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1 Resource Paper Introduction and Overview 
Housing is a fundamental building block of our communities. It provides shelter, security, and 
comfort for individuals and families. Ensuring housing for all is essential for fostering active and 
productive residents, stable neighborhoods, and a stronger community. When safe, desirable 
housing is unattainable for a signi�icant portion of the population, it negatively impacts the 
community and reduces the overall quality of life. Housing is a critical component of planning for 
Central Maui’s future. 

With some of the highest housing prices in the nation, Maui residents face signi�icant challenges in 
affording housing. Several factors drive high housing costs in Maui, including land prices, 
construction expenses, economic cycles, and offshore demand. While many of these factors are 
beyond the County’s control, there are steps the County can take to promote an adequate supply of 
affordable housing to meet residents' needs. 

The purpose of this Housing Resource Paper is to provide a baseline understanding of existing 
conditions in the Central Maui Community Plan Area. The information in this report will inform 
policies and actions in the updated Central Maui Community Plan. See Section 2 below for more 
information about the Central Maui Community Plan Update, the project planning area, and 
resource papers. 

Section 3 summarizes existing housing conditions. The paper then explores future housing needs, 
including a population and housing unit forecast for Central Maui in Section 4. Section 5 assesses 
opportunities and challenges related to future housing growth and development in Central Maui. 
The �inal section offers a set of recommendations to be incorporated into the policy and growth 
framework sections of the Central Maui Community Plan update. 

1.1  Key Terms 
Accessory dwelling: An accessory dwelling is “an attached or detached dwelling unit which is 
incidental or subordinate to the main or principal dwelling on a lot”.1 

Affordable housing: Affordable housing is a housing unit at a price point that allows the household 
to spend 30 percent or less of its gross annual income on housing.2  

Green�ield development: Development on land that was previously undeveloped.3   

 
1 Maui County Code Chapter 19.04 
2 Maui Countywide Policy Plan (p. 26) 
3 Planetizan. (n.d.). What is Green�ield Development? https://www.planetizen.com/de�inition/green�ield-
development#:~:text=Green�ield percent20development percent20is percent20any percent20kind,development 
percent20is percent20a percent20green�ield percent20development. 
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In�ill housing: The process of developing vacant or underutilized parcels within existing urban 
areas.4  

Income restricted affordable housing: Housing units that are made available to individuals or 
families whose income falls below a certain threshold, typically a percentage of the area median 
income (AMI).5 

Middle housing: Housing types between single family detached housing and multi-family housing. 
Examples include duplexes and townhouses.6 

Mixed-use development: A type of urban development that combines multiple uses within a single 
building or area.7  

Multi-family housing: Multi-family housing is a building that consists of three or more dwelling 
units.8 

Non-owner-occupied unit: Real property improved with a dwelling that would not be classified as 
“owner-occupied,” “hotel and resort,” “time share,” “TVR-STRH,” “commercial,” “industrial,” 
“commercialized residential,” or “long-term rental."9 

Single family detached housing: A building consisting of only one dwelling unit designed for or 
occupied exclusively by one family. A detached single-family dwelling unit means it is a free-
standing structure consisting of only one dwelling unit designed for or occupied exclusively by one 
family.10 

Workforce housing: Housing affordable to households earning between 50 – 140 percent AMI.11 

Transit Oriented Development (TOD): A spatial approach to development that increases 
development opportunities near public transportation to reduce single occupancy vehicle 
dependence. According to HUD’s Glossary, “TODs are typically designed to include a mix of land uses 
within a quarter-mile walking distance of transit stops or core commercial areas”.12  The updated 
Community Plan Designations have a Transit Oriented Corridor Land Use designation to support 
TOD.  

 
4 Planetizan (n.d.) What is In�ill Development? https://www.planetizen.com/de�inition/in�ill-development 
5 HUD Housing List. (2023, December 20). Understanding Apartment Income Restrictions. 
https://hudhousinglist.com/low-income-housing-guides/understanding-apartment-income-restrictions 
6 AARP. (2022). Discovering and Developing Missing Middle Housing. https://www.aarp.org/livable-
communities/housing/info-2022/missing-middle-housing.html 
7 Planetizan. (n.d.) What is mixed-use development? https://www.planetizen.com/de�inition/mixed-use-
development#:~:text=The percent20term percent20often percent20refers percent20to,as percent20well percent20as 
percent20public percent20amenities. 
8 Maui County Code Chapter 19.04 
9 Classi�ication for Tax Rate Purposes 
10 Maui County Code Chapter 19.04 
11 Maui’s County Code Chapter 2.96.020 
12 HUD. (n.d.). HUD User Glossary. https://archives.huduser.gov/portal/glossary/glossary_t.html 
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2 Central Maui Community Plan Update 
2.1  Overview of the Central Maui Community Plan Update 

The Maui County General Plan includes the Countywide Policy Plan (CWPP), the Maui Island Plan 
(MIP), and community plans. The CWPP and MIP are umbrella documents that cover the entire 
county and the entire island of Maui, respectively, whereas community plans focus on smaller 
geographic regions or populations, such as Central Maui. Expanding housing opportunities for 
residents is one of the key strategies (Strategy E) identi�ied in the CWPP to achieve the plan’s future 
vision. The MIP includes an entire chapter (Chapter 5) dedicated to housing. This chapter identi�ies 
seven housing objectives, along with corresponding policies and actions, to achieve the goal of “safe, 
decent, appropriate, and affordable housing for all residents developed in a way that contributes to 
strong neighborhoods and a thriving island community.” 

The MIP housing objectives include: 

1. Creating more livable communities that provide for a mix of housing types, land uses, 
income levels, and age groups. 

2. Improving the monitoring, evaluation, and re�inement of affordable housing policies in 
conjunction with economic cycles. 

3. Providing affordable housing, either rental or fee simple, to serve the broad spectrum of the 
island community. 

4. Delivering infrastructure in a more timely manner to support the development of affordable 
housing. 

5. Expanding affordable housing options and programs for individuals with special needs. 
6. Reducing the costs for developers to provide housing that is affordable to families with 

household incomes at or below 160 percent of the annual median income. 
7. Increasing the preservation and promotion of indigenous Hawaiian housing and 

architecture. 

2.1.1  Central Maui Community Plan  
Housing-related objectives, policies and actions in the 2002 Wailuku-Kahului Community Plan are 
not speci�ic to Central Maui; rather, they apply to the whole island and county and therefore have 
been incorporated into the MIP and CWPP. For this update, the Wailuku-Kahului Community Plan 
will be renamed the Central Maui Community Plan (CMCP) to better re�lect the extent of the region 
as illustrated in Figure 1. The Central Maui Community Plan will be consistent with the MIP and 
CWPP and will address housing primarily by promoting more livable communities that provide for 
a mix of housing types and land uses to serve all income levels and ages. Considerations of where 
(close to jobs, services, and transportation) and how (density and character) housing is built has 
signi�icant in�luences on the affordability of housing, the ability to meet resident needs, and overall 
quality of life. The Central Maui Community Plan will provide speci�ic guidance to help meet the 
housing goals of the MIP. 13 

 
13 More information about Community Plans is available at https://www.mauicounty.gov/423/Community-Plans. 
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2.2  Planning Area 
Figure 1: Central Maui Community Plan Area 

 

2.2.1  Purpose of the Resource Papers 
As part of the Central Maui Community Plan update process, the County—with assistance from a 
team of consultants—prepared a total of seven Resource Papers focused on cultural resources, 
climate change, housing, urban design, economic development and socioeconomics, transportation, 
and infrastructure. These Resource Papers summarize relevant existing policy (from the 
Countywide Policy Plan and Maui Island Plan), key issues that need to be addressed, opportunities 
to take advantage of, and initial recommendations for strategies, policies, and actions to include in 
the Community Plan. The Resource Papers were prepared based on the best available data and 
research, including existing studies, reports, and plans.  
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The Resource Papers were crafted with two primary purposes in mind: �irst, to inform County staff, 
community members, and stakeholders about existing conditions, policies, and plans related to the 
Community Plan; second, they were written so that the key �indings can be easily adapted for use in 
the Community Plan, either in the Plan, Policy, or Growth Frameworks or the Implementation 
Program.  
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3 Existing Housing Conditions 
3.1  Current Housing Stock  
The Central Maui Community Plan area housing stock varies by area. Wailuku has the greatest 
quantity of middle housing.  According to real property tax data from the Department of Finance, 
there are approximately 1,500 residential condominium units in Wailuku, including small 
complexes like Wailuku Manor (6 units), medium complexes like Iao Gardens (39 units), and large 
complexes like Iao Parkside (480 units, 2-6 units per structure). Additionally, there are many small 
apartment complexes in Wailuku that do not have unit counts in the real property tax data. 
Kahului’s housing stock includes large multi-unit apartments such as Harbor Lights (352 units) and 
middle housing such as Kahului Ikena (102 units, 6-12 units per structure).  In Dream City, an older 
area of Kahului built as a primarily single-family home subdivision, many homes now serve more 
than one family or more than one generation. Of the 14,329 units in Central Maui not identi�ied as 
apartment or condominium units (single-family homes), 30 percent of the units (4,480) are part of 
a multi-unit property, having 2-8 units on a lot.14 

According to American Community Survey (ACS) data, of the reported 19,440 housing units in the 
Central Maui Community Plan area, 1,477 are vacant, making the vacancy rate around 8 percent.15 
Real property tax data lists approximately 3,750 non-owner-occupied units.    

As of 2022, long-term rentals may apply for a special tax exemption, and 1,007 housing units in 
Central Maui receive the long-term rental exemption. For condominium properties, the non-owner-
occupied rate is 35.8 percent, or 800 units out of 2,231 total units. The number of owner-occupied 
condominium units is 1,168, or 52.3 percent. Condominium units receiving the long-term rental 
exemption account for 11.2 percent of properties, or 251 units. For single-family homes the non-
owner-occupied rate is 20.5 percent, or 2,948 units out of 14,329 total units. The number of owner-
occupied single-family homes in Central is 10,613 or 74 percent. Single-family homes receiving the 
long-term rental exemption account for 5 percent of properties, or 736 units. 

According to ACS, approximately 75 percent of all housing units in Central Maui were built prior to 
the year 2000. However, since 2000, there have been over 840 affordable units added in Central 
Maui with more in the pipeline.  

 

 

 

 
14 Maui County. Parcel Data from CAMA Database Joined to Production Parcels (Updated Weekly). Maui County GIS. 2024. 
Retrieved from: https://mauicounty.maps.arcgis.com/home/item.html?id=0fc4073a53c14f66bf02556a8f9f11b0. October 
7, 2024. 
15 U.S. Census Bureau, 2018-2022 American Community Survey 5-Year Estimates. Retrieved from: 
data.census.gov/table/ACSDP5Y2022.  Accessed on January 9, 2024. 

https://mauicounty.maps.arcgis.com/home/item.html?id=0fc4073a53c14f66bf02556a8f9f11b0
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3.2  Housing Market Trends  
Figure 2: Single Family Average Sales Price 

  
Source: County of Maui. Realtors Association of Maui, INC. Housing Statistics. 2024 

According to the Realtors Association of Maui, the average sale price for housing units in Central 
Maui has historically been lower on average than housing units throughout the County. For example, 
in 2023 the average sales price for a single-family home in Central Maui was $1,137,926, while the 
average sales price for a single-family home in Maui County was $1,784,276. However, the median 
sales price for single-family homes in Central Maui in 2023 was closer in value to Central Maui’s 
average;1 it is likely that the prevalence of luxury homes in other areas is the underlying cause of a 
higher overall average for Maui County. Historic sales price averages and medians are shown in 
Figure 3 for comparison.  
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Figure 3: Single Family Average Sales Price 

 
Source: County of Maui. Realtors Association of Maui, INC. Housing Statistics. 2024  

Figure 4: Single Family Median Sales Price 

 
Source: County of Maui. Realtors Association of Maui, INC. Housing Statistics. 2024 
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Figure 5: Condominium Average Sales Price 

 
Source: County of Maui. Realtors Association of Maui, INC. Housing Statistics. 2024  

The trend is more extreme for condominium sales. In 2023 the average sales price for a 
condominium in Central Maui was $506,930, while the average sales price for a condominium in 
Maui County was $1,237,112. The median sales price for condominiums was also significantly 
lower in Central Maui. For Kahului the median sales price was $276,500, while in Wailuku the 
median sales price was $553,300; for Maui County as a whole, the median sales price for 
condominiums was $832,500. Compared to other regions in Maui County, Central Maui has a lower 
percentage of properties on the short-term occupancy list, which may account for the disparity. As 
with single-family homes, there is also a higher prevalence of luxury apartments in other areas on 
Maui.   
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Figure 6: Condominium Average Sales Price 

 
Source: County of Maui. Realtors Association of Maui, INC. Housing Statistics. 2024 

Figure 7: Condominium Median Sales Price (by Town) 

 
Source: County of Maui. Realtors Association of Maui, INC. Housing Statistics. 2024 
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3.3  Recent Housing Development  
Central Maui has several major housing developments underway. The Department of Hawaiian 
Home Lands (DHHL) began construction on Puʻuhona Homestead (previously known as Puʻunani) 
in Wailuku at the end of 2024. The �irst of 137 turn-key homes are expected to be offered to 
bene�iciaries in the third quarter of 2025, pending the completion of an additional water tank. The 
turn-key homes will have three or four bedrooms with living areas ranging from 1,088 to 1,674 
square feet. The remaining 24 vacant single-family lots will allow residents to build their own 
homes. DHHL is also working toward approvals for the Waiehu Mauka Homestead project, which is 
anticipated to have 343 single-family lots, and an additional 55 rural half-acre lots for 
bene�iciaries.16 

Waikapu Country Town has plans to build approximately 1,500 new housing units, including 500 
affordable units. The plans include an agricultural preserve, parks and open space, a school and a 
residential town center, but relies on the completion of a proposed wastewater reclamation facility 
in Central Maui.17 Preparation is beginning for the environmental review process for the Central 
Maui Wastewater Reclamation Facility, which will be located between Honoapiʻilani Highway and 
Kuihelani Highway. The central facility will service existing and planned developments throughout 
the Waikapu and Wailuku areas, as well as state projects in Pulehunui. 

Maui Lani is an area with some remaining entitlements for the development of up to 1,900 new 
housing units. The plan for the district provides for approximately 132 acres of single-family homes 
and townhomes, 22 acres of multifamily, and 5.5 acres of commercial and civic uses.  

3.4  Affordable Housing 

3.4.1  Existing Affordable Housing Stock 
The Central Maui Community Plan area has over 1,600 existing affordable housing units serving 
below 140 percent of the Area Median Income. Approximately 40 percent, or a little over 600 units, 
is reserved for elderly people. Over 1,000 additional affordable units are in the pipeline before 
2030.18 

 

 

 

 
16 Puu Hona. 161 Lot Homestead Project in Waikapu Breaks Ground. Puu Hona Real Estate. 2024. Retrieved from: 
https://www.puuhona.com/post/161-lot-homestead-project-in-waikapu-breaks-ground. October 3, 2024. 
17 Maui County Council. Resolution No. 21-185, Establishing a Fire�ighter Workforce Housing Task Force. Maui County 
Council. 2021. Retrieved from: https://mauicounty.legistar.com/View.ashx?M=F&ID=10524657&GUID=A6D31816-D602-
41FC-9EF3-C304DAC8209C. Date retrieved: December 3, 2024. 
18 Hawaii State GIS Program. Affordable Rental Housing Inventory - HHFDC. 2023. Retrieved from: 
geoportal.hawaii.gov/datasets/HiStateGIS::affordable-rental-housing-inventory-hhfdc. October 7, 2024. 
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Table 1: Central Maui’s Existing Stock of Affordable Housing 

Project Name  Number 
of Units 

Location AMI Completion 
Year 

Hale Makana O Waiale                      200 Wailuku <50 1996 

Heritage at Maui Lani 25 Kahului 100-140 2021 

Hale Mahaolu: Luana  122 Kahului <30 1983 
Huliau 12  Kahului 80-140 2021 
Imi Ikena Apartments 28 Wailuku  <50  2014 

Kahawai Condominiums 16 Wailuku  25-80 2015 
Kahekili Terrace 82 Wailuku <80  1966 

Kahului Town Terrace 72 Kahului 30-60 2010 
Kaulana Mahina                                324 Wailuku 80-140 2024 
Makani Kai Hale 29 Waiehu <80 unknown  

Mokuhau 16 Wailuku 81-120 2018 
Waiʻale Elua  70 Wailuku  80-140 2021 
Waikapu Gardens Phase II 56 Waikapu 80-140 2015 

Source:. Hawaii Statewide GIS Program, Affordable Rental Housing Inventory -HHFDC, 2024 

Table 2: Affordable Rental Housing Inventory in Central Maui (Senior Housing) 

Project Name  Number of 
Units 

Location AMI Completion 
Year 

Hale Mahaolu: Akahi 110 Kahului <50 1969 

Hale Mahaolu: Ekolu 41 Wailuku <50 1992 

Hale Mahaolu: Elima 60 Kahului <50 1998 

Hale Mahaolu: Elua 180 Kahului <50 1980 

Hale Mahaolu: Kahului Lani I 81 Kahului 30-60 2020 

Hale Mahaolu: Kahului Lani II 83 Kahului 30-60 2022 

Hale Mahaolu: Lokenani Hale 61 Wailuku 30-50 2005  
Source: Hawaii Statewide GIS Program, Affordable Rental Housing Inventory -HHFDC, 202 
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3.4.2  Pipeline 
Table 3: Affordable Housing Pipeline Projects in Central Maui 

Project Name  Number of 
Units 

Location AMI Completion 
Year 

Aikanaha Phase I 106 Waikapu 30-60 2028 
Aikanaha Phase II 106 Waikapu 30-60 2028 

Hale Pilina 178 Kahului 30-60 2026 

Kahului Civic Center 303 Kahului 30-60 2029 
Source:, Housing Project Status Spreadsheet, 2024 

3.4.3  Residential Workforce Housing Policy 
The County of Maui primarily relies on inclusionary zoning to increase the supply of affordable 
housing. Inclusionary zoning requires a developer of new housing to build a speci�ied number of 
affordable dwelling units. The County adopted the Residential Workforce Housing Policy (MCC 
Chapter 2.96) in 2006 to address the critical shortage of affordable housing and encourage the 
provision and maintenance of residential workforce housing units. The Department of Housing is 
charged with administering the policy and the County Council has reviewed and amended the 
policy several times since its original adoption. 

The Residential Workforce Housing Policy applies to any development that creates 10 or more lots, 
lodging, time share, hotel, or dwelling units. Developers are required to provide residential 
workforce housing units equal to at least 25 percent of the total number of market rate units 
proposed.  

One way that developers meet this requirement is through housing credits. A developer may earn 
credits by developing more affordable housing than required by law. The excess credits may then be 
sold to a developer of market rate units. Developers are required to make residential workforce 
housing units available for occupancy either before or concurrently with market-rate units. 
Ownership units are subject to deed restrictions for durations ranging 5 to 10 years, depending on 
income group. Rental units are subject to deed restrictions and must remain affordable for 30 years 
from initial occupancy.  As the land has historically been less expensive in Central Maui than in the 
South and West Maui, this policy has allowed affordable housing developments in Central Maui to 
bene�it from market rate developments in other areas.  

3.5  Existing housing needs 

3.5.1  Affordability 
The U.S. Department of Housing and Urban Development de�ines affordable housing as housing on 
which the occupant is paying no more than 30 percent of gross income for housing costs, including 
utilities. Households paying 30 percent to 50 percent of household income are considered 
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moderately housing-cost burdened, while households paying 50 percent or more are considered 
severely housing-cost burdened. 

 
High housing prices are making it difficult for households to buy or rent a home without spending 
more than 30 percent of their monthly household income. In Maui County, only 9.3 percent of 
prospective single family house buyers were identified as fully qualified to purchase a home.   
 
The University of Hawaii Economic Research Organization (UHERO) Hawaiʻi Housing Factbook 
2024 discusses median asking rent in 2023 based on their analysis of Craigslist and found median 
rents in Maui County ranging from approximately $1,750 a month for a 1-bedroom unit to $5,200 a 
month for a 4-bedroom unit.2 The U.S. Census Bureau’s 2018-2022 ACS found that 49 percent of 
Central Maui renters paid less than 30 percent of their household income for gross rent, while 10 
percent paid between 30 percent and 35 percent, and 41 percent paid more than 35 percent of 
household income for their gross rent. Gross rent is the contract rent plus the estimated average 
monthly cost of utilities and fuels if these are paid by the renter or paid for the renter by someone 
else.  

The ACS found that 59 percent of Central Maui homeowners with mortgages paid less than 30 
percent of their household income for housing costs, while 8 percent paid between 30 percent and 
35 percent, and 32 percent paid more than 35 percent of household income for their housing costs. 
Housing costs include expenses such as property tax, utilities, and garbage collection. 

The County of Maui Comprehensive Economic Development Strategy (CEDS) 2022 Attainable 
Housing and Construction section provides a discussion on the social and economic issues that 
housing contributes to Maui County’s struggles. One of CEDS’ recommendations is to increase 
attainable housing inventory for residents that includes a housing pathway from apartment to 
condo to house.  To put this pathway into perspective, a household earning $75,000 a year paying 
30 percent of their income toward housing could afford $1,875 a month for rent and utilities. This 
same household would be able to afford a $310,000 house or condo based on a 30-year mortgage at 
a 6 percent �ixed interest rate.  

Table 4 below illustrates that to purchase a $617,500 condominium in Wailuku, a household would 
need an annual income of approximately $147,815 to afford a 30-year mortgage at a �ixed interest 
rate of 6 percent; the household would also need to put 20 percent of the purchase price, or 
$123,500, as a cash down payment.  
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Table 4: Financial Quali�ication to Purchase a Single-Family Home in Central Maui 

  
Zip Code 

96732 
Zip Code 

96793 
Median Sales PriceA $295,000 $617,500 
Down Payment Required (20 percent) $59,000 $123,500 
Monthly Mortgage PaymentB $1,415  $2,962 
Property Tax Monthly Estimate $25 $797 
Monthly HOA FeeC $950 $600 
Monthly Electricity Cost Estimate $150 $200 
Annual Household Income Required $97,598 $147,815 
AUHERO The Hawaii Housing Factbook 2024 
BBased on 30 year fixed at 6 percent  
CEstimated Homeowner Association (HOA) includes water, sewer and solid waste fees 

Source: Maui County 2024 

The required annual household income for purchasing a house is even steeper, as illustrated by 
Table 5. To purchase a $960,000 home in Wailuku, a household would need an annual income of 
approximately $216,015 to afford a 30-year mortgage at a �ixed interest rate of 6 percent, with the 
household putting 20 percent of the purchase price, or $192,000, as a cash down payment.  

Table 5: Financial Quali�ication to Purchase a Single-Family Home in Central Maui 

  Zip Code 
96732 

Zip Code 
96793 

Median Sales PriceA $948,750 $960,000 

Down Payment Required (20 percent) $189,750 $192,000 

Monthly Mortgage PaymentB $4,551  $4,605 
Property Tax Monthly Estimate $108 $110 
Monthly UtilitiesC $453 $453 
Homeowner Insurance Monthly Estimate $225 $233 
Annual Household Income Required $213,449 $216,015 
AUHERO The Hawaii Housing Factbook 2024 
BBased on 30-year fixed at 6 percent 
CIncludes estimates for water, sewer, electricity and solid waste fees 

Source: Maui County 2024 

3.5.2 Housing + Transportation Affordability 

The traditional method of measuring housing affordability at 30 percent of household income 
ignores the transportation costs related to the decision of where a person chooses to live. Living 
close to services and work can greatly reduce transportation expenses. An alternative way to 
measure affordability is to combine both housing and transportation costs. The Center for 
Neighborhood Technology’s (CNT) Housing + Transportation Index calculates transportation costs 
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associated with a home’s location to provide a more accurate measure of a community’s 
affordability. The CNT recommends that 45 percent of Area Median Income (AMI) be established as 
the affordability target for combined housing and transportation costs in the U.S. If households are 
able to meet all their needs without having the expense of car ownership, a higher percentage of 
income could be utilized for housing.   

Under this alternative measure, a household of two earning $75,000 a year and paying 45 percent of 
their income on housing and public transport could afford $2,700 a month for rent and utilities. 
This same household would be able to afford a $336,000 house or condominium based on a 30-year 
mortgage at a �ixed interest rate of 6 percent, with no money down on deposit. 

3.5.3  Unhoused 
Excluding wild�ire displaced households, Maui County has shown a consistent decline in total 
homelessness for the last seven years.  Overall homelessness counts decreased by 7 percent, 
unsheltered homelessness decreased by 26 percent, and sheltered homelessness decreased by 16 
percent, showing that Maui homeless service providers have been successful in housing both 
unsheltered and sheltered homeless. However, wild�ire displaced households in non-congregate 
shelters added 5,245 total people (2,328 households) to Maui’s count in January 2024.  While many 
resources, including several temporary housing projects, were put in place to meet the critical 
demands for housing �ire impacted households, the housing crisis was compounded by the �ire.  

4 Future Housing Needs 
Consultant ECOnorthwest developed population and housing projections for Central Maui, using the 
Maui County population forecasts provided by the University of Hawaii Economic Research 
Organization (UHERO) as a foundation. The following section provides an overview of the 
population and housing unit forecast estimates for Central Maui.  

4.1  Forecasted growth 
Maui County faces a period of slower economic growth than anticipated pre-pandemic, in�luenced 
by multiple factors including the lingering effects of the pandemic, the August 2023 devastating 
�ires, a reduction in tourism, challenging macroeconomic conditions, an aging population, and 
recent population losses. Despite these downwards pressures, UHERO’s baseline forecast is for a 
return to growth, albeit at a slow pace.19  

The population of Central Maui decreased from just over 60,000 in 2019 to around 59,000 in 2024. 
While Central Maui's population was not initially expected to grow substantially, it is estimated that 

 
19 UHERO Forecast for Maui County. Long-term Projections and Scenarios. May 2024. 
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approximately 1,200 former Lahaina residents have relocated to Central Maui since Fall 2023 in the 
aftermath of the �ire. The forecasts provided below re�lect this in�lux of new residents to the area.20  

4.1.1  Population Growth 
Based on 2024 estimates, including the 1,200 residents displaced by the Lahaina �ires, Central Maui 
is home to just under 59,000 residents. The baseline forecast projects a modest growth pattern for 
Central Maui between 2024 and 2043, expecting about a 4 percent total increase in population or 
about 2,400 new residents over the 20-year period, surpassing the 2019 population in roughly 
2033. A low estimate shows population not recovering to 2019 levels over the 20-year horizon, 
while a high estimate shows faster recovery, surpassing 2019 levels before 2033 (roughly 2029).  

Table 6 below highlights key years in the 20-year forecast, including the 2019 population estimates 
to illustrate the population decline that occurred in the years following the COVID-19 pandemic. 

Table 6: Central Maui Population Forecast Estimates 

Year Baseline Estimate Low Estimate High Estimate 

2019 60,375 60,375 60,375 

2024 58,885 58,728 59,035 

2033 60,386 59,116 61,657 

2043 61,291 59,288 63,374 
Source: ECOnorthwest, UHERO 24Q2, Decennial Census 2020, ACS 2022-5 Year Estimates, Placer AI 

4.1.2  Needed Housing Units 
Assuming UHERO’s baseline population estimate, there will be a need for additional housing units 
to accommodate the population increase. As of 2022, there were an estimated 19,440 total housing 
units in Central Maui.21 If the average household size and vacancy rate for Central Maui remain 
constant over the 20-year period, the baseline forecast population growth would translate to a need 
for about 20,135 housing units by 2043, as shown in Figure 8 and Table 7.22,23  This represents an 
increase of roughly 695 units relative to the existing housing unit count. 

 
20 Decennial Census 2020 data was used to �ind the share of Maui County residents living in the Central Maui tracts and 
�ind the persons per household (PPH) in this Geography, which was 3.275. Placer AI data was used to �ind the number of 
Lahaina residents who have relocated to Central Maui in the aftermath of the �ire. This was done to ensure that this in 
migration is captured by the data. 
3 ACS Data for 2017, 2022 
21 2022 5-Year ACS estimates 
22 For each forecast year, the county population was converted to Central Maui population using the ratio found above and 
then converted to households using the PPH. Finally a 5-year average vacancy rate of 7.6 percent (ACS 2022 5 year 
estimate) was applied to the number of households to calculate the number of households. 
23 The estimated baseline number of households in Central Maui is approximately 17,352. The forecast indicates this 
number will increase to 18,061 households by 2043. 
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Figure 8: Central Maui Housing Need Projection 

 

Source: ECOnorthwest, UHERO 24Q2, Decennial Census 2020, ACS 2022-5 Year Estimates, Placer AI 

Table 7: Central Maui Housing Unit Need Projection: Key Years  

Year Baseline 
Estimate 

Low 
Estimate 

High 
Estimate 

2022 
(Actual) 

19,400 19,400 19,400 

2024 19,345 19,293 19,394 

2033 19,838 19,421 20,255 

2043 20,135 19,477 20,820 
Source: ECOnorthwest, UHERO 24Q2, Decennial Census 2020, ACS 2022-5 Year Estimates, Placer 

5 Challenges & Opportunities 
Central Maui faces challenges in providing more affordable housing options that can help stabilize 
existing residents and support workforce development—a critical factor for facilitating economic 
sustainability not only in Central Maui but throughout Maui County. This section examines the key 
challenges and potential opportunities that Central Maui faces in meeting housing needs over the 
next twenty years. 

19,477

20,820

20,135

19,440

18,000

18,500

19,000

19,500

20,000

20,500

21,000

Lower Bound Upper Bound Estimate Estimated Existing Units (2022)



 
Housing  
Resource Paper | 19  
 

5.1  Challenges 

5.1.1  Affordability 
As noted in Section 3.5.1, Central Maui faces signi�icant affordability challenges despite being home 
to a large share of Maui County's current affordable housing stock, as discussed in Section 3.4. 
Central Maui’s role as a hub for many of the island's full-time residents, who tend to have lower 
incomes compared to residents in other parts of Maui, creates a high need for attainable housing to 
allow residents to secure housing and remain on the island. Future population growth will also 
necessitate additional workforce and affordable housing, but broader market and economic 
conditions, both on and off the island, will continue to make this type of housing dif�icult to deliver. 

The recent Lahaina �ire has exacerbated Maui's existing housing challenges, particularly in Central 
Maui, as many displaced residents have relocated to the area. This has further strained an already 
tight housing market and heightened the critical need for income-restricted affordable housing. 

Adding to these local challenges is the broader issue faced by the entire state of Hawai'i, including 
Maui County, due to competition in the second home and vacation rental market. Out-of-state 
buyers, often with greater �inancial resources, frequently outbid full-time residents for available 
housing. This trend highlights the urgent need for policies and initiatives that improve housing 
access for local resident buyers and renters. 

5.1.2  Housing Diversity 
Central Maui's existing housing stock presents challenges related to its diversity, with a high 
proportion of single-family detached houses and a multifamily stock that is comprised mostly of 
smaller buildings with few units. Central Maui will need to focus on increasing density given the 
constraints on land and the need for more affordable housing options.  

As Maui’s demographics continue to shift in the coming decades, an aging population will also 
introduce new demands on the housing market through an increasing need for specialized housing 
that caters to older residents, particularly in proximity to medical services and transportation 
options. Central Maui, with its relative availability of these service amenities compared to other 
parts of the island, is well-positioned to meet this need but will need to diversify its housing stock to 
accommodate developments with accessible design features, smaller units, and supportive living 
environments.  

5.1.3  Land and Resource Constraints 
Central Maui features diverse landscapes, ranging from agricultural lands to residential 
neighborhoods, which include rural, suburban, and urban housing types with buildings that span 
from historic to newly constructed. This mix of land uses presents both opportunities and 
challenges when managing limited land and natural resources. 

Central Maui’s vehicle-focused transportation infrastructure, which requires substantial land for 
parking, combined with the prevalence of single-family detached houses, results in inef�icient site 
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utilization and strains the limited land supply, constraining the potential for additional housing 
development. While Central Maui has limited vacant residential land, existing housing 
developments are bordered by agricultural areas. To limit the impact on agricultural land while 
creating more housing opportunities, the county should prioritize compact in�ill development 
where possible. Further protection of agricultural land may require an enhanced review process 
and more rigorous criteria for land use changes, building upon existing procedures. 

Perhaps most critically, a lack of sustainable water supply poses a signi�icant challenge to growth 
and development on Maui. Water scarcity not only limits the potential for new housing 
developments but also raises concerns about the sustainability of existing communities. 

5.1.4  Housing Production 
Central Maui faces challenges related to housing production arising from a combination of 
economic, geographic, and regulatory factors. Development costs on the island are particularly high, 
in�luenced by broader national economic trends as well as issues speci�ic to Maui. The expense of 
sourcing and transporting construction materials to the island, combined with signi�icant 
infrastructure challenges, plays a major role in driving up construction costs. 

These high development costs contribute to the inadequate housing production observed in Central 
Maui. Elevated costs not only limit the overall volume of new housing but also skew development 
toward higher-end projects that can better absorb these costs, rather than the much-needed 
workforce and affordable housing options. 

Regulatory factors further hinder production through zoning regulations that do not adequately 
support compact residential development. Additionally, procedural requirements, such as rezoning 
and lengthy entitlement processes, add time and costs to projects, increasing risks for developers in 
an already challenging economic environment. The challenges associated with securing water 
supply for also increase cost and uncertainty for market-rate housing developers. 

5.2  Opportunities 
One of Central Maui’s key opportunities is the relative presence of transit service, particularly along 
the Ka'ahumanu Avenue. Ongoing efforts to support Transit-Oriented Development (TOD) in this 
area offer promising potential for creating more diverse, dense, and affordable housing options, 
which can help maximize land use ef�iciency and create a more sustainable community.  

Central Maui's centralized location provides access to employment centers, goods, and services, 
offering convenience, reduced commute times and transportation costs for local residents. 

5.2.1  Types & Scales of Housing  
Denser developments, between 3-4 stories, along transit corridors such as Kaʻahumanu Avenue, 
where community investments are likely to be made, represent key opportunities for more 
affordable multifamily housing in Central Maui. These developments can capitalize on existing and 
future infrastructure while potentially reducing parking requirements. Such developments use land 
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more ef�iciently and provide a greater number of housing units, potentially at more affordable price 
points. 

In traditionally single-family areas with large lots, in�ill middle housing offers a promising approach 
to increasing housing supply and creating more affordable homeownership opportunities. This 
includes plex developments (duplexes, triplexes, fourplexes) and accessory dwelling units (ADUs). 
These housing types can increase density and housing options without disrupting the scale of 
existing neighborhoods. Middle housing conversions—converting existing single-family homes into 
multiple units—also effectively add density while preserving neighborhood character, supporting 
multigenerational living, and offering potential rental income for homeowners. There are proposed 
changes to the zoning code to enable more opportunities for some of the developments described in 
this section.24 

5.2.2  In�ill & Redevelopment Opportunities 
Central Maui has opportunities for in�ill and redevelopment to address housing needs while curbing 
sprawl and utilizing limited land and infrastructure more ef�iciently. By focusing development 
within existing urban areas, in�ill strategies can reduce pressure on agricultural lands, support 
sustainable growth, and enhance community vibrancy. Key in�ill and redevelopment opportunities 
exist in the following areas:  

• Ka‘ahumanu Avenue Corridor: Leverage transit-oriented development opportunity to 
create dense, mixed-use housing along the major transportation corridor. 

• Maui Mall and Nearby Industrial Area: Transform underutilized commercial and 
industrial zones into vibrant, mixed-use neighborhoods with residential components. 

• West Ka‘ahumanu Avenue (Between Kane and Hana Highway): Intensify development 
with housing and mixed-use projects. 

• Lower Main Street (Between Wells Street and Kahului Beach Road): Encourage 
redevelopment with �lexible zoning to promote and incentivize in�ill. 

• Kahului: Underutilized parking lots can be repurposed for residential or mixed-use 
development. 

 
24 A proposed amendment to Chapter 19.08 seeks to increase housing density in residential zones by permitting duplexes 
in the R-1 zone and duplexes and multi-family units in R-2 and R-3 zones. Additionally, a change to Section 19.04.040 
introduces a de�inition for "kitchenette," allowing up to two additional food preparation areas in single-family dwellings, 
supporting multi-generational housing while capping the number of wet bars and kitchenettes at two per dwelling. 
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6 Initial Recommendations for the Central Maui 
Community Plan Update 
6.1  Preliminary Policy Framework Recommendations 
Maui County may wish to explore the following policy options to address housing needs in Central 
Maui: 

Create a Residential Hurricane Retro�it Program: To ensure existing resident owners can afford 
to retro�it homes to better weather storms, the County could develop a Residential Hurricane 
Retro�it program. 

Condominium Conversion Restrictions: Local governments can initiate condominium conversion 
restrictions, which have eligibility criteria for condo conversion and restrict the total number of 
units that condo owners can convert in a year. The purpose of this policy is to prevent tenants of 
multi-family buildings from being displaced. Condominium conversions should be paired with 
tenant opportunity to purchase. 

Demolition Taxes: In local areas with strong housing markets, local governments might implement 
a demolition tax to disincentivize demolition of housing that would otherwise serve as naturally 
occurring affordable housing. Revenues collected from demolition taxes would be used to fund 
affordable housing construction. 

Tenant Opportunity to Purchase: This policy, also referred to as Right of First Refusal, ensures 
that existing tenants (perhaps through a tenant association or with the assistance of a mission-
oriented nonpro�it or local government agency) are given �irst preference or priority before a 
multifamily residential property is advertised for sale to other potential buyers.  

Buy-Down Program: A Buy-down program would allow the local government to purchase a 
market-rate unit and place a deed-restriction on the property that limits occupancy to individuals 
working full time in the local area. The local government can then resell the unit at a discounted 
price. The program can prioritize property located within local neighborhoods rather than resort 
neighborhoods that align with the local government’s housing priorities. 

Home Repair and Modi�ication Assistance: The local government can provide funding through 
grants or loans to assist homeowners with repairing or modifying their homes to address 
accessibility and weatherization issues. 

Foreclosure Assistance Program: The local government can offer �inancial assistance to low and 
moderate-income homeowners to prevent foreclosure. In addition to �inancial assistance, the 
government can also provide funding to support HUD-approved housing counseling agencies that 
can connect homeowners with loan modi�ications, re�inancing and other resolutions to prevent 
foreclosure.  
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Tenant Right to Counsel: The local government can create a policy requirement that all residential 
tenants facing eviction have the right to legal defense and/or provide funding to local organizations 
that provide free legal services to low-income renters. These organizations may help renters with 
eviction prevention, free representation, counseling, or informational assistance through a hotline 
service. 

Down Payment Assistance Program: Local government can offer grants or loans to assist with 
down payment or closing costs for low-income households looking to obtain homeownership. The 
assistance can be offered through a local housing agency, nonpro�it, state of local housing �inance 
agency, or a participating private lender. The grant or loan program should have income and home 
purchase price limits, with other eligibility requirements such as ensuring that the applicant is a 
�irst-time home buyer; that they will use the home as a primary residence; and that they complete a 
homebuyer education course or participate in housing counseling. 

In�ill Housing: Maui County already allows more than one unit per lot but could bene�it from 
restricting occupancy of additional units to local workers or a relative of the property owner. 

In�ill Development Incentives: The local government can spur development of vacant property 
within otherwise developed areas through an in�ill development incentive program that reduces 
impact, planning, and/or permit fees for quali�ied residential properties located within an in�ill-
incentive district.  

Missing Middle Zoning: “Missing middle” housing types refer to townhomes, duplexes, triplexes, 
courtyard clusters, accessory dwelling units (ADUs), or other types of housing that could be 
considered something between a single-family home and a mid-rise apartment building. This type 
of housing is evident in some properties in Central Maui, and could be expanded with zoning 
updates. 

Vacant Property Inventory: Maui County can use the real property tax data to track vacant 
housing to better inform development and policy decisions.  

Public-land Banks: The local government can acquire vacant lots and dilapidated properties that 
require demolition and create a public land bank for future holding, management and development 
of these properties into subsidized housing.  

Regulatory Incentives for Mixed-Income Housing in Targeted Areas: To help increase housing 
options for low- and moderate-income households, the local government can offer greater �lexibility 
on allowed housing types and residential development standards in exchange for on-site affordable 
housing in resource-rich neighborhoods.  

Community Control of Land: Local governments can support the development of Community Land 
Trusts (CLTs), Limited Equity Housing Co-Ops (LEHCs), and other cooperative land or housing 
arrangements that build low-income resident capacity and ownership of housing and provide long-
term affordable housing. Local governments can prioritize CLTs and LEHCs within local and regional 
funding streams, designating and transferring public land and property for development of these 
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models, and establishing organizations to support and train residents in forming and joining CLTs 
and LEHCs. The Lahaina Community Land trust is an existing example on Maui.  

Lease to Locals Program: An incentive program in which the local government provides property 
owners with cash incentives to convert their short-term rentals into seasonal and long-term rentals. 
The purpose of this program is to help free up new rental housing opportunities for the local 
workforce.  

Vacant Home Tax: The local government can offset property tax costs for resident homeowners by 
increasing taxes for vacant units.  This can be couples with lower taxes for resident owners and 
long-term rentals.  

Water Prioritization: Prioritize affordable housing if new development projects are curtailed 
because of water shortages.  

Support Onsite Non-Potable Water Reuse (ONWR) in Housing: Reuse of onsite water involves 
developing a system that collects greywater, blackwater, and stormwater that is later treated and 
stored for reuse at the building, community or regional scale. Local governments can support water 
reuse by helping affordable housing developers overcome barriers such as short and strict 
timelines, additional upfront costs, maintenance and operations issues, and lack of familiarity with 
ONWR.  

Establish Wild�ire Resistant Building Codes: A local government can identify building standards 
for new housing development or substantial remodeling that incorporates increased resistance to 
wild�ires. This could include rules for using more �ire-resistant construction materials or 
requirements to clear vegetation that increases wild�ire risk in the surrounding area. 
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7 Addendum 
At the end of June 2025, the Hawaiʻi Housing Finance & Development Corporation released the 
2024 Hawaiʻi Housing Planning Study (2024 HHPS).  This study supports the central premise of the 
Housing Resource Paper, which is that housing on Maui is unaffordable for residents.  According to 
the 2024 HHPS, "The data also reveals an important market imbalance: while the greatest need 
exists at lower income levels, current development patterns show surpluses of units at higher 
income levels, particularly in the multi-family ownership category. This mismatch between housing 
production and actual market needs suggests that addressing Hawaiʻi's housing crisis requires not 
just increasing overall supply, but fundamentally realigning development priorities with resident 
needs."  The 2024 HHPS illustrates that even developments for the Department of Hawaiian 
Homelands (DHHL) are too expensive for the intended recipients. The 2024 HHPS supports 
prioritizing infrastructure for housing that is affordable for residents, as well as transitioning 
seasonal units—de�ined as units used only for part of the year or for vacation rentals —to long-term 
residential use. 

Where the Housing Resource Paper and the 2024 HHPS differ is that the Housing Resource Paper 
uses the University of Hawaii Economic Research Organization (UHERO) projection for population 
growth, while the 2024 HHPS has developed an alternative method, which leads to a signi�icantly 
higher projection for homes needed by 2027. The 2024 HHPS also illustrates the signi�icant amount 
residents are paying for housing and transportation, con�irming that the County needs to focus on 
building affordable workforce housing within walking distance of employment centers. 

 
 

 

https://dbedt.hawaii.gov/hhfdc/files/2025/05/FINAL_2024-HHPS-State-Report_Ward-Research.pdf
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