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The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honolulu, Hawai’i 96813

Dear Chair Waters and Councilmembers:

SUBJECT: Special Management Area (SMA) Major Permit
The Cove Redevelopment
92-1089 Ali’inui Drive — Ko ‘Olina
Tax Map Key 9-1-057: 027

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 for The Cove redevelopment including the demolition of existing
buildings and construction of 12 buildings on a shoreline lot in the B-i Neighborhood
Business District and SMA in Ko ‘Olina.

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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The Honorable Tommy Waters
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and Members
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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-6, and D through L
Draft Resolution

APPROVED BY:

~D~ector
Office of the Managing Director



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

STATE OF HAWAI’I

IN THE MATTER OF THE APPLICATION

BY

COVE CAMPBELL KOBAYASHI, LLC
File No. 20251SMA-19 (LP)

FORA

SPECIAL MANAGEMENT AREA
(SMA) MAJOR PERMIT

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND RECOMMENDATION

I. APPLICATION

A. Basic Information:

LANDOWNER: Campbell Hawaii Investor, LLC
APPLICANT: Cove Campbell Kobayashi, LLC
AGENT: G70 (Tracy Camuso)
LOCATION: 92-1 089 Ali’inui Drive — Ko ‘Olina (Exhibit A)
TAX MAP KEY. 9 1 057: 027
ZONING: B-i Neighborhood Business District (B-i District)

(Exhibit B)
STATE LAND USE: Urban
DEVELOPMENT PLAN: ‘Ewa Development Plan (DP)

B. Proposal: The Applicant seeks an SMA Major Permit for The Cove
redevelopment including the demolition of existing buildings and construction of 12
buildings on a shoreline lot in the B-i District and SMA in Ko ‘Olina (Project; see
Exhibits C-i and C-6). The development will be used for an amphitheater and
performing arts venue (theater), four restaurants (eating establishments), a village
walk retail area (retail establishments), a wedding chapel (personal services), and
accessory support spaces (see Exhibit C-i). These are all permitted uses in the



B-i District. The development will consist of 16 buildings as described in the table
below:

Building Building Use Building Area FloorArea
No. (square feet (sq.ft.)

s..ft.

According to the application, the Project total floor area will be 68,789 sq. ft., which
equates to a floor area ratio of 0.15. The total building area will be 68,789 sq. ft. or
a lot coverage of 15 percent and the site will have approximately 37 percent
impervious surface area. The existing parking will be reconfigured and additional
landscaping will be added to the site to enhance new structures, open spaces,
walkways, and outdoor seating. The Project will be slab on grade construction with
6.47 acres of grading, 3,720 cubic yards of excavation, and 7,100 cubic yards of
fill. The Project is outside of the 60-foot (ft.) shoreline setback and will use the 75-
ft. waiver line. The Project is anticipated to be completed by 2027. The Project will
cost approximately $135,600,000.

B. Background: The subject property is a shoreline lot bounded by Ali’inui Drive to
the south and Ka’ula Bay to the north. The site currently is developed with
Paradise Cove consisting of 25 buildings. A 10-ft.-wide public access easement is
located on the eastern and western portions of the property. The following is the
applicable zoning permit history:

. Conditional Use Permit (CUP) No. 79/CUP-15 was approved for Paradise
Cove, an outdoor amusement facility on January 21, 1980.

Commercial s.ace
Commercial s.ace
Su..ort buildin.

Restaurant with outdoor dining 15,252 15,252
13,255 13,255
7,505 7,505
1,856 1,856

Restaurant with outdoor dining 6,230 6,230
Restaurant with outdoor dining 8,866 8,866

9

Restaurant
Su. .ort buildin.
Amphitheater with 650 seats
(does not count toward building
area and floor area

I Su..ortbuildin.
I Su..ortbuildin.

10,098 10,098
12,183 12,183

Existing wedding chapel building 1,994 1,994
Existing wedding chapel building 1,660 1,660
Uncovered trash receptacles

I Cart Stora.e
16 and Tiki Bar (cohcessions)

17
Total 68,789 68,789
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• Ordinance No. 89-27 (Zone Change No. 88/Z-2) was approved to rezone
the subject parcel from AG-2 General Agriculture District to B-i District on
February 23, 1989.

• Resolution No. 93-318 (SMA Major Permit No. 93/SMA-32) was approved to
allow the redevelopment and expansion of Paradise Cove on October 20,
1993.

• CUP No. 93/CUP2-7 was approved for the redevelopment of Paradise Cove
on November 1, 1993.

• Zoning Variance No. 94/VAR-70 was approved to allow an off-street parking
facility with 203 parking spaces on the adjacent lot at the LanikOhonua
Cultural Institute (Parcel 29) as supplemental parking for Paradise Cove on
March 23, 1995.

• CUP No. 2025/CUP-4 is concurrently being processed to expand the
outdoor amusement facility use.

II. EXISTING CONDITIONS

The following table summarizes the existing conditions for the site and surrounding area:

Lot Area 472,757 sq. ft. (10.85 acres)
Lot Shape Irregular

Gradually slopes from mauka to makai of the property. The
Topography site’s elevation ranges from seven to nine ft. above mean

sea level.

Existing Development Outdoor amusement facility.
To the north — Vacant lot and Kahe Point Beach Park
To the east — Ali’inui Drive, Kai Lani At Ko ‘Olina, and

Surrounding Uses Ko ‘Olina Resort
To the west — Ka’ula Bay
To the south — Lanikühonua Cultural Institute
Ka’ula Bay - Estuarine and Marine Wetland, Estuarine and
Marine, and Estuarine and Marine Deepwater (UnitedNearest Body of Water States Fish and Wildlife Service [USFWS] National

Wetlands Invento ; see Exhibit D

No historical erosion data has been collected (O’ahuShoreline Change Shoreline Change Viewer). Therefore, the shoreline
Rate setback is 60 ft. mauka from the certified shoreline.

The expired certified shoreline survey, dated August 3,
2021, shows that the shoreline follows along vegetation as

Certified mapped on March 20, 2021 (see Exhibit E). Pursuant to
Shoreline Survey Department of Planning and Permitting (DPP)

Administrative Rules Relating to Shoreline Setbacks and the
SMA, Cha ter 31 Section 20-31-14 c , the re uirement for a



certified shoreline survey has been waived by the Director of
the DPP because the proposed structures and activities are
located inland of and parallel to the 60-ft. regulatory
shoreline plus at least 15 ft. All proposed structures are
located at least 75 ft. from the resumed shoreline.
Keaau clay — with zero to two percent slopes — Consists of
deep, poorly drained soils that formed in alluvium
weathered from basic igneous rock. This soil type covers
the majority of the site;

Coral outcrop - Very deep, somewhat poorly drained soils
that formed in sandy loam till on till plains and moraines.
This soil type runs along most of the makai portion of the
site;

Jaucas sands - with zero to 15 percent slopes - ExcessivelySoil Classifications drained calcareous soils that occur as narrow strips onçmauka to makai) . .coastal plains, adjacent to the ocean. Permeability is rapid.
Runoff is very slow to slow, and the hazard of water erosion
is slight, but wind erosion is a severe hazard where
vegetation has been removed. This soil type is only
mapped on small areas near the shoreline; and

Keaau clay, saline - moderately shallow, with slopes
ranging from zero to two percent. This soil type is found in
the southern portion of the site. (United States Department
of Agriculture [USDA] - Natural Resources Conservation
Service NRCS; see Exhibit F.

Vegetation The property is landscaped with grass and various trees.

Flood Zone D — An area of undetermined but possible flood
hazards.

Flood Zone VE— Base flood elevation of eight ft., areas
Flood Zone subject to inundation by the one-percent-annual-chance
(mauka to makai) flood event with additional hazards due to storm-induced

velocity wave action (Federal Emergency Management
Agency, Flood Insurance Rate Map Panel Nos.
15003C0301G and 15003C0303G revised January 19,
2011; see Exhibit G).

A quarter of the site will be impacted by annual high wave
Sea Level Rise (SLR) flooding under the scenario 3.2 ft. of SLR. (University of
— Exposure Area Hawai’i Pacific Island Ocean Observing System SLR

Viewer; see Exhibit H).



Tsunami The subject property and the surrounding neighborhood islocated within the tsunami evacuation zone (see Exhibit I).

The National Storm Surge Hazards Maps indicate that the
Storm Surge Project area is not anticipated to be inundated by storm

surge during a hurricane event (see Exhibit J).

The Project area has majority reef, lagoon, and landside
deposits with alluvium on the mauka portion. Outside of the

G I Project area are minor beach deposits on the southerlyeo ogy makai portion of the lot. (United States Geology Survey

[USGS] and University of Hawai’i Pacific Island Ocean
Observing System SLR Viewer; see Exhibit K).

The site is not identified as containing dune systems or

D marine sands. (USDA NRCS and University of Hawai’iunes Pacific Island Ocean Observing System SLR Viewer; see

Exhibit L).

Ill. ENVIRONMENTAL DISCLOSURE AND PUBLIC PARTICIPATION

The following table summarizes the Project’s compliance with the applicable
environmental disclosure and public outreach requirements:

The Final Environmental Impact Statement (EIS) wasEnvironmental accepted by the DPP and published in The Environmental
Disclosure Document Notice on March 8, 2025.

During the EIS, the Applicant routed comment requests to
various Federal, State, and City agencies. All letters and
comments received were attached as an appendix in the
ElS.

Agency Comments During the SMA review process, the DPP routed the

proposal to various Federal, State, and City agencies. All
letters and comments received have been included in the
Project file and incorporated into the Analysis Section, as
appropriate.



The Agent presented the Project to the Makakilo-Kapolei

Neighborhood Board Honokai NB No. 34 on May 22, 2024. Written notice was
(NB) / Community also provided to adjoining property owners, informing them
Association of the presentation. Proof of mailing the notice was
Presentation provided via a signed affidavit. These materials weresubmitted as part of the SMA Permit application. The NB

approved the Project with conditions related to the SMA.

The DPP conducted a public hearing at 10:30 a.m. on
April 28, 2025, at the Kapolei Hale. The Applicant, Agent,

Public Hearin and the DPP staff members, and 50 members of the publicg were in attendance. A total of 43 testimonies were

submitted (38 in support, one in opposition, and four
comments).

IV. FINDINGS AND ANALYSIS

The proposed Project was analyzed in accordance with the objectives, policies, and
guidelines established in Revised Ordinances of Honolulu (ROH) § 25-3.1, as well as
Hawaii Revised Statutes (HRS) §~ 205A-2 and 205A-26(1).

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 reserves must be provided to the
extent consistent with sound conservation principles. Adequate and properly
located public recreation areas and wildlife preserves must be preserved.”
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 in the near term. Publicly accessible coastal
resources in the area include Ka’ula Bay. Public access easements to Ka’ula Bay
are located on the eastern and western portions of the Project site. The access
easements to the beach will remain in place, so the Project will not affect these
recreational opportunities. Therefore, no conditions of approval are recommended
to address coastal recreational resources.

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

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



The Project site is a shoreline lot with underlying soils identified as Jaucas sands,
Coral Outcrop, Keaau Clay, Saline, and Keaau Clay (see Exhibit F). An
archaeological inventory survey (AIS) and cultural impact study were conducted to
assess historical and cultural resources on the site (Cultural Surveys Hawai’i,
2024). The AIS also identified one human skeletal remain, and one burial preserve
and relocation of five human skeletal remains.

The AIS identified a coastal wetland on the site consisting of two features: coastal
backwater marshland located on the southern portion of the site and a habitation
area outside of the site. According to the AIS, the wetlands appear to be filled in
by the early I 900s as it was no longer depicted on historic maps. The wetlands
are considered no longer existing.

Consultation with signatories of the 1995 Burial Agreement and known cultural and
lineal descendants have been completed. A burial site component of a data
recovery and preservation plan is currently under review with the State Historic
Preservation Division (SHPD). As a recommended condition of approval, the
Applicant should be required to submit an archaeological monitoring plan to the
SHPD and submit a copy of the written acceptance from the SHPD stating that
SHPD has completed its review of the Project and its impact on historic properties
pursuant to HRS Section 6E-42.

Furthermore, as with any action that includes earth-moving activities, there is
potential for encountering previously unknown iwi küpuna, 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. No customarily and traditionally exercised Native Hawaiian
practices were observed on or near the Project site. Further, no related critical
resources are known to be present on the site. During a site visit by DPP staff, no
customarily and traditionally exercised Native Hawaiian practices were observed
on the Project site. Given all of 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.
























































































































