CONDOMINIUM PUBLIC REPORT

Prepared &
issued by: Developer Roval Xolea Cove, Inc.
Address ¢/o JGL Enterprises, Inc. 000 Fort Street, Suite 1560, Homolulu, AL 96813

Project Name(*): _Xolea Cove at Pearl Harbor (Phase TI)
Address: c/o JGL Enterprises, INC. g0Q Fort Street, Suite 1560, yonoiulu, HI 96813

Regisraten No. 4087 Zffecuive date: January 13, 1999
£xpiraton date: _February 13, 2000

Pranararion of this Report:

This report has been prepared bv the Deveioper pursuant to the Condominium Property Act, Chaoter S14A, Hawaii
Qevised Starures. as amended. TAais report is not valid uniess tne Hawaii Real Estate Commission has issued a
registration number and effective date [or (e report.

This report has not been prepared or issued Dy the Real Estate Commuission or any otner government agency. Neither
the Commission nor anv other government agency nas judged or approved the merits or vaiue, if any, of the project or of
purchasing an apargment il the project

3uvers are encouraged to read tiis report carefully, and to seek professional advice before signing a saies conmract for the
purchase of an aparcnent in the project.

Sxpiration Date of Reports. Preiiminary Public Reports and Final Public Reports automaticaily expire thirteen (13)
montis rom the effective date uniess a Suppiementary Public Report is issued or uniess the Commission issues an order,
a copy of which is artached to this report, extencing (e effective date for the report.

) ~2otion: The Real Estate Commission may issue an order. a copy of which shall be atached to this report, that the

X PRELIMINARY: The deveioper may nor as ver nave created the condominium but has filed with the Real
(yeilaw] Zstate Comumission minimal informatoen sufficienc for a Preliminary Public Report. A
Final Public Report will be issued bv the deveioper when compiete informarion is flied.
FINAL: The deveianer nas iegally creared a candaminium and has filed complere informartion
(white) with Cie Comurnission.

No prior reports have been issued.
Tais report supersedes ail prior public reports.
{ . This report must be read together with

ey ey

SUPPLEMENTARY: Tais report updates information contained in the:
{pink) { ] rreliminary Public Report dated:

Final Public Report dared:
Suppiementary Public Report dated:
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Supersedes all prier public reports.
Must De read together with
Tals report reactivates the
supiic report(s) which expired on
(*) Exacuy as named in the Declaration
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Disclosure Abstract: Separate Disclosure Abstract on this condominium project:

/

(] Required and attached to this report (X ] Not Required - Disclosures covered in this repor.

Summary of Changes from Eariier Public Reports:

This summary contains a general description of the changes, if any, made by the developer since the last public
report was issued. It is not necessaniy all inciusive. Prospective buvers should compare this public report with the
eariter reports if they wish to know the specific changes that have been made.

& ] No prior reports have been issued by the deveioper,

(

] Changes made are as follows:

SPECIAL ATTENTION

This is « CONDOMINIUM PROJECT, not a subdivison. It does not involve the sale of
individual subdivided lots. 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.

1. 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 applicablc County codes,
ordinances and subdivision requirements have been complied with.

2. 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 emergency 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 REFERENCED IN THIS PUBLIC REPORT FOR FURTHER
INFORMATION WITH REGARD TO THE FOREGOING.
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General Informadon On Condominiums

A condominium is a special form of real property. To create a condominium in Hawaii. the requirements of the
Condominium Property Act. Chapter 514A, Hawaii Revised Statutes, must be complied with. In addidon. cerrain
requirements and approvais of the County 1n which the project 1s located must be satisfied and obtained.

Some condominium projects are ieasehoid. This means that the land or the building(s) and other improvements are
leased to the buver. The lease for the land usuailv reguires thar at the end of the lease term, the lessees (.apartment
owners/tenants) deliver their interest in the iand to the lessor (fee property owner). The lease also usuaily requires that
the lessees either (1) convey ro the lessor the buliding(s) and otner improvements, inciuding any improvements paid for
by the lessees: or (2) remove or dispose of the improvements at the lessee’s expense. Leases for individual aparuments
often require that at the end of the [ease rerm. the lessee deliver (o the lessor the apartment, including any
improvements placed in the aparument 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 condomunium project other than the individuai apartmenrts. They are
owned joindy by all apartment owners and include the land. eitner 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 Athe like. Your
undivided interest in the common elements cannot de separated from ownership of your aparument.

In some condominium prolects. some common eiements are reserved for the exclusive use of the owners of cerrain
apartments. [hese common eiements are cailed “limited common elements” and may inciude parking stalls, patos.
lanais. trash chutes. and the like.

You will be entited to exciusive ownership and possession of your apartment. Condominium aparunents may be
‘ndividually bought, sold. rented. mortgaged or encumbered. and may be disposed of by wiil, gift, or operaton of law.

Your apartment will. however. be parr of the group of apartments that comprise rhe condominium project. Study
the project's Declaration. Bvlaws. and House Rules. These documents contain important information on the use and
occupancy of aparuments and the common eiements as weil as the rules of conduct for owners, tenants, and guests.

Operaton of the Condominium Project

The Association of Apartment Owners 1s the enurty througn which apartment owners may take action with regard to
the administration. management. and operation of the condominium project. Each apartment owner is automatically a
member of the Association.

The Board of Directors is the governing body of the Association. Unless you serve as a board member or an officer,
or are on a committee appointed by the board. vour participation in the administration and operadon of the
condominium project wiil in most cases be limited to vour right to vote as an aparument owner. The Board of Direcrors
and officers can take certain actions without the vote of the owmners. For exampie, the board may hire and fire
emplovees. increase or decrease maintenance fees. borrow money for repair and improvements and set a budget. Some
of these actions may significandy impact the aparunent owrers. '

Until there is a sufficient number of purchasers of aparunents to elect a majority of the Board of Directors, it is
likely that the developer wiil effectvely control the affairs of the Association. [t is frequently necessary for the developer
to do so during the early stages of deveiopment and the developer may reserve cerrain special rights to do so in the )
Declaration and Bviaws. Prospective buvers shouid understand that it is importans to all apartment owners that the
ransition of congol from the deveioper to the aparunent owners be accomplishea in an orderly manner and in a spirit of
cooperation.



[. PERSONS CONNECTED WITH THE PROJECT

Royal Kolea Cove, Inc.

Name c/o JGL Enterprises, Inc.
900 Fort Street, Suite 1560

Business Address
Honolulu, Hawaii 96813

Developer:

Phone( 808) 524-4065

(Business)

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

Antonio Agozzino: President.

Treasurer, Director

Rocchetta Agozzino:

Vice President ~Secretary  Dirsctor
Sy

Real Est .
ea Estate Heneliaka Realty, Inc.

Broker:
Name
900 FOrt Street, Suite 1560
Business Address
Honolulu, Hawaii 96813
Escrow: Island Title Corporation
Name
1132 Bishop Street #400
Business Address
Honolulu, Hawaii 96813
General ) ‘ .
Contractor: Obavashi Hawail Corporation
Name _ i
725 Kapiclani Blvd., 4th Floor
Business Address
Honolulu, Hawaii 96813
Condominium
Managing
Agent Ly be determined later
Name
Business Address
Attorney for »
Developer: Koshiba, Agana & Kubota

Name _
1001 Bishop Street, Pauahi Tower #2600

Business Address o
Honolulu, Hawaii

96813

808) 524-4065
P‘hone:)

(Business)

I;808) 531-0261

Hone:
(Business)
#1308) 593-0000

one:
(Business)

Phone:
(Business)

Plg(?ng?) 523-3900

(Business)




{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 Declaradon 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 Declarartion, Bylaws, and House Rules control the
rights and obligations of the aparunent owrers with respect to the project and the common elements, to each other. and
to their respective aparanents. 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 informadon reladng to the condominium project.

The Deciaration for this condominium is:
{ X] Proposed

[ ] Recorded - Bureau of Conveyances: Document No.
3oak Page
{ ] Filed - Land Court: Document No.

The Declaration referred to above has been amended bv the following insouments (state name of document, date
and recording/filing information|:

N/a

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

The Condominium Map for this condominium 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 insouments (state name of document, date and
recording/filing informationj:

N/a

C. Bylaws of the Association of Aparoment 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
duties of the Board. the manner in which meetings will be conducred, whether pets are prohibited or ailowed and
other martters 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
[ 1 Filed - Land Court: Document No.

The Bylaws referred to above have been amended by the following insouments (state name of document, date and
recording/filing informagon]j:

N/A
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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 regulatons, hours of
operation for common facilities such as recreation areas. use of lanais and requirements for keeping pets. These
rules must be followed bv owners. tenants. and guests. They do not need to be recorded or filed to be effective.
The initiai House Rules are usuaily adopted by the deveioper.

The House Rules for this condominium are:
[X] Proposed [ ] Adopted { ] Developer does not plan to adopt House Rules

Changes to Condominium 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. Aparmment Owners: Minimum percentage of common interest which must vote for or give written consent to

changes:
Minimum
Setr bv [.aw This Condominium
Declaration 7534 * 75%
(and Condo Map)
65%
Bylaws 65%
65%

House Rules

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

!\)

Developer:

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

x] Deveioper has reserved the foilowing rights to change the Declaration, Condominium Map, Bylaws or
House Rules: )

nd 4 into one (1) project.

")

To merge Kolea Cove 1, 2, 3



lII. THE CONDOMINIUM PROJECT

A. Interest to be Conveved to Buyer:

]

(]

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

Leasehold or Sub-leasehold: Individual apartmments and the common eiements, which inciude the underiying
land wiil be ieasenold.

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

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

Lease Term Expires: Renr Renegotiation Date(s):
Lease Rent Pavable: [ ] Monthly {1 Quarterly
[ ] Semi-Annuaily { ] Annually
Exhibit contains a schedule of the lease rent for each aparunent per: [ ] Month [ ] Year

For Sub-leasenolds:

[ ] Buver's sublease may be canceied if the master lease between the sublessor and fee owner is:
{ ] Canceled [ ] Foreciosed

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

Individuali Apartuments in Fee Simpie: Common interest in the Underlving Land in Leasehold or Sub-
leasenoid:

Leases for the underlying land usually require that at the end of the lease term, the lessees (aparmment
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 wiil be caiculated and a description of the surrender clause provision(s).

Lease Term Expires: Rent Renegotiation Date(s):
Lease Rent Payable: [ ] Monthly [ ] Quarterly
[ ] Semi-Annuaily { 1 Annually
Exhibit contains a schedule of the [ease rent for each aparunentper: [ | Month [ ] Year



[ ] Other

IMPORTANT INFORMATION ON LEASEHOLD CONDOMINIUM PROJECTS

The information contained in this report is a summarv of the terms of the lease. For more detailed information. you
shouid secure a copy of the lease documents and read them thoroughly.

If you have any legal questions about leasenold prooerty. 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 currenty no statutory provisions for the mandatory conversion of leasehold condominiums and there are no
assurances that such measures wiil be enacted in the rurure.

*
In leasenoid condominium projects. the buver of an aparument wil acquire the right to occupy and use the aparunent for
the time stated in the lease agreement. The buver wiil not acquire ouwright or absoiute fee simple owrnership of the {and.
The land is owned by the iessor or the leased fee owner. The aparunent owner or lessee must make iease rent payments
and compiy with the terms of the lease or be subiect ro the lessor's enforcement actions. The lease rent payvments are
usually fixed at speaific amounts for fixed periods of ume. and are then subject to renegotiation. Renegotiation may be
pased on a formuia, by arbiation set in the lease agreement, bv {aw or Dy agreement between the lessor and lessee,
The renegouated lease rents may increase significanuyv. At the end of the lease. the aparumnent owners may have to
surrender the apartments, the improvements and the iand back to the lessor without any compensation (surrender
clause).

Yhen leasenold property is soid. title is normaily conveved by means of an assignment of lease, the purpose of which is
similar to that of a deed. The legal and pracucal effect is different because the assignment conveys oniy the rights and
obligations created by the lease. not the property itseif.

The deveioper 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 enfered into a sublease or a new lease of the land
with the lessee (apartument owner). The deveioper may [ease the improvements to the aparument owner by way of an
apartment [ease or sublease. or seil the improvements to the apartment owmers by way of a condominium conveyance or
dparunent deed. )

B. Underlying Land:

Address: Waipio Point Access Road Tax Map Key (TMK): (1) 9-4-08:23

Waipahu, Hawaii 96797
(X ] Address [ ] TMK s expected to cnange pecause___County has not vet assigned street numbers

18.9

Land Area: [ ] square feet (X1 acre(s) Zoning: A-2




fee Owner: Okada Trucking Co., Ltd., a Hawail corporation

Name
2065 S. King Street, Suite 105

Address
Honolulu, Hawaii 96826

Lessor: N/A

Name

Address

Buildings and Other Improvements:

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

Number of Buildings: 4 Floors Per Building

!\)

{ ] Exhibit contains further expianations.

3. Principal Construction Materai:

{x ] Concrete [ ] Hoilow Tile { ] Wood

[ ] Other

4, Uses Permitted bv Zoning:

No. of Use Permirted No. of Use Permirted
Apts. 3y Zoning Apts. By Zoning

(x] Residenual 114 %] Yes []No ( ] Ohana — [1Yes []No
{ ] Commercial [ 1Y¥es []No { ] Industrial —— []Yes []No
[ ) MixRes/Comun _____ []Yes []No (] Agricuiturai ___ []Yes []No
[ ] Hotel [ ]Y¥es []No { ] Recreadonai _ [1Yes {1No
[ 1 Timeshare [ 1Yes []No [ ] Other: []Yes []No

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

10
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2.

Speciai Use Resmictions:

The Declaration and Bylaws may conrain restrictions on the use and occupancy of the aparments. Restricdons
for this condominium project include but are not limited to:

[X] Pets:_Two (2) household pets

[¥ ] Number of Occupants: reasonable number

[x ] Other: see article V, section 7 of proposed Bylaws and section 9 of proposed
Declaration

{ ] There are no special use restrictions.

Interior (fill in appropriate numbers):

Elevators:___NO Stairways:__NO ' Trash Chutes:__©
Apt. Net Net
Type Quantity BR/Bath Living Area (sf)* QOther Area (sf) (Idenufy)
C 60 _37(.;_ 295 81 Lanal
CE 18 3/2 1000 81 Tanait
D 30 2/2 765 79 Lanail
DE 6 2/2 775 79 Tanadit
Total Number of Apartments: 114

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

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 Aparument:

All walls, ceilings, floors, slabs, foundations, doors and door frames, windows and
window frames, supporting beams and fixtures and all ducts and pumps, pipes, conduits
wires and other utility lines running through such apartments which do not serve or
are not utilized by any other apartment.

Permirted Alterations to Apartments:
WIth the consent of the Board, all apartment owners may make alterations to their

respective apartments at their sole cost and expense. See section 17 of the proposec
Declaration.

11



7. Parking Stalls:

Total Parking Stalis: 233

Reguiar Compact Tandem
Covered Qpen Covereda  Open Covered Open TOTAL
Assigned (for each 228 228
unit)

Guest 5 >
Unassigned
Extra for Purchase
Other:
Total Covered & Open: 233~ 0 0 233

Each aparmment will have the exciusive use of at least ___ 2 parking srail(s).

Buyers are encouraged to find out which stail(s) will be availabie for their use.
{ 1 Commercial parking garage permitted in condominium project.
[ ] Exhibit contains additional information on parking stalls for this condominium project.

8. Recreational and Other Common Facilities:

[X ] There are no recreaticnal or common facilities.

{ ] Swimming pool { ] Storage Area [ ] Recreation Area
[ ] Laundry Area [ ] Tennis Courr { ] Trash Chute/Enciosure(s)
[ ] Other:

9. Compliance With Building Code and Municipal Regulations; Cost to Cure Violations

[ x] There are no violations. [ ] Violations will not be cured.
{ ] Violations and cost to cure are listed below: [ ] Violations wiil be cured by
(Daem)
10. Condition and Expected Useful Life of Soucrurali Components, Mechanical. and Elecrrical Installatons

(For conversions of residennial aparuments 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:

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

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

Conforming Non-Conforming llegal
Uses X
Structures X
Lot X

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

Limications may include resmections on exrending, enlarging, or continuing the non-conformity, and restrictions
on altering and repairing souctures. [n some cases, a non-conforming structure that is destroyed 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, soructure, or lot.

D. Common Elements, Limited Common Elements. Comumon Interest

1
b

Common Elements: Common Elements are those parts of the condominium project other than the individual
apartments, Althougn the common elements are owned joindy by ail apartment owners. those portions of the
comumon eiements which are designated as iimited common elements (see paragraph 2 below) may be used only
by those apartments to which they are assigned. The common elements for this project, as described in the
Declaration. are:

[X] described in Exhibit A

[ ] as foilows:

13
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2. Limited 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 limited common elements in this project.

{ ] The limited common elements and the apartments which use them, as described in the Declaration, are:
[ X1 described in Exhibit A A

{ ] as follows:

3. Common Interest; Each apartment will have an undivided fractional interest in all of the common elements.
This interest is called the "common interest.” [t is used to determine each apartment’s share of the maintenance
fees and other common profits and expenses of the condominium project. [t may also be used for other

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

{ x] described in Exhibit __ A .

[ 1 as follows:

E. Encumbrances Against Title: An encumbrance is a claim against or 2 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. '

Exhibic B describes the encumbrances against the title contained in the title report dated _October 30, 199

and issued by Island 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 usuaily released on an apartment-by-aparument
basis upon payment of specified sums so that individual aparoments can be conveyed to buyers free and clear of the
lien.

{ x] There are no blanket liens affecting dtle to the individual apartments.

{ 1 There are blanket liens which may affect title to the individual aparuments.

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

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

Consguction Warranties:

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

1. Building and Other improvements: The execution, delivery and recordation of the Apartment
Deed shall constitute the assignment by Developer to Buyer of any and all warranties
given the Developer by the General COntractor for the Project and by any sub-
contractors or material men, including but not limited to said contractor's guarantee
of materials and workmanship against faulty or deficient materials and installation
for a pericd of one (1) YEAR AFTER ''substantial ccmpletion' of the Apartment as that
term is defined in the construction contract for the project, and the benefit of such
waranties shall accrue to Buver on closing without further instruments or documents.

2. Appliances: Buver shall also have the direct benefit of any manufacturer's or dealer's
warrenties covering the appliances in the apartment.

15



G. Status of Construction and Date of Completion or Estimated Date of Compietion:

Construction will start in February of 1999 and barring unforseen events, is expected
to be completed by March 2000.

H. Project Phases:

The developer [¥] has [ | has not reserved rhe right to add to, merge, or phase this condominium.

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

The project will consist of four phases.

16



[V. CONDOMINIUM MANAGEMENT

Management of the Common Elements: The Association of Aparument Owners is responsible for the management of
the common elements and the overail operarion of the condominium project. The Association may be permitted.
and in some cases mav be required. to emplov or retain a condominium managing agem to assist the Association in
managing the condominium project.

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

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

{ 1 not affiliated with the Developer [ ] the Developer or the Deveioper's affiliate.
{ 1 self-managed by the Association of Aparument Owners [x] Other: to be determined later

Estimate of Initial Maintenance Fees:
The Association will make assessments against vour aparunent to provide funds for the operation and maintenance
of the condominium project. [f you are delinquent in paying the assessments. a lien may be placed on your

apartment and the aparunent may be sold through a foreclosure proceeding.

Inirial maintenance fees are difficuit to estimarte and tend to increase as the condominium ages. Maintenance fees
may vary depending on the services provided.

sy s 1 n - . - IS . N
Exhibic "C" contains a scheduie of estimated initial maintenance fees and maintenance fee disbursements

(subjecr to change).

Utility Charges for Apartuments:

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

[ ] None K] Elecmawy (_* Common Elements oniy Common Elements & Aparumnents)
[ ] Gas ( Common Elements oniy Commeon Elements & Apartments)
[¥ Water fx] Sewer { ] Television Cable

[x] Other refuse collection.
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V. MISCELLANEQUS

A. Sales Documents Filed With the Real Estate Commuission:

B.

Sales documents on file with the Real Estate Commission inciude but are not limited to:

fx] Notice to Owner Occupants

[ x] Specimen Sales Contract

Exhibit _D contains a summary of the pertinent provisions of the sales conmract.

e ——

{ X]  Escrow Agreement dated November 11, 1998

[

]  Other

Exhibit _E contains a summary of the pertnent provisions of the escrow agreement.

Buyer's Right to Cancel Sales Contract:

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 uniess the developer clearly states in the sales contract that sales are
not binding. A prospective buyver who canceis the sales contract is entitled to a refund of all moneys paid, less
any escrow canceilation fee up to $250.00.

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

Final Report or Suppiementary 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
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:
B) The buyver is given an opportunity to read the report(s); AND
C) One of the following has occurred:
1) The buver has signed a receipt for the report(s) and waived the right to cancei; or
2) Thirty (30) days have passed from the time the report(s) were delivered to the buyer; or

3) The aparunent is conveyed to the buyver within 30 days from the date the report(s) were delivered to the
buver. ’

Material Change: Binding conmacts with the Deveioper may be rescinded by the buyer if:

A) There is a material change in the project which directy, substantially, and adversely affects (1) the use or
value of the buyer's aparmment or its limited common elements; or (2) the amenities available for buyer’s
use; AND

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

If the buyer rescinds a binding sales conmract because there has been a material change, the buyer is entitied to a
full and prompt refund of any moneys the buyer paid.
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2. Rights Under the Sales Conmract: Before signing the sales contract, prospective buvers should ask to see and )
caretully review ail 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) Condominium Public Reports issued by the deveioper which have been issued an effective date by the Hawaii
Real Estate Commission.

B) Declaration of Condominium Property Regime, as amended.

C) Bylaws of the Association of Apartment Owrers, as amended.

D) House Rules, if any.

E) Condominium Map, as amended.

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 saies 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, Honoiulu, Hawalii,
mailing address: P. O. Box 541, Honoluly, HI 96809. at a nominal cost.

This Public Report is a part of Registration No. _4087 filed with the Real Estate Commission on
september 17, 1998

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

[ x] YELLOW paper stock [ ] WHITE paper stock [ ] PINK paper stock
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Additonal Informadon Not Covered Above

Construction and Adjacent Properties:

Persons acquiring interest in the Project acknowledges, accepts and agrees the construction and sales
activity by the Declarant on Adjoining Parcels and the ultimate occupation and use of the structures
thereon may involve the use of Reserved Easements and Rights of Way abutting the Projcct. After
such person has taken occupancy in the Project, that such activity or activities may temporarily or
permanently result in noise, dust, dirt, vibration or other nuisances to such party, as well as the
dimunition or elimination of views, light, air or access. Persons acquiring interests in the Project
waves any rights, claims or actions against Declarant, contractors, subcontractors and their respective

agents and employees as a result of such activity or activities and the resultant effect of such activity
or activities.



D.  The developer hereby certifies that all the information contained in this Report and the Exhibits attached to this Report and al
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.

zoypfl_ Kelch Z»\OVE, :Z;/[L,
RocoHETTA AGozziAd

Printed Name ot Deveioper

By: Q %ﬁa hee. 21998
Duly Authorized Sighatgdy / Date

Rocenerra  Acozzino , Viei- pté's/ﬂé’zuﬁ {)omt. S;SfZEHj‘
Printed Name & Title of Person Signing Above ) A v Ve

Distribution:

Department of Finance, City & County of Honolulu
Planning Department, ___ City & County of Honolulu
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EXHIBIT A

(Description of Common Elements, Limited Common Elements,
Common Interest & Parking Assignment)

Common Flements.

All portions of the Project other than the apartments and all other common elements
mentioned in the Condominium Property Regime Act which are actually included in the Project,
including specifically without limitation:

a. The Land in fee simple.

b. The driveways and areas located within the Project as outlined on Sheet No.
1 of the Condominium Map.

C. Foundations; structural and/or load-bearing portions of the exterior and

interior walls, floors and ceilings; roofs; and crawlspaces and attacs of the structures in which
Apartments are located.

d. Structures, portions of structures and other areas which are not part of one
or more Apartments.

e. All sewer lines, electrical equipment, wiring, pipes and other central and
appurtenant transmission facilities and installations on, over, under and across the Project which serve
more than one apartment for services such as, but not limited to, electricity, water, gas, sewer,
telephone, radio, television and cable television signal distribution.

f All areas, structures or facilities of the Project, within or outside of each
building, which are for common use or which serve more than one apartment or which are located
outside the Apartment(s) which they serve, such as electrical , machine, mechanical and equipment
rooms and the equipment and facilities therein, surveillance system and facilities, if any, walkways and
common ways, common stairs, planters, landscaping, yards, fences, walls, retaining walls, refuse
collection areas, parking areas and structures and the parking stalls therein, whether appurtenant to
an Apartment, unassigned, or designated for guests or employees.

g. Any and all other apparatus and installations of common use and all other parts

of the Property necessary or convenient to its existence, maintenance and safety, or normally in
common use.

h. The limited common elements described below



a. Common elements of the Project which are rationally related to less than all
of the Apartments shall be limited to the use of such Apartments.

b. The mailbox corresponding to the apartment number of each apartment.

c. Parking stalls appurtenant to each apartment as set forth in Exhibit B to the
Declaration.

d. The yard, walls, fences and landscaping appurtenant to each ground floor
apartment as shown on the plot plan of the proposed Condominium Map is a limited common area
for the ground floor apartment to which the respective yard 1s appurtenant.

e. Each patio and lanai, the exterior storage space located thereon, and the railing
enclosing the same, appurtenant to each Apartment is a Limited Common Element for the Apartment
to which the respective patio, lanai and/or railing is appurtenant.

Percentage of Undivided Interest. Each apartment shall have appurtenant thereto an undivided
interest in the common elements of the Project as shown in the following pages from Exhibit B of the
proposed Declaration.



EX B

(Project Phase Summary)

Kolea Cove at Pearl Harbor is a residential townhome community on acres of fee
simple land located in . The project is planned to be broken into 4 phases as
follows:

Estimated

Estimated Completion

# Townhomes Ground Breaking of Buildout
Phase 1 114 : April 1999 December 2000
Phase II 78 September 2000 December 2001
Phase III 102 January 2002. December 2003
Phase IV 78 January 2004 December 2005

Total 372

* This is a tentative timetable and will be adjusted accordingly for market conditions.

Common usages between the phases may include roads, recreational areas, sidewalks and
guest stalls.

The following is a summary of Section 15.05 of the proposed Declaration:

(a) Declarant shall have the right at its sole discretion, at any time prior to ten (10) -
years from the date of recordation of this Declaration, to develop, construct and add to the Project
approximately two hundred fifty-eight (258) additional apartments, together with supporting and
servicing common elements, in the area designated as “Kolea Cove at Pearl Harbor (Phase II),”
“Kolea Cove at Pearl Harbor (Phase III),” and “Kolea Cove at Pearl Harbor (Phase IV)” on the site
plan of the Condominium File Plan (which Apartments and Common Elements are hereinafter referred
to as the “Additional Apartments”). Declarant is the owner of the land upon which the Additional
Apartments will be developed.

(b)  Declarant reserves the right to merge Kolea Cove at Pearl Harbor
(Phase II), Kolea Cove at Pearl Harbor (Phase III) and/or Kolea Cove at Pearl Harbor (Phase IV)
into the Project.

(c) Declarant may obtain from the Real Estate Commission of the State
of Hawaii a Supplementary Public Report and/or a Certificate of Merger describing the changes made
in the Project.

(d)  Upon completion of the merger, all of the Apartments shall have the
right to use the Common Elements in all of the projects as they exist at the time of merger to the same
extent as though the merged projects had been developed as one project.



(e)  Inconnection with, and to the extent necessary for the creation of the
Additional Apartments and common elements, Declarant shall have the right to remove, amend or
add common elements and parking stalls, except those stalls already conveyed to an apartment owner;
to enter upon the Project premises with employees, agents and contractors for purposes of
constructing and completing the Additional Apartments and common elements according to plans and
specifications approved by the City and County of Honolulu; to connect the Additional Apartments
and common elements to utilities; to file amendments to the Declaration; to amend any instruments
of conveyance of an apartment to conform to the Declaration, as amended; and to sell Additional
Apartments.

® Subject to the prior written consent of any mortgagee and lienholder
who may have an interest in the Project, Declarant shall have the right to execute, acknowledge and
deliver instruments necessary or appropriate to carry out the provisions and exercise the rights,
powers and privileges granted under this paragraph. By accepting or acquiring any right, title or
interest in the Project, each apartment owner agrees to join in, consent to, or execute all instruments
or documents necessary or desirable to effect the purpose and intent of this paragraph.

(g)  The rights reserved to Declarant are subject to the following terms and
conditions:

(1)  Construction shall be in accordance with the complete plans
and specifications prepared by a licensed architect;

(2)  The design and exterior finishes of the structures shall be
generally consistent with the design and exterior finishes of the existing apartments.

(3)  No plans and specifications shall require the alteration or
demolition of any existing apartments or limited common elements, except that Declarant shall have
the right to utilize, relocate and realign existing, and/or to develop additional, central and appurtenant
installations for services to the Additional Apartments for electricity, water, air conditioning and other
utilities and services and to add, delete, relocate, realign, designate and grant easements and rights-of-
way over, under and on the common elements as necessary or desirable; provided that the same shall

not cause any interruption, other than a temporary interruption in the service of such utilities to any
other part of the Project.

(4)  Construction shall be at Declarant’s expense and shall be
complcted within three (3) years of commencement, subject to delays beyond the control of
Declarant;

%) The offering and sale of any such Additional Apartments shall
be in compliance with applicable provisions of the Condominium Property Act; and

22-



(6)  Declarant shall not encumber the Project as a whole or the
individual apartments no longer owned by Declarant in connection with the financing of such
construction, provided that Declarant may assign, by way of security, its interest in said Additional
Apartments.

* Please as to see Section 15.05 of the Declaration if you wish more information.
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EXHIBIT _C

ESTIMATE OF INITIAL MAINTENANCE FEES
AND
ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

) f Initial Mai Fees:
Apartment Monthly Fee x 12 months = Yeariy Total
3 101 $217.55 $2,610.61
3 102 $216.56 $2,598.69
3 103 $217.55 $2,610.61
3 104 $216.56 $2,598.69
3 105 $217.55 $2,610.61
3 106 $216.56 $2,598.69
3 107 $217.55 $2,610.61
3 108 $216.56 $2,598.69
3 103 §217.55 $2,610.61
3 110 $217.55 $2,610.61
3 201 $217.55 $2,610.61
3 202 $217.55 $2,610.61
3 203 $217.55 $2,610.61
3 204 $216.56 $2,598.69
3 205 $217.55 $2,610.61
3 206 $216.56 $2,598.69
3 207 . $217.55 $2,610.61
3 208 $216.56 $2,598.69
3 209 $217.55 $2,610.61
3 210 $217.55 $2,610.61
3 301 $217.55 $2,610.61
3 302 $216.56 $2,598.69
3 303 3217.55 $2,610.61
3 304 $216.56 $2,598.69
3 305 $217.55 $2,610.61
3 306 $216.56 $2,598.69
3 307 $217.55 $2,610.61
3 308 $216.56 $2,598.69
3 309 $217.55 $2,610.61
3 310 $217.55 $2,610.61
6 101 $171.86 $2,062.38
6 102 $169.86 $2,038.28
6 103 $171.86 $2,062.38
6 104 $169.86 $2,038.26
6 105 $171.86 $2,062.38
6 106 $169.86 $2,038.26
6 107 $171.86 $2,062.38
6 108 $169.86 $2,038.26
3 109 $171.86 $2,062.38
6 110 $169.86 $2,038.26

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



exHBIT C

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

Apartment Monthly Fee x 12 months = Yearly Total
6 111 $171.86 $2,062.38
6 112 $171.86 $2,062.38
6 201 $171.86 $2,062.38
6 202 $169.86 $2,038.26
6 203 $171.86 $2,062.38
6 204 $169.86 $2,038.26
6 205 $171.86 $2,062.38
6 206 $169.86 $2,038.26
6 207 - $171.86 $2,062.38
o] 208 $169.86 $2,038.26
6 209 $171.86 $2,062.38
6 210 $169.86 $2,038.26
6 211 $171.86 $2,062.38
6 212 $171.86 $2,062.38
6 301 $171.86 $2,062.38
6 302 $169.86 $2,038.26
6 303 $171.86 $2,062.38
6 304 $169.86 $2,038.26
6 305 $171.86 $2,062.38
6 306 $169.86 $2,038.26
6 307 $171.86 $2,062.38
¢} 308 $169.86 $2,038.26
6 309 $171.86 $2,062.38
6 310 $169.86 $2,038.26
6 311 $171.86 $2,062.38
6 312 $171.86 $2,062.38
7 101 $217.55 $2,610.61
7 102 $216.56 $2,598.69
7 103 $217.55 $2,610.61
7 104 $216.56 $2,598.69
7 105 $217.55 $2,610.61
7 106 $216.56 $2,598.69
7 107 $217.55 $2,610.61
7 108 $217.55 $2,610.61
7 201 $217.55 $2,610.61
7 202 $216.56 $2,598.69
7 203 $217.55 $2,610.61
7 204 $216.56 $2,598.69
7 205 $217.55 $2,610.61
7 206 $216.56 $2,598.69
7 207 $217.55 $2,610.61
7 208 $217.55 $2,610.61

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



exHiBiT C

ESTIMATE OF INITIAL MAINTENANCE FEES
AND
ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

Apartment Monthly Fee x 12 months = Yearly Total
7 301 $217.55 $2,610.61
7 302 $216.56 $2,598.69
7 303 $217.55 $2,610.61
7 304 $216.56 $2,598.69
7 305 $217.55 $2,610.61
7 306 $216.56 $2,598.69
7 307 $217.55 $2,610.61
7 308 $217.55 $2,610.61
8 101 $217.55 $2,610.61
8 102 $216.56 $2,598.69
8 103 $217.55 $2,610.61
8 104 $216.56 $2,598.69
8 108 $217.55 $2,610.61
8 106 $216.56 $2,598.69
8 107 $217.55 $2,610.61
8 108 $217.55 $2,610.61
8 201 $217.55 $2,610.61
8 202 $216.56 $2,598.69
8 203 $217.55 $2,610.61
8 204 $216.56 $2,598.69
8 205 $217.55 $2,610.61
8 206 $216.56 $2,598.69
8 207 $217.55 $2,610.61
8 208 $217.55 $2,610.61
8 301 $217.55 $2,610.61
8 302 $216.56 $2,598.69
8 303 $217.55 $2,610.61
8 304 $216.56 $2,598.69
8 305 . $217.55 $2,610.61
8 306 $216.56 $2,598.69
8 307 $217.55 $2,610.61
8 308 $217.55 $2,610.61

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



EXHIBIT __C

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

Esti f Initial Mai Fees:
Apartment Monthly Fee x 12 months = Yearly Total

Type A (common interest .009419) $217.55 $2,610.60
Type B (common interest .009376) $216.56 $2,598.72
Type C (common interest .007441) $171.86 $2,062.32
Type D {common interest .007354) $169.86 $2,038.32

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



KoLEA COVE

(Phase 1, 114 units)

Estimate of Maintenance Fee Disbursements:
Monthly x 12 months = Yearly Total
Utilities and Services
Electricity (common area only) 150 1,800
Refuse 2,781 33,372
Water/Sewer 8,470 101,640
Maintenance, Repairs and Supplies
Buildings 120 1,440
Grounds 2,375 28,500
Management
Management Fee 1,193 14,316
Payroll and Payroll Taxes 5,273 63,276
Office Expenses 160 1,920
Insurance 1,688 20,256
Reserves (*) 750 9000
Taxes and Government Assessiments 20 240
Audit Fees 117 1400
Other
TOTAL 23,097 277,164

condomm A managmg agent/developer for the
the above@stimates of initial maintenance fee assessments and maintenance fee disbursements were prepared in accordance with

generally accepted accounting principles,

, as agent for/and/or employed by@@ﬂ%&m and , the
condominium projecY; hereby certify that

/@wm Jobo ot

Signature Date

(*) Mandatory reserves assessment and collection in effect beginning 1994 budget year. The Developer is to attach to this exhibit an
explanation whether, in arriving at the figure for “Reserves”, the Developer has conducted a reserve study in accordance with §514A-
83.6, 1IRS, and the replacement reserve rules, Subchapter 6, Title 16, Chapter 107, lawaii Administrative Rules, as amiended.

Pursuant to §514A-83.6, [IRS, a new association created after January 1, 1993, need not collect estimated replacement reserves until
the fiscal year which begins after the association’s first annual meeting,.

10/23/98



EXHIBIT D

(Summary of Sales Contract)

The form of the Sales Contract, filed with the Commission, provides for, among other
things, a description of the apartment to be sold, the purchase price, the time, manner and place of
payment, the Purchaser’s obligations regarding mortgage financing, Developer’s warranties and
disclaimers regarding the construction, fixtures and appliances, and the remedies of Seller and of
Purchaser in the event of a default under the Contract. :

Among other provisions, the specimen Sales Contract provides:

L. The Sales Contract contains restrictions on selling or assigning the Sales
Contract.

2. Seller has made no representations and has not authorized any
representations to be made by any sales agent concerning any services or arrangements relating to
the rental or sale or management of the Purchaser’s apartment.

3. The Sales Contract is subject to the provisions of the Declaration, Bylaws, and
other condominium documents.

4, The purchase of the apartment in the Project is subject to ongoing sales activity
by the Developer with respect to completing the sales of the Project.

5. The Project under the Sales Contract means not only Kolea Cove at Pearl
Harbor (Phase I) but also Kolea Cove at Pearl Harbor (Phase IT), Kolea Cove at Pearl Harbor (Phase
III) and Kolea Cove at Pearl Harbor (Phase IV) as shown on the Condominium Map.

IF A FINAL PUBLIC REPORT HAS NOT BEEN ISSUED, THE SALES
CONTRACT WILL OPERATE AS A RESERVATION IN FAVOR OF PURCHASER TO
PURCHASE ITS APARTMENT ON THE TERMS AND CONDITIONS CONTAINED IN
THE SALES CONTRACT, BUT WILL NOT CONSTITUTE EITHER AN OBLIGATION
OF PURCHASER TO PURCHASE OR AN OBLIGATION OF SELLER TO SELL.

It is incumbent on the Purchaser that he read the full text of the Sales Contract.



EXHIBITE

(Summary of Proposed Escrow Agreement)

A copy of the proposed Escrow Agreement between Island Title Corporation, as Escrow, and
the Developer, dated April 14, 1998 is attached and will provide for the deposit of Purchaser’s funds
pursuant to the Sales Contract and will also provide for the retention or disbursement of the funds.
The Escrow Agreement will provide in part that any interest earned on money on deposit belongs to
the Developer. In the event that the Sales Contract or Chapter 514A, Hawaii Revised Statutes, as
amended, entitles a Purchaser to a refund of Purchaser’s deposits held by Escrow, then Escrow, upon
instruction from the Developer, will refund Purchaser’s deposits, without interest earned and less
certain cancellation fees and costs (e.g., escrow cancellation fees, loan processing fees, cost of credit
reports, etc.) as provided in the Sales Contract and Chapter 514A, Hawaii Revised Statutes, as
amended.

Under the proposed Escrow Agreement, no disbursement of funds can be made to the
Developer until the Sales Contract becomes effective under the provisions of Chapter 514A. Hawaii
Revised Statutes, as amended.

It is incumbent upon a prospective Purchaser to read the executed Escrow Agreement with
care. Please ask to see a copy.



