
Step 3:       Identify and evaluate practicable alternatives to locating the proposed action in a 
100-year floodplain (or a 500-year floodplain for a Critical Action) or wetland. 

 
A. Per 24 CFR Subtitle A, §55.2 (2)(i) the development of this parcel does not meet the definition 

of a Critical Action.  The evaluation of practical alternatives will focus on the actions within 
the 100-year floodplain (Flood Zone AE). 
 

B. Site information and background: 
i. The parcel is located on the south side of Kauai, less than one mile south of downtown 

Koloa, and less than one mile north from the resort area of Poipu.   The 11.2 acre project 
area is bordered to the south and east by Waikomo stream and Kiahuna Golf Club, to 
the west by Poipu Road, and to the north by an existing residential neighborhood. 

ii. The site has been vacant for 20 years and was formerly used for agriculture. 
iii. The parcel was dedicated to the County of Kauai by Alexander and Baldwin, LLC (A&B) in 

December of 2014, with the intention for use as Workforce Housing as part of their 
requirements for the rezoning of the Kukui’ula resort development area. 

iv. Several factors dictate development of the parcel:  
a. Easements.  Three recorded easements are associated with the deed:  1) a 

drainage easement (Easement 1) is located on the north end of the parcel 
from Waikomo Stream to Poipu Road; 2) a utility easement (Easement 2) 
currently exist from Poipu Road to Waikomo Stream.  This easement follows 
the track of a 69kV powerline, 60 feet wide, for the purposes of construction 
and maintenance by KIUC of power lines and poles.  The alignment of this 
easement will be amended due to the relocation of the existing overhead 
powerline to buried underground; and 3) an access and maintenance 
easement (Easement AU-1) a minimum of 56’ feet in width must be 
maintained from Poipu Road to Waikomo Bridge.  
 

b. Geology. An in-situ basalt layer can be found near surface grades.  The most 
practical construction methods would utilize the use of importing fill material 
to avoid drilling and blasting of subgrades.  As part of the dedication of the 
parcel to the County, A&B is required to supply at no cost the import fill 
required to raise site grades. 
 

c. The South Kauai Community Plan.  The SKCP was introduced in 2015 and is 
one of six regional plans found in the County of Kauai Charter, Article XIV.  It is 
a long range regional development plan that provides guidance for the future 
growth and physical development of south Kauai.   The SKCP is the product of 
extensive public outreach and input by a 15-member Citizen Advisory 
Committee.  The central theme that emerged from the public process was to 
necessity of increasing housing stock but not change the scale of historic 
towns.   

 
C. Kauai County Housing Agency (KCHA) alternative site design selection criteria: 

i. Site concept and architectural details shall be guided by the South Kauai Community 
Plan. 

ii. Provide long-term preservation of Affordable Housing stock that serves families that are 
60% and below Area Median Income. 



 
 

D. KCHA has considered the following alternatives: 
i. Reconfigure building layout to remove three buildings within the 100-year floodplain 

and retain density. 
Consideration was given to removing green space and reducing parking/roadway to 
retain the project density.  In this option the three buildings within the 100-year 
floodplain would be relocated to on-site locations that currently serve as parking, 
roadway and residential green space.  Various configurations of this option were 
considered, including “flipping” parking area and the buildings located within the 
floodplain.  It is important to again note that this parcel contains various deed enforced 
easements, spaces throughout the parcels where structures cannot be built. All 
configurations of this option greatly condensed the massing of buildings toward the 
front of the property as well as reduced to nearly eliminate the space between 
buildings. This option(s) were quickly rejected due to: 1) County of Kauai Fire 
Department’s (KFD) concerns with the life and safety of residents – this would be due to 
a lack of KFD’s ability control a potential fire due to inadequate access to buildings, the 
ability of a potential fire to “jump” structures, as well as deliver suitable emergency 
services into a condensed space; 2) the “massing” of structures would not keep in the 
historical architectural context of the surrounding community, and would not keep 
within the guidelines of the SKCP; 3) interchanging parking area for building space 
(flipping) resulted in a reduction of unit density;  4) the underground storm water 
detention chambers - a Low Impact Design element that will assist in recharging the 
water system, as well as allow a reduced rate of storm water discharge from the 
development site - most practicable installation location outside the 100-year 
floodplain.  Residential units cannot be built over the detention chambers – another 
shrinking of buildable area.  
 
This option was rejected due to the life/safety factors and non-conformance to the 
SKCP. 
 

ii. Remove three buildings from the 100-year floodplain. 
This option would remove the three buildings currently within the 100-year floodplain.  
The removal of three buildings would account for the loss of 18 dwelling units (14% of 
project density).   This alternative would remove dwellings from the 100-year floodplain, 
however civil site work such as import of fill material within (and out) of the floodplain 
would still be necessary to complete the required site infrastructure and the relocation 
of a 69kV powerline that currently tracks on power poles cutting thru the site from east 
to west within the floodplain.  The necessity of burying utilities is primarily due to the 
geology of the site: elevations need to be raised by the use of import material to 
incorporate underground utilities above the in-situ basalt rock formation and below 
finished grade.   Import fill is the most practical method of burying utilities given the 
geology of the site.  
 
This option was rejected.  At a minimum the reduction in density would result in a 
development pro-forma that would not be financially feasible for maintaining long-term 
affordability for families at <60% AMI, and at worse, the likely forfeiture of a Low 
Income Housing Tax Credit (LIHTAC) previously awarded to this project.   The LIHTAC is a 



key piece in the development financing for this project. The loss of the LIHTAC award 
would amount in this project being cancelled.  
 

iii. Remove three buildings from the 100-year floodplain and add an additional floor to 
remaining buildings. 
This option would remove the three buildings in the 100-year floodplain, but unlike 
alternative “ii”, an additional floor would be added to a portion of the remaining 
buildings.  This option would allow for the project density to remain consistent and thus 
make it a financially solvent project.   
 
This alternative was rejected for several reasons: 1) Adding height to existing buildings 
would not keep in the historical architectural context of the surrounding community, 
and would not keep within the guidelines of the South Kauai Community Plan (SKCP).  
Public Information meetings for this development found a key element in community 
support is maintaining the historic character of a plantation community – a community 
desire for the development to blend into the surrounding community; 2) an additional 
floor (from 2 story to 3 story) would result in the housing structures exceeding the 
maximum height restrictions found in the building code; 3) the Geotechnical 
Engineering Exploration notes that “light, one and two story structures may be 
supported on shallow foundations”.  In summary, this is to avoid encountering 
underlying rock foundations, and the possibility of near surface cavities.   Additional 
building height would require an amended geotechnical analysis of this site: reviewing 
additional height and thus weight and footing sizes.  An amended geotechnical analysis 
may make a third floor (story) possible, however there would be additional time and 
cost that would need to allocated toward this consideration.   
 

iv. Post and pier support of three buildings remaining within the 100-year floodplain 
This alternative would result in the support footings for three buildings, and an elevated 
living area be positioned within the floodplain.  The floodplain would be altered by the 
addition of post and piers for elements in support of the building structures. Support 
structures would be required to elevate habitable portions of the building above the 
BFE.  Structural elements built in the floodplain would be designed and built to 
withstand flood waters.  Retaining walls would be erected outside the AE Floodzone to 
raise the site by the use of import fill material.  The retaining walls would be designed to 
be more robust than standard site walls – retaining walls would be designed taller (due 
to being located further back, or upgrade, as well as have heights that would be need to 
exceed the BFE), and able to withstand the bearing pressure/load from building spread 
footings outside the floodplain. Additional cost would be incurred with/due to: addition 
of retaining walls; increased height of buildings (height from grade); safety fence or 
railings on retaining walls will be required at areas outside the building footprint.  Also, 
additional geotechnical reporting and observation, and structural design would be 
required due to the utilization of piers for building support. The original geotechnical 
report assumed that buildings would be supported by the most practical, cost effective 
means: shallow, spread/continuous footings placed on compacted fill material.  
Geotechnical specifications provided and structural supports were based on the original 
geotechnical report.  Due to the increase of height from grade associated with sections 
supported by post and pier, there would be an increase of maintenance cost for the 
lifetime of the buildings.  



 
This alternative was rejected due to the impractical design elements leading to an 
increase in cost and time of construction and long-term maintenance.  An increase in 
cost and time would likely lead to the cancellation of this project due to the loss LIHTC, 
with increased development cost to the point of the project not being financially 
solvent. 
 

 
v. No modification of floodplain/no approval for action. 

This option considers not proceeding with the development of this site. This alternative 
offers no relief from rental prices, an increased strain on homelessness on Kauai, and 
would not provide long-term, affordable rental housing to Kauai’s housing crisis. 
 
By 2035, it is estimated that South Kauai will see 26% of the island growth and will need 
an additional 2,528 new housing units.  With the average single family home cost on 
Kauai averaging $730,000, purchasing a new home is out of reach for many in Kauai’s 
population.  The need and importance of affordable rental housing is especially found in 
working families, and kapuna (seniors).  When the statistics noted above are combined 
with the fact that 44 percent of all households are currently cost-burdened – meaning 
that housing cost exceed 30 percent of income, the term “housing crisis” can be 
reasonably justified.     
 
Pursuant to Act 127, Sessions Laws of Hawaii 2016, a Special Action Team on Affordable 
Rental Housing was established.  One of the key goals of Act 127 is to achieve 
completion of 22,500 affordable rental housing units by December 31, 2026.  With 
housing development timelines that on many occasions span decades on Kauai, a No 
Modification or No Approval for action at this site would be a staggering setback in 
reaching the aim of Act 127.  

 
vi. Site three buildings within the 100-year floodplain. 

This action results in three buildings, import fill, and building infrastructure being 
positioned within the 100-year floodplain.  The construction of three structures and 
appurtenances would modify the floodplain by the addition of impervious surfaces 
(buildings and perimeter site walls).  To mitigate this, “recharge” of aquifers in the 
development area would be accomplished by the addition on-site underground 
stormwater detention chambers.  The Koae Drainage Plan (Bow, 2017) details that when 
completed, less than the current amount of stormwater runoff will leave the 
development area. 
 
With this option buildings will be placed on grades >2.6 feet above Base Flood Elevation.  
Site grades will be elevated in portions of the floodplain for the buildings, and building 
infrastructure by the use of import fill material. Site walls would be constructed at the 
perimeter of the fill to lessen the amount of fill required as well as protect the import fill 
in place.  In understanding that import fill would be the most practical means of creating 
a usable development site, and a large amount would be required, A&B is required (by 
condition of a Kukuiula zoning permit) to supply import fill material at no cost to the 
developer. However cost will be incurred for the placement and compaction of the 
material. Elevations would be raised to incorporate underground utilities above the in-



situ basalt rock formation and below finished grade.  Buried utilities are suggestions 
offered by the State of Hawaii Department of Land and Natural Resources, Division of 
Forestry and Wildlife (FEA, Pg. 228) and United States Department of Interior Fish and 
Wildlife Service (FEA, Pg.310)  for the avoid the potential of seabird collision (FEA, Pg. 
228).  Overall, there will be a net decrease in civil site work time and cost by elevating 
site grades.  This will be due to: 1) trenching and excavation into basalt formations 
include the use of larger equipment and machinery, blasting, and/or hoe ramming 
would be required, at a slower rate of operation; 2) hauling would still be necessary for 
the spoils of trenching and excavation work. 
 
The selection of this option will provide a project that meets the historical and 
architectural guidelines of the South Kauai Community Plan as well as the request of 
surrounding community, allow for unit density that enables financial stability to meet 
with KCHA’s selection criteria in preservation of Affordable Housing stock that serves 
families that are 60% and below Area Median Income. Incorporating Low Impact Design 
features, and utilizing native vegetation for landscaping will permit the development to 
have minimal impact on the floodplain.  A complete set of civil site plans were provided 
to Stanford Iwamoto, P.E., County of Kauai Floodplain Manager for review.  No 
exceptions were noted with this design. 
 
 
 
   


