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ALEXANDER & BALDWIN, INC.
FORM 10-K

Annual Report for the Fiscal Year
Ended December 31, 2013

PART I

ITEMS 1 & 2. BUSINESS AND PROPERTIES
Overview
Alexander & Baldwin, Inc. (“A&B” or the “Company”), whose history in Hawaii dates back to 1870, is a premier
Hawaii-focused company with interests in real estate development, real estate leasing, natural materials and
construction, and agribusiness. A&B’s assets include 88,755 acres in Hawaii, 5.1 million square feet of high-quality
retail, office and industrial properties in Hawaii and on the Mainland, and a real estate development portfolio
encompassing residential and commercial projects across Hawaii. Its landholdings, primarily on Maui and Kauai,
make it the third largest private landowner in the state. On October 1, 2013, A&B consummated its acquisition of
Grace Pacific (“Grace”), one of the largest Hawaii-based natural materials and paving companies. A&B is Hawaii’s
largest farmer with 36,000 acres in productive sugar cane cultivation. A&B also plays a key role as a major provider
of renewable energy, supplying approximately five percent and eight percent of the power consumed on Maui and
Kauai, respectively.
Prior to June 29, 2012, A&B’s businesses included Matson Navigation Company Inc. (“Matson Navigation”), a wholly
owned subsidiary that provided ocean transportation, truck brokerage and intermodal services. As part of a strategic
initiative designed to allow A&B to independently execute its strategies and to best enhance and maximize its
earnings, growth prospects and shareholder value, A&B made a decision to separate the transportation businesses
from the Hawaii real estate and agriculture businesses. In preparation for the separation, A&B modified its legal-entity
structure and became a wholly owned subsidiary of a newly created entity, Alexander & Baldwin Holdings, Inc.
(“Holdings”). On June 29, 2012, Holdings distributed to its shareholders all of the shares of A&B stock in a tax-free
distribution (the “Separation”). Holders of Holdings common stock continued to own the transportation businesses, but
also received one share of A&B common stock for each share of Holdings common stock held at the close of business
on June 18, 2012, the record date. Following the Separation, Holdings changed its name to Matson, Inc. (“Matson”). On
July 2, 2012, A&B began regular trading on the New York Stock Exchange under the ticker symbol “ALEX” as an
independent, public company.
A&B is headquartered in Honolulu and operates in four segments in three industries—Real Estate, Natural Materials and
Construction, and Agribusiness. The business industries of A&B are generally as follows:
Real Estate — The Real Estate Industry consists of two segments and engages in real estate development and
ownership activities, including planning, zoning, financing, constructing, purchasing, managing, leasing, selling,
“exchanging, and investing in real property. Real estate activities are conducted through A&B Properties, Inc. and
other wholly owned subsidiaries of A&B.
Real Estate Development and Sales segment — generates its revenues and creates value through an active and
comprehensive program of land stewardship, planning, entitlement, development and sale of land and commercial and
residential properties, principally in Hawaii.
Real Estate Leasing segment — owns, operates, and manages a large portfolio of high-quality retail, office, and
industrial properties in Hawaii and on the Mainland. The Company also leases land in Hawaii. The significant
recurring cash flow generated by this portfolio and ground leases serves as an important source of funding for A&B’s
real estate development and sales activities.
B. Natural Materials and Construction — Grace, a wholly owned subsidiary of A&B, mines, processes, and sells basalt
aggregate; imports sand and aggregates for sale and use; imports and markets liquid asphalt; manufactures and
markets asphaltic concrete; performs asphalt paving as prime contractor and subcontractor; manufactures and
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supplies precast/prestressed concrete products; and provides and markets various construction- and
traffic-control-related products and services.
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Agribusiness — Agribusiness, which contains one segment, produces bulk raw sugar, specialty food grade sugars, and

molasses; markets and distributes specialty food-grade sugars; provides general trucking services, mobile

equipment maintenance, and repair services in Hawaii; leases agricultural land to third parties; and generates and

“sells electricity to the extent not used in A&B’s Agribusiness operations. A&B also is the member of Hawaiian

Sugar & Transportation Cooperative (“HS&TC”), a cooperative that provides raw sugar marketing and transportation

services.
The following table contains key information regarding each of the Company’s segments. Since the purchase and sale
of real estate is considered an ongoing and recurring core activity of its real estate businesses, Real Estate
Development and Sales and Real Estate Leasing segment revenue and segment operating profit are analyzed before
subtracting amounts related to discontinued operations. This is consistent with how the Company generates earnings
and how A&B’s management evaluates performance and makes decisions regarding capital allocation for A&B’s real
estate businesses.

Percentage 2013 Percentage of
Seement 2013 Revenueof Operating  Total 2013 Kev Facts
£ (in millions) Total 2013 Profit Operating y

Revenue (in millions) Profit
High-quality commercial portfolio
consisting of 60 improved
properties in Hawaii and seven
Real Estate Leasing $110.4 15% $43.4 43% Mainland states, totaling 5.1 million
square feet, and over 115 acres of
commercial ground leases to third
parties with improved GLA.
Hawaii-focused, experienced
developer with a large development
pipeline encompassing over a dozen
423.0 58% 44.4 44% projects entitled for approximately
3,500 units. Third largest private
landowner in Hawaii with nearly
89,000 acres.

Real Estate
Development and Sales

Natural Materials and Holds a leading market position in

Construction asphalt paving and in the production
(results represent the ~ 54.9 7% 2.9 3% of asphaltic concrete and is one Of.
eriod from October 1 the largest producers of aggregate in
12)01 3 throuch Decemb,er the State of Hawaii. This segment
31,2013) £ was acquired on October 1, 2013.

Largest farmer in Hawaii and only

producer of raw sugar in Hawaii,

producing over 190,000 tons of
Agribusiness 146.1 20% 10.7 10% sugar in 2013, and provider of

approximately 5 percent and 8

percent of renewable energy on

Maui and Kauai, respectively.
Total $734.4 100% $101.4 100%

Further information about the revenue, operating profits and identifiable assets of A&B’s industry segments for the
three years ended December 31, 2013 are contained in Note 17 “Segment Results” to A&B’s financial statements in
Item 8 of Part II below.
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Strategy

A&B strives to create value through superior investments in Hawaii by leveraging its extensive asset base, market
knowledge and development expertise to create shareholder value through the entire spectrum of land stewardship and
development, including land planning, entitlement, permitting, development and sales. A&B has a long track record of
successfully investing in residential and commercial projects for both its legacy landholdings and non-legacy

holdings. A&B believes that Hawaii has attractive near- and long-term growth prospects, and A&B is positioning its
development and investment activities to capitalize on this growth.

2
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A&B is committed to the highest and best use of its agricultural land assets through continued improvements in sugar
production and renewable energy generation, and will continue to explore a new business model for the sugar
plantation that would result in less earnings volatility.

A&B also expects to continue its evaluation of Hawaii-centric business opportunities that complement its core real
estate activities in the state, and leverage A&B's competitive strengths and the long-term prospects for growth in
Hawaii.

Additional details regarding A&B’s key strategies across its lands, commercial properties, investments, and agriculture
assets are as follows:

Land:

Employing lands at their highest and best use: A&B strives to employ the land it owns at its highest and best use, to
the benefit of shareholders, employees, its communities and other key stakeholder groups. For a significant portion of
A&B’s substantial Hawaii landholdings, this implies a wide range of non-development uses, ranging from
conservation/watershed to pasture to active farming. While a material portion of A&B’s landholdings has limited or no
long-term urban development potential, these landholdings remain valuable for farming and other uses, such as
providing access to natural resources or hydro-electric generation capability.

Focus on entitlement and development of core Hawaii lands: A&B continually focuses on development of a portion of
tts core landholdings in Hawaii, pursuing appropriate entitlement and development projects that respond to market
demand while meeting community needs.

Commercial Properties:

Optimize returns of A&B’s commercial portfolio: A&B has a track record of increasing the value of its commercial
property portfolio through active management of a comprehensive program designed to increase occupancy, secure
quality tenants, and reduce costs, thereby maximizing the financial performance of these properties. Periodically,
when A&B identifies superior financial return potential in a new commercial asset, it may market an existing asset for
sale to facilitate a 1031 tax deferred exchange into the new property. A&B is focused on opportunistically migrating
its Mainland portfolio to Hawaii over time, where it believes it can generate greater incremental shareholder value
over the long run, while ensuring that the portfolio continues to serve as a stable source of cash flow for A&B’s other
investment activities.

Real Estate Investment:

Invest in high-returning real estate opportunities in Hawaii: In addition to development of its own lands, A&B invests
tn attractive real estate opportunities elsewhere in Hawaii where it can leverage its market knowledge, relationships
and financial strength to create significant value and, at the same time, diversify its existing portfolio and pipeline.
Build a pipeline of development projects scaled to market opportunities and designed to optimize risk-adjusted
returns: A&B owns a valuable pipeline of development projects encompassing a wide-range of product types, from
resort residential real estate, to industrial, to primary residential housing. A&B employs a disciplined approach to its
investments and prudently invests capital to position select projects to meet anticipated market demand. A&B pursues
joint ventures, where appropriate, to supplement its in-house capabilities, access third-party capital, gain access to
new opportunities in the Hawaii market, diversify its pipeline, and optimize risk-adjusted returns.

Natural Materials and Construction:

Leverage Vertically Integrated Business Model to Lower Costs: Grace maintains cost benefits through a vertically
integrated business model that encompasses the production of aggregate and the importation of liquid asphalt and
sand. These activities help ensure that Grace has adequate access to raw materials needed to produce asphaltic
concrete and, therefore, also provides for a level of cost certainty that allows Grace to compete effectively on sealed
bid contracts. In addition, Grace provides and markets various construction- and traffic-control-related products and
services.

Capitalize on Strategically Located Quarry Adjacent to Fast-Growing Area on Oahu: Grace owns one of three
operating quarries on the island of Oahu, and this quarry is one of only two quarries that has suitable grade A material
required for the production of hot mix asphalt. Grace's quarry is also the only quarry located adjacent to the
fast-growing region on the west side of Oahu. Approximately 15,000 residential units are projected in the future and

10
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a variety of commercial projects are planned. Due to the high cost of transporting aggregate and the limited shelf life
of asphaltic concrete once it is produced, Grace’s quarry and hot mix plant locations in west Oahu are ideally located to
service the growth in the area for the foreseeable future.

Agriculture:

De-risk agricultural operations: A&B continuously seeks to stabilize and de-risk its agricultural operations. For
example, A&B has enhanced the management of field and factory at its sugar operations, resulting in improved yields
in recent years. However, notwithstanding yield improvements, fluctuating sugar prices generate significant earnings
volatility, and therefore, A&B continues to evaluate alternative business models that could dampen this volatility.
Refer to the Company’s “Outlook” in Part II, Item 7 on page 57 for an updated discussion on the Company’s sugar
pricing.

Grow renewable energy operations: Due to the high cost of transporting fossil fuels to a remote island community, the
economics of renewable energy in Hawaii are often more favorable relative to other U.S. locations. In addition, the
State of Hawaii has mandated a shift to 40 percent clean energy by the year 2030. As a result, A&B expects to
evaluate and further capitalize on opportunities to add additional renewable energy capacity to its portfolio through
new projects.

Competitive Strengths

Irreplaceable Hawaii Real Estate Assets:

Extensive and irreplaceable landholdings: A&B is the third largest private landowner in Hawaii, with 88,755 acres,
primarily on Maui and Kauai, including 855 acres fully entitled for urban use, including 206 acres under commercial
properties.

High-quality commercial real estate portfolio and ground leases producing strong free cash flow: A&B owns and
manages a high-quality commercial portfolio of 60 properties in Hawaii and seven Mainland states, totaling

5.1 million square feet, and has over 115 acres of commercial land ground leased to third parties, both of which
provide significant, stable, recurring cash flows that support A&B’s real estate investment activities.

Diverse pipeline of development projects: A&B’s development pipeline encompasses over a dozen resort residential,
primary residential and commercial projects comprising more than approximately 3,500 units throughout the State of
Hawaii, providing for substantial embedded growth opportunities.

Largest agricultural operation in Hawaii: A&B farms roughly 36,000 acres of mostly contiguous lands in Maui’s
central valley with extensive infrastructure to meet water, power and transportation needs, consistent with large-scale
agronomic activity. Additionally, A&B owns approximately 7,000 acres of high-quality agricultural land on Kauai’s
sunny south shore, of which over 4,000 acres are leased to other parties for a variety of agricultural uses, including the
cultivation of coffee and seed corn. A&B maintains a portfolio of renewable energy production facilities
encompassing biomass combustion, hydro-electric and solar generation capabilities on Maui and Kauai. Total
renewable energy production capacity exceeds 48 megawatts, which includes the recently completed six megawatt
solar farm on the island of Kauai.

Infrastructure-related assets: Grace owns over 800 acres in the state related to its quarrying operations, including 541
acres on Oahu's growing west side. Grace's Makakilo, Oahu quarry facility is nearing completion of a muti-year, $40
million capital improvement program, including three new crushing and finishing plants, which is expected to result
tn greater operational efficiencies and lower costs going forward. Due to the high cost of transporting aggregate,
Grace’s quarry is ideally situated on Oahu's west side, which is expected to see significant growth over the next two
decades. Grace also owns strategically placed asphaltic concrete plants located throughout the state, including Oahu
(three locations), Maui (one location), Kauai (one location), Hawaii island (one location), and Molokai (one location).
Leading Hawaii Real Estate Capabilities:

Experienced management team with deep local knowledge and expertise: A&B has been in the development business
in Hawaii since 1949 when it established Kahului Development Co., Ltd. to develop and market “Dream City,” which
today is Kahului, Maui’s principal population center and commercial hub. In the ensuing decades, A&B has expanded
and diversified its pipeline of development projects and broadened its development capabilities and expertise. For
instance, A&B developed the world famous Wailea master-planned resort community on Maui’s

12
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south shore. The Company’s knowledge, expertise and relationships forged through over six decades of Hawaii
development activity, enable it to pursue a wide range of long-term commercial and residential developments
profitably and in a manner that is both responsive to market needs and sensitive to local concerns. This local
knowledge and expertise, combined with the Company’s strong financial position, also serve to make A&B an ideal
partner for landowners, developers and others seeking to participate in the Hawaii real estate sector.

Track record of success: A&B has an extensive and long track record of investing in Hawaii real estate. Since 2000,
A&B has invested approximately $650 million in Hawaii real estate development projects outside of its legacy
holdmgs—mcludlng four high-rise condominiums in urban Honolulu—and over $1.4 billion in the acquisition of Hawaii
and Mainland commercial properties, mainly through tax-deferred property exchanges.

Leading Natural Materials and Construction Capabilities:

Leading market position: Grace holds a leading market position in asphalt paving and in the production of asphaltic
concrete and is one of the largest producers of aggregate in the State of Hawaii. Due to relatively high capital
requirements needed to compete in the market, Grace’s scale provides a cost advantage relative to other competitors in
the state. Grace expects to benefit from the improving Hawaii economy and the positive impact that such
tmprovement is expected to have on spending on infrastructure and private development. For example, the condition
of Hawaii’s roads, in general, and Oahu’s roads, in particular, are consistently ranked near the bottom as compared to
other states and metropolitan areas, and as a result, the City and County of Honolulu administration announced an
intent to increase its road maintenance budget from $100 million in 2012 to a range of $120 million to $150 million in
each of the following five years.

Experienced management team: In addition to its unique tangible assets, Grace’s assets include an experienced
management team with extensive expertise in quarry management and operations, asphaltic concrete production and
asphalt paving.

Vertically integrated business model: Grace’s vertically integrated business model, which includes the mining of basalt
aggregate and the importation and distribution of liquid asphalt, provides it with cost benefits at higher throughput
rates, while also increasing cost certainty due to the ability to manage costs throughout the supply chain. This cost
certainty allows Grace to compete effectively as an efficient, high-quality, low-cost provider. In addition, Grace
provides and markets various construction- and traffic-control-related products and services.

DESCRIPTION OF BUSINESS AND PROPERTIES

Business Segments

A. Real Estate Development and Sales Segment

A&B is actively involved in the entire spectrum of real estate development and ownership, including planning,
zoning, financing, constructing, purchasing, managing and leasing, selling and exchanging, and investing in real
property.

(1) Landholdings

As of December 31, 2013, A&B and its subsidiaries owned approximately 88,921 acres, consisting of approximately
88,755 acres in Hawaii and approximately 166 acres on the U.S. Mainland, as follows:

Location No. of Acres
Maui 66,675
Kauai 20,365
Oahu 1,440
Molokai 265

Big Island 10
TOTAL HAWAII 88,755
5
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Location No. of Acres
Texas 24
California 53
Utah 40
Colorado 5
Washington 4
Nevada 21
Arizona 19
TOTAL U.S. MAINLAND 166

As described more fully in the table below, the bulk of this acreage currently is used for agricultural, pasture,
watershed and conservation purposes. A portion of these lands is used for urban purposes or planned for development.

Current Use No. of Acres
Hawaii

Fully entitled urban* 855
Agricultural, pasture and miscellaneous 58,065
Watershed/conservation 29,835

U.S. Mainland

Fully entitled Urban 166

TOTAL 88,921

,Land is designated "fully entitled urban" when all four land use approvals described in the "Planning and Zoning"
section have been obtained also includes 206 acres under commercial properties.

The tables above do not include approximately 1,070 acres under joint venture development that are shown below. An
additional 3,000 acres on Maui, Kauai and Oahu are leased from third parties, and are not included in any of the
tables.

Project Original Acres Acres at 12/31/13
Kukui’ula (HI) 1,000 943

Bakersfield (CA) 57 57

Ka Milo (HI) 31 20

Kai Malu (HI) 25 1

Santa Barbara Ranch (CA)* 22 22

Palmdale (CA) 18 18

Crossroads (CA) 7

Waihonua (HI) 2 2

TOTAL 1,162 1,070

. The Company consolidates Santa Barbara Ranch for financial reporting purposes because it has determined it has a
controlling financial interest in the entity.

(2) Planning and Zoning

The entitlement process for development of property in Hawaii is complex, time-consuming and costly, involving
numerous state and county regulatory approvals. For example, conversion of an agriculturally-zoned parcel to
residential zoning usually requires the following approvals:

€County amendment of the County General Plan to reflect residential use;

State Land Use Commission approval to reclassify the parcel from the Agricultural district to the Urban district;
€County amendment of the County Community Plan to reflect residential use; and

6
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County approval to rezone the property to the precise residential use desired.
The entitlement process is complicated by the conditions, restrictions and exactions that are placed on these approvals,
including, among others, the requirement to construct infrastructure improvements, payment of impact fees,
restrictions on the permitted uses of the land, requirement to provide affordable housing and required phased
development of projects.
A&B actively works with regulatory agencies, commissions and legislative bodies at various levels of government to
obtain zoning reclassification of land to its highest and best use. A&B designates a parcel as “fully entitled” or “fully
zoned” when all of the above-mentioned land use approvals have been obtained.
(3) Development Projects
The following is a summary of the Company’s real estate development portfolio as of December 31, 2013:

(Dollars in millions)

Original A&B
planned net
units, . investment Estimated
Esti-mated .
Proiect Location Product tvpe Acres at saleable oiect as of substantial
) P 123113 acresor ' 12/31/13  completion of
cost (6) . . .
gross (including con-struction
leasable capitalized
square feet interest)
ACTIVE PLANNING, DEVELOPMENT, AND
SALES
Wholly owned
Mililani Mauka g;ﬁiam’ Retail/Office 2 (1)34,000 sf 17 6 2015
Maui Business Park III\K/;}:;I“I’ Light industrial lots 150  (2) 130 acres 102 54 2021
Kahala Avenue Honoulu, HI Residential 13 30lots 135 99 n/a
Portfolio
Keala O Wailea Wailea, MauiResort residential 7 70 units 54 9 2015
(MF-11)
The Ridge at Wailea Wailea, MauiResort residential 7 9 lots 9 9 2009
(MF-19)
Wailea B-1 Wailea, MauiCommercial/Retail 16 60,000 sf tbd 5 tbd
Wailea MF-7 Wailea, Maui e ot residential -, 5 75 units 84 9 2017
multi-family
Haliimaile ﬁf;maﬂe’ Primary residential 55 (3) 175200  thd 1 2019
The Collection g;);ll(l)lulu, Primary residential — 467 units  tbd 4 tbd
Total 263
7
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Project

Joint ventures
Ka Milo at Mauna
Lani

Kukui’ula

Kai Malu at Wailea

Waihonua at Kewalo

FUTURE
DEVELOPMENT
Wholly owned

Aina ‘O Kane
Brydeswood
Kahului Town Center

Kai’Olino
Wailea SF-8
Wailea MF-6
Wailea MF-10
Wailea MF-16

Wailea, other

Total

Joint ventures
Bakersfield

Palmdale Center
Santa Barbara Ranch

Edgar Filing: Alexander & Baldwin, Inc. - Form 10-K

Location Product type

Kona, HawaiiResort residential

Koloa, Kauai Resort residential

Wailea, Maui Resort residential

Honolulu,  Primary residential
Oahu high-rise

Kahului, Primary

Maui res./commercial
Kalaheo, .

Kauai Agricultural lots

Kahului, Primary

Maui res./commercial
Port Allen, Primary residential
Kauai

Kihei, Maui Primary residential

Resort residential
lots
Wailea, Maui Resort/Commercial

. . Resort residential
Wailea, Maui lots

Wailea, Maui

Wailea, Maui Various

Bakersfield,
CA
Palmdale, CAOffice/Industrial

Retail

Acres at
12/31/13

943

[\

336

19

71
491

57

18
22

4
&)

Original
planned
units,
saleable
acres or
gross
leasable
square feet

137 units

up to 1,500
units on
640
saleable
acres

150 units
341 units
(340
saleable)

103 units

24 lots

440 units
225,000 sf

75 units
90 units
60 lots
tbd

20 lots

400 - 600
units

(Dollars in

millions)
A&B
pnetestment Estimated
Esti—ma%esgo substantial
project 12/31/13 completion
cost (6) . . of
(including .
o con-struction
capitalized
interest)
120 10 2016
785 259 2030
124 1 2008
210 33 2014
tbd 1 tbd
tbd 2 tbd
tbd 2 tbd
tbd 11 tbd
tbd 2 tbd
tbd 6 tbd
tbd 6 tbd
tbd 3 tbd
tbd 16 tbd
_ 7 _
— 3 _
— 6 _

18
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Santa Primary residential
Barbara, CA lots
Planned units,

Project Location Product type Acres at saleable acres or
) P 12/31/13 gross leasable
square feet

ENTITLEMENT

Kihei Residential Kihei, Maui Primary 95 up to 600 units
residential

Waiale Kahului, Maui Prl.mary. 545 up to 2,550 units
residential

Eleele Community Eleele, Kauai Prl.mary. 260-Ph. 1 tbd
residential

JOINT VENTURE

DEVELOPMENTS HELD FOR

LEASE

Crossroads Plaza Valencia, CA Office/Retail 7 56,000 sf

1) Seven acres for Gateway at Mililani Mauka and Mililani Mauka South are included in Hawaii — commercial
improved properties.

(2)Includes 24 acres of roadways and other infrastructure that are not saleable.
Ten of the 55 acres are designated for parks and open space. In addition to the 55 acres, another eight acres are

(3)designated for drainage and a waste water treatment plant, and are included in the “Agricultural, pasture and
miscellaneous” classification.

(4)Brydeswood acreage is included in agricultural, pasture and miscellaneous landholdings.

(5)Kahului Town Center acreage is included in Hawaii-commercial improved properties fully entitled landholdings.

(6)Includes land cost at book value and capitalized interest, but excludes sales commissions and closing costs.
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A&B is actively pursuing a number of projects in Hawaii, including:

Maui:

(a) Maui Business Park II. Maui Business Park I (“MBP II”*), 154 acres (130 acres saleable, 126 acres remaining at
December 31, 2013) in Kahului zoned for light industrial, retail and office use, represents the second phase of the
Company’s Maui Business Park project. In 2012, mass grading and construction of the onsite roadway and utility
improvements were substantially completed for the first increment. In 2013, construction of offsite improvements,
including intersection and traffic signal improvements to Hana Highway, were completed for the first increment,
consisting of 81 salable acres, including adjacent bulk parcels, but excluding a four-acre parcel sold in 2012. In 2013,
a 24-acre adjacent undeveloped bulk parcel was sold for the development of Maui’s first Target-anchored center.

(b) Wailea. In October 2003, A&B acquired 270 acres of fully-zoned, undeveloped residential and commercial land
at the Wailea Resort on Maui for $67.1 million. A&B was the original developer of the Wailea Resort, beginning in
the 1970s and continuing until A&B sold the resort to the Shinwa Golf Group in 1989.

A&B has since sold 29 single-family homesites at Wailea’s Golf Vistas subdivision and six bulk parcels comprising 78
acres. A 25-acre parcel (Kai Malu) was developed in a joint venture with Armstrong Builders into 150 duplex units,
with 138 units sold by 2009. Most of the remaining 12 units were leased until sales activity resumed, with two
closings in 2012 and seven closings in 2013. Three units remain available for sale.

A&B currently owns about 170 acres, planned for up to 700 units. A&B is evaluating development or sale scenarios
for various parcels, which include the following projects:

Atthe 7.4-acre MF-11 (Keala ‘O Wailea) project, A&B continues to pursue approvals for a planned joint venture
development of 70 multi-family units, with construction projected to commence in 2014.

The 7.0-acre MF-19 parcel (Ridge at Wailea) was developed into nine residential lots, which remain available for
sale.

The 13.0-acre MF-7 parcel is fully designed and permitted for the development of a 75-unit multi-family project. The
project has secured the required affordable housing credits and water meters. Depending on market conditions,
pre-sales could commence in 2014.

At the 16.0-acre B-I parcel and 13.7-acre MF-10 parcel, A&B is evaluating bulk sale or development options.

(c) Haliimaile Subdivision. A&B’s application to rezone 63 acres (including 8 acres for infrastructure and drainage)
and amend the community plan for the development of a 175- to 200-1ot residential subdivision in Haliimaile
(Upcountry, Maui) was approved by the Maui County Council in September 2005. In 2006, onsite infrastructure
design work was submitted to County agencies, but design approval was deferred until an acceptable water source
could be confirmed. In 2012, an additional 80 acres adjacent to the Haliimaile Subdivision were approved by the
County Council for future urban growth in the Maui Island Plan. In 2013, the County commenced work on
refurbishing wells in the region that could provide water to the project.

Kauai:

(d) Kukui'ula. In April 2002, A&B entered into a joint venture with DMB Communities I (“DMBC”), an affiliate of
DMB Associates, Inc., an Arizona-based developer of master-planned communities, for the development of Kukui’ula,
a 1,000-acre master planned resort residential community located in Poipu, Kauai, planned for up to 1,500 resort
residential units. In 2004, A&B exercised its option to contribute to the joint venture up to 40 percent of the project’s
future capital requirements. In May 2009, A&B entered into an amended agreement with DMBC to increase A&B’s
ownership participation in Kukui’ula in exchange for more favorable participation rights to future cash and profit
distributions, while limiting DMBC'’s required future contributions to $35 million. In 2011, all resort core amenities
were completed and opened for business, including the 18-hole golf course, the community’s clubhouse, pool and spa
facilities. Total capital contributed by A&B to the joint venture was approximately $266 million as of December 31,
2013, which included $30 million representing the value of land initially contributed. DMBC has contributed

$188 million, which includes the $35 million mentioned above.

Four agreements with third-party developers have been entered into at Kukui’ula, including one agreement executed in
2013. Under these agreements, the joint venture receives a payment of $500,000 to $600,000 for each lot when
construction of a home is completed and sold by the developer. Increased vertical home construction activity at
Kukui’ula continues to generate positive sales momentum, with ten closings in 2013. As of December 31, 2013, a total
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of 98 residential lot sales had closed.
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Oahu:

(e) Kahala Portfolio. In September and December 2013, A&B acquired a total of 30 properties for approximately
$128 million in the prestigious Kahala neighborhood of East Honolulu. These properties were in various stages of
disrepair and A&B immediately commenced clearing, landscape maintenance, and sales and marketing. The market
responded favorably to A&B’s marketing program, with ten binding sales contracts executed in four months for
approximately $53 million (nine lots closed in 2013 and the tenth lot is scheduled to close in the second quarter of
2014).

(f) Waihonua at Kewalo. In 2010, A&B acquired a fully-entitled high-rise condominium development site near the
Ala Moana Shopping Center in Honolulu. Sales and marketing commenced in December 2011 for a 340 saleable-unit
project. In September 2012, the Company formed a joint venture with capital partners to provide half of the $65
million in total equity required for the project and secured a $120 million construction loan. By July, 2013, all 340
units were sold under binding contracts with 15 percent buyer deposits. Construction commenced in 2013 and
completion is projected in late 2014, with closings expected in early 2015.

(g) One Ala Moana. In September 2012, A&B committed to a $20 million preferred investment with profit
participation in the One Ala Moana luxury condominium project planned to be developed at Ala Moana Center. One
Ala Moana is a 23-story condominium tower consisting of 206 luxury residential units being developed by a
partnership of the Howard Hughes Corporation, The MacNaughton Group and Kobayashi Group. In 2013, all units
were sold under binding contracts and A&B fully funded its $20 million preferred investment. Construction
commenced in 2012 and is projected to be completed by year-end 2014.

(h) Mililani Mauka. In December 2011, A&B acquired a 4.3-acre development parcel within the 7.4-acre Gateway
at Mililani Mauka on Oahu, including an existing, fully-leased 5,900 square-foot multi-tenant retail building and four
fully-infrastructured building pads, planned for 29,000 square feet of retail space. In 2013, construction was
completed on an 11,500 square-foot building that was 78 percent leased at year-end. Starbucks opened for business in
August in a new 1,500 square-foot building. Construction commenced on a 16,000 square-foot building in 2013 and
was completed in February 2014. In June 2012, A&B acquired the 4.3-acre Mililani Mauka South project, including
two fully-leased existing buildings, totaling 18,700 square feet, on 2.6 acres, and building pads for future
development. A 0.4-acre pad site was sold in 2013, and planning and design of an 18,000 square-foot medical
building is underway for the remaining 1.2-acre parcel.

(i) The Collection. In 2012, A&B secured an option agreement with Kamehameha Schools for the development of a
3.3-acre city block near downtown Honolulu. The planned project includes a 397-unit high-rise condominium tower,
16 three-bedroom townhomes, and a 54-unit mid-rise building. In 2013, A&B secured a development permit from the
Hawaii Community Development Authority (HCDA), which administers the redevelopment of the Kaka’ako area. In
July, state and federal condominium registration approvals were obtained and presales commenced with favorable
buyer interest. In September, certain nearby owners filed a petition with HCDA, asking the agency to hold a contested
case hearing on the development permit. The Company strongly believes HCDA's permit was properly issued, but is
unable at this time to determine the impact this petition may have on the timing of the project.

Big Island of Hawaii:

(j) KaMilo at Mauna Lani. In April 2004, A&B entered into a joint venture with Brookfield Homes Hawaii Inc. to
acquire and develop a 30.5-acre residential parcel in the Mauna Lani Resort on the island of Hawaii, planned for 137
single-family units and duplex townhomes. The first phase of 27 units was constructed in 2007 and 2008, and was
sold out by 2011. In 2012, the venture commenced construction on the second phase with a revised development plan,
focusing on more single-family units on the remaining 24 acres. As of December 2013, construction has

been completed on 51 units, with a total of 49 units closed to date, including 13 units in 2013. Construction is
proceeding on 12 homes, with 24 units projected to be completed in 2014.

The Company also has residual interests in various Mainland development joint ventures.

U.S. Mainland:

(k) Bakersfield. In November 2006, A&B entered into a joint venture with Intertex P&G Retail, LLC, for the
planned development of a 575,000-square-foot retail center on a 57.3-acre commercial parcel in Bakersfield,
California. Based on market conditions, A&B recognized an impairment loss of approximately $4.7 million in 2012,
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resulting in a remaining investment of approximately $7.0 million at December 31, 2013. Development plans remain
on hold due to current economic conditions.
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(1) Palmdale Trade & Commerce Center. In December 2007, A&B entered into a joint venture with Intertex
Palmdale Trade & Commerce Center LLC, for the planned development of a 315,000-square-foot mixed-use
commercial office and light industrial condominium complex on 18.2 acres in Palmdale, California, located 60 miles
northeast of Los Angeles and 25 miles northeast of Valencia. The parcel was contributed to the venture in 2008.
Development plans remain on hold due to current economic conditions. The Company's investment at December 31,
2013 was approximately $4.7 million.

(m) Santa Barbara Ranch. In November 2007, A&B entered into a joint venture with Vintage Communities, LLC, a
residential developer, for the planned development of an exclusive large-lot subdivision, located 12 miles north of the
City of Santa Barbara. Based on market conditions, A&B suspended further investment in the project and has to date
recognized a total impairment of $10 million, resulting in a remaining investment balance of $5.9 million as of
December 31, 2013. A&B continues to market for sale the venture’s assets that served as collateral for the repayment
of A&B’s investment, including a 14-acre oceanfront parcel and an adjacent eight-acre parcel.

B. Real Estate Leasing Segment

The Company’s improved commercial portfolio’s gross leasable area (GLA) summarized by geographic location and
property type as of December 31, 2013 is as follows:

(square feet, in millions) Hawaii(V) Mainland® Total
Retail 1.8 0.2 2.0
Industrial 0.6 1.2 1.8
Office 0.2 1.1 1.3
Total 2.6 2.5 5.1

The number of commercial properties located in Hawaii by island are as follows: Oahu (32), Maui (9), Kauai (5),
and Big Island of Hawaii (1).

The number of commercial properties located on the Mainland are as follows: California (3), Texas (3),Utah (2),
Arizona (2), Colorado (1), Washington (1), and Nevada (1).

ey
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(a) Hawaii Commercial Properties

A&B’s Hawaii improved commercial properties portfolio consists of retail, office and industrial properties, comprising
approximately 2.6 million square feet of gross leasable area as of December 31, 2013. Most of the commercial
properties are located on Oahu and Maui, with smaller holdings in the area of Port Allen, on Kauai, and Kona, on the
island of Hawaii. The average occupancy for the Hawaii portfolio was 93 percent in 2013, ver