STATE OF HAWAIIL
DEPARTMENT OF LAND AND NATURAL RESOURCES
Land Division
Honolulu, Hawaii 96813

September 24, 2021

Board of Land and Natural Resources PSF No.: 17HD-028
State of Hawaii
Honolulu, Hawaii Hawaii

Approve Evaluation Committee’s Recommendation for Selection of Proposal Submitted
by Tower Development, Inc. in Response to Request for Qualifications / Request for
Proposals for Lease of Improved Public Lands; Waiakea, South Hilo, Hawaii, Tax Map
Keys: (3) 2-1-005: 033, 034, 035 and 045.

BACKGROUND:

At its meeting of December 13, 2019, under agenda Item D-3, the Board of Land and
Natural Resources (Board) approved the publication of a Request for Qualifications /
Request for Proposals (RFQ/RFP) for interested parties to submit proposals for
renovating the former Uncle Billy’s Hilo Bay Hotel under a new long-term lease.

Specifically, the Board delegated authority to the Chairperson to (i) issue an RFQ/RFP
consistent with HRS §171-59(a) for the selection of the lessee; (ii) establish the criteria
for evaluating and selecting the lessee; (iii) accept and evaluate the applications
submitted by prospective lessees; and (iv) make a preliminary determination and
recommendation to the Board of the best applicant.

REMARKS:

In accordance with the Board’s approval, Land Division prepared an RFQ/RFP for the
project that was published in the Star Advertiser, the Hilo Tribune Herald and The West
Hawaii Today on August 23, 2020 and posted on Land Division’s website. A copy of the
published RFQ/RFP is attached as Exhibit 1.

A virtual applicant briefing was held on September 1, 2020 at 2:00 PM, at which Land
Division staff discussed the goals of the project and the significant dates set forth in the
RFQ/RFP, including the deadlines for submitting notices of intent, statements of
qualifications (SOQ), and proposals. Two parties timely submitted a notice of intent for
the subject project by the September 11, 2020 deadline: Tower Development, Inc. (TDI)
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and MacDonald Ladd Development LLC (MLD).! TDI timely submitted its SOQ for the
project on or before the deadline of September 30, 2020. MLD, however, decided not to
submit qualifications for this project after further consideration.

On August 3, 2020, the Chairperson appointed an evaluation committee to review the
SOQs.? On October 16, 2020, the evaluation committee found TDI to be qualified to
progress to the second phase of the process, which is the submission of proposals.

The applicant submitted its proposal for the property by the deadline of November 30,
2020. The selection date published in the RFQ/RFP was December 15, 2020. However,
that date turned out to be too optimistic. Pursuant to the authority reserved by the
Chairperson in the RFQ/RFP, at Land Division’s request the Chairperson extended the
selection date five times to July 15, 2021.

After careful review, on July 8, 2021 the evaluation committee made a preliminary
selection of TDI’s proposal and is recommending that the Board approve the selection.
TDI is an affiliate of WHR LLC, which holds General Lease No. S-5844 (GL5844) for
the Grand Naniloa Hotel next door to the subject property. TDI proposes to demolish an
estimated one-third of the buildings on the property, specifically the building on the
southwest portion of the property, and substantially renovate and repair the remaining
structures. Any demolished buildings will be replaced with grass and park areas. The
renovated buildings will be put into operation for transient accommodations as Hampton
Inn & Suites by Hilton with 100-125 rooms. TDI plans to use the same management
company for the renovated property as WHR LLC uses for the Grand Naniloa Hotel.
TDI may sublease portions of the subject property for food and beverage and tourism
activities. TDI intends to employ between 30-50 employees in the new hotel operations.

A table listing the main criteria considered by the evaluation committee in making its
selection is attached as Exhibit 2. TDI agreed to the disclosure of its initial proposal in
unredacted form, and a copy of the unredacted proposal is attached hereto as Exhibit 3.’

1 A third interested party, Local Local Homes LLC (LLH), submitted a late notice of intent on September
23, 2020. This was 12 days after the published deadline of September 11, 2020. LLH also submitted
SOQs for the project, but was notified by letter dated October 15, 2020 that its untimely submission of a
notice of intent barred it from further consideration in the process.

2 As initially constituted, the evaluation committee consisted of five members. At the time of the SOQ
review, one member was unavailable to participate. On October 13, 2020, the Chairperson approved an
amendment to the designation of the evaluation committee to clarify that the committee could conduct
business with only four members participating. On November 18, 2020, the Chairperson approved the
addition of a sixth member to the committee and all six were involved with the review of submitted
proposals.

3 At the request of the evaluation committee, TDI submitted additional financial material for review
including detailed demolition and construction budgets and schedules, and projections for revenue and
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TDI additionally provided its resume to the evaluation committee, and a copy of the
resume is attached as Exhibit 4.

TDTI’s total estimated project cost is $29 million, of which about $23.8 million is hard
costs, and assumes TDI pays for demolition. In the first year of hotel operations, TDI
projects about $4.5 million in total revenue, with revenues increasing each year
thereafter. TDI’s projected timeline for the project is three months for the negotiation of
the development agreement, six months for lease approval, 18 months for design, Board
approval, and permitting, and two years for construction. A 30-day employee training
period would precede opening of the hotel for business.

TDI’s proposal pays rent to the State beginning in year two of the lease (after a one-year
rent waiver) in the amount of $10,000 per year, increasing to $20,000 per year in year 11
of the lease, and increasing to $30,000 per year in year 21 of the lease. Although the rent
is low for the first 30 years of the lease, it may turn out to be near market rent considering
the extent of the investment required to be made in the property. As discussed further
below, an appraisal will be ordered to determine market rent based TDI's investment in
demolition/renovation.

As staff reported to the Board at its meeting of December 13, 2019, Item D-3, one of the
challenges with the subject property is the limited land area available for parking. The
Erskine Architects Report of June 29, 2016, which conducted a detailed review of the
property, found that current County of Hawaii codes require a total of 214 spaces for the
project in contrast to the 38 spaces currently available. TDI proposes to remedy this by
having WHR LLC sublease a portion of the golf course under GL5844 to TDI for
parking. Any such sublease would require the Board’s prior written approval.

Additional elements of TDI’s proposal include: (1) allowing up to one acre of the golf
course portion of GL5844 to be used as public parking for the Reed’s Bay Park,

(2) providing up to one acre of additional golf course lands to be used as trails through
the golf course from the corner of Banyan Drive and Highway 10 to the southern side of
the golf course at a location to be determined by Hilo Bayfront Trails; and (3) dedicating
the rest of the golf course to the Department and the County for future public uses.
Again, all such proposed actions would require the Board’s prior written approval and are
not before the Board today.

If the Board approves the evaluation committee’s selection, the next step in the process is
for Land Division to negotiate a development agreement for the demolition/repair/
renovation project and lease with TDI. As part of the negotiations, Land Division will
procure an appraisal of the fair market rent payable for the property based on TDI’s
proposal. Land Division started on the procurement but held off ordering the appraisal

operating expenses. TDI has identified this material as proprietary and confidential business information
and requested that it not be disclosed.
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when it was determined that the appraisal cost for this property alone would be about
$18,750. Because TDI will have to pay the cost, staff decided it would be prudent to
present the evaluation committee’s recommendation to the Board for approval prior to
incurring the cost.

Once the development agreement is negotiated and the rent is determined, Land Division
will return to the Board for approval of the development agreement and the form of lease
to be executed once the conditions of the development agreement are satisfied. The
development agreement will provide additional detail on the project scope and cost.

RECOMMENDATION: That the Board:

Ls

Accept and approve the evaluation committee’s recommendation to select Tower
Development, Inc. as the developer/lessee of the subject property.

Authorize the negotiation of a development agreement and proposed lease form
with Tower Development, Inc. subject to the terms and conditions cited above.
Once the development agreement and lease form are negotiated, staff shall present
the development agreement and proposed lease form to the Board for approval
prior to execution.

Respectfully Submitted,
.

Kevin E. Moore
Assistant Administrator

APPROVED FOR SUBMITTAL:

5mQ_CN‘l&

Suzanne D. Case, Chairperson
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REQUEST FOR QUALIFICATIONS /
REQUEST FOR PROPOSALS
FOR THE: (1) DEMOLITION / PARTIAL DEMOLITION AND / OR
REPAIR / RENOVATION; AND (2) OPERATION OF

THE FORMER UNCLE BILLY’S HILO BAY HOTEL

HILO, ISLAND OF HAWAII, HAWAII

STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION

August 23, 2020
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NOTICE TO INTERESTED PARTIES

REQUEST FOR QUALIFICATIONS (“RFQ”) /
REQUEST FOR PROPOSALS ("RFP")
FOR THE: (1) DEMOLITION / PARTIAL DEMOLITION AND / OR
REPAIR / RENOVATION; AND (2) OPERATION OF THE
FORMER UNCLE BILLY’S HILO BAY HOTEL

The State of Hawaii (“State”) Department of Land and Natural Resources
(“DLNR?”), is issuing a Request for Qualifications (“RFQ”) / Request for Proposals
(“RFP”) inviting qualified applicants to submit qualifications and proposals for the:
(1) demolition / partial demolition and/or repair / renovation; and (2) operation
(“renovation / operation”) of existing hotel and accessory buildings on four parcels of
State land in Waiakea, South Hilo, Island of Hawaii, Hawaii, designated as Tax Map
Keys: (3) 2-1-005:033, 034, 035 and 045 (the “Parcels”).

The Parcels are located on Banyan Drive on Waiakea Peninsula in Hilo with a
street address of 87 Banyan Drive, Hilo, Hawaii 96720. This RFQ/RFP is intended to
facilitate the renovation / operation of the improvements on the Parcels through the
issuance of a new lease for hotel/apartment purposes to a qualified applicant who
submits the best proposal to the State.

DLNR intends to select the applicant and renovation / operation proposal that
best satisfies DLNR’s objectives and selection criteria. The selected applicant will
enter into exclusive negotiations with DLNR for a development agreement that will
allow the selected applicant to lease the Parcels and: (1) demolish / partially demolish
and/or repair / renovate; and (2) operate the improvements thereon upon satisfaction
of the terms and conditions of the development agreement. The lease term will be up
to sixty-five (65) years. The selected applicant will be responsible for obtaining all
required land use entitlements and government approvals/permits under the
development agreement, as well as approval of the Board of Land and Natural
Resources before a lease may beissued.

DLNR will hold a briefing for interested parties at 10:00 a.m. on September 1,
2020, to explain the RFQ/RFP process and objectives, and answer questions. The
briefing will be held virtually by Zoom or other virtual meeting platform. Interested
parties can obtain the link to the briefing by emailing dinr.land@hawaii.gov at least
twenty-four (24) hours in advance of the briefing time. Attendance by potential
applicants is encouraged, but not required.

To be eligible for consideration in the RFQ/RFP process, interested parties
must first complete and submit a Notice of Intent form to any of the DLNR Land
Division offices listed below by no later than 4:00 p.m., September 11, 2020. Any
interested party who fails to complete and submit a Notice of Intent form by this
deadline will not be eligible to submit its qualifications and proposal and therefore will
not be considered for this project. The Notice of Intent form is included in this
RFQ/RFP.
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The next step of the RFQ/RFP process is the submission of statements of
qualifications by applicants, which must be submitted by no later than 4:00 p.m.,
September 30, 2020, to any of the DLNR Land Division offices listed below. DLNR
will determine which applicants meet the qualification criteria (and may form a short
list of the most qualified applicants), and those applicants will be invited to participate
in the next phase of the RFQ/RFP process. This portion of the process will invite
applicants who are deemed to be qualified to submit a detailed renovation / operation
proposal for the improvements on the Parcels. DLNR will evaluate the submitted
proposals and select the applicant whose proposal best satisfies DLNR’s renovation /
operation objectives and selection criteria as provided in this RFQ/RFP. Upon the
Board of Land and Natural Resources’ approval of the selected applicant and
renovation / operation proposal, the selected applicant and DLNR will commence
negotiations of the development agreement and lease.

Additional deadlines and significant dates are set forth in this RFQ/RFP.

Copies of this RFQ/RFP may be obtained at the following DLNR Land Division
offices or downloaded from the DLNR website at: https://dInr.hawaii.gov/Id/RFQ-RFP-

unclebillys.

Land Division Administration Maui District Land Office
1151 Punchbowl Street, Room 220 130 Mahalani Street
Honolulu, Hawaii 96813 Wailuku, Hawaii 96793
Telephone: (808) 587-0419 Telephone: (808) 984-8103
Hawaii District Land Office Kauai District Land Office

75 Aupuni Street, Room 204 3060 Eiwa Street, Room 208
Hilo, Hawaii 96720 Lihue, Hawaii 96766
Telephone: (808) 961-9590 Telephone: (808) 274-3491

DLNR reserves the right to cancel this RFQ/RFP and reject any and all
submissions when it is in the best interest of DLNR or the State of Hawaii. If there are
any inquiries regarding this RFQ/RFP, or if any person requires a special
accommodation (e.g., large print materials, sign language interpreters), please
contact Land Division Assistant Administrator Kevin Moore at (808) 587-0426.

/s/Suzanne D. Case, Chairperson
Board of Land and Natural Resources

Honolulu Star-Advertiser;
Hilo Tribune Herald; and
West Hawaii Today
August 23, 2020
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NOTICE OF INTENT
REQUEST FOR QUALIFICATIONS (“RFQ”) /

REQUEST FOR PROPOSALS ("RFP")
FOR THE: (1) DEMOLITION / PARTIAL DEMOLITION AND / OR
REPAIR / RENOVATION; AND (2) OPERATION OF
THE FORMER UNCLE BILLY’S HILO BAY HOTEL

Parties interested in submitting qualifications and proposals in response to the RFQ/RFP for the: (1)
demolition / partial demolition and/or repair / renovation; and (2) operation of the former Uncle Billy’s Hilo
Bay Hotel in Hilo, Island of Hawaii, Hawaii, must first complete and submit this Notice of Intent form to
any of the DLNR Land Division offices (see page ii of the RFQ/RFP for addresses), by no later than 4:00
p.m., September 11, 2020. An interested party that fails to submit a completed Notice of Intent form by
this deadline will not be eligible to participate in the ensuing RFQ/RFP process and will not be considered
for this project.

Name of Applicant:

Mailing Address:

Contact Person and Title:

Phone Number: Fax Number:

Email Address:

Type of Organization:

State or Country of Formation; and Date of Formation:

Registered to do business in Hawaii? If Yes, as of whatdate?

List the names, addresses and ownership interests of individuals or organizations with at least
a 10% ownership interest in the Applicant: (attach separate page if necessary)

Name Address % Interest

List all State of Hawaii leases, permits, licenses, easements, sales, etc. which the Applicant is
or has been a party to, including as a partner, director, officer, shareholder, or LLC member:
(attach separate page if necessary)

Doc. No. Type of Agreement Term of Agreement

Signature of Authorized Representative

Name/Title: Date:




I. INTRODUCTION

BACKGROUND

The State of Hawaii Department of Land and Natural Resources (“DLNR”),
through its Board of Land and Natural Resources (“Board”) is the owner of the land
and improvements located at Waiakea, South Hilo, Island of Hawaii, Hawaii, and
designated as Tax Map Keys: (3) 2-1-005: 033, 034, 035 and 045 (the “Parcels”).
The improvements on the Parcels include a four-story, 146-room hotel built between
1966-1970. The Parcels and all the improvements thereon are hereinafter referred to
collectively as the “Subject Property.”

The Subject Property is currently under month-to-month Revocable Permit No.
S-7905 to Tower Development, Inc. (TDI) for security and property management
purposes. DLNR’s Land Division manages the permit and is responsible for planning
the future use of the Subject Property. In July 2020, TDI contacted DLNR about
terminating the revocable permit as of August 2020.

DLNR has determined that the improvements on the Parcels are in need of
demolition / partial demolition and/or major repairs / renovations and desires to issue
a new 65-year lease of the Subject Property for hotel/apartment purposes to
encourage a lessee to make a substantial investment in the Subject Property and
help improve the overall aesthetics of the Banyan Drive area of Hilo. DLNR, however,
does not have the funding, expertise, or staffing to demolish / partially demolish
and/or repair / renovate and operate the Subject Property on its own. Accordingly,
DLNR is seeking a private entity with the necessary renovation expertise and financial
capacity to do so under a long-term lease.

PURPOSE

The purpose of this Request for Qualifications (“RFQ”) / Request for Proposals
(“RFP”) is to solicit and select a qualified private entity to demolish / partially demolish
and/or repair / renovate and operate the Subject Property under a new 65-year lease
to facilitate its fullest utilization consistent with applicable zoning and environmental
assessment laws, to increase the lease rent revenues to the State and improve the
aesthetics of Banyan Drive. The lease revenues generated from the lease will be paid
in part (20%) to the Office of Hawaiian Affairs and in part (80%) to DLNR’s Special
Land and Development Fund that supports DLNR’s operations and programs
statewide.

Qualified applicants will be invited to submit proposals that may provide for any
demolition / partial demolition and/or repairs renovations that are permitted under
applicable laws, ordinances, rules and regulations. The selected applicant shall be
responsible for obtaining all required land use entitlements and government
approvals/permits. Construction of new buildings is not permitted as part of this
RFQ/RFP.

DLNR will select the applicant whose proposal best meets DLNR’s: (1)
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demolition / partial demolition and/or repair / renovation; and (2) operation
(“renovation / operation”) objectives and RFQ/RFP selection criteria (see RFQ/RFP
Sections Il and V).

SUBJECT PROPERTY

The Subject Property includes the Parcels with a combined area of 1.83 acres
located at Waiakea, South Hilo, Island of Hawaii, Hawaii, and all improvements
located thereon. The improvements include a 146-room hotel and accessory buildings
constructed between 1966-1970, swimming pool and paved parking area. The hotel
has been shuttered since June 2017 except for the convenience store located on the
street side of the property.

REQUIRED DEMOLITION / PARTIAL DEMOLITION AND/OR REPAIR /
RENOVATION

A Remaining Useful Life Determination prepared in June 2014 by SSFM
International, Inc. (“SSFM Report”) concluded that the improvements on the Subject
Property at that time had a remaining useful life of 5-10 years. An Assessment Report
dated June 29, 2016 prepared by Erskine Architects, Inc. (“Erskine Report”) identified
a number of health, safety and welfare issues at the Subject Property that required
attention. The County of Hawaii (“County”) Department of Public Works, Building
Division issued a Notice of Violation (“NOV”) dated June 22, 2017 regarding the
Subject Property citing a number of Hawaii County Code violations. The County Fire
Department issued a Fire Inspection Record dated June 13, 2017 with a result of
“Fail” citing violations of Fire Code and other applicable codes. The demolition /
partial demolition and/or repair / renovation of the Subject Property must address all
health, safety and welfare issues identified in the SSFM Report, Erskine Report, NOV
and Fire Inspection Record to the extent such issues have not already been
addressed by DLNR’s permittees under revocable permits issued for the Subject
Property.

PERMITTED USES

Once demolished / partially demolished and/or repaired / renovated, the
Subject Property must be used for hotel and/or apartment purposes.

SPECIAL MANAGEMENT AREA (*SMA”)

The Subject Property is located within the Special Management Area (“SMA”).
The selected applicant shall be responsible for obtaining any required SMA reviews
and approvals.

FLOOD ZONES

The Subject Property is located in the Federal Emergency Management
Agency’s Flood Zone AE (area subject to inundation by the 1-percent-annual-chance
flood event), Zone X (area of moderate flood hazard, usually the area between the
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limits of the 100-year and 500-year floods), with small portions in Flood Zone VE
(areas subject to inundation by the 1-percent-annual-chance flood event with
additional hazards due to storm-induced velocity wave action). The selected
applicant shall be responsible for complying with any statutes, rules or regulations
applicable to improvements located in these flood zones.

HILO OPPORTUNITY ZONE

The Federal Tax Cuts and Jobs Act of 2017 authorized a community economic
development program called the Opportunity Zones Program. This initiative provides
incentives for investors to re-invest realized capital gains into Opportunity Funds in
exchange for temporary tax deferral and other benefits. The Opportunity Funds are
then used to provide investment capital in certain low-income communities, i.e.,
Opportunity Zones. The Subject Property is located in the Hilo Opportunity Zone. For
more information, visit: https://dbedt.hawaii.gov/.

CONDITION OF SUBJECT PROPERTY

The Subject Property will be leased in an “as is” condition with all faults and
defects whether latent or patent, and DLNR makes no representations regarding the
condition of the Subject Property or the suitability of the site for any proposed use by
any applicant. Applicants shall, at their sole expense, be responsible for conducting
their own investigations and due diligence regarding the Subject Property.

DLNR has procured and compiled various studies and documents regarding
the Subject Property, which are available for review on-line at:
https://dinr.hawaii.gov/Id/RFQ-RFP-unclebillys, or in hard copy at the Land Division
Administration Office in Honolulu. Interested parties wishing to review the documents
and information should contact the Land Division office in advance at (808) 587-0426.
By request, interested parties may make arrangements to view the hard copy studies
and documents at the neighbor island Land Division District Offices by contacting the
Land Division Administration Office. DLNR makes no representations or warranties
regarding the accuracy of any information contained in such studies and documents.

The selected applicant shall be responsible for any and all demolition, site
work, repairs, improvements, and required remediation of hazardous materials
necessary for the renovation / operation of the improvements on the Subject Property.

The Subject Property consists of four separate Parcels and existing structures
cross lot lines. The selected applicant, at its sole cost and expense. shall be solely
responsible for obtaining any necessary County land use entitlements, permits, or
approvals to maintain the structures on multiple lots or, alternatively, to consolidate
and re-subdivide the Parcels into a single new lot.

The Subject Property has been encumbered by Revocable Permit No. S-7905
to Tower Development, Inc. (TDI) for security and property management purposes
since November 29, 2017. Revocable Permit No. S-7905 also allows for the
continued operation of a convenience store on a portion of the Subject Property
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subject to the approval of the County, Department of Public Works, Building Division.
In July 2020, TDI contacted DLNR about terminating the revocable permit as of
August 2020. Revocable Permit No. S-7905 or another revocable permit may remain
in effect during the RFQ/RFP process and the negotiation of the development
agreement. It is also possible that the Subject Property will continue to be occupied
by the convenience store operator upon the termination of Revocable Permit No. S-
7905 and commencement of the new lease to the selected applicant. It will be the
selected applicant’s prerogative whether to allow the convenience store operator to
remain on the Subject Property under existing or new rental agreements during
demolition / partial demolition and/or repair / renovation, or to require the convenience
store operator to vacate the premises. If the selected applicant determines that the
Subject Property should be vacated in full or in part to facilitate demolition / partial
demolition and/or repair / renovation, then the selected applicant will need to comply
with all applicable laws and provide the convenience store operator with proper notice
of the termination of its tenancy.

AUTHORITY

Section 171-59, Hawaii Revised Statutes, authorizes the leasing of public lands
by direct negotiation where the Board finds that the public interest demands it. At its
meeting on December 13, 2019, the Board approved agenda ltem D-3 authorizing the
issuance of this RFQ/RFP pursuant to HRS Section 171-59, as amended. A copy of
the Board’s approval is provided as Attachment 1, and applicants are responsible for
reading and understanding the information and conditions contained therein.

NOTICE OF INTENT

To participate in this RFQ/RFP, interested parties must first submit a
completed Notice of Intent form by or before the stated deadline (September 11,
2020, 4:00 p.m.). Any interested party who fails to submit a completed Notice of
Intent form by this deadline will not be eligible to submit its qualifications and proposal
and, therefore, will not be considered for this RFQ/RFP.

RFEQ/RFP SOLICITATION AND SELECTION PROCESS

After submission of a Notice of Intent, applicants in the RFQ/RFP process will
next be requested to submit a statement of qualifications for this renovation /
operation project. Detailed explanations of the RFQ/RFP process are provided in
Sections Il (Request for Qualifications) and IV (Request for Proposals). All
submissions must be signed by a person with the authority to represent and make
legally binding commitments for the applicant.

Step 1. Submission of Statement of Qualifications. The RFQ requires the
submission of Statements of Qualifications (“SOQs”) by applicants detailing
their relevant hotel or apartment building renovation / operation experience,
financial capabilities, and management expertise. DLNR will review the SOQs
and determine which applicants meet DLNR’s qualification criteria. DLNR may,
at its sole discretion, form a short list of the most qualified applicants. The
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qualified applicants (or short list of the most qualified applicants, if applicable,
as determined by DLNR in its sole discretion) will then be invited to participate
in the proposal process.

Step 2: Submission of Proposals. The RFP solicits detailed renovation /
operation proposals for the Subject Property from the invited qualified
applicants. DLNR will review the proposals and will recommend to the Board
the applicant whose proposal best satisfies DLNR’s renovation / operation
objectives and selection criteria. The Board at a meeting open to the public
must approve the recommended applicant and its renovation / operation
proposal. If approved by the Board, the selected applicant and DLNR will
commence exclusive negotiations of a development agreement and lease. Any
amendments or extensions to the development agreement terms or pre-
development approvals (e.g., rights-of-entry for site testing or site preparation)
not previously anticipated, may require further Board approval.

DEVELOPMENT AGREEMENT

The development agreement will set forth the terms and conditions under
which the selected applicant shall secure, all at its sole expense, all permitting
approvals required to complete its proposed renovation / operation of the Subject
Property. The development agreement will also set forth specific terms and conditions
that must be satisfied by the selected applicant prior to DLNR issuing a lease for the
Subject Property and the selected applicant commencing any demolition / partial
demolition and/or repair / renovation of the Subject Property.

SIGNIFICANT DATES AND TIMES*

Item / Event / Deadline Date Time

Advertisement of RFQ/RFP August 23, 2020

Virtual Applicant Briefing September 1, 2020 | 10:00 a.m.
Deadline to Submit Notice of Intent September 11, 2020 | 4:00 p.m.
Deadline to Submit Statement of Qualifications September 30, 2020 | 4:00 p.m.
Notify Qualified Applicants of RFP* October 15, 2020

Deadline to Submit Proposals* November 30, 2020 | 4:00 p.m.
Evaluation Committee's Selection of Developer*® December 15, 2020

Land Board Approval of Selected Developer® and January 2021

Negotiation of Development Agreement

*These dates are estimated dates and are subject to change by DLNR in its
sole discretion.

ISSUING OFFICE AND CONTACT PERSON

This RFQ/RFP is issued by DLNR Land Division. All communications with
Land Division pertaining to this RFQ/RFP shall be directed to the Land Division
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Contact Person named below. Any information provided to, or received from, anyone
other than the Contact Person shall not be relied upon in connection with this
RFQ/RFP.

Assistant Administrator Kevin Moore
Land Division
Department of Land and Natural
Resources P.O. Box 621
Honolulu, Hawaii 96809
Phone: (808) 587-0426
Facsimile: (808) 312-6357
Email: dinr.land@hawaii.gov

REQUEST FOR CLARIFICATION

A prospective applicant may submit a written request for clarification of any
aspect of this RFQ/RFP by mail or facsimile transmission to the Land Division Contact
Person above prior to the date of the Applicant Briefing (see Significant Dates and
Times above). Land Division’s written response to written requests for clarification will
be made available for review at the Land Division offices and posted on Land
Division’s website at: https://dinr.hawaii.gov/Id/RFQ-RFP-unclebillys.

Requests for clarification may be verbally requested and verbal answers
provided at the discretion of Land Division. However, any such verbal answers shall
only be intended as general directions and will not represent the official position of
Land Division. To generate an official answer, questions must be submitted in writing
pursuant to the directions provided in the prior paragraph.

CONFIDENTIAL INFORMATION

If an applicant believes that any portion of a submission or proposal contains
information that should be withheld as confidential, the applicant shall request in
writing nondisclosure of designated trade secrets or other proprietary data to be held
as confidential business information. Such data shall accompany the applicant’s
submission or proposal, be clearly marked, and shall be readily separable from the
submission or proposal in order to facilitate eventual public inspection of the
nonconfidential portion of the submission or proposal. The amount of any proposed
fees or lease rents to be paid by the applicant to DLNR shall not be considered
confidential and shall not be withheld.

DLNR will consult with the Department of the Attorney General and may also
consult with the Office of Information Practices to make any necessary determinations
of confidentiality in accordance with HRS Chapter 92F. If the applicant’s request for
confidentiality is denied, such information shall be subject to disclosure as a public
record unless the applicant appeals the denial.
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LAND DIVISION OFFICES

Land Division’s office addresses are as follows:

Land Division Administration Maui District Land Office
1151 Punchbowl Street, Room 220 130 Mahalani Street
Honolulu, Hawaii 96813 Wailuku, Hawaii 96793
Telephone: (808) 587-0419 Telephone: (808) 984-8103
Hawaii District Land Office Kauai District Land Office
75 Aupuni Street, Room 204 3060 Eiwa Street, Room 208
Hilo, Hawaii 96720 Lihue, Hawaii 96766
Telephone: (808) 961-9590 Telephone: (808) 274-3491
Il. DEVELOPMENT OBJECTIVES

DLNR'’s objectives for the Subject Property call for the renovation / operation of
the existing improvements on the Parcels in a way that promotes and complements
the hotel/resort area of Banyan Drive. The renovation / operation will:

Be undertaken by a qualified private sector lessee who will bear all of the
costs of the demolition / partial demolition and/or repair / renovation and
operation and will not be subsidized by the State or DLNR.

Be performed under a leasehold arrangement between DLNR and the
selected applicant.

Restore the Subject Property to its highest and best use to the extent
permitted under applicable laws, including but not limited to HRS Chapters
171 and 343.

Provide a benefit to the community of Banyan Drive, Hilo, and Hawaii
Island.

Maximize the financial returns to the State from the Subject Property in a
timely manner.

Comply with all laws, ordinances, rules, regulations and restrictions
applicable to the Subject Property.

Be economically feasible to the developer/lessee.

Take into consideration potential sea levelrise.

lll. REQUEST FOR QUALIFICATIONS (“RFQ”)

INTRODUCTION

The purpose of this section is to solicit Statements of Qualifications (“SOQs”)
from potential developers/lessees interested in demolishing / partially demolishing
and/or repairing / renovating and operating the Subject Property under a long-term
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lease. DLNR’s review and evaluation of the potential developers’ or lessees’ SOQs
will help in ensuring that the selected applicant has the experience, expertise and
financial capacity to successfully undertake its proposed renovation / operation of the
SubjectProperty.

Applicants assume all risks and will be responsible for the payment of all costs
and expenses in connection with the preparation of their respective SOQs, as well as
any and all pre-construction and planning costs incurred by the applicant. DLNR
assumes no risks or costs associated with any applicant’s participation in this portion
of the selection process.

APPLICANT BRIEFING

There will be a briefing at 10:00 a.m. on September 1, 2020, to explain
DLNR’s renovation / operation objectives and the RFQ/RFP process, and answer
questions from potential applicants. The briefing will be held virtually by Zoom or other
virtual meeting platform. You can obtain the link to the briefing by emailing
dinr.land@hawaii.gov at least twenty-four (24) hours in advance of the briefing time.
Attendance by any prospective applicant is encouraged, but is not required.

NOTICE OF INTENT

Any party interested in participating in this RFQ/RFP must submit a completed
Notice of Intent form (see above page of this RFP) to any Land Division office listed in
Section | (Introduction) above by no later than 4:00 p.m. on September 11, 2020.
Any party who fails to submit a completed Notice of Intent by the required deadline
will not be eligible to submit its qualifications and proposal as required, to participate
in this RFP renovation / operation project.

SUBMISSION REQUIREMENTS

Each applicant shall submit a Statement of Qualifications (“SOQ”), which shall
include the information and materials described below. The SOQ shall be organized in
a manner that is consistent with the headings and sequence presented below.
Applicants shall submit five (5) hard copies and one electronic copy on a CD of the
SOQ.

1. Cover Letter. Submit a cover letter on the applicant’s letterhead
addressed to Land Division and signed by an authorized representative
of the applicant.

2. Proposed Use of Subject Property. Generally describe the applicant’s
proposed renovation / operation plan and use of the Subject Property.
For example, will the applicant operate the Subject Property as a hotel,
an apartment building, or a mix of hotel and apartment use. If applicant
proposes a mixed hotel/apartment use, how many units will be
designated for transient accommodations and how many will be
designated for apartment use? If the applicant intends to contract with a
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hotel operator to manage the hotel, identify the operator. If the applicant
intends to contract with a management company to manage the rental of
apartment units, identify the management company. Also discuss
whether the applicant intends to issue subleases for any portions of the
Subject Property (and if so, for what purposes or uses).

The purpose of this requirement is to allow DLNR to evaluate and
determine whether the applicant possesses the necessary qualifications
(experience, expertise, and financial capacity) to successfully renovate /
operate the Subject Property.

Applicants should also be aware that there are certain laws and
restrictions governing the leasing of public lands that may apply to the
Subject Property, including but not limited to HRS Chapter 171. This
RFQ/RFP will therefore require the applicant to indicate that its
proposed project complies with all relevant laws governing public lands.

3. Applicant — Type of Entity and Ownership Interests. Provide the
following information about the applicant:

a. Name. The legal name of the applicant.

b. Type of Entity. Identify the type of entity (e.g., corporation, limited
liability company, etc.), and the state or country of organization.

C. Owners. Identify all individuals or entities holding a 10% or more
ownership interest in the applicant and their respective ownership
interests. Provide any additional background information about
any of the owners that may support the qualifications of the
applicant with respect to this SOQ, including descriptions of any
key roles that any of these individuals or entities will play in the
applicant’'s repair, renovation or operation of the Subject
Property. Any foreign corporation or business entity must obtain
the appropriate certificate of authority to do business in the State
of Hawaii.

d. Directors/Officers. Identify the directors and officers of the
applicant, including names and titles. Provide any additional
background information about any of the directors and officers
that may support the qualifications of the applicant with respect to
this SOQ, including descriptions of key roles that any of these
individuals will play in the applicant’s renovation / operation of the
Subject Property.

IMPORTANT: The applicant identified in the Notice of Intent must
match the information provided above. Additionally, please note
that if an applicant is selected through the RFQ/RFP process and
the applicant is a partnership, joint venture, limited liability
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company, or corporation, the sale or transfer of 20% or more of
ownership interest, distributional interest, or stocks by dissolution,
merger or any other means prior to execution of the development
agreement or lease shall be deemed an assignment. Such
assignments are subject to the prior written approval of the BLNR.

4, Development Team. Describe the organization of the applicant and
development team, and the role and responsibilities of each member of
the development team, including major consultants (e.g., architects,
engineers, etc.), joint venture or limited partners, and legal counsel.
Include members that may be added to the development team in the
future to fund, renovate or manage the project, and describe the
arrangement or commitment, if any, between the applicant and the
projected future development team members. Provide an organizational
chart and the names, titles, and contact information of the principals of
each member of the development team.

Describe any previous experiences of the development team and/or
development team members working together on other/previous
projects.

5. Experience. For each member of the development team (including the
applicant), describe previous experience with projects similar in type,
use, size, and scope to the applicant’s proposed renovation / operation
of the Subject Property. For each such project, provide the following:

a. Project Description. Describe the project, including location,
address, photographs, project size, land uses, facilities,
commencement and completion dates, etc.

b. Roles/Responsibilities. Describe the role(s) of the development
team member(s) with respect to the project. For example,
describe any predevelopment roles (e.g.,, conducting due
diligence, community outreach, planning, obtaining land use
entittements/approvals, etc.); development roles (financing,
design, permitting, construction); and management/operational
roles (e.g., leasing, project management/maintenance, etc.)

G, Cost/Financing. Provide total construction costs for the project,
and describe the financing/funding, including the source, amount,
and current status.

d. Current Status. Describe the current status of the project,
including (if applicable) the development team’s involvement with
the project; current ownership and management of the project;
and current uses, occupancy rates, tenants, operating revenues,
profits/losses, etc.
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6. Other Applicable Experience. Describe any other experience that may
be appropriate to establish the applicant’s qualifications. Describe any
past or current lease(s) of State lands awarded to the applicant’s
owners, directors and/or officers, including any delinquencies or prior
defaults on any such lease(s). Applicants should register with Hawaii
Compliance Express (HCE) and have updated state tax clearances. See
also HRS Section 171-13.

7. Financial Capacity and Credit History. Provide satisfactory evidence to
support the financial ability of the applicant to repair, renovate and
operate the Subject Property. Such evidence should include evidence of
applicant’s past or current debt or equity financing (such as letters from
past or current lenders or financing sources confirming the amounts
financed, repayment terms, and repayment status), applicant’s financial
statements for the past three fiscal years, current credit report(s), and
evidence of capital resources or financing commitments. Describe any
loan or lease defaults, bankruptcies, judgments, or any litigation or other
disputes that may potentially have an adverse effect on the applicant’s
current financial capability. A personal guarantee (or personal
guarantees) will be required upon issuance of a lease.

8. Other Information. Provide any other information regarding the
applicant, the development team, or its members that may be pertinent
to establishing the applicant’s qualifications.

9. References. Provide references (including name, title, address, email
address phone number) whom DLNR may contact to confirm the
applicant’s and development team members’ qualifications and any of
the information provided in the SOQ.

SOQ SUBMISSION DEADLINE

Statements of Qualifications must be delivered to any of the Land Division
offices listed in Section | (Introduction) above by no later than 4:00 p.m. on
September 30, 2020. Except for additional information requested by DLNR, any
information submitted after this deadline, including any changes or modifications to
the SOQ, will not be considered.

EVALUATION OF QUALIFICATIONS

1. Preliminary Review. DLNR staff will conduct a preliminary review of the
SOQs for adequacy and completeness. If any SOQ is incomplete,
DLNR staff may, in its sole discretion, disqualify the applicant and its
SOQ from further review and consideration. Notwithstanding the
foregoing, DLNR reserves the right to waive any defects in any SOQ
and may permit the timely correction of errors contained in it. DLNR may
also ask an applicant for clarification of the information submitted or for
additional information/materials to assist DLNR or the evaluation
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committee in its review/evaluation of the applicant’s SOQ.

Substantive Review. The SOQs that are determined to be adequate and
complete in the preliminary review shall thereafter undergo a
substantive review by an evaluation committee selected by DLNR.

DLNR may ask any applicant for clarification of the information
submitted or for additional information/materials to assist DLNR or the
evaluation committee in its review/evaluation of the applicant's SOQ.
DLNR or the evaluation committee may also conduct interviews of any
of the applicants and/or members of the applicants’ development teams.

DLNR will review the SOQs and determine which applicants meet the
qualification criteria below. DLNR may, at its sole discretion, form a
short list of the most qualified applicants. The qualified applicants (or
short list of the most qualified applicants, if applicable), will then be
invited to participate in the RFP process by submitting their renovation /
operation proposals in accordance with Section IV (Request for
Proposals) of this RFQ/RFP."

a. Qualification Criteria. DLNR or the evaluation committee shall
evaluate the applicants’ qualifications based on the following
criteria:

= Successful real estate development or renovation experience
relevant to the applicant’s proposed renovation / operation of
the Subject Property, including experience in community
outreach and in obtaining land use entitlements and
government approvals/permits.

= Real estate management experience (including hotel
operation or apartment management, if applicable) relevant to
the applicant’s proposed use of the Subject Property.

* Financial capacity to fund the renovation of the Subject
Property and the applicant’s proposed operations.

= Creditworthiness and past experience in leasing private and
public lands.

b. Notification of Qualification. All applicants will be notified of the
qualification determination.

C. Review and Appeal Rights. Pursuant to HRS Section 171-

59(a)(3), within twenty (20) days of an applicant’s receipt of

"If there is only one qualified applicant, DLNR may, in its sole discretion, waive certain RFP submission

requirements.
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notification of the determination, any applicant may notify the
Board in writing requesting the applicant be allowed to examine
the basis for the determination to ascertain whether or not the
conditions and criteria established by the Board were followed. If
written notice is not provided by the applicant within twenty (20)
days of the receipt of notification of determination, the applicant
shall be barred from proceeding to seek legal remedy for any
alleged failure of the Board to follow the conditions and criteria.

IV. REQUEST FOR PROPOSALS (“RFP”)

INTRODUCTION

If DLNR determines that more than one applicant is qualified, DLNR will invite
the qualified applicants (or the short list of the most qualified applicants), to submit
their respective repair and renovation proposals in accordance with this Section IV
(Request for Proposals).

DLNR, through its evaluation committee, will evaluate the renovation /
operation proposals and select the applicant whose proposal best satisfies DLNR's
objectives and selection criteria. DLNR staff will then request the Board’s approval of
the selected applicant and the selected applicant’s proposal. Upon the Board’s
approval, DLNR will commence exclusive negotiations with the selected applicant of
the development agreement and potential lease (see Section V - Exclusive
Negotiations/Development Agreement for additional details regarding the
development agreement).

Applicants assume all risks and are responsible for the payment of all costs
and expenses in connection with the preparation of their respective
submissions/responses to this RFP, as well as any and all pre-construction and
planning costs incurred by the applicant. DLNR assumes no risks or costs associated
with any applicant’s participation in this RFP.

APPLICANT BRIEFING

DLNR may, but shall not be required to, hold a briefing to explain this portion of
the RFP and to answer questions from the applicants. DLNR will notify all qualified
applicants of any such briefing.

SOQ & RFP SUBMISSION REQUIREMENTS

Each qualified applicant shall submit a renovation / operation proposal, which
proposal shall include: (1) a demolition / partial demolition and/or repair / renovation
plan; (2) an economic proposal; and (3) a business plan. The renovation / operation
proposal shall include the information and materials requested below and shall be
organized in a manner that is consistent with the headings and sequence presented
below. Applicants shall each submit five (5) hard copies and one electronic copy on a
CD of their renovation / operation proposals.
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1. Cover Letter. Submit a cover letter on the applicant's letterhead
addressed to DLNR Land Division and signed by an authorized
representative of the applicant.

2. Executive Summary. Provide an executive summary of the critical
aspects of the applicant’s renovation / operation proposal.

3. Demolition / Partial Demolition and/or Repair / Renovation and
Operation Plan. Provide the applicant’s renovation / operation plan for
the Subject Property. The renovation / operation plan must address all
health, safety and welfare issues identified in the SSFM Report, Erskine
Report, County Department of Public Works, Building Division NOV, and
County Fire Inspection Record. The renovation / operation plan must
also include the following plans, information, and details:

a. Site Plan. Provide a conceptual site plan showing the building
elevations and floor plan of each as demolished / partially
demolished and/or repaired / renovated, and the uses provided
for (provide three full size copies, 1"= 20' scale; and 5 half-size

copies).
b. Narrative Description. Provide a narrative description of the
renovation / operation proposal, including but not limited to the

following:
i. Descriptions of the proposed project and proposed uses;

i. An outline of the renovation / operation program and
phases;

iii. Statements indicating how the renovation / operation plan
satisfies DLNR’s demolition / partial demolition and/or
repair / renovation and operation objectives;

iv. Descriptions of the benefits to be realized by the State and
the Banyan Drive community as a result of the proposed
project;

V. Any other pertinent information regarding the renovation /

operation plan.

C. Special Management Area. Explain how the proposed project and
uses are consistent with the County’s requirements and
restrictions for the Special ManagementArea.

d. Proposed Design Standards. Provide the proposed design
standards for the project, describing the character of the project,
and other design features such as lighting, landscaping, signage,
etc. If applicable, describe how the project will incorporate smart
growth and green development principles.
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Phasing Plan. If the proposed project will be implemented in
phases, provide renderings of the proposed development phases
and estimated time periods for each phase.

Protection of Shoreline Areas and Coastal Waters. Describe how
the renovation / operation proposal will preserve and protect the
shoreline areas (including protecting public access to the
shoreline) and coastal waters.

lllustrations & Other Information. Provide any other information,
plans, illustrations, and/or renderings that would assist DLNR in
visualizing the proposed project.

Community Benefits. Describe any additional benefits arising
from and unique to applicant’s proposed use of the Subject
Property that will benefit the community of Banyan Drive, Hilo,
and Hawaii Island.

Changes/differences from SOQ Response. If the renovation /
operation plan provides for demolition / partial demolition and/or
repairs / renovations or operations that differ from those
described in response to the SOQ portion of this RFQ/RFP, the
applicant must explain the reason for the differences. The
applicant shall also provide additional information to evidence the
applicant’'s qualifications (e.g., experience and expertise)
regarding the revised renovation / operation plan. The information
to be provided shall be similar to the type and level of detail
provided in the SOQ response.

If the evaluation committee, in its sole discretion and in the best
interest of the State, determines that the applicant does not
possess the necessary experience with respect to such revised
renovation / operation plan, DLNR may deem the applicant
unqualified to participate in the RFP process or may take such
factors into consideration in evaluating the applicant’s proposal.

4. Economic Proposal. Provide applicant’s economic proposal, which shall

detail the fees and lease rents the applicant proposes to pay to DLNR,
and shall include, at a minimum, the following:

a.

Uncle Billy's RFQ/RFP

Annual Minimum Lease Rent. Provide the annual minimum lease
rent the applicant proposes to pay for the Subject Property for the
first thirty (30) years of the lease (see step-up format below),
including any proposed percentage lease rents or other revenue
sharing proposal. Lease rents for any selected proposal shall be
no less than fair market value.

Annual Minimum Rents Period
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$  per Annum Years 1-10
$ per Annum Years 11-20
$ °  per Annum Years 21-30

The annual minimum lease rents will be reopened after the first
30 years and every ten (10) years thereafter.

DLNR will procure an independent appraiser to review the
proposed annual minimum lease rent and other information
submitted by applicants in response to the RFP to determine
whether the applicants’ proposed annual minimum lease rent
qualifies as fair market rent. If any applicant’s proposed annual
minimum lease rent is determined to be lower than fair market
rent, DLNR will ask the applicant to increase its proposed annual
minimum lease rent to fair market rent in order to be further
considered under the RFP review process. Any applicant who
declines to include fair market rent as determined by DLNR’s
independent appraiser for applicant’'s proposal shall be
disqualified from further consideration under the RFP.

Lease Terms and Conditions. Describe the proposed
commencement of the lease in relation to the applicant’s
proposed renovation / operation schedule. Identify which events
must occur prior to commencement of the lease and which
events must be preceded by the execution of the lease. Describe
any other critical lease terms and conditions, and the applicant’s
rationale for such terms and conditions.

Lease Rent Waiver. Describe any proposed lease rent waiver
requested, bearing in mind that the statutory maximum allowed
under Chapter 171, HRS, is one year’s rent. See HRS Section
171-6(7).

Other. Provide any other proposed lease terms that the applicant
believes are both feasible and appropriate for the applicant’s
proposal.

5. Business Plan. Provide the applicant’s business plan for the proposed

renovation / operation of the Subject Property. The business plan must
specify all of the major elements necessary to implement the applicant’s
renovation / operation plan and should be described to a level of detail
appropriate for preliminary funding commitments.

The business plan should include, at a minimum, the following:

a.
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Demolition / Partial Demolition and/or Repair / Renovation
Schedule. Provide an outline of the proposed project schedule
and project phasing (including a timeline with realistic start and
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completion dates), and highlight any events (including
government land use entitlements/approvals/permits) that are
critical to the timely completion of the project.

The project schedule should include a separate timetable for the
pre-renovation / operation activities (i.e., the activities that must
occur prior to issuance of the lease, such as due diligence,
obtaining land use entitlements/permits/approvals, etc.), and a
timetable for the project activities. If the project is to be completed
in phases, provide estimated timetables for each phase.

Land Use Entitlements and Approvals/Permits. Provide a
comprehensive list of all land use entitlements and government
approvals and permits required to complete the project and a
projected timeline for obtaining all such entitlements/approvals/
permits. Indicate which entitlements/approvals/permits must be
obtained prior to the applicant commencing any demolition /
partial demolition and/or repair / renovation work of the Subject
Property.

Project Cost Estimates. Provide cost estimates for the entire
project and also broken down for each phase of the project.
Construction cost estimates should include all hard and soft
costs, and account for cost escalations. The cost estimates
should be itemized by categories such as but not limited to,
building demolition / partial demolition and/or repair / renovation
costs, consultant fees, design fees, entitlement and permitting
fees, landscaping, financing costs, marketing and sales costs,
operating costs, profits, insurance, bonds, etc.

Financial Pro Forma. Provide pro forma financial projections for
the entire project and also broken down for each phase of the
project components, including cash flow and operating
income/expense projections for the pre-construction stage and for
the construction stage (until completion of all repairs and
renovations). The pro forma projections should also clearly show
gross revenues, operating expenses, vacancies, reserves, debt
service, net operating income, profits, and total projected lease
payments (base and percentage) to DLNR.

Where subleases are anticipated, provide estimates of subtenant
rentals and master lessee operating expenses. The projections
should also show projected lease rent payments to DLNR and
any proposed rental waivers.

Market and Financial Feasibility Analysis. Provide a market and
financial feasibility analysis for the proposed project. Analyses of
market support for the renovation / operation of the Subject
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Property, proposed handling of sublessee lease rents,
absorption/occupancy timetable, and key assumptions used in
financial projections and pro formas should be included.

(A Financing Strategy and Preliminary Commitments. Describe the
applicant's proposed financing plan for the project. Describe, to
the extent possible, the applicant's estimates of equity
requirements and construction and takeout financing, and the
applicant’s proposed source of funds.

Provide examples of financial approaches and lenders used for
other projects renovated or developed by the applicant.

Provide letters from previous or current lenders and/or equity
partners describing their prior or existing financing arrangements
with the applicant.

If applicant is an entity, its principal(s) will be required to provide
personal guarantee(s) for the project.

g. Marketing and Leasing Plan. Provide a marketing and leasing
plan that shows how the applicant intends to implement the
proposed project. Provide evidence of other projects renovated or
developed by the applicant that successfully utilized a similar
marketing and leasing plan.

h. Method of Operation. Describe the proposed method of operation
for the project. Explain the applicant’s role in management of the
project.

RFP SUBMISSION DEADLINE

Renovation / operation proposals must be delivered to any of the DLNR offices
listed in Section | (Introduction) above by no later than 4:00 p.m. on November 30,
2020; provided, however that this deadline is subject to change in DLNR’s sole
discretion and in the best interest of the State. Except for information requested by
DLNR, information submitted after the submission deadline, including modifications to
the applicant’s proposal, will not be considered.

Proposals from the applicants not selected by DLNR for exclusive negotiations
shall automatically expire upon the execution of the development agreement (unless
withdrawn in writing earlier by the applicant) and returned to the applicants or be
made available for pickup by the applicants.

EVALUATION PROCEDURES

1. Preliminary Review. Upon receipt of a repair and renovation / operation
proposal, DLNR staff will conduct a preliminary review of the submitted
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information for adequacy and completeness. If the submitted information
is incomplete, DLNR staff may, in its sole discretion, disqualify the
applicant from consideration. However, DLNR reserves the right to
waive any defects, irregularities or informalities in any of the responses
and may permit the timely correction of errors contained in them. DLNR
may also ask an applicant for clarification of the information submitted or
for additional information/materials to assist DLNR or the evaluation
committee in its review/evaluation of the applicant’s proposal.

2. Substantive Review. The renovation / operation proposals that have
been determined to be adequate and complete shall undergo a
substantive review and evaluation by DLNR or an evaluation committee
selected by DLNR. DLNR reserves the right to select an RFP evaluation
committee that consists of members different from those of the
evaluation committee for the SOQ portion of this RFQ/RFP.

DLNR or the evaluation committee may ask any applicant for
clarification of the information submitted, or for additional
information/materials to assist DLNR or the evaluation committee in its
review/evaluation of the applicant’s proposal. DLNR or the evaluation
committee may also conduct interviews of any of the applicants and/or
members of the applicant’s development team.

The evaluation committee shall select the applicant whose renovation /
operation proposal best satisfies DLNR’s renovation / operation
objectives and the selection criteria below.

3. Board Approval. DLNR staff will request the Board’s approval of the
evaluation committee’s selection of the applicant.

4, Exclusive Negotiations. Upon the Board’s approval of the selected
applicant, DLNR shall commence exclusive negotiations of the
development agreement with the selected applicant (see Section V).
The development agreement shall be subject to approval by the Board.

RFP SELECTION CRITERIA

The evaluation committee shall evaluate the qualified applicants’ renovation /
operation proposals submitted in response to this RFP and shall select the applicant
whose proposal, in the sole judgment of the evaluation committee, best meets the
following criteria:

Renovation / Operation Plan

e Degree to which the renovation / operation plan meets DLNR’s
renovation / operation objectives.

Economic Proposal
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e Maximizes the financial returns to the State from the Subject Property in
a timely manner. In evaluating applicants’ proposed lease rents,
preference will be given to the proposed annual minimum base rents
over the proposed percentage rents.

Business Plan

e Organization of the business plan, reasonableness of the renovation /
operation schedule, and demonstrated understanding of the
requirements necessary to complete the project in a timely manner.

e Demonstrated understanding of the required land use entitlements and
government approvals and evidence of the ability to obtain the
entitlements/approvals in a timely manner.

e Demonstrated market and financial feasibility of the renovation /
operation proposal.

e Demonstrated ability to finance the proposed renovation / operation.

V. EXCLUSIVE NEGOTIATIONS / DEVELOPMENT AGREEMENT

EXCLUSIVE NEGOTIATIONS

DLNR will enter into exclusive negotiations with the selected applicant. During
exclusive negotiations, DLNR and the selected applicant will negotiate in good faith a
development agreement setting forth the terms and conditions under which DLNR will
lease the Subject Property to applicant.

The exclusive negotiation period will be six (6) months and will be based upon
the renovation / operation proposal submitted by the selected applicant. If the
development agreement is not executed by the expiration of the exclusive negotiation
period, the authority of the selected applicant to negotiate the development
agreement shall terminate, provided, however, that the Chairperson of the Board of
Land and Natural Resources may, in his/her sole discretion, extend the negotiation
period by written notice to the selected applicant for up to an additional six (6) months.

Upon the expiration of the exclusive negotiation period (including any
extension), this RFP process shall terminate and neither the selected applicant nor
any other applicant shall thereafter have authority to negotiate a development
agreement and shall have no right, title or interest in or to the Subject Property.

DLNR reserves the right to negotiate with the selected applicant any additional
terms, conditions or modifications to the terms set forth in this RFP or to the selected
applicant’s proposal if it is in DLNR’s and the State’s best interest to do so, and in
DLNR'’s sole discretion.
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DEVELOPMENT AGREEMENT

In general, the development agreement will require the selected applicant to
perform, all at its sole expense, all pre-construction duties necessary and/or desirable
to successfully implement its renovation / operation proposal, including site
investigations and other due diligence activities, planning and designing the
demolition / partial demolition and/or repair / renovation, and obtaining all necessary
land use entitlements and government approvals/permits.

The terms and conditions of the development agreement shall be subject to
negotiation between DLNR and the selected applicant and approval by the Board, but
shall include, at a minimum, the following obligations:

Development Agreement Fee. The selected applicant shall pay the DLNR a
development agreement fee in consideration for DLNR providing the selected
applicant with the exclusive right to conduct its pre-construction activities for its
proposed project during the term of the development agreement. The selected
applicant’s proposal shall include a proposed development agreement fee, but the
actual fee and the payment terms may be subject to furthernegotiation.

Due Diligence. The Subject Property shall be leased in an “as is” condition with
all faults and defects whether latent or patent, and DLNR makes no representations
regarding the condition of the Subject Property or the suitability of the site for any
project proposed by any applicant. Applicants shall, at their sole expense, be
responsible for conducting their own investigations and due diligence regarding the
Subject Property.

The selected applicant shall be responsible for any and all environmental
studies, site work, repairs, improvements, and required remediation of hazardous
materials necessary for the repair, renovation and operation of the Subject Property.

DLNR has compiled various documents and information regarding the Subject
Property, which are available for review at the Land Division offices or online at
https://dInr.hawaii.gov/Id/RFQ-RFP-unclebillys.  Applicants wishing to review hard
copies of the documents and information should contact the Land Division
Administration office in advance at (808) 587-0426. By request, neighbor island and
out-of-state applicants may make arrangements to view the documents and
information by contacting the Land Division Administration Office. DLNR makes no
representations or warranties regarding the accuracy of any information contained in
suchdocuments, nor for sufficiency and completeness.

Land Use Entitlements and Government Approvals/Permits. Prior to issuance
of any lease for the Subject Property, the selected applicant shall, at its sole expense,
obtain all land use entitlements and government permits/approvals necessary to
construct its proposed project, including but not limited to, special area management
(SMA) approval, and subdivision approval (see below). DLNR makes no
representations or warranties regarding any required entitlements/approvals or
the likelihood of the selected applicant to successfully obtain the required
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entitlements/approvals/ permits. It shall be the selected applicant’s sole responsibility
to apply and pay for, process, and obtain all required entitlements/approvals/permits.

Subdivision. As noted above, the Subject Property consists of four separate
Parcels and existing structures cross lot lines. The selected applicant shall be
responsible for obtaining any necessary County land use entitlements, permits, or
approvals to maintain the structures on multiple lots or, alternatively, to consolidate
and re-subdivide the Parcels into a single new lot. The consolidation/re-subdivision, if
required, must be completed at the selected applicant's expense prior to the
execution of a lease for the Subject Property.

Access. DLNR’s information is that public access to the Subject Property is
provided from Banyan Drive, which is County road. It shall be the selected applicant’s
responsibility to confirm if legal access exists and if not, to obtain any required
access.

Compliance with Applicable Laws. The Subject Property is “public land” as
defined in HRS Chapter 171 and is therefore subject to the requirements, limitations,
and restrictions set forth in HRS Chapters 171.

Without limiting the foregoing, the selected applicant shall comply with all
applicable federal, State, and county laws, statutes, ordinances, rules and
regulations.

Proposed Lease. This RFP contemplates that the negotiation of the
development agreement will also include negotiations of a ground lease for the
Subject Property with a term up to a maximum of sixty-five (65) years. The
development agreement will provide for the lease to be issued only upon the selected
applicant’s satisfaction of all terms and conditions of the development agreement.

The selected applicant shall also be responsible for the operations and
management of the project, including performing all management, leasing, and
maintenance functions.

The lease rent payable under the lease, including any percentage rent
provisions, fixed rent step-ups, and rent reopening periods, shall be in accordance
with the selected applicant’s proposal but may be subject to further negotiation.

A sample of DLNR’s standard lease form is available for review on-line at
https://dinr.hawaii.gov/Id/RFQ-RFP-unclebillys and at Land Division’s Administration
Office.

VI. OTHER TERMS AND CONDITIONS

FEES/COSTS

The selected applicant shall pay all charges required by law and all costs
incurred by DLNR in connection with the preparation and processing of this
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RFQ/RFP, including but not limited document fees for preparation of the development
agreement and lease, fee for preparation of the survey maps and descriptions,
publication fees for this RFP, appraisal fees, conveyance taxes, and recordation fees.

DLNR’S NON-LIABILITY AND WAIVERS

The applicants, by submitting a response to this RFP, waive all rights to protest
or seek any legal remedies whatsoever against DLNR or the State regarding any
aspect of this RFP.

TITLE TO SUBJECT PROPERTY

The lands comprising the Subject Property are Section 5(b) lands under the
Hawaii Admissions Act. DLNR makes no warranty or representation to any applicant
with respect to the status of title to the Subject Property.

DLNR’S DISCRETION AND RESERVATION OF RIGHTS; CANCELLATION OF RFP

DLNR reserves the right to: (1) request from any applicant a clarification of any
information submitted or additional information/materials to assist DLNR or its
evaluation committee in the review/evaluation of the applicant’s qualifications or
proposal; (2) reject any and all submissions in whole or in part; (3) require
amendments or modifications to the submissions; (4) waive any of the submission
requirements; (5) cancel this RFP; and/or (6) re-advertise for new qualifications
and/or proposals, all with no liability whatsoever, whether or not it is in the DLNR’s
best interest to do so. DLNR also reserves the right to amend this RFP, including but
not limited to, the deadlines and submission requirements, at any time prior to the
applicable submission deadline. The information contained in this RFP is believed to
be reliable, but cannot be guaranteed.

Any and all information submitted in response to this RFP by applicants not
selected for exclusive negotiations of the development agreement shall be returned to
the respective applicants once the development agreement is executed, unless DLNR
determines, in its sole discretion, that it is in DLNR’s best interest to retain any or all
such information, except for information marked confidential by applicants.
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STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES
Land Division
Honolulu, Hawaii 96813

December 13, 2019

Board of Land and Natural Resources PSF No.: 17HD-028
State of Hawaii
Honolulu, Hawaii Hawali

Authorize the Issuance of a Request for Qualifications / Request for Proposals for
Lease of Improved Public Lands: Waiakea, South Hilo. Hawaii, Tax Map Keys: (3) 2-1-
003: 033, 034, 035 and 045.

REQUEST:

~ Authorize the issuance of a Request for Qualifications / Request for Proposals

(RFQ/RFP) to select a potential lessee of improved public lands at Waiakea, South Hilo,
Hawaii.

APPLICANT:

Department of Land and Natural Resources (Department or DLNR), Land Division.

LEGAL REFERENCE:

Sections 171-6. -16, 18, 17, 19, 35, 36, 41, 59, and other applicable sections of
Chapter 171, Hawaii Revised Statutes (HRS), as amended.

LOCATION:
Portion of Government lands situated at Waiakea, South Hilo, Hawaii, identified by Tax
Map Keys: (3) 2-1-005: 033, 034, 035 and 045, as shown on the attached maps labeled
Exhibit A.

AREA:
1.83 acres, more or less.

ZONING:
State Land Use District: Urban

APPROVED BY THE BOARD OF
LAND AND NATURAL RESOURCES
AT ITS MEETING HELD ON

D-3

December |3, 2019 (oo, Attachment 1 to RFQ/RFP
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County of Hawaii CZO: Hotel and Resort (V-.75)

The parcel is also located within the Special Management Area and tsunami inundation
zone.

TRUST LAND STATUS:

Section 5(b) lands of the Hawaii Admission Act
DHHL 30% entitlement lands pursuant to the Hawaii State Constitution: NO

CURRENT USE STATUS:

Under Revocable Permit No. S-7905 to Tower Development, Inc. for security and
pl‘OpCI’I)’ management purposes.

PROPERTY CHARACTERISTICS:

Utilities — Electricity, water and sewer

Elevation — Approximately three to eleven feet above sea level

Legal access to property — Staffl has verified that there is legal access to the property from
Banyan Drive.

Subdivision — Staff has verified that the subject property consists of four legally
subdivided lots. However, existing structures cross lot lines.

Encumbrances — Staff has verified that the following encumbrances exist on the property:
Revocable Permit No. S-7905 to Tower Development, Inc. for security and

property management purposes.

STATUTORY AUTHORITY:

HRS §171-59(a) provides that a lease of public land may be disposed of through
negotiation upon a finding by the Board of Land and Natural Resources (Board) that the
public interest demands it and provides a process under which the Board may select the
lessee.

The process requires that public notice of the disposition be given, that applications be
solicited from prospective lessees, and that the Board evaluate the applications
according to criteria established by the Board and determine which applicants meet the
criteria. If only one applicant meets the criteria, the Board may dispose of the lease by
negotiation. If two or more applicants meet the criteria, the Board shall select the lessee
who submits the highest offer contained in a sealed bid deposited with the Board.
Relevant excerpts of HRS §171-59(a) are attached as Exhibit B.
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CHAPTER 343 - ENVIRONMENTAL ASSESSMENT:

In accordance with Hawaii Administrative Rules (HAR) §11-200.1-15 and the
Exemption List for the Department of Land and Natural Resources reviewed and
concurred on by the Environmental Council and dated June 3, 2015, the subject request is
exempt from the preparation of an environmental assessment pursuant to:

e Exemption Class No. | that states, “Operations, repairs or maintenance of existing
structures, facilities, equipment, or topographical features, involving negligible or
no expansion or change of use beyond that previously existing,” Item 47 that
states, “Leases of state land involving negligible or no expansion or change of use
beyond that previously existing;”

e Exemption Class No. 7 that states, “Interior alterations involving things such as
partitions, plumbing, and electrical conveyances,” ltem | that states, “Interior
alterations and renovations to offices, buildings or structures that do not increase
the floor area or change the maximum occupancy to include:

a. installation of office partitions, utility outlets or connections, air
conditioning, lighting, and security systems:

b. renovations required to bring existing structures into compliance with
current building codes and applicable health, safety, and access regulations;
c. renovations that will result in energy or other operational/cost savings: or
d. other similar interior alterations;” and

¢ Exemption Class No. 8 that states, “Demolition of structures, except those
structures located on any historic site as designated in the National Register or
Hawaii Register as provided for in the National Historic Preservation Act of 1966,
Public Law 89-665, or Chapter 6E, Hawali Revised Statutes,” Item No. 2 that
states, “Demolition and removal of existing structures, facilities, utilities, and
other improvements on state lands, except those structures Jocated on any historic
site as designated in the National Register or Hawaii Register as provided for in
the National Historic Preservation Act of 1966, 16 U.S.C. §§470 et. seq., as
amended, or Haw. Rev. Stat. Chapter 6E.”

See Exhibit C attached.

BACKGROUND:

The subject property was previously encumbered under General Lease Nos. 3265, 3266,
3267 and S-4252 issued through mesne assignments to William J. Kimi, Jr., dba Uncle
Billy’s Hilo Bay Hotel. The hote! was operated as a sole proprietorship until October
1967 when Mr. Kimi incorporated the business as Hilo Bay Hotel, Inc. As aresult of this
action, the Board, at its meeting of June 27, 1969 (supplemental agenda), consented to the
assignment of lease from William J. Kimi, Jr., as assignor, to Hilo Bay Hotel, Inc., as

~ assignee. The four leases were set to expire on March 14, 2015.

At its meeting of February 27, 2015, item D-3, the Board authorized a one-year holdover
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of the four leases to be immediately followed by the issuance of a month-to-month
revocable permil.

At its meeting of February 12, 2016 under agenda item D-3, the Board consented to the
assignment of General Lease Nos. 3265, 3266, 3267 and S-4252, Hilo Bay Hotel, Inc.,
assignor, to Savio HBH Development Company, LLC (Savio), assignee, and approved
the issuance of a single month-to-month revocable permit to (RP S-7879) Savio upon the
expiration of the leases. The revocable permit was intended as an interim measure to
keep the hotel in operation until such time that the Banyan Drive Hawaii Redevelopment
Agency (BDHRA), organized under the supervision of the County of Hawaii, Planning
Department, developed a long-term conceptual plan for the future of the Banyan Drive
resort area.'

The Department procured the services of Erskine Architects, Inc. to conduct a detailed
analysis of the property to determine whether to demolish or rehabilitate the existing
structures on the property. In the June 2016 report prepared by Erskine Architects, Inc.
(Erskine Report), a number of life and safety issues at the property were identified
including unsafe stairwells, fire safety issues and advanced termite damage throughout
the common areas and much of the lodging areas.

The Department provided a copy of the Erskine Report to the Planning Department. This
resulted in the County conducting an inspection of the property through its Department of
Public Works (DPW), Building Division. In addition, the Fire Department also
conducted an inspection based on information provided in the Erskine Report.

Atits meeting of June 9, 2017, under agenda Item D-35, as amended, the Board approved
the after-the-fact renewal of RP §-7879 to Savio from March 14, 2017 to June 9, 2017, at
the then current ground rent of $2,984.00 per month. During discussions regarding the
condition of the property, the Board determined that the hotel should cease operation
sooner than later. With that in mind, the Board approved an extension of RP S-7879
from June 10, 2017 10 the close of business on July 14, 2017, at no cost. This would
allow the permittee, Savio, a reasonable amount of time to close the hotel, lay off staff,
remove personal property from the premises, and to perform all other actions necessary to
shut down the operations of the hotel. The Board further specified that in the event the
County inspectors provided notice to the Department of an urgent health and safety
concern or violation at the hotel, then the Chairperson would be authorized to
immediately shut down the hotel.

Also at its meeting of June 9, 2017, under agenda Item D-6, the Board authorized the
publication of a Request for Interest (RFI) to gauge whether there is interest among
prospective developers in obtaining a long-term lease of the subject land for hotel-resort

I The BDHRA approved a conceptual plan at its meeting in November 2016. However, the plan has
not been presented to the Planning Commission or the County Council for confirmation.
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purposes that would include an obligation to conduct an environmental assessment (EA)
or environmental impact statement (EIS) for the demolition of the existing structures on
the site and construction of a new hotel thereon, secure the permitting and approvals
needed for the demolition and new construction, complete the demolition, and construct a
new hotel.

As a result of the County DPW Building Division and Fire Department inspections,
Mayor Harry Kim wrote a letter to the Chairperson dated June 16, 2017 with the
recommendation that the hotel should be vacated immediately.” Upon receipt of the
Mayor's letter, the Chairperson directed the immediate closure of the hotel. Land
Division staff contacted Savio and measures were taken to relocate the guests then
occupying the hotel rooms. Hotel services were effectively ended on June 19, 2017.

At its meeting of July 14. 2017, under agenda Item D-2, as amended, the Board approved
the issuance of a revocable permit to Tower Development, Inc. (Tower), an affiliate of
WHR LLC, who is the lessee of the neighboring Grand Naniloa Hotel Hilo. Revocable
Permit No. §-7905 was thereafter issued to Tower for security and property management
purposes, The permit, which remains in effect, specifies that the property shall not be
used for hotel-resort or lodging purposes.

REMARKS:

Redevelopment of the subject property has proven to be a challenge. The land is
improved with a 146-room hotel constructed in phases between 1966-1970. A remaining
useful life study completed in June 2014 indicated that the improvements at that time had
a remaining useful life of 5-10 years. An architectural study completed in June 2016 by
Erskine Architects, Inc. (Erskine Report) determined that hotel should be demolished. A
copy of the Erskine Report recommendations as they relate to the subject property is
attached as Exhibit D.

However, the Department has no money to demolish the existing hotel. The Department
procured R.M. Towill Corporation (RM Towill) as a consultant to estimate the cost of
demolition, RM Towill’s report issued in February 2018 determined the demolition cost
would be $8,287,605.

The RFI that the Board approved at its meeting of June 9, 2017 was published on March
7, 2018 with responses due by April 30, 2018. Only Tower responded to the RFI,
explaining that it could contribute $1.5 million toward the site demolition work, but
would require a rent credit for any demolition expense above that amount. This means
that the State would still need to bear the lion’s share of any demolition costs for the
existing hotel in the event of a complete teardown and rebuild.

2 A formal Notice of Violation was sent via Certified Mail dated 6/22/17 to Permitiee and the Hawaii
District Land Office.
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During the 2019 legislative session, the Department sought capital improvement project
(CIP) funds to demolish the hotel, but the legislature declined to appropriate funds. The
Department also supported administration bills to increase the amount of a rent credit for
major development projects, but the bills did not pass.” Under current law, rent credits
are capped at one year for substantial improvements to commercial property. See HRS
§171-6.

Although the County of Hawaii established BDHRA in 2016 to master plan the Waiakea
Peninsula, BDHRA has no money to pay for an EA/EIS to facilitate a master plan. To
compound matters, under the EA/EIS laws, the Board cannot authorize the issuance of a
lease to a party for demolition of an obsolete building and construction of a new one
without an EA/EIS first being conducted. That puts the Department in a “Catch-22"
situation because a developer will typically not be interested in paying for the EA/EIS
unless the developer has the certainty of a land lease for the site.

Accordingly, in an effort to break the stalemate preventing much needed redevelopment
at Banyan Drive, staff has been exploring alternatives for the Uncle Billy's property that
would not trigger an EA or EIS. The Erskine Report did contain an alternative
recommendation for repair of the hotel:

ALTERNATIVE RECOMMENDATION: If the buildings are not
demolished, the obvious alternative would be to REPAIR them. The way
in which repairs are handled could be extremely challenging, the
associated costs could be prohibitive, and the construction schedules could
be time consuming. As such, the types of repairs and the order in which
the repairs are phased should be highly scrutinized. Repairs should be
done proportionately over several years so that the repair cost does not
exceed 50% of the taxable value of the property. Prior to starting any
repair or improvement project, the architect and/or engineers who will
design the repairs should work closely with the [authorities having
Jjurisdiction] to ensure that grandfathering in of non-conformities can
remain in place. Repairs to address the health, safety and welfare of the
public, as well as repair and maintenance projects to prolong the
remaining useful life of the building should be performed first.

The Erskine Report goes on to list recommended repairs. See Exhibit D.

The Erskine Report was made available to Tower who nevertheless believes that
rehabilitation of the property is feasible under the alternative recommendation from the
report. Based on the interest expressed by Tower, staff is proposing that the property be
put out to lease for renovation, demolition, or partial renovation and partial demolition.
The use of the site under any renovation would be limited to hotel and/or apartment use.

3 Although House Bill 1026 and Senate Bill 1252 Senate Draft 1 did not pass in the 2019 legislative
session, they are still alive and can be taken up in the 2020 session.
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Staff believes the proposed RFQ/RFP process is in accordance with the requirements of
HRS §171-39(a) and is preferable to the public auction process for selecting a lessee for
the subject property. A lease for hotel/apartment purposes is the highest and best use
under County zoning.

e Request for Qualifications/Request for Proposals (RFQ/RFP):

HRS §171-59(a) provides that a lease of public land may be disposed of through
negotiation (rather than by public auction) upon a finding by the Board that the public
interest demands it. HRS §171-59(a) also provides a process under which the Board may
select the lessee. This process entails the public solicitation of applications/proposals
from prospective lessees and allows the Board to select the lessee based on its evaluation
of the applications/proposals.

Renovation of the existing hotel improvements originally constructed between 1966-1970
will involve significant effort (e.g., obtaining Special Management Area approval or at
least review, possible lot consolidation and re-subdivision, building permit approval, etc.)
and a substantial investment. The property consists of four separate lots and existing
structures cross lots lines. A prospective lessee under the new lease will need to consult
with the County Planning Department to determine if lot consolidation and re-subdivision
will be required as part of any rehabilitation. The improvements contain hazardous
materials that will require remediation as outlined in the Erskine Report and RM Towill
report. A portion of the property is occupied by a convenience store that remains in
operation. Careful planning will be required to protect the health and safety of the store
operator, its employees and customers if the store is 1o remain in operation during the
renovation work. Additionally, the property currently has 38 parking spaces on site.
County of Hawaii Zoning Code requires a total of 214 spaces for this property. The
property currently has two parking stalls accessible to persons with disabilities when the
law requires seven, and it has no loading spaces when the law requires four, including
one loading zone accessible to persons with disabilities. Further, the property is located
on the shoreline and a long-term lessee of the property will need to develop plans and
contingencies for sea level rise.* Staff believes the renovation efforts, lot
consolidation/re-subdivision, safeguarding of the convenience store occupants, resolution
of the parking stall and loading zone shortage, and sea level rise planning, are best
undertaken by a private lessee with the necessary expertise and financial capacity.

Due to the expertise and substantial investment required to renovate, demolish, or
partially renovate and partially demolish the hotel under the conditions described above,
staff believes a lease for the property should be issued by direct negotiation with a lessee
selected via a public RFQ/RFP rather than via the public auction process. The RFQ/RFP
process will allow the Board to evaluate prospective lessees based on a variety of factors,

4 In 2014, a consultant procured by the Department issued a report evaluating the impact of sea level rise
on this and other State properties at Waiakea Peninsula. The study found that the subject land is not
predicted to experience a substantial property loss due to a three-foot sea level rise.
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such as the applicant's qualifications (e.g.. experience, expertise, and financial capacity),
and proposed renovation plans for the property (e.g., the feasibility of the renovation
plans and the proposed benefits to the State), whereas the public auction process would
award the lease based solely on the highest lease rent bid at the auction.

The proposed RFQ/RFP process is in accordance with HRS §171-59. The RFQ phase of
the RFQ/RFP process provides for the Chairperson to establish criteria for selection of
the lessee and determine which applicants meet the criteria as required under HRS §171-
59. If there is more than one applicant that meets the RFQ criteria, the RFP phase
provides for the qualified applicants to submit proposals, and the Board will select the
highest offer (i.e., the best proposal).

Staff is requesting the Board authorize the Chairperson to issue the RFQ/RFP, establish
the evaluation criteria, evaluate the qualifications of the applicants, solicit proposals from
the qualified applicants (if there is more than one qualified applicant), evaluate the
proposals, select the best proposal, and present the proposal to the Board for approval at a
meeting open to the public. Upon the Board's approval of the selected applicant, the
DLNR will enter negotiations with the selected applicant of a development agreement
and proposed lease. The development agreement and lease will be submitted to the
Board for approval at a meeting open to the public. An outline of the proposed process is
provided as Exhibit E.

The following is a brief summary of proposed evaluation criteria for both the RFQ and
RFP stages:

Request for Qualifications (RFQ). Staff anticipates the applicants will be evaluated
based on criteria that include, at a minimum, the following:

» Experience and Expertise. The applicant shall possess the appropriate
experience and expertise in successfully planning. designing, permitting.
developing. financing, constructing, managing and operating projects
comparable (in size, complexity, scope and services) to the renovation,
demolition, or partial renovation/demolition, and operation of the building
on the subject property.

* Financial Capacity. The applicant shall possess the financial resources
and the proven ability to arrange debt and equity financing for projects
comparable to the renovation and operation of the subject property.

Request for Proposals (RFP). Staff anticipates the proposals of the qualified applicants
will be evaluated based on criteria that include, at a minimum, the following:

* Renovation and Business Plan. The soundness and feasibility of the
applicant's renovation proposal including applicant’s plan for renovating,
demolishing, or partially renovating and partially demolishing the hotel,
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consolidating and re-subdividing the parcels, safeguarding the
convenience store operator, its employees and customers during
renovation, addressing the parking and loading zone situation to the
County’s satisfaction, planning for sea level rise, as well as management,
marketing, and financial plans for the subject property. and the extent to
which the applicant's proposal meets the Department’s development goals
and objectives for the property.

» Community Benefits. Any additional benefits arising from and unique to
applicant’s proposal that will benefit the community of Banyan Drive,
Hilo, and Hawaii Island.

* Financial Plan. The applicant's ability to fund/finance the applicant's
proposed renovations and proposed operations.

e Proposed Development Agreement and Lease:

DILNR will negotiate a development agreement with the selected applicant. Staff
anticipates the development agreement will include various obligations that must be
satisfied by the selected applicant (obtaining all necessary permits, etc.), and that upon
satisfaction of all such terms and conditions, the Board will issue a 63-year ground lease
to the selected applicant to allow demolition, renovation, or partial demolition and partial
renovation of the hotel.

The development agreement may also address issues such as the selected applicant's
obligations to construct or bond improvements and provisions that address the

determination of the lease rent to be paid under the lease.

e RFOQs/RFPs for Two Banyan Drive Projects to Issue Simultaneously:

Also before the Board at today’s meeting is a request to issue an RFQ/RFP for another
project at Banyan Drive - the former Country Club Condominium Hotel designated as
Tax Map Key: (3) 2-1-005:020. Staff intends to issue the RFQs/RFPs for both projects
separately but simultaneously, use the same response deadline for submissions for both
projects and use the same review committees to evaluate the submissions and select the
best proposals for each project. Although the RFQs/RFPs for the two projects will be
moving forward on parallel tracks, submissions for each project will be evaluated
independently from the other. In other words, the evaluation committee will recommend
the highest offer/best proposal for each site to the Board for selection.

Staff circulated a draft of this submuittal to the State and County of Hawaii (COH)
agencies listed in the table below with the results indicated:
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Agency

Comment

DLNR-Engineering

General comments on flood hazard zones.
See Exhibit F attached.

DLNR-Historic Preservation

 No response by suspense date.

DLNR-Office of Conservation and
Coastal Lands

No comments (land not in conservation
district).

Office of Hawaiian Affairs

No response by suspense date.

COH-Planning Department

| No response by suspense date.

COH-Banyan Drive Hawaii
Redevelopment Agency

No response by suspense date.

COH-Department of Public Works

General comments regarding applicable
flood zone, and requirements for runoff
and construction. See Exhibit G attached.

COH-Department of Water Supply

No objections.

COH-Fire Department

No response by suspense date.

COH-Department of Environmental
Management

No comments,

The proposed use has continued since 1966 and will continue. Such use has resulted in
no known significant impacts, whether immediate or cumulative, to the natural,
environmental and/or cultural resources in the area. As such, staff believes that the
proposed use would involve negligible or no expansion or change in use of the subject

area beyond that previously existing.

RECOMMENDATION: That the Board:

L. Declare that, after considering the potential effects of the proposed disposition as
provided by Chapter 343, HRS, and Chapter 11-200.1, HAR. this project will
probably have minimal or no significant effect on the environment and is
therefore exempt from the preparation of an environmental assessment.

13

Find that the public interest demands that a lease of the subject property be

disposed of through negotiation pursuant to §171-59(a), HRS, as amended.

Delegate the authority to the Chairperson to (i) issue a request for qualifications /

request for proposals consistent with HRS § 171-39(a) for the selection of the
lessee; (ii) establish the criteria for evaluating and selecting the lessee; (iii) accept
and evaluate the applications submitted by prospective lessees; and (iv) make a
preliminary determination and recommendation to the Board of the best applicant.
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4. Authorize the Chairperson to modify the RFQ/RFP process or requirements if in

the best interest of the State and consistent with HRS §171-59.

spectfully Submitted,

. <
@vm E. Moore
Assistant Administrator

APPROVED FOR SUBMITTAL:

bren). (L2

)/ Suzanr';? D. Case, Chairperson

/
K
‘
‘;‘}'



Cocanut
Istand

)

Hilo Bay

Haylr

el VEL

akalagianiba

5

Couniry
S =
=Ly b’f}‘b Z
Hefalu T

Stﬂ “Park [

T

3

o |

2

Former Uncle Billy’s Hilo Bay Hotel
TMKs: (3) 2-1-005:033, 034, 035

& 045

Mokaoki

EXHIBIT A



Former Uncle Billy’s Hilo Bay Hotel
TMKs: (3) 2-1-005:033, 034, 035 & 045

EXHIBIT A



EXCERPT OF SECTION 171-59, HAWAII REVISED STATUTES

§171-59 Disposition by negotiation. (a) A lease of public land may be disposed of through
negotiation upon a finding by the board of land and natural resources that the public interest
demands it. Where the public land is being sought under this section by a sugar or pineapple
company, and the company is the owner or operator of a mill or cannery, then, for the purposes
of this section, the economic unit shall be that acreage of public land which when taken together
with the lands already owned or controlled or available to the company, when cultivated is found
by the board to be necessary for the company’s optimum mill or cannery operation. In all other
cases, public land to be sold under this section shall be an economic unit as provided in section

171-33(3).
After a determination is made to negotiate the disposition of a lease, the board shall:

(1) Give public notice as in public auction, in accordance with the procedure set forth in
section 171-16(a), of its intention to lease public land through negotiation setting forth the
minimum conditions thereunder, the use for which the public land will be leased. Any person
interested in securing the lease shall file an application with the board not later than forty-five
days after the first publication of the notice;

(2) Eslablish reasonable criteria for the selection of the lessee: provided that where the
intended use of the land is agriculture, the department of agriculture shall establish the criteria;

(3) Determine the applicants who meet the criteria for selection set by the board or the
department of agriculture, as the case may be. and notify all applicants of its determination. Any
applicant may examine the basis of the determination, which shall be in writing, to ascertain
whether or not the conditions and criteria established by the board or the department of
agriculture were followed: provided that if any applicant does not notify the board of the
applicant’s objections, and the grounds therefor, in writing, within twenty days of the receipt of
the notice, the applicant shall be barred from proceeding to seek legal remedy for any alleged
failure of the board to follow the conditions and criteria.

If only one applicant meets the criteria for selection of the lessee, the board may, after notice
as provided in (3), above, dispose of the lease by negotiation.

If two or more applicants meet the criteria for the selection of the lessee, the board shall select
the lessee who submits the highest offer contained in a sealed bid deposited with the board.

EXHIBIT B
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December 13, 2019
EXEMPTION NOTIFICATION

Regarding the preparation of an environmental assessment pursuant to Chapter 343, HRS and
Chapter 11-200.1, Hawaii Administrative Rules (HAR)

Project Title: Authorize the Issuance of a Request for Qualifications/Request for
Proposals for Lease of Improved Public Land.

Project / Reference No.: PSF No. 17THD-028.

Project Location: Waiakea, South Hilo, Hawaii, Tax Map Key: (3) 2-1-005; 033, 034,
035 and 045,

Project Description: The subject property is currently improved with a [46-room hotel
under month-to-month Revocable Permit No. S5-7905 to Tower
Development, Inc. for security and property management purposes.
The Department of Land and Natural Resources intends to issue a
Request for Qualifications/Request for Proposals (RFQ/RFP) for a new
long-term lease of the property for hotel and/or apartment purposes.
The lessee selected through the RFQ/RFP process would then be able
to demolish, renovate, or partially demolish and partially renovate the
existing structures on the land consistently with the exemption classes
and item numbers referenced below,

Chap. 343 Trigger(s): Use of State Land
Exemption Class No. In accordance with HAR Section 11-200.1-15 and the Exemption List
and Description: for the Department of Land and Natural Resources reviewed and

concurred on by the Environmental Council and dated June 3, 2015,
the subject request 1s exempt from the preparation of an environmental
assessment pursuant to Exemption Class No. 1 that states,
“Operations, repairs or maintenance of existing structures, facilities,
equipment, or topographical features, involving negligible or no
_expansion or change of use beyond that previously existing,” Item 47
that states, “Leases of state land involving negligible or no expansion

EXHIBIT C



Exemption Notification for
RFQ/RFP for New Lease

TMK Nos.: (3) 2-1-005:033, 034, 035 and 0453

Page 2

Cumulative Impact of
Planned Successive
Actions in Same Place
Significant?:

Action May Have
Significant Impact on

Particularly Sensitive
Environment?:

Analysis:

Consulted Parties:

or change of use beyond that previously existing;” Exemption Class
No. 7 that states, “Interior alterations involving things such as
partitions, plumbing, and electrical conveyances,” Item 1 that states,
“Interior alterations and renovations to offices, buildings or structures
that do not increase the floor area or change the maximum occupancy
to include:

a. installation of office partitions, utility outlets or connections, air
conditioning, lighting, and security systems;

b. renovations required to bring existing structures into compliance
with current building codes and applicable health, safety, and access
regulations;

c. renovations that will result in energy or other operational/cost
savings; or

d. other similar interior alterations;” and
Exemption Class No. 8 that states, “Demolition of structures, except
those structures located on any historic site as designated in the
National Register or Hawaii Register as provided for in the National
Historic Preservation Act of 1966, Public Law 89-665, or Chapter GE,
Hawaii Revised Statutes,” ltem No. 2 that states, “Demolition and
removal of existing structures, facilities, utilities, and other
improvements on state lands, except those structures located on any
historic site as designated in the National Register or Hawaii Register
as provided for in the National Historic Preservation Act of 1966, 16
U.S.C. §8§470 et. seq., as amended, or Haw. Rev. Stat. Chapter 6E.”

No. The use of the land for hotel/apartment purposes is compliant
with county zoning requirements, and such use has existed since 1966.
Staff believes there are no cumulative impacts involved.

No. There are no particularly sensitive environmental issues involved
with the proposed use of the property. The property has been used for
hotel and apartment purposes since 1966. The property is located on
the shoreline, but a sea level rise study commissioned in 2014 showed
that a three-foot sea level rise would not have a significant impact on
the use of the property.

The subject land has been improved with a 146-room hotel and used
for hotel and apartment purposes since 1966. A new lease for hotel
and/or apartment purposes will involve negligible or no expansion or

change of use beyond that previously existing.

Agencies listed in the attached submittal.

EXHIBIT C



Exemption Notification for

RF(Q)/RFP for New Lease

TMEK Nos.: (3) 2-1-005:033, 034, 035 and 045
Page 2

Recommendation: That the Board find this project will probably have minimal or no
significant effect on the environment and is presumed to be exempt
from the preparation of an environmental assessment.
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EXCERPT OF JUNE 2016 REPORT OF ERSKINE ARCHITECTS, INC.

3.2.3 Uncle Billy's Hilo Bay Hotel

PRIMARY RECOMMENDATION is DEMOLISH: Some of the structures comprising Uncle Billy's are in
extremely poor condition and bordering on a state of dilapidation. The remaining useful life was estimated
to be at 5-10 years, and that was back in 2014. The parking lot is undersized, does not meet the required
parking count, but is in good condition otherwise. All of the structures, exterior walkways, pool area and
landscaping are dated in appearance and worn. Large trees surrounding the West Wing have been
unmanaged and allowed to grow to a point where their roots have undermined the building and appears
to have damaged the structure. The West Wing, South Wing, and Lobby areas appear o be in the
poorest physical condition. The North and East Wings do not fare much better, but appearto be ina
slightly better condition. There is evidence of termite damage all around the hotel. The termite damage in
the Lobby area is highly visible in the structural and non-structural components of the building frame.
Evidence of termite damage appears on almost every wooden surface of the Lobby. Each of the wings
and Lobby contain areas of non-compliance when compared against the current major codes, including a
few areas that need to be improved to address HSW concerns. The building wings and hotel grounds do
not meet accessibility standards. Of the areas tested for hazardous materials, a significant amount of
asbestos containing materials and lead paint was identified. The opinion of probable cost to address the
areas of distress is significant and exceeds the taxable value of the property. The operator of the property
has also informed the DLNR that there are major leaking problems with the roof, and the leaks are not
contained to any particular area, but are spread throughout.

There are considerable areas of concern with Uncle Billy's. Of particular concern is the stair tower located
on the makai end of the West Wing, which is in a state of disrepair and unsafe. In the West Wing, the
ground floor walkway that provides access to the guest rooms has been enclosed, impeding ground floar
escape, The common area walkway that is relied upon for egress is undulating because of the roots from
the nearby trees upheaving the surface of the walkway. Access to the makai exit is non-compliant in
terms of accessibility and maneuvering clearances. Exiting toward the mauka direction is not along an
accessible means of egress, Two unprotected laundry rooms are located at the point of exit discharge
into the Lobby area. In the North Wing, in the case of a fire, there are no compliant accessible means of
egress cut of the building. An elevator is included in the North Wing, but it is located in a dead end
corridor. In the East Wing, the ground floor door of the mauka stairwell is locked and does not include a
lever to operate the door from the outside. This is another safety concern as fire rescue personnel would
have a difficult time accessing the stair in the case of an emergency. The other stair tower is not
protected by 1-hour rated construction. None of the stair towers in Uncle Billy's meet exiting, fire
protection or accessibility requirements and all are considered non-compliant. None of the buildings
contain fire sprinklers or adeguate fire protection devices. Fire extinguishers appear old and not regularly
tested. Surface mounted fire extinguisher cabinats also partially block maneuvering near the doars
leading into the stair towers.

The North, West, and East Wings are four stories high. The overall floor area of Uncle Billy's is expansive.
Both the height of the building and floor area exceeds that allowable by the current building code. The
open Lobby is damaged by termite infestation and includes an unprotected restaurant and two
unprotected laundry rooms. The Lobby, restaurant area, and laundry rooms are not fire separated from
the hotel guest rooms. This is of particular concern because Uncle Billy's is constructed primarily out of
wood, is unprotected by a fire sprinkler system, exceeds the allowable height and building area, contains
inadequate fire protection devices and the fire exits out of this building do not comply with building or
accessibility code.

Because of the numerous areas of distress described above, the recommendation for this property is
DEMOLISH. The opinion of probable cost to address the areas of distress is excessive, especially when
compared to the faxable value of the property and/or the physical condition of the buildings. The cost of
the repairs will exceed 50% of the taxable value of the proparty, even if improvements were spread out
over a number of years. To address the areas of distress, partions of the building not intended to be
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repaired or improved would be required to conform to current land use regulations and/eor building codes.
This would result in a domino effect of planning and design challenges that would require numerous
regulatory reviews and approvals, thereby resulting in excessive design fees and lengthy delays. The
extent and likely cost of the construction work necessary to address the areas of distress is prohibitive. It
would require lengthy shut downs of portions of the building and be extremely challenging from a
marketing or logistical standpoint for management. Unfortunately, this property is comprised of several
smaller parcels of land making it more difficult to redevelop. The property could realize a significant loss
of use due to the presence of internal property lines and sethacks that would need to be respacted

in any new development; unless the individual parcels were consolidated into one larger parcel.

Uncle Billy's is considered an iconic hotel and held in high regard by many in the public. Strong public
oppasition can be anficipated to any announcement of demolition of this nostalgic piece of Banyan Drive,
Regardless of public opposition, the building contains numerous life safety issues, various building and
accessibility code violations, fire protection concerns, large quantities of hazardous materials, drastically
exceads the allowable building height and floor area given its wooden construction, unprotected and
comprised stair towers, does not include a fire sprinkler system and has extensive termite damags; the
protection of the health, safety and welfare of the public should take precedence. Furthermore, the cost to
retrofit and repair Uncle Billy's is excessively cost prohibitive.

The demaolition of a four story structure along the shoreline is a difficult, timely, and expensive endeavar,
The demolition phase will require several years to complete and be expensive. A considerable amount of
reports, studies, and surveys will need to be conducted, reviewed, and approved by the authorities having
jurisdiction before a demolition permit can be applied for. Some of the reports, studies and surveys may
include, but is not limited to the following; botanical survey, avian and terrestrial mammal survey, air
quality study, noise study, marine and water quality study, archaealogical survey plan, inventory and
monitoring plan, cultural impact assessment, engineering report(s), sails testing and solid waste
management plan and special management area permit. Additional environmental enginesring for the
survey, testing, and identification of hazardous materials is also warranted. The myriad of regulatory
bodies that would be charged with reviewing the reports, studies and surveys may include but is not
limited to the following; US Army Corps of Engineers, State DLNR, State DOH, County Depariment of
Environmental Management, County Planning Department, County Building Division, County Engineering
Division, County of Hawai'i Fire Department, County DWS, HELCO, and others.

ALTERNATIVE RECOMMENDATION: If the buildings are not demolished, the cbvious alternative would
be to REPAIR them. The way in which repairs are handled could be extremely challenging, the
associated costs could be prohibitive, and the construction schedules could be time consuming. As such,
the types of repairs and the order in which the repairs are phased should be highly scrutinized. Repairs
should be done proportionately over several years so that the repair cost does not exceed 50% of the
taxable value of the property. Prior to starting any repair or improvemnent project, the architect and/or
engineers who will design the repairs should work closely with the AHJ's to ensure that grandfathering in
of non-conformities can remain in place. Repairs to address the health, safety and welfare of the public,
as well as repair and maintenance projects to prolong the remaining useful life of the building should be
performed first. The fallowing minimum repairs include, but are not limited to the following:

« CONSOLIDATE THE PROPERTY: Consolidate the individual lots into a single lot.

« FIRE PROTECTION STRATEGY: Assess the existing overall fire protection strategy of the
buildings in totality.

« PHYSICAL TESTING OF FIRE PROTECTION DEVICES: Test all fire protection devices (fire
alarm panel, pull boxes, emergency lighting, strobes, horns, smoke detectors, fire
extinguishers, eic.) throughout all of the buildings. Repair and/or improve the overall fire
protection systern and all fire protection devices so that the buildings are in compliance with the
current County Fire Code.

s HAZARDOUS MATERIALS ABATEMENT PLAN: Assess locations of hazardous materials to
determine where the materials are located and how they may be impacted by the repairs being
contemplated. Develop a hazardous materials abatement plan.
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*« ROOF REPAIRS: The roofs for all remaining existing structures should be repaired. The repairs
include complete removal of all existing roof finishes, including the flashings. The roof decks
should be inspected for water or termite damage and repaired. A completely new raofing
system with flashing of all penetrations and edges, along with gutters and downspouts should
be installed.

« IMPROVEMENT OF LIGHTING: Improve lighting in all common areas so that they are properly
illuminated. Install emergency lighting in all common areas.

« EXIT SIGNS: Install properly illuminated exit signs with directional arrows.

« COORDINATION WITH THE COUNTY: Confirm with the County that the non-conforming
parking lot will be grandfathered in and that the proposed improvements will not trigger new
parking requirements. Or, identify existing and/or new off-site parking areas that can support
the redevelopment and satisfy the County's parking requirements.

s DEMOLISH THE WEST WING, LOBBY AND RESTAURANT: Demolish the West Wing of the
hotel, the Lobby and shuttered restaurant, The Lobby should be demolished to allow for access
to the West Wing work. Remove all large trees with invasive roots,

s NEW WEST WING: Construct a new four-story West Wing of the hotel in the same location as
the existing West Wing. The new West Wing should be constructed to comply with accessibility
requirements. The West Wing will house modern hotel rooms, properly enclosed and 1-hour fire
rated stair towers, fire sprinklers and support spaces.

« NEW LOBBY, RESTAURANT and KITCHEN: After the new West Wing is completed, a new
accessible and code compliant Lobby should be constructed in the same place as the existing.
The Lobby would be designed so that it was consiructed in the spirit of the original Lobby. The
Lobby would contain 2 or 3 new elevators and elevator lobbies. The elevators would provide an
accessible path from the Lobby to each of the floor levels in all three wings of the hotel. A new
protected Laundry room, properly separated from the hotel wings and lobby would also be
constructed. The reception area would be opened to the lobby and be accessible. An
accessible route leading down toward the existing swimming peool would be constructed. The
new lobby would also include a covered drop off area, luggage holding area, lobby seating
areas, male and female restrooms, hotel office(s); hotel facilities support space(s), electrical
and communications closets and storage.

« NORTH WING HSW REPAIRS: Replace, or if possible, repair the makai end stair tower so that
it is protected by not less than 1-hour rated construction. Replace all stair tower doors and door
frames so that they are 45 minute rated minimum and properly labeled. All door hardware
should be replaced. Doors should latch properly and meet clearance requirements after
installation. Approach, entry and exit at doors should be assessed, and where structurally
practicable, be improved to address accessibility manesuvering clearances. Proper signage,
lighting and building emergency exit diagrams should be installed inside the stair tower.
Accessible signage should be installed at each floor level, both inside and outside of the stair
tower, Any penetrations into the stair tower should be removed, encapsulated or fire stopped so
that the 1-hour rating is not compromised. Address exit discharge so that it's along an
accessible route. Canstruct a new accessible and code compliant mauka end stair tower that
connects the new Lobby to each floor level of the hotel. The new mauka stair tower could
potentially serve both the North Wing and East Wing.

= NORTH WING WINDOWS: Install guardrails at all common area windows where needed.

« NORTH WING EXISTING ELEVATOR: Demalish the existing elevator and address the dead
end corridor condition.

« EAST WING HSW REPAIRS: Replace, or if possible, repair the makai end stair tower so that it
is protected by not less than 1-hour rated construction. Replace all stair tower doors and door
frames so that they are 45 minute rated minimum and properly labeled. All door hardware
should be replaced. Doors should latch properly and meet clearance requirements after
installation. Approach, entry and exit at doors should be assessed, and where structurally
practicable, be improved to address accessibility maneuvering clearances. Proper signage,
lighting and building emergency exit diagrams should be installed inside the stair tower.
Accessible signage should be installed at each floor level, both inside and outside of the stair
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tower. Any penetrations into the stair tower should be removed, encapsulated or fire stopped so
that the 1-hour rating is not compromised. Address exit discharge so that it's along an
accessible route. Construct 2 new accessible and code compliant makai end stair tower that
connects the new Lobby to each floor level of the East Wing. There is a possibility that a single
stair tower could act as the North Wing mauka stair tower and East Wing makai stair tower, The
hardware at the fire door at the ground level of East Wing mauka stair tower should be
replaced.

Itis important to note that by addressing the HSW issues noted above, other anticipated and
unanticipated code compliance measures will be triggered. At the an-set of future repair projects, the
owner and their designers should wark closely with the AHJ to ascertain to as much of an extent as
possible, other code compliance measures that the AHJ's will require before design drawings are
advanced too far. The types of code compliance measures and other requirements that might be imposed
by the AHJ's could potentially be so onerous, that the repair project under contemplation would need to
be halted due to structural impracticability, scheduling concerns, land-use compliance measures or simply
be tco expensive.
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OUTLINE OF PROPOSED PROCESS
Board of Land and Natural Resources (the "Board") authorizes issuance of RFQ/RFP
DLNR publishes notice of, and issues, RFQ

DLNR (or an evaluation committee) reviews applicants’ submitted qualifications and
determines which applicants meet the evaluation criteria

If more than one qualified applicant, DLNR issues RFP to the qualified applicants (or to a
"short list” of qualified applicants)

DLNR (or an evaluation committee) evaluates proposals and selects applicant with best
proposal for recommendation to the Board

DLNR presents selected applicant to the Board for approval (at a public meeting)**

DLNR enters into exclusive negotiations with selected applicant of a development
agreement and proposed lease

DLNR presents development agreement and proposed lease to the Board for approval
(at a public meeting)**

DLNR and selected applicant execute development agreement

Selected applicant undertakes due diligence and seeks approvals and permits (e.g.,
SMA assessment, building permits)**

If selected applicant satisfies all terms/conditions of the development agreement, DLNR
issues lease to selected applicant

**Public review/comment opportunities
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DEPARTMENT OF LAND AND NATURAL RESOURCES
ENGINEERING DIVISION

LD/Russell Y. Tsuji
Ref:  Authorize the Issuance of a Request for Qualifications / Request for
Proposals for Lease of Improved Public Lands
TMK(s): (3) 2-1-005:003, 034, 035 and 045
Location: Waiakea, South Hilo, Island of Hawaii
Applicant: Department of Land and Natural Resources, Land Division

COMMENTS

The rules and regulations of the National Flood Insurance Program (NFIP), Title 44 of
the Code of Federal Regulations (44CFR), are in effect when development falls within a
Special Flood Hazard Arca (high risk areas). State projects are required to comply with
44CFR regulations as stipulated in Section 60.12. Be advised that 44CFR reflects the
minimum standards as set forth by the NFIP. Local community flood ordinances may
stipulate higher standards that can be more restrictive and would take precedence over the
minimum NFIP standards.

The owner of the project property and/or their representative is responsible to research
the Flood Hazard Zone designation for the project. Flood Hazard Zones are designated
on FEMA’s Flood Insurance Rate Maps (FIRM). which can be viewed on our Flood
Hazard Assessment Tool (FHAT) (http://gis.hawaiinfip.org/THAT).

If there are questions regarding the local flood ordinances, please contact the applicable
County NFIP coordinating agency below:

o Qahu: City and County of Honolulu, Department of Planning and Permitting
(808) 768-8098.

o Hawaii Island: County of Hawaii, Department of Public Works (808) 961-8327.

o Maui/Molokai/Lanai County of Maui, Department of Planning (808) 270-7253.

o Kauai: County of Kauai, Department of Public Works (808) 241-4896.

N i

CARTY S. CHANG, CHIEF ENGINEER

Date: Wf’*/ﬂ
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OCTOBER 18, 2019

ATTN: KEVIN MOORE T
STATE OF HAWAII =G
DEPARTMENT OF LAND AND NATURAL RESOURCES ) =
P.0. BOX 621

HONOLULU, HI 96809

HEISIATG R

SUBJECT: REQUEST FOR QUALIFICATIONS / REQUEST FOR PROPQOSALS
UNCLE BILLY’'S HILO BAY HOTEL
SOUTH HILO DISTRICT. ISLAND OF HAWALI
TMK: (3)2-1-005:033. 034, 035, and 045

We received the subject dated October 1. 2019 and have the following comments:

The subject parcels are in an area designated as Flood Zone X, AL, and VE on the Flood Insurance Rate
Map (FIRM) by the Federal Emergency Management Agency (FEMA). Flood Zone AE and VE are the
Special Flood Hazard Area inundated by the 100-year coastal flood (1% chance of occurring in any given
vear); Flood Zone VE with velocity hazard (wave action). All construction within Flood Zones AE and
VE shall comply with the requirements of Hawaii County Code, Chapter 27, Floodplain Management.
All development-generated runoff shall be disposed of on site and not directed toward any adjacent
properties. A drainage study meeting the approval of the Department of Public Waorks may be required
for any proposed development.

All activities shall comply with the requirements of Hawaii County Code, Chapter 10, Erosion and
Sedimentary Control.

Construction within the County right-of-way shall comply with HCC. Chapter 22, County Streets.

Should there be any questions concerning this matter. please contact Ms, Melanie DeMelle in our
Engincering Division at (808) 961-8927.

/] ﬂi,,!.sk ot s

- BEN ISHII, Division Chief
Engineering Division

MD

County of Hawai'i is an Equal Opponunity Previder and Employer, EXI l l B I I G
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RANKING CRITERIA AND TOWER DEVELOPMENT, INC. PROPOSAL
FORMER UNCLE BILLY’S HILO BAY HOTEL

RFQ/RFP Criteria

TDI Proposal

Degree to which the repair, renovation and
operation of the property will be undertaken by
a qualified private sector lessee who will bear all
costs without subsidy from DLNR.

Applicant has established track record with
renovation of Grand Naniloa Hotel. Proposal
states applicant will either pay (i) all costs of
demolition and renovation, or (ii) all costs of
renovation only, depending on disposition of
RFQ/RFP for Country Club property. DLNR would
be required to pay for demolition costs if
applicant is only selected for renovation of Uncle
Billy’s.

Degree to which proposal restores the property
to its highest and best use to the extent
permitted by under applicable law, including but
not limited to Chapters 171 and 343, HRS.

Proposal is to demolish 1/3 of existing buildings
and renovate the remaining buildings into a
Hampton Inn & Suites by Hilton with 100-125
rooms. Footprints of demolished structures will
be converted to open grass or park areas. Overall
development approaches highest and best use
considering the limitations on redevelopment
under Chapter 343, HRS.

Degree to which the proposal provides a benefit
to the community of Banyan Drive, Hilo and
Hawadii Island.

Proposal will provide additional accommodations
in East Hawaii and 50-70 jobs for hotel operation.
Also amenable to including apartment use if
requested by the State. Project will be designed
to fit into natural beauty of Hilo Bay area.
Applicant lists other benefits to the community
including provision of parking to Liliuokalani
Gardens and Reeds Bay Parks (on land leased by
applicant's affiliate, WHR LLC), grant of trail rights
through and across the Naniloa Golf Course (also
WHR LLC leased lands), and dedication of golf
course to DLNR and County of Hawaii for cultural,
hula, conferencing and public use. However,
these benefits would require prior approval of
the BLNR to implement.

Degree to which the proposal maximizes the
financial returns to the State in a timely manner.
In evaluating applicant's proposed lease rents,
preference will be given to the proposed annual
minimum base rents over the proposed
percentage rents.

Proposal pays rent to the State beginning in year
2 of the lease (after first year rent waiver).
Although the rent is low for the first 30 years of
the lease, it may turn out to be near market rent
considering the extent of the investment
required to be made in the property. Appraisal
will be ordered to determine market rent based
on applicant's investment in
demolition/renovation.
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RFQ/RFP Criteria

TDI Proposal

Organization of the business plan,
reasonableness of the development schedule,
and demonstrated understanding of the
requirements necessary to implement the repair,
renovation and operation proposal in a timely
manner.

Applicant's development schedule appears
reasonable and demonstrates an understanding
of the requirement necessary to implement the
project. The schedule includes 3 months for
development agreement, 6 months for lease
approval, 18 months for design, DLNR approval,
and permitting, and 2 years for construction. A
30-day employee training period would precede
opening of the hotel for business. Applicant's
affiliate, WHR LLC, able to provide additional
parking on golf course parcel under lease for
Grand Naniloa Hotel through a sublease with
Board consent. Applicant states
Aimbridge/Evolution Hospitality, the same
company that manages the Grand Naniloa Hotel,
would manage the property.

Demonstrated understanding of the required
land use entitlements and government
approvals and evidence of the ability to obtain
said entitlements/approvals in a timely manner.

Demonstrates understanding of applicable
requirements for zoning, setbacks, parking,
coastal zone management due to location of
property in Special Management Area, and
building codes. Applicant's affiliate, WHR LLC,
able to provide additional parking on golf course
parcel under lease for Grand Naniloa Hotel
through a sublease with Board consent.

Demonstrated market and financial feasibility of
the development proposal.

$29 million total estimated project cost assuming
applicant pays for demolition, of which about
$23.8 million is hard costs. In the first year of
hotel operations, applicant projects about $4.5
million in total revenue, with revenues increasing
each year thereafter.

Demonstrated ability to finance the
development proposal.

Applicant's construction lender, Hall Hilo, LLC, has
an established track record with the financing of
the improvements of the Grand Naniloa Hotel.
Lender to finance 60% of the total cost, with
applicant paying 40%.
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Suzanne Case, Chairperson J
Department of Land and Natural Resources, Land Division

1151 Punchbow! Street, Room 220

Honolulu, Hawatli 96813

808.587.0419

Gordon C. Heit, Compliance Officer
Hawaii District Land Office

75 Aupuni Street, Room 204

Hilo, Hawaii 96720

808.961.9590

Re: Uncle Billy’s Hilo Bay Hotel - 201 Banyan Drive, Hilo, Hawaii {“Uncle Billy’s”) -
Tax Map Keys: (3) 2-1-005:033, 034, 035 and 045 - Request for Proposal (“RFP”)

Aloha Chair Case, Mr. Heit, and Board Members:

This letter is submitted on behalf of Tower Development, Inc., a Hawaii corporation (“Tower”),
which is the developer of the current Lessee for the Grand Naniloa Resort, a DoubleTree by Hilton
{“Naniloa Hilton”), which is located at 93 Banyan Drive, Hilo, Hawaii 96720. Tower is honored to
respond to the RFP and offer our expertise to further assist DLNR in the redevelopment of Uncle
Billy’s and the Banyan Drive corridor, which should beautify Hilo and stimulate economic growth.
Tower’s proposal (“Proposal”) is attached hereto below.

We look forward to this opportunity to further the beautification of Banyan Drive, Hilo and Island
of Hawaii.

G <

Edward L. Bushor Stuart L. Miller
Chief Executive Officer President
Tower Development, Inc. Tower Development, Inc.

cc: Kevin E. Moore, Department of Land and Natural Resources

93 Banyan Dr., Hilo, Hawaii 96720 www.towerdevcon.com
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Request for Proposal

PROJECT: Uncle Billy’s Hilo Bay Hotel
ADDRESS: 201 Banyan Drive, Hilo, Hawaii (“Uncle Billy’s” or “Property”)
TAX MAP KEYS: (3) 2-1-005:033, 034, 035 and 045

Introduction:

On behalf of Tower Development, Inc. (“Tower”), the current lessee for the
Grand Naniloa Resort a DoubleTree by Hilton (“Hilton”), Tower has already
commenced the redevelopment of Banyan Drive with its good faith efforts
to invest and fully renovate the Naniloa into the Hilton.

Tower is committed to continue the Banyan Drive redevelopment with the
next phase being redevelopment of both the Uncle Billy’s and Country Club
sites. We appreciate you issuing the RFP, and are confident that Tower is
the appropriate, and qualified developer to complete the redevelopment of
both Uncle Billy’s and Country Club. Through its extensive experience in
demolition, renovation, environmental remediation, construction,
development, financing, its relationship with DLNR and its experience
working on the Island of Hawaii, and specifically Banyan Drive makes this
project and Tower a unique and rare match.

We have been planning the redevelopment of Uncle Billy’s since February
2016 when we first submitted our proposal to DLNR and have procured a
qualified team to complete the project for the benefit of the County, State,
Hilo and the surrounding community.

Submission Requirements:

Each qualified applicant shall submit a renovation / operation proposal,
which proposal shall include: (1) a demolition / partial demolition and/or
repair / renovation plan; (2) an economic proposal; and (3) a business plan.
The renovation / operation proposal shall include the information and
materials requested below and shall be organized in a manner that is
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consistent with the headings and sequence presented below. Applicants
shall each submit five (5) hard copies and one electronic copy on a CD of
their renovation / operation proposals.

‘Tower’s development and operation plan for the Property includes: (1)
Developing a Hampton Inn & Suites by Hilton in compliance with all
relevant laws governing public lands (see attached letter of support from
Hilton); (2) Tower will substantially renovate, repair, and rebuild where
necessary (we estimate 1/3 of the existing buildings will need to be
demolished), to the first-class standards of the Naniloa or better. Based
on Tower’s experience at the Naniloa, Tower is uniquely qualified to
minimize demolition and maximize the utility of existing structures; (3)
Tower will operate the entire Property as a Hotel and as a second option,
if DLNR requests or considers need for apartment units, Tower is more
than happy to equally improve the Project to implement as many
apartment units as sought by DLNR; (4) Tower will have its existing
management company that currently operates the Naniloa Property,
which is Aimbridge/Evolution Hospitality, manage the Property; (5)
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subleases for the property could be implemented for food and beverage
and tourism activities; and (6) Tower intends to employ between 30-50
employees in the new Hotel operations.

: ion Plar Prowde the apphcant s renovatlon / operatlon plan
for the Subject Property. The renovation / operation plan must
address all health, safety and welfare issues identified in the SSFM
Report, Erskine Report, County Department of Public Works, Building
Division NOV, and County Fire Inspection Record. The renovation /

operation plan must also include the following plans, information,
and details:

ian. Provide a conceptual site plan showing the building

elevattons and floor plan of each as demolished / partially

demolished and/or repaired / renovated, and the uses

provided for (provide three full size copies, 1"= 20" scale; and 5

half-size copies).

- The Site Plan shall consist of the exact same building
envelopes. The one exception could be the removal of a
portion of certain buildings that may be deemed not
capable of renovation. If any portion of a building is
removed it, it will be replaced with grass and park areas.
Our plan is to renovate the makai end of each building and
stabilize the buildings and construct new fire rated exit stair
enclosures that currently exist on the makai end of the
building.

- See Attached Exhibit “A”

Iption. Provide a narrative description of the

renovatton / operatlon proposal, including but not limited to
the following:

Descriptions of the proposed project and proposed uses;
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1.

Proposed Project and Proposed Use - Hampton Inn & Suites by Hilton
(see attached letter of support from Hilton):

Tower will operate the entire Property as a Hotel and as a second
option, if DLNR requests or considers a need for apartment units,
Tower is more than happy to equally improve the Project to
implement as many apartment units as sought by DLNR.

Parking: A key element of the development that Tower can provide is
a sublease of a portion of Tower’s golf course parking to the Property,
if Tower is selected. The requirement of 214 parking spaces cannot be
satisfied without the use of the golf course. There is not adequate
parking on the subject site for complying with current requirements of
entitlements for a hotel. Thus, Tower is uniquely capable to guaranty
parking requirements to provide unlimited parking on Tower’s golf
course parking areas. Tower will enter into a long-term sublease
agreement with the Grand Naniloa at the golf course for parking and
valet services to comply with current building codes, and hotel
customer expectations to allow for a minimum to meet building code,
guest, and employee requirements.

. Building Height; Setbacks; Fioor Areas: Tower shall meet current

governmental requirements based on maintaining substantially
similar building configuration. Tower is an expert in renovating and
using current structures, similar to Tower’s development at the
Naniloa.

. Restaurant lease: 1 Food and Beverage venue is likely needed.

. Retail Lease: 1 sundries shop and tourism activities leases are likely

needed.

Swimming Pool: The existing pool will be fully renovated and left in its
current location.
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7. Project Design & Aesthetics: The Project will be designed to fit into
the natural beauty of the Hilo Bay, Waiakea peninsula, Banyan Drive,
the greater Hilo area, and Hamakua Coast. Tower prides itself on being
a sustainable developer, and to embody, and incorporate the
elements of the existing structures and surrounding areas. We will
implement design ideas, elements such as recycled and repurposed
elements from the community the same way we used abandoned
wood on the site of the Naniloa for all of the lobby tables. This project
is no different than the Naniloa, where we sought to implement design
aesthetics from the culture and history of Hilo (using Hula as the
theme for the Naniloa). Tower has a strong emphasis on cultural
sensitivity, and the historical significance for each of its developments
as they relate to the community and specific site.

An outline of the renovation / operation program and phases;

1. Renovation Program and Phases: The renovation program will
include:

a. Single phase of development. Tower will demolish
approximately 1/3 of the buildings which consists of the
southwestern building/rooms and substantially renovate the
balance of the Project to the standards of the Naniloa.

b. Renovation Program.

i. 100-125 rooms (according to Hilton standards, which can

be supplied in supplemental package)

ii. 214 parking spaces (sublease with sister property and
Naniloa golf course)

iii. Lobby (according to Hilton standards, which can be
supplied in supplemental package)

iv. Restaurant {(according to Hilton standards, which can be
supplied in supplemental package)

v. Marketplace {(according to Hilton standards, which can be
supplied in supplemental package)

vi. Pool. Use existing pool area and enhance to modern
standards.
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vii. Sea level enhancements. Tower will enhance the makai
side of the Property at the pool area with applicable sea
level enhancements to ensure naturally designed
protections (designed as park benches and seating area).

viii. Exterior/Elevation. See attached elevation which will
include Hilton first class standards.

2. Operation: Tower will operate the entire Property as a Hotel and as a
second option, if DLNR requests or considers need for apartment
units, Tower is more than happy to equally improve the Project to
implement as many apartment units as sought by DLNR; {(4) Tower will
have its existing management company that currently operates the
Naniloa Property, which is Aimbridge/Evolution Hospitality, manage
the Property; (5) subleases for the property could be implemented for
food and beverage and tourism activities; and (6) Tower intends to
employ between 50-70 employees in the new Hotel operations.

Statements indicating how the renovation / operation plan satisfies
DLNR’s demolition / partial demolition and/or repair / renovation and
operation objectives:

1. Maximize Existing Improvements. Maintaining the existing site
plan and room count (to the extent possible) satisfies DLNR’s
objectives by maximizing the number of rooms that currently exist
with minimal demolition and maximum renovation of interior and
exterior items.

Descriptions of the benefits to be realized by the State and the Banyan
Drive community as a result of the proposed project;

2. Grant of parking lot from Naniloa to Reed’s Bay Park. Tower is
prepared to provide 1 acre for additional parking for the park.

3. Grant of trail rights through and across the Naniloa golf course
for the Hilo Bayfront Trails. Tower is prepared to provide 1 acre
of additional trails through and across the golf course from the
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corner of Banyan Drive and HWY 19 to the southern side of the
golf course at a location determined by Hilo Bayfront trails (at
their discretion).

4. Dedicate golf course to DLNR and County for cultural, Hula,
conferencing, and public use. Tower is prepared to negotiate in
the Development Agreement on how best to use the existing golf
course for the public benefit.

Any other pertinent information regarding the renovation / operation
plan.

5. Dual Development Agreement Plan. Tower proposes to negotiate
a dual development plan for Uncle Billy’s and Country Club to
allow for Tower to absorb the entire cost of the demolition
related to Uncle Billy’s in order to save such costs for the State of
Hawaii.

6. Tower is the only proven Hilo entity. Tower is willing to commit
the resources to complete “full renovations” as compared to
“Band-Aid” renovations of our competitors. We are aware of
other projects owned by competitors in Hilo, that for years
remain unrenovated. Tower believes that if you're willing to own
real estate there is a moral obligation to improve it at the highest
level for the community of Hilo. Tower recently acquired the
dilapidated Waiakea Villas in Hilo and is completing a full
renovation of the exterior and interior units to allow renters to
experience brand new apartment units. As you are aware, the
commercial area of Waiakea Villas is not owned by Tower and has
remained unrenovated for numerous years and is an eyesore.
DLNR can be assured by retaining Tower that it will not allow
eyesores to continue along Banyan Drive or anyplace Tower
becomes the owner.

necial Mana; ERtAred. Explain how the proposed project
and uses are consnstent with the County’s requirements and
restrictions for the Special Management Area.
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i. Tower will maintain the existing boundaries and
aesthetics consistent with the current SMA
requirements. Any further SMA entitlement
requirements will be satisfied by Tower.

Proposed Design Standards. Provide the proposed design
standards for the pro;ect describing the character of the
project, and other design features such as lighting,
landscaping, signage, etc. If applicable, describe how the
project will incorporate smart growth and green development
principles.

i. Hilton brand standards (consistent with the Naniloa).

1. If the proposed project will be implemented in

phases provnde renderings of the proposed development
phases and estimated time periods for each phase.

i. Phases. Tower estimates 3 months for development
agreement, 6 months for lease approval, and 18
months for design, DLNR approval, and permitting, and
2 years for construction.

rotection reline Areas and Coastal Waters. Describe
how the renovatlon / operatron proposal WI“ preserve and
protect the shoreline areas (including protecting public access
to the shoreline) and coastal waters.
i. Tower will preserve the shoreline in its consisting
condition without any planned construction or impacts.
ii. Tower will work with DLNR to implement any sea level
enhancements as determined by DLNR.
iii. Tower will allow shoreline access as determined by
DLNR.

st | [= Srmation. Provide any other
lnformatron plans lllustratlons and/or renderings that would
assist DLNR in visualizing the proposed project.

i. See attached Exhibit B for Elevation of Building.
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fits. Describe any additional benefits arising

from andunlque toapphcant s proposed use of the Subject

Property that will benefit the community of Banyan Drive, Hilo,
and Hawaii Island.

11,

Grant of parking lot from Naniloa to Liliuokalani Park.
Tower is prepared to provide 1 acre for additional
parking for the park.

. Grant of parking lot from Naniloa to Reed’s Bay Park.

Tower is prepared to provide 1 acre for additional
parking for the park.

Grant of trail rights through and across the Naniloa
golf course for the Hilo Bayfront Trails. Tower is
prepared to provide 1 acre of additional trails through

and across the golf course from the corner of Banyan

Drive and HWY 19 to the southern side of the golf
course at a location determined by Hilo Bayfront trails
(at their discretion).

. Dedicate golf course to DLNR and County for cultural,

Hula, conferencing, and public use. Tower is prepared
to negotiate in the Development Agreement on how
best to use the existing golf course for the public
benefit.

ASE. If the renovation /

operatlon plan provndes for demohtlon / partial demolition

and/or repairs / renovations or operations that differ from
those described in response to the SOQ portion of this
RFQ/RFP, the applicant must explain the reason for the
differences. The applicant shall also provide additional
information to evidence the applicant’s qualifications (e.g.,
experience and expertise) regarding the revised renovation /
operation plan. The information to be provided shall be similar
to the type and level of detail provided in the SOQ response.
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If the evaluation committee, in its sole discretion and in the
best interest of the State, determines that the applicant does
not possess the necessary experience with respect to such
revised renovation / operation plan, DLNR may deem the
applicant unqualified to participate in the RFP process or may
take such factors into consideration in evaluating the
applicant’s proposal.

4. — Provide applicant’s economic proposal, which

shall detail the fees and lease rents the applicant proposes to pay to
DLNR, and shall include, at a minimum, the following:

a. ERUEINAITURISSESIRERI. Provide the annual minimum

lease rent the applicant proposes to pay for the Subject
Property for the first thirty (30) years of the lease (see step-up
format below), including any proposed percentage lease rents
or other revenue sharing proposal. Lease rents for any selected
proposal shall be no less than fair market value.

Annual Minimum Rents Period
$10,000 per Annum Years 1-10
$20,000 per Annum  Years 11-20
$30,000 per Annum  Years 21-30

*THIS RENT STRUCTURE ASSUMES TOWER COVERS ALL
COSTS OF ENVIRONMENTAL REMEDIATION, DEMOLITION,
SMA, AND DVELOPMENT COSTS TO COMPLETE THE
CONSTRUCTION OF THE NEW PROJECT.

*THIS RENT STRUCTURE ALSO ASSUMES A DEVELOPMENT
AGREEMENT FOR UNCLE BILLY’S AND COUNTRY CLUB ARE
BOTH COMPLETED WITH TOWER AND DLNR. IF WE ARE ABLE
TO DO BOTH DEVELOPMENTS, WE CAN UNDERWRITE
ABSORBING ALL OF THE STATE COSTS THAT HAVE BEEN
ESTIMATED BY THE STATE RELATING TO UNCLE BILLYS.
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Credit fc 10lition] The maximum amount permitted by law
shall be glven as a credit toward annual rent for 1 year. This
means for the 1%t year, rent should be waived.

‘ rears and ey : )) ye: fter DLNanII
procure an mdependent appralser to review the proposed
annual minimum lease rent and other information submitted
by applicants in response to the RFP to determine whether the
applicants’ proposed annual minimum lease rent qualifies as
fair market rent. If any applicant’s proposed annual minimum
lease rent is determined to be lower than fair market rent,
DLNR will ask the applicant to increase its proposed annual
minimum lease rent to fair market rent in order to be further
considered under the RFP review process. Any applicant who
declines to include fair market rent as determined by DLNR’s
independent appraiser for applicant’s proposal shall be
disqualified from further consideration under the RFP.

aselerms ana conditions. Describe the proposed
commencement of the lease in relation to the applicant’s
proposed renovation / operation schedule. Identify which
events must occur prior to commencement of the lease and
which events must be preceded by the execution of the lease.
Describe any other critical lease terms and conditions, and the
applicant’s rationale for such terms and conditions.
i. Proposed commencement — Upon opening for
business.
ii. Events to occur prior to commencement of Lease
Term
1. Mutual approval of the building plans
2. SMA/Amendments approval
3. Submittal of building permit
4. lIssuance of building permit
5
6

. Construction
. FF&E installation
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7. 30-day employee training period
8. Open for business
iii. Events to be preceded by the execution of the
lease
1. Development Agreement mutually
executed

Lease Rent Waiver. Describe any proposed lease rent waiver
requested bearmg in mind that the statutory maximum
allowed under Chapter 171, HRS, is one year’s rent. See HRS
Section 171-6(7).

i. One year, subject to Separate Development
Agreements are reached for both Uncle Billy’s and
Country Club developments, or a single
Development Agreement containing both
developments.

ii. DLNR pays for all demolition if Dual Development
Agreement is not approved by DLNR for such
demolition costs.

f. - Provide any other proposed lease terms that the
applicant believes are both feasible and appropriate for the
applicant’s proposal.

5. _ Provide the applicant’s business plan for the proposed
renovation / operation of the Subject Property. The business plan

must specify all of the major elements necessary to implement the
applicant’s renovation / operation plan and should be described to a
level of detail appropriate for preliminary funding commitments.

The business plan should include, at a minimum, the following:

a. —
. Provide an outline of the proposed project schedule
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and project phasing (including a timeline with realistic start
and completion dates) and highlight any events (including
government land use entitlements/approvals/permits) that are
critical to the timely completion of the project.

The project schedule should include a separate timetable for
the pre-renovation / operation activities (i.e., the activities that
must occur prior to issuance of the lease, such as due
diligence, obtaining land use entitlements/permits/approvals,
etc.), and a timetable for the project activities. If the project is
to be completed in phases, provide estimated timetables for
each phase.

1. 3 months — Development Agreement

2. 6 months — Lease Approval

3. 18 months — Design and DLNR approval of Design
and Permitting

4. 2 years — Development and Construction.

5. 30-day employee training period

6. Open for business

Land Use Entitlements and Approvals/Permits. Provide a
comprehensive list of all land use entitlements and
government approvals and permits required to complete the
project and a projected timeline for obtaining all such
entitlements/approvals/ permits. Indicate which
entitlements/approvals/permits must be obtained prior to the
applicant commencing any demolition / partial demolition

and/or repair / renovation work of the Subject Property.

- Tower intends to do a renovation plan consistent with the
Naniloa and comply with all current land use entitlement and
government approval requirements based on Tower’s
renovation plan.

93 Banyan Dr., Hilo, Hawaii 96720 www.towerdevcon.com 14


www.towerdevco11.com

November 30, 2020

Page 15

Project Cost £ iteés. Provide cost estimates for the entire
pro;ect and a!so broken down for each phase of the project.
Construction cost estimates should include all hard and soft
costs, and account for cost escalations. The cost estimates
should be itemized by categories such as but not limited to,
building demolition / partial demolition and/or repair /
renovation costs, consultant fees, design fees, entitlement and
permitting fees, landscaping, financing costs, marketing and
sales costs, operating costs, profits, insurance, bonds, etc.

- Development of a new hotel — approximately 12-18 months
(there will be overlap with Phase 1) at a cost of
approximately $28,500,000.

- Total Project cost of approximately $33,000,000 -
$38,500,000, depending upon who completes the
demolition, with $5,500,000, being allocated toward
demolition, enivironmental remediation and State disposal
costs.

- Detailed Budgets, and schedules are of a confidential nature
and may be reviewed by the State, if TDI is selected as the
developer for the subject project. Assumes industry standard
permit approval process.

IRro'Forma. Provide pro forma financial projections
for the entire project and also broken down for each phase of
the project components, including cash flow and operating
income/expense projections for the pre-construction stage
and for the construction stage (until completion of all repairs
and renovations). The pro forma projections should also clearly
show gross revenues, operating expenses, vacancies, reserves,
debt service, net operating income, profits, and total projected
lease payments (base and percentage) to DLNR.

Where subleases are anticipated, provide estimates of
subtenant rentals and master lessee operating expenses. The
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projections should also show projected lease rent payments to
DLNR and any proposed rental waivers.

See attached Exhibit “F”

arket and Financial Feasibility Analysis. Provide a market and
fmancnal feasublllty analys:s for the proposed project. Analyses
of market support for the renovation / operation of the
Subject Property, proposed handling of sublessees lease rents,
absorption/occupancy timetable, and key assumptions used in
financial projections and pro formas should be included.
i. Tower’s market experience and financial feasibility
analysis is proprietary and can be disclosed upon a
mutually executed confidentiality agreement.

g Strategy. a Sliminarycommitments. Describe the
applicant's proposed fmancmg plan for the prOJect Describe,

to the extent possible, the applicant’s estimates of equity
requirements and construction and takeout financing, and the
applicant’s proposed source of funds.

i. Tower’s lender that financed the Naniloa, will be used
again for the financing in the approximate amount of
60% loan to cost. The lender and the financing terms are
proprietary information and can be disclosed upon a
mutually executed confidentiality agreement.

ii. The equity requirement shall be 40% and shall be
comprised of Tower’s existing partners.

iii. Ed Bushor and Stuart Miller will provide all guaranty
requirements.

iv. The development Pro Forma for costs is proprietary
information and can be disclosed upon a mutually
executed confidentiality agreement.

v. Our references from lenders can be supplied at any time
and are listed on the reference pages, subject to
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confidentiality agreements being agreed upon and
executed.

Plaf. Provide a marketing and leasing

plan that shows how the apphcant intends to implement the
proposed project. Provide evidence of other projects
renovated or developed by the applicant that successfully
utilized a similar marketing and leasing plan.

.
b

Grand Naniloa Hotel — The Naniloa elected to stay open
during Covid to continue to employ the many Hilo
residents. It also is one of a handful of hotel operators
who was willing to do what was right for the community
and remain open. TDI, through its affiliate, WHR, LLC
successfully completed the demolition, hazardous
materials abatement, renovation, repositioning,
branding, and successfully operates the hotel,
collectively defined as the Redevelopment of the
Naniloa. TDI, employed over 250 construction workers,
of which 235 were Hawaii residents in the
redevelopment, and the hotel currently employees in
excess of 220 full time employees. We have made a
meaningful impact on Hilo, and the surrounding
communities by creating hundreds of jobs and millions
of dollars financial impact for the island and the State.
The hotel was performing very well at record levels prior
to Covid-19 and was a sponsor of the 55™ annual Merrie
Monarch Festival and sponsored the return of the
Hokule’a to the Naniloa. TDI has invested approximately
$50,000,000 into the Naniloa, has a long-term vision for
Banyan Drive. TDI has deep vested interest in the
community and is committed to see through the entire
Banyan Drive redevelopment parcel by parcel. Upon the
return of tourism to the Big Island, which will occur
when the state fully opens up tourism in a safe
environment, we expect healthy levels to return (subject
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to a vaccine being adopted in 2021) to the Naniloa in the
second half of 2021 and back to normal by 2022.

. Waiakea Villas — 162 apartment project renovation. Full

interior apartment unit renovations as well as a full
exterior and grounds renovation. All notices of violation
and substandard building conditions have been cured or
are currently in the process with an estimated
completion date of December 2021. Upon completion of
the full renovation, approximately $4,000,000 will have
been spent. Unlike our neighbor at Wailoa Plaza, we will
have spent $4,000,000 in 24 months compared to what
we believe is less than $500,000 over 5+ years at Wailoa
Plaza. As illustration, we present this difference due to
the fact that many of our competitors do not renovate
to the extent of Tower. Tower believes in improving
communities by full renovation programs rather than
Band-Aid approaches.

Bration. Describe the proposed method of

operation for the project. Explain the applicant’s role in
management of the project.

Tower will have its existing management company that
currently operates the Naniloa Property, which is
Aimbridge/Evolution Hospitality, manage the Subject
Property as a hotel, or if apartment units are sought by
DLNR, then Tower Commercial, LLC, will renovate and
create a top tier apartment project and manage all
apartment units, similar to Tower’s development of the
162-Unit Waiakea Villas project in Hilo, which are also
being managed by Tower Commercial, LLC
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Exhibit A:

Exhibit B:

Exhibit C:

Exhibit D:

Exhibit E:

Exhibit F:

Exhibit G:

Exhibit List:

Site Plan (will maintain consistent site plan based on our
development plan)

Uncle Billy’s Elevation Example

Hilton Letter

Golf Course Proposal for parking areas for Reeds Bay
and Liliuokalani Park and Proposed Community
Cultural/Convention Uses

Construction Budget

Operational Projections / Pro Forma

List of References
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EXHIBIT “A”
Site Plan

* The Site Plan shall consist of the exact same building envelopes. The one
exception could be the removal of a portion of certain buildings that may
be deemed not capable of renovation. If any portion of a building is
removed it, it will be replaced with grass and park areas. Our plan is to
renovate the makai end of each building and stabilize the buildings and
construct new fire rated exit stair enclosures that currently exist on the
makai end of the building.

FLOOD TONE MV

FIRST FLOOR

93 Banyan Dr., Hilo, Hawaii 96720 www.fowerdevcon.com
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EXHIBIT “B”
Uncle Billy’s Elevation Example
(WILL USE THIS HILTON DESIGN CONCEPTS BUT KEEP SAME
HEIGHT AND FOOTPRINTS AS CURRENT UB PROPERTY)

“EXTERIOR”

“LOBBY/FRONT DESK”
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Exhibit “C”
HILTON SUPPORT LETTER

Tim Powell Hilton Worldwide
Vice President & Managing 300 N. Continental, Suite 450

P HILTON Director Develop El Segundo, CA 50245
S Southwest Ragion PH: 310-744-9723

WORLDWIDE um poweli@hilton.com

February 10, 2016

Mr. Stuart Miller

Vice President Development
Tower Development Inc.
1050 Bishop Street, Suite 530
Honotulu, HI 96813

RE: Uncle Billy’s Conversion Interest
Dear Mr. Miller:

Thank you so much for exploring with me the potential of converting the 145-unit Uncle Billy’s
Hilo, HI, to one of Hilton Worldwide select service brands. This letter is intended to serve as
confirmation of Hilton Worldwide’s interest.

Our relationship with Tower Development is first and foremost the reason why we are interested
in this opportunity. You have proven to be a valuable franchise partner during the renovation
and repositioning of the Naniloa Hotel. Our knowledge of this market leads us to believe that
there is room in the market to explore adding a Hampton Inn or Hilton Garden Inn. We
understand our discussions with you are preliminary in nature, but based on the information you
have shared we have a strong interest in continuing to explore this opportunity. To gain a better
understanding about all the brands of Hilton Worldwide, please visit

www. HiltonWorldwide.com/portfolio/.

This fetter is not legally binding on either party, nor is it exclusive. If within 60 days we do not
have an application, this letter will be considered expired if you do not specifically request
another 60 day extension. Any expenditure or obligation undertaken by either party to the
execution and delivery of a franchise agreement is at the party’s sole risk and expense.

Should you have any questions or concerns please feel free to contact me at
tim.powell@hilton.com or at 310-744-9723. [ look forward to working with you,

Sincerely,
‘.r.&ﬁ/o @»QQQ
Tim Powell

Vice President & Managing Director

A
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EXHIBIT “D”
Golf Course Proposal for parking areas for Reeds Bay and Liliuokalani
Park and Proposed Community Cultural/Convention Uses

UncleBillys ==~ ..
Maintain Hotel Uses &
'l- /' v
- “
=

] Hilo Naniloa Hotel
=R o : é( 2. Country Club Maintain
Coconutlisland Park TR ™ :

Hotel & Residential
s - Uses

W, ~ ‘.

AN

K A Y A S Y
Community, Cultural
Convention Uses and _ SR A
Ancillary Hotel Parking & Co_u‘nty
L. ' | Additional
0 et Park Area
IcelPond
MOU to allow
Community Amphitheater

o

LilivokalaniGardens

CENTER PARK & WAIAKEA TOWN
| 57 A MEMORIAL & FAMILY
g f RECREATION AREA

+

o ~l:~
e oly) e
=) SHEMILLTE

Parking & Waiakea Town Marketplace Recreating Authentic
Market Areas & Eateries & Entertainment (connect Market
to Center Park Area)

)
"

. - -
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Exhibit “E”
Construction Budget
Demo & Rebuild
Projected $5 Per Key
NO. SCOPE SUMMARY Commitment Qty 125
1 Parcel Consolidation 50,000.00 400.00
2 Design Demo Phase Only [includes Arch, as builts, MEP eng., Structural, Permit Processing] 44,000.00 352.00
3 Permits and Other County fees - Demolition only 11,450.00 91.60
4  Environmental Assessment [Envirorisk 5-7 Months] 45,000.00 360.00
5  SMA Major 25,000,00 200.00
6  Envinronmental Site Assessment 180,000.00 1,440.00
77 Surveying 15,000.00 120.00
8  Shoreline Setback Variance 20,000.00 160.00
9 Legal 75,000.00 600.00
10 Third party Consultants 75,000.00 600.00
11 MEP: Cap off of utilies prior to demo [civil, plumbing, & electrical cap off at primary source] 20,000.060 180.00
12 North Wing - Demolition and Abatement 1,942,800.00 15,543.20
13 Waest Wing - Demalition & Abatement 1,007,600.00 8,060.80
14 £ast Wing - Demolition & Abatement 533,000.00 4,264.00
15  Restaurant - Demolition & Abatement [approx. 6,138 sqgft] 92,600.00 740.80
16 Lobby - Demolition & Abatement [approx. 5600 sqft] 100,200.00 801.60
17 Commercial Space Demalition & Abatement 73,500.00 588.00
18 Remove Trees and roots 65,000.00 520.00
20 General Cond. [total duration 14-mos. 9-months design & process & 5-months demo) 232,900.00 1,863.20
19 Contingency - 5% 5.00% 230,407.50 1,843.26
21  Subtotal 4,838,557.50 38,708.45
22  Bond-2% 2.00% 56,771.15 774.17
23 Uability Insurance - 1.5% Fee General Liability Coverage 1.50% 72,578.36 580.63
24 Contractor Fee - 6% Fee on Direct Construction 6.00% 290,313.45 2,322.51
25  Subtotal-[Liability insurance & Contractor Fee & Bond] 459,662.96 3,677.30
26 General Excise Tax - 4.167% Liability Insurance & Contractor Fee Only 4.17% 15,121.70 120.97
27  TOTAL PROJECT ESTIMATED Cost 5,313,342.16 42,506.74

DEMO Cost Estimates

Project

Conienitment

REBUILD Cost Estimates Continued on next page.
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Uncie BaNY's - Redasid Budgat Total Demo {Sew demme Tabl 53133426 2,308.74
Totd Re-Bulld: 23,859,79339 1927333
18.973,135.45 2178509
RoomsQty 125
SCOVE OF WORK oy usdt Totat Cost $5/Xey 125
Sobt Costs Qanny Per tinit Torsl
Aechatectural 2nd Engineering - AN Asezs 103437 300 311,66100 249129
MEP [Elestrical, Miech, & Plumbing Engineesing- sl areas] 103897 325 54540675 436325
Permit Processiog Fee 103827 0 3317 w7
Interior Dasign [Al Aseas complete Oesign & Specs} sa3a7 265 27530055 220240
Design Contingency 103287 043 4938576 39393
Permits 3nd Ucense Fees - Al Areas 100587 aas 935575 19893
Ploa Repeoduction 1 Sum 1500000 12000
Lender r25'd Constiuxtion Manages (MO} 1 Sum 6300000 040
Lender req'd Arcivtect Contomtion {Xos} 1 Sum 9,750.00 k.80
Sutrona) 134532157 1076657
Guest Rooms
Hoath Wing - 88 Rooems 0 20293 1623,304.70 1293724
West Wing - 40 Rcoms 32 20293 543,361.28 513490
Eaut Wing - 21 Rooms 13 20293 26330328 211043
Sadsotal s 334,562 33 WISLH
Corridons
Horth Wing- interior 4 59568 23987267 191858
Wt Wing - Exteriot Enclose 4 aun 32871083 2597.9
E3stWing - Extedor Eaclose 3 45,83 136,350,351 109532
Sublotal 1t FLATIRS 551130
Carimon Areas
Moruanent Signs 1 Suy 15.000.00 12000
Asthetic Improvements 1 Sam 300,000 00 240000
Porte Cochers 1 Sum 100,00000 300.00
tanducaping 1 Sum 75.000.00 0050
Stix Paving 1 Sum 180,000 60 144000
Sidewalk Traatrnent 1 Som 2300000 18400
Liobby, Raception, Lobby Bar 5610 22 624,400 547536
Public Area Restiooms ' Sum 150,000.00 120000
Bark of House - Maintensnce/Otlites/ 1 Sum 500,000 00 + Ao
Laundey i S 100.000 00 w0
Fitass 1 Sum 75.000 00 wo
ool Area and Walkways B Som 107,90000 320
RestawnntfiGchen [Assume sedhce 10 2,500 58t & §300/sctt] w00 w0 €000 00 450080
Rersld 1 Sum 100,000 20000
Wayhindrg 1 Sum $5,00000 “awe
Security Systeen 3 Sum 50,00000 0000
Wirelesy s 2,300 21250000 250000
Saseatal 21782000 A%
Daferred Mainterance
Thermal and Mci st Protection
Roofing
West 634051 33 €340 205.20000 164160
Norih 13,3205 3 RSN 399.60060 319620
a5t 3,720 3 370 113.400.00 907.20
Metat - §5,7405( 13 1570 183,32000 216656
Exterlox Painting and Waleiproohing 1 Sum 225,000.00 120000
Corsrets Spawhing and Ciack Repalss 1 Sum 100,000 20000
Mecharical Systems
HYAC [averagn cost pec unatflength of lne feass) 18 3,5000 4375000 350000
HYAC n 13,%40.00 132,500 00 110000
Pumbing Systen 1 Sum 232285100 153121
Flre Sprinkiey {Towess) e e
. Sewer Repaly '3 i<
Plunbing Fidures e fox.
Electslcal and Uifs Safety Systerns
Buitdng fleciraal Service Upgrades and Liging Repairs 1 Sum 1.736,500.00 1339200
Temp Pawet 1 Som 15.0060.00 12000
Ughoeg e e
te Safaty ) Fice Al e inc
atsfCommunication 3 ox.
Emergercy Generates i Sum 150,000 00 120000
Vertieal Trangpaistion [contrete, Indeatoes and ieRecior mprovements)
Systers (Contich and indicatoes) 2 16600000 300000 255600
Intersor Impcovern enks e e,
Suttotal $A457,671.00 3148137
Genesat Conditions
Pre-Corstruction and Design i Sum 350230 268018
Corstrgbion 3 Sum 1.029,310.00 a23448
Subeotal 136433300 1091246
indormation ard Technslogy
Informasion. Techngiogy, and 3 b3 Sum 250.000.00 200000
Subestal 250,000.00 2,000.00
Project Contingancy
Project Cortingency 1 Som. 2,000,00000 16,0000
Subtotal 2,000,00800 15.500.00
SPAE
Guest Rooms, 2500 200000 2,%0,000.00 2000000
1cb¥y & Pubic 1 Sum 250,000 00 200000
Restawrart 1 Sum 130,000 00 120000
Laundry Equip s 77320 96549 43 M0
Fiiness Equig 1 Sum 40,006.00 31000
Subtatat 3.038,449.48 Wanxe
Operating Supglies and Eguipment
OS&E 125 450000 $82,500 00 430000
Subtotal $62,500.00 450300
Performance Bund
Perfoamance Sond 2% 1332353565 26247071 20097
Scitotal 262,470.71 2,099.77
Jotal: 23,345,31043 17538248
Uability wsuearcs - 3.5% Fee General Uabllity Coverage 1.50% 329,179 48 283344
Comuaion Fee on Dt 400% 1216718 5) 1833375
Scbtotat- (LR ISty lamiemncs & Comtractor Fou & Bomd] 1,843,33828 13,167.19
General Extlse Fax - Uability surance & Conteactor See Oriy % §353458 S4868
TOTAL MAOUECT EITMATTD Cost 23.553,79323 13927233
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HAWAII DEVELOPMENT RESUME
2021

TOWER DEVELOPMENT,
INC.

EXHIBIT 4 |
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LEGACY PROJECTS &
UNSURPASSED HAWAIT EXPERIENCE

KEY FACTS: 100% Hawaii Development Team - “We Build Legacy Projects For Hawaii Communities”
2000+ Units Developed or Under Development in Hawait Since 2004
More Hawaii Hospitality Projects Than Any Other Private Developer Last 20 Years
$1B+ Hawaii Developments ($700M Completed + $600M Under Development)

Hawaii BIG 3 Relationships - Hilton/Mattiott/THG
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TOWER TEAM
EXCLUSIVELY HAWAII BASED COMPANY
(23 YEARS - 1998-2021)

Ed Bushor, CEO, Tower Development, Inc.

Tower
Development Inc., a Hawaii corporation

Tower Hotels LLC, a Hawaii limited liability
company

Tower Construction Hawaii, Inc., a Hawaii

corporation OWNER - KAUAI JACK NICHOLAS
SIGNATURE GOLF COURSE




CURRENT PROJECTS:
388 ROOM GRAND NANILOA RESORT & GOLF

A HILTON DOUBLETREE

388-Room Hilton DoubleTree on Big Island of Hawait
Closed $50M Wells Fargo CMBS recapitalization 2018
Project appraised value $111M 2018




CURRENT PROJECTS:
162 UNIT WAIAKEA VILLAS/APARTMENTS,
HILO, HAWAII

W

eI 1

Renovating 162-unit Apartment Complex

1.5 miles from Hilton DoubleTree




CURRENT PROJECTS:
MAUNA LANI LUXURY HOME SUBDIVISION

* 36 Lot Oceanfront Subdivision on the Kohala Coast, Big Island Hawaii
* Two (2) Clubs - Oceanfront Club & Wellness Club
*  Buildout 2021-2024




CURRENT PROJECTS:
MULTI-FAMILY - HONOLULU

TOWER DEVELOPMENT OWNS OVER 300 MULTI-FAMILY
UNITS IN HAWAII WITH THE GOAL TO GROW ITS
PORTFOLIO TO 1000 UNITS BY 2022

Palms @ Kilani 106 Units
Waikele Tower 50 Units
Waiakea Villas 162 Units
Total 318 Units

RN

PATMS AT KILANT — 106 UNTTS ' WAIKELE TOWER - 50 UNITS




CURRENT PROJECTS:
KAUAI LAGOONS/TIMBERS RESORT

PHASE 1 OPENED SUMMER 2018

Tower purchased from Marriot the Kauai Lagoons Project - 450 acres & Jack Nicholas Signature Golf Course & 694 Units.
Phase 1 - $200M Condominium & Club Opened 2018




PRIOR PROJECT
2010 WAIKIKI — 15T “EDITION” WORLDWIDE - $200M
(IAN SCHRAGER AND BILL MARRIOTT JV BRAND)

EDITION — Opened 2010
(Currently, the “Modern” & owned
by Diamond Resorts)




PRIOR PROJECT
2006 WYLAND WAIKIKI
(aka Marriott Courtyard)

405 Rooms
2 Towets

Ed Bushor
Created Water
Marine Themed
1°* Boutique
Hotel namely
“The Wyland
Waikiki™

Transformed street level 6’117 Ht, parking garage into full scale Lobby, Front Desk, Lobby Bar




2021 PROPOSED PROJECT — CURRENT DLNR RFQ/RFP
HILO, HAWAII - 125 KEYS

After Tower Development:
Hampton Inn, by Hilton

1=

L“. i

Before:
Uncle Billy’s




2021 PROPOSED PROJECT - - CURRENT DLNR RFQ/RFP
HILO, HAWAII - 125 KEYS

After:
Hilton Embassy Suites

Before: Country Club Apartments




GOVERNMENT REFERENCES

Hawaii Government Relationships:

Mayor Mufi Hannemann
Honolulu Mayor 2002-2010
President, Hawaii Tourism & Lodging - Current

(808) 479-1325

mhannemann@hawaiilodeine.oro

0
=

Big Island Mayor — Mitch Roth

Personal Contact information available upon request.

Big Island Mayor - Harry Kim (2017-2020)

Personal Contact information available upon request.

Kauai Mayor - Bernard P. Carvalho, Jr. (2008-2018)

Personal Contact information available upon request.

Kai Kahele — U.S. Congtress (presently)

Personal Contact information available upon request.




HAWAII REFERENCES

Hotel Brands:
Tim Powell

Powell/Aucello

Reference For Hilton Worldwide, Development

SR AR BREAG
{ "\,.;,',:,L

Hotel Permanent Lender:
Mz. James Ko

Wells Fargo CMBS

(310) 913-0845

Hotel Construction Lender:
Mzt. Mike Jaynes, President
Hall Structured Finance

(214) 269-9540

11 42 - 4 ‘ | ~ P
Istructured.con

Hawaii Investment Brokers:
Mr, Mark Bratton, SVP Hawaii
Colliers International

(808) 375 9708

N 1551 ‘- ) S5 o
Mark.bratton(@colliers.com

Hotel Licensor:
Wyland Waikiki Development 2006
Wyland, President

Licensor-World Renowned Artist Licensor of 15t
Hawaii Artiste Hotel

(949) 632-0751

s AN g s ~A 1
\A l,aﬂufi-ia\\ Y umd.@m N

Hawaii Artist:
Kim Taylor Reece
(808) 772-8380




TOWER DEVELOPMENT, INC. (TDI)

ED “Z” BUSHOR, Founder & CEO 808.268.1903

e
{ )

STUART MILLER, President 808.365.2665

93 Banyan Drive
Hilo, Hawaii, 96720

OWER

DEVELDPMENT
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