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. - IAG Study #I cost'estimatesverifiedon 8 May 1974 by DOD Land Agent,

and considered to be top dollarestimates for land are listed below.

" Cost estimatesfor.thevariousnegotiatingoptionsare

.... '• consideredi:o be reasonable estimates based upon what little information
- .. . '

is available- historicaldata of sales andland transactionson other

islands, sconomic tren_, and court awared compensation in land condem-

nation proceedings. .

•_ -.- " Only in event top dollar pricesnot acceptableor in
, .... ', •. o . , ..

event oi_real hassle,on-site appraisals of land in question- must be

conducted to determine fair market value"of the land to be acquired -

1 U.S..Delecationcan't exceed top dollar priceswithout this.

_ -- DOD estimateof maximum values for differenttypes of land are:

--- Purchase

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

Tinian and up to $2,500/acre for residual rights to Tanapag and Isely,

However, S40/acre paid for retention .land_ in 1944 for indefinite use-and

occupancy rights was.considered a fair price at that time as it was based
. , 6

On the averageprice per acre for land on Saipan between.1932 and 1942.

It is believed that the terms Of PL .'155, 82nd Congress 1951, the Pk

" under whichthe retentionlands are acquired,would still stand up in
• , . . .

' Court. Therefore,it is felt currentre-negotiationpricesfor-milita-ry

-: retentionare most generous.: . ... "

:•. •} ' •-•"• -•'-•'••
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.- .... ... "_".L: :: ...- .a.4 "-.c..T--__-: ". _ =":":' ..........' C,_,-_,-_. _



.% . , • • '.
•.-..,. . •

. - -- , - . . j.. '..

%

.... Public lands: $I ,500/acre •

• . .... Agricultural and Village: $2,500/acre ' ,:

.... Con_nercial : $4,500/acre '

--- Lease

.... Retention lands: none since we already have a valid
J lease. However, if pressed,I/lOthof $500/acreforTinian and I/lOth

• of $2,500/acre for Saipan. _ "

.... Public land: I/lOth of $1,500/acre

' :- : " "Agriculturaland Village:I/lOthof $2,500/ac_e
• .- .' J

: .... ConTnercial:I/lOthof $4,500/acre

-- Based on the above figures,the overallmaximurnlump sum

paymentsfor military,land requirements,based on an estimatednumber

of acres of each type of land required,would be as follows: It must.

be noted that a land appraisalwould be necessaryto verify the exact

number of acres in each category. "

'_........ --- Tinian Acres Estimate

'"-• Commercial($4,500/acrein
" -"'>_:::: _' _- the port area) - I00 $450,000- , :." - .... • . ,

..._.._. ---- Agriculturaland Homesites
-. . ,> ($2,500/acre: little of "

.-_.

: - _.., this land may be purchased ._...
•" ..., . • :•: ight. .:. : outr leavinga cost ; _

•:._.::-' estimatesurplusthat could
. -:".. • • - be appliedto other lands). 700 $1,750,000

-- ..... " Public land ($1,O00/acre

. ..... . retention land for which
_"._.__; _. U.S. Governmentwill be

_".-., _ purchasingresidualrights) 16,675}16,675,000

" _'...... .:_..} " .... TOTAL 17,475 $18,875,000

• 7 ."
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--- Saipan Acres Estimate .

.... TanapagHarbor/IsleyField ; ,;
($2,500/acre) 677 $1,693,000

--- Farallonde Medinilla

.... Entire Island ($1,O00/acre) 229 $ 229,000

-"" TOTAL 18,381 $20,797,000

- -- In computinglease paymentsfor a 50-99year lease,annual

paymentsof 10% of the purchaseprice are made for lump sum lease

payments,99 years 100% of purchaseprice and any lesser periodwould

be a decreasingpercentage,subjectto negotiation.

-- Since the amountof land involvedis the heart of a new i

' status agreement (not price), and agreement on this acreage should be

. consumated before . any land payments are discussed.

-- If actual terms are to be-discussedfollowinginformation

, regarding leases of public and retention land on Saipan and Tinian might

pr6ve helpful :
i . -

} .... Source of information: Marianas District of Land Management (see
• ; .. .._

attachedfact sheet at Tab A for detailedipformationon variousleases).
-- -. . •

--- Average value of small livestock leases. -

_,.-"-"._,;;-!i :'i'..._:,.... _Saipan: $I 79/hectare/year ($.73/acre)
• ". :'. : _.-- -:-:?.%_:_;,; . . • . .

::--. ' ""_-!T '.j.. .---- Tinian: $2.35/hectare/year ($.95 acre)

'!_:::"i": : . ____ Leaseswere written about same period of time for
t• . :. • . " .. ...

both_islandsand are comparablein Size. L

", " '"_ From 1 .JAN 71 through 31 DEC 72, MDCpaid .an average -
'- • '_"_' :i""".""-:i ._._::: . ....

of $1.Ol/hectarefor the 3,035 hectares leasedon Tinian,
. . -%. -

.'- . .
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--- Collectionson small lease rentalshave traditionally

been poor. Such collectionsare made by the DistrictFinanceOffice.

---- Collectionsxofsuch rentalsfor FY 70 amountedto

only 24% of monies due.

.... TT Departmentof Revenuereports this practiceis

stiIl con:non.
•" ." 4'"

--- Analysisof hotel leases revealingfollowinginformation:
W •

.... ContinentalHotel: Saipan

Lease began l JAN 72 and terminatedon 31 DEC 2001.

" ....Area: 4.7532 hectaresat ($210/acre)$520/hectare/yr
1

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

($454/acre)$1,120/hectare/yrforthird ten years; ($709/acre)$1,750/hec-

tare/yearfor fourth ten years; ($1,060/acre)$2,630/hectares/yearfor

fifth ten years.

---- In additionto the minimum rentalcharges,all leases

[ have an identicalgraduatedgross receiptsrentalschedule (2 I/2-3%).

:'" .... Inter Continental Hotel: Saipan

I _' 'L '.:.

--. .-. . .::._.,

..... Lease began l .JUL "71 and terminates on 30 JUN 2001.

..... Area: 3.08 hectares at ($263/acre) -$650/hectare/

yr for first ten years; ($395/acre)$975/hectare/yr for s_econdten years;

($590/acre) $1,460/hectare/yrfor third ten years; ('$885/acre)$2,190/

hectare/yrfor fourth tenyears; ($I,315/acre)$3,250/hectare/yrfor
" ... " _- _.::_"- .. ..'_

fifth ten years, !_[. _ . ,.
• "-: ° _"_ i_.' '-. :,..- .- "t " i ....-

•_ _ ._"- . ----- In addition 2-3% of gross receipts included.

" • "':" :" . ... " . 4 " _
• , ; 5-. ,.
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.... Royal Taga Hotel: Saipan

---_- Lease began 1 JUN 65 and terminates 31 MAY_5: "_

..... Area: 4.06 hectaresat 2 I/2% of gross first ten

years and 3% of gross for next ten years only.

.....TT Departmentof Financeshows receiptsof

$17,521.29for 1 APR 73 to 31 DEC 73.

-- If a lump sum is to be offered for the land, the figureshould

be well below the top dollarfigurespreviouslystatedand be at a sum

determinedby the negotiator. It should be a price that is an accurate
L

appraisalof land valuesand not a cause for an inflationof land prices

-throughoutMicronesia.

-- Althoughthe top dollar value of the land is estimatedat $20,797,00
._

(Tinian: $18,875,000; Saipan $1,693,000; Farallon de Medinilla $229,000)
i
! it is recommendedthat the openingfigure be in the neighborhoodof $11,600,000

(Tinian$10,864,000;Saipan$774,000;Farallon'deMedinilla$22,900).

" -.-Prices for the purchaseof various types of land shouldbe the
i

' negotiatorsch_oice.Detailson suggestedopeningfiguresfor varioustypes

of land are shown at Tab B.

--- Retentionland (top figure $500/acreon TInian;$2,500for

Isley/Tanapag),first offer $100/acreon Farallonde Medinilla;$300/ acre

on Tinian;$1,O00/acrefor Isley;$1,500/acrefor Tanapag.

" --- Publiclands (top figure $1,500/acre;first offer $800/acre.)

: --- Village and Agricultural lands (t()p figure $2,500/acre;
,.- . .. . , . .

first offer $2,000/acre.) -. _(_ " ...."• . . ",? -, ,: " . ; ' . . .

• . }" -.... . .-. . . -. .
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--- Commercial (top figure $4,500; first offer $3,500/acre). ':

-- If a real confrontation develops over prices then an appraisal

can be suggested to be followed by detailed negotiations by experts.

--- DODappraisors.

--- Independent appraisor acceptable to both MPSCand USff_

- U.s. if offering to return 4,230'a_'ditional acres of military reten-

tion 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).

-- $aipan_ 3,800 acres at an estimated value of $3,066,500.

. •--- Tanapag Harbor: 445 acres at an estimated value of

$667,500 ($1,500/acre).

.... Isley Field: 689 acres at an estimated value of

$68,900 ($I ,O00/acre)

• ---- Kobler Field; 796 acres at an estimated value of

• $79,600 ($I ,O00/acre).
t,

: --- Obian Bomb Dump: 2,244 acres at an estimated qalue of

$2,244.000 ($1,000/acre)_ : •
-S, !:,'i" "

"" --- Desik Rock: 38 acres at an estimated value of $3,800 ($100/acre).

' -- .... _;/allaceRock: 33 acres at an estimated value of -

fOOl ) ' .......:"" "$3,300 ($ acre ,- ..... _- """ ".: ..:: • -.

.;.... • . .C" .-_..:i :. :. " :-. :'i..:--:"'.- _
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