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I. INTRODUCTION

PURPOSE OF PROJECT

The State of Hawaii, Department of Land and Natural Resources (DLNR) owns
approximately 59 acres of land in the Kanoelehua Industrial Area (KIA) in Hilo on the
island of Hawaii. The DLNR leases its lands within the KIA to various tenants for
industrial, commercial, and utility uses. Revenues from these lands support important
DLNR programs. Many of these leases were entered into in the 1960s and are set to
expire in the next several years. With the approaching expiration of these leases, DLNR
has commissioned a market study, master lease feasibility study, and this Lot
Consolidation Analysis Report for KIA to assist with long-term planning efforts for the
area moving forward.

The KIA is comprised primarily of smaller parcels. On average, DLNR leases in KIA are
for parcels less than 1.0 acre in size. The purpose of this Report is to assess whether
there are opportunities to consolidate smaller parcels to allow for more efficient land use
and development, create more desirable leasehold parcels for potential tenants, and
thereby generate greater lease revenues for DLNR.

PROJECT DESCRIPTION

This Lot Consolidation Analysis Report assesses land and improvement conditions for
contiguous KIA parcels with leases expiring within two (2) years of each other, and, will
analyze the potential for the affected parcels to be consolidated for redevelopment and/or

re-lease.

BENEFITS OF LOT CONSOLIDATION

Lot consolidation presents several potential benefits that could make DLNR’s lands more
attractive to potential tenants.

o Opportunities for larger buildings. Hawaii County regulations do not permit
buildings to straddle lot lines. As such, a series of smaller adjacent parcels could
contain separate buildings on each, but a single larger building spanning the
parcels would not be permitted without lot consolidation. The potential for larger
buildings within KIA could attract tenants or uses who may not have been
interested if leases were limited to smaller parcels with smaller building
footprints.
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o Opportunities for more efficient site management. County zoning establishes
minimum setbacks for buildings from lot lines. In certain zoning districts, front,
side, and rear setbacks are required. Where side setbacks are required, the
maximum building footprint on two (2) separate parcels would be less than the
allowable building footprint if the two (2) parcels were consolidated. This is
because a consolidated parcel would not require side setbacks where the former
property boundary existed prior to the consolidation. In general, the Limited
Industrial and General Industrial zoning designations found within KIA only
establish front and/or rear setbacks. As such, lot consolidation would not
necessarily result in a larger buildable area by eliminating the need for side yard
setbacks. However, there could still be numerous site design efficiencies
achieved through lot consolidation. As mentioned above, consolidation would
allow for larger buildings to be built where former property lines were drawn. In
addition, vehicular access and parking could be consolidated and provided in a
more efficient manner through lot consolidation. Local brokers have indicated
that many of the smaller parcels within KIA lack sufficient off-street parking and
side yard space required for maneuverability of large trucks and storage of
containers and other equipment. Lot consolidation could help to address this
issue. Hawaii County requires off-street parking requirements to be met within
the parcel it is serving; exceptions to allow for shared or off-site parking may be
granted at the plan approval phase. However, if separate parcels were
consolidated into a single lot, the parking and associated vehicular access points
could be consolidated into one area, allowing for more efficient use of the site.

o Address existing nonconformities, where present. Buildings that straddle lot
lines are considered existing, non-conforming structures. While non-conformities
are generally allowed to remain so long as improvements to the structure do not
exceed 50 percent of the building value, the long-term potential for the structure is
limited without remedying the non-conformity. In the case of buildings straddling
lot lines, the non-conformity would be addressed by consolidating the parcel to
remove the underlying property boundary.

As demonstrated above, lot consolidation presents numerous potential benefits for
prospective lessees. The option to consolidate lots would make DLNR’s lands more
attractive to potential tenants and may also expand the pool of interested tenants who
would be seeking larger lots and/or buildings. The benefits created by lot consolidation
or the option to consolidate could translate into higher lease rates and revenue for DLNR.
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II. DESCRIPTION OF PROJECT AREA

REGIONAL LOCATION

Kanoelehua Industrial Area (KIA) is located in the urbanized region of Hilo in the
vicinity of the Hilo International Airport. See Figure 1. To the west of KIA are the
Wailoa River State Park and the Waiakea Pond with Downtown Hilo beyond. The
Coconut Island Park is located to the north. The State of Hawaii, Department of Land and
Natural Resources (DLNR) owns 79 parcels within the KIA area which are leased to
tenants via 70 leases. See Figure 2%. Leases governing these parcels are set to expire
between 2016 and 2044, with several leases currently operating on a month-to-month
basis.

LAND USE DESIGNATIONS

The majority of parcels are currently occupied by industrial and commercial uses, with
limited office and utility uses occurring on DLNR’s KIA lands. The County of Hawaii’s
(County) Land Use Pattern Allocation Guide (LUPAG), a component of the Land Use
Element of the County’s General Plan, designates the lands underlying the KIA leased
parcels as Industrial, Medium Density Urban, and High Density Urban. Consistent with
the industrial character of the KIA, the majority of DLNR’s lands in the area are zoned
General Industrial and Limited Industrial. There are a few parcels zoned Neighborhood
Commercial. Maps illustrating the existing land uses and land use designations are
presented in Chapter III.

A description of the zoning districts underlying DLNR’s KIA lands is provided in Table
1 below while a list of permitted uses by zoning district is presented in Appendix “A”.

2 Given the relatively large geographic limits of the KIA, the discussion and analysis provided in this report
separates the KIA into a “North Study Area” and a “South Study Area”.
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Table 1. KIA Zoning Districts

Zoning District Description

Limited Industrial (ML) The ML district applies to areas for business and industrial uses which are
generally in support of but not necessarily compatible with permissible
activities and uses in other commercial districts.

General Industrial (MG) The MG district is intended for heavier industrial uses compared to the
ML district. The MG district applies to areas for uses that are generally
considered to be offensive or have some element of danger.

Neighborhood The CN district applies to strategically located centers suitable for
Commercial (CN) commercial activities which shall be of such size and shape as will
accommodate a compact shopping center which supplies goods and
services to a residential or working population on a frequent need or
convenience basis. This district is distinguished from a central
commercial district which provides general business and broad services to

a city or region.

In general, the ML and MG districts allow for limited commercial uses, such as bakeries,
bars, restaurants, home improvement centers, laboratories, and storage facilities. Various
manufacturing, repair, and storage uses are permitted in these zoning districts, with a
greater variety of uses allowed in the MG district compared to the ML district. Examples
of industrial uses allowed in both ML and MG districts include cleaning and dyeing
plants, contractor’s yards, food manufacturing and processing, heavy equipment sale,
service, and rental, publishing/printing plants, utility facilities, warehousing, and
wholesaling and distribution. Heavier industrial uses only allowed in the MG district
include bulk storage of flammable or explosive products, concrete or asphalt batching,
freight movers, lumberyards, major repair establishments, saw mills, and automobile
body and fender establishments.

It is noted that business services, commercial or personal services, offices, and general
retail establishments are not permitted uses within the ML or MG districts. Only retail
sales that are incidental or subordinate to permitted uses within the zoning district are
allowed.

NATURE OF KANOELEHUA INDUSTRIAL AREA LEASES

As noted previously, the DLNR has 70 leases in the KIA encompassing approximately 79
Tax Map Key (TMK) parcels. These leases cover approximately 59 acres and generate
$2.1 million in annual lease revenue for the DLNR. See Table 2 for a summary of the
lease characteristics at the KIA. Leased areas within the KIA range from 0.22 acre to
nearly five (5) acres and average approximately 0.84 acre. The lease rates range from
$8,280 per acre per year to $80,000 per acre per year, with an average rate of

Page 6




approximately $42,284. While there is a limited number of listings for leases of
industrial land in the State, DLNR’s lease rates at KIA are generally lower than the
market rates advertised for neighbor islands and suburban areas of Oahu. In general, the
lease provisions governing the KIA properties state that the annual rent amount be
reopened and redetermined every 10 years. The rental rate shall be the preceding rental
rate or the fair market value, as determined by an appraiser, whichever is higher.
Because rental rates are adjusted every 10 years, the lease rates can trail market trends,
particularly towards the end of lease terms or the 10 year increments.

Table 2. Summary of Kanoelehua Industrial Area Leases

DILNR Leases at Kanoelehua Industrial Area

Number of Leases 70

_|Number of Parcels 80
Total Land Area (acres) 58.8
Total Annual Lease Revenue $2,125,989

Lease and Property Characteristics
Minimum | Maximum Average Median

Lease Area (acres) 0.22 4.82 0.84 0.47
Lease Rate ($/acre/year) $8,280 $80,000 $42,284 $43,594
Year Structure Built 1929 2005 1968 1965.5
Building Size (sq. ft.) 1,632 50,194 10,248 7,500
Improvement to Land Value (I/L) Ratio 0.12 6.91 1.10 0.96

Source: Department of Land and Natural Resources.
Prepared by : Munekiy o Hiraga, 2015.

The building structures within the KIA are older, many of which were built in the 1960s
when the leases originated. The average year structures were built on KIA leased lands is
1968. Buildings range in size from 1,632 square feet to over 50,000 square feet and
average 10,248 square feet.

An indication of the building condition and age within the KIA is the improvement to
land value ratio, or I/L ratio. This ratio compares the assessed value of the improvements
on a parcel to the assessed value of the land. An I/L ratio less than 1.0 indicates that the
land is more valuable than the improvements built on it. The I/L ratio for KIA parcels
varies widely from 0.12 to 6.91, with an average of 1.10. The average I/L ratio of 1.10
means that the value of improvements on KIA parcels is 1.10 times the value of the
underlying land. In many cases, analysts identify parcels with an I/L ratio of less than 1.0
as potential opportunities for redevelopment because the underlying land is more
valuable than the improvements.
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III. METHODOLOGY

DATA SOURCES

This lot consolidation analysis was based on data from several sources. Department of
Land and Natural Resources’ (DLNR) 70 leases for its properties at the Kanoelehua
Industrial Area (KIA) were reviewed along with a database summarizing the key terms
and conditions of the properties and leases. This database included information, such as
location, parcel number, lease area, lease term, annual rent, and existing use. Additional
information on existing structures and assessed values was obtained from DataQuick
ProspectFinder FARM (now called CoreLogic), a private data and market research
service that aggregates real property tax information from local assessor’s offices.
Information on existing land use designations, such as the General Plan’s Land Use
Pattern Allocation Guide and County Zoning, were obtained from the County of Hawaii
Planning Department and the Hawaii Statewide Geographic Information Systems (GIS)
Program.

CRITERIA FOR IDENTIFYING OPPORTUNITY SITES

Following review of the existing leases within KIA, the various terms and conditions and
property information, several criteria were established for identifying opportunities for lot
consolidation. Primary and secondary criteria were identified and are described below.

1. Primary Criteria

o Adjacent Parcels — As noted earlier, DLNR’s landholdings within the
KIA are not all contiguous. There are clusters of parcels distributed
throughout the KIA that are owned and leased by DLNR. Refer to Figure
2. A critical criteria for identifying opportunities for lot consolidation was
parcel adjacency. A minimum of two (2) adjacent parcels that are owned
and leased by DLNR are needed for lot consolidation.

o Lease Expiration Year — The term remaining on DLNR leases varies
throughout the area, with leases expiring from 2016 through 2044. There
are also several leases that are currently operating on a month-to-month
basis. To the extent that leases of adjacent parcels are held by different
tenants, lease expiration becomes a key consideration for lot
consolidation. For DLNR to re-lease adjacent parcels under a single lease
with the option for lot consolidation, the parcels need to have their
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existing leases terminating at or around the same time. For example, if
two (2) adjacent parcels both have leases expiring in 2016, DLNR could
re-lease the parcels under a single lease at that time. On the other hand, if
the adjacent parcels have terms that are ten (10) years apart, re-leasing as a
single long-term lease would be much more difficult. To address this
criteria, the analysis identified adjacent parcels that have leases expiring in
the same year or within a two (2) year period. There are several years
with a large number of leases expiring; 21 leases are set to expire in 2016
and another 12 will expire in 2025. Adjacent parcels with leases expiring
in these years were looked at first for opportunities for consolidation. In
addition to these two (2) years, other adjacent parcels with leases expiring
in or around the same time were also considered. See Figure 3 and
Figure 4.

. Improvement to Land Value Ratio (I/L Ratio) — Redevelopment
opportunities go hand in hand with lot consolidation and often serves as a
driving factor when looking at consolidation of parcels or redrawing
property lines. Lot consolidation provides the opportunity to redevelop on
a larger site with a different and often more efficient site plan. If there are
existing buildings on a parcel that are substantial and in good condition,
the incentive to redevelop the property would be diminished. Without the
impetus to redevelop the parcel, there is litile incentive to consolidate
parcels. To gauge properties’ redevelopment potential, this analysis
utilizes an improvement-to-land value ratio, or I/L ratio. The I/L ratio is
the ratio of the assessed value of the improvements (buildings) to the
assessed value of the underlying land. An I/L ratio less than 1.0 indicates
that the land is worth more than the structures built upon it. On the other
hand, an I/L ratio greater than 1.0 means that the building’s value is
greater than the underlying land value. For the purposes of identifying
redevelopment opportunities, analysts often utilize an I/L ratio threshold
of 1.0. See Figure 5 and Figure 6.

Secondary Criteria

o Year Structure Built — Similar to the I/L Ratio, the age of existing
structures on a parcel were considered for the purposes of identifying
redevelopment and lot consolidation opportunities. To the extent that
building age can provide a general approximation of building conditions,
the year structures were built can be informative. It is noted that building
age alone does not determine whether a site is suitable for redevelopment
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or not as building condition is dependent on numerous factors including
the degree of repair and maintenance work that occurs throughout the life
of the building. Nevertheless, year structure built, when considered in
conjunction with other factors such as the I/L ratio, is pertinent for the lot
consolidation analysis. See Figure 7 and Figure 8.

Zoning — The DLNR’s landholdings within the KIA are zoned for General
Industrial (MG), Limited Industrial (ML), and Neighborhood Commercial
(CN) uses. See Figure 9 and Figure 10. For the purposes of lot
consolidation, adjacent parcels with the same underlying zoning present
better opportunities for consolidation than parcels with different or
conflicting zoning. While it would be possible to consolidate parcels with
different zoning designations, the different zoning designations carry with
them differing development regulations, such as setbacks, minimum
building site areas, height limits, and minimum land area for building
sites). The differing zoning designations present additional difficulties for
development, and as such, adjacent lots with different zoning designations
were not considered for consolidation as part of this analysis.

Existing Non-Confirming Structures — The County’s zoning code
establishes building setbacks and other development parameters for each
zoning district. The regulations do not permit buildings to straddle lot
lines. In other words, a single structure cannot be built on multiple
parcels. However, some of DLNR’s KIA properties have buildings that
straddle lot lines, covering multiple parcels. These buildings would be
considered existing, non-conforming structures by the County. In general,
when improvements are made to existing, non-conforming structures, the
buildings must be brought into compliance if the improvements exceed 50
percent of the building value. Thus, while the existing non-conforming
structures may be allowed to remain in place in the near term, the non-
conformity will inhibit the building owner’s ability to construct
improvements to the structure over time. In order for the non-conforming
structure to be brought into compliance, the underlying parcels would
need to be consolidated such that the structure is no longer straddling lot
lines, or the building must be demolished. As such, parcels with non-
conforming structures built across lot lines were included as opportunities
for lot consolidation regardless of other factors or criteria.
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ANALYSIS OF LOT CONSOLIDATION OPPORTUNITY SITES

The criteria identified above were assessed through database analysis and GIS mapping.
Initially, the three (3) primary criteria were utilized to identify potential opportunity sites.
This initial phase identified adjacent parcels with leases expiring in 2016 and 2025 and
I/L ratios less than or equal to 1.0. The years 2016 and 2025 were used for the initial
phase of identifying opportunity sites because there are a large number of leases expiring
in those years. Once these potential opportunities were identified, a more detailed
analysis of each potential opportunity site was conducted, including a review of the
secondary criteria, to confirm the appropriateness of the site for potential consolidation in
the future.

In addition to the potential opportunity sites that were identified through the initial
analysis of the three (3) primary criteria, the database of leases and maps of DLNR’s KIA
holdings were carefully reviewed to identify other potential opportunity sites that may
have not been recognized through strict interpretation of the primary criteria. For
example, in certain instances, there were adjacent leases with I/L ratios that were just
over 1.0. These parcels would not necessarily have been identified during the initial
analysis but could still potentially be an opportunity for redevelopment and lot
consolidation if the improvement value was just slightly higher than the land value. The
I/L ratio threshold of 1.0 is a general rule of thumb but was not used as a strict measure
for identifying potential opportunity sites. Analysis was also done to identify additional
opportunity sites outside of the lease expiration years of 2016 and 2025 using both the
primary and secondary criteria.

It is noted that there are identified opportunity sites which contain some parcels with an
I/L ratio below 1.0 and some parcels with an I/L ratio above 1.0. In these instances, the
collective I/L ratio of all parcels identified for consolidation is usually near or below 1.0.
For those opportunity sites containing individual parcels with higher I/L ratios and more
substantial improvements/buildings in good condition, the redevelopment may be focused
on just those parcels with older, more dilapidated buildings. In other words, the site
identified for potential lot consolidation and redevelopment may contain a building that
would remain along with others that would be redeveloped.

Following the identification and analysis of the potential lot consolidation opportunity
sites, a physical site visit was conducted for each opportunity site to better understand the
on-the-ground conditions and verify the preliminary findings of the analysis.

The identification of a site as an opportunity for consolidation does not mean that DLNR
and/or its tenants must follow through with the consolidation. Rather, this analysis
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simply points out potential opportunities for consideration. In addition, while this
analysis may identify opportunity sites which contain more than two (2) parcels for
consolidation, DLNR and/or its tenants may choose to consolidate just a subset of the
parcels included in the opportunity site. This analysis of potential lot consolidation
opportunities tended to be more inclusive rather than exclusive.

Page 20




IV. OPPORTUNITIES
ANALYSIS




IV. OPPORTUNITIES ANALYSIS

The review of the criteria discussed in the previous chapter yielded a number of opportunity sites
that are potential candidates for consolidation. As noted earlier, the years 2016 and 2025 have
the largest number of leases expiring; 21 and 12, respectively. As such, these years were
examined first using the established criteria to identify the potential for consolidation.

Utilizing geographic information system (GIS) querying protocols on all parcels, initial potential
consolidation opportunity sites were identified as adjacent parcels displaying like criteria. Query
(GIS overlay) criteria and their graphical outcomes are summarized in Table 3.

Table 3. GIS Query Criteria and Mapping Results

Primary Criteria Secondary Criteria Lease Expiration Year Figure Reference

I/L Ratio Zoning 2016 See Figure 11

I/L Ratio Zoning 2025 See Figure 12

I/L Ratio Existing Use 2016 See Figure 13

I/L Ratio Existing Use 2025 See Figure 14

I/L Ratio Year of Building 2016 See Figure 15
Construction

I/L Ratio Year of Building 2025 See Figure 16
Construction

Following the initial findings utilizing GIS querying protocols, a second analysis was done of all
parcels for all lease expiration years to determine if other parcels met the criteria for lot

consolidation. In total, seventeen (17) opportunity sites were identified. These sites will be
further described in Chapter V.
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V. OPPORTUNITY SITES

This chapter provides an overview of each of the seventeen (17) opportunity sites that were
identified through a review of the Department of Land and Natural Resources’ (DLNR)
Kanoelehua Industrial Area (KIA) lands against the established primary and secondary criteria
described in Chapter III. Fifteen (15) of the seventeen (17) opportunity sites are located within
the KIA “south” study area, while two (2) are located in the KIA “north” study area. See Figure
17.

The discussion of each site includes key lease and property characteristics, a map and aerial
photo showing the site location, as well as photos of the existing structures. The information is
then summarized in a table which discusses the opportunities associated with lot consolidation in
regards to the assessment criteria.
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Table 4. Site 1 Lease and Property Characteristics
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Parcel 11 Parcel 12 TOTALS
TMK No. (3)2-2-049:011 (3)2-2-049:012 -—--
Lease No. GL-3596 GL-3593 ----
Lease Start Date 1/16/1961 1/16/1961 -
Lease Expiration Date 1/15/2016 1/15/2016 -
Current Tenant Hill, Lesley Hilo Automotive Supply e
Existing Use Industrial Industrial -——n
Annual Rent $17,940.00 $16,320.00 $34,260.00
Parcel Area (acres) 0.382 0.367 0.749
Building Size (sq. ft.) 3,840 7,520 11,360
Year of Building 1961 1961 ———-
Construction
Lot Coverage Ratio 23.08% 47.04% 34.81%
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Parcel 11 Parcel 12 TOTALS
I/L Ratio 0.47 0.98 0.73#
Zoning Limited Industrial Limited Industrial -
(ML-20) (ML-20)
Table 5. Site 1 Opportunity Assessment
Assessment Parameter Assessment Information Comments
Adjacent Parcels Yes Frontage shared on Wiwoole Street
Lease Expiration 1/15/2016 Both leases expire on the same date
I/L Ratio 0.73 Value of land exceeds value of improvements
(Combined Total)
Year Structures Built 1961 Structures are more than 50 years old

Structure

property line®

Zoning Limited Industrial Zoning provides setback requirements for
(ML-20) front and rear yards only; 45-foot maximum
building height
Existing Non-Conforming Yes Existing structures appear to straddle the

Other Considerations:

e  Consolidation would resolve potential non-conformity issues with regards to existing structures that appear

to be straddling the property line.
e  Low I/L ratios present the opportunity to redevelop the parcels with a higher use.

I/L Ratio “Total” calculated by adding assessed building valuations for the affected parcels and dividing by cumulative
assessed land valuations of affected parcels.

Overlay of TMK parcels on aerial map is approximate. Location of structures with respect to lot lines should be verified
by a land surveyor.
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Photo No. 1: Parcel 11

Photo No. 2: Parcel 12
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Table 6. Site 2 Lease and Property Characteristics

Parcel 83 Parcel 97 Parcel 98 TOTALS
TMK No. (3)2-2-050:083 (3)2-2-050:097 (3)2-2-050:098 -
Lease No. GL-35% GL-3600 GL-3670 -
Lease Start Date 1/16/1961 1/16/1961 3/20/1961 -—--
Lease Expiration Date 1/15/2016 1/15/2016 3/16/2016 -—m-
Current Tenant Izuno, Raymond T. Hilo Mechanical, Inc Machida Inc. ———-
Existing Use Industrial Industrial Commercial -—--
Annual Rent $11,700.00 $14,740.00 $14,750.00 $41,190.00
Parcel Area (acres) 0.224 0.344 0.344 0.912
Building Size (sq. ft.) 1,980 N/A? 5,000 6,980
Year of Building 1961 N/A? 1962 -
Construction
Lot Coverage Ratio 20.29% N/A? 33.37% N/A
I/L Ratio 0.39 0.39 0.65 0.49°

Information on the existing structure was not available through the County of Hawaii’s Real Property Tax website.
b /L Ratio “Total” calculated by adding assessed building valuations for the affected parcels and dividing by cumulative
assessed land valuations of affected parcels.
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Parcel 83

Parcel 97

Parcel 98 TOTALS

Zoning

Limited Industrial
(ML-20)

(ML-20)

Limited Industrial

Limited Industtial —
(ML-20)

Table 7. Site 2 Opportunity Assessment

Assessment Parameter

Assessment Information

Comments

Structure

Adjacent Parcels Yes Parcels share frontage on Holomua
Street; Parcel 97 also fronts Pookela
Street

Lease Expiration 1/15/2016, 3/16/2016 Leases expire in the same year, within
two (2) month span

I/L Ratio 0.49 Value of land exceeds value of

(Combined Total) improvements

Year Structures Built 1961 - 1962 Structures are more than 50 years old

Zoning Limited Industrial Zoning provides setback requirements

{ML-20) for front and rear yards only; 45-foot

maximum building height

Existing Non-Conforming No

Other Considerations:

e Low I/L ratios present the opportunity to redevelop the parcels with a higher use.

e  Although this site encompasses three (3) parcels, not all parcels need to be consolidated. For
example, since Parcels 97 and 98 share frontage on Holomua Street, the lessee(s) or DLNR
may consider consolidating these two (2) parcels only.
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Photo No. 1: Parcel 97

Photo No. 2: Parcel 98
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Parcel 83

Photo No. 3
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Table 8. Site 3 Lease and Property Characteristics

Hilo
Intemational

—, Airport

Parcel 85 Parcel 86 TOTALS
TMK No. (3)2-2-050:085 (3)2-2-050:086 -
Lease No. GL-3598 GL-3595 -
Lease Start Date 1/16/1961 1/16/1961 -
Lease Expiration Date 1/15/2016 1/15/2016 -—-
Current Tenant Mauna Kea Infrared, LLC Heide & Cook, LLC -—--
Existing Use Commercial Industrial ----
Annual Rent $12,840.00 $12,840.00 $25,680.00
Parcel Area (acres) 0.258 0.258 0.516
Building Size (sq. ft.) 4,434 5,600 10,034
Year of Building 1962 1961 -—--
Construction
Lot Coverage Ratio 39.45% 49.83% 44.64%
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Parcel 85 Parcel 86 TOTALS
I/L Ratio 0.80 0.74 0.77
Zoning Limited Industrial Limited Industrial e
(ML-20) (ML-20)
Table 9. Site 3 Opportunity Assessment
Assessment Parameter | Assessment Information Comments
Adjacent Parcels Yes Frontage shared on Pookela Street
Lease Expiration 1/15/2016 Both leases expire on the same date
I/L Ratio 0.77 Value of land exceeds value of
(Combined Total) improvements
Year Structures Built 1961 — 1962 Structures are more than 50 years old
Zoning Limited Industrial Zoning provides setback requirements
(ML-20) for front and rear yards only; 45-foot
maximum building height
Existing Non-Conforming No
Structure
Other Considerations:
e  Low I/L ratios present the opportunity to redevelop the parcels with a higher use.

a /L Ratio “Total” calculated by adding assessed building valuations for the affected parcels and dividing by cumulative
assessed land valuations of affected parcels.
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Photo No. 1: Parcel 85

T

Photo No. 2: Parcel 86

Page 39



International

iy @Airpo 4

Table 10. Site 4 Lease and Property Characteristics

Parcel 90 Parcel 95 Parcel 96 TOTALS
TMK No. (3)2-2-050:090 (3)2-2-050:095 (3)2-2-050:096 -
Lease No. GL-3599 GL-3622 GL-3606 -
Lease Start Date 1/16/1961 3/20/1961 1/16/1961 -
Lease Expiration Date 1/15/2016 3/19/2016 1/15/2016 -
Current Tenant Central Supply, Matsubara, Hiroshi, & Nade | The Food Basket, Inc. ——-

Inc.

Existing Use Industrial Industrial Industrial -
Annual Rent $26,000.00 $15,480.00 $8,550.00 $50,030.00
Parcel Area (acres) 0.78 0.32 0.34 1.44
Building Size (sq. ft.) 11,040 2,304 10,486 23,830
Year of Building 1961 1962 1963 -—--
Construction

Page 40




Parcel 90 Parcel 95 Parcel 96 TOTALS
Lot Coverage Ratio 32.70% 16.53% 69.98% 37.99%
/L Ratio 1.34 0.66 1.61 1.242
Zoning Limited Industrial Limited Industrial Limited Industrial e
(ML-20) (ML-20) (ML-20)
Table 11. Site 4 Opportunity Assessment
Assessment Parameter | Assessment Information Comments

Adjacent Parcels Yes Parcels 95 and 96 share frontage on
Holomua Street; Parcel 90 has frontage
on Makaala Street

Lease Expiration 1/15/2016 Leases expire in the same year, within
two (2) month span

I/L Ratio 1.24 Value of land is slightly less than value

(Combined Total) of improvements

Year Structures Built 1961 - 1963 Structures are more than 50 years old

Zoning

Limited Industrial
(ML-20)

Zoning provides setback requirements
for front and rear yards only; 45-foot
maximum building height

Existing Non-Conforming
Structure

No

Other Considerations:

e Although this site encompasses three (3) parcels, not all parcels need to be<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>