CONDOMINIUM PUBLIC REPORT

Prepared &
tssued by: Developer QEB Il LLC
Address P.0. Box 223382, Princeville, Hawaii 96722
Project Name (*): KA'IULANI OF PRINCEVILLE
Address: 4100 Queen Emma Drive, Princeville, Hawali 96722
Registration No. 5569 Effective date: September 19, 2006

Expiration date: _October 19, 2007
Preparation of this Report:

This report has been prepared by the Developer pursuant to the Condominium Property Act, Chapter 514A, Hawaii
Revised Statutes, as amended. This report is not valid unless the Hawaii Real Estate Commission has issued a

registration number and effective date for the report.

This report has not been prepared or issued by the Real Estate Commission or any other government agency. Neither
the Commission nor any other government agency has judged or approved the merits or value, if any, of the project or of

purchasing an apartment in the project.

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

Expiration Date of Reports: Preliminary Public Reports and Final Public Reports automatically expire thirteen (13) months
from the effective date unless a Supplementary Public Report is issued or unless the Commission issues an order, a copy
of which is attached to this report, extending the effective date for the report.

Exception: The Real Estate Commission may issue an order, a copy of which shall be attached to this report, that the final
public report for a twa apariment condominium project shall have no expiration date.

Type of Report:
PRELIMINARY: The developer may not as yet have created the condeminium but has filed with
(yellow) the Real Estate Cormmission minimal information sufficient far a Preliminary Public
Report. A Final Public Report will be issued by the developer when complete
information is filed.
CONTINGENT The developer has legally created a condominium and has filed information with
FINAL: the Commission for this report which EXPIRES NINE (9) MONTHS after the above
{green) effective date. Contingent Final public reports may not be extended or renewed.
[} No prior reports have been issued.
O This report supersedes all prior public reports.
X FINAL: The developer has legally created a condeminium and has filed complete
{white) information with the Commission.
] No prior reports have been issued,
BN This report supersedes all prior pubiic reports.
n This report must be read tegether with
SUPPLEMENTARY: This report updates information contained in the:
{pink) M Preliminary Public Report dated:
Il Final Public Report dated:
N Supplementary Public Report dated:
And
M Supersedes all prior public reporis.
N Must be read together with
0 This report reactivates the
1 pubtic report(s} which expired on

(*) Exactly as named in the Declaration
This material can be made available for individuals with special needs. Please call the Senior Condominium Specialist at

586-2643 to submit your request. FORM: RECO-3G 1297 / 0298 / 0800 / 0203/ 0104



Disclosure Abstract; Separate Disclosure Abstract on this condominium project:
L] Required and attached to this report [ Not Required - Disclosures covered in this report.

Summary of Changes from Earlier Public Reports:

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

if they wish to know the specific changes that have been made.

] No pricr reports have been issued by the developer.
EY Changes made are as follows:
See Exhibit L

SPECIAL ATTENTION

This Contingent Final Public Report has been prepared by the Developer pursuant to §514A-39.5, HRS. The Real Estate
Commission issued this report before the developer submitted certain documents and information as more fully set forth
in the statutory notice below. Sales contract executed pursuant to this report are binding on the buyer under those
conditions specified immediately below and in Part V. B. of this report found on pages 18 & 19 of this report. This
report expires nine (2) months after the effective date of the report and may not be extended or renewed,

STATUTORY NOTICE

“The effective date for the Developer's Contingent Final Public Report was issued before the Developer
submitted to the Real Estate Commission: the executed and recorded deed or master lease for the
project site; the executed construction contract for the project; the building permit; satisfactory evidence
of sufficient funds to cover the total project cost; or satisfactory evidence of a performance bond issued
by a surety licensed in the State of not less than one hundred percent of the cost of construction, or such
other substantially equivalent or similar instrument or security approved by the Commission. Until the
Developer submits each of the foregoing items to the Commission, all Purchaser deposits will be held by
the escrow agent in a federally-insured, interest-bearing account at a bank, savings and loan association,
or trust company authorized to do business in the State. If the Developer does not submit each of the
foregoeing items to the Commission and the Commission does not issue an effective date for the Final
Public Report before the expiration of the Contingent Final Public Report, then:

{1} The Developer will notify the Purchaser thereof by certified mail; and

(2} Either the Developer or the Purchaser shall thereafter have the right under Hawaii law to rescind
the Purchaser's saies contract. In the event of a rescission, the Developer shall return all of the
Purchaser's deposits together with all interest earned thereon, reimbursement of any required escrow
fees, and, if the Developer required the Purchaser to secure a financing commitment, reimburse any fees
the Purchaser incurred o secure that financing commitment.” (§514A-64.5, HRS)

The developer is not required to submit but has for this registration submitted the following documents and information:
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General Information On Condominiums

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

Some condominium projects are leasehold. This means that the land or the building(s) and other improvements
are leased to the buyer. The lease for the land usually requires that at the end of the lease term, the lessees (apartment
owners/tenants) deliver their interest in the land to the lessor (fee property owner). The lease alsc usually requires that
the lessees either (1} convey to the lessor the building(s) and other improvements, including any improvements paid for
by the lessees; or (2) remove or dispose of the improvements at the lessee’s expense. Leases for individual apartments
often require that at the end of the lease term, the lessee deliver to the lessor the apartment, including any improvements

placed in the apartment by the lessee.

If you are a typical condominium apartment owner, you will have two kinds of ownership: (1) ownership in your
individual apartment; and (2} an undivided interest in the common elements.

"Commen elements” are the areas of the condominium project other than the individual apartments. They are
owned jointly by all apartment owners and include the land, either in fee simple or leasehold, and those parts of the
building or buildings intended for common use such as foundations, columns, roofs, halls, elevators, and the like. Your
undivided interest in the common elements cannot be separated from ownership of your apariment.

In some condominium projects, some common elements are reserved for the exclusive use of the owners of
certain apartments. These common elements are called "limited common elements” and may include parking stalls,
patios, lanais, trash chutes, and the like.

You will be entitled to exclusive ownership and possession of your apartment. Condominium apartments may be
individually bought, sold, rented, mortgaged or encumbered, and may be disposed of by will, gift, or operation of law.

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

the project's Declaration, Bylaws, and House Rules. These documents contain important information on the use and
occupancy of apartments and the common elements as well as the rules of conduct for owners, tenants, and guests,

Operation of the Condominium Project

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

The Board of Directors is the governing body of the Association. Unless you serve as a board member or an
officer, or are on a committee appointed by the board, your participation in the administration and operation of the
condominium project will in most cases be limited o your right to vote as an apartment owner. The Board of Directors and
officers can take certain actions without the vote of the owners. For example, the board may hire and fire employees,
increase or decrease maintenance fees, borrow monsy for repair and improvements and set a budget. Some of these
actions may significantly impact the apartment owners.

Until there is a sufficient number of purchasers of apartments to elect a majority of the Board of Directors, it is
likely that the developer will effectively control the affairs of the Association. It is frequently necessary for the developer to
do so during the early stages of development and the developer may reserve certain special rights to do sc in the
Declaration and Bylaws. Prospective buyers should understand that it is important to all apartment owners that the
transition of control from the developer to the apartment owners be accomplished in an orderly manner and in a spirit of

cooperation.



Developer:

Real Estate
Broker*:

Escrow:

General
Contractor®:

Condominium
Managing
Agent®:

Attorney for
Developer:

I. PERSONS CONNECTED WITH THE PROJECT

QEBIILLC Phone: (808) 826-1704
Name* {Business}
P.O. Box 223382

Princeville, Hawaii 96722

Business Address

Names of officers and directors of developers who are corporations; general partners of a partnership;
partners of a Limited Liability Partnership (LLP}; or manager and members of a Limited Liability Company
{LLC) (attach separate sheet if necessary):

Members: See Page 5-A

ALL ISLANDS, INC.

dba Century 21, All Islands Phone: 808 826-7211
Name* {Business)
P.O. Box 3195

Princeville, Hawaii 96722
Business Address

TITLE GUARANTY ESCROW SERVICES, INC. Phone: {808) 521-0211
Name* {Business)

235 Queen Street, 1% Floor
Honolulu, Hawaii 96813
Business Address

SHIOI CONSTRUCTION, INC. Phone: 808 245-3975

Name* (Business)
4023Halau Street

Lihue, Hawaii 96766

Business-Address

HAWANANA MANAGEMENT COMPANY. L.TD. Phone: {808} 593-9100

Name* {Business)
711 Kapiclani Boulevard, Suite 700

Honolulu, Hawaii 96813

Business Address

McCORRISTON MILLER

MUKAI MacKINNON LLP Phone: 808 529-7300
Name” (Business)
Five Waterfront Plaza, Suite 400

500 Ala Moana Blvd.

Honolulu, Hawaii 96813

Business Address

* For Entities: Name of corporation, partnership, Limited Liability Partnership (LLP), or Limited Liability Company (LLC)
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QEB Il LLC
MEMBERS

Danette K. Andrews

Michael R. Bebo

Betty J. Bell

Robert G. Chrisman

Cecilia (Trudy) Y. Comba, Trustee of The Trudy Comba Trust

Kenneth Dresner

Louis J. Dubuque, Trustee of the Louis J. Dubuque lil, and Nancy T. Dubuque Trust

Brian J. Grossi and Marilyn Ann Woods, Trustees of the Woods Grossi Family Trust U/D/T
dated August 17, 1990

Kenneth W. Kubiak, Trustee of the Kenneth W. Kubiak Trust dated May 15, 1997, and Laura
L. Kubiak, Trustee of the Laura L. Kubiak Trust dated May 15, 1997

Donald E. Leutz, Jr. and Sylvia B. Leutz, Trustees of the Leutz 2002 Revocable Trust dated
April 30, 2002

Tarek and Yumiko Louca

Shioi Construction, inc.

Jared K. and Donna Murayama, as co-trustees of the Jared and Donna Murayama 1997
Trust, uta January 8, 1997

David Normington and Debra Bush Normington, Trustees of the Normington Family Trust

Gregory K. Pasco and Carolyn L. Pasco, Trustees of The Pasco Family Trust dated
November 7, 2001

Suzanne E. Riley and Enrico Siewert
Colleen A. Romano, as Trustee, UDT dated May 12, 1994

Thomas J. Sanders, Trustee, and Linda S. Sanders, Trustee, of the Thomas J. Sanders and
Linda S. Sanders Revocable Trust

Donald M. Schuliz
Thomas M. Somoeza

Michael D. Tom



. CREATION OF THE CONDOMINIUM;
CONDOMINIUM DOCUMENTS

A condominium is created by recording in the Bureau of Conveyances and/or filing with the Land Court a Declaration of
Condominium Property Regime, a Condominium Map (File Plan), and the Bylaws of the Association of Apartment
Owners. The Condominium Property Act (Chapter 514A, HRS), the Declaration, Bylaws, and House Rules control the
rights and obligations of the apartment owners with respect to the project and the common elements, to each other, and
to their respective apartments. The provisions of these documents are intended to be, and in most cases are, enforceable

in a court of law.

A.

Declaration of Condominium Property Regime confains a descripticn of the land, buildings, apartments,
common elements, limited common elements, common interests, and other information relating to the

condominium project.

The Declaration for this condominium is:
N Proposed

<] Recorded - Bureau of Conveyances: Document No. 2005-223785
Book Page
N Filed - Land Court; Document No.

The Declaration referred 1o above has been amended by the following instruments [state name of document,
date and recordingffiling information]:

Amendment to Declaration dated as of August 10, 2006, recorded as Document No. 2006-151048.

Condominium Map (File Plan) shows the floor plan, elevation and layout of the condominium project. 1t also
shows the floor ptan, location, apartment number, and dimensions of each apartment,

The Condominium Map for this condominium project is:

1 Proposed
& Recorded - Bureau of Conveyances Condo Map No. 4108

™ Filed - Land Court Condo Map No.

The Condominium Map has been amended by the following instruments [state name of document, date and
recordingffiling information]:

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

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

The Bylaws for this condominium are:
] Proposed

B Recorded - Bureau of Conveyances: Document No. 2005-223786
Book Page
™ Filed - Land Court: Document No.

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



House Rules. The Board of Directors may adopt House Rules to govern the use and operation of the common
elements and limited common elements. House Rules may cover matters such as parking regulations, hours of
operation for commen facilities such as recreation areas, use of lanais and requirements for keeping pets.
These rules must be followed by owners, tenants, and guests. They do not need to be recorded or filed to be

effective. The initial House Rules are usually adopted by the developer.
The House Rules for this condominium are:
(] Proposed M Adopted ] Developer does not plan to adopt House Rules

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

recorded or filed to be effective,

1. Apartment Owners: Minimum percentage of common interest which must vote for or give written consent
to changes:
Minimum
Set by Law This Condominium
Declaration (and Condo Map) 75%* 75%
Bylaws 55% 65%
House Rules — *x

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

**  The House Rules may be amended by action of the Board of Directors of the Association of
Apartment Owners of Regency Hule'ia.

2. Developer:

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

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

See Exhibit A



ill. THE CONDOMINIUM PROJECT

Interest to be Conveyed fo Buyer:

%

(]

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

Leasehold or Sub-leasehold: Individual apartments and the common elements, which include the
underlying land will be leasehold.

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

the lessee.

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

provision{s).

Lease Term Expires: Rent Renegotiation Date(s):
Lease Rent Payable: [ ] Monthly [] Quarterly
[] Semi-Annually [ Annuatly
Exhibit contains a schedule of the lease rent for each apartment per: [[] Month [ Year

For Sub-leaseholds:

] Buyer's sublease may be canceled if the master lease between the sublessor and fee
owner is: [1 Canceled [] Foreclosed
] As long as the buyer is not in default, the buyer may continue to occupy the apartment

and/or land on the same terms contained in the sublease even if the master lease is
canceled or foreclosed.

individual Apartments in Fee Simple: Commaon Interest in the Underlyving Land in Leasehold or

Sub-leasehold:

Leases for the underlying land usually require that at the end of the lease term, the lessees
{apartment owners/tenants) deliver to the lessor (fee property owner)} their interest in the land
and that they either (1) remove or dispose of the building(s) and other improvements at the
lessee's expense; or (2} convey the building{s) and improvements o the lessor, often at a

specified price.

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

Lease Term Expires: Rent Renegotiation Date(s):
Lease Rent Payable:  [] Monthly [J Quarterly
(] Semi-Annually ] Annually
Exhibit contains a schedule of the lease rent for each apartment per: [ Month ] Year



] Other:

IMPORTANT INFORMATION ON LEASEHOLD CONDOMINIUM PROJECTS

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

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

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

In leasehold condaminium projects, the buyer of an apartment will acquire the right to occupy and use the apariment for
the time stated in the lease agreement. The buyer will not acquire outright or absolute fee simple ownership of the {and.
The land is owned by the lessor or the leased fee owner. The apartment owner or lessee must make lease rent payments
and comply with the terms of the lease or be subject to the lessor's enfarcement actions. The lease rent payments are
usually fixed at specific amounts for fixed periods of time, and are then subject 1o renegotiation. Renegotiation may be
based on a formuia, by arbitration set in the lease agreement, by law or by agreement between the lessor and lessee.
The renegotiated iease rents may increase significantly. At the end of the lease, the apartment owners may have to
surrender the apartments, the improvements and the fand back to the lessor without any compensation (surrender

clause).

When leasehold property is sold, title is normally conveyed by means of an assignment of lease, the purpose of which is
similar to that of a deed. The legal and practical effect is different because the assignment conveys only the rights and

obligations created by the lease, not the property itself.

The devetoper of this condominium praject may have entered into a master ground lease with the fee simple owner of the
land in order to develop the project. The developer may have then entered into a sublease or a new lease of the land with
the lessee (apartment owner). The developer may lease the improvements to the apartment owner by way of an
apartment lease or sublease, or sell the improvements to the apartment owners by way of a condominium conveyance or

apariment deed.

B. Underlying Land:
Address: 4100 Queen Emma Drive Tax Map Key (TMK): {4} 5-3-006-022

Princeville, Hawaii 96722

[] Address B TMK is expected to change _in the event the Developer exercises its
reserved rights under the Declaration to annex an Adjacent Parcel into the Proiect and the condominium

property regime
Land Area: 17.396 (] square feet I acre(s) Zoning: R-10& R4




Fee Owner: QEB HI LLC
Name
P.0. Box 223382

Princeville, Hawaii 96722
Address

lLessor: N/A
Name

Address

Buildings and Other Improvements:
1. BJ New Building(s)
['1 Conversion of Existing Building(s)
[l Both New Building(s) and Conversion

5 Common Element

2, Number of Buildings: 35 Residential Floors Per Building:
[] Exhibit contains further explanations.

3. Principal Construction Material:
X Concrete B Holiow Tile < Wood

Xl Other _ Aluminum, Glass

4, Uses Permitted by Zoning:

No. of

Apis, Use Permitted By Zoning
I Residential 77 B Yes 3 No
[l Commercial [7] Yes (1 No
[1 Mix Res/Comm 1 Yes 7] No
1 Hotel i3 Yes [1 No
7 Timeshare 1 Yes [C] No
[[] O©Ohana [ Yes 1 No
O  Industral [ Yes [1 No
[l Agricultural [J Yes ™ No
] Recreational (7 Yes 1 No
[ Other [ Yes 1 No

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

10



Special Use Restrictions:

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

Pets: _ See Exhibit B

[ Number of Occupants:

< Other: _See Exhibit B

(] There are no special use restrictions.

Interior (filt in appropriate numbers):

Elevators: N/A Stairways: 1 per Apt. Trash Chutes: N/A
Apt. Net Net

Tvpe Queantity BR/Bath Living Area {sfY*  Other Area (sf) (Identify)

See Exhibit C

Total Number of Apartments: 77

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

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

Boundaries of Each Apartment;

Each apartment consists of the spaces within the perimeter and party walls, windows, doors,
floors and ceiling(s) of the respective apartment,

Permitted Alterations to Apartments:
See Exhibit D

Apartments Designated for Owner-Occupants Only:

Fifty percent (50%) of residential apartments musi be so designated; developer has a right to substitute

similar apartments for those apariments aiready designated. Developer must provide this information

gither in a published announcement or advertisement as reguired by section 514A-102, MRS; or include

the information here in this public report and in the announcement {see attachment 11a). Developer has
X elected to provide the information in a published announcement or advertisement.

1"



10.

Parking Stalls:

Total Parking Stalls: 188
Regular Compact Tandem
Covered  QOpen Covered _ Open Covered _Open TOTAL
Assigned
{for each unit) 154 154
Guest 32 32
Unassigned

Extra for Purchase

Other: Res. Man. 2 2
Total Covered & Open: 188 188
Each apartment will have the exclusive use of at least 2 parking stall(s).

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

Recreational and Other Common Facilities:

[T] There are no recreational or common facilities.

B Swimming pool [T] Storage Area [ Recreation Area

] Laundry Area [ Tennis Court [ Trash Chute/Enclosure(s)
[X] Other: _See Exhibit D

Comoliance With Building Code and Municipal Regulations; Cost to Cure Violations

[X] There are no violations. ] Violations will not be cured.

[7] Violations and cost to cure are listed below: {7] violations will be cured by

{Date)

Condition and Expected Useful Life of Structural Components, Mechanical, and Electrical installations

(For conversions of residential apartments in existence for at least five years):

Not Applicable

12



11.

Conformance to Present Zoning Code

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

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

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

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

Conforming Non-Conforming lltegal
Uses X
Structures X
Lot X

If g variance has been granted or if uses, improvements or lot are either non-confarming or
itlegal, buyer should consuilt with county zoning authorities as to possible limitations which may

apply.
Limitations may include restrictions on extending, enlarging, or continuing the non-conformity,

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

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

Common Elements, Limited Common Elements, Common Interest:

1.

Commaon Elements: Common Elements are those paris of the condominium project other than the
individual apartments. Although the common elements are owned jointly by all apartment owners, those
portions of the common elements which are designated as imited common elements (see paragraph 2
below) may be used only by those apartments to which they are assigned. The common elements for
this project, as described in the Declaration, are:

X described in Exhibit _E

N as follows:
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