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39.8%

Periods of rapid appreciation followed by “normalized” rate



Source: Honolulu Board of REALTORS®, data compiled from HiCentral MLS, Ltd.; Freddie Mac
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Monthly Median Sales Price vs. 30-year Average Fixed Rate Mortgage

Single-Family Condo 30-yr Fixed Rate

Interest rates now in the 6% range



Months of condo inventory has more than tripled from 3 years ago 
(still relatively low for SFH)

Lockup effect is wearing off  - 31% of mortgages are sub 4% but life happens
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Will we have a tale of two markets? 

More bifurcated market as condos 
and Single Family begin to show 

separation.
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Condo maintenance fees have risen more than 70% in the past decade

Source: Honolulu Board of REALTORS®, data compiled from HiCentral MLS, Ltd. Based on Sold Listings from Jan 2014 – Sep 2025.



Source: Honolulu Board of REALTORS®, data compiled from HiCentral MLS, Ltd. Based on Oahu Active and Sold Listings from Jan 2019 – Sep 2025.
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SB1044 (Act 296)

• Reactivates the Hawaii Hurricane Relief Fund 
(HHRF) to help stabilize the property insurance 
market.

• Allows the Hawaii Property Insurance 
Association and the HHRF to provide more 
coverage options.

• Establishes the Condominium Loan Program to 
help buildings remain insurable.

• Requires the state’s Insurance Commissioner 
to conduct a study to develop sustainable 
strategies for market stabilization.

• Requires reports to the Legislature.
• Appropriates funds.

Insurance!



The words “housing” and “crisis” appeared in Hawaii 
newspapers 2,917 times between 1936 and 2023” – Civil Beat

The affordability challenge.













What are the factors that influence Hawaii’s affordability?

Extreme Scarcity.
 Great Mahele 1840’s – created private property ownership
 Concentrated land holdings 
 State and Federal ownership
 Large landowners (KSBE, Castle & Cooke, REITs, etc)
 Topography 
                      



What are the factors that influence Hawaii’s affordability?

Extreme Scarcity.
 Restrictive Zoning and Land Use Regulations
 The most restrictive land use regulations in the country
 Only 4% of the land is zoned for residential
 Only .3% is zoned for multifamily
 Time to obtain permits or rezoning are prohibitively long (Koa R)
 1959 – 8,932 resi permits, 2023 – 3,117 resi permits
                        



What are the factors that influence Hawaii’s affordability?

Extreme Scarcity.
 Restrictive Zoning and Land Use Regulations
                        High Construction Costs.                       
High Demand – Local and offshore. Changes in household size.  
                     Low wages.                       
Financial Literacy/Media.                       

Results in out-migration of Kama’aina.                      



WAGE GROWTH: SUB 2%

STOCK MARKET: 10%+30-YEAR AVERAGE 
APPRECIATION RATE:  4.04%

20-YEAR AVERAGE 
APPRECIATION RATE:  3.37%

40-YEAR AVERAGE 
APPRECIATION RATE:  5.07%

High cost or low income?



Home price growth outpaces median income

Source: UHERO Housing Data Dashboard - https://uhero.hawaii.edu/analytics-dashboards/housing-dashboards/
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More supply needed to meet demand

Source: DBEDT/HHFDC – Hawaii Housing Planning Study (https://dbedt.hawaii.gov/hhfdc/hhps-landing-page/)

The 2024 Hawaiʻi Housing Planning 
Study (HHPS):

- The study estimates that Hawaiʻi will 
need 64,490 additional housing units 
to meet demand by 2027

- An analysis of units needed based 
on income levels found that 65% of 
the units (42,100) are needed for 
households earning 80% of the area 
median income (AMI) or below.

https://dbedt.hawaii.gov/hhfdc/hhps-landing-page/
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Steep regulatory costs contribute to high housing costs
(UHERO Report)

Source: Tyndall, J. (2024). Why are Condominiums so Expensive in Hawai‘i? UHERO.



Housing Market Filtering 
(UHERO Study)

Source:  Bond-Smith, D., Inafuku, R., & Tyndall, J. (2024). The Hawai‘i Housing Fact 2024.UHERO.

“…The Central provided 512 units of new 
housing…[UHERO] also identified 130 local 
housing units that became vacant 
because of households moving to The Central.”

“These represent 130 local families 
who were able to upgrade their housing 
situation because a new condominium 

building was constructed…”



Advocacy Efforts – Residential A

*Based on MLS residential resales data through Sep 2025.

2013: Res A Tax Class Established.
SFH median sales price = $650,000

2025-YTD
SFH median sales price = 

$1,145,000 

 $-

 $200,000

 $400,000

 $600,000

 $800,000

 $1,000,000

 $1,200,000

 $1,400,000

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025-YTD

Annual Median Sales Price
(Single-Family Homes)

Residential A
Tier 1 Value = $1,000,000



Ordinance 25-44
(passed on October 20, 2025; takes effect July 1, 2027)

*Based on MLS residential resales data through Sep 2025.
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Real Property Tax Revenue

*Source: City and County of Honolulu - Department of Budget and Fiscal Services - Real Property Assessment Division (https://realproperty.honolulu.gov/state-reports/2025/)
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Tax Thoughts – Capital Gain Exclusion Limits

• Maximum capital gains exclusion for 
selling primary residence, if eligible:

• = $250,000 for single filers

• = $500,000 for married couples filing jointly

Current 
exclusion 

limit on 
capital gains

Discourages 
sellers from 
right-sizing

Does not 
free up 

inventory 

Are Boomers never sellers? 61% say they will never sell. 



Forecast

• Condos have substantial headwinds:
 Inventory /Absorption Rate 
 Maintenance fees have jumped (insurance, pipe replacement, spalling, fire sprinklers)
 Strong dollar  

• More regulation or taxation proposals to alter demand (STRs, EHT, conveyance tax, deed restrictions, etc)

• Encourage our leaders to focus on supply. Many of the programs should be reexamined (incl. zoning?) – We want 
to help!  Realtors put more people in homes than anyone!

• What are we fighting for in DC?  Higher exemptions, Fannie rollback - Hurricane insurance, etc.

• Trends:
 What killed office? (12% vacancy – SFO 28%)

 What is killing retail?
 Industrial to the top (sub 1.5% vacancy)
 What's the hot amenity in condos?
 Waymo = ?
 AI, AI, AI = ? Inevitable change.
 
 
 



Mahalo!

www.hicentral.com

Trevor Benn
RB-18240  (R, GRI, ABR, ePRO, SFR, AHWD) 

Forward Realty - President 
Direct: 808-383-2366
Email: Trevor@ForwardRealty.com
Web: ForwardRealty.com


	ECONOMIC FORUM
	Oʻahu Market Update�
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	SB1044 (Act 296)
	The affordability challenge.
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Home price growth outpaces median income
	More supply needed to meet demand
	Steep regulatory costs contribute to high housing costs�(UHERO Report)
	Housing Market Filtering �(UHERO Study)
	Advocacy Efforts – Residential A
	Ordinance 25-44�(passed on October 20, 2025; takes effect July 1, 2027)
	Real Property Tax Revenue
	Tax Thoughts – Capital Gain Exclusion Limits
	Slide Number 32
	Slide Number 33

