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1. General Demographics 

1.1. Population 
Refer to Charts: (1) Residential Population Comparison of the County of Hawaii and 
Kona; (2) Rate of Residential Population Growth; and (3) Population Density, 1970 to 
2000.  
 
According to the U.S. Census Bureau, the State of Hawaii residential population 
reached 1,275,194 in 2005.  In 2005, thirteen percent, (167,293) of the state 
population resided in the County of Hawaii.  In 2000, 25 percent of the 2000 
County population was living in the Kona District (37,132 people).   
 
In 1970, the population in the County of Hawaii numbered 63,468 and was the 
first to show an increase, albeit small, since 1930 when the population peaked at 
73,325, largely a result of the importation of labor for the sugar industry.  The 
population decline between 1930 and the 1960s was primarily due to the 
increasing mechanization of the sugar plantation, limited job opportunities in 
other economic sectors, and the out-migration of residents.  This decline was 
reversed during the 1960s with a modest growth of 2,140 residents between the 
1960 and 1970 census.  Since 1970, the County's population has continued to 
grow as the largest population increase occurred during the 1970’s in North 
Kona.  The 1980 census registered a Hawaii island-wide resident population of 
92,053 people representing a 45 percent increase over the 1970 census.  In 
Kona, the 1980 census population increased 122.5 percent over the 1970 
census.     
 

Chart 1: Residential Population Comparison of the County of Hawaii 
and Kona District
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  Source: The State of Hawaii Data Book, 1984, 1990, 1998, 2004 and 2005 

 



  Demographic Characteristics 
 

 
2  Kona Community Development Plan 

Chart 2:  Rate of Residential Population Growth
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  Source: The State of Hawaii Data Book, 1984,1990, 1998, and 2004. 

 
Between 1980 and 1990, the North Kona population growth rate began to slow, 
yet was still higher than South Kona, the County of Hawaii, and the State of 
Hawaii.  The 1990 census revealed a Kona resident population of 29,942 
residents, or an increase of 52 percent over the 1980 Kona resident population.  
The census registered 37,132 Kona residents in 2000, a 24 percent increase 
over the 1990 resident population.  According to the population data from 1990 
and 1995, the population growth rate of North Kona, South Kona, and the County 
of Hawaii grew at a comparable rate ranging from approximately 12 to 14 
percent.  The growth of the South Kona residential population slightly declined 
between 1995 and 2000.  About 65 percent of the county population growth 
between 1990 and 2000 came from net in-migration (people moving to the island 
from elsewhere) (Planning Department, 2005).  From 1970 to 2000, the North 
Kona population has grown 490 percent, whereas both the County of Hawaii and 
South Kona populations have only increased 134 and 115 percent, respectively.   
 

Chart 3: Population Density, 1970 to 2000
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Comparing population density after 1970 up until 2000, North Kona consistently 
exhibits a significantly higher population density than both South Kona and the 
County of Hawaii.  When the North Kona population boomed, South Kona and 
the County of Hawaii demonstrated a much smaller increase in population 
density. 
 
The County anticipates that the island resident population will grow at an annual 
rate of 2.04 percent between 2005 and 2010, and 2.1 percent between 2010 and 
2020.  Projected estimates for 2020 indicate an island resident population of 
217,718, or an increase of 46 percent over the estimated 2000 population of 
148,677.  
 

1.2. Gender 
Refer to Chart: (4) Percentage of Residential Population by Sex, 2000. 
 
For every 100 females in the State of Hawaii there are 101.0 males.  A similar 
proportion is found in the City and County of Honolulu (101.1 males per 100 
females) and the County of Hawaii (100.4 males per 100 females).  Typically, the 
County of Hawaii and the Kona districts male to female ratio is insignificantly 
different than the rest of the state. 
 

Chart 4:  Residential Population by Sex, 2000
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    Source: U.S. Census Bureau, Census 2000 Summary File 1 
 

1.3. Age 
Refer to Charts: (5) Residential Population by Age, 2000 and 2005.  Refer to Figure: (1) 
Age, 2000 CDP. 
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The 2000 median age within the State of Hawaii and the City and County of 
Honolulu was 36.2 and 35.7 years, respectively.  Compared to Honolulu and the 
State, the County of Hawaii is somewhat older with a median age of 38 years.  
The median age in Kona is more similar to the County of Hawaii at 38.5 years.  
Of the Kona Census Designated Places (CDP), in 2000, Kailua had the youngest 
median age at 35.5.  Kailua also has the highest percent (49 percent) of 
residents under the age of 35, whereas Kahaluu-Keauhou has the lowest 
proportion (39 percent) of residents under 35 years and highest proportion of 
residents over the age of 54 (39 percent) (Figure 1).  South Kona is slightly older 
than North Kona as the median age of residents is 40.4.  Although Kona is one of 
the fastest growing districts in the State, it is typically made up of an older 
population.  Not only does this raise concern over economic issues related to 
long-term growth, but an older population also puts greater emphasis on 
retirement and elderly programs and assistance, which refocuses attention away 
from youth-related programs. 
 

Chart 5: Residential Population by Age, 2000 and 2005
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1.4. Race and Ethnicity  
Refer to Charts: (6) Race and Ethnicity by race alone, 2000 and 2005, and (7) Kona 
Residential Population by Race Alone, 2000.  Refer to Figures: (2) Race Alone, 2000 
CDP, and (3) Race Alone, 1990 to 2000 CDP Comparison. 
 
The State of Hawaii has one of the most ethnically diverse populations in the 
nation.  Compiling data categorized as Residential Population, Race Alone, 
published by the 2005 American Community Survey, approximately 79.0 percent 
of the State of Hawaii chose to be described as only one race.  Of those that 
chose one race, approximately 42.0 percent of the state population as a whole 
consider themselves Asian, 24.9 percent Caucasian, and 6.1 percent Native 
Hawaiian.  Within the County of Hawaii, 70.4 percent of the population chose to 
be identified as only one race.  Compared to the entire population, approximately 
34.9 percent of the residents consider themselves to be Caucasian, 23.5 percent 
Asian, and 7.8 percent Native Hawaiian.  The County of Hawaii has a much 
higher proportion of Caucasians and a lower proportion of Asians than the rest of 
the state.  There is also a slightly higher proportion of Native Hawaiians in Kona 
than the State, and a higher proportion of Hawaiian’s living in South Kona than 
North Kona.  
 
Examining the break down of ethnicity from the State, County, District to sub-
District levels, there are greater similarities in the proportion of race and ethnicity 
between South Kona and the County of Hawaii, than found in North Kona.  North 
Kona has a larger Caucasian population and smaller Asian population than other 
areas throughout the state, which can be attributed to the changing economic 
interests of the region.  With the weakening agricultural industry, laborers who 
were of both Asian and Caucasian decent moved away, and the visitor industry 
began to grow, creating the demographic transitions that we see today.   
 
Each of the nine CDPs delineated in the Kona region has a higher proportion of 
Caucasian residents than the State of Hawaii (Figure 2), Kahuluu-Keauhou has 
the highest proportion (66 percent) and Kealakekua has the lowest (25 percent).  
The Kealakekua population has the highest percentage (36 percent) of Asians in 
Kona.  The greatest proportion of Native Hawaiians and Pacific islanders reside 
in Honaunau-Napoopoo (14 percent) and Kailua (13 percent).  The 2000 Census 
Data was the first time that persons could identify themselves as two or more 
races.  This change in data reporting has created discrepancies when comparing 
race and ethnicity between 1990 and 2000 as the percentiles of each race 
declined and the category for two or more races increased (Figure 3).  The 
greatest race and ethnicity differences between 1990 and 2000 occur for persons 
of Asian ethnicity.   
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Chart 6: Race and Ethnicity by Race Alone, 2000 and 2005
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Chart 7: Kona Residential Population by Race 
Alone, 2000
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older in the labor force (Figure 4).  The 2005 Hawaii County population was 
164,437 with an employment base of 79,218 (2005 American Community 
Survey, Hawaii County).  Total employment on the island has risen an average of 
3.1 percent from 1995 to 2005 (Honolulu Advertiser, 2006).   
 
Employment levels continue the strong growth, which began in 2005 at rates not 
seen since 1990.  From 2005 to the third quarter of 2006, all counties showed 
positive wage and salary job growth with Hawaii County having the highest 
growth (DBEDT, 2006), expanding jobs by four percent (UHERO, 2006).  In the 
third quarter of 2006, 635,950 people were employed in the state, an increase of 
2.6 percent from the third quarter of 2005.  During this same period, Hawaii 
County also added two thousand wage and salary jobs, a 3.1 percent increase 
from the third quarter of 2005.  The tourism-related sectors, Retail Trade and 
Food Services and Drinking Places added four hundred and three hundred jobs, 
respectively.  Natural Resources, Mining and Construction and Government each 
added three hundred jobs, while Agriculture lost 150 jobs (DBEDT, 2006). 
 

Chart 8: Employment by Major Economic Sector in the 
County of Hawaii, 1960 to 1997
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        Source: County of Hawaii General Plan, 2005. 
  
Unemployment rates dropped drastically from 1980 to 1990 (6.2 percent to 3.8 
percent, respectively) due to the County’s strong economy during this period.  As 
the economy slowed during the 1990s, unemployment peaked at 10.2 percent by 
1997 (County of Hawaii, 2005: 1-9).  As the global economy and tourism began 
to improve, so did unemployment.  The 2000 unemployment rate for the County 
declined to 4.9 percent.  During this time, Holualoa and Kalaoa CDP had the 
highest employment rates (98 percent), while Hawaiian Ocean View Estates’ 
unemployment rate was significantly higher than the other Kona CDPs (Figure 5).  
Over half of those residing in the Kona CDP are private wage and salary 
workers.  The greatest proportion of government workers is found in Kealakekua 
and Captain Cook CDP and the greatest proportion of self-employed workers 
reside in Kahaluu-Keauhou (20 percent) (Figure 6), an area with the highest 
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median incomes and most seasonal and recreational housing unit vacancies.  In 
2005, the unemployment rate was slightly less at 4.6 percent (2005 American 
Community Survey).   
 
Since the mid-1980s, the County of Hawaii has seen a dramatic shift in its 
agricultural employment profile.  Since the demise of the sugar industry in 1997, 
the island of Hawaii has since established itself as the center of diversified 
agriculture production, scientific research, and education in the State.  
Agricultural employment will increase significantly as former sugarcane lands are 
brought into production with import replacement, export and value added crops 
and products.  Additional employment will be derived from expanding agro-
tourism enterprises.  The expansion of the industry will be facilitated by the 
establishment of a new air cargo distribution center and post-harvest processing 
facilities that will allow for significant increases in the volume and types of 
products exported to the continental United States and foreign countries.   
 
The shift in employment trends has significantly changed the economic make-up 
of the County as workers have in-migrated to meet the demands of employment 
growth in the service industry, which is primarily fueled by the tourism sector.  
Additionally, non-service industry workers, primarily in agriculture, adjusted and 
shifted to new employment opportunities in the service industries as agricultural 
jobs dwindled.  From 1990 to 2000, management, professional, sales and office 
occupations in Kona CDPs have generally increased, service occupations have 
significantly risen, while farming, fishing and forestry occupations have declined 
except in Kealakekua and Hawaiian Ocean View Estates (Figure 7).  
Approximately seventy-five percent or more of the population residing in Kona 
CDPs are employed by Management, professional, service, sales and office 
occupations.  Hawaiian Ocean View Estates and Honaunau-Napoopoo are the 
exception with slightly more than a quarter of residents in labor-related 
occupations (Figure 8).  
 
Upon completing high school, an increasing proportion of the County's youth 
have pursued higher education.  Despite this trend, there is still scarcity of 
employment opportunities for the college-educated that desire to return to the 
island.  In the year 2020, the Planning Department anticipates a population of 
217,718 with an employment base of 106,492 or 49 percent.  Average annual 
employment growth rates are anticipated at 2.11 percent between 2005 and 
2010, and 2.16 percent between 2010 and 2020.  These employment projections 
are below the robust 3.05 percent average annual employment growth rates 
during the 1980s, but above the 1.61 percent average annual growth rate during 
the 1990s. (County of Hawaii, 2005: 1-9 and 2-11) 
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largest proportion of high-income visitors in the state as 24.7 percent of visitors 
hold incomes exceeding $150,000 (Nedd, 2006).  Once the major visitor industry 
area on the island, the North Kona district now shares this distinction with the 
South Kohala district.  The visitor industry in North Kona is expected to grow at a 
moderate rate.  Unlike the North Kona area, the South Kona district has limited 
accommodations for overnight visitors.  There are approximately 88 units located 
at Captain Cook (Manago Hotel), catering primarily to local business travelers 
and agricultural workers.  Hokulia, a 665-unit agricultural-residential and golf 
course community with 168 affordable homes is being developed north of 
Kealakekua Bay in South Kona.  This development will cater primarily to out-of-
state second homebuyers. (County of Hawaii, 2005: 2-29) 
 
Of those visiting Kona from the mainland and overseas, the majority seek hotel 
accommodations, while approximately 10 to 15 percent prefer condos, which 
could be attributed to longer stays.  Seventy-five percent of international visitors 
book their stay at hotels, while domestic visitor accommodations vary.  
Approximately thirty percent of domestic visitors are split between timeshare, 
friends/relative, or cruise ship accommodations.  
 

Chart 12: Accomodation Characteristics of Visitors to Kona, 
2004
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            Source: County of Hawaii Data Book, 2004 
 
The County’s natural beauty, historical and cultural attributes and its numerous 
educational institutions and programs create conditions for new niche markets to 
develop and flourish.  Niche markets for the County’s visitor industry, such as 
eco-tourism, health and wellness tourism and educational tourism, have growth 
potential.  The health and fitness resources of the various luxury hotels look 
towards health and wellness tourism as one of its target markets.  The expansion 
of tourism should include careful planning to identify, promote and preserve the 
island’s unique resources. (County of Hawaii, 2005: 1-8) 
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2.3. Income Distribution 
Refer to Chart: (13) Per Capita Income Rate of Change, 1990 to 2000.  Refer to Figures: 
(9) Income, 1990 to 2000 CDP Comparison, (10) Income, 2000 CDP, (11) Income 
Comparison, 1990 to 2000 CDP Comparison, and (12) Poverty, 1990 to 2000 CDP 
Comparison. 
 
Per capita income in the County grew at an annual compounded rate of 5.18 
percent during the 1980s and 2.91 percent through 1996.  The increase during 
the 1980s are reflective of the strong economic conditions that existed at the time 
with a corresponding decrease in per capita income growth during the 
recessionary periods of the 1990s.  Over a ten-year span, from the 1990 to 2000 
census, the per capita rate of the State, County, and Kona districts increased 27 
percent.  Between 2000 and 2005, the per capita income of the County of Hawaii 
increased 12.8 percent to $21,174.  Median household income also increased at 
a healthy rate from 1980 to 1990, increasing at an annual compounded rate of 
5.76 percent.  Without taking into account inflation, the median household 
income from 1990 to 2000 increased 33.9 percent.  And from 2000 to 2005, the 
median household income continued to increase at 21.9 percent. (County of 
Hawaii, 2005: 2-11 and 2005 American Community Survey) 
 
Between 1990 and 2000, each of the nine Kona CDPs reported an increase in 
median household, family, and per capita incomes (Figure 9).  In 2000, Kalaoa, 
Holualoa, and Kahaluu-Keahou each reported an approximate nineteen percent 
increase of the population generating incomes greater than a hundred thousand, 
the highest proportion in Kona (Figure 10).  These three CDPs also had the 
highest median household incomes and median nonfamily incomes of all Kona 
CDPs.  With the exception of Captain Cook and Hawaiian Ocean View Estates, 
which experienced an increase of incomes less than ten thousand dollars, Kona 
CDPs experienced a decline of incomes less than fifty thousand, and an increase 
of higher incomes (Figure 11).  Nearly half of all incomes from residents living in 
Hawaiian Ocean View Estates and slightly over thirty percent of income earners 
in Honalo and Kealakekua generate less than 25 thousand dollars.  Between 
1990 and 2000, the number of families living in poverty increased for all CDPs 
except those found in the upper portions of North Kona (Figure 12).  The greatest 
increase of family poverty occurred in areas such as Honalo and Hawaiian 
Ocean View Estates.  
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Chart 13: Per Capita Income Rate of Change, 1990 to 
2000
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Chart 15:  Housing Occupancy, 1990 and 2000
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        Source: County of Hawaii Data Book, 2004 
 
According to the 2000 U.S.  Census Bureau, the proportion of households in 
North Kona increased 72 percent between 1980 and 1990 and then another 38 
percent during 1990 to 2000.  South Kona households grew 40 percent between 
1980 and 1990 and then 20 percent between 1990 and 2000.  In 2000, North 
Kona had more than twice the number of households than South Kona.  
 

Chart 16: Number of Households
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   Source: U.S. Census Bureau, DP-1, 2000 
 
Moderate growth in both population and housing construction has occurred in the 
district of South Kona.  Although the district is still dependent upon agriculture, 
some of the growth has been the direct result of the urban and resort growth in 
North Kona.  This is reflected in an even distribution of new housing construction 
in sections from Kealakekua town to Captain Cook.  Subdivision activity has not 
occurred at equal rates to housing construction suggesting an in-fill of existing 
agricultural and rural parcels.  In North Kona, it is anticipated that the rate of in-
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migration into the North Kona district will continue, as will the need for housing 
for residents.  Rezoning actions for large scale residential subdivisions have 
occurred in the area between Kailua and Keauhou.  When subdivided, additional 
lands will be provided for residential use.  Nevertheless, land costs and market 
prices that have been influenced by investor and resort/residential markets may 
preclude purchase of house and lot packages by many households in the district.  
(County of Hawaii, 2005: 9-25 and 9-26) 
 
The county has determined the best strategies for North and South Kona would 
be to (1) Encourage the use of innovative types of housing developments, such 
as cluster and planned unit developments, that take advantage of the steep 
topographic conditions, (2) Increase affordable housing opportunities in the 
Kailua-Kona area, and for North Kona, and (3) Require developments that create 
a demand for employee housing provide for that need.  (County of Hawaii, 2005: 
9-26).  
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3. Land Use 
The total area of the island of Hawaii is approximately 2.5 million acres or 4,028 
square miles: 4,023 square miles of land and 4.4 square miles of inland water.  
All of these lands are divided into approximately 125,000 parcels. 
 
The land use element sets forth goals, policies, and standards to guide the 
location and density, and building intensities of land uses in particular areas.  
Regional and/or Community Development Plans are intended to implement the 
broad goals within the General Plan on a regional basis.  They serve to 
designate and coordinate detailed development patterns and infrastructure needs 
throughout the County.  The Plans detail land use policies and infrastructure 
priorities, transportation, recreation and other major land use policies within each 
area, and must be developed with participation by the affected communities and 
adopted by ordinance by the County Council. (County of Hawaii, 2005: 14-1) 
 

3.1. State Land Use Districts 
Refer to Charts: (17) State Land Use Districts and (18) Proportion of State Land 
Use Districts within Kona. 
 
Hawaii was the first state to implement a State Land Use Law.  Today, Hawaii 
remains unique among the fifty states with respect to the extent of control that 
the State exercises in land use regulation.  Some of the actions leading to the 
passage of the State Land Use Law resulted from concerns and discussions 
predating World War II.  In the post-World War II period, there was a perception 
that government action to control land uses was desirable because of the very 
limited area of the islands.  It was also perceived that development of land for 
urban uses in many cases tended to occur in areas where it was uneconomical 
for public agencies to provide proper and adequate service facilities, and that 
there was a consequent lag in the provisions of such facilities.  Further, there 
was a perception that development of land for urban uses in many cases 
occurred on land having a higher capacity for contributing to the basic economy 
of the State, namely agriculture, than the uses that were developed thereon.  
(County of Hawaii, 2005: 14-2) 
 
The passage of the Land Use Law in 1961 established the State Land Use 
Commission.  It called for the classification of all lands in the State and 
authorized the adoption of rules of practice and procedures and regulations for 
land use within the various State land use districts.  The four land use districts: 
Urban, Rural, Agricultural, and Conservation, created by the State Land Use 
Commission provide the basic legal framework for land uses in the State of 
Hawaii.  The Urban District is generally defined as lands in urban use with 
sufficient reserve to accommodate foreseeable growth.  In the Kona Districts this 
Urban district is comprised of approximately 19,525 acres or 3.8 percent of the 
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Kona Districts total land area.  Rural Districts are defined as lands comprised of 
small farms mixed with low-density residential lots that have a minimum lot size 
of one-half acre under the State Land Use Law.  Of the four districts, this is the 
smallest, with approximately 552 acres of the Kona Districts total land area.  The 
Agricultural District includes lands with a high capacity for intensive cultivation as 
well as those with low capacity.  The minimum lot size in this district under the 
State Land Use Law is one acre.  In the Kona District, the Agricultural District has 
the largest land area with approximately 270,424 acres, or slightly over 52.8 
percent of the total land area of the Kona District.  Conservation Districts are 
primarily those lands in the existing forest and water reserve zones.  This Kona 
district approximately 221,580 acres or 43.3 percent of the total land area of the 
Kona Districts.   
 
Land uses within the Urban Districts are administered exclusively by the 
counties.  The State Land Use Commission establishes regulated uses for 
Agricultural and Rural Districts and each county is responsible for their 
administration.  The counties, however, may adopt more stringent controls than 
those imposed by the State within these two districts. (County of Hawaii, 2005: 
14-2) 
 
The composition of State Land Use Districts for North Kona is distinctively 
different from South Kona as South Kona focuses on its agricultural industry.  
North Kona has the highest proportion of urban land, followed closely by the 
State of Hawaii with 5.12 and 4.79 percent, respectively.  North Kona, County of 
Hawaii, and the State of Hawaii have a proportionately insignificantly difference 
of Agricultural land as each has approximately 44 to 46 percent of land dedicated 
to Agriculture compared to South Kona, in which 76 percent of South Kona land 
use is designated Agricultural.  
 

Chart 17:  State Land Use Districts
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The pie chart illustrates the proportion of State Land Use Districts found within 
the Kona districts.  The chart emphasizes the presence and potential of the 
agricultural industry as over half of the Land Use Districts are classified as 
Agricultural and 43 percent of the land is designated Conservation.  A larger 
proportion of the conservation lands is found in North Kona.  The 1961 State 
Land Use Law (Act 187) vested the Department of Land and Natural Resources 
with jurisdiction over the Conservation District.  Subzones were formulated within 
the Conservation District in order to regulate land uses and activities therein. The 
Conservation District has five subzones: Protective, Limited, Resource, General 
and Special.  Omitting the Special subzone, the four subzones are arranged in a 
hierarchy of environmental sensitivity, ranging from the most environmentally 
sensitive (Protective) to the least sensitive (General); the Special subzone is 
applied in special cases specifically to allow a unique land use on a specific site. 

 

Chart 18:  Proportion of State Land Use Districts 
within Kona
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               Source: County of Hawaii Data Book, 2004 

 

3.2. County of Hawaii Zoning 
Refer to graphs: (19) Zoning Classification by District and (20) Zoning 
Classification by District excluding Agricultural and Open Zoning. 
 
The Zoning Code for the County of Hawaii is the legal instrument that regulates 
the use of land.  The Zoning Code implements the General Plan and is a 
document dealing with existing conditions and shorter range needs.  The Zoning 
Code is the County’s primary land use control.  The Zoning Code implements the 
General Plan.  It deals with existing conditions and shorter range needs.  The 
Zoning Code sets out the various types of zoning districts and the allowable uses 
for each.  Zoning maps, established by ordinance, set out the zoning for the 
island on a parcel-by-parcel basis. (County of Hawaii General Plan, 2005: 14-3)  
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The following graphs demonstrate the proportion of each zoning classification 
within North and South Kona.  The data illustrates that three-fourths of South 
Kona land is designated for Agriculture, while slightly less than half of the land in 
North Kona is zoned Agricultural.  47 percent of North Kona land is designated 
Open, whereas only 8.3 percent of the land in South Kona is zoned Open.  As 
part of the 1996 amendments to the Zoning Code Agricultural zoned land can 
also include lands transferred from Unplanned to Agriculture.  In the last six 
years, rezoning has primarily occurred in the urban core of Kailua-Kona and is 
also consistent with the General Plan (Planning Department, 2006).  The many 
small rezoning actions do not add much new potential growth, even taken 
collectively, have not rezoned much agricultural land, and have no changed the 
basic growth patterns that are built into prior zoning (Planning Department, 
2006).  
 
The latter chart removes Agricultural and Open zoned land in order to focus on 
other zoning classifications.  As of August 2005, North Kona identified 
approximately 2,300 acres as resort zoning, while South Kona zoned 15 acres as 
resort.  Less than one percent of the land in North Kona and 0.25 percent in 
South Kona are zoned for single-family residence.  Approximately 3,000 acres of 
land in North Kona is zoned for Industrial use in North Kona, where as there is no 
land set aside for industrial uses in South Kona.   
 
Most of Kona's industrial development is service oriented and located in the 
northern portion of the North Kona district from Kailua to the Kona International 
Airport at Keahole.  Quarrying operations for building materials are conducted in 
North Kona.  The Old Kailua Industrial Area and the Kaloko Industrial Area 
provide the largest concentration of industrial activities within West Hawaii.  The 
Kona Industrial Subdivision in Kailua-Kona has transformed into a mixed-use 
industrial-commercial area over the years.  Newer industrial areas, including the 
Kaloko Industrial subdivision, are being developed to the north of Kailua-Kona.  
The industrial activities within these newer areas include warehousing, lumber 
storage yards, auto body shops, wholesaling and other service oriented activities.  
The energy and aquaculture activities at the Natural Energy Laboratory of Hawaii 
at Keahole have become major employment generators in the district.  Though 
located in industrial zoned districts, these alternate energy and aquaculture 
activities are not traditional uses typically found in industrial areas.  These 
industrial areas in North Kona accommodate a wide range of manufacturing, 
service, wholesale and retail activities.  (County of Hawaii, 2005: 2-26 and 14-39) 
 
There are no Industrial zoned lands in the South Kona district.  The agricultural 
sector is more important to Hawaii County than any other county in the state.  
The major export activity is coffee and macadamia nut milling and roasting.  
There are approximately 650 farms cultivating coffee on the western slopes of 
Mauna Loa and Hualalai mountains in the Kona district.  Approximately, 3,500 
acres of land is utilized for Kona coffee farming, producing about 3.8 million 
pounds a year, valued at about $14 million (County of Hawaii, 2006).  Other 



  Demographic Characteristics 

  
Kona Community Development Plan   41 

activities include slaughterhouses, fish packing and processing and ancillary 
agricultural services.  Many of these industrial activities are located on 
Agricultural zoned lands and approved through the issuance of Special Permits.  
Other service related industrial uses such as warehousing, garages and auto 
body shops are located in pockets along the Mamalahoa Highway.  Because of 
its topographic condition, however, level land necessary for development in 
South Kona is limited in the mauka areas.  (County of Hawaii, 2005: 14-39) 
 

Chart 19:  Zoning Classification by District
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Source: County of Hawaii Data Book, 2004 
 

Chart 20:  Zoning Classification by District Excluding Agricultural and 
Open Zoning
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  Source: County of Hawaii Data Book, 2004 
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