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1. Project Status Update 

Following approval of the Ka‘ulu Development Permit Application in October 2021, the entire 
Genty team has been hard at work bringing Ka‘ulu to life, now has 130 families calling Ka‘ulu 
and the Kalaeloa Community Development District (KCDD) home.   
 
Mass grading of the site began in 2021 and utility work and infrastructure work followed at 
the start of 2023.   
 
Vertical construction began in Q3 2023. The model home complex was completed and 
opened in November 2023 with a traditional Hawaiian blessing, and attendees were given 
the opportunity to walk through the single-family homes and multi-family townhomes.  Every 
model type was constructed as part of our model home complex, allowing attendees to see 
and experience each and every one of them.   
 
A few days later, the model complex was opened to the public.  During the first month of the 
models being open Gentry welcomed over 600 visitors to the model complex.   
 
In December 2023, Gentry released the first homes for sale in Kaulu by Gentry, with multi-
family homes priced from $610,000 to $775,000 and single family homes priced from 
$920,000 to $930,000.     
 
In April 2024, Kaulu by Gentry welcomed its first homeowners.   
 
The photos in Figure A  on pages 3-5 show aerial views of the site as it progressed from raw 
land to the community being built today.   
 
Figure B: Completed Ka‘ulu Multi-Family Building  
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As of October 15, 2025, Gentry has closed on 130 homes and has 29 unsold homes 
available for sale in Ka‘ulu by Gentry.  Inclusive of these numbers are 19 reserved housing 
units which have closed and 15 unsold reserved housing units available for sale.   
 
More than half (15 of 29) of the unsold homes available for sale are reserved housing units.  
Of the 15 unsold reserved housing units available for sale, some have been on the market for 
over 20 months and 9 of 15 have been on the market for over 6 months.   
 
All the reserved housing units available for sale are fully built and Gentry is incurring 
significant carrying costs.  The sale of the reserved housing units has been much slower than 
anticipated. The sustained “higher for longer” interest rate environment has significantly 
impacted the aƯordability of homes and has resulted in slowing residential real estate sales 
across the country, including Hawaii.  Interest rates decreased significantly with the onset of 
the COVID-19 pandemic and associated economic recession.  Mortgages rates started to 
quickly rise in 2022 and ultimately peaked in Q4 2023 (7.79%).  These were the highest that 
mortgage interest rates have been in over 20 years (Q3 2000).  This peak coincided with the 
sales launch of Ka‘ulu.  In addition, West Oahu is one of the only areas with new single 
family and low density multi-family housing occurring, resulting in increased competition 
amongst entry level homebuyers.  While mortgage rates have somewhat decreased, they 
have been higher for longer than anticipated and remain at over 6%.   
 
Gentry has made various targeted marketing eƯorts to increase interest in the reserved 
housing units but with limited success.  Further, Gentry has increased the buyer incentive 
from 3% of the purchase to 4% for reserved housing units (if allowed by mortgage product).  
   
Gentry Homes remains committed to building quality homes and communities for a better 
KCDD.  However, with the current slow absorption of the reserved housing units, the sluggish 
market rate sales, and increasing costs, it is becoming more and more diƯicult for the 
project to stay on schedule and remain viable.  
 
In order to increase absorption and have Ka‘ulu continue to provide much-needed homes to 
the KCDD, Gentry is requesting to satisfy a portion of its Reserved Housing requirement by 
using reserved housing credits previously earned by Hunt.  Under this proposal, Gentry 
would enter into an agreement with Wakea Garden Apartments, LLC, a Hunt Hawaii aƯiliate, 
to purchase 57,234 sf of reserved housing credits, which Gentry would apply to Ka‘ulu.   
 
If approved, the KAL 21-005 Development Permit would be revised and replaced as follows:  

 Section 3 (Reserved Housing) would be revised as shown on page 6.   
 Exhibit 3 – Conceptual Project Site Plan would be revised as shown in Exhibit 3 

attached herein.   
 Exhibit 19 – Reserved Housing Requirements Calculation would be revised as shown 

on Exhibit 19 attached herein.   
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Figure A – Aerial Site Plan Progression  

2019 Q1: Undeveloped Site 

 

2021 Q4: Graded Site 
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2023 Q1: Internal Site Work 

 

2023 Q3: Vertical Construction Commences 
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2025 Q3: Current 
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2. Past Administrative Amendments 

In accordance with §§15-219-5 and 15-215-88, Hawaiʻi Administrative Rules (“HAR”), 
Development Permit KAL 21-005 (“Permit”) for GENTRY KALAELOA, LLC / KAʻULU 
(“Project”), as approved on February 2, 2022.  It was subsequently amended to 
accommodate revisions to the Project as follows:  Administrative Amendment #1 on 
January 27, 2023; Administrative Amendment #2 on July 31, 2023; Administrative 
Amendment #3 on January 27, 2025; and Administrative Amendment #4 on May 20, 2025. 
As the design of the Project progressed, certain adjustments to the original design were 
found necessary. 
 
Gentry Kalaeloa was granted an Administrative Amendment #1 on January 27, 2023, to 
increase the residential floor area, change the exterior paint and roofing colors, reduce the 
number of parking stalls, and change the ownership and assignment of parking stalls. The 
Applicant was granted an Administrative Amendment #2 on July 31, 2023, to augment the 
plants currently shown in the approved  Landscape Plan and not included in Figure 1.10 of 
the Kalaeloa Administrative Rules. The Applicant was granted an Administrative 
Amendment #3 on January 17, 2024, to increase in height for front yard fences from 3’ to 
4’6” for homes along Roosevelt Avenue, Copahee Avenue, Saratoga Avenue, and Kamokila 
Boulevard. The Applicant was granted an Administrative Amendment #4 on May 20, 2025, 
to construct a retaining wall less than 30” and to position a 36” fence on top of the wall 
along frontages of certain buildings along Saratoga Avenue.   
 
For each of the described Administrative Amendments the HCDA found that the alterations 
to the approved Project, as proposed therein, would not adversely aƯect the Project’s 
ability to satisfy all the required criteria of §15-215, HAR. Likewise, the subject 
amendments are also in conformance with §15-219, HAR, and do not change the overall 
character and use of the Project.   
 
The past Administrative Amendments are included as:  
 

 Appendix F - Administrative Amendment #1 
 Appendix G - Administrative Amendment #2 
 Appendix H - Administrative Amendment #3 
 Appendix I - Administrative Amendment #4 
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3. Proposed Reserved Housing Revisions 

Gentry is proposing that Section 3.3 Reserved Housing per the Development Permit be 
revised as follows:  
 
HAR Title 15, Subtitle 4, Chapter 216, entitled "Kalaeloa Reserved Housing Rules" sets forth 
requirements for reserved housing units required as a condition of new residential 
development or redevelopment within the KCDD. 
 
HAR §15-216-17 requires every developer with an approved development permit (for the 
construction of multi-family dwelling units on a lot greater than 40,000 gross square feet) to 
reserve at least twenty per cent of the total residential floor area as reserved housing units. 
Based on a total residential floor area of 530,789 sf (per Administrative Amendment #1), 
Gentry is required to provide at least 106,158 sf of reserved housing units for Ka‘ulu. Gentry 
proposes to satisfy this requirement in part by applying 57,243 sf residential floor area 
reserved housing credits and 49,525 sf of residential floor area (42 units) for the 
development of reserved housing units, which will total 106,768 sf of residential floor area. 
The units will be sold to households earning not more than 140% of the area median 
income. 
 
The revised Exhibit 19 shows how the amount of reserved housing was calculated, and 
which plan types will be provided as reserved housing units. Gentry will comply with the 
requirements of HAR Chapter 216, Subchapter 3 in the sale of reserved housing units. 
 
The revised Exhibit 3 shows the conceptual project site plan, including the anticipated 
locations of reserved housing units. 
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4. Hawaii Housing Finance and Development Corporation (HHFDC) Dwelling 
Unit Revolving Fund (DURF) Equity Pilot (DEP) Program Funds 

The Hawaii Housing Finance and Development Corporation (HHFDC) Dwelling Unit 
Revolving Fund (DURF) Equity Pilot (DEP) Program is a financial tool to help eligible buyers 
be better able to qualify for homeownership at Ka‘ulu.  The DEP Program provides a zero-
percent 30-year second mortgage loan, allowing HHFDC to reduce the borrower’s 
qualifying purchase price.  No payments are required before the expiration of 30 years from 
the purchase closing date, until sale or transfer of the unit, or other events such as failing to 
occupy the unit as a principal residence.   

The DEP Program criteria to participate in the program is similar to the requirements for the 
HCDA Reserved Housing Program.  The DEP Program criteria is:  

 Does not own any real property 
 Has not received any gift funds 
 Is working in a profession facing a shortage 
 Must be a Hawaii Resident 
 Must be an owner-occupant for as long as the program is in place 

Gentry expressed interest in the program to HHFDC and on September 9, 2025 the HHFDC 
Board of Directors approved the purchase of equity in four 2 bed / 2 bath (Plan 4) units with 
the total designated funds not to exceed $247,000.  See Appendix J for HHFDC DEP 
Program Action.   

Gentry is in the process of developing a DEP Program agreement with HHFDC.  Gentry will 
work with the HCDA Executive Director and staƯ to coordinate the administration and use 
of the DEP Program in conjunction with the HCDA KCDD Rules.   

 



Exhibit 3 – Conceptual Site Plan (Revised October 2025) 
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Exhibit 19 – Reserved Housing Requirement Calculation  
(Revised October 2025) 

 



Reserved Housing Requirement Calculation Exhibit 19
(revised October 2025)

SF per unit Market Reserved
Floor Area Units Floor Area Units Floor Area

Front Yard House 1 3 BR / 2.5 BA 44 1,565 68,860 44 68,860 0 0 88
Front Yard House 2 3 BR / 2.5 BA 41 1,673 68,593 41 68,593 0 0 82
Front Yard House 3 3 BR / 2.5 BA 43 1,652 71,036 43 71,036 0 0 86

1 2 BR / 2 BA 9 1,177 10,593 9 10,593 0 0 18
1R 2 BR / 2 BA 9 1,177 10,593 9 10,593 0 0 18
2 3 BR / 2 BA 9 1,246 11,214 4 4,984 5 6,230 18

2R 3 BR / 2 BA 9 1,246 11,214 8 9,968 1 1,246 18
3 3 BR / 2 BA 9 1,290 11,610 9 11,610 0 0 18

3R 3 BR / 2 BA 9 1,290 11,610 9 11,610 0 0 18

1 2 BR / 2 BA 8 1,155 9,240 8 9,240 0 0 16
1R 2 BR / 2 BA 8 1,155 9,240 8 9,240 0 0 16
2 3 BR / 2 BA 8 1,224 9,792 4 4,896 4 4,896 16

2R 3 BR / 2 BA 8 1,224 9,792 8 9,792 0 0 16
3 3 BR / 2 BA 8 1,292 10,336 8 10,336 0 0 16

3R 3 BR / 2 BA 8 1,292 10,336 8 10,336 0 0 16

1 2 BR / 2 BA 10 1,178 11,780 10 11,780 0 0 20
1R 2 BR / 2 BA 10 1,178 11,780 10 11,780 0 0 20
2 3 BR / 2 BA 10 1,246 12,460 7 8,722 3 3,738 20

2R 3 BR / 2 BA 10 1,255 12,550 6 7,530 4 5,020 20
3 3 BR / 2 BA 10 1,288 12,880 10 12,880 0 0 20

3R 3 BR / 2 BA 10 1,288 12,880 10 12,880 0 0 20
4 2 BR / 2 BA 10 1,105 11,050 1 1,105 9 9,945 20
5 2 BR / 2.5 BA 10 1,352 13,520 10 13,520 0 0 20

1 2 BR / 2 BA 10 1,156 11,560 10 11,560 0 0 20
1R 2 BR / 2 BA 10 1,156 11,560 10 11,560 0 0 20
2 3 BR / 2 BA 10 1,224 12,240 8 9,792 2 2,448 20

2R 3 BR / 2 BA 10 1,233 12,330 6 7,398 4 4,932 20
3 3 BR / 2 BA 10 1,291 12,910 10 12,910 0 0 20

3R 3 BR / 2 BA 10 1,291 12,910 10 12,910 0 0 20
4 2 BR / 2 BA 10 1,107 11,070 0 0 10 11,070 20
5 2 BR / 2.5 BA 10 1,325 13,250 10 13,250 0 0 20

Total 390 530,789 348 481,264 42 49,525 780
Reserved Housing Credits 57,243

TOTAL 106,768
20.1%

Type

6-Plex Flex Loft Plantation

Parking 
Provided

Bedrooms/ 
Bathrooms

Total 
Units

Total SFPlan

Craftsman8-Plex Flex Loft

8-Plex Flex Loft Plantation

6-Plex Flex Loft Craftsman



Appendix F - Administrative Amendment #1 
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PLANTATION

C. Floor Plate Ratio
First Floor Plate Area Total:   5,560 SF (100%)
Second Floor Plate Area Total:   5,365 SF  (95%)
Gross Horizontal Areas Total:  10,925 SF

D. Residential Unit Floor Area
Per Plan Total Building

Plan 1/1R Floor 1   1,155 SF  2,310 SF
Plan 2/2-R 1,224 SF  1,248 SF
Plan 3/3R 1,292 SF  2,584 SF
Total: 7,342 SF
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C. Floor Plate Ratio
First Floor Plate Area Total:   5,620 SF (100%)
Second Floor Plate Area Total:   5,405 SF  (96%)
Gross Horizontal Areas Total:  11,025 SF

D. Residential Unit Floor Area
Per Plan Total Building

Plan 1/1R Floor 1   1,177 SF  2,354 SF
Plan 2/2-R 1,246 SF  2,492 SF
Plan 3/3R 1,290 SF  2,580 SF
Total: 7,426 SF

(Revised)

(revised November 2022)
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C. Floor Plate Ratio
First Floor Plate Area Total:   7,607 SF (100%)
Second Floor Plate Area Total:   7,313 SF  (96%)
Gross Horizontal Areas Total: 14,920 SF

D. Residential Unit Floor Area
Per Plan Total Building

 Plan 1/1R Floor 1   1,156 SF  2,312 SF
 Plan 2 1,224 SF  1,224 SF
 Plan 2-R 1,233 SF  1,233 SF
 Plan 3/3R 1,291 SF  2,582 SF
 Plan 4 1,107 SF  1,107 SF

Plan 5 671 SF/ 654 SF  1,325 SF
 Total: 9,783 SF

(Approved)

(Revised)

These graphicshave been preparedfor planning purposes and are subject tochange as a result of the planning and/or permitting process.
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C. Floor Plate Ratio
First Floor Plate Area Total:   7,702 SF (100%)
Second Floor Plate Area Total:   7,349 SF  (95%)
Gross Horizontal Areas Total: 15,051 SF

D. Residential Unit Floor Area
Per Plan Total Building

 Plan 1/1R Floor 1   1,178 SF  2,356 SF
 Plan 2 1,246 SF  1,246 SF
 Plan 2-R 1,255 SF  1,255 SF
 Plan 3/3R 1,288 SF  2,576 SF
 Plan 4 1,105 SF  1,105 SF

Plan 5 698 SF/ 654 SF  1,352 SF
 Total: 9,890 SF

(Revised)

(Approved)

(Approved)

(revised November 2022)
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Reserved Housing Requirement Calculation Exhibit 19
(revised November 2022)

SF per unit Market Reserved
Floor Area Units Floor Area Units Floor Area

Front Yard House 1 3 BR / 2.5 BA 44 1,565 68,860 44 68,860 0 0 88
Front Yard House 2 3 BR / 2.5 BA 41 1,673 68,593 41 68,593 0 0 82
Front Yard House 3 3 BR / 2.5 BA 43 1,652 71,036 43 71,036 0 0 86

1 2 BR / 2 BA 9 1,177 10,593 9 10,593 0 0 18
1R 2 BR / 2 BA 9 1,177 10,593 9 10,593 0 0 18
2 3 BR / 2 BA 9 1,246 11,214 0 0 9 11,214 18

2R 3 BR / 2 BA 9 1,246 11,214 0 0 9 11,214 18
3 3 BR / 2 BA 9 1,290 11,610 9 11,610 0 0 18

3R 3 BR / 2 BA 9 1,290 11,610 9 11,610 0 0 18

1 2 BR / 2 BA 8 1,155 9,240 8 9,240 0 0 16
1R 2 BR / 2 BA 8 1,155 9,240 8 9,240 0 0 16
2 3 BR / 2 BA 8 1,224 9,792 0 0 8 9,792 16

2R 3 BR / 2 BA 8 1,224 9,792 0 0 8 9,792 16
3 3 BR / 2 BA 8 1,292 10,336 8 10,336 0 0 16

3R 3 BR / 2 BA 8 1,292 10,336 8 10,336 0 0 16

1 2 BR / 2 BA 10 1,178 11,780 10 11,780 0 0 20
1R 2 BR / 2 BA 10 1,178 11,780 10 11,780 0 0 20
2 3 BR / 2 BA 10 1,246 12,460 0 0 10 12,460 20

2R 3 BR / 2 BA 10 1,255 12,550 0 0 10 12,550 20
3 3 BR / 2 BA 10 1,288 12,880 10 12,880 0 0 20

3R 3 BR / 2 BA 10 1,288 12,880 10 12,880 0 0 20
4 2 BR / 2 BA 10 1,105 11,050 2 2,210 8 8,840 20
5 2 BR / 2.5 BA 10 1,352 13,520 10 13,520 0 0 20

1 2 BR / 2 BA 10 1,156 11,560 10 11,560 0 0 20
1R 2 BR / 2 BA 10 1,156 11,560 10 11,560 0 0 20
2 3 BR / 2 BA 10 1,224 12,240 0 0 10 12,240 20

2R 3 BR / 2 BA 10 1,233 12,330 0 0 10 12,330 20
3 3 BR / 2 BA 10 1,291 12,910 10 12,910 0 0 20

3R 3 BR / 2 BA 10 1,291 12,910 10 12,910 0 0 20
4 2 BR / 2 BA 10 1,107 11,070 4 4,428 6 6,642 20
5 2 BR / 2.5 BA 10 1,325 13,250 10 13,250 0 0 20

TOTAL 390 530,789 302 423,715 88 107,074 780
79.8% 20.2%

Type

6-Plex Flex Loft Plantation

Parking 
Provided

Bedrooms/ 
Bathrooms

Total 
Units Total SFPlan

Craftsman8-Plex Flex Loft

8-Plex Flex Loft Plantation

6-Plex Flex Loft Craftsman



Appendix G - Administrative Amendment #2 



















Appendix H - Administrative Amendment #3 













Appendix I - Administrative Amendment #4 

















Appendix J – HHFDC DEP Program Action 
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