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 February 16, 2010 
Ms. Nancy Nishikawa 
Kimura International 
1600 Kapiolani Boulevard, Suite 1610 
Honolulu, Hawaii 96814 
 
RE: Economic/Fiscal Impact Analysis of the Proposed Nanakuli Community Baseyard 
 
Dear Nancy: 
 
We have completed the following Economic/Fiscal Impact Analysis of the Proposed Nanakuli 
Community Baseyard in response to a written comment from the State Land Use 
Commission (LUC).  The pertinent LUC comment, as set forth in a letter addressed to Mr. Glenn T. 
Kimura dated January 5, 2010, is as follows: 
 
“Additionally, we believe that the proposed development would generate revenues to the State and 
the City and County of Honolulu as well as require governmental operating expenditures to support 
it.  However, there is no economic and fiscal analysis of the proposed development in the DEIS.  
Accordingly, we request that an analysis that addresses the projected revenues and expenses of the 
development be provided.  The analysis should include a discussion on the various revenues, 
including personal income, general excise, and real property taxes, that would be generated.  
Similarly, the analysis on governmental expenditures should include, but not be limited to, the 
following areas: roadways (improvements and maintenance), public safety, health and sanitation; 
human services; recreation; debt service; and governmental employee benefits.” 
 
INTRODUCTION AND EFFECTIVE DATE OF THE ANALYSIS 
 
This economic/fiscal impact analysis of the Proposed Nanakuli Community Baseyard focuses on the 
potential impact of the proposed development on future public sector revenues and expenditures.  
More specifically, the intent of this analysis is to provide the following information:  (1) reasonable 
forecasts of potential, additional revenues to the State of Hawaii and City and County of Honolulu 
governments generated by the proposed subject development and (2) reasonable forecasts of 
potential, additional governmental operating expenditures by the State of Hawaii and the City and 
County of Honolulu necessitated by, or resulting from, the proposed subject development. 
 
Prior to this assignment, we prepared a Market Analysis and Employment Forecast for the Proposed 
Nanakuli Community Baseyard as part of a more comprehensive Draft Environmental Impact 
Statement (DEIS).  The effective date of our market analysis and employment forecast for the 
proposed subject development was March 31, 2008.    
 
The effective date of our analysis corresponding to this economic/fiscal impact analysis of the 
proposed subject development is February 1, 2010, and all dollar amounts presented herein are 
generally expressed in terms of 2010 monetary values.  Also, please note that for purposes of this 
assignment, we have not updated or revised any portion of our initial March 2008 market analysis 
and employment forecast report. 
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FRAMEWORK OF THE ANALYSIS 
 
The two following statements are excerpted from the Nanakuli Community Baseyard Draft 
Environmental Impact Statement (DEIS), set forth under Chapter 3, Section 3, (i.e., 3.3 Preliminary 
Cost and Timetable): 
 

Based on the conceptual site plan, the preliminary cost for mass grading and 
infrastructure construction is estimated at $29 million. 
 
As the master developer for the project, Tropic Land, LLC plans to construct the 
infrastructure for the light industrial park over a period of ten years. 

 
The second statement, alluding to the planned construction of proposed subject infrastructure over a 
ten-year period, is particularly relevant to the framework of this analysis.  As indicated within the 
accompanying Tables 1 and 2, our forecasts of the potential economic/fiscal impacts of the proposed 
subject development to the respective governmental entities of the State of Hawaii and the City and 
County of Honolulu are presented with respect to two distinct time periods of assessment.  
 
The first time period of assessment is represented by an initial, 10-year period corresponding to the 
projected timetable for completion of proposed infrastructure construction.  From a forecasting 
perspective, this first assessment period (i.e., ten years) is characterized as a short-range to mid-
range economic forecast.   
 
The second time period of assessment is represented by the period of time extending beyond the 
initial ten-year timetable for completion of proposed infrastructure improvements.  From a 
forecasting perspective, this second assessment period (extending beyond ten years) is characterized 
as a long-range economic forecast. 
 
Therefore, within the framework of this analysis, our forecasts of the potential economic/fiscal 
impacts of the proposed subject development on future state and local government revenues and 
expenditures are presented with respect to two distinct time periods of assessment:   
 
(1) A Short-Range to Mid-Range Forecast corresponding to the anticipated ten-year period required 

to complete incremental infrastructure construction; and  
 
(2) A Long-Range Forecast corresponding to the subsequent period of time beyond the ten-year 

construction period required to complete infrastructure improvements.   
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ECONOMIC/FISCAL IMPACT FOR THE STATE OF HAWAII 
 
The potential economic/fiscal impacts of the Proposed Nanakuli Community Baseyard on future 
government revenues and expenditures for the State of Hawaii are summarized in Table 1.   
 
REVENUES: 
 
Impact on Revenues, Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)  
 
For purposes of this analysis, the proposed subject development’s potential impact on generating 
additional State government revenues over the course of its anticipated ten-year construction period 
is measured in terms of two basic categories, or sources, of revenue:  general excise taxes (State 
share) and personal income taxes. 
 
General Excise Taxes -- Over the course of the proposed project’s anticipated ten-year construction 
phasing, the State’s share of generated general excise tax revenue is forecast at four percent of the 
project’s estimated total construction cost.  In this case, the total construction cost estimate is 
$29 million.  Four percent of this total cost estimate equals $1,160,000. 
 
Personal Income Taxes -- As set forth in our Market Analysis and Employment Forecast report of 
March 2008, the total short-term, or short-range, employment forecast for the proposed subject 
development is estimated at 120 to 150 person-years (the term “person-year” refers to the equivalent 
of one year of full-time work for one worker).  For purposes of this analysis, we utilize a single, 
point-estimate forecast of 135 person-years. 
 
The gross workforce income generated by the proposed project’s anticipated construction is forecast 
at $8,100,000 based on the following factors:  (a) a total employment forecast estimated at 
135 person-years; and (b) a gross average annual wage per person-year estimated at $60,000 [135 x 
$60,000 = $8,100,000].  The average annual wage estimate of $60,000 is based on data pertaining to 
Construction Industry wages for Honolulu County, as compiled by the State Department of Labor 
and Industrial Relations.   
 
Personal income tax revenue is forecast at five percent (5%) of gross workforce income.  A five 
percent capture rate is generally consistent with the following historical data, as reported within the 
State of Hawaii Data Book: 
 
 Calendar   Gross Family    State/Local    Percent 
    Year         Income Level    Taxes Paid      of Income 
 
    2007       $50,000       $3,239     6.48% 
        $75,000       $5,352     7.14% 
 
    2006       $50,000       $2,919     5.84% 
        $75,000       $5,305     7.07% 
 
    2005       $50,000       $2,177     4.35% 
        $75,000       $4,224     5.63% 
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 Estimated Tax Burden for a Four-Person Family on Oahu in 2006, 
  As a Percentage of Gross Family Income: 
 
   Federal Income Tax    6.3% 
   State Income Tax    4.1  
   Social Security Tax  15.2 
   General Excise Tax    5.5 
   Real Property Tax    1.5  
   Employment Insurance Tax   5.2 
   Specific Excise Tax    0.3 
   Automobile Tax    0.7 
   Total Tax Burden  38.8% 
 
Five percent of the gross workforce income estimate of $8.1 million equals $405,000. 
 
Forecasted Impact on Revenues -- The forecasted impact on general excise tax revenue is 
estimated at $1,160,000.  The forecasted impact on personal income tax revenue is estimated at 
$405,000.  Therefore, the potential impact on State government revenues over the ten-year period 
corresponding to the project’s construction of infrastructure improvements is forecast at $1,565,000. 
 
Impact on Revenues, Long-Range Forecast (Beyond 10 Years, Annual Basis)  
 
The proposed subject development’s potential impact on generating additional State government 
revenues on a long-range, stabilized operational basis is also measured in terms of two basic 
categories, or sources, of revenue:  general excise taxes (State share) and personal income taxes.   
 
The proposed development is not anticipated to achieve immediate, stabilized build-out and/or 
operational occupancy upon completion of construction.  Given the scale of the proposed 
development and depending upon future market conditions, stabilized market absorption and build-
out is likely to require multiple months, if not years, to accomplish.  This analysis, however, is based 
on the assumption that the proposed subject development has attained a stabilized operational 
condition.  As such, this portion of the analysis provides a general indication of the long-range 
revenue-generating potential associated with the proposed subject development, on an annual basis. 
 
General Excise Taxes -- Economic/sales activity either conducted at the project site or generated by 
business entities based at the project site will generate general excise tax revenue to the State.  
Forecasting the future level of such activity and the amount attributable to a net increase in general 
excise tax revenue is not a straightforward procedure.  First, the tenant mix and type of businesses 
that will ultimately locate and operate at the project site are presently unknown.  Second, it must be 
assumed that some percentage of business activity at the project site will merely represent a 
geographic relocation of pre-existing sales, and this would not imply any net increase to the general 
excise tax base. 
 
For illustrative and analytical purposes, we have estimated a stabilized level of forecasted additional 
business activity at $37.5 million per year.  This figure is derived by multiplying an estimated 
building area of 300,000 square feet by an average sales factor of $125 per square foot of building 
area.  A building floor area estimate of 300,000 square feet equates to approximately ten percent of 
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the project’s net developable land area of 70 acres.  An average sales factor of $125 per square foot 
of building area is considered reasonable for the subject’s proposed light industrial development 
concept.  Again, it is important to note the limitations inherent within this portion of the analysis as a 
result of present unknowns and possible future variables. 
 
Based on the factors outlined above, the annual impact on general excise tax revenue is forecast at 
four percent of $37.5 million, or $1,500,000 per year. 
 
Personal Income Taxes -- As set forth in our Market Analysis and Employment Forecast report of 
March 2008, the total long-term, or long-range, employment forecast for the proposed subject 
development on a stabilized operational basis is estimated at 840 to 1,260 full-time jobs.  For 
purposes of this analysis, we have utilized a single, point-estimate forecast of 1,050 jobs associated 
with the long-range operational aspect of the proposed development. 
 
The gross workforce income utilized as the basis for estimating the long-range impact on personal 
income tax revenue is forecast at $6,400,000 based on the following factors:  (a) annual net 
additional employment is estimated at 15 percent of 1,050 jobs, or approximately 160 new jobs 
created; and (b) the gross average annual wage per new job created is estimated at $40,000 [160 x 
$40,000 = $6,400,000].  The average annual wage estimate of $40,000 is based on data pertaining to 
Manufacturing, Service Providing, and Transportation and Utilities Industry wages for Honolulu 
County, as compiled by the State Department of Labor and Industrial Relations.   
 
Personal income tax revenue is forecast at five percent (5%) of gross workforce income.  Five 
percent of the estimated annual gross workforce income of $6.4 million equals $320,000 per year. 
 
Forecasted Impact on Revenues -- The forecasted annual impact on general excise tax revenue is 
estimated at $1,500,000 per year.  The forecasted annual impact on personal income tax revenue is 
estimated at $320,000.  Therefore, the potential annual impact on additional State government 
revenues associated with this long-range forecast for the proposed subject development is estimated 
at $1,820,000 per year. 
 
EXPENDITURES: 
 
The potential impact of the proposed subject development on State government expenditures is 
measured as a function of additional residential population growth.  In essence, the proposed 
development is forecast to create additional job opportunities and personal income growth.  In turn, 
the forecasted increases in employment and personal income would then be theoretically capable of 
supporting or resulting in some incremental increase in the number of people residing within the 
State of Hawaii.   
 
As one example, it might be possible for new job openings to potentially attract an in-migration of 
labor to Hawaii or provide an opportunity for someone to return to Hawaii from out-of-State.  As 
another example, new job opportunities could possibly provide an existing resident sufficient 
income to support additional household members, be it in the form of friends or family moving to 
Hawaii from out of state, increases to an existing family size, or a variety of alternative means. 
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One of the key aspects associated with this methodology of forecasting the impact on State 
government expenditures is estimating the anticipated additional population growth associated with 
the proposed development.  Our employment forecast for the Proposed Nanakuli Community 
Baseyard, as of March 2008, estimated the potential impact of the subject development at 560 to 
840 on-site jobs, plus an additional 280 to 420 off-site jobs resulting from a macro-economic, 
multiplier effect.   
 
Only a given percentage of this estimated employment forecast has a reasonably expectation of 
representing incremental new employment, or a net increase in jobs, for the State.  Some percentage 
of the jobs created at the project site is likely to be associated with pre-existing businesses relocating 
and/or expanding to the site from other areas of Oahu and/or the Neighbor Islands.  Under these 
circumstances, this would not necessarily represent the creation of additional, new jobs to the State 
but, rather, a physical relocation of existing jobs.    
 
Based on the high unemployment rate within the local construction industry, the residential 
population impact of the proposed subject development is forecast to be negligible, or nominally 
insignificant, during the ten-year infrastructure construction period.  For illustrative and analytical 
purposes, the resident population impact of the proposed subject development in terms of a 
stabilized operational time frame beyond the ten-year infrastructure construction period is forecast at 
an estimated 160 new residents.   
 
Impact on Expenditures, Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)   
 
We do not foresee and, therefore, do not forecast any significant increases in State government 
expenditures associated with the proposed subject development during the course of its anticipated, 
incremental construction of infrastructure improvements.   
 
Impact on Expenditures, Long-Range Forecast (Beyond 10 Years, Annual Basis)  
 
Resident Population Increase -- The forecasted potential impact of 160 new residents resulting 
from the proposed subject development is based on a factor equal to fifteen percent (15%) of the 
total employment forecast of 1,050 jobs attributable to the proposed development.  A fifteen percent 
factor and the resulting projection of 160 new residents are identical to the annual, additional 
employment forecast utilized previously within our revenue forecasting model.  In essence, we have 
assumed that each new, additional job created at the project site will result in the addition of one new 
resident to the State of Hawaii.   
 
Annual Expenditures Per Capita -- As reported by the Hawaii State Department of Accounting 
and General Services, total government expenditures by the State of Hawaii for the fiscal year 
ending June 30, 2008 were $8.22 billion; annual debt service is included as part of total government 
expenditures.  The resident population estimate for the corresponding time period, as reported in the 
State of Hawaii Data Book, was approximately 1,283,000.  Dividing total government expenditures 
by the resident population estimate results in an indicated annual per capita governmental 
expenditure of $6,400 per resident [$8,220,000,000 ÷ 1,283,000, as rounded].   
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Forecasted Impact on Expenditures -- For illustrative purposes, the long-range employment 
forecast associated with the proposed subject development is projected to result in a net increase of 
160 additional residents to the State of Hawaii.  An analysis of general governmental expenditures 
by the State of Hawaii on an average per capita basis indicates an annual expenditure of $6,400 per 
resident.  Based on these factors, the potential annual impact on additional State government 
expenditures associated with this long-range forecast for the proposed subject development is 
estimated at $1,024,000 per year [160 x $6,400 per year]. 
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ECONOMIC/FISCAL IMPACT FOR THE CITY AND COUNTY OF HONOLULU 
 
The potential economic/fiscal impacts of the Proposed Nanakuli Community Baseyard on future 
government revenues and expenditures for the City and County of Honolulu are summarized in 
Table 2.   
 
REVENUES: 
 
Impact on Revenues, Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)  
 
For purposes of this analysis, the proposed subject development’s potential impact on generating 
additional County government revenues over the course of its anticipated ten-year construction 
period is measured in terms of two basic categories, or sources, of revenue:  general excise taxes 
(County share) and permit fees. 
 
General Excise Taxes -- Over the course of the proposed project’s anticipated ten-year construction 
phasing, the County’s share of generated general excise tax revenue is forecast at one-half percent of 
the project’s estimated total construction cost.  This one-half percent share of the general excise tax 
corresponds to the designated Transit Tax currently in effect through December 31, 2022.  As 
mentioned previously, the total construction cost estimate is $29 million.  One-half percent of this 
total cost estimate equals $145,000. 
 
Permit Fees -- County permit fees associated with the proposed subject development are projected 
to total approximately $160,000 based on information provided by the developer’s civil engineering 
consultant, Hida, Okamoto & Associates, Inc.        
 
Forecasted Impact on Revenues -- The forecasted impact on the County’s share of general excise 
tax revenue is estimated at $145,000.  The forecasted impact on increased permit fees revenue is 
estimated at $160,000.  Therefore, the potential impact on City and County government revenues 
over the ten-year period corresponding to the project’s construction of infrastructure improvements 
is forecast at $305,000. 
 
Impact on Revenues, Long-Range Forecast (Beyond 10 Years, Annual Basis)  
 
The proposed subject development’s potential impact on generating additional County government 
revenues on a long-range, stabilized operational basis is measured in terms of a single, principal 
category/source of revenue:  real property taxes.   
 
The proposed development is not anticipated to achieve immediate, stabilized build-out and/or 
operational occupancy upon completion of construction.  Given the scale of the proposed 
development and depending upon future market conditions, stabilized market absorption and build-
out is likely to require multiple months, if not years, to accomplish.  This analysis, however, is based 
on the assumption that the proposed subject development has attained a stabilized operational 
condition.  As such, this portion of the analysis provides a general indication of the long-range 
revenue-generating potential associated with the proposed subject development, on an annual basis.   
 
Real Property Taxes -- The presently unimproved site of the proposed subject development is a 
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non-subdivided portion of First Division, Tax Map Key (TMK) 8-7-9, Parcel 2.  The current annual 
real property tax corresponding to TMK 8-7-9, Parcel 2 is approximately $20,000.  The Proposed 
Nanakuli Community Baseyard, upon completion of its proposed infrastructure improvements, will 
add 70 acres of developable urban land, zoned for industrial use, to the County’s real property tax 
base.  As future build-out occurs over time, an additional layer of tax revenue will be generated by 
related increases in building assessment values. 
 
Real property tax revenue is a function of real property assessment values multiplied by the 
applicable tax rate.  The annual real property tax rate for unimproved, urban-zoned land classified as 
industrial use is $12.40 per $1,000 of assessment value.   
 
For long-range forecasting purposes, the subject site’s average fee simple land value assessment, 
following completion of planned infrastructure improvements, is estimated at $1.0 million per acre, 
or approximately $23.00 per square foot.  This equates to a total, overall land value assessment of 
$70 million for property taxation purposes.  The long-range forecast of an overall additional building 
value assessment associated with the proposed subject development is based on a total floor area 
estimate of 300,000 square feet and an average assessment factor of $100 per square foot of floor 
area. 
 
Forecasted Impact on Revenues -- Based on the factors outlined above, the potential annual impact 
on additional City and County government revenues from real property taxes associated with this 
long-range forecast for the proposed subject development is estimated at $1,240,000 per 
year [(($70,000,000 + $30,000,000) ÷ $1,000) x $12.40 per year]. 
 
EXPENDITURES: 
 
The potential impact of the proposed subject development on City and County government 
expenditures is also measured as a function of additional residential population growth.  As stated 
previously, the proposed development is forecast to create additional job opportunities and personal 
income growth, and this forecasted increases in employment and personal income would then be 
theoretically capable of supporting or resulting in some incremental increase in the number of people 
residing within the City and County of Honolulu.   
 
As consistent with our State impact analysis, the residential population impact of the proposed 
subject development for the City and County of Honolulu is forecast to be negligible, or nominally 
insignificant, during the ten-year infrastructure construction period based on the high unemployment 
rate within the local construction industry.  Also, for illustrative and analytical purposes, the resident 
population impact of the proposed subject development in terms of a stabilized operational time 
frame beyond the ten-year construction period is similarly forecast at an estimated 160 new 
residents.    
 
Impact on Expenditures, Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)  
 
We do not foresee and, therefore, do not forecast any significant increases in City and County 
government expenditures associated with the proposed subject development during the course of its 
anticipated, incremental construction of infrastructure improvements.   
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Impact on Expenditures, Long-Range Forecast (Beyond 10 Years, Annual Basis)  
    
Resident Population Increase -- The forecasted potential impact of 160 new residents resulting 
from the proposed subject development is based on a factor equal to fifteen percent (15%) of the 
total employment forecast of 1,050 jobs attributable to the proposed development.  A fifteen percent 
factor and the resulting projection of 160 new residents are identical to the annual, additional 
employment forecast utilized previously within our revenue forecasting model for the State of 
Hawaii.  In essence, we have assumed that each new, additional job created at the project site will 
result in the addition of one new resident to the City and County of Honolulu.   
 
Annual Expenditures Per Capita -- As reported by the Honolulu Department of Budget and Fiscal 
Services, total government expenditures by the City and County of Honolulu for the fiscal year 
ending June 30, 2009 were $1.808 billion; annual debt service is included as part of total 
government expenditures.  The resident population estimate for the City and County of Honolulu as 
of July 1, 2008, as reported in the State of Hawaii Data Book, was approximately 905,000.  Dividing 
total government expenditures by the resident population estimate results in an indicated annual per 
capita governmental expenditure of $2,000 per resident [$1,808,000,000 ÷ 905,000, as rounded].   
 
Forecasted Impact on Expenditures -- For illustrative purposes, the long-range employment 
forecast associated with the proposed subject development is projected to result in a net increase of 
160 additional residents to the City and County of Honolulu.  An analysis of general governmental 
expenditures by the City and County of Honolulu on an average per capita basis indicates an annual 
expenditure of $2,000 per resident.  Based on these factors, the potential annual impact on additional 
County government expenditures associated with this long-range forecast for the proposed subject 
development is estimated at $320,000 per year [160 x $2,000 per year]. 
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LIMITING CONDITIONS AND ASSUMPTIONS 
 
The following conditions and assumptions embodied in this report constitute the framework of our analysis 
and conclusions. 
 
-- This analysis is based upon the condition of the national economy and the purchasing power of the 

dollar as of the date of the report. 
 
-- This report expresses the opinion of the signers as of the date of the report; in no way has it been 

contingent upon the reporting of specified values or findings. 
 
-- The appraisers have extensive experience in the economic analysis of proposed subdivision 

development properties and are considered competent to undertake and complete this assignment.  A 
summary of the appraisers’ qualifications is included in the Addenda of this report. 

 
-- It is assumed that the subject property is free and clear of any and all encumbrances other than those 

referred to herein, and no responsibility is assumed for matters of a legal nature.  This report is not to 
be construed as rendering any opinion of title, which is assumed to be good and marketable. 
Responsible ownership and competent management of the subject property is also assumed, unless 
otherwise stated within the report. 

 
-- It is assumed that any existing or proposed uses of the subject property's land and improvements will 

occur within the legal boundaries or property lines of the subject property and that no encroachment 
or trespass exists, now or in the future, unless otherwise stated within the report. 

 
-- It is assumed that any and all required licenses, certificates of occupancy and/or other legislative or 

administrative authorizations relating to any existing or proposed uses of the subject property upon 
which our value conclusion is based will be obtained readily from the appropriate local, state, or 
federal government agencies, private institutions, or other organizational entities that exercise 
jurisdiction over these types of licensing and administrative matters. 

 
-- Any maps or plot plans reproduced and included in this report are intended only for the purpose of 

showing spatial relationships.  These maps do not necessarily represent measured surveys or 
measured maps, and the appraiser is not responsible for the possible existence of any topographic or 
surveying errors within such maps.  No engineering tests were furnished, and, therefore, no liability is 
assumed for the soil conditions, bearing capacity of the subsoil or building engineering matters 
relating to the subject property. 

 
-- Information provided by informed local sources such as governmental agencies, financial institutions, 

realtors, buyers, sellers and others, was interpreted in the manner in which it was supplied and, 
whenever possible or practical, was checked and verified by secondary means.  However, no 
responsibility is assumed for any possible misinformation contained in these sources of information. 

 
-- The presence of hazardous wastes or toxic materials such as underground storage tanks, asbestos, 

urea-formaldehyde foam insulation or other potentially harmful substances may have an adverse 
affect on the value of a given property.  The value conclusions reported herein are predicated on the 
assumption that there is no such hazardous material on or in the subject property that would result in 
this type of loss in value.  No responsibility is assumed for any potentially adverse environmental 
conditions or for the lack of any expertise or engineering knowledge required to discover such 
conditions. 

-- The appraisers are not required to give testimony or appear in court because of having made this 
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appraisal unless arrangements for the appearance and the fee for such appearance have been agreed 
upon by the person or corporation requiring such testimony.   

 
-- The appraisers’ prior written consent and approval must be obtained in the event that this report 

should be conveyed by anyone to the public through advertising, public relations, news, sales, or 
other media. 

 
-- The appraisers will not disclose the contents of this report except as provided for in the Uniform 

Standards of Professional Appraisal Practice. 
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CERTIFICATION 
 
The undersigned hereby certifies that, to the best of their knowledge and belief: 
 
-- The statements of fact contained in this report are true and correct. 
 
-- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 

limiting conditions, and are our personal, impartial and unbiased professional analyses, opinions, and 
conclusions. 

 
-- We have no present or prospective interest in the property that is the subject of this report, and have 

no personal interest with respect to the parties involved. 
 
-- We have no bias with respect to the property that is the subject of this report or to the parties involved 

with this assignment. 

-- Our engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

 
-- Our compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined conclusion or direction in conclusion that favors the cause of the client, 
the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this analysis. 

 
-- The reported analyses, opinions, and conclusions were developed, and this report has been prepared, 

in conformity with the requirements of the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice (USPAP). 

 
-- Robert R. Braig, MAI, SRA and Ricky P. Minn have conducted a personal inspection of the property 

that is the subject of this report.   
 
-- No one provided significant analytical assistance to the persons signing this certification. 
 
-- As of the date of this report Robert R. Braig, MAI, SRA has completed the requirements of the 

continuing education program of the Appraisal Institute. 
 
-- The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 

duly authorized representatives. 
 
 
 
 
February 16, 2010    Robert R. Braig, MAI, SRA 
      State Certified General Appraiser CGA-149 
      Certificate Expires: December 31, 2011 
 
 
 
/7371-A      Ricky P. Minn 



Table 1

IMPACT ON REVENUES

Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)

General Excise Tax: Construction Budget/Costs $29,000,000
General Excise Tax Rate (State Share) x 0.040

Forecasted Additional Revenue $1,160,000

Personal Income Tax: Gross Workforce Income $8,100,000
State Income Tax Rate x 0.050

Forecasted Additional Revenue $405,000

Total Potential Impact, Over Period of 10 Years $1,565,000

Long-Range Forecast (Beyond 10 Years, Annual Basis)

General Excise Tax: Annual Business Activity/Sales $37,500,000
General Excise Tax Rate (State Share) x 0.040

Forecasted Additional Revenue $1,500,000

Personal Income Tax: Gross Annual Workforce Income $6,400,000
State Income Tax Rate x 0.050

Forecasted Additional Revenue $320,000

Total Potential Impact, Beyond 10 Years, Annual Basis $1,820,000

IMPACT ON EXPENDITURES

Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)

Total Potential Impact, Over Period of 10 Years None Identified

Long-Range Forecast (Beyond 10 Years, Annual Basis)

All General Expenditures: Resident Population Increase 160              
Per Capita Annual Expenditures x $6,400

Forecasted Additional Expenditures $1,024,000

Total Potential Impact, Beyond 10 Years, Annual Basis $1,024,000

Source:  Hastings, Conboy, Braig & Associates, Ltd., February 2010. /7371-A.State 

POTENTIAL FISCAL IMPACT ON STATE GOVERNMENT FINANCES
Proposed Nanakuli Community Baseyard

Waianae District, Island of Oahu, State of Hawaii



Table 2

IMPACT ON REVENUES

Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)

General Excise Tax: Construction Budget/Costs $29,000,000
General Excise Tax Rate (County Share) x 0.005

Forecasted Additional Revenue $145,000

County Permit Fees: Forecasted Additional Revenue $160,000

Total Potential Impact, Over Period of 10 Years $305,000

Long-Range Forecast (Beyond 10 Years, Annual Basis)

Real Property Tax: Annual Assessment Value ($1,000s) $100,000
Annual Tax Rate (Per $1,000) x $12.40

Forecasted Additional Revenue $1,240,000

Total Potential Impact, Beyond 10 Years, Annual Basis $1,240,000

IMPACT ON EXPENDITURES

Short-Range to Mid-Range Forecast (1 to 10 Years, Inclusive)

Total Potential Impact, Over Period of 10 Years None Identified

Long-Range Forecast (Beyond 10 Years, Annual Basis)

All General Expenditures: Resident Population Increase 160              
Per Capita Annual Expenditures x $2,000

Forecasted Additional Expenditures $320,000

Total Potential Impact, Beyond 10 Years, Annual Basis $320,000

Source:  Hastings, Conboy, Braig & Associates, Ltd., February 2010. /7371-A.County 

POTENTIAL FISCAL IMPACT ON COUNTY GOVERNMENT FINANCES
Proposed Nanakuli Community Baseyard

Waianae District, Island of Oahu, State of Hawaii



 

 

 

 

 

 
APPENDIX K  
 

 Correspondence related to Lualualei Naval Access Road 









 

 

 

 

 

 
APPENDIX L  
 

 Statements on Past Farming Activity 









 

 

 

 

 

 
APPENDIX M  
 

 Environmental Impact Statement Preparation Notice (EISPN):  
Comments Received 
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