


15.

and INTERNATIONAL MARKET PLACE
CORPORATION, a Hawaii corporation)

SUBLESSEE : CONSOLIDATED AMUSEMENT COMPANY,
PARTIES THE QUEEN EMMA FOUNDATION, a Hawan

nonprofit corporation, and ANDRE STEPHEN

TATIBOUET, husband of Jane Barrows Tatibouet
RE : a license to maintain on Lot 30-B the portion of the

Staircase which presently encroaches on Lot 30-B

Said Agreement was amended by insttuments dated December 15, 1998, filed as
Land Court Document No. 2576547, March 31, 1999, filed as Land Court
Document No. 2576548, August 9, 1999, filed as Land Court Document No.
2576549; re: the termination date is amended to read "December 31, 1999".

Said Agreement was further amended by instrument dated December 30,
1999, filed as Land Court Document No. 2601596; re: the termination dated

is amended to read "March 31, 2000".

~Note:- Title Guaranty of Hawaii Incorporated is unable to locate of
record an amendment to the above Agreement and License to
extend the termination date beyond March 31, 2000.

REAL PROPERTY MORTGAGE; SECURITY AGREEMENT;
ASSIGNMENT OF RENTS; AND FINANCING STATEMENT

MORTGAGOR : ANDRE STEPHEN TATIBOUET (also known as Andre
Stephan Tatibouet), husband of Jane Barrows Tatibouet

MORTGAGEE :  CENTRAL PACIFIC BANK, a Hawaii corporation,
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16.

17.

18.

19.

for itself and as agent for the Trustees of the Hawaii
Carpenters Financial Security Fund, a trust fund
formed pursuant to that certain unrecorded Hawaii
Carpenters [Financial Security I'und Declaration of

Trust Agreement dated February 1, 1991

DATED : December 31, 1998

FILED : Land Court Document No. 2511393
AMOUNT $21,000,000.00

FINANCING STATEMENT

DEBTOR ANDRE STEPHAN TATIBOUET
SECURED

PARTY : CENTRAL PACIFIC BANK
RECORDED : Document No. 98-198212

RECORDED ON: December 31, 1998

The terms and provisions, including the failure to comply with any
covenants, conditions and reservations, contained in that certain Unrecorded
Agreement Regarding Vehicular Parking dated December 19, 1997, by and
between the Queen Emma Foundation, as Licensor, and Andre Stephen
Tatibouet, husband of Jane Barrows Tatibouet, as Licensee, for 31 parking
spaces at 2299 Kuhio Avenue, Honolulu, Hawaii, as extended by letter
agreement dated December 2, 1998, as mentioned in instrument recorded as
Document No. 2765771.

0135313MTG  SECOND MORTGAGE; SECURITY AGREEMENT;
ASSIGNMENT OF RENTS; AND FIXTURE FILING

MORTGAGOR : 0855301IMTG  ANDRE STEPHEN TATIBOUET (also
known as Andre Stephan Tatibouet), husband of Jane
Barrows Talibouet

MORTGAGEE : 0360304MTG CENTRAL PACIFIC BANK, a
Hawaii corporation

DATED 0090307MTG as of December 21, 2001
FILED : Land Court Document No. 0080308MTG 2765771
AMOUNT 018031 1MTG Clean Irrevocable Letter of Credit

No. 14516 - sums not to exceed $1,800,000.00

CONSENT TO MORTGAGE dated December 28, 2001, filed as I.and Court Document
No. 2765772, given by CENTRAL PACIFIIC BANK, a Hawaii corporation, for itself
and as agent for the Trustees of the Hawaii Carpenters Financial Security Fund, a trust
fund formed pursuant to that certain unrecorded Hawaii Carpenters Financial Security
Fund Declaration of Trust Agreement dated February 1, 1991.

FINANCING STATEMENT
DEBTOR 0855301UCC ~ ANDRE STEPHEN TATIBOUET

and ANDRE STEPHAN TATIBOUET
SECURED
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PARTY 0360304UCC  CENTRAL PACIFIC BANK
RECORDED : Document No. 0035324UCC ~ 2001-206012
RECORDED ON: 0045307UCC  December 28, 2001

20. -AS TO ITEMS II AND III:-
0135313MTG-1 MORTGAGE
MORTGAGOR : 0855301MTG-1 ANDRE STEPHEN TATIBOUET,
husband of Jane Barrows Tatibouet

MORTGAGEE : 0360304MTG-1 THE COMMERCE BANK OF
WASHINGTON, N.A., a national association

DATED 0090307MTG-1  December 21, 2001
FILED Land Court Document No. 0080308MTG-1 2766356
AMOUNT 0180311MTG-1  $1,500,000.00

21.  0090325JDG ~ ORDER GRANTING CLAIMANT'S MOTION TO
CONFIRM FINAL AWARD DATED MARCH 5, 1999

AGAINST 0855301JDG ~ ANDRE S. TATIBOUET

IN FAVOR OF: 0360304JDG  J. W. ELLSWORTH

DATED : 0090307JDG  April 28, 1999

AMOUNT 0090327IDG $1,661,395.83 plus interest, etc.
FILED : 0090311JDG  in the Circuit Court of the First

Circuit, State of Hawaii, 0045313JDG S.P. No. 99-
0138, on 0020328IDG April 28, 1999

RECORDED : Document No. 0015324IDG 2002-189467 on
0025330IDG October 23, 2002

22.  Any unrecorded leases and matters arising from or affecting the same.

23. Discrepancies, conflicts in boundary lines, shortage in area, encroachments or any other matters
which a correct survey or archaeological study would disclose.
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EXHIBIT J
Construction Warranties

There are no warranties being given by the Developer. Article 1V, Section D.1. of

Addendum “C” to the Deposit Receipt and Sales Contract (the “DRSC”) provides as
follows:

D. DISCLAIMER OF WARRANTIES, DISCLOSURES AND ACKNOWLEDGMENTS.

1. Seller Makes No Warranties or Promises. Buyer acknowledges that Seller is not
the original developer of the project and was not involved in (and is not responsible for) the
planning or construction of the project. Buyer further acknowledges that the project was
substantially completed in 1969 and has been used over the years primarily for residential and
hotel purposes. Buyer understands and agrees that the Property is being sold “AS IS, WHERE
IS” WITH ALL FAULTS and that Seller makes no warranties or promises of any kind, express
or implied, about the Property or the Project (including the common elements of the Project), or
about any furnishings, fixtures, appliances or other consumer products or anything else installed,
altached, affixed or otherwise contained in the Property or the Project (including the common
elements of the project), including any warranties or promises of ‘“habitability,” or
“merchantability,” “workmanlike construction” or “fitness for a particular use or purpose.”

Without limiting the generality of any of the foregoing, Seller makes no warranties or
promises: (a) that the Project or any improvements in the Apartment, the Project (including the
common elements) will be free from cracks in, or other damage to, the concrete or other building
materials; (b) regarding the value of the Project or the personal property; (c) regarding the
physical or environmental condition of the Project, including without limitation, any deferred
maintenance at the Project, the existence of hazardous materials; or (d) regarding the suitability,
conformance, compliance or lack of compliance of the Project with any State, Federal, county or
local law, code, ordinance, order, permit, administrative requirement, or regulation, including,
without limitation, those related to the consolidation and subdivision of land, the operation and
use of the Project and accessibility of the Project by persons with disabilities. In other words,
Seller makes no warranties or promises at all.

Buyer for itself and its successors, heirs and assigns, releases Seller and its affiliates, and
their and cach of their respective past, present and future directors, officers, managers,
employees, shareholders, managers, trustees, agents, and each of their respective successors and
assigns from and waives any claim, action or liability which arises from or relates to any latent or
patent defect in the Project or the Property, known or unknown, which exists now or in (he
future, or which arises from or relates to any lack of compliance of the Project with any State,
Federal, county or local law, code, ordinance, order, permit, administrative requirement, or
regulation, that Buyer may have against Seller under any Federal, State or local law, ordinance,
rule or regulation now existing or hereafter enacted or promulgated, including without limitation,
those related to asbestos, asbestos-containing materials, lead-based or lead-containing paint,
hazardous materials and environmental conditions or matters in, on, under, about or migrating
from or onto or into the Property or the Project, or by virtue of any common law right relating to
asbestos, asbestos-containing materials, lead-based or lead-containing paint, hazardous material
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and environmental conditions or matters (including the presence of mold or mildew) in, on,
under about or migrating from or onto or into the Property or the Project. Seller and Buyer agree
that this release from liability has been specifically negotiated between Seller and Buyer.

Buyer acknowledges and agrees that Seller’s disclaimer of warranties contained in this
Section D.1 is an essential element in the determination of the low purchase price for the
Apartment being sold to Buyer. This means that the Apartment would not have been sold to
Buyer for the amount of the purchase price stated in this Agreement without Seller’s disclaimer
of warranties.

Article IV, Section D.3. of Addendum “C” to the DRSC provides as follows:

3. The Condominium Map Is Not a Warranty. The Condominium Map for the
Project is intended to show only the layout, location, apartment numbers and dimensions of the
apartments in the Project. Buyer agrees that the Condominium Map is not intended to be and is
not a warranty or promise by Seller.

Article IV, Section D.6. of Addendum “C™ to the DRSC provides as follows:

6. Additional Disclosures. Buyer acknowledges receipt of notice that:

(a) Seller Not Developer. Seller is not the original developer of the Project
and was not involved in (and is not responsible for) the Project’s planning or construction or
subsequent operation or maintenance of the Project.

(g)  Condition of Property. The Property may be subject to exterior spalling
and weathering, rust, earthquake, fire, floods, erosion, high water table, dangerous underground
soil conditions and similar occurrences or conditions which may alter the Property’s condition or
affect its suitability for any proposed use. Seller has detailed the condition of the Property to
Buyer in Seller’s Disclosure Abstract, attached to the Final Public Report for the Project. Buyer
should carefully review the Disclosure Abstract prior to signing this Agreement. Seller shall
have no responsibility or liability for or with respect to any such occurrence or condition.

(h) Disclosure of Non-Conforming Condition. The Project, to the best of
Developer’s knowledge, complied with all zoning and building ordinances and codes when built
and presently, as 4 result of adoption or amendments to ordinances and codes, conlains a legal
non-conforming use and is a legal nonconforming structure. Under the LUO, the existence of a
nonconforming use in the Project means that in the event of that the nonconforming use is
discontinued for twelve (12) consecutive months, or for eighteen (18) months during any three
year period, the nonconforming use shall not be resumed. Revised Ordinances of Honolulu,
Article 4, Section 21-4.110(c) (1999). Under the LUO, the existence of nonconforming
structural conditions in the Project means that in the event of a major casualty, which causes the
destruction of the building to an extent of more than fifty percent (50%) of its replacement value,
the building cannot be reconstructed except in conformity with the then current and applicable

Coral Reef Disclosure Abstract (Doc 24738) 04/29/03 2:02 PM EXhlbl t J

Page 2 of 3



provisions of the Land Use Ordinance. Revised Ordinances of Honolulu, Article 4, Section 21-
4.110(b) (1999). However, Section 21-9.80-4(e) of the LUO provides an exception which may
or may not be applicable in the event of destruction or discontinuation of the use of the Project.

The Developer is currently in the process of investigating the extent to which the
project complies with the current LUO and whether any variances were granted for the Project.
Based on the Developer’s preliminary investigation with the DPP, the Project is a permitted
nonconforming hotel use in the Resort-Commercial Precinct of the Waikiki Special District. In
addition, the building exceeds the permissible floor area ratio under the current LUO. The legal
operation of the Project is contingent upon maintaining its status as a hotel. Developer, at this
time, cannot determine, after due inquiry, whether the Project contains any other legal
nonconforming uses or structures as a result of the adoption or amendment of any ordinances or
codes.

Buyer should consult the Disclosurc Abstract attached to this Public Report for further
information on the construction of the Project and the physical and environmental
condition of the Project.
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EXHIBIT K
Summary of the Pertinent Provisions of the Sales Contract

A specimen Deposit Receipt and Sales Contract, Addendum “A”, Addendum “B” and
Addendum “C” (the “Contract”) has been submitted to the Real Estate Commission. ALL
BUYERS AND PROSPECTIVE BUYERS SHOULD CAREFULLY READ THE CONTRACT
IN FULL, because this summary is NOT A COMPLETE DESCRIPTION of its provisions. The
Contract, among other things, covers in more detail some of the following items:

1. Seller, in its sole discretion, and in addition to any other rights of cancellation or
termination reserved the Seller, may elect to cancel the Contract if Buyer defaults under the
Contract. Buyer may lose all of its deposits with Escrow and Seller. If Seller defaults under the
Contract, Buyer shall be entitled to specific performance of the Contract, or shall have the right
to canccl and terminate the Contract.

2. The closing dates are described in the Contract.

3. Buyer is required to prepay maintenance fees, Additional Sums, Closing Costs and
Prorations as more particularly described in the Contract.

4. The Contract confirms that Buyer has had the opportunity to read and approve the
project documents, including the Declaration, Bylaws, the Condominium Map, the House Rules,
the Condominium Conveyance Document, the Escrow Agreement, the Master Lease, this Public
Report and all amendments and supplements to all such documents. Buyer (or the Buyer’s
lender, if any) may inspect copies of each of these documents at Seller’s sales office. Buyer’s
right to inspect the Apartment is limited and is more particularly described in the Contract.

5. Buyer specifically acknowledges and accepts certain enumerated conditions regarding
on-going development and marketing of the project stated in the Contract as well as any
inconvenience or annoyance which Buyer may experience as a result of such conditions, and
expressly waives any rights, claims or action which Buyer might otherwise have against Seller or
third parties as a result of such circumstances.

6. If Buycr canccls the Contract because of Scller’s default, Scller will repay to Buyer
all sums paid by Buyer to the Seller or to Escrow under the Contract, without interest (except
that Buyer will get interest on sums held by Escrow in an interest-bearing account in favor of
Buyer, if Buyer checked the appropriate box on the first page of the Contract). Buyer agrees (hat
if Seller defaults at any time, Buyer will only have the rights mentioned in the Contract and that
Buyer waives any other rights Buyer might otherwise have.

7. Seller shall have certain rights and remedies against Buyer in the event Buyer fails to
perform any of the terms and conditions of the Contract, including failure to comply with the
pre-closing and closing requirements, as more particularly described in the Contract, including
the right to cancel the Contract and return Buyer’s payments, without interest, minus the escrow
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cancellation fee and minus all costs of Seller, escrow or any lending institution in processing this
Agreement or any loan application

8. The Contract prohibits Buyer from assigning the contract.

9. By signing the Contract, Buyer acknowledges and agrees that the Apartment is being
sold AS IS, WHERE IS condition with no warranties whatsoever. The Contract contains various
disclaimers and disclosures about the Project, including disclosures pertaining to current zoning,

hazardous materials, asbestos, lead based paint and non-conforming uses affecting the Project
and the Land.

ALL BUYERS SHOULD READ THE CONTRACT IN FULL AS THIS SUMMARY IS NOT
ALL-INCLUSIVE AND DOES NOT CONTAIN A COMPLETE DESCRIPTION OF ALL
PROVISIONS OF THE CONTRACT.

This summary is intended only to give a brief description of some of the items contained in
the Contract, and does not alter or amend the Contract in any manner. If any of the
provisions of the summary contradict to provisions of contained in the Contract in any
way, the provisions of the Contract shall override the provisions of this summary.
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EXHIBIT L
Coral Reef Condominium Condominium Project
Registration No.
Disclosure Abstract

As of March 12, 2003

This disclosure abstract is made by Coral Reef Development, LLC, a Hawaii limited
liability company ("Developer"), as the owner of the Coral Reef condominium project
("Project"), which Project consists of the existing building and the underlying leasehold interest
in the land situate on that certain parcel of land containing an area of 31,873 square feet at
Honolulu, City and County of Honolulu, State of Hawaii, and identified as Tax Map Key No. (1)
2-6-022-002. The Developer has acquired the existing building, along with a leasehold interest
in the land, and has subdivided said building into two hundred and fifty-three (253) individual
condominium apartments and has dcsignated appurtenant common elements and limited
common elements pursuant to the Declaration of Condominium Property Regime of the Coral
Reef, dated , 2003, recorded in the Office of the Assistant Registrar of
the Land Court of the State of Hawaii as Land Court Document No.
("Declaration"). This disclosure describes the legal status of the Project, including the common
elements and all apartments therein, as of the date of the recordation of the Declaration and the
physical condition of the Project as of the date hereof.

1. Project: Coral Reef
2299 Kuhio Avenue
Honolulu, Hawaii 96815

2. Developer: Coral Reef Development, LLC
737 Bishop Street, Suite 1740
Honolulu, Hawaii 96813
(808) 226-9700

3. Managing Agent: Paulin Group, LLC
1700 Ala Moana Boulevard
Honolulu, Hawaii 96815
(808) 942-7722

4. Maintenance Fees: The breakdown of the estimated annual maintenance fees and
the estimated monthly fees for each apartment, representing the common expenses of the Project
allocated to each apartment, which are hereby certified to be based on generally accepted
accounting principles, are set forth in Appendix 1 attached hereto and made a part hereof by
reference. The maintenance fee estimate is a projection of what individual apartment owners
will be required to contribute toward the maintenance and upkeep of the Project on a monthly
basis and is based upon an analysis of the physical and financial status of the Project as described
in that certain 2003 Reserve Study for the Coral Reef, revised March 11, 2003, and prepared by
Armstrong & Associates, Inc. A copy of the Reserve Study is attached hereto as Appendix 2.
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The Reserve Study was calculated based on the assumption that the Developer’s
contributions to the Association, as set forth in Section F.5 of Addendum “C” of the Sales
Contract, will be made at closing and that the Association will use those funds accordingly.

The Developer advises that the maintenance fees of a condominium project are difficult
to estimate prior to actual operation of the Project and even if maintenance fees have been
accurately estimated, such fees will tend to increase in an inflationary economy and as the
improvements age. The estimated maintenance fees and monthly fees for each apartment are
based on the latest information available to the Developer and the Managing Agent and are
subject to revision based on actual costs for items enumerated. Maintenance fees can vary
depending on services desired by apartment owners. Each buyer should check the attached
maintenance fee schedule to see what services are included therein.

5. Project Description: The building is a single fifteen (15) story, 176,332 square-
foot structurc compriscd of a fourtcen (14) story reinforced concrete tower atop a ground floor
lobby/commercial base (with basement parking garage), as shown more particularly on the
Condominium Map. The building was completed in 1969 and is operated as a hotel. The walls,
floors and pillars of the building are of concrete construction. The basement has a below grade
concrete floor.

The one-story lobby/commercial base (the “Ground Floor”), with a exterior of
predominately finished concrete (with some pane glass), contains 23,165 square feet of floor

space. It sits above the below-grade basement parking garage and is one-half story above street
level.

The parking garage is located primarily on the basement level, but also extends
partially onto the street level. There are fifty-one (51) marked stalls, forty-four (44) of which are
standard stalls, two (2) of which are compact stalls, three (3) of which are tandem stalls, and two
(2) of which are handicap accessible stalls. Of the forty-four (44) standard stalls, three of the
stalls are used for storage and other uses and are unavailable for parking. The parking stalls are
numbered 1 through 51 on Sheet 2 of the Condominium Map. The basement also contains the
water heaters, switch rooms, maintenance room, mechanical rooms, a transformer, an emergency
generator, an elevator foyer, a utility room and a stairwell leading to the Ground Floor and out to
the street, all as more particularly shown on the Condominium Map.

The Ground Floor holds the registration/cashier desk, main and elevator lobbies,
administrative offices and some 17,357 square feet of retail and restaurant space. The main
entrance to the lobby is from Kuhio Avenue via a corridor with a short stairway that leads to the
center of the base structure. The Ground Floor area was renovated in phases between 1993 and
1998. New floor tile, a coffered ceiling and wall covering were installed in the first phase, and
the storefronts and seating areas were returbished in 1997-98.

The 60 by 147-foot tower (running mauka/makai on the site), rises 14 stories
above the Ground Floor lobby/commercial base and contains 247 guest rooms and office space.
The fagade of the tower on the diamond head and ewa faces, excluding the First Floor (as
defined below), is comprised of guest room lanais constructed with scalloped concrete slabs and
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metal railings, which are accessed from the rooms through a floor-to-ceiling sliding glass door.
The facade of the First Floor on the diamond head and ewa faces, is comprised of a mix of
lanais, glass and finished concrete. On the mauka and makai sides of the tower, the facades are a
mix of lanais, glass and finished concrete.

The bottom floor of the tower (the second story of the hotel) (hereinafter, the
“First Floor”) contains office space, storage space, two stairwells with access to all floors of the
building and an elevator bay. The entire First Floor, excluding those areas designated as
Common Elements, will be initially designated as one (1) commercial apartment designated as
Apartment FF-100. The owner of Apartment FF-100 may remodel, reconfigure, and subdivide
the First Floor as set forth in Section 20 of this Declaration.

A swimming pool and sun deck area are located on the makai/ewa side of the
Real Property, level with the basement roof, and are accessed from the Makai Drive as shown on
Sheet 2 of the Condominium Map.

Each of the thirteen (13) guest room floors (consisting of the 2nd floor through
the 15th floor, with no 13th floor) contains nineteen (19) hotel rooms comprised of one (1)
standard studio, thirteen (13) superior studios, three (3) one-bedroom suites, and two (2) two-
bedroom suites.

The roof level, as shown on Sheet 4 of the Condominium Map (the “Roof”)
includes air conditioning equipment, elevator equipment, a stairwell to access elevator
equipment and one (1) stairway leading to the other floors of the building.

6. The Apartments. A total of two hundred and fifty three (253) condominium
apartments are hereby created consisting of two hundred and forty seven (247) hotel apartments,
five (5) commercial apartments, and one (1) parking apartment, as shown on the Condominium
Map. As described below, the commercial apartments and the parking apartments may be
consolidated and subdivided into multiple apartments. THE OTHER APARTMENTS (THE HOTEL
APARTMENTS ON FLOORS 2 THROUGH 15) ARE SHOWN ON SHEET 4 OF THE CONDOMINIUM MAP AS
THEY ARE PRESENTLY CONFIGURED. EACH OF THE APARTMENTS WILL BE SOLD PURSUANT TO
PURCHASE AND SALE AGREEMENTS WHICH INCLUDES A RENOVATION PACKAGE WHICH WILL, IN
SOME CASES, RESULT IN THE SPACE WITHIN AN APARTMENT BEING DEFINED SO THAT ADDITIONAL
ROOMS ARE CREATED. THE DESCRIPTION OF THE APARTMENTS IN THE NARRATIVE O TIIS
DISCLOSURE ABSTRACT, THE DECLARATION AND IN EXHIBIT B OF THE DECLARATION INCLUDE
THE AMENITIES AND ALTERATIONS THAT WILL BE MADE TO THE APARTMENTS PURSUANT TO THE
TERMS OF THE PURCHASE AND SALE AGREEMENTIS. SHEET 6 OF THE CONDOMINIUM MAP SHOWS
THE ROOMS AS THEY WILL BE CONFIGURED AFTER INSTALLATION OF THE RENOVATION PACKAGE.
Each apartment is designated as a separate freehold estate. Each apartment consists of the spaces
within the perimeter walls, tloors and ceilings of the respective apartments as shown on the
Condominium Map. The apartments are more particularly described below. There are thirteen
(13) apartment types in the building as follows:

The Parking Apartment, a commercial apartment, is located
primarily on the basement level, but also extends partially onto the
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street level. The Building has a total of fifty-one (51) marked
stalls, forty-four (44) of which are standard stalls, two (2) of which
are compact stalls, three (3) of which are tandem stalls, and two (2)
of which are handicap accessible stalls. Of the forty-four (44)
standard stalls, three of the stalls are used for storage and other
uses and are unavailable for parking. The parking stalls are
numbered 1 through 51 on Sheet 2 of the Condominium Map. All
of the parking stalls are being conveyed as a single apartment,
provided, however, that the owner of the Parking Apartment shall
have the right to subdivide, consolidate or realign the apartment as
provided in Section 20.f.(4) herein.

Type L-1, L-2, L-3, and Front Desk apartments are located on the
Ground Floor, are commercial apartments, and shall initially
consist of four (4) scparatc and distinct spaces shown on Sheet 1 of
the Condominium Map, subject to realignment, consolidation and
subdivision as provided in subsection 20.f.(1).

Type FF-100 is located on the first floor of the tower (second floor
of the building), and is a commercial apartment directly above the
Ground Floor, as shown on Sheet 3 of the Condominium Map.
The Type FF-100 apartment shall be a single contiguous space,
subject to realignment and subdivision as provided for in
subsection 20.f.(2) below by the owner of Apartment FF-100.

Each Type A and A-Rev apartment (Type A is the same as Type
A-Rev, except that the layout of the rooms are reversed) on the 2nd
Floor through the 15th Floor shall have two bedrooms, one
bhathroom, a wet bar, microwave and a living room.

Each Type B, D and F apartment on the 2nd Floor through the 15th
Floor shall have one bedroom, one bathroom, a wet bar,
microwave and a living room.

Lach Type C and C-Rev apartment (Type C is thc samc as C-Rev,
except that the layout of the rooms are reversed) on the 2nd Floor
through the 15th Floor shall be superior studio suites with one
bathroom, a wet bar and a living room. Type C and C-Rev
apartments on the 11 12%, 14™ and 15™ Floors shall also have a
microwave. All other Type C and C-Rev apartments shall be
prohibited from installing any microwave ovens or heating
appliances which would, with other facilities in an apartment
constitute a kitchen under applicable law.

Each Type E apartment on the 2nd Floor through the 15th Floor
shall be a standard studio suite with one bathroom, a wet bar and a
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living room. Type E apartments on the 11%, 12, 14™ and 15"
Floors shall also have a microwave. All other Type E apartments
shall be prohibited from installing any microwave ovens or heating
appliances which would, with other facilities in an apartment
constitute a kitchen under applicable law.

Each apartment has immediate access to the exterior walkways, stairways and/or
elevator of the building which leads to the Ground Floor of the building. There are a total of
three (3) stairways on the Ground Floor; Stair #1, located on the makai side of the building,
provides access from the Ground Floor to all floors of the building, including the Roof; Stair #2,
located on the mauka side of the building, provides access from the Ground Floor up to the 15™
Floor; and Stair #3, located on the mauka end of the building, provides access to and from the
Kuhio Avenue entrance and the basement parking area. There are three (3) elevators which
service the hotel. The service elevator provides service from the basement parking area up to the
15" Floor. The other two clevators provide scrvice from the Ground Floor up to the 15" Floor of
the building.

7. Construction Detail. According to details provided in the structural report
described in Section 11.a below, the building is constructed of reinforced concrete supported on
pile foundations. The building was permitted around middle of 1967. The building is rectangle
in shape with plan dimensions of 130’ — 0” x 121” — 8”.  The Building Tower (from 2nd floor to
top) has a plan dimension of 60’ x 130°. It has 14 floors plus one basement level for parking.
Typical floor slabs are 8” thick conventionally reinforced flat plate structure. Typical bay size is
24’ — 3” x 13’. Building columns are rectangular in shape from 2nd floor to the top of the
building. The column shapes are round and square in the ground floor and the basement areas.
Some floor areas at the ground floor and the 2nd floor are framed with 8” and 10” thick pre-
stressed hollow core slabs with 2” concrete topping. The building has two stair shafts, one at
each end, and has an elevator shaft in the middle of the building.

8. Compliance with Building Code: The Project, to the best of Developer’s
knowledge, complied with all zoning and building ordinances and codes when built and
presently, as a result of adoption or amendments to ordinances and codes, contains a legal non-
conforming use and is a legal nonconforming structure. Under the LUO, the existence of a
nonconforming use in the Project means that in the event of that the nonconforming use is
discontinued for twelve (12) consecutive months, or for eighteen (18) months during any three
year period, the nonconforming use shall not be resumed. Revised Ordinances of Honolulu,
Article 4. Section 21-4.110(c) (1999). Under the LUO, the existence of nonconforming
structural conditions in the Project means that in the event of a major casualty, which causes the
destruction of the building to an extent of more than fifty percent (50%) of its replacement value,
the building cannot be reconstructed except in conformity with the then current and applicable
provisions of the Land Use Ordinance. Revised Ordinance of Honolulu, Article 4, Section 21-
4.110(b) (1999). However, Section 21-9.80-4(e) of the LUO provides an exception which may

or may not be applicable in the event of destruction or discontinuation of the use of the Project.

The Developer is currently in the process of investigating the extent to which the
project complies with the current LUO and whether any variances were granted for the Project.
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Based on the Developer’s preliminary investigation with the DPP, the Project is a permitted
nonconforming hotel use in the Resort-Commercial Precinct of the Waikiki Special District. In
addition, the building exceeds the permissible floor area ratio under the current LUO. The legal
operation of the Project is contingent upon maintaining its status as a hotel. Developer, at this
time, cannot determine, after due inquiry, whether the Project contains any other legal
nonconforming uses or structures as a result of the adoption or amendment of any ordinances or
codes.

9. No Warranties: Except as set forth in Section 7 above, the Developer cannot
determine whether the Project contains any other legal nonconforming uses or structures as a
result of the adoption or amendment of any ordinances or codes. The Developer does not give
any warranties or assurances that the apartments can be expanded or that variances are obtainable
from the City and County of Honolulu for any proposed improvements. The Project, the
apartments and anything installed or contained therein are being sold as "AS IS" condition
"WITH ALL TFAULTS" by thc Decvcloper, without any warrantics whatsoever, express or
implied.

Atrticle IV, Section D.1 of Addendum "C" to the Deposit, Receipl and Sales
Contract used in connection with the Project provides, in part, as follows:

1. Seller Makes No Warranties or Promises. Buyer acknowledges that
Seller is not the original developer of the project and was not involved in
(and is not responsible for) the planning or construction of the project.
Buyer further acknowledges that the project was substantially completed
in 1969 and has been used over the years primarily for residential and
hotel purposes. Buyer understands and agrees that the Property is being
sold “AS IS, WHERE IS” WITH ALL FAULTS and that Seller makes
no warranties or promises of any kind, express or implied, about the
Property or the Project (including the common elements of the Project), or
about any furnishings, fixtures, appliances or other consumer products or
anything else installed, attached, affixed or otherwise contained in the
Property or the Project (including the common elements of the project),
including any warranties or promises of “habitability,” or
“merchantability,” “workmanlike construction” or “fitness for a particular
usc or purpose.”

Without limiting the generality of any of the foregoing, Seller makes no
warranties or promises: (a) that the Project or any improvements in the
Apartment, the Project (including the common elements) will be free from
cracks in, or other damage to, the concrete or other building materials; (b)
regarding the value of the Project or the personal property; (c) regarding
the physical or environmental condition of the Project, including without
limitation, any deferred maintenance at the Project, the existence of
hazardous materials; or (d) regarding the suitability, conformance,
compliance or lack of compliance of the Project with any State, Federal,
county or local law, code, ordinance, order, permit, administrative
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requirement, or regulation, including, without limitation, those related to
the consolidation and subdivision of land, the operation and use of the
Project and accessibility of the Project by persons with disabilities. In
other words, Seller makes no warranties or promises at all.

Buyer for itself and its successors, heirs and assigns, releases Seller and its
affiliates, and their and each of their respective past, present and future
directors, officers, managers, employees, shareholders, managers, trustees,
agents, and each of their respective successors and assigns from and
waives any claim, action or liability which arises from or relates to any
latent or patent defect in the Project or the Property, known or unknown,
which exists now or in the future, or which arises from or relates to any
lack of compliance of the Project with any State, Federal, county or local
law, code, ordinance, order, permit, administrative requirement, or
rcgulation, that Buycr may have against Seller under any Federal, State or
local law, ordinance, rule or regulation now existing or hereafter enacted
or promulgated, including without limitation, those related to asbestos,
asbestos-containing materials, lead-based or lead-containing  paint,
hazardous materials and environmental conditions or matters in, on, under,
about or migrating from or onto or into the Property or the Project, or by
virtue of any common law right relating to asbestos, asbestos-containing
materials, lead-based or lead-containing paint, hazardous material and
environmental conditions or matters (including the presence of mold or
mildew) in, on, under about or migrating from or onto or into the Property
or the Project. Seller and Buyer agree that this release from liability has
been specifically negotiated between Seller and Buyer.

Buyer acknowledges and agrees that Seller’s disclaimer of warranties
contained in this Section D.1 is an essential element in the determination
of the low purchase price for the Apartment being sold to Buyer. This
means that the Apartment would not have been sold to Buyer for the
amount of the purchase price stated in this Agreement without Seller’s
disclaimer of warranties.

Permitted Use. Subjcct to the provisions of the Declaration, and cxcepting the

commercial and parking apartments, each apartment in the Project shall be occupied and used in
accordance with the definition of a hotel use as provided for in the Land Use Ordinance of the
City and County of Honolulu, as the same may be amended from time to time. The Developer

makes no representations or warranties, express or implied, with respect to such uses.

Existing Structure. The present condition of the site on which the Project is

located and the structural components and the mechanical and electrical installations material to
the use and enjoyment of the Project are described in reports from a structural engineer, electrical
engineer, and a mechanical engineer and architect, all of which are attached hereto as Appendix

3.4.5and 6.
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Although not required by law, the engineers, architect and consultant have given
opinions about the condition of the Project to provide buyers with additional information.
However, the Developer does not represent or warrant that the reports attached hereto are correct
or complete. The reports should not be relied upon as the opinion of the Developer. No
representations are made by the Developer with respect to the expected useful life of the
structural components or the mechanical and electrical installations in the Project. Except as
described herein, the Developer has not ascertained if any of the conditions disclosed in the
attached reports have been addressed.

a. Civil and Structural Engineer's Report. Excerpts from the structural
and civil engineer's report attached hereto as Appendix 3 indicate that the building structure is in
good condition. The report observations were based on inspections of the basement, ground
floor, Unit Nos. 1104, 1105 and 1414, and the roof. Minor surface cracks in the balcony slabs
were observed in Unit Nos. 1104, 1105 and 1414, along with signs of corrosion in the balcony
handrails. Cracks were observed in the basement slab and leakage from the drain pipes may
have caused corrosion in the slab reinforcement. It is recommended that the cracks be
investigated and repaired with the consultation of a registered professional engineer. Some water
damage in the ceilings was observed in the lobby area, which may have been caused by
condensation from the air conditioning. On the roof, the steel framing that supports the facia
around the mechanical equipment needs maintenance and some beams and columns need to be
replaced due to corrosion.

It is the opinion of the structural/civil engineer that the damage observed
in various areas does not impair the integrity of the building structure. The building structure is
in good condition and can be expected to continue to perform well with normal maintenance and
upkeep; however, it is recommended that all repairs should be done under the guidance of a
registered professional engineer. The report specifies that its findings are limited to the portions
and areas of the building addressed in the report, and does not provide any express or implied
warranty for any portion of the existing building.

b. Electrical Field Observation Report. A copy of the electrical engineer's
report is attached hereto as Appendix 4. The purpose of the report was to conduct a general
field observation of the condition of the existing electrical installation for the building. The

report only covers general deficiencies in the areas visited. The various deficiencies are listed in
the report.

c. Mechanical Engineer's Report. The report attached hereto as
Appendix 5 covers the building's observable ventilation and air-conditioning systems.

The building's original central air conditioning system is a chiller plant
that consists of two centrifugal water cooled chillers, two chilled water pumps, two condenser
water pumps, and two cooling water towers which are located on the roof. The typical rooms are
air conditioned by constant volume fan coil units located over the bathroom ceiling. The ground
floor tenants have their own air handling units connected to the central chilled water plant.
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The fan coil units for the typical rooms are old and are the original fan coil
units. The units are the open coil type with three speed fan controls. The ceiling space above the
bathroom is used as a return air plenum. The ceiling tiles are the fiberglass type. In some of the
units which were observed, the chilled water flexible unicellular insulation is condensating on
the outer surface close to the unit. The location of the fan coil units is susceptible to causing
mold growth because of the high moisture in the bathroom.

At the roof level there are two new cooling towers with stainless steel
casings. The towers are BAC No. 15214L, induced draft type with two-speed fans. There are
two centrifugal chillers. One of the units is the original Worthington chiller and is used as a
standby unit. The new chiller is a York No. YSBB-BB-SI-CHE Millennium R-22 screw
machine. There are two chilled water pumps and two condenser water pumps. There are three
new pumps and one existing 15hp chilled water pump. The insulation on the chilled water lines
are new and in good condition. The chilled water plant is in good condition.

The exhaust fans for the bathrooms that are located on the roof are in good
condition. In the second floor corridors, there are indications of water damage at the stained
ceiling areas. These areas present a possible future mold problem if the water problem is not
mitigated.

The lobby level including the reception area is not air conditioned. There
is inadequate ventilation because of inadequate natural air openings and the depth of the main
lobby area. The ground floor of the lobby area does not meet Department of Health
requirements. The report concludes with various recommendations to alleviate the problems
noted regarding the air conditioning and ventilation systems.

d. Architectural Report. The architect's report attached hereto as
Appendix 6 indicates that the building was constructed prior to the latest Building Code, Fire
Code, Board of Health Regulations and Zoning Ordinance, and will have to meet all current
requirements when future additions or alterations are made. However, "grandfathered"
(conforming at the time of construction) and non-conforming status will limit future renovations,
alterations and addition possibilities.

The building has held up to wear and tear very well and a strict
maintenance cffort has kcpt the complex clean and functionally ablce to provide for the needs of
the intended use. The specific site and building observations include the following: uneven
joints and surfaces on walkways could contribute to tripping or slippery conditions; some
stairwell handrails, landings and widths do not comply with minimum code requirements; the
landscaping areas are not maintained well so that falling off from the sidewalk into the unpaved
area is possible; the parking traffic flow is counter clockwise, so directional signage should be
made clear; the ramps to the basement should have a crown at the top so that rainwater from the
makai parking area does not run down the ramp; food service establishments must post room
seating and capacity signs; lobby lacks lighted exit signs on emergency power; access to the roof
is locked, so signs are necessary to inform guests that the roof is locked; roofing is deteriorated
and a roof inspection should be ordered; fire rated doors and frames must have labels that are not
painted over; outlets near water sources in the rooms should be GFIC; smoke detectors must be
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electrically hard wired; no grab bars or non-slip surface in bathtub area. Other specific
observations and items to be corrected are listed in the report.

In addition, a study was performed by Friendly Access Company, Inc. in
March of 2003 to update the ADA Compliance Plan for the Project. According to the study, the
Coral Reef Hotel has removed a considerable number of the barriers identified in the initial ADA
compliance report, and has made significant gains toward compliance with the ADA as it applies
to existing places of public accommodation. A copy of the assessment by Friendly Access
Company, Inc. and an updated ADA Compliance Plan is attached hereto as Appendix 7. The
Developer will complete the shaded items on the ADA Compliance Plan at no additional cost to
the apartment owners or the Association. The items which are not shaded will be the
responsibility of the Association or the individual apartment owner as applicable.

e. Asbestos. An asbestos study conducted by HECO at the Project in 1990.
Several materials in the structure were identificd as containing asbestos. However, it was
concluded that there was no meaningful danger presented by the items. The report stated that
“The general condition of the identified asbestos containing materials was rated fair to good.
‘I'his signifies good maintenance on the part of your staff at this hotel.” The project's asbestos
abatement findings and conclusions were made to a prior owner and should not be relied upon as
the opinion of the Developer.

In sum, the information set forth in this Section 11 is only a synopsis of the
observations and recommendations made by the engineers, architect and environmental
consultant and is not intended, nor should be construed by its incorporation herein, to be a
representation or warranty of the Developer or more important than any other observation or
recommendation contained in said Exhibits and not contained herein. Because the units in the
building are being sold by the Developer in "AS IS" condition with "ALL FAULTS", each
buyer should carefully review Appendices 3, 4, 5, 6 and 7 in their entirety. Each buyer should
inspect the buyer's apartment and the Project or have the apartment and the Project inspected by
buyer's own experts to buyer's complete satisfaction.

12. Alterations to Certain Apartments.

Section 20.f of the Declaration states:

f. Alteration and Subdivision of Certain Apartments and Limited Common
Elements. Notwithstanding anything herein to the contrary, but subject to the provisions of
Section 20.g., and subject further to the requirement that any and all actions taken pursuant (o the
provisions of this Section 20.f. shall conform to this Declaration, the Bylaws, the House Rules,
all applicable zoning laws and regulations, and shall in no way jeopardize the status of the
Project as a nonconforming hotel use; the owners identitied below shall have the rights and
obligations set forth below with respect to improvement, reconstruction, subdivision and
consolidation of certain apartments, Common Elements, and Limited Common Elements
appurtenant thereto. Each and every party acquiring an interest in the Project, by such
acquisition, consents to the provisions of this Section 20.f and to the recordation of any and all
documents necessary to effect the same, including any amendment or amendments of this
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Declaration; agrees to execute such documents and instruments as may be necessary or
convenient to effect the same; and appoints each person authorized to take the actions described
in this Section 20.f, its successors and assigns as such party's attorney-in-fact with full power of
substitution to execute such documents and instruments on such party's behalf, which grant of
such power, being coupled with an interest, is irrevocable for the term of said reserved rights,
and shall not be affected by the disability of such party or parties:

) The owner of each of apartments L-1, L-2, L-3 and the Front Desk
apartment at such owner’s expense, shall have the right to improve and reconstruct each such
unit as such owner deems appropriate. Each such owner shall also have the right to subdivide
each apartment into any number of separate apartments, to consolidate any of apartments L-1, L-
2, L-3 and the Front Desk apartment or any apartment created by such subdivision of any of
apartment L-1, L-2, L-3 and the Front Desk apartment or any apartment arising out of the
subdivision of any of apartments L-1, L-2, L-3 and the Front Desk apartment, without obtaining
thc consent or joinder of the Association, the Board or any other apartment owner or its
mortgagee.

(A) In executing the rights in this subparagraph 20.L.(1), the owner of
each of apartments L-1, L-2, L-3 and the Front Desk apartment may, at such owner’s expense,
without obtaining the consent or approval of the Association, the Board, any apartment owner or
any mortgagee, designate any part of such owner’s apartment(s) and any Limited Common
Element appurtenant thereto, as a Common Element or Limited Common Element; add, delete,
relocate and realign the Limited Common Elements appurtenant to and the area of apartments L-
1, L-2, L-3 and the Front Desk apartment and any apartments resulting from the consolidation or
subdivision thereof (including, without limitation, making any part of an apartment into a part of
a Limited Common Element and making any part of a Limited Common Element a part of an
apartment); provided, however, that the total of the percentage interests in the Common
Elements of all such apartments shall equal the percentage interests in the Common Elements of
apartments L-1, L-2, L-3 and the Front Desk apartment as set forth in this Declaration.

(B) Upon completion of the reconfiguration described in this
subparagraph 20.f.(1), such owner(s) shall amend this Declaration and the Condominium Map
pursuant to the requirements of Section 20.a. above, provided no consent, approval or joinder by
the Association, the Association, any other apartment owner or any mortgagee shall be required
to record such amendment.

(C) Any and all actions taken by the owner of each of apartments L-1, L-
2, L-3 and the Front Desk apartment shall conform to all applicable zoning laws and regulations,
and shall in no way jeopardize the status of the Project as a nonconforming hotel use.

2) ‘The owner of Apartment FF-100, at such owner’s expense, shall have the
right to improve and reconstruct such unit as such owner deems appropriate; and to subdivide
Apartment FF-100 into any number of separate apartments, without obtaining the consent or
joinder of the Association, the Board or any other apartment owners or their mortgagees.
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(A) In executing the rights reserved in this subparagraph 20.f.(2), the
owner of Apartment FF-100 may, at such owner’s expense, without obtaining the consent or
approval of the Association, the Board, any apartment owner or any mortgagee, designate any
part of such owner’s apartment(s) as a Common Element or Limited Common Element, add,
delete, relocate and realign the Limited Common Elements appurtenant to and the area of
Apartment FF-100 as necessary or desirable to effect reconfiguration of the First Floor; provided,
however, that the total of the percentage interests in the Common Elements of all apartments
resulting from the subdivision or reconfiguration of Apartment FF-100 shall equal the percentage
interests in the Common Elements of Apartment FF-100 as set forth in this Declaration.

(B) Upon completion of the reconfiguration described in this
subparagraph 20.f.(2), such owner shall amend this Declaration and the Condominium Map
pursuant to the requirements of Section 20.a. above, provided no consent, approval or joinder by

the Association, the Board, any other apartment owner or any mortgagee shall be required to
record such amendment.

(C) Any and all actions taken by the owner of the Apartment FF-100 shall
conform to all applicable zoning laws and regulations, and shall in no way jeopardize the status
of the Project as a nonconforming hotel use.

(3)  The owner of any apartment may enclose, at such owners sole cost and
expense, any lanai, deck, balcony or patio which is a Limited Common Element appurtenant to
such apartment provided such enclosure is permitted by all applicable laws, rules, ordinances,
regulations and governmental guidelines and such enclosure complies with guidelines for
installation of lanai enclosures which have been duly adopted by the Association at any meeting
called for such purpose and has been approved by the Association’s architect.

(4)  The owner of the Parking Apartment, at such owner’s expense, shall have
the right to subdivide the apartment into any number of separate apartments, without the
necessity of obtaining the consent or joinder of the Association, the Board or any other apartment
owners or their mortgagees.

(A) In executing the rights reserved in this subparagraph 20.f.(4), the
owner of the Parking Apartment may, at such owner’s expense, without obtaining the consent or
approval of thc Association, thc Board, any apartment owner or any mortgagee, designate any
part of such owner’s apartment(s) as a Common Element or Limited Common Element, add,
delete, relocate and realign the Limited Common Elements appurtenant to and the area of the
Parking Apartment as necessary or desirable to effect such reconfiguration of the Parking
Apartment; provided, however, that the total of the percentage interests in the Common Elements
of all apartments resulting from the subdivision or reconfiguration of the Parking Apartment
shall equal the percentage interests in the Common Elements of the Parking Apartment as set
forth in this Declaration.

(B) Upon completion of the reconfiguration described in this
subparagraph 20.f.(4), such owner shall amend this Declaration and the Condominium Map
pursuant to the requirements of Section 20.a. above, provided no consent, approval or joinder by
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the Association, the Board, any other apartment owner or any mortgagee shall be required to
record such amendment.

(C) Any and all actions taken by the owner of the Parking Apartment
shall conform to all applicable zoning laws and regulations, and shall in no way jeopardize the
status of the Project as a nonconforming hotel use.

14. Hazardous Materials. The Developer has made no independent investigation as
to asbestos or other hazardous substances in the apartments or in, under or around the Project,
including but not limited to, radioactive materials, organic compounds known as polychlorinated
biphenyls, chemicals known to cause cancer or reproductive toxicity, pollutants, contaminants,
hazardous wastes, toxic substances, and any and all other substances or materials defined as or
included in the definition of "hazardous substances", "hazardous wastes", "hazardous materials"
or "toxic substances" under, or for the purposes of, hazardous materials laws. An asbestos study
was conductcd at the Project in 1990, whereby HECO certified that the asbestos containing
materials in the Project presented no meaningful danger; however, the Developer does not
represent or warrant that the consultant's findings are correct or complete. The Developer neither
prepared nor commissioned the asbestos abatement project and makes 1o representations or
warranties whatsoever as to the accuracy or completeness of the findings and conclusions. In
light of the age of the Project, there may be mold and other hazardous substances in the
apartments or in, under or around the Project. Because of the possible presence of such
substances, buyers should have their respective apartments inspected to determine the extent (if
any) of such contamination and any necessary remedial action. The Developer will not correct
any defects in the apartments or in the Project or anything installed or contained therein and
buyers shall expressly release the Developer from any liability if any hazardous materials are
discovered.

13.  Lead-Based or Lead-Containing Paint. The Project may present exposure to
lead from lead-based or lead-containing paint that may place young children at risk of
developing lead poisoning. Lead poisoning in young children may produce permanent
neurological damage, including learning disabilities, reduced intelligence quotient, behavioral
problems, and impaired memory. Lead poisoning also poses a particular risk to pregnant
women. The Developer is required by law to provide Buyer with any information on lead-based
or lead-containing paint hazards from risk assessments or inspections in the Developer's
possession and notify Buycr of any known lcad-bascd or lcad-containing paint hazards. The
Developer hereby discloses that the Developer has no knowledge of lead-based or lead-
containing paint and/or lead-based or lead-containing paint hazards at the Project. A risk
assessment or inspection, at the buyer's option and expense, for possible lead-based or lead-
containing paint hazards is recommended prior to purchase.

14, Mold/Mildew. Buyers are hereby advised that tropical climates with warm
temperatures, high humidity and frequent precipitation are conducive to the propagation of mold,
mildew, fungus and other types of bacterial growths. Though the building, deck surface and
other improvements that are a part of the Project may be cleaned to satisfactory appearance, the
Developer cannot guaranty that mold, mildew, fungus and other types of bacterial growths can
be eliminated. The building in the Project is old and has had incidences of leaking and water
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exposure which may have resulted in the introduction of mold, mildew, fungus and other types
of bacterial growths. The building and some of the apartments within the building have had
mold or mildew growth in the past which, to Developer's knowledge, has been treated and
cleaned by the fec owner. Buyers should be aware that, as with all propertics, the building may
have hidden, enclosed and unreachable areas where growths can occur and cannot be detected
and that there may in the future be mold and mildew growth in the Project if the Association and
occupants of the apartments do not properly maintain the Project. If a buyer, any member of the
buyer's family, or any person who will inhabit the Property has respiratory, skin or other health
ailments or conditions that can be affected by mold, mildew, fungus or other types of bacterial
. growths they should seek professional advice before completing this purchase. Neither the
Developer nor its agents associated with the Project have the requisite knowledge to provide
counsel as to the presence, likelihood of conditions conducive to propagation of mold, mildew,
fungus and other type of bacterial growths in the Project or as to the effect the aforementioned
conditions can have related to their health, welfare and continued enjoyment of the Property.
Individuals who may be capable of providing such advice are professional home inspectors.
medical professionals, scientific research professionals, certified industrial hygienist or other
environmental specialists and/or others who have requisite knowledge in matters of detection and
lab analysis services. Buyers are encouraged to perform or engage a professional consultant to
perform a risk assessment or inspection in the buyer's apartment and the Project, at the buyer's
option and expense, for the presence of mold, mildew, fungus or other types of bacterial growths
in the apartment and the Project.

DATED: Honolulu, Hawaii, April 29, 2003.

CORAL REEF DEVELOPMENT, LLC,
a Hawaii limited liability company

By Tatibouet Reef, LLC, a Hawaii limited liability company

By: %“/% ﬁ/( .

Andre S. Tatibouet
Its: Manager

("Developer")

Coral Reef Disclosure Abstract (Doc 24738) 04/29/03 2:59 PM E ] blt L

Page 14 of 14



Coral Reef Condominium Project

Managing Agent's
Estimated Initial Maintenance Fees and Disbursements

Estimate of Initial Maintenance Fees:

APARTMENT TYPE Monthly Fee X 12 months =| Yearly Total

Parking $7,465 $89,575
LL-1 $2,958 $35,501
LL-2 $2,628 $31,532
LL-3 $5,106 $61,268
Front Desk $180 $2,165
FF-100 $4,920 $59,043
A $316 $3,796

B $279 $3,345

C $201 $2.413

D $250 $2,999

E $179 $2,150

F $274 $3,292
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Estimate of Maintenance Fee Disbursements:

[Montmy Fee X 12months = Yearly Lotal
Electricity $15,103 $181,232
Telephone $160 $1,915
Cable TV $3,875
Gas $470
Water and Sewer $7,260 $87,122

Building . 812,848 T§154.174

Grounds $0 $0

- - - o
Wages and Salaries $9,646 $115,751
Insurance & Other (3.8%) $547 $6,559
Taxes (10.8%) $1,553 $18,642

Health Care (18.43%) $2,638 $31,656

Management Fee $5,535 $66,415

Audit Fees $263 $3,150
Office Expenses $1,708 $20,496
Legal Advice $105 $1,260
Education and Training $0 $0

Common Elements and Liability  |$4,688 T 856,250
Directors and Officers, Bond $300 $3,600

GET, Miscellaneous Income ($550) ($6,600)
Reserves (*) $12,083 $145,008

$938.765

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

1, the undersigned, duly sworn on oath, depose and affirm as follows:

1. That I am the Principal Broker of Paulin Group, LLC, a California limited
liability company, designated by the developer of the Coral Reef ("Project”) to act as the
Managing Agent for the management and administration of the Project.

2. ‘T'hat 1 hereby certify that the breakdown of the annual maintenance charges and
the monthly estimated cost for each apartment in the Project, as set forth above are reasonably
estimates for the one-year period commencing Qecemvoer~ 3| , 2003, based on
generally accepted accounting principles.

DATED: Honolulu, Hawaii, this 4% day of March, 2003.

gl

!

PAULIN GROUP, LLC, -~
a Califo limited liability compagy

m‘/

e
7/
Will Tanak
Itsf Prinarcl?p;l Brokeﬂ

Subscribed and sworn to before me
this /3% day of March, 2003.

Notary Public, State of Hawaii »
Print Name: Béﬂw’t&)grrz‘ A Llec

My commission expires: é,?/ 29 /a3

Appendix 1 to Exhibit L
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2004
RESERVE STUDY
FOR

Coral Reef

March 11, 2003
Prepared by Armstrong & Associates, Inc.
Toll Free: (800) 561-7732

850 W. Hind Drive, Suite 208 1333 Gateway Drive, Suite 1014

Honolulu, Hawaii 96821 Melbourne, Florida 32901

Phone: (808) 377-8500 Phone: (321) 674-0196

Fax: (808) 377-8511 ‘ Fax: (888) 332-4610
EXHIBITL
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2004
RESERVE STUDY
FOR

Coral Reef
March 11, 2003

A level (1) study was performed according to the Community Associations Institute
(CAI) Reserve Study Standards. (See attached standards.)

On-site visual observations of the common area elements [i.e., roofs, parking areas, paint,
etc.] were performed on January 30, 2003 by Robert Wilder.

This report may also rely on information supplied by the property manager, Board of
Directors, resident manager, contractors and published replacement guides modified for local
conditions related to reconstruction.

The placement of a useful life on common elements is not an exact science. There are many
variables that affect their life. For example, weather, usage, vandalism and proper
maintenance. Therefore, we recommend a review of the physical analysis every three years
or at any time of a major condition change [i.e., storm damage] and an update of the financial
analysis every year.

Disclosure; as an impartial third party, Annstrong & Associates, Inc. also provides
construction management for Association’s reserve projects, by being the Association’s
representative.

This report was either prepared or reviewed by Dale Armstrong, R.S.

Armstrong & Associates, Inc.
Toll Free (800) 561-7732

Florida Office

1333 Gateway Drive, Suite 1014
Melbourne, Florida 32901
Phone (321) 674-0196

Fax (888) 332-4610

Hawaii Office

850 W. Hind Drive, Suite 208
Honolulu, Hawaii 96821
Phone (808) 377-8500

Fax (808) 377-8511




COMMUNITY ASSOCIATIONS INSTITUTE (CAl)
RESERVE STUDY STANDARDS

What is a Reserve Study?

A Reserve Study is made up of two parts, 1) the information about the physical status and
repair/replacement cost of the major common area components the association is obligated to
maintain (Physical Analysis), and 2) the evaluation and analysis of the association's Reserve balance,
income, and expenses (Financial Analysis). The Physical Analysis is comprised of the Component
Inventory, Condition Assessment, and Life and Valuation Estimates. The Component Inventory should
be relatively "stable” from year to year, while the Condition Assessment and Life and Valuation
Estimates will necessarily change from year to year. The Financial Analysis is made up of a finding of
the client's current Reserve Fund Status (measured in cash or as Percent Funded) and a
recommendation for an appropriate Reserve contribution rate (Funding Plan).

JPhysical Analysis iFinancial Analysis
Component Inventory  fFund Status
#Condition Assessment §Funding Plan
iLife and Valuation
Estimates

Reserve Study Contents

The following is a list of the minimum contents to be inciuded in the Reserve Study.

e A summary of the association's number of units, physical description, and Reserve Fund
financial condition.

e A projection of Reserve Starting Balance, recommended Reserve contributions, projected
Reserve expenses, and projected ending Reserve Fund Balance for a minimum of 20 years.

s A tabular listing of the Component Inventory, component quantity or identifying descriptions,
Useful Life, Remaining Useful Life, and Current Replacement Cost.

e Adescription of methods and objectives utilized in computing the Fund Status and
development of the Funding Plan.

e Source(s) utilized to obtain component Repair or Replacement cost estimates.
e A description of the Level of Service by which the Reserve Study was prepared.

e Fiscal year for which the Reserve Study is prepared.

Levels of Service

The following three categories describe the various types of Reserve Studies, from exhaustive to
minimal.

I. Full: A Reserve Study in which the following five Reserve Study tasks are performed:
e Component inventory

Condition Assessment (based upon on-site visual observations)

Life and Valuation Estimates

Fund Status

Funding Plan

e & o o




Il. Update, With-Site-Visit/On-Site Review: A Reserve Study update in which the following five
Reserve Study tasks are performed:

e Component Inventory (verification only, not quantification)
Condition Assessment (based on on-site visual observations)
Life and Valuation Estimates

Fund Status

Funding Plan

Ill. Update, No—Sit_e-Visit/Off-Site Review: A Reserve Study update with no on-site visual observations
in which the following three Reserve Study tasks are performed:

e Life and Valuation Estimates
e Fund Status
e Funding Plan

Disclosures
The following are the minimum disclosures fo be included in the Reserve Study.

General: Description of other involvement(s) with the association that could result in actual or
perceived conflicts of interest.

Physical Analysis: Description of how thorough the on-site observations were performed:
representative sampling vs. all common areas, destructive testing or not, field measurements vs.
drawing take-offs, etc.

Financial Analysis: Description of assumptions utifized for interest and inflation, tax, and other
outside factors.

Personnel Credentials: State or organizational licenses or credentials carried by the individual
responsible for Reserve Study preparation or oversight.

Update Reports: Disclosure of how the current work is reliant on the validity of prior Reserve Studies.

Completeness: Material issues which, if not disclosed, would cause a distortion of the association's
situation.

Reliance on Client Data: Information provided by the official representative of the association
regarding financial, physical, quantity, or historical issues will be deemed reliable by the consultant.
The reserve study will be a reflection of information provided to the consultant and assembled for the
association's use, not for the purpose of performing an audit, quality/forensic analyses, or background
checks of historical records.

Reserve Balance: The actual or projected total presented in the reserve study is based upon
information provided and was not audited.

Component Quantities: For Update With-Site-Visit and Update No-Site-Visit Levels of Service, the
client is considered to have deemed previously developed component quantities as accurate and

reliable.

Reserve Projects: Information provided about reserve projects will be considered reliable. Any on-site
inspection should not be considered a project audit or quality inspection.

i



Terms and Definitions

CASH FLOW METHOD: A method of developing a Reserve Funding Plan where contributions to the
Reserve fund are designed to offset the variable annual expenditures from the Reserve fund. Different
Reserve Funding Plans are tested against the anticipated schedule of Reserve expenses until the
desired Funding Goal is achieved.

COMPONENT: The individual line items in the Reserve Study, developed or updated in the Physical
Analysis. These elements form the building blocks for the Reserve Study. Components typically are:
1) Association responsibility, 2) with limited Useful Life expeclancies, 3) predictable Remaining Useful
Life expectancies, 4) above a minimum threshold cost, and 5) as required by local codes.

COMPONENT INVENTORY: The task of selecting and quantifying Reserve Compaonents. This task
can be accomplished through on-site visual observations, review of association design and
organizational documents, a review of established association precedents, and discussion with
appropriate association representative(s).

COMPONENT METHOD: A method of developing a Reserve Funding Plan where the total
contribution is based on the sum of contributions for individual components. See "Cash Flow Method.”

CONDITION ASSESSMENT: The task of evaluating the current condition of the component based on
observed or reported characteristics.

CURRENT REPLACEMENT COST: See "Replacement Cost."

DEFICIT: An actual (or projected) Reserve Balance less than the Fully Funded Balance. The opposite
would be a Surplus.

EFFECTIVE AGE: The difference between Useful Life and Remaining Useful Life. Not always
equivalent to chronological age, since some components age irregularly. Used primarily in
computations.

FINANCIAL ANALYSIS: The portion of a Reserve Study where current status of the Reserves
(measured as cash or Percent Funded) and a recommended Reserve contribution rate (Reserve
Funding Plan) are derived, and the projected Reserve income and expense over time is presented.
The Financial Analysis is one of the ftwo parts of a Reserve Study.

FULLY FUNDED: 100% Funded. When the actual (or projected) Reserve balance is equal to the Fully
Funded Balance.

FULLY FUNDED BALANCE (FFB): Total Accrued Depreciation. An indicator against which Actual (or
projected) Reserve balance can be compared. The Reserve balance that is in direct proportion to the
fraction of life "used up" of the current Repair or Replacement cost. This number is calculated for each
component, then summed together for an association total. Two formulas can be utilized, depending
on the provider's sensitivity to interest and inflation effects. Note: Both yield identical results when
interest and inflation are equivalent.

FFB = Current Cost X Effective Age / Useful Life

or
FFB = (Current Cost X Effective Age / Useful Life) + [(Current Cost X Effective Age / Useful Life) / (1 +
Interest Rate) * Remaining Life] - [(Current Cost X Effective Age / Useful Life) / (1 + Inflation Rate) A

Remaining Life]

iii



FUND STATUS: The status of the reserve fund as compared to an established benchmark such as
percent funding.

FUNDING GOALS: Independent of methodology utilized, the foliowing represent the basic categories
of Funding Plan goals:

e Baseline Funding: Establishing a Reserve funding goal of keeping the Reserve cash balance
above zero.

e Full Funding: Setting a Reserve funding goal of attaining and maintaining Reserves at or near
100% funded.

e Statutory Funding: Establishing a Reserve funding goal of setting aside the specific minimum
amount of Reserves required by local statues.

e Threshold Funding: Establishing a Reserve funding goal of keeping the Reserve balance
above a specified dollar or Percent Funded amount. Depending on the threshold, this may be
more or less conservative than "Fully Funding.”

FUNDING PLAN: An association's plan to provide income to a Reserve fund to offset anticipated
expenditures from that fund.

FUNDING PRINCIPLES:
o Sufficient Funds When Required

e Stable Coniribution Rate over the Years

e Evenly Distributed Contributions over the Years

e Fiscally Responsible

LIFE AND VALUATION ESTIMATES: The task of estimating Useful Life, Remaining Useful Life, and
Repair or Replacement Costs for the Reserve components.

PERCENT FUNDED: The ratio, at a particular point of time (typically the beginning of the Fiscal Year),
of the actual (or projected) Reserve Balance to the Fully Funded Balance, expressed as a percentage.

PHYSICAL ANALYSIS: The portion of the Reserve Study where the Component Inventory, Condition
Assessment, and Life and Valuation Estimate tasks are performed. This represents one of the two
parts of the Reserve Study.

REMAINING USEFUL LIFE (RUL): Also referred to as "Remaining Life" (RL). The estimated time, in
years, that a reserve component can be expected to continue to serve its intended function. Projects
anticipated to occur in the initial year have "zero” Remaining Useful Life.

REPLACEMENT COST: The cost of replacing, repairing, or restoring a Reserve Component to its
original functional condition. The Current Replacement Cost would be the cost to replace, repair, or
restore the component during that particular year.

RESERVE BALANCE: Actual or projected funds as of a particular point in time that the association
has identified for use to defray the future repair or replacement of those major components which the
association is obligated to maintain. Also known as Reserves, Reserve Accounts, Cash Reserves.
Based upon information provided and not audited.

RESERVE PROVIDER: An individual who prepares Reserve Studies.
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RESERVE STUDY: A budget planning tool that identifies the current status of the Reserve fund and a
stable and equitable Funding Plan to offset the anticipated future major common area expenditures.
The Reserve Study consists of two parts: the Physical Analysis and the Financial Analysis. "Our
budget and finance committee is soliciting proposals to update our Reserve Study for next year's

budget.”

RESPONSIBLE CHARGE: A reserve specialist in responsible charge of a reserve study shall render
regular and effective supervision to those individuals performing services that directly and materially
affect the quality and competence rendered by the reserve specialist. A reserve specialist shall
maintain such records as are reasonably necessary to establish that the reserve specialist exercised
regular and effective supervision of a reserve study of which he was in responsible charge. A reserve
specialist engaged in any of the following acts or practices shall be deemed not to have rendered the
regular and effective supervision required herein:

1. The regular and continuous absence from principal office premises from which professional

services are rendered; expect for performance of field work or presence in a field office
maintained exclusively for a specific project;

2. The failure to personally inspect or review the work of subordinates where necessary and
appropriate;

3. The rendering of a limited, cursory or perfunctory review of plans or projects in lieu of an
appropriate detailed review;

4. The failure to personally be available on a reasonable basis or with adequate advance notice
for consultation and inspection where circumstances require personal availability.

SPECIAL ASSESSMENT: An assessment levied on the members of an association in addition to
regular assessments. Special Assessments are often regulated by governing documents or local

statutes.

SURPLUS: An actual (or projected) Reserve Balance greater than the Fully Funded Balance. See
"Deficit.”

USEFUL LIFE (UL): Total Useful Life or Depreciable Life. The estimated time, in years, that a reserve
component can be expected to serve its intended function if properly constructed in its present
application or installation.

HAWAII'S AMENDMENT TO ALLOW CASH FLOW ANALYSIS

HB 70

“Cash flow plan” means a twenty-year projection of an association's future income and
expense requirements to fund fully its replacement reserves requirements each year during
that twenty-year period, except in an emergency; provided that it does not include a
projection of special assessments or loans during that twenty-year period, except in an
emergency.

Courtesy of Armstrong & Associates, Inc.
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Coral Reef
PROJECT DEFINITION REPORT

3/11/2003
Project Information
Project: Coral Reef Project Date: 1/01/1969
Address: 2299 Kuhio Avenue Number of Phases: 1
City: Honohulu Number of Units: 247
State: HI Number of Models: 1

Zip: 96815-0000

Property Description

The subject property is defined as the Coral Reef and is located at 2299 Kuhio Avenue in Honolulu, Hawaii.
The property includes a high-rise multi-use building with 247 hotel units and space leased for commercial use
including restaurant, retail and office.

The high-rise building is a fifteen story concrete frame structure not including the basement floor. The
basement floor is a parking garage area that includes mechanical areas. The ground floor includes the entry
lobby and leased commercial space. Located at the first floor is office space, employee breakroom, storage
and building service areas. Floors two through fifteen contain hotel units and a common area interior access
corridor. Upper floor access is provided by two public elevators, a freight elevator and two concrete

stairwells.

Amenities include a swimming pool. The property was completed in approximately 1969 and will undergo
refurbishments in 2003. The building was considered to be in fair to average condition upon the site visit
conducted on January 30, 2003.

*Concrete spalling repairs can become a significant expense as the building ages. These problems generally
occur when tower building's are 15 to 20 years in age. The Coral Reef building is approximately 34 years old
with concrete spall damage noted during the site visit. Building representatives indicate that these areas will
be repaired along with a painting project that is expected to occur in 2003 (See Painting - High Rise Exterior
component).

Section 1 Page 1
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Coral Reef

SIS DE POR
Analysis #1

Project Information
Project: Coral Reef Project Date: 1/01/1969
Address: 2299 Kuhio Avenue Analysis Date: 1/01/2004
City: Honolulu Number of Phases: |
State: HI Number of Units: 247
Zip: 96815-0000 Number of Models: 1
Analysis Parameters
Rate of Inflation: 2.5% Deferred Expenditures:  No
Rate of Return on Investment: 4% Contingency: 0%
Beginning Funds: $300,000.00 Contingency Time: None
Loan/Special Assessment: No
Annual Contribution Factors '

2014: 2.5% 2024: 2.5% 2034: 2.5% 2044:  2.5%
2005: 0% 2015:  2.5% 2025: 2.5% 2035: 2.5% 2045: 2.5%
2006: 0% 2016: 2.5% 2026:  2.5% 2036: 2.5% 2046:  2.5%
2007:  2.5% 2017: 2.5% 2027: 2.5% 2037. 2.5% 2047: 25%
2008: 2.5% 2018:  2.5% 2028: 2.5% 2038:  2.5% 2048:  2.5%
2009:  2.5% 2019: 2.5% 2029:  2.5% 2039: 2.5% 2049:  2.5%
2010: 2.5% 2020:  2.5% 2030:  2.5% 2040: 2.5% 2050:  2.5%
2011: 2.5% 2021: 2.5% 2031: 2.5% 2041: 2.5%
2012: 2.5% 2022: 2.5% 2032: 25% 2042: 2.5%
2013: 2.5% 2023:  2.5% 2033: 2.5% 2043: 2.5%

Additional Analysis Information

Analysis 1 indicates a beginning 2004 reserve balance of $300,000 as provided by the client. A 2.5% annual
increase in reserve contributions is utilized starting in year 2007 continuing for the 47-year duration of the
study. A 47 year reserve study is used to encompass lease agreement obligations. Under this analysis Hawaii
State reserve requirements are met under the cash flow funding method of calculations. Minimum
requirements are exceeded with projections indicating that current year contributions are not being used for
current year expenditures.

Please review the above financial parameters and the entire report for accuracy.

Note: A 4% rate of return on reserve investments is projected at the client’s request This analysis takes into
account for the demolition as stated in the lease agreement. Current costs are estimated at 2.6 million dollars.

Section 2 Page 1
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Coral Reef

CASHFILOW PERCENT FUNDED SUMMARY PROJECTIONS

Analysis #1

Beginning Average/ Interest Ending

Year Balance Contribution Unit/Mo Earned Expenditures Balance
2004 300,000.00 145,000.00 48.92 13,021.17 5B,426.00 399,595,17
2005 399,595.17 145,000.00 4892 14,610.59 119,005.00 440,200.76
2006 440,200.76 145,000.00 48.92 20,988.86 3,015.00 603,175.62
2007 603,175.62 148,625.00 50.14 27,785.89 1,344.00 778,242.51
2008 778,242.51 152,340.63 §1.40 34,583.74 11,314.00 953,852.88
2008 953,852.88 156,149.15 52.68 32,272.65 256,236.00 886,038.68
2010 886,038.68 160,052.88 54,00 25,358.52 368,679.00 702,771.08
2011 702,771.08 164,054.20 5§5.35 24,582.21 360,439.00 530,968.49
2012 530,968.49 168,155.56 56.73 25,318.16 0.00 724,442.21
2013 724,442.21 172,359.45 58.15 32,338.08 47,304.00 881,835.74
2014 881,835.74 176,668.44 59.60 37,659.75 52,496.00 1,043,667.93
2015 1,043,667.93 181,U85.15 61.08 40,137.85 157,726.00 1,107,164.93
2016 1,107,164.93 185,612.28 62.62 46,903.35 58,726.00 1,280,954.56
2017 1,280,854.56 190,252.59 64.19 52,734.87 128,059.00 1,395,883.02
2018 1.395,883.02 195,008.90 65.79 56.813.34 214.832.00 143307328
2019 1,433,073.26 199,884.12 67.44 56,409.72 248,694.00 1,440,673.10
2020 1,440,673.10 204,881.22 69.12 59,961.50 79,070.00 1,626,445.82
2021 1,626,445.82 210,003.25 70.85 62,291.00 614,303.00 1,284,437.07
2022 1,284,437.07 215,253.33 72.62 57,045.44 0.00 1,556,735.84
2023 1,556,735.84 220,634.66 74.44 63,254.91 223,515.00 1,617,110.41
2024 1,617,110.41 226,150.53 76.30 67,789.60 100,943.00 1.810,107.54

Section 3 Page 1
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Coral Reef

CASHFLOW PERCENY FUNDED SUMMARY PROJECTIONS
Analysis #1

Beginning Average) interest Ending
Year Balance  Contribution Unit/io Earned Expendifures Balance
2025 1,810,107.54 231,804.29 78.21 62,605.3% 526,937.00 1,577,580.22
b7 187 /050.22 237,959.50 8016 69,480.59 452800 UBTYE37.56
2027 1,874,637.56 243,538.39 B8.17 758077 207.908.00 1,992,958.72
2028 1,892,958.72 248,627.87 8422 86,662,688 0.00 2,328,249.25
2028 2,329,248.25 255,868.57 86.33 99,900.67 14,680.00 2,670.328.49
2030 2/570,328.4% 262.265.28 £8.48 11182175 £6,581.00 297783453
2031 2,877,B34.83 268,821.91 80.28 124,525.88 124,382.00 2,246,790.52
2082 3,248,740.32 27554246 92.56 131,378.08 323,319.00 3,330,391.83
2033 3,330,391.83 282,431.02 8528 140,224.58 81,380.08 3.671.667.38
2034 3,671,667.38 289,491.80 87.87 149,340.32 181,562.00 3,848,807 50
2035 3,848,907.50 206,720.10 10811 146,583.70 6B4,217.00 3,728,003.30
2036 3,728,003.30 304,147.33 102.61 156,352.40 53,684.00 413481403
2037 4,134 514.03 311,751.01 10518 175,185.58 2,752.00 481883862
2038 4,618,938.62 318 544.79 107.81 193,698.52 T317200 5,059,069.93
2020 5,050,089.9% 207 822 41 11050 186,242.02 840,128.00 4,733,800.28
2040 4,723,822.26 83572175 113.27 174,318.04 £25,470.00 4,808,393.05
2041 4,508,393.05 343,114.73 118,10 181.711.28 Y75457.00 415872210
2062 4,158,722,10 3271766 119,00 77,5190 0.00 4,588,590,85
2643 4,688, 580,88 351,635.60 12198 180,160.82 434 BET.00 4.805430.38
2044 4,805,430.38 370,573.99 125.02 201,698.68 §3,741.00 5,323,962.05
2045 5,323,962.05 379,838.34 12815 203,841.06 505,441.00 5,302,200.45

Sustion 3 Fuge 2
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Coral Reef

CASHFLOW PERCENT FUNDED SUMMARY PROJECTIONS

Analysis #1
Beginning Average/ Interest Ending
Year Balance __ Contribution Unit/Mo Earned Expenditures Balance
2046 5.302.200.45 389,334.30 131.35 214,835.12 460,773.00 5.445,586.87
2047 5,445,506.87 389,067.56 13464 227.817.05 80,869.00 5,981,612.58
2048 5,981,612.58 409,044.35 138.00 251,437.97 29,660.00 6,612,434.90
2049 6,612,434.90 419,270.46 141.45 273,005.35 136,563.00 7,168,147.71
2050 7,168,147.71 42975222 144.99 16,129.73 7,003,566.00 610,463.66
Totals: 12,105,840.0 4575,464.57 16,674,841.00

Section 3 Page 3
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Coral Reef
CASHFLOW PROJECTIONS GRAPH

Analysis #1
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ROJECT!
Analysis #1

2004 2005 2006 2007 2008 2009

2010

2011

2012

2013

Balcony Lanai Re-Coat

Carpet Finoring - Hallway Corridors
Carpet Flooring - Lobby

Chair Lift - ADA

Chiller (Oid)

Chiller Pumpe (Old)

Elevator Cab Refurbish

Elevator Modernize - Mechanical-1
Elevator Modernize - Mechanical-2
Exhaust Fans - High Rise Roof Top
Fire Doors

Fire Hoses/Extinguishers
Funishings + Lobby

Heat Pumps - Evaperatore

Hot Water Boilers

Hot Water Tank (Old)

Lighting - Garage

Lighting - interior Corridor
Painting - High Rise Exterior
Painting - Interior Corridors
Plumbing Repairs - General

Pool Deck Conting Re-Cont

Pool Deck Furniture

Pool PumplFilter

Pool Re-Plaster

Pumps - Domestic Wator Booster
Roofing - Built-Up Re-Coat

Sump Pumps

226,196

9,187
3,015

17,812
20,500
8713
1,597

11,314
3,241

28,213
111,104
6,304

Section 5 Page 1
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231,851
59,449

37453

2,378

69,387
8,881
36,778

30,838

185,031
25,207

4,317

36,288
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ROJECT] PEN| S

Analysis #1
2004 2005 2006 2007 2008 2000 2010 2011 2012 2012
Vinyl Flooring - Employee Lounge 1,344
Totals 58,426 119,005 3,015 1,34 11,314 256,236 368,678 360,439 47,304

Section §  Page 2
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(oX] PENDITURES

Analysis #1
2014 2015 2016 2017

2018

2018

2020 2021 2022

2023

Balcony Lanai Re-Coat
Bathroom Refurbish - Lobby
Carpet Flooring - Hallway Corridors
Carpet Flooring - Lobby
Chair Lift - ADA

Chiller & Pumps (New)
Cooling Tower

Elevator Cab Refurbish

Fence - Emergency Generator
Fence - Pool Area

Fire Alarm System Upgrade
Fire Doors

Fire Hoses/Extinguishers
Funishings - Lobby
Generator - Emergency Diesel
Heat Pumps - Replace

Hot Water Tank (New)

Hot Water Tank {Old)

Lighted Exit Signs

Lobby Refurbishment
Painting - High Rise Exterior
Painting - Interior Corridors
Plumbing Repairs - G |
Pool Deck Coating Re-Coat
Pool Deck Furniture

Pool PumplFilter

Pool Re-Plaster

Pump - Fire Booster

Pumps - Domestic Water Booster

43,855

7,388

52,498

3,767

11,783

5,584

13,452
3,666

24,130

Section §  Page 3

Copyright 1995 by Reserve Pro

" 214,832

82,499
10,560

11,473

36,666

12,314

18,791

28,971

5133

41,287

396,517
198,259

15,274

76,100

4,253

2,870

24,891

48,268

45,328

91,266

13,761



WJECT| PENDITUR

Analysis #1
2014 2015 2016 2017 2018 2019 2020 2024 2022 2023

Railings - Bafcony Lanais 33,483

Roofing - Built-Up Re-Coat 138,787

Sump Pumps 7874

Tile Flooring - Lobby 49,343

Vinyl Flooring - Employee Lounge 1678

Totals 52,496 157,726 58,726 128,059 214,632 248,654 79,070 614,303 223,518

Section &  Pape 4
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2024

ROJEC PENDITU!
Analysis #1

2025 2026 2027

2028

2029 2030

2031 2032

2033

Balcony Lanai Re-Coat

Carpet Flooring - Hallway Corridors
Carpet Flooring - Lobby

Chiller {Old)

Chiller Pumps (Oid)

Elevaror Cab Refurbish

Exhaust Fans - High Rise Roof Top
Fire Doors

Fire Hoses/Extinguishers
Funishings ~ Lobby

Hot Water Boilers

Hot Water Tank (New)

Lighting - Garage

Lighting - Interior Corridor
Painting - High Rise Exterior
Painting - Interior Corridors
Plumbing Repairs - G 1

Pool Deck Coating Re-Coat

Pool Deck Furniture

Pool Pump/Fiiter

Pool Re-Plaster

Railings - Balcony Lanais

Roofing - Built-Up Re-Coat

Sump Pumps

Vinyt Flooring - Employee Lounge

51,773

32,780

16,390

100,517
12,866

84,021

4,823
44,674

255,130
36,517

4932
6,254

177,704
10,082
2,149

14,690

2,890
59,889

3,802

Totals

190,943

526,937 4,823 207,908

61,557

16,667

303,344

19,975

46,168

14,590 66,581

124,392 323,319

58,040

5,721

17,619

81,380
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2034 2035

ROJECTED EXP UR]
Analysis #1

2036 2037 2038 2039

2040 2041 2042

2043

Balcony Lanai Re-Coat

Bathroom Refurbish - Lobby
Carpet Flooring - Hallway Corridors
Carpet Flooring - Lobby

Chair Lift - ADA

Chiller & Pumps (New)

Cooling Tower

Elevator Cab Refurbish

Elevator Modernize - Mechanical-1
Elevator Modernize - Mechanical-2
Exhaust Fans - High Rise Roof Top
Fence - Emergency Generator
Fence - Pool Area

Fire Alarm System Upgrade

Fire Doors

Fire Hoses/Extinguishers
Funishings - Lobby

Hot Water Tank {Old)

Lightod Exit Signs

Lobby Refurbishment

Painting - High Rise Exterior
Painting - Interior Corridors
Plumbing Repairs - Genaral

Pool Deck Coating Re-Coat

Pool Deck Furniture

Pool PumpiFilter

Pool Ro-Plactor

Pump - Fire Booster

Pumps - Domestic Water Booster

122,501
15,680
64,932

11,831
83,944

54,445
17,838

27222

44,503

7622

59,810

73,172

463,004

18,805
6,174

84930

360,581

6,635

38,585

Sctlon 5 Puge 6
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634,040
317,024

474,579

121,687

24,424

24 337

4,867

39,801
149,255
19,105

74,296

66,336

54,223

9,287



DITURES

Analysis #1
2034 2035 2036 2037 2038 2039 2040 2041 2042 2043
Roofing - Built-Up Re-Coat 227,416
Sump Pumps 12,906
Tile Flooring - Lobby 75,089
Vinyl Flooring - Employee Lounge 2752
Totals 161,582 664,217 53,689 2,752 73,172 849,025  ©£25,470 975497 434,857
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PROJECT! XPENDITUR]

2044 2045

Analysis #1
2046 2047 2048

2049

2050

Balcony Lanai Re-Coat

Chair Lift « ADA

Chiller {(Old)

Chiller Pumps (Old)

Demolition Costs-Lease Agreement
Fire Doors

Fire Hosos/Extinguichers
Generator - Emergency Diesel
Hot Water Boilers

Hot Water Tank (New)

Hot Wator Tank {Old)

Lighting - Interior Corridor
Painting - High Rise Exterior
Plumbing Repairs - General

Pos) Deck Coating Ro-Coat

Pool PumplFilter

Pumps - Domestic Water Booster
Railings - Balcony Lanais

Roofing - Built-Up Re Coat

Sump Pumps

Viny! Flooring - Employee Lounge

86,999

137,711
53,741

7.808

65,250
201,260
16,525

87,347

7.805

24,145

428,723
29,6560

3,522

24,078

25,841

86,644

6,899,175

98,159

6,232

Totals

53,741 605,441

460,773 90,869 29,660

136,563

7,003,566
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Coral Reef
ACCOUNTANT'S REPORT

Analysis #1
1/01/2004 - 12/31/2004

Remaining Future Assigned 2004 Contribution 2004 Assigned 2004 Funding
Component Life (yr/mo) Cost Reserves Requirement  Interest Earned  Requirement
Baicony Lanai Re-Coat 06/06 37,548 786 472 42 514
Bathroom Refurbish - Lobby 19/06 24,891 182 110 10 120
Carpet Flooring - Hallway Coridors 07/06 69,387 1,272 763 69 832
Carpet Flooring - Lobby 07/06 8,881 163 98 9 107
Chair Lift - ADA 07/03 36,778 4,239 2,545 229 2,774
Chiller & Pumps (New) 17/08 396,517 13,459 8,078 725 8,803
Chiller (Oid) 00/00 0 0 0 0 0
Chiller Pumps (Old) 06/00 0 0 0 0 0
Cooling Tower 17108 198,259 6,729 4,039 363 4,402
Elevator Cab Refurbish 09/06 36,288 532 319 29 348
Elevator Modemize - Mechanical-1 05/00 226,196 57,596 34,571 3,104 37,675
Elevaior Modemize - Mechanical-2 06/00 231,851 57,597 34,571 3,105 37,676
Exhaust Fans - High Rise Roof Top 06/00 59,448 10,379 6,230 559 6,789
Fence - Emergency Generator 11/00 7,399 969 : 582 52 634
Fence - Pool Area 17/02 15,274 830 378 34 412
Fire Alarm Systemn Upgrade 10/00 52,496 7,638 4584 412 4,096
Fire Doors 05/00 9,187 2,339 1,404 126 1,530
Fire Hoses/Extinguishers 02/00 3,015 702 421 38 459
Eunishings - Labby 07/06 30 R38R 565 : 339 30 360
Generator - Emergency Diesel 16/00 76,100 7,972 4,785 430 5,218
Heat Pumps - Evaporators 05/08 17,612 3,364 2,019 181 2,200
Heat Pumps - Replace 19/06 91,266 9,289 5,581 501 6,082
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Coral Reef
ACCOUNTANT'S REPORT

Analysis #1
1/01/2004 - 12/31/2004

Remaining Future Assigned 2004 Contribution 2004 Assigned 2004 Funding

Component Life (yr/mo) Cost Reserves Requirement  Interest Earned  Requirement
Hot Water Boilers 00/00 20,500 20,500 0 0 0
Hot Water Tank (New) 12/03 11,793 €630 378 34 412
Hot Water Tank (Old) 00/00 8,713 8,713 0 o] 0
Lighted Exit Signs 12/00 5,584 650 380 35 425
Lighting - Garage 01/00 1,597 452 271 24 295
Lighting - Interior Corridor 06/00 37,453 7,628 4,579 411 4,990
Lobby Refurbishment 15/06 18,791 172 103 g 112
Painting - High Rise Exterior 07108 185,031 3,391 2,035 183 2,218
Painting - Interior Corridors 07/08 25,207 462 277 25 302
Plumbing Repairs - General 04/00 11,314 1,646 988 89 1,077
Pool Deck Coating Re-Coat 05/06 3,241 79 48 4 52
Pool Deck Fumniture 07/08 4317 79 47 4 51
Panl Pump/Filtar 08/00 ?2.37R 277 168 15 181
Pool Re-Plaster 08/06 11,016 161 97 9 106
Pump - Fire Booster 12/00 24,130 2,809 1,686 151 1,837
Pumps - Domestic Water Booster 00/00 29,213 29,213 0 0 0
Railings - Balcony Lanais 13/06 33,483 351 210 19 229
Roofing - Built-Up Re-Coat 01/00 111,104 30,428 18,264 1,640 19,904
Sump Pumps 01/00 6,304 1,651 991 89 1,080
13/00 48,343 3,988 2,394 215 2,609

Tile Flooring - Lobby
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Copyright 1996 by Reserve Pro



Coral Reef
ACCOUNTANT'S REPORT

Analysis #1
1/01/2004 - 12/31/2004
Remaining Future Assigned 2004 Contribution 2004 Assigned 2004 Funding
Component Life (yr/mo) Cost Reserves Requirement  Interest Earned  Requirement
Vinyl Flooring - Employes Lounge 03102 1,344 300 185 17 202
Totals: 2,231,088 300,002 144,998 13,021 158,019
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Coral Reef

COMPONENT SUMMARY REPORT

Analysis #1

Useful Life Adj. Life Sched. Rpl.

Description Starting Date {yrimo)  (yr/mo) {molyr) Recur _Current Cost _ Future Cost
Painting - High Rise Exterior 7/01/2003 07/00 +01/00 0711 Y 150,000 180,518
Pool Deck Coating Re-Coat 7/01/2003 06/00 00/00 07/08 Y 2,760 3,161
Sub Total: 152,760 183,679
D Tt
Demalition Costs-Lease Agreement 1/01/2050 40/00 00700 01/50 Y 2,160,000 6,730,902
Sub Total: 2,160,000 6,730,902
lev:
Chair Lift - ADA 4/01/1998 12/00 00/00 04/11 Y 30,000 35,881
Elevator Cab Refurbish 7/01/2003 10700 00/00 07113 Y 28,000 35,403
Elevator Modemize - Mechanical-1 1/01/1969 30/00 +10/00 01/09 Y 195,000 220,679
Elevator Modemize - Mechanical-2 110171969 30/00 +11/00 01/10 Y 195,000 226,196
Sub Total: 448,000 518,159
Eire Control
Fire Alarm System Upgrade 1/01/1994 20/00 00/00 01/14 Y 40,000 51,216
Fire Daars 1/01/1969 10/00 +30/00 01/09 Y 7.920 8083
Fire Hoses/Extinguishers 1/01/19986 10/00 00/00 01/06 Y 2,800 2,942
Pump - Fire Booster 1/01/19%6 20/00 00/00 01/16 Y 17,500 23,541
Sub Total: 68,220 86,662
Elcoring
Carpet Fiooring - Hallway Corridors 7/01/2003 08/00 00700 07111 Y 56,250 67,604
Section 7 Page 1
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COMPONENT SUMMARY REPORT

Useful Life Adj. Life Sched. Rpl.

Coral Reef

Analysis #1

Description Starting Date _ (yr/mo)  (yr/mo) (mofyr)  Recur Current Cost Future Cost
Vinyl Flooring - Employes Lounge 2/01/1002 10/00 +05/00 03/07 v 1,213 1,314
Sub Total: 57,463 69,005
HVAC

Chiller & Pumps (New) 9/01/2001 20/00 00/00 09/21 Y 250,000 386.8465
Chiller (Oid) 1/01/1969 20/00 +15/00 01/04 Y 1] 0
Chiller Pumps (Old) 1/01/1990 20/00 00/00 01110 Y 4] 0
Cooling Tower 8012001 20/00 00/0D 0921 Y 125,000 193423
Exhaust Fans - High Rise Roof Top 1011995 15/00 00/00 01110 Y 50,000 57,989
Sub Total: 425,000 638,268
Lighting

Lighted Exit Signs 1/01/1996 20/00 00/00 01/16 Y 4,050 5,448
Lighting - Garage 1/01/1969 25/00 +11/00 01/05 Y 1,520 1,558
Lighting - Interior Corridor 1/01/1980 20/00 00/00 01710 Y 31,500 36,539
Sub Total: 37,070 43,545
Lobby

Bathroom Refurbish - Lobby 710172003 20/00 00/00 07,23 Y 15,000 24,284
Carpet Flooring - Lobby 7/01/2003 08/00 00/00 o711 Y 7,200 8,665
Funishings - Lobby 7/01/2003 08/00 00/00 07/11 Y 25,000 30,086
Lobby Refurbishment 7/01/2003 16/00 00/00 o719 Y 12,500 18,333
Tite Flooring - Lobby 17011999 18/00 D0/0D 0117 Y 34,913 48,140
Sub Total: 94613 129,508

Section 7 Page 2

Copyright 1996 by Reserve Pro



Coral Reef

COMPONENT SUMMARY REPORT

Useful Life Adj. Life Sched. Rpl.

Analysis #1

Description Starting Date (yrimo) _ (yrimo) {molyr) Recur Current Cost Future Cost

Mechanical

Generator - Emergency Diesel 1/01/1995 25/00 00/00 01/20 Y 50,000 74,244

Heat Pumps - Evaporators 7/01/1993 16/00 00/00 07/09 N 15,000 17,182

Heat Pumps - Replace 7/01/1993 30/00 00/00 07/23 Y 55,000 88,040

Hot Water Boilers 1/0171985 20/00 -01/00 01/04 Y 20,000 20,000

Hot Water Tank (New) 410172001 15/00 00/00 04116 Y 8,500 11,506

Hot Water Tank (Oid) 1/01/1985 15/00 +04/00 01/04 Y 8,500 8,500

Pumps - Domestic Water Booster 170171985 15/00 +04/00 01/04 Y 28,500 28,500

Sump Pumps 110111995 10/00 00/00 01/05 Y 6,000 6,150
Sub Total: 191,500 255,121
Painti

Balcony Lanai Re-Coat 7/0172003 07/00 00/00 07/10 Y 31,200 36,632
Painting - Interinr Cortidors 7/0172003 08/00 00/00 07111 Y 20435 24593

Sub Total: 51,635 61,225
Plumbing

Plumbing Repairs - General 1/01/2000 08/00 00/00 01/08 Y 10,000 11,038
Sub Total: 10,000 11,038
Railings

Railings - Balcony Lanais 7/01/2003 14/00 00/00 o7n7 Y 23,400 32,666
Sub Total: 23,400 32,666
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Coral Reef
COMPONENT SUMMARY REPORT

Analysis #1

Useful Life Adj. Life Sched. Rpl.

Future Cost

Description Starting Date (yrimo)  (yr/mo) (molyr) Recur _Current Cost

Roofing

Roofing - Buit-Up Re-Coat 1/01/1988 10/00 +07/00 01/05 Y 105,750 108,394
Sub Totat: 105,750 108,394
Security

Fence - Emergency Generator 1011985  20/00 00/00 01/15 Y 5,500 7,218
Fence - Pool Area 3/01/2001 20/00 00/00 03721 Y 9,750 14,902
Sub Total: 15,250 22,120
Swimming Pool

Pool Deck Furniture 7/01/2003 08/00 00/00 ot Y 3,500 4212
Pool Pump/Filter 1/01/2000 10/00 00/00 01/10 Y 2,000 2,320
Pool Re-Plaster 7/01/2003 10/00 00/00 0713 Y 8,500 10,747
Sub Total: 14,000 17,279
Grand Total: 3,854,661 8,907,571
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Coral Reef
COMPONENT DETAIL REPORT

Analysis #1
Balcony Lanai Re-Coat
Category: Painting Unit Cost: $2.50
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 7 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $31,200.00
Next Replacement: 7/01/2010 Future Cost: $36,631.92
Remaining Life: 6 YRS Salvage Value: $0.00
Quantity: 12,480.00 SQ. FT.

Remarks

The building exterior will be repainted during planned renovations in 2003. This painting will include
concrete spalling repairs and painting of balcony lanai railings. It is assumcd that the balcony lanai floors will
receive a waterproof membrane coating during this exterior renovation. This component will be considered
new and in good condition prior to 2004. The building's balcony lanai floor coating is projected to have a
total useful life of 7 years and the next floor re-coat is projected for 2010 to coincide with exterior painting.
Estimated replacement cost and useful life are based cost data and the reserve specialist's experience with this

type component.
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Coral Reef

COMPO T PORT
Analysis #1
Bathroom Refurbish - Lobb
Category: Lobby Unit Cost: $7,500.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $15,000.00
Next Replacement: 7/01/2023 Future Cost: $24,283.64
Remaining Life: 19 YRS Salvage Value: $0.00
Quantity: 2.00 EACH
Remarks

The lobby bathroom interiors will be refurbished during planned renovations in 2003. This component will
be considered new and in good condition prior to 2004. This component includes the replacement of
ceramic tile, plumbing fixtures, counters, mirrors and stalls in the men's and women's bathroom. The lobby
bathroom interiors are projected to have a total useful life of 20 years and the next refurbishment is projected
for 2023. The estimated refurbishment cost and useful life of the lobby bathrooms are based on cost data and
the reserve specialist's experience with this type component.

Section 8 Page 2

Copyright 1996 by Reserve Pro



Coral Reef
COMPO T R
Analysis #1

Carpet Flooring - Hallway Corridors

Category: Flooring Unit Cost: $45.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 8 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $56,250.00
Next Replacement: 7/01/2011 Future Cost: $67,694.21
Remaining Life: 7 YRS Salvage Value: $0.00
Quantity: 1,250.00 SOQ. YD.

Remarks

The hallway corridor carpet will be replaced during planned renovations in 2003. This component will be
considered new and in good condition prior to 2004. This component includes common are hallway
corridors from the first floor to the fifteenth floor. The carpet flooring is projected to have a total useful life
of 8 years and the next replacement is projected for 2011. Estimated replacement cost is based on the
installation of an above grade commercial carpet. The useful life is estimated based on the type of carpet and
traffic anticipated.
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Coral Reef
COMPONENT DET REPO

Analysis #1
Carpet Flooring - Lobbv
Category: Lobby Unit Cost: $45.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 8 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $7,200.00
Next Replacement: 7/01/2011 Future Cost: $8,664.86
Remaining Life: 7 YRS Salvage Value: $0.00
Quantity: 160.00 SQ. YD.

Remarks

The entry lobby carpet will be replaced during planned renovations in 2003. This component will be
considered new and in good condition prior to 2004. The carpet flooring is projected to have a total useful
life of 8 years and the next replacement is projected for 2011. Estimated replacement cost is based on the
installation of an above grade commercial carpet. The uscful life is cstimated based on the type of carpet and
traffic anticipated.
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C
Chair Lift - ADA
Category: Elevators
Began Use: 4/01/1999
Lifespan: 12 years
Lifespan Adjustment: ~ None
Next Replacement: 4/01/2011
Remaining Life: 7 YRS
Quantity: 1.00 EACH

Coral Reef

MPO DET

Analysis #1

Remarks

PORT

Unit Cost:

Cost Type:

Percent Replacement:
Current Cost:

Future Cost:

Salvage Value:

$30,000.00
Contractor
100.00%
$30,000.00
$35,881.39
$0.00

The ADA chair lift was installed in early 1999 based on information noted on the equipment. These type
chair lifts have a useful life of 10 to 15 years. An average useful life of 12 years is used for this component.
The estimated replacement cost and useful life of this component are based on historical data and the reserve

specialist's experience with this type component.
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Coral Reef

COMPO DE P

Analysis #1
Chiller & Pumps (New
Category: HVAC Unit Cost: $250,000.00
Began Use: 9/01/2001 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $250,000.00
Next Replacement: 9/01/2021 Future Cost: $386,845.86
Remaining Lifc: 17 YRS Salvage Value: $0.00
Quantity: 1.00 LUMP SUM

Remarks

A new chiller with two 15 hp chill water pumps was purchased and installed in late 2001 based on
information provided by the Coral Reef Hotel. The chiller and pumps are estimated to have a total useful life
of 20 years and replacement is projected for 2021. The estimated currently replacement cost and useful life
of the chiller and pumps are based on information provided by York International and includes installation.
Installation cost is Jower than previous installation because new chill water piping will not be required.
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Coral Reef

COMPO DETA ORT
Analysis #1
Chiller (Old
Category: HVAC Unit Cost: $0.00
Began Use: 1/01/1969 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: + 15 years Current Cost: $0.00
Next Replacement: 1/01/2004 Future Cost: $0.00
Remaining Life: 0DAYS Salvage Value: $0.00
Quantity: 1.00 EACH
Remar|

A previous replacement of the old chiller is unknown and may be original to the building. The old chiller is
no longer in use and is currently utilized as a back-up for the new chiller. Replacement of the old chiller is
not required or planned and no reserve are expended for this component. This component is included for

inventory purposes.
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Coral Reef

COMPONENT DETAIL REPORT
Analysis #1
Chiller Pumps (Old
Category: HVAC Unit Cost: $0.00
Began Use: 1/01/1990 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $0.00
Next Replacement: 1/01/2010 Future Cost: $0.00
Remaining Life: 6 YRS ' Salvage Value: $0.00
Quantity: 2.00 EACH
emarks

A previous replacement of the old chiller pumps is unknown and is estimated. The old chiller with pumps are
no longer in use and are currently utilized as a back-up for the new chiller. Replacement of the old chiller
pumps is not required or planned and no reserve are expended for this component. This component is
included for inventory purposes.
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Coral Reef

OMP DETAIL REPORT
Analysis #1
Cooling Tower
Category: HVAC Unit Cost: $125,000.00
Began Use: 9/01/2001 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $125,000.00
Next Replacement: 9/01/2021 Future Cost: $193,422.93
Remaining Life: 17 YRS Salvage Value: $0.00
Quantity: 1.00 EACH
emarks

A new cooling tower was purchased and installed in late 2001 based on information provided by the Coral
Reef Hotel. The cooling tower is estimated to have a total usetul life of 20 years and replacement 1s
projected for 2021. Replacement cost and useful life are based on information provided by York
International. Cost includes installation and assumes replacement will coincide with the replacement of the
chiller. Replacing the cooling tower alone will increased cost due to the necessity of a crane for installation.
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Coral Reef
C PO POR

Analysis #1

Demolition Costs-Lease Agreement

Category: Demolition Unit Cost: $2,160,000.00
Began Use: 1/01/2050 Cost Type: Contractor
Lifespan: 40 years Percent Replacement: 100.00%
Lifespan Adjustment: None Current Cost: $2,160,000.00
Next Replacement: 1/01/2090 Future Cost: $6,730,902.12
Remaining Life: 46 YRS Salvage Value: $0.00
Quantity: 1.00 TOTAL

Remarks

The above cost represents the current demolition cost for the structure. This is necessary to meet prior lease
agreement obligations.
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Coral Reef

COMPO ET PORT
Analysis #1
Elevator Cab Refurbish
Category: Elevators Unit Cost: $14,000.00
Began Use: 7/01/2003 Coust Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $28,000.00
Next Replacement: 7/01/2013 Future Cost: $35,402.57
Remaining Life: 9 YRS Salvage Value: $0.00
Quantity: 2.00 EACH
Remarks

The elevator cab interiors will be refurbished during planned renovations in 2003. This component will be
considered new and in good condition prior to 2004. This component includes the two passenger elevators
but does not include the freight elevator. The elevator cab interiors are projected to have a total useful life of
10 years and the next refurbishment is projected for 2013. Estimated refurbishment cost is based on the
installation of a standard grade firmica laminate wall finish and tile floors. The useful life is estimated based
on the type of finish and traffic anticipated.
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Coral Reef
COMPONENT DETAIL REPORT

Analysis #1
Elevator Modernize - Mechanical-1
Category: Elevators Unit Cost: $195,000.00
Began Use: 1/01/1969 Cost Type: Contractor
Lifespan: 30 years Percent Replacement: 100.00%
Lifespan Adjustment: + 10 years Current Cost: $195,000.00
Next Replacement: 1/01/2009 Future Cost: $220,679.09
Remaining Life: 5 YRS Salvage Vahe: $0.00
Quantity: 1.00 EACH

Remarks

This component involves the modernization of the building's elevator mechanical, electrical and computer
components. The building contains two passenger and one freight elevator. The equipment for these
elevators are original to the building's construction in 1969. The useful life of these elevator modernizations
are generally between 25 and 35 years. Discussions with Thyssen Krupp indicate that the elevators will likely
require modernization within the next 5 to 10 years. For budgeting purposes, we project an elevator
modernization to occur in two phases with each elevator being modernized per year between 2009 and 2011.
Estimated current cost and useful life to modernize the elevator mechanical systems are based on information

provided by Thyssen Krupp.

Financing as well as other phasing options are available to fund elevator modernization. It is recommended
that the building ownership consider funding options available with their elevator contractor. This
component should be modified if other funding options are used.
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Coral Reef

PO DE REPORT
Analysis #1

levator Modernize - Mechanical-2
Category: Elevators Unit Cost: $195,000.00
Began Use: 1/61/1969 Cost Type: Contractor
Lifespan: 30 years Percent Replacement: 100.00%
Lifespan Adjustment: + 11 years Current Cost: $195,000.00
Next Replacement: 1/01/2010 , Future Cost: $226,196.06
Remaining Life: 6 YRS Salvage Value: $0.00
Quantity: 1.00 EACH

emar

This component involves the modernization of the building's elevator mechanical, electrical and computer
components. The building contains two passenger and one freight clevator. The equipment for these
elevators are original to the building's construction in 1969. The useful life of these elevator modernizations
are generally between 25 and 35 years. Discussions with Thyssen Krupp indicate that the elevators will likely
require modernization within the next 5 to 10 years. For budgeting purposes, we project an elevator
modernization to occur in two phases with each elevator being modernized per year between 2009 and 2011.
Estimated current cost and useful life to modernize the elevator mechanical systems are based on information
provided by Thyssen Krupp.

Financing as well as other phasing options are available to fund elevator modernization. It is recommended
that the building ownership consider funding options available with their elevator contractor. This
component should be modified if other funding options are used.
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Coral Reef

COMPONENT DETAIL REPORT

Analysis #1
Exhaust Fans - High Rise Roof Top
Category: HVAC Uit Cost: $5,000.00
Began Use: 1/01/1995 Cost Type: Contractor
Lifespan: 15 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $50,000.00
Next Replacement: 1/01/2010 Future Cost: $57,998.99
Remaining Life: 6 YRS Salvage Value: $0.00
Quantity: 10.00 EACH

Remarks

‘The roof-top exhaust fans are currently maintained in-house on an as needed basis. The exhaust fans vary in
age and condition and were projected to have an average remaining life of six years. For budgeting
purposes, replacement of the exhaust fans are projected for 2010. Replacement cost and useful life are based
on cost data and the reserve specialist's experience with this type component.

Two large roof-top kitchen exhaust fans were not included in this component. These fans are utilized by
commercial tenants and it is assumed that they are responsible for their replacement and maintenance.
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Coral Reef
OMPONENT DET. REPORT

Analysis #1
Fence - Emergency Generator
Category: Security Unit Cost: $5,500.00
Began Use: 1/01/1995 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $5,500.00
Next Replacement: 1/01/2015 Future Cost: $7,218.26
Remaining Life: 11 YRS Salvage Value: $0.00
Quantity: 1.00 TOTAL

Remarks

The chain link fencing enclosing the emergency generator was installed in approximately 1995 based on
informarion provided by the Coral Reef Hotel. The fence is currently in good condition and is estimated to
have a total useful life of 20 years. Replacement of the fence is projected for 2015. The replacement cost
and usefil life are based on cost data and the reserve specialist's experience with this type component.
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Coral Reef

COMPO DET REPOR

Analysis #1
Fence - Pool Area
Category: Security Unit Cost: $9,750.00
Began Use: 3/01/2001 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $9,750.00
Next Replacement: 3/01/2021 Future Cost: $14,901.86
Remaining Life: 17 YRS Salvage Value: $0.00
Quantity: 1.00 TOTAL

Remarks

The chain link fencing enclosing the swimming pool area was installed in 2001 based on information provided
by the Coral Reef Hotel. The fence is currently in good condition and is estimated to have a total useful life
of 20 years. Replacement of the fence is projected for 2021. The replacement cost is based on actual
purchase cost provided by a hotel representative. The useful life is based on the reserve specialist's

| experience with this type component.
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Coral Reef

M TAIL REPOR
Analysis #1
ire Alarm Syste ade
Category: Fire Control Unit Cost: $40,000.00
Began Use: 1/01/1954 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $40,000.00
Next Replacement: 1/01/2014 Future Cost: $51,216.03
Remaining Life: 10 YRS Salvage Value: $0.00
Quantity: 1.00 SYSTEM
Remarks

Discussions with National Fire indicated that the panel was last replaced in 1994 but the field devices are
older. There is no need for upgrades at this time and there are actually more field devices than necessary.
The panel and/or field devices may require upgrade after 20 years of use. The panel is estimated at $40,000
to replace. Complete upgrade could vary widely. $125,000 is conceivable for a building of this size but it
could be much higher for complete certification.

This line item should be reviewed during each update.
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Coral Reef
COMPONENT DETAIL REPORT

Analysis #1
Fire Doors
Category: Fire Control Uit Cost: $1,200.00
Began Use: 1/01/1969 Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 20.00%
Lifespan Adjustment: + 30 years Current Cost: $7,920.00
Next Replacement: 1/01/2009 Future Cost: $8,962.97
Remaining Life: 5YRS - Salvage Value: $0.00
Quantity: 33.00 EACH

Remar

Based on a review of the blueprints, the tower building contains a total of 33 fire doors. Some of the fire
doors are in fair condition and require servicing within the next 3 - 4 years. We estimate that 20% of the
doors will require replacement or maintenance over a 10-year period. This percentage may increase as the
building ages and should be reviewed periodically. This component is included for budgetary purposes.
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Coral Reef

COMPO POR
Analysis #1
Fire Hoses/Extinguishers
Category: Fire Control Unit Cost: $175.00
Began Use: 1/01/1996 Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $2,800.00
Next Replacement: 1/01/2006 Future Cost: $2,941.75
Remaining Life: 24 MOS Salvage Value: $0.00
Quantity: 16.00 EACH
Remarks

1t is estimated that the fire extinguishers and hoses were last replaced during the fire sprinkler retrofit in
1996. The firc hoses may no longer be required as a result of the fire sprinkler system. However, it is
reportedly more costly to cap the fire hose connections than to replace fire hoses. This component is
included until the fire hoses are removed. The fire hoses and extinguishers are estimated to have a total
usefnl life of 10 years. For budgeting purpnses, replacement is projected for 2006.
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Coral Reef

MPO D 0
Analysis #1
Funishings - Lobb
Category: Lobby Unit Cost: $25,000.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 8 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $25,000.00
Next Replacement: 7/01/2011 Future Cost: $30,086.32
Remaining Life: 7 YRS Salvage Value: $0.00
Quantity: 1.00 LUMP SUM
marks
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Coral Reef
COMPONENT DETAIL REPORT

Analysis #1
Heat Pumps - Evaporators
Catcgory: Mechanical Unit Cost: $15,000.00
Began Use: 7/01/1993 Cost Type: Contractor
Lifespan: 16 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $15,000.00
Next Replacement: 7/01/2009 Future Cost: $17,181.95
Remaining Life: 5 YRS Salvage Value: $0.00
Quantity: 1.00 TOTAL

Remarks

The heat pumps were installed in mid 1993. The heat pumps are currently operating properly and are
anticipated to have another 6 years before the evaporators will require replacement. This component does
not recur as the entire system will likely require replacement prior to the next deterioration of the
evaporators. The estimated replacement cost and useful life of the heat pump cvaporators are based on
information provided by Bartley Energy.
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Coral Reef

COMPONENT DETAIL REPORT
Analysis #1
Heat Pumps - Replace
Category: Mechanical Unit Cost: $55,000.00
Began Use: 7/01/1993 Cost Type: Contractor
Lifespan: 30 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $55,000.00
Next Replacement: 7/01/2023 Future Cost: $89,040.03
Remaining Life: 19 YRS Salvage Value: $0.00
Quantity: 1.00 SYSTEM
Remarks

The heat pumps were installed in mid 1993. The heat pumps are currently operating properly and are
estimated to have a total useful life of approximately 30 years before requiring replacement. Evaporators and
other minor elements to the heat pumps may require replacement prior to the overall replacement of the
system. The estimated replacement cost and useful life of the heat pump system are based on historical data
and information provided by Bartley Energy.
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Coral Reef

COMPO D PO
Analysis #1
Hot Water Boile
Category: Mechanical Unit Cost: $10,000.00
Began Use: 1/01/1985 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: -1 years Current Cost: $20,000.00
Next Replacement: 1/01/2004 Future Cost: $20,000.00
Remaining Life: 0DAYS Salvage Value: $0.00
Quantity: 2.00 EACH
Remarks

The hot water system includes four gas fired auxilary hot water boilers. The previous replacement of these
boilers is unknown and is estimated based on observed conditions. Information provided by the Coral Reef
Hotel do not indicate replacement of the boilers since 1985. Discussions with Bartley Energy indicated that
the boilers are nearing the end of their useful lives and will lilely require replacement at any time. Because
these are auxilary hot water boilers with the heat pump system, only two boilers will be required. For
budgeting purposes, replacement of two hot water boilers is projected for 2004. Replacement cost and
useful life are based on cost data and the reserve specialist's experience with this type component.
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Coral Reef

COMPO T PORT
Analysis #1
Hot Water Tank (New)
Category: Mechanical Unit Cost: $8,500.00
Began Use: 4/01/2001 Cost Type: Contractor
Lifespan: 15 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $8,500.00
Next Replacement: 4/01/2016 Future Cost: $11,505.18
Remaining Life: 12 YRS Salvage Value: $0.00
Quantity: 1.00 EACH
Remarks

The building contains three hot water storage tanks. This tank involves the recently installed 600 gallon
tank. The hot watcr storagc tank is cstimated to have a total useful lifc of 15 ycars and replacement is
projected for 2016. The estimated replacement cost and useful life of the hot water storage tanks are based
on cost data and the reserve specialist's experience with this type component.

One of the three hot water storage tanks is abandoned and is not included in this study.
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Coral Reef
C ONENT DETAIL REPO

Analysis #1
ot Water Tank (Old
Category: Mechanical Unit Cost: $8,500.00
Began Use: 1/01/1985 Cost Type: Contractor
Lifespan: 15 years Percent Replacement: 100.00%
Lifespan Adjustment: + 4 years Current Cost: $8,500.00
Next Replacement: 1/01/2004 Future Cost: $8,500.00
Remaining Life: 0DAYS Salvage Value: $0.00
Quantity: 1.00 EACH
Remarks

The building contains three hot water storage tanks. This tank involves one of the two older hot water
storage tanks. The previous installation of the this storage tank is unknown and is estimated. This tanks
appears to be nearing the end of its useful life and could require replacement at any time. For budgeting
purposes, replacement of this storage tanks is projected for 2004. The estimated replacement cost and uscful
life of the hot water storage tanks are based on cost data and the reserve specialist's experience with this type

component.

One of the three hot water storage tanks is abandoned and is not included in this study.
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Coral Reef

OMPO DET T
Analysis #1
Lighted Exit Signs
Category: Lighting Unit Cost: $135.00
Began Use: 1/01/1996 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $4,050.00
Next Replacement: 1/01/2016 Future Cost: $5,448.14
Remaining Life: 12 YRS Salvage Value: $0.00
Quantity: 30.00 EACH
Remarks

It is estimated that the building's lighted exit signs were replaced during the sprinkler system retrofit in 1996.
The lighted cxit signs are currently in average condition and are estimated to have a total uscful life of 20
years. Replacement is projected for 2016. The estimated replacement cost and useful life of the lighted exit
signs are based on cost data and the reserve specialist's experience with this type component.
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Coral Reef

CcoMp NT (0)

Analysis #1
Lighting - Garage
Category: Lighting Unit Cost: $40.00
Began Use: 1/01/1969 Cost Type: Contractor
Lifespan: 25 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ + 11 years Current Cost: $1,520.00
Next Replacement: 1/01/2005 ‘ Future Cost: $1,558.00
Remaining Life: 12 MOS Salvage Value: $0.00
Quantity: 38.00 EACH

Remarks

The garage fluorescent light fixtures appear to be original to the building's construction in 1969. These light
fixtures are currently in fair condition and replacement is projected for 2005. The estimated replacement cost
and useful life of the garage light fixtures are based on cost data and the reserve specialist's experience with
this type component.
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Coral Reef
COMPONENT DETAIL REPORT

Analysis #1
Category: Lighting Unit Cost: $225.00
Began Use: 1/01/1990 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $31,500.00
Next Replacement: 1/01/2010 Future Cost: $36,539.36
Remaining Life: 6 YRS Salvage Value: $0.00
Quantity: 140.00 EACH

Remarks

The previous replacement of the interior corridor fluorescent light fixtures is unknown and is estimated.
Thesc light fixturcs are not planncd for replacement during renovations in 2003. For budgeting purpuses,
replacement of the interior corridor light fixtures is projected for 2010. Replacement cost and useful life are
based on cost data and the reserve specialist's experience with this type component.
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Lobby Refurbishment

Category: Lobby

Began Use: 7/01/2003
Lifespan: 16 years
Lifespan Adjustment: ~ None

Next Replacement: 7/01/2019
Remaining Life: 15YRS
Quantity: 1.00 LUMP SUM

Coral Reef

Analysis #1

Bemg [K_S_

PORT

Unit Cost:

Cost Type:

Percent Replacement:
Current Cost:

Future Cost:

Salvage Value:

$12,500.00
Contractor
100.00%
$12,500.00
$18,333.15
$0.00

The entry lobby will be refurbished during planned renovations in 2003. This component will be considered
new and in good condition prior to 2004. This component includes wall and ceiling finishes but does not
include carpet or tile flooring. Interior design fees are not included as this figure can vary widely depending
upon the scope of design work. The lobby wall and ceiling coverings are projected to have a total useful life
of 10 years and the next refurbishment is projected for 2013. Estimated refurbishment cost is based on the
installation of similar type and quality finishes currently noted in the lobby area. This component will require
an adjustment if superior grade finishes are utilized.
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Painting - High Rise Exterior
Category:

Began Use: 7/01/2003
Lifespan: 7 years
Lifespan Adjustment:  +1 years
Next Replacement: 7/01/2011
Remaining Life: 7 YRS
Quantity: 1.00 TOTAL

OMPO

Coral Reef

Analysis #1

Remarks

REPOR

Unit Cost:

Cost Type:

Percent Replacement:
Current Cost:

Future Cost:

Salvage Value:

$150,000.00
Contractor
100.00%
$150,000.00
$180,517.89
$0.00
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The building exterior will be repainted during planned renovations in 2003. This painting will include
concrete spalling repairs and painting of balcony lanai railings. This component will be considered new and
in good condition prior to 2004. The building's exterior paint is projected to have a total useful life of 7
years and the next exterior painting is projected for 2010. Estimated replacement cost and useful life are
based cost data and the reserve specialist's experience with this type component.




Coral Reef

COMPONENT DETAIL REPORT
Analysis #1
Painting - Interior Corridors
Category: Painting Unit Cost: $0.50
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 8 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $20,435.00
Next Replacement: 7/01/2011 Future Cost: $24,592.55
Remaining Life: 7YRS Salvage Value: $0.00
Quantity: 40,870.00 SQ. FT.
Remarks

The hallway corridors will be repainted during planned renovations in 2003. This component will be
considered new and in good condition prior to 2004. This component includes common are hallway
corridors from the first floor to the fifteenth floor. The interior paint is projected to have a total useful life of
8 years and the next repainting is projected to coincide with carpet replacement in 2011. Estimated painting
cost useful life are based on cost data and the reserve specialist's experience with this type component.
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Coral Reef

COMPO D
Analysis #1
Plumbing Repairs - General
Category: Plumbing Unit Cost: $10,000.00
Began Use: 1/01/2000 Cost Type: Contractor
Lifespan: 8 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $10,000.00
Next Replacement: 1/01/2008 Future Cost: $11,038.13
Remaining Life: 4 YRS Salvage Value: $0.00
Quantity: 1.00 LUMP SUM
Remarks

The complete replacement of the project's plumbing system is not considered in this analysis because it is
unreasonable to predict the date of failure or replacement cost of the entire system. However, general repairs
to plumbing components can be expected over the period of this analysis. This component is included for

budgetary purposes.
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Coral Reef

COMPONENT DETATL REPORT
Analysis #1
Pool Deck Coating Re-Coat
Category: Unit Cost: $3.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 6 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $2,760.00
Next Replacement: 7/01/2009 Future Cost: $3,161.48
Remaining Life: SYRS Salvage Value: $0.00
Quantity: 920.00 SQ. FT.
Remarks

The swimming pool deck has a "river rock" type surface that is currently in poor condition. The pool deck
surface will be refinished during planned renovations in 2003. There are currently no plans for the type of
deck surface material that will be installed but early considerations indicate that the deck will be a concrete
surface with a waterproof membrane. This type surface will require re-coating every 6 years. This
component will be considered new and in good condition prior to 2004. This component will require
modification if a different deck surface material is chosen.
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Coral Reef

COMPO ALl
Analysis #1
Pool Deck Furniture
Category: Swimming Pool Unit Cost: $175.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 8 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $3,500.00
Next Replacement: 7/01/2011 Future Cost: $4,212.08
Remaining Life: 7YRS Salvage Value: $0.00
Quantity: 20.00 EACH
Remar|

The swimming pool deck furniture currently includes 1 lounger, 12 chairs and 7 tables. The pool deck
furniture is expected to be replaced during planned renovations in 2003. It is assumed that the replacement
furniture will be similar in amount and type as the existing furniture. This component will be considered new
and in good condition prior to 2004. This component will require modification if a different amount and
quality furniture is chosen.
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Coral Reef

COMPO DE REPORT
Analysis #1
Pool Pump/Filte
Category: Swimming Pool Unit Cost: $2,000.00
Began Use: 1/01/2000 : Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $2,000.00
Next Replacement: 1/01/2010 Future Cost: $2,319.96
Remaining Life: 6 YRS Salvage Value: $0.00
Quantity: 1.00 LUMP SUM
Remarks

The age of the pool pump and filter is unknown and is estimated based on observed condition. This
equipment currently appears to be in average condition and is estimated to have a total useful life of 10 years.
For budgeting purposes, replacement of the pool equipment is projected for 2010. Replacement cost and
useful life of the pool equipment are based on cost data and the reserve specialist's experience with this type

component.
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Coral Reef

(80) T 0
Analysis #1
Pool Re-Plaster
Category: Swimming Pool Unit Cost: $8,500.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $8,500.00
Next Replacement: 7/01/2013 Future Cost: $10,747.21
Remaining Life: 9 YRS Salvage Value: $0.00
Quantity: 1.00 TOTAL
Remarks

The swimming pool has a plaster type surface that is currently in fair condition. The previous pool re-plaster
occurred in 1986 and it is anticipated that the swimming pool will be re-surfaced during planned renovations
in 2003. This component will be considered new and in good condition prior to 2004. Re-plaster cost is
based on cost data and the reserve specialist's experience with this type component.
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Coral Reef

COMP DET RE

Analysis #1
Pump - Fire Booster
Category: Fire Control Unit Cost: $17,500.00
Began Use: 1/01/1996 Cost Type: Contractor
Lifespan: 20 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $17,500.00
Next Replacement: 1/01/2016 Future Cost: $23,541.37
Remaining Life: 12 YRS Salvage Value: $0.00
Quantity: 1.00 UNIT

Remarks

The building's fire sprinkler system was installed in 1996 based on information provided by the Coral Reef
Hotel. The 20 hp fire pump was installed at this time and currently appears to be in average condition. This
pump is estimated to have a total useful life of 20 years and replacement is projected for 2016. The
estimated replacement cost and useful life of the fire booster pump is based on cost data and the reserve
specialist's experience with this type component.
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Coral Reef
COMPONENT DETAIL REPORT

Analysis #1
Pumps - Domestic Water Booster
Category: Mechanical Unit Cost: $28,500.00
Began Use: 1/01/1985 Cost Type: Contractor
Lifespan: 15 years Percent Replacement: 100.00%
Lifespan Adjustment:  + 4 years Current Cost: $28,500.00
Next Replacement: 1/01/2004 Future Cost: $28,500.00
Remaining Life: 0DAYS Salvage Value: $0.00
Quantity: 1.00 SYSTEM

Remarks

The domestic water booster pump system includes two 7.5 hp pumps and a single 3 hp pump. The previous
replacement of these pumps 1s unknown and 1s estimated based on observed conditions. Information
provided by the Coral Reef Hotel do not indicate replacement of the pumps since 1985. The pumps appear
to be nearing the end of their useful lives and could require replacement at any time based on external
observations. For budgeting purposes, replacement is projected for 2004. Replacement cost and uscful life
are based on cost data and the reserve specialist's experience with this type component.
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Coral Reef
COMPO DETAIL REPOR

Analysis #1
Railings - Balcony Lanais
Category: Railings Unit Cost: $120.00
Began Use: 7/01/2003 Cost Type: Contractor
Lifespan: 14 years Percent Replacement: 5.00%
Lifespan Adjustment: ~ None Current Cost: $23,400.00
Next Replacement: 7/01/2017 Future Cost: $32,665.95
Remaining Life: 13 YRS Salvage Vahe: $0.00
Quantity: 3,900.00 LN. FT.

Remarks

This component involves repairs and partial replacement of the tower building's balcony lanai railings. We
estimate that the repairs and partial replacement cost of the railings will be approximately 5% of the railings
overall replacement cost during every other exterior painting project. The railings will be repaired and
painting during the building renovations planned for 2003. Estimated current cost and useful hife of the
balcony lanai railings are based on industry standards and the reserve specialist's experience with similar type

components.
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Coral Reef

COMPO DE POR
Analysis #1
Roofing - Built-Up Re-Coat
Category: Roofing Unit Cost: $450.00
Began Use: 1/01/1988 Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ + 7 years Current Cost: $105,750.00
Next Replacement: 1/01/2005 Future Cost: $108,393.75
Remaining Life: 12 MOS Salvage Value: $0.00
Quantity: 235.00 SQUARE
Remarks

The tower and first floor built-up roof was last replaced in 1988 based on information provided by the Coral
Reetf Hotel. This roof is currently in fair to average condition and is estimated to have a total useful life of 20
years. Replacement is projected for 2008. The estimated replacement cost and useful life are based on cost
data and the reserve specialist’s experience with this type component.

The above cost is for a fluid applied with polyester embedded fabric coating that is installed on top of the
existing roof membrane. This type of system carries a ten-year warranty. Currently the roof is in need of
some minor renovations. :
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Coral Reef

COMPONE PORT
Analysis #1
Sump Pumps
Category: Mechanical Unit Cost: $3,000.00
Began Use: 1/01/1995 Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment: ~ None Current Cost: $6,000.00
Next Replacement: 1/01/2005 Future Cost: $6,150.00
Remaining Life: 12 MOS3 Salvage Value: $0.00
Quantity: 2.00 EACH
Remarks

The sump pumps includes two 3 to 5 pumps. The previous replacement of these pumps is unknown and is
estimated based on observed conditions. The pumps are reportedly maintained in-house and appear to be in
fair to average condition. For budgeting purposes, replacement is projected for 2005. Replacement cost and
useful life are based on cost data and the reserve specialist's experience with this type component.
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Coral Reef

PO TDE REPOR

Analysis #1
Tile Flooring - Lobbyv
Category: Lobby Unit Cost: $14.25
Began Use: 1/01/1999 Cost Type: Contractor
Lifespan: 18 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $34,912.50
Next Replacement: 1/01/2017 Future Cost: $48,139.15
Remaining Life: 13 YRS Salvage Value: $0.00
Quantity: 2,450.00 SQ. FT.

Remarks

The entry lobby and stairway tile flooring was installed in approximately late 1998/early 1999 based on
information provided by the Coral Reef Hotel. This tile is currently in average condition and is estimated to
have a total useful life of 18 years. The next replacement is projected for 2017. The estimated replacement
cost and useful life are based on historical data and the reserve specialist's experience with this type
coinponent.
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Coral Reef
COMPONENT DET PO

Analysis #1

Vinvl Flooring - Emplovee Lounge

Category: Flooring Unit Cost: $2.50
Began Use: 3/01/1992 Cost Type: Contractor
Lifespan: 10 years Percent Replacement: 100.00%
Lifespan Adjustment: + 5 years Current Cost: $1,212.50
Next Replacement: 3/01/2007 Future Cost: $1,310.90
Remaining Life: 3YRS Salvage Value: $0.00
Quantity: 485.00 SQ. FT.

Remarks

The first floor employee lounge sheet vinyl flooring was installed in 1992 based on information provided by
the Coral Reef Hotel. It is not anticipated that this vinyl flooring will be replaced during planned renovations
in 2003. The vinyl flooring is currently in average condition and is estimated to have a total useful life of 10
years. The remaining useful life was extended by 5 years for replacement in 2007. Replacement cost and
useful life are based on cost data and the reserve specialist's experience with this type component.
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Consulting Civil & Structural Engineers

October 29, 2002

Andre Tatibouet

Aston Coral Reef Hotel
2299 Kuhio Avenue
Honolulu, HI 96815

Waikiki Coral Reef Hotel

Address: 2299 Kuhio Avenue
TMK: 2-6-022-002

Structural Observation Report

On September 27, 2002, a site visit was held to note cursory observations of Waikiki Coral
Reef Hotel at 2299 Kuhio Avenue. The inspection involved a 2-hour walk through of the high-
rise building. The observations were limited to the following:

e Basement Area

First Floor Laundry Room Area.

First Floor Kitchen & Restaurant Area.
Unit Nos. 1414, 1105 and 1104.

Roof '

No calculations or testing of any kind was performed. Architectural, Mechanical, Electrical and
other non-structural aspects were not addressed. Structural design drawings for the existing
building were made available for review.

The building is a reinforced concrete structure supported on pile foundations. The building
was permitted around middle of 1967. The building is rectangle in shape with plan
dimensions of 130~ 0” x 121’ - 8”. The Building Tower (from 3" floor to top) has a plan
dimension of 60’ x 130°. It has 14 floors plus one basement level for parking. Typical floor
slabs are 8” thick conventionally reinforced flat plate structure. Typical bay size is 24’ ~ 3" x
13'. Building columns are rectangular in shape from 2™ floor to the top of the building. The
column shapes are round and square in the ground floor and the basement areas. Some floor
areas at the ground floor and the 2™ floor are framed with 8” and 10” thick pre-stressed hollow
core slabs with 2” concrete topping. The building has two stair shafts, one at each end, and
has an elevator shaft in the middle of the building.

98-023 Hekaha Street, Unit 2B, Aiea, Hawaii 96701 — Tel: (808) 486-2092 Fax: (808) 486-9261
Email: heg@hawaii.rr.com

EXHIBIT L
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Waikiki Coral Reef Hotel -
October 29, 2002 ﬁ?
Page 2 of 3 \‘1 )Z

There is no defined lateral road resisting system that is shown on the drawings. Based on
our experience we can assume that the central elevator core shaft and the stair shafts at each
end of the building provide the lateral resistance and stability to the building.

The following drawings were made available for review, structural sheets 51, S1A, 52 thru 510
“Hotel Building” for Chuck Rolles dated July, 1967. Architect of Record: Bauer, Mori & Lum -
Architect. The structural drawings were stamped by “Benjamin M. H. Lum” a Registered
Architect.

OBSERVATIONS & COMMENTS:

Basement

Basement provides parking area for hotel guests.

Water Leaking was observed in the pump room. This leakage may have come from the
existing mechanical equipment.

Numerous cracks were observed in the 4” thick basement slab on grade. The drawings
indicate that the slab is only reinforced with welded wire fabric.

Ponding was observed on the basement floor. The building manager indicated that the
water was from floor wash. The manager did mention that the basement floods during
heavy rains.

Concrete patch repairs were observed in the pre-stressed hollow core planks.

Concrete beams have been chipped at 2 locations to make penetrations thru the slab and
the reinforcement has been left exposed.

7. Cracks were observed in the soffit of the poured in place 8” thick concrete slab.

10.
11.

Hollow core slab concrete had been chipped out at two locations. The reason for chipping
could not be determined. The concrete had not been repaired.

Leakage was observed from some of the drain pipes that had penetrated the ground floor
slab.

Exposed rebar that had corroded was observed at several locations.

Some settlement was observed in the pavement in front (Kuhio Avenue side) of the
building.

Ground Floor

No signs of structural damage were observed.
A wood framed mezzanine was observed in the laundry area.

Some water damage in the ceilings was observed in the lobby area which might be caused
by AC condensation.

Consulting Civil & Structural Engineers
98-023 Hekaha Street, Unit 2B, Aiea, Hawaii 96701 — Tel: (808) 486-2092 Fax: (808) 486-9261
Email: heg@hawaii.rr.com
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B
b

- Unit Nos. 1104, 1105 and 1414

1. Minor surface cracks in balcony slabs were observed.
2. Initial signs of corrosion were observed in the balcony handrails.

Roof

No signs of structural damage was observed to the building roof structure.

2. The steel framing that supports the facia around the mechanical equipment needs
maintenance and some beams and columns need to be replaced due to advanced stages
of corrosion.

Conclusions & Recommendations

The structure of the building is generally in a good condition. The damage observed in the
ground floor, the typical units and the roof is minor and can be easily addressed with
maintenance.

The condition of ground floor slab that was observed from the basement level requires serious
attention. Even though we did not observe any visual signs of alarming structural distress, we
believe that the numerous penetrations that have been made through the slab and leakage
from the drain pipes may have caused corrosion of the slab reinforcement. This can cause
serious problems in the future. We recommend that all basement location that exhibit potential
location of corroded rebars be exposed and thoroughly cleaned and repaired by a licensed
contractor under the guidance of registered Professional Engineer.

If it is confirmed that the basement gets flooded during heavy rains the basement drainage
should be addressed by a Mechanical Engineer.

The structure can be expected to continue to perform well with normal maintenance and up
keep.

This report does not address portions of the building other than those areas mentioned, nor
does it address any hidden conditions. This report does not provide any warranty either
express or implied for any portion of the existing building.

Submitted By: Ather R. Dar, P.E.

98-023 Hekaha Street, Unit 2B, Aiea, Hawaii 96701 — Tel: (808) 486-2092 Fax: (808) 486-9261
Email: heg@hawaii.rr.com



BENNETT ENGINEERS INC.

1210 AUAHI STREET, SUITE 204
HOROLULU, HAWAI'} 55814

PH: (808) B31-8555 FAX: (808) 531-5250
ERAIL bel@alohanet .

October 17, 2002

Coral Reef Hotel
Electrical Field Observation Report

Date of Qbseyvations: September 27, 2002 at approximately 10:00 am

Purpoge of Qbservations: To conduct a general electrical field observation and teport
of the condition of the existing electrical installation for the subject building.

Detailed investigation/tracing of ths existing system for the entire building was
beyond the scope of our field observation and i¢ not included in this report. This
report only covers general deficiencics we noted in the limited areas that we visited.

Fi tiong/Deflciencies H
Basernent Lavel

1. The NEC-required working clearance in front of the panel in the Pump Room is
partially blocked by the motor control panel.

2. The NEC-required worhng.olearancc near the upper part of the distribution
switchboard in the Telephone Room is partially blocked by some telephone
conduits,

3. No fire alanm system visual flashers were notad in the basament parking area.

4, No smoke detector(s) were noted in the open storage area (neer the pool ead of
the parking area).

Lobby Level
5. Receptacles in the restrooms are not the GFCI type.
6. No smoke detector was noted in the Bell Storage Room.
7. Smoke detector coverage in the Laundry area storage room might be inadequate.
8. No exit sign Was noted at the rear Lobby- exit.
9. The NEC-required working clearance in front of one of the panels at the electric

distribution equipment area (in the haltway behind the front desk area) is partiaily
blocked by the electric meters.

Page 1 of3
EXHIBIT L

Appendix 4
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10. Some of the equipment at the electric distribution area is mounted too high
(outside the “readily accessible” height),

11. The kitchen fluorescent lights iﬁ China House are missing their ballast covers,

12. The panels in the China House kitcben do not have directories indicating the Joads
fed from the breakers.

13, The panels in the Fuji restaurant kitchen are mounted too high (outside of the
“readily accessible” height),

14. T he fire alarm visual flasher in the Fuji restaurant kitchen storage area is mouwnted
too high.

Offices Level (1 Floor)
15. No smoks detectors were noted in the large storage room.
16. The receptacle in the Aston office restroom is not the GFCI type.
17. The exit sign at one end of the main ¢orridor is not visible from the other end due
to the jog in the corridor.
18, All non-operative exit signs should be repaired or replaced.

Hotel units (upper floors)

NOTE: Only three (3) standard units were examined during our field visit, We assume
thar ths other standard units are similar to the ones we looked at. The accessible units
were not available for inspection at the time of our field visit,

19. The receptacle at the bathroom sink is not the GFCI type.

20, The accessible units’ smoke detectors should be the combination andible/vigible
alarm type. In addition, the separate alarm device in each accessible unit which is
conneactad to the building firs alerm system should also be the combination
andible/visible type. The visual elarms should be in line~of-sight locations from

the bed(s). (NQTE; This Js not an observation comment. since we could not
getinto anv of the accessible units — rather. this comment is a description of

what the smoke detestor/fire alarm devices should consist of within the

accessible unity).
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21. The loadcenters in the corridors of each floor serving the units do not have
directories indicating the Joads/units fed from the breakers.

Roof Ar ir]

22. Current codes do not allow electrical equipment within the stairwells. Junction
boxes and other miscellaneous electrical equipment were noted at the floor

landings.

23. Several of the wall-mounted starters in the rooftop mechanical room sre missing
their covers.

24. Receptacles for the air conditioning equipment on the rooftop (within 25 feet of
each equipment as required by the NEC) are not provided.

Pool Area
25. NEC+required receptacles are not provided at the swimming pool.

26. Evening use lighting seems inadequate based on the light fixtures noted (only one
incandescent floodlight-type fixture was noted on the building wall for this arcs).



Mechanical Report

Coral Recf is a 15 story building with no 13" floor. The ground level is a garage patking
with mechanical rootns and storage arcas. The first floor has the restaurants, hotel
reception, housckeeping and sundry store. The second floor ois occupied by the hotel
administrative offices and roaintenance shop. The 3™ thru 15% floor are the hote] rocms.
The rooros range from single rooms to suites.

AIR CONDITIONING SYSTEMS

The air conditiionig system consist of two 129-tons centrifugal water cooled chillers, two
chilled water pumps, two condenser water pumps, and two cooling towers which are
located on the roof. The typical rooms are air conditioned by constant volume fan conil
units loacated over the bathroom ceiling. The ground floor tenants have there own air
handling unitsw connected to the central chilled water plant.

The fan coil units for the typical rooms are old and are the original fan coil units. Th:
units are the open coil type with three speed fan controls. The ceiling space above th:
batroom is used as g return air plemum. The ceiling is the drop ceiling tile type. The
ceiling tiles are the fiberglass type. The units we observed, the chilled water flexible
unicellular insulation are condensating on the outer surface close to the noit. This
ndicates that the insulation is breaking down: The fan coil units need to be cleaned
thoroughly including the drain pan and the coils. The location of the fan coil unit is rot
the most ideal Its location is susceptible to causing mold growth because of the high
moisture in the bathroom. The walls separating the adjacent room and the hallway nct
completely sealed.

Att the roof level thete are two new cooling towers with stainless steel casing and we ted
parts. The towers are BAC No. 152]14L, induced draft type with two-speed fans, There
are two centrifiigal chillers. One of the units is the original Worthington chiller and i:
used as a standby unit, The new chiller is a Yotk No. YSBB-BB-SI-CHE Milllenium R-
22 screw machine. Ther arc two chilled eater purups and two condenser water pumps.
There are thres new pumps and one existing 15 hp chilled water pump. The josulatiox on
the chilled water lines are new and in good condition. The chilled water plant is in gcod
condirion.

The exhaust fans for the bathrooms that are Jocate on the roof ate in good condition. [he
hood exhaust fan for China Garden i8 in bas condition. There is a large accumulation
grease in the exbaust fan and the fan is djscharging at horizontal down. The fan
installation does not meet current NFPA 96 standards. There are grease seeping throu sh
the joints of the fan housing. The fan is a fire hazard.

In the second floor cormidor there are indications of water damage at the stained ceilinz

areas, These areas where the ceiling are stained because of the water leaks may be
possible future mold problem if the water problem is not mitigated. Abvove the

EXHIBIT L

Appendix 5



ceilingaxe.Jocated fan coil units, The ceiling damege are caused by the breakdown of the -
insulation for the chil;led watér and condensate pipes.

Chinese Garden:

There is a non-cooking duct connected to the hood duct system. This does not meet
current NFPA 96 standards. With visual inspection the hoods meet NFPA 56 standard.
The hoodsare grease ladeén and needs cleaning.

Fuji Kitchen:
By visual inspection the hoods may noitr meet current NFPA 96 standarfds. There ae
tivets and standing seam joints, The hods are grease Jaden and needs cleaning.

The hotel ground floor including the reception area 1s not air conditioned. There is
inadequate ventilation because of indadequate paural air openings and the depth of tt ¢
rain lobby area, The ground floor lobby arca does not meet Department of Health
requjirements. Back of hous offics are it conditione with window umits. The office
window unit is Iocate in the hall way therefore discharging condepser air into the
hallway.

Recommendations:

1. Provide air conditioning in the lobby and reception area. The back offices should be
air conditioned properly. Window units are not acceptable. There are no outside air
irtakes for the window units.

2. Replace or completely overhaul the fan coil units. Replace fan coil units chilled
water valves with two-way modulating valves, Seal all wall penetrations in ceilingg
plenum. Penectrations should be firestopped.. Reinsulate pipes and condensate dr:ns.

3, Check chilled water and condensate pipe insulation and replace as required.

4. Replace China Garden hoodm exhaust fan on roof. Fan is not of cortinuously welded
construction and the £in discharge does not meet current standards, Fan discharej:e
should be upblast and 40-inches above the roof.

5. Clean all kitchen hoods and connected ductwork up through roof or point of
dischatge. The cutrent conditions of the ducts are a fire hazard.
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March 10, 2003

Andre S. Tatibouet, CHA
3075 La Pietra Circle
Honolulu, HI 96815

CORAL REEF HOTEL - Waikiki, Honolulu, Hawaii

ARCHITECTURAL REPORT

The Coral Reef Hotel, 2299 Kuhio Avenue, Honolulu, Hawaii TMK:2-6-22:02 is
shown to be zoned Waikiki District Resort Commercial Precinct, height limit 260
feet, on maps at the Department of Planning and Permitting(DPP), City and County
of Honolulu. Easement "H" is in another zoning precinct.

The building is composed of a 14-story tower which sits on top of a
commercial/lobby ground floor. The first floor of the tower(the second floor of the
building) is identified on the elevator as the first floor. The hotel rooms are located
on Floors 2 through 15 (excluding the 13th floor).

Building Code and Zoning compliance are not addressed in this report. Coral Reef
Hotel will obtain a report from DPP on these matters that will impact on any present
or future Building Permit applications. Also, easement and deed restrictions are not
addressed in this report.

The original Building Permit drawings covers 247 hotel rooms and commercial
spaces on the main level, basement parking with 59 basement and 12 exterior
parking stalls. Subsequent alterations such as the Diamond Head stair (reducing
basement parking stalls) and the makai swimming pool require Building Permits.
Tenant improvements impact parking stall requirements and require Building
Permits, All signs require Sign Permits. The street frontage commercial tenants
have made alterations since the Building's original construction. This study did not
check with DPP as to the status of Building Permits for the above.

The Permit drawing shows 59 basement and 12 exterior parking stalls. Current
basement layout has 51 parking stalls. Space-wise it is possible to have parking stalls
in the Ewa side easement but none currently exist there. We have been told that 31
joint-use parking exists in the Diamond Head side parking structure TMK:2-6-22:43.

W
442 Kaleimomahu Street. Honolulu, Hawaii 96825 « phone (808) 395-3744, fax (808) 395-6441
EXHIBIT L
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The Ewa side easement is used for delivery to the hotel back-of-the-house areas and
commercial tenants. The Diamond Head easement serves commercial tenants,
multi-story parking structure on adjoining zoning lot. Both may have access
agreements with adjaining zoning lots an the makai side.

The Kuhio Avenue street frontage will not be shortened for street widening as the
sidewalk is not deep, but street improvement along Kuhio Avenue may be a future
project involving an assessment. If the street front tenants benefit solely or at a
disproportionate level from any street improvement, their lease should be adjusted
for their proportionate share. The hotel entry is basically a small stairway foyer
along Kuhio Avenue that is not a "grand"” statement. Should the Building as a
whole or the Hotel as an entity want to enhance its presence (and visibility) in the
future, provisions for architectural and signage enhancements should be reserved
for the future.

The property was constructed in accordance with applicable zoning and related laws,
statues, regulations, ordinances and amendments in effect at the time of
construction. Coral Reef Hotel is now non-conforming in some areas due to new
laws and regulations. As long as it continues to be used for the occupancy and areas
covered in approved Building Permits, it is "grandfathered” and may be continued
to be used as such. When future alterations or renovations are made the latest
requirements will have to be met by both the new and the existing. Any alterations
or change in use, in addition to past unpermitted modifications, should be reviewed
and permitted. It is possible that some unpermitted modifications may have to be
retrofitted to the original approved plans. "Grandfathered” and non-conforming
status may limit future additions, alterations and even renovation (including repair
& maintenance) possibilities,

Of utmost importance is that each plarined modification be designed for :
a)  Property encroachments and easements
b) Building ground coverage and siting
c) Building setback and heights
d) Floor area density
e) Use, occupancy separation
f) Parking, loading

Signage
h)  Type of construction
i) Exit, life safety
i) Environmental
k) Engineering, driveway, traffic
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I Utilities
m) American with Disabilities Act(ADA)
n)  Use generated need for Conditional or Special Use Permits

A building that is legal non-conforming (due to changes in codes and regulations)
can be rebuilt, if damaged, under strict requirements of the City and County of
Honolulu Ordinance Number 85-51. There is also the possibility that new laws
could be passed that will apply retroactively to existing buildings such as fire
sprinkler requirements.

This report is limited to cursory observations of the Coral Reef Hotel done on a site
visit that entered one room of each major hotel room type. The report concentrates
on comumon areas and only briefly touches upon tenant commercial and hotel back-
of-the-house areas. Only what was visible at the walk-through is noted without
further testing or further investigations.

Due to the lack of as-built drawings, calculations, specifications, permit revisions
and construction change orders, the only basis of comparison was a set of plans
provided by Coral Reef Hotel that we are told is the Approved Perrmit Set, and
cursory visual observations.

No Soils and Foundation Engineer, Civil Engineer, Hazardous Waste(asbestos,
mold, lead paint, etc.) or other Specialists were retained. Structural, Mechanical and
Electrical Engineers were retained for separate reports.

Compliance to the Americans with Disabilities Act(ADA) is not required for single
family units. Hotel commercial and apartments must meet ADA requirements.
Common areas and public areas must comply. Areas restricted to employees and
staff must address ADA requirements for employees and staff. Due to public access
in the current use, the entire building, except for the rooftop, equipment rooms,
storage rooms should be ADA accessible. If the Building continues to be operated as
hotel, 7 rooms must be ADA accessible and 3 rooms require roll-in showers, only
within the single family condo unit does ADA not apply.

The Hotel does have some ADA barrier removal features such as the stair lift
platform on the Kuhio Avenue stairway from the sidewalk to the lobby. The
accessible route is not marked and the stair lift requires hotel staff assistance so that a
buzzer to the bell captain desk should be added. The street front commercial spaces
do not have full lift access to every level. All stairs do not fully comply with ADA
requirements, especially on handrail requirements. The 2 handicap parking stalls



CORAL REEF HOTEL - Waikiki, Honolulu, Hawaii
ARCHITECTURAL REPORT

March 10, 2003

Page 4 of 9

also do not comply with all the ADA requirements. If 76 to 100 parking stalls are
provided, 4 must be accessible and 1 must be van accessible. The Building and site
do not meet ADA or FHA requirements and an immediate design study is
recommended as these are readily achievable barrier removal project items, The
lobby furnishing and the public toilets are not accessible. Commercial tenant spaces
are also not accessible. Any future modifications or renovations will require full
compliance to ADA requirements.

The following concerns were observed and are presented for your consideration:
SITE

1, The driveways at Kuhio Avenue face heavy pedestrian traffic. They should
be well lighted and visibility unobstructed by landscaping or portable signs.

2. The property line is not clear along the side yards. Liability from third party
injury should be minimized by controlling vehicular and pedestrian traffic.
Night lighting is minimal.

3. Waikiki has very poor storm drainage systems and the below street level
basement can easily be flooded. Besides property damage, flooding would
affect elevator and utility systems.

4. Landscaping areas are not maintained nor are they designed very well so that
falling off from the sidewalk into the unpaved area is possible.
5. There are cracks in the sidewalk. Concrete repair is necessary to prevent

pedestrian slipping and tripping.

6. Paving on the landings from stairs serving the hotel lobby and comumercial
spaces should be sloped for drainage and non-slip.

7. The parking stalls along the makai near property line does not meeting

zoning size.

Two-way traffic is difficult at the makai ramp to the basement parking.

The parking traffic flow is counter clockwise, Directional signage should be

made clear especially at nights.

10.  Turning at both ramps in and out of the basement parking has limited sight
distance. Stop sign is needed to have drivers make certain there are no
pedestrian in the path.

11.  Storm water runs down the 2 ramps to the basement. Trench drains with
sump pumps are needed to be properly sized to prevent flooding.
Recommend re-examining the existing capacity.

12.  The outlets to the trench drain sump pumps were not seen.

13.  The ramps should have a crown at the top so that rainwater from the makai
parking area does not run down the ramp.

0 0o
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14, There are no speed bumps, marked cross-walks, mirrors, speed limit or
caution signs to prevent pedestrian traffic accidents.

15. The swimming pool and recreation deck are not in the permit plans. The
stairs have no landing, the gate is not locked, there are no lifeguards or
staff(camera to lobby recommended), is not ADA accessible, not lighted,
minimal pool depth marking to discourage diving, and lack of emergency
phone to hotel lobby for emergency use. The pool should not continue to be
operated in the existing manner until enhanced safety and security measure
are incorporated.

16. The makai boundary guardrail has openings too large for the proximity to the
public pedestrians.

17.  Transformer pad needs bollards.

18.  There is no loading stall marked.

19.  The hotel does not have a porte-cochere or unloading stall.

20.  Stair handrails do not meet code.

21.  The main entry stair on Kuhio avenue lacks intermediate handrails.

22.  The lighting level of exit ways should be reviewed.

23.  The walkway along both sideways are uneven and not well maintained.
Water ponding may cause slipping. Constant maintenance is necessary to
clear debris, algae and fungus from surfaces.

24.  Site encroachment, access routes and other site features should be reviewed
by a licensed surveyor.

25.  Clearance of gas heater flues and exhaust air to occupied areas must be
maintained. Emergency generator exhaust is close to a window.

26.  There is no children play area. -

27.  Storage of pool equipment chemicals must be in ventilated locked area.

28,  High voltage areas, cabinets and equipment must be clearly labeled and not
accessible to all but trained personnel.

29. Ramp from Kuhio Avenue sidewalk to lobby stair not ADA compliant.

BASEMENT

1 Basement sump pump discharge not seen.

2. All storage and equipment rooms must have smoke detectors and fire
sprinklers, The "make-shift" enclosures in the makai-Ewa corner must be
reviewed for fire safety.

3. The mauka equipment rooms must not have storage. Equipment clearances
must be maintained.

4. Restaurants have installed pumps, grease traps and other equipment in areas
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5. Glass in storefronts and door must be safety glass. No labels to that effect are
visible.

6. Food service establishments must post room seating capacity signs.

7. Stores with sliding doors must post "door to remain locked in open position
during business hour" signs.

8. Kitchens have holes around pipes through walls and ceiling. Rodent and
insect control measures are lax since garbage is not refrigerated, smells do
exist. Kitchen ventilation is lacking. Floor drains must be serviced, Hosing
down floor can cause leaks into basement.

9. Grease traps must be maintained.

10.  Roof-top kitchen exhaust equipment need repair. Grease dripping onto
roofing has caused deterioration.

11.  Hotel back-of-the-house area have illegal wood construction. Wood
mezzanine storage requires structural analysis.

12. Demising walls are not fire-rated construction.

13.  Second floor offices do not have permitted construction.

14.  Makai Ewa store has wood construction for storeroom.

15. OSHA requirements not addressed.

16.  Distance between exits in restaurant need to be examined.

17.  Second floor corridor need exit signs.

COMMON AREAS

o W N

% N

11.
12,

Lobby lacks lighted exit signs on emergency power.

Lobby lacks ADA. accessible route signs.

Access to roof is locked. Sign needed to inform guests that roof top is locked.
Roof scuppers are minimal. Roof drain must be maintained and replaced
where corrosive is corroded.

Roofing is deteriorated. A roof inspection should be ordered.

Framing and fasteners of roof top mechanical equipment enclosure corroded
and needs to be repaired. A Structural Engineer review of high wind loading
is recommended.

Roof top metal needs painting due to }ugh corrosive environment.

Chill water piping insulation may have insulation. Removal or repair will
require testing.

Lack of walking surface around roof top equipment adds to wear and tcar.
Stairway railing exceeds Code dimensions from wall. The center guardrail
has openings that do not meet Code requirements.

Elevators and stairs are not ADA compliant.

Fire sprinkler riser is within stair required clear radius for landing.
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13.  Lighting level in exit areas should be reviewed.

14. Termite damage not observed but periodic termite inspection is
recommended.

15. All corridors and stairs should have lighting on emergency power.

16. Lobby toilet, phones, and drinking fountain not ADA compliant.

17.  Fire hose standpipes and fire extinguishers should be periodically inspected as
required by the Fire Dept. and tagged.

18. No tests were done on building materials and finishes for toxic content. All
asbestos should be removed and only lead free paint used.

19.  All electrical outlets near waler sources should be GFIC.

20. Plumbing for water supply and water fountains should be lead free.

21.  Fire hose cabinet on ground floor blocked by new construction.

22. Low-flow plumbing fixtures must be used on future replacements.

23.  Fire sprinklers, smoke detectors, fire alarms should be checked as required by
the Fire Dept.

24.  Storage should not be permitted under open stairs or within enclosed
stairwells.

25. Some stairway risers and treads vary more than the 3/8" currently
permissible by Code.

26. Some entry doors are more than 1/2" above the landing.

27.  Exit door and area separation doors cannot be propped open.

28.  Electrical panels require 3' clear in front for servicing.

29.  Flammables cannot be stored without approved fire-resistive containment.

30. Area separation walls, fire-stopping and other fire-resistive construction
cannot be penetrated other than as permitted by Code.

31.  The use of the 1st and 2nd flpor space as commercial may have parking
impacts. Restaurants have parking requirements calculated differently from
retail and office spaces. If the 2nd floor was originally assigned with 19 hotel
rooms and also in current parking calculation, an adjustment must be made
for the use change.

32.  Fire rated doors and frames must have labels that are not painted over.

DWELLING UNITS

1
2.

i w

None of the dwelling units are ADA or FHA accessible.

The exterior balcony rail have 6-1/2" openings. Current Codes require
maximum 4" openings. The guardrail height of 3'-6” height is okay.

No extension cords should be allowed.

No check were done on building materials and finishes for toxic content.
Outlets near water sources should be GFIC.
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originally planned for parking (stalls #45 & 46). The wall construction cannot
be wood.

5. Maintenance shop must not have or work with flammable materials. No
fire-proof cabinets were seen.

6. Mauka room used for paint and rag storage must have fire rated door, walls
and ceiling construction. Adequate ventilation and smoke-detection not

resent.

7. Exzstmg parking stalls do not meet size and back-up dimensions.

8. ADA parking stalls are not compliant.

9. Parking stalls on mauka end are not permitted.

10.  Parking stalls between #12 & 13 cannot be used. Some stalls are marked but
will not accommodate every compact-sized cars.

11. Lighted exit signs required.

12,  ADA accessible route not marked.

13. Basement's main stair to lobby is not identified and very dark.

14. Counter—clockwise traffic movement not signed.

15.  Parking stalls #29-31 used for dumpster storage.

16.  If two makai ramps are to be used as exits they must have handrails and be
ADA compliant.

17. Makai high-rise stair must be maintained as an exit route from basement to
lobby and cannot be locked.

18. Handrails of stairs do not meet Code requirements.

19.  Parking not fire separated from other uses.

20. There is no ADA accessible route from ADA parking stalls to the elevator.

COMMERCIAL SPACES

1. The Kuhio Avenue commercial spaces are not ADA accessible,

2, Tenants must be responsible for ADA compliance within their premises.
Sales counter, table service, product display, shelving, dressing rooms,
accessible aisles, entry doors, toilets, routes of travel, signage, and other
requirements of the ADA should be addressed after an ADA survey by a
knowledgeable Design Professional is retained.

3. The makai restaurant enclosed the exit corridor on the makai- Diamond Head
corner leaving illegal dead-end corridors from the lobby to the Diamond Head
side. A stair was added to the side yard but it is not ADA compliant and not
well signed. Opening out onto a driveway is dangerous.

4. The restaurants have kitchen exhaust extending up to the high-rise roof.

Grease build-up makes this kind of ducts very flammable. The ducts along
with their enclosing chases should be inspected on a continual basis.



CORAL REEF HOTEL - Waikiki, Honolulu, Hawaii

ARCHITECTURAL REPORT

March 10, 2003

Page 9 of 9

6. No kitchen or cooking units have been permitted.

7. Water supply should be lead free.

8. Low flow plumbing fixtures must be used for all future replacements.

9. Smoke detectors must be electrically hard wired.

10.  The units were not designed for individual washer, dryer, kitchen appliances
or window air conditioning units. The addition of these appliances would
severely impact the Building's capacity o provide for its basic utility needs.

11.  Termite damage was not observed, but periodic inspection is recommended.

12.  The units are not individually metered so utility charges per unit cannot be
tied to actual use unless sub-meters are added.

13.  No grab bars or non-slip surface in bathtub area.

The building is well built and have held up to wear and tear very well. A strict

maintenance and repair program has kept the complex functionally able to provide
for the needs of the current use.

Respectfully submitted,

Ernest M. Umemoto, AIA
Architect



April 9, 2003

Mr. Andre S. Tatibouet
Owner

Aston Coral Reef Hotel
2299 Kuhio Avenue
Honolulu, Hawaii 96815

Re:  Updated ADA Compliance Plan
Dear Mr. Tatibouet:

You have asked Friendly Access Company, Inc. to provide an update of Aston
Coral Reef’ Hotel’s ADA Compliance Plan. I have reviewed the ADA barrier removal
identification survey prepared in December 1992 and the ADA compliance plan updated in April
1997. In addition, I conducted a recent inspection of the facility to verify the removal of barriers
and to check the status of the remaining barriers.

A summary of the barriers observed during my inspection is enclosed. Comments
and recommendations for removal of the existing barriers are offered for your consideration.

As you may know, under Title III of the ADA, facilities constructed and occupied
prior to January 26, 1993 are considered existing facilities, and as such are required to remove
barriers if “readily achievable” — that is, where removal can be done easily and without much
difficulty or expense. The ADA establishes different standards for existing facilities and new
construction. In existing facilities that are not otherwise being altered and where retrofitting
may be expensive, the requirement to provide access is less stringent than it is in new
construction and alterations. Deviations from the standards are acceptable only when full
compliance with those requirements is not readily achievable.

The obligation to remove any existing barricers is an ongoing onc. Over timg,
barrier removal that initially was not readily achievable may later be required because of
changed circumstances.
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The Coral Reef Hotel has removed a considerable amount of the barriers
identified in the initial report, and has made significant gains towards compliance with the ADA
as it applies to existing places of public accommodation. High priority barrier removal
completed at the hotel includes installing a chair stair lift at the front entrance and providing two
accessible guest rooms. Barriers removed to date are listed in the enclosed summary.

With respect to accessible guest rooms, an existing hotel that has an insufficient
number of accessible rooms is obligated under the ADA to remove architectural barriers to
access and make the requisite number of rooms accessible, to the extent that it is readily
achievahle to do so. If the Coral Reef Hotel engages in a planned alteration of its existing guest
rooms in the ordinary course of business, such alterations must comply with the guidelines to the
maximum extent feasible. For example, at least one guest room shall be made accessible for
each 25 guest rooms being altered until the total number of such accessible rooms meets the
number required for new construction.

In addition, it should make an adequate number of accessible rooms available for
the various classes of rooms it offers to the public. Ifit is not readily achievable to remove
barriers in all classes of rooms, then the hotel must permit a disabled patron to stay in the higher
priced room at the less expensive rate, if the patron had requested the less expensive room.

With the exceptions of the additional accessible guest rooms and the lobby
restrooms, it appears only minor modifications are needed. The guest rooms and lobby
restrooms may be made accessible at the time of a planned alteration if it is not readily
achievable to remove the existing barriers.

Feel free to call me if you have any questions.

Very truly yours,

Armi C. Fong

President

Enclosure



ADA COMPLIANCE PLAN FOR ASTON CORAL REEF HOTEL
(Updated April 8, 2003)

**Note: Shaded items indicate those items which the Developer will complete at no additional cost to
the apartment owners or the Association.**

pipes in
basement

raise pipes to provide

RECOMMENDATIONS
PRIORITY | ELEMENT ACTION PLAN STATUS & COMMENTS
1 side install a ramp at the side |ramp not installed (side entrance |no action required - a chair
entrance entrance no longer exists) lift was installed at the front
ramp main entrance to provide

access from the street level to
lobby; there is also a service
elevator that provides access
from the parking level to
lobby (security key issued to
guests); an intercom button
was installed at the accessible
parking spaces for guests
requiring assistance

maximum head room

| install intercom system

overhead pipes measure less than

80" above the ground surface
(measure 77")

stem not installed

if readily achievable, raise
pipes mounted along the
route from the accessible
parking spaces to the service
elevator to provide maximum
head room




RECOMMENDATIONS
PRIORITY ELEMENT ACTION PLAN STATUS & COMMENTS

{1) 18" door mancuvcrmg k ‘
. clearance to ex1t guest room notg

f 8) bottom edge of reﬂectlng . 8) lower mirror with bottofn ;
| surface of mirror measures 42" | edge maximum 40" above
| . ‘ ﬁmsh ﬂoor ‘{

- 110 shower spray umt 110 ’ | ,';
. |provided = o
1D controls are not in acceSSIble 1 1) relocate controls to
' ‘ _ |accessible location
i ‘12) provxde tub seat
1 .




2 guest rooms

provide accessible guest |two accessible guest rooms have

rooms if readily been provided
achievable; based on a
total room count of 247,
provide 10 accessible

guest rooms (3 must
have rall-in showers)

conduct fézisibility study to ‘

in alterations

) lower mirror with bottom :

determine whether providing
additional accessible guest
roowss will be readily
achievable; if it is not readily
achievable

accessible guest rooms may
be provided when engaging




PRIORITY

ELEMENT

ACTION PLAN

STATUS

RECOMMENDATIONS
& COMMENTS

3

lobby
restrooms

readily achievable
barrier removal

some minor modifications were
done to increase the level of
accessibility: widened doorways,
removed inner doors to increase
maneuvering clearance, installed
grab bars in toilet stall, trimmed
apron at lavatory, replaced
lavatory hardware

conduct feasibility study to
determine whether additional
barrier removal is readily
achievable; consider
alternative of converting at
least one restroom into an
accessible single-user room

if it not readily achievable to
remove barriers in the
restrooms, provide accessible
restrooms to the maximum
extent feasible at such time
the restrooms undergo
alteration

in the meantime, recommend
minor modifications
generally considered readily
achievable, e.g. insulate drain
pipes, lower dispensers

route to
swimming
pool

provide an accessible
route to the swimming
pool

not provided

earlier reports indicated that
such action is not readily
achievable, the ADA does
not require places of public
accommodation to remove
barriers which would be
difficult or costly




ASTON CORAL REEF HOTEL

List of Completed Barrier Removal

Priority 1:

Priority 2:

Priority 3:

Priority 4:

1)
2)
3)
4)
5)
6)

7)
8)
9)
10)
11)
12)
13)
14)

15)

16)
17)
16)

installed stair chair lift at front entrance

installed 3 accessible parking spaces

installed intercom system at accessible parking spaces
retrofitted service and passenger elevators

removed obstructions at service elevator

removed ashtrays beneath elevator hall call buttons

provided alternate accessible registration desk

provided two accessible guest rooms

retrofitted emergency warning system

provided tactile/Braille signage at permanent rooms and spaces

obtain four portable kits (visual devices) for persons with hearing impairments
installed lever attachments to knob hardware on exit doors

beveled thresholds at exit doors

relocated house phone

removed some barriers in the lobby restrooms:
widened doorways
removed inner doors to increase maneuvering clearance
provided clearance at lavatory
provided accessible lavatory hardware
installed grab bars in toilet stalls

provided accessible handrails at stairs to pool
removed unfastened doormats
installed slats on basement grating



EXHIBIT M
Summary of Pertinent Provisions of the Escrow Agreement

A copy of the Escrow Agreement between the Seller and Title Guaranty Escrow Services,
Inc. (“Escrow”) has been submitted to the Real Estate Commission. The Escrow Agreement,
among other things, covers in more detail the following items:

1. Seller shall deliver an executed copy of each sales contract for the sale of a residential
apartment to Escrow. Each sales contract shall be accompanied by the initial deposit required
thereunder.

2. Seller shall pay Escrow monies received from Purchasers under sales contracts
covering apartments in the Project. Escrow shall receive and hold in escrow and disburse funds
as set forth in detail in the Escrow Agreement. Escrow shall deposit all funds so received in an
account at a fedcrally-insurcd intcrest-bearing account at a bank, savings and loan association, or
trust company authorized to do business in the State. Except for specific circumstances stated in
the Escrow Agreement, any interest earned on funds deposited in escrow under the Escrow
Agreement shall accrue to the credit of Seller.

3. No disbursements of funds held in escrow shall be made unless and until, among
other conditions, (a) an effective date for a Final Public Report has been issued; (b) the Purchaser
has been given a copy of said Final Public Report and shall have acknowledged receipt of the
same or shall have been deemed to have acknowledged receipt of the same; and (c) Seller or
Seller’s attorney shall have delivered a written opinion to Escrow that the Purchaser’s sales
contract has become effective.

4. A Purchaser shall be entitled to a return of funds and Escrow shall pay such funds to
such Purchaser, together with any interest that may have accrued to the credit of Purchaser, if
any one of the following has occurred: (a) Seller and the Purchaser shall have together requested
Escrow in writing to return to the Purchaser the funds of the Purchaser held hereunder by
Escrow; or (b) Seller shall have notified Escrow of Seller’s exercise of the option to cancel or
rescind the sales contract pursuant to any right of cancellation or rescission provided therein or
otherwise available to Seller; or (c) the Purchaser has exercised such Purchaser’s right to cancel
or rescind the contract pursuant to the Condominium Act.

In the event of a default by the Purchaser in any matter being handled by Escrow, upon
certification by the Seller of Seller’s termination of the sales contract, Escrow will thereafter
treat all funds of the Purchaser paid on account of such Purchaser’s sales contract as funds of
Seller and not as funds of the Purchaser.

5. Except for the sales contract and any note and mortgage that is to be closed by the
mortgagee thereof, Escrow shall promptly and diligently arrange for and supervise the execution
of all documents related to the Project and shall promptly, and diligently close the transactions
and perform such services as are necessary or proper therefor, in the manner established in the
Escrow Agreement.
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NOTE: All Buyers and prospective Buyers should read the Escrow Agreement and all
amendments, if any, in full, as this summary is not all-inclusive and does not contain a
complete description of all provisions of the Escrow Agreement. This Summary is intended
only to give a brief description of some of the items contained in the Escrow Agreement,
and does not alter or amend the Escrow Agreement in any manner.
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Coral Reef

COMPO D REPORT
Analysis #1
Generator - Emergency Diesel
Category: Mechanical Unit Cost: $50,000.00
Began Use: 1/01/1995 Cost Type: Contractor
Lifespan: 25 years Percent Replacement: 100.00%
Lifespan Adjustment:  None Current Cost: $50,000.00
Next Replacement: 1/01/2020 Future Cost: $74,243.61
Remaining Life: 16 YRS Salvage Value: $0.00
Quantity: 1.00 UNIT
Remar

The emergency diesel powered back-up generator was built in 1995 based on information noted on the
equipinent. This 150 KW generator is estimated to bave a total useful life of 25 years and replacement is
projected for 2020. The estimated replacement cost and useful life of the emergency generator are based on
cost data and the reserve specialist's experience with these type components.
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