Reportv Purpose:

REAL ESTATE COMMISSION
STATE OF HAWAII
DEPARTMENT OF COMMERCE AND CONSUMER AFFAIRS
PROFESSIONAL AND VOCATIONAL LICENSING DIVISION
P. O. Box 3469
Honolulu, Hawaii 96801

CONDOMINIUM PUBLIC REPORT

Hamakua Coffee Lots, Lot 9

Hamakua District, Big Island, Hawaii

Registration No. 2556 [Conversion)

issued: April 7, 1992
Expires: May 7, 1993

This report is based on information and documents submitted by the developer to the Rea! Estate Commission as ¢
April 6 ,19 92, and is issued by the Commission for informational purposes only. it represent

neither approval nor disapproval of the project. Buyers are encouraged to read this report carefully,

Type of Report:

PRELIMINARY:
(yellow)

X FINAL:
(white)

(pink)

SUPPLEMENTARY:

The developer may not as yet have created the condominium but has filed with tt
Real Estate Commission minimal information sufficient for a Preliminary Public Repo
A Final Public Report will be issued when complete information is filed.

The developer has legally created a condominium and has filed complete informati
with the Commission.

[X ] No prior reports have been issued

[ ] Supersedes all prior public reports

[ ] Must be read together with

Updates information contained in the
[ ] Prelim. Public Report dated
[ } Final Public Report dated
[ ] Supp. Public Report dated

And [ ] Supersedes all prior public reports
[ ] Must be read together with

[ 1 This report reactivates the
public report(s) which expired on

Disclosure Abstract: Separate Disclosure Abstract on this condominium project:

{ 1 Required [x] Not Required - disclosures covered in this report.
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Sumniary of Changes from Ea Public Reports:

This summary contains a general description of the changes, if any, made by the developer siqca the iastlpublic
report was issued. It is not necessarily all inclusive. Prospective buyers should compare this public report with the

earlier reports if they wish to know the specific changes that have been made.
[«] No prior reports have been issued by the Commission.

[ ] Changes made are as follows:

SPECIAL NOTICE:

THERE ARE COUNTY RESTRICTIONS ON THE NUMBER OF RESIDENTIAL
DWELLING UNITS, OR OTHER STRUCTURES, WHICH MAY BE BUILT UPON THE
PROPERTY. THEREFORE, UNLESS THE PURCHASER IS PURCHASING AN
EXISTING RESIDENTIAL DWELLING, THERE IS NO ASSURANCE THAT THE
PURCHASER WILL BE ABLE TO BUILD A RESIDENTIAL DWELLING UNIT ON
THE PROPERTY. THERE IS ALSO NO ASSURANCE THAT THE PURCHASER WILL
BE ABLE TO CONVERT AN EXISTING NON-RESIDENTIAL STRUCTURE TO A
RESIDENTIAL USE. THE PURCHASER SHOULD CONSULT WITH THE
APPROPRIATE COUNTY AGENCIES TO DETERMINE WHETHER THE PURCHASER
MAY BUILD A RESIDENTIAL DWELLING UNIT, OR ANY OTHER TYPE OF
STRUCTURE, UPON THE PROPERTY.

1. This Public Report does not constitute an approval of the
project nor that all County codes, ordinances and subdivision
requirements have been complied with. Subsequent development
and use shall comply with all applicable County codes and
ordinances. :

2. This project does not involve the sale of individual sub-
divided lots. Dotted lines within the interior boundaries
of the lot as they appear on the Condominium Map denote the
areas designated as limited common elements and do not indi-
cate subdivided lots.

3. Facilities and improvements normally associated with County
approved subdivisions, such as fire protection devices,
County street lighting, electricity, upgraded water
facilities, improved access for owner and emerging traffic,
drainage facilities, etc., may not necessarily be provided
for, and services such as County street maintenance and trash
collection will not be available for interior roads and
driveways. .

THE PROSPECTIVE PURCHASER IS CAUTIONED TO CAREFULLY REVIEW
THE CONDOMINIUM DOCUMENTS FOR FURTHER INFORMATION WITH REGARD
TO THE FOREGOING.
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G....cRAL INFORMATION ON CONDC  NIUMS

A condominium is a special form of real property. To create a.condominium in Hawaii, the requirements of
Hawaii's “Condominium Property Act” (Chapter 514A, Hawaii Revised Statutes) must be followed.

Some condominium projects are leasshold. This means that the land or the building(s) and other improvements
are leased to the buyer. The lease for the land usually requires that at the end of the leass term, the lessess
(apartment owner/tenant) deliver their interest in the land to the lessor (fee property owner). The leass also usually
requires that the lessees either (1) convey to the lessor the building(s) and other improvements, including any
improvements paid for by the lessees; or (2) remove or dispose of the improvements. The leases for individual
apartments often require that at the end of the lease term, the lessee deliver to the lessor the apartment, including any
improvements placed in the apartment by the lessee. .

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 project 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 condominium projects, some common slements 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 apartmeht. Condominium apartments may be
individually bought, sold, rented, mortgaged, or encumbered, and they may be disposed of by will, gift, or operation of
law.

Your apartment will, however, be part of the group of apartments that comprise the condominium project. 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 Condominlum Project

~ The Association of Apartment Owners is the entity through which apartment owners may take action with regar«
to the administration, management, and operation of the condominium project. Each apartment owner is automatically
member of the Association.

The Board of Directors is the governing body of the Association. Unless you serve as a board member or a
officer, or are on a committes appointed by the board, your participation in the administration and operation of th
condominium project will in most cases be limited to your right to vote as an apartment owner. The Board of Director
and officers can take certain actions without a vote of the owners. Somse of these actions may significantly impact th
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, i
likely that the developer will effectively control the affairs of the Association. 1t is frequently necessary for the develop
to do so during the early stages of development and the developer may reserve certain special rights to do so in tt
Declaration and Bylaws. Prospective buyers should understand that it is vitally important to all apartment owners th
the transition from developer to owner control be accomplished in an orderly manner and in a spirit of cooperation.



SUMMARY OF THE CONDOMINIUM « .wOJECT

Interest to be Conveyed to Buyer:
[X ] Fee simple interest in an apartment and an undivided feehold interest in the common elements.
[ ] Leasehold interest in an apartment and an undivided leasehold interest in the common elements.
[ ] Fee simple interest in an apartment and an undivided leasehold interest in the common elements.

Types of Project:

1. [ ] New Building(s) [x ] Conversion
[ ]

Both New Building(s) and Conversion

2. [x] Residential { 1 Commercial {X] Ohana
[ ] Mixed Residential and Commercial [ 1 Agricultural
[ ] Other

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

4. [ ] Single or [X] Multiple Buildings

5.  Apartment Description

Apt. ‘ Net

Type Quantity BR/Bath Living Area (sf)* Lanai/Patio (sf)
A(Unit 1) 1 3/3 3,100 none
B (Unit 2) 1 Ag.Utility Bldg. 225 sf

an

Total Apartments: ____, 2

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

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

6. Parking:
Number of Stalls
Assigned Stalls (Individual Units) 4
Guest Stalls

Unassigned Stalls
Extra Stalls Available for Purchase
Other:

Total Parking Stalls 4

7. Recreational amenities:
None



I. FEOPLE CONNECTED WITH THE PRUJECT

Developer: Francis E. & Jean K. Karr Phone:  (808) 776-1649
Name ) (Business)
P.0O. Box 401
Business Address
Paauilo, HI 96776

Names of officers or general partners of developers who are corporations or partnerships:

N/A

Real Estate
Broker: To be selected. Apartments may not Phone:

Name {Business)
be sold until Developer submits a

Business Address

duly executed Broker Listing Agreement
to the Hawall Real Estate Commission

Escrow: Island Title Corp. Phone: (808) 961-4646

Name (Business)

688 Kinoole St.
Business Address

Hilo, HI 96720

General
Contractor: N/A Phone:

Name (Business)

Business Address

Condominium
Managing
Agent: Self-managed by the Association of Phone: (808) 776-1649

Name ) (Business)
Apartment Owners
Business Address

Attorney for
Developer: None Phone:

Name (Business)

Business Address




il. CREATION OF THE CONDOMINIUM;
CONDOMINIUM DOCUMENTS

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

A.

Declaration _of Condominlum Property Reglme contains a description of the land, buildings, apariments,
common elements, limited common elements, common interests, and other information relating to the

condominium project.

The Declaration for this condominium is:
[ ] Proposed

(x ] Recorded - Bureau of Conveyances - DocumentNo. _91-121930
Book Page
[ ] Filed - Land Court - Document No.

Amendment date(s) and recording/iling information:

The First Amendment to the Declaration of Condominium Property
Regime of Hamakua Coffee Lots, Lot 9 was recorded in the
Bureau of Conveyances on March 6, 1992 as Document No. 92-

033042.

Condominium Map (File Plan) shows the floor plan, elevation and layout of the condominium project.

it als¢

shows the floor plan, location, apartment number, and dimensions of each apartment.

The Condominium Map for this condominium project is:
{ ] Proposed :
[ ¥} Recorded - Bureau of Conveyance Condo Map No.
[ ] Filed - Land Court Condo Map No.

1554

Amendment date(s) and recordingfifing information:

Amended March 6, 1992 as Document No. 92-033042

Bylaws of the Assoclation of Apartment Owners govern the operation of the condominium project. The
provide for the manner in which the Board of Directors of the Association of Apartment Owners is elected, th
powers and duties of the Board, the way in which meetings will be conducted, and other matters which affect ho

the condominium project will be governed.

The Bylaws for this condominium are:

{ ] Proposed

( x] Recorded - Bureau of Conveyances - Document No, _91-121%31
Book Page

[ ] Filed - Land Count - Document No.

Amendment date(s) and recording/filing information;




The Condominium Statute (Chapter §14A, HRS), the Declaration, Bylaws, oid House Rules control the rights and
obligations of the apartment owners with respect to the common elements, to each other, and to their respectve
apartments. The provisions of these documents are intended to be, and in most cases are, enforceable in a court of
law.

D. House Rules. The Board of Direclors may adopt house rules to govern the use and operation of the common
elements and individual apartments. House rules may cover matlers such as parking regulations, hours of
operation for common facilities such as recreation areas, use of lanais, keeping of pets, and occupancy limits.
These rules must be followed by owners, tenants, and guests. 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 { 1 Adopted [ X] Developer does not plan to adopt house rules.

E. Changes to Condominilum Documents

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

1. Apartment Owners: Minimum percentage of common interest which must vote for or give written consent tc

changes:
Minimum
Set by Law This Condominium
Declaration 75% 75%
(and Condo Map)
Bylaws 65% 653
House Rules N/A

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

[x ] No rights have been reserved by the developer to change the Declaration, Condominium Map, Bylaws ¢
House Rules.

[ ] Developer has reserved the following rights to change the Declaration, Condominium Map, Bylaws ¢
House Rules



. THE CONDOMINIUM PROJECT

Interest to be Conveyed to Buyer:

[ x) Fee Simple: Individual apartments and the common elements which includes the underlying land will be in
fee simple.

{ 1 Leasehold or Subleasehold: Individual apartments and the common elements which includes the underfying
land will be leasehold.

The leases for the Individual apartments and the underlying land usually require that at the end
of the lease term, the lessee (tenant) dellver to the lessor (fee property owner) possession of
the leased premises and all Improvements, Including Improvements pald for by the lessee.

Exhibit contains further explanations regarding the manner in which the
renegotiated lease rents will be calculated and a description of the surrender clause provision(s).

Lease Term Expires:
Rent Renegotiation Date(s):

LLease Rent Payable: [ ] Monthly [ ] Quarterly
[ 1 Semi-Annually { ] Annually
Exhibit contains a schedule of the lease rent for each apartment per
[ 1] Month [ ] Year.

{ ] Individual Apartments in Fee Simple Common Interest in the Underlying Land in Leasehold or Subleasehold:

‘The leases for the underlying land usually require that at the end of the lease term, the lessee:
{apartment owners - tenants) deliver to the lessor (fee property owner) thelr interest in the lans
and that they either (1) remove or dispose of the bullding(s) and other improvements; or {&
convey the bullding(s) and Improvements to the lessor, often at a specliled price.

Exhibit contains further explanations regarding the manner in which th
renegotiated lease rents will be calculated and a description of the surrender clause provision(s).

Lease Term Expires:
Rent Renegotiation Date(s):

Lease Rent Payable: [ ] Monthly [ ] Quarterly
: [ ] Semi-Annually [ ] Annually
Exhibit contains a schedule of the lease rent for each apariment per
[ 1 Month { ] Year.
{ ] Other:



For Subleaseholds:

(

[

] Buyer's sublease may be cancelled if the master lease between the sublessor and fee owner is

{ ] Cancelled { ] Foreclosed

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

Underlylng Land:

Address: Paauilo Mauka Tax Map Key: (3)4-3-013:040 & C
(TMK)
~ Paauilo, HI 96776

[ ] Address [ ] TMK s expected to change because
Land Area: _15.000 Total [ ] square feet [x ] acre(s) Zoning: _A10a
Fee Owner: _Francis E. Karr & Jean K. Karr

Name

P. O. Box 401

Address .

Paauilo, HI 96776
Sublessor:

Name

Address

Buildings and Other Improvements:

1. ] New Building(s)

{
{ ] Both New Building(s) and Conversion

2. Buildings: _2

[ ¥] Exhibit A

3. Principal Construction Material:

[ ] Concrete { ] Hollow Tile

[ ] Other

contains further explanations.

[x] Conversion of Existing Building(s)

Floors Per Building __ 1

l x] Wood

10



4. . Permitted Uses by Zonin

No. of Use Determined No. of Use Determined
Apts. By Zoning Apts. By Zoning

[ ] Commercial [ ] Industrial |

[ ] Residential [x ] Agricultural 2 Yes

[ ] Timeshare/Hotel [ ] Recreational

[ ] Other:

Is/Are this/these use(s) specifically permitted by the project’s declaration or bylaws?
[X] Yes [ ]} No

5. Special Use Restrictions:

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

[ ] Pets:

[ ] Number of Occupants:

[ ] Other:

[X] There are no special use restrictions.

6. Interior (fill in appropriate numbers):

Elevators -0~ Stairways -0- Trash Chutes -0-
Apt. Net
Type Quantity BR/Bath Living Area (sf)" Lanai/Patio (sf)
A{Unit 1) 1 3/3 3,100 None
B(Unit 2) 1 Ag. Utility Bldg. 225 None

i

Total Apartments:

*‘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.

1"



Boundaries of Each Apartment:

See Exhibit "aA"

Permitted Alterations to Apartments:

As poted in the Declaration, individual unit owners may, at

their solg descretion gnd at their own expense, remodel, expand
or otherwise alter thelr.unlt, provided said alterations are done
lnlcompletelaigordance with all applicable ordinances codes,
rules, regulations and other requiremen i , '

of said construction. d te in force at the time

Parking Stalls:
Total Parking Stalls: 4

Regular Compact Tandem
covered open covered open covered open TOTAL

Assigned 2 2 4

(for individual
units)
Guest

Unassigned

Extra Available
for Purchase

Other:

Total
Covered &Open _ 4

Each apartment will have the exclusive use of at least ) parking stall(s).
Buyers are encouraged to find out which stall(s) will be available for their use.

[ 1 Commercial parking garage permitted in condominium project.
[ ] Exhibit contains additional information on parking stalls for this condominium project.

Recreational and Other Common Facilities:

[x ] There are no recreational or common facilities.

[ ] Swimming pool | [ ] Storage Area
{ ] Recreation Area [ ] Laundry Area
[ ] Tennis Court f ] Trash Chute
[ ] Other:

12



9. Praesent Condition of Improvements
(For conversions of residential apartments in existence for at least five years):

Regarding Unit 1 only:
a. Condition and Expected Uselul Life of Structural Components, Mechanical, and Electrical Instaliations

It is the developer's opinion that all of the structural com-
ponents, mechanical and electrical installations materials
for the use and enjoyment of Unit 1 is sound and in satisfac-
tory working condition. No representation of any kind is made
as to the expected useful life of these items.

b. Compliance With Building Code and Municipal Requlations; Cost to Cure Violations

The project is a conversion of fully constructed, existing
buildings to condominium status. Unit 1 is in compliance
with all ordinances, codes, rules, regulations or other re-
quirements in force at the time of its construction. No
variance has been granted from any ordinance, code rule, re-
gulation or other requirement in force at the time of its
construction or from any other ordinance, code, rule, regu-
lation or other requirement.

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. Conforming/Nan-Conforming Uses, Structures, Lot

In general, a non-conforming use, structure, or lot is a use, structure, or lot which was lawful at or
time but which does not now conform to present zoning requirements.

Conforming Non-Conforming llleqal
- Uses X
Structures X
Lot X

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

Limitations may include restrictions on extending, enlarging, or continuing the non-conformity, and restrictio
on altering and repairing structures. In some cases, a non-conforming structure that is destroyed
damaged cannot be reconstructed.

The buyer may not be able to obtain financing or insurance if the condominium project has a non-conformi
or illegal use, structure, or lot.

13



D. Common Elements, Limited common Elements, Common Interest; —

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

[ x] Exhibit A describes the common elements.

[ ] As follows:

2. Limited Common Elements: Limited Common Elements are those common elements which are reserved for
the exclusive use of the owners of certain apartments.

{ ] There are no limited common elements in this project.

(X ] The limited common elements and the apartments which may use them are:

[ x] described in Exhibit A

{ ] as follows:

3. Common Interest: Each apartment will have an undivided fractional interest in all of the common element:
This interest is called the “common interest.” It is often used to determine each apartment's share of th
maintenance fees and other common profits and expenses of the condominium. It may also be used it
other purposes, including voting on matters requiring action by apariment owners.

[ ] Exhibit describes the common interests for each apartment.

[x] As follows:

Each unit and it's owner (s) shall have appurtenant
thereto a one-half (1/2) fractional interest (50.0 per-
centage interest) in the common elements of the Project

for all purposes including voting, said interest being
referred to as the "common interest".

14



E. Encumbrances Agalnst Title: An encumbrance is a claim against or & .._uility on the property.

Exhibit B describes the encumbrances against the title contained in the tille report da‘ad
November 7, 1991 . andissuedby _ Title Guaranty of Hawaii, Inc.

Blanket Liens:

A blanket lien is a mortgage on a condominium project that secures a construction loan. It is usually
released on an apaniment-by-apartment basis upon payment of specified sums so that individual apartments
can be conveyead to buyers free and clear of the lien.

[ ] 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
defaults prior to conveying the apartment to buyer.

Effect on Buyer’s Interest

Type of Lien If Developer Defaults
Mortgage A Buyer would be en-

titled to a refund of de-
posits in the event of

default but may lose right
to purchase unit.

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 project. The Associatio
may be permitted, and in some cases may be required, to employ or retain a managing agent to assist th:
Association in managing the condominium project.

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

The initial managing agent for this condominium is:
{ ] not affiliated with the Developer.
[ 1 the Developer or the Developer's affiliate.
[x) self-managed by the Association of Apartment Owners.

[ ] other

15



Estimate of Initial Malntenance Fees:

The Association will make assessments against your apartment to provide funds for the operation anc
maintenance of the condominium project. If you are delinquent in paying the assessments, your apartment ma-
be liened and sold through a foreclosure proceeding.

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

Exhibit contains a schedule of maintenance fees and maintenance fee disbursements.
N O

Utility Charges for Apartments:

Each apartment will be billed separately for utilities except for the following checked utilities which are included i
the maintenance fees:

[ X] Not applicable

[ ] Electricity ’ [ ] Television Cable
[ ] Gas [ ] Water & Sewer
[ ] Other

Construction Warranties:

Warranties for individual apartments and the common elements, including the beginning and ending dates for ea
warranty, are as follows:

1. Building and Other Improvements:

There are no warranties of any type.

2. Appliances:

There are no warranties of any type.

16



Status of Construction and estimated Completion Date:

The project is the conversion of existing structures.
According to the Developer, as of 1992, Unit 1 is approxi-
mately 10 years old and Unit 2 is approximately 1 year old.

Project Phases:

The developer [ ] has [ X] has not reserved the right to add to, merge, or phase this condominium.

Summary of Developer's Present Plans for Future Development:

None

Sales Documents Filed With the Real Estate Commission:

Sales documents on file with the Real Estate Commission include but are not limited to:
[ ] Notice to Owner Occupants

[ x]*Specimen Sales Contract  (pRroA) Hawaii Association of Realtors

Standard Form of Deposit Rec Offe
Exhibit . E contains a summary 0 Jﬂ% pertinen f prgv?s(ljonls\ OF 5\8%2135? gontract.

[ X)*Escrow Agreement dated __Qctober 14, 1991

Exhibit D contains a summary of the pertinent provisions of the escrow contract.

[ ] Other
*No sales are contemplated at this time.

17



IV. AuOITIONAL INFORMATION NOT CL  .RED ABOVE

None
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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 on the prospective buyer. Sales made by the
Developer may be binding on the Developer unless the Developer clearly states in the sales contract that sales
are not binding. A prospective buyer who cancels the sales contract is entitled to 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 to the buyer a copy of:
a. Either the Final Public Report OR the Supplementary Public Report which has superseded the Final
Public Report;
AND ‘
b. Any other public report issued by the Commission prior to the date of delivery, if the report was not
previously delivered to the buyer and if the report has not been superseded;
2.  The buyer is given an opportunity to read the report(s); and
3. One of the following has occurred:
a. The buyer has signed a receipt for the report{s) and waived the right to cancel; or
b.  Thirty (30) days have passed from the time the report(s) were delivered to the buyer; or
c. The apartment is conveyed to the buyer within 30 days from the date the report(s) 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 (a) the use
or value of the buyer's apartment or its limited common elements; or (b) 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 1o ¢
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 relatin
to the condominium. These include but are not limited to the:

Condominium Public Reports issued by the Hawaii Real Estate Commission.

Declaration of Condominium Property Regime and Condominium Map.

Bylaws of the Association of Apartment Owners.

House Rules.

Escrow Agreement. _

Hawaii's Condominium Law (Chapter 514A, HRS, as amended; Hawaii Administrative Rules, Chapter 16-10°
adopted by the Real Estate Commission).

7. Other

onbhob

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 developer are available for revie
through the developer and are on file at the Department of Commerce and Consumer Affairs. Reprints of Hawaii
Condominium Law (Chapter 514A, HRS, and Hawaii Administrative Rules, Chapter 16-107) are available at 4
Department of Commerce and Consumer Affairs, 1010 Richards Street, P. O. Box 541, Honolulu, HI $6809.
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This "Public Report is a parl Reéistration No. 2556 fily rith the Real Estate Commission on
November 29, 1991

Reproduction of Report. When reproduced, this report must be on:

[ ] yellow paper stock [X ] white paper stock [ 1 pink paper stock

Expiration Date of Reports. 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.

/IL)LQ/\ N, \/ Auad by
] PETER YANAGAWA,[Chairman

REAL ESTATE COMMISSION
STATE OF HAWAII

Distribution:

Bureau of Conveyances

Department of Finance, County of Hawaii
Planning Department, County of Hawaii

Federal Housing Administration
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COMMON ELEMENTS

One freehold estate is hereby designated of all the remaining
portions of the Project, herein referred to as "common elements"
including specifically, but not limited to:

(a) The land in fee simple;

(b) The Common Driveway, if any, as shown and designated on
the Condominium Map;

(c) All ducts, electrical equipment, wiring and other central
and appurtenant installations for common services, if any,
including power, light, sewage, irrigation and telephone;

(d) Any and all other elements and facilities rationally in
common use or necessary to the existence, upkeep and safety
of the Project;

(e) The common fence that runs between Unit I and Unit II.

The common elements shall remain undivided, and no right shall
exist to partition or divide any part thereof, except as provided
in the Condominium Property Act. Any such partition or division
shall be subject to the prior consent thereto by the holder(s) of
all mortgage(s) of any condominium unit(s) which are filed of
record.

LIMITED COMMON ELEMENTS

Certain parts of the common elements, herein referred to as
"}imited common elements", are hereby designated and set aside
for the exclusive use of one or more units, and such unit(s)
shall have appurtenant thereto exclusive easements for the use of
such limited common elements. The limited common elements so set
aside and reserved are as follows:

(a) That certain land area upon and around which "Unit 1" is
located, shown and designated on the Condominium Map as "Lot A",
and being approximately 10.000 acres, is deemed a limited common
element appurtenant to and for the exclusive use of "Unit 1".
See note below.

(b) That certain land area upon and around which "Unit 2" is
located, shown and designated on the Condominium Map as "Lot B",
and being approximately 5.000 acres, is deemed a limited common
element appurtenant to and for the exclusive use of "Unit 2".
See note below.

All cost of every kind pertaining to the aforesaid limited common
elements, including, but not limited to, costs of landscaping,
maintenance, repair, replacement and improvement, shall be borne
solely by the owner of the unit to which said limited common '
elements are appurtenant.

NOTE: Limited common element land areas herein described are
not legally subdivided lots.
EXHIBIT "A"



EXHIBIT B

Encumbrances Against Title

For real property taxes as may be due and owing, rgﬁerence
is made to the Director of Finance, County of Hawaii.

A5 TO FIRST:-

MORTGAGE AND FINANCING STATEMENT

MORTGAGOR: RONAL D KENNETH OSTRANDER and SANDRA MARGARET
OSTRANDER, husband and wife

MORTGAGEE: FIRST HAWAIIAN BANK, a Hawaii corporation

DATED : April 27, 1973
RECORDED : Liber 9115 Page 266
AMOUNT ¢ $40,000.00

-AS TO SECOND: -

(A) SETBACK (5 feet wide)

PURPOSE : future road widening

ALONG : the northwesterly side of a 40 foot road

SHOWN : on Surveyor's map prepared by Gordon Y. Imata,
Registered Professional Surveyor, dated March
2, 1976

(B) Discrepancies, conflicts in boundary lines, shortage
in area, encroachments or any other facts which a
correct boundary and improvement survey would disclose; and

which gre not shown by public records.

(C) Subdivision approval by Planning Commission of the
County of Hawaii.

Terms, conditions and provisions contained in that certain
unrecorded Declaration of Trust dated June 18, 1984, made
by Jean K. Karr, as Settlor and Trustee.



EXHIBIT B CONTINUED

Terms, conditions and provisions contained in that certain
unrecorded Declaration of Trust dated June 18, 1984, made

by Francis g, Karr, as Settlor and Trustee.

The restrictions on use and other restrictions and all
other of the covenants, agreements, obligations,
conditions, reservations, easements and other provisions
set forth in Declaration of Condominium Property Regime
dated July 3, 1991, recorded in the Bureau of Conveyances

of the State of Hawaii as Document No. 91-121930, as the
same may hereafter be amended in accordance with law or

with said Declaration. (Project covered by Condominium Map
No. 1554.)

By-Laws of the Association of Apartment Owners of the
Condominium Project known as "HAMAKUA COFFEE LOTS,LOT 9"
dated July 8, 1991, recorded in the Bureau of Conveyances
of the State of Hawaii as Document No. 91-121931, as the
same may hereafter be amended.

END OF EXHIBIT B




EXHIBIT C

ESTIMATE OF INITIAL MAINTENANCE FEES
. AND
ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

Estimate of Initial Maintenance Fees:

Apartment Monthly Fee x 12 months = Yearly Total
Unit 1 S0 $0
Unit 2 . 0 $0

The Real Estate Commission has nol reviewed the estimates of maintenance fee assessments an
disbursements for their accuracy or sufficiency.



Estimate of Maintenance Fee Disbursements:

Utilities and Services
Air Conditioning
Electricity
[ ] common elements only
[ ] common elements
and apartments
Gas
Refuse Collection
Telephone
Water and Sewer
Maintenance, Repairs and Supplies

Building
Grounds

Management
Management Fese
Payroll and Payroll Taxes
Office Expenses

Insurance

Reserves
Taxes and Government Assessments
Audit Fees

Other

TOTAL

Mor " x 12 months = Yearly Total
$0 $O

Each unit owner will be responsible for
its respective unit's utilities and
services including, but not limited to
gas, refuse collection, telephone, water
and sewer bills,

$0
Each unit owner will responsible for
the maintenance, repair and supplies
necessary for the upkeep of its respective
limited common element (both building’ and grounds

$0 $0

$0 $0
Each unit will be insured by its respective
owner.,

$0 $0
$0 $0

Each unit will be assessed separately.
Shared equally when required.

$0 $0

"We, Francis E. Karr & Jean K. Karr ,as

managing agents for the condominium project, hereby certify that the above estimates of inial
maintenance fee assessments and maintenance fee disbursements were prepared in accordance
with generally accepted accounting principles.

M{W

Yoo 4. Fow

Date: ‘{“ 3-9 :k




EXHIBIT "D"

Summary of Escrow Agreement

No sales are immediately contemplated, however, the Developer
has executed an escrow agreement on October 14, 1991 with Island
Title Corp. which sets forth, among other things, the following:
The Escrow Agreement sets up an agreement under which the deposits
which a purchaser makes under a Sales Contract will be held by a
neutral party ("Escrow"). Under the Escrow Agreement, these
things will or may happen:

(a) Escrow will let purchasers know when payments are due.
(b) Escrow will arrange for purchasers to sign all necessary
documents.

(c) The Escrow Agreement says under what conditions a refund
will be made to the purchaser.

(d) The Escrow Agreement says what will happen to a pur-
chaser's funds upon a default under the Sales Contract.

The Escrow Agreement contains various other provisions and.

establishes certain charges with which the purchaser should be-
come adquainted.

EXHIBIT "D"
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HAWA(t ASSOCIATION OF REALTORS® STANDAAD FORMS I tha tansacton mnvolves a sais of propery at a * less than $25.000,

DEPOSIT RECEIPT, OFFER AND ACCEPTANCE e/9 (- Hawan's Pian Language Statas may apply s ** EXECUTED PLAIN
(The Stanclird Teerns org'ne Reverse Side are part of the DRCA} REALTOR® LANGUAGE ADDgNDUM
Reviewed by Raterence Date: . . .. e e
(Principal Broka i, Broka m1 Charge, Aunceizad Signsiure) NOTE: No sales
DEPOSIT RECEIPT are immediately
Received from herain calisd Buyar the sum of § S J— con temp lated
-
in the form of as an initial deposit on account ot tus offer. Receipt is acknowlsdged by (REALTORYREALTOR-Associals)

However, Develop
has submitted th

REALTOR'S firm and address _. [,

PHONES (Bus.} {Home} (FAX) ...
Hawaii Associati
OFFER of Realtors stan
1. PURCHASE PRICE: o dard form Of.
2. PROPERTY DESCRIPTION: Tax Map Kay Division Zone . IParcel ICPR. . .. Deposit Receipt,
(a) Reaity: All of that (leassoid) (fea simple} property situalsd at — —— e e Offer and Acceptax
Hawaii, desciibed as follows: __ . __ e as the SpeC imen
- | sales contract t
(b) Seller's Real Property Discl t dated et e s et e (DBB) (has nOY) be@N rBCRIVEd Dy Buyer. be used .

If nol, address in paragraph B, Spacial Terma. (b-1) Residential Leasshold Propmy Addendum (is) :3 noil) made a part of this DROA,
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TV Antenna { ); TV Cable Outlet { }; Ceiling Fan ( ); Furnishings per atached inventory { ). Pool Equipment { ); and

Qr i fy excluded:
(d) Title: Seller agrees to canvey the proparny with warranties vesting marketabls Utle in Buyer, fres and clear of ali liens and encumbrances except

and any other covenants, easements, reservations or rastrictions now of record which do nol matssially atfect the valus of the property.

{e) A i et v shall bs (paid by Seller at closing) (assumed by Buysr).
3. FINANCING: Buyer agrees lo pay said purchase price as follows:

ADDITIONAL DEPOSIT: § in cash to be made on or before _

$ in cash at closing including all deposits herain.

$ by wey of

$

$ Total Purchase Price (sea paragraph 1 above)
4. CLOSING: Closing will ba on or befcre __. UM | SR .Escrowed by ... ...
5 OCCUPANCY: Sailes agrees to give Buyer occupancy al closing or on. V8
6 PRORATIONS: Property laxes, fease rents, interest on assumed obfigations, morigage insurance premiums, other insurance premiums, mainlenance fees, tenants’
rents, if applicable, and shalil ba prorated as of 1he daie of closing or on .18

Tenants' security deposit, if any, shail be charged 10 Seflsr and cradited to Buyer at closing.
7. TENANCY: Title shall vest in Buyer(s) as foliows:

Pk Full legal names) 8nd Maidal Balus (no naiais)

Tenancy:
&  SPECIAL TERMS: (Pleass number)
9. AGENCY DISCLOSURE: The Buyar is repr d by I and ali its salespeopis. The Seller ia
P by and s its people. Oral or wrillen disciosurs was provided before the signing of this offer.
10. AGREEMENT TO BUY: Buyer agraes W buy the propery on the tarms and condilions coniained herein including The Standard Terms On The Reverse Side, acknowisdges
recaipt of & copy hereo!, and agrees that this offer shall be binding If accepted by Seller before 18 AMPM.
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ACCEPTANCE

+

1. AGREEMENT TO SELL: Selier agrees to sall tha property at ths price and larms otfered above, including Tha Standard Tarms On The Revarse Side, and acknowleoges
that he has been given a copy of this offer.
12. SELLER'S AGREEMENT TO PAY COMMISSION: { agree 0 pay lo -

a commission for the above sajs of . .. . In US dotars. | heteby
instruct escrow Lo pay your commission directly to you at ciosing. | agres that | cannot changa thasa nstructions without your wiittan conlent Untess otherwise agreed upon,
1 give you permission 1o share this commission as you sae fit with lha reaf eslale company namad here in the DEPOSIT RECEIPT section of this agreament. In the event of
Buyer's detault, if | retain the deposit(s), | agrae o pay you one haif of the amount { retain, dut you shall nct be paid more than whal would have besn your full commission.

Data BaLS . AM/PM.
Seller's Name S Al i
Seller's Tax Identification # 1o be reported to IRS . SIGNAIUIG _ L el e e e e
Seller's Name Sk Gl It g -
Selier's Tax Identification # to be reportad to IRS Signature o e e e e vt s o

n Porsol

Selier's Address 7@igH Person { )] Owner occupant { ) Other { )
Seller's Addrass . — Phones: (Bus) . e s e (O}

ACKNOWLEDGEMENT OF ACCEPTANCE: The undersigned acknowledges that hs has been given a copy of the acceplance of this ofter.

Para 19 o AMIPM Signature Tahikit o nTu




STANDAHD 1tHMD

A. CONTRACT: .
This 1s more &han e,:gce‘%lor money. It 15 a legally binding contract. .aretully .

B. EVIDENCE OF TITLE:

Seiter shait furmish Buyer evidence of Seller's marketable lille 10 the mnterest which 1$ 1o be conveyed 10 Buyer If Seilar fais 1o deliver ttte as herain provided. Buyer has the
oplion o tecmmate this agreement ang have any of Buysr's deposis returned to Buyer The loreqaing shall not exclude any other cemedees avadaole 1o Buyer Buyer will raceive
an Owner s standard coverage policy of tille insurance at closing. {a) Selier shali pay 60% of the pramium to be charged for an Owner's slandard coverage pohicy of title insurance
o be 1ssued 1o the Buyer in the amount of the sales price; and. (b) Buyer shall pay 40% of surh premum and any adddional cesls ratatng to the 1ssyanca of any extended
coverage policy, incluging a Lender’s policy.

C. STAKING:

Seller shail order and pay for the cost of the staking by 8 licensed surveyor «f slakes are not visibie The Buver may have a hcensed surveynt venly the accuracy of the location
of stakes prior to closing and the Selier agrees lo reimburse tha Buyer for the cost of Ihis staking on or pele-a clasing only «f the onginal stakes prove to be naccurate This
provision dees Not apply 10 a condominium or cooperative apartment. (Note: Staking)s ot a survuy ang Jous mot canlien tha accwacy of the ‘and area descrplon of the absence
of encroachments)

D. CUSTOMARY CLOSING COSTS (Except Where Not Applicable).

iese arg customary cosls and are not inlended to be an ail ncfusive fist.

Expenses to be pald by Buyer Expenses to be paid by Seller
Contnuation of Title Evidence Estong e Showesg Marketatie Tte

Tule insurance (As printed in Standard Term B., above) T nrance (As prnted 0 Staedad Teon B ataove)
Draiting of Agreement of Sale Deating of Dewo or Asaynment of Leass
Draiting of Mortgage and Note Cieafr ng ot Bl of Sain

Dratting of Buyer's Consents D ngat Selacs Conlents

Buyer's Consent Fes Seiar’s Consent Fae

Buyer's Notary Fee Setier s Nofary Fee

Al Alecoinng Fees except Documents to Clear Sueller o Tale St e e

' Escrow Fee “: Eqteow Foe

Condo Qwnership Transter Fee Bran g

FHA Discounts When Applicabie VA 0 FHA (heconnt Poanis Whena Appoeable
Mortgage Assumplion Fee Teenile tnscerton

Termda Treatment f Requerad as per Standard Term €
E. TERMITE INSPECTION:
Setter shalt daliver 1o Buyer through escrow a report rom a bicensed pest ronlrol cormpany Statmn thil 1hare g a0 hee wiibis 1prmite nlesatin in the improvamants describad
hosein. Selier shall pay for tarmite extermination treatment i il is required
F.  SELLER'S LIMITED WARRANTY:
Se'ar wareants and Buyer will acknowledge i woting that 31 major appleanegs, ey o - T e et R i ol B n o workng 0o cong. bt
with ther age as of the date of closing or occupancy. feariar Mo continuing aarent, o
G. RISK OF LOSS:
Fass of f'uts gasses i Buyer upon Wransler of 11ig ur ccupancy wlhiCheent oo
H. DEFAULT:
I < axpresaiy understond and agreed: First In the event Buyer fais 10 pay the DHIANCE B it [rre e 1E0m an Campieta tha o iChase 26 harein provided. Saller may a) bring
a7 avten for damages for breach of conteact; (o retamn the mbal aepest id all adntont ey 0oy : - and (o) Buyer shatl de responsible

tro iny meet incyrrad in acenrdance with thes cortract Sacond In the avend Sejbar $ ety 1 of ’ . s e ety [y, iy
brea an action aganst Selier for damages tor traack S contrant, (b te and mxoooran aon 0T o P R T: ae nent gt At o Seiter il e
respansinie 1or any Cost incyrred 10 accordance with this cootrant The tneeqoing sn it not vt s e toe 10 tber Suine e Ry a the puent of defaglt
amdior 4 wasuit ansing out of this contract (nchuding a st by 3 REALTGR for somimissiney, P e 0 o 5 il G @nlitled 10 1acaver Al Casts incurtea nchuding reasonanie

attorney's fees. All expenses incurrad by escrow shall be deductad from depasierd ungs pror o any 1o o Remnt 493 Ine prevd bng party
1. CLOSING:

For the purpose of this contract “closing” shalt ne the date upar whier all approprate docamonis are -ar sreed Suver and Selinr 4gies 10 exeute 3pEropnate or rusiomiary
SoTuments when recuestad 1o do se

J. CONSENT:

Tre epigatens of Buyer or Seller hereunder are conditionsd upon obtaimng thase - e
maer such assecratons; Buyer or Seller agree 1o cooperate anit lain 4l 123500,k 1. pr

TIME IS OF THE ESSENCE:

S mAaUtS EUTLT SO Z0mangnl, Lo op of

wither Buyer or Seiler for reasans beyond his control cannst parform his abligal .nte Duer ey o e e PortL e A e ran such party Dy geong BSerew weten
nntag poor 10 the ciosing date called 1or in this Contract with CoMIes 16 Al PArtes 10 1his Comir 307 4 40 sy et s B aat st th e 33 S ilandar days 10 3iow perlormance
Thereatter tme s of the essence and ha 9alau!’ [ ovisens of Standar! Termt o appsy Aoy by B R ST I p TG it There 4 o agrnatic

rght < extana This provigion refates anly 1o "he exlanccn ot the sy 1348

L. OBLIGATIONS:

SREALTOR shalt ant be habid Labie Yo either Buyer or Selisr for the falue of githie g oo e 0 P TR T TP
M. CONFLICT:
e niten wd tyfed prOvisions haren shail supeisade Siy Protad Pprovisions in fas ro s e Spoenrer

N.  PERMISSION:

HEALTOR has Buyer's and Seilec's permmssian 1o suppty duta o the Muitpie Listes;
marvat studies provicing service 1o the public and advising therr clients

0. COMPLETE AGREEMENT:

This contract constitutes the entus agraement betwnan Buyar ang Seller And UArsadrs 1 « HNnels an, AR 4IEPNAS DEAGHALNNG TRE6 «0a' B9 AATTant wy g0 (AR A
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EXHIBIT F

DISCLOSURE ABSTRACT

Hamakua Coffee Lots, Lot 9
Condominium Project

Pursuant to Section 514A-61, Hawaii Revised Statutes
Condominium Property Act

Developer Project Manager
Francis E. & Jean K. Karr Project is to be self-
P. O. Box 401 managed

Paauilo, HI 96776

Estimated Maintenance Fee Assessments and Disbursements

MAINTENANCE FEES: The regular maintenance and repair of each
condominium unit, including all utility charges, is the sole
responsibility of each respective unit owner.

INDIVIDUAL INSURANCE: Section 514A-86, Hawali Revised Statutes,
requires that fire insurance be purchased to cover the improve-
ments portion of the Project. Developer anticipates that the
Association will elect to obtain separate policies for each indi-
vidual condominium unit pursuant to Section XIV(c) of the Declara-
tion. As such, the premiums on said policies will be the indivi-
dual responsibility of each unit owner rather than common expenses
of the Project.

Warranties

Purchasers should be aware that both "condominium units" of the
Project are comprised of existing structures. Said buildings
have unavoidably undergone a certain amount of "wear and tear"
commensurate with their age. Accordingly, purchasers should not
expect the unit they desire to buy to be in "like-new" condition.
NO WARRANTIES FOR FITNESS OF USE OR MERCHANTABILITY OR ANY OTHER
KIND ARE MADE AS TO THE INDIVIDUAL CONDOMINIUM UNITS OR THE
COMMON ELEMENTS OF THE PROJECT (IF ANY). PURCHASERS ARE ADVISED
TO CONDUCT THEIR OWN INSPECTION OF THE UNIT THEY DESIRE TO BUY.
THE UNITS ARE SOLD "AS 1ISs".

The residential structure on the property is in excess of ten
(10) years old and no representation as to quality or condition
is being made by the developer. All structures should be in-
spected by prospective purchasers prior to any offers being made.



Use of Condominium Units

Both units comprising the Project may be occupied and used for
residential and/or agricultural purposes, and such other purposes
as permitted by applicable zoning ordinances.

Structural Components and Mechanical & Electrical Installations

Based on a report prepared by an independent registered architect,
it is the Developer's opinion that all structural components and
mechanical and electrical installations material to the use and
enjoyment of the individual condominium units appear to be sound
and in satisfactory working condition. However, NO REPRESENTA -
TIONS OF ANY KIND ARE MADE AS TO THE EXPECTED USEFUL IF, IF ANY,
OF THE STRUCTURAL COMPONENTS AND MECHANICAL AND ELECTRICAL IN-
STALLATIONS MATERIAL TO THE USE AND ENJOYMENT OF THE CONDOMINIUM
UNIT(S).

Code Violations

The subject property is not subdivided. It is a two unit condomin
ium with each owner having an interest in the entire underlying
parcel. The broken line on the Condominium Map is a demarcation
of the limited common elements and does not represent a subdivi-
sion of the property and is not intended to make a prospective
purchaser believe that the property is subdivided.

To the best of the knowledge, information and belief of the
undersigned, there are no outstanding notices of uncured viola-
tions of the building code or other municipal regulation of the
County of Hawaii

M{. -

Francis E. Karr, Developer

e & fur

Skan K. Karr, Developer

END OF EXHIBIT F




