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However, in January 2008, DBEDT revised its population projection series3 and Hawaii 
County (County) adopted DBEDT’s new series as its long-term view.  At 2030, DBEDT now 
projects 14% more population on the Big Island than had been anticipated in the 2004 series.   
It now projects an Island population of 261,340 by 2030.  This would be 49% more 
population than the 175,784 estimated by the Census for 2008.4    

DBEDT’s revised projections reflect ongoing estimated increases in Big Island population 
through 2007, and slowing growth on Oahu.  They also reflect the State’s belief that 
Hawaii’s future population growth will continue to be more rapid on the neighbor islands 
than on Oahu, with the Big Island experiencing the highest sustained rates of growth. From 
2005 to 2035, DBEDT projects Hawaii Island resident population increases averaging 1.8% 
per year, compared to 0.7% on Oahu, 1.3% in Maui County and 1.1% in Kauai County. 

In addition to the updated DBEDT and Census information, Mikiko obtained new estimates 
and projections from Claritas, a private vendor that provides current year estimates and 5-
year projections.5 

The three population estimate or projection series considered in this updated assessment are 
depicted below. 

 

                                                           
3 State of Hawaii, Department of Business, Economic Development and Tourism, Research and Economic Analysis 
Division, "Population and Economic Projections for the State of Hawaii to 2035," (DBEDT 2035 Series), January 
2008.   

4 U.S. Census Bureau, May 2009. 

5 Claritas, Inc., March 2009. 

Resident Population – Island of Hawaii 
 

 

Sources:  State of Hawaii, 2008; Claritas, Inc., 2009; U.S. Census Bureau, 2007, 2008 and 2009.    

125,000

150,000

175,000

200,000

225,000

250,000

275,000

DBEDT/County
Claritas, Inc.
U.S. Census estimates



 
Mikiko Corporation, May 2009 Market assessment update 8ab Page 3  

 

 
Area Population  

Using the DBEDT/County long-term Island-wide projections, Mikiko developed projections 
for population within a Competitive Residential Market Area (CRMA) of most relevance to 
`O`oma’s residential market assessment.  This area was defined as Census Tracts 215.01 and 
217.01, which are referred to herein as North Kona-North and South Kohala-Waikoloa, 
respectively.6 As in the 2007 study, in developing projections for the CRMA, Mikiko 
assumed that housing opportunities within this area should approach alignment with its jobs 
base.  As of 2006, 21% of the Island’s employees were reported to work in the CRMA, while 
the area was the place of residence for only 12% of the Island’s population.7  

In this update, the CRMA is targeted to house 21% of the Island’s population in 2020, and 
23% by 2030.  The assumption for 2020 is unchanged from that used in Mikiko’s 2007 
projection, while the 2030 assumption is lower than that employed previously (the CRMA 
had been projected at 26% of Island population.)  

These updated projections show a 4.5% annual population growth between 2008 and 2030, 
resulting in a 2030 area population of 60,100 persons.  These compare to the 4.3% growth 
projected previously, which resulted in 58,300 residents in the prior market study.   

Area Households  

The CRMA population levels are translated into households based on Claritas’ estimates of 
2008 and 2013 average household sizes within the two census tracts, and historical and 
anticipated trends.   According to Claritas, North Kona-North households averaged 2.99 
persons in 2008, while those in South Kohala-Waikoloa averaged 2.69 persons.  Mikiko’s 
updated projections assume that average household sizes within the CRMA continue to 
decline, but at a slower rate than historically and than projected previously.   

Mikiko projects average household sizes in the two CRMA tracts at 2.7 and 2.6, respectively, 
in 2030.  These represent 0.6% and 0.3% annual rates of decline in average household size 
over the period, for North Kona-North and South Kohala-Waikoloa, respectively.  This 
compares to 0.7% and 0.3% per annum declines assumed in the 2007 study.   

The updated projections show 22,600 households within the CRMA in 2030, about 2% more 
than projected in the prior market study.  This estimate is more conservative than the prior 

                                                           
6 CT 215.01 is the northern part of the North Kona District, generally to Henry Road. It includes `O`oma and 
surrounding areas such as Kealakehe and Kaloko, but excludes Kailua-Kona and areas southward.  CT 217.01 is the 
southern part of the South Kohala Distract, generally from Waikoloa Beach Resort to Mauna Kea Resort, and mauka 
to Waikoloa Village. It excludes Waimea.  See prior market study for further information. 

7 See prior market study, page 18. 
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one, due to the lower assumption regarding percent of population within the CRMA, coupled 
with the more gradual assumption regarding declining household size.  

Projected households in the CRMA, as updated, are summarized below. 
 

 

Residential Price Trends 

The number of sales and median price of residential properties has been declining in Hawaii 
County since 2005 or 2006.  As of April 2009, the median single-family home sold for 
$240,000 while the median condominium property sold for $269,000.8  However, due to the 
small number of transactions, recent median prices can also be erratic.  For instance, in 
February 2009, condominiums recorded a median price of $435,000 (13 sales), a price that is 
higher than the Big Island medians for all preceding years.9 

                                                           
8 University of Hawai`i Economic Research Organization, Economic Information Service, as accessed March 17, 
2009; Hawaii Information Service, in Honolulu Advertiser, March 6, 2009 and in Pacific Business News, May 8, 
2009. 

9 Hawaii Information Service, data as of March 16, 2009. 

Resident Households in the Competitive Residential Market Area 
 

 
Source:  Mikiko Corporation, 2009.  
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Homes near to `O`oma are selling at substantially higher prices than for the County as a 
whole, but prices and number of sales have also trended down.  In January and February, the 
median price for a single-family home in Kona Palisades was $419,000 (5 sales), while for 
condominiums it was $445,225 (2 sales).  Compared to their 2007 medians, these represent a 
22% decline for single-family homes but a 52% increase for the condominiums. 

Also nearby, the Kealakehe area, a predominately single-family neighborhood, recorded no 
sales in January and February 2009, but the 2008 median single-family price of $326,250 (13 
sales) was down 26% from 2007 (13 sales.) 
 

Residential Market Assessment Update 

Projected Supply 
 
Review of entitled and planned residential projects within the CRMA uncovered 8,300 units 
of maximum potential development between 2009 and 2030, compared to 8,000 identified 
(for 2007 to 2030) in the previous study.10  The additional capacity is distributed within the 
CRMA but there is more within North-Kona North than in South Kohala-Waikoloa. 
 
Supply vs. Demand 
 
The slightly higher anticipated household formation within the CRMA, countered by the 
slightly higher level of potential future development results in a projected housing unit deficit 
in the CRMA of similar magnitude to that concluded in the prior study.  The revised analysis 
still shows a significant and increasing shortage of primary housing opportunities within the 
CRMA, with potential demand exceeding entitled supply by more than 7,000 units by 2030. 
 

                                                           
10 Figures are based on the lesser of stated developer plans or maximum entitlements, on lands with State Land Use 
Commission Urban designation or exemption (such as for DHHL), as of March 2009. Inventories exclude portions 
of projects intended or likely to be sold for other than primary residential purposes. 
 
Mikiko has been informed that the LUC revoked the Urban classification of one of the significant projects that is 
counted in the reported entitled inventory, the Aina Le`a development in South Kohala near to Mauna Lani Resort.  
However, it is unclear at this time what the impact or status of this LUC decision is, and the therefore assessments 
herein have not been adjusted to reflect this potential diminution in supply.  If the Aina Le`a site were to lose its 
Urban classification, the loss of potential residential development there would tend to increase the need for other 
residential developments in the CRMA. 
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As noted in the prior market report, this conclusion is reached even after assuming 
substantially accelerated housing development in the coming years.  Thus, without further 
Urbanization of lands for residential use, Island residents desiring to live near to the many 
growing centers of employment in the CRMA could continue to be shut out by a shortage of 
appropriate housing supply.  
 
 

Supply and Demand for New Resident Housing Units  
within the CRMA, 2008 to 2030 

Future 
Demand 

Pent-up demand, end 2008 
Future need, 2008-2030 

 700 
 14,500 

 Total need  15,200 

Future 
Supply* 

Planned and entitled (8,300 
less 5% vacancy) 

 
 7,900 

Shortage  As of 2030  7,300 
 

Source:  Mikiko Corporation, 2009.  
 
* Based on the lesser of the maximum planned or entitled number of units, and build-
out on all lands currently designated Urban by the State Land Use Commission, and 
proposed for primary residential development, by 2040.   

 

Resident Housing Unit Deficit in the CRMA  
Assuming Full Build-out of Currently LUC-Entitled or Exempt Lands 

 

 

Source:  Mikiko Corporation, 2009. See March 2007 market report, Exhibit 3-6 for more complete presentation of methodology.
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`O`oma’s 950 to 1,200 proposed housing units could offer a solution for a substantial portion 
of the CRMA’s currently unentitled housing needs through 2030.  Assuming some 80% to 
85% of `O`oma’s units are used as primary homes, as concluded previously, the proposed 
development could be expected to address some 10% to 14% of the identified shortage.  
 
Residential Price Trends  
 
The comparison residential projects of the 2007 study were re-surveyed to update 
information on sales prices and/or marketing plans. In addition, Kulalani, a five unit-per acre, 
off-ocean townhouse development in Mauna Lani Resort, was added as a comparison project 
with relevance to the 35 to 60 units proposed at `O`oma’s Makai Village.   
 
In the new survey period (January 2008 to March 2009), sold and planned prices were down 
0% to 30% from the previous period (November 2006 to October 2007.)11    
 
Residential Price Conclusions 
 
Based on the market updates, market unit prices were reviewed for each of the `O`oma 
product categories and the overall average market unit prices is now estimated at $450,000, 
or 13% less than estimated in 2007.  This rounded conclusion reflects about $450,000 at the 
built single- and multifamily products and about $500,000 at the proposed estate lots.  It 
excludes the cost of custom home development on the latter. 
 
Additionally, the County of Hawaii has updated its affordable housing price guidelines since 
the 2007 study.  Effective July 17, 2008, qualifying home sales prices for a family of four 
earning the stated percent of the prevailing County median family would have been:12 
 

 At 110% - $271,000 
 At 120% -  $295,600 
 At 130% - $320,300 

 
 
Sales Absorption and Other Residential Market Conclusions 
 
The first unit sales at the development are now projected for 2014, rather than 2012 as stated 
previously.  With both the current Urban and the Petition areas of the site now planned for 
development in the first phase, sales absorption is projected at an average of about 70 units 
                                                           
11 This includes 7 of the 8 previously surveyed projects.  Mikiko was unable to contact a representative at the 
proposed Palamanui development for this update.   

12 County of Hawaii, “Affordable Housing Guidelines for the County of Hawaii.” For-sale guidelines assume a 30-
year conventional fixed mortgage, fixed interest rate of 6.5%, housing expenses equal to 28% of gross annual 
income, and a down payment equal to 5% of the sales price.   
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per year including both primary and secondary home users, and affordable as well as market 
units.  This is marginally faster than the 67 average projected previously. This sales pace 
would result in sell-out of the development by about 2030 (shown as 2029 in prior report.) 
 
Other study conclusions regarding product characteristics and target markets have not 
changed since the 2007 report.   
 
 

Summary of 2009 Residential Market Conclusions for `O`oma 
Maximum development scenario 

 

  Number of 
units 

(unchanged)

Sales 
absorption, 
2014 to 2020 

Sales 
absorption, 
2021 to 2030 

Average sales 
price  

(2009 dollars) 

Finished homes (single 
& multifamily), market 

 875 
 
 

415 460 $450,000 

Estate lots, market  85 
 

70 15 $500,000 

Affordable homes 
(multifamily)* 

 240 120 120 $295,600 

Total/weighted 
average 

 1,200 605 595 $423,000 

* Assumes 20% of total units and a 1:1 credit per County guidelines currently in effect.  Actual credits could vary depending 
on affordable housing market segments and other factors to be agreed upon with the County, and such variation could 
change the affordable unit count.  Estimated average price considers County guidelines in effect as of July 17, 2008 
regarding pricing of for-sale units for a family of four earning 120% (midpoint of 110% to 130%) of County median family 
income. 

 
 

Commercial Market Assessment Update 

`O`oma is proposed for up to 200,000 square feet of retail- and office-based developments. The 
Primary Trade Area (PTA) for such commercial uses is anticipated to be the entire North Kona 
and South Kohala districts of the Island.  This is a larger reference area than the CRMA 
considered in the residential market assessment, as explained in the prior market study.   
 
Since completing the prior market study, nearly 400,000 square feet of retail spaces have come 
on-line in the PTA, and some 300,000 more square feet of planned or maximum entitled future 
commercial supply were identified.  Thus, as of April 2009, commercial office and retail 
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inventory in the PTA was estimated at 2.96 million square feet, with an additional 2.90 million 
square feet entitled and planned.13   
 
Like conditions statewide, the area’s commercial market environment has begun to soften, with 
PTA vacancies estimated at 8% for retail areas and 7% for office spaces, as of March 2009.14  
This compares to 7% retail in an area defined as “West Hawaii” and 6% in the PTA for office 
spaces, as noted in the 2007 study. 
 
Notable adjustments to the assessment of estimated supportable commercial space in the PTA 
were made to reflect the following more recent estimates and assessments: 
 

 DBEDT’s higher projected population levels for the County, which were reflected as 
slightly higher population levels within the CRMA and hence also the PTA – the PTA is 
currently estimated to house some 112,000 residents in 2030 vs. the 105,000 projected 
previously; 
 

 A lower area visitor population in 2008 as compared to 2006, and a slower rate of increase 
in visitor days, as provided by DBEDT, are reflected in a more conservative outlook for 
future visitor population levels in the PTA – 25,200 persons per day in 2030 vs. 32,300 as 
projected previously; and 
 

 More conservative outlooks on supportable gross leasable retail area per daytime 
population, the percent of resident population participating in the civilian labor force, and 
supportable rentable office areas per civilian employee. 
 

Taken together, the updated assessment is that 7.6 million square feet of commercial space is 
considered supportable in the PTA by 2030.  `O`oma’s maximum of 200,000 square feet might 
represent some 3% of this potential future marketplace.  It could also represent a venue for some 
11% of the currently unplanned but future supportable commercial space in the PTA.  These 
market shares are not materially different from those projected previously and are still 
considered achievable. 
 
 

                                                           
13 As for the residential surveys, Mikiko considered potential development on properties with major State land use 
entitlements in place as of March 2009, together with existing development plans on these lands.    
 
See also footnote 10, above, regarding the potential loss of entitled supply at the Aina Le`a site in South Kohala.  
This project had been proposed for up to 200,000 square feet of commercial area. As for the residential market 
update, this change has not been reflected in `O`oma’s commercial market assessment update at this time.  However, 
if the Aina Le`a site does lose its Urban status, the need for other commercial development in the PTA could be 
expected to be accelerated.  

14 Colliers Hawaii Consulting, A Division of Colliers Monroe Friedlander, Inc., March 31, 2009. 
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Projected Supportable PTA Commercial Space Inventory in 2030 
Square feet of Gross Leasable Area 

 

 
 

Source:  Mikiko Corporation, 2009. See 2007 study for more complete presentation of methodology. 
 
 
As in the prior market study, it is projected that approximately half the maximum proposed 
inventory could be supportable by 2020, with buildout of the total 200,000 square feet 
realized by 2030. Other market conclusions regarding commercial establishment types and 
potential consumer markets also remain unchanged.  
 
 

Summary of 2009 Commercial Market Conclusions for `O`oma 
Maximum development scenario 

 

 2014-2020 2021-2030 Total 

Retail and office 
space, in square 
feet 

100,000 100,000 200,000 

Source:  Mikiko Corporation, 2009. 
 

  

Existing, 3/09
2,962,000

39%

Entitled and 
planned

2,895,000
38%

Additional-
`O`oma
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20%
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Economic and Fiscal Impact Update 

Adjusted Variables 

The economic and fiscal impact analysis was recalibrated to reflect the lower assessment for 
market home sales prices, higher County affordable home sales guidelines, and the slightly 
later start date for the Project.  Although other input factors were not changed from those 
presented in Mikiko’s 2008 economic and fiscal impact study,15 the pricing and absorption 
changes result in slightly lower overall development cost estimates, and impact other study 
conclusions as presented below. 

Economic and Fiscal Study Impacts 

The updated market conclusions result in changes of +/- 5% or less for the economic and 
fiscal impacts assessed, except for the County government fiscal impacts, which can be 
summarized for year 2030 as follows: 

 Net additional government operating revenues now estimated at $2.7 million per year 
rather than the $3.2 million per year projected previously (-16%.)   

 Revenue/expenditure ratio of 5.2 rather than the 6.0 projected previously (-14%.)  

Both of the above changes are attributed to the lower sales prices and hence lower real 
property taxes that could be expected to accrue to the County government. 

Report Conditions 

This assessment is based on information provided by government agencies, developers, 
brokers, landowners, and other third party sources. While every attempt has been made to 
verify information via multiple sources, it is not always possible to do so.   Mikiko cannot 
guarantee the accuracy of all information upon which its assessments are based. 

This report is for the planning purposes of `O`oma Beachside Village, LLC, PBR HAWAII 
& Associates, Inc., Carlsmith Ball LLC and their consultants, as well as for public disclosure 
of the nature of the Project pursuant to seeking State and County land entitlements.  It is not 
to be used for solicitation of investment or other third party purposes without prior written 
consent of the author. 

                                                           
15 Mikiko Corporation, “Economic and Fiscal Impact Assessment for `O`oma Beachside Village,” April 2008.  This 
document may also be referred to herein as “the 2008 econ/fiscal study.” 


















































