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September 19, 2025 2025/SMA-42 (MAK)

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
Bank of Hawai’i - Hawai’i Kai
6650 Kalaniana’ole Highway - Hawaii Kai
Tax Map Key 3-9-017: 040

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 demolition of an existing commercial building and the
construction of a new bank branch facility that includes commercial office space for a
future tenant, which is located within the SMA and B-2 Community Business District in
Hawaii Kai. The subject site is not a shoreline lot and it is located on the mauka
(landward) side of Kalaniana’ole Highway.

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, and coastal dune
protection.

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-6, and D through K
Draft Resolution

APPROVED BY:

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

BANK OF HAWAII

FOR A FILE NO. 20251SMA-42 (MAK)

SPECIAL MANAGEMENT AREA
(SMA) MAJOR PERMIT

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND RECOMMENDAT!ON

I. APPLICATION

Basic Information:

PROJECT NAME: Bank of Hawai’i - HawaiI Kai
LANDOWNER B. P. Bishop Trust Estate (Kamehameha

Schools)
APPLICANT: Bank of Hawai’i
AGENT: PBR Hawai’i & Associates, Inc. (Greg Nakai)
LOCATION: 6650 Kalaniana’ole Highway - HawaiI Kai

(Exhibit A)
TAX MAP KEY (TMK): 3-9-017: 040
ZONING: B-2 Community Business District (B-2 District;

Exhibit B)
STATE LAND USE: Urban District
DEVELOPMENT PLAN: East Honolulu Sustainable Communities Plan

(EHSCP)

B. Proposal: The Applicant seeks an SMA Major Permit to allow the construction of
a new two-story, bank branch facility that includes commercial office space for a



future tenant on the subject site, which is located in the B-2 District and SMA in
Hawaii Kai (Project; see Exhibits A, B, and C-I through C-6). The zoning lot is
not a shoreline lot and it is on the mauka (landward) side of Kalaniana’ole
Highway, but the commercial construction is considered development for
purposes of the SMA.

According to the Project architect, the Project total floor area will be 10,700
square (sq.) feet (ft.), the total building area will be 6,170 sq. ft., and the Project
parcel will have approximately 88.45 percent impervious surface area. The
Applicant proposes to demolish the existing commercial building.

The Project site will be landscaped with an emphasis on native and Polynesian-
introduced planting, supplemented by hardy, drought- and wind-tolerant planting
which will provide bold textures and vibrant colors. The existing Bermuda Grass
lawn will be replaced with a different grass species to improve the appearance of
the lawn and to minimize insect issues.

The Project will be slab-on-grade construction. No importation of fill soil is
proposed, although movement of soil materials within the site is proposed (see
Exhibit C-6). The Project will be connected to existing private water and
wastewater systems that are managed by Hawaii American Water. The Project
will cost approximately $3,000,000.

C. Background: The Project is located in the Hawai’i Kai Towne Center. On
October 4, 1989, the Department of Land Utilization (now the Department of
Planning and Permitting [DPP]) approved Conditional Use Permit
No. 89/CUPI-43, which authorized an agreement for the Hawai’i Kai Towne
Center to allow TMKs 3-9-17: 001, 011, 016, 034, 035, and 036 to be jointly
developed. Under this agreement, all parcels are to be considered a single
zoning lot. The Hawai’i Kai Towne Center was subsequently subdivided and
consolidated into its current configuration. The Project site is located within the
boundaries of this agreement and remains bound to the other parcels. The
development standards applicable to the Project are based on the joint
development of all parcels included in the agreement.

II. EXISTING CONDITIONS

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

Lot Area Subject parcel: 10,920 sq. ft.~ Jointdeveloped lots: 1,194,850sq.ft.

Lot Shape Rectangular, with a length of 140 ft. and width of 78 ft.



The terrain is relatively flat, except for a few grass mounds
along Kalaniana’ole Highway, with the elevation ranging

Topography from 5.51 to 9.40 ft. above mean sea level (MSL). The
existing building footprint is elevated approximately seven
ft. above MSL (see Exhibit C-I).

Current Development Vacant commercial building.

To the north - Hawaii Kai Towne Center and Kea hole
Street

To the south - Kalaniana’ole Highway, Maunalua Bay
Surrounding Uses Beach Park, and Maunalua Bay/Pacific Ocean

To the east - Hawaii Kai Towne Center and Costco
Wholesale

To the west - Hawai’i Kai Towne Center

Not applicable, because the Project does not involve a

Shoreline Surve shoreline lot. The presumed shoreline is approximately~“ 153 ft. from the Project site beyond Kalaniana’ole Highway
and hardened by seawall (see Exhibit D).

Maunalua Bay/Pacific Ocean - Estuarine and Marine
Nearest Body of Wetland and Deepwater (see Exhibit E; United States Fish
Water and Wildlife Service [USFWS] National Wetlands

I nventory).

Mixed Fill Land - Zero to three percent slopes, well drained
gravelly to fine sandy loam sediments. Permeability is low

Soil Classifications to moderately low. Runoff rate is low (see Exhibit F;
United States Department of Agriculture [USDA] - Natural
Resources Conservation Service [NRCS]).

Along the south and east edges of the parcel is
landscaped and a highly manicured outdoor area

. containing decorative rock and knoll features and lush
Vegetation vegetation both within and outside of planters, including

Bermuda grass, pindo palms, Christmas palms, ti,
plumeria, and other species (see Exhibit C-2).

Flood Zone AE — Areas considered to be the flood fringe
area with a base flood elevation (BFE) of nine ft. above

Flood Zone MSL (see Exhibit G; Federal Emergency Management
Agency Flood Insurance Rate Map Panel No.
15003C0387G-January 19, 2011).



The Project site is not projected to be significantly

Sea Level Rise (SLR) impacted by coastal erosion or SLR. Only a small portion
— Exnosure Area of the site along Kalaniana’ole Highway will be impacted

‘~ under a scenario envisioning 3.2 ft. of SLR (see Exhibit H;
State of Hawai’i SLR Viewer).

No erosion rate mapping is shown on the O’ahu Shoreline
Shoreline Erosion Change Viewer within proximity of the lot. The applicable
Rate shoreline setback for shoreline lots within the vicinity of the

site_is_60_ft._(see_Exhibit_H).
The Project site is projected to be subject to less than

Hurricane Storm three ft. of storm surge during a Category 4 hurricane
Surge event (see Exhibit I; National Hurricane Center, Storm

Surge_Risk_Maps).

The entirety of the subject property and surrounding area

T is located within the tsunami evacuation zone (seesunami Exhibit J; Hawai’i Emergency Management Agency,

Tsunami Aware Mapper).

Ill. ENVIRONMENTAL DISCLOSURE AND PUBLIC PARTICIPATION

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

An Environmental Assessment (EA) was prepared in
accordance with the requirements of Revised Ordinances

Env~r nm ntal of Honolulu (ROH) Chapter 25, and the procedural steps of
c ‘°r e Hawai’i Revised Statutes (HRS) Chapter 343. The DPPomp lance issued a Finding of No Significant Impact (FONSI) on

March 17, 2025. The Final EA-FONSI was published in
“The Environmental Notice” on March 23, 2025.

During the EA and SMA process, the DPP routed the
proposal to various Federal, State, and City agencies. All

Agency Comments 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 Hawai’i Kai NB
Neighborhood Board No. I on April 30, 2024. Written notice was also provided
(NB) / Community to adjoining property owners, informing them of the
Association presentation. Proof of mailing the notice was provided via
Presentation a signed affidavit. These materials were submitted as part

of the SMA Permit application.



The DPP conducted a Public Hearing at 10:00 am. on
July 25, 2025, at the Frank F. Fasi Municipal Building.
Other than the Applicant, Agent, their consultants, and
DPP staff members, one member of the public attended,
who was in support of the Project. At the hearing, the
Agent provided DPP with five letters of support that they
had received. One letter of support was received by mail
later that day. After the Agent’s presentation, DPP staff
asked the Applicant two questions. First, confirmation that
no multi-family dwellings are included as part of the

Public Hearin proposed Project, and acknowledgement that they areg aware that short term rentals (STRs) are not a permitted

use in the zoning district. The Applicant confirmed that
their proposal does not include any multi-family dwellings
and that they are aware that STRs are not permitted.
Next, DPP staff asked if there was an update on who
would be the future tenant in the commercial office space.
The Applicant said that they would like a local restaurant to
occupy the space, but that they cannot finalize the process
of selecting a tenant until after the entitlement process
concludes (i.e. SMA Major Permit). A recording of the
public hearing is available upon request.

Extension Request The Applicant requested a 15-day extension of processingtime to provide additional information.

IV. FINDINGS AND ANALYSIS

The proposed Project was analyzed in accordance with the objectives, policies, and
guidelines established in the ROH § 25-3.1, as well as 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. Publicly accessible coastal resources in



the area include Maunalua Bay Beach Park and Joe Lukela Beach Park to the
south (see Exhibit A). The Project is located on the mauka side of Kalaniana’ole
Highway within the Hawai’i Kai Towne Centre, and is not adjacent to any
beaches or recreational areas. Public shoreline access is and will remain
available through the Beach Parks and laterally along the beach. 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, preserve, and restore natural or
human-made historical and cultural resources.”
See also HRS § 205A-2(b)(2) and (c)(2).

1. Archaeological and Historic Resources: An archaeological literature
review and field inspection were conducted by the Project archaeological!
cultural consultant (ASM Affiliates) in order to assess the absence or
presence of surface archaeology and any potential effect of the proposed
ground-disturbing activities expected across the entirety of the parcel. No
above-ground archaeological resources were identified on-site. Given
this, ASM Affiliates’ recommended determination of effect for the proposed
Project is “no historic properties affected.”

As is the case during any ground-disturbing activity, there is a possibility
that unknown archaeological resources or historic properties could be
discovered. Should any cultural or archaeological resources be
encountered, 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 State Historic Preservation Division (SHPD). This is also
recommended as a condition of approval.

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

2. Cultural Resources: The Project is not situated on a shoreline lot and
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 in Maunalua Bay. According to the
Applicant, no traditional Hawaiian cultural practices occur on-site. No
conditions are recommended in regard to preserving access to or
opportunities for Hawaiian cultural activities.














































































































