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August 26, 2025 2025/SMA-29(ST)

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
AJ Beach LLC and JB Beachside LLC
Construction of New Single-Family Dwelling
914 C Punahele Place — Wailupe
Tax Map Key 3-6-002: 009

Enclosed for your consideration are the Department of Planning and Permitting’s
(DPP) Report and Recommendation and Draft Resolution for an SMA Major Permit for
the construction of a new two-story single-family dwelling that includes a swimming
pool, attached garage, and paved driveway on a shoreline lot in Wailupe (Project).

The DPP recommends that the Project be approved, subject to compliance with
recommended conditions, including a certified shoreline survey and Minor Shoreline
Structure permit requirement, standard conditions relating to coastal hazards,
prohibition of short-term rentals and shoreline landscaping, completion of archaeological
inventory survey and protection of historical resources, invasive and protected species.

Pursuant to Revised Ordinances of Honolulu Chapter 25, the City Council must
act within 60 calendar days after receipt of our Report and Recommendation; however,
the City Council may extend this period of time upon receipt of a request from the
Applicant for an extension.

DEPT. COM. 664



The Honorable Tommy Waters

Chair and Presiding Officer
and Members

August 26, 2025
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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
Draft Resolution
Exhibits A, B, C, D-1 through D-8, and E through N

APPROVED BY:

B —

.~ Michael D. Formby, Managing Director
Managing Director’s Office




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

STATE OF HAWAI'I

IN THE MATTER OF THE APPLICATION
BY

AJ BEACH LLC AND
JB BEACHSIDE LLC
File No. 2025/SMA-29 (ST)
FOR A

SPECIAL MANAGEMENT AREA
(SMA) MAJOR PERMIT

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND RECOMMENDATION

. APPLICATION
A. Basic Information:
PROJECT NAME: Beach Single-Family Dwelling
APPLICANT/
LANDOWNER: AJ Beach LLC and JB Beachside LLC
AGENT: Planning Solutions, Inc. (James T. Hayes)
LOCATION: 914 C Punahele Place — Wailupe (Exhibit A)
TAX MAP KEY (TMK): 3-6-002: 009 (Exhibit B)
ZONING: R-10 Residential District (R-10 District; Exhibit C)
STATE LAND USE: Urban District
DEVELOPMENT PLAN: East Honolulu Sustainable Communities Plan
(EHSCP)
B. Proposal: The Applicant proposes to construct a new two-story, single-family

dwelling with a swimming pool, enclosed and open lana‘i and breezeways, an
attached garage, and a paved driveway on the vacant 13,724-square (sq.)-foot
(ft.) shoreline lot in the R-10 District and SMA in Wailupe (Project). The Project
details include (see Exhibits D-1 through D-8):



o A new 5,543-sq.-ft, two-story, single-family dwelling consisting of two
wings with five bedrooms, five baths, a two-car garage, 553-sq.-ft. covered
lanais on each floor, a 485-sq.-ft. open lana‘i on the first floor, and a
99-sq.-ft. open lana‘i on the second floor with two breezeways (see
Exhibits D-2 to D-7);

o A stem wall foundation consisting of a concrete masonry unit (CMU)
perimeter wall approximately 330 ft. in length, which will require 110 cubic
yards (cu. yds.) of excavation and approximately 450 cu. yds. of structural
fill material to fill the foundation (see Exhibit D-8);

o About two ft. of the 1ana‘i overhang on the makai side of the dwelling
would be located in the 60-ft. shoreline setback (see Exhibits D-4 to D-6).

o A new 28-ft.-long by 10-ft.-wide, five- to six-ft.-deep swimming pool, which
will be approximately three ft. above the existing grade, and require about
two ft. of excavation (see Exhibits D-4 and D-8);

o An all-weather concrete motorcourt (driveway) of approximately 1,170 sq.
ft., which means the total impervious surface coverage will be
approximately 6,105 sq. ft., or 36 percent of the lot (see Exhibit D-1);

o Landscaping that will consist of drought resistant, salt-tolerant, naturally
hearty or endemic plants, with an irrigation system.

Water and electricity for the Project are provided by the existing municipal
systems located along utility lines and laterals located along Punahele Place and
Kalaniana‘ole Highway, which serve the site and the surrounding neighborhood.

The Project cost is estimated at approximately $3 million and will take
approximately one year and three months to complete once all required permits
are obtained.

Background: This site and the surrounding residential neighborhood were part of
the former Hind-Clark Dairy which occupied approximately 2,090 acres of
Wailupe Valley since the 1920s. In 1947, Hawaiian Dredging Company began
dredging the surrounding reef, filled in the adjacent 41-acre Wailupe Fishpond,
and developed 120 residential lots. The previous single-family dwelling on the
subject property, originally built in the 1940s, was demolished via Building Permit
(BP) No. 333739 in 1993. The site has remained vacant since. The property is
located at the end of Punahele Place, which extends makai of Kalaniana‘ole
Highway about 430 ft. (see Exhibits A and B).



[I. EXISTING CONDITIONS

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

13,724 sq. ft.

A five-ft. wide area beyond the makai property boundary,
which extends to an existing nonconforming concrete

Lot frae seawall (approximately 533 sq. ft.), encroaches onto
State-owned (previously) submerged land which is
designated in the State Conservation Land Use District
(see Exhibits E and F).

Lot Shape Rectangular.

Relatively flat, with an elevation ranging from

Topography approximately 4.24 ft. to 4.90 ft. above mean sea level

(IMSL]; see Exhibit D-1).

Current Development

The site is vacant.

Surrounding Uses

To the north — Single-family dwellings, Kalaniana‘ole
Highway, ‘Aina Haina Shopping Center.

To the south — Maunalua Bay.

To the east — Single-family dwellings.

To the west — Single-family dwellings.

Shoreline Survey

The presumed shoreline (uncertified) is defined by a
nonconforming low concrete seawall constructed under a
1949 BP (No. 79686), which encroaches on State-owned
submerged lands that within the State Land Use
Conservation District.

The seawall runs along the entire 103-ft. width of the lot
and encroaches approximately 4.98 to 5.36 ft. makai of
the property boundary, for a total of about 533 sq. ft.

The Applicant has begun the process of resolving the
encroachment. The State Board of Land and Natural
Resources (BLNR) granted the Applicant a Right-of-Entry
(No. 4678) on April 25, 2025, enroute to obtaining a
Revocable Permit and a Non-exclusive Easement (see
Exhibits E and F).

An application for a Certified Shoreline Survey (CSS) (No.
OA-2148) was accepted for processing by the Department
of Land and Natural Resources (DLNR) and has been




published in the June 8, 2025, edition of “The
Environmental Notice.”

Flood Zone
(mauka to makai)

Flood Zone AE — The majority of the site is designated
within Flood Zone AE, areas determined to be within the
Flood Hazard Area, with a base flood elevation (BFE) of
nine ft. above MSL; and

Flood Zone VE — Approximately 30 percent of the site,
along the shoreline, is mapped as Flood Zone VE. These
are areas within the Special Flood Hazards Area that are
subject to high velocity wave action, with a BFE of 12 ft.
above MSL (Federal Emergency Management Agency
[FEMA] Flood Insurance Rate Map Panel No.
15003C0388G, revised January 19, 2011; see Exhibit G).

Nearest Body of Water

Pacific Ocean/Maunalua Bay — Estuarine and Marine

Deepwater (United States Fish and Wildlife Service
[USFWS] National Wetlands Inventory; see Exhibit H).

Soil Classifications
(mauka to makai)

Mokulé'ia clay loam (Mt) — The mauka area of the site is

mapped as Mokulé‘ia clay loam, with zero to two percent
slopes, well-drained clay, very low runoff rate, and high
shrink-swell potential; and

Jaucas sands — Approximately 80 percent of the site is
mapped as Jaucas, with zero to 15 percent slope, where
runoff is slow and the water erosion hazard is slight, but
wind erosion is severe if vegetation is removed (United
States Department of Agriculture [USDA] Natural
Resources Conservation Service [NRCS]; see Exhibits |
and J).

Vegetation

Grass and weeds.

Sea Level Rise (SLR) —
Exposure Area

A very limited makai portion of the site is projected to be
impacted by annual high wave flooding as a result of 2.0
ft. of SLR by 2075. The entire site and surrounding
parcels are envisioned to be completely inundated by
annual high wave flooding as a result of 3.2 ft. of SLR by
2100 (University of Hawai'‘i [UH] Pacific Island Ocean
Observing System SLR Viewer; see Exhibit K).

Shoreline Erosion Rate

There are no erosion rates established for the Project
area. Therefore, the shoreline setback for the site is 60 ft.

Hurricane Storm Surge

The makai portion of the Project site is projected to be
subject to three ft. or greater of storm surge during a
Category 4 hurricane event (National Hurricane Center,
Storm Surge Risk Maps; see Exhibit L).




The subject property and surrounding neighborhood are
Tsunami located within the tsunami evacuation zone (see Exhibit
M).

[1l. ENVIRONMENTAL DISCLOSURE AND PUBLIC PARTICIPATION

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

The proposed Project does not meet any of the triggers
under Hawai'i Revised Statutes (HRS) Chapter 343. In
addition, up to two single-family dwellings are exempt from
HRS Chapter 343 requirements imposed by Revised
Ordinances of Honolulu (ROH) Section 25.5.3(a).
Therefore, no environmental assessment or review under
HRS Chapter 343 is required.

Environmental
Compliance

The SMA Major Permit application was available for review
by Federal, State, and City agencies. Any letters and
comments received have been included in the Project file
and incorporated into the Analysis Section, as appropriate.

Agency Comments

The Project was presented to the Kuli‘ou‘ou-Kalani Iki
Neighborhood Board (KKINB) No. 2 on October 2, 2024.
Written notice was provided to adjoining property owners,
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 Major Permit
application. The KKINB meeting is discussed further in
Section G.

Neighborhood Board/
Community Association
Presentation

The Department of Planning and Permitting (DPP)
conducted a Public Hearing at 10:30 a.m. on June 20,
2025, at the Fasi Municipal Building, 6™ Floor Conference
Room. The public hearing was attended by the Agent, DPP
staff, and one member of the public who provided oral and
written testimony.

Public Hearing

IV. FINDINGS AND ANALYSIS

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