buildings along the proposed route.  The base commanders assured us that they were willing to work with the State to study the proposal with the possibility of other portals and routes.

I will provide updates on this project as it progresses.

Always remember,

GOOD THINGS DON'T JUST HAPPEN – THEY ARE MADE TO HAPPEN

TOGETHER WE DO MAKE A DIFFERENCE!

GOD CONTINUE TO BLESS AMERICA

