
REQUEST FOR LEGAL SERVICES

D a t e:
F r 0

May 16, 2018
Riki Hokama, Chair

[RECEIVED 1
Department of the Corporation Counsel at 3:14 pm, May 16, 2018j

Budget and Finance Committee
TRANSMITTAL

Memo to: DEPARTMENT OF THE CORPORATION COUNSEL
Attention: Jeffrey Ueoka, Esp.

Subject: WAILUKU CIVIC COMPLEX (BF-76)

Background Data: Revise resolution entitled “AUTHORIZING THE ACQUISITION OF THE
PARCELS LOCATED AT 2091 WEST VINEYARD STREET.” as indicated on the attached
marked-uo coov. An or~a~1~nl hardcoov is reauested.

DEPARTMENT OF THE CORPORATION COUNSEL

Date
ç)(1 I/~

By ,7~ (Rev. 7/03)
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Work Requested: Ix] FOR APPROVAL AS TO FORM AND LEGALITY

[]OTHER: 2~_. ~

Requestor’s signature j Contact Person
I ~jC)

A~6~‘~1-~_J Michele Yoshimura - n-i

Riki FI’okama (Telephone Extension: Z~)

:~~l —

[1 ROUTINE (WITHIN 15 WORKING DAYS) [] RUSH (WITHIN 5 WORKING DAYS)
[1 PRIORITY (WITHIN 10 WORKING DAYS) [x] URGENT (WITHIN 3 WORKING DAYS)

[ J SPECIFY DUE DATE (IF IMPOSED BY SPECIFIC CIRCUMSTANCES):
REASON:

FOR CORPORATION COUNSELS RESPONSE

~ ASSIGNED TO: JTU ASSIGNMENT No. 2017-0093 BY:

TO REQUESTOR: Ld-A~PPROVED fJ DISAPPROVED fJ OTHER (SEE COMMENTS BELOW)
1] RETURNING--PLEASE EXPAND AND PROVIDE DETAILS REGARDING ITEMS AS NOTED

COMMENTS (NOTE - THIS SECTION NOT TO BE USED FOR LEGAL ADWCE):

Attachment



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 FIFTY 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 FIFTY 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:

JE~FRE/JUEOKA
Deputy ~orporation Counsel
County of Maui
2017-1380/2017-0093
BF-76 20 18-05-17 Resolution Armstrong Homes
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INTO LOTS 1—A AND 1—B
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APPRAISAL REPORT
of

Vacant Land Property at

2091 W Vineyard St

Wailuku, HI 98793

As Of:

08(11/2017

Prepared For:

COUN1’( OF MAUI, O~ARTMENT OF FINANCE
200 S High Street
Wailuku, HI 98793

Prepared By:

ISLAND APPRAISALS
Allan T. Shishido, CGA #143

1806-B Kaohu Street
Wailuku, HI 96793

EXHIBIT ‘2’



Island Appraisals
File No L-17334B01

LAND APPRAISAL REPORT Case No.
The ofOrea Ioioai ale radethe twdiianwxsra pmanofUiernaehetvaiueofthasub 0 Ii

PmpeilyAddiano 2091 W Vineyard St cey Waituku Stale ~L._ Z~rCode 96793
Boirower COUNTY OF MAUI QeirerolPabbaReisrd ARMSTRONG HOMES LTD Coiniiy Maul
LegaIDaucri~inn Lot I-A& 1-B, Map 3, LCA~p No 139
AaorsPaiceiNerribec ~L3-4-013-O60 and 102 TaoYear 2017 RE Paxan 3,542.45
NeighocodNairre Walluku MapReleerice 3-4.’913-060 & 102 CenarieTroci 030901
Specnd Aoseoamenta None Known puo [] Yen X No HOA S _______________ LI Per Year Per Monib
Properly Rights Appoiieed [~] Fee Simple Leanehoht Other Devenbe)
AsslgrerreniType Q PurctiaoeTmnsacbon Refaiancwtranoactarm X oeer~ar~e~ Purchase decision
tsater/Claet COUNTY OF MAUI, DEPARTMENT OF FINANCE M&eos 200 S H~h Street, Wailuku, HI 96793

‘—- ~

IQdd U A tare ot ootpectpurdiaoelrnnnactroe EnUnfthaaoenofthecertradloroabOrwhyU*a0aty~OewSrOtPet~~Ped

Contract Price $ _____ Dale at Coirtiact _______ lottie property saFer tire saner sipriblic record? Yes U No Data Scecele) __________

lo here airy tnaacial assistance (ban drarges, sale roncesaroir~ gill or down patanient esnialoirce, etc I lobe pad by any party oii behalf of the borrower’
Yen C] Ni~ ttYea report the total doter amount and descnbe tears paid $ ___________________________________________

~I.. ‘;~ .. “ -ri. - NEIGH0PRHOODDESCRiP91O~ ...

Neighborhood Cheracteretict One Unt Trenda — Ona.Unt H000.rrg Present Lard Use %
Lacatron Urban X Subjpban Rural Pmopelty’daliius increeearg X Stable OeXerg Price Age I One Unt ~ %
Sal-Up Peer 75$ X 25-75% Ureter 25% DemandiSuppty Sundaes X In Balance Over Supp~ $ (000) (ps)~ 2.4 ()ot
Cuoedn Rapist X Stable Slow Madislar$Tee Uirde,3mnths X 3mntte Overt metro ~Q., LOW ~)ig~Mo0~.faImty 15 ‘0
~ North-Waiflee, East-Kahulul . South-Maalaea, West-West Maui Mountains ~ High ~±~Ccrrameicod ~

______________________________________________ __________________ 700 Pied i~ Vacant 25 %
Good Ave Far p~ Good Ave Far Poor

Cnnvenwnce to Emplopnerd Property Coinpalibdey X

onvenmacim In Shoppeg X General appowarca olpi090itwo X

Converoerare to Prrraiytducalron X Adequacy at PolicalFee Pralodion X

Conesoence to Rea~tecnof Faottao X ProtucFce how Ceyprierfal CondiLtonsi x
Employment Stabihty X Overaaappeaibamaitet X

Neighborhood Oeeonptmw WailukU is the civic center of Maul. The market area Is convenient to employment, shopping, schools, and
ecreational facilities. All public utilities, includIng water, electricity, and sanitary sewer are available and considered adequate. Police

and fire protection are readily available and considered adequate.

Msihttt Con4itoo~ (inctodarg nupport let th~ above cor,ctutiomms) Suppttldernand appears to be in balance, and marketing time is estimated to be under S
months. Some sale/financIng concessIons consrderedfypical (e g. 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 or the subject. Property values appear
to be stabilizing.

---~ ~ge*.1~c1ir~tqj~ - —~

Dsrr,rarrra REFER TO SITE LOCATION MAP A~ 11,627* bdome; [~]sq FL Shape Rectenole Vaw Mountain
spec& Zonen~ Clanticaton 84 Business Ze~ng Des~bon 6.000 square-fool Iota minimum
Zonnrg Compbanis [~J ~ LI ieg& Nonisnfonrrerg lGrwrdtatberod Usal 7~] No Zoirag LI legal (000cirbel
Wapenrstledsndercurrenizo009regulohoun Commercial jRefer to Addendum)
Highest aird Beofljne Vacant site available for development — (*Note: Parcel Is 60 is 11,627 SF & Parcel 102 Is 2,226 SE)

Describe aayenpenvernehta None -

Do present inpioveirrenra conlarro is zonerg’ C] Yes [I No ~ No bnpiwiernemda(tl No’, Eaplaoi)
perdUneofSt~ectS5e Vacant site available for development CuirenisrPmnpesedGrnandileirl LI Yen [~j Na llyee,$
Tapograpurp Level Saw Typrcal su~ Mostly Rectangular Dramage Appears to be adequate
Corner Lot Yes No UvdeigmorrdUbbties U Yea [~J Nb Fenced’ LI Yes Nb itpe~ bore ________

- Yen EV1 ceUAeL-~~i7~*~ ~c rruAIa~~a 15o0O~3O~91E r—”’-- ‘— 0911912012yr’”’’ “‘ .. . — .._ -~,,v, —‘

Utdrsea Pobriar Other Provide, or dencrçdriar Oil-Ste hopmverrento TypelDeanrpisn Public Other
Electocdy [ X J SrreesSwfa~ Paved Asphalt [~] fl[
Gas L . Private/Typical SuegtTypeIrrsteer~ Street/Avg
Waler L X J_ Coihlf3eiter None/Typical X

Sewer X ,J_ SitewaI~ None/TypIcal X

L .J_ SkeetlLighta (Type) ncandesceflt X

J,.., Alley None/Typical
Aistsendntt4erletypcalholhernoillun ~J ‘den U NC - itNo,dewnsbe ______________________________

Aai ther, any adneise ode cOndItionS or entemal factors (easameada. encroaclrorrenta. enawonnremrtalcandtron~ lend uses, etc)~ ~C] Yes No If Ye~ describe
There were rio apparent easements or other apparent adverse conditions aIfectmng the subject sIte. The subgeGt pro~erly is not
ocated in a lava zone and lava flow maps are not available.

Ste Curnmerrto Subject main parcel (Lot 1-A) consists of 11 ,627gguare 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-requisite to brrnp the property to current standards for the
development of the main lot. Lot 1-B was intended to be dedicated to the County (at no cost) for the extension of the concrete s,dewallr
md curb and gutters along Vineyard Street and Church Street. Subject site also backs onto the mun)p~al parkingjpt which a currently
under consaderation for further development and expansion. The subject site Is part of the ongoing Urban Renewal Project taking place
in Werluku and is a key component in the proposed expansion of tire park)pgstructure.

Produced by ChckFORMS Software 600-822-8727 Page 1 oF 16



Island Appraisals
File No, C-i 7-334801

LAND APPRAISAL REPORT case No.
am N/A comparaNo sites cunerilty ofiared ha eel, n let a~btect neighborhood raighig a peas bpm $ ____________ to $ ________________

Them are N/A —~ “ th ‘~~‘ nechbortiood ic— horn S to $
•~fe’21 ~

==-,-•!r

FEATURO SUBXCT - —

2091 W VIneyard St
iAIoiI,,k,, Iii 96793

ubqae

ocorurs County Tax Records

~ei SF 5 0.00 5 S________ $________

Dale of Sale IMOVlIdR)
Dpeoouachet NIAp
Financeg Type N/Ap
coecessera NIAP
i.ccatoe Wailuku/Good
Property Raids Appro~ed Fee Simple
SteSize SF 1I,62r
Vmw Mountain
Tosogropiry Level
AbleUt*1*e Wtr/EliTelICbl —

SOrietFisotaige 220 Feet
Street Toge Paved Asphalt
Waler irdleenre None —

Ferione None -

riprevemente None
Contract Date N/Ap
TMK(ll) 3-4-013-060(102
Net Adpehnrnnlu (Totol. in $1 - El + fl . $ 0 Fl • (]. $ 0 Fl.~ FL- $ 0
Adyjatndsaterpnasoithe Nei’oa% $ Net=O% S Not=0% $
comparable sales ha $1 Groes~O% 0 (3roes~O% $ C GrossurO% 5 0
The Appramer has maearcbed the booster bstsiyottha sulged properly terthe past 3 years aid th hilsig hotoryof the ubied hale, past 12 pmeths pearls the effadrer date of the appimsal
The appraiser has abo researched tim baister arid bslFg holorysithe comparable sales hattie pail 12 meethL
The appraiser’s rnoeerdr LI Did Did Not reseat any pren sales or hasten sitter rubprd properly tortha three yours later to fine etter*ur date of ltas appraisal
DalaSsurcee MLS8HllnfoSvc
The appnarWri research [1 Oat [~) Oat Not reveal airy pair sates orhanatips of the rampaiahle sales lot the year perle th. date steal, oldie cosriçrarabte sale.
DalaSogrosa MLS&HllnfoSvc
The apprurser’s naoeaidr LI ~at Pd Not reseat any pror tehegs at the sub~ect properly an COmparable salea tenUre peer pear to tine ofleth.5 date ai Vie appraisal

MLS & HI Info StirsPaiO5OLO~O -- -

LohegltransterHatmy 1 Tranrater1S~ (ONLY) of Lotrog end Tranatier hotonyat — Listarg arid Transit, hotory of Lntang and rranafer history of
(Wmore Thai tea, use comeirts I Sithurstin cool 36 months Ccirçj vs pool l2nnoehie Comp2 to past l2oncpitrs Demo 3m ppe 12 months
sedcororaaaddeadran) ~ ~N)Ap $ N/Ap $ NIAp ; NIAp

is
SbedsCannflYLt0thdlyrt~’ fl~eo [5~l No DataSotace RAMMLS
Cunent Loteig History L Lot Date 1st Pnce Days sir Marinas Data Source

jN/Ap
Sidcreidproredyhasimeetoedwdhrteastl2Maethan fl Yes lxi Na DotaSowce RAMMLS
lzilonthLdaoigHrstoiy LalOale LetPncm Osasoohiadiet Dalatcisico -

S
S

Cerrenrernto on Poor Saiosftparrsteio arid Cun,rd and PIIOILOtIigO The subject has not sold/transferred In the past 36 months. The subject property was
last listed for sale on 01(25/2010 for $790,000. The Itsting was canceled on 01/25(2011. The current owners purchased the property
for $400000 on 04/27/201 1.

SiamrraryottheSaleaCsmpareonApproach Refer to Addendum

Rscorrcrlr5ren Commenle After analysis of the subiect property utthzlng the Appraisal Process, it is the appraisers opinion that the Direct
Sales Comparison Approach is the most reliable indicator of value for the subject property arid subsequently given greatest weight This
approach is perceived to reflect the martcet’s attitude - the actions of both buyer and seller in the real estate market.

Tha appranat a made fXf~0’ F Suited tO the blames modecons or ogeedmes
Booed eisa complete vincI Inipectron of Sn. ashiest tilt end those mpeOvamemite apes cold Site, dofleed ,sepe olwv,*, eletemeel of as.vrnpiiaei arid ihrpi(hrg coridiSoir; arid
appraiser’, orlitlrslsons, my (our) opiates of meihet vato.~ at defined, suSie roil property that lithe aub~ect edible roped I.:
~.nfiIs..v.l.,. 815000 soot, 08/11/2017 .whkhl. th.dat.adte,o.cslaeeindtheeffectlnedateaidnte ,aaraneaI~

Addaiga
REFER

S

TO APnFNDLIM

IS Is

Produced by CirGkFORMS Software 800-622-8727 Page 2 of 16



Island Appraisals

LAND APPRAISAL REPORT
File No 1.17-334801
Case No.

~rmsmuaaoane7toop U~fl Non Une/ape(a)1J Detached Ti] Attached
Prannie the tleweg etmnalme Jar PUDn ONLY WOre den peritodderattine KOA end Ore auL~ect propenty san attached dwetng and
Legal name at prc,ect
That namber alphanen ______________________ Total number at endi ___________________ Take number at ant sand __________________

Tcdal number at ande rented ________________ Total numberntar~4a Jar sale ____________ Data turns(s)
Wan the praprin created by tie carmeroran ala, eaatmg bed/rig(s) mt a PL~? El Yea El Na (pert date atcoeverinme ___________________

Dan the pmlect contain any mutdweterg undo? El Yea [] Na Data Sane __________________________________________

Axndreuemaenadscsetantcrteecosplete’ [3 Yen El Na lInadeacatethentebjoatcecendebarl ___________________

Describe correnon alemetea rend recreabernal tacratwa

The repan torn a denrgaed ta repartan eppraeal ala parcel at trend whclr may bane eons erumi enprawnente bets ant coeaeleredte be en mnprnned a4e AN mrpranemerrtn we carnadened Ia
be a! wbbeelyewrnr aehue mnpain an the averid yaks at the ade Thus spar) a aatdeagned Ja roper) an an ‘enpranred eW where engndrard value e denied ham the enpranemeete The appraeal
spar) lana many be aaad Jar awgle larraly, nrot4wnety eden and may be echidad wdnn a P110 devebprneat The eppraleal spar) a sebjedta lire blaweng scope at mark Mended eae intended
user. detaaaw alnaretral value. statement atanaranndiara and Imnoma condOms end cedtttcatiane t&thtedmmn reId/moe, or delehennt die ‘alarMed aeth ertendedaner, Cohn/mesa? rnwtol vaks,
an aaaamptmme and writing candrraaa we net permitted The appraiser may eapand the aGape nlwanbta mctirde any addemeal reaearvb er analyse necaneary based an Ore cvmpleadyefttrre
appranal annrgrnrnevt Marbtcatsna or detebaon lathe codrficatsan era aba rot penndtad Hoeeaer, adddmnal certitcatmea thatdn net cosldute malaaxt aeercoharne en thin appraisal repent snob an
diane roqerrad by law an those related In lIre appraear’s caelmaerg adacabanaar membership en en appraisal argarnwasana we penmbd
SCOPEOFWORK: The scope of each tartha apyranal edefaned hythe cuannplentyel tire appraisal eanrgemeal arid lire epa/mg reqorrenrerda aCOrn apprasal report Jane, rrdedeng the Jalbeeng
deta/me atmarbet vaLe, alateererrt otueaomplmrs and lenreeng canddiane arid certrtcaluana. The appraeer moat N a meenan. (I) perten a complete araaal mapectree at the naL~ect ode end airy
ended enpranemeals, (2) roapect the nnrghborlrruad. (3) rnpecteardr at the comparable eaten barn a! bed the ahaet (4) snearab aenly aid analyze data (mm reherte pubta end/or paaate eaurce~
end(S) spar) ha arherana~nrrt npereoa arid corrcbuaraoa in Van appraisal sport
lNTEt~ED USE; The mtended use attIre ap~aaaat reports brIbe tenderktentt evrdaale the preperlythal stir nntyerdat Jane appranattramarlgage trance beesacten
INTECCED USER; The ertended caere! this sport a the bendee/cheet dented edna the apprasal repmt
DeplIlmoen OP MARKET VALUE: The moat 1anbabt pens sImm a pmpedy ahauld bring en a competdee rend open market under a! anrrddas reqoede ton a tarn sat, the buyer rend aid/ar each
acteng prrrdeely end bnaetdgebly. rend ananerang the pica is aol etlected bin iwdue abnotbus hnpbcd hr the detoban a the caenarvealrae at a nate an ala apectred date arid paaaerg 0? 995 lana the
setter b buyeraeder norrddmnowhereby (1) buyer and aelterare typrcalyraatwated; (2) bath padres as eel mtnned armed wkaed, and each ochag in what theycaandee thee awn beat entrant

3) a sasanebte lanai is atawed treapaeraa an tIre open marhet (4) paynrermt a made no leneeot mabel Unded Steen doNors arm terms at ffrranoal wranrgeereerle comparable thewt and (5) the
peso mpreuarau tIre naanal coeadeeetrnn tribe prapezty sat unallacled by special an ornate tereaceng or sales caacaasaan’grenled by aeyaee auaaoated well the eaie (Sonar DCC, OTS, P05,
eFDlO~uentrogutatnpob/ahedJone7, 1994)
‘adjauhannla en the nsnparables mar) be made Jar tpeaal an creatve cenceaaaen I/a ad/uanaente as aeceanery brtlsae carets which me nanneay — by enters as e renal! allsdime at tare ma
metal area, these costa we readily denbntable near 11w enter preys these costs in virtually a! satea lransaatane Special an cneahae frnwrcerg adpmhnnenub cain be made lathe comparable pmpenty

by cornparmann Ja tlrnwnceng Jams nttred lye bad party emabtstmnat tender that a net ateady invoKed Ia the property an Onasacton Any adtaahnent sheet rat be catnalated ae annealnencol dotter
tar dallarcaet at lIne llnwrang or corrcoenmo bat the dollar wnaaal a! any adprasnmeat ebaut apprneeaata the marbeta machon In era tnarcbng caeceaararrs bawd an the appraeer’sjadgewat
STATEUEI!TOFASSUEIPI1OWS AND L~ING CONDtI’lOtlS: The appraoefa cerht/aataje in the spade za~db the tol/awe’rg aaznnrptane and hrrderg corrddmna

I The appeaaer sian) be sepanmhte Jar maitre at a legal vats that affect the aebject lanesdy beerg appraised or the late led, except tar ntmnahno Oral leer
abe became aware at dareng the reaearch knoalved an pertannieg tIes appraisal The appreker aaansea Oral the tale a aaad and swbetable and wit not leader
any apa000n abeat the Lob

2 The appreaer baa eaarnened the avete We teed cape that wa provided by the Federal Enrergeaey Menagemeni Agency (ar other data aaorces) arid hiss noted
in the epprasal report wheltrer any partme at the aabtct see a located in en dernbted Special Flood Hazard Area Because the appraiser wade surveyor,
he an atwmabna ma paaraeteea, eapeaae or mnpbed, sganrbeg the delennurmabern

3 The appneaerwdl not gre lealamrany an appear an court becaase hear sIre made aa appraisal at the property en qaeaborr antean apeantc arrangement lade sa
have been made belashard, or an atheneee squared by We

4 The appreaer baa rated ax the appraisal sport say ednrerse eoedrtena (such authe presence at hazardous wastert tat substances, eta) ebsenoed denag the
erspecrara or the subject property or that hear she became aware at dannrg the saeeroh msalved In petnonng tha appraisal Unless altnerreas staled in Ibis
appraisal report, the appraraer true an knowledge a)aay hidden or anappasnl physcal dellcencrea ar adoerse coedeiaoa attIc nabject pranerly (such as,
bat nat lrnnted a, needed reparm, detenarotron, the presence at hazardous santear bore surlastwrcen, adverse ernnrnsrnroatal carrdrlmeo, eta I bat would
nba the property teaanuhaabte, and hen aaavnned that there nec no saab carol terra end sakes as gaarenrtees erwsrnenlnesaapresaar mpbed The apprarser
edt aol be responnibte tar anynaclr zandforna thaldo carat artn the engineereng artealnnp thatnnrgbl be spored to decoaerwbeorererrctr corrddrorne do coat
Because Os eppraaaa a setea eupert em the yet atenvnornnsotal hearts, tIre epprasal moat not be weaelared as an enaenrarnanral araeoenrent atOm properly

APPRAISER’S CERTIFICATiON; The Appnarnercorhaes arid agrnea that
1 I have, at a minlmam, develaped aad spar/ed thia appraisal a accordance with the scope at mar11 requirement staled rn this appraisal report
2 I portnrnred a corey/ate annual inspectIon at the nubiect site and amy linated rrrpmoerrnaela I hans repented tIne rrdarmahanr in tactaal and apecr)c

lenrra I udontkd and sparlad detcaacrenatthe aabpct ada that could attest the ebley attire ode arid do aaehuhreao an a budding b$a(
3 I pedenaned thin appraisal in accardaaea wdh the reqnmmeata of the Uotmn Stendwda at Pan/macsal Pnactca that were adapted and siraroalraaeed by the

Appmsal Standards Board sifts Apprarual Feeudalnen end that aura mptece at the terre the appraeal roped was prepared
4 I rtevetaped nip aperron at Ore raarhel value at basal property thatis the oabteet at this span bled an dna aaleo cornnpanaee approach Ia vehie I have

adeqaat comparable rrrartuel data Ia dnoebp a shah/a sales cornnparaorr approach tar than appraisal assennnant I blanc codify that I considered Its
cosl and income apprnaalresto ac/an hot did not denobp them unless irdestsd eleewherFenthm tins roper) an there are as ornery lmmdod anpnovarreeta
and these approaches In na/an are not deemed aecenaaey tar mediate seat and/ar rotretnte isdmatars of vaLe tr the appraisal aasieament

5 I mnearched, verified, analyzed, and sported an any cernant agreement/ar sale tar the nobtect praperly, any rsttesrng tar rate at One nabtest properly
in tIre twetee months poor In the altecave date a) thus appmaat arid the prror eaten otllre se/met property tar a mrnrnuan dl lhse pews peon In the elteclrne
data at the apnrarsa( en/ass adesse sr/mated en this repert
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COMMENT ADDENDUM

File No. L-17-334801
Case No.

Borrower COUNTYOF MAUI
Property AddreSs 2091 W Vineyard St
City Wailuku County Maui State I-Il Zip Code 96793
LenderlCient COUN1’~ OF MAUI. DEPARTMENT OF FINANCE Addrtss 200 S High Street, Warluku, HI 96793

DATE OF REPORT: August 11,2017

INTENDED USE1USER 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
Ierrderlcllent 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 usa of this report is subject to the requirements of the Appraisal Institute relating to review by its duty
authorized representatives.

SCOPE OF THE APPRAISAL

The following stops were foH~wed in arriving 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 exercised 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 profosaronels 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.

WR~~~EN APPRAISALS & FORMS

This appraisal report has been completed In writing on a form accompanied by addenda, photographs, arid
sketches (where appilcable) that together satisfy requirements of Uris 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 l~ intended to be a self-contained document containing all information necessary to
enable a reader to understand the appraisefs opinion, Any third party studies referred to, such as pest control,
structural, soils or hazardous materials have been verified by the appraiser as to their existence, to the extent the
assumptions and condusions are used. if not included with the report, they are maintained with our file and
available upon request by the client

TREND ANALYSIS

Real estate prices have been changIng due to current economic conditions and local trends. it is reasonable
to assume that this same trend would apply to the subject. Stilt the average marketing time is typically over six
months for properties with In the subject’s market area provided the property is competitively prIced and property
marketed.
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EXPOSURE TIM!

Exposure time is defined as ‘The estimated ienglh of time the property interest being appraised would have
been offered on the marKet prior to tile 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 assljming a competitive and open
market”

A reasonable exposure time for (tie subject property developed independently from the stated marketing time
I~ over six months.

HIGHEST AND BEST USE ANALYSIS

In the highest and best use analysis of the subject properly, the appraiser has considered Its permissible
(legal) uses or those uses which are pertrstted by zoning and deed restrictions (~ 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 projected market conditions.

The subject property as well as the surrounding properties are zoned B-S. Central Business District. Tile
subject site conforms to the minimum requirements of the B-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 01 external obsolescence. The
subject property is not located in a lava zone arid lava flow maps are not available.

USE OF RECOGNIZED APPRAISAL APPROACHES

All three approaches to value, including the direct sales comparison, income, and cost approaches have been
utilized in this report, or an explanation of why a particuiar approach was not ulilized has been included.

THE APPRAISAL PROCESS

The subject was examined and analyzed utilizing lila 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 co elated 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 tl’te cost of producing a similar property With the same utility. Itis 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 depreciated cost. This depreciated cost 15 then added to the iand 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 rote”, is applied to the estimated net annual income produced by the property, to estimate its value,

The capitalization rate represents the 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 inappropnate in thl~ 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 the 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 rights in existing substitute properties on the same market as of the effective date of the
appraisal.

The value of the subject parcel Is derived from an analysis of comparable vacant land transactions In the
sub)ec~s 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 variations in sales
prices reflect the variations In size, location, lime and terms of sate, and the physical characteristics of the land.

COMMENTS REGARDING THE SUBJECT

The subject Includes two parcels of land The main lot identified as parcel 60 contains 11,627 square feet, 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 property. Therefore, no value is placed on parcel 102.

COMMENTS REGARDING THE MARKET DATA

The pnmary cnitena 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 appraisers 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 ri the subject’s
immediate market area with similar zoning. Due to the lack of more similar sales In the subject’s immediate
market area, comparablea 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 comparabies 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 and competitive listing are displayed on the attached Vacant Land
Transaction worksheet iocated on Page #9 vi the appraisal report.

The following describes the comparables utilized in this appraisal report.

Comparable #1. Grantor: TROXEL, John elal/Grantee BECKER, Rudy. The property is located at 385 Ala
Makani Street in Kahului and consists of 6.506 square feet, Property is zoned M-1, LIght industrial District.
Topography is level,

Comparable One was not listed in the Maui MLS The sale closed on 07/18/17 for $370,000 and was recorded
as Document #64080514. There were no prior sales or transfers in the previous 12 months.

Comparable #2. Grantor Maui Larii Village Center, incJGrantew The Abad Family Trust. The property is
located at 69 Laa Street in Walluku and consists of 6,569 square feet. Property is zoned VMX-CR, Village
Mixed Use-Commerclal/Residentlal. 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 10/04/16 for $470,000 and was recorded as Document #61210178, There were no prior sales or
transfers in the previous 12 months.

Comparable #~3. Grantor: I<~ATO, Ralph & irenelGrantee: HUANG, David. The property Is located at 59 North
Market Street in Wailuku and consists of 5,034 square feet Property is zoned 6-3. Central Business Distnct.
Topography is gentle level.
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Comparable Three was not listed in the Maui MLS. The sale closed on 07122115 for $283000 and was
recorded as Document #56810642. There were no prior sales or transfers in the prevIous 12 months.

Comparable #4 Grantor: HANSEN, Jeifry & VictoplalGrantee: RAGING DULL LLC. The property is located at
2666 South Wal Wal Place In Kihel and consists of 13,554 square Feet. Properly Is zoned 8-2 Community
Business Distnct. Topography Is gentle level.

Comparable Four was not listed in the Maui MLS. The sale closed on 09129115 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 Lant 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/Reside ntial. Topography Is level.

Comparable Five was listed on 02/12/09 for $769,000. The property went under contract on 11/18/2014 and
closed on 01/30115 for $744,450 and was recorded as Document #55060377A-C. There were no prior sales or
transfers in the previous 12 months.

VALUE CONCLUSION

After adjustments, the closed comparables indicated a unit value range of $4802 to $63.64. In concluding 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 $815000 as of August 11 2017.

FINAL RECONCILIATION

After analysis of the subject property utilizing the Appraisal Process, It Is the appralsefs opInIon that the Direct
Sales Cornpaflson Approach is the most reliable Indicator of value for the subject property and subsequently
given greatest weIght This approach re perceived to reflect the markets attitude - the actions of both buyer and
seller in the real estate market.
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Island Appraisals

APPRAISAL COMPLIANCE ADDENDUM No.~73~801
bon~wertCbent COUNTY OF MAUI
Addren~ 2091 W Vlneyand St Unit No ___________

City Watluku County Maui State I-fl Zip Code 96793
LenderlChent COUNTY OF MAUI, DEPARTMENT OF FINANCE

The Appraisal Compitance Addendum is included to ensure this report meets a~ USPAP 2014 requrements.
___________________________________________________________ I

A reasonable marketing lime bc the subject property is over 180 day(s) ehlizing maclist conditions pertarunt to the appraisal assignment
A reasonable exposure lime br the subject property Is over 180 day(s)

Tins Appraisal Reports one of the following Iypes~
X Appraisal Report This report was prepared In accordarrce with tire requirements ullhe Appr~al Report option of USPAP Standards Rule 2.2(a).

Restricted Appraisal Report This report was prepared hr accordance with tire requirements of the Rsstrrcted Appraisal Report option of USPAP Slandards Rule 2-2(b) The
intended user of lbs report Is lofted to the identified chest This isa Restricted Appraisal Report and the rationale for how the appraiser amved
at the opmlorrs and conclusions sal forth is the report may riot be understood property without tine addItional information or tire appraisers worirtile

~DDITI0NAL CEl~TlFrCMtOti1S.~ ‘~l~_~ -~ - •1 .~•. .-

certify flat to the best of my knowledge and beheli
The statements ci tact contained in this report ace true end correct
The reported analyses, opinions, and conclusions are limited only by fire reported assumptions and are my personal, kirpartiat aid unblased professional analyses,
opinions, and conclusions.
Unioss otherwise indicated, I have no present or prospective interest in the property that is the subject of INs report and no personal elereel wittr respect to parties involved
Unless otherwIse Indicated, I have performed no services, as as appraiser or in any other capacity, regarding tire property that is tire iub$ct of this report wrthin tin three-year
period immediately preceding acceptance ot this assignment.
I have no bras with respect to the property that is the subject of thsi report or the parties involved with thIs assignment
My engegernent or this assignment was not contingent upon deveioplrrg or reporting predelernivred reauth
My compensation ton complehng this asslgnnmnl is riot contingent upon the development or reporting of a predetermined value or direclion in value that favors the cerise
of the client the arriount 01 the value opinion, the attainment of a stipuloted result, or the occurrence of a subsequent event directly related to the inlended use of
lire appraisal.
My analyses, opineno, and conclusions were developed and this report has been prepared, in conformity with the Uniturm Slandar~ of Prulessnorial Appraisal Practice trial
were ri effect 01 time hrmne tIns report was prepared.
Unless otherwise indicated. I have made a personal inspection of the property that is the subject of Urns report.
Unless otherwise indicated, no one provided significant real property aparaisat assIstance to the person(s) signing Uris certitication Of there are ericephons, the name of each
Indactual providing siguitcwlt real property appraisal assistance is staled elsewhere in thIs report).
This report has been prepared or accordance vrthTitte Xl 01 FIRREA as amended and any bspleriesbng regulabons.

X Ihave NOT peNsnaedseruices,asanapleamtherothercppanly,mgardmgerpropedythalisthewbjedoftherepoitwfiitnmethme-Yee(Perisd
Immediately pieceding acceptance of this assignment
Ei I HAVE performed services, as arm appraise, or in another capacity, regarding the property that a the sidm~ectof this report within the three-year period anmedatety
precedes accet,tacrce of this assSipmelrt Those senlces ale described in the comments below.

—~

I X HAVE madeapexsonalrnspechonotlt’eproperlythatistllessbjedofthrsreport.
I have NOT madna eli ofthePro~ert{thatintheaublectcfthIsme~ort ______

Unless otherwise noted, rio one proveted signntlcant real property appraisal assistance to the person signing this ceitilicaljon If anyone dci provde sIgnifIcant assistance, they
nre hereby etentifled along anti a summary of the extent of the assistance proveted in the report.

Additional IJSPAP wlat~d asses requiring driclosure and/or any state mandated requnernenta. As of the date of title report, I travis completed the Standardy
and Ethics Education Requirement of the Appraisal Institute for Associate Members.

pARI(ETING T1M8 AND EXPOSURE TtME FOR THE SUtsJECT PR0PEF~r~l . ..

IAPPRAISER. ‘..;;. ~~-i’- SUPERViSORY APPR~IJ5ER (ONL’it P REQUlRED)~

Signature
Name Allan T Shinhldo, CGA dii 43
Date of Signalure 09121/2017
nts~criitiruhsi~ CGA 0000143
or State License 1$ __________________

Slate HI
Expinaironi Date of Ceritflnzahoa or License I 2/31 (2017

Effective Dale of Apprasal 08(11/2017

Signature —

Name
Dale of Signature
Stale Certification C
or State License it
S tale
Expiration Date of Certiticatlonor License ___________________

Supervsory Appraiser inspection of Subject Property.
~ Did Not [J Extentsr Only from sheet [] Interior and Evtemtor

USPAP Ccrnpiiance Addnvdum 2n14
Produced by CInCtuFORMS Software 600-822-8727
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Island Appraisals
File No L-17-334801
Case No.

P~~ri~ar COUNTY OF MAUI
PoyertyAddresu 2091 W 1b’ineyard St
Coy Walluktj County Maul Slate HI Zip Code 96793
LenderlClient COUNTY OF MAUI, 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

1~

VIEW OF PARCEL 102 ALONG CHURCH STREET

STREET SCENE - VINEYARD STREET STREET SCENE - CHURCH STREET

Produced by CIiokF~0RMS Software 500-622-8727 Page 11 of 16



Fde No L-1 7-334801
CaeeNo

R~vrnw~r E~OUNTY OF MAUI

Island Ap~raisaIs
PLAT MAP

Fropefly Address 2091 W Vineyard St
City Walluku Counts Maui Slate Zip Code 96793
Lender/Client COUN’Th’ OF MAUI, DEPARTMENT OF FINANCE Address 200 S Hiqh Street, Walluku, HI 96793

Produoed by CSckFORMS Software 800-622-6727 90 12 of 16



File No L-17-334801
Case No.

8on~r COUNTYC~FMALII

Island Appraisals
COMP PHOTOS

Propely Addass 2091 WVineyard St
Guy Wahuku County Maul Slate HI Zip Code 96793
Lend&Ctent COUNTY OF MAUI, DEPARTMENT OF FINANCE Address 200 S HuQh Street, Wailuku, HI 96793

COMP 1 - 385 Ala Makani Street Kahulul COMP 2.89 Laa Street, Walluku

COMP 3- 59 N Mart~et Street, Wailuku COMP 4268.85 Wat We) Place, Kihel

COMP 5-126 Maa Street. Walluku

Produced by C1iCIcFORMS Soltware 800-822.6727 Page 13 of 16



Island Appraisals
LOCATION MAP ADDENDUM

Borm~sr COUNTYOFMAUI
Pro~eity Addiess 2091 W Vineyard St
City Wailuku County Maui State HI Zip Code 96703
Lender!Client COUNTV OF MAUI. DEPARTMENT OF FINANCE AddresS 200 S High Street, Walluku, HI 96793

File No 1-17-334801
Case No.
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FLOOD MAP ADDENDUM
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APPRAISERS LICENSE File No L-17-334801
Case No.

Borrower COUNTY OF MAUI
Property Address 2091 W Vineyard St
Ci~y Waituku County Maui State HI Zip Code 96793
LenderlClient COUNTY OF MAUI, DEPARTMENT OF FINANCE Address 200 S High Street. Wailuku, HI 96793
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