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Repcrt. A Final Public Report will be issued when complete information is filed.

The developer has legally created a condominium and has filed complete
information with the Commission. This report must be read together with

Changes information contained in the

[x1 Prelim. Public Reportdated _Januarv 13, 1984

[x] Final Public Report dated N4 84

[x] Supp.Public Reportdated 3/6/85:;11/8/85;1/10/86:4/25/86
And { ] Supersedes all prior public reports

{x] Mustbe read together with all prior public reports




Summary of Changes from Earlier Public Reports:

This summary contains a general description of the changes, if any, made by the developer since the last public

report was issued. It is not necessarily all inclusive Prospective buyers should compare thi i i
Y . . . s publ
earlier reports if they wish to know the specific changes that have been mada. s PUBie repart with the

1. Since the issuance of the Commission's Preliminary and
Final Publiec Report of January 13, 1984 and July 5, 1984
(Registration No. 1576) respectively, covering Increment 1 of
the HIDDEN VALLEY ESTATES condominium Project, the issuance of
the First and Second Supplementary Reports, dated March 6, 1985
and November 8, 1985 (Registration No. 1576-A) respectively,
covering Increment 2 of said Project, and the issuance of the
First and Second Supplementary Reports, dated January 10, 1986
and April 25, 1986 (Registration No. 1376-B), respectively,
covering Increments 3A and 3B of the Project, the Developer
reports that it intends to construct a final increment of the
Hidden Valley Estates Project.

2. Increment 4 shall consist of thirty-six (36) 2 bedroom 1
bath apartment units and eight-one (81l) parking stalls of which
eleven (11} stalls shall be designated guest parking stalls.

NOTE: PURCHASERS OR PROSPECTIVE PURCHASERS OF APARTMENTS IN
INCREMENT 4 SEOULD BE COGNIZANT OF THE FACT THAT THE ISSUANCE
OF THIS SUPPLEMENTARY PUBLIC REPORT AUTHORIZES DEVELOPER ONLY
TO ENTER INTO RESERVATION AGREEMENTS OR SALES CONTRACTS FOR THEE
APARTMENTS IN INCREMENT 4., SUCH AGREEMENTS OR CONTRACTS SHALL
NOT BECOME BINDING NOR SHALL DEVELOPER HAVE ANY RIGHT TO
UTILIZE PURCHASER'S FUNDS OBTAINED IN CONNECTION TEHEREWITH
UNTIL THE ISSUANCE OF A SECOND SUPPLEMENTARY PUBLIC REPORT FOR
INCREMENT 4 WHICH RECITES OR REFLECTS THAT THE DEVELOPER HAS
COMPLIED WITH, AND THE COMMISSION IS SATISFIED THAT ALL TEE

REQUIREMENTS OF,SECTION 514A-40 OF THE HAWAII REVISED STATUTES
HAVE BEEN MET.




TABLE OF CONTENTS

page
ReportPurpose ... ....convvnnnaannnns Ceeserrosvoans cecessesancenensearisoacos oo 1
Type of ReDOrt. . ... occovernconoroncncoasssnaceocnnsos eecoeonnas ceccantessessona 1
Summary of Changes from Earlier Public Reports. .. .. ..cvteiinonrornvoraceocrosocnannas 2
Table of CoNteNtS . ... vviccnoerconnracscnsonacesssossosnssanasass Ciesiesseseaiaons 3
General information on Condominiums ............. Cesceseanans eeenas O
Summary of the Condominium Project. . ... .. ..ot eroeenecnncroacnsosanan eeseoarrean 5
I. PEOPLE CONNECTED WITH THE PROJECT....... P - ]
Developer Managing Agent
Real Estate Sales Agent Attorney for Developer
Escrow Company
Il. CREATION OF THE CONDOMINIUM; CONDOM!N!UM DOCUMENTS
A, Declaration . ......c.iiiiitirniiiiocrasesososeonresssanasesstnaannc ceea 1
B. CondominiumMap (FilePlan) ...... ..ottt iiiiiiiiiieiiiiennniennnnns 7
C. BYlaws......iiiiiei ittt iancaaranacnsassannns . Cireeeen Ceenen 7
D. House Rules ...t iiiincnennconscnnns e e rectesesesaisesnnoene vosn e a8
E. Changesto Condominium Documents. ... ..ovntiiierioensnneenroernssasoenas 8
111,  THE CONDOMINIUM PROJECT
A. InteresttobeConveyed to BUYEr ... ... viiiensivocoocecoerinsoonssssasaneas 9
B. Underlyingland.........ccccievconnss teecevsenscsncan crerocencronne ... 10
C. Buildings and Other Improvements. . ........... ceeccecccocsonnaccesenoaoons 10
D. Common Elements, Limited Common Elements, Common Interest . ... cccvccooccnno 4
E. Encumbrances Against Title .. ........c.ccocesoocoocscacooocooosnascsasarss i8
F. Management of the Common Elements....... soonocaccnc ceeoosnco wecscnccecas 1D
G. Maintenance Fees .. .....cccvevuroonnnocooooonsoccocansscnnoonsns R 1
H. Separate Utility Charges .. ........ vt enuococesoccocsnscnncacossastaoansos 16
I. Construction Warranties . . ..o uciiieenienerrancnsosssensssonansnssanonsos 16
J. Statusof Construction .. ... .ot iiiticinatirnaracosnarsonns ceeresnanea .. 17
K., Project Phases .. ......ciivcervacrocnononnsorascenosonnonsasantonsannnsas 17
L. Sales Documents Filed with the Real Estate Commission .. ...........ccivvnenan .17
IV. ADDITIONAL INFORMATION NOT COVERED ABOVE .. ittt it i iicieinnnnncnens 18
Buyer's Right to Cancel Saies Contract...... e Chereneans Ceeeraann hereeaneenn 19
Signature of Real Estate Commission Chalrman . .. .. ... .. .. .ttt iiatnntannnannans 20

EXHIBIT A: Partners of Developer

EXHIBIT B: Rights on Termination of Grourd lLease

EXHIBIT C: Description of aApartments and Assigned Parking Stalls
EXHIBITD: Common Elements

EXHIBITE: Limited Common Elements

EXHIBIT F: Ccomron Interests

EXHIBIT G: Encumbrance Against Title

EXHIBIT H: Schedule of Maintenance Fees

EXHIBIT i: Summary of Sales Contract

EXHIBITJ:  Summary of Escrow Agreement

Appendix I:  People Connected with the Project

Attached only if there are additions or changes to information contained in the body of

the report.
3



GENERAL INFORMATION ON CONDOMINIUMS

A condominium is aspecial form of real property. To create a condominium in Hawaii, the requirements of
'L 11}

Hawaii's ""Horizontal Property Act' (Chapter 514A, Hawaii Revised Statutes) must be followed.

If you are a typical condominium apartment owner, you will have two kinds of ownership: (1) ownership in
your individual apartment; and (2} an undivided interest in the common elements.

Common elements are the areas of the condominium other than the individual apartments. They are owned
jointly by all apartment owners and include the land, either in fee simple or leasehold, and those parts of the building
or buildings intended for common use such as foundations, columns, roofs, halls, elevators, and the like. Your
undivided interest in the common elements cannot be separated from ownership of your apartment.

in some condominiums, some common elements are reserved for the exclusive use of the owners of certain
apartments. These common elements are called limited common elements and may include parking stalls, patios,
lanais, trash chutes, and the like.

You will be entitled to exclusive ownership and possession of your apartment. Condominium apartments may
be individually bought, sold, rented or encumbered, and they may be disposed of by will or gift.

Your apartment will, however, be part of the group of apartments that comprise the condominium. Study the
Declaration, Bylaws, and House Rules.. These documents contain important information on the use and occupancy of
apartments and the common elements as well as the rules of conduct for owners, tenants, and guests.

Operation of the Condominium

The Association of Apartment Owners is the means through which apartment owners may take action with
regard to the administration, management, and operation of the condominium. FEach apartment owner is
automatically a member of the Association.

The Board of Directors is the governing body of the Association. Unless you serve as a board member or an
officer, or are on a committee appointed by the board, your control of the administration and operation of the
condominium will in most cases be limited to your right to vote as an owner. The Board of Directors and officers can

take certain actions without a vote of the owners. Some of these actions may significantly impact the quality of life
for all apartment owners.

Until there is a sufficient number of purchasers of apartments to elect a majority of the Board of Directors, it is
likely that the developer will effectively control the affairs of the Association. It is frequently necessary for the
developer to do so during the early stages of development and the developer may reserve certain special rights to do so
in the Declaration and Bylaws. Prospective buyers should understand that it is vitally important to all apartment

owners that the transition from developer to owner control be accomplished in an orderly manner and in a spirit of
cooperation,



SUMMARY OF THE CONDOMINIUM PROJECT

Interest to be Conveyed to Buyer: Subleasehold (by way of Condominium Conveyance Document),
Upon completion of Increment 4, the Master Lease between Developer and the Fee Owner
will be cancelled, thereby comzertmg the Ground Sublease to direct leases between
the Fee Owner and Apartment Owners. ,

Type of Project:

1.- [x] New Construction [ 1 Conversion
[ 1 Both New Construction and Conversion

2. [x] Residential [ 1 Commercial
[ 1 Mixed Residential and Commerciai
[ 1 Other

3. [ 1 High Rise (5 stories or more) [X] Low Rise

4 [ ] sSingle or [ ] Multiple Buildings

5. Apartment Description

Apt. Net

Type Qty BR/Bath Living Area* Lanai/Patio

A —2h —2d 282 44,36

~B ~12 2 -811.61 —36.07
Total Apartments: 36

*Net Living Area is the floor area of the apartment measured from the interior surface of the apartment
perimeter walls.

Other documents and maps may give floor area figures which differ from those above because a different
method of determining the floor area may have been used.,

8. Parking:
Number of Stalls
* There are 31 guest stalls in
Assigned Stalls (Individual Units) 70 ° 7
Guest Stalls T the prior increments of the

Project.

Unassigned Stalls
Extra Stalls Available for Purchase ———F% There are 281 parking stalls in
Other: ' ' the prior increments.

Total Parking Stails 81 **

7. Recreational amenities: Private park area containing picnic and barbecue facilities and
playground equipment. There are three similar private parks constructed as part of
the earlier increments. Increment &4 also contains a single story structure (the
"Hopper Residence'') which will be used as a general purpose facility.



. PEOPLE CONNECTED WITH THE PROJECT

Developer: Hidden Valley Investments Phone: 395-4152
Name (Business)
563 Pakala Street ‘
Business Address

Honolulu, Hawaii 96825

Names of officers or general partners of developers who are corporations or partnerships:
SEE EXHIBIT “a" o

Real Estate
Sales Agent: Dave Lewis Realtors Phone: 537-4567
Name ' (Business)
1154 Fort Street Mall, Rm. 301
Business Address
Hor~lulu, Hawaii 96813
Escrow: Founders Title & Escrow of Hawaii Phone: 487-7202
Name {Business)
98-211 Pali Momi Street, Suite 535
Business Address
Aiea, Hawaii 96701
Managing
Agent: Chanev Brooks & Co, Phone: 544-1600
Name (Business)
T
Business Address
_Honolulu, Hawaii 96813
Attorney for
Dweto:\ér: RiChaId Go Maddilla:n

Name .
820 Mililani Street, Suite 703

Business Address
Honolulu, Hawaii 96813

Appendix | may be attached to this report. If 5o, it will list additional people connected with the project or changes
that may have been made to the above information after this public report was issued,



1. CREATION OF THE CONDOMINIUM;
CONDOMINIUM DOCUMENTS

A condominium is created by recording in the Bureau of Conveyances or filing with the Land Court a Declaration
of Horizontal Property Regime, a Condominium Map (File Plan), and the Bylaws of the Association of Apartment
Owners. : .

A.

Declaration of Horizontal Property Regime contains a description of the land, buildings, apartments, common
elements, limited common elements, common interests, and other information relating to the condominium.

The Declaration for this condominium is:
[ 1 Proposed
[x ] Recorded — Bureau of Conveyances — Book 17961 Page 15
[ 1 Filed — Land Court — Document Number

Amendment date(s) and recording/filing information: 11/29/84 - Book 18363 Page 270;
10/3/85 - Book 19147 Page 361; 3/31/86 - Book 19398 Page 405; 4/24/86 -
Book 19470 Page 84 and 7/3/86 - Book 19659 Page 334

Condominium Map (File Plan} shows the elevation and layout of the condominium. It also shows the floor
‘plan for each apartment.

The Condominium Map for this condominium is:
[ 1 Proposed
[X] Recorded — Bureau of Conveyances — Map No. 908
[ 1 Filed — Land Court - File Plan No.

Amendment date(s) and recording/filing information:
See above information relating to Amendments of the Declaration

Bylaws of the Association of Apartment Owners govern the operation of the condominium. They provide for
the manner in which the Board of Directors of the Association of Apartment Qwners is elected, the powers
and duties of the Board, the way in which meetings will be conducted, and other matters which affect how
the condominium will be governed.

The Bylaws for this condominium are:
[ 1 Proposed
[X] Recorded — Bureau of Conveyances — Book 17961 Page 47
[ 1 Filed — Land Court — Document Number

Amendment date(s) and recording/filing information:
N/A



D. House Rules. The Board of Directors may adopt house rules to govern the use and operation of the common
elements and individual apartments. House rules may cover matters such as parking regulations, hours of
operation for common facilities such as recreation areas, use of lanais, keeping of pets, and occupancy limits.
They do not need to be recorded or filed to be effective. The initial house rules are usually adopted by the
developer.

The House Rules for this condominium are:
[ ] Proposed [x] Adopted

[ 1 Developer doesnot pian to adopt house rules.

E. Changes to Condominium Documents

Changes to the Declaration, Condominium Map, and Bylaws are effective only if they are recorded or filed.
Changes to House Rules do not need to be recorded or filed to be effective.

1. Apartment Owners: Minimum percentage of apartment owners who must vote for or give written
consent to changes:

Minimum
Set by Law This Condominium
Declaration 75% 75%
(and Condo Map)
Bylaws 65% 80%
House Rules - -0=

The percentages for individual condominium projects may be more than the minimum set by law.

2. Developer: The developer has reserved the following rights to change the Declaration, Condominium
Map, Bylaws, or House Rules: The Declaration as amended, permits the Developer
to amend the Declaration, Bylaws ard Condominium Map as necessary in
furtherance of Developer's rights to construct one or more additional
increments (up to a maximan of 180 apartments) and/or to withdraw a portion
of the land of the Project. Increment 4 will be the last increment. See
Item K on page 17.

The Condominium Statute (Chapter 514A, HRS), the Declaration, Bylaws, and House Rules control the rights and
obligations of the apartment owners with respect to the common elements, to each other, and to their respective
apartments. The provisions of these documents are intended to be, and in most cases are, enforceable in a court of
law.



1. THE CONDOMINIUM PROJECT

Interest to be Conveyed to Buyer:

[ 1 FeeSimple: Individual apartmentsand the underlying land will be in fee simple.

[ ] Leasehold or Subleasehold: Individual apartments and the underlying land will be leasehold.

Lease Term Expires:
Rent Renegotiation Date(s):

Lease Rent Payable: [ ] Monthly [ 1 Quarterly
[ 1 Semi—Annually [ 1 Annually

Exhibit contains a schedule of the lease rent for each apartment per
[ 1 Month [ 1 Year.

[ X1 Individual Apartments in Fee Simple, Underlying Land in Leasehold or Subleasehold:

The leases for the underlying land usually require that at the end of the lease term, the lessees
(apartment owners) either (1) remove or dispose of the building and other improvements: or
(2) convey the building and improvements to the lessor at a specified price.

Exhibit B contains further explanations.
Lease Term Expires:  December 31, 2040
Rent Renegotiation Date(s): _Januarv 1 of 1995, 2005, 2015, 2025, and 2035
Lease Rent Payable: [X] Monthly [ 1 Quarterly
[ 1 Semi~Annually [ 1 Annually
Exhibit contains a schedule of the lease rent for each apartment per

[ 1 Month [ 1 Year.

[ ] Other: The rent reserved for each apartment is as follows:
a. Through 12/31/94 - $45.00/month
b. Next 10 year period - $65.00/month
c. Next 10 year pericd - $100.00/month

For Subleaseholds:

[ 1 Buyer's sublcase may be cancelled if the master lease between the sublessor and fee owner is

[ 1 Cancelled [ 1 Foreclosed.

[X] As long as the buyer is not in default, the buyer may continue to occupy the apartment and/or land
on the same terms contained in the sublease even if the master lease is canceiled or foreclosed.

The Master lLease will be cancelled upon the completion of Increment 4 ard
the subleases will become direct ground leases.



Underlying Land:

Land Area: 22.691 acres squsre-feet- Zoning: R-4 (Residential)
Tax Map Key: _7-5-27-001

.

iian Trust Company Ltd.,

Fee Owner: Trustee of Land Trust No. 89724

name
111 Scuth King Street
address
Honolulu, Hawaii

Sublessor: Hidden Vallev Trvestments

name
563 Pakala Street
address

Honolulu, Hawaii 96825

Buildings and Other Improvements:

1.

[ x] New Construction [ 1 Conversion of Existing Building
[ 1 Both New Construction and Conversion

Buildings: 6 - Floors Per Building: 3-1 story; 3-2 story

Principal Construction Material:

[ 1 Concrete _ [ ] Hollow Tile [X] Wood
[ ] Other
Permitted Uses:
No. of Apts. No. of Apts,
[ ] Commercial [ 1 Industrial

[ Xx] Residential [ ] Agricuitural

|k

[ 1 Timeshare/Hotel [ 1 Recreational

—————
—r———
—————

[ 1 Other:

Special Use Restrictions:

The Declaration, Bylaws, and House Rules may contain restrictions on the use and occupancy of
apartments. Restrictions for this condominium include but are not limited to:

[ X] Pets: No pets without approval of the Board (House Rules)

[ 1 Number of Occupants:

[ X] Other:No_transient rental or hotel use (rental for 30 days or less)

10



Interior (fill in appropriate numbers):

Total Apartments 36

Elevators -- Stairways - Trash Chutes -

Apt. Net :

Type Qty BR/Bath Living Area* Lanai/Patio
A 24 2/1 782 44,36

-B 12 2/] ~811.6] ~36.07

1

*Net Living Area is the floor area of the apartment measured from the interior surface of the apartment
perimeter walls.

Other documents and maps may give floor area figures which differ from those above because a
different method of determining floor area may have been used.

Boundaries of Each Apartment: Each Type A and Type B Apartment shall include:
(1) all the walls and partitions which are not load-bearing within its perimeter
walls; (ii) all glass windows, louvres, doors and pamels along its perimeter;
(1ii) the irmer decorated or finished surfaces of the perimeter walls or interior
load-bearing walls; (iv) the interior-finished surfaces of the floors and ceilings;
(v) all built-in fixtures and appliances originally installed therein; (vi) any
utility system or component thereof which is located within any Apartment designed
for the exclusive use of such Apartment; and (vii) all of the air space encompassed
within the condominium unit.

Permitted Alterations to Apartments:  A]terations within an apartment require the
consent of the Board of Directors.

11



7. Parking Stalls:
Number of Stalls

Assigned Stalls (For Individual Units) 70
Guest Stalls 11
Unassigned Stalls
Other:

Total Parking Stalls 81

Each apartment will have the exclusive use of at least __ 2 parking stall{s).

Buyers are encouraged to find out which stall(s) will be available for their use.

regular compact tandem
Number of covered stalls

Number of open stalls 81

[ 1 Commercial parking garage permitted on condominium.

[ ] Exhibit C contains additional information on parking stalls for this condominium.

8. Recreational and Other Common Facilities:

{ 1 Swimmingpool [ 1 Storage Area
[ 1 Recreation Area { 1 Laundry Area
[ ] Tennis Court [ 1 Trash Chute

[ X] Other: _General purpose facility.

12



8. Present Condition of Improvements
(For conversions of residential apartments in existence for five years):

a. Condition and Expected Useful Life of Structural Components, Mechanical, and Electrical
installations

b. Compliance with Building Code and Municipal Regulations; Cost to Cure Violations

10. Conformance to Present Zoning Code
a. [X] No variances to zoning code have been granted.

{ 1 Variance(s) to zoning code was/were granted as follows:

b. Confaorming/Non-Conforming Uses, Structures, Lot (for conversions only)

Non-Conforming

Conforming Legal Hlegal
Uses
Structures
Lot

If a variance has been granted or if uses, improvements, or lot are either legal non-conforming or illegal
non-conforming, buyer should consult with county zoning authorities as to possible limitations which
may apply.

13



D. Common Elements, Limited Common Elements, Common Interest:

1. Common Elements: Common Elements are those parts of the condominium intended to be used by all
apartment owners. They are owned jointly by all apartment owners.

Exhibit D describes the common elements.

2. Limited Common Elements: Limited Common Elements are those common elements which are
reserved for the exclusive use of the owners of certain apartments. The limited common elements and
the apartment which may use them are:

[ X] described in Exhibit E

[ 1 asfollows:

3. Common Interest: Each apartment will have an undivided fractional interest in all of the common
elements. This interest is called the "common interest.” It is often used to determine each apartment's
share of the maintenance fees and other common profits and expenses of the condominium. |t may also
be used for other purposes, including voting on matters requiring action by apartment owners.

Exhibit ‘P describes the common interests for each apartment.
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E. Encumbrances Against Title: An encumbrance is a claim against or a liability on the property.

Exhibit G describes the encumbrances against the title contained in the title report dated
Auqust 14, 1986

Blanket Liens:
[ 1 There are no blanket liens affecting title to the individual apartments.

[ x] There are blanket liens which may affect title to the individual apartments.

Blanket liens (except for improvement district or utility assessments) must be released before the
developer conveys the apartment to a buyer. Buyer's interest will be affected only if the developer
defaulits prior to conveying the apartment to buyer.

Effect on Buyer's Interest

Type of Lien If Developer Defaults

Mortgage Buyer's interest may be terminated if .
Developer defaults prior to conveying unit
to Buyer.

F. Management of the Common Elements: The Association of Apartment Owners is responsible for the
management of the common elements and the overall operation of the condominium. The Association may
be permitted, and in some cases may be required, to employ or retain 3 managing agent to assist the
Association in managing the condominium,

Initial Managing Agent: When the developer or the developer's affiliate is the initial managing agent, the
management contract must have a term of one year or less and the parties must be able to terminate the
contract on notice of 60 days or less.

The initial managing agent for this condominium is:
[ x] not affiliated with the Developer.
[ ] the Developer or the Developer's affiliate.

[ 1 other

15



Estimate of Initial Maintenance Fees:

The Association will make assessments against your apartment to provide funds for the operation and
maintenance of the condominium. If you are late in paying the assessments, your apartment may be liened
and soid through a foreclosure proceeding.

Initial maintenance fees are difficult to estimate and tend to increase as the condominium ages. Maintenance
fees may vary depending on the services provided to each apartment.

Exhibit H contains a schedule of maintenance fees and maintenance fee disbursements.

Separate Utility Charges for Apartments:

Except for the utilities indicated below, each apartment will be billed separately for utilities:

[ .] Electricity [ ] Television Cable
[ 1 Gas [X] Water & Sewer
[ 1 Other

Construction Warranties

1. Building and Other improvements: Warranty against defects in materials or workmanship
for one year from date of substantial completion. Warranty period &f two
years for common elements.

2. Appliances: Original manufacturers' warranties

16



J.  Status of Construction and Estimated Completion Date

Construction is underway and will be completed on or about December 1, 1986.

K. Project Phases:

The developer [ X] has [ ] hasnot reserved the right to add to, merge, or phase this condominium.

Summary of Developer's Present Plans for Future Development:

The Declaration, as amerded, reserves to the Dewveloper the right to construct additional
increments and/or to withdraw certain land from the Project, subect to the limitation
that the Project, when fully completed,; shall contain not more than 180 apartments.
Pursuant to said reserved rights, the Developer has previcusly constructed 161
Apartments in the four preceding increments, and has withdrawn a lot containing 7,560
square feet from the land originally comprising the Project. Although the Developer

is entitled to construct an additional 20 apartments in the Project under the terms

and conditions of the Declaration, it does not intend to undertake any increments

after the completion of Increment 4.

L. Sales Documents Filed with the Real Estate Commission:

[ x] Notice to Owner Occupants
[ X] Specimen Sales Contract

Exhibit T contains a summary of the provisions of the sales contract.

[ X] Escrow Agreement dated

Exhibit J: contains a summary of the provisions of the escrow agreement,

[ 1 Other

17



IV. ADDITIONAL INFORMATION NOT COVERED ABOVE

Following the completion and merger of Increment 4, the
Project will be as follows:

(a) Increments 1 and 2. Increments 1 and 2
consist of eleven (11) buildings (designated herein and on said
Condominium File Plan as Buildings 1 through 11, inclusive),
containing a total of fifty-six (56) apartments, parking areas
containing one hundred thirty-one (131) parking stalls, trash
receptacles, common mailbox facilities, and a landscaped
private park area with picnic and barbecue facilities and
playground egquipment. The buildings comprising Increments 1 and
2 are more particularly described as follows:

(i) Buildings 1, 2, 3, 5, 6, 7, 8, and 9
are one-story structures, without basements, each containing
four (4) Apartments.

(ii) Buildings 4, 10 and 11 are two-story
structures, without basements, each containing a total of eight
(8) Apartments, with four (4) Apartments on each floor. -

(b) Increment 3A. Increment 3A consists of
thirty-six (36) Apartments located in six (6) residential
buildings, designated herein and on said Condominium File Plan
as Building 12 and Buildings 17 through 21, inclusive.
Increment 3A also includes parking areas containing ninety-six
(96) parking stalls, trash receptacles and common mailbox
facilities and one additional private park area. Picnic and
barbecue facilities and playground equipment are provided in
such park area. The buildings comprising Increment 3A are more
particularly described as follows:

(i) Buildings 17, 20 and 21 are one-story
structures, without basements, each containing four (4)
Apartments; and

(ii) Buildings 12, 18 and 19 are two-story
structures, without basements, containing a total of eight (8)
Apartments each, with four (4) Apartments on each floor.

(c) 1Increment 3B. Increment 3B consists of
thirty-two (32) apartments located in four (4) residential
buildings, designated herein and on said Condominium File Plan
as Buildings 13 through 16, inclusive. Increment 3B also
includes parking areas containing fifty-five (55) parking
stalls, trash receptacles and common mailbox facilities and one
additional private park area. Picnic and barbecue facilities
and playground equipment are provided in such park area. Each
of said buildings is a two-story structure, without a basement,
and contains a total of eight (8) Apartments, with four (4)
Apartments on each floor.

18



IV. ADDITIONAL INFORMATION (CONTINUED)

(d) Increment 4. The new improvements to be
constructed as part of Increment 4 consists of thirty-six (36)
Apartments located in six (6) residential buildings, designated’
herein and on said Condominium File Plan as Buildings 22 through
27, inclusive. Increment 4 also contains parking areas
containing eight-one (81) parking stalls, trash receptacles and
common mailbox facilities and one additional private park area.
Picnic and barbecue facilities and playground equipment will be
provided in such park area. The buildings comprising Increment 4
are more particularly described as follows:

(i) The "Hopper Residence" is a one-story
structure without a basement, which will be utilized as an office
and general purpose facility, containing ten (10) rooms and
approximately 2,642 square feet under roof.

(ii) Buildings 22, 23 and 25 are one-story
structures without basements, each containing four (4)
Apartments; and

(iii) Buildings 24, 26 and 27 are
two-story structures, without basement, containing a total of
eight (8) Apartments each, with four (4) Apartments on each
floor.

(e) Merger of Increment 4. It is presently
contemplated that Increment 4 will be the last phase of the
Project. Increment 4 is scheduled for completion on or about
December 1, 1986; provided, that the foregoing completion date
is an estimate only, and if the completion of said increment,
as herein provided, shall be delayed by war, earthquake, fire,
flood, or similar disaster, or by strikes, labor disputes or
any other cause beyond the control of the Developer, the
completion thereof shall be extended according to the duration
and nature of such delay; provided, further, that said
increment shall, in any event, be completed not later than June
21, 1991, or the termination date of the Master Lease with the
Fee Owner, whichever shall first occur. Subject to the
limitations provided in paragraph 11 of the Declaration,
neither the construction and completion by Developer of
Increment 4 nor the failure to complete and construct said
increment shall prejudice or affect the right of Developer to
construct and complete additional Apartments in the Project as
part of any future increment or increments, and Developer shall
have the right to complete, obtain Certificates of Occupancy
for and convey title to the Apartments comprising Increment 4
or any future increment prior to the completion of any other
increment to be constructed later in time. Upon the completion
of Increment 4, and any future increment, said increment shall
be merged with the preceding increment or increments, as
provided in paragraph 11 of the Declaration, and the increments
so merged shall be controlled and administered as a single
condominium Project.

18a



IV. ADDITIONAL INFORMATION (CONTINUED)

Until the completion and merger of Increment 4,
Developer shall be responsible for the payment of 36.3% of all
real property taxes and other expenses allocable to the land of
the Project (but excluding any such taxes assessed against the
improvements comprising Increments 1, 2, 3A, and 3B). Upon the
completion and merger of Increment 4, Developer shall be
relieved of any obligation to pay real property taxes assessed
against the land of the Project, except as provided below. The
foregoing allocation is based on the approximate ratio which
the area occupied by Increment 4 bears to the total land area
of the Project. The foregoing provisions are not intended to
relieve Developer of its responsibility for real property taxes
and other expenses attributable to Apartments in any increment
which are unsold or owned by the Developer.
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Buyer’s Right to Cancel Sales Contract:

A.

Rights Under the Condominium Statute:

Preliminary Report: Sales made by the Developer are not binding. A prospective buyer who
cancels the sales contract is entitled 10 a refund of all moneys paid, less any escrow
cancellation fee up to $250.00.

Supplementary Report to a Preliminary Report: Same as for Preliminary Report.

Final Report, Supplementary Report to a Final Report: Sales made by the Developer are
binding if:

" 1. The Developer delivers a copy of the Final Public Report and all prior public reports not

previously delivered to the buyer; and
2. The buyer is given an opportunity to read the reports; and
3. One of the following has occurred:
a. The buyer has signed a receipt for the reports and waived the right to cancel or
b. Thirty (30) days have passed fram the time the reports were delivered to the buyer:
or
¢. The apartment is conveyed to the buyer within 30 days from the date the reports
were delivered to the buyer.

Material Change: ' Binding contracts with the Developer may be rescinded by the buyer if:

1. There is a material change in the condominium which directly, substantially, and
adversely affects (1) the use or value of the buyer's apartment or its limited common
elements; or (2) the amenities available for buyer's use; and

2. The buyer has not waived the right to rescind.

If the buyer rescinds a binding sales contract because there has been a material change, the
buyer is entitled to a full and prompt refund of any moneys the buyer paid.

Rights Under the Sales Contract:

Before signing the sales contract, prospective buyers should ask to see and carefully review all
documents relating to the condominium. These include but are not limited to the:

Declaration of Horizontal Property Regime.

Bylaws of the Association of Apartment Owners.

House Rules.

Escrow Agreement.

Hawaii's Condominium Law (Chapter 514A, HRS, as amended; Hawaii Administrative
Rules, Chapter 16-107, adopted by the Real Estate Commission).

Other

o RN~

if these documents are not in final form, the buyer should ask to see the most recent draft.

Copies of the condominium and sales documents and amendments made by the deveioper are
available for review through the developer and are on file at the Department of (f‘or;lg!erce and
Consumer Affairs. Reprints of Hawaii's Condominium Law are available for $§ +-72 atthe
Department of Commerce and Consumer Affairs.
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This Public Report is a part of Registration No. 1576-C filed with the Real Estate Commission
on__ October 17, 1983

The Developer is responsible for delivering a true copy of this report to all purchasers and prospective
purchasers and for securing a signed receipt for the report. When reproduced, this report must be on:

[ 1 vyellow paper stock [ 1 white paper stock [xx] pink paper stock
Preliminary Public Reports and Final Public Reports automatically expire thirteen {13) months from the
date of issuance unless a Supplementary Public Report is issued or unless the Commission issues an order
extending the effective period for the report.

Supplementary Public Reports expire on the expiration date given on the front of the report.

. "RED" MORRIS, Chairman
REAL ESTATE COMMISSION
. STATE OF HAWAII

Separate Disclosure Abstract on this condominium:

[X] Required [ 1 NotRequired — disclosures covered in this report

Distribution:

Department of Finance, City and County of Honolulu

Bureau of Conveyances .
Planning Department, City and County of Honolulu

Federal Housing Administration
Escrow Agent
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EXHIBIT "A"

The names and addresses of the partners of the Developer are
as follows:

Town and Country General Partner
Development Company, 563 Pakala Street
Inc. Honolulu, Hawaii 96825
Darline M. Bjerke General Partner

1034 Kaimoku Place
Honolulu, Hawaii 96821

Alzada P. Anderson General Partner
1068 Laukahi Street
Honolulu, Hawaii 96821

Martin and Rosemary Limited Partner
Zais 1580 Makaloa Street
Suite 535
Honolulu, Hawaii 96814
Frank and Jeanne Limited Partner
Gregory 44-372 Kaneohe Bay Drive
Kaneohe, Hawaii 96744
Walter and Margaret Limited Partner
Mensching 169 Kuukama Street

Kailua, Hawaii 96734



EXHIBIT "B"

RIGHTS ON TERMINATION
OF GROUND LEASE

The Apartment Owners shall have the right upon the
termination or expiration of the ground leases to remove oOr
dispose of the buildings of the Project. If the buildings are
not removed, the Fee Owner will pay each Apartment Owner his
proportionate share of $10,000.00 as consideration for the
improvements.



EXHIBIT "C"

The numbering, type, approximate net area in square feet,
number of rooms, and assigned parking stalls of the Apartments
in Increment 4 are as follows: .

INCREMENT 4

Approx. Approx.

Floor Living Lanai Parking
Apt. Plan Area in Area in No. of Stall
NoO. Type Sg. Ft. Sg. Ft. Rooms No.
Bldg 22
22A A 782 44,36 6 288, 289
22B A 782 44.36 6 286, 287
22¢C A 782 . 44.36 6 293, 29%4
22D A 782 44,36 6 291, 292
Bldg 23
23A A 782 44.36 6 297, 309
23B A 782 44 .36 6 298, 310
23C A 782 44.36 6 295, 307
23D A 782 44,36 6 296, 308
Bldg 24
243 A 782 44.36 6 315, 319
24B A 782 44 .36 6 318, 322
24C A 782 44,36 6 300, 312
24D A 782 44.36 6 301, 313
24E B 811.61 36.07 6 316, 320
24F B 811.61 36.07 6 317, 321
24G B 811.61 36.07 6 299, 311
24H B 811.61 36.07 6 302, 314
Bldg 25
25A A 782 44.36 6 328, 327
25B A 782 44.36 6 329, 330
25C A 782 44.36 6 323, 324
25D A 782 44 .36 6 325, 326
Bldg 26
26A A 782 44 .36 6 335, 362
26B A 782 44,36 6 336, 361
26C A 782 44 .36 6 333, 364
26D A 782 44.36 6 334, 363
26E B 811.61 36.07 6 337, 360
26F B 811.61 36,07 6 338, 359
26G B 811.61 36.07 6 331, 366
26H B 811.61 36.07 6 332, 365



EXHIBIT "C™ continued
INCREMENT 4 continued

Approx. Approx.

Floor Living Lanai Parking
Apt. Plan Area in Area in No. of Stall
No. Type Sqg. Ft. Sq. Ft. Rooms No.
Bldg 27
27A A 782 44,36 6 342, 350
278 A 782 44,36 6 343, 351
27¢C A 782 44.36 6 340, 348
27D A 782 44,36 6 341, 349
27E B 811.61 36.07 6 344, 352
27F B 811.61 36.07 ) 345, 353
27G B 811.61 36.07 6 339, 346
278 B 811.61 36.07 6 347, 354,

133, 134



EXHIBIT "D*®

The proposed Sixth Amendment of Declaration states that the
common elements shall include the limited common elements
described below and all other portions of the land and
improvements other than the apartments, including the
buildings, and land on which they are located, and all elements
mentioned in the Horizontal Property Act which are actually
constructed on the land described herein. Said common elements
shall include but shall not be limited to:

(a) All the land in fee simple.

(b) All foundations, columns, girders, beams, floor
slabs, roofs, supports and load-bearing walls (except for the
inner finished surfaces, if any) within each Apartment.

(c) All structural elements, walkways,
retaining walls, fences and railings.

(d) All driveways and parking areas.

(e) The eleven (1l1) guest parking stalls in Increment
4 designated on said Condominium File Plan as Parking Stall Nos.
131, 132, 290, 303, 304, 305, 306, 355, 356, 357, and 358.
(There are 31 additional guest stalls contained in the prior
increments).

(f) All pedestrian walkways, yards, grounds and
landscaped areas.

(g) All private parks and other recreational
areas and all equipment and fixtures installed therein
including, without limitation, barbecues, picnic tables and
playground equipment.

(h) The Hopper Residence.

(i) All mechanical and equipment rooms, ducts, shafts,
sewer lines, electrical equipment, pipes, wiring and other
central and appurtenant transmission facilities and installations
which serve all Apartments for service such as power, light,
water, gas, refuse and telephone.

(j) Any and all other structures, apparatus and
installations of common use, and all other parts of the Project
necessary or convenient to its existence, maintenance and
safety, or normally in common use.

&



EXHIBIT "E"

The proposed Sixth Amendment of Declaration provides
that certain parts of the common elements, herein called and
designated "limited common elements", are set aside and
reserved for the exclusive use of certain Apartments, and such
Apartments shall have appurtenant thereto exclusive easements
for the use of such limited common elements. The limited
common elements so set aside and reserved are listed below.
Unless otherwise provided herein, all costs of every kind
pertaining to each limited common element, including but not
limited to cost of security, maintenance, repair, replacement,
additions and improvements, shall be borne entirely by the
Apartment or Apartments to which they are appurtenant. If any
cost is charged to more than one Apartment, each such Apartment
shall bear that portion of the total cost equal to the ratio
which its common interest bears to the total common interest of
all Apartments responsible for said costs.

(a) At least two (2) parking stalls shall be
appurtenant to and for the exclusive use of each Apartment, as
more particularly designed under the topical heading "Division
of Property" hereinabove.

(b) Stairways and sidewalks or walkways utilized for
ingress and egress to one or more apartments but not all
Apartments, as shown on condominium File Plan, are restricted
solely for the use of the Apartments served thereby.

{c) All other common elements of the Project which
are rationally related to less than all of said Apartments,
shall be limited common elements for the exclusive use of the
Apartment or Apartments to which they are appurtenant.



EXHIBIT "F"

-

Each Apartment shall have appurtenant thereto an
undivided interest in the common elements of the Project and in
all profits and common expenses of the Project, and for all
other purposes including voting. The percentage interest
appurtenant to each Apartment prior to the merger of Increment
4, and after the merger of Increment 4 shall be as follows:

Prior to Merger of Increment 4

Percentage

No. of Common
Unit Type Units Interest Each Totals
A 84 .796590% 66.91356%
B 40 .827161% 83.08644%
100.00000%
After Merger of Increment 4
Percentage
No. of Common
Unit Type Units Interest Each Totals
A 108 .61746% 66.68568%
B 52 .64066% 33.31432%

100.00000%



EXHIBIT "G"

A Preliminary Title Report, dated August 14, 1986,
issued by Founder's Escrow and Title of Hawaii, reflects that
title to the land is subject to the following:

AS TO PARCEL FIRST ONLY:

1. An easement in favor of the City and County of
Honolulu for sanitary sewer purposes, situate over, under,
through and across a portion of said parcel, acquired by Final
Order of Condemnation filed in the Circuit Court of the First
Circuit, State of Hawaii, Civil No. 31981, on December 29,
1971, recorded in the Bureau of Conveyances of the State of
Hawaii in Liber 8045 at Page 400.

2. Grant in favor of United States of America, dated
June 8, 1979, recorded in Liber 13923 at Page 327; granting a
perpetual and assignable easement and right-of-way for the
location, construction, operation, maintenance, alteration,
repair and patrol of an underground water pipeline, etc., in,
over and across a portion of said parcel.

3. Grant in favor of Hawaiian Electric Company, Inc.
and Hawaiian Telephone Company, dated September 28, 1983,
recorded in Liber 17508 at Page 29; granting a perpetual right
and easement to construct, reconstruct, operate, maintain,
repair and remove pull boxes, handholes, transformer vaults and
underground power lines, etc. under, upon, across and through
said parcel; Consent and Joinder of Hidden Valley Investments.

4. An 8-foot ditch right-of-way along California
Avenue in favor of the City and County of Honolulu, as shown on
the Tax Map.

5. Grant in favor of the United States of America,
dated June 8, 1979, recorded in Liber 13923 at pPage 327;
granting a perpetual and assignable easement and right-of-way
for the location, construction, operation, maintenance,
alteration, repair and patrol of an underground water pipeline,
etc., in, over and across a portion of said parcel.

AS TO PARCEL SECOND ONLY:

6. An easement in favor of the City and County of
Honolulu, for sanitary sewer purposes, situate over, under,
through and across a portion of the land described herein,
acquired by Final Order of Condemnation filed in the Circuit
Court of the First Circuit, State of Hawaii, Civil No. 31981,



EXHIBIT "G" (continued)

on December 29, 1971, recorded in the Bureau of Conveyances of
the State of Hawaii in Liber 8045 at Page 400. Said easement
created to service Improvement District Mo. 222.

AS TO ALL PARCELS:

7. Any rights of way and water rights as were
conveyed by J. W. Welte, et al., to the Wahiawa Water Company,
Limited, by Deeds dated April 18, 1903, recorded in Liber 266
at Page 26 and Liber 269 at Page 2.

8. That certain unrecorded Master Lease, dated July
1, 1980, by and between WILLIAM H. LIVINGSTON, husband of Mary
R. Livingston, KARL R. TIEDE, husband of Joy M. Tiede, C.
GORDON LIVINGSTON, husband of Ruth M. Livingston, GILBERT L.
LIVINGSTON, husband of Mary Lou Livingston, JAMES C. STELLA,
husband of Beatrice M. Stella, JOSEPH W. STELLA, JR., husband
of Michelene E. Stella, RUTH C. SAVAGE, wife of Cyrus J.
Savage, NANCY C. WRIGHT, wife of Eric Wright, ALICE H. CAMERON,
unmarried, JAMES A. CAMERON, husband of Genevieve M. Cameron,
and ROBERT E. BJERKE, husband of Darline M. Bjerke, Lessor, and
REDEVCO PROPERTIES, INC., a Hawaii corporation, Lessee. A
short form of said Master Lease was recorded as aforesaid in
Liber 17115 at Page 499, and an Amended Short Form Lease, dated
October 3, 1985, was recorded in Liber 19147 at Page 367. Said
Master Lease has been amended by unrecorded instruments dated
January 7, 1982, June 15, 1984, October 3, 1985, and July 16,
1986.

Said Master Lease was assigned to HIDDEN VALLEY
INVESTMENTS, a Hawaii limited partnership, by indenture dated
January 8, 1982, recorded as aforesaid in Liber 17282 at Page
509.

9. Declaration of Horizontal Property Regime, dated
June 19, 1984, recorded as aforesaid in Liber 17961 at Page 15,
as amended by instrument dated November 29, 1984, recorded as
aforesaid in Liber 18363 at Page 270, by instrument dated
October 3, 1985, recorded as aforesaid in Liber 18363 at Page
270, by instrument dated March 31, 1986, recorded as aforesaid
in Liber 19396 at Page 405, and by instrument dated July 3,
1986, recorded as aforesaid in Liber 19659 at Page 334, and the
Bylaws of the Association of Apartment Owners, dated June 19,
1984, recorded as aforesaid in Liber 17961 at Page 47.
(Project covered by Condominium Map No. 908).

10. That certain Mortgage and Financing Statement,
dated July 18, 1986, made by HIDDEN VALLEY INVESTMENTS, a
Hawaii limited partnership, Mortgagor, in favor of GECC
FINANCIAL CORPORATION, a Hawaii corporation, Mortgagee,
recorded as aforesaid in Liber 19680 at Page 491.



EXHIBIT "G" (continued)

11. That certain Mortgage, dated July 8, 1986, made
by HIDDEN VALLEY INVESTMENTS, a Hawaii limited partnership,
Mortgagor, in favor of MIDPAC LUMBER CO., LTD., a Hawaii

corporation, Mortgagee, recorded as aforesaid in Liber 19679 at
Page 781l.

12. Declaration of Restrictive Covenants for Private
Park, dated July 5, 1984, by HAWAIIAN TRUST COMPANY, LIMITED, a
Hawaii corporation, and HIDDEN VALLEY INVESTMENTS, a Hawaii
limited partnership, recorded as aforesaid in Liber 18009 at
Page 304. _ :

13. Title to all minerals and metallic mines
reserved to the State of Hawaii.

14. Real property taxes due and payable, reference
is made to Director of Finance, City and County of Honolulu.



EXHIBIT '"H"
ESTIMATE OF INITIAL MAINTENANCE FEES

AND
ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

Estimate of Initial Maintenance Fees:

Apartment Monthly Fee x 12months = Yearly Total
TYPE A (108) : 65.56 $786.72
TYPE B ( 52) 68.03 $816.36

[ 1 Revisedon

The Real Estate Commission has not reviewed the estimates of maintenance fee assessments and
disbursements for their accuracy or sufficiency.



Estimate of Maintenance Fee Disbursements:

Utilities and Services

Air Conditioning
Electricity
[X] common elements only
.{ ] common elements
and apartments
Gas
Refuse Collection
Telephone
Water and Sewer

Maintenance, Repairs and Supplies

Building
Grounds

Management
Management Fee
Payroll and Payroll Taxes
Office Expenses
Insurance

Reserves

Taxes and Government Assessments

Other Andit and Taxes

TOTAL

Monthly x 12 months = Yearly Total

425.00

1,200.00
1,650.00

125.00
- 3,450.00

1,427.00
"85.00
1,045.00
966..00

45.00

200.00

$10,618.00

I/We, CHANEY, BROOKS & CO.

5,100.00

14,400.00
19,800.00

1,500.00
41,400.00

17,124.00
1,020.00
12,540.00
11,592.00
540.00
2,400.00
$127,416.00

, as managing agents

for the condominium, hereby certify that the above estimates of initial maintenance fee
assessments and maintenance fee disbursements were prepared in accordance with generally

accepted accounting principles.

T

Date: - 7//7/2%




EXHIBIT nIu

The relevent provisions of the Deposit Receipt and
Sales Contract ("Sales Contract®™) are as follows:

1. Financing. If a Purchaser requires financing, he
must make a good faith application for the necessary mortgage
loans within ten (10) days after the Seller's execution of the
Sales Contract. If the loan is not approved within sixty (60)
days after application, the Seller has the right to cancel the
Sales Contract and refund all deposits paid by Purchaser, less
certain escrcw cancellation fees.

2. Condominium Documents. Purchasers acknowledge
receipt of and approve all of the condominium documents including
the Unit Deed, Declaration of Horizontal Property Regime, Bylaws,
Developer's Disclosure Abstract, House Rules; and Escrow
Agreement.

3. Subordination. Purchaser's rights under the sales
contract are subordinated to the rights of the Lender under the
construction mortgage obtained by the Seller. Purchasers further
agree that if the property ever acquired by said Lender through
foreclosure or otherwise, that the Lender may, at its option,
require Purchasers to pay the purchase price and perform their
obligations under the Sales Contract.

4. Binding Effect. The Sales Contract shall only
become binding on Purchaser and Seller after:

(1) A true copy of the Final Public Report has been
delivered to Purchaser either perscnally or by registered or
certified mail with return receipt requested, together with a
true copy of all other public reports thereon, if any, issued
prior to the date of such delivery and not previously delivered
to Purchaser;

{ii) Purchaser has been given an opportunity to read
the reports; and

(iii) Purchaser has executed the form of the receipt
and notice regquired under Section 514A-62 of the Hawail Revised
Statutes, and waived his right to cancel; provided that if
Purchaser does not execute and return the receipt and notice
within thirty (30) days from the date of delivery of such
reports, or if the apartment is conveyed to Purchaser prior to
the expiration of such thirty (30) day period, Purchaser shall be
deemed to have receipted for the reports and to have waived his
right to cancel.



EXHIBIT "I" (continued)

Until a Sales Contract becomes binding, as provided
above, all funds paid by Purchaser shall be held in escrow and
not disbursed for any purpose.

After a Sales Contract has become binding as provided
above, Purchaser shall have the right to rescind the Contract if
there is a material change in the Project which directly,
substantially, and adversely affects the use of value of (i)
Purchaser's Apartment or appurtenant limited common elements, or
(ii) those amenities of the Project available for Purchaser's
use.

Purchaser's right to rescission described above shall
be waived upon (i) deliver to Purchaser either perscnally or by
registered or certified mail, return receipt requested, or by
disclosure document which described the material change and
contains a provision for the Purchaser's written approval or
acceptance of such change, and (ii) Purchaser's written approval
or acceptance of the material change or the lapse of ninety (90)
days since Purchaser has accepted the Apartment, or the occupancy
of the Apartment; provided that if the Purchaser does not rescind
the Sales Contract or execute and return the written approval of
acceptance of such change as provided in the disclosure document
within thirty (30) days from the date of delivery of such
disclosure document, Purchaser shall be deemed to have approved
and accepted such change; provided, further, that the deemed
approval and acceptance shall be effective only if at the time of
delivery of the disclosure document, Purchaser is notified in
writing of the fact that Purchaser will be deemed to have
aporoved and accepted the change upon his failure to act within
the thirty (30) day period.

In the event of any rescission pursuant to the
foregoing provisions, Purchaser shall be entitled to a prompt and
full refund of any money paid, less any escrow cancellation fees
and other costs associated with the purchase, which fees and
costs shall not exceed $250.00.



EXHIBIT "J"

The relevent provisions of the Escrow Agreement are as
follows:

1. Payments to Escrow. All deposits and other sums
received from Purchasers or from other persons on account of the
Project shall bhe paid to the escrow agent and depasited in a
federally insured banking or savings and loan institution.

2. Disbursement of Funds. No disbursements shall be
made from the Escrow funds unless and until: (a) the Sales
Contract has become binding in the manner provided in paragraph 3
of Exhibit D to this Final Report; (b) Seller's attorney shall
have given escrow a written opinion that all of the requirements
of Section 514A-39, 514A-62 and 514A-63 of the Hawaii Revised
Statutes have been met; (c) Seller shall have waived all other
options to cancel the Sales Contract; (d) Escrow has received a
Unit Deed in recordable form in favor of Purchaser; and (e)
Escrow has received releases of partial releases of any
encumbrance affecting the apartment to be conveyed to Purchaser.

3. Return of Purchaser's Funds. A Purchaser shall be
entitled to the return of his funds if Purchaser has requested
such a refund and Escrow shall have received from Seller notice
that any of the following has occurred:

{(a) Seller shall have requested Escrow to refund said
monies; or

(b) Seller shall have exercised any option in its
favor to cancel the Sales Contract; or

(c) Purchaser is an owner-occupant and it entitled by
law to cancel the Sales Contract.

In any of the foregoing events, Escrow shall refund all
deposits to Purchaser, less a cancellation fee to Escrow of
$25 per unit and any other cancellation charges.

4. Buyer's Default. If a Purchaser shall not make any
payment required under the Sales Contract on or before the due
date thereof, Escrow shall notify Purchaser and Seller of such
fact., If Seller shall determine that Purchaser has committed an
event of default under the Sales Contract, then Seller has the
right to terminate the Sales Contract upon written notice to
Escrow and Purchaser and Escrow shall, after the expiration of
ten (10) days from receipt of such notification and upon written
“request by seller", pay all deposits to Seller, less any Escrow
cancellation fees and out of pocket expenses.




