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June 20, 2025 2025/SMA-18 (JD)

The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honolulu, Hawaii 96813

Dear Chair Waters and Councilmembers:

SUBJECT: Special Management Area (SMA) Major Permit
Ostojic Residence - New Single-Family Dwellings
144 Ka’apuni Drive - Kailua
Tax Map Key 4-3-013: 039

Enclosed for your consideration are the Department of Planning and Permitting’s
(DPP) Report and Recommendation, Draft Resolution, and Exhibits for the SMA Major
Permit application to allow the construction of a new one-story single-family dwelling and
one two-story single-family dwelling with attached garage and swimming pool on a
shoreline lot in the R-10 Residential District and SMA in Kailua.

The DPP recommends that the Project be approved, subject to compliance with
recommended conditions, which primarily consist of standard conditions relating to
archaeological resources, protected species, coastal hazards, coastal dune protection,
and the prohibition of short-term rentals.

Pursuant to the Revised Ordinances of Honolulu Chapter 25, the City Council
must act within 60 calendar days after receipt of our Findings and Recommendation;
however, the City Council may extend this period of time upon receipt of a request from
the Applicant for an extension.
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Should you have any questions, please contact me at (808) 768-8000.

Very truly yours,

Dawn Takeuchi Apuna
Director

Enclosures: DPP Report and Recommendation
Exhibits A, B, C-i through C-i 0, and D through L
Draft Resolution

APPROVED BY:

ichael D. Formby, Managing Director
Office of the Managing Director



DEPARTMENT OF PLANNING AND PERMITTING
OF THE CITY AND COUNTY OF HONOLULU

STATE OF HAWAII

IN THE MATTER OF THE APPLICATION

BY

KA’APUNI LLC
File No. 2025/SMA-18 (JD)

FORA

SPECIAL MANAGEMENT AREA
(SMA) MAJOR PERMIT

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND RECOMMENDATION

I. APPLICATION

A. Basic Information:

PROJECT NAME: Ostojic Residence
LANDOWNER/APPLICANT: Ka’apuni LLC (Wendy B. Ostojic Trust)
AGENT: Peter Vincent Architects (Todd Hassler)
LOCATION: 144 Ka’apuni Drive - Kailua (Exhibit A)
TAX MAP KEY (TMK): 4-3-013: 039
ZONING: R-10 Residential and P-i Restricted

Preservation Districts (Exhibit B)
STATE LAND USE: Urban and Conservation Districts
DEVELOPMENT PLAN: Ko’olau Poko Sustainable Communities Plan

(KPSCP)

B. Proposal: The Applicant seeks an SMA Major Permit to allow the construction of
a one-story single-family dwelling and a two-story single-family dwelling on a
shoreline lot in the R-i0 Residential District (R-10 District) and SMA in Kailua. In
addition to the dwellings, the Project includes a garage, swimming pool,
courtyard, and spa area (Exhibits C-i through C-b). According to the
application, the Project will have approximately 11,424 square (sq.) feet (ft.) of
floor area, or a floor area ratio of 0.27, and a total building area of i3,792 sq. ft.,



or lot coverage of 32.6 percent. Additionally, about 50 percent of the lot will be
covered with impervious surfaces. The dwellings will be slab-on-grade
construction and be located a minimum of 60 ft. from the shoreline. Grading
work and the movement of soil is anticipated. However, no importation of fill soil
is proposed. The Project will cost approximately $3,800,000.

C. Background: Prior to 1982, the site was developed with a two-family detached
dwelling. On February 9, 1982, Building Permit (BP) No. 164743 was issued to
allow the demolition of the two-family dwelling. On February 11, 1982, BP
No. 2426 was issued to allow the development of a new single-family dwelling.
The single-family dwelling was demolished in 2008. The site has been vacant
since.

II. EXISTING CONDITIONS

On the basis of the evidence presented, the Director of the Department of Planning and
Permitting (DPP) has found:

Lot Area 42,289 sq. ft. (44,356 sq. ft. minus 2,067 sq. ft. of erosion).

Lot Shape Irregular.

Along Ka’apuni Drive, the site is approximately 10 ft. above
mean sea level (MSL). Moving seaward, towards the
middle of the site, the lot gently slopes to an elevation of

Topography eight ft. above MSL. The lot then slopes up to about 15 ft.
above MSL before sloping back down towards the ocean.
Essentially, at the makai portion of the property is a sand
dune that has been growing in recent years.

Existing Development Vacant.

To the north - Kailua Beach and the Pacific Ocean.
. To the south - Single-family dwellings.Surrounding Uses .To the east - Single-family dwellings.

To the west - Single-family dwellings.

Certified The CSS, certified on January 29, 2025, shows that the
Shoreline Survey shoreline follows along the vegetation line as mapped on
(CSS) August 6, 2024 (see Exhibit D).

Pacific Ocean - Estuarine and Marine Wetland andNearest Body of . . . .

~ Deepwater (United States Fish and Wildlife Servicea er [USFWS] National Wetlands Inventory; Exhibit E).



Jaucas Sands - Zero to 15 percent slopes, excessively
drained, permeability is high to very high, and runoff is low.

Soil Classifications Beach Sands - One to five percent slopes, excessively
(mauka to makal) drained, permeability is high to very high, and runoff is very

low (United States Department of Agriculture [USDA] -

Natural Resources Conservation Service [NRCS];
Exhibit F).

~ . The property contains grass and various trees with typicalegetation dune vegetation along the shoreline.

Flood Zone X— Areas determined to be outside the
0.2 percent annual chance flood plain or outside theFlood Zone 500-year floodplain (Federal Emergency Management
Agency Flood Insurance Rate Map Panel No.
15003C0290H - November 5,_2014;_see_Exhibit_G).

. The Project area is not projected to be impacted by coastalSea Level Rise (SLR) erosion or SLR. (University of Hawai’i Pacific Island
— Exposure Area Ocean Observing System SLR Viewer; see Exhibit H).

The Project site is accreting an average of 1.42 ft. per year
Shoreline Change based on the two transects that intersect the site (O’ahu
Rate Historical Shoreline Change Map: Kailua Transects 131

and 132 (1.44 ft. + 1.39)12 = 1.42 ft.; Exhibit I).

The National Storm Surge Hazards Maps indicate that the
Project area is anticipated to be inundated by storm surgeStorm Surge up to three ft. during a Category 3 hurricane event
(Exhibit_J).

T The subject property and the surrounding neighborhood issunami located within the tsunami evacuation zone (Exhibit K).

Other City Permits Minor Shoreline Structure Permit, Construction permits
and Approvals and BPs.

III. ENVIRONMENTAL DISCLOSURE AND PUBLIC PARTICIPATION

The proposed Project does not meet any of the triggers
under Hawai’i Revised Statutes (HRS) Chapter 343. In

Environmental addition, two-single family dwellings are exempt from HRS
Disclosure Chapter 343 requirements imposed by Revised
Documentation Ordinances of Honolulu (ROH) § 25-5.3(a). Therefore, no

environmental assessment or review under HRS
Cha ter343isre uired.



During the SMA process, the DPP routed the proposal to
various Federal, State, and City agencies. All letters andAgency Comments comments received have been included in the Project file

and incorporated into the Analysis Section, as appropriate.

On October 15, 2024, the Agent presented the Project to
the Planning, Zoning, and Economy Committee of the

Neighborhood Board Kailua NB No. 31, and on November 7, 2024, another
(NB) I Community presentation was made to the general Kailua NB No. 31.
Association Written notice was provided to adjoining property owners,
Presentation informing them of the presentation. Proof of mailing the

notice was provided via a signed affidavit. These materials
were submitted as part of the SMA Permit application.

The DPP conducted a Public Hearing at 10:00 a.m. on
May 9, 2025, at the Frank F. Fasi Municipal Building.

~ . Other than the Applicant, Agent, and the DPP staffruuilc i—iearlng members, no member of the public attended. Prior to the

hearing, one letter of support was received. A recording of
the public hearing is available upon request.

IV. FINDINGS AND ANALYSIS

The proposed Project was analyzed in accordance with the objectives, policies, and
guidelines established in the ROH Chapter 25, §~ 25-3.1 and 25-4.1, as well as
HRS §~ 205A-2 and 205A-26.

A. Recreational Resources — ROH § 25-3.1 (a)

Development within the SMA should provide coastal recreational opportunities
to the public. Adequate access, by dedication or other means, to beaches,
coastal dunes, recreation areas, and natural resenies must be provided to the
extent consistent with sound conseivation principles. Adequate and properly
located public recreation areas and wildlife preseives must be preseived. See
also HRS § 205A-2(b)(1) and (c)(1), and § 205A-26(1)(A) and (B).

Implementation of the Project will not adversely impact coastal recreational
opportunities for the public because the Project will not result in any change to
existing beach access, open spaces, recreational resources, or opportunities for
hiking, fishing, and cultural practices. A publicly accessible coastal resource in
the area is Kailua Beach located directly makai of the property. There is no
direct public access to the beach through the subject property. However, there is
a 1 0-ft.-wide beach access located to the east of the lot, which is owned and
controlled by the Ka’apuni Community Association. According to the most recent
CSS, the Project site is subject to approximately 2,067 sq. ft. of erosion. Since
this portion of the property is makai of the regulatory shoreline, it is in the State
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Land Use Conservation District and will continue to be available for public
access. Given this, the Project will not affect recreational opportunities and no
related conditions of approval are recommended.

B. Historic and Cultural Resources — ROH § 25-3.1(b)

Development within the SMA should protect, preseive, and restore natural or
human-made historical and cultural resources. See also HRS § 205A-2(b)(2)
and (c)(2).

The Project site is not identified as historically or culturally significant in the
KPSCP, and our records indicate that no historic and cultural resources have
been previously identified onsite. That being said, the Project site is a shoreline
lot with underlying soils identified as Jaucas sands, which have a higher
likelihood of containing subsurface archaeological sites and human burials.
Taking that into consideration, an Archaeological Inventory Survey (AIS) of the
Project site was conducted by ASM Affiliates for the Project site.

A total of 12 test trenches measuring approximately 13 ft. long by two ft. wide
with an approximate depth of five ft. were excavated during the AIS. As a result
of the fieldwork for the AIS, two sites were recorded. On-site is a historic
subsurface occupational layer, which contains two pits and a septic vault. This is
likely associated with the historic development and use of the area in the early
twentieth century. Site two is a subsurface archaeological occupational layer and
contains one feature identified as a pit. While no iwi kupuna were observed
during the testing of this area, it is still highly recommended that archaeological
monitoring for identification purposes occur during future ground-disturbing
activities due to the nature of the area included within the Kailua Accretion Berm.
Due to the presence of potential additional historic properties and to mitigate
effects to existing properties, an on-site monitor should be present during all
subsurface activities. Additionally, the Applicant should be required to provide
documentation from the Department of Land and Natural Resources (DLNR),
State Historic Preservation Division (SHPD) that the AIS was accepted prior to
ground disturbance activities, i.e. the construction of the new single-family
dwellings and swimming pool. These are recommended as conditions of
approval.

Furthermore, as with any action that includes earth-moving activities, there is
potential for encountering previously unknown iwi kupuna, historic resources, or
archaeological resources. Therefore, the Project should be subject to the
standard “stop work” condition of approval. This will ensure that if, during
construction, any previously unidentified archaeological sites or remains (such as
artifacts, shell, bone, or charcoal deposits, human burials, rock or coral
alignments, pavings, or walls) are encountered, the Applicant must stop work and
contact the SHPD. This is recommended as a condition of approval. Provided



the Applicant complies with the SHPD’s requirements, no adverse impacts to
historic or archaeological resources are anticipated.

The DPP assessed the extent to which Native Hawaiian rights are customarily
and traditionally exercised within the Project site and the extent to which these
rights may be affected or impaired by Project implementation. The Project does
not propose any change to existing established public access for Hawaiian
cultural activities, nor would Project implementation preclude the practice of
Hawaiian cultural activities. Given this, no adverse impacts to Native Hawaiian
rights are anticipated, and therefore, no conditions are recommended in regard to
preserving access or opportunities for Hawaiian cultural activities.

C. Scenic and Open Space Resources — ROH § 25-3.1(c)

Development within the SMA should protect, preserve, and whenever
desirable, restore or improve the quality of coastal scenic and open space
resources. Alterations to existing Iandforms and vegetation, other than for the
cultivation of coastal-dependent crops, must be limited so they result in
minimum adverse impacts on water resources, beaches, coastal dunes, and
scenic or recreational amenities. Development that is not dependent on the
coast is encouraged to locate mauka of the SMA. See also HRS § 205A-
2(b)(3) and (c)(3) and § 205A-26(1)(D).

No impacts to any scenic and open space resources are anticipated because the
Project area is located within an existing residential subdivision that is similarly
developed along the shoreline. The City’s Coastal View Study does not identify
the site as a significant coastal area. The KPSCP Open Space Map identifies
continuous east-west views across Kailua Bay, and significant stationary views
from the west end of Kailua Beach Park in the general Project vicinity.
Furthermore, the Project will have to meet the ROH Chapter 21 development
standards for the R-1 0 District, which will restrict the height. Given all this,
substantial impacts to scenic and open space resources are not anticipated.
Therefore, no conditions of approval are recommended to address scenic and
open space resources.

D. Coastal Ecosystems — ROH § 25-3.1(d)

Development within the SMA should protect valuable coastal ecosystems,
including reefs, beaches, and coastal dunes from disruption, and minimize
adverse impacts on all coastal ecosystems. Solid and liquid waste treatment
and disposition must be managed to minimize adverse impacts on SMA
resources. See also HRS § 205A-2(b)(4) and (c)(4) and § 205A-26(1)(C).

1. Sensitive Coastal Habitats and Species:


























































































