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June 2, 2026

The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honolulu, HawaiI 96813

Dear Chair Waters and Councilmembers:

SUBJECT: Change in Zoning from the Country District to the R-5 Residential
District, 66-009 Waialua Beach Road — Waialua, O’ahu

The Planning Commission (PC) held a public hearing on May 27, 2026, on the
above subject matter. No public or written testimonies were received. The public
hearing was closed on May 27, 2026.

The PC voted 8:1 [Commissioner Mark Clemente recused] to approve the
recommendations and conditions of the Director of the Department of Planning and
Permitting (DPP) regarding Applicants, Jason C. Hagan and Elisa A. Hagan, zone
change from the Country District to the R-5 Residential District (R-5 District) for a
1.431-acre lot in Pa’ala’a Kai, Waialua, O’ahu.

Attached is the Director of the DPP’s report regarding the zone change.
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Should you have any questions, please contact me at (808) 768-8007.

Sincerely,

~
Pane Meatoga Ill
Chair

Attachments
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MEMORANDUM

TO: Pane Meatoga Ill, Chair
and Members of the Planning Commission

FROM: Dawn Takeuchi Apuna, Directdf
Department of Planning and Permitting

SUBJECT: Request for a Change in Zoning from the Country District to the
R-5 Residential District
66-009 Waialua Beach Road - Waialua, O’ahu
Tax Map Key 6-6-018: 024

Transmitted for appropriate action is our report and recommendation of approval,
subject to conditions, for a proposed zone change from the Country District to the
R-5 Residential District (R-5 District) for a 1.431-acre lot in Pa’ala’a Kai, Waialua, O’ahu.

The Applicants, Jason C. Hagan and Elisa A. Hagan, propose to rezone the lot to
bring its zoning into conformance with its longstanding use as a site for six single-unit
dwellings and one two-unit dwelling. The R-5 District would allow the Applicants to
qualify for loans to maintain the aging buildings, and secure the right to rebuild should
the structures suffer catastrophic damage. The Applicants state that there are no plans
to increase the number of dwellings or change the use of the site. The lot adjoins
Country-zoned lots on its east, north, and west boundaries, and R-5 lots on its south
boundary.

The proposed zone change is generally consistent with the O’ahu General Plan,
the North Shore Sustainable Communities Plan, the Hale’iwa Special District objectives
and guidelines and the purpose and intent of the R-5 District. The North Shore
Neighborhood Board No.27 (NB27) voted 11-0-1 (11 ayes, one abstention, and
one member’s vote inadvertently not called for) to support the zone change proposal on
January 28, 2025. However, they did state concerns about additional development on
the site.
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Other than concerns noted by NB27, reviewing agencies did not object to or
identify any concerns with the proposal. To date, the Department of Planning and
Permitting has not received any comments from the public.

Please review the report and recommendation and forward them, together with
the commission’s recommendation through the Mayor, to the City Council.

Enclosures

cc: Jason and Elisa Hagan
Jim Hayes, Planning Solutions, Inc.



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

STATE OF HAWAI I

IN THE MATTER OF THE APPLICATION

OF
FILE NO. 2025-ZCH-1

JASON AND ELISA HAGAN
FOR A ZONE CHANGE FROM

THE COUNTRY DISTRICT
TO THE R-5 RESIDENTIAL DISTRICT

FINDINGS OF FACT, ANALYSIS,
CONCLUSIONS OF LAW AND RECOMMENDATION

I. APPLICATION

A. Basic Information.

PROJECT: Hagan Family Zone Change
APPLICANTS and/or Jason C. and Elisa A. Hagan
LANDOWNERS:
AGENT: Planning Solutions Inc. (Jim Hayes)
LOCATION 66-009 Waialua Beach Road - Waialua
TAX MAP KEY (TMK): 6-6-018: 024
LAND AREA TO BE REZONED: 1.431 acres
STATE LAND USE DISTRICT: Urban District (Attachment 1)
EXISTING ZONING: Country District and

R-5 Residential District (R-5 District)
(Attachment 1)

PROPOSED ZONING: R-5 District
DEVELOPMENT PLAN: North Shore Sustainable Communities

Plan (NS SCP) (Attachment 1)
SPECIAL MANAGEMENT Partially in the SMA
AREA (SMA):
SPECIAL DISTRICT: Haleiwa Special District (HSD)
PUBLIC INFRASTRUCTURE No PIM symbol on Project site
MAP (PIM):



FLOOD ZONE: Zone X (outside the 0.2 percent annual
chance Floodplain) (Attachment 1)

EXISTING USE: Single-unit dwellings and a two-unit
dwelling

SURROUNDING LAND USES: Residential uses and a Hawaiian
Electric Company (HECO) substation

B. Proposal. The Applicants seek to rezone a 1.431-acre or 62,334-square
(sq.) -foot (ft.) lot from the Country District to the R-5 District. The purpose of the
proposed zone change is to bring the parcel’s zoning into conformance with its
longstanding use as a site for six single-unit dwellings and one two-unit dwelling.
The Applicants state they do not intend to construct additional structures, change
the use of the site, or displace any of the existing occupants of the dwellings.

C. Background. The Applicants have owned the site since May 28, 2020.
According to the application the parcel has been used for residential uses
consistent with the R-5 District since 1965. According to available records, the
site contains eight dwelling units and six carports (Attachment 1). City records
indicate that building permits (BPs) were issued for four single-unit dwellings and
a duplex (two-unit dwelling) on July 20, 1965. On July 21, 1971, and
March 19, 1975, BPs were issued to allow two additional single-unit dwellings to
be relocated to the site. Additionally, between 1965 and 1972, BPs were
approved for the establishment of six carports associated with the dwellings.

Available records indicate the parcel was within the R-6 Residential District in
1965 and remained in the R-6 Residential District following adoption of the
Comprehensive Zoning Code in 1969. In 1984, the parcel was zoned to the
AG-i Restricted Agricultural District through the adoption of Ordinance 84-13 and
Zoning Map No. 17 Mokulë’ia -Waialua-Hale’iwa. It was later rezoned to its
current designation of Country District, except for a small sliver in the R-5 District.

II. FINDINGS OF FACT

On the basis of the evidence presented, the Director has found:

A. Description of Site and/or Surrounding Land Uses.

1. Location and Current Use. The Project site is located at 66-009 Waialua
Beach Road, about 400 ft. north of Weed Circle, in an area identified as
Pa’ala’a Kai, Waialua, O’ahu. The parcel is in a transition area between
Hale’iwa Town and Waialua just beyond the southern end of the Haleiwa
commercial district that flanks Kamehameha Highway. The 1.431-acre
Project site is split-zoned. The majority of the site is within the Country



District and an approximately 50-sq.-ft. sliver of the lot’s southern tip is
within the R-5 District. The site is shaped like a flag lot, but is considered
landlocked as the “flag stem” driveway stops approximately 200 ft. short of
Waialua Beach Road. As a result, the site is accessed from Waialua
Beach Road via an access easement across an adjacent parcel to the
south identified as TMK 6-6-018: 039.

The main section (flag lot body) of the site is developed with
eight dwellings consisting of six single-unit dwellings, a two-unit dwelling,
and accessory residential structures. Table 1 below lists the dwellings
and their characteristics:

Table I
Date.

Issued
7/20/196513323

13325

13324

13326

13327 7/20/1965

1038

1867

The seven buildings are single-story wood structures on post-and-pier
foundation. There is a worn asphalt driveway that runs along the parcel’s
flag stem section and extends across the middle of the flag lot body which
provides direct access to the eight dwellings. Each dwelling is served by
its own septic system.

2. Topography and Soils. The parcel is primarily flat with a slight downhill
slope to the north along its northern boundary and a slight rise in its
eastern portion. The site has an average elevation of roughly 30 ft. above
mean sea level.

7/20/1 965

7/20/1 965

7/20/1965

7/21/1 971

3/1 9/1 975
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3, 5, and 6 also have carports under separate



According to the U.S. Department of Agriculture Natural Resources
Conservation Service, roughly 90 percent of the parcel consists of
Waialua silty clay, which is considered to be moderately well drained with
low run off. The remaining 10 percent of the parcel, along the parcel’s
eastern border, consists of ‘Ewa silty clay loam, which is considered well
drained with medium runoff.

The parcel is designated as “unclassified land” in Agricultural Lands of
Importance to the State of Hawaii by the Hawai’i Department of
Agriculture and Biosecurity. The University of Hawai’i Land Study Bureau
did not provide a productivity classification for the parcel. Additionally the
parcel has not been designated as Important Agricultural Lands.

3. Surrounding Uses. The parcel is predominantly bordered by residential
dwellings, with a notable exception being a HECO substation immediately
to the southeast of the site. Neighboring lots to the north, east, and west
are in the Country District. The parcel’s southern border is contiguous to
lots within the R-5 District. Other nearby lots along Kamehameha
Highway’s makai shoulder are within the R-5 District. To the south, across
Waialua Beach Road, is the Pa’ala’a Kai Unit II residential subdivision
consisting of 209 lots within the R-5 District.

B. Other Permits and/or Approvals Required. As no development is proposed for
the parcel, no additional permits or approvals are required

C. Public Agency Notification and/or Comments. On January 15, 2026, the
following public agencies were requested to evaluate the impact of the proposed
zone change on their facilities and services. Agencies stating they had “no
comments no objections” or “no impacts on services provided” are identified
with an asterisk (*). Agencies that submitted written comments providing
information or identifying concerns are identified with a plus sign (+). Significant
comments received are addressed in Section Ill of this report.

All written agency comments received prior to the signing of this report are
included in their entirety in Attachment 2. Comments received after the signing
of this report will be transmitted separately to the Planning Commission or to the
City Council for their consideration.



1. CityAgencies:
Board of Water Supply (BWS) +

Department of Environmental Services (ENV) *

Honolulu Emergency Services Department
Honolulu Fire Department (HFD) *

Honolulu Police Department (HPD) *

2. State Agencies:
Department of Health (DOH)

Environmental Health Administration
Department of Land and Natural Resources

State Historic Preservation Division
Aquatic Resources Division +

Department of Transportation *

D. Community and Adioining Property Owners Notification and/or Comments.
Pursuant to Revised Ordinances of Honolulu (ROH) § 21-2.40-2(b)(2), the
Applicants mailed or hand-delivered notices to adjoining landowners on
February 10, 2025 informing them of a scheduled presentation to the North
Shore Neighborhood Board No. 27 (NB27). On February 25, 2025, the Applicant
presented the zone change proposal to the NB27. According to the approved
minutes, the NB27 voted 11-0-1 (11 ayes, one abstention, and one member’s
vote inadvertently not called) to support the proposed zone change. However, in
a letter dated March 11, 2025, to the Department of Planning and Permitting
(DPP) Director Dawn Takeuchi Apuna the NB27 Chair Kathleen M. Pahinui
stated that they would monitor the Project as board members expressed
concerns that current tenants may be displaced; the site may be used for
vacation rentals and the owners may seek to construct additional buildings.

Pursuant to ROH § 21-2.40-2(c)(3), the Applicants provided written notice of the
zone change application to all property owners within 300 ft. of the Project site.
Additionally, informational notices were provided to elected officials of the area,
community organizations, the NB27, the Wahiawã Satellite City Hall, the Waialua
and Wahiawã public libraries, the Waialua Community Association, and HECO.
The application materials were also made available online on the DPP’s website.

No comments were received from property owners within 300 ft. of the Project
site or from the groups listed. Any written community comments received prior to
the signing of this report and the Applicants’ responses to the comments
received are to be included in their entirety in Attachment 2.



Ill. ANALYSIS

A. Compliance with State Land Use Legislation.

Hawai’i Revised Statutes (HRS) Chapter 205, Land Use Commission. The
Project site is in the State Land Use Urban District. According to
HRS § 205-2(a)(1), the Urban District includes lands that are now in urban use
and sufficient reserve area for foreseeable urban growth. Additionally
HRS § 205-2(b), states that Urban districts shall include activities or uses as
provided by ordinances or regulations of the county within which the urban
district is situated. The proposed zone change is consistent with the purpose of
the Urban District.

B. Compliance with City Land Use Legislation.

1. O’ahu General Plan (GP), as amended by Resolution 21-023, CD1. The
proposed zone change supports the following GP objectives and policies:

Population

Obiective A: ‘To plan for anticipated population in a manner that
acknowledges the limits of O’ahu’s natural resources, protects the
environment, and minimizes social, cultural and economic
disruptions.”

Policy 4: Establish geographic boundaries to accommodate
future population growth while at the same time
protecting valuable agricultural lands environmental
resources, and open space.”

Objective B: To establish a pattern of population distribution that
will allow the people of O’ahu to live, work and play in harmony.”

Policy 3: “Manage land use and development in the
urban-fringe and rural areas so that: a. Development
is contained within growth boundaries; and b.
Population densities in all areas remain consistent
with the character culture and environmental
qualities desired for each community.



The Project would help maintain housing for North Shore residents
in a low-density, culturally compatible setting within the Community
Growth Boundary of the NS SCP. The single-story wooden homes
on the parcel are consistent with the character of the community.
The eight dwelling units on the 62,334-sq.-ft. parcel are consistent
with R-5 Residential zoning density.

Housing and Communities

Objective A: “To ensure a balanced mix of housing opportunities
and choices for all residents at prices they can afford.”

Policy 4: “Support and encourage programs to maintain and
improve the condition of existing housing.”

Policy 13: “Encourage the production and maintenance of
affordable rental housing.”

The homes on the parcel are providing affordable housing for the
owners’ families, and for five tenant households. All are long-term
tenants, with some reportedly having lived there for six decades.
The Applicants state that rents are below the 100 percent Area
Median Income (AMI) level, with rents for longtime tenants at
roughly 50 percent AMI. The proposed zone change would bring
the parcel into compliance with the ROH Chapter 21 the Land Use
Ordinance (LUO).

Ill. Physical Development and Urban Design

Objective E: “To maintain those development characteristics in the
urban-fringe and rural areas which make them desirable places to
live’

Policy 5: “Encourage the development of a variety of housing
choices including affordable housing in rural
communities, to give people the choice to continue to
live in the community that they were raised in.’

Objective G: “To promote and enhance the social and physical
character of O’ahu’s older towns and neighborhoods.”

Policy 6: “Support and encourage cohesive neighborhoods



which foster interactions among neighbors, promote
vibrant community life and enhance livability.”

The seven residential structures have no fences or walls separating
them, creating a cohesive residential compound that promotes
interactions among neighbors. Vehicle traffic is limited to residents,
providing a safe and inviting neighborhood in which children play.

ROH Chapter 24, Development Plans. Pursuant to ROH § 24-8.5(c), all
proposed developments in the North Shore planning area shall be
reviewed for their consistency with the vision, policies, and guidelines of
the NS SCP, as discussed below:

North Shore’s Role in O’ahu’s Development Pattern. The NS SCP states
that the North Shore’s role in the City and County of Honolulu is as a rural
region characterized by agricultural lands and scenic open spaces. The
NS SCP lists policies for future land use including:

• Maintain the region’s rural character by promoting diversified
agriculture, preserving scenic open space, and retaining the
small-town, country atmosphere of the region’s typically low-rise
low-density communities.

• Provide sufficient lands adjacent to built areas of Hale’iwa and
Waialua for housing that is compatible with the region’s rural
character and affordable to area residents, without exceeding the
GP s population guidelines for the region and remaining in line with
GP policies to maintain the North Shore as a rural area.

The Applicants state they intend to maintain the low-rise, low-density
nature of their eight-dwelling residential compound and to continue to
provide housing for North Shore residents.

The Vision for the North Shore s Future. Section 2 of the NS SCP states a
vision of a North Shore that will experience very little growth and which
“will remain country’, with wide open spaces, agricultural lands and rural
communities defining the regional landscape, and growth limited to
Hale’iwa and Waialua Towns.” This element of the Vision applies to the
proposed zone change:

• 2.2.6 Direct new housing to areas contiguous to Hale’iwa and
Waialua Towns and use rural design guidelines for rural residential
development.
































































