CONDOMINIUM PUBLIC REPORT

Prepared &

Issued by: Developer Thomas M. O'Leary & Lisa M.L. O'Leary

Address P.O. Box 1861, Karmuela, EI 96743

Project Name(*): PU'URAPU MEADOWS
Address: Kamuela, Island, Countv and state of Hawaii

Registration No. 2884 (Conversion)

Effective date: ___Januarv 10, 1994
Expiration date: _fehriary 10, 1095

Preparation of this Report;

This report has been prepared by the Deveioper pursuant to the Condominium Property Act, Chapter 514A, Hawaii
Revised Statutes, as amended. This report is not valid uniess the Hawaii R,

eal Estate Commission has issued a
registration number and effective darte for the report.

This report has not been prepared or issued by the Real Estate Commission or
the Commission nor any othér government agency has judged or approved the
purcinasing an apartment in the projecr.

any other government agency. Neither
merits or value, if any, of the project or of

Buyers are encouraged to read this report carefully,

and to seek professional advice before signing a sales contract for the
purchase of an apartment in the project.

Expiration Date of Reports. Preliminary Public Reports and Final Public Reports automatically expire thirteen (13)
months from the effecuve date uniess a Suppiementary Public Re

port is issued or uniess the Commission issues an order,
a copy of which is attached to this reporr, exrending the effectve

date for the report.

Excepron: The Real Estate Commission may issue an order,

a copy of which shall be artached to this repor, that the
final public report for a two aparmmenr condominium proiec

t shall have no expiradon date.

Tvpe of Report:

Al
PRELIMINARY: The developer may not as yet have created the condominium but has filed with the Real
(yellow) Estate Commission minimai informanon sufficient for a Preliminary Public Report. A Finai
Public Report wiil be issued by the developer when compiete informarion is filed.
X FINAL:

The deveioper has legaily created a condominium and has filed compiete informadon
(white) with the Commission.

(X ] No prior reports have been issued.

{ ] This report supersedes all prior public reports.

[ ] This report must be read together with

—  SUPPLEMENTARY: This report updates informaton contained in the:
(pink) (] Preliminary Public Report dated:
[ ] Finai Public Reporr dated:
[ ] Suppiemenrary Public Report dated:

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

[ ] This report reacdvares the
public report(s) which expired on

(*) Exactdy as named in the Declaratgon

FORM: RECO-30 286/986/189/1190/892



Disclosure Abstract: Separate Disclosure Abstract on this condominium project:

[ ] Required and atrached to this report [X ] Not Required - disclosures covered in this report.

Summary of Changes from Eariier Public Reports:

This summary contains a general descripdon 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 this publi ;
" . . . ic report wi
eariier reports if they wish to know the specific changes that have been made. P P P th the

(X ] No prior reports have been issued by the developer.
[ ] Changes made are as follows:
SPECIAL ATTENTION

This is CONDOMINIUM PROJECT, not a subdivision. The land area
beneath and immediately appurtenant to each unit is designated a
LIMITED COMMON ELEMENT and is not a legally subdivided lot. The
dotted lines on the Condominium Map bounding the designated number
of square feet in each limited common element land area are for
illustrative purposes only and should not be construed to be the
property lines of legally subdivided lots.

This public report does not constitute approval of the Project by
the Real Estate Commission, or any other government agency, nor
does it ensure that all applicable County codes, ordinances, and
subdivision requirements have necessarily been complied with.

THE PROSPECTIVE PURCHASER IS CAUTIONED TO CAREFULLY REVIEW THE
CONDOMINIUM DOCUMENTS REFERENCED IN THIS PUBLIC REPORT FOR FURTHER
INFORMATION WITH REGARD TO THE FOREGOING.
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General Informatdon On Condominiums

A f:ondominium 1s a speciai form of real property. To creare a condominium in Hawaii. the requirements of the
Condominium Property Act, Chapter 514A, Hawaii Revised Statutes, must be complied with. In addition, certain
requirements and approvais of the County in which the project is located must be sacsfied and obtained.

Some condominium projects are leasehold. This means that the land or the building(s) and other improvements
are leased to the buyer. The lease for the land usuaily requires thar at the end of the lease term, the lessees (aparment
owners/tenants) deliver their interest in the land to the lessor (fee property owner). The lease aiso usuaily requires that
the lessees either (1) convey to the lessor the building(s) and other impraovements, including any improvements paid for
by the lessees; or (2) remove or dispose of the improvements ar the lessee’s expense. Leases for individual apartments
often require thar at the end of the lease term, the lessee deliver to the lessor the aparmenr, inciuding any
improvements placed in the aparmment 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 joindy by all apartment owners and inciude the land, either in fee simpie or ieasehold, and those parts of the

building or buildings intended for common use such as foundadons, columns. roofs. halls. elevators. and the iike. Your
undivided interest in the common elements cannot be separated from ownersnip of vour apartment.

In some condominium projects, some common elements are reserved for the exclusive use of the owners of

certaln aparmments. These common elements are cailed "limited common elements” and may inciude parking stails,
patios, lanais, rash chutes, and the like.

You wiil be entitled to exciusive ownership and possession of your apartment. Condominium apartments may be
individuaily bought, sold, renred. mortgaged or encumbered, and may be disposed of by will, gift, or operation of law.

Your apartment will, however, be part of the group of aparmments that comprise the condominium project.
Study the projecr’s Declaration, Bylaws, and House Rules. These documents conrain important informarion on the use
and occupancy of apartments and the common elements as well as the ruies of conduct for owrers, tenants, and guests.

Operanon of the Condominium Project

The Association of Apartment Owners is the enury through which apartment owners may take acoon with regard

to the administration. management. and operation of the condominium project. Each aparument owner is automarically
a memper of the Associadon.

The Board of Directors is the governing body of the Associadon. Unless vou serve as a board member or an
officer. or are on a commirttee appointed by the board, your participaton in the administration and operation of the
condominium project will in most cases be limired to your right to vote as an apartment owner. The Board of Directors
and officers can take certain actions without the vote of the owners. For example, the board may hire and fire

emplovees, increase or decrease maintenance fees, borrow money for repair and improvements and set a budger. Some
of these actions may significantly impact the apartment owners.

Undil there is a sufficient number of purchasers of apartments to elect a majority of the Board of Directors, it is
likely thar the deveioper will effectively conuol the affairs of the Associadon. I is frequentdy necessary for the deveioper
to do so during the eariy stages of development and the deveioper may reserve certain special rights to do so in the
Declaration and Bylaws. Prospective buyers should understand thart it is important to all apartment owners that the

rransirion of control from the developer to the aparmment owners he accomplished in an orderly manner and in a spirit of
cooperation.



Deveioper:
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Develaper:

I. PERSONS CONNECTED WITH THE PROJECT

Thomas M. O'Leary

Lisa M.L. O'Leary Phone: (808) 885-2764
Name

. (Business)
P.O. Box 1861

Business Address
Kamuela, HI 96743

Names of officers or general parmers of developers who are corporations or parmerships:

Coast Properties, Ltd. Phone: (808) 883-8900

Naimne .

75-5722 Kuakini Hwy. Suite 203
Business Address

Kailua-Kona, HI 96740

(Business)

Island Title Corporation Phone: (808) 961-4646
Name

688 Kinoole St
Business Address
Hilo, HI 96720

(Business)

N/A
Name

Phone:

(Business)

Business Address

Self-managed by Association Phone:
Name of Apartment Owners

(Business)

Business Address

None Phone:
Name

(Business)

Business Address




I. 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. The Condominium Property Act (Chapter 514A, HRS), the Declaration, Bylaws, and House Rules conrroi the
rights and obligatons of the apartment owners with respect to the project and the common elements, to each other, and

to their respective apartments. The provisions of these documents are intended to be, and in mosr cases are, enforceable
in a court of law.

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

The Declaration for this condominium is:
[ ] Proposed

[ X1 Recorded - Bureau of Conveyances: Document No. 91-129242
Book Page
Document No.

[ 1 Filed - Land Court:

The Declaradon referred to above has been amended by the following insouments (state name of document, date
and recording/filing informaronj:

First Amendment to the Declaration dated February 18, 1993,

recorded as
Doc. No. 93-042437 on March 17, 1993.

B. Condominium Map (File Plan) shows the floor pian, elevaton and layout of the condominium project. It also shows
the floor plian, locarion, apartment number, and dimensions of each aparmment.

The Condominium Map for this condominium project is:
[ ] Proposed

[X] Recorded - Bureau of Conveyances Condo Map No. 1557
[ 1 Filed - Land Court Condo Map No.

The Condominium Map has been amended by the following insmuments {state name of document, date and
recording/filing informadoni}:
First Amendment to the Declaration dated February 13, 1993,

recorded as
Doc. No. 93-042437 on March 17, 1993.

Bylaws of the Association of Apartment Owners govern the operation of the condominium project. They provide for
the manner in which the Board of Directors of the Association of Aparrment Owners is elected, the powers and

dudes of the Board, the manner in which meetngs will be conducted. whether pets are prohibited or allowed and
other marters which affect how the condominium project will be governed.

The Bylaws for this condominium are:
[ ] Proposed
[X ] Recorded - Bureau of Conveyances: Document No._91-129243

Book Page
Document No.

[ ] Filed - Land Courr:

The Bylaws referred to above have been amended by the following instruments {state name of document, date and
recording/filing informatonj:



D. House Rules, The Board of Directors may adopt House Rules to govern the use and operation of the common
elements and limited common elements. House Rules may cover matters such as parking reguiations, hours of
operation for common facilities such as recreation areas, use of lanais and requirements for keeping pets. 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 pian to adopt House Rules
E. Changes 1o Condominium Documents

Changes to the Declaration, Condominium Map, and Bylaws are effective oniy 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. Aparmment Owners: Minimum percentage of common interest which must vote for or give written consent to
changes: :
Minimum
Set by Law This Condominium
Declaration 75%* 75%

(and Condo Map)

Bylaws 65% 652

House Rules

- N/A

* The percentages for individual condominium projects may be more than the minimum set by law for projects
with five or fewer apartments.

Develover:

E\J

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

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



Al

M. THE CONDOMINIUM PROJECT

Interest to be Conveved to Buver:

X]

(1

Fee Simple: Individual apartments and the common elements, which inciude the underlying land, will be in
fee simpie.

Leasehold or Subleasehoid: Individual apartments and the common elements, which inciude the underiying
land wiil be leasehold.

Leases for the individual apartments and the underiying iand usually require that at the end of the lease term,
the lessee (apartment owner/tenant) deliver to the lessor (fee property owner) possession of the leased
premises and all improvements, including improvements paid for by the lessee.

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

Lease Term Expires:

Rent Renegotiation Date(s):

Lease Rent Payable: [ 1 Monthly [ 1 Quarteriy
{ ] Semi-Annually [ ] Annually
Exhibit conrains a schedule of the lease rent for each aparmment per { 1 Month [ ] Year

For Subleaseholds:

[ ] Buyers sublease may be canceled if the master lease between the sublessor and fee owner is:
[ ] Canceled [ ] Foreciosed

[ 1 As long as the buyer is not in defaulr, the buyer may contnue to occupy the aparmment and/or land on the
same terms contained in the sublease even if the master iease is canceled or foreciosed.

Individual Aparmments in Fee Simpie: Common [nterest in the Underlving fand in Leasehold or Subleasehold

Leases for the underlying iand usuaily require thar at the end of the lease term, the lessees (apartment
owners/tenants) deliver to the lessor (fee property owner) their interest in the land and that they either (1)
remove or dispose of the building(s) and other imuprovements at the lessee’s expense; or (2) convey the
building(s) and improvements to the lessor, often at a specified price.

Exhibit contains furrher expianarions regarding the manner in which the renegotiated lease
rents will be caicuiated and a description of the surrender clause provision(s).

Lease Term Expires:
Rent Renegotiation Date(s):

Lease Rent Payable: [ 1 Monthly [ ] Quarreriy
[ ] Semi-Annuaily [ 1 Annually
Exhibit contains a schedule of the lease rent for each aparmment per { ] Month [ ] Year

8



[ ] Other:

IMPORTANT INFORMATION ON LEASEHOLD CONDOMINIUM PROJECTS
The information contained in this report is a summary of the terms of the lease. For more detailed information, you
should secure a copy of the lease documents and read them thoroughly.

If you have any legal questions abour leasehold property, the lease documents or the terms of the lease and the
consequences of becoming a lessee, you should seek the advice of an artorney.

There are currently no statutory provisions for the mandatory conversion of leasehold condominiums and there are no
assurances that such measures will be enacted in the furure.

In leasehold condominium projects, the buyer of an apartment will acquire the right to occupy and use the aparmment for
the time stated in the lease agreement. The buyer wiil not acquire ourright or absolute fee simpie ownership of the iand.
The land is owned by the lessor or the leased fee owner. The apartment owner or lessee must make lease rent payments
and comply with the terms of the lease or be subject to the lessor's enforcement actions. The lease rent payments are
usually fixed at specific amounts for fixed periods of time, and are then subject to renegotation. Renegotartion may be
based on a formula, by arbitration set in the lease agreement, by law or by agreement between the lessor and lessee.

The renegotiated lease rents may increase significantiy. At the end of the lease, the apartment owners may have to

surrender the apartments, the improvements and the land back to the lessor withour any compensation (surrender
clause).

When leasehold property is sold, title is normaily conveyed by means of an assignment of lease, the purpose of which is

similar to that of a deed. The legal and pracrcal effect is different because the assignment conveys only the rights and
obligations created by the lease, not the property itself.

The developer of this condominium project may have entered into a master ground lease with the fee simpie owner of
the land in order to develop the project. The deveioper may have then entered into a sublease or a new lease of the land
with the lessee (aparument owner). The developer may lease the improvements to the aparmment owner by way of an

apartment lease or sublease, or seil the improvements to the apartment owners by way of a condominium conveyance or
aparument deed.

B. Underyving Land:

Address:_Pleasant Acres Subdivision, KamuelaTax Map Key: (3) 6-4-20:41
Island, County and State of Hawaiil (TMK)

( ] Address [ ] TMK s expected to change because

Land Area: 19,600 [X] square feet [ 1 acre(s) Zoning:_A-1A




REXoE
(Fee Owmer):

Thomas M. O'Leary
Lisa M.L. O'Leary
Name

P.0O. Box 1861
Address

Kamuela, HT

96743

N/A
Name

Sublessor:

Address

Buildings and Other improvements:

] Both New Building(s) and Conversion

1 -2

L. [ ] New Building(s) { X] Conversion of Existing Building(s)
Unit
2.  Number of Buildings: 2 Floors Per Building {jnit+ 2 - 1
[ ] Exhibit contains further explanadons.

3.  Principal Constructon Matenal:

[ ] Concrete [ ] Hollow Tile [ X] Wood
[ ] Other
4.  Permirred Uses bv Zoning:
No. of Use Permirred No. of Use Determined
Apts. By Zoning Apts. By Zoning
[X] Residendal L [dYes []No [(X] Ohana 1 [HAYes []No
[ ] Commercial e [1Yes [I1No [ 1 Industial e [1Yes [1No
[ ] MixRes/Comm ___ []Yes []No [X] Agriculturai K Yes {1 No
[ ] Hotel —. [1Yes [INo [ ] Recreatonal . [1Yes [1No
[ ] Timeshare e [JYes [I1No [ ] Other: [1Yes []No

Is/Are this/these use(s) specifically permirted by the project’s Declaradon or Bylaws?

[X] Yes [ 1 No

10



Special Use Restrictions:

The Deciaration and Bylaws may conrain restrictons on the use-and occupancy of the apartments. Restrictions
for this condominium project include bur are not limired to:

[ ] Pets:

[ ] Number of Occupants:

[ ] Other:

[X] There are no special use restrictions.

Interior (fill in appropriate numbers):

Elevarors: 0 Stairways: 0 Trash Chutes: 0
Apt. Net
Tvpe Quanuty BR/Bath Living Area (sf)* Lanai/Patio (sf
Unit 1 1 3/3 1,905 0
Unit 2‘ 1 3/2 1/2 1,056 0
Total Apartments: 2

*Net Living Area is the floor area of the apartment measured from the inrerior 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.

Boundaries of Each Aparmment:

The exterior finished surfaces of the roofs, walls, and foundations
of each structure.

Permirred Alterations to Aparoments:

Individual unit owners may, at their sole discretion and expense,
remodel, expand or otherwise alter theilr respective units, provided
that such alterations are done in compliance with all applicable
laws, ordinances, codes, rules, regulations and other governmental
requirements in force at the t%Te of alteration.



10.

“Assigned 4

Parking Stalls:
Total Parking Stalls: 4

Regular Compacr Tandem i
covered _open covered open covered open TOTAL

(for each

unir)
Guest
Unassigned
Extra for

Purchase
Other:

I

Total
Covered & Open __ 4

Each aparmment will have the exciusive use of at leasr 2 parking stali(s).
Buyers are encouraged to find out which stail(s) wiil be avaiiable for their use.

( ] Commercial parking garage permirrted in condominium project.

[ ] Exhibit contains additional information on parking srtails for this condominium project.

Recrearional and Other Common Facilities:

(X ] There are no recreational or common facilides.

[ ] Swimming pooi [ ] Storage Area [ ] Recreatdon Area
| ] Laundry Area [ ] Tennis Court [ 1 Trash Chute
[ ] Other:

Compiiance With Building Code and Municipal Regulations: Cost to Cure Violations

[x ] There are no violations. [ 1 Violadons will not be cured.

[ ] Violations and cost to cure are listed below. [ ] Violations will be cured by

Condirion and Expected Useful Life of Strucrural Components. Mechanical, and Electrical Installations

(For conversions of residenrial apartments in existence for at least five years): .
It is the developer's opinion that all of the structural components, mechanical
and electrical installations material for the use and enjoyment of the unj.ts
are in sound and satisfactory working condition. However, no representation
of any kind is made as to the expected useful life of these items.

12




11.

Conformance ro Present Zoning Code

a. [X] No variances to zoning code have been granted.

[ ] Variance(s) to zoning code was/were granted as follows:

b. Conforming/Non-Conforming Uses, Structures, Lot

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

Conforming Non-Conforming [llegai
Uses ‘ X S
Strucrures X -
Lot X

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

Limitatens may include resmrictions on exrending, enlarging, or contnuing the non-conformity, and restrictions

on altering and repairing soucrures.

In some cases, a non-conforming strucrure that is destroyed or damaged
cannot be reconstructed.

The buyer may not be able 1o obrain financing or insurance if the condominium project has a non-conforming
or illegai use, strucrure, or lot.

D. Common Elements, Limited Common Elements, Common Inferest:

1.

Common Elements: Common Elements are those parts of the condominium project other than the individuai
aparuments. Although the common eiements are owned joindy by ail aparument owners, those portions of the
common elements which are designated as jimited common eiements (see paragraph 2 below) may be used

only by those apartments to which they are assigned. The common elemenrs for this project, as described in
the Declaration, are:

[ X] described in Exhibit A

[ ] asfollows:

13



E.

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

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

[ X] The limited common elements and the aparmments which use them, as described in the Deciaration, are:
[ X] described in Exhibit __ A .

[ 1 as follows:

Common Interest: Each apartment will have an undivided fractional inrerest in all of the common elements.
This inrterest is called the "common interest.” It is used to determine each apartments share of the
maintenance fees and cther common profits and expenses of the condominium project. It mav also be used for

other purposes; including veting on martters requiring acdon by aparumnent owners. Thé ¢omzmion interests for
the aparuments in this project, as described in the Declaradon, are:

[ ] described in Exhibit

[X] asfollows: Each unit shall have appurtenant thereto a one-half
(1/2) fractional interest (50.0 percentage interest) in the
common elements of the Project, for all purposes including
voting, said interest being referred to as the "common interest”.

Encumbrances Against Title: An encumbrance is a claim against or a liability on the property or a document

attectng tne utle or use of the property. Encumbrances may have an adverse effect on the property or your
purchase and ownership of an apartment in the projecr.

Exhibit _ D describes the encumbrances against the title contained in the title report dated

April 15, 19¢
and issued by___ Title Cuarantyv of Hawaii, Inc.

14



Blanket Liens:

A blanket llen Is an encumprance (such as a morrgage) on the entire condominium project that secures some type of
monetary debt (such as a loan) or other obligadon. A blanker lien is usuaily released on an apartment-by-aparment
basis upon payment of specified sums so that individual apartments can be conveyed to buyers free and clear of the
lien.

[ 1 There are no blanker liens affecting title to the individual aparments.

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

Blanker liens (except for improvement district or utility assessments) must be released before the developer
conveys the apartment to a buyer. The buyer's interest will be affected if the developer defauits and the lien is
foreciosed prior to conveying the apartment to buyer.

Effect on Buyer's Inrerest and Deposit if Developer Defaults

Tvpe of Lien or Lien is Foreciosed Prior to Convevance
Mortgage Buyver's interest may be terminated and

Buyer's deposit refunded, less any
escrow cancellation fees.

Constructon Warranties:

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

1. Building and Other improvements: None

2.  Appliances: None

15



G. Status of Construction and Estimated Completion Date:

The project is a conversion of existing structures to condominium

ownership.
Unit 1 was built in 1981

Unit 2 was built in 1992.

H. Project Phases:

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

Summary of Deveioper’s plans or right to perform for furure deveiopment (such as additions, mergers or phasing):

None

16



IV. CONDOMINIUM MANAGEMENT

A. Management of the Common Elemenrs: The Associadon of Apartment Owners is responsible for the management of
the common elements and the overall operation of the condominium project. The Association may be permitted, and

in some cases may be required, to employ or retain a condominium managing agent to assist the Associaton in
managing the condominium project.

Inidal Condominium Managing Agenr: When the developer or the developer’s affiliate is the inirial condominium
managing agent, the management conmract 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 initdal condominium managing agent for this project, named on page five (5) of this reporr, is:

[ 1 notaffiliated with the Developer [ ] the Developer or the Deveioper's affiliate.
[X] seif-managed by the Associadon of Aparmment Owners [ ] other

3. Estdmare of Initiai Mainrenance Fees:

The Associadon will make assessments against your apartment to provide funds for the operation and maintenance

of the condominium project. If you are delinquent in paying the assessments, your apartment may be liened and
sold through a foreclosure proceeding. '

Initial mainrenance fees are difficuir to estmare and tend to increase as the condominium ages. Maintenance fees
may vary depending on the services provided.

Exhibit contains a schedule of estimated initial mainrenance fees and maintenance fee disbursements
(subjecrt to change).

C. Udlity Charyes for Aparrmenrs:

Each apartment will be billed separately for unlities excepr for the following checked utlities which are inciuded in
the maintenance fees:

[X] None (1 Electricity [ ] Gas [ ] Water

[ 1 Sewer [ ] Television Cable [ ] Other

17



V. MISCELLANEOUS
A. Sales Documenrs Filed With the Real Estate Commission:
Sales documents on file with the Real Estate Commission include but are nort limited to:

[ ] Notice to Owner Occupants

[X] Specimen Sales Contract Hawaii Association of Realtors' form of Deposit Receipt, Offer
Exhibit __E __ conrains a summary of the pertinent provisions of the sales contract. & Acceptance ("DRC

[X] Escrow Agreement dated__November 14, 1991
Exhibit D contains a summary of the pertinent provisions of the escrow agreement.

[ 1 Other

B. Buvers Right to Cancel Sales Contract

1. Rights Under the Condominium Property Act (Chaprer 514A. HRS):

Preliminary Report: Sales made by the developer are not binding on the prospective buyer. Sales made by the
deveioper may be binding on the developer unless the developer clearly states in the sales conrract thar sales

are not binding. A prospective buyer who canceis the sales contract is enttled to a refund of all moneys paid,
less any escrow cancellation fee up ro $250.00.

Suppiementarv Report to a Preliminary Reporr: Same as for Preliminary Reporrt.

Final Report or Supplementary Report to a Final Report: Sales made by the developer are binding if:

A) The Developer delivers to the buyer a copy of:

1) Either the Final Public Report OR the Supplementary Public Report which has superseded the Final
Public Report for which an effective date has been issued by the Real Estate Commission;

AND

ﬂny other public report issued by the deveioper prior to the date of delivery, if the report was not
previously delivered to the buyer and if the report has not been superseded:;

B) The buyer is given an opportuniry to read the report(s); AND

C) One of the following has occurred:
1) The buyer has signed a receipt for the report(s) and waived the right to cancel: or
2) Thirty (30) days have passed from the time the report(s) were delivered to the buyer; or

3) The aparmment is conveyed to the buyver within 30 days from the date the reporr(s) were delivered to
the buyer.

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

A) There is a material change in the project which directly, substandally, and adverseiy affects (1) the use or

value of the buyer's apartment or its limited common elements; or (2) the amenites available for buyer's
use; AND

B) The buyer has not waived the right to rescind.

If the buyer rescinds a binding saies contract because there has been a material change, the buyer is entded to
a full and prompt refund of any moneys the buyer paid.
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2. Rights Under the Sales Contract: Before signing the saies contract, prospective bu?ers shouid ask to see and

carefuily review all documents reiating to the project. If these documents are not in final form, the buyer
should ask to see the most recent draft. These include but are not limited to the:

A) Condominjum Public Reports issued by the developer which have been given an effective date by the
Hawaii Real Estate Commission.

B) Declaraton of Condominium Property Regime.

C) Bylaws of the Association of Apartment Owners.

D) House Rules.

E) Condominium Map.

F) Escrow Agreement. o

G) Hawaii's Condominium Property Act (Chapter S14A, HRS, as amended) and Hawaii Administrative Rules,

(Chapter 16-107, adopted by the Real Estate Commission, as amended).
H) Other

Copies of the condominium and sales documents and amendments made by the deveioper are available for review
through the deveioper and are on file at the Department of Commerce and Consumer Affairs. Reprints of Hawaii's
Condominium Property Act (Chapter S14A, HRS) and Hawaii Adminiswatve Rules, Chapter 16-107, are available at
the Cashier's Office, Deparunent of Commerce and Consumer Affairs, 1010 Richards Street, 3rd Floor, Honoiulu,
Hawaii. mailing address: P. O. Box 541, Honolulu, HI 96809, at a nominal cost.

‘This Public Report is a part of Regisration No. __ 2884  filed with the Real Estate Commission on May 24, 187

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

[ 1 yelilow paper stock [ X] whire paper stock [ 1 pink paper stock
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C. Additionai In_formau‘on Not Covered Above

Pursuant to Sections 16-99-3(g) and 16-99-11(d), Hawaii
Administrative Rules ("HAR"), prospective purchasers are hereby
advised that one of the Developer/Owners, Thomas M. O'Leary (RS-
45913), 1is a current and active Hawaii-licensed real estate
salesperson associated with Coast Properties, Ltd., the project
broker. Further, pursuant to Section 16-99-11(c), HAR, "(n)o licensee
shall advertise 'For Sale by Owner, . oot
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D. The developer hereby certifies that all the informaton contained in this Report and the Exhibits attached to this
Report and all documents to be furnished by the developer to buyers concerning the project have been reviewed by
the developer and are, to the best of the deveiopers knowiedge, information and belief, true, correct and compiete.

Thomas M. O'Leary and Lisa M.L. O'Leary
Name of Developer

By: v o —hn 59[75(“7 LDec 29 /973
Duly Authorized Signatory

Date

Thoans M. O'Leary- Dere/o0PER

print name & title of/person signing above

Distribution:

Department of Finance,_County of Hawai::L
Planning Departmenr,___County of Hawaii
Federai Housing Adminiswauon
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EXHIBIT "A"

COMMON ELEMENTE

One freehold estate is hereby designated of all the remaining

portivons of the Project, herein referred to as "common elements",

inciuding =speclifically, but not limited to:

{a; The land in fee simple:

'b) The commen driveway, of approximately 2,360 sqguare feet, as
shown and . designated on the Condominium Map; ‘

fcy  All ducts, electrical equipment, wiring and other central
and appurtenant instzllations for common services, if any,
including power, light, sewage, irrigation and telephone;

2} Any and all cther elements and facilities raticnally in
CommoTn use cr neceszary to the existence, upkeep and cafety

ur Lhe project

Tre common 2lements zhall vemain undivided, and no right shall

2xiszt to partition or divide any part thereof, =xcept as provided

in the _unuomlpl um Property Act. Any such partttion or division
zhall be subiect to the rricr ceonsent thereto by the 1ol‘er(s) of
a1l mortgage(s) of any condominium unit{s) which ares filed of
record.
CTOMMON NTS
rtz of commen elementb, herein referred to as
common elementz", are hereby deblgnated and set aside
-xclusive use of one or more units, and such unit(z)
Aappurtenant thereto exclusive easementsz for the use of
wobed common clements. The limited common elements zo set
sezerved are as follows:

ta;  Thatbt certain land area upon and zround which "Unit 1" iz
~ocated, chown and designated con the Condominium Map as
"Limited Common Element Unit 1", and being approximately
11,340 sguc feet, s deemed a limited common eleament
appurtenan and tor the exclusive use of "Unit 1",

() That certain land area upon and around which "Unit 2" is
located, : and designated on the Condominium Map as
"Limited Common Element Unit 2" and being approximately
5,900 sguare feet, is deemed a limited common element
appuztenant to and for the exclusive use of "Unit 2".

NOTE:LAND AREAS HEREIN DESCRIBED ARE NOT LEGALLY SUBDIVIDED LOTS.

All cost ¢f every kind pertaining to the aforesaid limited common

2lements, including, but not limited to , costs of landscaping,

maintenance, repair, replacement and improvement, =hall be borne
30lely by the owner cof the unit to which caid limited common
elements are appurtenant.



EXHIBIT "B"

Encumbrances Against Title

Any and all Real Property Taxes that may be due and owing.
Tax Key: 6-4-020-041 (3)

Refer to the Director of Finance, County of Hawaii, for
further information. :

The terms and provisions, including the failure to comply with
any covenants, conditions and reservations, contained in DEED
dated June 15, 1964 , recorded in Liber 4771 at page 4.

GCRANT

TO : HAWAIIAN ELECTRIC COMPANY, INC and CTE
HAWAIIAN TELEPHONE COMPANY INCORPORATED

DATED : November 25, 1980

RECORDED : Liber 15310 Page 390

CRANTING : an easement for utility purposes

MORTGAGE

MORTGCAGOR : STEPHEN G. DOUGHTY and MARGARETHA DOUGHTY,
husband and wife

MUORTGCAGEE : SHEARSON/AMERICAN EXPRESS MORTGAGE CORPORATION,
a Delaware corporation, now known as SHEARSON
LEHMAN MORTGCACE CORPORATION, a Delaware
corporation.

DATED : May 9. 1983

RECORDED : Liber 17040 Page 445

AMOUNT : $114,000.00

MORTGAGE

MORTGAGOR : THOMAS MICHAEL O'LEARY and LISA MEI LUN O'LEARY,
husband and wife.

MORTGAGEE : PIONEER FEDERAL SAVINGS BANK, a federal savings
bank

DATED : February 6, 1991

RECORDED : Document No. 91-018618

AMOUNT : $130.000.00



EXHIBIT "B"

6. The terms and provisions, including the failure to comply with
any covenants, conditions and reservations contained in the
Declaration of Condominium Property Regime dated July 9, 1991,
recorded in the Burean of Conveyances of the State of Hawaiil as
Document No. 91-129242, as the same may hereafter be amended in
accordance with law or with said Declaration. {(Project covered by
Condominium Map No. 1557) Said Declaration was amended by
instrument dated February 18,1993, recorded as Document No. 93—
042437.

7. The terms and provisions, including the failure to comply with
any covenants, conditions and reservations contained in the By-
laws of Lhe Association of Apartment Owners of the Condominium
Project known as "PU'UKAPU MEADOWS" dated July 9, 1991, recorded
in the Bureau of Conveyances of the State of Hawail as Document
No. 91-129243, as the same may hereafter be amended.

End of Exhibit "B"



EXHIBIT C

DISCLCBSURE ABSTRACT

DPutukapu Mcadows
Condominium Project

Pursuant to Section 5i14A-61, Hawalil Revised Statutes
~ondominium Froperty Act '

Jeveloper Project Manager
Tromaz M. & Lizs M.L. Z'Leary Project to be self-
L. Zox 1351 nanaged
Lamue_a, Hawall ~6874C

Tztimacted Malntsnance Fee Asseszments and Disbursements
MAINTENANCE FEES: The regular malntﬂ nance and repair of each
condominium unit , including all uvutility charges iz the szole
responoibility ¢t each respective unlt owner.

INDIVIDUAL INSURANCE: Section 514A-86, Hawall Revised sStatutes,
reguires that fire insurance be purchsased to cover the
improvements portion of the Proiject. The Developer anticipates
that the Assocliation will =lect to obtain separate policles for
sach individual condominium unit, pursuant to Section XIV {(c) of
“he Leclzration. As such, the gremiums on zzid policies will be
“he lndividual responsibillby oI each uniif owner rather than
~ommon =xpenses of the Project. Leveloper estimates that the
1nn;al nremium uxpence for Unit 1 will be approximately $£500.C0
and for Unit 2 approximately $350.00. Teveloper certiflies that
these estimates have been prepared in accordancs with generally
accepted zccounting principles.

Curchacers czhould be aware that both condominium unitc of the
Project are comprised of exlisting structures. 5aid buildings have
anavoidably undergone certain amount of "wear and tear"
commensurate with the ge. Accoxdingly, purchasers chould not

WARRANTIES FOR THE FITNESS OF USE, MERCHANTABILITY, OR ANY OTHER
ZIND ARE MADE AZ TO THE INDIVIDUAL CONDOMINIUM UNITS, OR THE
COMMON ELEMENTS OF THE PROJECT. PURCHASERS ARE ADVISED TO CONDUCT
THEIR OWN INSPECTION OF THE DNIT THEY DESIRE TO BUY. THE UNITS
ARE 3QLD "AS 1I3".

a

zxpect the unit they ize tc be in "like-new" condition. NO
c
T



EXHIBIT "C"

-
~E
[

Condominium Unitc

Eoth unitszs of the Project may be occupied and used for
recsidential and/oxr agricultural purposes and such other purposes
as permitted oy applicable zoning ordinances.
ttructural Tomponentz and Mechanical & Electrical Installations
Zased on a report prepared by an independent registered
architect, 1t is the Developer'z opinion that all structural
compenents and mechanical and electrical installatlions materlal
Lot ze and ment of the individual “ondom1n11m units
spe o e sound and in satizfactory working condition.

sr, U0 REPRESIZNTATIONS ©F ANY FIND ARE MADE AS TO TUE

TED USEFUL LIFE , IF ANY , OF THE STRUCTURAL COMPONENTS AND
MECHANICAL AND ELECTRICAL INSTALLATIONS MATERIAL TO THE USE AND
ENJCYMENT <F THE CONDOMINIUM UNIT(S).
Tode Viclations
To The best £ the Xnowledge, Lnformatlicn and bellef of Lhe
ndersigned, there asre no outstanding notices of uncured
7iolationc of the tullding code or other municipal regulations of
the Tounty of Hawall.

ﬁ/?tccuy

C;?%Lz((Z{\{%( dg

Zéﬁl@ b X ((Hea gaod
Lias M. T.. O'leary, eavp"nmp/

End of EXHIBIT "C"

nate: Yilee 3 p /C/'?ﬁ/
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Date:




EXHIBIT ''D"

Summarv of Escrow Agreement

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:

(ay

(b)
(c)

(d>

Escrow will let purchasers know when rayments are due,

Escrow will arrange for purchasers to sign all
necessary documents.,

The Escrow Agreement zays under what conditions a
refund will be made to the purchaser.

The Escrow Agreement says what will happen to a
purchaser’s funds upon a default under the Sales
Contract,

The Escrow Agreement contains wvarious other provisions and
establishes certain charges with which the purchaser should become
acquainted.

EXHIBIT “D"



EXHIBIT "g"

SUMMARY OF PERTINENT PROVISIONS OF THE SALES CONTRACT

The Seller intends to use the Hawaii Association of Realtors'
form of Deposit Receipt, Offer and Acceptance ("DROA") as the sales
contract for the sale of apartments in the Project. The sales
contract contains the purchase price, description and location of
the apartment and other terms and conditions under which a Buyer
will agree to buy an apartment.

Among other things, the sales contract:

1. Provides a section for financing to be completed and
agreed to by the parties which will set forth how Buyer will pay
the purchase price.

2. Identifies the escrow agent and states that Buyer's
deposit will be held in escrow until the sales contract is closed
or cancelled.

3. Requires that Buyer must close the purchase at a certain
date and pay closing costs, in addtion to the purchase price.

4. Provides the following remedies, in the event of default
under the sales contract:

by DBuyers:
a. Seller may bring an action against Buyer for
breach of contract; '
b. Seller may retain Buyer's initial deposit;
c. Buyer shall be responsible for expenses
incurred.
by Seller:
a. Buyer may bring an action against Seller for
breach of contract;
b. Buyer may bring an action compelling Seller to
perform under contract;
c. Seller shall be responsible for expenses
incurred.

Any awards to the prevailing party in any action are
subordinate to escrow's expenses.

5. Allocation of payment of closing costs.

The sales contract contains various other provisions which
Buyer should become acquainted with.



