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MEMORANDUM

TO: KARIN HOLMA, CHAIR
AND MEMBERS OF THE PLANNING COMMISSION

FROM: DAVID K. TANOUE, DIRECTO
DEPARTMENT OF PLANNING AND PERMITTING

SUBJECT: CHANGE IN ZONING FROM THE R-5 RESIDENTIAL DISTRICT TO THE
B-1 NEIGHBORHOOD BUSINESS DISTRICT, HALEIWA, NORTH
SHORE, OAHU, TAX MAP KEY 6-6-9: 27

Transmitted for appropriate action is my report and recommendation for a zone change
from the R-5 Residential District to the B-1 Neighborhood Business District. The
applicant’s application requested a change from the R-5 Residential District to the B-2
Community Business District. We are recommending a change to the B-1
Neighborhood Business District in order to match the existing zoning pattern in Haleiwa
Town. The proposed B-1 zoning has a standard 40-foot height limit, but a 30-foot
height limit is already imposed by the Haleiwa Special District on the front one-third of
the property, next to Kamehameha Highway.

The proposed B-1 zoning for the approximately one-acre parcel of land will allow the
applicant to develop a small-scale commercial building as he is proposing. A Special
District Permit (Major) will be required for the planned single-story commercial building
along the highway; a Special Management Permit will be required for the three live/work
units planned for the back of the property. The property’s existing use is four (4) single-
family homes dating back to 1937.

The proposed zone change is consistent with the General Plan, the North Shore
Sustainable Communities ‘Plan, and the purpose and intent of the B-1 Neighborhood
Business District. Reviewing agencies had no objections to the rezoning request.
Approval is recommended subject to a condition on the applicant’s property related to
transportation and other standard conditions.



Karin Holma, Chair, and Members
of the Planning Commission

April 3, 2009
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The North Shore Neighborhood Board No. 27 did not take a position on this request.
DKT:js
P:\DivFunctiomZONING\08z7\transmittal to PC.doc
Attachments
cc: Trudi S. Saito, Deputy Managing Director
City Council

Scott C. Wallace
Lisa Imata, PlanPacific, Inc.



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

STATE OF HAWAII

IN THE MATTER OF THE APPLICATION

OF FILE NO. 2008/Z-7

SCOTT C. WALLACE FOR A ZONE CHANGE )
FROM THE R-5 RESIDENTIAL DISTRICT TO )
THE B-2 COMMUNITY BUSINESS DISTRICT )

WITH A 30-FOOT HEIGHT LIMIT )

FINDINGS OF FACT, ANALYSIS, CONCLUSIONS,
AND RECOMMENDATION

|. APPLICATION

Basic Information

PROJECT NAME

APPLICANT/LANDOWNER

LOCATION

TAX MAP KEY
LAND AREA
RECORDATIOCN

STATE LAND USE
DISTRICT

SUSTAINABLE COMMUN-
ITIES PLAN (SCP) AREA

SCP LAND USE MAP
DESIGNATION

PUBLIC
INFRASTRUCTURE MAP

Haleiwa Commercial Rezoning
Scott C. Wallace

66-235 & 66-239 Kamehameha Highway, Haleiwa
(Location Map - Attachment 1)

6-6-9: 27
Approximately 0.964 acres (41,992 square-feet)
Land Court

Urban District (State Land Use Map - Attachment 1)

North Shore

Country Town

Kamehameha Highway Widening and Sidewalk
Improvements through Haleiwa (Symbol 005)
(NS PIM Map - Attachment 1)



EXISTING ZONING : R-5 Residential District (Zoning Map —
Attachment 1)

SPECIAL DISTRICT : Haleiwa Special District (extends 100 feet into the
property from Kamehameha Highway)

SPECIAL MANAGEMENT The back two-thirds of the property are within the

AREA (SMA) / SHORELINE SMA.

SETBACK AREA

EXISTING AND X The property has four (4) single-family homes on it.

SURROUNDING LAND USE It is part of the southern end of the west side of the

Haleiwa commercial spine. Adjacent to the
property on the west is agricultural land between
the highway frontage and homes east of Haleiwa
Road. Adjacent to the property on the north and
south are mixed-use areas, typically with shops in
front and homes in back. The east side of the
spine has the same pattern, although it becomes
more residential further north.

Proposal

The applicant is proposing to change the zoning of his property from the R-5 Residential
District to the B-2 Community Business District, with a 30-foot height limit. The Haleiwa
Special District already imposes a 30-foot height limit upon the part of the property within
100 feet of the highway. The applicant proposes to construct a one-story commercial
building next to the highway, a parking lot behind that, and three (3) two-story live/work
units in the back half of the property.

The Department is recommending that the property be rezoned to the B-1 Neighborhood
Business District. B-2 zoning in Haleiwa Town is limited to the six-lot Haleiwa Town
Center area; other business areas are zoned B-1. This is further assessed in Section
III.A.4, below (Land Use Ordinance).

Il. FINDINGS OF FACT

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

A.

Description of the Site and Surrounding Uses

The nearly flat one-acre project site is located on the west side of Kamehameha
Highway about halfway between the Kilioe Place residential subdivision and the old
courthouse. It has four (4) detached single-family homes on it, two (2} in front by the
highway and two (2) in back. There are also several mature trees, especially at the back
by the property line. The four (4) homes were buiilt between 1916 and 1937, and are

being rented out.

Behind the property to the west is a low-lying agricultural area between the commetrcial
spine and the Haleiwa Road residential area. Just to the north and south of the property
are older commercial areas that have a mix of homes and businesses; the areas are all
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zoned R-5 Residential except for one small lot next to the old courthouse. Further north
is the Haleiwa Town Center area and more homes and businesses stretching to Anahulu

Stream.

Across the highway, the eastern side of the commercial spine has a similar mix of uses.
Its south end is the North Shore Marketplace and industrial area; its northern half has a
residential area at the top, with a church and a cemetery below it. Further east of this
east side of the commercial spine are the Haleiwa bypass road and large expanses of
agricultural land. South of the commercial spine is more agricultural land plus a few
small pockets of development.

According to the U.S. Soil Conservation Service's “Soil Survey of [slands of Kauai,
Oahu, Maui, Molokai, and Lanai, State of Hawaii”, the project site is classified as
Kawaihapai clay loam, 2 to 6 percent (2 to 6%) slopes. This soil is well-drained alluvial
soil with only slight erosion hazard, and is suitable for farming.

Public Agency Comments

On January 23, 2009, the following public agencies were requested to evaluate the
impact of the proposed zone change on their facilities and services:

1. City Agencies

Board of Water Supply (BWS)

Department of Design and Construction (DDC)
Department of Environmental Services (ENV)
Department of Facility Maintenance (DFM)
Honolulu Fire Department (HFD)

Honolulu Police Department (HPD)
Department of Parks and Recreation (DPR)
Department of Transportation Services (DTS)

2. State Agencies

Department of Education (DOE)

Department of Health (DOH)

Department of Land and Natural Resources (DLNRY)
Office of Hawaiian Affairs (OHA}

Office of Planning, DBED&T

State Historic Preservation Division, DLNR

3. Hawaiian Electric Company, Inc.

No objections were raised by the agencies. Significant agency comments are discussed
in Section 1ll, and are included in Attachment 2.

Community Organizations

Notification of the proposed zone change and acceptance of the application was sent to
the North Shore Neighborhood Board, the Haleiwa Community Association, nearby
landowners, and various public interest groups.



As required by the Land Use Ordinance (LUQ), the applicant presented his plans for the
site to the North Shore Neighborhood Board No. 27. Two (2) slightly ditferent
presentations were made to the board on November 27, 2007 and on May 27, 2008.
Residents expressed concerns at both meetings, and there was some opposition to the
project at the second meeting. (See Attachment 3.) However, the board did not take
action on this matter at either board meeting, and as of this date has not submitted any

written comments.

Four (4) community comments have been received, all from residents living just north of
the project site. One (1) resident did not oppose the project but expressed concerns
about existing problems throughout the neighborhood. Three (3) households living on
the flag lot which abuts the back half of the project site opposed the project because it
would disrupt the area’s “quiet and charming” residential character and because of
infrastructure concerns. One (1) of them also felt that the project would be incompatible
with the provisions of the Haleiwa Special District. All four (4) letters are included in

Attachment 2.

lil. ANALYSIS

Public Plans and Policies

1. State Land Use (HRS Chapter 205, Land Use Commission)

The project site is located within the State Urban District. Both the applicant’s
proposal for B-2 Community Business District zoning and our recommendation of
B-1 Neighborhood Business District zoning are consistent with the purpose of the
State Urban District, which “generally includes lands characterized by ‘city-like’
concentrations of people, structures and services.”

2. General Plan of the City and County of Honolulu

The General Plan has three (3) statements relevant to the proposed zone
change:

. “Encourage the development of small businesses and larger industries
which will contribute to the economic and social well-being of Oahu
Residents.” (Economic Activity Objective A, Policy 2)

. “Maintain rural areas as areas which are intended to provide
environments supportive of lifestyle choices which are dependent on
[among other things] a small town, country atmosphere consisting of
communities which are small in size, very low density and low rise in
character, and may contain a mixture of uses.” (Physical Development
and Urban Design Objective D, Policy 4)

. “Require new developments in stable, established communities to be
compatible with the existing communities and areas.” (Physical
Development and Urban Design Objective E, Policy 5)

The planned commercial development will encourage more small business and
employment opportunities in Haleiwa and contribute to the area's economic and
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social well-being. Also, all structures or uses within the property’s frontage area
must comply with the Haleiwa Special District's design controls, and it is in these
frontage areas of properties where the Special District has the greatest concerns
over compatible development. Thus, the proposed project is consistent with the
General Plan and supports its objectives and policies.

North Shore Sustainable Communities Plan (ROH Chapter 24, Article 8)

The North Shore Sustainable Communities Plan (SCP) provides a coherent
vision for the future of the region, plus guidance on its desired pattern of
development. It contains vision statements, policies, guidelines, and figures and
conceptual maps to illustrate what the text is saying.

One part of this vision for the future is for Haleiwa to remain the North Shore’s
regional commercial center, complete with a mix of commercial, residential, and
compatible industrial uses such as gift and clothing manufacturing. The SCP’s
detailed vision for Haleiwa is given below:

New development should continue to be concentrated along
Kamehameha Highway. The Haleiwa Special District design guidelines
[will need to] remain in force to ensure that all new development is
compatible with existing built areas and the rural character of the region.
Ongoing efforts to improve Haleiwa Town with entry features,
landscaping, pedestrian walkways, and off-street parking behind buildings
are encouraged. The Sustainable Communities Plan envisions a
revitalized Haleiwa Town with shops and restaurants, professional and
service businesses, enterprises with art and recreational themes, and
specialty outlets featuring regional products. (Section 2.2.4)

In line with this vision for Haleiwa, the town’s entire Kamehameha Highway
frontage is given a Country Town designation on the conceptual Land Use Map.
Three general policies for this designation are:

[The] intent is to maintain the rural “small town” character and allow for a
compatible mix of commercial, service industrial and residential uses
within a rural town context, as well as to recognize and maintain the
unique building and streetscape character and other features of a rural
town which distinguish it from more urban towns.

Emphasize commercial usage at the ground level along main (major)
street frontages while allowing residential and compatible light industrial
uses (in enclosed buildings) at upper levels, behind streetfront uses, or
along minor or service streets.

Promote rural character by keeping buildings to one- 10 two-story heights,
allowing building construction to the sidewalk edge, and emphasizing
features which emphasize a pedestrian orientation throughout the town.
(Section 3.6.1.1)

In addition, specific SCP guidelines for Haleiwa include designing buildings to

reflect the early 1900 period architecture recommended by the Haleiwa Special
District, providing more storefront commercial buildings along the highway to
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provide a pedestrian-friendly atmosphere, and upgrading Haleiwa’s drainage,
water supply, and wastewater infrastructure.

The proposed project meets all of these guideiines with its plan to construct:

(1) a traditional one-story storefront commercial building right up to the sidewalk
line, (2) a parking lot behind that, (3) a few two-story live/work units in the back,
and (4) streetscape, sidewalk, and drainage improvements.

Land Use Ordinance (ROH Chapter 21)

The applicant seeks a rezoning from R-5 to B-2 in order to allow a small-scale,
low-intensity commercial redevelopment. However, a more appropriate zoning
for a small-scale business activity in a rural town center is the B-1 Neighborhood
Business District. B-2 zoning is primarily intended for urban and urban-fringe
commercial districts and for areas with adequate infrastructure. The LUO defines
the B-1 and B-2 zoning districts as follows:

The intent of the B-1 neighborhood business district is to provide
relatively small areas which serve the daily retail and other business
needs of the surrounding population. It is intended that this district be
generally applied to areas within or adjacent to urban residential areas,
along local and collector streets, but not along major travel routes or on a
large scale basis. It would also be applied to rural and urban fringe town
centers which may or may not be located along major travel routes.

The intent of the B-2 community business district is to provide areas for
community-wide business establishments, serving several neighborhoods
and offering a wider range of uses than is permitted in the B-1 district.
The intent is to apply this district to areas conveniently accessible by
vehicular and pedestrian modes and served by adequate public facilities.
Typically, this district would be applied to lots along major streets and in
centrally located areas in urban and urban fringe areas.

(Section 21-3.70(c})

B-1 and B-2 zoning are slightly different in their use and development controls.
B-1 zoning has a standard fixed 40-foot height limit and a floor area ratio (FAR)
of 1.0, which limits the total building floor area on the parcel to no more than the
total lot area. In contrast, under B-2 zoning the maximum height is established
through the zoning map, and the maximum FAR varies between 2.5 and 3.5,
depending on the size of the open space bonus earned. B-1 zoning also
prohibits such uses as home improvement centers, self-storage facilities,
automobile sales, nightclubs and taverns, etc. On the other hand, both B-1 and
B-2 allow various noncommercial uses, such as schools, churches, and day care

facilities.

Thus, B-1 is the more appropriate zoning for this mostly residential mixed-use
area, because the use and development restrictions of B-1 are a better fit for the
area. In addition, B-1 zoning fits this spine area’s existing pattern of business
zoning, which, except for the six-lot Haleiwa Town Center area a few lots north of
the project site, has only B-1 commercial zoning. All the business zoning granted
since 1984 has been B-1, including changes from B-2 to B-1.



The Haleiwa Special District applies to about one-third of the project site, the
area within 100 feet of the highway. It has a permitted maximum height of 30
feet. One purpose of this district is to “retain a distinctive pedestrian-oriented
commercial area for residents and visitors” (Section 21-9.90-1(e}) by utilizing the
area's early 1900 period architectural style and by imposing design controls to
ensure an inviting streetscape experience. The project, as it is currently planned,
is designed to meet these special district controls by providing both a storefront
commercial building next to the sidewalk and needed streetscape improvements,
along with the drainage improvements that City drainage standards require. The
Office of Hawaiian Affairs stated that the proposed project should fully meet the
objectives of the Haleiwa Special District.

Based on all of these considerations, the Department recommends B-1
Neighborhood Business District zoning and not the B-2 zoning requested by the
applicant. In addition, any project built on the property will have to comply with
the Haleiwa Special District requirements, which apply to approximately the front
one-third of the property. Maximum building heights would be 30 feet for the
area in the Haleiwa Special District and the standard 40 feet in the B-1 zoning

district,

Compliance with Environmental Laws

An Environmental Assessment (EA) is not triggered by this zone change application,
because no state or county funds are involved and because small-scale zone changes
do not trigger an EA. Section 24-8.1 of the North Shore Sustainable Communities Plan
Ordinance (Chapter 24, Article 8, ROH) defines a “significant zone change” for which an
EA must be prepared as a rezoning of five acres or more to an urban zoning district,
whereas the project site is less than one acre in size. However, an EA will be required
later if the back two-thirds of the property is redeveloped, since that will trigger the need
for a Special Management Area permit, as explained below.

Archaeological/Historic Resources

Since the entire project site has been in residential use for over 70 years, the project is
not expected to have any impact on significant historical, archaeological or cultural sites.
Also, neither the site itself nor any of the four (4) homes on it is on the State or National
Registers of Historic Places. However, the Office of Hawaiian Affairs did point out in its
comment letter that this area may have a high potential for discovery of cultural deposits
such as iwi kupuna (human remains).

Should the developer discover any human remains or other cultural or historic artifacts,
the developer is required by the State Historic Preservation Law (HRS 6E) to stop work
and contact the staff from the State Historical Preservation Division (SHPD) to determine
the appropriate action. In addition, the property is subject to Act 228 (2008), which
requires photographic documentation with regard to the proposed demolition of any
building more than 50 years old.

Therefore, a unilateral agreement condition on this matter is not necessary.



Special Management Area

About two-thirds of the project site is within the Special Management Area (SMA), and
any redevelopment in that portion of the parcel will require a Special Management Area
permit. As stated in Chapter 25, ROH, the preparation of an EA is one of the SMA

permit requirements.

Potential Hazards

The project site is located within the Tsunami Evacuation zone but not in the shoreline
setback area or within a Flood Hazard District. According to the Federal Emergency
Management Agency’s Map (Pane!l Number 15003C0105 G, dated June 2, 2005), the
project site is located in Flood Zone X, an area determined to be outside of the 500-year
flood plain. In addition, a prior check of the property for possible soil contaminants (an
environmental Phase i review) found no hazardous wastes on the site.

Social and Economic Impacts

Because the commercial redevelopment being proposed would need to follow the use
and development restrictions of the department’s recommended B-1 zoning and of the
Haleiwa Special District, the job impacts of the planned commercial redevelopment are
expected to be relatively modest. The social impacts of relocating the current tenants
from the four (4) existing homes on the property would be partially offset by the planned
three (3) accessory live-work units.

Public Facilities and Services

The review conducted by the various agencies was based on the applicant’s zone
change proposal. Agency comments received regarding specific public facilities and
services are summarized below.

Water System

The existing water system is presently adequate to accommodate the proposed zone
change, although this will need to be confirmed when the building permit is submitted for
approval. Therefore, a unilateral agreement condition on this matter is not necessary.

Drainage System

The application states that there is no existing on-site drainage system, and runoff from
the project site presently sheet-flows to the north. Drywells will be used to capture any
increase in runoff due to the project increasing the amount of impervious surfaces at the
site, particularly at the new commercial building and its parking lot.

The Office of Hawaiian Affairs has raised concerns over the increased stormwater runoft
from the project, but recommends only that Best Management Practices be used. This is
a matter that will be addressed at the permit stage. The project will need to comply with
the department's “Rules Relating to Storm Drainage Standards” (January 2000).
Therefore, a unilateral agreement condition on this matter is not necessary.



