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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
Zucco Single Family Dwelling with Detached Garage
56-157 Kamehameha Highway — Mãlaekahana
Tax Map Key 5-6-001: 089

Enclosed for your consideration are the Department of Planning and Permitting’s
(DPP) Report and Recommendation, and Draft Resolution for the SMA Major Permit
application for development of a dwelling unit with over 7,500 square feet of floor area
within the SMA, on a shoreline lot.

The DPP recommends that the Project be approved, as proposed, subject to
compliance with recommended conditions, which primarily consist of standard
conditions relating to archaeological resources, coastal ecosystems, and protected
species.

Pursuant to 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
Chair and Presiding Officer

and Members
August 1, 2025
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Should you have any questions, please contact me at (808) 768-8000.

Sincerely,

-~

Bryan Gallagher
Deputy Director

Enclosures: DPP Report and Recommendation
Exhibits A through B, C-I through C-8, and D through L
Draft Resolution

APPROVED BY:

../‘1~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

SEA TURTLE ESTATES, LLC

FORA

SPECIAL MANAGEMENT AREA (SMA)
MAJOR PERMIT

FILE NO. 2025/SMA-32 (LM)

Basic Information:

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND RECOMMENDATION

I. APPLICATION

PROJ ECT:
LANDOWNER:
APPLICANT:
AGENT:
LOCATION:

TAX MAP KEY:
LAND AREA:
ZONING:
STATE LAND USE:
DEVELOPMENT PLAN:

Zucco Single Family Dwelling with Detached Garage
Sea Turtle Estates, LLC
Sea Turtle Estates, LLC
Whale Environmental Services, LLC (Mark Howland)
56-157 Kamehameha Highway — Malaekahana
(Exhibit A)

5-6-001: 089
1.36 acres
R-5 Residential District (R-5 District) (Exhibit B)
Urban
Ko’olauloa Sustainable Community Plan (SCP)

B. Proposal: The Applicant seeks an SMA Major Permit to allow development of a
dwelling unit with over 7,500 square (sq.) feet (ft.) of floor area within the SMA on
a shoreline lot. The proposed Project is to construct a two-story single family



dwelling with detached garage, nine parking stalls, and a recreation room above
the garage. See Exhibits C-i through C-8.

The existing dwelling unit will be demolished, and the existing cesspool will be
filled in; a new individual wastewater system (IWS) will be installed.

Proposed earthwork includes: Cutting 17 cubic yards (CY) for the new IWS tank
and 95 CY for the IWS leach field. Approximately 51.75 CY will be returned to
the respective excavation sites, and approximately 60.25 CY will be placed in the
existing cesspool as part of the backfilling process under the Department of
Health (DOH) IWS approvals, or hauled to the landfill. The Project proposes to
import approximately 11.28 CY of engineered fill and approximately 17.92 CY of
base course fill for the new garage concrete foundation. Value of work is
estimated at $1.3 million.

The shoreline setback for the site is 60 ft. The Project proposes to utilize and
adhere to a shoreline setback “waiver line” of 75 ft. from the March 4, 2022,
certified shoreline survey. The closest point of the structure will be approximately
seven ft. from the waiver line.

C. Site and Surrounding Area: The Project site has an area of 59,329 sq. ft. or
approximately 1.36 acres, and is a shoreline lot located in Mälaekahana on the
north shore of O’ahu. The site is currently developed with a single family dwelling,
which will be demolished. To the northeast is the Pacific Ocean. To the north
and south are neighboring parcels within the R-5 District. To the southwest is
Kamehameha Highway, beyond which is Gunstock Ranch.

II. EXISTING CONDITIONS

Lot Area 59,372 sq. ft. or approximately 1.36 acres.

Lot Shape Semi-rectangular.

The site has a high point slightly makai of center, sloping
downward mauka and makai, with slightly steeper slopes

Topography toward makai, typical of a dune profile. Elevations range
from 12 to 30 ft. above mean sea level.
See Exhibit D.

The most recent certified shoreline survey showed the
Certified shoreline followed along the vegetation line as observed on

Shoreline Survey September 27, 2021, and certified on March 4, 2022.
See Exhibit E.

Nearest Body of Pacific Ocean - Estuarine and Marine Wetland and
Water Estuarine and Marine Deepwater. See Exhibit F.



Jaucas Sands with Zero to 15 percent slopes - Excessively
drained, calcareous soils with rapid permeability, and very
slow to slow runoff potential. This soil series occupies the
southwestern portion of the Project site; and

Soil Classifications
(makal to mauka) Beaches - Excessively drained, with very low runoff

potential. This soil series occupies the northeastern portion
of the Project site (see Exhibit G; United States Department
of Agriculture [USDA] - Natural Resources Conservation
Service [NRCS]).

Existing Nonnative grass, ‘aki’aki grass, tree heliotrope, naupaka,
Vegetation and palm trees.

Flood Zones Flood Zone X, an area determined to be outside the two
(mauka to makal) percent annual chance floodplain or outside of the 500-yearfloodplain_(see_Exhibit_H).

Tsunami Tsunami evacuation zone (see Exhibit J).

Sea Level Rise The site is impacted under the scenario envisioning 3.2 ft.
(SLR) Exposure of SLR by 2100. The proposed structures are located

Area (XA) outside of the SLR-XA.
On the western portion of the beach frontage, Lã’ie
Transect 51 shows an accretion rate of 0.03 ft. a year. On
the eastern portion of the beach frontage, Lã’ie Transect 52

. . shows an erosion rate of 0.01 ft. per year. The two ratesShoreline Erosion average an accretion of 0.01 ft. per year. See Exhibit I.
Rate

(Coastal Research Collaborative in the School of Ocean
and Earth Science and Technology at the University of
Hawai’i [UH] 2021 - Hawai’i Shoreline Study)

Impacts to the coastal edges of the site are anticipated
during a Category 2 and 3 with less than three ft. of stormStorm Surge surge above ground, and during a Category 4, storm surges

of greater than three feet above ground. See Exhibit K.

The proposed Project does not meet any of the triggers
Environmental under Hawai’i Revised Statutes (HRS) Chapter 343.
Compliance Therefore, no environmental review under HRS

Chapter_343_is_required.



State
DOH Wastewater Branch — IWS approval.

Other Permits
and Approvals

Department of Planning and Permitting (DPP) — Building
Permit, Grading Permit, Stockpiling Permit, Grubbing
Permit,_and_Construction_Plan_Approval.
During the SMA process, the Applicant routed the proposal
to various Federal, State, and City agencies. All letters and

Agency comments received have been included in the Project file
Comments and incorporated into the Analysis section, as appropriate.

The Applicant did not route the proposal to the Division of
Fish and Wildlife (DOFAW), so the DPP routed the proposal
to them on June 18, 2025.

Neighborhood The Applicant contacted the Ko’olauloa Neighborhood
Board/Community Board (NB) No. 28 on December 10, 2024 to schedule a

Association presentation. Due to a full January agenda, the NB wasunable to provide an opportunity to present the ProjectPresentation within 60 days.

The DPP conducted a public hearing at 9:30 a.m. on
June 20, 2025, at the Fasi Municipal Building. The public

Public Hearing hearing had several items on the agenda. The Agent and
the DPP staff members were the only attendees at the
public_hearing_for_this_project.

Ill. FINDINGSANDANALYSIS

The proposed Project was analyzed in accordance with the objectives, policies, and
guidelines established in the Revised Ordinances of Honolulu (ROH) Sections 25-3.1
and 25-4.1, as well as HRS Sections 205A-2 and 205A-26.

1. 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 result in any change to existing beach
access or opportunities for hiking, fishing, and cultural practices. Publicly
accessible coastal resources in the area include the Mãleakahana State
Recreation Area, located approximately 2,000 ft. to the southeast of the Project



site. There is no direct public access to the beach through the subject property,
and the Project does not propose any impediments to existing public access
adjacent to the site. Any nuisances caused by construction-related activities will
be temporary and are required to follow Best Management Practices (BMPs).
Therefore, no adverse impacts to recreational resources are anticipated, so no
related conditions of approval are recommended.

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

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

In accordance with HRS Section 6E-42, the Applicant submitted the Project for
review to the State Historic Preservation Division (SHPD) via the Hawai’i Cultural
Resource Information System (Project Review No. 2025PR00418). The
submittal included a cultural impact assessment (CIA) that was conducted to
evaluate cultural practices in the area. The analysis found that no traditional and
customary Native Hawaiian rights are exercised within the Project site, that no
traditional or customary Native Hawaiian rights are impacted by the Project, and
that critical resources related to historical or cultural resources have been found
to exist within the Project site. However, on May 18, 2025, SHPD concluded that
the CIA is incomplete. Therefore, a copy of the written determination from SHPD
accepting a revised CIA must be provided prior to issuance of a building permit.
This is recommended as a condition of approval.

Proposed earthwork includes importing approximately 11.28 CY of engineered fill
and approximately 17.92 CY of base course fill for the new slab-on-grade garage
foundation. Cuts include 17 CYs for the installation of the new IWS tank and 95
CYs for the leach field. About half of the cut (approximately 51.75 CY) to be
returned to the respective excavation sites, and the remaining materials
(approximately 60.25 CY) will be placed in the existing cesspool as part of the
backfilling process under the DOH IWS approvals. Dry wells are proposed in
application materials, but earthwork calculations were not included in plans.
Revised plans showing the location of dry wells and anticipated earthwork
calculations are recommended as a condition of approval.

The Applicant proposes an archeological monitoring plan during ground-
disturbing activity, however, SHPD commented that human skeletal remains
have been found on adjacent and nearby parcels, and is requesting an
archeaological inventory survey (AIS) with subsurface testing. A copy of SHPD’s
acceptance of the AIS must be provided to the DPP prior to issuance of building
permits. This is recommended as a condition of approval.

In addition, the standard stop-work conditions should apply to 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
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alignments, pavings, or walls) are encountered, the Applicant shall stop work,
protect the find from further disturbance, and contact the SHPD immediately.
Work in the immediate area must be stopped until the SHPD is able to assess
the impact and make further recommendations for mitigative activity.

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

Development within the SMA should protect, preseive, and whenever desirable,
restore or improve the quality of coastal scenic and open space resources.
Alterations to existing land forms 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) (0).

The Ko’olauloa SCP calls for panoramic views from Kalana Point to Makahoa
Point from east to west, as well as panoramic views of mauka from the coast. No
visual impacts are anticipated as the proposed height of the dwelling and
garage/recreation room does not exceed the aNowable height of the R-5 District,
which is similar to the development within the area..

The Project will also have to meet the development standards of the ROH Chapter
21, the Land Use Ordinance (LUO). Given this, no conditions of approval are
recommended to address scenic and open space resources.

4. 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).

The Project site is a shoreline lot. Over the long-term, no significant impacts to
coastal ecosystems are expected as a result of the Project. However, there is
potential for temporary impacts to sensitive species during Project construction,
as discussed below:

a. Wetlands and Streams: According to the US Fish and Wildlife Service
(USFWS) National Wetlands Inventory, the nearest body of water to the
Project site is the Pacific Ocean, which is identified as Estuarine and
Marine Wetland and Estuarine and Marine Deepwater. The Project is
required to comply with the City’s Rules Relating to Water Quality, Rules
Relating to Storm Drainage Standards, and other applicable regulations.
Compliance with the City’s Rules will be confirmed during the building
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