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Foreword

Thls analysls has been prepared for the assistance
and guldance of the Department of Housing and Urban
Development ln lts operatlons. The factual- infor-
matlon, flndlngs, and concLuslons may be useful also
to builders, mortgagees, and others concerned with
locaL houslng problems and trends. The analysis
does not purport to make determlnatlons with respect
to the aceeptablllty of any partlcular mortgage in-
surance proposals that may be under consideration in
the subject Iocality.

The factual framework for this analysis was devel-
oped by the Economic and Market Analysls Division
as thoroughly as possible on the basis of informa-
tion available on the "as of" date from both local
and natlonal sources. Of course, estimates and

Judgurents made on the basis of lnformation avail-
able on the 'ras of" date nay be modlfled consider-
ably by subsequent market developments.

The prospectlve demand or oecupancy pot,ential-s ex-
pressed ln the analysls are based upon an evalua-
tlon of the factors avalLable on the ttas of" date.
They cannot be construed as forecasts of building
actlvlty; rather, they express the prospective
houslng productlon whlch would uaintaln a reason-
abLe balance ln demand-supply relationships under
condl.tlons anaLyzed for the rras oftt date.

Department of Housing and Urban Development
Federal Housing Administration

Economic and Market Analysls Division
Washington, D. C.
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FEA HqISIITG T,TABKET ANIILYSIS - EONOLULU UAIJI\II
AS OF AIIGIIST 1 L97L

The Eonolulu Eousing liarket Area (Elfl\) consists of Oahu Island of the

Eryaiian rslands- This is also the territory of the city and county of

Eonolulu (one governnent) and constitutes the definition of the Honolulu

Standard lietropolitan Statistical Area. the population of the El{A yas

sstimatsd to be 644r3N on August 1, 1971.

A codination of events - i-qlroved jet airplane travel facilities
frm the uainland rltich stirulated tourist travel to Earaii and a yar in
southeast Asia Ehich increased the size of the uil-itary establishnent on
Oahu as sell as the nrmber of senricenen on rrBf,&rt (rest and recreation
leave) vith their femilies -- greatly stimnrlated econmie grrth and
resldential construction in the ElfA in the uld-196ors. llore recently,
advance notice of ne zoning legislation stirulated the acceleration of
plans for ner construction, leading to peak levels of building activity
in 1968 and 1959. Unfortunately, this construction bom has been folloned
by slced grcrth in tourism as a result of a slackening nalnland econtrtrJr
and a reduction in nilltary activity in southeast Asla. Ttre west coast
longshoremenrs strike in ttre sutrner of L97L vi1l cqplicate the process of
econouic recovery and slow the absorption of the l-arge supply of housing
couing on the uarket.

Anticioated Eousi g l)emend

On the basis of economic and deuographic prospects as of August 1,
L97L, it is estimated that a total of 71500 ns housing units annually
would be an appropriate level of residential corxstruction in the Honolulu
:IllA during the tno-year period beginning August 1, 1971. A suitable
distribution of this total betrceen noasubsidized housing demand and an
estimated occuPancy potential for subsidized housi.ng would be as follows:
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Category

Nonsubsldized

Slngle-famlly houses for sale
Condomlnium units (alI structural types)
Multlfanlly rental unl"ts

Annual nonsubsidized demand, total-

Subsldlzed

Section 235 and Section 236 houslng
for faml1les

Lor-rent publtc houslng or rent-
supplernent housing for famllles

Sectlon 236 housing for the elderl-y
Elther Section 236 or low-rent publlc

houslng (overlap ln eL1gib111ty) for elderly
Low-rent publlc housing or rent-

supplement for elderly
Total- occupancy potentlal

Number of
units vearlv

5,000

800

1,200

50

2
1

500
000

1.500

25

425
2 ,500

The suggested level of totaL new construction is substantlally lower
than the bulldlng 1evel in 1968 and l-969, but about equal to the rate of
new residential buildlng ln 1970 and 1971. It ls suggested, however, that
about one-thlrd of the total nlght lnvolve some form of federal subsidy
and a rather sharp reductlon in nonsubsldlzed multifanlly rental- construc-
tlon ls reconrmended for the short-run future (see tabl-e I for prlce and
rent dlstributlons). It should be noted that the dernand and occupancy
potentlal estlmates are not lntended to be forecasts of construction
actlvlty, but rather a gulde to deslrable rates of buil-dlng actlvlty based
on the assunptlone and forecasts outlined ln thls report. In particular,
a change ln the natlonal economic trend could reeutt ln renewed lnterest
ln second homes ln llawall which would agaln expand the urarket for condoml-
niuos ln the area. It 18 11keLy, horever, that any eueh e:rpanslon wouLd
be ln the luxury sector and wouLd have llttle lnpact on the overall houslng
narket.

Occupancv PotentlaL for SubsldLzed Houglns

Federal- asslstance ln fLnanclng costs for new housLng for ilror- or
moderate-income famllies may be provided through a number of different
prograns admlnlstered by FIIA: monthly rent suppleuents in rental projects
financed wlth urarket-interest-rate mortgages lnsured under SectLon 22L(d)
(3) oE, to a more llnited extent, under Section 236; partial payment of
lnterest on home mortgages insured under Section 235; pattial interest
payment on project uortgages insured under Sectlon 236; and federal- assis-
tance to l-ocal housLng authoritles for Iow-rent publlc housing.

The estinated occupancy potentlals for subsidized housing are designed
to deter:nine, for each program, (1) the number of families and individuals
who can be served under the progrerns snd (l) the proportlon of these

I
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households that can rer-eonably be expected to seek ne subsidized housing
during the Evo-year forecast period. Eousetrold eligibility for the
Section 235 and Section 236 programs is determined primarily by evidence
that household 6a femily income is belm established limits but sufficle,nt
to pay the uiniuum achievable rent or monthly pa5rment for the specified
progrErm. For publLc housing and rent supplenent, all fnmllies and lndivi-
duals with income belcr the income linlts are assumed to be eligible. Some
families may be alternatively eligible for assistauce under more than one
of these progr:ils or under other assistance prograns using federal or state
support. As indicated above, for the Honolulu EMA, the total occupancy
potenEial is estimated to be 21500 unlts annually.

The annual occupa"cy Potentiak-l/ for sgbsidized housing disctrssed
belors are based on 1971 incomes, Ehe occupancy of strbstandard housing,
estimrtes of the elderJ-y population, income fimigg iu effect on August 1,
L97L, and on available market experienee.

Sectlon 235 atd, Section 236. Strbsidized hous ing for housetrolds slth
1o to moderate incomes uay be provided under either Section 235 or Section
236. lloderately-priced, subsidlzed sales houslng for eligiblg famllies can
be made available through Section 235. Subsidized rental housing for the
srms frmili-es nay be prowided, alternativeiy, under Section 236; the
Sectloo 236 progcam ssalains additlonal provisions for subsidized rental
units for elderly couples and individuals. In the Eonolulu EHA, it is
estimated, based on regular income limits, that there is an occup:urcy
potential for an annual total of 800 subsidized family unl-ts utlllzlng
either Section 235 or Section 236, or a combination of the tso prograna.
In addition, ttrere is an annual potential for about 75 units of Sectlot 236
rental housLng for elderly couples and lndivlduals. The use of exceptlon
income linlts woul-d result in a substantlal increase in the annual potentlal.
About two-thlrds of the elderly households, but none of 6hs famllles, vould
also qualify for publlc houslng. About 35 percent of the famllies eligible
for Section 235 housing are five or uore-person housettolds (see table II).

Prior to L97L, jtrst 81 Section 235 loans (a11 on ns conatruction) had
been lnsured for homes in the Eooolulu HMA. In the flrst half of L97L,
however, 620 additional loans were lnsured, (473 on new hquses and 147 on
new condomlnium unlts), indicatlng a sharp acceleration in the use of this
Program. As of ttre date of this report, fund reservations had been rde
for a total of 7rL42 units for insurance under Sectlon 235. A11 but 87
units had been started, but it appeared that 207 units had been sold wlthout
the use of Section 235r end Sectlon 235 comituenta had been lssued for a

U The occup€rncy potentials referred to io thie analysls have been calculated
to reflect the strength of the market ln vlew of existlng vacancy. The
successful attalnment of the calculated potentials for subsldlzed houelng
may well depend upoD corstructlon in sultable accessible locatlons, as
well as distribution of rents and sales prlces over the corylete range
attainable for housing under the specLfied progrrrnF:.

t
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total of about 780 units. lJhen this last flgure is compared with the
recorded total of. 428 units of new constructlon for which Section 235 loans
had been insured, it appears that about 350 houses for whlch Section 235

finan'cing would be used were in the process of construction.

Between 1966 and 1969 , there was considerable use of Sectlon 221(d) (3)
BMIR program, a rental subsidy program similar to Section 236, and projects
$rith a t.otal of 11859 unit.s were lnsured. In the case of the newer Section
236 program, three projects wlth a total of 367 units have been completed.
A11 of these subsidy program projects have done well- and the rental proJects
were virtually without vacancies as of the date of this report. It ls on
the basis of this market acceptance that the future occupancy Potential for
Sectlon 235 and Secti-on 236 was set at 875 units yearl-y, although Past Pro-
duction has averaged under 600 units a year.

Four Sectlon 236 projects with a total of about 200 units w111 f.ikely
be completed in the second half of 1971 and a 175-unit project for the
elderly during the first half of 1972, It should be noted, however, that
956 units of Section 236 housing, including 700 units for which eligible
nllltary famllles will received priority, are nohr l-n varlous stages of
processing in the Honolulu Insuring Office. Together with continued use
of the Sectlon 235 program, lt is likely that units now in the plpelJ.ne
would satisfy about 2/3 of the occupancy potential during the forecast
period. In any case, the absorption of additions to the supply of subsi-
dized housing should be observed carefully and appropriate adjustments
made on the basis of market experi.ence.

Rental Housine Under the Public Housine and Rent-S l-ement Prosrams.
These two prograuui serve households in essential-ly the same low-income
group. The principal differences arise from the manner ln whlch net income
is computed for each program and from other ellglbllity requirements. For
the Honolul-u HI'IA, the annual occupancy potential for publ-ic houslng is
estimated at 1,200 unlts for fauril-ies and 475 unlts for the elder1y. A

smal-L proportion of the elderly households and lndividuals (10.5 percent)
would also be eligible for Section 236 housing (see table II). In the case
of the somewhat more restrictive rent-supplement program, the potentiaL
among fanilles would be reduced to about 700 units yearly, but the poten-
tlal among the elderly would be unchanged.

The Hawaii Housing Authority manages a total of 3r438 units of federally-
aided low-rent housing on Oahu plus 434 units of Section 23 leased housing.
A project of 139 units is under construction and is scheduled for completion
in mid-1972. An additional 80 units of housing for Ehe elderly are ln an
earlier stage of development. A possible potenLial of over l-,600 units a

year is, of courgg, very large when compared to a present inventory of fewer
than 41000 unitsa/ of federally-assisted housing. As of June 1970, however,
the housing authority had a waiting list of over 2,700 applicanEs for 1ow-
rent public housing so that the suggesLed potential is probably a reasonable
measure of the actual market for housing of this type.

1/ The Hawaii Housing Authority actually manages nearly
wide, including state-assisted projects.

I

6,000 units, state-
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here are currently no rent-supplenent projects l-n operation in the EllA.

Since Section 236 projects rary rent up to 2O percent of their rlnits to rent
supplenent e1lgi-b1es, s(E housing of this t5rpe could be prowided by the
Section 2% progra.

State Progro. Act 105, L97O, of the Eanaii Legi.slature prorrides
authorlty to ttre flstaJ:l, Eouslng Authority to stiurlate ttre develolmt of
prolrert;r aod resldentl.al construction. It i.s lntended to assLst partlcrr
lar1y those farr{Il-es rtose incres are too hig! for eligibillt5r for federal
sr$sldy progr:rrc but nho have ,lifficulty ia sbtqining housing ln the private
naalgg. Ithile the legislation gives the authority a vide rrrrge of prers
to brrild and finance housi.g developneot, the initial activities have been
qo provide interin financing at favorable rates (one percent above the state
bond lnterest rate) to a devel-olment Eldch vil-l prov-ide houses eligible for
Section llJ filn*ncing and to particlpate in a joint venture rith private
developers in another residential- develolnent rfrlch yi1l alco pronride
rcderately-prtced sal-es and rental- houslng. FEA insured peroanent financing
ri1l apparently be a requirent for this prograL- It i.s rmderstood tfrat
proposals hsye been srftnitted for as Daqr as 3r(X)O housing rmits-

Sales Harket

Since the condminium rnasf,sS is being considered separately, this
section is dewoted to singlef.-ily sales housing only. Given the constrrints
inposed by a shortage of available sites, tJre eonsequent very high lot costs
and the hig[ construction costs resulting from Eryaiirs i-solated location,
the sales maalgi is in vigorous condition. The hmeorner vaci[rcJr rate has
decllned sLnce April 1970. Building pernit data indieate a steady level of
ngr construction over the past decade. A survey of all subdirrisions in the
Eonolulu area ln vhich flve or more houses had been cqrleted during 197O

revealed that nearly threefourths of the housea had been sold prior to the
start of constructiotr. Of those built speculatively, only 8.6 percent were
stil1 rmsold at the end of the year. A total of 742 houses sere under con-
struction on January l, L97L; of tJrese, only 165 had not been sold. fire
nedian sales price for houses coryleted ln 1970 was over $39'000. Only 1.4
percent of the houses surveyed sold for less than $27r5OO. In the previous
year (1969) only 18 percent of the houses had been built speculatively, but
13 percent of the speculati-ve construction remained unsold at the end of
the year. The median sales price for L969 construction was $34'980.

Data made available by the Uultiple tistiog Service of the Eonolulu Board
of Realtors i-ndicate that the nuuber of sales in 1970 vas 22 percent above
the l-969 total. Ttre average sales price in 1970 644,800) was sllghtly below
the 1969 average ($46,400), but comparing elther figure with the average price
of under $3Or000 in 1961 allLd L962 indicates the degree to wtridr home prices
have increased in the llonolulu area in the past decade.

Ttrere is a yLde varlation io typical prices between dl-fferent areas in
the HUA. In 1970, for erample, the average selling pric-es lqrlged betseen
$941500 ar Dimond Head and $24,500 in the ltaili area. Areas of .greatest
activity in 1970 were Koko Head and t{aialae-Katrala in whidr the average
selling prices were $52,000 and $63,400' resPectlvely.
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Condominlumc. Condominlun apartments probably now compri-se the largest
share of all- muJ-tlstory residential bulldlngs on Oatru. A L967 surveY
lndlcated that condominfu-rms comprise about half the total of private aPart-
Dents in nultlstory bulldlngs. Since 1968, reatals have bomprlsed less than
a fourth of the apartnents completed ln muJ-tlstory buildings, so that
condomlnluns undoubtedly now constltute more than hal-f the total. It 1s

Lntereetlng to note, however, that the 1967 survey also reported that 60

percent of the condominllo apartments were not occupied by their owners, but
irad been rented. Thls flnding confirms the fact dlscussed elsershere ln this
report, that a large Proportion of the luxury condomlnluns are purchased
etther as lnvestments or second homes and are rented much of the time.

The surge in new multlfamily construetion 1n 1969 and 1970 which
resulted ln the completion of over 21250 condomlnir:m unlts in 1970 has

resulted ln some overbullding in the market, whlch ls concentrated in an

area extendlng fron Pr:nchborl- throqgh lIakl,ki to Kapeolanl, tJaikikl and

Dianond Head. As a result of the overbuiJ-dlng, nerr constructLon for this
narket sector is llkely to drop for a whlle, but the total- market contlnues
to be active. Ttre nultiple llsting service reported 358 condomlnlum sales
in 1969 (lncludlng both new units and resales) at an average prlce of $37,000
eompared wlth 4l-0 sal-es ln 1970 at an average prlce of $36 1435, In both
y."i", activity was concentrated ln Waikiki, Kapeolanl, and llakiki.

The Sectioa 234 Program has Provided a basls for FHA ParticlPat,ion ln
the fLnanclng of condomlnlum projects. Projects wlth a total of 245 unlts
were insured Ln L969 aod 1970' about 325 unlts were under consEruction and

proJects wlth a total of over 11500 unlts were ln various stages of Process-
lng as of August L, L97L. I{trlle not in the 1uxury cLass bY Oatru standards'
Sectlon 234 condomlnfu:m units have prlces ln the $40,000 to $50,000 range in
nany lnstancea. one of the larger (and comParatlvely modest) develoPments

offere a three-b edroom tosnhouse at $301000. After a $11000 downpayment'
qhe qonthly carrying charge (includlng shared e:.penses for Jolntly-maLntalned
Lte,me) totals nearly $ 300 a month.

RentaL llarket

There are, in reallty, severaL rental- markets in the Honolulu area.
The most promlnent ls the luxury market stretching from the downtown area
and Punchbowl on the west to Diamond Head on the east. This narket is
difficult to separate from the luxury condominir:m market and the market for
transj-ent accomodations. In any case, there is considerable evidence of
overbuiLding for thls market and,there is likely to be a sharp drop in
additions to the supply of multlstory housing of this type ln the next few

years.

That part of the rental market which 1s geared to the provision of
housing foi the niddle lncome resldent popul-ation i-s much tiShter and has

been characterized by sharply rlsing ,"oti. The most recent (June 30, L97L)

occupancy report for FHA-insured nultifa:n|ly housing projects in Oahu

repoited just one vacancy 1n 11240 unlts of nonsubsidized housing with rents
be'tneen $iO ana $280 a ronth, and no vacancles at a1l- in about 11500 units
of Section 221(d) (3) BFIIR houslng rentlng for $80 to $l-55 a month' The
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uaDrger of an errtensive leasl'ng progrrm for uilitary personnel reports that
it has beconre increasingly difficult to lease rmlts for the required average
of $19O a month since 1968 so that the nrder of military leases i.s declin-
ing. A specific apartment rtich vas leased for $16O in 1966 nc is priced
at $228 a month aud the latter figure sas reported to be about average for
a tso-bedroom unit on Oatru.

Some indication of the rents required in ns cotrstruction in the area
nay be derived from current FHA applications in Etlidl reDts for nonsubsidized
3-Ll2 story walk-up apartments are set at about $25o a uonth for a two-
bedrom apartment and trro-bedroom rrniSs in a higfu-ri-se proposal average
about $:OO a month, incl-uding utilities.

Econonic. De-ographic and Hou,sing Factors

Econouv. In the first half of L97L, nonagricultural wage and salary
euplo5rnent on Oahu averaged 2511300 jobs, an increase of 5,600 (2.3 percent)
over the s.-e period in the previouri year. As shqrn in table rlr, this
1evel of grrth is uuch lrer than that recorded io ttre late 1960's (over
13,000 jobs a year) and is about equal to the leve1 of grmth recorded a
decade earlier. In nearly every employment sector, grtrth in job totals was
inor (or negative) betneen 1970 ard. L97A, compared wittr increEtses of 50 to

1O0 percent over the prevlous decade.

Manufacturing has Dever been a significant part of the economic base of
the area. fire fmous sugar and pineapple industries of the area provi-de only
6,000 to 7rOO0 jobs on Oatru in processing and pertraps another 2,000 jobs ia
the fields. Other than apparel (the fanous Hawaiian shirts and mu-muts),
the remainder of the nanufacturing sector consists largely of industries
servi g 1ocaI needs, i.e., printing and publishing and construction materials.

The primary economic support, therefore, is provided by industri-es iu
ghs asnm.anufacturing sector, particularly trade, services and govement.
Ttrese three classifications of euploynent accounted for about 67 percent of
all nonagricultural jobs in the 1958 to 1960 period and about 70 percent of
the total in the first half of L97L. These sectors, it should be noted,
include almost all of the jobs generated by the very iuportant tourist
industry as well as thosprovided by federal government, notably the military
services. Since the available data indicate no growth in military strength
on Oahu, and table III indicates slw grmth in civilian ernployment by the
n:ilitary services, it is tourism which must have been responsible in mrjor
part for the very rapid grcnth in the economy of the area in the past decade.
The data on emplo5rment by the nilitary in table III include only jobs held
by civilians. As shorn in table IV, current military streogth in the area
(which includes men on ships based ou Hawaii) is nearly 521000.

Some key indicators of growth in the visitor industry are shown in
table V, and reveal that the oumber of visitors in Hawaii went up by more
than 2-1/2 tiues between the 1958-1960 period and the 1969-1970 period and
that expenditures increased fourfold. The nrder of hotel roous in Oahu
more than tripled and the occupancy 1evel dropped only a little. Data for
May 1971 indicate an average daily visitor census for the state about five
percent above that of the previous year.
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Future Erploylent. During the tweyear forecast period of this report,
nonagricultural vage and salary erploynent is eqlected to increase to a
total of 26417OO, a gain of 13r4fi) over ttre average ery1o5ruent 1eve1 in the
fi.rst half of [t7L- lti-s rate of grcth (about 6,700 a year) is considerably
belr the l-evel achleved ln nost recent years, althougfu a 1itt1e higfuer than
that betseen the flrst ha1f of 197O and the first hal-f of L97L-

ltis rather conservatlve forecast is based on the fo11r'ing assrryltions:

ltere vil1 be 1itt1e miJitary build-r4r, although soe increase
in nLlitary population on Oahu rill result frm the return of
rrnigs frm southerct Asia. As a coroll:.ry, rhe support rhich
the visitor industry has rece.ived fro mi1itary personnel and
their fsnilies on 'tf,,R" visits to Hanaii vi1l decline.

The wisitor industry of Eflaii is, of course, seriously affected
by econml.c conditions in ifus mainland states, particularly the
yest coast states. The slackened econmic activity for the
country as a rrhole, rtiei has been particularly acute on ttre
west coast, fu expected to result in a sloved rate of grath in
nrder of tourists and in their average eTenditures.

3. lte construction industry, together yith mrterial sr4rpli-ers' has
been a significant source of employnent in the area; sloed luxury
coudminirn sales and hotel occrrppncry rates suggest that eryloy-
ment ln construction is not likely to gror during the next tso
yeara.

4. N6 aTrffcit coosideratlon has been given to the iryact of the
sest coast doch strike whietr began on July 1. Eaving contlnued
for about three months shen this rePort was sritten, lts i-upact
on the Eanall-an ecooou5r was substantial; it may be that the
ec<xrouy of the area w111 have diffi-culty in meeting the erPlo5rneut
proJection of 264,-700 as of nid-1973.

Income. The 1971 median annual income of all famifia< in the Eonolulu
EtlA is estimated at $111600, after deductlon of federal incooe tax and the
nedian income of all renter households of two or more persons at $91400.
These estinates corpare with estimates of $9e825, and $81275, respectlvely,
for 1969. It is lnteresting to note that the rate at rrtlictl incomes in
Eawaii. has been golng up has been increasing; the current 1971 income
estioates are about ten percent above the 1971 estlmates ln the market
analysis of 1969 (see table VI).

Population and Eouseholds. The populatlon of the Ilonolulu HMA (Oahu
Island) ls estLuated to have been 644,300 on August 1, 1971. This reflects
grfith at 111350 persons a year (1;8 percent) since the April 1, 1970 Census
date compared with L2,877 persons a year (2.3 percent) between the Censuses
in 1960 and 1970. As shorrn in table I.V, the nllitary-connected population
(defined as menbers of the ar:med forces and their dependents) has 6gg14ned
since April 1, 1970'and the gr-6rth ln thJ civJl-lan population has been
slightli below ihe level of the previous decade.

1
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Coqlaratively erratic year-t(Fyear changes in the eivilian population

are noq ne ln this area. Local populatlon estimates for the lntercensal
y""tsl/r"r"al. annual percentage l-ucreases between 1.0 percent (1963-1964) and
4.2 percent (1964-1965). the population grnth rate of 3.O pergenf gs3{n 3s{
for the 197O to 1971 period is a 1ittle loer than that for the prevl-ous year.

In the perl-od betreen 1960 and 1970, births exceeded deaths by 112,O88
in the Eonolulu EllA, orun averrge net natural increase of about 11 ,2OO a
year, so that Eet ln-nigration averaged only 1167O a year, or only I-3 percent
of the {ncrease ln population. A large order of tJre bables born io Eaaii
are children of yormg nl.litary famili-es uho typically leave the area w.ithin
a fs years, so that the actual uumber of persons conlng to Eayali to live
is qrrite a bit higher than the net in-migratlon figure suggests. fire ntder
of nomilltary-connected cirrllians from the nalnland United States sho
reported ao int€otlon to resLde in Hawaii increased fron about 10rOO0 iu
1961 to a peak of 18,30O in 1968.

There arsss ssf,'lrnated to be 1701600 households in the Eonolulu EHA on
August 1, 1971, lndicating an increase at the rate of 41375 a year (2.7 per-
cent) sLnce April 1970, corqrared with 41690 a year (3.4 pefcent) in the
p."S"lF -d9ca!3. trg nrder of qilitary hous_eholds is esti.mated to have
fncieaset very-ifrgUtly since Aprl1 1970, wtrile the nrder of clvilian
households lncreased by 41275 a year.

Based on the asisum1Dtlon of a slorved Ievel of gronth in wage and salary
euplo5rrent, but some gal.n iu nLlitary household totals as trooPs returD to
EraLian garrlsons, the population of Oatru is eqrected to total 670rfi)O as
of August 1, 1973, Lncluding about 119r0O0 mil-itary personnel and nilitary
dependents and 5511000 cl.viliens. On the assrrrytion ttrat the average house-
hold size in the area wlll- continue to decline, there is expected to be a
total of L79,000 househol-ds in the area on August 1, l-973, reflecting grorrth
at the rate of 4r2OO a year during the forecast period, including 11350
mil-itary and 21850 cfil.llian housetrolds.

EousLng Inventory. As of August 1, 1971, ttrere were en esflmalsd
181r9O0 housiug units ln the El,[A, a net lncrease of 7 r73(J over ttre April- 1,
1970 Censrrs count of L74r170. As shwn in table VII, building permit
actL\rlty between January 1, l-970 and June 30, 1971 totaled over 101900 uoits.
The calculated dlfference of about 30 percent between the nuder of units
authorlzed and net additions to ttre inventory is'based on the assuqrtion
ttrat the e:<perience of the 1960 to 1970 decade has continued to the present.
A.s shq.o in table VIII, the size of the housing inventory of the E}tA
iucreased by 481375 nnlts between the 1960 and 1970 ceDsus dates. During
that interval, nearly 861000 ns housing units were auttrorized by building
percmits. Only a fourth of the 37r500-unit discrepancy is accounted for by
the 81860 recorded denolltloua over the decade. The balance is the result
of the follwlag factors:

1 f,oss of troGffi units from denolitlons or changes lu -use which
were not recorded.

{ "Intercensal Population Esttmates for Hawail-, 1930 to 1970rr Statlstical
Report 81, July 23, L97L. DepartmenL of Planning and EconomLc Develop-
ment. 1
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2. Units rhich sere so dil.4idated as to be uninhabited and

presrmably uninhabitabl-e vere not inchrded in the census.

Permits sere issued for projects shich yere never built.
firis is li-kely to have been true for condcminirm proposals.
In these ciases, a pernit is requlred before the propoeal is
offered to the pr$llc; should sales be iosufficiantr hcever,
the project would not be built.

4. As i.s sell knrn, rDarry condomidium apartrrants in resoEt areas
are purchased for use as occ:uiional second homes by persons
rtose resi.dence is elscrdrere; such apartrEents are typically
made avallable for transient use rrten not being used by their
(rners and the structure is not particularly distinguishable
fron an aparfirpnt hotel. One 1oca1 estirpate i-s that, state
vide, as mrny as 1Or(X)0 residentia1 units are occr{ried by
visitors and transients and, hence, yere excluded from the
197O Census count.

Buil-ding peruits are required for al.l ne construction in the EldA.
From a la of 51774 rrnits in 1961, fts annual totals increased to about
7r5OO a year betseen L962 au.d 1964 and then svrmg erratical.ly betreen a
1r of 7,075 rrnlls in 1967 and a peak of 11,463 rrnlls authorized in 1969.
fire 1969 peah was probably in excess of the ueeds of the area; i-n any
eyent, as shon in table VII, there has been a sharp decline in the level
of activiQr slnce that tine.

lte 1969 peah ras stimulated by a desire on the part of developers to
6ta1n permits prior to the effective date of soewhat restrlctive Coryre-
hensLve Zonlng Code standards. Ttre lower 1970 total, therefore, reflects
ttre fact that sore projects rtich sould ordinarlly have been the subject of
building permit applications at a later date rere advanced to 1969.

Single-family corstruction volume in the area has varied from year to
year, but has shosn no particular trend; the nrnber of rmits authorized in
ttre last half of ttre decade of the l-960rs was just three percent belov ttre
leve1 of the flrst half for gxeilrple. Ilhile there have been fluctuations in
the private multifanily total, ttre total ntmber of uultifanily units duttror-
ized betseen 1965 and 1969 was 84 percent higher than in the first half of
the decade. On the other hrnd, singlefemily volume in 1970 and 1971 se-e a
little above the 1960-1969 average and uultif*mily volume was sharply lorer.

Census data indicate that 45 percent of the oecupidd hor.r,sing in ttre
area rrari owner-occupied in April 1970, coupared with 41 percent in 1960.
It is estimated that the proportlon of orrner-occupants has increased a
little, to 46 percent, as of August 1, 1971. In calculating the chrnges
in oner-occuprncy, condoninirn units not occupied by transieots are assumed
to be owner-occupied.

3
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Data coqriled by the Bank of Eryali on higfi-rise uultif--ily corxitruc-
tion indicate the errtant to rhich this sector of the utrltifo-lly market has
been dminated by condominirns. In the eleven years, 1960-197O, a total of
over 131600 high-rise uultifanlly units had been cqrleted ln the HldA of
rJhich nearly 70 percent vere condoniuiums.

On April L, L97L, a total of 3,O5O rrniis in this category were under
construction, of whtch nearly 75 percent yere in condominirms.

Vacancy. As of August L, L97L, there were estimated to be 7r3OO units
available for rent or sale in the Eonolulu HllA, equal to 4.1 percent of the
available housing inventory. This reflects a rather sharp iocrease over
tJre April 1970 situation. At that ti.De, the census enrnerated a total of
51357 available vacanci-es1 oE an available vacrnc:1r rate of 3.I- percent. As
shrn in table VII, the homeoruer vacancy rate is estimated to have declined
slightly, but there has been a strbstantial increase in t-he renter vacrncff
rate. In evaluating this trend, it should be noted that, for this purpose,
it is difficult to distinguish betseen rental apartxnents and condoninirn
apar@nts; the estimated total of 6130O available rental.s undoubtedly
Lncludes mrny condoninirms available for sale.

The basis for the estimrEed chrnge in vacancy level,s between April 197O
and August 1971 may be snmarized as follms:

A postal vac:rncy survey conducted in April 1971 indicated a 2.3
vacancy level (O.7 percent for residencesi 4.7 percent for apart-
ments) coryared yittr 1.7 percent (0.9 percent and 2.8 percent for
resldences and apartments, respectively) in February 1970. Note
ttrat ttre postal vacancy count in 1970 was quite a blt belw the
ceDaus corrnt.

2. The vacnncy rate for houslng units in Oahu saqrled for ttre Eawaii
Eealth Surveillance Program increased fron 4.0 percent ln the
first quarter of 1970 to 4.6 perceDt for the first quarter of 1971.

The sharp increase in apartmeot vacancies reported by postal carriers
between 1970 and 1971 was concentrated largel-y in new, never occupied units
and reflects the sharp increase ln multifanily construction actiwity in the- previous yeat.

1

{



Table I

Esttrated Annual l)aland for Noasubsidized Eousl-Ds
Emolrrl.u, Eral.l, Eouslac lfartet Area

Arrcust 1- l97L - Aucuet L. L973

Salee ptice
trder of

sl.nglefzrlly houses CondorinLtn rmLtg

A. Sales Eouslng

$25,fit0 $27,499
27,fiO 2g,ggg
30,(x)o 34rggg
35,(X)O {t,ggg
4O,0OO t*,ggg
45,(X)O 4g,ggg
5O'(X)O aod over

Total-

B. Bental Eousing

Gross
mnthly ,"lrlJ4l Effl.cl-eacv

100
150
y)0
600
300
300
sv)

2,flO

One
bedroom

Ttro
bedroons

l,OOO

firree or ru)re
bedroms

50
75

200
225
L20
L20
zLO

$2Oo $224
225 249
250 274
275 299
300 324
325 349
350 374
37s 399
4(X) and over

Total

@0
100

50
25

50
25

50
30
25
25
20

m'

350
180

90
40
20
20

700

sl

57575

Gross reut i.e shelter reat plua utilltles.



redEs

TabLe II

Poteotlal for
Eous

t

El1glble for
both

Rental Houe
Area

Publlc houslng , Total for
exclue Lvelv both p roqrrmF

A. Famllles

l- bedroom
2 bedrooms
3 bedrooms
4* bedrooms

Total

B. Elder1v

Efflciency
1 bedroom

TotaL

Hono

Section n&l
exclusivelv

L25
350
220
r.05
800

1

0
0
0
0
0

305
L20T*!

30
20

-5G/

240
510
300
150- .@/

365
860
520
255

2,000

350
150
366'

15
t0B

el Estimates are based on regular lncore 11nlt8.

Lt About 60 percent of these fanil1ee also are elLglble rmder the rent eupplement program.

cl Al-1 of the elderLy couplee and lndlvlduale alao are ellglble for rent supPlemente.



Table III

I

Average thoua

Indus trv

-

Nonag. wage & salary enp. 148.5 L65'7 190'4

Jan.-June Jan.-June
1969 1970 19 L97 1

234,7 249,0 245,7 25L,3

1958-
1950

15 .6
2,9

L2,7

1961-
1963

L7,L
3.3

13.8

L964-
L967

L7 ,4
3.5

13 .9

1968

2L6,3

.0
,9
.1

18.3
4,4

13.9

18.5
4,4

L4,L

18. 7

4,6
14.1

Manufacturlng, total
Durable goode
Nondurable goods

Nonmanufacturlng, total
Contrect congtructlon
Tranap.l co@., utlIe.
Trade, total

Wtroleaale
Reta1l

Fln., 1n8., real eetate
ServlceE & m1ec.

IIotel
0ther

Government
Federal

MllltarY
0ther

State
Local

230.5
22,3
20.3
58.9
L3,7
45,2
L6,4
48,2
9,2

38.9
64,4
32,6
22,0
10.5
24,6
7,3

2L6,4
20,5
18.7
54,9
L3,2
4L,7
15.5
44,4
8.1

36. 3
62,4
33.9
23,4
10.5
2L,5
7.L

L7
3

13

199 .3
15.5
L7,3
50.6
L2,4
38,2
L3,7
40,4
6,4

33.9
60. 8
34,3
23,L
LL,2
19.9
6,6

173 .0
L4,9
14.5
44,7
11. 4
33.3
L2,2
33.9
4,4

29,5
52,7
30.3
20,2
10. I
16.0
6,4

148.6
L3,7
L2,7
38. 8
11.0
27,8
9,9

28,7
3.5

25,2
44,7
27 ,L
18. 6
8,4

L2,2
5,4,

L7,
3.

6
8
7

233,7
19.9
19 .9
58.9
L3,7
45,2
17 .0
49 ,7
10.0
39,7
68.3
31.9
2L,5
10.4
28.7
7,7

13

f
L32,9
13,7
11.5
34.0
9.5

24,5
7,7

24.0
3.0

2L,0
4L,9
25.8
18. 4
7,3

LL,2
4,9

227,0
22,9
20.0
57,4
L3,7
43,7
16,2
47,4
9.1

38.3
53. 1

32.8
22,4
10. 4
23,2
7,L

Note: Detalls may not add to totaL becauEe of roundlng'

state of Hawalt, Departnent of Labor and rnduetrlal Relatlone, offlce of Reeeareh and statlEtlcs'
Sources:



Table IV

Comoonent

-

Populatlon
Aprll 1,

1960

500.409
387 r2O9
1 13. 200
53, 560
59 1640

1 17 .856
981225
lg r 631

Aprtl 1,
1970

52g.L76Ll
511r906
L17.270

-

55.747
6Lt523

Augurt 1,
197 I

644.300
532 ,300

1970- 197 1

eaZl

Numbcr

12.977
L2t47O

407
2L9

112.000

-,

50,250
61,750

170.600

-

149,900
20,700

Nuobm Parcent

-
TotaI

Ctvl ltan
Mt IttarY-connect

Mt I I tary
Dependent s

Houaeholde

Total
Clvl 11an
Ml 11 tary-connec

11.350 1.9

- 
-15,300 3.01

-3.950 -U
-4r125 -7,4

LI
3.0
0.5

2.3
2.8
0.3
0.4
0.3

3.4
3.8

4.6e0
4,600

90

L64.763
L44.2O5

188 175 0.3

4.375
4 1275

$d2l 20,559

RevlEed total la 6301528r but no brsakdosm t. avallable.
Local eettmatesr
Compound rete.

sourcee: 1950 and 1970 Ceneusee of Populatton and Houatng.
1971 eettmatee by Houetng Mark.t Ana1yat.

0.5 100

Lt
2t-3l



Table Y

freoas fu the V181tor Industry

State totals:

Avetage viel-tor ceoaus
Total wisl.tor erllmdituree

(ulll.ios of dollare)

Oahu hotel ro(ra

f,rder
Occrpi.ed

f,rder
Percent

1958-1960 1961-1963 1964-1968

10,195

$107.s

4r875
80.2

L3,475

$159.O

6,550
73.9

22'.W

$326.8

10,475
84.6

1969-1970

37,y)o

$569.6

15,2y)
71.3

6,O75 9,(X)O L2,375 L9,725

Source: State EarsLi Book 19 Departnent of Plarmlng and Econonlc

Ibve1o1rent.



Table YI

a

trr
Eorp Eerail. Eousins lla*et lrea. I -1971

distrL
1959 lncore [97[ lncm

Annual
after-tar lncore fa.i llee

-

all

7
L2
L7
15
t3

Renter
householdsE/

L5
L4
19
16
12

$8,275

All
failles

5
9

11
L4
13

Renter
householdsg/

Ilnder
$ 4,(xrc

6,(XX)
8,(XX)

Lor(xx)

$4
5
7
9

11

(xx)

&
100

$11,5OO

9
12
L7
15
t3

'l.o
6
4
4
4
5

100 .*

$e,4go

999
999
999
999

t
t
t

,

12,(XX) - 13,999 9
4
3
2'6

3
10()

lo
7
5
4

10
(
100

LL
8
6
5

L4
15
t8
n
E

(xrc L5r999
firc - 171999
(xrc - 19,999qrc - 24,999
(XX) and over

Total

p_

lledlan lrrcoc $9 1825

gt Excludes s13-gtraon hotrseholds'

Source: Estinated by EousLng Market Analyst'



Table VII

Hqrsine llnlts Authori.zed bv Bultdlae Pernits
EoptuLu. Eeal.i. Eousing llar*et Area. 1950-1971

t1-
t

Year

1960
1961
L952
L963
L96,l,
1965
L966
L967
1958
1959
L970
1971 Jan-June

fal1v

4,199
3r4L2
316*
3r3Y
3,67L
4r5L2
2,943

fuiLv

3,246
21362
41246
3,O81
21958
51687
61373
3r2O5
6,373
7 1653
4rll2
1,2O8

Total Public

962

Iotal

3
3
3
3
1

7,435
5rTl4
7r9OO
5,435
61629

10,199
9,316
6rzLO

10,056
11,31.2
7,981
2,925

1,O78
650
610
26L
855

8,397
5rTl4
7,9OO
7,5L3
7,279

lo,8og
9,57:1
7,O75

LO,056
1l,463
7,981
21937

oo5
583
659
809

151

L27L7

Source: Building llepartment, City ard County of IIonoLuLu; C-42 reports, Bureau of
the Census.



Table VIII

Eousinq Inrrentcv bv Occupancv Status ard ftnure
Eo,nolulu, Eavail, Hoqsi.rg !{aEEgt !rea, 196O-L971

Copomnts

Total" housing inventory

Tota1 occupied

Orner-occupied
Percent of all oceupied

Renter-occupied

Total vacant

Available for rent or sal-e
For sal.e

Nrnber
Eoreorner vacancy rate

For rent
Nrnber

Renter vacancy rate

ApriL l,
195()

L25.795

117.856

47,810
.41

7orolfi

7.939

3.511

531
1.1

2198O
4.1

April 1,
1970

174.170

L&-763

7l+rl.8lc"
.45

90,579

9.4o.7

5.357

1.,o52
1.4

4,3O5
4.5

August l-,
r971

t81-900

170.600

78,7OO
.46

9l_r9OO

11.300

7.300

I,OOO
1.3

6r3OO
6.4

Not available 41428, 4,o5O 4,ooo

Source: l95O ard 197O C,ensuees of Housing, 1971 estiuated by Housing
Market Analyst.
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