
COUNCIL OF THE COUNTY OF MAUI

BUDGET AND FINANCE COMMITTEE

June 1, 2018 Committee
Report No.

Honorable Chair and Members
of the County Council

County of Maui
Wailuku, Maui, Hawaii

Chair and Members:

Your Budget and Finance Committee, having met on March 27,
2018, April 23, 2018, and May 15, 2018, makes reference to County
Communication 17-335, from Councilmember Riki Hokama, relating to
the design, construction, and funding for the Wailuku Civic Complex.

Your Committee notes it previously reported on this matter through
Committee Report 18-28, which recommended that proposed resolutions
entitled “AUTHORIZING THE ACQUISITION OF UNITS 100 AND 200 OF
THE ONE MEDICAL PLAZA BUILDING”; and “AUTHORIZING THE
ACQUISITION OF UNITS 300 AND 400 OF THE ONE MEDICAL PLAZA
BUILDING,” be adopted. At its meeting of March 9, 2018, the Council
adopted Resolutions 18-2 1 and 18-22.

Your Committee also makes reference to correspondence dated
April 17, 2018, from the Director of Finance, transmitting a proposed
resolution entitled “AUTHORIZING THE ACQUISITION OF THE PARCELS
LOCATED AT 2091 WEST VINEYARD STREET.”

The purpose of the proposed resolution is to authorize the
acquisition of real property located at 2091 West Vineyard Street, Wailuku,
Maui, Hawaii, identified as Tax Map Keys (2) 3-4-013-060 and
(2) 3-4-013-102. The property will be incorporated into the development
of the Wailuku Civic Complex.

A representative from the Department of Planning said the
acquisition of the parcels would allow the County to develop the Complex
more efficiently and is a critical piece for the drainage project. She said
the drainage project on Vineyard Street will be from High Street to Market
Street. The drainage project is included in Phase 1 of the Wailuku Civic
Complex.
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Your Committee questioned whether eminent domain was an option
for acquisition of the property. The Deputy Corporation Counsel said
although eminent domain is an option, he could not anticipate the amount
that a judge would determine for the parcel. He said the Director of
Finance was comfortable with the offer of $850,000, hence the proposed
resolution before the Committee.

The Director of Finance said the County ordered an appraisal for the
property. He said the appraised value for the property is $615,000. The
initial asking price of the property by Armstrong Homes, Ltd. was in excess
of $1,000,000.

The Director said the County did make an offer of the appraised
value to the property owner. The owner declined the offer. The owner did
provide a counter offer of $850,000, which the County accepted.

Your Committee noted the value of the project has affected the cost
to acquire surrounding property and has increased property values on the
private market, resulting in the County having to pay slightly higher
prices. Your Committee noted this is a result of transparency in
government.

Your Committee noted although the acquisition of the parcel is just
one component of the entire project, the parcel is critical to the Vineyard
Street drainage component of the project. The project also includes
subsurface work and other infrastructure improvements such as sewer
lines, water lines, and other utility requirements.

Your Committee further noted that private property owners in the
surrounding area have been notified of the project and invited to
coordinate road improvements to prevent further disruption of the
roadway.

Your Committee voted 6-2 to recommend adoption of the proposed
resolution. Committee Chair Hokama, Vice-Chair White, and members
Carroll, Crivello, Guzman, and Sugimura voted “aye.” Committee



COUNCIL OF THE COUNTY OF MAUI

BUDGET AND FINANCE COMMITTEE

Committee
Page 3 Report No.

members Atay and Cochran voted “no.” Committee member King was
excused.

Your Committee is in receipt of a revised proposed resolution,
approved as to form and legality by the Department of the Corporation
Counsel, incorporating nonsubstantive revisions.

Your Budget and Finance Committee RECOMMENDS that
Resolution _________, attached hereto, entitled “AUTHORIZING THE
ACQUISITION OF THE PARCELS LOCATED AT 2091 WEST VINEYARD
STREET,” be ADOPTED.

This report is submitted in accordance with Rule 8 of the Rules of
the Council.

RIKI OKAMA, Chair

bf:cr: 1 8076ab:mmy





Resolution
No

AUTHORIZING THE ACQUISITION OF THE PARCELS
LOCATED AT 2091 WEST VINEYARD STREET

WHEREAS, the County of Maui is developing the Wailuku Civic
Complex; and

WHEREAS, development requires the acquisition of surrounding
properties; and

WHEREAS, ARMSTRONG HOMES, LTD. (“Owner”), is the owner of the
parcel located at 2091 West Vineyard Street, Wailuku, Hawaii, 96793,
identified for real property tax purposes as tax map keys (2) 3-4-013-060
and (2) 3-4-013-102 (“Property”), as shown on Exhibit “1”; and

WHEREAS, County has determined that the Property would be
beneficial in the development process; and

WHEREAS, County commissioned an appraisal by a disinterested
appraiser, and said appraisal is attached hereto as Exhibit “2”; and

WHEREAS, the Director of Finance has determined that acquisition of
the Property is in the public interest; and

WHEREAS, the Director of Finance negotiated the purchase of the
Property; and

WHEREAS, part of Owner’s inducement to agree to the sale was the
threat of eminent domain proceedings; and

WHEREAS, County desires to purchase and Owner desires to sell the
Property for the amount of EIGHT HUNDRED FIVI’Y THOUSAND DOLLARS
($850,000), as shown ; and

WHEREAS, Section 3.44.015(C), Maui County Code, requires that the
Council authorize by resolution any acquisition of real property with a
purchase price that exceeds TWO HUNDRED FIVI’Y THOUSAND DOLLARS
($250,000); now, therefore,



Resolution No.

BE IT RESOLVED by the Council of the County of Maui:

1. That the Council finds that the acquisition of the Property is in
the public interest; and

2. That pursuant to Section 3.44.015(C), Maui County Code, the
Council authorizes the acquisition of the Property for an amount not to
exceed EIGHT HUNDRED FIFTY THOUSAND DOLLARS ($850,000),
exclusive of closing costs and expenses; and

3. That it does hereby authorize the Mayor or the Mayor’s duly
authorized representative, to execute all necessary documents in connection
with the acquisition of the Property; and

4. That certified copies of this Resolution be transmitted to the
Mayor, the Chair of the Maui Redevelopment Agency, the Planning Director,
the Director of Finance, and Armstrong Homes, Ltd.

APPROVED AS TO FORM
AND LEGALITY:

JEIFRE/JUEOKA
Deputy ~orporation Counsel
County of Maui
2017-1380/2017-0093
BF-76 2018-05-17 Resolution Armstrong Homes
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APPRAISAL REPORT
of

Vacant Land Property at

2091 W Vineyard St

Walluku, HI 96793

As Of;

08/11/2017

Prepared For:

OOUN1’( OF MAUI, O~PARTMENT OF FINANCE
200 S High Street
Walluku, HI 96793

Prepared By:

ISLAND APPRAISALS
Allan T. Shiaflido, CGA #143

1806-B Kaohu Street
Wailuku, HI 96793

EXHIBIT “2”





Island Appraisals
File No L-17-334801

LAND APPRAISAL REPORT Case No.
The Ofitrea raisal liSle Meilse ledcburrtwabariaxwsts pclledo men moiireivalrsolthisub ra

Pmpeilyrtddroso 2091 W Vineyard Si — coy Wailuku State jjL..... ZpCode 90793
~snowsr COUNTY OF MAUI QerrerolPtibbuRnoord ARMSTRONG HOMES LTD Cosntt Maul
~oqalDuscirphes Lotl-A&1-B,Map3,LCAppN0 139
Aasesso?aParcelNrmiber (2) 3-4-013-060 and 102 raxyear 2017 RE Thxes 3,542.45
No~hbcitatcdName Walluku Maprteferrenis 3-4-~j3-060 & 102 Cwrtu~Jr~ 030901
Spec otesamenla None Known puo Yes X No HOAR _____________ LI PerYear LI Peruonrir
Pr~RAppcased [~J Fensanpie Leasehold Other(Deocnbo)
Aasçrment Type [J Purchase Transachon Reference Trunsactos ~ Oilier (dascnhe Purchase decision
Leoder/Ctrerd COUNTY OF MAUI, DEPARTMENT OF FINANCE M&esa 200 S High Street, Warluku, HI 96793

I El dd LI d iaiaiyaothecootrads uab~ectpurswetranoac*ea EuplsnftasoftheanalysaofthersaleorwhyflwanaifstwasflOtPmd

CostrenlPrct $ _____ Dale otC~nt,~cf ______ pie seiisrttreownernf pvbtcrsootri? U Yes LI No DaiaSciJrvel5I __________

ilihere anyfinaonaiassoience (bandraiqes, xonsce,gitordewnpaleassntaice,efcllebepayahypartyoflbehaitotdle borsowel?
LI ~es LI tr~o rtY,~ report tire total rioter amount and descnbe anna paid $ ______________________________________________

~‘~‘ ‘;v’ “ ‘~ NEGHBORHOODUESCRWTI0tr~ .-.

NeighbortroodChanactemtow OpeUneTrends One.UridHuuualg PresentLaindUse% -

L000ton Urban X Suburban Rural PsopertyVale~s Inaeeoarg X Stable Dsdmrg Prow Age One Und ~j $
SudWp Querl5% X 25-Th% Undar25% Demandlsupple Shortage X hiBateerce 0serSupp~ 5(000) (yrs)~2.4Un4 $
Growth Repel K Stable Slow iAar’esfer9 Terre Unde,3mntiss X )-Smrdha Overt rerrilirt - LOW .tjR~MU0r-taiThiy j~_ %
No~irtorhood Boondares Nortli-Waihee, East-KushulUl . SouTh-Maalaea , West-West Maul Mountains j~ High .~Q±J Corrarreroal 20 %
____________________________________ _______ _________________ 700 Pied .i~Li Vacant 25 $

Good Ave Far Poor Good Asefffe Far Poor
Convernence to Emidotroneof X PmpertyCompalrbdiy
ConvenerateloShoppeig X General apperaer0000pvopcrrwi XJ
Conoarnerue to P~rray Educabon K Adequacy ci PoloelFee Psiedroir XJ
Curwooesce to Reaeat~ou4 Fnoldres X Protudon IroiF Oehsreofal Cortifritoos XJ
EmployneotStabddy X Overofappeaitomnrhet
Ne~hbortioodOoruriplorr Wailuku is the civic center of Maul. The market area is convenient to employment, shopping, schools, and

‘ecreational facilities. All public utilities, including water, electrlqfy, and sanitary sewer are available and considered adequate. Police
nd fire protection are readily available and considered adequate.

MorlcoOCo~4Norls (odr~rg Support tar tire above cooctuoross) Suppty(derrrand appeans to be in balance, and marlreting time is estimated to be under 6
months. Borne sale/financing concessions considered typical (eq. seller payment of closing costs typically paid by the buyer.) Interest
rates have been relatively stable. There are no external factors which affect the market appeal of the sublect. Property values appear
to be stabilizing.

- -

Dmmenerorra REFER TO SITE LOCATION MAP Area. 1 1,627 U] Acres ~5q FL Shape Rectangle Vow Mountain
Sperotu Zonerg Clwalicafron 6-3, 8usiness Zorielg Derunpbon 6.000 eq~tare-fooi lots minimum
~onorg compliance [~] ~egei U] Logaf Nonornfonne~ lGcerdtothesd Usel El No Zl3isrrQ LI megaf (Desoobel
Uses perrrrdied urrdercurneotzonmg regritutons Commercial jRefer to Addendum)
Hi~besi end BostUse Vacant site available br development (~Note: Parcel Is 60 is 11,627 SF & Parcel 102 Is 2,226 SF>
Deocnkeanyorcr000rrrere None
Do present enprosernenia conform to sanwç’ U] ~nu [] No No bnpravennentsftlNo’, ESPIOI4
pregentUsaofSsh~dSia Vacant site available for development CwtorpropooedGrourrdRooi LI Y~s [~fj No iyes~g ________________

Topography Level Size Typrcal s Mostly Rectangular Drasiage Appeals to be adequate
COmerLot [~J Faa No urrdeigroundUhhlirs U] Yea X Na Fenced’ LI Yes [~J No litres t)gre ________
- - -‘ -~-- --- —••‘-~-~--~ X ~ 150003 0391E r--” -~5geomrew ~ ~- .-..~ r~,rias,~e,,n umniaopu V°’ ~ —

Uthhno PutrAer Other Provide, or dnscrçrbsn Oli.Ste lrnpcovenrenle TipelveonrPiron Public Other
Eiectrcily ..[~ - Street Surface Paved Asphalt J~] i:i.
Gas .L. - ~ Private/Typical SunntTypedintuerroe StreeUAvg - —

Wafer ~ - ..j.... CuifoGutter None/Typical
Sewer ~ - .J,., SIdnWufra None/Typical K

i. - ...L. Sbmett.ights(TyPeI Incandescent X
1~= - None/Typical -

~edofl4mpmmlnrreflbfypicallcrthemnothef5 1≥~J Yes Li No tHy, dOicribe ______________________________

Are ther, any adverse ode mrrddvno or eutemal factors (easarirenls. encroachorents. enunomTrentaic0ndOasn~ lend asas, etc f? L] Yes No If Ye~ doscrte
There were no apparent easements or other apparent adverse conditions altbcting the subject site. The subject prop~n1y Is not
located in a lava zone and lava flow maps are not avaIlable.

See Comments Subject main parcel (Lot 1-A) consIsts of 11 ,627~guare feet. Lot 1-B is appurtenant to 1-A and consists of 2,226 square
feet along Vineyard Street and Church Street. Lot 1-B was was a pre-raguirarte to bring the property to current standards for the
development of the main lot. Lot 1-B was intended to be dedicated to Itie County (at no cost) for the extension of the concrete sidewalk
,fld curb arid gutters along Vineyard Street and Church Street. Subject site also backs onto the municleal parking lot which is currently
‘inder consideration for further development and expansion. The subject site Is part ol the ongoing Urban Renewal Project takIng place
In WarlukU and is a keyc~mponent in the proposed expansion of the parking structure.

Produced by CiickFORMS Software 800-622-8727 Page 1 oF 16



Island Appraisals
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LAND APPRAISAL REPORT Case No.
Theroarn N!A asmparancnifyodtorsain mthesub~outn borterodrantihig inpricetramt ____________ 0$ ________________

N!A ~~‘- - nomhbarhood arrears is pnr horn $ to $ ______________

~~ —~~tI!~
________________________ ______________________ tABLE Cl COWAR.ABLE #2 COMPARABLE #3

REFER TO ADDENDUM

r~--- — ~i
FEATURE $1JB~CT

Sata Prce
rljrrais County Tax Records

Pir~I SF $ 0.00 $_____ $_____

Data of Sat.IMOIOAf(RI
Om ye Market
Financm~ Ti~e N/Ap

~ç~1pressomo NIAp —

Locatron WailukufGood_
Proiserty R~hmo ifpraaned Fee Simple
StoSrzo SF 11,627*
1lew Mountain
Topography Level —

kristabta Ut*IaiS WIrIEVTeIICbI —

ShO.I Froofane 220 Feet —

Stand Type Paved Asphalt
Water inhjence None
Ferraro None —

Impinuements None
Contract Date N/Ap
TMK (II) 3-4.013-060(102 I
NetAdjuskoenis (Total, in Si -. LI * Fl s 0 Fl F 1- $ 0 Fl. [1 - $ 0
Addoatoaprionoithe NetreO% $ NetmQ% $ Net~Q% $
rnmparab~ns(nr$t Gross=O% $ 0 Gross~0% $ 0 GrossmO% $ 0
Thu Apprreonr has rasoaridred the Pareto, brefory of the sobjeid property tar tIre pool3 yawn arid tire lohrrg history of the subject torthe past 12 months prrorto the effedron dote of this applaisat
The appraiser has aho rnoeeridred the trarstor and hang history of the sumparabme eaten forth. pant 12 marrllr&
The apprase?n rouaaeir Did [~] Did Not reonal airy prer sales or hnrntare of the wb~ed pmpedy tar the three years pdoyto the e#ectrw data oftire appraisal
DataSoorono MLS&HllnfoSvc
The appnone?n research C) Dot [~] Did Not menu any toror sale, or franoloin of the romparable natee for Ire year pesa Is th. data of sate olthe corriparabte sate.
Data Sourcea MLS & HI Info Svc
The appraise’s research Did [~] Did Not mnee& any pear teboge dma object p,opeityorcornparabie saint too fin year pronto the elective dale of the appraisal
no.,,.~ MIRP.HIInfflSvr~

Lnbrrg~Transtor History TransferiSale (ONL~ vf Lnmmg arid Trairstar history ot Lsotmg nod Transfer (asiory of Liotrip end rrnrstor history of
(dmorntharheo, usacorrerreirts Srthrdinonst3frnorths ICone lrnpatol2nionfhs Cornp2hipaidl2niorrths Corno3,rpastt2rnonths
oectonoranadaendren) S NIAP Is t~j~,p ~IAp ~ s NIAp

S j..s I
SebisctPiopeomyeCutrenttoLrstedtorS~hi’ Flyes j~ No Datatnmece RAMMLS
Current Lushirq Notary l.ot Cain List Price Days err Market Data Sourte

tNIAP
Subrerd Property has been listed retire tho raid 12 Msnths~ C) Yes Xl No Data Seas RAMMLS
l2Mamgilslory LelDolu l.ntPnca Daosontea(eat DataSoaice

Coirenerits snPrrorSates(Trarisiero amid Current and Portistergo jJ~ ‘~ubject has not sold/transferred In the past 36 months. The subject property was’
‘ast listed for sale on 01/25(2010 for $790,000. The listing was canceled on 01/25(2011. The current owners purchased the property
for $400,000 on 04/27/201 1.

Siamrrnary ol Ire Sates Comparison Approach Refer to Addendum

Recerrcrkifisn Cour,~rts After analysis of the subiect property utilizing the Appraisal Process, It is the apprsisefs Opinion that the Direct
‘Sales Companson Appipacirt is the most reliable indicator of value for the sub1~ property and subsequently given greatest weight This
-ipproach is perceived to reflect the markets attitude - the actions of both buyer and seller in the real estate market.

The appraisal is made a5-5 C) Subtecd to the lolownis casrrdtrons or niapedarns
Baud one complete decal inspection of the neblect life end hen, improveinmnta open nate she. defined evops ofworlr. etalammnl of neempllans end limitIng coridlitourn and
appreinW. cedzflcotion, my (our) opinion of machit vita., en defined. pith, mu property that is the subject of 11,1. report I:

615,000 ...u. AFU1II2flI7 .d.i~th~tar*.mirutn..redtha.ffICtivedIfeotthniDOflrUI.

Address
C,.n,47,n Coil,.

2091 W Vineyard St
Walluku, I-lI 96793

is is is
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LAND APPRAISAL REPORT Case No.
___________ 4e4 ~l I ~‘ ~ •J~2etb1~flflW~~p

le the desotaperthater ei wheel at tlnmeorese?sthssscrabee )tlOA)2 Yes ‘1~I No tine typeja) Li
Prwde the tatearme mtamratme tar PUt3s ONLY Wthe deo&aoerfteterotthe IIOA and the eu~d prspnrty mae aaacbed dreebog anti
Leqat name alprqect
last number at phasee ________________________ land nurrrberatundts ____________________ Told nester of uet eat ___________________

Total number of antis rented __________________ Total nuprrberotur~ea 13n sate ______________ Data aneroe(e) _______________________

Wan the prnpct created by the coesersion at an eaobeg beddaç(s) at a P1)07 C Yea C Na tiyes, data otcorrueasoe ____________________

Dana the prs~ect esotan coy mubi-teatieg soda? C Yea [] No Data Screws __________________________________________
Ass the tares,ccnsroe elements arid recreehestacilems cemplete’ C Yes C Ms 11ev, descobe the elebteeicemstebeo ____________________

Desarbe censor etes’etea arid recreatineat tacKles _____________________________________________________________________

The eyes tori a designed to report as appraeat ala pocK of lend atdr may base seem nato osprovemenit bet a rot eeeaeierad to he an ~enprerred edof At eoprssemards are csssalered to
bee rebbcetyrre,nraahueesrpadsstheaaestasb.eOtthestie Tbaarpodaastdesgsedtmpedoeas’eopmsedewarheresqstirsordoabseederrredhsrsdernprssflflt Theappraeal
report tans many be aeed tar esigle tamrty, nretlaoely odes and may be mcbided wtibrs a P1)0 desetapirent lire epprataai reped a rebted Is the Wang mope streor~ intended use, encoded
user, detsems olmretel aatue~ staleness 51 ansranrrdiorrs and bodes cnsdeoes end corsycattoos tAntfcidnces, athens, er deteheneso the recited aim erteodedaser, oetirdmsaetmartetivabje,
or aasumptosa and tnretisg costless are sot panted The spprsaer may eopasd the scope of rent to esdade any add*msal research or esatysra necessary based on the conrptnatiy afthe
opposed aasrgmsrent hlothfcidmss on dsbtnass to the oerbacase are abe sot pesetitad Hareeser, eddeced cer*atorra that dv not cossbtate metered abentoesle tho apprasat report waft as
thsee required by tare or those minted to the apprsaer’s cent eamg edaranussermemberetap man epprarsat srgaocaherre am pessecd
SCOPEOFWORK: The scope of ueorh torthe apprasal adefmed by the compterfy at the appraisal assignment end the repotcrg mqorerrrerde atthe appraeal repots tim mdadreg the ttleeerg
detstjss stsrarbet valet elateererrt si anoamplorre and trsemg coadtose and cerbecaherre. The eppraeer meat eta mrrrpars. (I) pertee a complete unseal nspecbae sttha outted ode and any
listed asprsuemests, (2) inspect the seighhortmod. (3) mspect cads stthe comparable sates Irons at least the sheet (4) research wesly and analyze dale torn reberle pate aedtorprsata aoarceir
and(S) report he or tier analyst apeules and copctearosa m Von appraeol mport
tflNDED USE: The needed oseatthe appraa& reporte lerthe leaderkleetbeoalsebthe prepertythal ate eetyedotlhm appraoattonamertgage hseace harsachee
INTENDED USER: The ertended uaerottho report a the leedarldreatdenbtededaotheappraedrepert
DEFINItiON OF MARKET VALUE The most probable pow which e prsperty shoatd Werg ma compettae sod epee metal asder art csoddoss reqosde Is a tan sale, the hr,qer and setter each
acting peideety and bsrowtedgdety. rend aserarsog lire tome e not effected hynerdae etssrtto bopticti Is the defashes stun osrsaamrrahoe at a sate an ste specified data end paasarg aide bass the
eeherta buyer sorter caseddeora arheraby (I) bayer arid setter are typrcalymulreatod; (2) beth pats are reel mtmred erect advised, arid each achrrg is what they consider then owe beet ertarest
(3) a reaaoeehle tires ahereed tar eepaaero en the ofrorsorarhet (4) psarsreot 5 made in tarmeot caeh or listed States dolers or en terme stiraecial arrangements cenrsparahtetherebr and (5) the

price repreaests Ire noanal cornrderaOas tithe peapersy acid unaltectad try specratorasatrue feeecesg or sate esrmesaons’grnnled by aeysee associated otis tire sate (Source DCC, 015, FRS,
& POlO (zen regatulmsa pablehed bee?. 1994)
Adtaohoeota to the comparables mart be made far special or crnatoe cerrcoeseos Ms edyrseseots oar oeweaery tar those cents etsrcts are nsrrnsty — by anlers eec resaeottodecrs sttoa era

marhet a~ these costa sin readily elestdtalde some the enter p~ these coda en notoafy al earns tranaact000 S~ erceeabae manors edpiotreot can be made Is the comparable property
by corrrparronrrs to fnarrcens terrrrs altered by a tIred party rstrtjhenat leader that soot abeady mooted Is tire property or arnraactoo Any adtaatreat shocK rat be calculated oe arrarcisancal doter
tordstlarcnstorthe toaaosg or cosceeaoo bet the dollar amount ot any adtarbsreslshaeld apprseesats the rrrerhets recites Is the thrandrrg concessions based so the eppraoe(s edsmeat
STATENENTOFASSUIIPI1ONS AND LIMITING coNorrIoffS: The apprsiucr’a carbnlcaton is thus arpede oatyed Ira the tfoesrg eoourepfona and bssdorg oarrddtsoo

I The appraiser ant sat be responsible tan matters of a legal oetare dial affect the sebiect prepody beorg eppraroed an the tote Is ti, escapi tar ertsrsataa thaI he or
strn becasre aware at dsnng the research bnoslasd er performing the appraisal the appraIser aeaennee that the tIle a gaol and nrarbetable arid wit set render
any apeoss aberd the tale

2 The appraoer has esommed the avadable ted pops that are proreded by the Federal Emergency Menagement Agency (or other data accrues) arid hsa noted
or the sppraaat report whether asp porben of the aab$d ode a located area teebled Special Flood Hazard Area Because the approser sputa soronyne,
be or atm nrshro no guararsteea, eaprsae orimplet regarding thsdeteosrsabsn

3 The appraiser ardt nat gem testesresy on appear in court because he or she made an eppraeal ettbo properly as qoeeborr asleos spends resasoernerla teds en
hess bees erode betrehart, or an athereee required by law
The appreaer has rared or the approaet report sap artrereo sundifess (such anthe presence at hazardous wastes, Isara eabetoaces, etc (obserced dcnng the
mspocbmn or the aebprct property or that be or she became oware at daring the reeearoh erraloed is petorrnis the appeared Uoleea otherwrse elated is the
appraisal repors, the appraiser hae no bsowledge at asyhrddeo or usapperost phyocatdellcesoesor adeorse rosddooa of the sabprd prsseffy(aooh as.
hut trot rooted to, aeeded repaoa, dotesoroboo. the peesence of haoardoaa weales, toe oubotrercom adverse ersvosrrwofal cordrtanrss, at) that would
roahe the prnperty lesovshtable, end han assumed that them mess such oosdtheea and makes so saarsotsss orweoasheseapreeaur mplaed The appraiser
wit out be responsible tr soy such aondtnose that do erot artr the nsgrseorosg srtestrrrg that might he rsqeesd to downer rehether sacfn coeddrses do need
Because the pprpraeer a oct on eoped en the heed of enossernerdal hazards, the oppranat osiat mat be narsdered sear eevosrnrarsit aneeoo000t of the properly

APPRAISER’S CERTIFtCATION: The Appreanrcorsheo ood agrees then
I hsae, ate minImum, developed aod reported this sppraiual in accordance with the scope of wet reqorrnrnonta dated irs this appraisal report
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Island Appraisals
COMMENT ADDENDUM

Fit. No. L-17-334801
Case No.

Boriower COUNTY OF MAUI
Pro ei?y Address 2091 W Vineyard St
City Waituku County Maui Slate HI Zip Code 96793
LesderlClient COUNTY OF MAUI. DEPARtMENT OF F1NANCC Address 200 S High Street, Wailuku, HI 96793

DATE OF REPORT: August 11,2017

INTENDED USEIUSER OF REPORT

The intended User of this appraisal report Is THE COUNTY OF MAUI, DEPARTMENT OF FINANCE. No
additional Intended users are identified by the appraiser. This report contains sufficient information to enable the
lender/client to understand the report. Any other party receiving a copy of this report for any reason Is not an
Intended user; nor does receiving a copy of this report result In an appraiser-client relationship. Use of this report
by any other party(ies) Is not intended by the appraiser.

The intended use is to evaluate the property that Is the subject of this appraisal for consideration of a purchase
transaction, subject to the stated scope of work, purpose, reportIng requirements, and definitions of market value.

The use of this report is subject to ttie requirements ol the Appraisal institute relating to review by its duly
authonzed representatives.

SCOPE OF THE APPRAISAL

The following steps were foMowed in anivlng at the final estimate of value Included in the appraisal report of
the subject property:

1 An investigation was made to determine market trends, Influences and other significant factors pertinent to
the subject property.
2. A physical inspection of the property was performed. Although due diligence was exerased while at the
subject property, the appraiser is NOT an expert in such matters as pest control, structural engineering
hazardous waste or construction etc. and no warranty is given or implied as to these or other elements outside
the analysis of market data. Inspections by various profoasionale within these fields may be recommended with
the final estimate of market value subject to their findings
3. A more detailed review of the collected data was then performed with the most relevant factors extracted and
considered, Sales were examined and confirmed closed from material provided by one or more service(s) that
obtain information from public records Market factors were weighted and their influence on the subject property
was determined. A highest and best use analysis was done on the subject property.
4. The appraisal report was then completed in accordance with standards dictated by THE APPRAISAL
FOUNDATION in the UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICES (USPAP). The
report Included sufficient data and information needed to lead a reader to a similar conclusion of market value.
5 The appraisal report was then delivered to the client, which constituted the completion of the assignment.

WRIUEN APPRAISALS & FORMS

This appraisal report has been completed In writing on a form accompanied by addenda, photographs, and
sketches (where appiicable) that together satisfy requirements of this section. it is our opinion that this report is
sufficiently descriptive and contains enough information to enable the reader to understand the reasoning behind
the Market Value Estimate and Value Conclusion arrived at for the subject property.

SELF-CONTAiNMENT

This appraisal report 15 Intended to be a self-contained document containing all information necessary to
enable a reader to understand the appraisers opinion. Any third party studies referred to, such as pest control
structural, soils or hazardous materials have been vertlled by the appraiser as to their existence, to the extent the
assumptions and conclusions are used, if not included with the report, they are maintained with our tile and
available upon request by the client

TREND ANALYSIS

Real estate prices have been changIng due to current economic conditions and local trends. it I5 reasonable
to assume that this same trend would apply to the subject. Still the average marketing time is typically over six
months for properties within the subject’s market area provided the property is competitively priced and property
marketed.
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File No L-17-334601
Case No.

Bon~wer COUNTYOF MAUI
Prreeflj P~ddme 2091 W Vineyard St
ç~ Wailuku Counti Maul - state HI Zip Code 96793
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EXPOSURE TIME

Exposure time 18 defined as “The estimated length of time the property interest being appraised would have
been offered on the maricet prior to the hypothetical consummation of a sale at market value on the effective date
of the appraisal; a retrospective opinion based on an analysis of past events assuming a competitive and open
market.”

A reasonable exposure time for the subject property developed independently from the stated marketing time
Is over six months,

HIGHEST AND BEST USE ANALYSIS

In the highest and best use analysIs of the subject property, the appraiser has consIdered Its permIssible
(legal) uses or those uses which are permitted by zoning and deed restrictions (it any); its possible uses or those
uses which are physically possible for the site; and its feasible use or those possible uses which will produce the
highest net return to the owner of the site under current and prolected market conditions.

The sublect property as well as the surrounding properties are zoned B-S Central BusIness District. The
subject site conforms to the minimum requirements of the 6-3, Central Business District zonIng, and the highest
and best use of the property Is a site available for residential use.

COMMENTS REGARDING THE SITE

Physical inspection of the subject property did not reveal any apparent forms of external obsolescence. The
subject property is not located in a lava zone and lava flow maps are not avaIlable.

USE OF RECOGNIZED APPRAISAL APPROACHES

All three approaches to value, Including the direct sales comparison, Income, arid cost approaches have been
utilized in this report, or an explanation of why a particular approach was not utilized has been included.

THE APPRAISAL PROCESS

The subject was examined and analyzed utilIzIng the Appraisal Process, whIch Involves three generally
recognized valuation methods; namely, the Cost Approach, the Income Approach, and the Direct Sales
Comparison Approach Each valuation method is briefly dIscussed and finally correlated into a final value
estimate.

COST APPROACH

The Cost Approach to estimated value is based on the principle that a prudent purchaser would pay no more
than the cost of producing a similar properly with the same utilIty. It Is a process of estimating the cost to
reproduce an Identical Improvement or improvements on the properly, deduct any observed depreciation from the
reproduction cost, and arrive at a depredated cost. This depreciated cost Is then added to the land value found
by market comparison of competitive vacant property sales to arrive at market value, Building costs are gleaned
from builder’s cost handbooks and local construction cost estimates.

The Cost Approach to value was consIdered inapproprIate in this appraIsal assignment and not consideration
was given to this approach.

INCOME APPROACH

The Income Approach Is a mathematical process for converting the net income derived from real estate into
capital value. Value is based upon the present and prospective Income from the property. A rate, known as the
“capitalization rate”, Is applied to the estimated net annual income produced by the property, to estimate its value,

The capitailzation rate represents tile relation between the value of the property and the net income It
produces (net before interest payments, depreciation charges, and income taxes).

The Income Approach to value was considered inappropriate In this appraisal assignment and no
consideration was given to this approach
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DIRECT SALES COMPARISON APPROACH

The Direct Sales Comparison Approach is based on the principle of substitution whereby a potential purchaser
would pay no more than to acquire an existing property with the same utility as the subject. The Direct Sales
Comparison Approach Is the most commonly accepted approach for land valuation. When tile availability of data
permits its use, this analytical method produces an indication of what the purchaser-investor would most probably
have to pay or the same ilghts in existing substitute properties on the same market as of the ettective date of the
appraisal.

The value of the subject parcel Is derived from an analysis of comparable vacant land transactions In the
sub~ecfs general vicinity. Because no two properties are identical, the pnces of the market indicators must be
reduced to various unit of comparison to reflect the value of the subject property. Typically, the vanations in sales
prices reflect the variations in size, location, lime and temis of sale, and the physical characteristics of the land.

COMMENTS REGARDING THE SUBJECT

The subject Includes Iwo parcels of land The main lot identified as parcel 60 contaIns 11,627 square liset, and
parcel 102 consists of 2,226 square feet Parcel 102 Is appurtenant to parcel 60 and was a pre-requisite to bring
the entire parcel up to current standards for the development of the entire parcel. Parcel 102 Is for road widening
purposes to extend the sidewalks and curb and gutters along Vineyard Street and Church Street. Ordinarily,
Parcel 102 would be finished with all improvements required by the County pnor dedication to the County In order
to develop the properly, Therefore, no value is placed on parcel 102.

COMMENTS REGARDING THE MARKET DATA

The pnmary cnleria in the research and selection of comparables included:

1 Fee simple tenure
2. LocatIon in Wailuku or competitive market areas
3 SimIlar site area and zoning
4. Recent transaction date

In the appraiser’s judgment, the comparables selected and utilized in the Direct Sales Analysis are the best
indication of the value of the subject. Comparable Three is the most recent comparable sale in the subject’s
immediate mailcet area with similar zoning. Due to the lack of more similar sales In the subject’s immediate
market area, comparables with busIness/commercIal zoning, comperables which sold over three months ago, and
comparable properties with site area that differed from the subject by more than 20% and comparable sales over
one mile away were considered and utilized in the Sales Analysis. Expanding the search to a radius greater than
one mile developed sales that are still within the same market area These sales are the best comparables to the
subject property and are therefore utilized In this report

Five relatively recent closed sales were identified and utilized in the Direct Sales Analysis in estimating the
value of the subject The six closed sales arid competitive listing are displayed on the attached Vacant Land
Transaction worksheet located on Page #9 of the appraisal report.

The following describes the comparables utilized in this appraisal report.

Comparable #1. Grantor: TROXEL, John e(al/Grantee BECKER, Rudy. The property is located at 385 Ala
Makani Street in Kahulul and consists of 6.506 square feet, Property is zoned M-1, Light Industrial District.
Topography is level,

Comparable One was not listed in tile Maui MIS The sale closed on 07/18117 for $370,000 and was recorded
as Document #64080614. There were no prior sales or transfers in the previous 12 months.

Comparable #2. Grantor’ Maul Lan, Vlilage Center, inc/Grantee The Abad Family Trust. The property is
located at 89 Isa Street in Walluku and consists of 8,569 square feet. Property is zoned VMX-CR, Village
Mixed Use-CommerclallRestdential. Topography is level

Comparable Two was listed on 02/12109 for $471,000. The property went under contract on 08/24/2016 and
closed on 10/04/18 for $470,000 and was recorded as Document #61210178. There were no prior sales or
transfers in the previous 12 months.

Comparable #~3. Grantor: KATO, Ralph & Irene/Grantee: HUANG, DavId. ‘The property Is located at 59 North
Market Street in Wailuku and consists of 5,034 square feet Properly is zoned 8-3. Central Business Distnct.
Topography is gentle level.
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Comparable Three was not listed in the Maui MLS. The sale closed on 07/22115 for $283,000 and was
recorded as Document #56810642. There were no prior sales or transfers in the previous 12 months.

Comparable #4 Grantor: HANSEN, Joifry & Victoria/Grantee: RAGING BULL LLC. The property is located at
2866 South Wal Wal Place in Kihel and consists of 13,554 square feet. Property Is zoned B.2, Community
Business Distnct. Topography Is gentle level.

Comparable Four was not lIsted in the Maui MLS. The sale closed on 09/29115 for $465,400 and was recorded
as Document #57500951. There were no prior sales or transfers In the previous 12 months.

Comparable #5. Grantor: Maui LanI VIllage Center, Inc/Grantee: MENEHUNE WATER COMPANY INC. The
property is located at 126 Maa Street in Wailuku and consists of 13,990 square feet. Property Is zoned VMX-CR
Village Mixed Use-Commercial/Residential. Topography Is level.

Comparable Five was listed on 02112/09 for $769,000. The property went under contract on 11/18/2014 and
closed on 01/30)15 for $744,450 and was recorded as Document #55080377A-C. There were no prior sales or
transfers in the previous 12 months.

VALUE CONCLUSION

Alter adjustments, the closed comparables indicated a unit value range of $460210 $63.64. In conciuding the
final value estImate, greatest weight was placed on Comparable Three due to its similar zoning and proximity to
the subject. Thus, the estimated value of the subject Is $615,000 as 01August11, 2017.

FINAL RECONCILIATION

After analysis of me subject property utilizing the Appraisal Process, It Is the appraisers opInion that the Direct
Sales Comparison Approach is tile most reliable indicator of value for the subject property and subsequently
given greatest weight. This approach is perceived to reflect the market’s attitude - the actions of born buyer and
seller in the real estate market.
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Island Appraisals

APPRAISAL COMPLIANCE ADDENDUM ~7-334801
Boirowen/Chent COUNTY OF MAUI
Address 2091 W Vineyard St Unit No ___________

City Wailuku County Maui State I-ti Zip Code 96793
Lender/Chest COUNTY OF MAUI, DEPARTMENT OF FINANCE

The Ap~raIsot Compitance Addendum is induded to ensure this a report meets a USPAP 2014 requirements~

V.~4~RKETING TIMis AND EXPOSURE TIME FOR THE SU6JECT PR0PEl~Y*r V V -~

El
El

iAPPRAISER~ ‘..:Z V V SUPERVISORYAPPRASSER(OWLYIFREQUIREDI.

Signature
Name Allan T Shishido, CGA #143
Date of Signature 09/21/2017
Stale Cerhflcabon# CGA 0000143
or State license N __________________________
Stale Hf
Expiration DateofCertficationorlicenoe 1213112017

FffmSwP flale nfAm,rmsai 08111/2017

Signature
Name
nate of Signature
State Ceilificahon it V

or State license it
State
Expiration Date of Cevtrttcattcrn or license

Supervisory Appraiser inspection of Subiect Property.
[] Did Not [] Exter/er Onle horn street [J InterIor arid Exteiter

Thor Appraisal Report in one of the f000wmg types:
X Appraisal Report This report was prepared In accordarrce with the requirements of the Appr~al Report optIon of USPAP Standards Rule 2-2fa)

Restricted Appraisal Report This report was prepared In accordance wIth the requirements of the Restricted Appraisal Report option of USPAP Standards Rule 2-2lbI. The
intended user of this report is fished is the nlenhtted chent This is a Reelected Appraisal Report and Ire rationale for how the appraiser amved
at the opinions and conclustens set forth In the report may riot be understood property without the additIonal informatrell a the appraisers world/in

~rD0lTi0NAt. CERTIPICAT1ONS.- V ~ ~. . V V V V V

I certify that, to the best of my knowledge and belief:
The statements of tact contained in this report are true and correct
The reported analyses, oprinorms, and conclusions are limited only try Ire reported assumptions and are my personal, in-partial, arid untitased professional analyses,
opirnons, and conclusions.
Unless otherwise indoated, I have no present or prospective interest In the property that is the subtecl of this report and no personal interest wrth respect to parties evolved
Unless otherwise Indluated, I have performed no services, as arm appraiser or in any other capacity, regarding the properly that is the $ub~ct of this report within the three-year
period lmrriedlelety preceding acceptance at this assignment,
I have no teas wdh respect to the property fiat is tIme subiectof thin report or tire parties involved writ fhls assignment
My engagement a thin assignment was not contingent upon devetepirig or reportrng predelermnred resuaa
My compensation fair completing thin assignment is riot contingent upon tIre development or reporting of a predetermined value or direction ri value that favors time cause
of the client, the amount of fire value oprrrorr, tIre atalninent of a stipulated result, or the occurrence ala subsequent event directly related to the rnterrnled use of
lhio appraisal.
My analyses, opinions, and conclusions were developed and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were iv effect at the time this report was prepared.
Unless otherwise indicated, I have made a personal inspection of the property that is the sublect of this report
Un/ens otherwise widicated, no one provided signrflcant real properly appraisal assistance to the person(s) signing itus certification Id there are exceptions, the name of each
lndwdual providing significant real properly eppmaisat anastance s stated elsewhere in flits report).
This report has been prepared an accordance with Title Xl of FIRREA as amended and any k’eplementing regulahoirs.

~

L2~J Ihave NOT pertormedservicesasanappndsererinanefherothercap,regaidmgthepiopetiflattsthesub~edOfmernpotiwttsflthethreeiearpenod
immediately precednig acceptance of this assignment
[] I HAVE performed services, mien appiaser or in another capacity, regarding the property that a time sitqect of thin report withn, the three-year period immediately
precedi acceojance of this ass~mmenl Those serulces are described in the comments below.

-‘ t~Z~ ._L~ -~ -‘

I X HAVE madeupersosdinspechnnottheprOpertytlmatisthesubiectofthisrepOrt.
I have NOT madea elvis ofthepropertythatiutheuu*ctofthlsreport ________

--

Unless otherwise noted, no one provided slgndoant reel properly appraisal asnislance to the person signing this certification it anyone did provide signittoant assistance, they
h~.&,. ,,I~&ifirI &rw wit, ~ c,,mmrn, ri tim nrtnni ni lhn annlninnr~ nmvniM in tim mmvi

~ADDITt0NAt.COMMENTs~erst~ .. - - V -

Additional USPAP related ewes requldng disclosure and/or any state mandated requirements. AS of trre pale or trite report, I
and EthIcs Education Requirement of the Appraisal Institute for Associate_Mpmbers.~ ________

A reasonable markriling time for the sahiect property is over 1110 daylal ublicing martwt conditions pertinent to the appraisal assignment
A reasonable eopossre time for the sabtect property is over 180 day(sl

USPAP Compliance Addendum 2014
Produced by CIiGkFORMS Software 600-622-6727
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Island Appraisals
File No L-17-334801
Case No,

Borrower COUNTY OF MAUI
Proøerty Address 2091 W Vineyard St
Coy Welluku County Maui Slate HI Zip Code 96793
Lecrd~r/Clierrl COUNTY OF NAUI, DEPARTMENT OF FINANCE Ad&ess 200 S High Street, Walluku, HI 96793

VIEW OF PARCEL 60 ANOTHER VIEW OF PARCEL 60

VIEW OF PARCEL 102 ALONG VINEYARD STREET VIEW OF PARCEL 102 ALONG CHURCH STREET

STREET SCENE-VINEYARD STREET STREET SCENE - CHURCH STREET

Produced by CtickPORMS Software 800-6224727 Page 11 of 16



Island Appraisals
PLAT MAP File No L-1 7-334801

Case No
Soirower COUNTY OF MAUI

2091 W Vineyard StIV~•L3 nwIc..

CiwWalluku Coijnia Maui Stale HI ZipCode 98793
Lenderlcterit COUNrY OF MAUI, DEPARTMENT OF FINANCE Address 200 S Hiqh Street, Walluku, HI 96793

Produced by ChckFORMS Software 800-822-6727 P995 12 of 16



File No L-17-334801
Case No.

anirneer COUNTY OF MAUI

Island Appraisals
COMP PHOTOS

Propely Mdess 2091 W Vineyard St
Coy Walluku County Maul State HI Zty Code 96793
LendenlCtent COUNTY OP MAUI, DEPARTMENT OF FINANCE Address 200 S High Street, Wailuku, HI 96793

COMP 1 - 385 Ala Makan, Street, Kahulul COMP 2 -89 Laa Street, Walluku

COMP 3-59 N Mañ~et Street, Wailuku

__ I

COMP 5 - 126 Maa Street, Walluku

Produced by CIIcIrFORMS Software 800-622-6727 Page 13 ot 16



island Appraisals
LOCATION MAP ADDENDUM File No L-1 7434801

Case No.
Borroeec COUNTYOF MAUI
Properly Address 2091 W Vineyard St
City Wailuku Counly Maui Slate HI Zip Code 96793
Lender/Client COUNTY OF MAUI, DEPARTMENT OF FINANCE Address 200 S High Street, Walluku, HI 96793
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Fit, No L-17-334601
Case No

Flood Hazard Assessment Report
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Island AppraIsals
FLOOD MAP ADDENDUM

8on~wer COUNTY OF MAUI
Propefty MdFess 2091 W Vineyard St
C~y Wailuku Coutty Maul State HI Z~Code 96793....,,
LenderlC(ent COUNTY OF MAUI, DEPAnTMENT OF FINANCE AddreCs 200 S HIgh Street, Wailuku, HI 96703
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APPRAISERS LICENSE

RonnwAr COUNTY OF MAUI

File No L-17-334801
Case No.

Property Address 2091 W Vineyard St
Cjty Wailuku County Maui State HI Zip Code 96793
Lender/Client COUNTY OF MAUI, DEPARTMENT OF FINANCE Address 200 S High Street. Wailuku, HI 96793

((RIir1~Q GI~MAL APP$AI~(I

ALLM I ~HI~fliQO
P 0 ~QZ I~54
iiAI1L’~0 HI 967H~
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