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PREFACE
This Draft Environmental Assessment (EA) / Anticipated Finding of No Significant
Impact (FONSI) has been prepared pursuant to Chapter 343, Hawaii Revised Statutes
(HRS), and Title 11, Chapter 200, Hawaii Administrative Rules (HAR), Department of
Health, State of Hawaii, as well as Chapter 25, Revised Ordinances of Honolulu.
Proposed is an applicant action by Castle & Cooke, Inc. to demolish and reconstruct
three existing beach cottages near the shoreline of Mokuleia Beach, North Shore,
Oahu, Hawaii. Compliance with the provisions of Chapter 25, Revised Ordinances of
Honolulu (ROH) is required because of the project’s location within the Special
Management Area. The approving agency is the City and County of Honolulu
Department of Planning and Permitting (DPP), in conjunction with the processing of a
Special Management Area (SMA) Use Permit.
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SUMMARY

Applicant:

Castle & Cooke, Inc.
100 Kahelu Avenue, 2nd floor
Mililani, Hawaii 96789
Contact: Mr. Dean Minakami, Project Manager
Telephone: 548-2903

Recorded Fee Owner:

Castle & Cooke, Inc.
100 Kahelu Avenue, 2nd floor
Mililani, Hawaii 96789

Approving Agency:

City and County of Honolulu
Department of Planning and Permitting

Agent:

Wilson Okamoto Corporation
1907 South Beretania Street, Suite 400
Honolulu, Hawaii 96826
Contact: Mr. Earl Matsukawa, AICP, Planning Director
Telephone: 946-2277

Location:

68-379 Farrington Highway. The property is a flag lot,
accessible from the highway via a 1,100-foot long driveway.
The property borders the residences at the western end of
Crozier Drive.

Tax Map Key:

6-8-003:001

Lot Area:

9.16 acres

State Land Use
Classification:

Agriculture

Zoning:

AG-2, General Agricultural District

Existing Use:

Overnight camping in a shoreline setting with two beach
cottages. The property is available by reservation to salaried
Castle & Cooke, Dole, Old Waialua Sugar, and Lanai
employees and retirees (all Castle and Cooke subsidiaries).

Proposed Use:

Same as the existing use. The applicant proposes to
demolish the existing beachfront cottages and construct new
cottages further inland, away from the shoreline. An existing
S-1
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caretaker’s residence would also be demolished and
relocated closer to the driveway entry to the property. The
purpose for the project is two-fold: 1) to upgrade the beach
cottages. Originally constructed in 1924, the structures are
adequate but aged, despite recent renovation.
The
reconstruction is also an opportunity to make at least one of
the cottages wheelchair accessible, to upgrade the existing
cesspools with new, privately maintained wastewater
systems; and 2) to remove all structures, including concrete
playcourt, walkways, and tiled outdoor lanai spaces, out of
the 40-foot setback of the certified shoreline. The shoreline
would then be landscaped with suitable coastal strand
plants. The hope is that this may help to reduce the rate of
beach sand erosion.
Anticipated Impacts:

Anticipated
Determination:
Parties Consulted
During
Pre-Assessment:

Apart from increased dust and noise during the construction
period, no significant impacts are anticipated. Given the
sandy soils and prior history of burials in the Mokuleia area,
there is the possibility of encountering human remains or
cultural artifacts. To mitigate against the possible disturbance
or destruction of cultural resources, an archaeological
inventory survey of the building footings and individual
wastewater treatment site(s) will be conducted, and
archaeological monitoring will be implemented during
excavation activities.

Finding of No Significant Impact

State Agencies
Department of Agriculture
Department of Hawaiian Home Lands
Department of Health
Wastewater Branch
Environmental Planning Office
Office of Environmental Quality Control
Department of Land and Natural Resources (DLNR)
Historic Preservation Division
Office of Conservation and Coastal Lands
Office of Hawaiian Affairs
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City and County of Honolulu Agencies
Department of Planning and Permitting
Community Organizations
Mokuleia Community Association
Parties to be
Consulted During
the Draft EA:

Federal
U.S. Fish and Wildlife Service
State of Hawaii
Department of Business, Economic Development and
Tourism (DBEDT)
Office of Planning
Department of Health (DOH)
Environmental Planning Office
Office of Environmental Quality Control
Department of Hawaiian Home Lands
Department of Land and Natural Resources (DLNR)
DLNR State Historic Preservation Division
Office of Hawaiian Affairs
Waialua Public Library
City and County of Honolulu
Board of Water Supply
Department of Design and Construction
Department of Emergency Management
Department of Facilities Maintenance
Department of Parks and Recreation
Department of Planning and Permitting
Fire Department
North Shore Neighborhood Board (No. 27)
Planning Commission
Elected Officials
Councilmember Donovan Dela Cruz (2nd District)
Councilmember Rodney Tam (6th District)
Individuals/Organizations
Mokuleia Community Association
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1.

SETTING AND PROJECT DESCRIPTION

1.1.

Project Location and Surroundings

Draft Environmental Assessment

Castle & Cooke, Inc. is proposing to demolish and reconstruct three beach cottages on
a 9.16 acre property along the shoreline of Mokuleia Beach on the North Shore of
Oahu. The property is located at 68-379 Farrington Highway, at the western end of the
subdivision homes along Crozier Drive. (See Figure 1-1). The parcel is accessible from
Farrington Highway via a 1,100-foot long gravel driveway. The project site is identified
as TMK 6-8-003:001 (see Figure 1-2).
The overall setting of the project site and surroundings is very quiet and rural. Lands
surrounding the project site are either vacant or occupied by residential uses. The east
side of the project site is bordered by a beachfront residence accessible from Crozier
Drive, and by two inland agricultural parcels, one of them vacant and the other occupied
by a residence. To the west of the project site, the land is vacant and undeveloped.
The four parcels located to the south of the project site are also undeveloped, although
one of the parcels, TMK 6-8-003:049, recently acquired a building permit for an
“accessory shed for crop production.”
An existing easement for walkway access
purposes is granted to these four parcels to allow for private access to the beach.
There is no public access to the shoreline via the existing driveway.
1.2.

Purpose and Need

Since 1927, the 9.16 acre shoreline parcel at Mokuleia, where the Kaiahulu Beach
Cottages are located, has been owned by Castle & Cooke and used by their employees
for recreational purposes. The two beachfront cottages at the site are available to
employees year round and it is estimated they have an average occupancy rate of
about sixty percent. The size of groups utilizing the cottages and recreational facilities
ranges from a few persons to groups of 15 or more. It is also common for employees to
camp on the beach or lawn areas next to the cottages.
The applicant would like to continue the current use. However, the two beachfront
cottages are old and are increasingly weathered. Despite regular maintenance and
recent interior renovations, they will eventually need to be replaced. Neither of the
cottages is wheelchair accessible, so another purpose for the reconstruction would be
to make at least one of the cottages accessible to wheelchairs.
A third cottage constructed in the 1950’s and occupied by a resident caretaker is also
due for an upgrade and would benefit the entire facility by being in a different location
closer to the driveway entrance. The new cottage location would allow the caretaker to
better monitor and control entry to the property.

1-1

ENGINEERS ● PLANNERS

CORPORATION

WILSON OKAMOTO

M:\WOA 7630-01 Kaiahuku Renovations\ Graphics\ Location Map

LOCATION MAP

KAIAHULU-MOKULEIA BEACH COTTAGES

Project Site
Within Special Management Area

1-1

FIGURE

ENGINEERS ● PLANNERS

CORPORATION

WILSON OKAMOTO

INGT
ON H
IGHW
A

FARR
Y

MOKULEIA BEACH

ISLAND OF OAHU

M:\WOA\ 7630-01 Kaiahulu Renovations\ Graphics\ TMK

TMK
:

6-8-0
03:04
8

6-8-0
03:

049

-013:
009

TM K
: 6-8

TM K
: 6-8013:0
08
TM K
: 6-8013:0
07
TM K
: 6-8013:0
06
TM K
: 6-8013:0
05

TMK 6-8-003:001

TMK: 6-8-003:002

TAX MAP KEY 6-8-003:001

KAIAHULU-MOKULEIA BEACH COTTAGES

TMK:

TMK: 6-8-003:047

Project Site

1-2

FIGURE

E
CROZIER DRIV

Kaiahulu-Mokuleia Beach Cottages

Draft Environmental Assessment

Each cottage is currently served by its own individual cesspool. Reconstruction of the
cottages would also provide an opportunity to abandon the existing cesspools and
upgrade to a single individual wastewater treatment system. The replacement would be
in accordance with the statewide effort on the part of the State Department of Health to
eventually eliminate all cesspools.
Another purpose of the project is to move the cottages and all concrete foundations out
of the 40-foot shoreline setback. During periods of high surf, waves sometimes reach
the concrete foundations of the cottages. This has become increasingly apparent
where undercutting of the foundations has occurred and the beach has receded inland.
Removal of the cottage foundations and all associated concrete would hopefully allow
sand to accumulate at the upper wash of the waves and help the beach to naturally
replenish itself. The areas that are cleared of concrete foundations would then be
replanted with suitable shoreline vegetation.
1.3.

Existing Site Conditions

The two beachfront cottages at the project site are situated at the shoreline, overlooking
the ocean. They each have a common kitchen, living room, and outdoor lanai space.
The larger of the two cottages has three bedrooms and a total floor area of 2,689
square feet.
Adjacent to the west side of this larger cottage is an outdoor
volleyball/basketball court and a small wooden bathhouse. The bathhouse is used for
storage and as a restroom, change room, and shower facility for beachgoers. The
smaller of the two cottages is located to the east, has 2 bedrooms and floor area of
1,960 square feet. See Figures 3a and 3b for project site photographs and Figure 1-4
for the photograph locations.
A third cottage for a resident caretaker was constructed in the 1950’s at the western
edge of the site. In addition to maintaining the grounds, the resident caretaker enforces
rules to prevent abuse of facilities and impacts to surrounding properties and
residences. Rules include limits to the size of groups using the cottages, limits on the
number of tents permitted, and the prohibition of pets, bonfires and fireworks.
The remainder of the site is level open space, largely cleared of big trees in 2006 except
for coconut trees near the large cottage and ironwood trees at the western edge of the
property. Naupaka is the predominant vegetation at the shoreline. In the northwest
corner of the property is a concrete remnant of a former tennis court.
The project site also contains one historic feature. A former 40-foot OR&L railroad rightof-way (SIHP #50-80-12-9714) runs diagonally through the site, from northeast to
southwest. The OR&L railroad was constructed through the Waialua District by 1898,
with stations in both Kawaihapai (west) and Mokuleia. The remnant grade of this
railroad can still be observed within the project site. Where it leaves the site at the
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Gravel driveway entrance to the property, looking mauka.

Western boundary of the project site, looking mauka. Caution tape
circles the inadvertent burial discovery made in January 2008.
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PROJECT SITE PHOTOGRAPHS FIGURE 1-3a

Both the small and large cottages as seen from the beach, looking
west.

View of the neighboring lot on the eastern boundary of the property.
The remnant concrete in the foreground is a former tennis court.

6

8

Existing large cottage and grounds, looking makai.

View of the small cottage looking east. The vulnerability of the
cottage to high surf conditions is evident in this photo.

5

7

PROJECT SITE PHOTOGRAPHS FIGURE 1-3b

Concrete foundations are being undercut by beach erosion. The
bathhouse in the background is the only structure that would remain.

Hawaiian Telcom

HELCO Towers

Kaiahulu shoreline looking east from the large cottage playcourt. All
structures and concrete foundations seen here would be removed.
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eastern fenceline, it becomes the alignment of the present day Crozier Drive, the
primary coastal residential road in Mokuleia.
Since their original construction in 1924, the shoreline at Kaiahulu has eroded
substantially so that during periods of high surf, waves will sometimes reach the
footings of the cottages. The gradual erosion of sand from beneath the concrete patio
foundations is evident from the shoreline, and some of the concrete foundations are
beginning to crack in places.
1.4.

Project Description

The applicant proposes to demolish the existing beach cottages and construct new
cottages about 100 feet further inland, away from the shoreline (see Site Plan, Figure 15). The new cottages would be nearly, if not exactly, identical in size to the existing
structures. New cottages would be constructed on posts to minimize grading and
ground disturbance. Finish floor elevations would be about 3 feet above the ground
surface, with a finish height of 17 feet above ground surface. At least one of the new
cottages would be designed to be wheelchair accessible.
Since the subject property is located in a remote, rural part of the North Shore, special
consideration will be given to ensuring that the new cottages are sensitive to the
shoreline environment and the neighboring residential and agricultural parcels. The
new cottages will be modest structures of textured plywood siding and asphalt shingles.
Since the new cottages will be sited in the interior of the property at slightly lower
elevation, the rooflines will not be visible from the beach. Landscaping will be selected
as appropriate to the shoreline environment and as necessary to shield the cottages for
privacy and consideration of neighbors. Any outdoor lighting will be shielded as
necessary to direct light only to where it is needed. All new construction, including the
wastewater system, will be sited to ensure that there is no impact to the existing historic
OR&L railroad right-of-way feature.
Each cottage will be outfitted for a maximum of 15 persons, so that 30 persons could
conceivably be on-site at any one time. Two 1,200 square foot asphalt parking areas
will be constructed, and no parking will be allowed outside of these lots. Parking areas
will be sufficient for six cars each, but with no specific limit.
Demolition of the cottages will include removal of all existing concrete playcourt,
walkways, utility poles, tennis court remnant, and tiled outdoor lanai spaces. The only
structure which will not be demolished is the existing bath house, located next to the
existing large cottage playcourt. This would remain to serve as a restroom, shower, and
change room for beachgoers. The bath house is between 55 and 60 feet mauka of the
shoreline. The condition of the bathhouse is good enough that it will not need
renovation. Following demolition, cleared areas would be landscaped with coastal
strand plants suitable to the beach environment.

1-8

5'

0

40'

CORPORATION

ENGINEERS ● PLANNERS

80'

~ 130 ft.

~ 190 ft.

ay

~ 120 feet

Shoreline as of December 2007

~ 40 feet

SITE PLAN

KAIAHULU-MOKULEIA BEACH COTTAGES

f-W
ht-o
g
i
dR
lroa
i
a
tR
-foo
0
4
mer
For

1"=100'

WILSON OKAMOTO

SCALE:

10'

GRAPHIC SCALE:

M:\WOA 7630-01 Kaiahuku Renovations\ Graphics\Site plan

~ 220 feet

1-5

FIGURE

Kaiahulu-Mokuleia Beach Cottages

Draft Environmental Assessment

Prior to demolition, suspect building materials in the cottages will be tested for asbestos.
Although the cottages are mostly constructed of wood, there could be asbestos present
in other building materials such as floor tiles or insulation. If asbestos is detected,
materials will be contained and disposed in accordance with State of Hawaii
Department of Health, Hawaii Administrative Rules Chapter 11-501, 502, 503, and 504,
Asbestos Regulations.
The existing small cottage has a floor area of 1,960 square feet. The new cottage
would be identical in size, constructed on posts about 100 feet further mauka. The
cottage would have two bedrooms, two bathrooms, kitchen, living room and lanai.
Figures 1-6, 1-7, and 1-8 show the floor plans and exterior elevations for the new small
cottage. A paved or concrete walkway would connect the new cottage to new asphalt
parking for six vehicles along the asphalt paved access road.
The existing large cottage has 2,689 square feet of floor space. The proposed project
would replace this cottage with a new structure, identical in size, in a new location about
110 feet further mauka. Figures 1-9, 1-10, and 1-11 show the floor plans and exterior
elevations for the new large cottage. The new cottage would have three bedrooms,
three bathrooms, kitchen facilities, living room, and lanai. A paved or concrete walkway
would connect the new cottage to new asphalt parking for six vehicles along the asphalt
paved access road.
A new caretaker’s residence would be constructed near the driveway entrance to the
property, and the existing caretaker’s residence would then be demolished and the
cleared area incorporated into the private yard space of the large cottage. The new
cottage location will allow the caretaker to better monitor and control entry to the
property. Plans for the caretaker’s residence consist of a single-story residence on
posts, approximately 1,184 square feet, to replace the existing 1,186 square foot
residence. Floor plans and building elevations for the new caretaker’s residence are
shown on Figures 1-12, 1-13, and 1-14.
After construction, the area surrounding all three of the new cottages will be planted
with lawn grass bordered by plants suited to the area such as naupaka hedge, beach
heliotrope/sea grape, and kamani trees. Naupaka hedge will also be used to line the
mauka side of the newly paved driveway and the makai side near the entry into the site.
Wastewater, which is presently disposed of on-site through individual cesspools near
each cottage, would be disposed of through a new, privately maintained wastewater
treatment system in the open space between the new small and large cottages. The
exact type of system, whether septic tank treatment or aerobic treatment and leach
field, would be determined after further evaluation of soils and the depth to groundwater.
The applicant will comply with the applicable provisions of the Department of Health’s
Administrative Rules, Chapter 11-62, “Wastewater Systems.”
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Required Permits

In addition to the preparation of this Environmental Assessment (EA), the proposed
project will require the following permits in order to make the reconstruction compatible
with state and county land use plans and controls:
•

State Special Use Permit. The site is in the State Land Use Agricultural District.
Since the proposed use is not an approved use in the Agricultural District, the
applicant will file a State Special Use Permit (SUP) with the City and County of
Honolulu Department of Planning and Permitting. The SUP will require review
and approval by the Planning Commission.

•

Zoning Variance. In order to authorize use of the site as a corporate retreat, a
zoning variance will be required. The Zoning Variance application is reviewed
and a decision rendered by the Department of Planning and Permitting.

•

Special Management Area Use Permit (SMA). The project site is within the
Special Management Area (SMA). A SMA major permit will be required. After a
public hearing, the City Council renders a decision on the issuance of the SMP.
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DESCRIPTION OF THE EXISTING ENVIRONMENT, PROJECT IMPACTS AND
MITIGATION MEASURES

The following is a description of the existing environment, assessment of potential
project impacts and proposed mitigation measures.
2.1.

Topography and Soils

The project site is part of the flat coastal plain that gradually slopes up to the foothills of
the Waianae Mountain Range. Elevations within the project site range from 9 to 13 feet
above mean sea level (msl) at the shoreline (top of bank), and inland elevations range
from about 6 to 12 feet msl. The most pronounced elevation change is recorded from a
mound of soil within the former 40-foot OR&L railroad right-of-way. Bottom of bank is
5.6 feet msl, and top of bank is 11.4 feet msl.
According to the U.S. Department of Agriculture Soil Conservation Service, most of the
soil underlying the project site is classified as Jaucas sand (JaC), 0 to 15 percent slopes
(see Figure 2-1). A small sliver of soil classified as Mokuleia Clay Loam (Mt) is located
along the southern boundary of the site.
Soils of the Jaucas series consist of “excessively drained, calcareous soils that occur as
narrow strips on coastal plains, adjacent to the ocean . . . developed in wind and water
deposited sand from coral and seashells.” A representative profile of this soil type is
single grain, pale brown to very pale brown, sandy, and more than 60 inches deep.
Permeability is rapid, runoff is very slow to slow, and the hazard of water erosion is
slight. Wind erosion is a severe hazard where vegetation has been removed. Listed
uses for this soil type include pasture, sugarcane, truck crops, and urban development.
Soils of the Mokuleia series occur as “small areas on the coastal plains . . . (I)ncluded in
mapping were small areas of Jaucas soils; small areas of very deep, well-drained soils
in drainageways; and small areas of poorly drained clay soils underlain by reef
limestone.” A representative profile of the surface layer is very dark grayish-brown clay
loam about 16 inches thick. The next layer down to a depth of four to five feet is darkbrown and light-gray, single-grain sand and loamy sand. Permeability is moderate in
the surface layer and rapid in the subsoil. Runoff is very slow and the erosion hazard is
no more than slight. Listed uses for this soil type include sugarcane, truck crops, and
pasture.
Impacts and Mitigation Measures
During the demolition and removal of the cottages and concrete foundations,
there is the potential for soils to become airborne. This is of special concern due
to the susceptibility of Jaucas soils to wind erosion where vegetation has been
removed. Water spraying will be implemented during the removal and if
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necessary, wind screens will be installed. Windscreens will remain in place until
landscaping is established on the cleared areas.
Due to the rapid permeability of the soils and the level ground surface of the
project site, soil runoff during site preparation is of less concern than wind
erosion. Runoff will be controlled in compliance with the City and County of
Honolulu’s “Rules Relating to Storm Drainage Standards”. Typical mitigation
measures will include appropriately stockpiling materials on-site to prevent runoff
and establishing landscaping as early as possible on graded areas.
2.2.

Agricultural Lands

The project site has been under continuous use as a corporate retreat for over 80 years.
There is no record or physical evidence that the project site has ever been used for
agricultural purposes, either traditionally or in the historic period during the days of the
Waialua Agricultural Company.
According to the State of Hawaii Department of Agriculture classification system
“Agricultural Lands of Importance to the State of Hawaii” (ALISH), the project site is
unclassified, which commonly indicates that the lands are not suitable for intensive
agriculture (see Figure 2-2).
The Detailed Land Classification – Island of Hawaii, published by the University of
Hawaii Land Study Bureau (LSB), evaluates the quality or productive capacity of certain
lands on the island using a five-class productivity rating system, with “A” representing
the class of highest productivity and “E” the lowest. Under this system, about two-thirds
of the site is rated “E”, Very low productivity, and the remaining one-third in the southern
portion of the site is rated “A” or Very high productivity (see Figure 2-3).
Impacts and Mitigation Measures
Based on the sandy soils, a LSB rating of “E” with a small section rated “A”, and
the ALISH rating of “unclassified”, the project site does not have significant
potential for high capacity agriculture. At most, the project site may be suitable
for grazing. Continued use of the project site for a corporate retreat would not
have an adverse impact on the availability of agricultural land in the State of
Hawaii.
2.3.

Hydrology

Groundwater in the Mokuleia area originates from rainfall in the Waianae Range. The
Waialua-Mokuleia coastal plain is underlain by interbedded marine and terrestrial
sediments deposited during fluctuations in sea level. This deposited alluvium partially
confines groundwater as it moves seaward. A thin body of fresh to brackish water
within coralline limestone is located along the Mokuleia coastline.
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There are no natural surface water bodies, floodplains, or wetlands on the project site.
Makaleha Stream, the closest natural surface water source, is located approximately
1,700 feet west of the project site where it enters the ocean from within Makaleha
Beach Park. The rain gage station closest to the project site (Station Key No. 841.00,
Kawaihapai Station) records approximately 32.5 inches mean annual rainfall. Most of
the rain occurs during the winter months.
In the vicinity of the project site, Farrington Highway delineates the division between the
City and County of Honolulu Board of Water Supply Pass/No Pass line. The project site
is below this line, indicating that the underlying aquifer is not considered a drinking
water source. However, the project site is identified by the State Department of Health
as a high groundwater area. The nearest registered potable water well in the vicinity of
the project site is identified as Well No. 3410-01, owned and operated by Crowbar
Ranch. This well is located mauka of Farrington Highway, approximately 3,700 feet to
the southwest of the project site.
Impacts and Mitigation Measures
Due to the level topography and soil permeability, no impact on surface water
bodies is anticipated during construction. If necessary, soil containment barriers
may be installed at the shoreline during removal of concrete foundations. Any
potential soil runoff from grading and excavation will be controlled in compliance
with City and County of Honolulu grading permit requirements. Typical mitigation
measures may also include appropriate treatment of excess excavated material,
and covering and landscaping exposed soils as early as possible.
In the long-term, the overall impact from the proposed project on groundwater
and the marine environment is expected to be positive since the new IWS
installation will replace the existing cesspools. Even when working properly,
cesspools remove only a small percentage of pollutants contained in domestic
sewage, with groundwater carrying the remainder into the ocean. The new IWS
will treat the wastewater to a level which is safe for percolation to the water table.
The wastewater systems will require review and approval by the State of Hawaii
Department of Health to ensure the system complies with Title 11 Hawaii
Administrative Rules, Chapter 62, Wastewater Systems.
2.4.

Flood Hazard

According to Flood Insurance Rate Map (FIRM) Panel 85 of 395, Map number
15003C0085F, dated September 30, 2004, the project site lies within two flood hazard
designations (see Figure 2-4).
The first designation, Zone AE, “Base Flood Elevations determined” (elevation 11 feet)
closely follows the top of the bank at the shoreline. The remainder of the project site is
designated Zone X, “Areas of 0.2% annual chance flood; areas of 1% annual chance
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flood with average depths of less than 1 foot or with drainage areas less than 1 square
mile; and areas protected by levees from 1% annual chance flood.”
The entire project site is within the Tsunami Evacuation Zone, as determined by City
and State Civil Defense agencies. The Tsunami Evacuation Zone depicts estimated
inundation limits for all coastal areas of Oahu using available historical data. The
evacuation zone designation is an advisory designation meant to foster tsunami
preparedness. It does not impose any building restrictions on proposed development.
Impacts and Mitigation Measures
The new cottages will be moved approximately 100 feet further mauka of the
shoreline, which will move them outside of the Zone AE flood designation. Over
time, the re-establishment of shoreline vegetation and natural beach processes
should also have a positive impact on the mitigation of flood hazard from high
surf or tsunami events. The new cottages will be built on posts, with a floor
elevation approximately 3 feet above the surrounding ground elevation. All
renovations will comply with City flood ordinances.
2.5.

Flora and Fauna

Terrestrial Flora and Fauna
Vegetation on the project site predominantly consists of naupaka (Scaevola spp.) and
grasses. Most of the large trees, primarily ironwood (Casuarina equisetifolia) and
kamani (Calophyllum inophyllum), that previously grew on the property were removed in
2006. No threatened or endangered plant species are known to exist on the property.
Pets are not allowed to be brought to the site by cottage users. Faunal species that
may naturally occur at the project site include rats, mice, and mongoose that are
common to rural environments. Feral species of cats and dogs may also be present at
the site on occasion. Avifaunal species include those common to rural Oahu such as
the barred dove, mynah, sparrow, Brazilian cardinal, and finches. The Pacific Golden
Plover, a migratory species, would also be expected to appear at the site during the
winter months. No federally protected, threatened or endangered species of animals
are known to inhabit the project area.
Marine Flora and Fauna
The project site does not involve any encroachment or potential impact into the area
makai of the shoreline. For the record, the ocean environment just offshore of the
project site supports a wide variety of benthic algae, common macroinvertebrates like
sea urchins, sponges, and corals, and a wide variety of common reef fish. Several
federally designated threatened and endangered species are also known to occur on
the North Shore, including the green sea turtle (Chelonia mydas) and the endangered
hawksbill turtle (Eretmochelys imbricata). The endangered Hawaiian monk seal
(Monachus schauinslani) has also been known to appear on the North Shore.
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Impacts and Mitigation Measures
Once the existing concrete paving and building foundations are removed from
the shoreline, the cleared area will be replanted with species such as naupaka,
silver buttonwood, and hala trees (see Landscape Plan, Figure 2-5).
After construction, the area surrounding all three of the new cottages will be
planted with lawn grass bordered by naupaka hedge, beach heliotrope/sea
grape, and kamani trees. Naupaka hedge will also be used to line the mauka
side of the newly paved driveway and the makai side near the entry into the site.
All other existing trees that are not within the proposed construction area will
remain.
No adverse impacts on fauna are anticipated. Site preparation will remove
existing plant species that provide forage space and/or habitat for various bird,
mammal and insect species that commonly occur in the region. When
landscaping for the proposed project is established, these displaced species will
return.
2.6.

Noise

Ambient noise levels in the vicinity of the project site are very quiet, which is
characteristic of the rural North Shore community. This also means that sensitivity to
unusual or atypical noise is heightened since residents have a greater expectation of
quiet. Most noise that is considered intrusive in rural areas is related to motor vehicles,
or to other power equipment such as mowers, trimmers and other power tools used for
property maintenance.
Impacts and Mitigation Measures
During the construction phase of the proposed project, construction noises will be
audible to the surrounding properties along Crozier Drive and Mahinaai Street.
The activities most likely to cause disturbance will be the excavation and removal
of the old concrete tennis court in the northeast corner of the project site, and the
construction of the new caretaker’s residence closest to the eastern property line.
All demolition and construction activities will occur between the hours of 7 a.m.
and 6 p.m. The contractor will be responsible for complying with DOH noise
regulations (Chapter 11-46 Community Noise Control, Hawaii Administrative
Rules) as specified for construction-related activities.
Upon completion, traffic associated with the proposed project is not anticipated to
increase since no net increase in traffic will be attributable to the proposed
improvements. The proposed project will not increase net floor area or parking
capacity.
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Air Quality

The climate of the Mokuleia area is characterized by abundant sunshine, persistent
tradewinds, relatively constant temperatures, moderate humidity, and infrequent severe
storms. Northeasterly tradewinds prevail throughout the year although their frequency
varies from more than 50 percent during the summer months to 90 percent in January.
The average annual wind velocity is approximately 10 miles per hour.
The mean temperature measured at Waialua ranges from 70 degrees Fahrenheit (°F) in
the winter to 77°F in the summer. High temperatures at Waialua are typically in the low
to mid-70°F in the winter and the mid-80°F in the summer. Relative humidity ranges
between 56 and 72 percent.
Other than vehicular emissions or fugitive dust from ground disturbing activities or
drought conditions, there are no air pollutant sources within the project vicinity. The
State Department of Health Clean Air Branch does not maintain any air quality
monitoring stations on the North Shore of Oahu.
Impacts and Mitigation Measures
The proposed project will have short-term construction-related impacts on air
quality in the immediate vicinity, including the generation of dust and the
emissions from construction vehicles and equipment and from the vehicles of
commuting construction workers. However, due to the prevailing tradewinds and
distance of the demolition and construction activities from the nearest residences
along Crozier Drive, most of these impacts should not be adverse.
It is possible that some adverse impacts could occur to nearby residences along
Crozier Drive during the demolition and removal of the old tennis court in the
northeast corner of the site. If necessary, a temporary dust fence will be erected
along the eastern property line to shield the nearest residences along Crozier
Drive from potential fugitive dust. This would be in addition to an existing 6-foot
high chain link fence with dust screen already in place along the southern and
most of the eastern boundary of the property.
The construction contractor will be responsible for complying with State
Department of Health, Administrative Rules, Section 11-60.1 regarding air
pollution control, specifically Section 11-60.1-33, regarding fugitive dust and the
prohibition of visible dust emissions at property boundaries. As discussed in
Section 2.1, Topography and Soils, measures such as water spraying and wind
screens will be implemented, as necessary, during excavation, followed by
temporary irrigation systems to facilitate the establishment of landscaping.
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In the long-term, some minor air quality benefits may be accrued from paving of
the access road and parking areas. Traffic associated with the proposed project
will not adversely affect air quality since there will be no increase in traffic
attributable to the project.
2.8.

Hazardous Materials

At the time the beach cottages were originally constructed in 1924, asbestos was
commonly used in building materials. Although the cottages are mostly constructed of
wood, it is possible that materials such as floor tiles, fire-proofing, or insulation may
contain asbestos.
Impacts and Mitigation Measures
Prior to demolition and renovation, the cottages will be inspected for the
presence of asbestos by a certified inspector, and any asbestos containing
material will be handled in accordance with the State of Hawaii Department of
Health Administrative Rules (HAR) Chapter 11-501, 502, 503, and 504, Asbestos
Regulations.
2.9.

Archaeological and Historic Resources

The Mokuleia area has been the location of several archaeological investigations, the
majority of which have been limited to inadvertent finds of burial remains along the
beach. The most recent inadvertent find occurred in the northwest corner of the project
site in January 2008. Based on these prior findings, an archaeological literature review
and field inspection was conducted for the proposed project to determine if there are
any major archaeological concerns within the study area, and to develop data on the
general nature, density, and distribution of known archaeological resources in the area.
The review and field inspection report is included in Appendix A.
Field inspection of the project site confirmed the findings and information provided in the
background research. Within the project site, the remnant grade of the OR&L railroad
(SIHP #50-80-12-9714) is still visible as a linear depression through the center of the
site. Historic material including broken bottles, metal fragments, and window glass were
observed in the vicinity of the alignment.
The site of the recent inadvertent burial discovery in the northwest corner of the project
site was also observed during the field inspection. Human remains of at least two adult
individuals were unearthed in this location during initial tree removal activities in January
2008. With approval from Castle & Cooke, Inc., these remains along with three other
inadvertent burial discoveries from the immediate area stored within the SHPD
depository, were reburied at this location. A temporary perimeter using metal rebar and
caution tape remains in place around the reburial location. In the near future, a reburial
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agreement will be drafted to further protect the burials through recordation in the Bureau
of Conveyance.
Impacts and Mitigation Measures
The remnant grade of the OR&L railroad is outside of the sites proposed for
development of the new cottages and individual wastewater system/leach field.
There will be no impact to this historic feature from the proposed project.
The recent inadvertent burial discovery along with previous archaeological
research in the vicinity of the project site suggests that additional human remains
or burials could be encountered during future subsurface excavation or
vegetation removal. Based on these results, an inventory survey will be
conducted that will focus on subsurface testing in areas where excavation will be
needed. This includes footings for the cottages, waterline trenching, and the site
of the new wastewater system.
The inventory survey work will be preceded by an archaeological inventory
survey plan to be prepared and submitted to SHPD for review and approval. The
inventory survey plan will establish the appropriate and agreed upon scope of
work. Archaeological monitoring during the excavation will also be conducted,
which will be preceded by an archaeological monitoring plan to be submitted to
SHPD for review and approval.
2.10. Cultural Resources
The district of Waialua is rich in legends, stories, proverbs and myths. Waialua, literally
translated as “two waters”, may refer to the two large stream drainages (Anahulu and
Helemano-Poamoho-Kaukonahua) that were once used to irrigate extensive taro fields
in the ahupa’a of Kamananui, Pa’ala’a, and Kawailoa. The ahupua’a of Kealia,
Kawaihapai, and Mokuleia on the western side of the district were more arid and not as
well watered as the three eastern ahupua’a. However, they were famed for their warm
climate, cooling breezes, plant resources, and especially marine resources. Legends
and stories with references to the natural attributes of the Mokuleia area are included in
Section 3 of the archaeological literature and field investigation (see Appendix A).
The recent inadvertent discovery of human remains in the northwest corner of the
property provides the only link to traditional or early historic period cultural use of the
project site. When protected and recorded with the Bureau of Conveyance, this cultural
use will continue in perpetuity. Otherwise, modern records indicate that the property
has been used for railroad right-of-way, as a private residence, and as a corporate
retreat.
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Impacts and Mitigation Measures
The proposed project will not change the current use of the property, which has
been on-going since acquisition of the land by Castle & Cooke in 1927. Nor will it
affect the ability to preserve the recent reburials that took place on the property
with the consent of the applicant. Therefore, no impact to cultural practices in the
Mokuleia area will result from the proposed project.
2.11. Socio-Economic Characteristics
The project site is located at the western edge of the town of Waialua. Unlike the
nearby town of Haleiwa which is more commercial and tourist oriented, Waialua is
primarily a residential area with a quiet ambiance. According to statistics available from
www.city-data.com, as of July 2007, the population of Waialua was 3,891 persons, in
comparison to the 2000 U.S. Census figure of 3,761. The 2000 U.S. Census listed
1,128 households within the census-designated place (CDP) of Waialua. The racial
makeup of the CDP in 2000 was approximately 35 percent Filipino, 27 percent from two
or more races, 14 percent white, 12 percent Japanese, 6 percent Hispanic, 4 percent
Native Hawaiian and other Pacific Islander, and the remainder of mixed or other races.
The estimated 2007 median household income in the CDP was $58,900 (it was $46,763
in 2000, based on the U.S. Census).
Impacts and Mitigation Measures
The beach cottages have been in use for over 80 years as a corporate retreat for
Castle & Cooke employees. As a transient use recreational facility, it does not
contribute to any permanent changes in the area’s population or economy. Since
no changes are proposed to the current use, the proposed action will not have
any significant socio-economic impacts.
2.12. Community Health and Safety
Throughout the period of use of the property as a corporate retreat, the cottages have
been used safely and without incident to the surrounding community. Although zoned
for agriculture, no agricultural activities occur on the property that could otherwise have
potentially adverse health impacts.
Impacts and Mitigation Measures
Since the proposed action would not result in any change to the current use, no
impacts to community health and safety are anticipated. Some positive health
benefits to offshore water quality may be gained from the proposed action by the
replacement of outdated cesspools with a new individual wastewater system that
will serve all three new cottages.
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2.13. Scenic Views
Due to the distance of the project site from Farrington Highway, the beach cottages do
not obstruct any scenic views of the shoreline normally available to the general public.
From within the site, the two beachfront cottages partially obstruct views of the ocean.
The cottages are also currently visible from stationary locations on Mokuleia Beach,
which may be regarded as detracting from the scenic views. However, there are many
other beachfront homes along Crozier Drive that are also visible when looking to the
east from Mokuleia Beach.
Impacts and Mitigation Measures
The proposed reconstruction of the cottages further inland will move the structures from
the slightly higher elevations at the shoreline, to slightly lower elevations in the middle of
the site. This relocation may have a slightly positive impact on coastal views from
Farrington Highway, especially if future clearing of adjacent, undeveloped land opens
up new view planes. Scenic views of the ocean from within the project site and from
Mokuleia Beach will be positively impacted by the cottage relocation and replacement
with shoreline vegetation.
2.14. Traffic
Traffic on the North Shore can have significant delays, primarily during weekends,
special events, and periods of high surf. However, these delays tend to occur on the
two-lane Kamehameha Highway between Haleiwa and Sunset Beach, and do not affect
Farrington Highway between Waialua and Mokuleia. There are no issues around traffic
where the project site access road meets Farrington Highway.
Impacts and Mitigation Measures
There will be a negligible increase in traffic to the North Shore due to
construction workers commuting to the project site during the week. Since these
workers will be traveling against the predominant peak hour traffic pattern, the
increase will not be noticeable. No long-term traffic impact is anticipated since
the use of the project site will not change.
2.15. Utilities
The project site is not served by a municipal sewer or drainage system. Water, electric,
and telephone service are currently delivered to the site.

Impacts and Mitigation Measures
No increase in water use at the project site is anticipated. There may be a small
increase in electrical demand resulting from the project due to the likely need for
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an aerator pump in the new individual wastewater system. This increase in
demand will likely be offset by the installation of solar water heating and energy
efficient appliances in the new cottages. As is the case with all of CCHH’s
residential developments, the applicant will consider the use of energy saving
technologies in the new beach cottages to the extent practicable.
2.16. Other Public Facilities
The project site is served by City and County of Honolulu solid waste collection and
police and fire protection. Since it has no permanent residents, it has no impact on
schools or recreation facilities in the area.
Impacts and Mitigation Measures
Since the proposed project would continue the current use, municipal services
related to solid waste, schools, recreation, and public safety will be unaffected by
the proposed project.
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RELATIONSHIP TO LAND USE PLANS, POLICIES AND CONTROLS

This section discusses State and City and County of Honolulu land use plans, policies
and controls relating to the proposed project.
3.1.

State Land Use District

The Hawaii Land Use Law, contained in Chapter 205, Hawaii Revised Statutes,
classifies all land in the State into four land use districts: Urban, Agricultural,
Conservation, and Rural. The project site is designated within the Agricultural District
(see Figure 3-1).
The current and proposed use of the land as a corporate retreat is not a permissible use
within the Agricultural district, as defined by Chapter 205-4.5, Permissible uses within
the agricultural districts. In such instances where the proposed land use is not a
permitted use, the county planning commission may grant a State Special Use Permit
(SUP) to allow such use in the State Agricultural District if the use can be shown to be
reasonable. Castle & Cooke, Inc. will request an SUP from the City’s Department of
Planning and Permitting for the Kaiahulu Beach Cottages reconstruction.
3.2.

City and County of Honolulu

3.2.1 Zoning
The project site is zoned AG-2 General Agricultural District (see Figure 3-2). The City
and County of Honolulu Department of Planning and Permitting considers the use of the
site to be a “corporate retreat” for zoning purposes. The Land Use Ordinance (LUO)
Section 21-10.1 defines a corporate retreat as follows:
“Corporate retreat” means a transient vacation unit which is provided with
or without monetary compensation by a business, company or
corporation, including a nonprofit corporation, to transient occupants,
including but not limited to employees, directors, executives or
shareholders of the business, company or corporation.”
For LUO purposes, a corporate retreat is considered to be a type of transient vacation
unit (TVU) and is not a permitted use in the AG-2 District. Therefore, in order to
authorize the use of the site as a corporate retreat, a zoning variance will be required.
Castle & Cooke, Inc. will file a zoning variance with the City’s Department of Planning
and Permitting.
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3.2.2 North Shore Sustainable Communities Plan
On May 10, 2000, the City and County of Honolulu’s North Shore Sustainable
Communities Plan (NSSCP) was adopted. The Plan is one of eight regional plans
covering the Island of Oahu. As mandated by the City Charter, the plans set forth City
policy to guide zoning, land use, and public investment in a manner that is consistent
with and supports the General Plan of the City and County of Honolulu.
The North Shore Sustainable Communities Plan Land Use Map designates the project
site as “Park.” However, based on consultation with the City Department of Planning
and Permitting (DPP), the “Park” designation for the adjacent planned Makaleha Beach
Park was erroneously extended to include the project site. The DPP intends to correct
this error in conjunction with its forthcoming update of the NSSCP. The correct
designation for the project site is “Agriculture.”
As stated in the NSSCP, the role of the North Shore in Oahu’s development pattern is to
maintain the rural character, agricultural lands, open space, natural environment,
recreation resources and scenic beauty of Oahu’s northern coast. For this reason,
special consideration will be given to ensuring that the new cottages are sensitive to the
shoreline environment, historic resources, and to the neighboring residential and
agricultural parcels. The new cottages will be modest structures of textured plywood
siding and asphalt shingles. Since the new cottages will be sited at slightly lower
elevation in the interior of the property, the 17-foot high roofline will not be visible from
the beach. Landscaping will be selected as appropriate to the shoreline environment
and as necessary to shield the cottages for privacy and consideration of neighbors. Any
outdoor lighting will be shielded as necessary to direct light only to where it is needed.
All new construction, including the wastewater system, will be sited to ensure that there
is no impact to the existing historic OR&L railroad right-of-way feature.
The proposed action is consistent with the following specific land use policies, principles
and guidelines in the NSSCP:
OPEN SPACE AND NATURAL ENVIRONMENT
General Policies
•
•
•

Protect significant natural features
Preserve cultural and historic features
Protect scenic views

Discussion: The proposed project will enhance the shoreline environment and scenic
views through removal of concrete structures and the re-establishment of appropriate
shoreline flora. Potential disturbance to cultural resources during inland grading and
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excavation activities will be mitigated by archaeological inventory survey and
construction monitoring in accordance with plans prepared and approved by the SHPD.
Planning Principles
•

Preservation of Scenic Views. Scenic resources include the Waianae and
Koolau Mountain Ranges, coastal pali, the coastline, and the Pacific Ocean.
View of these resources from public places, including major roadways, should be
preserved. More open space should be provided along the shoreline to preserve
and enhance views of the ocean. New developments should seek to minimize
impact on these scenic resources.

Discussion: Views of the coastline from Mokuleia Beach will be enhanced by the
reconstruction of the two beachfront cottages further mauka, away from the shoreline,
and by the removal of all concrete foundations and their replacement with coastal strand
vegetation.
Guidelines
Shoreline Areas
•

•
•

•

Preserve rare coastal resources including coastal strand vegetation, sand
dunes, and anchialine ponds. Establish buffer zones around these areas
where necessary. Discourage off-road vehicle use in ecologically sensitive
areas.
Discourage development or activities which result in beach loss. Encourage
development or activities which result in beach preservation or enhancement.
Where structures are permitted on lands abutting the shoreline, adequate
setbacks should be provided. Establish greater shoreline setbacks for new
structures in erosion hazard areas, using criteria from the various shoreline
studies. New structures should incorporate building styles compatible with
coastal hazards such as coastal erosion, tsunami, and hurricane overwash.
Buildings should adhere to the City’s and FEMA minimum building elevations
and architectural guidelines.
Maintain and expand public beach access to the shoreline and lateral
shoreline access along the coast, especially in areas with high recreational or
scenic value. Public access should generally be no more that ½ mile apart in
undeveloped areas and no more than ¼ mile apart in developed areas…

Discussion: Shoreline areas that are cleared of concrete structures will be landscaped
with coastal strand vegetation and cordoned off until well-established. The removal of
“hardened” structures should help to preserve or enhance the beach in the long-term.
The new cottages will have a setback distance of 120 feet or more from the shoreline.
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Cottages will be on posts, with 3-foot floor elevations above the surrounding ground
surface.
With regard to public beach access, while it would be possible for beachgoers to park
along Farrington Highway and walk down the driveway and across the property if an
easement were provided, the remote parking location for unattended vehicles and the
over ¼ mile walking distance from the highway make an easement in this location
impractical. There are easier and more secure public beach access points along
Crozier Drive and at Makaleha Beach Park. Both of these existing access points are
located approximately ¼ mile from either side of the subject property.
HISTORIC AND CULTURAL RESOURCES
General Policies
•
•

Preserve significant historic features from earlier periods.
Restore or keep intact sites with cultural and/or religious significance out of
respect for their inherent cultural and religious values.

Discussion: The new cottages and wastewater system will be sited to avoid the
alignment of the historic OR&L railroad right-of-way, SIHP #50-80-12-9714.
Additionally, archaeological inventory survey of the cottage foundations and area for the
individual wastewater system will be conducted to determine the potential for
disturbance of any potentially significant archaeological and historic features.
Archaeological monitoring will also be conducted during excavation activities.

WASTEWATER TREATMENT
General Policies
•

New wastewater treatment systems should meet standards that minimize
adverse impacts on potable water sources and the ocean. An ocean outfall in
the North Shore area has been rejected by the community as an option due to
environmental and economic considerations. New developments should provide
for environmentally sensitive wastewater collection and disposal.

Discussion: Wastewater, which is presently disposed of on-site through individual
cesspools near each cottage, will be disposed of through a new, privately maintained
wastewater treatment system. The applicant will comply with the applicable provisions
of the Department of Health’s Administrative Rules, Chapter 11-62, “Wastewater
Systems.”
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Planning Principles and Guidelines
•

Replacement of Cesspools. Replace outdated individual cesspools with septic
tanks and individual wastewater systems. Consider public programs or policies
to support private conversion efforts.

Discussion: See discussion above.
3.2.3 Special Management Area
The entire project site lies within the boundary of the City and County of Honolulu’s
Special Management Area (SMA). Proposed improvements within the SMA are subject
to SMA permit requirements pursuant to Section 205A, HRS, and Chapter 25 Revised
Ordinances of Honolulu.
The objectives, policies and SMA guidelines, as set forth in Chapter 205A, Hawaii
Revised Statutes, are intended to ensure that adequate shoreline access is provided,
public recreation and wildlife preserves are reserved, and that minimum adverse effects
to water, visual and natural resources are assured. The project’s consistency with the
Coastal Zone Management Program is discussed below.
(1)

Recreational Resources
Objective:
Provide coastal recreational opportunities accessible to the public.
Policies
(A)
Improve coordination and funding of coastal recreational planning and
management; and
(B)
Provide adequate, accessible, and diverse recreational opportunities in
the coastal zone management area by:
(i)
(ii)

(iii)

Protecting coastal resources uniquely suited for recreational
activities that cannot be provided in other areas;
Requiring replacement of coastal resources having significant
recreational value, including but not limited to surfing sites,
fishponds, and sand beaches, when such resources will be
unavoidably damaged by development; or requiring reasonable
monetary compensation to the state for recreation when
replacement is not feasible or desirable;
Providing and managing adequate public access, consistent with
conservation of natural resources, to and along shorelines with
recreational value;
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Providing an adequate supply of shoreline parks and other
recreational facilities suitable for public recreation;
Ensuring public recreational use of county, state, and federally
owned or controlled shoreline lands and waters having recreational
value consistent with public safety standards and conservation of
natural resources;
Adopting water quality standards and regulating point and non-point
sources of pollution to protect, and where feasible, restore the
recreational value of coastal waters.
Developing new shoreline recreational opportunities, where
appropriate, such as artificial lagoons, artificial beaches, and
artificial reefs for surfing and fishing; and
Encouraging reasonable dedication of shoreline areas with
recreational value for public use as part of discretionary approvals
or permits by the land use commission, board of land and natural
resources, county planning commissions; and crediting such
dedication against the requirements of Section 46-6, HRS.

Discussion: Development of the proposed project is anticipated to have no impact on
coastal recreational opportunities except to the extent that the shoreline is improved by
the removal of concrete pavement and building foundations, and by the reestablishment
of shoreline vegetation in these areas. It is also hoped that removal of the hardened
structures at the shoreline will reduce the rate of beach sand erosion. (2) Historic
Resources
Objective:
Protect, preserve and, where desirable, restore those natural and manmade
historic and prehistoric resources in the coastal zone management area that are
significant in Hawaiian and American history and culture.
Policies:
(A)
Identify and analyze significant archaeological resources;
(B)
Maximize information retention through preservation of remains and
artifacts or salvage operations; and
(C)
Support state goals for protection, restoration, interpretation, and display
of historic resources.
Discussion: An assessment for the potential to encounter archaeological and historic
resources within the proposed areas of disturbance was conducted in March 2008.
Based on observations during the field inspection and background research, additional
human burials, prehistoric subsurface features, and cultural material associated with the
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former OR&L railroad may be encountered during subsurface excavation activities
within the project area.
State goals for the protection of historic resources will be supported through the
completion of an archaeological inventory survey of the designated areas of
disturbance, and by archaeological monitoring during excavation of building footings,
waterline trenching, and the individual wastewater treatment system.
(3)

Scenic and Open Space Resources
Objective:
Protect, preserve, and where desirable, restore or improve the quality of coastal
scenic and open space resources.
Policies:
(A)
Identify valued scenic resources in the coastal zone management area;
(B)
Ensure that new developments are compatible with their visual
environment by designing and locating such developments to minimize the
alteration of natural landforms and existing public views to and along the
shoreline;
(C)
Preserve, maintain, and, where desirable, improve and restore shoreline
open space and scenic resources; and
(D)
Encourage those developments which are not coastal dependent to locate
in inland areas.

Discussion: On the North Shore Sustainable Communities Plan, Open Space Map,
the stretch of coastline between the west end of Crozier Drive and Mokuleia Beach Park
is identified as a resource with “Intermittent Panoramic Views” of the Pacific Ocean.
The demolition and reconstruction of the cottages further inland will improve the scenic
views of the ocean from within the property by removing the cottages as obstructions.
Stationary views from the beach will also be improved to the extent that the current
location of the cottages will be replaced with coastal strand vegetation and open space.
(4)

Coastal Ecosystems
Objective:
Protect valuable coastal ecosystems, including reefs, from disruption and
minimize adverse impacts on all coastal ecosystems.
Policies:
(A)
Improve the technical basis for natural resource management;
(B)
Preserve valuable coastal ecosystems, including reefs, of significant
biological or economic importance;
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Minimize disruption or degradation of coastal water ecosystems by
effective regulation of stream diversions, channelization, and similar land
and water uses, recognizing competing water needs; and
Promote water quantity and quality planning and management practices
which reflect the tolerance of fresh water and marine ecosystems and
prohibit land and water uses which violate state water quality standards.

Discussion: One of the purposes of the proposed project is to remove the concrete
foundations from the shoreline. As has been shown in studies of littoral processes,
man-made structures that “harden” the shoreline can lead to beach erosion and
eventual beach loss. Hardening a shoreline can interfere with seasonal beach profile
adjustments because the dune can no longer share its sand with the beach. As a
retreating beach encounters a hardened structure it can no longer draw upon a
landward sand supply and it begins to erode as sand is deposited offshore. It is hoped
that removal of the concrete building foundations, lanai space, and playcourt will help to
protect the valuable beach sand that fronts the property.
Another purpose of the project is to upgrade the method of wastewater disposal. As
noted in the NSSCP, cesspools have the potential for failure when not maintained, and
even when working properly, they remove only a small percentage of the pollutants
contained in domestic sewage, with groundwater carrying the remainder to the ocean.
This can result in potential health problems to recreational users of the shoreline.
The NSSCP advocates as a planning principle the replacement of cesspools with septic
tanks and individual wastewater systems where centralized treatment systems are not
available. The proposed project will install an individual wastewater system, likely with
aerobic treatment, to replace the existing cesspools. The new systems will comply with
all applicable provisions of the Department of Health’s Administrative Rules, Chapter
11-62, “Wastewater Systems.”
(5)

Economic Uses
Objective:
Provide public or private facilities and improvements important to the State’s
economy in suitable locations.
Policies:
(A)
Concentrate coastal dependent development in appropriate areas;
(B)
Ensure that coastal dependent developments such as harbors and ports,
and coastal related development such as visitor facilities and energy
generating facilities, are located, designed, and constructed to minimize
adverse social, visual, and environmental impacts in the coastal zone
management area; and
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Direct the location and expansion of coastal dependent developments to
areas presently designated and used for such developments and permit
reasonable long-term growth at such areas, and permit coastal dependent
development outside of presently designated areas when:
(i)
Use of presently designated locations is not feasible;
(ii)
Adverse environmental effects are minimized; and
(iii)
The development is important to the State’s economy.

Discussion: All of the features of the proposed project have been designed to
minimize any adverse social, visual, and environmental impacts on the coastal zone
management area. There will be no increase in building area, and no increase in use.
Existing cesspools will be replaced with individual wastewater systems for improved
water quality. Improvements will be made to the shoreline’s scenic value by moving the
cottages inland and restoring cleared areas with shoreline vegetation. No direct impact
to the State’s economy will result except to the extent that the return of the shoreline to
its more original, natural state will enhance the value of the beach to visitors.
(6)

Coastal Hazards
Objectives:
Reduce hazard to life and property from tsunami, storm waves, stream flooding,
erosion, subsidence and pollution.
Policies
(A)
Develop and communicate adequate information about storm wave,
tsunami, flood, erosion, subsidence, and point and nonpoint source
pollution hazards;
(B)
Control development in areas subject to storm wave, tsunami, flood,
erosion, hurricane, wind, subsidence, and point and nonpoint pollution
hazards;
(C)
Ensure that developments comply with requirements of the Federal Flood
Insurance Program;
(D)
Prevent coastal flooding from inland projects; and
(E)
Develop a coastal point and nonpoint source pollution control program.

Discussion: The proposed project will move the cottages away from Zone AE, “Base
Flood Elevations determined” (elevation 11 feet) and further into Zone X, “Areas of 0.2%
annual chance flood; areas of 1% annual chance flood with average depths of less than
1 foot or with drainage areas less than 1 square mile; and areas protected by levees
from 1% annual chance flood.” Thus, the relocation further inland should reduce
potential hazard to life and property from tsunami and storm waves.
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Beaches are critical to flood and erosion prevention since they serve as a natural buffer
to prevent property damage from storm waves. If the removal of hardened shoreline
structures has a positive impact on the sand accretion over time, this accretion will
further reduce the potential hazard to life and property.
Managing Development
Objective:
Improve the development review process, communication
participation in the management of coastal resource and hazards.

and

public

Policies:
(A)
Use, implement, and enforce existing law effectively to the maximum
extent possible in managing present and future coastal zone development;
(B)
Facilitate timely processing of applications for development permits and
resolve overlapping of conflicting permit requirements; and
(C)
Communicate the potential short and long-term impacts of proposed
significant coastal developments early in their life cycle and in terms
understandable to the public to facilitate public participation in the planning
and review process.
Discussion: Government agencies, community organizations and the general public
will be notified and given an opportunity to comment on the project through the
environmental review process. A Castle & Cooke, Inc. representative has already met
with the Mokuleia Community Association to apprise them of the project and solicit their
feedback. The SMA Use Permit process will provide additional opportunities for agency
and public input.
(8)

Public Participation
Objective:
Stimulate public awareness, education, and participation in coastal management.
Policies:
(A)
Maintain a public advisory body to identify coastal management problems
and to provide policy advice and assistance to the coastal zone
management program;
(B)
Disseminate information on coastal management issues by means of
educational materials, published reports, staff contact, and public
workshops for persons and organizations concerned with coastal-related
issues, developments, and government activities; and
(C)
Organize workshops, policy dialogues, and site-specific mediations to
respond to coastal issues and conflicts.
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Discussion: This EA will be circulated to various government agencies, community
organizations, and individuals. A meeting with the North Shore Neighborhood Board
No. 27 will be held to coincide with the publication of this Draft EA. The public
participation objective will also be addressed during the processing of the SMA Use
Permit, which will include public notification as well as a public hearing.
(9)

Beach Protection
Objective:
Protect beaches for public use and recreation.
Policies:
(A)
Locate new structures inland from the shoreline setback to conserve open
space and to minimize loss of improvements due to erosion;
(B)
Prohibit construction of private erosion-protection structures seaward of
the shoreline, except when they result in improved aesthetic and
engineering solutions to erosion at the sites and do not interfere with
existing recreational and waterline activities; and
(C)
Minimize the construction of public erosion-protection structures seaward
of the shoreline.

Discussion: As has been emphasized throughout this EA, the removal of concrete
foundations and structures from the shoreline of the project site should have a positive
impact on the accretion of beach sand over the long-term. Hardening a shoreline can
interfere with normal beach processes because it prevents dunes from forming above
the high water line. When a hard structure is in place that prevents the formation of
dunes, beach sand is not available for replenishment, and the eroding force of the
waves will deposit the sand offshore.
(10)

Marine Resources
Objective:
Implement the State’s ocean resources management plan.
Policies:
(A)
Exercise an overall conservation ethic, and practice stewardship in the
protection, use, and development of marine and coastal resources;
(B)
Assure that the use and development of marine and coastal resources are
ecologically and environmentally sound and economically beneficial;
(C)
Coordinate the management of marine and coastal resources and
activities management to improve effectiveness and efficiency;
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Assert and articulate the interests of the State as a partner with federal
agencies in the sound management of ocean resources within the United
States exclusive economic zone;
Promote research, study, and understanding of ocean processes, marine
life, and other ocean resources in order to acquire and inventory
information necessary to understand how ocean development activities
relate to and impact upon ocean and coastal resources; and
Encourage research and development of new, innovative technologies for
exploring, using, or protecting marine and coastal resources.

Discussion: The proposed action reflects an overall conservation ethic and practice of
stewardship in the protection, use and development of coastal resources that are
ecologically and environmentally sound and economically beneficial. This is discussed
in comments to previous SMA policies regarding: (1) Recreational Resources; (2)
Historic Resources; (3) Scenic Resources; (4) Coastal Ecosystem; (5) Economic
Resources; and, (6) Beach Erosion.
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The no action alternative would avoid any short-term environmental consequences
resulting from construction-related dust, noise and the potential for unearthing human
burials or other sensitive cultural remains. However, in the long-term, the no action
alternative would jeopardize the current use of the site as the cottages become
increasingly dilapidated and require more and more maintenance.
There are also good reasons for proceeding with the proposed action that are related to
the long-term quality of the environment. Specifically, the demolition and reconstruction
of the cottages further mauka provides an opportunity to restore the natural shoreline. It
also provides an opportunity to replace the existing cesspools with a new individual
wastewater treatment system. Therefore, since the proposed action has long-term
benefits for both the applicant and the immediate environment, the no action alternative
is not regarded as a prudent alternative.
4.2

Alternative Site or Design

The proposed action is intended to preserve the current use, such that the floor area of
the new cottages is essentially the same as the existing cottages. It is also intended to
limit ground disturbance, such that new cottages will be on posts unlike the existing
cottages that are on concrete foundations. The new cottages have been sited in the
center of the site for privacy, and will include energy saving technologies to the extent
practicable. For these reasons, there is no alternative site or design for the new
structures that would be more advantageous or environmentally benign than the
proposed action.
An alternative location for the wastewater treatment system will be designated prior to
the start of construction so that, in the event the archaeological monitoring encounters
sensitive cultural materials during excavation, the system could be relocated without
halting construction. The alternate site of the wastewater treatment system will be
designated on the building plans.
4.3

Alternative Use

The 9.16-acre project site is zoned AG-2 General Agricultural District and is in the State
Land Use Agriculture District. Based on the Land Use Ordinance (LUO), alternative
uses for lands zoned AG-2 include activities that would conserve and protect
agricultural activities on smaller parcels of land. However, as discussed in Section 2.2,
Agricultural Lands, the project site has never been used for agricultural purposes and its
soil characteristics make it unsuitable for high capacity agriculture. While the project
site could possibly be used for ancillary activities related to agriculture, these uses
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would have their own attendant environmental consequences. Given the 80 years of
established use of the property as a corporate retreat without complaints from
surrounding property owners, the current use should be regarded as the most feasible
and suitable use of the property.
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5.

ANTICIPATED DETERMINATION OF FONSI

A.

Applicant
Castle & Cooke, Inc.

B.

Accepting Authority
City and County of Honolulu, Department of Planning and Permitting

C.

Description of the Proposed Action
Reconstruction of three cottages, which includes demolition of two of the
beachfront cottages currently within the 40-foot shoreline setback, and the
demolition and reconstruction of a caretaker’s cottage. The beach cottages will
be constructed on posts about 100 feet further inland, with similar if not identical
floor area. The surrounding grounds will be landscaped with lawn grass
bordered by naupaka. Existing cesspools that serve the cottages will be
replaced with a new individual wastewater system.
All concrete structures within the 40-foot shoreline setback will be removed, and
the cleared areas will be landscaped with shoreline vegetation. One structure,
an existing bath house outside the 40-foot shoreline setback, will remain to serve
beachgoers. The existing gravel driveway will be paved, and new paved parking
area for 12 cars will be created.

D.

Determination and Reasons Supporting Determination
Potential impacts of the proposed project have been evaluated in accordance
with the significance criteria of Section 11-200-12 of the Department of Health’s
Administrative Rules. In general, the proposed project will not:

(1)

Involve an irrevocable commitment to loss or destruction of any natural or cultural
resource
The project will demolish and then reconstruct two beach cottages at locations
further inland, away from the shoreline.
Demolition of cottages will be
accompanied by the removal of all concrete walkways, playcourts, lanai space
and other concrete structures that are currently within the 40-foot shoreline
setback. This will provide the opportunity to restore shoreline vegetation in the
cleared areas, and to hopefully encourage the accretion of beach sand fronting
the property. This should result in an overall improvement to the coastal
resource.
Based on literature review and field inspection, there is the potential for
encountering cultural resources during excavation for the cottage footings,
waterline, and the new individual wastewater systems. An archaeological
inventory survey will be conducted pursuant to an SHPD-approved
archaeological inventory survey plan.
Archaeological monitoring during
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excavation will assure that any cultural materials encountered, including human
burials, are appropriately treated. This will include stopping work and reporting
inadvertent finds to the SHPD. In the case of any human burials encountered,
consultation will be pursued with the Oahu Island Burial Council.
(2)

Curtail the range of beneficial uses of the environment
The proposed project will continue the existing use, without any increase in user
activity or utility requirements, and will also provide some benefits to the
environment in the form of increased coastal strand vegetation, beach
replenishment, and wastewater treatment upgrade.

(3)

Conflict with the state’s long-term environmental policies or goals and guidelines
as expressed in Chapter 344, HRS, and any revisions thereof and amendments
thereto, court decisions, or executive orders
The proposed project does not conflict with long-term environmental policies,
goals, and guidelines of the State of Hawaii. As presented in this EA, the
project’s potential temporary adverse impacts are associated only with short-term
construction-related activities and can be mitigated through adherence to
standard construction mitigation practices.

(4)

Substantially affect the economic or social welfare of the community or state
The proposed project would provide short-term economic benefits in the form of
construction jobs but otherwise will not have a substantial effect on the economic
or social welfare of the community or state.

(5)

Substantially affect public health
No significant impacts to the public’s health and welfare are anticipated. The
proposed replacement of existing cesspools with new individual wastewater
systems will potentially have a positive impact on water quality.

(6)

Involve substantial secondary impacts, such as population changes or effects on
public facilities
The proposed project will be the same as the existing use, without any increase
in use levels or utility requirements.

(7)

Involve a substantial degradation of environmental quality
Construction activities associated with the proposed project are anticipated to
result in short-term impacts to noise levels, air quality, and local traffic in the
immediate project vicinity. The project site is in a remote location, however, and
these impacts will be minimal due to the distance from other residences. In the
long-term, the project will have benefits to coastal strand vegetation, beach
replenishment, and water quality.
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(8)

Individually limited but cumulatively has considerable effect upon the
environment or involves a commitment for larger actions
The proposed project will continue the current use, without any increase in user
activity or utility requirements.

(9)

Substantially affect a rare, threatened, or endangered species, or its habitat
There are no known rare, threatened or endangered species of flora or fauna or
associated habitat identified on the project site.

(10)

Detrimentally affect air or water quality or ambient noise levels
Operation of construction equipment would temporarily elevate ambient noise
and concentrations of exhaust emissions in the immediate vicinity of the project
site. In the long-term, replacement of existing cesspools with individual
wastewater systems should improve groundwater quality that flows to the ocean.

(11)

Affect or is likely to suffer damage by being located in an environmentally
sensitive area such as a flood plain, tsunami zone, beach, erosion-prone area,
geologically hazardous land, estuary, fresh water, or coastal waters
The proposed project will move structures out of the environmentally sensitive
shoreline zone, thereby reducing the likelihood of damage to structures from
tsunami or high-surf/storm conditions. The proposed improvements will comply
with City flood ordinances.

(12)

Substantially affect scenic vistas and view planes identified in county or state
plans or studies
The demolition and reconstruction of the beach cottages further inland will have a
positive impact on the intermittent panoramic views of the ocean identified on the
North Shore Sustainable Communities Plan Open Space Map.

(13)

Require substantial energy consumption.
Construction and operation of the project will not result in any substantial
increases in energy consumption. The applicant will incorporate energy-saving
technologies such as solar water heating into the new cottages to the extent
practicable.
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PERMITS AND APPROVALS

The following is a list of permits and approvals, which will be required prior to
construction of the proposed project:
6.1
State of Hawaii
Department of Health
• Review of Wastewater Treatment Plans
Department of Land and Natural Resources, Historic Preservation Division
• Review of Archaeological Inventory Survey Plan
• Review of Archaeological Monitoring Plan
6.2
City and County of Honolulu
Department of Planning and Permitting
• State Special Use Permit (SUP)
• Zoning Variance
• Special Management Area (SMA) Use Permit
• Grading Permit
• Excavation Permit
• Building Permit
• Electrical Permit
• Plumbing Permit
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CONSULTATION

7.1
Parties Consulted During the Pre-EA Consultation Period
The following agencies and organizations were consulted during the pre-assessment
consultation period of the Draft EA. Each agency was sent a copy of a project summary
and a request for their written comments on the project. All written comments and
responses are reproduced at the end of this chapter.
State Agencies
Department of Agriculture
Office of Hawaiian Affairs
Department of Hawaiian Home Lands
Department of Health
Wastewater Branch
Environmental Planning Office
Office of Environmental Quality Control
Department of Land and Natural Resources (DLNR)
DLNR Historic Preservation Division
Office of Conservation and Coastal Lands

City and County of Honolulu Agencies
Department of Planning and Permitting
7.2
Parties to be Consulted During the Draft EA Review Period
The following agencies and interested parties will be consulted during the Draft EA
review period.
Federal
U.S. Fish and Wildlife Service
State of Hawaii
Department of Business, Economic Development and Tourism (DBEDT)
Office of Planning
Department of Health (DOH)
Environmental Planning Office
Office of Environmental Quality Control
Department of Hawaiian Home Lands
Department of Land and Natural Resources (DLNR)
DLNR State Historic Preservation Division
Office of Hawaiian Affairs
Waialua Public Library
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City and County of Honolulu
Board of Water Supply
Department of Design and Construction
Department of Emergency Management
Department of Facilities Maintenance
Department of Parks and Recreation
Department of Planning and Permitting
Fire Department
North Shore Neighborhood Board (No. 27)
Planning Commission
Elected Officials
Councilmember Donovan Dela Cruz (2nd District)
Councilmember Rodney Tam (6th District)
Individuals/Organizations
Mokuleia Community Association
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