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Introduction
Purpose
This Housing Resource Paper is intended to be a data-rich resource to be consulted throughout
the South Maui Community Plan update, providing information and statistics that give insight into
the housing market in South Maui, describing challenges and opportunities and providing
potential strategies to align the housing market with the needs of residents and visitors.
This report begins with a presentation of general demographic and economic indicators for South
Maui and Maui County, then presents a number of housing and real estate metrics, including
measures of housing affordability. It concludes with identifying key housing challenges, emerging
trends and strategies to address these issues within South Maui.
The South Maui Housing Resource Paper builds on several existing studies and plans, most
importantly the Hawai‘i Housing Planning Study, published in December 2019 and the Affordable
Housing Policy Plan Final Report, published in August 2018. It incorporates data from the U.S.
Census, the Bureau of Labor Statistics, Hawai‘i Realtors and other sources of demographic,
economic and housing-related statistics, as well as insight from stakeholders employed in
various roles in housing development in Maui County.

Geography
For the purpose of this report, data for South Maui comes from four census-designated places Mā‘alaea, Kīhei, Wailea and Mākena. This allows for the use of census-collected data at a level
smaller than the county, but larger than census tracts. The boundaries of this area differ from the
official community plan boundary, but this allows for data to be easily collected and compared
over time, and also can be used as a basis for creating metrics to track any housing-related goals
identified during the community planning process. The remainder of Maui County, which consists
of the county outside of these four census-designated places, is used as a basis of comparison
for much of the data within this report in order to highlight characteristics unique to South Maui.

Data Sources
The following report presents data from a number of sources, including:
• The Hawai’i Housing Planning Study;
• The U.S. Census and American Community Survey;
• The Bureau of Labor Statistics;
• Hawai‘i Realtors; and
• CoStar, a commercial real estate property database.
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Summary of Key Findings
Demographics and Economics
•

•

•

•

•

South Maui is the primary home for about 28,000 people living in 19,320 housing units. It is
estimated that an additional 2,700 housing units serve as second or vacation homes that are
not used for short-term rentals, housing a substantial visitor population alongside the
community’s large resorts and hotel accommodations.
On average, South Maui’s population skews older than elsewhere in Maui County, with a
greater number of older adults and fewer children. Single-occupant households are more
common in South Maui than elsewhere in Maui County.
There are a greater number of white households and households that recently moved from
the continental U.S. in South Maui, while elsewhere in Maui County, there are a greater number
of Native Hawaiian, Asian and mixed-race households.
The household income profile of South Maui is similar to the rest of Maui County. Within South
Maui, higher income households are more common in Wailea and Mākena. A large proportion
of households in South Maui work in the service sector, with many employed in the
community’s large resorts and visitor-serving businesses.
Until recently, labor force participation in South Maui was increasing and unemployment was
less than three percent. Emerging data will show the short-term impacts of the COVID-19
pandemic, while the longer-term impacts remain to be seen.

Housing
•

•
•

•

Housing indicators show that the price of housing has increased steadily and at a rate much
higher than inflation over the past decade. This indicates that demand has increased more
quickly than supply.
At any given time, 44 percent of housing units in South Maui are either vacant or reserved for
short-term use.
The majority of rental households have monthly housing costs (rent and utilities) in the $1,000
to $2,000 range. Homeownership is more costly, with a higher percentage of units with
monthly costs (mortgage, insurance, property tax, utilities, and HOA fees) of $2,000 or greater.
In South Maui, more than one third of homes have total monthly expenses of $3,000 or more,
amounts that indicate that homeownership is prohibitively expensive for many residents.
Compared to elsewhere in Maui County, there is a greater proportion of households that spend
more than 30 percent of their income on housing costs (rent or mortgage).
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South Maui Census-Designated Places & Planning Area
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Existing Conditions: Demographics
Population & Population Change
South Maui was home to an estimated 27,920 people, nearly 17 percent of Maui County’s

population, in 2018, a proportion that has remained largely steady over the past decade. Between
2010 and 2018, South Maui added nearly 1,000 residents, while Maui County added about 15,000.
Figure 1. Population of South Maui and Maui County 2010 – 2018

(American Community Survey 5-Yr. Est, 2020)

The majority of South Maui’s population (78 percent) lives in Kīhei, while 20 percent of South Maui
residents live in Wailea. Mā‘alaea and Mākena are each home to about one percent of South
Maui’s population.
Figure 2. Population and Percentage of Total Population by Census Designated Places within
South Maui (American Community Survey, 2014-2018)
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Residential Origins
Each year, the American Community Survey asks residents where they were living in the previous
year. Fifteen percent of South Maui residents reported a move in the previous year, compared to
11 percent in the rest of the county. Of these movers, nine percent originated from a different part
of Hawai‘i, with a large majority from Maui County (eight percent). Five percent of those surveyed
moved to South Maui from another state and one percent moved from abroad in the previous
year.
It is important to note that this question is based on the respondent’s primary address and does
not capture the number of residents who have second homes or otherwise live in South Maui for
only part of the year. The American Community Survey count of housing units found that 2,685
housing units were used “occasionally or recreationally.” In other words, these are second homes.
Figure 3. Residence in Previous Year (ACS 5 Yr., 2014 – 2018, Table S0701)

Another important population to consider for planning purposes are visitors. The State of Hawai’i
Department of Business, Economic Development and Tourism (DBEDT) estimated that South
Maui hosted an average of about 26,500 visitors per day in 2019. These visitors also create
demand for accommodations. Some of those accommodations are units that could be used by
residents.
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Population by Race and Ethnicity
South Maui differs from the rest of Maui County in race and ethnicity, with more white and black
residents, and fewer Asian, Native Hawaiian, Pacific Islander, and biracial or mixed-race residents.
The percentage comparison by race and ethnicity (as defined by the census) between South Maui
and the remainder of Maui County is shown in the table below, while the graph at the foot of the
page shows a more detailed breakout by census-defined place.

Figure 4. 2019 Population by Race & Hispanic Ethnicity (Esri, 2020)

White

Black

Asian

Native
Hawaiian or
Pacific
Islander

South Maui

55%

1.4%

19%

6%

4%

15%

11%

Remainder of
Maui County

28%

0.5%

31%

12%

2%

26%

11%

Other
Race

Bi- or
MultiRacial

Hispanic
Origin

Figure 5. 2019 Population by Race & Hispanic Ethnicity (Detail) (Esri, 2020)
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Households and Household Composition
Household composition drives demand for different types of housing. Smaller households
generally need less space, while families with children want more space. Within South Maui, there
are a greater number of single-person households than in Maui County, with nearly 30 percent of
households housing a single individual. Unmarried partners or roommates are also more
common in South Maui than elsewhere within Maui County, and account for 14 percent of
households. There is a notable smaller percentage of married couples with children and other
families with children living at home. These households with children make up one quarter of
households in South Maui, compared to one third in the remainder of Maui County.
Figure 6. Household Composition in South Maui and Maui County (2019) (Esri, 2020)
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Population by Age
On average, South Maui’s population skews older than elsewhere in Maui County, with a greater
number of older adults and fewer children. The age profile of South Maui varies across
geographies. There are fewer children living in South Maui than elsewhere in Maui County in
general, though children make up one-fifth of Kīhei’s population. Kīhei is also home to the largest
proportion of young adults (ages 19 – 34) compared to other areas in South Maui. As these
residents enter the workforce and start families, they will also enter the housing market for the
first time. Older adults and seniors make up more than half (63 percent) of the population of
Mā‘alaea and Mākena. Over the upcoming decade, the proportion of older adults and seniors is
expected to grow nationwide as the Baby Boomer generation ages. This will increase demand for
housing adapted to the needs of older adults.
Figure 7. Population by Age (Esri, 2020)
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Households by Income
Household income in South Maui is similar to elsewhere in Maui County. Within South Maui,
households earning $150,000 or more are more common in Wailea and Mākena and there are
more households in the $75,000 to $150,000 range in Mā‘alaea and Kīhei.
Figure 8. Households by Income Level (Esri, 2020)
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Existing Conditions: Housing
Total Housing Units
As estimated by the 2014 – 2018 American Community Survey, there are approximately 19,320
housing units in South Maui, an increase of 4.6 percent, or 860 units, from 2010. South Maui is
home to 27 percent of Maui County’s housing units, more than its population share of 17 percent.
This gap is likely due to the high number of short-term rentals and second homes in South Maui.
Figure 9. Total Housing Units, South Maui and Maui County
2010-2018 (American Community Survey 5 Yr., Table DP04)

Proportion of Housing Units to Population Over Time
The ratio of residents to occupied housing units has slowly increased over time in both South
Maui and elsewhere in the county, as shown in the table on the right. In other words, there are
more people per household now than there were in 2010.
Figure 10. Residents per Occupied Housing Unit

(American Community Survey 5 Yr. Table DP04)
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Housing by Type
South Maui is characterized by a higher proportion of multifamily units compared to elsewhere in
Maui County, particularly within larger properties containing 20 housing units or more. Multifamily
housing units make up 61 percent of the housing stock in South Maui, compared to 28 percent in
the remainder of Maui County. Even though this is a large number of units, approximately half of
the multifamily units in Apartment zoning districts in South Maui are in active vacation rental use,
and not available for resident housing. Detached single family is less prevalent in South Maui,
making up only 33 percent of housing units, compared to 66 percent elsewhere in Maui County.
Figure 11. Housing by Type - 2018 (American Community Survey 5 Yr., Table DP04)

Figure 12. Percentage Share of Housing by Type - 2018 (American Community Survey 5 Yr.,

Table DP04)
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Housing Units by Tenant Type
The graph and table below show the proportion of owner-occupied, renter-occupied and vacant
housing units in each geography. Owner-occupied housing is less prevalent in South Maui
compared to the remainder of the county. About 44 percent of occupied units are owneroccupied. An additional 33 percent are occupied by renters and 24 percent are vacant.
At any given time, there are about 8,560 housing units without permanent occupants (e.g. second
homes and short-term rentals) in South Maui, accounting for about 47 percent of the county’s
vacant housing stock.
Figure 13. Total Number of Housing Units by Occupancy Type - 2018 (American Community

Survey 5 Yr., Table DP04)

Figure 14. Share of Housing Units by Occupancy Type - 2018 (American Community Survey 5

Yr., Table DP04)
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Housing by Occupancy
In 2018, only 55 percent of South Maui housing units were occupied. Thirty percent of housing
units are owner-occupied, and 25 percent are renter-occupied. Homeownership is more common
elsewhere in Maui County, where half of all housing units are owner-occupied. Vacant housing
units make up 44 percent of all housing units in South Maui, compared to 18 percent in the
remainder of the county.
A quarter of housing units were “Vacant – For Rent,” which is defined by the U.S. Census Bureau
as units intended for occupancy at any time of the year, although they may not be in use on a
constant basis. This category includes short- and long-term rental housing. Fourteen percent
were categorized as “Vacant – Occasional Use,” which is defined by the U.S. Census Bureau as a
unit that is not for rent and that is held by its owner for seasonal, weekend, or occasional use.
Those who make use of these units maintain a primary residence in another location. Second
homes and timeshare units belong to this category.
Figure 15. Housing by Occupancy Type - 2018 (American Community Survey 5 Yr., Tables DP04

+ B25004)
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Housing Units by Occupancy Type and Year Moved In
The two graphs below show the years that current residents began occupying their home or rental
unit. Overall, owners are much more likely to have lived in their homes for a longer period of time
than renters, and this trend is more pronounced in the remainder of Maui County than in South
Maui. Moreover, both South Maui owner and renter households tend to have lived in their current
location for a slightly shorter length of time than households elsewhere in Maui County, indicating
a slightly more mobile population in South Maui.
Figure 16. Percent of Owner-Occupied Housing Units by Year Moved In (American Community

Survey 5 Yr., Table DP04)

Figure 17. Percent of Renter-Occupied Housing Units by Year Moved In (American Community

Survey 5 Yr., Table DP04)
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Housing Costs by Type of Tenancy
The two graphs below compare monthly total housing costs1 for renters and homeowners with
mortgages across various geographies. Overall, the majority of rental households have monthly
housing costs in the $1,000 to $2,000 range. Homeownership tends to cost more on a monthly
basis, with a higher percentage of units with monthly costs of $2,000 or greater. In South Maui,
more than one third of homes have total monthly expenses of $3,000 or more, amounts that
indicate that homeownership is prohibitively expensive for many residents.
Figure 18. Sum of Monthly Mortgage and Associated Costs for Homeowners with Mortgage

(American Community Survey 5 Yr., 2014 - 2018, Table D04)
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Figure 19. Sum of Monthly Rental and Utility Costs for Renters

(American Community Survey 5 Yr., 2014 - 2018, Table D04)
$999 or less

$1,000 - $1,999

$2,000 - $2,999

$3,000 or more

80%
70%
60%
50%
40%
30%
20%
10%
0%

Mā'alaea

Kīhei

Wailea

Mākena

South Maui
Total

Maui County

Monthly housing costs for owners include mortgage, real estate taxes, insurance, utilities, and condo
fees (if applicable). See https://www.census.gov/quickfacts/fact/note/US/HSG650218. For renters,
monthly housing cost is the sum of rent and utilities. See
https://www.census.gov/quickfacts/fact/note/US/HSG860218.
1
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Housing Affordability
The Hawai‘i Housing Planning Study, published in December 2019, discusses the extent to which
shelter-to-income ratios (cost of housing compared to household income) in the state are among
the highest in the country. Households that spend more than 30 percent of their income on
household costs are considered “cost-burdened.”
When so much income is spent on the cost of housing, less money is available for other
household expenses, forcing people to cut corners and do without necessities like food, medical
care and vehicle maintenance. When compared to homeowners, renters are more likely to be costburdened.
Figure 20 shows housing costs as a proportion of household income for renters and
homeowners. Compared to elsewhere in Maui County, there is a greater proportion of costburdened renter households in South Maui (54 percent compared to 36 percent), and a greater
proportion of cost-burdened homeowners (46 percent compared to 41 percent). Overall, renters
are more likely to be cost-burdened than owner-occupants in South Maui; this trend was reversed
in the remainder of Maui County.
Figure 20. Shelter-to-Income Ratio (American Community Survey 5 Yr., 2014-2018, Table

DP04)
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Age of Housing Construction
Compared to the rest of Maui County, South Maui housing units tend to be newer on average,
though more than half of South Maui housing dates from the 1970s and 1980s. This is largely the
product of implementing the 1970 Kīhei Civic Development Plan (also known as the “Kīhei 701
Plan”), partially funded by Federal planning funds through Section 701 of the Housing Act of 1954.
The plan was primarily aimed at encouraging new residential and resort development in Kīhei.
About 20 percent of South Maui housing units were constructed in 2000 or later, though a smaller
percentage have been developed since 2010.
Figure 21. Housing by Age of Construction (American Community Survey 5 Yr., 2014 – 2018.

T bl DP04)
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Short-Term Rental Housing
Tourism creates substantial economic activity in Maui County, providing 75 percent of private
sector jobs, and generating approximately 40 percent of the County’s real property tax revenue. 2
Although it contributes greatly to the local economy, tourism can also lead to challenging side
effects that require management and mitigation.
The emergence of online platforms such as Airbnb and VRBO have allowed homeowners to
market short-term accommodations directly to a wide audience. Because short-term rentals
generate greater income than longer-term leases, communities with a large visitor population
experienced and continue to see a portion of rental units shift from long-term leases to shortterm rental accommodations. In many cases, including in Maui County, this causes the number
of long-term residential units in the rental pool to decrease, leading to an increase in monthly
rental prices, and in some cases, increasing nuisance behavior in residential neighborhoods.
In Maui County, permits are required to operate short-term rentals per Title 19, Maui County Code
(Zoning). Two types of short-term rentals are permitted: Bed and Breakfast Homes (owneroccupied residences where rooms or ʻohana units are rented) and Short-Term Rental Homes
(STRH), where the owner resides off site. These permits are processed by the Planning
Department, and are limited to 100 each in the South Maui Community Plan area.3
There are more than 100 properties with multi-family buildings in Apartment zoning districts that
are allowed to operate vacation rentals if they were built prior to 1989. Units in these properties
can operate vacation rentals and are not subject to any cap because they are allowed to do so in
the zoning code. This exemption was slightly constrained with the passage of Ordinance 5126 in
2020. This ordinance prohibits properties that did not have vacation rentals by September 24,
2020 from being allowed to start operating vacation rentals in the building after the ordinance
was passed.
In spite of restrictions on unpermitted vacation rentals, a number of homeowners have continued
to illegally rent their units to short-term visitors, which in turn has required stronger enforcement
measures, including substantial fines ($20,000 for an initial violation, and $10,000 per day in daily
fines while the violation persists). In 2018, the Maui County Zoning and Enforcement Division of
the Planning Department contracted with a vendor that audits short-term rental listings online to
automatically flag unpermitted listings so that appropriate fines can be levied by the County.

Maui Island Plan, Chapter 4, Page 4-8.
https://www.mauicounty.gov/DocumentCenter/View/84679/Chapter-4
3
County of Maui, Hawai‘i – Code of Ordinances, Title 19 – ZONING., Chapters 19.64 and 19.65.
2
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Even with stronger enforcement measures, there is community interest in further restricting the
STRH permit program, thus limiting STRHs to zoning districts that allow transient vacation rental
use. These include Hotel Districts, Apartment Districts, B-2 Community Business Districts, B-3
Central Business Districts, B-R Resort Commercial District and some planned developments.
The COVID-19 pandemic has greatly decreased travel demand nationwide. This affected Hawai‘i
more than any other state, given the strict quarantine measures in place between March and
October 2020. Maui was especially hard-hit because so much of its economy is dependent on
tourism. This in turn has decreased demand for all short-term accommodations, especially
vacation rentals. While travel activity remains low, short-term rentals may be used for alternative
purposes, including as traditional rental housing leased for longer periods of time. If a sufficient
number of short-term rental units enter the long-term rental pool in South Maui, it is expected to
decrease the cost of rental housing. It is much more profitable to operate a short-term rental than
it is to rent long-term, however, and as visitor numbers increase it is expected that a large portion
of these units will again return to short-term use.
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Challenges & Emerging Trends
Housing Affordability
South Maui is one of the most popular areas of Maui County, for visitors and residents alike, in
part due to its dry weather and attractive beaches. On any given day, the community is home to a
diverse mix of locals, transplants, and vacationers, all of whom have different housing needs and
preferences and all of whom are competing for a limited supply of housing. Balancing the needs
of each group while maintaining housing affordability is one of the community’s major concerns.
Housing affordability is an overarching challenge in South Maui, as it is throughout the state.
Affordable housing is particularly critical to lower income residents, who are the most vulnerable
to adverse living conditions and homelessness. The ability to purchase a home also has
important long-term equity considerations. As one of the largest sources of financial equity for
low- and middle-income households, homeownership is a critical pathway for building wealth.
Various factors limit the production of new housing, and excess demand contributes to high
housing prices. The state’s developable land is geographically constrained by the ocean,
wetlands, floodways, and areas with greater than five percent slope, leaving one of the lowest
relative percentages of land suitable for development compared to other U.S. states.4 Protecting
the community’s natural and cultural resources also makes development considerably more
expensive, as there are a number of environmental regulations and permit requirements for
developers that add to development costs. South Maui is also vulnerable to the effects of climate
change, particularly sea level rise, which could further constrain the amount of buildable land in
the future.
The hard and soft costs of development in South Maui, and across the state, are very high. Hard
costs refer to the costs of site preparation and construction, including materials and labor. Soft
costs refer to indirect labor costs, and include architecture, engineering, inspections and
permitting. The challenging geology increases construction cost, and the cost of providing public
infrastructure such as water, sewer and roads is typically required of the developer. The high cost
of development can dissuade potential developers from building new housing, or encourage them
to focus on luxury housing so the project can be profitable. Moreover, the high cost of bringing a
housing unit to market is typically passed through to buyers and renters, raising the price of
housing.
The need for more affordable housing is well-recognized throughout Maui County, and the County
Council’s Affordable Housing Committee meets bimonthly to discuss issues and proposals
related to affordable housing production. An Affordable Housing Fund established in 2006

4

Hawai‘i Housing Planning Study, 2019. Page 9
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(Chapter 3.35, Maui County Code) receives two percent of the County’s real estate tax revenues,
and generally generates between six and eight million dollars annually that provides financial
support for affordable housing projects. These funds are provided directly to approved
developments that create affordable housing units, as well as leveraged to apply for state and
federal funds. In April 2020, and with the adoption of a charter amendment in the 2020 election,
the amount of real estate tax revenue allocated to the fund was increased to three percent, which
will provide additional funding.
Additionally, the Residential Workforce Housing Policy (Chapter 2.96, Maui County Code), also
established in 2006, requires any development of ten or more units to provide 25 percent of
market units as workforce housing, whether they are rental or for-sale units. In 2018, the policy
was amended to add fast track permitting (Section 2.96.160, Maui County Code) as an incentive
to speed up the review and approval process for residential workforce housing. Despite efforts to
increase housing affordability throughout the county, the Department of Housing and Human
Concerns estimates that the cost of subsidizing sufficient affordable housing to meet countywide
needs (estimated at 10,000 units) will cost about three billion dollars, far in excess of current
resources.
The following table gives a list of recently-developed, under construction, and planned projects in
South Maui that emphasize housing affordability.
Figure 22. Recently Developed, Under Construction, and Planned Affordable Housing Projects
in South Maui (Department of Housing and Human Concerns, 2020)
Name
Kamalani
Kalama Kai
Kaiwahine Village
Kenolio Apartments
Hale Kaiola
Liloa Hale
Kilohana Makai
Kaiaulu O Halelea
Hale Pi'ikea

Location Units
Type
Kīhei
170 Townhomes and flats
Kīhei
40 Condos
Kīhei
120 Rental units
Kīhei
186 Rental units
Kīhei
40 For sale duplexes
Kīhei
117 Senior rental units
Kīhei
28 Detached single family homes
Kīhei
120 Rental units
Kīhei
186 Rental units

Income Restriction (Percent of
Area Median Income)
Up to 140%
80% - 140%
Up to 60%
Up to 60%
80% - 140%
Up to 60%
90% - 130%
Up to 60%
Up to 60%

Status
Completed (2018)
Completed (2019)
Under Construction
Under Construction
Approved 9/2020
Approved 9/2020
Planned
Planned
Planned

Water Supply
Potable water in South Maui is drawn primarily from the Wailuku/Central Water System outside
of the community area, which in turn is fed by rainwater, a limited resource. As the population of
South Maui grows, this puts increasing pressure on existing water sources. Moving forward, the
viability of all new housing development will depend in part on the availability of water to serve
these new housing units.
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Tourism
As a community popular with tourists and visitors, balancing the housing needs of long-term
residents and short-term visitors is also an important concern. First, providing housing for tourists
diverts housing away from local residents when there are not enough units to meet demand from
both groups, which is the case in South Maui. It is also more profitable to provide short-term
housing than longer-term housing. Second, tourism-based economies generate a large number
of service-sector jobs, which typically pay low wages, provide few, if any, benefits, and limit the
ability of service-sector workers to afford housing within the community.

COVID-19 Pandemic
The emergence of COVID-19 has heavily impacted the United States economy, particularly
communities such as South Maui whose economies are based heavily on visitor activity. The May
2020 Hawai‘i Tourism Authority reported a 98.9 percent decrease in visitor arrivals compared to
May 2019. This sudden, unexpected, and dramatic drop in visitor activity will have many short-,
medium- and long-term effects in the South Maui housing market, the magnitude and extent of
which are currently unknown. According to the Hawaiʻi Tourism Authority, visitor arrivals
for December 2020 were about 67 percent lower than the number of visitor arrivals Maui
experienced in December 2019.
Depending on the degree and length of visitor restrictions, a number of housing units that
previously housed short-term visitors may reenter the long-term local rental and ownership pool
rather than remain vacant. This may be beneficial to residents, who may find that housing
becomes more affordable as a result. Those newly available long-term rentals, however, will likely
be rented month-to-month to allow the owners to return to operating short-term rentals as tourism
numbers increase. There is also the possibility that workers from elsewhere who are given
permission to work remotely may choose to move to or spend more time in South Maui,
increasing demand for housing. Most importantly, the same families that struggle to make
housing payments when the economy is strong are also the most vulnerable to economic
downturns and may be coping with sudden and unexpected job loss and the possibility of eviction,
resulting in a greater need to assist families to ensure their basic needs are met.
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Housing Preference
There is growing demand for non-suburban-type housing for a number of reasons. A combination
of stagnating wages but rising housing, healthcare and education costs has led to increased
demand for alternative housing, including a greater number of rental units, smaller footprint units
such as condos, townhomes and smaller-home lots for cottages and tiny homes. There is also
growing interest in housing that focuses on one or more aspects of the “triple bottom line,” a
framework that takes economic, environmental and social factors into consideration. An
emphasis on mitigating the environmental impacts of housing has given rise to greater demands
for energy efficiency and interest in on-site stormwater mitigation, native planting to protect flora
and fauna, and other efforts to protect the natural environment.
The design of new communities is also being shifted by consumer preference trends.
Environmental and health concerns have led to a greater interest in walkable communities, where
destinations and recreation are easily and safely accessible by foot. An increased focus on equity
has led to demand for communities that are mixed-income by design, with a variety of housing
products to accommodate a wide range of residents at different life stages and income levels. In
some places, traditional neighborhood design creates walkable, high-quality public spaces that
invite interaction between neighborhoods and create a sense of community.
In South Maui, community planning processes have shown that affordability and sustainability
are local priorities. The 1998 Kihei-Makena Community Plan includes a policy that requires a mix
of affordable and market-rate housing in all major residential projects. The County and decision
makers can and do encourage housing development that meets triple bottom line criteria in a
number of ways, through the use of zoning, policy, regulations and incentives, as well as by
establishing a clear and concise vision that communicates the community’s priorities for future
development.

Strategies
Increased Variety in Housing Supply
Given that South Maui is an attractive community and opportunities to build are limited, housing
in Maui County and South Maui will always be more costly than in other parts of the United States.
Increasing the housing supply with an emphasis on ensuring a wide variety of housing types that
are affordable to low- and middle-income families will help the households that are most
vulnerable to high housing costs.
Opportunities exist to coordinate and align the efforts of multiple government agencies,
community members and organizations, developers, landowners and other stakeholders, further
streamline the development process, and dedicate additional resources to deliver housing that
meet the diverse needs of the community. All types of development are needed, including:
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•
•
•
•
•

•

Rent-restricted housing for low-income residents,
Housing appropriate for seniors, including low-income seniors,
Supportive housing for residents at risk of homelessness and other vulnerable
populations,
Low-cost housing for residents working in service or other lower-paying jobs,
A greater variety of housing types such as cottages, duplexes, triplexes, townhomes
and courtyard apartments, which are more affordable than traditional detached
homes, and
Transit Oriented Development, which makes it easier for residents to live without a car
and thereby decrease overall household expenses.

Appropriate Increases in Development
There are also opportunities to increase housing density to make the most efficient use of limited
space. This includes permitting housing development at higher densities when possible, using
strategies such as zoning, density bonuses and further expanding permits for ʻohana units
(accessory dwelling units) where it will not excessively compromise the natural environment.
Building on appropriate infill lots and redeveloping existing commercial areas to include housing
can also be a way to increase housing supply and efficiently make use of limited land. Efforts to
increase density are sometimes met with concerns regarding crowding, traffic congestion and
inadequate infrastructure; therefore, as neighborhoods increase in density, actions need to be
taken to make them more livable and connected, such as adding new parks, multi-use paths and
improved bus service. The redevelopment of vacant or under-utilized commercial space for new
housing is also a viable strategy.

Management of Short-Term Rental Supply
Continuing to manage demand for short-term rentals also helps increase housing supply for fulltime residents while also providing accommodations for short-term visitors. More than 40
percent of housing units in South Maui are vacant because these units are used as short-term
rentals or second homes and are not available for long-term housing.
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