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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:

Project:
Applicant!
Landowner:
Agent:
Location:

Tax Map Keys:

Request to Extend Deadline of Resolution No. 18-245,
CD1, FD1, and Special Management Area Use Permit
No. 2018/SMA-41

Püpukea Rural Community Commercial Center

Hanapohaku, LLC
Adams Krek, LLP (Christian K. Adams)
59-706, 59-712, and 59-720 Kamehameha Highway—

Püpukea
5-9-011:016 068 069 and 070

We recommend approval of this request for a two-year extension to obtain
development permits for the subject Project. Enclosed for your consideration are our
report and draft resolution, pursuant to Condition M of Resolution No. 18-245, CD1,
FD1.

Pursuant to Condition M, the City Council may approve the proposed extension,
approve a shorter extension, or deny the proposed extension, within 60 days from
receipt of the attached report, or else the request will be deemed denied. However, the
City Council may extend this period of time to consider the request upon receipt of a
request from the Applicant for an extension. Approval of the request is not automatic
and thus, if an extension of time is not requested in a timely manner, the Resolution
may be filed due to the City Council’s time deadline, If approved, the Council may also
impose new conditions.
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The Honorable Tommy Waters
Chair and Presiding Officer
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Should you have any questions, please contact me at (808) 768-8000.

Sincerely,

Dawn Takeuchi Apuna
Director

Enclosures: Department of Planning and Permitting Recommendation
Draft Resolution

APPROVED:

Michael 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

HANAPOHAKU, LLC

FOR AN EXTENSION OF DEADLINE FILE NO. 2018/SMA-41(CK)

SPECIAL MANAGEMENT AREA
(SMA) MAJOR PERMIT

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND RECOMMENDATION

I. APPLICATION

Basic Information:

PROJECT: Pupukea Rural Community Commercial Center
(Project)

APPLICANT!
LANDOWNER: Hanapohaku, LLC
AGENT: Adams Krek, LLP (Christian K. Adams)
LOCATION: 59-706, 59-712, and 59-720 Kamehameha

Highway - Pupükea
TAX MAP KEYS: 5-9-011: 016, 068, 069, and 070

(Parcels 16, 68, 69, and 70)
LOT AREA: 4.58 Acres
STATE LAND USE DISTRICT: Urban
DEVELOPMENT PLAN: North Shore Sustainable Communities Plan
ZONING: B-I Neighborhood Business District
EXISTING USE: Retail establishments (small shops, grocery

store) and mobile food trucks.



SURROUNDING LAND USES: R-5 Residential District and Country District
developed with single-family dwellings to the
east, north and south; Shark’s Cove,
Fire Station 11, and Pupukea Beach Park to
the west.

B. Request: The Applicant is requesting to extend the deadline to obtain development
permits for the Project, which was originally approved by the City and County Of
Honolulu (City) Council on November 14, 2018, under Resolution No. 18-245,
CDI, FDI (2018 Resolution; see Exhibit A) and SMA Major Permit
No. 2018/SMA-41 (SMA Major Permit). The original deadline to obtain a
development permit per the 2018 Resolution was to expire on November 14,
2020; however, the Director of the Department of Planning and Permitting (DPP)
approved a one-year extension of that deadline in accordance with Condition M
of the 2018 Resolution, establishing a new deadline of November 14, 2021. The
City Council then approved a two-year extension in accordance with Condition M
of the 2018 Resolution, under Resolution No. 21-115, CDI (2021 Resolution),
establishing a new deadline of ovember 14, 2023. The City Council then
approved another two-year extension in accordance with Condition M of the 2018
Resolution, under Resolution No. 23-253, CD1 (2023 Resolution), establishing a
new deadline of November 14, 2025. The Applicant is now requesting another
two-year extension of that deadline, for a new deadline of November 14, 2027.
Pursuant to Condition M of the 2018 Resolution, extension of the deadline
requires City Council approval,

C. Project: The Project, which is also known as the McCully’s Corner Project, includes
the development of a rural community commercial center with two parking lots, a new
individual wastewater treatment system, low impact development controls for
drainage, and other associated improvements. The Project consists of two two-story
structures and one single-story structure with approximately 34,500 square feet of
floor area, and proposes to provide a mix of goods and services. The Project also
includes 126 parking spaces, a staging area for up to five food trucks, approximately
16,000 square feet of photovoltaic panels, bicycle parking, and a new shared
ingress/egress access way with the existing Foodland grocery store.

II EXISTING CONDITIONS

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

A. Land Use Approvals and Agreements

I. SMA Minor Permit No. 2017/SMA-21 (SMA Minor Permit): On
August 2, 2017, the DPP approved, with conditions, the SMA Minor Permit
to allow the Applicant to develop new and partially retain existing retail and
eating establishments on the Project site, and to authorize site



improvements including grading, paved parking, outdoor seating,
wastewater management, stormwater retention, and various
improvements. The conditions required installation of a six-foot-high chain
link fence along a portion of the north boundary of the Property to block
ingress/egress from Pahoe Road; provision of a paved parking lot and
access way; implementation of stormwater drainage improvements;
implementation of Trash Management Plan and Spill Management Plan;
implementation of best management practices; and installation of
modifications to prohibit artificial light from directly or indirectly illuminating
beyond property boundaries toward the shoreline and ocean waters.

2. Conditional Use Permit (CUP) No. 201 7/CUP-37 (2017 CUP): On
October 4, 2017, the DPP approved, with conditions, 2017 CUP to allow
the joint development of three adjoining zoning lots, consisting of Parcels
68, 69, and 70, in order to implement the development proposed under the
SMA Minor Permit.

3. SMA Major Permit: With the November 14, 2018, adoption of the
2018 Resolution, the City Council approved the SMA Major Permit with
conditions related to unknown cultural resources, sensitive species,
allowable work hours and lighting, resident-serving use types, additional
environmental review and permit requirements for any visitor destination
services, development and implementation of a trash and spill
management plan, and development and implementation of a landscape
plan. The 2018 Resolution also required that, prior to issuance of any
development permits, the Applicant obtain a CUP for the joint
development of the four parcels, inclusive of Parcel 16 (the Foodland
Farms parcel), that comprise the Project site.

4. Mutual Settlement Agreement: On January 11,2019, a group of
individuals and entities, known collectively as the “Save Sharks Cove
Alliance” (Alliance), filed a civil action (Civil No. 19-1-0057-01) against the
Applicant and the City seeking declaratory and injunctive relief regarding
proposed development activities approved by the City under the SMA
Minor Permit and SMA Major Permit. In January 2021, a Mutual
Settlement Agreement (Agreement) was reached between the parties
allowing the two SMA permits to remain active, and requiring the Applicant
to comply with several time-sensitive requirements, including the following:
1) Post accurate information on their website regarding the permitting and
compliance status of actions relating to the subject property on at least a
monthly basis; 2) Attend community association and Neighborhood Board
meetings at least quarterly; 3) Establish a hotline for receiving and
recording complaints; 4) Install a six-foot-tall continuous chain link fence
with landscaping along its boundary with Pahoe Road; 5) Implement and
monitor water quality-related improvements; 6) Cooperate with
government agencies to avoid pedestrian and vehicular impacts;



7) Require all food trucks to comply with applicable regulations and limit
the number of food trucks to a maximum of five; 8) Utilize sustainable
building practices; 9) Conduct green business operations; 10) Implement
visual screening; II) Block pedestrian crossing except at Püpükea Road
until all development and building permits have been obtained; and
12) Utilize endemic, indigenous, or canoe plants and trees for
landscaping.

5. 2023 Joint Development CUP: On July 14, 2023, the DPP approved, with
conditions, CUP No. 20231CUP-19 to allow the joint development of two
adjacent zoning lots, consisting of Parcels 68, 69, and 70 (which were
already regulated as a single-zoning lot under the 2017 CUP) and Parcel
16, as required by Condition J of the 2018 Resolution. The joint
development allows a consolidated neighborhood business development
facilitated by reconfiguration of the access driveway off of Kamehameha
Highway for shared vehicular access and improved vehicular and
pedestrian circulation.

B. Surrounding Area: Since the approval of the Project, the conditions of the
surrounding area have remained relatively unchanged, with the exception of
on-site improvements implemented in compliance with the SMA Minor Permit,
and actions taken in order to comply with the Agreement, as discussed further in
the Analysis section below.

Justification of Request: The Applicant submitted a request on August 29, 2025,
for a two-year extension to their current deadline to obtain a development permit
by November 14, 2025 (see Exhibit B). According to the submittal, the Applicant
has put its development efforts on hold for the past six months in order to
negotiate in good faith with the City in their effort to purchase the Project site.
The extension is requested in order to allow the Applicant to continue to work
with the City, in lieu of pursuing an expedited construction and development
schedule to meet the timeline required by the SMA Major Permit and the
2023 Resolution.

Ill. FINDINGSANDANALYSIS

The analysis below considers the unique circumstances that affected the Applicant’s
ability to meet the deadline, the progress demonstrated by the Applicant, and relevant
changes in local conditions since the initial review in order to determine if the Applicant
has demonstrated good cause for requesting an extension.

A. Unique Circumstances — Pending City Purchase of the Properties: As outlined in
the Applicant’s submittal, the Applicant and the City are currently in negotiations
for the City to purchase Parcels 68, 69, and 70. While these negotiations and the
related approvals remain in progress, and pending a final agreement on the sale



of the properties, the Applicant wishes to retain the active status of the SMA
Major Permit.

Actions by the City Council provide evidence of the City’s intent to acquire
Parcels 68, 69, and 70 for the development of a hub for first responders to
operate, congregate, and cooperate. Revised Ordinances of Honolulu
Chapter 4, Article 8, requires that a major public facility, including a government
building, be shown on the appropriate Public Infrastructure Map (PIM) for the
applicable sustainable communities plan area before the City Council may
appropriate funds for land acquisition or construction of the facility. On
April 16, 2025, the City Council adopted Resolution 25-81 to add a “Government
Building” symbol to the subject properties on the PIM for the North Shore
Sustainable Communities Plan area. On June 24, 2025, Ordinance 25-39 (the
City’s Executive Capital Budget and Program for Fiscal Year 2026) was enacted
and became effective on July 1, 2025. Included in Ordinance 25-39 is
$26 million for land acquisition for the North Shore Ocean Safety Station and
Ambulance Unit Facility (referred to as the First Responder Hub in
Resolution 25-81).

The DPP acknowledges that the processes and level of certainty involved in the
potential sale of Parcels 68, 69, and 70 to the City are beyond the Applicant’s
control; therefore, a two-year extension is reasonable. There is good cause to
extend the deadline to allow the Applicant to obtain a development permit should
the sale of the properties to the City fail to proceed.

B. Demonstrated Progress: The Applicant has demonstrated formal Project
progress to the DPP. Although the development efforts are on-hold in order to
continue negotiations with the City, the Applicant has continued to submit
monthly and annual reports to the DPP as required under the Agreement. As
noted in DPP’s records as well as the monthly and annual compliance reports,
the Applicant completed all of the required actions included in conditions of the
SMA Minor Permit. In addition, those requirements of the Agreement that can be
implemented prior to issuance of permits for work approved under the 2018
Resolution are either complete, or are being maintained on an ongoing basis as
required under the Agreement. As a result of the required monthly and annual
compliance reports, a record of demonstrated progress is already being
provided.

IV. CONCLUSIONS

Based on the foregoing Findings, the Director has concluded that the Applicant has
demonstrated good cause for a two-year extension pursuant to Condition M of the
2018 Resolution. The new deadline to obtain a development permit should be extended
to November 14, 2027.



V. RECOMMENDATION

Based on the Analysis and Conclusions, the Director of the DPP hereby recommends
the City Council approve the requested two-year permit extension request.

Dated at Honolulu, Hawaii, this 11th day of September, 2025.

Department of Planning and Permitting
City and County of Honolulu
State of Hawaii

By:
Dawn Takeuchi Apuna
Director

Enclosures: Exhibit A —2018 Resolution
Exhibit B — Applicant Extension Request



EXHIBIT A
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RESOLUTION

GRANTING A SPECIAL MANAGEMENT AREA USE PERMIT TO ALLOW THE
DEVELOPMENT OF A RURAL COMMUNITY COMMERCIAL CENTER AND
ASSOCIATED IMPROVEMENTS IN PUPUKEA, OAHU.

WHEREAS, on August 3, 2018, the Department of Planning and
Permitting (“DPP”) accepted the application (File No. 2OI8ISMA-41) from
Hanapohaku, LLC, the Sullivan Family Limited Partnership, and the Maurice and
Joana Sullivan Family Foundation (collectively, the “Applicants”) for a Special
Management Area (“SMA”) Use Permit to allow the development of a rural
community commercial center, outdoor gathering and eating areas, two parking
lots, a new individual wastewater treatment system, low impact development
(“LID”) controls (to manage drainage), and other associated improvements on
land zoned B-I Neighborhood Business District, located in the Pupukea area of
Oahu’s North Shore at 59-706, 59-712, and 59-720 Kamehameha Highway, and
identified as Tax Map Keys 5-9-011: 016, 068, 069, and 070 (the “Project”); and

WHEREAS, the rural community commercial center consists of two
two-story structures and one single-story structure with approximately 34,500
square feet of floor area, and proposes to provide a mix of goods and services,
including a pharmacy, urgent care facility, credit union, eating and drinking
establishments, and retail shops; and

WHEREAS, the two parking lots will provide a total of 126 parking spaces;
one parking lot will include staging areas for up to six food trucks, and
approximately 16,000 square feet of photovoltaic panels; and

WHEREAS, the Project includes construction of a new shared
ingress/egress access to the rural community commercial center and the existing
Foodland store, installation of new sidewalks along Kamehameha Highway and
Pupukea Road, restriping of Kamehameha Highway, and bicycle parking areas
interspersed throughout the Project site; and

WHEREAS, the LID controls include bioswales, rain gardens, sand filters,
permeable paving materials, and subsurface filtration chambers; and

WHEREAS, on September 25, 2018, the DPP held a public hearing, which was
attended by five representatives of the Applicants and the Applicants’ agent, DPP staff
members, and approximately 45 members of the public; 31 members of the public testified
at the hearing; and
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