A Real Estate Research, Valuation & Advisory Group

November 29, 2013
THE HONORABLE GLADYS C. BAISA
Council Chair
County Council, County of Maui
200 South High Street
Wailuku, Maui, Hawaii 96793
RE:

Market Value Estimate of a 148.409 Acre Vacant Land Parcel, TMK (2) 4-7-1-30;
and a 37.731 Acre Portion of a Vacant Land Parcel, TMK (2) 4-7-1-26
Lahaina, Maui, Hawaii

Dear Council Chair Baisa:
In accordance with your request, I have prepared the accompanying appraisal report which
determines the market value of the following:
(1) 148.409 Acre Vacant Land Parcel, TMK (2) 4-7-1-30; and
(2) 37.731 Acre Portion of Vacant Land Parcel, TMK (2) 4-7-1-26
Located at Launiupoko, Lahaina, Maui, Hawaii
The final market value estimate is based on the on-site inspection of the properties; determination of
highest and best use; review of comparable land transactions in the market; evaluation of the
proposed project lots, and a review of current economic and financial conditions.
Based upon my research and study, the estimated market value of the subject, subject to the
“Certification” and “Limiting and Contingent Conditions”, as of November 26, 2013, is:

NINE MILLION, FOUR HUNDRED THOUSAND DOLLARS
($9,400,000)
The following appraisal report presents a summary review of the appraisal and my analysis of data along
with other pertinent materials on which the estimates of value were predicated. Thank you for this
opportunity to work on this interesting assignment.
Respectfully submitted,
ACM Consultants, Inc.

Shane Fukuda
Certified General Appraiser
State of Hawaii, CGA-810
Expires: 12/31/2013

2073 Wells Street, Suite 100

Wailuku, Maui, HI 96793

Telephone: (808) 242-6481

Fax: (808) 242-1852
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CERTIFICATION
The undersigned does hereby certify that to the best of my knowledge and belief:
(1) The statements of fact contained in this report are true and correct.
(2) The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased professional
analyses, opinions and conclusions.
(3) I have no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.
(4) I have not performed services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.
(5) I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.
(6) My engagement in this assignment was not contingent upon developing or reporting
predetermined results.
(7) My compensation for completing this assignment is not contingent upon the development
or reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.
(8) The reported analyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the requirements of the Code of Professional Ethics & Standards of
Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of
Professional Appraisal Practice.
(9) I have made a personal inspection of the property that is the subject of this report.
(10) No one provided significant real property appraisal assistance to the person signing this
certification.
(11) The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.
(12) As of the date of this report, I have completed the Standards and Ethics Education
Requirements for Candidates of the Appraisal Institute.
ACM Consultants, Inc.

Shane Fukuda
Certified General Appraiser
State of Hawaii, CGA-810
Expiration: December 31, 2013
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APPRAISAL DEVELOPMENT AND REPORTING PROCESS
This is a Summary Appraisal Report, which is intended to comply with the reporting requirements set
forth under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a
Summary Appraisal Report. This appraisal report is subject to the following scope of work, intended
use, intended user, definition of market value, and statement of assumptions and limiting conditions,
extraordinary assumptions and hypothetical conditions, and certifications contained in the appraisal.
SCOPE OF WORK
The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report, including the following definition of market value,
statement of assumptions and limiting conditions, and certifications as contained in the report. The
appraiser has at a minimum performed a complete visual inspection of the observable areas of the
subject property, considered the neighborhood and its characteristics, viewed each of the comparables
sales from the public street, and researched, verified and analyzed data from public and/or privates
sources that were deemed to be reliable. An analysis of Highest and Best Use was conducted as
though the site was vacant and available for development and this conclusion was the basis upon
which our valuation was derived. Finally, the analysis, opinions and conclusions were reported in this
appraisal report.
CONDITIONS OF THE APPRAISAL ASSIGNMENT
This appraisal has been conducted in accordance with County of Maui Resolution No. 13-109.
HYPOTHETICAL CONDITIONS OF APPRAISAL
A hypothetical condition is defined as “a condition, directly related to a specific assignment,
which is contrary to what is known by the appraiser to exist on the effective date of the assignment
results, but is used for the purpose of analysis” (The Appraisal Foundation, USPAP 2012-2013 Edition).
Hypothetical conditions assume conditions contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the property such as
market conditions or trends; or about the integrity of the data used in an analysis.
A hypothetical condition may be used in an assignment only if:
•
•
•

Use of the hypothetical condition is clearly required for legal purposes, for purposes of
reasonable analysis, or for purposes of comparison;
Use of the hypothetical condition results in a credible analysis; and
The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical
conditions.
Pursuant to County of Maui Resolution No. 13-109, no hypothetical conditions were relied upon
for this appraisal.
EXTRAORDINARY ASSUMPTIONS OF APPRAISAL

An extraordinary assumption is defined as “an assumption, directly related to a specific
assignment, which, if found to be false, could alter the appraiser’s opinion or conclusions” (The
Appraisal Foundation, USPAP 2012-2013 Edition).
Extraordinary assumptions presume as fact otherwise uncertain information about physical,
legal, or economic characteristics of the subject property; or about conditions external to the property,
such as market conditions or trends; or about the integrity of data used in an analysis.
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An extraordinary assumption may be used in an assignment only if:
•
•
•
•

It is required to properly develop credible opinions and conclusions;
The appraiser has a reasonable basis for the extraordinary assumption;
Use of the extraordinary assumption results in a credible analysis; and
The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary
assumptions.
Pursuant to County of Maui Resolution No. 13-109, no extraordinary assumptions were relied
upon for this appraisal.

PURPOSE AND INTENDED USE OF THE APPRAISAL
The purpose of this appraisal is to estimate the fee simple market value of the following:
(1) 148.409 Acre Vacant Land Parcel, TMK (2) 4-7-1-30; and
(2) 37.731 Acre Portion of Vacant Land Parcel, TMK (2) 4-7-1-26
Located at Launiupoko, Lahaina, Maui, Hawaii
The intended use of this report is to provide real property information, real estate market data, and
informed value conclusions to enable the Client to determine the feasibility of acquiring the
aforementioned subject properties.
Definition of Fee Simple1
“Absolute ownership unencumbered by any other interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat”.
Definition of Market Value2
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other
precisely revealed terms for which the specified property rights should sell after reasonable exposure
in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each
acting prudently, knowledgeably, and for self-interest, and assuming that neither is under undue
duress.
PROPERTY INSPECTION/DATE OF REPORT/EFFECTIVE DATE
The subject properties were physically inspected by Shane Fukuda on November 26, 2013. The date
of this appraisal report is November 29, 2013 and the effective date of valuation is November 26,
2013.

1 The Dictionary of Real Estate Appraisal, 5th Edition, Appraisal Institute, 2010
2 Ibid.
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INTENDED USER
The intended user is the County of Maui (Client) and any duly authorized representatives and assigns.
This appraisal is not intended for any other user.
NEIGHBORHOOD DESCRIPTION
West Maui generally includes the greater Puamana, Lahaina
Town, Kaanapali, Honokowai, Mahinahina, Napili, and
Kapalua neighborhoods.
Lahaina is part of the West Maui Community Plan of the
County of Maui. The West Maui Community Plan covers the
entire Lahaina Judicial District located on the western slopes
and coastal plain of West Maui. At Lahaina Town, settlement
patterns extend mauka at Wahikuli and along Lahainaluna
Road. This development pattern is set against a dramatic
backdrop of rolling sugar cane and pineapple fields and the
West Maui Mountains.
The topography of Lahaina is from sea level to gentle
sloping, from the ocean to the base of the West Maui
Mountains range. Generally, the climate of Lahaina is dry and arid year-around since the trade winds
are shielded by the West Maui Mountains.
The natural environment of the Lahaina region
characterizes much of what is special about West Maui as a place to live and to visit. The location’s
region and topography allows for views of the West Maui Mountains range and the neighboring islands
of Lanai and Molokai.
Development, for the most part, reflects the region’s visitor and agricultural industries. Visitor
accommodations are located along the shoreline with necessary support facilities and residential
communities. Its tourist attractions, including a replica of a whaling brig that sits in the harbor, help
Lahaina to retain the feel of a whaling village. With its historic character and charm, Lahaina town
serves as West Maui’s visitor service, commercial, and residential center.
Lahaina Town, the regional center of West Maui, contains all the central civic and employment centers,
governmental agencies, public facilities, and major businesses of the West Maui region. The Lahaina
Town neighborhood is characterized by its warm climate, tourist trade and resort atmosphere, and
numerous swimming beaches and beach parks.
Residential neighborhoods directly in Lahaina Town are generally older, and older woodframe
dwellings (over 50 years old) are slowly being replaced with new homes. These older properties were
subdivided prior to the inception of the Maui County Code; consequently, land sizes of residential
properties in Lahaina may vary anywhere from 1,600 to 30,000+ square feet instead of the 6,000
square foot minimum requirement set by the Maui County Code. With the demise of the Pioneer Mill
sugar plantation, Lahaina has experienced a steady growth in agricultural lots utilized for ruralresidential use.
Real estate market activity in the Lahaina area, like the rest of Maui County, stabilized in 2012 and is
rebounding in 2013 for property values ranging from the moderate to the high end of the total real
estate market of Maui.
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PROPERTY AND SITE DATA
The subject lots are identified and described as follows:
SUBJECT SUMMARY
TMK (2) 4-7-1-30 AND TMK (2) 4-7-1-26 (PORTION OF)
Gross Land Excluded
Net Land
Predominant
TMK
Area (Acres) Area (Acres) Area (Acres)
Access
Shape
Topography
Utilities
Encumbrances
View
4-7-1-30
148.409
7.65
140.759 Kai Hele Ku Street Irregular Level to gentle slope Public electricity/private water (potable & non-potable) Access/utility/drainage/landscape/parking lot/ROW Ocean/mtn/isle
4-7-1-26 (por. of)
37.731
0.00
37.731
Kai Hele Ku Street Irregular Level to gentle slope Public electricity/private water (potable & non-potable)
Access/utility/drainage/landscape
Ocean/mtn/isle

Overall Photo of TMK (2) 4-7-1-30

Tax Map Key (2) 4-7-1-30
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Project Map Depicting TMK (2) 4-7-1-30, Proposed Lots 1 through 8 – Makila Ranches III
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Overall Photo of TMK (2) 4-7-1-26 (portion of)

Tax Map Key (2) 4-7-1-30
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Project Map Depicting TMK (2) 4-7-1-26 (portion of), Proposed Lot 12 – Makila Ranches II
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PHOTOGRAPHS OF THE SUBJECT

Overall view of TMK (2) 4-7-1-30 facing southerly

Typical ocean view facing westerly, taken from middle of TMK (2) 4-7-1-30
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Typical ocean view facing westerly, taken near proposed subdivision roadway on TMK (2) 4-7-1-30

View of land between old cane haul road and Honoapiilani Highway on TMK (2) 4-7-1-30
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Overall view of TMK (2) 4-7-1-26 (portion of) facing southerly

View of Kai Hele Ku Street

View of Honoapiilani Highway

12

Makila Ranches Land Acquisitions
13-9136 (11/29/2013)

The subjects have not been sold or listed for sale within the past three years. As of the effective date,
the subjects were in the process of being purchased by the County of Maui.
As of the effective date, the Lahaina Bypass south terminus is slated for the northwestern side of TMK
(2) 4-7-1-30. The affected area is within the proposed Lot 8, Makila Ranches, Phase III Subdivision
(See map, Page 7). This area has been estimated by Warren S. Unemori Engineering, Inc. at
approximately 6.601 acres. The northwestern corner of TMK (2) 4-7-1-30 is also encumbered by a
public parking lot. According to property owner, West Maui Land Company, Inc., the parking lot is
1.05 acres in size.
It should be noted that an alternate southern terminus for the Lahaina Bypass on the eastern side of
TMK (2) 4-7-1-30 is being considered by the State of Hawaii Department of Transportation. Should
this route be chosen the seven (7) agricultural house lots within the proposed Makila Ranches, Phase
III Subdivision would be impacted. However, as of the effective date, the southern terminus is still
planned for the northwestern side of TMK (2) 4-7-1-30.
Recognition of the alternate Lahaina Bypass southern terminus on the eastern side of TMK
(2) 4-7-1-30, as of the effective date, would constitute a hypothetical condition. Pursuant
to County of Maui Resolution No. 13-109, hypothetical conditions cannot be relied upon.
Therefore, this appraisal only considers the impact of the 6.601-acre Lahaina Bypass
southern terminus as currently planned.
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HIGHEST AND BEST USE
The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible, and that results in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financial
feasibility, and maximum productivity3.
Since the appraisal of the subject property is based on a particular premise of use, the highest and
best use analysis determines just what this premise of use should be. The primary consideration in
the analysis of the highest and best use of the subject property is the site as if vacant and available
for development.
Legal Permissibility
The subject parcel is presently zoned Agricultural District. Generally, this district is intended
to preserve and protect agricultural resources and promote agricultural development.
Permitted uses include the following:
A. Principal Uses.
1. Agriculture;
2. Agricultural land conservation;
3. Agricultural parks, pursuant to chapter 171, Hawai'i Revised Statutes;
4. Animal and livestock raising, including animal feed lots and sales yards;
5. Private agricultural parks as defined herein;
6. Minor utility facilities as defined in section 19.04.040, Maui County Code; and
7. Retention, restoration, rehabilitation, or improvement of buildings, sites or cultural landscapes of
historical or archaeological significance.
B. Accessory Uses. Uses which are incidental or subordinate to, or customarily used in conjunction with a
permitted principal use, as follows:
1. Two farm dwellings per lot, one of which shall not exceed one thousand square feet of developable
area;
2. One farm labor dwelling per five acres of lot area. On the island of Maui, the owner or lessee of the lot
shall meet two of the following three criteria:
a. Provide proof of at least $35,000 of gross sales of agricultural product(s) per year, for the preceding
two consecutive years, for each farm labor dwelling on the lot, as shown by State general excise tax forms
and federal form 1040 Schedule F filings;
b. Provide certification by the department of water supply that agricultural water rates are being paid if the
subject lot is served by the County water system; or
c. Provide a farm plan that demonstrates the feasibility of commercial agricultural production.
3. One agricultural products stand per lot, for the purpose of displaying and selling agricultural products
grown and processed on the premises or grown in the County, provided that said stand shall not exceed
three hundred square feet, shall be set back at least fifteen feet from roadways, shall have a wall area that
is at least fifty percent open, and shall meet the off-street parking requirements for roadside stands
provided by section 19.36.010 of this code, except that paved parking shall not be required; stands that
display or sell agricultural products that are not grown on the premises shall be required to obtain a
special permit pursuant to chapter 205, Hawai'i Revised Statutes;
4. Farmer's markets, for the growers and producers of agricultural products to display and sell agricultural
products grown and processed in the County; structures shall have a wall area that is at least fifty percent
open; markets shall operate only during daylight hours and shall not operate on parcels less than ten
acres; the director of public works may impose additional requirements if a building permit is required for
any structures; markets that display or sell agricultural products that are not grown on the premises shall
be required to obtain a special permit pursuant to chapter 205, Hawai'i Revised Statutes;
5. Storage, wholesale and distribution, including barns; greenhouses; storage facilities for agricultural
supplies, products and irrigation water; farmer's cooperatives; and similar structures that are customarily
associated with one or more of the permitted principal uses or, for the purpose of this section, are
associated with agriculture in the County;
6. Processing of agricultural products, the majority of which are grown in the County; this includes the
burning of bagasse as part of an agricultural operation;
7. Energy systems, small-scale;
8. Small-scale animal-keeping;
3 The Dictionary of Real Estate Appraisal, 5th Edition, Appraisal Institute, 2010
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9. Animal hospitals and animal board facilities; if conducted on the island of Moloka'i, such uses shall have
been approved by the Moloka'i planning commission as conforming to the intent of this chapter;
10. Riding academies; if conducted on the island of Moloka'i, such uses shall have been approved by the
Moloka'i planning commission as conforming to the intent of this chapter;
11. Open land recreation as follows: hiking; noncommercial camping; fishing; hunting; equestrian
activities; rodeo arenas; arboretums; greenways; botanical gardens; guided tours that are accessory to
principal uses, such as farm or plantation tours, petting zoos, and garden tours; hang gliding; paragliding;
mountain biking; and accessory restroom facilities. If hiking, fishing, hunting, equestrian activities, rodeo
arenas, hang gliding, paragliding, or mountain biking are conducted for commercial purposes on the island
of Moloka'i, such uses shall have been approved by the Moloka'i planning commission as conforming to the
intent of this chapter. Open land recreation uses or structures not specifically permitted by this subsection
or by subsection 19.30A.060.H shall be prohibited; certain open land recreation uses or structures may
also be required to obtain a special permit pursuant to chapter 205, Hawai'i Revised Statutes;
12. Except on Moloka'i, bed and breakfast homes permitted under chapter 19.64 of this code that are:
a. Operated in conjunction with a bona fide agricultural operation that produced $35,000 of gross sales of
agricultural products for each of the preceding two years, as shown by State general excise tax forms and
federal form 1040 schedule F filings; or
b. In compliance with all of the following criteria, provided that the bed and breakfast home is not subject
to a condominium property regime pursuant to chapter 514A, Hawaii Revised Statutes:
i. The lot was created prior to November 1, 2008;
ii. The lot is comprised of five acres or less; and
iii. An approved farm plan has been fully implemented and is consistent with chapter 205, Hawaii Revised
Statutes; or
c. Located in sites listed on the State of Hawaii Historic Register or the National Register of Historic Places.
13. Parks for public use, not including golf courses and not including commercial uses except when under
the supervision of a government agency in charge of parks and playgrounds; and
14. Other uses which primarily support a permitted principal use; however, such uses shall be approved by
the appropriate planning commission as conforming to the intent of this chapter. (Ord. No. 3824, § 2,
2011; Ord. No. 3611, § 3, 2008; Ord. 2749 § 3 (part), 1998)
The following uses and structures shall be permitted in the agricultural district if a special use permit,
pursuant to section 19.510.070, of this title, has been obtained; except that if a use described in this
section also requires a special permit pursuant to chapter 205, Hawaii Revised Statutes, and if the land
area of the subject parcel is fifteen acres or less, the state special permit shall fulfill the requirements of
this section:
A. Additional farm dwellings beyond those permitted by subsection 19.30A.050.B.1;
B. Farm labor dwellings that do not meet the criteria of subsection 19.30A.050.B.2;
C. Agricultural products stands that do not meet the standards of subsection 19.30A.050.B.3;
D. Farmer's markets that do not meet the standards of subsection 19.30A.050.B.4;
E. Public and quasipublic institutions which are necessary for agricultural practices;
F. Major utility facilities as defined in section 19.04.040 of this title;
G. Telecommunications and broadcasting antenna;
H. Open land recreation uses, structures or facilities which do not meet the criteria of subsection
19.30A.050.B. 11, including commercial camping; gun or firing ranges; archery ranges; skeet shooting;
paint ball; bungee jumping; skateboarding; roller blading; playing fields; accessory buildings and
structures. Certain open land recreation uses or structures may also be required to obtain a special permit
pursuant to chapter 205, Hawaii Revised Statutes. The following uses or structures shall be prohibited:
airports, heliports, drive-in theaters, country clubs, drag strips; motor sports facilities; golf courses and
golf driving ranges;
I. Cemeteries, crematories, and mausoleums;
J. Churches and religious institutions;
K. Mining and resource extraction;
L. Landfills;
M. Solar energy facilities that are greater than fifteen acres; and
N. Short-term rental homes, subject to the provisions of chapter 19.65 of this title; provided that, the
applicant need not obtain a County special use permit pursuant to section 19.510.070 of this title; and
provided further that, if the property containing the short-term rental home is located in the State
agricultural district, the applicant shall obtain a State special use permit, pursuant to section 205-6, Hawaii
Revised Statutes, in addition to the short-term rental home permit required by chapter 19.65 of this title.
(Ord. No. 3941, § 10, 2012; Ord. No. 3824, § 2, 2011; Ord. 2749 § 3 (part), 1998)

The foregoing list presents a relatively wide spectrum of permitted uses; however, it does
place restrictions on residential, industrial and commercial uses of the land and the potential uses of
the property.
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Physical Possibility
The physical aspects of the site impose the first constraint on any possible use of the property.
The appraiser has not been provided with soil or subsoil or other engineering studies to determine the
load-bearing capacity of the subject parcel. However, based on our knowledge of other properties in
the immediate vicinity, soil conditions and drainage problems, if any, can be adequately managed.
The subject lots are useable in shape and topography and contain sufficient land area. Based only on
the physical aspects of the subject lots, a wide variety of uses would be possible.
Financial Feasibility, Maximum Profitability
The demand for large-lot parcels throughout the island of Maui declined between 2007 and
2011 due to the economic downturn and stagnant real estate market. However, market trends
indicate subsequent stabilization and actually show an increase in sales activity for large-lot parcels
since 2012.
Sale prices for vacant land, specifically subdivided agricultural house-lots in the
Launiupoko area, have also increased since 2012. The increased activity and demand can be
attributed to the improving economic climate as well as the limited amount of future inventory due to
County ordinances affecting development of large acreage lots.
The subjects are designated in the West Maui Community Plan for agricultural use. The
neighboring parcels are also zoned and designated for agricultural use, and the predominant existing
use in the neighborhood is rural/residential. There are no anticipated changes in land use in the near
future and therefore it is the appraiser's opinion that rural/residential use for the subjects would be
the most feasible and profitable use.
Conclusion of Highest and Best Use, As Vacant
In identifying the highest and best use of the subjects, as vacant, the Appraiser has examined
and considered the legally permissible, physically possible, financially feasible and maximally
profitable uses. Based upon the conclusions drawn and the results of our research, it is the
Appraiser’s opinion that the highest and best use of the subjects, as vacant, is rural/residential use.
Highest and Best Use, As Improved
While the subjects do not have physical improvements, they do have partial entitlements, as
part of the Makila Ranches Subdivision, Phase II and Phase III. Plans for the 37.731-acre portion of
TMK (2) 4-7-1-26 and a 32.775-acre portion of TMK (2) 4-7-1-30 are to restrict structural
development. This would eliminate agricultural structures, including those for rural/residential use.
However, remaining principal permitted uses include agriculture; agricultural land conservation;
agricultural parks; animal and livestock raising, including feed lots and sales yards; private
agricultural parks; retention, restoration, rehabilitation or improvement of buildings, sites or cultural
landscapes of historical or archaeological significance; farmer’s markets; riding academies; open land
recreation; parks for public use; and other uses in support of permitted principal uses. The remainder
of TMK (2) 4-7-1-30 is slated for seven (7) rural/residential house lots. In light of the partial
entitlements in place, the highest and best use of TMK (2) 4-7-1-30 is for the completion of the
planned subdivision. This is consistent with the underlying agriculture zoning, community plan
designation and predominant use in the neighborhood.
The highest and best use of the 37.731-acre portion of TMK (2) 4-7-1-26, with its access to
both potable and non-potable water, is non-structural agricultural use as part of the planned
subdivision.
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THE APPRAISAL PROCESS
The appraisal process examined the three generally recognized and accepted valuation methods;
namely, the Income Approach, Cost Approach and the Sales Comparison Approach.
Income Capitalization Approach
The Income Capitalization Approach involves the conversion of anticipated future benefits (income) to
be derived from the ownership of a property into an estimate of value. The procedure requires the
estimation of revenues and expenses from which net income can be derived. This estimated net
annual income is then capitalized by a market supported capitalization rate to arrive at an indication
of value, or the net annual income and reversion is discounted over an investment holding period to a
net present value.
The subjects have partial entitlements for the proposed Makila Ranches Subdivision, Phase II and
Phase III. The Discounted Development Analysis, a variation of the Income Approach, is relevant in
this case as it involves the discounting of the cost of development and the probable proceeds from the
sale of finished units.
Cost Approach
The Cost Approach is based on the principal of substitution which holds that a prudent purchaser will
not pay more for a property than the cost of creating an equally desirable property in the market. The
Cost Approach embodies estimates of the worth of the land, as if vacant, and the replacement or
reproduction cost of the improvements. From these are deducted the Appraiser's estimates of
physical deterioration, functional obsolescence and external obsolescence.
The Cost Approach was not utilized in this appraisal assignment since the subject involves only
unimproved land.
Sales Comparison Approach
The Sales Comparison Approach is based on the principle of substitution which states that a prudent
purchaser will not pay more for a property than the cost of acquiring an equally desirable property in
the market with the same utility. The Sales Comparison Approach involves the comparison of
comparable properties that have recently sold with the subject property. The most commonly
accepted approach for land valuation is the direct comparison of the subject land with sales of other
land parcels in the market. When the availability of data permit its use, this analytical method
produces an indication of what the purchaser-investor would most probably have to pay for the same
rights in existing substitute properties on the same market, as of the effective date of the appraisal.
As previously stated, the subjects have partial entitlements as part of the proposed Makila Ranches
Subdivision, Phase II and Phase III. Valuation of the bulk land by direct comparison is extremely
difficult, as there are no sales of similarly sized tracts and any entitlements inherent in a comparable
transactions would need to be accounted for. Furthermore, the lot allocations for the proposed
subdivision are part of the larger Launiupoko development and use of the agricultural “sliding scale” is
not applicable for the subject acreage. As part of the Discounted Development Analysis, the proposed
subdivided lots have been determined by the Sales Comparison Approach.
LAND VALUATION BY THE DISCOUNTED DEVELOPMENT ANALYSIS
This methodology, generally employed in the absence of comparable market data, provides a practical
and realistic approach to the valuation of raw land which demonstrates strong development potential.
Essentially, this procedure simulates a typical development of a site for development purposes.
Analysis of the income and expenses associated with the planned development scenario is conducted
and, through utilization of a discounted cash flow procedure, this approach measures the residual
present value attributable to the land. In other words, this residual value represents the cash price
that an investor/developer could rationally pay for a bulk site, given its development potential; the
anticipated demand over time for the salable units; and the cost to produce and carry the inventory
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until fully absorbed, including sufficient allowances for financing, overhead expenses, and an incentive
profit margin.
Revenue projections from this subdivision are expressed in terms of "units sold" over the determined
absorption period. Therefore, the Appraiser's first step in this approach is to estimate the retail sales
prices of the proposed lots.
In doing so, market research is conducted in the competing
neighborhoods in order to glean comparable sales data. The proposed salable house lots in Makila
Ranches Phase III, Lots 1 through 7, as well as restricted-use agricultural Lot 8 (Makila Ranches Phase
III) and restricted-use agricultural Lot 12 (Makila Ranches Phase II) are valued by the Sales
Comparison Approach.
Proper application of the Sales Comparison Approach requires knowledge of the standards of the local
market plus a detailed property inspection and personal observation. The ability to interpret land
characteristics are necessary; together with knowledge and experience of typical buyer preferences
and price reactions in the local market. Finally, the application of sound judgment is required to
produce reasonable results.
The value of each lot is derived from an analysis of comparable sales, starting in the general vicinity of
the subject. Because no two properties are truly identical, the prices of the market indicators must be
reduced to various units of comparison to reflect the value of the subject property. Typically, the
variations in sale prices reflect differences in size, location, zoning, time and terms of sale, and the
physical characteristics of the land.
The value indications are developed using a unit of comparison in which the type of site being
appraised is typically bought and sold on the market. In this assignment, the price per square foot
was considered the most appropriate unit of comparison.
Primary criteria utilized in the market research and selection of vacant land comparables included
consideration of the following factors:
•

Relatively recent transaction date, location with the same or competing
neighborhood, and similar community characteristics

•

Similarity in size area and/or zoning and permitted land use/density,
topographic features, public utilities, access, and view amenities

Discussion of the Land Comparables
Typical of agriculture properties are the wide variances in acreages and physical
characteristics, and due to this wide spectrum of property types, it is difficult to select and analyze
truly similar property sales. For agriculture properties, it is standard practice to utilize available
property sales regardless of the wide dissimilarities with the subject in order to estimate value. This is
primarily due to the limited number of similar acreage property transactions for market analysis.
Research commenced with a search of agriculture zoned acreage land sales. Primary research
area was the immediate neighborhood of the subject lots and expanded as necessary to include the
greater rural neighborhoods on the island of Maui.
Based upon this research and investigation, five (5) vacant land comparables were selected
and utilized in the site valuation worksheets which represent the most reasonably recent and
competitive transactions of agriculture zoned, acreage parcels throughout the island of Maui.
Comparable land sales 1, 2 and 3 are located in west Maui and represent the most recent
acreage lot transactions in the subject’s immediate neighborhood. Comparable land sales 4 and 5 are
conveyances of agricultural land in Kihei and were selected for market comparison due to their
purchase by a government agency at market value, competitive overall location and relatively similar
size. The land comparables and adjustments to reflect the variations in the properties are contained
in Tables 1 through 9.
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Description of Adjustments
Neighborhood: The proposed lots are located in the Launiupoko area of west Maui.
Comparable land sales 1, 2 and 3 are also located in Launiupoko and no adjustments were required.
Comparable land sales 4 and 5 are located in the Kihei neighborhood and were selected for market
comparison due to their acreage land area and relatively recent transaction dates. In the Appraiser’s
opinion, the Kihei area is equally desirable as the proposed lots’ market area. Therefore no
neighborhood locational adjustments were considered.
Location: The proposed lots are located across Honoapiilani Highway from the ocean.
Market evidence has shown that, irrespective of view, properties across the street from the ocean
command higher values due to their superior ease of access to the ocean and beaches. For example,
paired-sales analysis of a Kihei condominium project off South Kihei Road revealed that interior units
sold for less than “front row” units with similar views. The five comparable land sales are interior
located parcels significantly inferior to the subject lots in terms of proximity to the ocean and ocean
activities and positive adjustments were warranted.
View: This category reflects the effect that varying views have on the market value of real
property. The proposed lots have ocean, island and mountain views, which are similar comparable
land sales 1 through 3; hence, no adjustments are merited for these conveyances. Comparable land
sales 4 and 5 are relegated to mountain views and adjustments were appropriate.
Physical Characteristics: Proposed lots 1 through 7 are generally rectangular in shape with
level to gentle sloping terrain. Comparable land sales 1, 2 and 3 have similar configurations and
terrain and no adjustments were required.
With regard to proposed Lot 8 and Lot 12, although their topography is level to gently sloping,
these are slender parcels and any land use will be impacted by the slender lot shapes. Comparable
land sales 1 and 4 are more rectangular in shape and more conducive to land uses and negative
adjustments were warranted. Comparable land sale 5 has a superior shape, offset by inferior
topography; therefore, no adjustment was required.
Zoning/Community Plan Designation: The proposed lots and all five (5) comparable land
sales were zoned Agricultural District. All of the comparables, with the exception of comparable land
sale 5, are designated in their respective community plans for agricultural use. Comparable land sale
5 has a Public/Quasi-Public designation, which has superior and inferior allowable uses. As such, no
adjustments were required.
Site Encumbrances: Lots 1 through 7 will be encumbered by various easements, similar to
their respective comparable sales. No adjustment is necessary. Lot 8 is impacted by the existing
parking lot and currently planned alignment of the Lahaina Bypass corridor; however, the net land
area was utilized for this property.
As previously indicated, Lot 8 and Lot 12 will have restrictions that will not allow structural
development on the lots. The Appraiser reviewed the permitted uses within the Agricultural District
zoning ordinance and took into account how the restrictions will impact them. Of the twenty (20)
permitted principal and accessory uses, the restriction will prevent nine (9) of them. Most notably,
farm dwellings cannot be constructed; however, as detailed in the Highest and Best Use section of this
report, many agricultural uses is still allowed. Comparable land sales 1, 4 and 5 do not have any
restrictions for their agricultural use; therefore, negative 50 percent adjustments are issued.
Size: The five comparable land sales ranged in parcel size from 15.160 to 48.007 acres.
Typically, the larger the parcel the lower the price per acre and the smaller the parcel the higher the
price per acre. Therefore, size can affect the purchase price. After adjustments were applied to the
comparables to address relevant property characteristics, an adjustment for parcel size differences
was applied. In order to address the disparity in size between the comparables and the subject, a
curve sensitivity analysis was employed to address parcel size differences.
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Comparable Weighting
A weighting process is utilized to acknowledge the most applicable (reliable) of the
comparables. In this case, each of the comparable land sales received equal weight, as they have
similar levels of gross adjustments.
Summary of Proposed Lot Values
Based on the aforementioned adjustment categories, individual market values were concluded
for the proposed lots and presented in the table below. The land comparables and adjustments to
reflect the variations in the properties are contained in Tables 1 through 9 on the following pages.

House Lot Description
Phase III, Lot 1
Phase III, Lot 2
Phase III, Lot 3
Phase III, Lot 4
Phase III, Lot 5
Phase III, Lot 6
Phase III, Lot 7
Total of 7 House Lots
Average of 7 House Lots

Gross Land Estimated
Area (Acres) Market Value
$1,890,000
15.939
15.874
$1,880,000
15.828
$1,880,000
16.060
$1,900,000
16.846
$1,970,000
17.547
$1,870,000
17.537
$2,030,000
115.631
$13,420,000
16.519
$1,917,143

Ag Lot Description
Phase III, Lot 8
Phase II, Lot 12
Total of 2 Ag Lots

Gross Land Estimated
Area (Acres) Market Value
$1,490,000
32.775
37.731
$2,120,000
70.506
$3,610,000

Description

Gross Land Aggregate
Area (Acres) Retail Value

Aggregate of Subject Lots
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LAND TRANSACTIONS
TABLE 1
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 1

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

15.939

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

0%

0%

0%

Physical Characteristics

0%

0%

0%

Net Adjustments
Adjusted Unit Price
Size Adjustment

25%

25%

25%

$121,207

$108,367

$128,635

0.99

0.99

1.00

Final Size Adjusted Unit Price

$119,995

$107,284

$128,635

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$39,998

$35,761

$42,878

Range of Final Adjusted Values:

$107,284 to $128,635 per acre

Median Unit Value:

$119,995 per acre

Mean Unit Value:

$118,638 per acre

Weighted Average of Adjusted Unit Values:

$118,638 per acre

Estimated Unit Value of the Land:

$118,638 per acre

Indicated Site Value:
$118,638 x 15.939 Gross Acres =

Estimated Market Value of Lot 1:

$1,890,969

$1,890,000 Rounded
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LAND TRANSACTIONS
TABLE 2
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 2

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

15.874

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

0%

0%

0%

Physical Characteristics

0%

0%

0%

Net Adjustments
Adjusted Unit Price
Size Adjustment

25%

25%

25%

$121,207

$108,367

$128,635

0.99

0.99

1.00

Final Size Adjusted Unit Price

$119,995

$107,284

$128,635

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$39,998

$35,761

$42,878

Range of Final Adjusted Values:

$107,284 to $128,635 per acre

Median Unit Value:

$119,995 per acre

Mean Unit Value:

$118,638 per acre

Weighted Average of Adjusted Unit Values:

$118,638 per acre

Estimated Unit Value of the Land:

$118,638 per acre

Indicated Site Value:
$118,638 x 15.874 Gross Acres =

Estimated Market Value of Lot 2:

$1,883,258

$1,880,000 Rounded
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LAND TRANSACTIONS
TABLE 3
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 3

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

15.828

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

0%

0%

0%

Physical Characteristics

0%

0%

0%

Net Adjustments
Adjusted Unit Price
Size Adjustment

25%

25%

25%

$121,207

$108,367

$128,635

0.99

0.99

1.00

Final Size Adjusted Unit Price

$119,995

$107,284

$128,635

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$39,998

$35,761

$42,878

Range of Final Adjusted Values:

$107,284 to $128,635 per acre

Median Unit Value:

$119,995 per acre

Mean Unit Value:

$118,638 per acre

Weighted Average of Adjusted Unit Values:

$118,638 per acre

Estimated Unit Value of the Land:

$118,638 per acre

Indicated Site Value:
$118,638 x 15.828 Gross Acres =

Estimated Market Value of Lot 3:

$1,877,800

$1,880,000 Rounded
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LAND TRANSACTIONS
TABLE 4
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 4

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

16.060

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

0%

0%

0%

Physical Characteristics

0%

0%

0%

Net Adjustments
Adjusted Unit Price
Size Adjustment

25%

25%

25%

$121,207

$108,367

$128,635

0.99

0.99

0.99

Final Size Adjusted Unit Price

$119,995

$107,284

$127,349

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$39,998

$35,761

$42,450

Range of Final Adjusted Values:

$107,284 to $127,349 per acre

Median Unit Value:

$119,995 per acre

Mean Unit Value:

$118,209 per acre

Weighted Average of Adjusted Unit Values:

$118,209 per acre

Estimated Unit Value of the Land:

$118,209 per acre

Indicated Site Value:
$118,209 x 16.060 Gross Acres =

Estimated Market Value of Lot 4:

$1,898,438

$1,900,000 Rounded
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LAND TRANSACTIONS
TABLE 5
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 5

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

16.846

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

0%

0%

0%

Physical Characteristics

0%

0%

0%

Net Adjustments
Adjusted Unit Price
Size Adjustment

25%

25%

25%

$121,207

$108,367

$128,635

0.98

0.98

0.98

Final Size Adjusted Unit Price

$118,783

$106,200

$126,063

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$39,594

$35,400

$42,021

Range of Final Adjusted Values:

$106,200 to $126,063 per acre

Median Unit Value:

$118,783 per acre

Mean Unit Value:

$117,015 per acre

Weighted Average of Adjusted Unit Values:

$117,015 per acre

Estimated Unit Value of the Land:

$117,015 per acre

Indicated Site Value:
$117,015 x 16.846 Gross Acres =

Estimated Market Value of Lot 5:

$1,971,236

$1,970,000 Rounded
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LAND TRANSACTIONS
TABLE 6
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 6

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

17.547

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions
Physical Characteristics
Net Adjustments
Adjusted Unit Price
Size Adjustment

0%

0%

0%

-10%

-10%

-10%

15%

15%

15%

$111,511

$99,698

$118,345

0.97

0.97

0.97

Final Size Adjusted Unit Price

$108,165

$96,707

$114,794

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$36,055

$32,236

$38,265

Range of Final Adjusted Values:

$96,707 to $114,794 per acre

Median Unit Value:

$108,165 per acre

Mean Unit Value:

$106,555 per acre

Weighted Average of Adjusted Unit Values:

$106,555 per acre

Estimated Unit Value of the Land:

$106,555 per acre

Indicated Site Value:
$106,555 x 17.547 Gross Acres =

Estimated Market Value of Lot 6:

$1,869,727

$1,870,000 Rounded
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LAND TRANSACTIONS
TABLE 7
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 7

4-7-11-009

4-7-11-003

4-7-11-019

Kai Hele Ku Street

230 Haniu Street

Lot 3, Haniu Place

Punakea Loop

Makila Ranches Ph III

Makila Plantation

Makila Plantation

Makila Plantation

Lahaina

Lahaina

Lahaina

Lahaina

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Agricultural

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Ocean/mountain/island

Flood Status
Parcel Configuration
Topography

Zone X

Zone X

Zone X

Zone X

Generally rectangular

Generally rectangular

Generally rectangular

Generally rectangular

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to gentle slope

Encumbrances/Restrictions

Access/Utility/Drainage

Greenway/Util/Drainage

Access/Utility

Greenway/Util/Waterline

Utilities

Electricity/Private water

Electricity/Private water

Electricity/Private water

Electricity/Private water

17.537

15.160

15.226

15.645

August 22, 2013

December 31, 2012

July 31, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

47480597

45950228

Grantor

MJG Trust

Gill Trusts

Debora Adler Trust

Grantee

Gregory Brown

4 Too Many Family Trust

Moore Trust

$1,400,000

$1,200,000

$1,400,000

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,200,000

$1,400,000

Transaction Price per Acre

$92,348

$78,813

$89,485

1.05

1.10

1.15

$96,966

$86,694

$102,908

Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

0%

0%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

0%

0%

0%

Physical Characteristics

0%

0%

0%

Net Adjustments
Adjusted Unit Price
Size Adjustment

25%

25%

25%

$121,207

$108,367

$128,635

0.97

0.97

0.97

Final Size Adjusted Unit Price

$117,571

$105,116

$124,776

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$39,190

$35,039

$41,592

Range of Final Adjusted Values:

$105,116 to $124,776 per acre

Median Unit Value:

$117,571 per acre

Mean Unit Value:

$115,821 per acre

Weighted Average of Adjusted Unit Values:

$115,821 per acre

Estimated Unit Value of the Land:

$115,821 per acre

Indicated Site Value:
$115,821 x 17.537 Gross Acres =

Estimated Market Value of Lot 7:

$2,031,153

$2,030,000 Rounded
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LAND TRANSACTIONS
TABLE 8
Second Div ision, Tax Map Key
Address
Subdiv ision
Location

SUBJECT

1

2

3

Lot 8

4-7-11-009

2-2-02-081

2-2-02-083

Kai Hele Ku Street

230 Haniu Street

Piilani Highw ay

Piilani Highw ay

Makila Ranches Ph III

Makila Plantation

Lahaina

Lahaina

Kihei

Kihei

State Land Use District

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Public/Quasi-Public

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Mountain

Mountain

Zone X

Zone X

Zone X

Zone X

Irregular (long/narrow )

Generally rectangular

Generally rectangular

Generally rectangular

Flood Status
Parcel Configuration
Topography
Encumbrances/Restrictions
Utilities

Lev el to gentle slope

Lev el to gentle slope

Lev el to gentle slope

Lev el to irregular slope

Access/Util/Drain/Lndscpe

Greenw ay /Util/Drainage

Access/Utility

Access/Utility /Drainage

Electricity /Priv ate w ater

Electricity /Priv ate w ater

Electricity /Water

Electricity /Water

Gross Land Area (Acres)

32.775

15.160

29.175

48.007

Net Land Area (Acres)*

25.124

15.160

29.175

48.007

August 22, 2013

January 13, 2012

January 13, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

43950673

43950672

Grantor

MJG Trust

Kaonoulu Ranch LLLP

Haleakala Ranch Co.

Grantee

Gregory Brow n

State of Haw aii DLNR

State of Haw aii DLNR

$1,400,000

$1,401,100

$2,589,100

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,401,100

$2,589,100

Transaction Price per Acre

$92,348

$48,024

$53,932

Market Conditions

1.05

1.10

1.15

$96,966

$52,826

$62,021

Transaction Date

Transaction Price
Financing/Conditions of Sale

Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

20%

20%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

-50%

-50%

-50%

Phy sical Characteristics

-5%

-5%

0%

-30%

-10%

-5%

$67,876

$47,544

$58,920

0.89

1.04

1.16

Final Size Adjusted Unit Price

$60,410

$49,446

$68,348

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$20,137

$16,482

$22,783

Net Adjustments
Adjusted Unit Price
Size Adjustment

Range of Final Adjusted Values:

$49,446 to $68,348 per acre

Median Unit Value:

$60,410 per acre

Mean Unit Value:

$59,401 per acre

Weighted Av erage of Adjusted Unit Values:

$59,401 per acre

Estimated Unit Value of the Land:

$59,401 per acre

Indicated Site Value:
$59,401 x 25.124 Net Acres =

Estimated Market Value of Lot 8:

$1,492,388

$1,490,000 Rounded

*Net of 1.05-acre parking lot and current 6.601-acre right-of-way area
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LAND TRANSACTIONS
TABLE 9
Second Division, Tax Map Key
Address
Subdivision
Location
State Land Use District

SUBJECT

1

2

3

Lot 12

4-7-11-009

2-2-02-081

2-2-02-083

Kai Hele Ku Street

230 Haniu Street

Piilani Highway

Piilani Highway

Makila Ranches Ph II

Makila Plantation

Lahaina

Lahaina

Kihei

Kihei

Agricultural

Agricultural

Agricultural

Agricultural

County Zoning District

Agricultural

Agricultural

Agricultural

Agricultural

Community Plan Classification

Agricultural

Agricultural

Agricultural

Public/Quasi-Public

Land Tenure

Fee Simple

Fee Simple

Fee Simple

Fee Simple

View Amenitiy

Ocean/mountain/island

Ocean/mountain/island

Mountain

Mountain

Zone X

Zone X

Zone X

Zone X

Irregular (long/narrow)

Generally rectangular

Generally rectangular

Generally rectangular

Flood Status
Parcel Configuration
Topography

Level to gentle slope

Level to gentle slope

Level to gentle slope

Level to irregular slope

Access/Util/Drain/Lndscpe

Greenway/Util/Drainage

Access/Utility

Access/Utility/Drainage

Electricity/Private water

Electricity/Private water

Electricity/Water

Electricity/Water

37.731

15.160

29.175

48.007

August 22, 2013

January 13, 2012

January 13, 2012

Instrument/Financing

Deed/Cash

Deed/Cash

Deed/Cash

Document Number

49820397

43950673

43950672

Grantor

MJG Trust

Kaonoulu Ranch LLLP

Haleakala Ranch Co.

Grantee

Gregory Brown

State of Hawaii DLNR

State of Hawaii DLNR

$1,400,000

$1,401,100

$2,589,100

$0

$0

$0

Adjusted Transaction Price

$1,400,000

$1,401,100

$2,589,100

Transaction Price per Acre

$92,348

$48,024

$53,932

1.05

1.20

1.20

$96,966

$57,629

$64,718

Encumbrances/Restrictions
Utilities
Gross Land Area (Acres)
Transaction Date

Transaction Price
Financing/Conditions of Sale

Market Conditions
Adjusted Unit Price
ADJUSTMENTS
Zoning and General Plan

0%

0%

0%

General Location

25%

25%

25%

View Amenity

0%

20%

20%

Utilities

0%

0%

0%

Access

0%

0%

0%

Flood Status

0%

0%

0%

Easement/Restrictions

-50%

-50%

-50%

Physical Characteristics

-5%

-5%

0%

-30%

-10%

-5%

$67,876

$51,866

$61,482

0.81

0.94

1.06

Final Size Adjusted Unit Price

$54,980

$48,754

$65,171

Weighting Factor

33.3333%

33.3333%

33.3333%

Product

$18,326

$16,251

$21,724

Net Adjustments
Adjusted Unit Price
Size Adjustment

Range of Final Adjusted Values:

$48,754 to $65,171 per acre

Median Unit Value:

$54,980 per acre

Mean Unit Value:

$56,302 per acre

Weighted Average of Adjusted Unit Values:

$56,301 per acre

Estimated Unit Value of the Land:

$56,301 per acre

Indicated Site Value:
$56,301 x 37.731 Gross Acres =

Estimated Market Value of Lot 12:

$2,124,311

$2,120,000 Rounded
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Project Absorption
For the purposes of estimating the timing of the sales revenue, the sale of the seven (7) house
lots was forecasted based on market-supported absorption estimates, and in consideration of the
existing and future supply of competitive product. Within the last 3 years, there have been 36 sales
of agricultural lots and CPR units in the Launiupoko area. Given this market evidence, coupled with
the shoreline proximity of the proposed subdivision, an absorption period of 12 months is reasonable
for the seven (7) house lots, beginning on May 2015. This absorption timeframe was within an overall
financing and site construction period of about 30 months from November 2013 through April 2016.
Proposed Lot 8 and Lot 12 will have contributory value upon the project receiving final subdivision
approval as they both can be accessed directly from existing Kai Hele Ku Street.
Development Expenses
Development costs for the proposed subdivision improvements were provided by the project
developer. These costs were approved for subdivision bonding purposes by the County of Maui and
also validated by comparison with other subdivision developments across the state. Thus, they are
regarded as reliable for use in this appraisal.
Direct Costs: As confirmed by the project developer, direct costs total $3,228,575. Items in
this category included general site work, roadway improvements, drainage systems, potable water
system, irrigation water system and utilities.
Indirect Costs: According to the project developer, approximately $170,946 has been spent
on architectural/engineering costs; legal fees; soils testing; archaeological inventory survey and
monitoring plan; various studies; reports and assessments; and draft SMA application preparation.
Remaining indirect costs amount to $348,286 and consist of park fees; MECO contribution and
advance; legal fees; SMA processing expenses; grading permits/bond fees; and project
administration.
Financing Costs: Financing costs consisting of construction loan interest have been
estimated at $ 44,711 by the Appraiser utilizing a 5 percent annual rate.

DEVELOPMENT COSTS

COST ALLOCATIONS BY QUARTER

As indicated
in budget

Expended

DIRECT CONSTRUCTION COSTS
Direct Costs

3,228,575

Total Direct Construction Costs

$ 3,228,575

$

Nov-13 to

Feb-14 to

Aug-14 to

Nov-14 to

Feb-15 to

Jan-14

Apr-14

Jul-14

Oct-14

Jan-15

Apr-15

Jul-15

Quarter 1

Quarter 2

Quarter 3

Quarter 4

Quarter 5

Quarter 6

Quarter 7

Remaining

May-14 to

May-15 to

1,614,288

TOTALS

-

$ 3,228,575

0

0

0

0

0

1,614,288

-

$ 3,228,575

$0

$0

$0

$0

$0

$1,614,288

3,228,575

$

$0

$0

$0

$0

$0

$0

$0

0

0

0

0

0

166,000

0

0

166,000
120,000

$1,614,288 $3,228,575

INDIRECT CONSTRUCTION COSTS
Expended Costs To Date*

170,946

$ 170,946

Park Fees

$

166,000

-

$ 166,000

MECO Contribution & Advance

120,000

-

$ 120,000

0

0

0

0

120,000

0

0

5,000

-

$

5,000

1,000

1,000

1,000

1,000

1,000

0

0

5,000

15,000

-

$

15,000

3,000

3,000

3,000

3,000

3,000

0

0

15,000

Grading Permits/Bond Fees

32,286

-

$

32,286

0

0

0

0

32,286

0

0

32,286

Administration

10,000

-

$

10,000

2,000

2,000

2,000

2,000

2,000

0

0

10,000

$ 348,286

$6,000

$6,000

$6,000

$6,000

$324,286

$0

$0

$348,286

$75

$75

$75

$75

$4,054

$20,179

$20,179

$44,711

Legal
SMA Processing (Avg of $12-$18k)

Total Indirect Construction Costs
Construction Financing Interest @

TOTAL DIRECT AND INDIRECT

$ 519,232

$ 170,946

5%

$

$ 3,747,807

$ 170,946

-

44,711

$ 3,621,572

$

6,075 $

6,075 $

6,075 $

6,075 $ 328,340 $ 1,634,466 $ 1,634,466 $ 3,621,572

CONSTRUCTION COSTS
*Lump Sum as indicated by Developer, inclusive of Architectural/Engineering, Legal, Soils Testing, Archeological Inventory Survey and Montoring Plan, Studies/Reports/Assessments, Draft SMA Application
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Other Expenses: Forecasts were also made for marketing and holding costs associated with
the time it will take to sell off the entire subdivision. The expenses were broken down as follows:
project management at $10,000; sales commission at 5 percent or $671,000; title insurance, escrow
and closing costs at 1 percent or $134,200; HOA dues on the unsold lots at $450; and real property
taxes for the bulk land and unsold lots at $32,432.
Discount Rate: The residual monthly net sales revenue is discounted to a present value at a
rate which represents both the time value of money at a safe investment rate, and the risks
associated with this particular project. Basic to discounted cash flow analysis is the idea that future
income or benefits are worth less than the same income or benefits today; and the value decreases
systematically as time for their receipt is deferred further into the future. This process involves the
application of a specific market-derived discount rate to the anticipated future income flows in order to
develop a present worth estimate.
The two most common ways to handle developer’s profit with respect to the discount rate
include: (1) to include profit in the discount rate or (2) to use a bifurcated or “dual” rate after
deducting a line item for developer’s profit. In this case, the Appraiser has employed a single rate,
inclusive of developer’s profit, marketing risk and the investor’s preference for funds sooner as
opposed to later.
As discussed earlier, the cash flows are brought back to a present worth at a rate which represents
both the time value of money at a safe investment rate, and the risks associated with this particular
project. This rate typically reflects acceptable expectations of yields to be achieved by investors
currently dealing in the marketplace. Interviews with several developers on Maui and Oahu indicated
that subdivision developers generally expect internal rates of return of 15 to 30 percent.
The Appraiser has employed a discount rate of 15 percent, inclusive of profit. While at the low end of
the current local developer range, this discount rate is reflective of the subject’s advantages which
include its desirable pedestrian proximity to the ocean, minimal new inventory competition, as well as
received and anticipated development rights and entitlements.
Furthermore, the planned
development is for only seven (7) house lots and two (2) restricted-use agricultural lots. As such,
infrastructure construction can be completed within a relatively short timeframe, estimated at 6
months by the developer.
Conclusion of the Discounted Development Analysis
The property value derived from the Discounted Development Analysis, is an estimated value
specific to the construction of the proposed project or one very similar in nature and density. This
value reflects the land, as of the effective date, together with the entitlements and development
restrictions. Based on the Income Approach (Discounted Development Analysis), the fee simple value
of TMK (2) 4-7-1-30 and a 37.731-acre portion of TMK (2) 4-7-1-26, as of November 26, 2013,
specific to the proposed project, is estimated to be $9,400,000.
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Gross Sales Rev enue & Contributory Value
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7

$0

0
7

0

$8,108
$8,108

$0
$0
$0

Title Insurance, Escrow & Closing Costs

HOA Dues

Real Estate Tax es

PRESENT VALUE OF LAND

($5,855)

($13,176)

0.929017

2 Quarters

1 Quarter

Present Value Factor @ 15%

0.963855

($14,183)

($6,075)

NET CASH FLOW TO LAND

Discount Period

$14,183

$6,075

TOTAL EXPENSES

$0

$0

$0
$0

Sales Commissions

$0

($5,440)

0.895438

3 Quarters

($6,075)

$6,075

$0

$0

$0

$0

$0

$0

$6,075

$75

$6,000

$0

$0

$0

$0

$1,917,143

Quarter 3

Included w /Indirect

$0

$6,075

$6,075
$0

$75

$6,000

$0

$0

$0

$75

$6,000

0
0
$1,917,143

Quarter 2

Project Management

Adv ertising & Promotion (By Realtor)

OTHER EXPENSES

Construction Financing Interest

Indirect Costs of Construction

Direct Construction Costs

$0

$0

Contributory Value, Ag Lots 2 (Ph II) & 8 (Ph III)

DEVELOPMENT EXPENSES

$0
$0

Rev enue From Sales

REVENUE

$1,917,143

Lots Unsold

Av g House Lot Sale Price

0
0

Cumulativ e Lots Sold

Quarter 1

Lots Sold Sold

ABSORPTION
0
7

0

($12,241)

0.863073

4 Quarters

($14,183)

$14,183

$8,108

$8,108

$0

$0

$0

$0

$6,075

$75

$6,000

$0

$0

$0

$0

$1,917,143

Quarter 4
0
7

0

($273,138)

0.831878

5 Quarters

($328,340)

$328,340

$0

$0

$0

$0

$0

$0

$328,340

$4,054

$324,286

$0

$0

$0

$0

$1,917,143

Quarter 5
0
7

0

$1,575,898

0.801810

6 Quarters

$1,965,426

$1,644,574

$10,108

$8,108

$0

$0

$0

$2,000

$0

$1,634,466

$20,179

$0

$1,614,288

$3,610,000

$3,610,000

$0

$1,917,143

Quarter 6
3
4

3

$2,913,469

0.772829

7 Quarters

$3,769,877

$1,981,552

$347,086

$0

$0

$57,514

$287,571

$2,000

$0

$1,634,466

$20,179

$0

$1,614,288

$5,751,429

$0

$5,751,429

$1,917,143

Quarter 7
2
2

5

$2,677,020

0.744895

8 Quarters

$3,593,821

$240,465

$240,465

$8,108

$300

$38,343

$191,714

$2,000

$0

$0

$0

$0

$0

$3,834,286

$0

$3,834,286

$1,917,143

Quarter 8

1
1

6

$1,292,323

0.717971

9 Quarters

$1,799,964

$117,179

$117,179

$0

$150

$19,171

$95,857

$2,000

$0

$0

$0

$0

$0

$1,917,143

$0

$1,917,143

$1,917,143

Quarter 9

1
0

7

7

$9,394,574
$9,400,000

Rounded

$12,560,346

$4,469,654

$848,082

$32,432

$450

$134,200

$671,000

$10,000

$0

$3,621,572

$44,711

$348,286

$3,228,575

$17,030,000

$3,610,000

$13,420,000

TOTALS

$1,245,716

0.692020

10 Quarters

$1,800,114

$117,029

$117,029

$0

$0

$19,171

$95,857

$2,000

$0

$0

$0

$0

$0

$1,917,143

$0

$1,917,143

$1,917,143

Quarter 10

Nov-13 to Jan-14 Feb-14 to Apr-14 May-14 to Jul-14 Aug-14 to Oct-14 Nov-14 to Jan-15 Feb-15 to Apr-15 May-15 to Jul-15 Aug-15 to Oct-15 Nov-15 to Jan-16 Feb-16 to Apr-16

Based on the Proposed Development of 7 Salable House Lots and 2 Non-Developable Agricultural Lots

Discounted Development Analysis

VALUATION OF THE LAND, AS-IS
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EXHIBITS TO
APPRAISAL REPORT

County of Maui Resolution 13-109 (without attachment)
Assumptions & Limiting Conditions
Comparable Sale Locations and Photographs
Flood Map
Appraiser Qualifications
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ASSUMPTIONS AND LIMITING CONDITIONS
The research, analysis, and value conclusions contained in this appraisal are guided and influenced by the
following assumptions and conditions, and constitute the framework our study.
•

This is a Summary Appraisal Report which is intended to comply with the reporting requirements
set forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice
for a Summary Appraisal Report. As such, it might not include full discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion
of value. Supporting documentation concerning the data, reasoning, and analyses is retained in
the appraiser's file. The information contained in this report is specific to the needs of the client
and for the intended use stated in this report. The appraiser is not responsible for unauthorized
use of this report.

•

The property is appraised as though free and clear of any or all liens and encumbrances unless
otherwise stated in this report. The appraiser will not be responsible for matters of a legal nature
that affect either the property being appraised or the title to it. The appraiser assumes that the
title is good and marketable, and therefore, will not render any opinions about the title.

•

Legal descriptions referenced in the report were obtained from public documents from the State of
Hawaii, Bureau of Conveyances, or were furnished by the client, and were assumed to be correct.

•

It is assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless a nonconformity has been stated, defined, and considered in this appraisal report.

•

It is assumed that all required licenses, certificates of occupancy or other legislative or
administrative authority from any local, state, or national governmental or private entity or
organization have been or can be obtained or renewed for any use on which the value estimates
contained in this report are based.

•

It is assumed that the utilization of the land and improvements is within the boundaries or
property lines of the property described and that there is no encroachment or trespass unless
otherwise stated in this report. Responsible ownership and competent property management are
assumed unless otherwise stated in this report.

•

The Appraiser has inspected as far as possible, by observation, the land and the improvements;
however, it was not possible to personally observe conditions beneath the soil or hidden
structurally or by other components. The appraisal assumes that there are no hidden,
unapparent, or apparent conditions of the property site, subsoil, or structures or toxic material
which would render it more or less valuable. The Appraiser and firm have no responsibility for any
such conditions or for any expertise or engineering to discover them. All mechanical components
are assumed to be in operable condition and status standard for properties of the subject type.
Conditions of heating, cooling, ventilation, electrical and plumbing equipment is considered to be
commensurate with the conditions of the balance of the improvements unless otherwise stated.
No judgment may be made by us as to adequacy of insulation, type of insulation, or energy
efficiency of the improvements or equipment, and no representations are made herein as to these
matters unless specifically stated and considered in the report.

•

Information provided by third parties including government agencies, financial institutions,
realtors, buyers, sellers, property owners and others and contained in this report were obtained
from sources considered reliable and believed to be true and correct. However, no warranty is
assumed for possible misinformation.
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•

All engineering is assumed to be correct. Any plot plans and illustrative material in this report are
included only to assist the reader in visualizing the property. Any sketch in this report may show
approximate dimensions and is included to assist the reader in visualizing the property. Maps and
exhibits found in this report are provided for reader reference purposes only. No guarantee as to
accuracy is expressed or implied unless otherwise stated in this report. No survey has been made
for the purpose of this report.

•

The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment by
the appraiser that might suggest the possibility of the presence of such substances should not be
taken as confirmation of the presence of hazardous waste and/or toxic materials. Such
determination would require investigation by a qualified expert in the field of environmental
assessment. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or
other potentially hazardous materials may affect the value of the property. The appraiser's value
estimate is predicated on the assumption that there is no such material on or in the property that
would cause a loss in value unless otherwise stated in this report. No responsibility is assumed for
any environmental conditions, or for any expertise or engineering knowledge required to discover
them. The appraiser's descriptions and resulting comments are the result of the routine
observations made during the appraisal process.

•

If analysis contained in this appraisal involve partial interests in real estate, the value of the
fractional interest plus the value of all other fractional interests may or may not equal the value
of the entire fee simple estate considered as a whole.

•

Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in conformance
with the requirements of the Americans with Disabilities Act. The presence of architectural and
communications barriers that are structural in nature that would restrict access by disabled
individuals may adversely affect the property's value, marketability, or utility.

•

Possession of this report, or a copy thereof, does not carry with it the right of publication. It may
not be used for any purpose by any person other than the party to whom it is addressed without
the written consent of the appraiser, and in any event, only with proper written qualification and
only in its entirety.

•

The Appraiser(s) or those assisting in preparation of the report will not be asked or required to
give testimony in court or hearing because of having made the appraisal, in full or in part, nor
engage in post appraisal consultation with client or third parties except under separate and
special arrangement and at additional fee. If testimony or deposition is required because of
subpoena, the client shall be responsible for any additional time, fees, and charges regardless of
issuing party.

•

Neither all nor any part of the contents of this report (especially any conclusions as to value, the
identity of the appraiser, or the firm with which the appraiser is connected) shall be disseminated
to the public through advertising, public relations, news sales, or other media without prior written
consent and approval of the appraiser.
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COMPARABLE SALE LOCATIONS AND PHOTOGRAPHS

Land Sale 1
TMK: 4-7-11-9

Land Sale 2
TMK: 4-7-11-3

Land Sale 3
TMK: 4-7-11-19
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COMPARABLE SALE LOCATIONS AND PHOTOGRAPHS

Land Sale 4
TMK: 2-2-2-81

Land Sale 5
TMK: 2-2-2-83
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FLOOD MAP
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FLOOD MAP
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PROFESSIONAL QUALIFICATIONS
Shane M. Fukuda

STATE LICENSING
State Certified General Appraiser
State of Hawaii, License No. CGA-810, July 1, 2007
Expiration: December 31, 2013
PROFESSIONAL AFFILIATIONS
Candidate for Designation – Appraisal Institute
EMPLOYMENT
ACM Consultants, Inc.
November 2009 to Present
Vice President – Commercial Division
July 2007 to October 2009
Staff Appraiser
October 2004 to June 2007
Appraiser Assistant; Appraiser Trainee
Previously associated with the following:
Dollar Thrifty Automotive Group, Inc.
1994 to 2004
Rental Agent; Lead Rental Agent; Station Manager; Senior Station Manager
GENERAL EDUCATION
Fulfilled Candidate Program 4-Year College Degree Alternative, 2013
Maui Community College, 1989-1991
Henry Perrine Baldwin High School, 1989
APPRAISAL EDUCATION
Appraisal Institute
Course 844

Residential & Commercial Valuation of Solar
Honolulu, Hawaii – November 2013
Course 405G Online General Appraiser Report Writing and Case Studies
Chicago, Illinois – August 2012
Course
Online 7 Hour National USPAP Equivalent
Chicago, Illinois – December 2011
Course 501GD Advanced Income Capitalization
San Diego, California – June 2011
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Seminar
Seminar
Seminar
Seminar
Course
Seminar
Course 320
Course 310
Course 101
Course 100

Hotel Valuation
Honolulu, Hawaii – February 2010
Online Subdivision Valuation
Chicago, Illinois – December 2009
Online Business Practices and Ethics
Chicago, Illinois – December 2009
Online Small Hotel/Motel Valuation
Chicago, Illinois – December 2009
Online 7 Hour National USPAP Equivalent
Chicago, Illinois – December 2009
Hawaii Lands, Historical Review
Kahului, Hawaii – September 2009
General Applications
San Diego, California – July 2006
Basic Income Capitalization
San Diego, California – July 2006
Basic Appraisal Procedures
Denver, Colorado – April 2005
Basic Appraisal Principles
Denver, Colorado – April 2005

Lincoln Graduate Center
Course 405
Course 404
Course 403
Course 772
Course 772

Residential Sales Comparison & Income Approaches
Honolulu, Hawaii – November 2006
Residential Appraiser Site Valuation & Cost Approach
Honolulu, Hawaii – November 2006
Residential Market Analysis & Highest & Best Use
Honolulu, Hawaii – November 2006
National USPAP Course
Honolulu, Hawaii – October 2006
National USPAP Course
Honolulu, Hawaii – January 2005

MISCELLANEOUS EDUCATION
REALM Business Solutions
Course

Argus 12.0
Honolulu, Hawaii – July 2005
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