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FHA Housing Market Analysis
Maui County, Hawaii, as of July 1, Lg6g

Foreword

This analysis has been prepared for the assisEance
and guidance of the Federal Housing Admlnistration
in iEs operations. The factual information, find-
ings, and conclusions may be useful also to build-
ers, mortgagees, and oEhersconcerned with local
housing problems and Erends. The analysis does not
purport to make determinatlons wiEh respect to Ehe
acceptabllity of any particular mortgage insurance
proposals that may be under consideration in the
subject locali ty.

The factual framework for this analysis was devel-
oped by the Fie Id Market Analysis Service as thor-
oughly as possible on the basis of lnformatlon
available on the "as of" date from both local and
national Bources, 0f course, estlmates and judg-
ments made on the basis of informatlon available
on the I'as of" daEe may be modifled considerably
by subsequent market developments.

The prospective demand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tion of the factors available orr Ehe "as oftt date.
They cannot be construed as forecasts of building
activity; raEher, Ehey express the prospective
housing product i on vrtri ch wou ld maintai n a reason-
able balance i n demand- supply relationships under
conditions analyzed for the "as of" date.

Department of Housing and Urban Development
Federal Housi ng Admi nj.stration
Field Market Analysis Servlce

Washlngton, D. C.



HOUSING MARKET ANALYSIS . MAU]. UNTY HAWAII
AS OF JULY 1 1969

The Maui Housing Market Area (HMA) is defined as Maui County,

Hawaii. The county is made up of four islands-Maui, Molokai, Lanai

and Kahoolawe with a total area of 11161 square miles, approximaEely

the size of Rhode rsland. The island of Maui, with about 83 percent

of the county's population, is the largest of the four islands. rt
is the center of trade and tourism and Ehe seaE (at wailuku and

Kahului) of the county government. There are arso extensive sugar

cane and pineapple prantations, sugar mirrs and pineapple canneries.

0n Molokai (261 square mires), pineappre farming and cattre raising
are the major industries. Lanai (14o square miles) is owned in its
entireEv by rhe Dore company. The pineapple raised is shipped by

barge to Honolulu for canning. Kahoolawe is uninhabtted and is used

as a milita:y bombing practice range.

- while the principal economic support of Ehe Hl,rA is still derivedfrom the sugar and plneapple industries, tourlsm rs expect.ed to bethe Ieading source of future economic growth. Current resort deve1op-nenEs have led to very tight housing uarkets, particutarly for serviceworkers in resort areas.

T/ Da
of

ta in this analysls are supprementary to a prevlous FHA analysisthe area as of April 1, W-Al .
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Ant.icipated Housing Demand

0n the basis of the anticipated level of househol"rl growth, abouE
25O a year, and the continued need for replar:emelnl of thre plantaEion
housing which is bei.ng removed by the plantation or,rners as rapidly
as possible, demand for new, nonsubsidized, housing is estimaEed aE

about 3OO units a year €Lmong residents of Maui, including 2OO singtre-
family units and 1OO units in multifami!.y struct,ures. Should sufficient
funds be made available, addltional units could be absorbed over ttie
ttx)-year forecast period through some form of interest rate subsidy
or other assistance.

The qualitative distribution of sales housing demand, presented
in table l, indicates that about 4O percent of the demanci for single-
family housing will be for houses priceC between $2O,OOO and $25rOOO
and only 17 percent for houses priced above $35rOOO" The lOO uniEs
of mulEifamily demand includes 1O efficiency units, 30 one-bedroom
aparEments, 45 tr+o-bedroom unlts and 15 wlth three or more bedrooms.
For Maui residents, these units should rent for close Eo the minimum
achievable rents which are estinrated to be $14O, $17O, $2OO, and
$23O for efficiencies, one, two, and three bedroom units, respectively.

It is recognized that the actual volume of new residential con-
struction in the nexE tr^ro years will be substantially higher than
the indicated level of locally originaEed demand. As wILl be shown
Iater in this report, at least half of the residentlal building ln
the area is visitor-oriented and in both price and location is not
designed to meeE the needs of local residents.

0ccupancv Potential for Subsidized Hous lns

Federal assistance in financing costs for new housing for low-
or moderate-income families may be provided through four differenE
progrums administered by FHA-monthly rent-supplement Payments, prin-
cipally in rental projects financed with rnarket-interest-rate morEgages
insured under Section 221(d) (3) ; partial payments for interest for
home morEgages insured primarily urrder Section 235; partial PaFenES
for interest for project mortgages insurecl under Section 236; and
below-market-interesL-rate flnancing for pro ject.s, with mortgages
insured under Section 221(d) (3).

Household eligibility for federal subsidy programs is detetmined
primirrlly by evidence Ehat househo[d or faraii.y income ls below estab-
Iished Iimits. Some families may be eligible alEernatlvely for asslstance
urnder one of Ehese programs or under other assistance Programs using
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federal or state support. The potential"U di""ussed in the follot,-ing paragraphs reflect estlmates unadjusted to indicaEe contingent
reductions because of housing provided under arternat,ive FHA-assistedor other progr€rms. The occupancy potentials discussed for various
progr€rms are, therefore, no t addi tive

The occupancy potentiars for subsidized housing in FHA progr,msdiscussed below are based upon 1969 incomes, on the o"",-rpar,"y of sub-standard housing, on estimates of the elderiy population, 9n February1, 1969 income limits, and on available narket-experie""L.Z! --

. - 
Section 221(d) (3) . There are no projects under thls sect.ion ofthe National Housing Act in Maui. rf fedtral funds are availebre,a total of about 5o unirs of section 2zl(d) (3)BMrR housing probablycould be absorbed yearly in Maui.!/ Many of these families also areeligible for Section 235 and 236 housing.

Rert-supplemgng- EouEing. Most famir.ies eriglbre for rent-supple-ments also are eligibre for public housing. To date, a totar of loounits of public housing, in two projects, have been compreted in Mauland there are outstanding appllcations 
"or.rlng about 11o addltlonalunits' 5o of which constit,ute part of a 110-unit sectLon 2o2 elderlyproject in wailuku on which construcEion was begun in May 1969. Theoccupancy potential for rent-supplement housing is calculated to be75 uniEs a year, incruding 30 units designed eipecialry for the elderry.This potential does noE include housing furrentiy under construction.About 5 percent of the families and 15 percent of the individualseligible for renE-supplements have incomes within the secti on 236housing income range.

Ll The occupancy porentials referred to ln this analysis have been
developed to reflect the capacity of the market in view of exlst,-
lng vacancy. The successful att.ainment of the calculated markeE
for subsidized housing may well depend upon construction in suit-
able accesslble locations, as well as upon the di.stribution of
renEs over the complete range att,alnable for houslng under the
specified programs.

Zl Families with incomes inadequate to purchase or rent nonsubsidized
housing generally are eligible for one form or anot.her of subsidlzed
housing. However, little or no housing has been provided under
most of the subsidlzed prograns and absorption rates remaln to be
tes ted .

1/ -At the present time, funds for allocatlons are available only from
recaptures resulting from reductlons, withdrawals, and cancellatlon
of outstanding allocations.

I
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Section 235, Sales Housln*. In Firlwaii, the maximuro al lowable
mortgage for Sectlon 235 in the ordinary instance is $25,375. For
families of five or more requiring at ieast four becirooms, mortgage
amounEs as high as $29,OOO may be approved. In those areas of Maui
in which the large land owners are selling 1ots, it should be possibte
Eo provide a limited number of houses at prices near these limiEs;
much new housing built elsewhere in the area would be too costly.
In any case, however, a potential market for about 8O units a year
during the next t,wo years is estimated for Maui. All of these families
are also part of the potent.ial estimated below for Section 236 housing;
a few may have incomes rrithin the rent-supplement range.

Section 236, Rental Housi ng. The annual occupancy po E.entlal
in Maui for Section 236 houslng is calculaEed at 1OO units, including
80 units for families and 2O uniEs designed for elderly households;
a number of these families and el,.lerly households al so would qualify
for housing under the rent-supplement program.

The SaIes Market.

WhiLe a very large parE of the new consEruction, even of slngle-
family houses, is visitor-oriented, the 'aarket for oew homes of all
kinds is reporE,ed to be strong. The single most imporEanE section
of the sales market ls the development of the Kahalui area on land
owned by the Alexander and Baldwin Company. Over Ehe past 18 years,
a total of about 2,5OO house lots have been sold in Ehis area. In
recent years, the level of sales has accelerated somewhat; between
April 1968 and April 1969, a total of 363 loEs were sold, and 2OO
Iot sales a year ls reported to be the average in recent years.

Lots are sold to employees of Alexander and Baldwin at a reduced
price in return for an agreement to vacate plantation housing; there
have been subsLantial numbers of sales to others, however. IE is
reported that the typical house in this area costs between $15r@O
and $25,OOO, plus the cost of the lot.

There has been Iittle comparable act-ivlty in HesE Maui whlch
helps to account for fhe housing shortage ir-r that a.rea; many reeorE
employees must comrnute from Kahalul, a distance of abouE 3O mlles.
There are reports, however, that Arnfac plans a development ln West
Maui similar to the Alexander and Baldwin operatlon in Kahalui.

Existing houses are selling well at ::ising prices. A recent local
newspaper listed a few houses in the $2O,OOO-$25,OOO ranges, but many
more between $3O,OOO and $5O,OOO. Ilouse loLs were offered at prices
of $6;0OO and up. Condominium uniEs are arrailable aE prlces of about
$22,OOO (for a one-bedroom apartment) and more.

a
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The Rental Market

The rental market on Maui is tight. Prices are high and vacancies
are few. Most of the construction is visiEor-oriented and in some
cases it is difficult to distinguish beth,een rent,al units, as such,
and hotel facilities. The loca1 resident must, therefore, compeEe
in a market in which price levels are set by whaE may be obtained from
visitors. A recent newspaper reported a very few rentals at prlces
ranging from $15O (for a small cottage) to $45O for a large two bedroom,
two bath house.

The shortage of suitable rentals for local resident.s of moderate
income has led to consideratlon of convert.ing old schools into emergency
housing. In the very tight Lahaina market, there are current proposals
for a 12o-unit cooperative development designed to meet the needs
of local hotel workers. rn both instances, there are problems of high
construction costs which tend to put the unlts out of the reach of
many of the households they are intended to serve.

Economic, Demopraphlc r 8nd Housins Factors

Eco?gmv. During 1968, an average of 16105O persons r^,ere enployed
on Maui.U The dara on ro'tal employment for Ehe 1955-196g perlod,
shown in table rrr, indicate more rapid growth between L966 and 1967
than between 1967 and 1968. Analysii of-the changes in indlvldual
industries, indicat.es, however, that gains in nonnanufacturing were
greater between 1957 and 196_8 than in the earlier interval, Uut ttrat
these gains were balanced by Iosses, concentrated in food,processing
and agriculture. These losses reflect the 61-day sErike rn the pine-
appte industry whlch ended ln April 1958, as well a6 a continued 1ong
term trend towards reduced 1abor requlrement,s in both sugar and pine-
apple lndustries.

Despite declines in recent years, agriculture (almost entlrely
confined to sugar cane and plneapple grow-ing) is the largest source
of employment. in Maui. Together with food processlng, ,ii"h consistl
almost entirely of sugar mills and pineapple canneries, agriculture
accounts for about a third of total emplolmrent. The leading nonmanu-
facEuring sectors--trade, services, and government--provide about 45
percent of the total.

Employment data for Maui are avallable for the 1964-1968 period,
and indicate a declining trend in the rate of ecorpmlc growth. During
L968, however, there was a reversal in the trend ln nonmanufacturing.
The favorable indicators observed in early 1969 include extensive
resort developments in the wailea-Kihei area ( l5rooo acres owned by
Alexander and Baldwin) and continued deveropnent. in the Kaanapali
Beach area. Current plans would result in several thousand additional
hotel rooms over the next five years.

L/ Employment daEa are for Maui Island, only.
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These plans may be given srorrrewhe.t greatLrr cii:edF-:ir(:e than Lhe
usual promotional announcements because of the stimulus the direct
mainland-Hilo f lights and cor,m,:n aj r f a,::es {r,rhich permit tcrurists;
to visit all the major i,slands at. $5 ur-, j.slar-rcl ) have given visitors
to the Neighbor Islancl s. Between the fc>urih crrrarter of 7961 , litien
Ehe new service began, and the third q.r.ici.!:er of 1968, passengers land-
ing aE Hilo increased from IO'OOO to 29,CCO and departures from Hilo
from 11,OOO Eo 44rOOO. In the next few years, there wiII be th.:
furEher stimulus of the jumbo jets, seaiing over 35O passengers'
which are expected to increase torlrist traffic generally.

The indicated increase in t-he number of hotel roorns would evenE-
ually require as many as 5,OOO additiclnai. workers on Maui, in primary
and secondary sources of employment" '1'he limj-tation on development
may not be demand for resort accomrncdations, buL the ability of t.he
area to atEract a sufficient nurnber i>f new resirlents for available
employment. The ability of the expanding econorny to ret,ain residenEs
who may now seek employment elsewhere may amelio::ate tl-ie difficulty.

In the short run, however, it see$s reasonable Lo expect that
nonmanufacturing employment ma-y grow by about 60O jobs a year. Allow-
ing for a continued slow decline in agriculture, inclr-rciing food pro-
cessing, total employmenE is expecterl to grow by 5OO jobs a yeat.

lncome. In 1969, the median annual income of all families in
Maui County is estimated at $7r55O, after deduction of federal income
tax. The median income of renter households of two or more persons
was $61500 after taxes. By L971, these medians are expected to in-
crease to $8,65O and $7,3SO, respectively. Table IV provides distri-
buEions of aI 1 families and renter horisc:holds by income classes for
1969 and 1971.

Population. Population estimates have been made in Hawaii for
a number of years by the U.S. Censr:s Bureau and che Department of
Planning and Economic Developurent of the State of Hawaij-" In recent.
years (1965-1967), there have been substantial discrepancies between
these estimates. These diifer:t-nces \^/ere resol'ved late in 1968, and
a new series of I'of ficial" Censrrs-Slal..t: e,stimaLes were prepared. Potrr-
lation esEimates in this reF)rt are cr:nsistent wj.th the new official
estimates and are, therefore, nci comparable with chese in the Previous
published market analysis.

As of JuIy 1, 1969, the p'opulati-orr ,-ri- l"la.ui is estimated at 48r5OO
compared with 42,576 ln April 1960, a [cL-i r, u{ 64a persons (1.4 per-
cent) a year. 0n the hasi'c at a. sampie -qi-:i'vr--y of poputation charac-
teristics conducted in the tlutunn af Lg6Tr lL appears that nearly
half the poputration of Maui County lives in the Wailuku district
(including the villages of Wailuku, Ka.hului, and Puunene and most of
the valley lend between the mount.aineous a"reas), about 2O percent
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in the Hana and Mokawao Distrlcts (East Maur), 12 percent in the
Lahaina District (the principal resort area of West Maul) and 1g
percent on the small lslands of Lanal and Molokal which are part
of Maui County.

0n the basis of past trends and the economlc growth forecast
for the Maui area, it is estimated that the resident populatlon
will reach 5O,OOO by the mi$Q1s.of 1!71,411 increase of 1r5OO(3.1 percent) over the JuIy 1r-l_969 estimat,e.

Households. 0n the basls of local estimates of household num-
bers and household size prepared as of the fal L of L967, it ls esti-
mated t,haE there are l3rooo households in Maui county as of July1, 1969. There are a small number of persons q*ro are not membersof households, and the average household consists of about 3.7 per-
sons, down just a little since 1950.

rn the rrryb-year forecast perlod from July 1, 1969 to July 1,
1971 it is estimated that the number of resldent households will in-
crease by 25O a year to a total of 13r5OO.

- - Hguring rnventorv. As of July 1, 1969, the housing inventoryof Maul County is estlmated to contaln 15r5oo unlts.-l/ 0f thls total,
13'OOO are occuPted by resident households and 315OO are elther vacant(a negligible number of the vacant units are available for eale orrent) or are held by persons wrth another residence elsewhere.

On the basls of the number of taxpayers claiming home exemptionsin paying property t,axe6 to the state, an estimated t*tr7" (the htihestproportion in the state) of the housing units in Maui ,ere own"i-
occupied in 1968.

The volume of residential construction, as measured by building
permiEs, increased from 45o units in 1966 to over goo units in 195g.
Data for the first three mont,hs of the year suggest further increasesin activity in 1959 (see table V). These figuies compare wlth an
average annual volume of abouE 4OO unlts a year ln the 1960-1955 pertod.
The increase in consEruction volume wa6 parElcularly sharp betweeni967 and 1968 when rhe annual total increased by 5o p..""r,t. rt should
be noted that Ehe common air fares which permlt lnter-island stop-
overs at $5.OO began in the fourth quarter of L967.

The data in this rePort indicaEe that the number of households
increased from about 11r225 ln April 1960 to l3rooo in mid-1967, anincrease of Lr775. 0ver the eame period, building perrnit data indicatesthat about 41175 new housing units were added to ihe housing inventory.
A1 row'ing for a reasonable volume of demolitions, it seems likety thataE least 2'ooo housing unitsn or about half of itre total activtlysince 1960, has been rvisitoril oriented.

Estimates based on 196g estimaEes of HonoluIu Redeveropuent Agencyad justed for recenE consEructlon volume 
YvYv'vt4uer'L rE'|Er

r/

I
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No vacanclr lnformatton was avallabIe for this rePort.
in the area indicated, however, that available vacancies were

Observation
few in number.

I



Estimated AnnuaI

Table I

Demand for New SingIe-family Housing

Sales price

Among Resident,s of Ma,ui County. Hawali
JuLy 1,1969-JuIy 1, l.97L

Number
of unlts

tfi
rc
50
25
35

Percent
of total

20
20
30
13
L7

100

$20,OOO
22r5OO
25,OOO
30, OOO

35,OOO

- $22,499
- 24rggg
- 29,ggg
- 34rg9g
and over
To tal 200

Table II

Estimated Annual Occupancy Potentlal
For PrivaEeIy-financed Subsi-dLzed Rental Housins

Maui Coun tv. Hawa1l
As of Juty 1, 1969

Number of Unitsl/
Rent Supplement Section 235

Uni t Size

Effi ci ency
One bedroom
Troo bedrooms
Three bedrooms
Four or more bedrooms

To taI

Fami I i es

IO
15
10
10
45

Elderlv Fanilies

25 .i.

5 10
35
25
10
80

Elderlv

10
10

2030

a/ Alt of the families eligibte for Sectlon 236 housing also are
etigible under the SecEion 235 Progr{m and about 50 percent are
eligibi,e for Section 22L(d) (3)BMIR housing. The estimates are
based on exception lncome limlts.



Table III

Labor Force Trende
I.{aui, Hawaii 1966-L968 ql

(Annual averages)
L966 L967

16,070

630
3.9

L5,44O

2,460
2,L3O
1 ,050

330

8r280
800
830

2,260
280

I ,990
870

I, 120
2,12O

L20
l,o4o

960

4,7OO
3,OlO
1,690

I6, 560

750
4.5

15,8 l0

2, 390
2 rO7O

980
3I0

1958

L6,7gO

550

9,2OO
820
870

2,43O
350

2,49O
lr22O
L,260
2 r25O

150
1,O9O
l roI0

4,620
2r88O
L,140

\
Civilian Labor Force

Unemployed
Percent of tabor force

Employed

Manuf ac turing
Food processing

Sugar
Other

Nonmanuf acturing
Contract constructlon
Transp., commun., pub. util.
Wholesale and retal1 trade
Fin., ins., real esEate
Services and misc.

Hotels
Other

Governmen t
Federal
State
Local

3.9

16, O5oc /

2

1

230
870
950
360

8,670
720
780

2,310
330

O ther
Agricu 1 tural
Nonagricu 1 turalb/

2,33O
1, 100
L,23O
2r2OO

140
I ,080

980

4,7 60
3,040
1,72O

Data are for island of Maui, only.
Self -employed, unpald family workers, domestics.
Does not include an average of 93 pereons lnvolved in labor disputes.

t Note: Subtotals may not add to toEals becauee of rounding.

Source: StaEe of Hawati, Department of
Re lations.

a/
b/
cl

Labor and Industrlal



Table IV

Estimated Percentage Distribution of All Families and Renter Households
By Income After Deducting Federal Income Taxes

Maui County. Hawaii, Housi Market Area. 1969 and 1971

1969 Incomes L97l lncomes I
Annual

Af ter- tax Income

Under
$3, ooo

4, o0o
5,000

000
999
999
999

6, ooo
7,000
9,000
9,000

10,00o - 12,499
t2,5oo - L4,999
15,000 - 17,499
17,500 - 19,999
20,000 and over
To ta1

Median

a/ Two persons or more.

$3
-3
-4
-5

A11
families

l0
11
10

8

100

$7,650

Ren ter
households4

10
10
l2
t2

A11
fami Iies

Rerrter
households 3/

7
6

9
11

7

10
11

100 100

$8 , 550 $7,350

6
3

7
9

0
9

9

9

6

9
5

3

5

I6,ggg
7,ggg
8 ,999
9,999

1l
L2

9
6

l0
9

t0
10

3

6

3
2

4

t It 0

3

2

1

2

l2
5

2
J

100

$ 6, 5C0

;



Tabl.e V

Housins Units Authorized bv Buildine Permits
Maui County, Hawaii L966-1969

Year

L966

L967

i968

Jan-March 1968
Jan-March 1969

Sing Ie
fami 1v

345

372

424

Mul ti -
f ami Iv

106

L64

381

73
111

To ta1
Uni ts

4sL

536

805

159
2LO

86
99

Source: DepartmenE of Public Works; Bank of Hawaii,
Department of Business Research

I
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