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Dear A&B Shareholders, 

I am pleased to report that our Company achieved strong operating results in 2022. We generated 6.0% 
growth in Same-Store NOI (Net Operating Income) and 17.7% growth in Core FFO (Funds From 
Operations) per diluted share, produced strong leasing results, achieved significant monetization of non-
core assets, dramatically improved our balance sheet strength, and made a firm commitment to exit our 
materials and construction business.1 As a result, A&B is now well-positioned for growth as a focused 
Hawai‘i commercial real estate (CRE) company. We have the balance sheet, market depth, and experienced 
team to execute our vision.  

In this, my last shareholder letter as A&B's CEO, I want to reflect on the past seven years and our success 
in transitioning a 150-year-old diversified conglomerate into a streamlined and focused CRE business 
platform. I am proud of our accomplishments in transforming A&B and positioning the Company for an 
exciting future. Our goal was to preserve the tradition, reputation, and relationships that make A&B one of 
Hawai‘i's most significant companies while shedding the complexity and liabilities associated with its 
diverse and long history. We have achieved that with remarkable success. We now have an outstanding 
CRE portfolio in a dynamic market, led by one of the finest CRE teams in the business, and we are ready 
to excel as a REIT.   

At the same time, I am mindful of what we have yet to accomplish: acceptable shareholder returns. No 
matter how well we executed the challenging actions needed to pivot from our legacy past and shed myriad 
non-core assets and liabilities, our bottom-line goal is to deliver total shareholder return through dividends 
and share price increases, and we have yet to demonstrate the full merits of our transformation. The process 
of repositioning A&B has been longer and more arduous than anticipated, due in part to navigating the 
pandemic, significant inflation, and rising interest rates. Still, we expect the transformation to be completed 
successfully in 2023. A&B will move forward as a reinvented pureplay CRE company and will be well-
positioned to achieve success thanks to this new platform. 

Let me summarize the steps we've taken to transform our Company and build our CRE business:  

 To focus on the market we know best, we sold all our mainland CRE assets, raising approximately 
$600 million. 

 To create a focused CRE platform, we sold approximately $600 million of non-core assets, 
including Maui agricultural lands and our Kukui‘ula investment and McBryde assets on Kaua‘i. 

 We deployed those $1.2 billion dollars into high-quality commercial real estate assets in Hawai‘i, 
becoming the premier CRE company in the state and quadrupling our Hawai‘i CRE NOI since 
2012. 

1 Same-Store NOI and Core FFO per diluted share are non-GAAP financial measures and are not intended to be considered in isolation or as a 
substitute for financial information prepared and presented in accordance with GAAP. For a reconciliation of each non-GAAP measure to its 
most comparable GAAP measure, please refer to the section entitled “Use of Non-GAAP Financial Measures” on page 6 of this Annual Report.  
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 We converted to a REIT structure and built a world-class team of CRE professionals, bringing all 
external functions in-house and enhancing our operating and reporting systems. 

 We unwound and mitigated myriad legacy liabilities while implementing programs and systems 
that allow us to achieve greater organizational efficiency. In the process, we significantly reduced 
the Company's G&A load and increased management focus on CRE.  

 We meaningfully reduced leverage, which peaked at seven times our Consolidated Adjusted 
EBITDA after the 2018 special REIT distribution, and now stands at less than three times at the 
end of 2022.  

 We have strengthened our Company's reputation in the Hawai‘i market through increased 
community engagement and social responsibility. 

While many of these actions were difficult, they produced meaningful benefits that will drive performance 
into the future. We now own a fantastic Hawai‘i portfolio of high-quality CRE assets, focused in our core 
property types of strip retail, light industrial, and ground leases. Our portfolio produces annual base rent of 
more than $100 million and had leased occupancy of 95% at yearend 2022. 

With these achievements behind us, we are on the cusp of completing our simplification. The final step will 
be the disposition of Grace Pacific. Over the past several years, the new management team at Grace has 
sought to return the business to profitability in advance of an ultimate sale. While Grace's operations have 
improved, market conditions have not allowed us to recover significant value through a sale. Nevertheless, 
we are committed to monetizing the business. We will capture as much value as possible while looking 
forward to a focused and profitable future.  

Through all of these dramatic changes, we have sought to maintain and enhance A&B's history as a 
responsible corporate citizen and leader in Hawai‘i. When I became CEO in 2016, environmental, social, 
and governance (ESG) priorities were still an emerging topic with investors. I am pleased by the degree to 
which they have been accepted and emphasized by investors because I believe they are consistent with 
A&B's DNA, and a critical element of our local success.  

I credit my predecessors with laying a solid foundation for ESG, on which we have built additional 
structure. Today, two employee councils help shape our environmental and social priorities and work 
closely with the departments that can best implement those priorities—including human resources, 
community relations, property development, and property management—to ensure we live up to our 
“Partners for Hawai‘i” commitment. From increased employee engagement and deeper ties within the 
communities in which we operate to emission measurement and significant investments in the sustainability 
of our properties, A&B is demonstrating a solid commitment to social and environmental stewardship.  

Our final accomplishment on the ESG front relates to governance. I am proud of our Board's diversity of 
gender, ethnicity, industry expertise, functional experience, and geography.  I'm also pleased we have an 
independent Board with separation of the chair and CEO roles. I believe these are important governance 
principles.  

Finally, subsequent to yearend, we announced my planned retirement and the promotion of Lance Parker 
to president and chief executive officer, effective July 1. I have had the pleasure of working side-by-side 
with Lance for nearly 19 years. He is a highly talented and experienced real estate executive, and I cannot 
think of a better person to lead A&B as a Hawai‘i commercial real estate company. Through the transition, 
I will remain focused on completing our simplification efforts while Lance leads the team in running the 
CRE operations and assumes broader CEO duties.  
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It has been my privilege to work at A&B for nearly 22 years, and my distinct honor to serve as CEO over 
the last seven years. During that time, we have made difficult decisions and faced unique challenges, but I 
leave the organization poised for growth and future success. I want to thank the Board for its steadfast 
support of the many changes we’ve made, and all my colleagues for their contributions to A&B’s 
transformation and achievements.  Also, I want to thank our shareholders for your support and belief in our 
vision of a Hawai‘i-focused commercial real estate company.  

Aloha, 

 

CHRISTOPHER J. BENJAMIN 
Chief Executive Officer 
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CORPORATE INFORMATION 

 
 
Board of Directors 
 
Christopher J. Benjamin (59) 
Chief Executive Officer 
Alexander & Baldwin, Inc. 
 
Diana M. Laing (68) 1, 2 
Chief Financial Officer 
American Homes 4 Rent 
(Retired) 
 
John T. Leong (45) 1 
Co-Founder and 
Chief Executive Officer 
Kupu 
 
Co-Founder and 
Chief Executive Officer 
Pono Pacific Land 
Management, LLC 
 
1 Audit 
  Douglas M. Pasquale, Chairperson 
2 Compensation 
  Michele K. Saito, Chairperson 
3 Nominating and Corporate Governance 
  Eric K. Yeaman, Chairperson 
 
Titles and ages as of March 1, 2023 
 

Thomas A. Lewis, Jr. (70) 2 
Chief Executive Officer 
Realty Income Corporation 
(Retired) 
 
Douglas M. Pasquale (68) 1, 3 
Founder and 
Chief Executive Officer 
Capstone Enterprises 
Corporation 
 
Chairman and 
Chief Executive Officer 
Nationwide Health 
Properties, Inc. 
(Retired) 
 

Michele K. Saito (63) 2, 3 

Executive Committee 
member and past Chair 
Hawaii Business Roundtable 
 
Eric K. Yeaman (55) 1, 3 
Founder and  
Managing Partner 
Hoku Capital LLC

 
 
Executive Management  
 
Christopher J. Benjamin (59) 
Chief Executive Officer 
 
Clayton K.Y. Chun (45) 
Executive Vice President, 
Chief Financial Officer and 
Treasurer 

Lance K. Parker (49) 
President and 
Chief Operating Officer 
 
Meredith J. Ching (66) 
Executive Vice President 
External Affairs 

Jerrod M. Schreck (49) 
Executive Vice President 
A&B 
 
President 
Grace Pacific, LLC

Titles and ages as of March 1, 2023 
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CORPORATE INFORMATION 
 

 
Investor Information 
 
Alexander & Baldwin, Inc. was founded in 1870. A&B’s corporate headquarters are located in Honolulu, 
Hawai‘i. Its common stock is traded on the New York Stock Exchange under the symbol ALEX. 
 
Shareholders with questions about A&B are encouraged to write to Alyson J. Nakamura, Vice President 
and Corporate Secretary. Shareholders who wish to communicate with any or all members of the Board of 
Directors may send correspondence to A&B’s headquarters, c/o A&B Law Department, 822 Bishop Street, 
Honolulu, HI 96813. 
 
Inquiries from professional investors may be directed to: 
Clayton Chun 
Executive Vice President, Chief Financial Officer & Treasurer 
Phone: (808) 525-6606 
E-mail: investorrelations@abhi.com 
 
Corporate news releases, the annual report and other information about the Company are available at 
A&B’s website: www.alexanderbaldwin.com  
 
Transfer Agent & Registrar 
 
Computershare Shareowner Services  
For questions regarding stock certificates or other transfer-related matters, representatives of the Transfer 
Agent may be reached at 1-866-442-6551 between 9 a.m. and 7 p.m., Eastern Time, or via:  
www.computershare.com/investor or www-us.computershare.com/investor/contact  
 
Correspondence may be sent to: 
Computershare 
P.O. Box 43006 
Providence, RI 02940-3006 

Overnight Correspondence: 
Computershare 
150 Royall Street, Suite 101 
Canton, MA 02021 
 

Auditors 
 
Deloitte & Touche LLP Honolulu, Hawai‘i 
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USE OF NON-GAAP FINANCIAL MEASURES 
 

 
Alexander & Baldwin, Inc. (“A&B” or “Company”) uses non-GAAP measures when evaluating 

operating performance because management believes that they provide additional insight into the 
Company's and segments' core operating results, and/or the underlying business trends affecting 
performance on a consistent and comparable basis from period to period. These measures generally are 
provided to investors as an additional means of evaluating the performance of ongoing core operations. The 
non-GAAP financial information presented herein should be considered supplemental to, and not as a 
substitute for or superior to, financial measures calculated in accordance with GAAP. 

 
NOI is a non-GAAP measure used internally in evaluating the unlevered performance of the 

Company's Commercial Real Estate (“CRE”) portfolio. The Company believes NOI provides useful 
information to investors regarding the Company's financial condition and results of operations because it 
reflects only the contract-based income and cash-based expense items that are incurred at the property level. 
When compared across periods, NOI can be used to determine trends in earnings of the Company's 
properties as this measure is not affected by non-contract-based revenue (e.g., straight-line lease 
adjustments required under GAAP); by non-cash expense recognition items (e.g., the impact of depreciation 
and amortization expense or impairments); or by other expenses or gains or losses that do not directly relate 
to the Company's ownership and operations of the properties (e.g., indirect selling, general, administrative 
and other expenses, as well as lease termination income). The Company believes the exclusion of these 
items from operating profit (loss) is useful because the resulting measure captures the contract-based 
revenue that is realizable (i.e., assuming collectability is deemed probable) and the direct property-related 
expenses paid or payable in cash that are incurred in operating the Company's Commercial Real Estate 
portfolio, as well as trends in occupancy rates, rental rates and operating costs. NOI should not be viewed 
as a substitute for, or superior to, financial measures calculated in accordance with GAAP. 

 
The Company reports NOI and Occupancy on a Same-Store basis, which includes the results of 

properties that were owned and operated for the entirety of the prior calendar year and current reporting 
period, year-to-date. The Company believes that reporting on a Same-Store basis provides investors with 
additional information regarding the operating performance of comparable assets separate from other 
factors (such as the effect of developments, redevelopments, acquisitions or dispositions). 
 
Reconciliations of CRE operating profit to NOI and Same-Store NOI are as follows: 
   

 Year Ended   
(In millions) 2022 2021  Change 
Commercial Real Estate operating profit $81.5 $72.6   
Adjustments:     

Depreciation and amortization 36.5 37.7   
Straight-line lease adjustments (6.3) (4.4)   
Favorable/(unfavorable) lease amortization (1.1) (0.9)   
Termination income (0.1) (0.2)   
Other (income)/expense, net 0.5 (0.6)   
Selling, general, administrative and other expenses 6.8 6.5   

NOI $117.8 $110.7   
Less: NOI from acquisitions, dispositions and other adjustments (0.7) (0.2)   

Same-Store NOI $117.1 $110.5  6.0% 
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 Core Funds From Operations (“Core FFO”) represents a non-GAAP measure relevant to the 
operating performance of the Company’s commercial real estate business (i.e., its core business). Core FFO 
is calculated by adjusting CRE operating profit to exclude items noted above (i.e., depreciation and 
amortization related to real estate included in CRE operating profit) and to make further adjustments to 
include expenses not included in CRE operating profit but that are necessary to accurately reflect the 
operating performance of its core business (i.e., corporate expenses and interest expense attributable to this 
core business) or to exclude items that are non-recurring, infrequent, unusual and unrelated to the core 
business operating performance (i.e., not likely to recur within two years or has not occurred within the 
prior two years). 
 
Reconciliations of CRE operating profit to Core FFO and Core FFO per diluted share are as follows: 
 

 Year Ended   
(In millions, except per share amounts) 2022 2021  Change 
Commercial Real Estate operating profit $81.5 $72.6   
Adjustments:     

Depreciation and amortization 36.5 37.7   
Corporate and other expense (39.3) (27.0)   
Core business interest expense (11.0) (13.5)   
Distributions to participating securities (0.2) (0.3)   
Pension termination – CRE and Corporate 14.7 –   

Core FFO $82.2 $69.5   
     
Weighted average diluted shares outstanding (FFO/Core FFO) 72.8 72.6   
Core FFO per diluted share $1.13 $0.96  17.7% 

 
Net Debt is calculated by adjusting the Company's total debt to its notional amount (by excluding 

unamortized premium, discount and capitalized loan fees) and by subtracting cash and cash equivalents 
recorded in the Company's consolidated balance sheets. 

 
A reconciliation of Notes Payable and Other Debt to Net Debt follows: 
 
 Year Ended March 31, 
(In millions) 2022 2018 
Debt   
Secured debt $193.4 $227.9 
Unsecured term debt 266.8 429.5 
Unsecured revolving credit facility 12.0 181.2 

Total debt $472.2 $838.6 
Less: Grace Pacific and subsidiaries debt due to discontinued operations – (8.6) 
Add: Net unamortized deferred financing cost / discount (premium) 0.2 1.6 
Less: Cash and cash equivalents (33.3) (26.5) 
Add: Grace Pacific and subsidiaries cash due to discontinued operations – 1.8 
Net Debt $439.1 $806.9 

 
Earnings Before Interest, Taxes, Depreciation and Amortization ("EBITDA") is calculated on a 

consolidated basis ("Consolidated EBITDA") by adjusting the Company’s trailing twelve months (“TTM”) 
consolidated net income (loss) to exclude the impact of interest expense, income taxes and depreciation and 
amortization. Consolidated Adjusted EBITDA is calculated by adjusting Consolidated EBITDA for items 
identified as non-recurring, infrequent or unusual that are not expected to recur in the Company’s core 
business. 
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A reconciliation of Consolidated Net Income (Loss) to Consolidated EBITDA and Consolidated 
Adjusted EBITDA follows: 
 

 Year Ended TTM March 31, 
(In millions) 2022 2018  
Net Income (Loss) $(49.5) $270.9 
Adjustments:   

Depreciation and amortization 38.0 28.9 
Interest Expense 22.0 27.2 
Income tax expense (benefit) (18.3) (220.3) 
Depreciation and amortization related to discontinued operations 5.8 12.2 
Interest expense related to discontinued operations 0.2 0.6 

Consolidated EBITDA $(1.8) $119.5 
Asset impairments related to the Land Operations Segment 5.0 – 
Asset impairments related to the Commercial Real Estate Segment – 22.4 
Pension termination 76.9 – 
(Income) loss from discontinued operations, net of income taxes and 

excluding depreciation, amortization and interest expense 80.6 (27.8) 
Consolidated Adjusted EBITDA $160.7 $114.1 

 
 Net Debt to Consolidated Adjusted EBITDA is calculated as Net Debt divided by Consolidated Adjusted 
EBITDA, as follows: 
 

 Year Ended TTM March 31, 
($ In millions) 2022 2018 
Net Debt $439.1 $806.9 
Consolidated Adjusted EBITDA $160.7 $114.1 
Net Debt to Consolidated Adjusted EBITDA 2.7x 7.1x 
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FORWARD-LOOKING STATEMENTS 
 

 
Statements in this Annual Report that are not historical facts are forward-looking statements within 

the meaning of the Private Securities Litigation Reform Act of 1995 and involve a number of risks and 
uncertainties that could cause actual results to differ materially from those contemplated by the relevant 
forward-looking statements. These forward-looking statements include, but are not limited to, statements 
regarding possible or assumed future results of operations, business strategies, growth opportunities and 
competitive positions. Such forward-looking statements speak only as of the date the statements were made 
and are not guarantees of future performance. Forward-looking statements are subject to a number of risks, 
uncertainties, assumptions and other factors that could cause actual results and the timing of certain events 
to differ materially from those expressed in or implied by the forward-looking statements. These factors 
include, but are not limited to, prevailing market conditions and other factors related to the Company's 
REIT status and the Company's business, the evaluation of alternatives by the Company related to its non-
core assets and business, and the risk factors discussed in the Company's most recent Form 10-K, Form 10-
Q and other filings with the Securities and Exchange Commission. The information in this Annual Report 
should be evaluated in light of these important risk factors. We do not undertake any obligation to update 
the Company's forward-looking statements. 

 
The risk factors discussed in “Risk Factors” could cause our results to differ materially from those 

expressed in forward-looking statements. There may be other risks and uncertainties that we are unable to 
predict at this time or that we currently do not expect to have a material adverse effect on our financial 
position, results of operations or cash flows. Any such risks could cause our results to differ materially from 
those expressed in forward-looking statements. 
 





































































































 

REPORT OF INDEPENDENT REGISTERED PUBLIC ACCOUNTING FIRM 

To the shareholders and the Board of Directors of Alexander & Baldwin, Inc. 

Opinion on the Financial Statements  

We have audited the accompanying consolidated balance sheets of Alexander & Baldwin, Inc. and subsidiaries (the 
"Company") as of December 31, 2022 and 2021, the related consolidated statements of operations, comprehensive income 
(loss), equity and redeemable noncontrolling interest, and cash flows, for each of the three years in the period ended December 
31, 2022, and the related notes and the schedule listed in the Index at Item 15 (collectively referred to as the “financial 
statements”). In our opinion, the financial statements present fairly, in all material respects, the financial position of the 
Company as of December 31, 2022 and 2021, and the results of its operations and its cash flows for each of the three years in 
the period ended December 31, 2022, in conformity with accounting principles generally accepted in the United States of 
America. 

We have also audited, in accordance with the standards of the Public Company Accounting Oversight Board (United States) 
(PCAOB), the Company's internal control over financial reporting as of December 31, 2022, based on criteria established in 
Internal Control — Integrated Framework (2013) issued by the Committee of Sponsoring Organizations of the Treadway 
Commission and our report dated March 1, 2023, expressed an unqualified opinion on the Company's internal control over 
financial reporting. 

Basis for Opinion 

These financial statements are the responsibility of the Company's management. Our responsibility is to express an opinion on 
the Company's financial statements based on our audits. We are a public accounting firm registered with the PCAOB and are 
required to be independent with respect to the Company in accordance with the U.S. federal securities laws and the applicable 
rules and regulations of the Securities and Exchange Commission and the PCAOB.  

We conducted our audits in accordance with the standards of the PCAOB. Those standards require that we plan and perform the 
audit to obtain reasonable assurance about whether the financial statements are free of material misstatement, whether due to 
error or fraud. Our audits included performing procedures to assess the risks of material misstatement of the financial 
statements, whether due to error or fraud, and performing procedures that respond to those risks. Such procedures included 
examining, on a test basis, evidence regarding the amounts and disclosures in the financial statements. Our audits also included 
evaluating the accounting principles used and significant estimates made by management, as well as evaluating the overall 
presentation of the financial statements. We believe that our audits provide a reasonable basis for our opinion. 

Critical Audit Matter 

The critical audit matter communicated below is a matter arising from the current-period audit of the financial statements that 
was communicated or required to be communicated to the audit committee and that (1) relates to accounts or disclosures that 
are material to the financial statements and (2) involved our especially challenging, subjective, or complex judgments. The 
communication of critical audit matters does not alter in any way our opinion on the financial statements, taken as a whole, and 
we are not, by communicating the critical audit matter below, providing a separate opinion on the critical audit matter or on the 
accounts or disclosures to which it relates. 

Assessment of Held for Sale and Discontinued Operations Classification — Refer to Note 2 – Significant Accounting 
Policies and Note 23 – Held for Sale and Discontinued Operations to the financial statements  

Critical Audit Matter Description 

The Company has established a strategy to simplify its business, which includes evaluating options for the eventual 
monetization of Grace Pacific LLC (“Grace Pacific”) and the Maui quarries. At each reporting period, the Company assesses 
the held for sale and discontinued operations criteria as it relates to the contemplation of the sale of Grace Pacific and the Maui 
quarries. This involves significant complexities and judgments in making the accounting treatment determination. There are 
subjective and complex judgments in the determination of whether Grace Pacific and the Maui quarries meet the criteria to be 
classified as held for sale, including in the assessment of whether Grace Pacific and the Maui quarries are available for sale in 
the present condition subject only to terms that are usual and customary for sales of such businesses, whether the sale of Grace 
Pacific and the Maui quarries is probable and that the transfer of assets will be a completed sale within one year from period 
end, and whether there is formal approval from the Board of Directors authorizing the sale. For Grace Pacific and the Maui 



 

quarries that will be sold or will meet the held for sale criteria, there are also significant judgments in the evaluation of whether 
the sale of these businesses represent a strategic shift that has a major effect on the Company’s operations and financial results.   

We identified the assessment of held for sale and discontinued operations classification for Grace Pacific and the Maui quarries 
as a critical audit matter because of the significant judgments made in determining whether events have occurred indicating that 
Grace Pacific and the Maui quarries should be presented as held for sale and discontinued operations. This required a high 
degree of auditor effort and judgment when performing audit procedures to evaluate whether management appropriately 
classified the assets, liabilities and operations of Grace Pacific and the Maui quarries. 

How the Critical Audit Matter Was Addressed in the Audit 

Our audit procedures related to the assessment of held for sale and discontinued operations classification included the 
following, among others: 

• We tested the design and operating effectiveness of the controls established to review compliance with held for sale
and discontinued operations criteria.

• We evaluated the Company’s assessment of held for sale and discontinued operations criteria as it relates to Grace
Pacific and the Maui quarries by:

– Inquiring of executive officers and key members of management and Board members to obtain an
understanding of the plans to sell Grace Pacific and the Maui quarries.

– Assessing the Company’s judgments in determining whether Grace Pacific and the Maui quarries meet the
held for sale and discontinued operations criteria through procedures performed including, but not limited to,
reviewing minutes from meetings of the Board of Directors and related committees, communications
regarding how far along the Company was in the selling process, and consideration of sales of other Grace
Pacific entities that have occurred in prior years.

– Comparing the relevant guidance against the Company’s conclusions and testing the completeness and
accuracy of information used in the Company’s evaluation.

– Evaluating the accuracy and completeness of the Company’s disclosures.

/s/ Deloitte & Touche LLP 

Honolulu, Hawai‘i 
March 1, 2023 

We have served as the Company's auditor since 1950. 






















































































































