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It seems perfectly possible to find a
workable middle road betwe§n totally cen-
tralized land planning in the'State of Ha-
waii (a trend that is apparemt,in other
States and in Federal legislatign) and
overly localized planning at the'gounty
isvel.

1t seems feasible and logical to . 've
general plans preparad in each county ii. 2
democratic, participatory manner. Th
physical separation and the clear politica
division by islands suggests this. Then i
would he the function of a State planning
director, if we had one (a professional
planner, as are the county planning direc-
tors) to prepare a State general plan a8 a
gum total of the county plans, for publie
approval and the Legislature’s adoptjon.

THERE WOULD HAVE to be negotia-
tions until agreement wag arrived at —
sometimes, no doubt, with difficulty. But
the principle seems right: plans generated
locally and coordinated (with each other
and with State policies) centrally. It could
be a democratic process, protected by
checks and balances, guarded by reviews
and hearings. 3

Unfortunately the State administration
is proposing moves in precisely the oppo-
‘site direction: away from what profession-
al guidance and citizen input there is;
toward arbitrary, highly centralized deci-
sion making at both land planning and
land development stages.

To rub sait in the wounds of those who
have been.fighting the sometimes bloody
battle for careful planning of our precious
Jands, the agency proposed to wield abso-
lute authority is the one associated in the
public mind with weak resistance to devel-
gpers’ and landowners’ pressures — the
State Land Use Commission.

THERE HAD BEEN warnings that
moves were under way to centralize land
planning authority, and there were prior
indications, irom statements made by its
vice chairman, Eddie Tangen, that the
State Land Use Commission would seek
greater authority. Nevertheless, I found it
hard to believe the words ¥ was reading in
House Bill 808 and its duplicate, Senate

Bill 614, -as I went through successive
subsections piling more and more power
on this politically appointed, pari-time,
non-paid, qon—professiona! group. One
wavers between laughing and shuddering;
tha *planning process” described reads
like an Anthony Burgess fantasy of a hor-
rible future.

The present, pace-setting Land Use
Law would be repealed, with its original
statement of purpose replaced by a ram-
bling essay that ends with a statement of
“the needs of its people for suitable and
adequate housing accommodations within
their financial means.” If that isn’t enough
of a warning of new emphasis and revised
priorities, read what the bill would allow:

® Elimination of the requirement for a
comprehensive review of the classification
and districting of all lands (as conserva-
tion, agricultural, urban or rural) every
five years, which has been an essential
opportunity to pull together all the scat-
tered changes made in between, and to
look ahead. Instead, the commission, as it
“ideams necessary’’ could conduct a com-
prehensive review *from time to time.”
That is, the bill opts for scattered applica-
tions *‘at any time.”

@ Letting the commission “by_rule,
regulate development in agricultural, con-
gervation and rural districts.”

® Generously allowing the counties to
regulate development in the urban dis-
triets, but only “subject to whatever condi-
tions are imposed by the commission”
when the land is reclassified urban.

® Permitting the commission to im-
pose conditions to districting changes, if
and when it wishes, including a detailed
requirement for selling some land to the
State for housing, ‘‘the location and the
size of the land or tracts of land to be sub-
ject to this option to be determined by the
commission."” sy

See how the powers are building up.
But you haven’t heard anything yet. A new
Jand classification can be “designated’’ by
the commission, called ‘‘areas of critical
State concern,” cutting across all district
boundaries. In these areas other controls
are called off, and the commission rules
supreme. Both open space lands (contain-
ing agricultural, natural, environmental,
recreational, cultural, historic or other
resource) and lands ‘‘proposed for devel-
opment” can be designated critical —
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These “areas of concarn” could be des-
{gnated without regard to any State or
county gemeral plans, open-space plans,
recreational plans or whatever; this proc
ess would, in fact, take the place of any
long-range planning. Instead, the mem-
bers of the commission would have these
powers in the areas they designated ‘‘criti-
cal’:

® Set standards for development that
could supersede any county regulations.

@ Prepare and adopt plans of their own
for these areas, ‘“‘specifying the appropri-
ate uses, densities, locations and (believe
it or not) site planning for any develop-
ment,”’ superseding at will any other State
or county plans,

@ Call in for review “any plan or regu-
1ation of the State or any county which af-
fects development,” and, if it: so decides,
supersede it with its own rules, There go
not only the county general plans, but even

all zoning ordinances, subdivision regula-
tions, building codes and .grading ordi-
nanees. o R

® And, finally, the commission could
“pall in for review” any %gplicatmn for
development before other bodies and even
(believe it or not) “any State or county de-
cision granting or denying permission for
development’’ that had already been
inade. Then if this high-handed body were
to decide that “State interest” would be
gerved, it could take over everyone else's
jobs and “‘deny or approve the application,

_ decision or proposal.’” There go the tounty

planning departments, planning commis-
sions and councils. r

Passage of these bills would certainly
end all discussion of centralized versus
localized planning. If the possibility fright-
ens anyone, there’s a public hearing on
them on Tuesday at 1:30 in Conference
Room 5 (SB 614), and Wednesday .and
Thursday at 9 a.m. in Conference Room
310 (LB 808) at the State Capitol.

taxing agriculture

By Fred W. Bennion
Director, Tax Foundstion of Hawail

Tecognition that Hawail State govern-
ment must do semething, and do it quick-
ly, to see that agriculture, .as an industry,
js able to continue as a major part of the
State’s economy is very evident in this

gession of the Legisiature.

_ Presently there are 12 measures deal-
ing with the tax aspeets of valuing agricul-
tural land or the dedication of agricultural
land, The proposals vary all the way from
a complete revamping of the Land Use
Law to a simple clarification of how agri-

cultural Tands should be taxed.

THE PRINCIPAL thrust of the tax pro-
visions of these measures is that agricul-
tural land should be taxed at its value in
agricultural production. Many believe thé
<sntent of present law requjres the Depar:t-
ment of L'axation to place more emphasis
upon the actual use of agricultural land in

determining value,

 Intensive use of agricultural land for
agriculture is dts highest and best use.
Potential use, measured by what value the
land might have for other purposes or
neighboring uses, should not be considered
in establishing value—provided the land is
actually being used for agricultural pur-

poses.

The simplest way in which the intent of

land.

OBVIOUSLY, the State should not pro-
tect the person who is deliberately holding
land under the guise of agricultural pro-
duction with the intent of selling or devel-

oping the land into urban or higher uses.

grazing. .
Assessing agricultural land in actoal

land open and green and producing food-
stuff.

these measures can be accomplished is to
make it clear in present law that selling
prices and income and potential use should
be disregarded. Furthermore, it should not
.make any difference whether the land is
“dedicated” to agricultural use. This dedi-
cation principle requires a commitment
upon the owner to keep his land in agricul-
tural use for an extended period with se-
vere penalties if he changes the use of the

But, it should not be too di icult to de-
termine whether or not a parcel of land
has been utilized, and is presently utilized,
intensively for the production of agricul-
tural erops—be it pineapple or hay for

use is certainly not unique to the tax sys-
tems of other states. Many states recog-
nize the benefits of keeping much of our



