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Novenber 24# 1961

Mr, Frank Midkiff
Px^-^^r ^* of Trustees

• Bishop Estate
; 519 Halekauwfla Street
^jj^p&lul^ 1

Dear Frank,

I have heard that you issued a report on the 

Bishop Estate over your signature on July 20, 1961 which 

is quite informative.

If this is a public document J. would like a few 

copies for our files.

Thank you for your assistance.

Yours very truly,

Thomas P. Gill
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Section I

The Origin and Purpose of The Bishop Estate

The "Bishop E,state," as the Estate under the Will of the Honorable 
Bernice Pauahi Bishop, deceased, commonly is called, is one of the few 
charitable landed trusts in Hawaii. As such, all the income of this 
trust is d evoted to the public purpose of Education. Because of this 
fact, it is a perpetual trust. This very significant point will be ex­
panded below. ■

Under the circumstances, since all of the net income of this trust 
goes to educating boys and girls, it would seem that the public should 
recognize and appreciate this basic fact and gratefully support such an 
educational foundation.

Nevertheless, the Bishop Estate is the largest of all the private 
landed trusts. And a large percentage of the land of Hawaii is owned by 
Government (42^ by Government) and by some 118 other large estates and 
corporations in Hawaii. Because of these facts, the Trustees constantly 
are aware that persons, even of good will and Intention, require a full 
and current knowledge concerning the Bishop Estate and their sole bene­
ficiaries, the Kamehameha Schools, in order that they may understand and 
support such a trust.

With such knowledge, the Trustees hope the attitude and understanding 
of all may be constructive fpr this public serving foundation.

For this reason this booklet is written and the Trustees try to pre­
sent the facts fully.

The Great Mahele: Origin of all Landed Estates

There were three sources of the lands which came to Princess Bernice 
Pauahi Bishop and which she by her Will composed into the Estate of the 
Honorable Bernice Pauahi Bishop, deceased. These were: (a) from her 
parents Paki and Konla, chiefs in their own right; (b) from Akahl, a 
chiefess Bernice called "Auntie Akahl"; and (c) from the various chiefs 
of the Kamehameha line, chiefly through Victoria Kamamalu. Victoria’s 
lands In due course came to Ruth Keellkolani (as described later herein) 
and from her to Bernice Pauahi.

Such estates all started in the reign of Kamehameha III, often re­
ferred to as Kamehameha the Good, as his father, the first ruler of all 
the Islandshad been known as Kamehameha the Great.

Kamehameha III by his "Great Mahele" of 1848 renounced his title to 
the lands of the Kingdom in their entirety.

"Crown Lands" and Government Lands •

He kept many personally selected ahupuaas on the main Islands as his 
own. These were to support the Crown and were referred to as The Crown 
Lands." A half portion of these he designated as "Government Lands for 
the support of the Kingdom. But all the other lands he apportioned 
amongst the chiefs and chiefesses in whom he had confidence, permitting 
them to acquire Royal Patents establishing their title. These chiefs
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he also directed to set aside one third of their grants to add to the 
"Government Lands." When Kamehameha V died, the "Crown Lands" remaining 
were merged into the "Government Lands," and at that time around one half 
of all lands were Government Lands.

All three of the chiefs, Pahl, Konia, and Akahi, mentioned above, 
had died some years before Bernice Pauahi passed away in 1884. (Paki 
died June 13, 1855; Konia died July 2, 1857; and Akahi died October 8, 
1877.) Their holdings were relatively not large nor very productive in 
those days. Total area from the three was 25,569 acres. However, Bernice 
Pauahi did enjoy the title and benefits of these lands for a few years. 
Paki left such lands as Heeia, 4,172 acres and Walalae-lki (Oahu) 1,608 
acres; total 5,780 acres. Konia left to Bernice Pauahi, her daughter, 
Keel, (S. Kona, Hawaii) 5.478 acres; Kaonohi, (Oahu) 1,603 acres, and 
Lumahai, (Kauai) 3.150 acres; total 10,230 acres. Akahi*s gifts included 
Kaaipu, (Oahu) 10 acres; Kealia (S. Kona, Hawaii) 7.300 acres; Makalawena, 
(Hawaii) 656 acres; Keel I, (Kona, Hawaii) 1,106 acres; Puuepa, (Kohala, 
Hawaii) 466 acres; and Ulupaalua, (Kohala) 19. acres or a total of 9.557 
acres.

But the great bulk of the Bishop Estate came to Bernice Pauahi from 
her cousin Ruth Keelikolani. They were the lands Kamehameha III had 
granted to his sister, Victoria Kamamalu. This total was around 400,000 
acres. These Kamehameha lands Bernice Pauahi held only a few of the last 
months of her lifetime, while she was suffering from a terminal disease.

These lands came to Bernice Pauahi in the normal way of inheritance. 
They wer^willed to her just as property is willed by elders in any 
American family to the younger relatives succeeding them.

Bernice Pauahi received no personal benefit from these latter great 
Kamehameha lands. Her entire concern with them was to plan for their 
highest use whereby her people might receive continuing benefit. Her 
decision was expressed in her clear and concise Will. Lands in Mrs. 
Bishop’s\inventory at the time of probating her Will in 1884 totaled from 
all Chiefs 431.378 acres. •

! The Beginning of The Bishop Estate from The Great Mahele

To trace clearly the development of Mrs. Bishop’s Estate it will be 
advisable to go back again to the Great Mahele. And in showing the de­
velopment of the Estate through the years an effort will be made in this 
booklet to show how the development of The Kamehameha Schools rested upon 
and progressed with the land development of her Estate.

Kamehameha III, author of the Great Mahele, had a cousin Alexander 
Llholiho whom he made his adopted son and heir. Upon the King’s death 
in 1854, the Throne went to this Alexander Llholiho, who became Kamehameha 
IV. After Alexander Llholiho’s reign of about nine years, the Throne 
passed to Lot (Kamehameha V), brother of Alexander Llholiho. These two 
monarchs as well as Moses and their sister Victoria Kamamalu were the 
four children of Governor Kekuanaoa of Oahu and his wife Klnau.

Klnau was Kamehameha Ill’s half-sister and she had been the Kuhlna 
nul or Premier after the death of Kaahumanu. Victoria Kamamalu was the 
Premier succeeding Klnau. By the wish of Kamehameha III Victoria would 
have succeeded to the throne after Kamehameha IV, providing he left no 
children. However, Kamehameha IV appointed his brother Lot to be Kameha­
meha V. Victoria then would have been the next on the Throne, but she 
died in 1866, six years before King Kamehameha V died. King Kamehameha 
V asked Bernice Pauahi Bishop to succeed him, but she declined, prefer­
ring to serve her people in private life.



The lands known as the Kamehameha Lands (other than the ’’Crown Lands") 
had been awarded in the Great Mahele by Kamehameha III to the several then 
living chiefs of the Kamehameha family, (amongst other trusted chiefs) 
according to the understanding of what they were entitled to by the King’s 
Land Commission. Some of these Kamehameha family chiefs created trust 
estates - in several cases charitable trust estates - of their lands. 
Some "remaining Kamehameha chiefs’ lands, or those of them that had not 
been disposed of from time to time by different owners, came down to Mrs. 
Bishop as the last of the Kamehameha family." A great block went to 
Victoria Kamamalu in the Great Mahele. When she died, the lands she had 
owned and held Intact without selling, reverted at her untimely death to 
her father, Kekuanaoa, Governor of Oahu.

Kekuanaoa, after Klnau’s death, married Pauahi. Stye was the aunt 
of Bernice Pauahi Bishop. The elder Pauahi was the daughter of Paull 
Kaoleloku (the on^ recognized by Kamehameha the Great as "the child of my 
beardless youth") and Keona. Kekuanaoa and this Pauahi had a daughter 
Ruth Keelikolani. '

Pauli Kaoleloku had at least two wives of record. In addition to 
Keona, mentioned above, he had another wife, Luahlne. Pauli and Luahlne 
had a daughter, Konia.

Konia married Abner Pakl. Their child was Bernice Pauahi, who later 
became Mrs. Bishop.

Thus Konia and the elder Pauahi were half-sisters. The daughters of 
these two half-sisters, Bernice Pauahi and Ruth Keelikolani, respectively, 
had one grandfather in common. This was Paull Kaoleloku, son of Kamehameha 
the Great.

Bernice Pauahi and Ruth Keelikolani always referred to each other as 
"cousin".

Kekuanaoa held those Kamehameha lands he had received from his daugh­
ter Victoria Kamamalu, from the time of her death in 1866 until he died 
in 1868 two years later. He at his death passed these lands on to his 
daughter Ruth Keelikolani who held them almost fifteen years until her 
death in 1883. Ruth left the lands to "my beloved cousin Bernice".

Bernice Pauahi held them during the few months after Ruth’s will was 
probated, until her death in 1884.

The Bishop Estate Created as a Perpetual Charitable Trust

Mrs. Bishop, at her death, by a Will carefully drawn and duly pro­
bated left all her lands to have and to hold, to five Trustees and to 
their heirs and assigns forever. The lands were to be used to erect and 
maintain two schools, to be known as and called The Kamehameha Schools. 
These first five Trustees were Charles Reed Bishop, husband of Bernice 
Pauahi, Samuel M. Damon, Charles M. Hyde, Charles M. Cooke, and William 
0. Smith.

Thus was derived and made perpetual our charitable trust, devoted to 
education, known as the "Estate under the Will of Bernice P. Bishop, 
deceased."

Such provision was characteristic of the sense of responsibility 
that the highest chiefs had for their people. Other illustrations of 
this are King Lunalilo’s setting aside a landed trust for aged Hawalians; 
Queen Emma a landed trust for a hospital; Queen Liliuokalani a landed 
trust for orphans, etc.
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Perpetual Charitable Landed Trusts Versus 
Ordinary Private Landed Trusts

All friends of the Kamehameha Schools and the Bishop Estate and in­
deed the general public should recognize and appreciate the difference 
between a charitable landed trust and an ordinary private landed trust.

The charitable landed trust has all its net annual Income devoted 
to a public purpose. It is this fact that Justifies such charitable 
trust to continue in perpetuity. To dismember and fragmentize such 
charitable landed trust would greatly reduce the net annual Income avail­
able for public purposes.

The Bishop Estate lands, devoted entirely to the public purpose of 
educating boys and girls, is manifestly entitled to perpetuity.

Nevertheless it is the policy of the Trustees not to Increase the 
acreage of the Bishop Estate. This estate now has ample land and it would 
not be wise policy to seek to increase its acreage. As time goes on the 
area will inevitably decrease. This will be due chiefly to government 
takings for schools, parks, streets, and utility easements. When it is 
practicable, the Trustees are glad to exchange lands with the State, City­
County, or Counties in order to provide needed sites and areas for public 
uses. Sales made by the Trustees will be referred to later.

Perpetuity Calls for Fair and Competent Management

If the Trustees of a perpetual landed trust were to act as land 
monopolists and grasp for more land or withhold land from the market or 
exact unjust and unfair rentals simply because they possess lands in 
specially desirable locations, then they doubtless would incur and merit 
public criticism. Indeed such conduct might Jeopardize the perpetual 
character of Mrs. Bishop’s landed estate. The Trustees of our charitable 
landed trust provide cooperation at all times in making their lands most 
highly useful and available, and in regarding the relationship of lessee 
and lessor as a partnership. What is best for the State in the long run 
is best for the Bishop Estate. The Trustees believe that no agreements 
can be unfair and injurious to lessees and at the same time in the long 
run be beneficial to the Bishop Estate. Conversely, they plan long range 
programs to benefit the Estate and the Kamehameha Schools, for the definite 
purpose also of benefiting the State.

Other Landed Trusts

Private landed trusts were created to conserve benefits for private 
parties — the heirs of the Testator. ,

There are 23 private landed trust estates owned by Hawaiians. These 
comprise 9^ of the total area of the State. Many of these were trusts 
created by businessmen as a rule who had married chiefesses possessing 
land, and they were set up to prevent the early loss of lands from the 
family.

There are about 35 large landed trusts belonging to non-Hawallans. 
These comprise over 12^ of the State’s area. There are 52 corporations 
rated as ’’large landowners (having over 500 acres each and) owning 20% of 
the land.

Along with these are the eight charitable landed trusts that own 9^ 
of the area of the State. •
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"Land Reform"

It is suggested that whenever "land reform" is raised as an issue, 
a few such facts as the following always be borne In mind:

1. Government Itself owns 42^ of all the land in Hawaii. Possibly 
the State might be expected to take the lead if holdings are to be frag­
mentized and placed in the hands of large numbers of individuals; .

2. The trend to form corporations out of private landed trust 
estates is a matter for careful appraisal wherever "land reform" is con­
sidered, since it would seem contrary to ancient law providing for distri­
bution of lands amongst heirs, subsequent to the death of the last heir in 
being when the trust was formed. However, such distribution amongst heirs 
poses great practical problems, including possibly serious financial drains 
due to federal income tax on Inheritances. There should be found a fair 
solution to this problem;

3. The general social and economic conditions are unusually favor­
able in Hawaii and have not been Injured by the local pattern of land 
ownership. In fact our standards of living under existing land ownership 
are high and far above the subsistence level all too common in small farm 
and small plot areas;

4. Land owners decrease as density of metropolitan areas increase. 
This seems to be inevitable. Only a small percentage of families own the 
land of their homesites in New York, Chicago, San Francisco, and other 
large metropolitan cities. Where population is dense in respect to avail­
able land, land costs tend to rise above the ability of most families to 
purchase such land;

5. Perpetual charitable landed trusts, serving a public purpose, 
merit perpetuity and the understanding support of the public. Lands of 
such charitable trusts serve all the economic and social purposes of the 
community, and the entire net income from such lands serves a public pur­
pose .

The Justification of History

There Is a historic and justifiable consideration due charitable 
landed trusts all of whose net revenues go to a public purpose. Histor­
ically this is In contrast with private landed trusts all of whose Income 
goes to heirs so that in the latter, the public purposes are served only 
by the tax on their income. This historical distinction is revealed by 
the following facts:

(a) Charitable trusts historically and all over America are granted 
perpetuity because they serve a public purpose and for as long as they 
continue in that purpose; .

(b) Charitable trusts also are granted freedom from Federal and 
State Income tax because all of their net income serves a public purpose; 
private trusts are not so excepted from income tax on revenues.

The basic difference is recognized in these ways.

Since, there does seem to be a historic and Justifiable basic differ­
ence between charitable landed trusts and private landed trusts, in any 
legislation proposed to take lands from large landowners, there should 
be an exception made for charitable trusts serving a public purpose, 
except in the case of eminent domain based on necessity.



The function of the Bishop Estate is to maintain and operate the 
Kamehameha Schools, thus providing the best possible education for as 
many boys and girls as possible and to turn out annually as many ’’good 
and industrious men and women” as possible.

The Morrill Act lands to support Land Grant Colleges are held In per­
petuity to aid in educating young men and women. The purpose of The 
Morrill Act lands and the lands of the Bishop Estate are Identical. They 
both are lands set aside to finance education.

Summary of Section I

The unification of all the Islands to form the Kingdom of Hawaii was 
accomplished by Kamehameha The Great about 1795•

This was of great Importance. It ended inter-island internecine wars 
and resulted in an orderly and peaceable government.

It also resulted in the King’s holding title to all the lands on all 
the islands.

This continued through Kamehameha II. However, Kamehameha III, in 
the ’’Great Mahele", divided the lands amongst his trusted chiefs, includ­
ing chiefs of The Kamehameha line. He reserved several ahupuaas for him­
self as ’’crown lands” and others for the support of the government. These 
latter were known as Government Lands. All chiefs were required to con­
tribute a third of their lands to the pool of Government Lands.

Princess Pauahl, the last of The Kamehameha line, inherited the lands 
of Victoria Kamamalu, and also lands from her parents, Abner Paki and 
Konia and from her Aunt Akahi. This was a normal descent of title from 
parents to child and from elders to younger relatives.

She had no children. She decided to leave all her lands to endow 
two schools, to be known as The Kamehameha Schools, for the purpose of 
causing the students to grow up to be good and industrious men and women.

Mrs. Bishop’s lands thus became a charitable trust, serving the public 
purpose of Education.

As a public trust, all net revenues serve a public purpose and hence 
the trust is classified as and is entitled to be a perpetual trust.

Not only do all net revenues afford education to increasing numbers 
of boys and girls: the lands themselves are kept and managed so that 
their usefulness to the State and its people is constantly growing.
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Section II

The Bishop Estate Development: First Stage

Mrs. Bishop’s Estate, Included about 431,000 acres In the original 
Inventory of 1884 and was at that time valued at about $300,000.

Development of this estate was very slow in the early stages.

As a result of the Mahele in 1848 hundreds of chiefs owned land. 
And most of this land was a "drug on the market" for at least three de­
cades after the Mahele.

The first whaling vessel in the year 1820 put into Hawaii for supplies 
and to avoid the storms of the north Pacific during the winter. There had 
been a few fur collecting vessels before that. But these whaling fleets 
created new activity in the seaport towns. Year by year the people began 
to move to the seaport towns and forsake the vast rural areas. Captain 
Vancouver and others had brought in cattle, sheep, goats, and horses 
around 1793. These ran wild through the forests, multiplied, and des­
troyed the forest cover and water shed areas of many lands. Diseases re­
duced the Hawaiian population from 300,000 at the time of Captain Cook in 
1778, to around 40,000 In 1890.

Land use dwindled generally. Many chiefs felt well advised to con­
vert their low productive lands into cash or securities. Many persons 
discontinued paying taxes, which had accumulated against the lands long 
after the productivity had dwindled or ceased. Newcomers often bought up 
these lands at tax foreclosure sales. ,

Beyond subsistence uses and the short lived sandalwood trade and 
Civil War period sales to California, the only reliable market for pro­
ducts of the lands of the Kingdom was for replenishing ships’ stores.

Then in 1876 something happened to turn the tide in values of many 
lands. The Reciprocity Treaty signed by King Kalakaua was ratified by 
the Congress of the United States of America. Thereupon sugar and 
Hawaii’s products could be shipped into the United States duty free.

Sugar production took a spurt. Laborers were imported in increased 
numbers from many lands to grow cane. New areas were cleared, tilled, 
and planted to sugar cane. Certain other agricultural products were ‘ 
grown. Ranches were established. Such developments occurred chiefly on 
Government and large estate lands.

. Large Ownerships Aided Industrialized Agriculture

Though the Bishop Estate lands are extensive they are less than one 
fourth of the lands owned by the government.

Land in Hawaii as mentioned above is owned, in a very substantial 
part, by the government. The State Itself owns about 34^ of the land of 
this State (1,415,000 acres). Also the Federal Government owns 317,000 
acres and the Counties 11,000. This gives a total of 1,743,000 acres or 
42^ of the State’s total area of 4,117,000 acres as owned by Government. 
Many corporations, trusts, and individuals own large tracts of land in 
Hawaii.



Since the lands were in large areas of ownership, usually having 
been ahupuaas and other large divisions owned originally from the Great 
Mahele by the Chiefs, they lent themselves to large scale plantation and 
ranch operation. This fact has been essential to the development of in­
dustrialized agriculture.

Lands Retained

Unlike most other Chiefs, including most of the other Chiefs of the 
Kamehameha line, Mrs. Bishop directed that her Trustees not sell her lands 
but keep them and manage them. This has been of key significance in the 
development of the Bishop Estate from the beginning.

The lands of the Bishop Estate soon became increasingly devoted to 
agriculture and related uses. The income was still very low during the 
years when the plantations were becoming established, but Increased gra­
dually thereafter.

A review of the Income and the assessed valuation of the lands of the 
Bishop Estate, generally by decades from 1890 up to the time of World War 
II, tells the story in this respect.

Table of Occasional Land Inventories and of Estate
Income at Decade Intervals Prior to WorldWar II

Year Area in Acres*

100% Tax Assessor’s 
Values

Land & Improvements
K/S 

Enrollment
Income for 

Year

1884 431,378 $ 300,000. $ 30,683.

1890 “ " 35 49,850.

1900 --- 2,141,758. " 109,500.

1910 — — — 3,452,477. 311 172,332.

1917 373,677 4,794,657. 307 238,443.

1920 — 8,618,360. 331 361,606.

1922 374,741 8,871,633. 324 342,149.

1930 --- 9,970,015. 448 653,344.

1932 375,693 10,117,632. 367 598,888.

1937 374,693 11,928,313. 354 645,208.

1940 374,657 13,886,482. 371 656,030.

* Inventory figures for Intervening years not recorded.

See page 23, for later Inventories and page 25 for sales since World 
War II. Real property values shown are 100% of Tax Assessor’s full value.

It will be seen that during this period the holdings of the Bishop 
Estate have decreased from 431,378 acres to 374,657 acres, or a total 
reduction of 56,721 acres. Most of this decrease was in a large sale of 
around 51,740 acres to Molokai Ranch during the time when Mr. Charles R.
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Bishop was president of the Board of Trustees. The purpose of that sale 
was to permit the development of the American Sugar Company plantation, 
which it was hoped would benefit the economy of the Kingdom and increase 
the value and economy of the other lands the Bishop Estate owned on 
Molokai. However, the artesian wells relied upon to furnish water for 
the growing of the cane soon began to produce salt water and the American 
Sugar Company on Molokai failed.

Another large sale on Molokai was in 1935 when the Trustees sold 
Halawa Valley to Helen Irwin Fagan, whose husband, Paul Fagan, had a grand 
project to rehabilitate the valley for the benefit and occupation of the 
Hawaiian people. The venture did not catch on at all. It was the Trustees’ 
hope that this project to aid the Hawaiian people also would enhance the 
value of the Trustees’ remaining lands of Kamalo and Keawanul. But these 
two lands still await the hoped for development of^a Tourist destination 
area there. W

Bishop Estate Development Potentials

To understand the development potentials of the Bishop Estate lands 
it is necessary to survey the location, the climate, the soil quantity and 
quality, the rainfall, etc. of the lands throughout the State, and also to 
consider population.

Forest Uses

On all the Islands around one-third of the entire area is devoted to 
forest reserves in order to provide water sheds. Manifestly, these lands 
are serving a very important and essential use. The State and the large 
land owners at all times require the essential nature of such forests and 
preserve and develop them carefully. At the present time, consideration 
is being given to a long term possibility of developing forest products in 
addition to water from these areas. The Trustees of the Bishop Estate 
actually antedated Government in preservation of watersheds and forests. 
Substantial sums have been spent by the Trustees throughout the years to 
develop a forestry program on Estate lands. All the while this has pre­
served and Increased the water catchment capabilities of the forest areas.

However, there are on the Big Island, large stretches of land above 
the timberline. These are cold and dry areas. They are covered to a con­
siderable extent with lava flows and contain gulches and very sparse vege­
tation. One of the highest uses of these lands at present is as a training 
area for the Armed Forces. Hawaii is fortunate in having such areas where 
a substantial strength of the Armed Forces may go through maneuvers, 
firings, etc. Without such, the Armed Forces could not remain in con­
siderable strength and add so greatly to our economy.

Also, in the lee of the mountains on all the islands there are great 
stretches of land where rainfall Is very scant. The climate is arid and 
desert conditions prevail. So far, except on Oahu where ample artesian 
water is available, such areas remain in very low production, providing 
only scant grazing. The problem of bringing water to large sections of 
such areas is a tremendous undertaking resting with the future. Maui 
Island leads rain water to substantial areas of arid land.' Molokai at 
present is far along in a tunnel project to serve dry lands. Hawaii Island 
has some valuable long ditches for this purpose.
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Most Lands Yield Relatively Low Incomes 
Income Based on Land Arability

Actually, at present only a little over 8% of the land in Hawaii is 
arable. Other substantial percentages of the islands have slopes of over 
20# in grade, and hence, are not suited to home site development.

The land holdings of the Bishop Estate generally follow the pattern 
of the State lands and the lands of the other large land owners in this 
respect. However, 10# of the Bishop Estate lands are arable or usable 
for home sites. This is a trifle higher than the conditions of State 
lands as a whole. Nevertheless, 90# of the Bishon Estate lands are suited 
only to relatively low income use and development and annual returns from 
this portion of the holdings are only 1.28# of the total returns to the 
Estate. The high income evolves from home sites and commercial and in­
dustrial areas in the low and usually arable lands. These areas comprise 
only 10# of the lands but produce 98-72# of the total Bishop Estate 
revenues.*

* See page 11 for percentage of revenues by use classification.

Lands on Various Islands

Most of Mrs. Bishop’s lands (291,000 acres or 78.8# of the Estate’s 
holdings) are on the Big Island of Hawaii where Kamehameha the Great was 
born. These lands were specially beloved by Kamehameha the Great and by 
Kamehameha III and it was natural that the latter should retain these lands 
for his own at the time of the Great Mahele. Oahu is next, with 60,073 
acres (16.3# of Bishop Estate land - about 15# of Oahu’s total land area). 
Bishop Estate holdings on three other Islands now are relatively small: 
Kauai - 10,735 acres or 3# of the total Estate land; Molokai - 4,715 acres 
or 1.3#; and Maui - 2,546 acres or .6# of the Estate land holdings.

Use Made of Bishop Estate Lands: Trustees’ Policy

In order that the income from the Estate may be devoted to the opera­
tion and maintenance of the Kamehameha Schools, the Estate lands have been 
made available for all uses suitable In the State. This has been the Trus­
tees’ pattern of development. Thus, on Bishop Estate lands will be found 
sugar and pineapple agriculture, small farms, ranches, forest reserves, 
animal husbandry enterprises, residential sites, hotels and apartments, 
commercial and industrial developments. The Trustees have planned so that 
these developments serve this State in all appropriate ways and the lands 
are used not only for private services, but also for many public purposes 
as well, including parks, schools, highways, churches, etc.

The leasing of Bishop Estate land has been carefully planned and con- 
sumated through the years to serve the most constructive uses to which land 
can be put. The Estate Trustees hold themselves responsible to the Court 
of Equity and the public in these things so that by all proper criteria 
this charitable trust is administered to serve the State and its people 
wholly and in keeping with the highest public policy.

In general, the Trustees during the early decades found little to 
gain by actively promoting the development of the Bishop Estate lands. It 
probably would have been a futile waste of money so to do. The land was 
there, and around 1890 artesian water was developed, thus malting lands on 
Oahu much more productive. Local business men accumulated capital, formed 
new corporations, and sought out good land as rapidly as they could augment 
the labor supply to work it. Practically all Bishop Estate lands for the 
last fifty or more years continuously have been under lease or otherwise 
serving the needs of Hawaii.

-10-



The Trustees certainly have maintained a cooperative role in develop­
ing the local industries and agriculture. They have made carefully drawn 
and model leases for long terms at reasonable rates.

'/Keep the Lands and Manage Them"

As stated above,this mandate in Mrs. Bishop’s Will has proved the key 
directive and policy responsible for the growth in the Bishop Estate value 
and Income. Since 1876 almost up to World War II, rentals of lands to pro­
duce sugar, a good export product, were the chief source of Income. Later 
came pineapples, other agricultural items, and ranches. But chiefly of 
course the modern increase of population required added residential, com­
mercial, and industrial lands; this has given the Estate its big growth.

Land Incomes Classified by Land Uses

The relative percentages of income from various uses of Bishop Estate 
land show that at present 73% of the annual rentals are derived from resi­
dential, commercial and Industrial lands. 22% of the revenues come from 
agricultural and farm rentals. The remainder comes from "Miscellaneous” 
(44% of total income from golf courses, schools, fishponds, churches, 
kindergartens, etc.) and very small receipts (1/2 of 1%) from gracing and 
forest uses.*

New Bases of Economy Emerging for Hawaii

Today, our economy is no longer wedded to the basic agricultural in­
dustries. A new and broader base of light industries has been established, 
supplying many things which formerly had to be Imported. Large industries 
too are being solidly established. And following this Industrial growth 
is the inevitable Increase in local population, added to by the Immigra­
tion of many permanent residents. Since World War II military uses of 
lands result in revenues to the State about equal to all other sources of 
Income.

Bishop Estate lands and revenues have followed the general pattern in 
Hawaii and fairly may be said to have kept in the vanguard.

A Great Educational Foundation

The Bishop Estate is becoming one of America’s great educational 
foundations. It is similar to the lands set aside by The Morrill Act of 
Congress and signed by President Abraham Lincoln in 1862 to provide opera­
ting revenues for "Land Grant" colleges and universities in each then 
state.

Our own most helpful educational foundation, The Bishop Estate, large­
ly is due to Mrs. Bishop’s directive to keep her lands and manage them. 
These lands, through sound management, have grown as Hawaii has grown.

Landed estates whose Trustees were directed or who elected to dispose 
of the lands and convert the proceeds into cash or A-l Securities have 
grown relatively insignificant, comparatively.

It is the education of boys and girls, the sole use and purpose of 
the Bishop Estate, that gives the Estate its character and justification. 
The Princess had no other objective in mind In creating this estate.

* For revenues based upon land classifications, see page 11, and for post 
War Years page 17.
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Bishop Estate Land Reduction

In addition to losses by eminent domain, areas have been sold at 
times but always in keeping with the provisions of Mrs. Bishop^ Will. 
This was to secure funds for new Kamehameha School buildings or otherwise 
for the best interest of my estate”.

Sales Prior to World War II

fi^tes Prior to World War II When Tracts were Sold in Fee or

Year Tract Acres

1898 Molokai Ranch Sales 46,500

1912 Beach Walk 10

1920 Hawaii Volcano Park, Keauhou (to U.S. Gov’t) 12,025

1922-9 St. Louis Heights, Kalmuk.i 68

1925 Mclnerny Tract, Kapalama 152

1925 Niolopa and Kawananakoa Tracts 20

1926-8 Bingham Park Extension, Kapaakea 28

1927 Kamehameha Park 5

1928 Manoa Uplands Tract 47

1928 Koko Head Park (taken by City-County) 1,200

1935 Halawa Valley, Molokai (to Helen Irwin Fagan) 8,547

1935 Molokai Ranch Sales 5,240

1939 Dole Street Tract, Kapaakea 3

Now there did not appear to be any real "land hunger" for any of 
these fee simple tracts. Until about 19^0 there was no real shortage of 
homes in Hawaii. A few subdividers had made money; many more had pocketed 
losses over the year®.

There were really only two or three of the above tracts sold in fee 
simple that went quickly: Bingham Park Tract, which seemed a natural for 
small homes at the foot of Manoa Valley; and the Saint Louis Heights tract 
near St. Louis College and on a beautiful, close-in ridge. Developing 
huis handling the Mclnerny Tract made quick money on the first third of 
the lots but failed to break even on the tract and went through the wringer 
because of the costly, slow moving, steep upper third. Other tracts moved 
very slowly and developers were lucky to break even on them as a rule.

Some Other Lands Taken by Government Prior to World War II

During the period prior to World War II there were taken by eminent 
domain many parcels of Bishop Estate land, particularly within the City 
of Honolulu. Amongst these were the sites for: Smith Street Playground, 
Kalakaua Intermediate School, Kapalama Park, Farrington High School,
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Library of Hawaii Kalihi Branch, Kapalama Elementary School, and many 
other school and park sites. Also taken have been hundreds of acres with­
in the City of Honolulu for subsidized housing, new streets, street and 
highway widening, storm drains, sewer easements, light and power easements, 
etc.

There were also sales for church sites from time to time. The Trus­
tees are cooperative in providing land for church sites in their subdivi­
sions. These are provided on low, long-term leases and generally on right- 
of-purchase leaseholds unless purchased outright.

Realizations from land sales for the most part have been used to build 
new, needed buildings at The Kamehameha Schools. In certain cases, some 
of these funds have been plowed back to improve land standing in low use, 
thus creating new subdivisions and resulting in increased income to 
operate The Kamehameha Schools.

Leasing

During these 57 years since the inception of the Trust in 1884 and 
prior to World War II there developed markets here and there for leasehold 
residential lots. The people of Honolulu, and more recently in Hilo, 
having had fair treatment by the Bishop Estate Trustees, rely upon them to 
maintain good subdivision standards and in many cases prefer leaseholds to 
fee simple lots.

.-^stees Leasehold Policy

In fact, it is a basic desire and objective of the Trustees that their 
leaseholds should be preferred. The Trustees are responsible for a landed 
trust directed to be for the public benefit, and therefore to be perpetual. 
Their lands are to be kept and managed, and are to be offered to the public 
as leaseholds. It is essential that in the long run, they be preferable to 
fee simple lots. This may sound strange to malihlnis but it is an in­
teresting fact. The Trustees cherish it and recognize that it is a necessi 
ty for a perpetual landed charitable trust.

Today it is plain good business for firms to build on leased land, 
since they can save capital funds for other uses and can charge lease 
rentals off as proper business expense deductions in income tax returns.

The Bishop Estate Trustees1 leasing policies include such general pro­
cedures as fixing rentals for residential leaseholds at 3^ of the fair 
value of the land. Values are usually in line with the Tax Assessor’s 
appraisals when such are regarded as equitable. Shoreline residential 
lots are leased at a 3i^ rate. Commercial, industrial, and hotel-apart­
ment areas lease at 6^ of the fair value of the land. Agricultural rentals 
are usually at 5^ or on a percentage basis.

The Trustees give preference to the lessee occupying the land if such 
lessee has improved the area. Exceptions occur when the area is needed 
for some higher use.

The residential improvements do not revert to or become the property 
of the Estate at the end of the lease; they belong to the lessee. Other 
Improvements, up to their residual value, do revert to the lessor.

In cases where there are many times the number of applicants as com­
pared with the number of available lots, the Trustees usually give out the 
lots in chronological order of application; or at times, especially in the 
case of business lots, applicants are allowed to bid for the lots.
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In the few subdivisions developed by the Trustees themselves, in­
order to recoup the sums spent on offsite improvements, these costs are 
apportioned amongst the several lots and lessees pay for them in advance 
in whole or one-half, and such payments are credited as prepaid rent over 
the first 20 years of the lease.

If leaseholds are renewed, the Trustees make a fair allowance and 
credit for the value of any remaining portion of the lease term, thus 
modifying the new rental rates.

Bishop Estate Subdivision Standards

Subdivision standards set by the City and County of Honolulu have 
evolved over decades of experience in our city with its growing population 
density, until the requirements are at least full and adequate if not in­
deed in some cases burdensome and highly expensive. This applied chiefly 
to the preparation of the physical features of the subdivision, the off­
site improvements, including sewerage disposal, streets, curbs, gabbers, 
sidewalks, storm drainage, lights, power, grading, etc.

But there are important features not covered by the City-County 
ordinances that can be administered in a leasehold subdivision but that 
seldom can be applied in a subdivision of fee simple lots. The Bishop 
Estate Trustees carefully control setback lines, major view characteris­
tics, addition of later Improvements lest such tend toward crowding and 
slum qualities, etc. The Trustees also endeavor to insure that their 
lessees and assigned sublessees are of good character and qualify as good 
neighbors. This latter is one of the most difficult yet at the same time 
most valuable controls that home builders in a selected subdivision can 
secure for their peaceful enjoyment and the lasting values of their in­
vestments .

Bishop Estate Leasehold Subdivisions Prior to World War II

Amongst the leasehold areas developed during the years prior to World 
War II were such as ?

1915 The bungalow subdivision on filled land in Kakaako

1916 Kaiwiula Subdivision

1916 & 23 Waialae Subdivisions, Sections "A” & ”C”

1923 Kahala Beach Subdivision

1926 Maunalua Beach Subdivision

1938 Maunalua Acre Farm Lots

1939 Portlock Subdivision

Kakaako area was filled by Hawaiian Dredging Co., Ltd. ana payment 
for the job was made in land - then a swamp and slough, Including the area 
of the present Ala Moana Shopping Center. There was a great need for 
simple homes for Hawaiian families and these were provided in Kakaako by 
the Trustees. Pohukalna School, Mother Waldron Park, and the Muriel Kin­
dergarten were provided sites to serve the neighborhood. This residential 
area inevitably became Infiltrated with commercial and industrial structures 
and a residential area deteriorated into slums in due time. Recently it has 
yielded almost entirely to industrial and commercial uses and lessees have 
invested millions of dollars on their Bishop Estate leaseholds. Such Im­
provements for higher use of course yield much higher tax revenues for 
the State.
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The Maunalua Farm Lots were designed to provide subsistence for 
persons working in town, and for small truck and flower growers. They 
were very popular at the time. In due time as real property taxes rose, 
the large lots were sublet in part and crowded conditions developed. The 
area now is being developed systematically and under a fine plan by Mr. 
Henry J. Kaiser and Associates for single-family residences.

In fact, studies having revealed a proper market, with population on 
Oahu slowly but steadily increasing, all the above leasehold subdivisions 
moved well and today yield Increased and continuing revenue to operate The 
Kamehameha Schools. All the while the homeowners1 equities in these sub­
divisions continue to Increase in value. '

Slow Development of Hawaii and The Bishop Estate 
* Early Years

From a review of the foregoing figures for new leaseholds and result­
ing Income, it is clear that although there were surges forward from time 
to time, there also were recessions along the way. The Territorial economy 
and the Bishop Estate developed steadily but not spectacularly during this 
"First Stage of Development". There were long periods when the development 
of the Territory and nearly all lands was very slow.

At no time prior to World War II did Bishop Estate revenues reach a 
million dollars per year. After essential operating expenses, it was 
found that any expansion of The Kamehameha Schools’ enrollment during these 
years had to be made with serious forethought and caution. There were a' 
few years when the cost of operating The Schools exceeded the available 
income.

Summary of Section

The original estate of Honorable Bernice Pauahi Bishop included some 
431,000 acres, located on most of the islands.

During the following years some sales occured when land was needed 
to build new school buildings, or when it was believed to be for the best 
interest of the estate, until today the total area is around 370,000 acres.

Land productiveness and use increased very slowly for some years. 
However, as sugar cane became more important and profitable, and as laborers 
to grow it could be imported, the lands were moved to higher agricultural 
and residential uses.

All Bishop Estate lands are being used by individuals or corporations. 
Some lands are dry, lava covered, or above the timber line. Others are 
fit only for grazing so far. Around a third of all lands are serving as 
water sheds and forest reserves, thus supplying the State’s basic needs. 
Only about 10^ of all Bishop Estate lands are arable. This is a little 
better average then the State lands, which are 8^ arable.

The key to increased value and revenues of the Bishop Estate has been 
the directive in Mrs. Bishop’s Will, that her Trustees should not sell 
her lands, but keep them and manage them, except in two cases: (1) when 
funds are needed to erect new buildings at The Kamehameha Schools, and (2) 
when it is for the best interest in her Estate.

Through the years, these lands have increased in use and value so 
that the Bishop Estate is becoming one of the world’s great educational 
foundations.

J The Trustees objective is to keep their leaseholds as desirable as fee 
simple lands. Their leasing policies and management are fashioned to this 
end.

Prior to World War II the annual Income never reached a million 
dollars. Kamehameha Schools enrollments were in proportion.
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Section III

The Second Stage of Bishop Estate Development: Since World

In 19^0 the Bishop Estate had 2,298 leases and 196 tenancies9 Today 
there are over 4200 leases and over 500 tenancies. At present the number 
is increasing quite steadily each year.

State Economic Expansion Accelerated

There has been remarkable economic expansion in Hawaii during the 
fifteen years since the end of World War II up to the end of i960,, and 
particularly since Statehood in 1959.

The progress of ’’the Sixties” has remained accelerated so far in 
1961.

Three reasons generally are given for these advances:

Firsts The development of Defense activities and posture in the 
Pacific, with a great share of the essential installations and activities 
therefor focused on Oahu;

Second, the great growth in Tourism which has been aided by tremen­
dously increased jet air transit; and

Third, the influence of Hawaii’s becoming the Fiftieth State0

The Bishop Estate has shared amply in these state wide economic 
advances.

BERNICE P. BISHOP ESTATE - LAND STATISTICS* 
~ June ~

1• Areas - Islands*

Oahu 
Hawaii 
Kauai 
Maui 
Molokai

Total Acreage

Acres

60,073.182
290,985.338
10,735.487
2,546.057
4,715.820

369.055.874

Approximate Percentage 
of the Island

15.00
11.32
3.00 
.60

1.30
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BERNICE P. BISHOP ESTATE - LAND STATISTICS (continued)

2. Total Acreage in Various Uses - Islands of Oahu, Hawaii, Kauai, Maui, 
Molokai*

% of $
Use Acres Total Acge, Income Derived

3.

Business & Industrial 277.036 0.08 37.24
Residential 2,873.955 0.78 35.73
Agricultural 20,279.273 5.49 14.28
Farm 10,841.714 2.94 6.90
Miscellaneous 2,612.937 .71 4.57
Grazing 193,449.230 52.42 1.27
Forest 82,580.870 22.38 0.01
Waste 56,120.859 15 • 20 __n.

Totals 369,055.874 100.00^ 100.00^

Total Number of Leases and Tenancies for Various Uses

A. Leases Total Oahu Hawaii Maui Mol Kauai
Use Classification

Business 224 193 31
Coffee 439 439
Easement 122 112 8 11
Diversified Farms 421 304 101 2 14
Grazing 44 1 39 22
Hotel Apartment 30 29 1
Industrial 27 24 3
License 95 4
Pineapple 3 ,3
Residential 2,858 2,684 174
Sugar 11 4 7
Forest Reserve '32 1
Other 67 31 3-3   -A

Totals 4,258 3,392 841 2 _4

B. Tenancies
Use Classification

Business 43 43
‘ Easement 15 15

Diversified Farm 96 94 2
Grazing 12 6 6
Industrial 2 2
License 23 21 2
Residential 268 250 17 1
Other 44 35 8 3.

Totals 503 466

*See pages 10 and 11 for statistics during pre War years.
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A year prior to World War II and during the four long years of war 
there was no chance nor were there any materials available to build houses. 
A serious and large shortage of homes developed. Meeting this demand 
created a market for house lots on Bishop Estate and other available lands. 
In proportion there has been an increase in commercial and Industrial sites. 
The Estate’s two close-In city areas, Kakaako and Kapalama, have proved 
very desirable for such last named improvements. ,

Increasing numbers of tourists have created jobs and added materially 
to the dollars turning over in Hawaii, thus enabling many persons to pur­
chase homes. Also new hotels and many new apartment buildings have gone 
up. Some of these improvements are on Bishop Estate lands on Oahu.

The effects of attaining statehood have been fantastic even if prob­
ably chiefly psychological. But with Hawaii’s natural beauty and wonder­
ful climate well known and with nation wide publicity resulting from the 
area’s becoming one of the States of the Union, dramatic Interest has been 
shown in the development of the islands.

Local and even mainland firms, the latter too often with scant back­
ground justifying their activities, have bought land, subdivided it and 
made fabulous profits simply on reselling it. In most cases, such sub­
divisions on the neighbor islands have stood undeveloped, no homes or 
improvements in sight on them.

However, subdivisions on Oahu both in fee simple and leasehold lots 
have been going fast so far. Turnover after turnover has resulted in 
profits as a rule. It is believed that this procedure now is coming to 
a definite slowdown because sites are beginning to exceed demand in many 
types of enterprises and homes. There, however, is still a great need 
for houses for families above the subsidy level but below the income level 
required for homes costing $18,000.00 up.

A table below gives details of Bishop Estate residential subdivision 
development on Oahu from the end of World War II until June 30, I960.

This shows that during the period there have been developed 2,639 
new homesites on Bishop Estate land on Oahu alone. Several small subdivi­
sions have been opened on Hawaii also.

BISKOP ESTATE
RESIDENTIAL SUBDIVISIONS DEVELOPED ON OAHU BY BISHOP ESTATE 194 $ TO I960

—18—

Total Number 
of Lots

1945 - Kaelepulu Subdivision.)
1946 - Kaelepulu Subdivision) 164
19^7 - Kaelepulu Subdivision.)

1941 - Waialae Kahala Subdivision)
19^ * Waialae Kahala Subdivision) 60

1946 - Lowell Tract - Kokea and School 37
19^7 - Kuapa House Lots - Koko Head 30

’ - Maunalua Beach Subdivision - Extension 24
1947 “ Kaialiu - Coyne Street 20

- Kahala Subdivision - Addition 5
1947 - Kohou Street Subdivision 14
1951 - Waialae Neighborhood Tract A 98

Total Lots 452



RESIDENTIAL SUBDIVISIONS DEVELOPED ON OAHU BY BISHOP ESTATE 19^5 TO I960 (CONT^)

Total Number 
of Lots

Total Lots 921

1951 - Kailua - Kaelepulu
1952 - Kapalama - School Street

20
130

1953 - Waialae-Kahala - Tract C 108
- Kapalama - Vineyard Street 13
- Kahala - K/s Beach Reserve 5

195^ - Waialae-Kahala (Tract D) 85
- Waialae-Kahala (Tract E) 96
- Waialae-Kahala (Tract G) 75
- Waialae-Kahala (Tract F) 104
- Kapalama - School Street 13
- Kealaolu House Lots, Extension #1

Total Lots 655

1955 - Kealaolu Rouse Lots, Extension ^2 5
- Waialae Golf Course Subdivision 3
- Kawailoa Beach Subdivision, Section ”E" 14

1956 - Waialae-Kahala (Tract "H") 102
- Waialae-Kahala (Tract ”J”) 126
- Aina Koa Subdivision (Fee Simple) 333
- Kawailoa Beach Subdivision, Secu '-’E”, Extn» fl 20
- Maunal.ua Beach Lots, Extension #2 8

Total Lots 611

1957 - Waialua Depot Lots 13
1958 - Mahuka Subdivision 6

- Pohaku Street Extension 9
- Kaluanui Beach Lots 4

1959 “ Golf Course Subdivision 141
- Golf Course Addition 164

i960 - Kamehameha Terrace 104
- Enchanted Lake Estates 359
- Central Oahu (Bishop Museum Land) 62
- Kalani Iki Subdivision 49

Grand Total 2,639
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VARIOUS BISHOP ESTATE DEVELOPMENTS COMPLETED SINCE i960, UNDER CONSTRUCTION 
OR PLANNED - ISLAND OF OAHU (As of 6-30-61)

Planned
Under (Subject Method of

Subdivision Development Completed Constr. to Change) Development

A. Residential - No. of Lots 1961**
Waialae Area
Waialae Nui Ridge, Sec. 1, Unit A 76 Developer
Waialae Nui Ridge, Sec. 1, Unit B 86 Undecided
Waialae Nui Ridge Future 397 ”
Waialae Nui Valley 63 92 Developer
Waialae Iki View Lots, Units II & IIA 238 Trustees

” ” ” ” , Unit III 270 ,s
” ” " ” , Future 351 Undecided

Wiliwili Nui Ridge Subdivision (# lots on BE land) 80 Developer
Waialae Golf Course Extension 3^ Trustees

Hawaii Kai (total about 11,700) Developer
Maunalua Triangle Unit I 228

” ” Unit II 76 ”
Koko Kai (Bay View Lots) 110 78 ”
Other Hawaii Kai Areas 11,215 ”

Enchanted Lake Estates (total about
1,006 - Kaelepulu)
Unit II 12 Developer
Unit IIA 17 ”
Unit VA 129 "
Other Units 848 "

Heeia 2,500 ”

Punaluu 329 Undecided
Kaluanui Undecided ”
Waialua ” n^--■M-^^-MM* 1

Central Oahu (total about 11,415) Developer
*Halawa 521 651 ”
*Kalauao 1,573 ”
*Waiau 1,940 ”
*Waiawa 5,730 ”
*Waiawa - Manana ___ _ _____ 1,000 ”

Total Lots 350 1,044 27,250

Residential Grand total completed under 
construction, or planned for construc­
tion during first half 1961 28,644**

B. Commercial - Acres _ ,
Kapalama 3.20 2.45 Trus. & I.D.

■ Kakaako 18.9 (improved since 1951) Indiv. lessees
Waialae 22.9 5-66 Trus. & I.D.
Hawaii Kai 158 Developer
Enchanted Lake Estates 35+ ”
Heeia 62“ ”
Waialua Undecided Undecided
*Central Oahu _____ ____ 42 Developer

Total Acres 45. 5.66 299.45

Commercial Grand Total (Acres) 350.11

*Subject to revised acreage use plan to be submitted by developer. '

**Note: There are areas of Central Oahu, of Kaelepulu, of Heeia and of Waialua to note a few .­
where final plans are not yet available for construction. Such areas are capable of 
providing several thousand additional homesites, including some apartment areas.
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VARIOUS BISHOP ESTATE DEVELOPMENTS 1961 (CONTINUED)

Planned

Subdivision Development Completed
Under 
Constr.

(Subject 
to Change)

Method of 
Development

Industrial - Acres 
Kapalama 
Kakaako

Hawaii Kai 
Heeia
*Central Oahu

17.80
28.08

(improved since
18.19

1951)

125
27

177.50

I.D. ,
Individual 
lessees

Developer 
tv
tv

Total Acres 17.80 28^ 3^.69

Industrial Total Acres 393.57

Hotel and/or Apartment 
Kaheka Tract 
Waialae
Waialae Nui Valley
Kapalama Imp. Dist. Unit 2 
Hawaii Kai 
Enchanted Lake Estates 
Heeia 
Waialua
*Central Oahu

9.05

30.8
12.5

11.5
144.9
26 +

193.2 
Undecided

152.71

I.D.
Developer
Trus. & I.D 
I.D.
Developer 

n
J!

Undecided 
Developer

Total Acres =2^ 30.8 540.81

Hotel and Apartment Total Acres 580.66

All data is from 1) subdivision plans, 2) Developers’ general use plans, or 3) engineers 
retained by the Trustees ■

*Subject to revised acreage use plan to be submitted by developers.
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Summary for 1961

The most striking table is the last one above showing that since 
I960, during the first half of 1961, with projections in the immediate 
future, the Bishop Estate has completed, under construction, or planned 
for earliest development the following (figures herewith summarized at 
mid-year 1961).

Bishop Estate Developments During First Half of .1261

Completed
Under
Constr0 Planned Total

A. Residential lots 350 1,044 27,250 28,664.

B. Commercial acres 45 5.66 299.45 350.11

C. Industrial acres 17.80 28.08 347.69 393.57

D. , Hotel and/or Apartment 
acres 9.05 30.8 540.81 580.66

Provision of such facilities will go a long way toward supplying any 
existing demand. The Bishop Estate has other areas not yet ready to be 
included formally under the "planned” column, above.

Future Expansion

The Trustees believe that the Bishop Estate is on the threshold of 
considerable expansion of educational advantages for the children of Hawaii. 
This is possible because of their great yield-producing expansion of Estate 
lands.

But the field of land development in Hawaii is extremely competitive. 
Many other landed estates and corporations, particularly on Oahu, are 
developing areas as fast as they can market them0 The Trustees of Bishop 
Estate consider it necessary and In the best interest of the Estate to move 
into these new areas of extended service only under the considered opinion 
and advice of experts in the fields of land management and land economics.

New potentials of educational services to more boys and girls depend 
upon the further development of the land. Every effort is being made to 
secure new developments with adequate capital for such.

However no one safely can say that the Bishop Estate lands will surely 
increase’ in income steadily at the accelerated rate of these recent years 
Indefinitely into the future. Some think Oahu already is becoming over­
built and the rate of increase must level off.

Economists estimate that no later than mid 1963 the supply of houses 
for persons able to purchase such without subsidy, will exceed the demand.

Development of Bishop Estate Lands on Neighbor Islands

To date it has been difficult to team up with developers who are able 
to secure adequate financing to develop potential tourist destination areas 
on the Bishop Estate lands in Kona, and Puna on Hawaii, and on Molokai.



We now have one developer - Hualalal Development Corporation - committed 
to spending hundreds of thousands of dollars on our lands of Kaupulehu. 
Island of Hawaiio Possibly others may be found to undertake the risks of 
developing hotels. golf courses, etco on even better Kona sites/ These 
are amongst the concerns and hopes of the Trustees0

For as tourist facilities develop on our neighbor islands, there also 
will be created new jobs, new moneys in circulation, new related businesses 
and services, new demands for homeso All this will aid the neighbor Islands 
to raise the use value of their lands and the revenues from them0 The 
Bishop Estate stands to share in all such developments, provided the Trus­
tees are able to arrange with competent developers with adequate financing ■ 
to develop their lands on the neighbor islands« Here also there is very . 
keen competitiono

Official Reports of Estate Progress

The reports the Trustees are required to file with the courts, or 
other official records announced in the press, show what has been the trend 
since World War II up to the end of fiscal year June 30, 1960,

Year Acreage*
100^ Tax Assessor’s 

. ' Values ■ ;
Income for 
the Year

K/S Enroll­
ment

1945 (Gradually $1,167,668. 763**
dropping

19*6 from the 1,231,056. 778
1937 in-

1947 ventory of 1,188,108. 916
374,693

1948 hcres) 1,300,249. 969

1949 371,306 1 15,282,450. 1,523,844. 1,001

1950 370,215 29.577.5350 1,472,114. 1,108

,1951 370,213 29,622,467. 1,576,101. 1,159

1952 370,201 30.231,003» 1,631,279. 1,237

1953 370,192 31,360,030. 1,798,969. 1.232

1954 .370,158 34,491,323. 1,720,543. 1,262

1955 370.,127 36,352,248. 2,0615Oilo 1,288

1956 370,046 36,223,147. 2,097^3520 1,385

1957 369,968 62,324,670. 2,428,595. 1,528

1958 369,236 65,089,035. 2,708,122. 1,659

1959 369,065 71,188,392. 2,749,092. 1,714

July 1, I960 368,928 74,197,783. 3,038,203. 1,759

Dec. 30, I960 172,338,783.***

*The land acreage Inventories are changed only very slightly year by year. 
(See page 8 for inventories prior to World War II). Decreases since World 
War II are due chiefly to takings by Government by eminent domain for 
public purpose®. In recent years sales have been small.
**In 19^3 the Preparatory Department was reopened and started out with 
over 300 day students. In i960 its enrollment was over 750.
***The Legislature in 1959 passed an Act directing (inter alia) that land 
should be assessed on the basis of Its highest use, whether it is at the 
time put to such highest use or not.
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This was a main cause of a great jump in real property values as set 
by the Tax Assessor during i960. Another cause was the greatly increased 
number of new subdivisions that suddenly had sprung up. Many of the new 
subdivisions as yet are not completed, but the Tax Assessor’s values seem 
to anticipate the worth of the sites when their new use is declared and 
planned and approved by the City Officials.

The jumps in real property values due to Statehood have been fantastic 
and often economically unjustifiable. Present assessed values of the 
Bishop Estate as 1 in the above table reflect this fact.

The annual as in Bishop Estate real property values were rather
steady up through 1953* Then there was a $3.1 million jump. This wa 
followed by the $26.1 million jump between 1956 and 1957* Another $6.1 
million jump cane after 1958, followed by a $3 million increase after 1959. 
But the tremor same due to Statehood and fantastic 8] .ative
land deals. These caused the Tax Assessor to increase the Bishop Estate 
real property values more than 1000 in I960, from $74.2 million to $172.3 
million. This w increase in value of over $98.1 Million*

Doubtless the Tax Assessor’s values were on the low side prior to 
1950.

In 1950 The Bishep Estate from all sources - had an income of nearly 5^ 
on the then assessed value of the reaTproperty.

This ratio of return held fairly steady until 1957• At that time 
there was a new a - .rail Tax Assessor's appraisal who . . <1 • values
$26.1 million. Rtfcunv.es for that year showed a return of a little less 
than 4# and thin u 1 heady until the big boost in Tax Assessor 
values in i960.

At present Tax Assessor’s values of $172,338,783 Tor the real,property 
of The Bishop Estate, the rate of return overall during the cut year 
is expected to mn to only around 2-1/30*

It appears, therefore, that the Tax Assessor has anticipated future 
values for our lands* It will b y years - if it ever occurs - before 
the returns on our real property again average 40 or over. However> it is 
believed that th of Bishop Estate lands.will 1 ise as the years
go by and hence these lands are the best investments that our Trust can 
possess.

Every effort will be made by the Trustees, using most competent devel­
opers to increase revenues flowing from the lands.

Certainly the demand for more educational services on the part of the 
increasing numbers of boys and girls of Hawaiian blood requires such ur­
gent action.

Some More Recent Land Sales and Takings

Since World War II, while leasing has been going on steadily, there 
also have continued acreage losses through both eminent domain and sales.

In 1958 the Federal Government took a further 2,053 acres of land to 
increase the area of the Hawaii Volcano Park. In 1959 the Trustees made 
164 acres available in order to round out the program to develop the City 
of Refuge Historical Park as a National Shrine. The Trustees sold in fee 
approximately 70 acres to create 333 Veterans’ homes in Aina Koa (Waialae, 
Oahu). Remnant acres of 79.48 and 99.47 acres were disposed,of in Manoa 
for fee simple home development and a further remnant of 78.46 acres was 
sold in Kalihi Valley. ♦
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In tabular form the chief sales on Oahu alone - not including takings 
by Government - are as follows:

AREAS ON OAHU SOLD IN FEE BY BISHOP ESTATE 
TO HOME DEVELOPERS FOR RESIDENTIAL SUBDIVISION 

_______________ - U945 TO 1958________ __

Area in Acres
Year 
Sold

No. of 
Lots

Laimi Tract 6.68 1946 21

Manoa Uplands Tract Extension 29.97 1946 150

Kaaipu Tract • 6.49 1947 35

St. Louis Heights Tract Extension 200.201 1948 225

Halawa Heights Tract 58.800 1949 249

Kawaiolena 1.350 1949 5

Puaena Tract 2.566 1949 21

Varsity Tract 4.430 1949 22

Booth Tract Extension 9.231 1950 56

Kamoku Street 3.2 1950 20

Aina Koa 70.00 1955 333

Bishop-Manoa 79.481 1956 340

Manoa Valley (Pukaomaomao) 79.481 1956 336

Kalihl (Maluawal) 78.460 i960 80 (Estimate)

Manoa Gardens 99.466 i960 4oo

Manoa (Kawalepo) 4.082 i960 16 (Estimate)

Total 734.188 Acres 2^309 Lots

(See page 8 for areas sold prior to World War II)

During the past few years as new freeways, highways, streets, public 
utilities, schools and parks have multiplied rapidly, the demand for Bishop 
Estate acres has increased rand in this way, through eminent domain, sub­
stantial areas of Bishop Estate land have been made available for public 
use. Likewise the new subdivisions have required many new church sites. 
All these takings the Trustees recognize to be in the public interest and 
essential in the development of first class subdivisions.

Causes of Estate Income Increases

One of the causes of the annual income increase has been the fact that 
when old long-term leases expire, they have been renewed at values commen­
surate with the up to date tax assessor’s appraisals, or roughly so. Said 
assessor’s appraisals although they hold relatively steady prior to 1950 
tend to be quite high in recent years.
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Another and much more remarkable reason for income increase has been 
the willingness of vigorous development huis to secure funds from Mainland 
Insurance Companies and other sources including home loans guaranteed by 
the Federal Housing Administration and Veterans' Administration, and under­
take the development of large areas of Bishop Estate land on Oahu.

Three of the largest of these enterprises on Bishop Estate lands are 
(a) The combination of Joseph Pao and Associates and the American Factors, 
Limited to develop the Bishop Estate lands of Halawa, Kalauao, Waiau and 
Waiawa in Central Oahu; (b) The undertaking by Mr. Henry J. Kaiser and his 
enterprises to develop the entire 6,000 acre lands of Maunalua on the east 
end of Oahu; and (c) Joseph Pao and Associates to develop the great Kaele- 
pulu Pond area on Windward Oahu, together with adjacent Kula lands.

Further, there are two developers now undertaking to develop the 
Ahupuaa of Heeia. Thomas McCormack and Hasegawa and Associates have divid­
ed this area and are moving to improve and market it.

Some Trustees' Services in Developing Lands ■aMoKaaBMCxKSMasMKMMMMMWMMM^MMMtraiaraKXBKxsaMMSXKXxaCRikxsmnaasssaMVaoKa^wSnBMMecSKacnn^

The Trustees themselves for the most part have developed the lands of 
Kahala and Waialae on Oahu. This development is affording some of the 
City’s most attractive homes. Now a superb residential,and self-contained 
subdivision, with over 700 homes, churches, schools, a shopping center, the 
area less than ten years ago was occupied by a few small farms only.

Use of Mortgage Loan Funds

Although the Trustees have used only comparatively small sums of 
Estate funds in these recent and projected great developments, they have 
secured, arranged with, and supervised developing huis and organizations 
to do most of their developing. These huis have been able to acquire 
mortgage loan funds on a scale running into hundreds of millions of dollars. 
With these available mortgage loans, individual home owners, business firms, 
etc. are able to make the offsite improvements as well as to erect the 
homes, office buildings, apartments, warehouses, etc. Such loans are most­
ly guaranteed by Federal Housing Administration.

In the vast majority of raw land development, the Trustees have been 
able to secure competent development organizations. These huis of their 
own initiative secure many millions of dollars and employ such great sums 
to raise the use of the Bishop Estate lands, thereby increasing real prop­
erty tax revenues and also Income to operate the Schools.

So far these developers have operated at a profit in their coopera­
tion with the Trustees.

The expenditures for offsite improvements convert the raw land into 
Improved land, thus making the land more valuable and remunerative after 
the period during which the offsite improvement costs are amortized.

In fact it would be impossible to have made the great strides during 
the recent years in developing this Estate, except for the ability of the 
Trustees to secure and cooperate with such development groups.

Residential improvements belong to the lessees and there is no in­
crease in later rentals based on such added improvement values.

The great bulk of Bishop Estate land improvements is in residences. 
Although the sums spent to erect these are vast and run into hundreds of 
millions of dollars, these do not directly show Increased corpus assets 
of the Trust. However, all such carefully planned improvements convert 
raw land to highly Improved land, which therefore indirectly increases 
the values of the land and the assets of the Trust.
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Commercial, industrial, hotel and apartment improvements, however, at 
the end of the lease term revert to the lessor and these increase the corpus 
of the Bishop Estate and hence the rentals charged on the renewed leases.

Net Revenues After Estate Operating Costs are Used for K/S

Not all of the total annual revenues of the Bishop Estate are avail­
able to operate the Kamehameha Schools. The management of the large landed 
Estate with its more than 4,200 leases and over 500 tenancies, and with 
these increasing by substantial numbers each year at present, requires not 
only the responsible services of the five Trustees but also the services 
of a staff of around 70 employees.

Such staff has the approval of the Court and is regarded as reasonable 
for the size of our Estate and the huge volume of real property transactions 
in the management of it.

In addition, the Court has sanctioned the Trustees’ use of some reason­
able portion of accumulated surplus income for the improvement of such lands 
as in the Trustees’ opinion, immediately when developed, will yield sub­
stantially increased revenues for the operation of the Schools. The Trus­
tees are using some such income currently, in limited amounts, to effect 
the excellent improvements in the Waialae-Kahala section of Oahu. By this 
method the highest type of residential subdivision is resulting. However, 
in so far as corpus funds are available for developing these subdivisions, 
such corpus funds are used, and Income therefor used very sparingly, 
saving it to increase enrollments at The Kamehameha Schools.

The effect of such land development, much more than any increases in 
staff and concomitant expenses, are evident just at present and are shown 
in the following comparative figures:

♦Bishop Estate Expense, 
Including "Special Ser­
vices” for Surveyors, 
Planners, Attorneys, Net Available for

Year Annual Revenue Engineers, Etc. Kamehameha Schools

1930 $ 653.344. $ 218,174. $ 435,170.

1940 656,029. -223,767. 432,262.

1950 1,472,114. 367,681. 1,104,433.

I960 3,038,203. 1,021,889. 2,016,314.

♦Note: The expense of operating The Bishop Estate not only includes the 
salaries of bookkeepers, secretaries, accountants, and also Trustees’ 
commissions. Because it is a very large landed estate this expense con­
tinuously includes the cost of "special services” rendered by attorneys, 
lease documentalists, surveyors, engineers, foresters, water experts, 
draftsmen, tax experts, appraisers, etc. Such special services cost a 
large part of the present annual operating expenses of The Bishop Estate, 
Just as is true with other landed trust estates.

As the subdivisions become completed and revenues therefrom arise, 
the services required from specialists are expected to decline, thus re­
ducing the expense of operating this large landed estate. At present we 
are in a period of extensive development. Since World War II Bishop Estate 
revenues as well as operating expenses have advanced steadily each year.
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Bishop Estate Land Planning

While the above steady Increase in land use has been taking place, 
the Trustees have had development plans prepared for practically all their- 
^.ands on the Big Island - in Kona, Kau, Puna and Hilo.

Similarly, plans have been devised for the high development of the 
Trustees’ lands on Kauai and Molokai.,

Accomplishing this land planning for all of the Bishop Estate lands 
has been one of the important contributions made by the Trustees since the 
War. In fact, much of this planning has been decided upon and undertaken 
during the last five years.

Planning to Reverse a Damaging Trend

The earnest plan of The Bishop Estate Trustees' is to Increase annual 
revenues so that necessary, widening services and benefits may be rendered 
Mrs. Bishop's people today. This is an endless task, never to be accom­
plished as fully as the Trustees hope. Necessarily this is the case be­
cause the Hawaiians and Part-Hawaiians are Increasing so rapidly in numbers.

But there is a basic and further design as part of the overall develop­
ment of The Bishop Estate.

The great bulk of Mrs. Bishop's lands are on the Big Island of Hawaii. 
There also are substantial areas on Molokai and Kauai. From these areas 
the Hawaiians withdrew and left ruins of hundreds of settlements. They 
moved to the seaport towns where there was promise of employment and where 
money was in circulation.

This old trend away from the land has resulted i*h serious consequences 
?to the Hawaiian people and to the State.

It has been very difficult to restore economic operations and popula­
tion to these neighbor island areas. Several small fortunes have been 
sunk in Kona, for example, in attempts to grow sugar cane, tobacco, sisal, 
hemp, vanilla, cacoa, citrus, and other agricultural products.

Coffee is still a hope, though possibly it is becoming a frail one. 
Ranching extends over vast acreages but yields very low returns. Macadamia 
nuts and bananas are being tried, also forestry, papaias and acerola.

But the Trustees believe that the best prospects for future increased 
usefulness of the Kona and other Big Island lands - as well as the Molokai 
and Kauai lands - lies in developing tourist destination areas.

The natural beauty of these areas, the very agreeable climate, the 
recreational possibilities - all things combine to indicate a hopeful 
future in this line of endeavor.

It is planned that there shall be six or eight tourist destination 
areas in Kona. These will provide many Jobs, call the people back to the 
area, and rehabilitate lands that were deserted in the middle 1800's. 
Similar developments are believed possible and planned for Puna.

However, the Trustees yet are to make adequate contacts with enough 
competent developers and time apparently must elapse before the tourist 
destination areas reach full fruition. Such ventures are risky from an 
investment standpoint. Trustees of a charitable Trust cannot use their 
income for such ventures, even if the net annual income were not all re­
quired to expand and maintain The Kamehameha Schools' program.
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The Trustees continually endeavor to interest large mainland capita­
lists to undertake these developments. In due time, their efforts must 
bear fruit.

This wise planning is leading to the sound and orderly growth of the 
State and the improvement of the general economy and standards of living, 
as well as to the increase in income from Bishop Estate property and the 
increased enrollment at the Kamehameha Schools accompanying this. ,

This program of development not only has added thousands of new home­
sites, and business, industrial, and hotel-apartment sites; it has meant 
that the hundreds of millions of their own dollars that developers and 
lessees are ploughing into the Bishop Estate lands have made these lands 
more useful and much more productive of tax revenues. Such, of course, is 
of great benefit to the State and County governments.

An indication of this aid to government revenues is indicated in the 
following figures showing real property taxes annually paid on Bishop 
Estate landss

Year

Real Property Taxes Paid on Bishop Estate Lands

Real Property 
Taxes Paid Year

Real Property 
Taxes Paid

1950 $806,322. 1956 $ 796,035.

1951 784,005. 1957 906,234.

1952 825,612. 1958 1,114,047.

1953 760,072. 1959 1,225,558.

1954 645,185. I960 1,551,266.

1955 777,837. 1961 2,074,576.

Benefits From Bishop Estate Land Development Program

The Trustees desire to take an affirmative and constructive approach 
to improving the use of their lands.

Since World War II they have been very active in bringing their lands 
to higher uses.

The land development program as shown in the tables above have im­
proved land use and value.

It has definitely increased the tax base and tax revenues of the 
State.

It has made thousands of new homesites available.

It has improved and provided many acres of very useful commercial and 
industrial sites close within the city.

It has made many new farms available.

It has provided new apartment and hotel sites. .
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It has had its full share in developing and providing school sites, 
parks, playgrounds, streets and public utility easements and sites.

2,500 of the homesites provided by the Trustees have been fee simple 
lots. The remainder are leaseholds.

All this has contributed to the improved economy of the State. Also, 
as required in Mrs. Bishop’s Will, it has increased revenues available for 
educating more boys and girls at The Kamehameha Schools.

The Trustees recognize that they now are in a ’’buyers market” and they 
seek the cooperation of all interested organizations in their constructive 
approach further to develop The Bishop Estate for the benefit of these 
Schools and the State.

The Kamehameha Schools Development

Mrs. Bishop left her lands to her Trustees to keep and manage and 
develop them solely in order that the income therefrom might provide the 
most desirable and effective education for boys and girls.

The Trustees serve as Trustees not only of this largest landed estate 
but also of The Kamehameha Schools, which Mrs. Bishop directed them to 
erect and maintain and operate.

■Since their appointment by Mrs. Bishop the five Trustees including 
Charles Reed Bishop, the husband of the Princess, and their successors 
have followed the Will of Mrs. Bishop earnestly. That Will is ’’the pole 
star to guide the Trustees”.

The Trustees work everyday at their growing tasks. They hold regular 
Trustees’ meetings twice each week, one of these meetings being called the 
Trustees’ School meeting. Special meetings are held very frequently and 
th© Trustees are conferring constantly amongst themselves and with their 
staff to advance the interest of the Estate’and the Schools.

The Trustees appoint a special school committee. They assign the wide 
varieties of estate and school work not only to their staff but also to 
individual Trustees. Each Trustee has his own special capabilities and 
background of training and experience. This combination of the thinking 
and services of five Trustees has proved to be a very wise provision by 
Mrs. Bishop in her Will.

The Trustees are allowed commissions for their services. The percent-­
ages for these are less than percentages allowed by statute for Trustees’ 
commissions in private non-char!table trusts. Also the Trustees have 
renounced all commissions on any revenues from The Kamehameha Schools and 
on "final payments” for construction of buildings and improvements at The 
Schools although such are allowed by statute.

- They employ a competent staff to aid in administering the Estate and 
the Kamehameha Schools.

The record of their trust is certainly subject to scrutiny by the 
public and the courts at all times.

Kamehameha Schools’ Program Advances With Bishop Estate 
Development

There would be danger in discussing Bishop Estate land development with 
out tying it in throughout with the Kamehameha Schools educational services 
development. The Bishop Estate, a perpetual, charitable landed trust, 
would have no Justification or meaning except through the operation of The 
Kamehameha Schools as purposed by Mrs. Bishop in creating this Estate.
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This brings us to an appraisal of what is being done, as revenues in­
crease, to make education on a high level available to more of Hawaii’s 
children in line with the tenets of Mrs. Bishop’s Will. Development of 
the Bishop Estate is for the sole purpose of and must go hand in hand with 
the development of The Kamehameha Schools. The foundation and The Schools 
are a unit.

The I960-61 Kamehameha Schools Survey ’

To make certain that the most good for children of Hawaiian lineage 
continuously is realized, it was decided to procure the services of educa­
tional and management specialists of unquestioned experience and prestige 
to explore avenues of improvement at both the Kamehameha Schools and at 
the Bishop Estate Office.

Thus In i960 the Trustees of Bishop Estate launched a full survey of 
the present operation and the future development of the Kamehameha Schools. 
This survey is being conducted by the firm of Booz, Allen and Hamilton 
under the direction of Dr. Lawrence Wilsey. The team is composed of out­
standing leaders in the field of education. Amongst them are Dr. William 
R. Odell of Stanford University, long a student and advisor of public 
education in Hawaii. The team includes also other educators and educational 
economists including Dr. Carl G. Bumess, Dr. P. H. Hanna, Dr. Harold C. 
Hand, Dr. Kenneth J. Rehage, Dr. D. R. Hegstrom, and Dr. Edward J. Burnell.

As part of the study, the firm of Harland Bartholomew and Associates 
is being called upon to advise the Trustees concerning the most desirable 
future development of the campus and buildings at the Kamehameha Schools 
to implement the educational recommendations of the survey.

The 1961 Bishop Estate Office Survey

At the same time, the Trustees are employing the firm of Peat, Marwick, 
Mitchell & Company to study the operation of the Estate Office to recommend 
concerning the efficiency of the present operation and make recommendations 
for the future, considering the increased workload confronting this office.

. Just as the survey of the Kamehameha Schools is to show how best to 
educate'more boys and girls, so the survey of the Estate operation together 
with the Planning by experts to disclose the highest uses of all lands, is 
for the purpose of increasing the usefulness of the Estate to Hawaii and 
her people and increasing the income from the trust to expand the educa­
tional services of the Kamehameha Schools.

This is believed to be consonant with good trusteeship of both the 
Estate and its beneficiaries, the Kamehameha Schools.

Well qualified planning organizations are assisting In advising the 
Trustees how best to move Bishop Estate lands now in the lower classifi­
cations of use, into classes of higher use and Income production through 
residential, commercial, hotel and apartment, and industrial development 
planning. Already underway, Is the exploration of possibilities relative 
to converting some grazing lands and also hitherto undeveloped shore lands 
into mountain home sites, resort, hotel and recreational areas, and making 
available additional industrial and commercial sites. On the planning 
boards of surveyor and architect there have already shaped up development 
possibilities for the Neighbor Islands.
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Purpose of The Kamehameha Schools1 Survey

This survey of the Kamehameha Schools is for two primary purposes:

1) To disclose to the Trustees and their Administration of The 
Schools possible improvements in present operations; to discover where 
economies may be effected; to see that present services are afforded eco­
nomically and carried on effectively; and to determine whether or not the 
present curricula and activities are the best that can be devised to develop 
Kamehameha students to their highest capabilities,

2) To advise the Bishop Estate Trustees on the best method of expand­
ing educational services in view of anticipated Increases in Estate 
revenues.

The educational group has studied several possibilities such as the 
following:

(a) Improving and broadening the curriculum of the Kamehameha 
Schools;

(b) Increasing enrollment in regular as well as summer school courses 
on the present campus at one or all levels of primary, intermediate and 
high school;

(c) The feasibility of adding a Junior college, and also

(d) The very attractive possibility of providing scholarship grants 
for post secondary education In other institutions. This latter is a 
matter that would require a favorable court decision;

(e) The group will research the possibility and advisability of ex­
tending the schools’ services to other centers of Hawaiian population 
possibly by providing special aid to Hawaiian children in specific locali­
ties by supplementing the programs of the present public schools now 
serving them. This might serve to prepare children on the Neighbor Islands 
for enrollment in the Kamehameha Schools as well as for better work in the 
public schools of their communities.

Development Urgent and Continuous

The Trustees know that the task of Increasing the usefulness of 
Bishop Estate lands is an endless one. It is also an urgent one because 
there never can be enough revenue produced to care for the education of 
all the Hawaiian children who wish to enter the Kamehameha Schools. There 
are now over 30,000 Hawaiian and part-Hawallan children in the islands 
between the ages of five and nineteen, the age span covered in Mrs. Bishop’s 
Will. This number is increasing each year.

The trend to decrease the Hawaiian population has been reversed. To­
day the Hawaiians and Part-Hawailans are increasing rapidly in numbers. 
Soon this ethnic group will equal in size even the largest other groups 
and in due time will equal or exceed all other groups combined.

From these increasing numbers must be developed adequate numbers of 
leaders and competent producers of goods and services for Hawaii.

The obligation of the Estate therefore is clear cut. Possibly the A 
Surveyors’ idea of adding some effort and support to the established pro­
grams of the public schools in areas where Hawaiian children are concen­
trated, may prove a most economical and practicable way to aid such greatly 
Increased numbers.
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‘ The Schools Founded by the Princess

Before drawing the Will which created the Bishop Estate, Princess 
Pauahi Bishop earnestly took stock of the urgent needs of her people. She 
had seen the people of her race decline in numbers from 300,000 to less 
than 40,000. They seemed to have lost hope in their future. She herself 
had attended a Christian Boarding School. She decided that education 
would be the most constructive legacy to leave her people, affording them 
the qualities needed to hold their own and become good and Industrious 
citizens of the community.

Since the Kamehameha Schools are sole beneficiaries of the Will Mrs. 
Bishop then drew up, more and more children will be educated as the income 
of the estate grows.

The Kamehameha Schools' Services in the Future

Today'there are occurring significant changes amongst the population of 
Hawaii. The Hawaiian and Part-Hawaiian people are increasing rapidly in 
numbers. Soon this ethnic group will equal even the largest of the other 
groups and in due time will equal or exceed all others combined.

From these increasing numbers there must be developed adequate numbers 
of leaders and producers of goods and services for the State.

A modern, jet-age Hawaii calls for modern young men and women to cope 
with its opportunities. Hawaii is now one of the sovereign states of the 
greatest nation on earth. Those who master modern science, modern govern­
ment, and the human relations of the late decades of the Twentieth Century 
must be broadly and deeply educated.

It is the Trustees’ plan that through the revised and improved programs 
of the Kamehameha Schools, the revenues from Mrs. Bishop’s estate will aid 
and go far to accomplish such results.

Through the constantly Improving academic program on the campus, the 
occupational program, the extension aid to public “schools particularly in 
centers of Hawaiian population, and through a scholarship assistance pro­
gram, it is planned that the Kamehameha Schools will accomplish in today’s 
critical situation as much as and more than Mrs. Bishop could have hoped 
for the benefit and spiritual renewal of her people.

The Campus

The available land for the schools’ Kapalama-Kalihi campus is comprised 
of two ridges and two valleys totaling 426 acres. The present school build­
ings occupy about 90 acres of the main ridge so there is room for consid­
erable future expansion at that site if recommended by the Survey Team 
and/or decided upon by the Trustees.

To the large, attractive campus on Kapalama Heights, many new perma­
nent and attractive school buildings have been added during the last decade. 
Since World War II, this expansion program at a cost of $3>885>000 has 
enabled the schools to bring student enrollment to 1,960. Land and improve­
ments of the schools are currently valued on the books at around 
$9,000,000. Replacement costs today would be much greater.

It is believed that the campus of the Kamehameha Schools may become 
widely extended to touch in a comparative and helpful way many other 
sections of Hawaii. This would be aid extended through the public school 
system itself. For this the approval of the Court will be required.
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”A Great Educational Foundation"

The Kamehameha Schools are outstanding in their endowment, develop­
ment and purpose not only in Hawaii but throughout the United States. The 
Trustees endeavor to place particular emphasis always upon the quality and 
leadership of faculty and administration. This is reflected in the facts 
that graduates are taking their places successfully in the island’s 
businesses, industries, and professions, and that graduates regularly win 
appointments to West Point, Annapolis, U. S. Air Force Academy, and the 
Coast Guard and Merchant Marine Academies. A large majority of the gradu­
ates proceed to colleges or technical institutions of post secondary educa­
tion for which the Kamehameha Schools prepare them well.

Preceding tables have shown the annual enrollment figures for The 
Kamehameha Schools. At present the size of the annual graduating class has 
reached 222 boys and girls. In a few years we hope that the number can be 
expected to approach 500.

The quality of education is improving at Kamehameha.

Now thousands of these ’’good and industrious” young people are con­
tinuing to develop their capabilities in many forms of post-secondary 
education or in learning on the job. The effect of Mrs. Bishop’s Estate 
on the Hawaiian people, and on this State and our Nation will be what our 
benefactress desired and directed in her Will.

Friends in The Kamehameha Council therefore are urged to cooperate 
in carrying on the great mission of the Bishop Estate and The Kamehameha 
Schools.

The pride of the Hawaiian people in the Estate and The Kamehameha 
Schools provided by their Princess Pauahl and their support of the Estate 
are exceedingly important.

Frank E. Midkiff, Trustee

Honolulu 
July 21, 1961
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Section I

The Origin and Purpose of The Bishop Estate

The ’’Bishop Estate,” as the Estate under the Will of the Honorable 
Bernice Pauahl Bishop, deceased, commonly is called, is one of the few 
charitable landed trusts in Hawaii. As such, all the income of this 
trust is devoted to the public purpose of Education. Because of this 
fact, it is a perpetual trust. This very significant point will be ex­
panded below.

Under the circumstances, since all of the net Income of this trust 
goes to educating boys and girls, it would seem that the public should 
recognize and appreciate this basic fact and gratefully support such an 
educational foundation.

Nevertheless, the Bishop Estate is the largest of all the private 
landed trusts. And a large percentage of the land of Hawaii is owned by 
Government (42^ by Government) and by some 118 other large estates and 
corporations in Hawaii. Because of these facts, the Trustees constantly 
are aware that persons, even of good will and intention, require a full 
and current knowledge concerning the Bishop Estate and their sole bene­
ficiaries, the Kamehameha Schools, in order that they may understand and 
support such a trust.

With such knowledge, the Trustees hope the attitude and understanding 
of all may be constructive fpr this public serving foundation.

For this reason this booklet is written and the Trustees try to pre­
sent the facts fully.

The Great Mahele: Origin of all Landed Estates

There were three sources of the lands which came to Princess Bernice 
Pauahl Bishop and which she by her Will composed into the Estate of the 
Honorable Bernice Pauahl Bishop, deceased. These were: (a) from her 
parents Paki and Konia, chiefs In their own right; (b) from Akahi, a 
chief ess Bernice called ’’Auntie Akahi”; and (c) from the various chiefs 
of the Kamehameha line, chiefly through Victoria Kamamalu. Victoria’s 
lands in due course came to Ruth Keelikolani (as described later herein) 
and from her to Bernice Pauahl.

Such estates all started in the reign of Kamehameha III, often re­
ferred to as Kamehameha the Good, as his father, the first ruler of all 
the islandshad been known as Kamehameha the Great.

Kamehameha III by his ’’Great Mahele" of 1848 renounced his title to 
the lands of the Kingdom in their entirety.

"Crown Lands" and Government Lands •

He kept many personally selected ahupuaas on the main Islands as his 
own. These were to support the Crown and were referred to as "The Crown 
Lands." A half portion of these he designated as "Government Lands" for 
the support of the Kingdom. But all the other lands he apportioned 
amongst the chiefs and chlefesses in whom he had confidence, permitting 
them to acquire Royal Patents establishing their title. These chiefs



he also directed to set aside one third of their grants to add to the 
’’Government Lands." When Kamehameha V died, the "Crown Lands" remaining 
were merged into the "Government Lands," and at that time around one half 
of all lands were Government Lands.

All three of the chiefs, Paki, Konia, and Akahl, mentioned above, 
had died some years before Bernice Pauahl passed away in 1884. (Paki 
died June 13, 1855; Konia died July 2, 1857; and Akahl died October 8, 
1877.) Their holdings were relatively not large nor very productive in 
those days. Total area from the three was 25,569 acres. However, Bernice 
Pauahl did enjoy the title and benefits of these lands for a few years. 
Paki left such lands as Heeia, 4,172 acres and Walalae-iki (Oahu) 1,608 
acres; total 5,780 acres. Konia left to Bernice Pauahl, her daughter, 
Keel, (S. Kona, Hawaii) 5,478 acres; Kaonohi, (Oahu) 1,603 acres, and 
Lumahai, (Kau^l) 3,150 acres; total 10,230 acres. Akahl1s gifts included 
Kaalpu, (Oahu) 10 acres; Kealla (S. Kona, Hawaii) 7,300 acres; Makalawena, 
(Hawaii) 656 acres; Keel I, (Kona, Hawaii) 1,106 acres; Puuepa, (Kohala, 
Hawaii) 466 acres; and Ulupaalua, (Kohala) 19. acres or a total of 9,557 
acres.

But the great bulk of the Bishop Estate came to Bernice Pauahl from 
her cousin Ruth Keelikolanl. They were the lands Kamehameha III had 
granted to his sister, Victoria Kamamalu. This total was around 400,000 
acres. These Kamehameha lands Bernice Pauahl held only a few of the last 
months of her lifetime, while she was suffering from a terminal disease.

These lands came to Bernice Pauahl in the normal way of inheritance. 
They wer^^illed to her just as property Is willed by elders in any 
American family to the younger relatives succeeding them.

Bernice Pauahl received no personal benefit from these latter great 
Kamehameha lands. Her entire concern with them was to plan for their 
highest use whereby her people might receive continuing benefit. Her 
decision was expressed in her clear and concise Will. Lands in Mrs. 
Bishop’s. Inventory at the time of probating her Will in 1884 totaled from 
all Chiefs 431,378 acres.

! Thy Beginning of The Bishop Estate from The Great Mahele

To trace dearly the development of Mrs. Bishop’s Estate it will be 
advisable to go back again to the Great Mahele. And in showing the de­
velopment of the Estate through the years an effort will be made in this 
booklet to show how the development of The Kamehameha Schools rested upon 
and progressed with the land development of her Estate.

Kamehameha III, author of the Great Mahele, had a cousin Alexander 
Llholiho whom he made his adopted son and heir. Upon the King’s death 
in 1854, the Throne went to this Alexander Llholiho, who became Kamehameha 
IV. After Alexander Llholiho’s reign of about nine years, the Throne 
passed to Lot (Kamehameha V), brother of Alexander Llholiho. These two 
monarchs as well as Moses and their sister Victoria Kamamalu were the 
four children of Governor Kekuanaoa of Oahu and his wife Kinau.

Kinau was Kamehameha Ill’s half-sister and she had been the Kuhina 
nui or Premier after the death of Kaahumanu. Victoria Kamamalu was the 
Premier succeeding Kinau. By the wish of Kamehameha III Victoria would 
have succeeded to the throne after Kamehameha IV, providing he left no 
children. However, Kamehameha IV appointed his brother Lot to be Kameha­
meha V. Victoria then would have been the next on the Throne, but she 
died in 1866, six years before King Kamehameha V died. King Kamehameha 
V asked Bernice Pauahl Bishop to succeed him, but she declined, prefer­
ring to serve her people in private life.
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The lands known as the Kamehameha Lands (other than the "Crown Lands") 
had been awarded in the Great Mahele by Kamehameha III to the several then 
living chiefs of the Kamehameha family, (amongst other trusted chiefs) 
according to the understanding of what they were entitled to by the King’s 
Land Commission. Some of these Kamehameha family chiefs created trust 
estates - in several cases charitable trust estates - of their lands. , 
Some "remaining Kamehameha chiefs’ lands, or those of them that had not 
been disposed of from time to time by different owners, came down to Mrs. 
Bishop as the last of the Kamehameha family.” A great block went to 
Victoria Kamamalu in the Great Mahele. When she died, the lands she had 
owned and held Intact without selling, reverted at her untimely death to 
her father, Kekuanaoa, Governor of Oahu.

Kekuaraoa, after Kinau’s death, married Pauahi. Stye was the aunt 
of Bernice Pauahi Bishop. The elder Pauahi was the daughter of Pauli 
Kaoleioku (the one recognized by Kamehameha the Great as "the child of my 
beardless youth") and Keona. Kekuanaoa and this Pauahi had a daughter 
Ruth Keelikolani.

Pauli Kaoleioku had at least two wives of record. In addition to 
Keona, mentioned above, he had another wife, Luahine. Paull and Luahlne 
had a daughter, Konia.

Konia married Abner Pakl. Their child was Bernice Pauahi, who later 
became Mrs. Bishop.

Thus Konia and the elder Pauahi were half-sisters. The daughters of 
these two half-sisters, Bernice Pauahi and Ruth Keelikolani, respectively, 
had one grandfather in common. This was Paull Kaoleioku, son of Kamehameha 
the Great.

Bernice Pauahi and Ruth Keelikolani always referred to each other as 
"cousin".

Kekuanaoa held those Kamehameha lands he had received from his daugh­
ter Victoria Kamamalu, from the time of her death in 1866 until he died 
in 1868 two years later. He at his death passed these lands on to his 
daughter Ruth Keelikolani who held them almost fifteen years until her 
death in 1883. Huth left the lands to "my beloved cousin Bernice".

Bernice Pauahi held them during the few months after Ruth’s will was 
probated, until her death in 1884.

The Bishop Estate Created as a Perpetual Charitable Trust

Mrs. Bishop, at her death, by a Will carefully drawn and duly pro­
bated left all her lands to have and to hold, to five Trustees and to 
their heirs and assigns forever. The lands were to be used to erect and 
maintain two schools, to be known as and called The Kamehameha Schools. 
These first five Trustees were Charles Reed Bishop, husband of Bernice 
Pauahi, Samuel M. Damon, Charles M. Hyde, Charles M. Cooke, and William 
0. Smith.

Thus was derived and made perpetual our charitable trust, devoted to 
education, known as the "Estate under the Will of Bernice P. Bishop, 
deceased."

Such provision was characteristic of the sense of responsibility 
that the highest chiefs had for their people. Other illustrations of 
this are King Lunalllo’s setting aside a landed trust for aged Hawalians; 
Queen Emma a landed trust for a hospital; Queen Lllluokalani a landed 
trust for orphans, etc.
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Perpetual Charitable Landed Trusts Versus 
' Ordinary PTlv^

All friends of the Kamehameha Schools and the Bishop Estate and in­
deed the general public should recognize and appreciate the difference 
between a charitable landed trust and an ordinary private landed trust.

The charitable landed trust has all its net annual Income devoted 
to a public purpose. It is this fact that justifies such charitable 
trust to continue in perpetuity. To dismember and fragmentize such 
charitable landed trust would greatly reduce the net annual income avail­
able for public purposes.

The Bishop Estate lands, devoted entirely to the public purpose of 
educating boys and girls, is manifestly entitled to perpetuity.

Nevertheless It is the policy of the Trustees not to increase the 
acreage of the Bishop Estate. This estate now has ample land and it would 
not be wise policy to seek to Increase its acreage. As time goes on the 
area will inevitably decrease. This will be due chiefly to government 
takings for schools, parks, streets, and utility easements. When it is 
practicable, the Trustees are glad to exchange lands with the State, City­
County, or Counties in order to provide needed sites and areas for public 
uses. Sales made by the Trustees will be referred to later.

Perpetuity Calls for Fair and Competent Management

If the Trustees of a perpetual landed trust were to act as land 
monopolists and grasp for more land or withhold land from the market or 
exact unjust and unfair rentals simply because they possess lands in 
specially desirable locations, then they doubtless would incur and merit 
public criticism. Indeed such conduct might jeopardize the perpetual 
character of Mrs. Bishop’s landed estate. The Trustees of our charitable 
landed trust provide cooperation at all times in making their lands most 
highly useful and available, and in regarding the relationship of lessee 
and lessor as a partnership. What is best for the State In the long run 
is best for the Bishop Estate. The Trustees believe that no agreements 
can be unfair and Injurious to lessees and at the same time in the long 
run be beneficial to the Bishop Estate. Conversely, they plan long range 
programs to benefit the Estate and the Kamehameha Schools, for the definite 
purpose also of benefiting the State.

Other Landed Trusts

Private landed trusts were created to conserve benefits for private 
parties — the heirs of the Testator. i

There are 23 private landed trust estates owned by Hawalians. These 
comprise 9^ of the total area of the State. Many of these were trusts 
created by businessmen as a rule who had married chlefesses possessing 
land, and they were set up to prevent the early loss of lands from the 
family.

There are about 35 large landed trusts belonging to non-Hawaiians. 
These comprise over 12^ of the State’s area. There are 52 corporations 
rated as "large landowners (having over 500 acres each and) owning 20^ of 
the land.

Along with these are the eight charitable landed trusts that own 9^
of the area of the State.



* 0

"Land Reform'1

It is suggested that whenever "land reform" is raised as an issue, 
a few such facts as the following always be borne An mind:

1. Government itself owns 42^ of all the land in Hawaii. Possibly 
the State might be expected to take the lead if holdings are to be frag­
mentized and placed in the hands of large numbers of individuals;

2. The trend to form corporations out of private landed trust 
estates is a matter for careful appraisal wherever "land reform" is con­
sidered, since it would seem contrary to ancient law providing for distri­
bution of lands amongst heirs, subsequent to the death of the last heir in 
being when the trust was formed. However, such distribution amongst heirs 
poses great practical problems, including possibly serious financial drains 
due to federal income tax on inheritances. There should be found a fair 
solution to this problem;

3. The general social and economic conditions are unusually favor­
able in Hawaii and have not been injured by the local pattern of land 
ownership. In fact our standards of living under existing land ownership 
are high and far above the subsistence level all too common in small farm 
and small plot areas;

4. Land owners decrease as density of metropolitan areas increase. 
This seems to be inevitable. Only a small percentage of families own the 
land of their homesites in New York, Chicago, San Francisco, and other 
large metropolitan cities. Where population is dense in respect to avail­
able land, land costs tend to rise above the ability of most families to 
purchase such land;

5. Perpetual charitable landed trusts, serving a public purpose, 
merit perpetuity and the understanding support of the public. Lands of 
such charitable trusts serve all the economic and social purposes of the 
community, and the entire net income from such lands serves a public pur­
pose .

The Justification of History

There is a historic and Justifiable consideration due charitable 
landed trusts all of whose net revenues go to a public purpose. Histor­
ically this is in contrast with private landed trusts all of whose income 
goes to heirs so that in the latter, the public purposes are served only 
by the tax on their income. This historical distinction is revealed by 
the following facts:

(a) Charitable trusts historically and all over America are granted 
perpetuity because they serve a public purpose and for as long as they 
continue in that purpose; . ,•

(b) Charitable trusts also are granted freedom from Federal and 
State Income tax because all of their net income serves a public purpose; 
private trusts are not so excepted’from Income tax on revenues.

The basic difference is recognized In these ways.

Since, there does seem to be a historic and Justifiable basic differ­
ence between charitable landed trusts and private landed trusts, in any 
legislation proposed to take lands from large landowners, there should 
be an exception made for charitable trusts serving a public purpose, 
except in the case of eminent domain based on necessity.
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The function of the Bishop Estate is to maintain and operate the 
Kamehameha Schools, thus providing the best possible education for as 
many boys and girls as possible and to turn out annually as many ’’good 
and industrious men and women" as possible.

The Morrill Act lands to support Land Grant Colleges are held in per­
petuity to aid in educating young men and women. The purpose of The 
Morrill Act lands and the lands of the Bishop Estate are Identical. They 
both are lands set aside to finance education.

Summary of Section I

The unification of all the Islands to form the Kingdom of Hawaii was 
accomplished by Kamehameha The Great about 1795.

This was of great importance. It ended inter-island internecine wars 
and resulted in an orderly and peaceable government.

It also resulted in the King’s holding title to all the lands on all 
the islands.

This continued through Kamehameha II. However, Kamehameha III, in 
the "Great Mahele", divided the lands amongst his trusted chiefs, includ­
ing chiefs of The Kamehameha line. He reserved several ahupuaas for him­
self as "crow lands" and others for the support of the government. These 
latter were known as Government Lands. All chiefs were required to con­
tribute a third of their lands to the pool of Government Lands.

Princess Pauahl, the last of The Kamehameha line, Inherited the lands 
of Victoria Kamamalu, and also lands from her parents, Abner Paki and 
Konla and from her Aunt Akahl. This was a normal descent of title from 
parents to child and from elders to younger relatives.

She had no children. She decided to leave all her lands to endow 
two schools, to be known as The Kamehameha Schools, for the purpose of 
causing the students to grow up to be good and industrious men and women.

Mrs. Bishop’s lands thus became a charitable trust, serving the public 
purpose of Education.

As a public trust, all net revenues serve a public purpose and hence 
the trust is classified as and is entitled to be a perpetual trust.

Not only do all net revenues afford education to Increasing numbers 
of boys and girls: the lands themselves are kept and managed so that 
their usefulness to the State and its people is constantly growing.
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Section II

The Bishop Estate Development; First Stage

Mrs. Bishop’s Estate, included about 431,000 acres in the original 
inventory of 1884 and was at that time valued at about $300,000.

Development of this estate was very slow in the early stages.

As a result of the Mahele in 1848 hundreds of chiefs owned land. 
And most of this land was a "drug on the market" for at least three de­
cades after the Mahele.

The first whaling vessel in the year 1820 put into Hawaii for supplies 
and to avoid the storms of the north Pacific during the winter. There had 
been a few fur collecting vessels before that. But these whaling fleets 
created new activity in the seaport towns. Year by year the people began 
to move to the seaport towns and forsake the vast rural areas. Captain 
Vancouver and others had brought in cattle, sheep, goats, and horses 
around 1793. These ran wild through the forests, multiplied, and des­
troyed the forest cover and water shed areas of many lands. Diseases re­
duced the Hawaiian population from 300,000 at the time of Captain Cook in 
1778, to around 40,000 in 1890.

Land use dwindled generally. Many chiefs felt well advised to con­
vert their low productive lands into cash or securities. Many persons 
discontinued paying taxes, which had accumulated against the lands long 
after the productivity had dwindled or ceased. Newcomers often bought up 
these lands at tax foreclosure sales. ,

Beyond subsistence uses and the short lived sandalwood trade and 
Civil War period sales to California, the only reliable market for pro­
ducts of the lands of the Kingdom was for replenishing ships1 stores.

Then in 1876 something happened to turn the tide in values of many 
lands. The Reciprocity Treaty signed by King Kalakaua was ratified by 
the Congress of the United States of America. Thereupon sugar and 
Hawaii’s products could be shipped into the United States duty free.

Sugar production took a spurt. Laborers were Imported in increased 
numbers from many lands to grow cane. New areas were cleared, tilled, 
and planted to sugar cane. Certain other agricultural products were 
grown. Ranches were established. Such developments occurred chiefly on 
Government and large estate lands.

Large Ownerships Aided Industrialized Agriculture

Though the Bishop Estate lands are extensive they are less than one 
fourth of the lands owned by the government.

Land in Hawaii as mentioned above Is owned, in a very substantial 
part, by the government. The State Itself owns about 34^ of the land of 
this State (1,415,00© acres). Also the Federal Government owns 317,000 
acres and the Counties 11,000. This gives a total of 1,743,000 acres or 
42^ of the State’s total area of 4,117,000 acres as owned by Government. 
Many corporations, trusts, and Individuals own large tracts of land in 
Hawaii.



Since the lands were in large areas of ownership, usually having 
been ahupuaas and other large divisions owned originally from the Great 
Mahele by the Chiefs, they lent themselves to large scale plantation and 
ranch operation. This fact has been essential to the development of in­
dustrialized agriculture.

Lands Retained

Unlike most other Chiefs, including most of the other Chiefs of the 
Kamehameha line, Mrs. Bishop directed that her Trustees not sell her lands, 
but keep them and manage them. This has been of key significance in the 
development of the Bishop Estate from the beginning.

The lands of the Bishop Estate soon became increasingly devoted to 
agriculture and related uses. The income was still very low during the 
years when the plantations were becoming established, but increased gra­
dually thereafter.

A review of the Income and the assessed valuation of the lands of the 
Bishop Estate, generally by decades from 1890 up to the time of World War 
II, tells the story in this respect.

Table of Occasional Land Inventories and of Estate 
Income at Decade Intervals Prior to World War II

* Inventory figures for intervening years not recorded.

Year Area In Acres*

100% Tax Assessor’s 
Values

Land & Improvements
K/S 

Enrollment
Income for 

Year

1884 431,378 $ 300,000. $ 30,683.

1890 » « ^ ua cua c—» 35 49,850.

1900 — 2,141,758. — — 109,500.

1910 «• «m» «m» 3,452,477. 311 172,332.

1917 373,677 4,794,657. 307 238,443.

1920 8,618,360. 331 361,606.

1922 374,741 8,871,633. 324 342,149.

1930 . —- 9,970,015. 448 653,344.

1932 375,693 10,117,632. 367 598,888.

1937 374,693 11,928,313. 354 645,208.

1940 374,657 13,886,482. 371 656,030.

See page 23, for later inventories and page 25 for sales since World 
War II. Real property values shown are 100% of Tax Assessor’s full value.

It will be seen that during this period the holdings of the Bishop 
Estate have decreased from 431,378 acres to 374,657 acres, or a total 
reduction of 56,721 acres. Most of this decrease was in a large sale of 
around 51,740 acres to Molokai Ranch during the time when Mr. Charles R.
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Bishop was president of the Board of Trustees. The purpose of that sale 
was to permit the development of the American Sugar Company plantation, 
which it was hoped would benefit the economy of the Kingdom and increase 
the value and economy of the other lands the Bishop Estate owned on 
Molokai. However, the artesian wells relied upon to furnish water for 
the growing of the cane soon began to produce salt water and the American 
Sugar Company on Molokai failed.

Another large sale on Molokai was in 1935 when the Trustees sold 
Halawa Valley to Helen Irwin Eagan, whose husband, Paul Fagan, had a grand 
project to rehabilitate the valley for the benefit and occupation of the 
Hawaiian people. The venture did not catch on at all. It was the Trustees’ 
hope that this project to aid the Hawaiian people also would enhance the 
value of the Trustees’ remaining lands of Kamalo and Keawanui. But these 
two lands still await the hoped for development o^Aa Tourist destination 
area there. M

Bishop Estate Development Potentials

To understand the development potentials of the Bishop Estate lands 
it is necessary to survey the location, the climate, the soil quantity and 
quality, the rainfall, etc. of the lands throughout the State, and also to 
consider population.

^Q.^^.t Uses

On all the islands around one-third of the entire area is devoted to 
forest reserves in order to provide water sheds. Manifestly, these lands 
are serving a very important and essential use. The State and the large 
land owners at all times require the essential nature of such forests and 
preserve and develop them carefully. At the present time, consideration 
is being given to a long term possibility of developing forest products in 
addition to water from these areas. The Trustees of the Bishop Estate 
actually antedated Government In preservation of watersheds and forests. 
Substantial sums have been spent by the Trustees throughout the years to 
develop a forestry program on Estate lands. All the while this has pre­
served and increased the water catchment capabilities of the forest areas.

However, there are on the Big Island, large stretches of land above 
the timberline. These are cold and dry areas. They are covered to a con­
siderable extent with lava flows and contain gulches and very sparse vege­
tation. One of the highest uses of these lands at present is as a training 
area for the Armed Forces. Hawaii is fortunate in having such areas where 
a substantial strength of the Armed Forces may go through maneuvers, 
firings, etc. Without such, the Armed Forces could not remain in con­
siderable strength and add so greatly to our economy.

Also, in the lee of the mountains on all the Islands there are great 
stretches of land where rainfall is very scant. The climate is arid and 
desert conditions prevail. So far, except on Oahu where ample artesian 
water is available, such areas remain in very low production, providing 
only scant grazing. The problem of bringing water to large sections of 
such areas is a tremendous undertaking resting with the future. Maui 
island leads rain water to substantial areas of arid land.' Molokai at 
present Is far along in a tunnel project to serve dry lands. Hawaii island 
has some valuable long ditches for this purpose.
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Most Lands Yield Relatively Low Incomes 
Inc ome I3ase<1

Actually, at present only a little over 8^ of the land in Hawaii is 
arable. Other substantial percentages of the islands have slopes of over 
20$ in grade, and hence, are not suited to home site development.

The land holdings of the Bishop Estate generally follow the pattern 
of the State lands and the lands of the other large land owners in this . 
respect. However, 10$ of the Bishop Estate lands are arable or usable 
for home sites. This is a trifle higher than the conditions of State 
lands as a whole. Nevertheless, 90$ of the Bishoo Estate lands are suited 
only to relatively low income use and development; and annual returns from 
this portion of the holdings are only 1.28$ of the total returns to the 
Estate. The high Income evolves from home sites and commercial and in­
dustrial areas in the low and usually arable lands. These areas comprise 
only 10$ of the lands but produce 98.72$ of the total Bishop Estate 
revenues.*

* See page 11 for percentage of revenues by use classification.

Lands on Various Islands v

Most of Mrs. Bishop’s lands (291,000 acres or 78.8$ of the Estate’s 
holdings) are on the Big Island of Hawaii where Kamehameha the Great was 
born. These lands were specially beloved by Kamehameha the Great and by 
Kamehameha III and It was natural that the latter should retain these lands 
for his own at the time of the Great Mahele. Oahu is next, with 60,073 
acres (16.3$ of Bishop Estate land - about 15$ of Oahu’s total land area). 
Bishop Estate holdings on three other islands now are relatively small: 
Kauai - 10,735 acres or 3$ of the total Estate land; Molokai - 4,715 acres 
or 1.3$; and Maui - 2,546 acres or .6$ of the Estate land holdings.

HlLd^fe^ of Bishop Estate Lands: Trustees* Policy

In order that the Income from the Estate may be devoted to the opera­
tion and maintenance of the Kamehameha Schools, the Estate lands have been 
made available for all uses suitable in the State. This has been the Trus­
tees’ pattern of development. Thus, on Bishop Estate lands will be found 
sugar and pineapple agriculture, small farms, ranches, forest reserves, 
animal husbandry enterprises, residential sites, hotels and apartments, 
commercial and industrial developments. The Trustees have planned so that 
these developments serve this State in all appropriate ways and the lands 
are used not only for private services, but also for many public purposes 
as well, including parks, schools, highways, churches, etc.

The leasing of Bishop Estate land has been carefully planned and con- 
sumated through the years to serve the most constructive uses to which land 
can be put. The Estate Trustees hold themselves responsible to the Court 
of Equity and the public in these things so that by all proper criteria 
this charitable trust is administered to serve the State and its people 
wholly and in keeping with the highest public policy.

In general, the Trustees during the early decades found little to 
gain by actively promoting the development of the Bishop Estate lands. It 
probably would have been a futile waste of money so to do. The land was 
there, and around 1890 artesian water was developed, thus malting lands on 
Oahu much more productive. Local business men accumulated capital, formed 
new corporations, and sought out good land as rapidly as they could augment 
the labor supply to work it. Practically all Bishop Estate lands for the 
last fifty or more years continuously have been under lease or otherwise 
serving the needs of Hawaii.
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The Trustees certainly have maintained a cooperative role in develop­
ing the local industries and agriculture. They have made carefully drawn 
and model leases for long terms at reasonable rates.

hKeep the.Lands and Manage Them"

As stated above#this mandate in Mrs. Bishop’s Will has proved the key 
directive and policy responsible for the growth in the Bishop Estate value 
and income. Since 1876 almost up to World War II# rentals of lands to pro­
duce sugar# a good export product# were the chief source of income. Later 
came pineapples, other agricultural items# and ranches. But chiefly of 
course the modern Increase of population required added residential^ com­
mercial, and industrial lands; this has given the Estate its big growth.

Land Incomes Classified by Land Uses
MMMMKl*MMM«AVMM4tMAW«M*«BWafeMMW>«^^«iMa*̂ ^  MMb -«*M»»4MNMMa*-  ■4A«L-*-*~>4»NM«»  rfMMMMM^M^MMMMMUM

The relative percentages of income from various uses of Bishop Estate 
land show that at present 73# of the annual rentals are derived from resi­
dential, commercial and industrial lands. 22# of the revenues come from 
agricultural and farm rentals. The remainder comes from "Miscellaneous" 
(5^# of total income from golf courses# schools, fishponds, churches# 
kindergartens, etc.) and very small receipts (1/2 of 1#) from grazing and 
forest uses.*

New Bases of Economy Merging for Hawaii

Today, our economy is no longer wedded to the basic agricultural in­
dustries. A new and broader base of light industries has been established, 
supplying many things which formerly had to be imported. Large industries 
too are being solidly established. And following this industrial growth 
is the inevitable Increase in local population, added to by the immigra­
tion of many permanent residents. Since World War II military uses of 
lands result in revenues to the State about equal to all other sources of 
income.

Bishop Estate lands and revenues have followed the general pattern in 
Hawaii and fairly may be said to have kept in the vanguard.

A Great Educational Foundation

The Bishop Estate is becoming one of America’s great educational 
foundations. It is similar to the lands set aside by The Morrill Act of 
Congress and signed by President Abraham Lincoln in 1862 to provide opera­
ting revenues for "Land Grant" colleges and universities in each then 
state.

Our own most helpful educational foundation, The Bishop Estate, large­
ly is due to Mrs. Bishop’s directive to keep her lands and manage them. 
These lands# through sound management, have grown as Hawaii has grown.

Landed estates whose Trustees were directed or who elected to dispose 
of the lands and convert the proceeds into cash or A-l Securities have 
grown relatively insignificant, comparatively.

It is the education of boys and girls# the sole use and purpose of 
the Bishop Estate# that gives the Estate its character and justification. 
The Princess had no other objective in mind in creating this estate.

* For revenues based upon land classifications, see page 11, and for post 
War Years page 17.
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Bishop Estate Land Reduction
M.MMMMM »,»^<!l^.»;ui«iwMMm*w«M«w»«Mmim*mw****^««^«*<«^<»

In addition bo losses by eminent domain, areas have been sold at 
times but always in keeping with the provisions of Mrs. Bishopte Will. 
This was to secure unds for new Kamehameha School buildings or otherwise 
’’for the best interest of my estate”.

Sales Prior to World War II
MMM■nomrx^ni.-JrWWr..’ iJMMtMMMMMMMMMM^M• >HH ■ Ml MM *■*•••* JMMWM^BBMM8®M*aW#^MMMMM*** .MMmMMM

Dates Priox- to World War II When Tracts were Sold in Fee c r 
Taken cy Government lMmMMMWMMMMBWMII »—MirKw^.MmMitf/LtMMMXMM.tMMMMIM—lM —HIM*. *-

Year Tract Acres

1898 Molokai Ran cm Sales 46,500

1912 Beach Walk 10

1920 Hawaii Volcano Park, Keauhou (to U.S. Gov’t)

1922-9 St. Louis Heights, Kaimuki 68

1925 Mclnemy Tract, Kapalama 152

1925 Niolopa and Kawananakoa Tracts 20

1926-8 Bingham Park Extension, Kapaakea 28

1927 KsMehameha Park . 5

1928 ' Manoa Uplands Tract *7

1928 Koko Head Park (taken by City-County) 1,200

1935 Halawa Valley, Molokai (to Helen Irwin Fagan) 8,547

1935 Molokai Ranch Sales 5,240

1939 Dole Street Tract, Kapaakea 3

Now there did not appear to be any real "land hunger for any of 
these fee simple tracts. Until about 1940 there was no real shortage of 
homes in Hawaii. £ few subdividers had made money; many more had pocketed 
losses over the year#. •

There were really only two or three of the above tracts sold In fee 
simple that went quickly: Bingham Park Tract, which seemed a natural for 
small homes at the foot ox Manoa Valley; and the Saint Louis Heights tract 
near St. Louis College and on a beautiful, close-in ridge. Developing 
huis handling the Mclnemy Tract made quick money on the first third of 
the lots but failed to break even on the tract and went through the wringer 
because of the costly, slow moving, steep upper third. Other tracts moved 
very slowly and developers were lucky to break even on them as a rul^.

Some Other Lands Taken by Government Prior to World War II #^Vfc,W*-_W,»«M^#^Wa«^MWBM»JI«MMM*«MU«IM«B»m^»*M»«WMMM«**.K-&Je«.»^;*UMJ* « *3tt*«M«*M«M* >«»-*»««*",,"“«"W«»*«a«M«««»«*«aM««#M«M«®M^»-'»MMM»iM—■■-^••caMMRMMMM******^

During the period px*ior to World War II there were taken by eminent 
domain many parcel# of Bishop Estate land, particularly within the City 
of Honolulu. Amongst these were the sites for: Smith Street Playground, 
Kalakaua Intermediate School, Kapalama Park, Farrington High School,



Library of Hawaii Kalihi Branch, Kapalama Elementary School, and many 
other school and park sites. Also taken have been hundreds of acres with­
in the City of Honolulu for subsidized housing, new streets, street and 
highway widening, storm drains, sewer easements, light and power easements, 
etc.

There were also sales for church sites from time to time. The Trus­
tees are co tive in providing land for church sites in their subdivi­
sions. These are provided on low, long-term leases and generally on right- 
of-purchase leaseholds unless purchased outright.

Realizations from land sales for the most part have been used to build 
new, needed buildings at The Kamehameha Schools. In certain cases, some 
of these funds have been plowed back to improve land standing in low use, 
thus 'creating new subdivisions and resulting in Increased income to 
operate The kamehameha. Schools.

Leasing
M*M4MU*MM«IB««l JM*CJM^».

During these 57 years since the inception of the Trust in 1884 and 
prior to World War IX there developed markets here and there for leasehold 
residential lots. The people of Honolulu, and more recently in Hilo, 
having had fair treatment by the Bishop Estate Trustees, rely upon them to 
maintain good subdivision standards and in many cases prefer leaseholds to 
fee simple lots.

Trustees Leasehold Policy
^. . . • J>-..^KMCMfetaOtt.B..^i^<^*-ff.^^>^r-.«a«iK ■■twaw.a'iW m*Mi«M43wp«aaawMjfa»

In fact, it is a basic desire and objective of the Trustees that their 
leaseholds should be preferred. The Trustees are responsible for a landed 
trust directed to be for the public benefit, and therefore to be perpetual. 
Their lands are to he kept and managed, and are to be offered to the public 
as leaseholds. It is essential that in the long run, they be preferable to 
fee simple lots. This may sound strange to malihto but it is an in­
teresting fact. The Trustees cherish it and recognize that it is a neoessi 
ty for a perpetual landed charitable trust.

Today it is plain good business for firns to build on leased land, 
since they can save capital funds for other uses and can charge lease 
rentals off as proper business expense deductions in income tax returns.

The Bishop Estate Trustees' leasing policies include such general pro­
cedures as fixing rentals for residential leaseholds at 3^ of the fair 
value of the land. Values are usually in line with the Tax Assessor’s 
appraisals when such are regarded as equitable. Shoreline residential 
lots are leased at a 3^ rate. Commercial, industrial, and hotel-apart­
ment areas lease at 6^ of the fair value of the land. Agricultural rentals 
are usually at 5/* or on a percentage'basis.

The Trustees give preference to the lessee occupying the land if such 
lessee has improved the area. Exceptions occur when the area is needed 
for some higher use.

The residential improvements do not revert to or become the property 
of the Estate at the end of the lease; they belong to the lessee. Other 
improvements, up to their residual value, do revert to the lessor.

In cases where there are many times the number of applicants as com­
pared with the number of available lots, the Trustees usually give out the 
lots in chronological order of application; or at times, especially in the 
case of business lots, applicants are allowed to bid for the lots.
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In the few subdivisions developed by the Trustees themselves, in 
order to recoup the sums spent on offsite improvements, these costs are 
apportioned amongst the several lots and lessees pay for them in advance 
in whole or one-haIf, and such payments are credited as prepaid rent over 
the first 20 years of the lease.

If leaseholds are renewed, the Trustees make a fair allowance and 
credit for the value of any remaining portion of the lease term, thus 
modifying the new rental rates.

Bishop Estate Subdivision Standards

Subdivision standards set by the City and County of Honolulu have 
evolved over decades of experience in our city with its growing population 
density, until the requirements are at least full and adequate if not in­
deed in some cases burdensome and highly expensive. This applied chiefly 
to the preparation of the physical features of the subdivision, the off­
site improvements, including sewerage disposal, streets, curbs, gutters, 
sidewalks, storm drainage, lights, power, grading, etc.

But there are important features not covered by the City-Co;/. ; ■ 
ordinances that can be administered in a leasehold subdivision but that 
seldom can be applied in a subdivision of fee simple lots. The Bishop 
Estate Trustees carefully control setback lines, major view characteris­
tics, addition of later improvements lest such tend toward crowding and 
slum qualities, etc. The Trustees also endeavor to insure that their 
lessees and assigned sublessees are of good character and qualify as good 
neighbors. This latter is one of the most difficult yet at the same time 
most valuable controls that home builders in a selected subdivision can 
secure for their peaceful enjoyment and the lasting values of their in­
vestments .

Bishop Estate Leasehold Subdivisions Prior to World War II

Amongst the leasehold areas developed during the years prior to Wox*ld 
War II were such ass

1915

1916

The bungalow subdivision on filled land in Kake 

Kaiwiula Subdivision

1916 & 23 Waialae Subdivisions, Sections ”Af’ & ”C”

1923 Kahala Beach Subdivision

1926 Maunalua Beach Subdivision

1938 Maunalua Acre Farm Lots

1939 Portlock Subdivision

Kakaako area was filled by Hawaiian Dredging Co., Ltd. and payment 
for the Job was made in land - then a swamp and slough, Including the area 
of the present Ala Moana Shopping Center. There was a great need for 
simple homes for Hawaiian families and these were provided in Kakaako by 
the Trustees. Pohukaina School, Mother Waldron Park, and the Muriel Kin­
dergarten were provided sites to serve the neighborhood. This residential 
area inevitably became infiltrated with commercial and industrial structures 
and a residential area deteriorated into slums in due time. Recently it has 
yielded almost entirely to industrial and commercial uses and lessees have 
invested millions of dollars on their Bishop Estate leaseholds. Such im­
provements for higher use of course yield much higher tax revenues for 
the State.
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The Maunalua Farm Lots were designed to provide subsistence for 
persons working in town, and for small truck and flower growers. They 
were very popular at the time. In due time as real property taxes rose, 
the large lots were sublet in part and crowded conditions developed. The 
area now is being developed systematically and under a fine plan by Hr. 
Henry J. Kaiser and Associates for single-family residences.

In fact, studies having revealed a proper market, with population on 
Oahu slowly but steadily increasing, all the above leasehold subdivisions 
moved well and today yield increased and continuing revenue to operate The 
Kamehameha Schools. All the while the homeowners’ equities in these sub­
divisions continue to Increase in value.

Slow Development of Hawaii and The Bishop Estate
Years

From a review of the foregoing figures for new leaseholds and result­
ing Income, it is clear that although there were surges forward from time 
to time, there also were recessions along the way. The Territorial economy 
and the Bishop Estate developed steadily but not spectacularly during this 
"First Stage of Development". There were long periods when the development 
of the Territory and nearly all lands was very slow.

At no time prior to World War II did Bishop Estate revenues reach a 
million dollars per year. After essential operating expenses, it was 
found that any expansion of The Kamehameha Schools’ enrollment during these 
years had to be made with serious forethought and caution. There were a 
few years when the cost of operating The Schools exceeded the available 
Income.

Summary of Section II

The original estate of Honorable Bernice Pauahl Bishop Included some 
431,000 acres, located on most of the islands.-

During the following years some sales occured when land was needed 
to build new school buildings, or when it was believed to be for the best 
Interest of the estate, until today the total area is around 370,000 acres.

Land productiveness and use increased very slowly for some years. 
However, as sugar cane became more Important and profitable, and as laborers 
to grow it could be imported, the lands were moved to higher agricultural 
and residential uses.

All Bishop Estate lands are being used by individuals or corporations. 
Some lands are dry, lava covered, or above the timber line. Others are 
fit only for grazing so far. Around a third of all lands are serving as 
water sheds and forest reserves, thus supplying the State’s basic needs. 
Only about 10^ of all Bishop Estate lands are arable. This is a little 
better average then the State lands, which are 8^ arable.

The key to increased value and revenues of the Bishop Estate has been 
the directive in Mrs. Bishop’s Will, that her Trustees should not sell 
her lands, but keep them and manage them, except in two cases: (1) when 
funds are needed to erect new buildings at The Kamehameha Schools, and (2) 
when it is for the best interest in her Estate.

Through the years, these lands have increased in use and value so 
that the Bishop Estate is becoming one of the world’s great educational 
foundations.

The Trustees objective is to keep their leaseholds as desirable as fee 
simple lands. Their leasing policies and management are fashioned to this 
end.

Prior to World War II the annual income never reached a million 
dollars. Kamehameha Schools enrollments were in proportion.
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Section III

The Second Stage of Bishop Estate Development: Since World

In 1940 the Bishop Estate had 2,298 leases and 196 tenancies. Today 
there are over 4200 leases and over 500 tenancies. At present the number 
is increasing quite steadily each year.

State Economic Expansion Accelerated

There has been remarkable economic expansion in Hawaii during the 
fifteen years since the end of World War II up to the end of I960’, and 
particularly since Statehood in 1959.

The progress of ’’the Sixties” has remained accelerated so far In 
1961.

Three reasons generally are given for these advances:

First, The development of Defense activities and posture in the 
Pacific,, with a great share of the essential installations and activities 
therefor focused on Oahu;

Second, the great growth in Tourism which has been aided by tremen­
dously increased jet air transit; and

Third, the influence of Hawaii’s becoming the Fiftieth State.

The Bishop Estate has shared amply in these state wide economic 
advances.

BERNICE P. BISHOP ESTATE - LAND STATISTICS*
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Approximate Percentage
1• Areas - Islands* Acres of the Island

Oahu 60,073.182 15.00
Hawaii 290,985.338 11.32
Kauai 10,735.487 3.00
Maui 2,546.057 .60
Molokai 4,715.820 1.30

Total Acreage 369,055.8/4
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BERNICE P. BISHOP ESTATE - LAND STATISTICS (continued)

2. Total Acreage In Various Uses - Islands of Oahu, Hawaii, Kauai, Maui, 
Molokai*

% of £
Use Acres Total Acge. Income Derived

Business & Industrial 277.036 0.08 37*24
Residential 2,873*955 0.78 35.73
Agricultural 20,279.273 5.49 14.28
Farm 10,841.714 2.94 6.90
Miscellaneous 2,632.937 .71 4.57
Grazing 193,449.230 52.42 1.27
Forest 82,580.870 22.38 0.01
Waste 5 6,120.85 9 15.20 Zl_

Totals 369,O55.874 100.0^ 100.0^

3. Total Number of Leases and Tenancies for Various Uses

A. Leases Total Oahu Hawaii Maui Mol Kauai
Use UTassification

Business 224 193 31
Coffee 439 439
Easement 122 112 8 1 1
Diversified Farms 421 304 101 2 14
Grazing 44 1 39 22
Hotel Apartment 30 29 1
Industrial 27 24 3
License 95 4
Pineapple 3 3 .
Residential 2,858 2,684 174
Sugar 11 4 7
Forest Reserve '32 1
Other 67 31 33 __ ^ -A

Totals 4^8 3,392 ^1 _2 12

B. Tenancies
Use Classification

Business 43 43
Easement 15 15
Diversified Farm 96 94 2
Grazing 12 6 6
Industrial 2 2
License 23 21 2
Residential 268 250 17 1
Other 44 35 8 1

Totals 503 466 35 2

*See pages 10 and 11 for statistics during pre War years.
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A year prior to World War II and during the four long years of war 
there was no chance nor were there any materials available to build houses. 
A serious and large shortage of homes developed. Meeting this demand 
created a market for house lots on Bishop Estate and other available lands. 
In proportion there has been an increase in commercial and industrial sites. 
The Estate’s two close-in city areas, Kakaako and Kapalama, have proved 
very desirable for such last named improvements.

Increasing numbers of tourists have created jobs and added materially 
to the dollars turning over in Hawaii, thus enabling many persons to pur­
chase homes. Also new hotels and many new apartment buildings have gone 
up. Some of these improvements are on Bishop Estate lands on Oahu.

The effects of attaining statehood have been fantastic even if prob­
ably chiefly psychological. But with Hawaii’s natural beauty and wonder­
ful climate well known and with nation wide publicity resulting from the 
area’s becoming one of the States of the Union, dramatic interest has been 
shown in the development of the islands. .

Local and even mainland firms, the latter too often with scant back­
ground Justifying their activities, have bought land, subdivided it and 
made fabulous profits simply on reselling it. In most cases, such sub­
divisions on the neighbor islands have stood undeveloped, no homes or 
improvements in sight on them.

However, subdivisions on Oahu both in fee simple and leasehold lots 
have been going fast so far. Turnover after turnover has resulted In 
profits as a rule. It Is believed that this procedure now is coming to 
a definite slowdown because sites are beginning to exceed demand in many 
types of enterprises and homes. There, however, is still a great need 
for houses for families above the subsidy level but below the income level 
required for homes costing $18,000.00 up.

A table below gives details of Bishop Estate residential subdivision 
development on Oahu from the end of World War II until June 30, i960.

This shows that during the period there have been developed 2,639 
new homesites on Bishop Estate land on Oahu alone. Several small subdivi­
sions have been opened on Hawaii also.

BISHOP ESTATE
RESIDENTIAL SUBDIVISIONS DEVELOPED ON OAHU BY BISHOP ESTATE 19^5 TO . I960 

' [SINCE WORLD

Total Number 
of Lots

19^5 - Kaelepulu Subdivision)
19^6 - Kaelepulu Subdivision) 164
1947 - Kaelepulu Subdivision)

1941 - Waialae Kahala Subdivision)
19^ - Waialae Kahala Subdivision)

1946 - Lowell Tract - Kokea and School 37
19^7 - Kuapa House Lots - Koko Head 30

" - Maunalua Beach Subdivision - Extension 24
1947 - Kaialiu - Coyne Street 20

- Kahala Subdivision - Addition
19^7 - Kohou Street Subdivision 14

1951 - Waialae Neighborhood Tract A 98

Total Lots 452
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RESIDENTIAL SWIVISIONS DEVELOPED ON WJ BY BISHOP ESTATE 1945 TO i960 (WD)

Total Lots 921

Total Number 
of Lots

1951 - Kailua - Kaelepulu 20
1952 - Kapalama - School Street 130
1953 - Waialae-Kahala - Tract 0 108

“ - Kapalama - Vineyard Street 13
- Kahala - K/S Beach Reserve 5

19^ - Waialae-Kahala (Tract D) 85
- Waialae-Kahala (Tract E) 96
- Waialae-Kahala (Tract G) 75
- Waialae-Kahala (Tract F) 104
- Kapalama - School Street 13
- Kealaolu House Lots, Extension #1 ___ 6

Total Lots 655

1955 - Kealaolu House Lots, Extension #2 5
- Waialae Golf Course Subdivision 3
- Kawailoa Beach Subdivision, Section ”E" 14

1956 - Waialae-Kahala (Tract ”H") 102
- Waialae-Kahala (Tract ” J4') 126
- Aina Koa Subdivision (Fee Simple) 333
- Kawailoa Beach Subdivision, Sec» ,fE”, Extn. fl 20
- Maunal.ua Beach Lots, Extension #2 ___8

Total Lots 611

1957 - Waialua Depot Lots 13
195^ - Mahuka Subdivision 6

- Pohaku Street Extension 9
- Kaluanui Beach Lots 4

1959 - Golf Course Subdivision 141
- Golf Course Addition 164

i960 - Kamehameha Terrace 3 04
- Enchanted Lake Estates 369
- Central Oahu (Bishop Museum Land) 62
- Kalani Iki Subdivision 49

Grand Total 2,639
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0 VARIOUS BISHOP ESTATE DEVELOPMENTS COMPLETED SINCE I960, UNDER CONSTRUCTION 
OR PLANNED - ISLAND OF OAHU (As of 6-30-61)

Planned
Under (Subject Method of

Subdivision Development Completed Constr. to Change) Development

A. Residential - No. of Lots 1961**
Waialae Area
Waialae Nui Ridge, Sec. 1, Unit A 76 Developer •
Waialae Nui Ridge, Sec. 1, Unit B 86 Undecided
Waialae Nui Ridge Future 397 "
Waialae Nui Valley 63 92 Developer
Waialae Iki View Lots, Units II & IIA 238 Trustees

” ’’ ” ” , Unit III 270
” ” ” ” , Future 351 Undecided

Wiliwili Nui Ridge Subdivision (# lots on BE land) 80 Developer
Waialae Golf Course Extension 34 Trustees

Hawaii Kai (total about 11,700) Developer
Maunalua Triangle Unit I 228

” ” Unit II 76 ”
Koko Kai (Bay View Lots) 110 78 ”
Other Hawaii Kai Areas 11,215 ”

Enchanted Lake Estates (total about
1,006 - Kaelepulu)
Unit II 12 Developer
Unit IIA 17 ”
Unit VA 129 ”
Other Units 848 "

Heeia 2,500 ”

Punaluu 329 Undecided
Kaluanui Undecided ”
Waialua ”

Central Oahu (total about 11,415) Developer
*Halawa 521 651 ”
*Kalauao 1,573 ”
*Waiau 1,940 ”
*Waiawa 5,730 "
*Waiawa - Manana ___ __-. 1,000 ”

Total Lots 350 1,044 27,^50

Residential Grand total completed under 
construction, or planned for construc­
tion during first half 1961 28,644**

B. Commercial - Acres , pip
Kapalama 3-20 d2.45 ^rus. & 2I.D.

Kakaako 18.9 (improved since 1951) Indiv. lessees
Waialae 22.9 5“66 Trus. & I.D.
Hawaii Kai 158 Developer
Enchanted Lake Estates 35+ ”
Heeia 62“ "
Waialua Undecided Undecided
*Central Oahu _____ ____ 42 Developer

Total Acres 4 5° 5°66 299°^

Commercial Grand Total (Acres) 350.11

*Subject to revised acreage use plan to be submitted by developer.

**Note: There are areas of Central Oahu, of Kaelepulu, of Heeia and of Waialua to note a few - 
where final plans are not yet available for construction. Such areas are capable of 
providing several thousand additional homesites, including some apartment areas.
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VARIOUS BISHOP ESTATE DEVELOPMENTS 1961 (CONTINUED)

Planned

Subdivision Development Completed
Under 
Constr,

(Subject 
to Change)

Method of 
Development

Industrial - Acres 
Kapalama 
Kakaako

Hawaii Kai 
Heeia
♦Central Oahu

17-BO
28.08

(improved since
18.19

1951)

125
27

177.50

I.D.
Individual 
lessees

De veloper
it
It

Total Acres 17.80 28.08 3^.69

Industrial Total Acres 393.57

Hotel and/or Apartment 
Kaheka Tract 
Waialae
Waialae Nui Valley
Kapalama Imp, Dist, Unit 2
Hawaii Kai
Enchanted Lake Estates 
Heeia 
Waialua
♦Central Oahu

9.05

30,8
12.5

11.5
144.9
26 +

193.2 
Undecided

152.71

I.D.
Developer 
Trus. & I.D 
I.D.
Developer 

n 
n

Undecided 
Developer

Total Acres 122 30.8 540.81

Hotel and Apartment Total Acres 580.66

All data is from 1) subdivision plans, 2) Developers’ general use plans, or 3) engineers 
retained by the Trustees

♦Subject to revised acreage use plan to be submitted by developers.
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Summary for 1961

The most striking table is the last one above showing that since 
I960, during the first half of 1961, with projections in the immediate 
future, the Bishop Estate has completed, under construction, or planned 
for earliest development the following (figures herewith summarized at 
mid-year 1961).

Bishop Estate Developments During First Half of 1961 t=B**=,c:i,BH:,:B:,cSB==a=i=«==s=sac«=acaB«sax33n»wc«Kns*»C3m3nMBMs=x=»3iBwQKBc#»^

Under
Completed Constr 0 Planned Total

A. Residential lots 350 1,044 27,250 28,664.

B. Commercial acres 45 5 066 299.45 350.11

C. Industrial acres 17.80 28.08 347.69 393.57

D. , Hotel and/or Apartment 
acres 9.05 30.8 540.81 580.66

Provision of such facilities will go a long way toward supplying any 
existing demand. The Bishop Estate has other areas not yet ready to be 
included formally under the "planned'’ column, above.

Future Expansion

The Trustees believe that the Bishop Estate is on the threshold of 
considerable expansion of educational advantages for the children of Hawaii. 
This is possible because of their great yield-producing expansion of Estate 
lands.

But the field of land development in Hawaii is extremely competitive. 
Many other landed estates and corporations, particularly on Oahu, are 
developing area® as fast as they can market them. The Trustees of Bishop 
Estate consider it necessary and in the best interest of the Estate to move 
into these new areas of extended service only under the considered opinion 
and advice of experts in the fields of land management and land economics.

New potentials of educational services to more boys and girls depend 
upon the further development of the land. Every effort is being made to 
secure new developments with adequate capital for such.

However no one safely can say that the Bishop Estate lands will surely 
increase' in income steadily at the accelerated rate of these recent years 
Indefinitely into the future. Some think Oahu already is becoming over­
built and the rate of increase must level off.

Economists estimate that no later than mid 1963 the supply of houses 
for persons able to purchase such without subsidy, will exceed the demand.

Development of Bishop Estate Lands on Neighbor Islands

To date it has been difficult to team up with developers who are able 
to secure adequate financing to develop potential tourist destination areas 
on the Bishop Estate lands in Kona, and Puna on Hawaii, and on Molokai.
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We now have one developer - Hualalai Development Corporation - committed 
to spending hundreds of thousands of dollars on our lands of Kaupulehu, 
Island of Hawaiio Possibly others may be found to undertake the risks of 
developing hotels, golf courses, etco on even better Kona sites. These • 
are amongst the concerns and hopes of the Trustees.

For as tourist facilities develop on our neighbor islands, there also, 
will be created new jobs, new moneys in circulation, new related businesses 
and services, new demands for homes. All this will aid the neighbor islands 
to raise the use value of their lands and the revenues from them. The 
Bishop Estate stands to share in all such developments, provided the Trus­
tees are able to arrange with competent developers with adequate financing ■ 
to develop their lands on the neighbor Islands. Here also there is very 
keen competition.

Official Reports of Estate Progress

The reports the Trustees are required to file with the courts, or 
other official records announced in the press, show what has been the trend
since World War II up to the end of fiscal year June 30, i960.

K/S Enroll­
mentYear Acreage*

100$ Tax Assessor’s
Values • ■

Income for 
the Year

1945 (Gradually 11,167,668. 763**

1946
dropping 
from the 1,231,056. 778

1947
1937 in­
ventory of 1,188,108. 916

1948
374,693 
acres) 1,300,249. 969

1949 371,306 $ 15,282,450. 1,523,844. 1,001

1950 370,215 29,577,535. ■ 1,472,114. 1,108

,1951 370,213 29,622,467. 1,576,101. 1,159

1952 370,201 30,231,003. 1,631,279. 1,237

1953 370,192 31,360,030. 1,798,969. 1,232

1954 ,,370,158 34,491,323. 1,720,543. 1,262

1955 370,127 36,352,248. 2,061,011o 1,288

1956 370,046 36,223,147. 2,097,352o 1,385

1957 369,968 62,324,670. 2,428,595. 1,528

1958 369,236 65,089,035. 2,708,122. 1,659

1959 369,065 71,188,392. 2,749,092. 1,714

July 1, I960 368,928 74,197,783. 3,038,203. 1,759

Dec. 30, I960 172,338,783.***

*The land acreage inventories are changed only very slightly year by year.
(See page 8 for inventories prior to World War II). Decreases since World
War II are due chiefly to takings by Government by eminent domain for 
public purposes. In recent years sales have been small.
**In 1943 the Preparatory Department was reopened and started out with 

over 300 day students. In i960 its enrollment was over 750.
***The Legislature in 1959 passed an Act directing (inter alia) that land 
should be assessed on the basis of its highest use, whether it is at the 
time put to such highest use or not.
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This was a main cause of a great jimp in real property values as set 
by the Tax Assessor during i960. Another cause was the greatly increased 
number of new subdivisions that suddenly had sprung up. Many of the new 
subdivisions as yet are not completed, but the Tax Assessor’s values seem 
to anticipate the worth of the sites when their new use is declared and 
planned and approved by the City Officials.

The jumps in real property values due to Statehood have been fantastic 
and often economically unjustifiable. Present assessed values of the 
Bishop Estate as shown In the above table reflect this fact.

Hie annual increases in Bishop Estate real prof 1# were rather
steady up through 1953* then there was a $3-1 million jump. This was 
followed by the $2 .1 million jump between 1956 and 1957* Another $6.1 
million jump . • 1958# followed by a $3 million in ;er 1959*
But the tremendous wallop came due to Statehood and fan culative
land deals. Hie od the Tax Assessor to increase the Bishop Estate 
real property values more than 1000 in I960, from $74.2 million to $172.3 
million. This was an Increase in value of over $98*1 million.

’ Doubtless the Tax Assessor’s, values were on the low side prior to
1950.

In 1950 The Bishop Estate f£^L£lL-£22£2S2.; had an income of nearly 5# 
on the then assessed value of tTi^. re^1 prop

This ratio of return held fairly steady until 1957. At that time 
there was a new and overall Tax Assessor’s appraisal which raised the values 
$26.1 million. Revenues for that year showed a return of a little less 
than 4# and this rate held steady until the big boost in Tax Assessor 
values in i960.

At present Tax Assessor’s values of $172,338,783 f©r the real property 
k of The Bishop Estate, the rate of return overall during the current year
J is expected to. run to only around 2-1/3#.

It appears, therefore, that the Tax Assessor has anticipated future 
values for our lands. It will be many years - if it ever occurs - before 
the returns on our real property again average 40 or over. However, it is 
believed that th of Bishop Estate lands.will increase as the years
go by and hence these lands are the best investments that Trust can 
possess. \

Every effort will be made by the Trustees, using most competent devel­
opers to increase revenues flowing from the lands.

Certainly the demand for more educational services on the part of the 
Increasing numbers of boys and girls of Hawaiian blood requires such ur­
gent action.

Some More Recent Land Sales and Takings

Since World War II, while leasing has been going on steadily, there 
also have continued acreage losses through both eminent domain and sales.

In 1958 the Federal Government took a further 2,053 acres of land to 
increase the area of the Hawaii Volcano Park. In 1959 the Trustees made 
164 acres available in order to round out the program to develop the City 
of Refuge Historical Park as a National Shrine. The Trustees sold in fee 
approximately 70 acres to create 333 Veterans’ homes in Aina Koa (Waialae, 
Oahu). Remnant acres of 79.48 and 99.47 acres were disposed of in Manoa 
for fee simple home development and a further remnant of 78.46 acres was 
sold in Kalihi Valley. .-•
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In tabular form the chief sales on Oahu alone - not including takings 
by Government - are as follows;

AREAS ON OAHU SOLD IN FEE BY BISHOP ESTATE 
TO HOME DEVELOPERS FOR RESIDENTIAL SUBDIVISION 
_______________ ^1945 TO 1958

utilities, schools and parks have multiplied rapidly, the demand for Bishop

Area in Acres
Year 
Sold

No. of 
Lots

Laimi Tract 6.68 1946 21

Manoa Uplands Tract Extension 29.97 1946 150

Kaaipu Tract 6.49 1947 35

St. Louis Heights Tract Extension 200.201 1948 225

Halawa Heights Tract 58.800 1949 249

Kawaiolena 1.350 1949 5

Puaena Tract 2.566 1949 21

Varsity Tract 4.430 1949 22

Booth Tract Extension 9.231 1950 56

Kamoku Street 3.2 1950 20

Aina Koa 70.00 1955 333 . v

Bishop-Manoa 79.481 1956 340

Manoa Valley (Pukaomapmao) 79.481 1956 336-

Kalihl (Maluawai) 78.460 i960 80 (Estimate)

Manoa Gardens 99.466 i960 400

Manoa (Kam^l epu) 4.082 i960 16 (Estimate)

Total 22£hl88 Acres 2^309 Lots

(See page 8 for areas sold prior to World War XI)

During the past few years as new freeways, highways, streets, public

Estate acres has increased rand in this way, through eminent domain, sub­
stantial areas of Bishop Estate land have been made available for public 
use. Likewise the new subdivisions have required many new church sites. 
All these takings the Trustees recognize to be in the public interest and 
essential in the development of first class subdivisions.

Causes of Estate Income Increases

One of the causes of the annual Income increase has been the fact that 
when Old long-term leases expire, they have been renewed at values commen­
surate with the up to date tax assessor’s appraisals, or roughly so a Said 
assessor’s appraisals although they hold relatively steady prior to 1950 
tend to be quite high in recent years.
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Another and much more remarkable reason for income increase has been 
the willingness of vigorous development huis to secure funds from Mainland 
Insurance Companies and other sources Including home loans guaranteed by 
the Federal Housing Administration and Veterans’ Administration, and under­
take the development of large areas of Bishop Estate land on Oahu.

Three of the largest of these enterprises on Bishop Estate lands are 
(a) The combination of Joseph Pao and Associates and the American Factors, 
Limited to develop the Bishop Estate lands of Halawa, Kalauao, Waiau and 
Waiawa in Central Oahu; (b) The undertaking by Mr. Henry J. Kaiser and his 
enterprises to develop the entire 6,000 acre lands of Maunalua on the east 
end of Oahu; and (c) Joseph Pao and Associates to develop the great Kaele- 
pulu Pond area on Windward Oahu, together with adjacent Kula lands.

Further, there are two developers now undertaking to develop the 
Ahupuaa of Heeia. Thomas McCormack and Hasegawa and Associates have divid­
ed this area and are moving to improve and market it.

Some Trustees* Services in Developing Lands

The Trustees themselves for the most part have developed the lands of 
Kahala and Waialae on Oahu. This development is affording some of the 
City’s most attractive homes. Now a superb residential,and self-contained 
subdivision, with over 700 homes, churches, schools, a shopping center, the 
area less than ten years ago was occupied by a few small farms only.

Use of Mortgage Loan Funds
MmMMMK3aMaBBMMMMmBMMMaM«MrteMhaaManwaaanMa3MaMwrasxaaiKa0MMnaM»saaE*»^

Although the Trustees have used only comparatively small sums of 
Estate funds in these recent and projected great developments, they have 
secured, arranged with, and supervised developing huis and organizations 
to do most of their developing. These huis have been able to acquire 
mortgage loan funds on a scale running into hundreds of millions of dollars. 
With these available mortgage loans, individual home owners, business firms, 
etc. are able to make the offsite improvements as well as to erect the 
homes, office buildings, apartments, warehouses, etc. Such loans are most­
ly guaranteed by Federal Housing Administration.

In the vast majority of raw land development, the Trustees have been 
able to secure competent development organizations. These huis of their 
own Initiative secure many millions of dollars and employ such great sums 
to raise the use of the Bishop Estate lands, thereby increasing real prop­
erty tax revenues and also income to operate the Schools.

So far these developers have operated at a profit in their coopera­
tion with the Trustees.

The expenditures for offsite improvements convert the raw land into 
improved land, thus making the land more valuable and remunerative after 
the period during which the offsite Improvement costs are amortized.

In fact it would be impossible to have made the great strides during 
the recent years in developing this Estate, except for the ability of the 
Trustees to secure and cooperate with such development groups.

.> Residential Improvements belong to the lessees and there is no in­
crease in later rentals based on such added Improvement values.

The great bulk of Bishop Estate land improvements is in residences. 
Although the sums spent to erect these are vast and run into hundreds of
millions of dollars, these do not directly show Increased corpus assets 
of the Trust.’ However, all such carefully planned improvements convert 
raw land to highly improved land, which therefore indirectly increases 
the values of the land and the assets of the Trust.
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Commercial, industrial, hotel and apartment improvements, however, at 
the end of the lease term revert to the lessor and these Increase the corpus 
of the Bishop Estate and hence the rentals charged on the renewed leases.

Net Revenues After Estate Operating Costs are Used for K/S

Not all of the total annual revenues of the Bishop Estate are avail­
able to operate the Kamehameha Schools. The management of the large landed 
Estate with its more than 4,200 leases and over 500 tenancies, and with 
these increasing by substantial numbers each year at present, requires not 
only the responsible services of the five Trustees but also the services 
of a staff of around 70 employees.

Such staff has the approval of the Court and is regarded as reasonable 
for the size of our Estate and the huge volume of real property transactions 
in the management of it.

In addition, the Court has sanctioned the Trustees’ use of some reason­
able portion of accumulated surplus income for the improvement of such lands 
as in the Trustees’ opinion, Immediately when developed, will yield sub­
stantially increased revenues for the operation of the Schools. The Trus­
tees are using some such income currently, in limited amounts, to effect 
the excellent improvements in the Waialae-Kahala section of Oahu. By this 
method the highest type of residential subdivision is resulting. However, 
in so far as corpus funds are available for developing these subdivisions, 
such corpus funds are used, and income therefor used very sparingly, 
saving it to increase enrollments at The Kamehameha Schools.

The effect of such land development, much more than any increases in 
staff and concomitant expenses, are evident just at present and are shown ' 
in the following comparative figures:

Year Annual Revenue

♦Bishop Estate Expense, 
Including "Special Ser­
vices" for Surveyors, 
Planners, Attorneys, 
Engineers, Etc. '

Net Available for 
Kamehameha Schools

1930 $ 653,344. $ 218,174. $ 435,170.

1940 656,029. ■223,767. 432,262.

1950 1,472,114. 367,681.’ 1,104,433.

I960 3,038,203. 1,021,889. 2,016,314.

♦Note: The expense of operating The Bishop Estate not only includes the
salaries of bookkeepers, secretaries, accountants, and also Trustees’ 
commissions. Because it is a very large landed estate this expense con­
tinuously includes the cost of "special services" rendered by attorneys, 
lease documentalists, surveyors, engineers, foresters, water experts, 
draftsmen, tax experts, appraisers, etc. Such special services cost a 
large part of the present annual operating expenses of The Bishop Estate, 
just as is true with other landed trust estates.

As the subdivisions become completed and revenues therefrom arise, 
the services required from specialists are expected to decline, thus re­
ducing the expense of operating this large landed estate. At present we 
are in a period of extensive development. Since World War II Bishop Estate 
revenues as well as operating expenses have advanced steadily each year.
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Bishop Estate Land Planning

While the above steady increase in land use has been taking place, 
the Trustees have had development plans prepared for practically all their 

*,^ands on the Big Island - in Kona, Kau, Puna and Hilo.

Similarly, plans have been devised for the high development of the 
Trustees1 lands on Kauai and Molokai., .

Accomplishing this land planning for all of the Bishop Estate lands 
has been one of the important contributions made by the Trustees since the 
War. In fact, much of this planning has been decided upon and undertaken 
during the last five years.

Placing to Reverse a Damaging Trend

The earnest plan of The Bishop Estate Trustees’ is to Increase annual 
revenues so that necessary, widening services and benefits may be rendered 
Mrs. Bishop’s people today. This is an endless task, never to be accom­
plished as fully as the Trustees hope. Necessarily this is the case be­
cause the Hawaiians and Part-Hawaiians are increasing so rapidly in numbers

But there is a basic and further design as part of the overall develop 
ment of The Bishop Estate.

The great bulk of Mrs. Bishop’s lands are on the Big Island of Hawaii. 
There also are substantial areas on Molokai and Kauai. From these areas 
the Hawaiians withdrew and left ruins of hundreds of settlements. They 
moved to the seaport towns where there was promise of employment and where 
money was in circulation.

This old trend away from the land has resulted-A serious consequences 
■^to the Hawaiian people and to the State.

It has been very difficult to restore economic operations and popula­
tion to these neighbor island areas. Several small fortunes have been 
sunk in Kona, for example, in attempts to grow sugar cane, tobacco, sisal, 
hemp, vanilla, cacoa, citrus, and other agricultural products.

Coffee is still a hope, though possibly it is becoming a frail one. 
Ranching extends over vast acreages but yields very low returns. Macadamia 
nuts and bananas are being tried/ also forestry, papaias and acerola.

But the Trustees believe that the best prospects for future increased 
usefulness of the Kona and other Big Island lands - as well as the Molokai 
and Kauai lands - lies in developing tourist destination areas.

The natural beauty of these areas, the very agreeable climate, the 
recreational possibilities - all things combine to indicate a hopeful 
future in this line of endeavor.

It is planned that there shall be six or eight tourist destination 
areas in Kona. These will provide many jobs, call the people back to the 
area, and rehabilitate lands that were deserted in the middle 1800’s. 
Similar developments are believed possible and planned for Puna.

However, the Trustees yet are to make adequate contacts with enough 
competent developers and time apparently must elapse before the tourist 
destination areas reach full fruition. Such ventures are risky from an 
investment standpoint. Trustees of a charitable Trust cannot use their 
income for such ventures, even if the net annual income were not all re­
quired to expand and maintain The Kamehameha Schools’ program.
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The Trustees continually endeavor to interest large mainland capita­
lists to undertake these developments. In due time, their efforts must 
bear fruit.

This wise planning is leading to the sound and orderly growth of the 
State and the improvement of the general economy and standards of’ living, 
as well as to the increase in income from Bishop Estate property and the 
increased enrollment at the Kamehameha Schools accompanying this.

This program of development not only has added thousands of new home­
sites, and business, industrial, and hotel-apartment sites; it has meant 
that the hundreds of millions of their own dollars that developers and 
lessees are ploughing into the Bishop Estate lands have made these lands 
more useful and much more productive of tax revenues. Such, of course, is 
of great benefit to the State and County governments.

An indication of this aid to government revenues is indicated in the 
following figures showing real property taxes annually paid on Bishop 
Estate landss

Real property Taxes Paid on Bishop Estate Lands

Year
Real Property 
Taxes Paid Year

Real Property 
Taxes Paid

1950 . $806,322. 1956 $ 796,035.

1951 784,005. 1957 906,234.

1952 825,612. 1958 1,114,047.

1953 760,072. 1959 1,225,558.

195* 645,185. i960 1,551,266.

1955 777,837. 1961 2,074,576.

Benefits From Bishop Estate Land Development Program

The Trustees desire to take an affirmative and constructive approach 
to improving the use of their lands.

Since World War II they have been very active In bringing their lands 
to higher uses.

The land development program as shown in the tables above have im­
proved land use and value.

It has definitely increased the tax base and tax revenues of the 
State.

It has made thousands of new homesites available.

It has improved and provided many acres of very useful commercial and 
industrial sites close within the city.

It has made many new farms available.

It has provided new apartment and hotel sites.
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It has had its full share in developing and providing school sites, 
parks, playgrounds, streets and public utility easements and sites0

2,500 of the homesites provided by the Trustees have been fee simple 
lots. The remainder are leaseholds.

All this has contributed to the improved economy of the State. Also, 
as required in Mrs. Bishop’s Will, it has increased revenues available for' 
educating more boys and girls at The Kamehameha Schools.

The Trustees recognize that they now are in a "buyers market" and they 
seek the cooperation of all interested organizations in their constructive 
approach further to develop The Bishop Estate for the benefit of these 
Schools and the State.

The Kamehameha Schools Development

Mrs. Bishop left her lands to her Trustees to keep and manage and 
develop them solely in order that the income therefrom might provide the 
most desirable and effective education for boys and girls.

The Trustees serve as Trustees not only of this largest landed estate 
but also of The Kamehameha Schools, which Mrs. Bishop directed them to 
erect and maintain and operate.

'Since their appointment by Mrs. Bishop the five Trustees including 
Charles Reed Bishop, the husband of the Princess, and their successors 
have followed the Will of Mrs. Bishop earnestly. That Will is ’’the pole 
star to guide the Trustees".

The Trustees work everyday at their growing tasks. They hold regular 
Trustees’ meetings twice each week, one of these meetings being called the 
Trustees’ School meeting. Special meetings are held very frequently and 
the Trustees are conferring constantly amongst themselves and with their 
staff to advance the interest of the Estate and the Schools.

The Trustees appoint a special school committee. They assign the wide 
varieties of estate and school work not only to their staff but also to 
individual Trustees. Each Trustee has his own special capabilities and 
background of training and experience. This combination of the thinking 
and services of five Trustees has proved to be a very wise provision by 
Mrs. Bishop in her Will.

The Trustees are allowed commissions for their services. The percent­
ages for these are less than percentages allowed by statute for Trustees’ 
commissions in private non-charltable trusts. Also the Trustees have 
renounced all commissions on any revenues from The Kamehameha Schools and 
on "final payments" for construction of buildings and Improvements at The 
Schools although such are allowed by statute.

• They employ a competent staff to aid in administering the Estate and 
the Kamehameha Schools.

The record of their trust is certainly subject to scrutiny by the 
public and the courts at all times. -

Kamehameha Schools1 Program Advances With Bishop Estate
> ... Development'

There would be danger in discussing Bishop Estate land development with 
out tying it in throughout with the Kamehameha Schools educational services s 
development. The Bishop Estate, a perpetual, charitable landed trust, 
would have no Justification or meaning except through the operation of The 
Kamehameha Schools as purposed by Mrs. Bishop in creating this Estate.
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This brings us to an appraisal of what is being done, as revenues in­
crease, to make education on a high level available to more of Hawaii’s 
children in line with the tenets of Mrs. Bishop’s Will. Development of 
the Bishop Estate is for the sole purpose of and must go hand in hand with 
the development of The Kamehameha Schools. The foundation and The Schools 
are a unit.

The 1960-61 Kamehameha Schools Survey 
C—^--UJ^^-^.j^^i^^-UlSSMa^-iii-^Xa^-X-Sfc^X^JiJiiC^UCJS^S^aU^JUfc^aji-iCA^i —^^XJfc-l^^ acu_*i*^

To make certain that the most good for children of Hawaiian lineage 
continuously is^realized, it was decided to procure the services of educa­
tional and management specialists of unquestioned experience and prestige 
to explore avenues of improvement at both the Kamehameha Schools and at 
the Bishpp Estate Office.

Thus in i960 the Trustees of Bishop Estate launched a full survey of 
the present operation and the Future development of the Kamehameha Schools. 
This survey is being conducted by the firm of Booz, Allen and Hamilton 
under the direction of Dr. Lawrence Wilsey. The team is composed of out­
standing leaders in the field of education. Amongst them are Dr. William 
R. Odell of Stanford University, long a student and advisor of public 
education in Hawaii. The team includes also other educators and educational 
economists Including Dr. Carl G. Burness, Dr. P. H. Hanna, Dr. Harold C. 
Hand, Dr. Kenneth J. Rehage, Dr. D. R. Hegstrom, and Dr. Edward J. Burnell.

As part of the study, the firm of Harland Bartholomew and Associates 
is being called upon to advise the Trustees concerning the most desirable 
future development of the campus and buildings at the Kamehameha Schools 
to Implement the educational recemendations of the survey.

The 1961 Bishop Estate Office Survey

At the same time, the Trustees are employing the firm of Peat, Marwick, 
Mitchell & Company to study the operation of the Estate Office to recommend 
concerning the efficiency of the present operation and make recommendations 
for the future, considering the increased workload confronting this office.

• Just as the survey of the Kamehameha Schools is to show how best to 
educate'more boys and girls, so the survey of the Estate operation together 
with the Planning by experts to disclose the highest uses of all lands, 1b 
for the purpose of increasing the usefulness of the Estate to Hawaii and 
her people and increasing the Income from the trust to expand the educa­
tional services of the Kamehameha Schools.

This'is believed to be consonant with good trusteeship of both the 
Estate and its beneficiaries, the Kamehameha Schools.

Well qualified planning organizations are assisting in advising the 
Trustees how best to move Bishop Estate lands now in the lower classifi­
cations of use, into classes of higher use and income production through 
residential, commercial, hotel and apartment, and industrial development 
planning. Already underway, is the exploration of possibilities relative 
to converting some grazing lands and also hitherto undeveloped shore lands 
into mountain home sites, resort, hotel and recreational areas, and making 
available additional industrial and commercial sites. On the planning 
boards of surveyor and architect there have already shaped up development 
possibilities for the Neighbor Islands.
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Purpose of The Kamehameha Schools1 Survey

This survey of the Kamehameha Schools is for two primary purposes?

1) To disclose to the Trustees and their Administration of The 
Schools possible improvements in present operations; to discover where 
economies may be effected; to see that present services are afforded eco- . 
nomically and carried on effectively; and to determine whether or not the 
present curricula and activities are the best that can be devised to develop 
Kamehameha students to their highest capabilities,

2) To advise the Bishop Estate Trustees on the best method of expand­
ing educational services in view of anticipated increases in Estate 
revenues. 1

The educational group has studied several possibilities such as the 
following?

(a) Improving and broadening the curriculum of the Kamehameha 
Schools;

(b) Increasing enrollment in regular as well as summer school courses 
on the present campus at one or all levels of primary, intermediate and 
high school;

(c) The feasibility of adding a junior college, and also

(d) The very attractive possibility of providing scholarship grants 
for post secondary education in other institutions. This latter is a 
matter that would require a favorable court decision;

(e) The group will research the possibility and advisability of ex­
tending the schools1 services to other centers of Hawaiian population 
possibly by providing special aid to Hawaiian children in specific locali­
ties by supplementing the programs of the present public schools now 
serving them. This might serve to prepare children on the Neighbor Islands • 
for enrollment in the Kamehameha Schools as well as for better work in the 
public schools of their communities.

Development Urgent and Continuous

The Trustees know that the task of increasing the usefulness of 
Bishop Estate lands is an endless one. It is also an urgent one because 
there never can be enough revenue produced to care for the education of 
all the Hawaiian children who wish to enter the Kamehameha Schools. There 
are now over 30,000 Hawaiian and part-Hawaiian children in the islands 
between the ages of five and nineteen, the age span covered in Mrs. Bishop’s 
Will. This number is increasing each year.

The trend to decrease the Hawaiian population has been reversed. To­
day the Hawaiians and Part-Hawaiians are increasing rapidly in numbers. 
Soon this ethnic group will equal in size even the largest other groups 
and in due time will equal or exceed all other groups combined.

From these increasing numbers must be developed adequate numbers of 
leaders and competent producers of goods and services for Hawaii.

The obligation of the Estate therefore is clear cut. Possibly theu 
Surveyors* idea of adding some effort and support to the established pro­
grams of the public schools in areas where Hawaiian children are concen­
trated, may prove a most economical and practicable way to aid such greatly 
increased numbers.
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The Schools Founded by the Princess

Before drawing the Will which created the Bishop Estate, Princess 
Pauahl Bishop earnestly took stock of the urgent needs of her people. She 
had seen the people of her race decline in numbers from 300,000 to less 
than 40,000. They seemed to have lost hope in their future. She herself 
had attended a Christian Boarding School. She decided that education 
would be the most constructive legacy to leave her people, affording them 
the qualities needed to hold their own and become good and Industrious 
citizens of the community.

Since the Kamehameha Schools are sole beneficiaries of the Will Mrs. 
Bishop then drew up, more and more children will be educated as the income 
of the estate grows.

The Kamehameha Schools’ Services in the Future—.— ----- -------------------------------------- -—■——
Today' there are occurring significant changes amongst the population of 

Hawaii. The Hawaiian and Part-Hawaiian people are increasing rapidly in 
numbers. Soon this ethnic group will equal even the largest of the other 
groups and in due time will equal or exceed all others combined.
<^^rom these increasing numbers there must be developed adequate numbers 

of leaders and producers of goods and services for the State.

A modern. Jet-age Hawaii calls for modern young men and women to cope 
with its opportunities. Hawaii is now one of the sovereign states of the 
greatest nation on earth. Those who master modern science, modern govern­
ment, and the human relations of the late decades of the Twentieth Century 
must be broadly and deeply educated.

It is the Trustees’ plan that through the revised and improved programs 
of the Kamehameha Schools, the revenues from Mrs. Bishop’s estate will aid 
and go far to accomplish such results.

Through the constantly improving academic program on the campus, the 
occupational program, the extension aid to public schools particularly in 
centers of Hawaiian population, and through a scholarship assistance pro­
gram, it is planned that the Kamehameha Schools will accomplish in today’s 
critical situation as much as and more than Mrs. Bishop could have hoped 
for the benefit and spiritual renewal of her people.

The Campus

The available land for the schools' Kapalama-Kalihi caucus is comprised 
of two ridges and two valleys totaling 426 acres. The present school build­
ings occupy about 90 acres of the main ridge so there is room for consid­
erable future expansion at that site if recommended by the Survey Team 
and/or decided upon by the Trustees.

To the large, attractive campus on Kapalama Heights, many new perma­
nent and attractive school buildings have been added during the last decade. 
Since World War II, this expansion program at a cost of $3,885,000 has 
enabled the schools to bring student enrollment to 1,960. Land and improve­
ments of the schools are currently valued on the books at around 
$9,000,000. Replacement costs today’would be much greater.

It is believed that the campus of the Kamehameha Schools may become 
widely extended to touch in a comparative and helpful way many other 
sections of Hawaii. This would be aid extended through the public school 
system Itself. For this the approval of the Court will be required.



&
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Great Educational Foundation"

The Kamehameha Schools are outstanding In their endowment, develop­
ment and purpose not only in Hawaii but throughout the United States. The 
Trustees endeavor to place particular emphasis always upon the quality and 
leadership of faculty and administration. This is reflected in the facts 
that graduates are taking their places successfully in the island’s 
businesses, industries, and professions, and that graduates regularly win 
appointments to West Point, Annapolis, U. S. Air Force Academy, and the 
Coast Guard and Merchant Marine Academies. A large majority of the gradu­
ates proceed to colleges or technical institutions of post secondary educa­
tion for which the Kamehameha Schools prepare them well.

Preceding tables have shown the annual enrollment figures for The 
Kamehameha Schools. At present the size of the annual graduating class has 
reached 222 boys and girls. In a few years we hope that the number can be 
expected to approach 500.

The quality of education is improving at Kamehameha.

Now thousands of these "good and industrious" young people are con­
tinuing* to develop their capabilities in many forms of post-secondary 
education or in learning on the Job. The effect of Mrs. Bishop’s Estate 
Qn the Hawaiian people, and on this State and our Nation will be what our 
freneractress desired and directed in her Will.

Friends in The Kamehameha Council therefore are urged to cooperate 
in carrying on the great mission of the Bishop Estate and The Kamehameha 
Schools.

The pride of the Hawaiian people in the Estate and The Kamehameha 
Schools provided by their Princess Pauahl and their support of the Estate 
are exceedingly Important.

Honolulu 
July 21, 1961

/
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Kam Schools ’
Enrollment 
Boost Eyed 
The Bishop Estate plans to 

increase Kamehameha 
Schools enrollment substan­
tially without selling large 
chunks of estate land.

This was revealed Friday 
in an estate trustees’ request 
for Circuit Court permission 
to lease buildings for use of 
the schools.

THE ESTATE asked per­
mission to expand its educa­
tional activities following the 
recommendations recently 
made by a national consult­
ing firm. The firm recom­
mended that enrollment be 
increased from 2,000 to 2,750.

The trustees told the court 
they “desire to expand the 
facilities of the Kamehameha 
Schools to provide for a sub­
stantially greater enroll­
ment.”

“To this end (the trustees) 
propose to enter into con­
tractual and leasing arrange­
ments with others and to 
lease buildings ‘ and other 
facilities to be constructed on 
estate lands, rather than to 
construct and pay for same 
out of corpus in order to con­
serve the corpus of the es­
tate.”

(THE “CORPUS” of the 
estate is its assets, which for 
the Bishop Estate consist 
mainly of the 369,000 acres of 
land it owns. It had been

E

h
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thought the estate would have 
to sell land in order to raise 
the money needed for expan­
sion of the school.)

The request was one of four 
made by the trustees. They 
also requested permission to:

1. Establish and maintain 
an occupational department. 
This would allow the estate 
to offer vocational training to 
Kam School grads.

2. Establish and maintain 
an extension department. This 
would allow the estate to help 
educate students enrolled in 

public and other private 
schools.

3. Provide scholarships to 
Kam School grads who want 
to go to college.

1





Project Hawaii Kai

Location Maunalua, Oahu

Area 6,000 acres more or less

Description: Lands between Kuliouou and Makapuu Point from the

main ridge to the sea except for Koko Head Park and

minor government owned parcels for schools, parks, etc. 

Developer: Kaiser Hawaii Kai Development Company

Document: Development Agreement

1 Date: April 27, 1961 . 1

Term: 10 years with option to extend for two additional

5 year periods.

Principal Provisions:

Subdivide, improve and develop at no cost to Bishop Estate 

those lands suitable therefore into residential, apartment, 

commercial and hotel lots.

Rental: . •

During the first 30 years of each lot lease Bishop Estate 

participates in varying percentages of the total rent from 

, 10% to 40%. Hawaii Kai retains the balance. After the 30

. year period the full rental is retained by Bishop Estate.

Lease Terms:

55 years.

Rental fixed for 25 years of lease term on residential lots 

and 30 years on other lots with rental renegotiation in 10 

year Increments thereafter.

Sewerage:

Hawaii Kai to provide complete sewerage system with treatment

• plant and the right to charge each lessee a sewerage charge

for such service.



Project: Hawaii Kal .

Location: Maunalua, Oahu

Area: 6,000 acres more or less

Description: Lands between Kuliouou and Makapuu Point from the 

main ridge to the sea except for Koko Head Park and 

minor government owned parcels for schools, parks, etc

Developer: Kaiser Hawaii Kai Development Company

Document: Development Agreement

Date: April 27, 1961 . •

Term: 10 years with option to extend for two additional 

5 year periods.

Principal Provisions:

Subdivide, improve and develop at no cost to Bishop Estate 

those lands suitable therefore into residential, apartment, 

commercial and hotel lots.

Rental: . •

During the first 30 years of each lot lease Bishop Estate 

participates in varying percentages of the total rent from 

. 10^ to 40%. Hawaii Kai retains the balance. After the 30

. year period the full rental is retained by Bishop Estate. 

Lease Terms:

55 years.

Rental fixed for 25 years of lease term on residential lots 

and 30 years on other lots with rental renegotiation in 10 

year increments thereafter.

Sewerage:

Hawaii Kai to provide complete sewerage system with treatment 

plant and the right to charge each lessee a sewerage charge

for such service.



Project: Waialae-nui Ridge Subdivision, Unit B

Location: Waialae-nui, Oahu

Area: Approximately 22 acres

Description: Land suitable therefore on Waialae-nui Ridge from

elevation 550 to elevation 800.

Developer: Thomas A. Sofos

Document: Development Agreement

Date; September 29, 1961

Term: 18 calendar months for offsite improvements

Principal Provisions;

Improvements to be constructed at no cost to the Trustees, 

Development Agreement assigned to Hawaii Builders as security 

whereby they would advance cash to Sofos and Sofos would . 

continue as the prime developer. The developer is to recoup 

his development cost and provide for profit in the sale of 

the package and would not share in the lease rental. Individual 

lots were leased to the developer and on. completion of dwelling 

he was to assign the lease to the individual buyer.

Lease Terms;

57 years.

$100.00 for the first 27 years; Remaining term by mutual agree­

ment .

Board of Water Supply Assessment:

Developer to pay 2^ per sq. ft. of the net area for each 

residential lot.



Project: Alii Shores , .

Location: Heeia, Koolaupoko, Oahu

Area: Approximately 480 acres

Description; Lands makai of the proposed State Highway and bounded 

by the land of Kaneohe and land of Kahaluu.

Developer: Thomas F. McCormack •

Document: Development Agreement

Date: July 1, i960

Term: 10 years

Principal Provisions: ■ .

Improvements to be constructed at no cost to the Trustees, 

each tract to be demised to the developer under a master 

lease for 27 years or 25 years after the first sublease of 

the tract whichever comes first.

Rental:

Under the master lease the developer will pay to the Trustees , 

a net annual rental of 3i% of the raw land value for residential 

areas. The developer will pay to the Trustees a net annual 

rental of 6% of the raw land value for the first 15 years of 

the master lease and 120% of the original annual rental for 

the next 10 years for all tracts other than residential. The 

developer shall retain for the first 25 years all rentals 

derived from the subleasing of lots.

Lease Terms:

55 years.

Rental fixed for 30 years, thereafter by mutual agreement for 

the remainder of term.

Sewage:

Cesspools until City extends their proposed Kaneohe Sewer System 

to Heeia.



Project: Crown Terrace

Location: Heeia, Koolaupoko, Oahu

Area: Approximately 520 acres

Description: Lands mauka of the proposed State.Highway and

bounded by the land of Kaneohe and land of Kahaluu.

Developer: Heeia Development Company

Document: Development Agreement .

Date: July 1, i960

Term: 10 years

Principal Provisions.: . .

Improvements to be constructed at no cost to the Trustees, 

each tract to be demised to the developer under a master 

lease for 27 years or 25 years after the first sublease of 

the tract, whichever comes first.

Rental:

Under the master lease, the developer will pay to the Trustees 

a net annual rent of 31% of the raw land value for residential 

areas. The developer will pay to the Trustees a net annual 

rental of 6% of the raw land value for the first 15 years of 

the master lease and 120% of the original annual rent for the 

next 10 years for all tracts other than residential. The 

developer shall retain for the first 25 years all rentals 

derived from the subleasing of lots.

Lease Terms:

55 years.

Rental is fixed for 30 years plus six months, thereafter by 

mutual agreement for the remainder of term. .

Sewage:

Cesspools until City extends their proposed Kaneohe sewer 

system to Heeia.



Project: Central Oahu - Bishop Estate Lands

Location: Halawa, Aiea, Kaluao, Waimano, Waimalu, Waiau and

Waiawa, District of Ewa, Oahu

Area: • 15,621 acres (+ or -) •

Description: All lands held in the above named Ahupuaas (including

Ills) by the Estate with certain exceptions.

Developer; American Factors, Ltd. who have assigned the develop­

ment' rights to a joint venture known as Pearl Harbor 

Heights Developers comprised of Waiahole Water Co., 

Ltd. and Island Construction Co., Inc.

Document: Development Agreement covering said lands.

Date: August 29, i960

Term: 10 years (subject to extension)

Principal Provisions:

To develop, subdivide and improve said land so that lots 

thereof may be subleased. Subleases issued jointly by 

Estate and Developer.

Rental:

No rental paid on undeveloped lands due to fact current 

leases are in effect. Trustees receive 50^ of residential . 

sublease rent and 60^ of commercial sublease rent for the 

first 25 years of the 55 year leasehold term.

Sublease Terms:

55 years.

Fixed rentals for periods ranging from 20 to 40 years with 

20^ increase for the second 20 years, and thereafter

determined by mutual agreement.



Project: Enchanted Lake Estates

Location: Kaelepulu, Koolaupoko, Oahu

Area: 454 acres more or less .

Description: Lands surrounding and including the former Kaelepulu

Pond and Swamp, and area adjacent to MidPac Country 

Club.

Developer: Messrs. Joseph R. Pao and Michael Scarfone

Document: 2 leases ’ • • '

Date: December 1, 1958 and May 1, 1959

Term: 25 years each

Principal Provisions:

Develop and subdivide into residential, apartment hotel and 

commercial lots within 12 years. Execute joint subleases of 

lots.

Rental:
■ Lease 11,400 Lease 11,600

First 2 year period 6% of value of 6% of value. of

Next 8 year period

Next 10 year period

Last 5 year period

developed areas 

$27,000. per year' 

$32,400. per year 

$38,800. per year

developed areas 

$4,000. per year 

$4,800. per year 

$5,760. per year

Percentage rent to be paid in addition to above:

5% of sublease rent on residential lot;

50% of-sublease rent on apartment, hotel and commercial lots.

Plus royalty at rate of 15^ per ton for all coral, rock and other 

materials removed from Kaelepulu Quarry.

Sublease Terms:

55 year lease.

Rental fixed by mutual agreement for first 20 years; •

Next 10 years - 20% higher;

Thereafter by mutual agreement.



Project; Waialae-nui Valley Residential Subdivision

Location: Waialae-nui Valley, Waialae,- Oahu

Area: 35 acres plus or minus .

Description: Valley lands above Waialae-nui Improvement District

Developer: Henry B. Mau, Mitsuo Shimizu and Chung Dho Ahn as

joint tenants

Document: Development Agreement .

Date: March 22, i960

Term: 2 years

Principal Provisions: .

Develop and subdivide into residential lots. Build dwellings 

thereon according to residential zoning.

Promote and negotiate sale of dwellings and leases on lots, 

within 3 years.

Lease Term:

55 year lease.

Rental: First 20 years - $310. per lot in Zone AA 
$200. per lot in Zone A-l

Next 10 years - 20^ increase on above.

Remainder of Term - To be negotiated.



SCHEDULE SHOWING LEASES IN WHICH SUBLESSEE 
HAS CONSTRUCTED THE IMPROVEMENTS

3/8/62

T ease 
Wo.

11,57+

Lessee or Sublessee

Lessee - Doyle Alexander & Wf.

Sublessee - Robert Clarke &
Associates U/l/60

Commencement 

Date of Lease

4/1/59

Term District Area Annual Rent
Per Square 
Foot Value

50 yrs. Kapalama 33,566 s/f 7 mos. - $2,870.
13 - 6 - 7,350.
10 - 8,820.

3.65
4.38

1+9 yrs. 11 It 6 mos. - $3,000.
13 - 6 - 15,000.
10 . - 16,500.

7-45
8.20

Rental renewed during 
construction period

Co., Ltd.

11,374 Lessee - Mitsuyuki Kido

Sublessees - WiLliam J. Kimi

2/1/59

2/1/60

50 yrs.

49 yrs.

tr

11

Kapalama Shopping Center 1/1/60 49 yrs. it

Uejio Enterprises, Inc. 2/1/60 1+9 yrs. 11

11,373 Lessee - Ainoa, McGregor & Wong 2/1/59 50 yrs. it

Sublessee - Kapalama Shopping 
Center, Inc. 4

2/1/59 49 yrs.
11 months

tt

11,372 Lessee - Taniyama & Miyake 2/1/59 50 yrs. it

Sublessee - Classic Investment 2/1/59 25 yrs. 11

opening

146,035 s/f

51,534 s/f

15
10
4 mos.
13 - 8
10 -

- 32,250.
- 38,700.
- U,800.
- 18,552.25
2^,117.90

3.68 
1+.1+2

6.00
7.80

52,965 s/f 9 - 17,1+60. 5.^9

15 - 21,08^. 6.63
41,536 s/f 3 mos - ±2,025.

13 - 9 - 11,352.96 1+. 56

10 - 1^,758.85 5.92

104,013s/f 15 - 2^,925. 3.99
10 - 29,910. ^.79

tt 15 - 37,500. 6.00

10 - 1+5,000. 7.21

76,006 s/f 15 - 17,050. 3.78

10 - 20,500 4.50
tt 10 - 20,050 U.Uo

15 - rent re-

Improvements erected by 
sublessee - reopening of 
rent provision provides sub­
lease rent income will in­
crease in-the same percen­
tage as basic rent.

Increases in rent on re­
opening provides for pro­
visions similar to Alexander 
lease. Bldgs, erected by 
Sublessee 
Same as above

Same as above

Rental reopening provision 
similar to Alexander lease 
Bldgs, erected by sublessee

Bldgs, erected by sublessee
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‘his agreement upon six (6) months' written notice thereof

month period DEVELOPED shall cure such default, then this

reement shall not be terminated by reason thereof but

smain in full force and effect. 3uch termination of 

agreement shall not impair or otherwise affect any

•ster leases of said land then issued and outstanding. In

land any outsize subdivision facilities sufficient to serve

' - " ■ and any ' ; not un

( will as ano to the extent it receives payment therefor 

on the development of such other land reimburse DEVELOPS!? 

for a proportionate share of its cost of such facilities 

:airly allocable to such other land determined according 

to good accounting and engineering practices.

£2££StJi^JJU^ ^n case any development, sub­

’ .vision or improvement of said land as herein provided 

h _ be delayed by war, earthquake, fire, flood or other 

imi.ar disaster, or by general or industry-wide strike in

l .j City and County of Honolulu, governmental regulation or

ault renders unobtainable any substantial amount of

a.< , materials or equipment necessary therefor, or by failure 
Sier or any governmental authority within a reasonable

‘ alter request therefor and without fault of DEVELOPER









11’■ Eh'/7RE, made this

rupees under the ill and of the Estate of Bernice Pauahi

T W .

That the Lessors, in consideration of the rent 

hereinafter reserved and the covenants herein contained

□n the part of the Lessee to be observed and performed, 

hereby accept and rent:

(Insert legal description of

EXCEPTING AND RESERVING







as follows:

^ Payment of - ent. Lessee will pay said rent

lawful money of the Uni ted States of America at the times 

a?d in he manner aforesaid, without any deduction and 

without any notice or demand, at the office of the Lessors

2. Taxes and Assessments. Lessee will also pay

or cause to be paid by its sublessees to the Lessors as 

additional rent, at least ten (10) days before the same 

become delinquent, all taxes and assessments of every des­

cription to which said premises or any part thereof or

improvements thereon, or the Lessors or Lessee in respect 

thereof, are now or may during said term be assessed or 

become liable, whether assessed to or payable by the Lessors 

or Lessee, except that real property taxes shall be prerated 

between the Lessors and Lessee as of the dates of comaenee-

however, that with respect to any assessment made under any 

betterment or improvement law which may be payable in 

installments, the Lessee shall be required to pay only such 

installments together with interest as shall become due and 

payable during said term.

3. ld^£ and_Other Charges. Lessee will pay

or cause to be paid by its sublessees directly before the 

tame become delinquent all charges, duties, rates and other 

outgoings of every description to which said premises or 

any part thereof or improvement thereon, or the Lessors or

or become liable for electricity, gas, refuse collection, 

telephone, sewage disposal, water or any other utilities 

or services, whether assessed to or payable by the Lessors



own expense during the whole of said term make, build,

■ r 2pa i fen sewers, drains, roads, curbs,
'-’re and parking areas which may be required by law to 

£3£, built, maintained and repaired upon or adjoining

' in connection with or for the use of said premises or

any part thereof.

' • 2h£fhXJ£&n£ft^?_^^ Lessee will at all times

.luring said term keep said premises in a strictly clean 

a. sanitary condition and observe and perform alj laws

a; : sr rules and regulations now or hereafter made by 

any governmental authority for the time being applicable to 

a ' premises or any improvement thereon or use thereof, and 

suits, 
damage., and claims by whomsoever brought or made by reason 

the nonobservance or nonperformance of said laws, ordin­

ances, rules and regulations or of this covenant.

’• - .m^ilj_1./ ■ssee will at no

e pense to the Lessors from time to time and at all times 

tng sai 1 term well and substantially repair, maintain, 

amend and keep all buildings and other improvements now or 

hereafter built on the demised land with all necessary 

reparations and amendments whatsoever in good order and

• lHft2S£tlfiB. Lessee will permit the Lessors 

their agents at all reasonable times during said term 

to enter said premises and examine the state of repair and

condition thereof, and will repair and make good all 

defects required by the provisions of this lease to be

i paired by the Lessee of which notice shall be given bv































LEASE NO. ______________

THIS INDENTURE, made this _______  day of _____________

by and between FRANK E. MIDKIFF, EDWIN P. MURRAY, WILLSON C. MOORE 

ATHERTON RICHARDS and SAMUEL WILDER KING, all of Honolulu, City 

and County of Honolulu, Territory of Hawaii, .Trustees' under the 

Will and of the Estate of BERNICE P. BISHOP, deceased, herein­

after called the "Lessors," of the first part, and

hereinafter called the "Lessees,' of the second part,

■ WITNESSETH: That the Lessors, in consideration of the 

rent hereinafter reserved, and of the covenants herein contained 

and on the part of the Lessees to be observed and performed, do 

hereby demise and lease unto the Lessees: •

Description of Land

EXCEPTING AND RESERVING out of this demise unto 
the Lessors, without indemnity or reduction of rent:

(a) The right to enter upon the demised premises 
from time to time with any necessary equipment to prospect, 
dig, bore, drill and tunnel for water on the lands hereby 
demised, and to seed clouds, over the demised lands to in­
duce rain; to divert, collect and impound the water so 
developed by digging, boring and tunnelling, and to con­
struct, repair, maintain, alter and replace such reservoirs, 
dams, ditches, flumes and pipe lines on the demised lands 
as may be necessary to store the said water on or to con­
duct the said water off the demised lands; provided, how­
ever, that every right reserved by this paragraph shall 
be exercised by the Lessors in such manner as to occasion



- rthe least practicable interference with the use of the 

M demised premises by the Lessees; provided, further, 
that the Lessors shall give to the Lessees the oppor­
tunity to purchase at a price not exceeding that 
charged to others such water developed as aforesaid 
for use only on the demised premises;

(b) The right reasonably to use, in common with 
the Lessees herein, all roads and trails now existing 
and hereafter to be made on, over or across the lands 
hereby demised; *

(c) The right to construct on, over, through or 
across the lands hereby demised new roads and trails 

■ (either in addition to or in substitution for roads 
and trails now existing or hereafter to be made), and 
electric and telephone pole and wire lines and pipe 
lines of all kinds and' for all purposes at whatsoever 
point or points on the demised lands that the Lessors 
may from time to time choose to locate them or any of 
them and to use the same, and the right to enter the 
demised lands from time to time and by their agents 
to take therefrom such soil, sand, rock, timber and 
water as may be necessary, useful or convenient to 
construct, erect, lay, maintain and repair such roads, 
trails and electric and telephone pole and wire lines 
and pipe lines; and

(d) All antiquities, including all specimens 
of Hawaiian or other ancient art or handicraft, which 
may be on the lands hereby demised during the term 
hereof, together with the right at all times, either 
personally or by their agents, to enter the said lands 
for the purpose of searching and exploring for such 
antiquities and of removing the antiquities found 
thereon, .

TO HAVE AND TO HOLD the demised premises unto the Lessees

(subject to the exceptions and reservations hereinbefore mentioned)

from the first day of JANUARY, 195$> for ths term of FIFTEEN (15)

YEARS thence next ensuing, the Lessees YIELDING AND PAYING there­

for unto the Lessors for and during the first five-year period of 

said term a rental based on a rate of FIVE and 50/100 DOLLARS 

($5*50) per annum per animal-unit year (as hereinafter defined and 

determined), said rate of Five and 50/100 Dollars ($5.50) per an­

num to increase in direct proportion to the annual average price 

of steer beef (as hereinafter defined) from twenty-five cents (25/) 

per pound as shown on the following table, it being understood that

in no event shall such rate per animal-unit year be less than $5.50
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1 per annum:

Annual 
Average Price 
of Steer Beef

Annual 
Rent per One 
Animal-Unit Yr.

Annual
Average Price 
of Steer Beef

Annual 
Rent per One • 
Anima 1 -Unit _Yr.

25/ $5*50 (minimum) 38/ $ 8.35
26 5.72 39 8.58
27 5.94 40 8.80
23 6.16 41 9.02
29 6.38 42 9.24
30 6.60 ' 43 9.46

■ 31 6.82 44 ' 9-68
32 7.04 45 9.90
33 7.26 46 10.12
35 7.48 47 10.34
35 7.70 48 10.56

' 36/ 7.92 49 10.78
37 8.14 50 11.00

When the annual average price of steer beef is above fifty cents , 

(50/) per pound, the annual rent per animal-unit year shall increase 

at the rate of twenty-two cents (22/) for each one cent (1/) in­

crease in the annual average price of steer beef.

Xt is hereby agreed that the basis for computing the rent 

hereunder for and during the first five (5) years of said term shall 

be FORTY-FIVE (45) ANIMAL-UNIT YEARS. ’

Therefore, if the average price of steer beef for the year, for ex­

ample, is found to be 51 cents, then the rent for such year shall 

be 45 x $11.22 or $504.90.

And for and during the remaining ten-year period of said 

term such annual rent as shall be mutually agreed upon by the parties 

hereto based upon development costs, gross income, operating expenses, 

animal-unit years and other data pertinent to the operation of a stock 

ranch for grazing purposes, or in the event of failure to reach an 

agreement such annual rent as shall be determined by appraisal as 

hereinafter provided; also, as additional rent, all property taxes 

on the demised premises. The minimum annual rent payable hereunder 

shall be paid in advance in equal semi-annual payments on the first 

day of January and the first day of July in each and every year during 

the continuance of this lease, without any deduction, such minimum 

annual rent for and during the first five years of said term being
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$247.50 (45 animal-unit years x $5.50). Any additional rental pay­

able under the terms of this lease for any calendar year shall be 

paid within sixty days after the end of such year.

AND THE LESSORS hereby covenant with the Lessees that upon 

payment by the Lessees of the rent as aforesaid and upon observance 

and performance of the covenants by the Lessees hereinafter contained, 

the Lessees will peaceably hold and enjoy the demised premises for 

the term hereby demised without hindrance or interruption by the Les­

sors or any other person or persons lawfully or equitably claiming 

by, through or under them except as herein expressly provided.

' AND THE LESSEES hereby Jointly and severally covenant 

with the Lessors as.follows: t

1. ' Payment of Rent. That they (the Lessees) will pay the 

said rent in lawful currency of the United States of America at 

the office of the Lessors in Honolulu, in manner aforesaid, with­

out any deduction and without any notice or demand;

2. Payment of Taxes, etc. That they will also pay, when 

and as the same become due and payable, all taxes, rates, assess­

ments, impositions, duties, charges and other outgoings of every 

description to which the said premises or the Lessors or Lessees 

in respect thereof are now or may during the said term become 

liable, and whether the same taxe s, rates, assessments, impositions, 

duties, charges and other outgoings are or shall be assessed to or 

be payable by law by either the Lessors or Lessees;

3. Repair Improvements; Sanitary Regulations. That they 

will, at their own expense, from time to time and at all times 

during said term, keep all buildings and improvements, including 

fences and boundary monuments, now or hereafter built or placed 

on the lands hereby demised in good order, condition and repair, 

reasonable wear and use thereof and damage resulting from acts of 

God other than fire and extended coverage risks excepted; and they
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xvill also during said term, keep the said premises in a strictly 

sanitary condition, and observe and perform all the laws, ordinances, 

rules and regulations relating to health and sanitation for the 

time being applicable to the said premises;

4. Build and Maintain Necessary Fences. That they will, 

at their own expense, during the whole of the said term, build, 

maintain and repair all fences and stone walls now or hereafter 

built or required by law to be built, maintained or repaired upon 

or adjoining or in connection with or for the use of the said prem­

ises or any part thereof, and also all fences and stone walls which 

in the Judgment of the Lessors may be necessary to protect the re­

version in any manner, and also such pasture fences and paddocks 

as proper animal husbandry may require; and the Lessees will also 

build, maintain and repair such fences and stone walls as may be 

necessary to prevent cattle or other livestock from straying from 

the lands hereby.demised onto adjoining lands for the time being, 

or at any time during said term, not owned or controlled by the 

Lessees, and will not pasture cattle or other livestock upon any 

portion of the lands hereby demised which is not enclosed by a 

fence or stone wall as aforesaid;

5* Permit Inspection of Premises. That they will permit 

the Lessors and their agents, at all seasonable times during said 

term, to enter said premises and examine the state of repair and 

condition thereof, and to exercise any of the rights hereby re­

served, and in case the said premises or any part thereof shall 

not be found in good and proper state and condition and in case 

any matter or thing herein required of the Lessees to be done 

shall be found not to have been done as required herein, and notice 

in writing of any such defects, matters or things shall be given 

to the Lessees, the Lessees will, so far as the case may admit,

-5-



make good the same in a substantial and proper manner within the 

space of three calendar months next after every such notice shall 

have been so given; , .

&• Reports on Number of Animals. That they will, commencing 

with the calendar year beginning January 1, 1959, immediately be­

fore and immediately after each grazing season during each calendar 

year during the continuance of this lease, conduct an actual count 

of all animals on the demised premises and submit a written report, 

in duplicate, to the Lessors giving the number of all such animals 

classified into animals of three classes, namely, 

. (a) mature animals, cows, heifers, bulls
or steers sixteen (16) months or over 
in age, - .

(b) weaned calves and yearlings under 16 
months of age, and

(c) calves before weaning, 

and also giving an accurate accounting for the difference in the 

number of all such animals as classified as aforesaid between the 

current report and the preceding report;

7. Reports on Activities. That they will submit to the Les­

sors in January of each year (beginning 1959) of said term a written 

report, in duplicate, on the Lessees’ activities during the pre­

ceding calendar year of said term relative to construction and 

maintenance of fencing and relative to progress of work of clearing 

and planting as required under this lease, and the character and 

condition of the planted crops, and the areas affected by such 

operations, the first of such reports covering the calendar years 

1956 and 1957 to be made within thirty days after the execution 

of these presents;

&• Lessees’ Records. That they will, at all times during 

said term, keep accurate and detailed records showing all expendi­

tures made in respect to the development of the demised lands as
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a stock ranch for grazing purposes, the operating expenses incurred 

in such development and the number of cattle upon the demised prem­

ises before and after each grazing season during said term, classi­

fied into three classes as mentioned in Covenant 6 herein of the • 

Lessees, and will permit the Lessors at all seasonable times to 

inspect said records; ; •

9, Use of Premises. That they will use the demised premises 

solely for the purposes of pasturing cattle and horses and the usual 

incidental ranching activities customarily carried on in connection 

with the operation of a stock ranch for pasture purposes, including 

the furnishing of room and board to ranch hands employed on the 

premises; they will, except insofar as they may be prevented from 

so doing by an act of God, public enemy, fires, strikes or other 

unavoidable casualty or cause, follow standards and practices of 

good husbandry to the end that the rental payable under this lease 

shall be as large as possible, and they will maintain such use 

and practices during the continuance of this lease with all reason­

able skill, care, prudence and diligence; and they will not at any 

time during said term, or in any event, overstock the lands hereby 

demised with cattle or horses, nor permit cattle or horses to 

pasture in any one paddock for more than eight months in any one 

year;

10. Fire Insurance. That they will, at their own expense, 

at all times during the said term, keep insured all buildings now 

or hereafter erected on the lands hereby demised, if they exceed 

the fair value of Five Hundred Dollars ($500.00) as valued by the 

Lessors, against loss or damage by fire with extended coverage in 

the Joint names of the Lessors and the Lessees, in some insure nee 

company approved by the Lessors in a sum not less than seventy per 

cent (70^) of the value of said buildings,.and will for that purpose



pay all premiums and sums of money payable in respect of such in­

suranee, and will from time to time forthwith after receiving the 

same deposit ‘with the Lessors the policy or policies of insurance 

and the receipt for every premium and sum of money so paid; and in 

case the said buildings be destroyed or damaged by fire or ether 

such casualty, then and as often as the same shall happen, all 

moneys received in respect of such insurance shall with all con­

venient speed be laid out by the Lessees in rebuilding, repairing 

or otherwise reinstating the buildings in a good and substantial 

manner according to the plan and elevation of the buildings so de­

stroyed or damaged by fire or other such casualty, or according 

to such modified plan as shall be previously approved by the Lessors 

in writing;

11. Forage Crops. That they will, at their own expense, with­

in the first five (5) years of said term, clear the whole of the 

lands hereby deraised of all noxious plants and plant to guinea 

grass, ekoa, or other good forage crops approved by the Lessors, 

such of the pasture areas of the lands so cleared as are suitable 

therefor and not now planted to such crops or used as- the site or 

sites of buildings erected by the Lessees and used in the agri­

cultural development of the demised lands, and will thereafter, 

at like expense, during the remainder of said term maintain such 

crops in manner consistent with the best of modern ranch practices;

12. Control of Plant Pests. That they will forthwith inaugu­

rate and thereafter during the whole of said term prosecute such 

measures as may be needed reasonably to control and to keep .under 

reasonable control the growth of all noxious plants upon the lands 

hereby demised, using such means to accomplish this purpose as are 

consistent with the best of modern practices;

13• Wild Animals. That they will, at their own expense, at



all times during said term, control the population of wild animals 

on tne lands hereby demised in manner approved by the Lessors to the 

end that damage to the vegetational cover of the demised lands caused 

by such animals shall be held to a minimum^

il££S’ That they will keep and maintain the demised prem­

ises free and clear of all mechanics* and materialmen’s liens and 

in uhe event any lien is filed against the said premises or any 

improvements thereon, will indemnify and save harmless the Lessors 

xrom all loss, cost and expense with respect thereto and will, prior 

to the construction of any improvements on the said premises other 

than such construction undertaken by the Lessees with their own 

employees, deposit with the Lessors a certificate or other evidence 

satisfactory to the Lessors that the Lessees or the contractor con­

structing such improvements has obtained a bond, in form and amount 

and with surety approved by the Lessors, guaranteeing the construc­

tion of the improvements free and clear of all mechanics* and 

materialmen’s liens;

^ ZBjemnity Against Claims. That they will also indemnify 

and save harmless the Lessors and the estate and effects of said 

Bernice P. Bishop from and against all claims and demands for loss 

or damage, including claims for property damage, personal injury 

or wrongful death, arising out of or in connection with the use 

•and occupancy of the demised premises by the Lessees or any person 

claiming by, through or under them, or any accident or fire on 

said premises or any nuisance made or suffered thereon, or any 

failure of the Lessees to keep said premises in a safe condition 

or to perform any of the covenants herein contained, and will re­

imburse the Lessors for all costs and expenses, including reasonable 

attorneys* fees, incurred by the Lessors in connection with the 

■ defense of any such claim; .



16. Ma i nt enano© of Area oc£^12J2-Jijl^^

Premises. That they will maintain and keep all of the land adjoin­

ing the lands hereby demised and lying between the boundary line or 

lines of the demised premises and the paved section of any public 

road in a neat and presentable condition;

17. Forest Fires. That they will, at their own expense, at 

all times during said term take all reasonable precautions to pre­

vent forest fires occurring on the lands hereby demised, and if 

such fires shall occur they will use all reasonable means within 

their power or under their control in having such fires speedily 

extinguished;

18. Antiquities. That they will, forthwith after the finding 

or discovery of the same, deliv'er up to the Lessors all antiquities, 

including all specimens of Hawaiian or other ancient art or handi­

craft, which may be found on the lands hereby demised;

1$# Trees. That they will not cut down, fell or injure, or 

suffer to be cut down, felled or injured, any trees or saplings 

now or hereafter growing upon the lands hereby demised, except 

only in the way of good husbandry and except for use thereon by 

the Lessees for fence posts, for the construction of corral and 

for domestic purposes only;

20. Waste, Assignment, Subletting, etc. That they will not 

make or suffer any strip or waste or unlawful, improper or offensive 

use of the said premises, nor, without the consent in writing of 

the Lessors, mortgage or assign this lease or sublet or part with 

the possession of the whole or any part of the said premises;

21* Sale and Use Of Rock, Gravel, Sand, Wood, etc. In the 

event the Lessees shall during any year of said term sell to others 

any rock, gravel, cinders, sand or wood derived from the demised 

lands, they will pay to the Lessors, within sixty (60) days after
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the end of such year, a royalty equal to fifty per cent (50^) of 

the gross proceeds from such sale, without any deduction, and the 

Lessees will not, at any time during said term, use any such rock, 

gravel, cinders, sand or wood cn other than the lands hereby demised;

22* Liquor. That they will not permit or suffer the said 

premises or any part thereof to be used for or in connection with 

the manufacture or sale of ale, beer, wine, spirits or other alco­

holic liquors;

23* Ret .Reservations and Exceptions. That they will not 

do or suffer to .be done anything whereby or by means whereof the 

Lessors shall be hindered or prevented from exercising and enjoying 

to the fullest extent the hereinbefore mentioned reservations and 

exceptions or any of them;’

24. Attorneys* Fees and Expenses. That in the event that 

the Lessors shall bring and sustain an action against the Lessees 

for breach of any covenant or condition herein contained or for 

the recovery of possession of the demised premises, the Lessees 

will pay to the Lessors all costs and expenses incurred by the 

Lessors in such action, including reasonable attorneys* fees; and

25* Surrender and Restoration. That they will, at the end 

of said term or other sooner determination of this lease, peaceably 

deliver up to the Lessors possession of the lands hereby demised, 

together with all boundary fences, paddock fences, sewers, drains, 

roads, bridges and trees on or belonging to the same; it being 

understood that if the Lessees shall have faithfully observed and 

performed all of their covenants and agreements herein, the Lessees 

shall have the right at?the end of said term to remove from the de­

mised premises all other improvements, including buildings, sheds, 

water tanks, ieed pens, surface pipe lines, and mechanical equipment 

erected or placed upon the lands by the Lessees, and the Lessees
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will, at their own expense, prior to the end of said term, remove 

the same, together with the debris therefrom and restore the prem­

ises to good order and condit.n satisfactory to the Lessors. . .

IT IS HEREBY MUTUALLY UNDERSTOOD AND AGREED by and between 

the parties hereto as follows:

(a) Rent for Last Ten Years of Term.. That in the event the 

parties hereto shall fail to reach an agreement in the matter of 

the annual rent to be paid hereunder during the last ten-year period 

of said term, then the annual rent during such period shall be the • 

fair and reasonable annual rental of the lands hereby demised as shall 

be determined by three impartial appraisers, in which case the parties 

hereto, within ten (10) days of such failure to reach an agreement 

and in any event not less than sixty (60) days prior to the expira­

tion of the first five (5) years of said term, shall each name an 

appraiser, and in case of failure on the part of either party here­

to to name an appraiser the appraiser already appointed shall select 

a second appraiser, and the two appraisers so appointed (in either 

manner) shall appoint a third appraiser, and in the event that the 

two appraisers so appointed shall within ten (10) days after the 

naming of the second appraiser fail to appoint a third appraiser, 

either party hereto may have the third appraiser selected and ap­

pointed by the person then sitting as the senior Circuit Judge of 

the Circuit Court of the Third Circuit, and the three appraisers 

thus appointed shall thereupon proceed to determine the matter in 

question, and the decision of any two of them shall be final and 

binding upon both parties hereto; provided, however, that in the 

event that two of the above three appraisers shall fail to reach 

an agreement in the determination of the matter in question, the 

matter in question shall be decided by three new impartial appraisers 

who shall be appointed in the same manner, aforesaid, and this process
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shall be repeated until a determination is finally reached by two 

of the appraisers; provided also that the parties hereto shall 

each pay for the' services of their own appointee and one-half of 

all other legitimate costs of said determination;

(b) Condemnation. That in the event at any time during said 

term the demised premises or any part thereof shall be required, 

taken or condemned for any public use, then and in every such case 

the estate and interest of the Lessees in the property taken shall 

at once terminate, and all compensation payable or to be paid by 

reason of the taking of any land or water shall be payable to and 

be the sole property of the Lessors; and that such compensation 

as shall represent the value of any growing crops, buildings or 

improvements (other than fences) shall be payable to and be the 

sole property of the Lessees; provided, however, that in case a 

part of the demised lands shall be required, taken or condemned, 

the rent thereafter payable for the remainder of said term shall 

be reduced in the proportion that the then pasture value of the 

land so taken shall bear to the then pasture value of the total 

area hereby demised, and in case such condemnation and taking shall 

by mutual agreement of the parties hereto be held to render the re­

mainder of the premises unfit for the purposes of the Lessees, the 

Lessees shall have the option to surrender this lease.

(c) Definition of Terms. That the terms "animal unit," 

"animal-unit year" and ’’annual average price of steer beef" a.s 

used herein arc defined as follows:

Animal Unit. A mature animal, cow, heifer, bull or 

steer sixteen (16) months or over in age shall be counted as one 

animal unit. Weaned calves and yearlings under sixteen (16) months 

in age shall be counted as six-tenths (6/10ths) of an animal unit. 

Calves before weaning shall not be counted.

Animal-Unit Year. An animal unit which can economically



*5

be pastured over a twelve-month period on the lands hereby demised 

(if completely planted to forage crops as required herein) shall 

constitute an animal-unit year. For example, if Paddock "A" can 

economically support 36 animal units for six months in a year, the 

number of animal-unit years for Paddock "A” shall be 6/12ths of 36 

or 18; if Paddock ”B” can economically support 48 animal units for 

8 months in a year, the number of animal-unit years for Paddock 

”B" shall be 8/12ths of 48 or 32.

Annual Average Price of Steer Beef. The annual average 

price per hundred weight of choice steer beef carcasses in the 600 

to 700 pound category shall bo as reported in the Federal-State 

Market Mews Service for the San Francisco-Oakland Bay area published 

jointly by the U. S. Department of Agriculture and the California 

Department of Agriculture.

PROVIDED, HOWEVER, and this demise is upon this condition, 

if the Lessees shall fail to pay the said rent or any part thereof 

within thirty (30) days after the same becomes due, whether the same 

shall or shall not have been legally demanded, or shall become bank­

rupt, or shall fail faithfully to observe or perform any of the 

covenants herein contained and on the part of the Lessees to be 

observed and performed, or shall abandon the said premises, the 

Lessors may at once without legal process re-enter the said premises 

or any part thereof in the name of the whole and, upon or without 

such entry, at their option terminate this lease or bring suit for 

summary possession against the Lessees without prior notice or demand 

and without prejudice to any other remedy or right of action for 

arrears of rent or for any preceding or other breach of contract;

AND IT IS HEREBY expressly agreed and declared that the 

acceptance of rent by the Lessers shall not be deemed to be a 

waiver by them of any breach by the Lessees of any covenant herein 

contained, nor of the Lessors’ right of re-entry for breach of
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covenant or right to bring suit for summary possession; that the 

term "premises" wherever it appears herein includes and shall be 

deemed or taken to include (except where such meaning would be 

clearly repugnant to the context) all buildings and improvements 

now or at any time hereafter built on the lands hereby demised and 

all water arising thereon or appurtenant thereto, and that the term 

"Lessors" in these presents shall include the Lessors, their suc­

cessors in trust and assigns, and also that the term "Lessees" 

shall include the Lessees, as tenants by the entirety, and the 

survivor of them and their permitted assigns, and the executors, 

administrators and permitted assigns of such survivor.

IN WITNESS WHEREOF the parties hereto have set their 

hands and seals hereunto and to another instrument of the same 

date and tenor the day and year first before written.

Trustees under the Will and of the 
Estate of Bernice P. Bishop, deceased.
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A Matter of Public Relations
This is a friendly editorial. Friendly, that 

is, toward the Bishop Estate, the Hilton ho­
tel interests and the developers who are 
working to bring them together in the Wai- 
alae Country Club area.

In pursuing this controversy, the Star­
Bulletin discovered that the zoning ordi­
nance ilow before the City Council contains 
no restriction whatever on the type of ho­
tels or apartments that could be erected.

The only restrictions, then, would be in 
the lease agreement. This newspaper, then, 
asked if it might see and make public the 
lease itself. It was told, politely but firmly, 
“No.”

* * «
The refusal is, of .course, entirely within 

the rights of the parties involved. This is a 
private business transaction. It is not with­
in the province of this newspaper, or any 
other representative of the public, to de­
mand to see the agreement itself.

Yet, as the Star-Bulletin pointed out last 
week, the great wealth and enormous real 
estate holdings of the Bishop Estate, made 
even larger by proportion, since this is a 
small island, cause it to exert tremendous 
economic and social effects on the commu­
nity. - • . . ,

Thus, technically or not, it acquires a 
quasi-public nature as an institution. Its 
larger decisions affect, in some degree, the 
life of every resident of Oahu. This, is ines­
capable, a fact of life whether so intended 
or not. * t *

It is also worth reminding the Bishop Es­
tate that the forces intent on breaking up 
this trust by means of legislation have by 
no means given up the battle. They can be 
expected to be heard from when the Legis­
lature meets again.

If the trustees believe in maintaining 
their trust—and of course they do—they 
might do well to try to convince the public 
that they are interested in the public wel­
fare, as well as a 900 per cent gain in reve­
nue off the beach lands along the Waialae 
Golf Course. I

One way to do this would be to produce 
a joint statement, on behalf of the Bishop 
Estate, the Hilton Hotel interests and the 
developers, stating exactly what is intend­
ed and what is pledged. Their separate 
statements so far to this effect have been 
somewhat contradictory.

In the interest of public relations alone, 
it might be worth doing. Our advice is, of 
course, free. /
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Bishop Eyes Settlement
For Kuapa Residents
By ROBERT JOHNSON

The Bishop Estate has offer- 
:Up discuss with Kuapa Pond 
a^eway leaseholders a pos-

S^ble financial settlement with 
tmhn Mf their homesites are 

' condemned for a new high­
way.

The offer was made in a 
letter to the leaseholders 
Wednesday in answer to a 
request they made to the es­
tate last November.

THE ESTATE’S letter says 
the trustees “would be pleased 
to discuss with each one of 
you in the immediate future” 
a relocation of the leasehold­
ers in another area and “an 
equitable financial recogni­
tion for your present interest 
in the (Kuapa causeway) 
leasehold.”

Atherton Richards, trustee 
and spokesman for the board 
of trustees, told The Adver­
tiser the letter “does not com­
mit us to do anything. But we 
do want to help resolve any 
mental anxiety there may be 
in the minds of the Kuapa 
leaseholders.”

It was reported Thursday 
that the Bishop Estate would 
pay the Kuapa causeway 
leaseholders for their lease­
hold interests in the event of 
a highway condemnation.

THE ESTATE trustees were 
said to have decided to give 
such voluntary compensation 
to the leaseholders at a mee 
to the leaseholders at a meet­
ing Wednesday.

A spokesman was quoted as 
saying the trustees would

‘‘voluntarily recognize a lease­
hold interest and compute the 
value according to established 
formulas and tables” in the 
event of highway condemna­
tion.

J. Garner Anthony, the 
Bishop Estate’s attorney, said 
yesterday he didn’t know of 
any trustees’ meeting having 
made such a decision and 
referred questions to the let­
ter sent to leaseholders.

THE KUAPA causeway 
leases are typical of local 
residential leases. Virtually 
none of them provides for any 
compensation to leaseholders 
in condemnation. All of the 
compensation goes to the land­
owner.

However, many leases, like to court supervision of its fi- 
those at Kuapa, have clauses nancial transactions for the 
giving leaseholders ownership benefit of the schools.

of . their improvements. In 
such cases the leaseholders 
get compensation for the 
value of their improvements 
only, but still do not get any 
of the compensation paid for 
the land itself.

Richards said if the estate 
did decide to pay Kuapa 
causeway leaseholders any­
thing on account of their 
leasehold interests in the land, 
the estate might have to get 
court approval.

SUCH A PAYMENT might 
be construed as making the 
leaseholders a gift of estate 
assets. The estate is held in 
trust for the support of Kame- 
hameha Schools and subject
to court supervision of its fi-
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A Junior
Establishment of a junior 

college for students of Ha­
waiian ancestry is part of a 
three-point school expansion 
program being considered by 
Bishop Estate trustees.

Frank E. Midkiff, chair­
man of the trustees, said the 
junior college was recom­
mended in 1955 after a sur­
vey by educators.

,The program also might 
involve expansion of the Ka- 
mehameha Schools for Boys 
and Girls and branch schools 
on the Neighbor Islands.

Midkiff said the three pos­
sibilities have been under 
consideration for a long time 
but active study has been 
postponed until completion 
of a classroom building for 
the Boys School.

The building is under con­
struction and is to be com­
pleted for the fall semester.
2,000 STUDENTS

It will allow the school to 
reach a 2,000 enrollment set 
by the trustees.

Atherton Richards, one of 
the trustees, told Kauai leg­
islators and County Super­
visors at a meeting last week 
at the Kauai Inn that branch

College
schools would help solve dif­
ficulties at the present plant 
of housing Neighbor Island 
students.

The Kauai meeting was 
sponsored by the Kauai 
branch of the Kamehameha 
Schools Council, an associa­
tion of former students, 
alumni and parents of stu­
dents.

Similar meetings with leg­
islators and County Super­
visors are scheduled on Maui 
on January 22 and on Ha­
waii on January 27, Midkiff 
said. .

2-YEAR SCHOOL
In 1955, a 12-member com­

mittee recommended a two- 
year technical school for Ka­
mehameha Schools.

The school would have 
amounted to 13th and 14th 
grades and would have 
trained students in enter­
tainment, air line and travel 
bureau work and occupa­
tions connected with the 
hotel business.

At the time, the proposal 
drew both approval and op­
position from Hawaiian com­
munity leaders.



Questions Leasehold System
Editor, The Advertiser: Vv‘ VW^ /6^

As a member of the Kuapa Community Association, 
I’m glad The Sunday Advertiser gave our plight such a 
fine spread. Every one of us appreciates all that Mrs. 
Vivien K. Gilbert has done, and is now doing in our be­
half, especially helping us to express ourselves. We are 
fully behind her in every way.

Let’s hope that your article will bring some answers 
from the “Powers That Be.” By the phrase “Powers That 
Be” I mean Bishop Estate. So far they haven’t told us 
anything. And we—as leaseholders—feel that we have a 
right to know: What’s going to happen to our holdings?

I wonder if the Trustees of the Bishop Estate realize 
that by their silence on this matter, and their actions or 
inaction, they are placing the entire institution of lease­
holds on trial! So far this lease system has worked well 
on Oahu. But this silent treatment we are now getting 
from the Bishop Estate makes me wonder about the future 
of the system.

The Bishop Estate appears to be willing to accept con- • 
demnation for a highway to discharge their responsibility 
to their leaseholders, if such action dovetails with the plans 
of the developer.

However, our contention is that it’s the duty of the 
Bishop Estate to protect us from just such a maneuver 
to oust us.

Every one of us will fight to stay where we are for the 
full period of our leases—let there be no doubt about this 
—we will fight to stay just where we are!

Family of 4 Registered
Voters—Who Vote!!


