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BACKGROUND PAPER: ON TERMS FOR LAND PRESENTATION

A

- IAG Study #1 cost.estimates verified on 8 May 1974 by DOD Land Agent,
and consideted‘to be top dollar estimates for land are listed below.

- Cost est1mates for. the various negotiating options are

"cons1dered to be reasonab]e estlmates based upon what 11tt1e information

is ava11ab1e - hnstor1ca1 data of sa]es and land transact1ons on other

a N

1s]ands, economic trents, and court awared compensation in land condem-

"nat1on proceedlngs.'

' '?;}:"’ On]y 1n event top dollar pr1ces not acceptable or in

) event of real hass]e,on s1te appra1sals of 1and in quest1on must be

conducted to determine fair market value“of the land to be acqu1red -
u.s. De]ecat1on can t exceed top dollar pr1ces w1thout th15
| '-- DOD estimate of maximum values for d1fferent types of ]and are:
': —-- Purchase

---- Military retention: $500/acre for residual rights on

.. Tinian and up to $2,500/acre for residual rights to Tanapag and Isely.
iJQ?chever,‘$4O/acre‘patd fer retention lands in 1944 for indefinite use ‘and
.occupancy rlghts was - cons1dered a fair pr1ce at that t1me as it was based
7‘on the’ average pr1ce per acre for land on Sa1pan between 1932 and 1942
It is be11eved that the terms of PL 155, 82nd Congress 1951, the PL
-f'under wh1<h the retent1on lands are acqu1red would 591]1 stand up 1n

' :‘court Tnerefore, 1t is felt current re negot1at1on pr1ces for m111tary

-
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--== Public Iands $1,500/acre ' .
-—-- Agr1cu1tura1 and Village: $2,500/acre
---- Commercial: $4,500/acre-.

—-- Lease
——— Retention lands: none since we already have a valid

lease. However, 1f pressed ]/10th of $500/acre for: T1n1an and 1/10th

v -

. of $2, 500/acre for Sa1pan. a0

---- Public land: 1/10th of $1,500/acre
--< Agricultural and Village: 1/10th of $2,500/acre
T Commerc1a] 1/10th of §42500/acre
-- Based on the above figures, tﬁe—ovetall max imum 1uhp sum
payments for military land requirements; based on an estimated number
of acres of each type of land required, would bevas follows: It must.
be noted that a land appraisa]iwoold be necessary to verify the exact

number of acres in each category.

‘.;--- Tinian ‘ Acres Estimate

‘"g--- Commercial ($4,500/acre in

the port area) . ’ 100 $450,000
- =-=- Agricultural and Homesites S .

- ($2,500/acre: Tittle of . S
j this land may be purchased = = . . .~
" outright leaving a cost LT
estimate surplus that could L
" be applied to other lands) 700 . $1,750,000

':- ',}---— Pub'hc land ($1 OOO/acre
: including 8, 452 acres of -

" retention land for which
.- U.S. Government will be :
o purchas1ng res1dua1 r1ghts) 16,675 5}6,675,000
e TOTAL o a7 18,875,000
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--- Saipan , Acres Estimate ,

---- Tanapag Harbor/Isley Field SN
($2,500/acre) _677 _ $1,693,000
--- Farallon de Medinilla
---- Entire Island ($1,000/acre) _229 § 229,000
_ ; . TOTAL 18, 381 $20,797,000
- B -- In computing lease payments for a 50- 99 year lease, annual

pa&ments of 10% of the purchase price are mede for lump sum lease
payments,:99 yearsA; ]00% of purchase price and any lesser period would
: be'a'decreasing percentage, subject to negotiation.

| '-; Since;the amount of land invo]ved is the heart of a new
status agreement (not.price), and agreement on this acreage should be
consumated before - any land payments are discussed. ‘-

-~ If actual terms are to be-discussed f0110w1ng 1nformat1on
regarding leases of public and retention land on Saipan and Tinian might
praove he]pfu]:‘
“;4- Source of 1nformation Marianas District of Land Management (see

:‘attached fact sheet at Tab A for detailed 1nformat1on on var1ous leases)

——— Average va1ue of small 11vestock leases. N

: ﬁ:ff-ff'§a1pan. $1.79/hectare/year ($.73/acre)
AR Tinfan‘ $2. 35/hectare/year ($.95 acre)

---- Leases. were wr1tten about same per1od of time for
both Is1ands and are comparab]e in size. L

_ ) ffi---- From 1 -JAN 71 through 31 DEC 72 MDC pa1d .an average -
" of $1 Ol/hectare for the 3, 035 hectares 1eased on Tinian. .
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--- Collections on small lease rentals have traditionally

v

been poor. Such collections are made by the District Finance Office. .
-——- Co]]éctionsxof such rentals for FY 70 amounted to o
only 24% of monies due.
— TT Department of Revenue reports this practice is
still conmon,

es revéaling fo]?owing-information:

w N

--- Analysis of hotel leas

---- Continental Hotel: Saipan

----- Lease began 1 JAN 72 and terminated on 31 DEC 2001.
--—- Area: 4.7532 hectares at ($210/acre) $520/hectare/yr

for first ten years; ($316/acre) $780/hectare/yr for second ten years;

($454/acre) $1,I20/hectare/yr'for third ten years; ($709/acre) $1,750/hec-

tare/year for fourth tén years; ($1,060/acre) $2,630/hectares/year for

fifth ten years.

———- In addition to the minimum rental charges, all leases

have an identical graduated gross receipts rental schedule (2 172-3%).

Lt

~---- Inter Continental Hotel: Saipan

----- Lease began 1.JUL 71 and terminates on 30 JUN 2001.
----- Area: 3.08 hectares at ($263/acre) ‘$650/hectare/

" yr for first ten years;4($395/acre),$975/hectarg/yr for second ten years;
:“($590/acre) $1,460/h§§taré/yr for third ten years; ($885/acre) $2,190/

heqtare/yf_fof fourfh”ten'yeérs; ($1,315/acre) $3,250/hectare/yr for

fifth ten years, . -

U Z-i-- In addition 2-3% of gross receipts included. -
[ S

o
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---- Royal Taga Hotel: Saipan ‘ v

---=- Lease began 1 JUN 65 and terminates 31 MAY 857
----- Area: 4.06 hectares at 2 1/2% of gross first ten
yeérs and 3% of gross for next ten years only.
----- 17 Departﬁent of Finance shows receipts of
$17, 52] .29 for 1 APR 73 to 31 DEC 73
-~ If a Tump sum is to be offered for the land, the f1gure should

be well below the top dollar figures previously stated and be at a sum

: _detennihed by the negotiator. It should be a price that is an accurate

appraisal of land values and not a cause for an inflation of land prices

throughout Micronesia.

-«_A]thouéh the top dollar value of the land is estimated at $20,797,00
(Tinian: $18,875,000; Saipan $1,693,000; Farallon de Medinilla $229,000)
it is recommended that the opening figure be in the neighborhood of $11,600,000
(Tinian $10,864,000; Saipan $774,000; Farallorn de Medinilla $22,900).
. Prices for the‘purchase o% Qarious types of land should be the
negotiafors_cboiéei;loetéi]s on suggestéq‘ppening fjgures for various ;ypes

-

of 1ahdl;re’shown at'Tab B. .
| :--- Retentioh land (tob figure $500/ac}e on_Tinian; $2,500 for
ISley/Tahapag) first offer $100/acré on Farallon de Medinf]1a; $300/ acre
on T1n1an $1 OOO/acre for Isley; $1,500/acre for Tanapag ' i
"‘.--- Pub11c lands (top figure 51 ,500/acre; first offer $800/acre )
o V111age and Agrlcu1tura] lands (top flgure $2 500/acre;

f1rst offer $2 OOO/acre )

””“?39
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==~ Commercial (top figure $4,500; first offer $3,500/acref.'
-- If a real confrontation develops over prices then an appraisal
can be suggested to be followed by detailed negotiations by experts.
~-- DOD appraisors. - |

-—- Independent appraisor acceptab]e to both MPSC and USGY%

- U S. if offer1ng to return 4, 230 addwtlona] acres of m111tany reten-
t1on land that it no longer requires at what we consider to be worth
$3,195,500 (based on suggested opening figure for military retention land).

-- Tinian: 430 acres south of base boundary on eastern side of
Island at an estimated value of $129,000° ($300/acre)

-- Saipani 3,800 acres at an est1mated value of $3 066 500.

. ~=--- Tanapag Harbor 445 acres at an estlmated va]ue of
| $667,500 ($] 500/acre).
A --= Isley Field: 689 acres at an estimated value of
$68,900 ($1,000/acre)'
E ' -~- Kobler Field: 796 acres at an estimated value of
$79,600 ($1 ,000/acre), '
-~~~ QObian Bomb Dump: 2,244 acres at an est1mated Value of
52,244,000 0 ($1,000/acre) | | ) |
--- Desik Rock 38 acres at an est1wated va]ue of $3,800 ($100/acre)

R Na]]ace Rock : 33 acres. at an est1mated va]ue of

$3, 300 ($100/acre)
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