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Convenience to  Employment 

Convenlenca to Shopplng 

Convenience to Schools 

Adequacy of Utllltlss 

Pollce and Flre Protect~on 

1 5  yrs to 60 yrs Predomlnant Age 25 

Hrghest and best use 

Underground Elac & Tel 
Is the Property located In a HUD Idenlif~ed Specla1 Flood 
Hazard Area? 

Comments favorable or unfavorable ~ncludl achments or other adverse condltlons 

I 
Revlew Appraner (if applicable) 

N D I ~  D I ~  Not Physlcally Inspect Property 
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BorrowerElient Bamba . Jose. G .M. 
Propertv Address b t  421 P 
Citv A Q ~ M  Countv State Guam Z p  Code 
Lender Department of Land Management 

J.C. Concepcion and Associates 
6 j  

1 

1 W e  No BAMBA 

I 

I 

Subject site: 

The subject is located within the Latte Stone Park, one of the few historical sites designated in 
the City of Agana. The Government of Guam intend to acquire the subject parcel to preserve the 
historical significance of the park by way of a land exchange between the subject and a parcel 
located in the Mangilao district. 

The site cannot be actually located, as the survey map was not submitted by the owners and the 
Department of Land Management itself, cannot produce the map. Our estimation of location was 
predicated on the zoning maps and verbal points made by the applicant. 

The valuation was based on the overall topography, location, appeal and potential of the park 
itself. Thus, the analysis of value was made contingent to this. It is conceivable that the 
subject could unload at the assigned value based on this assumption. 

The site is supposedly located nearest the foot of the hill leading south to the government house 
which is accessible by Chalan San Ramon and Route 7. It is cleared and consists of some of the 
btte Stones that make up the park area. The area of the subject is actually at the edge from the 
city boundaries . 

Appraisal Methodology 

1 The subject was not appraised based on its significance of being an historical site but rather on 
its probable worth if it were to unload in the typical market place. It is relatively small and 
basically not suited for any sort of trend development because of this. It does appear that the 
marketability of the subject would be limited to the government's acquisition. Otherwise, its 
marketability appeal could be limited to a buyer ready to acquire the adjoining parcels for 
increased size and for more than speculative reasons. 

We have used the market data approach in the estimate of value of the subject. I 
Comparable Sales: I I 
Sale Number one is the most recent sale of three used. This is located northeast of the subject 
near the Bank of Guam Building and south of East Saylor Street. This parcel consists of 325 
square meters,,purchased for expansion of an adjoining lot and to construct a two level office ' building. 
Sale Two is north of the subject within the actual city limits enjoying all of the amenities. It 
is substantially larger than the subject and leased during the peak era of real estate prices. The 
lease on the subject is for 30 years. We discounted the income of the site over this period and 
estimated the current value. ! 

Sale Three is also within the city limits purchased in cash. There are actually four fractional 
parcels adjoinkng making up the site. The purpose of the purchase was to build a commercial 
building. It is still vacant. As in sale two, this site was purchased during the economic boom 
years. 

Adjustments : I I 
To carefully analyze the subject site, we made adjustments to the sales used. The adjustment 
factors includes all amenities normally determining sale price or purchase or sale. The 
adjustment for time was not made. This is because of the stable market, much less on parcels as ' 
small as the subject. Size was not regarded in this case as well. There has been no significant 
sale to actually indicate a per unit difference ibased on size. 

Perhaps the most important adjustment is zoning. Based on the zoning maps, the subject is zoned A. . . . _  - .  . - _  .. 7 -  &a * --: 8 -.> ..**.-- - P 
1 2 - . . : 2 L L . . 4 - . -1  Tl'f ;..t;ir:- t..L6 - -.._.Li_ LA.- L * -i_ 

,a J -- 
Agana, make this designated zoning almost ludricous because of the trend of the area. The 

I I 
adjustment factor for this is relatively small, for indeed a re-zoning seems easily obtained for 
the subject in case of a development plan. 

The topography of the subject plays a role in actual unloading. The upslope topography versus the 
level topography of the sales used were adjusted accordingly. 

Utilities adjustments are warranted because of the subject's less than standard city lot 
offerings. Sales two and three are located in the city limits having access to better amenities 
that include walks, strom sewer, curbs and gutters. 

- 
'orrn FH5 MCS, Richardson. TX 75082 -(214) 699-7783 



.C. Concepcion and Associetes 
Rle No B m  

HISTORY OF SUBJECT PROPERTY 

Borrowerclient Bamba . Jose. G . M. 
Property Address k t  421 P 
Citv Agana Countv State Guam ZR Code 
Lender De~artment of Land Management 

I I In developing a real estate appraisal, an appraiser m s t  consider, analyze and disclose: 

(a) Any current agreement of sale, option or listing of the property being appraised. 

(b) Any prior sales of the subject property being appraised that occurred within the following time periods: 

(i) one (1) year for 1 4  family residential property, and 

(ii) three years for all other property types. 

1 The appraiser has attempted to obtain specific information on the subject property with the following findings: 

The subject property has had no change of ownership during the past one (1) year. 

The subject property is currently under contract. Details of the pending purchase is sunrnarized below. 

The subject property is currently offered for sale, listing price is $ 

The subject property has been sold during the past one (1) year period. Details of the previous sale are disclosed below 

n The subject property is proposed construction and is not currently being offered. 

A previous sales history of the property could not be obtained by the appraiser in the norml  course of business. 

Grantor,Cwner of Record: ............ Jose G. M. Bamba 

Contract Pricepale Price: ............ $ 

Date of Contractpale ................... 

Comments: 

The subject site is one of several frsctional parcels making up the Latte Stone Park in Agana. 
This area is located across the street (south of O'Brien Drive) from the Admistration 
Building. 

The subject site cannot be exactly located however, the appraisal was based on the assumption 
that the parcel is indeed within the area of the park. Since all of the parcels making up the 
park are indeed identical, the valuation submitted is felt to reasonably apply to the subject. 

The subject site is under consideration by the Department of Land Management for full 
acquisition fro preservation of the Park. The Assignment in this appraisal was to estimate the 
value of the subject for compensation of the owners from the government. The 'compensation' 
reportedly is a land exchange between the subject and a parcel located in Mangilao based on a 
value for value. 

The purpose of the report is to determine the value of the subject. The function is to aid in 
this exchange. While the subject would be ultimately acquired by the government, the appraisal 
value presented in this report does not define the price to be offered the owners. 

P 

I 

Form PHLl MCS. R~chardson. TX 75082 (214) 699-7783 



SbdJEGT PROPERTY 

File No. Bamba  

T y p i c a l  V i e w  
O f  T h e  S u b j e c t  

T y p i c a l  S t r e e t  
S c e n e  

SUBJECT ADDRESS: 
T . , - -  ?. 
L J V L  T L . I  I ,  

A g a n a ,  Guam 

I J.C. Conception and Associates 
Form Q 2  



,Owner/Borrower: Jose G . M .  Bamba c/o Frank Castro File #: V304291 
Property Address: Same as Legal Description Municipality: Agana 
Vicinity: Agana State: Guam Zip Code: 96910 
Legal Description: (Lot#): 421  P (Blk.#): N/A (Tr.#): N / A  
LenderIClient: Jose G .M.  Bamba 

COMPARABLE SALES LOCATION MAPS 

Suite 212. union Bank Building 
194 Hernan Cortes Avenge, 

Agana, Guam 96910 



-7 
- - . -. - -. . - - -. 

. /C l len~Borro~er :  +- Jose G .M. Barnba - . - - - - - File #: V304291 

/ Property Address: L O  t 4 1 2 P -- -- -- Vicinity: Agana.  ., 

hun i~ i~a1 i t -y :  Agana State: Guam - - - Zip: - 96913 -. . -. . - - 
bender: - - - --- 

I Note: High Lited Area Represents The Approximate Location Of The Subject. 

J.C. C o n c e p c i o r ~  & Assoc ia tes  
Suite 212 Unicin Bank Bui ld i~g,  

194 Hernan CcTLes Avenue, 
Agana, Guam 9691C 



~wner/Borrower: J o s e  G . M .  Bamba File #: V 3 0 4 2 9 1  
property Address: S a m e  a s  L e g a l  D e s c r i p t i o n  ' Municipality: Ag aria 
Vicinity: Agana State: G u am Zip Code: 9 6  9 1 3 
Legal Description: (Lot#): 4 1 2 P (B1k.K): N / A  (Tr.#): N/A 
LenderIClient: 

I GUAM VICINITY LOCATION MAP 
NOTE High-Lited area represents the approximate location of subject property. 

Arrow denotes approximate location of subject property andlor it's vicinity. 

Suite 21 2, Union Bank Building 
194 Hernan Cortes Avenue, 

Agana, Guam 9691 0 



Owner/Borrower: J 0 s G , M , B a m b a File #: V 3 0 4 2 9 1  
Property Address: Same a s  L e g a l  D e s c r i p t i o n  Municipal~ty: A g a n a  
Vicinity: A g a n a  Stale: Guam ZipCode: 96913 
Legal Description: (Lot#)& 1 2 P (BIk.#)N / A CTr.#): N/A 
LenderlClient: 

GUAM STREET LOCATION MAP 1 
NOTE High-Lited area represents the street used as access to subject property. 

\ 

\ I '  

_C-.. , , 

J.  C. Conception & Associates 

Suite 21 2, Union Bank Bl~ilding 
194 Hernan Cortes Avenue, 

Agana, Guam 9691 0 



OwnerIBorrower: J o s e  G . M .  Bamba File #: V304291 
-Property Address: S a m e  a s  L e g a l  D e s c r i p t i o n  Municipality: A g a n a  
Vicinity: A g a n a  State: Guam Zip Code: 969 13 
Legal Description: (Lot#): 4 1 2 P CBIk.#):N/A (Tr.0: N / A  
LenderIC tient: 

GUAM FLOOD ZONE LOCATION MAP 

Suite 21 2 ,  union Bank Building 
194 Hernan Cones Avenue, 

Agana, Guam 96910 
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KEY TO MAP 

ZONE B 

F 1 1 0 . ~ ~ ~ ~ 1  PLOOD BOUNDARY I I 

BASE PLOOD ELEVATION JANE 

WlTlI ELEVATlON IN PEEP*  

BASE PLOOD ELEVATION M FEET 

UN5'ORM wmw Z O W *  

I I ELEVATION REFERENCE MARK R M 7 x  

I I ZONE D BOUNDARY 

"REPERENCU) TO THE NATIONAL OEODPnC VERTICAL DATUM OP 1924 

EXPLANATION OF ZONE DESIGNATIONS 

ZONE EXPLANATION 

A A R U S  OF 100-YEAR R O O D  U S E  FLOOD ELEVATlONS AND 

FLOOD H A U R D  FACTORS NOT DETERMINED 

A 0  AREAS OF IW-YEAR SILAUOW FLOODING WHERE DEPMS 

ARE BElWEEN ONE (I ) AND THREE (3) F a .  AVERAGE DEPTHS 

OF INUNDATION ARE SHOWN. BUT NO FLOOD HAZARD A C T O R S  

ARE DFTFRMINED 

AH AREAS OF 100-TWI SUULOW FLOODING WKERE DEPTHS 

ARE BElWEEN ONE ( I )  ANDTHREE (3) FEFr. BASE FLOOD 

ELEVATIONS APJ SHOWN. BUT NO FLOOD HAZARD FACTORS 

ARE D m A M l N E D  

A I - A X  ARWS OF 100-YEAR FLOOD, BASE FLOOD ELEVATIONS AND 

ROOD H A U R D  FACTORS DETERMINED 

A99 ARCAS OF I W Y E h R  FLOOD TO RC PROTECIED BY n O O D  

PROTECTION SYSTEM UNDLR CONSIRUCIION. BASE R O O D  

ELEVATIONS AND FLOOD H A U R D  FACTORS NOT Df lFRMlNED 

(MEDIUM SHADING) 

C AREAS OF M l N l M U  FLOODING (NO SHADING) 

. I  

D A R U S  OF UNDETERMINED BUT POSSIBLE, FLOOD HAZARDS I I 

B A R U S  BFTWEEN LIMITS OF THE IOQ-YEAR FLOOD AND 500- 

W A R  FLOOD OR CERTAIN ARMS SURECTTO 100-YEAR FLOOD- 

ING WrrH AVCIUGE DEPTHS LESS THAN ONE ( I )  FOOT OR WHERE 

THE CONTRIBLTING DRAINAGE ARFA IS LESS THAN ONE SQUARE 

MILE OR A R U S  PROTFCTED BY LEVEh FROM THE BASE R O O D  

V AREAS OF I W-YEAR COASTN FLOOD WITH VELOCrm ( W A M  

ACTION): BASE FLOOD ELEVATIONS AND R O O D  HAZARD FACTORS 

NOT D m R M l N E D  

V I -V30 AREAS OF I(IO-YEAR COASTAL FLOOD w r r H  VELOC~~Y (WAVE 

ACTION): BASE FLOOD ELEVATIONS AND FLOOD H A W D  FACTMS 

NOT DETERMINED. 

NOTES TO USER 

(,RTAIN W S  NOT IN THE SPECIAL FLOOD HAZARD AKMs W N E T  A AND V) 

MAY BE PROTECTED BY FLOOD COhlX(X  mUCTUF23. 

TIIlS MAP IS FOR R O O D  INSURANCE PURPOSES ONLY: IT WX-S NOT NE(IES- 

SARRY SHOW ALL ARWS SUWECT TO FLOODING LN THE CDMMVNIW OR 

N I  PLANlMElRlC FEATURES OUTSIDE S P E W  R O O D  IuzAaD hREAS. 

FOR ADJOINING MAP PANFLS. SEE S E P W T R Y  P R W D  MDM TQ MAP 

PANELS. 

COA5TAL BASE FLOOD €lEVATlONS APFLY ONLY LANDWhRD OFTHE SHORELINE 

SHOWN ON n i l s  MAP. 

INlTIAL IDENTIFICATION: 
AUGUST 8. 1978 

FLOOD HAZARD BOUNDARY MAP REVISIONS: 

FLOOD INSURANCE RATE MAP EFFECTIVE: 
NOVEMBER 15, 1985 

RUFER TO Till: FLOOD INSUIIANCX U T E  MAP BFCFCrrYH DATE 

SllOWN ON TIUS MAPTO -MINE WllEN ACTUARIAL RATES APPLY 'IY) 

USHED. 

TO DCIEPNINB IF FLOOD INSURANCE IS AVAIUBLE W TWS ~ M M U N W Y .  

CONTACf' YOUR INSURACE AGEKT. OR C A L L T I E  NATIONAL FLOOD M S W C E  f ( 



F~le  No. 

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market 

under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assurring the price is not 

affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or advised. 
and each acting in what he considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) pay- 
ment is made in terms of cash in U. S. dollars or in terns of financial arrangements comparable thereto; and (5) the price represents 

the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone as- 

sociated with the sale. 

*Adjustments to the cornparables must be made for special or creative financing or sales concessions. No adjustments are necessary 

for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable 

since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to the corn 
parable property by corrparisons to financing terms offered by a third party institutional lender that is not already invoked in the prop- 
erty or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession but 
the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the ap- 

praiser's judgment. 
,.- * 

CERTIFICATION ANDSTATEMENT OF LIMITING CONDITIONS 
CERTIFICATION: The Appraiser certifies and agrees that: 

1. The Appraiser has no present or conterrplated future interest in the property appraised; and neither the employment to make the 
appraisal, nor the compensation for it, is contingent upon the appraised value of the property. 

2. The Appraiser has no personal interest in or bias with respect to the subject matter of the appraisal report or the participants to 
the sale. The 'Estimate of Market Value' in the appraisal report is not based in whole or in part upon the race, color, or national 
origin of the prospective owners or occupants of :he property appraised, or upon the race, color or national origin of the present 

owners or occupants of the properties in the vicinity of the property appraised. 
3. The Appraiser has personally inspected the property, both inside and out, and has made an exterior inspection of all comparable 

sales listed in the report. TO the best of the Appraiser's knowledge and belief, all statements and information in this report are yue 

and correct, and the Appraiser has not knowingly withheld any agnificant information. 
4. All contingent and limiting conditions are contained herain (imposed by the terms of the assignment or by the undersigned 

affecting the analyses, opinions, and conclusicrns contained in the report). 
5. This appraisal report has been made in conformty with and is subject to the requirements of the Code of Professional Ethics and 

Standards of Professional Conduct of the appraisal organizations with which the Appraiser is affiliated. 
6. All conclusions and opinions concerning the real estate that are set forth in the appraisal report were prepared by the Appraiser 

whose signature appears on the appraisal rep~rt ,  unless indicated as 'Review Appraiser'. -No change of any item in the appraisal 

report shall be made by anyone other than the Appraiser, and the Appraiser shall have no responsibility for any such unauthorizied 
change. - -- 
CONTINGENT AND LIMITING CONDITIONS: The certification of the Appraiser appearing in the appraisal report is subject 
to the following conditions and to such other specific and limiting conditions as are set forth by the Appraiser in the report. 

1. The Appraiser assumes no responsibility for matters of a legal nature affecting the property appraised or the title thereto, nor 
does the Appraiser render any opinion as to the title, which is assumed to be good and marketable. The property is appraised as 
though under responsible ownership. 

2. Any sketch in the report may show approximate dimensions and is included to assist the reader in visualizing the property. The 
Appraiser has rmde no survey of the property. 

3. The Appraiser is not required to give testimny or appear in court because of having made the appraisal with reference to the 
property in question, unless arrangements have been previously made therefor. 

4. Any distribution of the valuation in the report between land and improvements applies onty under the existing program of utilization 
The separate valuations for land and building must not be used in conjunctions with any other appraisal and are invalid if so used. 

5. The Appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures, which would 
render it more or less valuable. The Appraiser assumes no responsibility for such conditions, or for engineering which might be re. 
quired to discover such factors. 

6. Information, estimates, and opinions furnished to the Appraiser, and contained in the report, were obtained fiom sources consid- 
ered reliable and believed to be true and correct. However, no responsibility for accuracy of such items furnished the Appraiser can be 
assumed by the Appraiser. 

7. Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations of the professional appraisal organi- 
zations with which the Appraiser is affiliated. 

8. Neither all, nor any part of the content of the report, or copy thereof (including conclusions as to the property value, the identity 
of the Appraiser, professional designations, reference to any professional appraisal organizations, or the firm with which the Appraiser is 
connected), shall be used for any purposes by anyone but the client specified in the report, the borrower if appraisal fee paid by same, 
the mortgagee or its successors and assigns, mortgage insurers, consultants, professional appraisal organizations, any state or federally 

approved financial institution, any department, agency, or instrumentality of the United States or any state or the District of Columbia, 
without the previous written consent of the Appraiser; nor shall it be conveyed by anyone to the public through advertising, public 

relations, news, sales, or other media, without the written consent and approval of the Appraiser. C, 

9. On all appraisals, subject to satisfactory corrpletion, repairs, or alterations, the appraisal report and value conclusion are contin- 
gent upon completion of the improvements in a workmanlike manrue!. 

r' . . * I l 4  7 
Date 1 Appraiser(s) 

J.C. Concapcion and ~ isoc ia tey '  \ 
Fredd~e Mac MCS, Richardson, Texas 75082 (214 698-7783 Fann~e Mae 
Form 439 JUL 86-1 Form 10048 JUL 86-1 





MICRONESIAN APPRAISAL ASSOCIATES, INC. 
Real Estate Appraisal and Consultation 

July 14, 1993 

Elaine Eclavea 
do PO Box 95 1 
Agana, Guam 96910 

Re: Estimated Market Value of Fee Simple Interest in: 

Lot 421P, Municipality of A ~ a n a ,  Territow of Guam. - 
Gentlemen, 

At your request we have conducted an appraisal of the fair market value of the above 

captioned property rights. Enclosed are three copies of our form appraisal report. The report 

contains the methodology and data used in amving at our conclusions. 

The subject site is located in the capital city of Agana. This report has valued the subject 

property as of the date of inspection, June 28, 1993. 

Based on a personal inspection of the property and all comparables utilized, and after 

considering all important factors affecting their respective values, we have concluded that the fair 

market value of the fee simple interest in the subject property, subject to the assumptions and 

limitations as stated within this report, is: 

$1 55.500 
ONE HUNDRED AND FIFTY FIVE THOUSAND AND FIVE HUNDRED 

DOLLARS 

Thank you for the opportu;?ity to be of service to you on this assignment. If you have any 

questions on our data or conclusions, please contact us. 

Respecthlly submitted,, 

Norma 0. Mesa, 
Staff Appraiser 

  ark p $ b e r ,  Senior Appraiser 
Guam /, rtified Appraiser, CA-92-002 
Expiration 2/7/94 

Suite 200, Pan Am Building, 139 Murray Boulevard, Agana, Guam 96910 
Telephone: (671) 477-505718 Fax: (671) 477-4424 



FRONT OF 
SUBJECT PROPERTY 

REAR OF 
SUBJECT PROPERTY 

STREET SCENE 


