CONDOMINIUM PUBLIC REPORT

Prepared &
Issued by: Developer Obayashi Hawaii Corporation

Address 725 Kapiolani Blvd., 4th Floor, Homolulu, HI 96813

Project Name(*): Lapa'olu, Aiea Heights

Address: 99-1307 Aiea Heights Drive, Aiea, HI 96701
Registration No. 3312 Effective date: Mav 8. 1995
Expiradon date: _Jupne 8, 1996
Preparaton of this Report:

This report has been prepared by the Deveioper pursuant to the Condominium Property Act, Chapter S14A, Hawaii

Revised Starutes, as amended. This report is not valid uniess the Hawaii Real Estate Commission has issued a
registraton number and effective date for the report.

This report has not been prepared or issued by the Real Estate Commission or any other government agency. Neither

the Commission nor any other government agency has judged or approved the merits or value, if any, of the project or of
purchasing an aparument in the project.

Buyers are encouraged to read this report carefully, and to seek professional advice before signing a saies contract for the
purcnase of an aparunent in the project.

Expiraton Date of Reports. Preliminary Public Reports and Final Public Reports automadcally expire thirteen (13)

months from the effective date uniess a Suppiementary Public Report is issued or uniess the Commission issues an order,
a copy of which is attached to this report, extending the effective date for the report.

Excepton: The Real Esrate Commission may issue an order, a copy of which shall be attached to this report, that the
final public report for a two avarument condominium proiect shall have no expiradon date.

Iype of Report:

X PRELIMINARY: The deveioper may not as yet have created the condominium but has filed with the Real
(yellow)

Estate Commission minimal informadon sufficient for a Preliminary Public Report. A Final
Public Report will be issued by the developer when complete informadon is filed.

FINAL: The deveioper has legally created a condominium and has filed complete information
(whire) with the Commission.

[ ] No prior reports have been issued.
{ 1 This report supersedes all prior public reports.
{ 1 This report must be read together with

___ SUPPLEMENTARY: This report updates informadon contained in the:
(pink) [ ] Preliminary Public Report dated:
{ ] Final Public Report dated:
[ ] Supplemenrary Public Report dated:

And’ Supersedes all prior public reports
Must be read rogether with
This report reacdvares the

public report(s) which expired on

ey
[P W iy W]

(*) Exactly as named in the Declaranon

FORM: RECC-30 2B86/986/189/1190/892



Disclosure Abstract: Separate Disclosure Abstract on this condominium projecr:

[ ] Required and atrached to this report

Summary of Changes from Eadier Public Reports:

This summary contains a general description of the ch. i
‘ an
report was issued. It is not necessarily all inclusive. Brers sapin e by the

earlier reports if they wish to know the specific chan

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

developer since the last public
Prospective buyers should compare this publi th th
ges that have been made. P TeporT with the

[ X] No prior reports have been issued by the developer.

[ 1 Changes made are as follows:

SPECIAL ATTENTION

This is a 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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‘Generai Informaton On Condominiums

. A f:ondomx'nium Is a special form of real property. To create a condominium in Hawaii, the requirements of the
Condominium Property Act, Chaprer 514A, Hawaii Revised Statutes. must be compiied with. In addido}x, certain

requirements and approvais of the County in which the project is located must be satisfied and obtained.

Some condominium projects are leasehold. This means that the iand or the buildin - i
. S are : g(s) and other im
are leased to the bu)‘rer. ’I‘hg l_ease for the land usually requires that at the end of the lease term, the lessees f::amnm?::
ownersnenapts) 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 improvements,

; including any improvem id
by the lessees; or (2) remove or dispose of the improvements ar the lessee’s expense. I..ea.sesg foryindjfridual :;amm paex:éor

often require that at the end of the lease term, the lessee deliver to the lessor the aparmment, including any
improvements placed in the apartment by the lessee. )

If you are a typical condominium apartment owner, you will have two kinds of ownershi bim i
L ; ’ : Q1
your individual aparmment; and (2) an undivided interest in the common elements. p: (1) ownership in

~ "Common elements” are the areas of the condominjum project other than the individual aparmments. They are
owned joindy by ail apartment owners and inciude the land, either in fee simpie or ieasehold, and those pars of the

buiiding or buildings intended for common use such as foundations. columns. roofs. halls. eievators, and the like Your
undivided interest in the common eiements cannot be separared from ownership of vour apartment'

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

certain aparuments. These common elements are cailed "limired common elements” and may include parking srails
panos. lanais, rash chutes, and the like. ’ )

You wiil be endtied to exclusive ownership and possession of your apartment. Condominium apartments may be
individuaily bought, sold, rented, mertgaged or encumbered, and may be disposed of by will, gift, or ou.eran'on of law.

Your aparmment will, however, be part of the group of apartments that comprise the condominium project.

Study the project's Declaraton. Bylaws. and House Rules. These documents contain important informagon on the use

and occupancy of apartments and the common elements as well as the ruies of conduct for owners, tenants. and guests
h ] ' -

Operadon of the Condominium Project

The Association of Aparument Owners is the endry through which aparmment owners may rake action with regard

to the adminisation, management, and operanon of the condominium project. Each apartment owner is automadcaily
a member of the Associadon. ; :

The Board of Dirgctors is the governing body of the Association. Unless vou serve as a board member or an
officer. or are on a committee appointed by the board, your partcipaton in the administraton and operaton of the
condominium project will in most cases be limited to your right to vote as an apartment owner. The Board of Directors
and officers can take cerrain actions withour the vote of the owners. For example, the board may hire and fire

empioyees. increase or decrease maintenance fees, borrow money for repair and improvements and ser a budget. Some
of these actons may significanty impact the apartment owners.

Undil there is a sufficient number of purchasers of aparmments to elect 2 majority of the Board of Directors. it is
likely thart the deveioper wiil effectively conrrol the affairs of the Associadon. It is fi‘equ‘endv necessary for the deveioper
to do so during the eariy stages of development and the developer may reserve certain special rights to do so in the
Deciaranon and Bylaws. Prospectve buyers should understand that it is imporrtant to all aparmment owners that the

transition of congol from the developer to the apartment owners be accomplished in an orderly manner and in a spirit of
cooperanon. )



Developer:

Real Estate
Broker:

Escrow:

General
Contractor:

Condominium
Managing
Agent:

Attorney for
Developer:

I. PERSONS CONNECTED WITH THE PROJECT

Obavashi Hawaii Corporation
Name .
725 Kapiolani Blvd., 4th Floor

Business Address
Honolulu, HI 96813

Phone:

593-0000

(Business)

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

Mitsuru Kawasaki (President/Treasurer); Al Itamoto (Vice President/
Secretary); Arne Abramson (Vice President): Kenichi Nakavama (Vice

President)

Marcus & Associates
Name

1045 Mapunapuna Street
Business Address
Honolulu, HI 96819

Security Title Corporation
Name

1200 Pacific Tower

Business Address

1001 Bishop Street
Honolulu, HI 96813

(not vet selected)
Name

Business Address

Cadmus Properties Corporation

Name
322 N. School Street

Business Address
Honolulu, HI 96813

Carol Y. Asai-Sato
Stephen K. C. Mau
Name
Rush Moore Craven Sutton Morry & Beh
Business Address
745 Fort Street, 20th Floor
Honolulu, HI 96813

Phone:

Phone:

(808) 839-7446
(Business)

(808) 521-9511
(Business)

Phone:

Phone

Phone

(Business)

. (808) 531-6847
(Business)

. (808) 521-0400
(Business)




II. 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 Declaraton 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 control the
rights and obligations of the aparmment 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 most 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 relatng to the condominium project.

The Declaration for this condominium is:
[X] Proposed

[ ] Recorded - Bureau of Conveyances: Document No.
Book Page
[ ] Filed - Land Court: Document No.

The Declaration referred to above has been amended by the following instruments (state name of document, date
and recording/filing informarion}:

B. Condominium Map (File Plan) shows the floor plan, elevation and layout of the condominium project. It also shows
the floor plan, location, apartment number, and dimensions of each apartment.

The Condominium Map for this condominijum project is:
[ X] Proposed
[ ] Recorded - Bureau of Conveyances Condo Map No.
[ ] Filed - Land Court Condo Map No.

The Condominium Map has been amended by the following instruments (state name of document, date and
recording/filing informadon}:

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 Apartment Owners is elected, the powers and

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

The Bylaws for this condominium are:
[X] Proposed

[ ] Recorded - Bureau of Conveyances: Document No.
Book Page
[ ] Filed - Land Cour: Document No.

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



D. House Rules. The Board of Directors may adopt House Rules to govern the use and operadon of the common
elements and limited common elements. House Rules may cover marters such as parking reguladons, hours of
operation for common facilities such as recreation areas, use of lanais and requirements for keeping pets. These

rules musr 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:

[ X] Proposed [ ] Adopted [ ] Developer does not plan to adopt House Rules

E. Changes to Condominium Documents

Changes to the Declaraton, 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 vore for or give written consent to
changes:
Minimum
Set by Law This Condominium
Declaration 75%* 757
(and Condo Map)
Bylaws 65% 657
majority vote of
House Rules - Board of Directors

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

2. Developer:

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

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

See Exhibit "B"



A

m. THE CONDOMINIUM PROJECT

Interest to be Conveved to Buyer:

[X]

(]

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

Leasehold or Subleasehold: Individual apartments and the common elements, which include the underlying
land will be leasenold.

Leases for the individual apartments and the underlying land usually require thar 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 will be calculated and a descripdon of the swrender clause provision(s).

Lease Term Expires:

Rent Renegotiation Date(s):

Lease Rent Payable: [ ] Monthly [ ] Quarterly
[ ] Semi-Annually [ ] Annually
Exhibirt contains a schedule of the lease rent for each apartmentper [ I Month [ ] Year

For Subleaseholds:

[ 1 Buyer's sublease may be canceled if the master lease between the sublessor and fee owner is:
[ ] Canceled [ 1 Foreclosed

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

Individual Apartments in Fee Simple: Common I[nterest in the Underlying Land in Leasehold or Subleasenold:

Leases for the underiying Jand usually require that 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 improvements at the lessee’s expense; or (2) convey the
building(s) and improvements to the lessor, often at a specified price.

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):

Lease Rent Payable: [ ] Monthly [ ] Quarrerly
[ ] Semi-Annually [ ] Annually
Exhibit contains a schedule of the lease rent for each apartmentper [ ] Month [ ] Year

8



[ 1 Other:

IMPORTANT INFORMATION ON LEASEHOLD CONDOMINIUM PROJECTS

The informaton 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 attorney.

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 aparment for
the time stated in the lease agreement. The buyer will not acquire outright or absolute fee simple ownership of the land.
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 ar specific amounts for fixed periods of time, and are then subject to renegotation. Renegotation 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 significanty. At the end of the lease, the aparmment owners may have to

surrender the apartments, the improvements and the land back to the lessor without any compensadon (surrender
clause).

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

similar to that of a deed. The legal and practical 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 simple owner of
the land in order to develop the project. The developer may have then entered into a sublease or a new lease of the land
with the lessee (apartment owner). The developer may lease the improvements to the apartment owner by way of an

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

B. Underlying Land:

Address: 99-1307 Aiea Heights Drive Tax Map Key: (1) 9-9-7-2
Aiea, Hawaii 96701 (TMK)

[ ] Address [ ] TMK s expected to change because

Land Area: 538,838 [ X] square feer [

] acre(s) Zoning:__ K10




Lessor
(Fee Owner): _Obayashi Hawaii Corporation
Name
725 Kapiolani Blvd., 4th Floor
Address
Honolulu, HI 96813

Sublessor:

Name

Address

C. Buildings and Other Improvements:

1. [ X] New Building(s) [ ] Conversion of Existing Building(s) [ ] Both New Building(s) and Conversion

2.  Number of Buildings: 50 Floors Per Building _ 2 or 3
[ X] Exhibit _"A" contains further explanatons.

3.  Principal Construction Material:
(X1 Concrete [ 1 Hollow Tile [ X] Wood

{ X] Other___Glass

4, Permirtted Uses bv Zoning:

No. of Use Permitted No. of Use Determined

Apts. _ _By Zoning Apts. _ Bv Zoning

[x] Residendal 50 [ Yes (JNo [ ] Ohana __ [1Yes []No
[ ] Commercial — [1Yes [INo [ ] Indusmial — [1Yes []No
[ ] MixRes/Comm ____ []Yes [JNo [ ] Agricultural — [1Yes []1No
[ ] Hotel — [1Yes [INo [ ] Recreatonal — [1Yes []No
[ ] Timeshare [1Yes [JNo [ ] Other [1Yes [1No

Is/Are this/these use(s) specifically permirted by the projects Declaration or Bylaws?
{X] Yes { ] No

10



Special Use Restrictions:

The Declaration and Bylaws may contain restricdons on the use and occupancy of the apartments. Resticdons
for this condominium project include bur are not limired to:

[ X] Pets:_Permitted with restrictions, among other things, number.

[ ] Number of Cccupants:

[ ] Other:

{ 1 There are no special use restrictions.

Interior (fill in appropriate numbers):

Elevarors: 0 Stairways: 0 Trash Chures: 0

Apt. Net

Type Quanrtity BR/Bath Living Area (sN* Lanai/Patio (sD** Carage
1 12 3/2.5 1,530 - - 460

2 13 3/2,5 _1.806 64 348
2A 2 3/2.5 1.644 64 L46
2B 1 3/2.5 1,806 64 348

3 3 3/2.5 1,546 67 386

-see page lla
Total Aparunents: 5

*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.

**T,anais are optional.

Boundaries of Each Apartment:

Each apartment shall consist of the entire residential detached home. The
boundaries of each apartment consists of the extericr surfaces of the perimeter walls, roofs and
eaves and the bottom surfaces of the foundations, floors and/or foeotings of each apartment, as
applicable and ircluding lanais, gutters, downspcuts, railings ard exterior stairways, if any,
attached to and a part of the home. The apartments shall include all walls and conduits and
other utility and service lines contained within said walls and which are utilized exclusively

and serve only each apartment; and all floors, ceilings, roofs, stairways, doors, door frames,
windows and window frames.

Permirted Alteratons te Apartuments:

See Exhibit "C"
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©. Interior (continued)
Apt. Net Lanai/
Type | Quantity | BR/Bath |Living Area(sf)* | Patic (sf) Garage
3A 1 3/2.5 1,500 67 409
4 8 3/2.5 1,484 - 424
4A 5 3/2.5 1,446 - 408
5 5 3/2.5 1,646 - 378
-lla-

F:\WPDATA\CSO\OBAYASHI\CPR.11A




10.

Parking Stalls:

Total Parking Stalls:__13%*

Regular Compact Tandem
covered _open covered _open covered open TOTAL
*each apartment will have an attached two-car garage.
Assigned
(for each
uin 0 0 0 0 13
Guest 0 13
Unassigned 0 0 0 0 0 0 0
Extra for Q 0 0 0 0 0 _______U
Purchase
Other: 0 0 0 0 0 0 ___0____
Total
Covered & Open __13 0 0

Each aparument will have the exclusive use of the attached garage.
Buyers are encouraged to find out which stall(s) will be available for their use.

[ ] Commercial parking garage permitted in condominium project.

[ ] Exhibit contains addidonal information on parking stalls for this condominium project.

Recreational and Other Common Facilites:
{ 1 There are no recreatonal or common faciliges.
{ ] Swimming pool [ ] Storage Area [ ] Recreation Area

[ ] Laundry Area { ] Tennis Court [ ] Trash Chute

[ X] Other:__Private Park, open pavilion, tot lot

Compliance With Building Code and Municipal Reguiarions; Cost to Cure Violations

[X] There are no vicladons. [ ] Vicladons will not be cured.

[ ] Violatons and cost to cure are listed below. [ ] Violadons will be cured by,

Condition and Expecred Useful Life of Strucrural Components, Mechanical, and Elecrrical Instailations
(For conversions of residendal aparunents in existence for at least five years):

N/A

12



11.

Conformance to Present Zoning Code

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

[ ] Variance(s) to zoning code was/were granted as follows:
The property is subject to the Report, Conclusions and Decision and

Order dated July 3, 1993, issued by the Department of Land Utilization,

City and County of Honolulu, a copy of which is attached as Exhibit
"J".

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

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

Conforming Non-Conforming legal
Uses X
Strucrtures X
Lot X

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

Limitatons may inciude restrictions on extending, enlarging, or contnuing the non-conformiry, and restrictions

on altering and repairing sgucrures. In some cases, a non-conforming structure that is destroved or damaged
cannot be reconstructed.

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

D. Common Elements, Limited Common Elements, Common Interest

1.

Common Elements: Common Elements are those parts of the condominium project other than the individual
aparmments. Although the common elements are owned jointly by all aparmment owners, those portions of the
common elements which are designated as limited common eiements (see paragraph 2 below) may be used

oniy by those apartments to which they are assigned. The common elements for this project, zs described in
the Declaradon, are:

(X] described in Exhibic D" |

[ ] as follows:

13



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

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

[ X1 The limited common elements and the aparments which use them, as described in the Declaraton, are:
[ X] described in Exhibic _"E"

[ ] as follows:

3. Common Interest: Each apartment will have an undivided fractonal interest in all of the common elements.
This interest is called the "common interest.” It is used to determine each aparmment’s share of the
maintenance fees and other common profits and expenses of the condominium project. It may also be used for

other purposes, including voting on matters requiring action by aparunent owners. The common interests for
the apartments in this project, as described in the Declaration, are:

{ 1 described in Exhibit

[ X] as follows: Each of the fifty (50) units will have an undivided 2.0 percentage
interest in all of the common elements.

E. Encumbrances Against Tile: An encumbrance is a claim against or a liability on the property or a document

affecting the title or use of the property. Encumbrances may have an adverse effect on the property or your
purchase and ownership of an apartment in the project.

Exhibit "F'"  describes the encumbrances against the title contained in the title report dated March 20, 1995
and issued by__Security Title Corporation

14



Blanket Liens:

A blanket lien is an encumbrance (such as a mortgage) on the entire condominium project that secures some type of
monetary debt (such as a loan) or other obligation. A blanket lien is usually released on an aparunent-by-aparunent

basis upon payment of specified sums so that individual aparmments can be conveyed to buyers free and clear of the
lien. :

(X ] There are no blanket liens affecting title to the individual apartments.

{ ] There are blanket liens which may affect ttle to the individual aparments.

Blanket liens (except for improvement district or udiity 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
foreclosed prior to conveying the apartment to buyer.

Effect on Buyer's Interest and Deposit if Developer Defaults
Tvpe of Lien or Lien is Foreclosed Prior ro Convevance

Warranties for individual aparuments and the common elements, including the beginning and ending dates for each
warranry, are as follows:

1.  Building and Other Improvements:

The Developer will give to each buyer a full and complete warranty of title to the
particular apartment in the Apartment Deed. Other than that, the Developer ill make
no warranties, expressed or implied, about any apartment, the project or anvthing
installed or contained in them. This includes, but is not limited to, warrenties of
merchantability, habitability, workmanlike construction, fitness for a particular use
or purpose or for sufficiency of design. The Developer will assign to the buvers

any and all warranties given to the Developer by the contractor constructing the
improvements and any manufacturer's and dealer's warranties covering any furnishings,
fixtures or appliances. The Developer is not adopting any such warranties or acting
as a co-warrantor, but simply attempting to pass through to the buyers the benefit of

2.  Appliances: any such warranties.

See Section F.1l above.
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G. Status of Construction and Estimated Completion Date:

Site work is scheduled to begin in February/March 1995 with
construction scheduled to be completed within 12 months.

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

Summary of Developer's plans or right to perform for future development (such as additions, mergers or phasing):

16



IV. CONDOMINIUM MANAGEMENT

A. 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 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 Agent: When the developer or the developer’s affiliate is the initial condominium

managing agent, the management contract must have a term of one year or less and the parties must be able to
terminate the contract on notice of 60 days or less.

The initial condominium managing agent for this project, named on page five (5) of this report, is:

[X] not affiliated with the Developer [ ] the Developer or the Developer's affiliate.
[ 1 self-managed by the Association of Apartment Owners [ ] other

B. Estimare of Inidal Maintenance Fees:

The Association 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 maintenance fees are difficult to esdmare and tend to increase as the condo

minium ages. Maintenance fees
may vary depending on the services provided.

Exhibit _""G"" conrains a schedule of estimated initial maintenance fees and maintenance fee cisbursements
(subject to change).

C. Udlity Charyes for Apartments:

Each aparumnent will be billed separately for utilities excepr for the following checked utilities which are included in
the maintenance fees:

[ ] None [X] Electricity [ ] Gas [ ] Water
(common areas only)
[ ] Sewer [ ] Television Cable [ ] Other

17



V. MISCELLANEOUS

A. Sales Documents Filed With the Real Estate Commission:

B.

Sales documents on file with the Real Estate Commission include but are nort limited to:

[ X] Notice to Owner Occupants

[x]

Specimen Sales Conmract

Exhibit _"H"

conrtains a summary of the pertinent provisions of the sales contract.

[ X] Escrow Agreement dated_February 16, 1995

Exhibit __"I"

contains a summary of the pertinent provisions of the escrow agreement.

{ ] Other

Buyer's Right to Cancel Sales Contractz

1.

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

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 conmract that sales

are not binding. A prospective buyer who cancels the sales contract is enttled 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 or Supplementary Report to a Final Report: Sales made by the developer are binding if:

A)

B)
&)

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

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

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

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 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:

A)

B)

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

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

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 enttled to
a full and prompt refund of any moneys the buyer paid.

18



Rights Under the Sales Contract: Before signing the sales contract, prospective buyers should ask to see and
carefully review all documents relating to the project. If these documents are not in final form, the buyer
should ask to see the most recent draft. These include burt are nort limited to the:

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

B) Declaration of Condominium Property Regime.

C) Bylaws of the Associaden of Aparmment Owners.

D) House Rules.

E) Condominium Map.

F) Escrow Agreement.

G) Hawaii's Condominium Property Act (Chapter 514A, 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 developer are available for review
through the developer and are on file at the Department of Commerce and Consumer Affairs. Reprints of Hawaii’s
Condominium Property Act (Chapter 514A, HRS) and Hawaii Administrative Rules, Chapter 16-107, are available at
the Cashier's Office, Department of Commerce and Consumer Affairs, 1010 Richards Street, 3rd Floor, Honolulu.
Hawaii, maiiing address: P. O. Box 541, Honoiulu, HI 96809, at a nominal cost.

This Public Report is a part of Registration No. 3312 filed with the Real Estate Commissionon { * -

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

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

1s



C. Additonal Information Not Covered Above
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D. The developer hereby certifies that all the information 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 developer's knowledge, information and belief, true, correct and complete.

Obayashi,Ha,w"a*i\; Corporation

/\ / Name of Developer
\ ]

/

B .

[

“Duly Adthorized Signarory

Z/W[‘%;/v

Date

Arne Abramson, Vice President
print name & title of person signing above

Distribution:

Department of Finance, ___City & Countv of Honolulu

Planning Deparunent,__Citv & County of Honolulu
Federal Housing Adminismration
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EXHIBIT "A"

Apt. Apt. Apartment Lanai Garage
No. Model Floor Area Floor Area Floor Area
1 1 1,530 0 460
2 1 1,530 0 460
3 2 1,806 64 348
4 2 1,806 64 348
5 2B 1,806 64 348
6 2 1,806 64 348
7 2 1,806 64 348
8 1 1,530 0 460
9 2 1,806 64 348
10 4A 1,446 0 408
11 5 1,646 0 378
12 5 1,646 0 378
13 2A 1,644 64 446
14 2A 1,644 64 446
15 4A 1,446 0 408
16 4A 1,446 0 408
17 2 1,806 64 348
18 2 1,806 64 348
19 3 1,546 67 386
20 4A 1,446 0 ' 348
21 4 1,484 0 424
22 4 1,484 0 424
23 5 1,646 0 378
24 5 1,646 0 378

25 4A 1,446 0 408
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Apt. Apt. Apartment Lanai Garage
No. Model Floor Area Floor Area Floor Area

26 4 1,484 0 424
27 4 1,484 0 424
28 3 1,546 67 386
29 4 1,484 0 424
30 4 1,484 0 424
31 2 1,806 64 348
32 3A 1,500 67 409
33 5 1,646 0 378
34 4 1,484 0 424
35 4 1,484 0 424
36 3 1,546 67 386
37 1 1,530 0 460
38 1 1,530 0 460
39 1 1,530 0 460
40 1 1,530 0 460
41 1 1,530 0 460
42 2 1,806 64 348
43 2 1,806 64 348
44 1 1,530 0 460
45 2 1,806 64 348
46 2 1,806 64 348
47 1 1,530 0 460
48 2 1,806 64 348
49 1 1,530 0 460
50 1 1,530 0 460

END OF EXHIBIT "A"
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EXHIBIT "B"

DEVELOPER’S RESERVED RIGHTS

1. RESERVED RIGHT TO FILE AS-BUILT CERTIFICATE

Notwithstanding any other provision in the Declaration
to the contrary, the Developer reserves and shall have the right
to amend the Declaration without the consent or joinder of the
persons then owning or leasing the apartments or their mortgagees
by filing an amendment to the Declaration pursuant to the
provisions of section 514A-12, Hawail Revised Statutes, as
amended, after completion of construction of the buildings of the
Project by attaching to such amendment a verified statement of a
registered architect or professional engineer certifying that the
final plans theretofore filed or being filed simultaneously with
such amendment fully and accurately depict the layout, location,
apartment numbers and dimensions of the apartments as built and
to reflect the dimensions of any lanais actually built and a part
of the apartments.

END OF EXHIBIT "B"
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EXHIBIT "C*

PERMITTED ALTERATIONS TO APARTMENTS

1. Except as otherwise provided by the Fair Housing
Act, 42 U.S.C. §3601, et seq., as amended by the Fair Housing
Amendments Act of 1988, and Chapter 515, Hawaii Revised Statutes,
and the rules and regulations promulgated thereunder, as the same
may be amended from time to time in the future, restoration or
replacement of the Project or any building or other structure
thereof or construction of any additional building or other
structure or structural alteration or addition thereto, different
in any material respect from the Condominium Map, shall be
undertaken by the Association of Apartment Owners or any
apartment owners only pursuant to an amendment of the Declaration
of Condominium Property Regime (the "Declaration"), duly executed
by or pursuant to a vote of at least seventy-five percent (75%)
of the apartment owners and in accordance with complete plans and
specifications therefor first approved in writing by the Board of
Directors, and promptly upon completion of such restoration,
replacement, construction, alteration or addition the Association
of Apartment Owners shall duly record or file of record such
amendment together with a complete set of floor plans of the
Project as so altered, certified as built by a registered
architect or professional engineer. Notwithstanding the
foregoing, any alterations or additions within an apartment or
within a limited common element appurtenant to and for the
exclusive use of an apartment, or of certain apartments, shall
require only the written approval thereof, including the
apartment owner'’'s plans therefor, by the institutional holders of
mortgages covering such apartment (if the mortgagees require such
approval), the Board of Directors, and all other apartment owners
thereby directly affected (as determined by the Board of
Directors), and such alterations or additions may be undertaken
without an amendment to the Declaration or filing of a complete
set of floor plans of the Project as so altered.

2. Non-material additions to the common elements,
including, without limitation, the installation of solar energy
devices as defined by Section 468B-1, Hawaii Revised Statutes, as
amended, shall require approval only by the Board of Directors
and by sixty-five percent (65%) of the apartment owners, together
with the consent of all other apartment owners thereby directly
affected (as determined by the Board of Directors). For so long
as a statutory definition of "non-material structural additions
to the common elements" shall be prescribed by Section 514A-89,
Hawaii Revised Statutes, as amended, as it may be amended from
time to time or by any substitute or successor statute, said
statutory definition shall be applied in interpreting the
foregoing sentence.



3. Except as provided by law, the common interest and
easements appurtenant to each apartment shall have a permanent
character, shall not be altered without the consent of all owners
of apartments affected thereby as expressed in a duly recorded
amendment to the Declaration, which amendment shall contain the
consent thereto by the institutional holders of mortgages on such
apartments, as shown in the Association of Apartment Owners’
record of ownership or who have given the Board of Directors
notice of their interest through the Secretary of the Association
of Apartment Owners or the Managing Agent. The common interest
shall not be separated from the apartment to which it appertains
and shall be deemed to be conveyed or encumbered with such
apartment even though not expressly mentioned or described in the
conveyance or other instrument. The common elements shall remain
undivided, and no right shall exist to partition or divide any
part thereof or the apartments except as provided by the
Condominium Property Act; and, without limiting the provisions of
Section 514A-21(a) of the Hawaii Revised Statutes, as amended,
any such partition or division shall be subject to the prior
written consent thereto by the institutional holders of
mortgages, filed of record, covering the apartments.

END OF EXHIBIT "C"
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EXHIBIT "D"

COMMON ELEMENTS

The common elements of the project include the
following:

1. The Land in fee simple;

2. All yards, grounds, landscaping and fences or
walls, if any;

3. All roads, aprons and parking areas (excluding the
garages attached to the apartments);

4. The retaining walls and fences originally
installed by the De