Ensuring Land Use Compatibility
In 2040, the Hawai‘i County
resident population is forecast to
be approximately 296,322. The
2019 population is 187,000

Sustainability Objective: Ensure

that land use decisions consider
compatibility with existing community
character, environmental sustainability,
cultural preservation, and social equity.
Policy Strategy
• Require a study of the significant cultural, social and
physical impacts of large developments prior to
approval. (463)
• Focus higher density residential and commercial
areas in communities that can sustain a higher
intensity of uses consistent with the existing town
character. (465)
• Proactively allocate zoning as per Urban Growth
Areas and Urban Service Areas to facilitate preferred
land use development. (467)

The County of Hawai‘i has relatively
low population density and much of
the affordable housing is not located
near job centers, so commutes are
getting longer

Action
• Amend zoning to be
consistent with the
General Plan to facilitate
preferred land use
development. (5.1)
• Develop subdivision
standards that make a
distinction between
agricultural rural, and
urban land uses. (5.5)

Ensuring Land Use Compatibility: Urban
60% of Hawai‘i County’s population
lives within its eight urban areas

Sustainability
Objective:

Increase residential
density within
urban areas to an
average density of
10 units per acre
and increase the
mixed use
development
pattern.

Policy Strategy
• The Urban Growth Areas shall have
a regulatory boundary that is
intended to separate land uses
from Agriculture or Rural. Areas
clearly beyond the Urban Growth
boundaries shall be preserved as
Rural or Agricultural lands to
maintain open space, scenic view
planes, and natural beauty areas.
(472)
• Establish Urban Service Areas
within Urban Growth Areas
serviced by existing water and
wastewater infrastructure services.
(493)

Action
• Re-evaluate the Urban Service Area
boundary every 5 years to
determine any boundary
amendments needed. (5.9)
• Amend zoning and subdivision code
in relation to flag lots and cul-desacs to set design standards and to
ensure consistency and road
connectivity. (5.10, 5.11)

• Bike lanes and sidewalks are
required for new or improved
arterial and collector streets in
Urban Growth Areas. (490)
• The County shall proactively
initiate change of zones within
the Urban Service Area to
facilitate the preferred land use
development. (492)
• Large urban development will
only be allowed within the
Urban Growth Area when water
and wastewater can be
provided. (494)

Ensuring Land Use Compatibility: Rural
Approximately 40% of the Island’s
population is considered “rural”;
however, the Rural land use
designation is seldom applied and
represents less than 1% of the land
area within the County

60% of Hawai‘i Rural areas are
characterized by sparse populations and
long travel times. These conditions make it
difficult and expensive to provide adequate
public transportation, water-wastewater
infrastructure, and various kinds of human
services. The poverty of many of our rural
areas aggravates these problems

Sustainability Objective:
Increase Rural land use
designations.
Policy Strategy
• The areas designated as Rural shall
serve as well-defined buffer areas to
separate uses between Urban to
Agricultural. (521)
• Future growth in rural designated
areas shall be located around existing
low density urban areas. (523)

Action
• Amend the zoning districts
currently listed as Family
Agricultural District (FA) and
the Residential and Agricultural
Districts (RA) to be consistent
with Rural designation
objectives and to allow for
home occupations that do not
negatively impact rural
character. (5.12)

Ensuring Land Use Compatibility: Conservation & Open
The State Conservation
District is the most
protected land use district
and is regulated by DLNR’s
State Office of
Conservation and Coastal
Lands

Sustainability
Objective:

Increase in open
space preserved.

Action

Policy Strategy

• Amend the zoning code to create a conservation designation for lands
(or portions thereof) that should be kept in a largely natural state, but
that may not be in the Conservation District, such as certain important
viewsheds, riparian buffer area, gulches, and very steep slopes. (5.32)

• Public Lands with unique
resources shall be maintained
for public use. (571)
• Zoning, subdivision and other
applicable ordinances shall
provide for and protect open
space areas. (574)

• Amend zoning and subdivision code to include open space
requirements. (5.33)
• Identify corridors to be recommended for public open space. (5.37)

Ensuring Land Use Compatibility: Industrial
Historically, Industrial areas were
primarily located near sensitive
environmental areas such as
shoreline and streams

Hawaiʻi is estimated to have less
than 1% of land acreage designed
as Industrial

Sustainability
Objective:

Industrial uses
are designated in
appropriate
locations.

Policy Strategy
• Industrial development shall be located in areas
adequately served by transportation, utilities, and
other essential infrastructure. (526)
• Developers shall provide water and wastewater
service and any other basic infrastructure necessary
for industrial development. (527)
• Improve the aesthetic quality of industrial sites and
protect amenities of adjacent areas by requiring
landscaping, open spaces, buffer zones, and design
guidelines. (530)

Action
• Amend Industrial zoning
permitted uses and
categories and Industrial
LUPAG designations to
clearly distinguish
between types that are
light-industrial, serviceindustrial, and industrialcommercial, to uses that
are heavy industrial
(noxious, etc.). (5.13)

Ensuring Land Use Compatibility: Resort
Less than 1% of land on Hawaiʻi
Island is designated as Resort, yet
tourism is a main economic driver

Sustainability Objective: Supply meets and

does not exceed projected demand of visitor
accommodations in all scales of accommodations.
Policy Strategy
• Village and town centers should serve as the hub of retail,
service, dining, entertainment, and visitor
accommodation activity. (502)
• Allow flexibility for the development of small “bed and
breakfast” or similar type visitor accommodations in rural
areas, especially those with heritage, agriculture,
wellness, or similar themes. (525)
• Prioritize the rehabilitation and utilization of designated
resort areas that are presently serviced by basic facilities
and utilities before allowing new resorts in undeveloped
coastal areas. (547)
• The designation of any new resort areas shall require
analysis of the character of the area including the
environment, natural resources, beauty, cultural practices
and resources; shoreline public access, and nearby
affordable housing. (551)

Action
• Amend zoning code for Lodges and reconcile similarities and
inconsistencies with the special permit provisions for Retreats.
(5.16)
• Conduct a market and land use study of the bed and breakfast
and short-term vacation rental industry, the impacts of County
regulations, and provide recommendations. (5.17)

Ensuring Land Use Compatibility: Agricultural
The Hawaiʻi Constitution states,
“The State shall conserve and
protect agricultural lands, promote
diversified agriculture, increase
agricultural self-sufficiency and
assure the availability of
agriculturally suitable lands”
Substantial residential
development is occurring on
agriculturally zoned lands

Sustainability Objective: Increase

in agricultural land preserved and
processing facilities on agricultural land.

Policy Strategy
• Agricultural lands shall not be rezoned to
parcels too small to support economically viable
farming units. (555)
• Rezones of agricultural land outside the Urban
Growth Area and Rural designation shall not be
allowed, unless the rezoning is to permit a
Planned Unit Development or a clustered
development that preserves the majority of the
property in non-residential use dedicated to

agriculture, open space, or other
conservation purposes. (556)
• Certified, incubator, or community kitchens
in the Rural or Agricultural District that are
under 1,000 square feet and do not provide
for on-site tours and/or on-premises sales
shall be considered a permitted use
(agricultural processing) to be treated the
same as agricultural processing minor. (563)

Action
• Establish agricultural subdivision
standards that 1) lower barriers to
the creation of viable farmsteads by
reducing infrastructure requirements
and expenses; 2) ensure public safety
with appropriate rural water systems
and roads; and 3) mitigate against
speculative development. (5.19)
• Amend the zoning code to limit the
maximum developable area in

agriculturally-zoned subdivisions
to discourage excessive lot
clearance and speculative
practices. (5.20)
• Evaluate the agricultural-based
commercial operation
certification process and simplify
it to ensure facilitation and
compliance with HRS 2052(d)(15). (5.25)

Protecting the Special Management Area
The Special Management Area, or
SMA, is the area of the island in
close proximity to the shoreline.
According to the Hawai‘i state
legislature, “It is the state policy to
preserve, protect, and where
possible, to restore the natural
resources of the coastal zone of
Hawai‘i”

Sustainability
Objective:
Minimize
development
within Special
Management
Area.

Policy Strategy
• Development in the SMA shall only be approved if it is first found that it will
not have any substantial adverse environmental or ecological effect. (578)
• Prohibit the complete clearing of vegetation of a parcel within the SMA.
(579)
• Prohibit the installation of future injection wells in Special Management
Areas if waste-water is NOT treated to an R-1 Level of water quality. (580)
• New urban designations shall be located away from coastal areas and the
Special Management Area. (582)

Action
• Amend and/or create County
Codes and administrative rules
to develop shoreline and
building setbacks to address
environmental, health, and
safety priorities. (5.41)
• Review SMA boundaries and
initiate appropriate
amendments. (5.45)

Protecting Mauka Forests
Most mauka forests are located and
protected within the State Land Use
Conservation district

Sustainability Objective:

Reduce land disturbance activities
such as clearing and grading of
forested areas.
Policy Strategy
• Designate mauka forests to be
preserved, protected, and
connected to the region’s rich
network of natural and cultural
resources. (588)

The Hawaiʻi constitution
states that, “All public
natural resources are held in
trust by the State for the
benefit of the people”

• Discourage complete clearing of
vegetation of a parcel with
predominantly native trees and
forest. (589)

Action
• Evaluate each district to
determine appropriate
elevation threshold to
ensure appropriate recharge
rates in order to enhance the
integrity and value of
region’s watershed and
forest systems. (5.46)

Land Use Planning Tools
Special permits allow for the use
of land within the State
Agricultural or Rural Districts for a
use not otherwise permissible

Future Land Use Maps are used to
guide future development
consistent with County goals

Policy Strategy
• Prioritize the implementation
of tools for reshaping the
pattern of future
development to prevent
further sprawl such as
transfer of development
rights, overlays, clustering
requirements, and land
pooling. (594)
• Special Permits for Overnight
Accommodation may be
allowed for the following
types: Bed and
Breakfasts/Hosted Short Term
Vacation Rentals;
Inns/Boutique Hotels; Retreat
(Lodge). (597)

Various planning tools could be used more
effectively to meet County goals but enabling
legislation is needed and County code has
not been comprehensively updated since its
inception in the 1970s

Action
• Amend Code to enable Rural Cluster Developments to
provide a flexible procedure to allow clustering of
development on Rural or Agricultural lands in exchange for
perpetual protection. (5.55)
• Amend criteria for Special Permits involving overnight
accommodations on agricultural land to ensure compliance
with State Law while still allowing appropriate
entrepreneurial endeavors that promote agriculture and do
not negatively impact the natural resources, infrastructure,
or character of the area. (5.60)

