'DEVELOPER'S PUBLIC REPORT

FOR A CONDOMINIUM

CONDOMINIUM
PROJECT NAME FPACIFICANA ATLAS
Project Address 1125 Young St., Honolulu, HI 86814 and

1150 South King St., Honolulu, Ml 86814
Registration Number 6300 (conversion)
Effective Date of Report June 6, 2007
Developer (s) HIDC PACIFICANA LLC, a Hawaii limited liability company

Preparation of this Report

The Developer prepared this report to disclose relevant information, including "material facts,” that are
reasonably known to the Developer about the condominium project covered by this report. This report
has been prepared pursuant to the Condominium Property Act, Chapter 514B, Hawaii Revised Statutes,
as amended from time {0 time. The law defines "material facts” to mean "any fact, defect, or condition,
past or present that to a reasonable person, would be expected o measurably affect the value of the
project, unit, or property being offered or proposed to be offered for sale.”

This report has ngt been prepared or issued by the Real Estate Commission or any other governmental
agency. The issuance by the Commission of an effective date for this Developer's Public Report {1) does
not mean that the Commission approves or disapproves of the project; {2) does not mean that the
Commission thinks that either alf material facts or all pertinent changes, or bath, about the project have
been fully or adequately disclosed; and (3) is not the Commission’s judgment of the value or merits of the

project.

This report may be used by the Developer for promotional purposes only if it is used in its entirety. No
person shall advertise or represent that the Commission has approved or recommended the project, this
report or any of the documents submitted with Developer's application for registration of this project.

This report will be amended if, after the effective date of this report, any changes, either material or
pertinent changes, or both, occur regarding the information contained in or omitted from this report. In
that case, the Developer is required to submit immediately to the Commission an amendment to this
report or an amended Developer's Public Report, clearly reflecting the changes, including any omitied
material facts, together with such supporting information as may be required by the Commission. In
addition, the Developer may choose at any time to change or update the information in this report.
Annually, at least thirty days prior to the anniversary date of the Effective Date of this report, the
Developer shall file an annual report to update the material contained in this report. If there are no
changes, the Developer is required to state that there are no changes. The Developer's obligation to
amend this report or to file annual reports ends when the initial sales of all units in the project have been

completed.

Purchasers are encouraged to read this report carefully and to seek professional advice before signing a
sales contract for the purchase of a unit in the project.

Signing a sales contract may legally bind a purchaser to purchase a unit in the project, though a
purchaser may have rights to cancel or rescind a sales contract under particular circumstances that may

arise.

This material can be made available for individuals with special needs. Please call the Senior
Condominium Specialist at 586-2643 to submit your request.
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SPECIAL ATTENTION

[Use this page for special or significant matters which shouid be brought to the purchaser’s attention and
that are not covered elsewhere in this report.]

The Project was initially established as a 2-unit condominium project comprised of (a) the entirety of the
Pacificana Building as one unit (“the Pacificana Apartment"), and (b) the entirety of the Atlas Building as
one unit (“the Atlas Apartment”), by that certain Declaration of Condominium Property Regime of
Pacificana Atlas dated April 4, 2007, recorded in the Bureau of Conveyances of the State of Hawaii as
Document No. 2007-066845 (“the Declaration”), together with that certain Condominium Map recorded
concurrently as Condominium Map No. 4429. The Pacificana Apartment was thereafter subdivided into
69 individual units (“the Residential Units”) to create a 70-unit condominium project by that certain First
Amendment to Condominium Property Regime of Pacificana Atlas dated April 12, 2007, recorded in said
Bureau as Document No. 2007-087733 (“the First Amendment”). The Declaration was further amended
by that certain Second Amendment to Condominium Property Regime of Pacificana Atlas dated June 1,
2007, recorded in said Bureau as Document No. 2007-099818 (“the Second Amendment’). Pursuant to
the First Amendment and Second Amendment, portions of the Pacificana Building have been designated
as limited common elements appurtenant to and for the exclusive use of the Residential Units located in
the Pacificana Building. See ltem 6.f. on page 18a of this Public Report for more information.
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General Information On Condominiums

A condominium is a special form of ownership of real property. To create a condomiium in
Hawaii after July 1, 2008, the Condominium Property Act, Chapter 514B, Hawaii Revised Statutes, must
he followed. 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 and/or the building(s) and
other improvemenis are leased to the purchaser. The lease for the land usually requires that at the end
of the lease term, the lessees (unit owners) deliver their interest in the land to the lessor {fee property

owner).

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

You will be entitled to exclusive ownership and possession of your unit.  Subject to the documents
governing them, condominium units may be individually bought, sold, rented, mortgaged or encumbered,
and may be disposed of by will, gift or operation of law.

Your unit will, however, be part of the group of units that comprise the condominium proiect.
Study the project's Declaration of Condominium Property Regime, Bylaws of the Association of Unit
Owners, Condominium Map and House Rules, if any, which are being concurrently delivered to you with
this report. These documents contain important information on the use and occupancy of the units and
the common elements of the project, as well as the rules and regulations of conduct for unit owners,

tenants and guests.
Operation of the Condominium Project

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

The Board of Directors is the governing body of the Asscciation. Unless you serve as a board
member or an officer, or are on a commitiee appointed by the board, your paricipation in the
administration and operation of the condominium project wilf in most cases be limited to your right to vote
as a unit owner. The Board and officers can take certain actions without the vote of the unit owners, For
example, the Board may hire and fire employees, increase or decrease maintenance fees, adopt budgets
for revenues, expenses and reserves and regulate the use, maintenance, repair and replacement of
common elements. Some of these actions may significantly impact the unit owners.

Until there is a sufficient number of purchasers of units to elect a majority of the Board, it is likely
at first 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 so in the Declaration and Bylaws. Prospective purchasers should understand that it is
important to all unit owners that the transition of control from the Developer to the unit owners be
accomplished in an orderly manner and in & spirit of cooperation.



1. THE CONDOMINIUM PROJECT

1.1 The Underlying land
Fee Simple or Leasehold Project ¥ Fee Simple [J Leasehold (attach Leasehold Exhibit)
Developer is the Fes Owner I Yes & No

Fee Owner's Name if Developer is
not the Fee Owner

Hirano Enterprises, a Hawail general partnership {"Hirano™)

Address of Project

1125 Young St, Honolulu, Hi 96814 and 1150 S. King St., Honolulu, HI
96814

Address of Project is expected to
change because

N/A

Tax Map Key (TMK)

(1) 2-4-003-003

Tax Map Key is expected o change
because

individual CPR numbers may be assigned to the units.

Land Area

27,592 square feet

Developers right to acquire the
Property if Developer is not the Fee
Owner {describe)

Pursuant to that certain DROA dated Qctober 3, 2008 by and between Fee
Owner and Developer, as amended

1.2

Buildings and Other Improvements

Number of Buildings

2 buildings

Floors Per Building

Pacificana Building contains 10 floors and Attas Building contains 12 floors

Number of New Building(s)}

N/A

Number of Converted Building(s)

2 buildings

Principal Construction Materials
{concrete, waod, hollow tile, steel

giass, etc.}

Reinforced concrete, masonry, steel, aluminum and appropriate trim

1.3 Unit Types and Sizes of Units
Unit Quantity | BR/Bath Net Living Area Net Other Areas Other Areas Total Area
Type {lanai,garage,gic.)
A 7 1BR/1BA 480 - 49 539
B 7 Studio 293 - - 293
C 7 1BRMBA 510 - 49 559
b 7 1BR/1BA 510 - 49 559
E 7 2BR/1BA 627 - 49 676
F 7 2BR/1BA 641 - 49 676
G 7 1BR/MBA 510 - 49 559
H 7 1BR/1BA 519 - 49 559
J 8 Studio 293 - - 293
K 8 1BR/1BA 490 e 49 539
L 1 1BR/1BA 432 - - 432
Atlas Apt. 1 NIA - 59,639 - 59,639
See Exhibit _A__.

| 70

—[ Total Number of Units

Note: Net Living Area is the floor area of the unit measured from the interior surface of the perimeter
walls of the unit. Other documents and maps may give floor area figures that differ from those above
because a different method of determining floor area may have been used.




14 Parking Stalls

Total Parking Stalls in the Project : 238 reguilar, handicap accessible, commercial valet
(“CV"), commercial tandem (“CT"), and loading stalls

Number of Guest Stalls in the Project: 65 CV and CT stalls

Number of Parking Stalls Assigned to Each Unit: 1 parking stall per unit.

Attach Exhibit _B__ specifying the Parking Stall number(s) assigned to each unit and the type of parking
Stall(s) (regular, compact or tandem and indicate whether covered or open).

If the Developer has reserved any rights to assign or re-assign parking stalls, describe such rights.

Each unit owner, by purchasing a unit in the Project, agrees to submit their parking stall to the Project’s common parking plan. The
initial assignment of parking stalls shall be as set forth in Exhibit B attached hereto and as described in the Declaration and the
House Rules. The parking stalis are subject at all times to the right of the Board or its Managing Agent to assign, re-assign and
manage such stalls pursuant to Section 27 of the Declaration and the House Rules.

1.5 Boundaries of the Units

Boundaries of the unit;

See Exhibit A.

1.6 Permitied Alterations to the Units

Permitted alterations to the unit (if the unit is defined as a non-physical or spatial portion of the project,
also describe what can be built within such portion of the project).

See Exhibit C.

1.7 Common Interest

Common Interest. Each unit will have a percentage interest in the common elements appurtenant to
each unit. This interest is called the “common interest.” It is used to determine each unit's share of the
maintenance fees and other common profits and expenses of the condominium project. It may also be
used for other purposes, including voting on matters requiring action by unit owners. The common
interest for each unit in this project, as described in Declaration, is:

Described in Exhibit _A .

As Follows:

1.8 Recreational and Other Common Facilities (Check if applicable):

Swimming pool: For use by the owners and occupants of the Residential Units in the Pacificana Building only

Laundry Area

Storage Area: For use by the Association as shown on the Condominium Map

Tennis Court

Recreation Area

Trash Chute/Enclosure(s)

Exercise Room

Security Gate: Driveway gates at the entryways of the Shared Parking Area; secured lobby entrances in each
building

Playground

B mOmOOoEOE

Other (describe): Project grounds, yards, walkways




1.9 Common Elements

Common Elements: Common elements are those parts of the condominium project other than the
individual units and any other real estate for the benefit of unit owners. Although the common elements
are owned jointly by all unit owners, those portions of the common elements that are designated as
limited common elements (see Section 1.10 below) may be used only by those units to which they are
assigned. In addition to the common facilities described in Section 1.8 above, the common element for
this project, as described in the Declaration, are set forth below.

Described in Exhibit _D .

Described as follows:

Common Element Number

Elevators 2 in Pacificana Building; 3 in Atlas Building
Stairways 2 in Pacificana Building; 2 in Atlas Building
Trash Chutes 1 in Pacificana Building; 1 in Atlas Building

1.10 Limited Common Elements

Limited Common elements: A limited common element is a portion of the common elements that is
reserved for the exclusive use of one or more but fewer than all units in the project.

Described in Exhibit D .

Described as follows:

111 Special Use Restrictions

The Declaration and Bylaws may contain restrictions on the use and occupancy of the units,
Restrictions for this project include, but are not limited to, those described below.

¥l | Pets: Pets allowed subject to restrictions set forth in the House Rules

[0 | Number of Occupants

LI | Other

L1 | There are no special use restrictions.

112 Encumbrances Against Title

An encumbrance is a claim against or a liability on the property or a document affecting the title or use of
the property. Encumbrances may have an adverse effect on the property or your purchase and

ownership of a unit in the project. Encumbrances shown may include blanket liens which will be released
prior to conveyance of a unit (see Section 5.3 on Blanket Liens).

Exhibit E describes the encumbrances against title contained in the title report described below.

Date of the title report; March 8, 2007

Company that issued the title report: Title Guaranty of Hawaii, incorporated.




113 Uses Permitted by Zoning and Zoning Compliance Matters

Uses Permitted by Zoning

Type of Use No. of Units Use Permitted by Zoning

Zoning

£l Residential 1 Yes [dNo

i1 Commercial ] Yes [ONo

| Mix Residential/Commercial | 69 Residential Units | &1 Yes [J1No BMX-3 Community

1 Commercial Unit Business District

U Hotel 0 Yes [INo

[ Timeshare O Yes [INo

i Ohana [ Yes [No

O Industrial O Yes [INo

J Agricultural O Yes [INo

O Recreational [T Yes [ONo

[ Other (specify) O Yes [INo

Is/Are this/these use(s) specifically permitted by the project's

Declarations or Bylaws? M Yes 1 No

Variances to zoning code have been granted. I Yes M No

Describe any variances that have been granted to

zoning code.

114 Other Zoning Compliance Matters

Conforming/Non-Conforming Uses, Structures and Lots

In general, a non-conforming use, structure or lotis a use, structure or lot that was lawful at one time but
that does not now conform to present zoning requirements. Under present zoning requirements,
limitations may apply to extending, enlarging or continuing the non-conformity and to altering and
repairing non-conforming structures. in some cases, a non-conforming structure that is destroyed or

damaged cannot be reconstructed.
If a variance has been granted or if uses, structures or lots are either non-conforming or ilegal, the
purchaser should consult with county zoning authorities as to possible limitations that may apply in
situations such as those described above.
A purchaser may not be able to obtain financing or insurance if the condominium project has a non-
conforming or illegal use, structure or lot.

Conforming Non-Conforming Hlegal
Uses %] | ™
Structures 4] = O
Lot ) 0 O

If 2 non-conforming Use, structure or lot exists in this project, this is what will happen under existing laws
or codes if the structure is damaged or destroyed:




115 Conversions

Developer's statements regarding units that may be
occupied for residential use and that have beenin [ Applicable

existence for five years or more.
[1 Not Applicable

Developer's statement, based upon a report prepared by a Hawaii-licensed architect or engineer,
describing the present condition of all structural components and mechanical and electrical installations
material to the use and enjoyment of the units:

See the Disclosure Abstract attached hereto as Exhibit J.

Developer's statement of the expected useful life of each item reported above:

See the Disclosure Abstract attached hereto as Exhibit J.

List of any outstanding notices of uncured violations of any building code or other county regulations:

N/A.

Estimated cost of curing any violations described above:

N/A.

Verified Statement from a County Official

Regarding any converted structures in the project, attached as Exhibit _J_ is a verified statement signed
by an appropriate county official which states that either:

(A) The structures are in compliance with all zoning and building ordinances and codes applicable to the

project at the time it was built, and specifying, if applicable: .
[ Any variances or other perrits that have been granted to achieve compliance;
i1 Whether the project contains any legal nonconforming uses or structures as a result of

the adoption or amendment o an}/ ordinances or codes; and _ N
(iii) Any violations of current zoning or building ordinances or codes and the conditions

required to bring the structure into compliance;

oF

(B) Based on the available information, the county official cannot make a determination with respect to
the foregoing matters in {A) above.

Other disclosures and information:




1.46  Project In Agricultural District

Is the project in an agricultural district as designated by the | [J Yes

land use laws of the State of Hawaii?
If answer is “Yes”, provide information below. ¥l No

Are the structures and uses anticipated by the Developer's promotional plan for the project in compliance
with all applicable state and county land use laws? 1 Yes [J No

if the answer is "No”, provide explanation.

Are the structures and uses anticipated by the Developer's promotional plan for the project in compliance
with all applicable county real property tax laws? 1 Yes 1 No

If the answer is “No", provide explanation and state whether there are any penalties for noncompliance,

Other disclosures and information:

1.17  Project with Assisted Living Facility

Does the project contain any assisted living facility units | [ Yes

subject to Section 321-11(10), HRS?
If answer is “Yes”, complete information below. ¥ No

Licensing requirements and the impact of the requirements on the costs, operations, management and
governance of the project.

The nature and the scope of services to be provided.

Additional costs, directly attributable to the services, to be included in the association’s common
expenses.

The duration of the provision of the services.

Other possible impacts on the project resulting from the provision of the services.

Other disclosures and information.




2. PERSONS CONNECTED WITH THE PROJECT

2.1 Developer (s) Name: HIDC PACIFICANA LLC,
a Hawaii limited liability company
Business Address: 931 University Avenue, Suite 105

Honolulu, Hl 96826

Business Phone Number: (B08) 948-3224
E-mail Address; peters@hihitd.com

Name of the officers and directors of
developers that are corporations;
general partners of a partnership;
partners of a limited liability partnership
(LLP); or a manager and members of a
limited liability company (LL.C) (attach
separate sheet if necessary )

Managing Member:

Hawaiian Isiand Development Co., Inc., a Hawaii corporation
Peter Savio, lts President, Vice-President, Secretary,
Treasurer & Director

Fee Owner:
Hirano Enterprises, a Hawaii general partnership
Herbert Hirano, Trustee, General Partner

2.2. Real Estate Broker

Name: Hawaiian island Homes, Ltd.

931 University Avenue, Suite 105
Honoluku, HI 96816
Attn: Barry Kaplan

Business Address:

Business Phone Number: (808) 864-1500
E-mail Address: barryk@hihltd.com

2.3 Escrow Depository

Name: Title Guaranty Escrow Services, Inc.
Business Address: 235 Queen Street, 1* Floor
Honolulu, HI 96813
Attn: Theresa Widmer
Business Phone Number: {808) 521-0211

24 General Contractor

Name: N/A

Business Address:

Business Phone Number;

25 Condominium Managing
Agent

Name: CEN PAC Properties, Inc.

1150 South King St., Suite 1101
Honoluly, HI 96814-1968

Attn: Louis S. Shiraishi
Business Phone Number; (808) 593-2902

Business Address:

2.6 Attorney for Developer Name: Chun Kerr Dodd Beaman & Wong,
LLLP
Business Address: 745 Fort Street, 9" Floor

Honolulu, HI 96813
Attn:  Andrew R, Bunn, Esq.
Kaleen S. H. Miyasato, Esq.
Business Phone Numnber: (808) 528-8200




3. CREATION OF THE CONDOMINIUM AND CONDOMINIUM DOCUMENTS

A condominium is created by recording In the Bureau of Conveyances (Regular System) or filing in the
Office of the Assistant Registrar of the Land Court, or both, a Declaration of Condominium Property
Regime, a Condominium Map and the Bylaws of the Association of Unit Owners. The Condominium
Property Act (Chapter 514B, HRS), the Declaration, Bylaws and House Rules control the rights and
obligations of the unit owners with respect to the project and the common elements, to each other, and to

their respective units.

3.1 Declaration of Condominium Property Regime

The Declaration of Condominium Property Regime contains a description of the land, buildings, units,
common interests, common elements, limited common elements, and other information relating fo the

condominium project.

Land Court or Bureau of Date of Document Pocument Number
Conveyances
Bureau of Conveyances April 4, 2007 2007-066845
Amendments to Declaration of Condominium Property Regime
Land Court or Bureau of Date of Document Document Number
Conveyances
Bureau of Conveyances April 12, 2007 2007-0687733

June 1, 2007 2007-099818

3.2 Bylaws of the Association of Unit Owners

The Bylaws of the Association of Unit Owners govern the operation of the condominium project. They
provide for the manner in which the Board of Directors of the Association of Unit 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 that affect how the condominium project will be governed.

Land Court or Bureau of Date of Document Document Number
Conveyances

Bureau of Conveyances April 4, 2007 2007-066846
Amendments to the Bylaws of the Association of Unit Owners

Land Court or Bureau of Date of Document Document Number
Conveyances

3.3 Condominium Map

The Condominium Map contains a site plan and floor plans, elevations and layout of the condominium
project. It also shows the floor plan, unit number and dimensions of each unit

{and Court Map Number

Bureau of Conveyances Map Number 4429

Dates of Recordation of Amendments to the Condominium Map:

10



3.4 House Rules

The Board of Directors may adopt rules and regulations (commonly called "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 common facilities such as recreation areas,
use of lanais and requirements for keeping pets. These rules must be followed by owners, tenants and
guests. They do not need to be recorded or filed to be effective. The initial House Rules are usually
adopted by the Developer. Changes to House Rules do not need to be recorded to be effective.

The House Rules for this project:

Are Proposed [

Have been Adopted and Date of Adoption & Aprit 13, 2007

Developer does not plan to adopt House Rules O

3.5 Changes to the Condominium Documents

Changes to Condominium Documents: Changes to the Declaration, Bylaws and Condominium Maps are
effective only if they are duly adopted and recorded. Where permitted, the minimum percentage of the
common interest that must vote for or give written consent to changes to the Declaration, Bylaws and
Condominium Map are set forth below. The percentages for any individual condominium project may be
more than the minimum set by law if the Declaration or Bylaws for the project so provide.

Document Minimum Set by Law This Condominium
Declaration 67% 67%
Bylaws 87% 67%

3.6 Rights Reserved by the Developer to Make Changes to the Condominium Project or
Condominium Documents

] No rights have been reserved to the Developer to change the Declaration, Bylaws,
Condominium Map or House Rules (if any).

% Developer has reserved the right to change the Declaration, Bylaws, Condominium Map
and House Rules (if any) and to add to or merge the project or to develop the project in one
or more phases, and such rights are summarized as follows:

See Exhibit F.

1



4, CONDOMINIUM MANAGEMENT

4.1 Management of the Common Elements

Manadement of the Common Elements: The Association of Unit Owners is responsible for the
management of the common elements and the overall operation of the condominium project. The
Association may be permitted, and in some cases may be required, to employ or retain a condominium
managing agent to assist the Association in managing the condominium project.

The Initial Condominium Managing Agent for this project is (check one):
Not affiliated with the Developer

None (self-managed by the Association)

The Developer or an affiliate of the Developer

Other (explain)

OO

4.2 Estimate of the Initial Maintenance Fees

Estimate of the Initial Maintenance Fees: The Association will make assessments against your unit to
provide funds for the operation and maintenance of the condominium project. If you are delinguent in
paying the assessments, a lien may be placed on your unit and the unit may be sold through a
foreclosure proceeding. Initial maintenance fees are difficult to estimate and tend to increase as the
condominium ages. Maintenance fees may vary depending on the services provided.

Exhibit G contains a breakdown of the estimated annual maintenance fees and the monthly estimated
maintenance fee for each unit, certified to have been based on generally accepted accounting principles,
with the Developer's statement as to when a unit owner shall become obligated to start paying the unit

owner's share of the common expenses.

4.3 Utility Charges to be Included in the Maintenance Fee

if checked, the following utilities are inciuded in the maintenance fee:
Electricity for the common elements

Gas for the common elements

Water

Sewer

TV cable
Other (specify): Refuse coliection, telephone (common elements only)

HOREERE

44 Utilities to be Separately Billed to Unit Owner

If checked, the following utilities will be billed to each unit owner and are not included in the mainienance
fee:

Electricity for the Unit only
Gas for the Unit only
Walter

Sewer

TV cable

Other (specify)

W
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5. SALES DOCUMENTS

51 Sales Documents Filed with the Real Estate Commission

Sales Documents on file with the Commission include, but are not limited to, the following:

| Specimen Sales Contract

Exhibit _H_ contains a summary of the pertinent provisions of the sales contract. Including but
not limited to any rights reserved by the Developer.

[¥] Escrow Agreement dated: March 22, 2007

Name of Escrow Company: Title Guaranty Escrow Services, Inc.

Exhibit _|__ contains a summary of the pertinent provisions of the escrow agreement.

[ Other

5.2 Sales to Owner-Occupants

If this project contains three or more residential units, the Developer shall designate at least fifty percent
(50%) of the units for sale to Owner-Occupants.

| The sales of units in this project are subject to the Owner-Occupant requirements of Chapter
514B8.
] Developer has designated the units for sale to Owner-Occupants in this report.

See Exhibit _A .
Ll Developer has or will designate the units for sale to Owner-Occupants by publication.

5.3 Blanket Liens

Blanket Liens: A blanket lien is an encumbrance (such as a mortgage) on the entire condominiumn project
or more than one unit that secures some types of monetary debt (such as a loan) or other obligation.
Blanket liens (except for improvement district or utility assessments) must be released as to a unit before
the developer conveys the unit to a purchaser. The purchaser's interest will be affected if the developer
defaults and the lien is foreclosed prior to conveying the unit to the purchaser.

[ There are no blanket liens affecting title fo the individual units.
17 There are blanket liens that may affect title fo the individual units.
Type of Lien Effect on the Purchaser’s Interest and Deposit if Developer Defaults
or Lien is Foreclosed Prior o Conveyance
Morigage Lien(s) of Developer's Purchaser's interest is specifically made subject and subordinate to such lien(s).
Lender Purchaser's sales contract may be canceled and Purchaser may lose all rights to
acguire the unit, Purchaser's deposi, less escrow cancellation fee, will be returned if

default and foreclosure ocour before conveyance. However, should Purchaser's
deposit be disbursed by Escrow and the lien foreclosed prior to conveyance to
Purchaser, Purchaser may not be abie o recover any deposits. Note: At the time of
the first conveyance of each unit, Developer's lender's lien(s) will be paid and
satisfied of recard, and the unit being conveyed and its common interest shall be

released therefrom.

5.4 Construction Warranties

Construction Warranties; Warranties for individual units and the common elements, including the
beginning and ending dates for each warranty (or the method of calculating them), are as set forth helow;
Building and Other Improvements: The units are being sold in *As Is” condition.

Appliances: The appliances, if any, in a unit are being sold in "As Is” condition.
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55 Status of Construction, Date of Completion or Estimated Date of Compietion

Status of Construction: The Project was constructed in 1966,

Completion Deadline: If a sales contract for a unit is signed before the construction of the unit has been
completed, or, in the case of a conversion, completion of any repairs, does not occur by the completion
deadline set forth below, one of the remedies available to a purchaser is a cancellation of the purchaser's
sales contract. The sales contract may include a right of the Developer to extend the completion deadline
for force majeure as defined in the sales contract. The sales contract may also provide additional
remedies for the purchaser.

Completion Deadline for any unit not yet constructed, as set forth in the sales contract:

Completion Deadline for any repairs required for a unit being converted, as set forth in the sales contract:
N/A

586 Developer's Use of Purchaser Deposits to Pay for Project Construction Costs Before
Closing or Conveyance

The Developer is required to deposit all moneys paid by purchasers in trust under a written escrow
agreement with a Hawaii licensed escrow depository. Escrow shall not disburse purchaser deposits to
the Developer or on behalf of the Developer prior to closing, except if a sales contract is canceled or if
Developer has met certain requirements, which are described below.

56.1 Purchaser Deposits Will Not Be Dishursed Before Closing or Conveyance

The Developer hereby declares by checking the box to the left that it shall use its own funds to
complete the construction of the condominium project by the date indicated in Section 5.5 of this
report, and the Developer, pursuant to its own analysis and calculations, certifies that it has

& sufficient funds to complete the construction of the condominium project.

If the box to the left is checked, Sections 5.6.2 and 5.7, which follow below, will not be applicable

to the project.

56.2 Purchaser Deposits Will Be Disbursed Before Closing

Hawaii law provides that, if certain statutory requirements are met, purchaser deposits in escrow under a
binding sales contract may be used before closing to pay for certain projects costs. For this project, the
Developer indicates that purchaser deposits may be used to the following purposes (check applicable

box);

For new construction: to pay for project construction costs described in the Developer's budget
O and approved by the Developer's lender or an otherwise qualified, financially disinterested

persen; or

For conversions: to pay for repairs necessary to cure violations of county zoning and building
0 ordinances and codes, for architectural, engineering, finance and legal fees, and for other

incidental expenses.
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In connection with the use of purchaser deposits (check Box A or Box B):

Box A
]

The Developer has submitted all information and documents required by law and the
Commmission prior to the disbursement of purchaser deposits before closing. This means that
the Developer may use such deposits before closing. If the Developer decides not to use
purchaser deposits before closing, the Developer does not need to amend this report.

If Box A is checked, you should read and carefully consider the following notice, which is
required by law:

Important Notice Regarding Your Deposits: Deposits that you make under your sales
contract for the purchase of the unit may be disbursed before closing of your purchase
to pay for project costs, construction costs, project architectural, engineering, finance,
and legal fees, and other incidental expenses of the project. While the developer has
submitted satisfactory evidence that the project should be completed, it is possible that
the project may not be completed, If your deposits are disbursed to pay project costs
and the project is not completed, there is a risk that your deposits will not be refunded
to you. You should carefully consider this risk in deciding whether to proceed with your

purchase.

Box B

The Developer has not submitted all information and documents required by law and the
Commission, and, until all such information and documents are submitted, thus, the Developer

cannot use purchaser deposits.

if the Developer later submits all information and documents required by law and the
Commission for the use of purchaser deposits, then the Developer must provide an
amendment to this report or an amended developer's public report to each purchaser who has
signed a sales contract. At such time, the Important Notice Regarding Your Deposits set
forth immediately above will apply to all purchasers and will be restated in the amendment to
this report or an amended developer's public report. When an effective date for such an
amendment or an amended developer's public report is issued, you will not have the right to
rescind or cancel the sales contract by reason of such submission and amendment.
(This, however, does not affect your right to rescind for material changes or any other right you
may have to rescind or cancel the sales contract, as described in Section 5.8 below.) If the
Developer decides not to use purchaser deposits before closing, the Developer does not need

to amend this report.

You should understand that, although the Important Notice Regarding Your Deposits set
forth above does not currently apply to you, it might apply to you in the future, and, therefore,
you should read and carefully consider it now to ensure that you understand the risk involved in

deciding whether to proceed with your purchase.

Material House Bond. If the Developer has submitted to the Commission a completion or performance
bond issued by a material house instead of a surety as part of the information provided prior to the use of
purchaser deposits prior to closing or conveyance of a unit, the Developer shall disclose the same below
and disclose the impact of any restrictions on the Developer's use of purchaser deposits.
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57 Rights Under the Sales Contract

Before signing the sales contract, prospective purchasers should carefully review alt documents relating
to the project. These include but are not limited to the documents listed below. Items 2, 3 and 4 are
made a part of this public report, as well as Item 5, if any, and are being delivered to you with this report.
Developer's Public Report

Declaration of Condominium Property Regime (and any amendments)

Bylaws of the Association of Unit Owners (and any amendments)

Condominium Map (and any amendments)

House Rules, if any

Escrow Agreement

Hawaii's Condominium Property Act (Chapter 514B, HRS, as amended) and Hawai
Administrative Rules (Chapter 16-107, adopted by the Real Estate Commission, as amended),
provided that rules and regulations under Chapter 5148 have not yet been adopted

8. Other:

~No|opies ol

Copies of the condominium and sales docurnents and amendments made by the Developer are available
for review through the Developer or through the Developer's sales agent, if any. The Condominium
Property Regime law (Chapter 514B, HRS) and the Administrative Rules (Chapter 107, HAR}, are
available online. Please refer to the following sites:

Website to access official copy of laws: www.capitol. hawaii.gov
Website {0 access rules: www.hawaii.gov/dcca/har

5.8 Purchaser's Right to Cancel or Rescind a Sales Contract

A purchaser's right to cancel a sales contract or to rescind a sales contract may arise under varying
circumstances. In the sections below, some circumstances that will give rise to a purchaser's right to
cancel or rescind are described, together with what a purchaser must do if the purchaser wishes to

exercise any of the rights.

5.8.1 When a Sales Contract becomes Binding and Purchaser's 30-Day Right to Cancel a
Sales Contract

A sales contract signed by a purchaser and the developer will not become binding on a purchaser
or the Developer until the following events have taken piace:

(1) The purchaser has signed the sales contract.

(2) The Developer has delivered to the purchaser a true copy of the developer's public report
with an effective date issued by the Commission, together with all amendments {o the report as of the
date of delivery, and the project's recorded Declaration and Bylaws, House Rules (if any), the
Condominium Map and any amendments to them to date (all of which are a part of the developer's public
report). If it is impracticable to include a letter-sized Condominium Map, the Developer must provide
written notice of an opportunity to examine the Condominium Map.

(3) The Developer has delivered to the purchaser a notice of the purchaser's 30-day
cancellation right on a form prescribed by the Commission.
(4) The purchaser does at least one of the following:

(a) Waives the purchaser's right to cancel the sales contract within 30 days from
receipt of the notice of the purchaser's 30-day cancellation right; or
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(b) Allows the 30-day cancellation period to expire without exercising the right to
cancel; or

{c) Closes the purchase of the unit before the 30-day cancellation period expires.

The purchaser or the Developer may cancel the sales contract at any time during the 30-day cancellation
period, and the sales contract will be canceled and the purchaser's deposits returned to the purchaser,
less any escrow cancellation fee and other costs associated with the purchase, up to a maximum of $250.

5.8.2 Right to Cancel a Sales Contract if Completion Deadline Missed

In addition to the purchaser's 30-day cancellation right described in Section 5.8.1 above, when a sales
contract is signed before completion of construction of a project, the purchaser will have the right fo
cancel if the unit is not completed by certain deadliines. In conversion projects, there must be a deadline
for completion of any required repairs. Every sales contract shall contain an agreement of the Developer
that the completion of construction shall occur on or before the completion deadfine, and that completion
deadiine is set forth in this report in Section 5.5. The sales contract shall provide that the purchaser may
cancel the sales contract at any time after the specified completion deadline, if completion of construction
does not occur on or before the completion deadline, as the same may have been extended. Upon a
canceliation, the purchaser's deposits shall be refunded, less any escrow cancellation fee and other costs
associated with the purchase, up fo a maximum of $250.00.

5.8.3 Purchaser's Right to Rescind a Binding Sales Contract After a Material Change

If a "material change" in a project occurs after a purchaser has signed a sales contract that has
become binding, the purchaser will have a 30-day right to rescind after notification and description of the
material change. A material change is defined in the Condominium Property Act to be any change that
"directly, substantially and adversely affects the use or value of (1) a purchaser's unit or appurtenant
limited common elements; or (2) those amenities of the project available for the purchaser's use.”

The purchaser will be informed of the material change by the developer on a form prescribed by
the Commission containing a description of the material change.

After notice of the material change, the purchaser may waive the right to rescind by:
(1) Checking the waiver box on the rescission form; or
(2) Letting the 30-day rescission period expire, without taking any action to rescind; or

(3) Closing the purchase of the unit before the 30-day rescission period expires.

The rescission form must be signed by all purchasers of the affected unit and delivered to the developer
no later than midnight of the 30" calendar day after the purchasers received the rescission form from the
developer. Purchasers who validly exercise the right of rescission shall be entitied to a prompt and full

refund of any moneys paid.

A rescission right shall not apply in the event of any additions, deletions, modifications and reservations
including, without limitation, the merger or addition or phasing of a project, made pursuant to the terms of
the project's Declaration.

These provisions shall not preclude a purchaser from exercising any rescission rights pursuant to a
contract for the sale of a unit or any applicable common law remedies.
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6. MISCELLANECUS INFORMATION NOT COVERED ELSEWHERE IN THIS REPORT

a. Hazardous Materials. The Developer has made no independent investigation as to asbestos or
other hazardous substances in the units 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 taws. Purchaser acknowledges that in light of
the age of the Project, there may be hazardous substances in the units or in, under or around the Project. Because
of the possible presence of such substances, Purchaser should have the unit inspected to determine the extent (if
any) of such contamination and of any necessary remedial action. The Developer will not correct any defects in the
units or in the Project or anything installed or contained therein and Purchaser expressly releases the Developer from
any liability to Purchaser if any hazardous materials are discovered.

b. Mold/Mildew. Purchaser is 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 buildings 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 buildings in the Project are old and may have had incidences of leaking and water
exposlre which may have resulted in the introduction of mold, mildew, fungus and other types of bacterial growths.
Buyer should be aware that, as with alf properties, the buildings 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 Purchaser, any
member of Purchaser'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 purchasing an apartment in the Project. 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 types of bacterial growth in the Froject or as
to the effect of 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.

c. Lead-Baged or Lead-Containing Pairt. Purchaser is hereby notified that 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 childien 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 iaw to provide Purchaser with any information on
lead-based or lead-containing paint hazards from risk assessmerts or inspections in the Developer's possession and
notify Purchaser of any known lead-based or lead-containing paint hazards. A risk assessment or inspection for
possible lead-based or lead-containing paint hazards is recommended prior to purchase. As a condition to closing
the sale of a unit, Purchaser shail provide written acknowledgement of receipt of all relevant information regarding
lead-based or lead-containing paint hazards together with a waiver of liability regarding the presence of such

hazards.

c. Asbestos. Purchaser is hereby notified that the Project may present exposure to asbestos
materials. Asbestos materials are hazardous to one's health, particularly if asbestos are released into the air and
inhaled. In the past (before 1979, but possibly since) asbestos was a commonly used insulation material in heating
facilities and in certain types of floor and ceiling materials, shingles, plaster products, cement and other building
materials. Each Purchaser shall make appropriate inquiry into the possible existence of asbestos on the Property.
Structures having “popcorn” or “cotiage cheese” type ceilings may contain asbestos fibers or asbestos-containing
material. Such ceilings should not be disturbed because it could release asbestos fibers in the air. Any disturbance
should be done only by licensed abatement contractors. As a condition to closing the sale of a unit, Purchaser shall
provide written acknowledgement of receipt of all relevant information regarding asbestos materials hazards together
with a walver of liability regarding the presence of such hazards,
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d. General Condition of the Project. Based on letters for the Project obtained from an architect, a
structural/civil engineer, a mechanical engineer and an electrical engineer, Developer believes that the buildings are
in such condition as is consistent with their age. The letters are included in Exhibit J to this public report; all
recommended work described therein will be the responsibility of the owners of the units and the Association and not
that of Developer or any other party. Notwithstanding anything to the contrary contained herein, the units, fixtures,
appliances and electrical and plumbing equipment included in the buildings and the units and common elements
appurtenant thereto will be sold "AS IS" with "ALL FAULTS”, and neither Developer nor any of its affiliates or
representatives make any warranties, express or implied, as to their working order and condition. Developer makes
no warranties or representations regarding the completeness or accuracy of the foregoing reports. The Developer
further discloses that the Project may be subject to exterior weathering, rust, earthquake, fire, floods, erosion, high
water table, dangerous underground soil conditions and similar occurrences or conditions which may alter the
Project's condition or affect its suitability for any proposed use. The Developer shall have no responsibility or liability
for or with respect to any such occurrence or condition or any conditions disclosed in any of the reports included in
Exhibit J to this public report or otherwise made available to the Purchaser.

e. Commeon Parking Plan. Due to the mixed-nature of the Project, and to facilitate the most efficient
use of the parking stalls located on the Basement, Sub-Basement and Entry levels ("Shared Parking Area”), the
Project has a common parking plan for the use and administration of the parking stalls for the benefit of the
Association and the unit owners. The parking plan is governed by the Declaration and the House Rules. Sixty-nine
(69) parking stalls located within the Shared Parking Area are designated in favor of the owners of the Residential
Units in the Pacificana Building (“the Pacificana Stalls”). All parking stalls located outside of the Shared Parking
Area, e.g., on the 19 2™ and 3™ Floors of the parking area, are reserved for the exclusive use of the Atlas Apartment
owner (‘the Atlas Stalls’). The Shared Parking Area and the Pacificana Stalls shall be subject fo restrictions on use
and access, including permitted hours of use, as set forth in Section 27 of the Dectaration and in the House Rutes.

f. Master Association and Pacificana Sub-Association. Pursuant to the Declaration and Bylaws for
the Project, all owners of units in the Project shall constitute the Association of Unit Owners of Pacificana Atlas {the
Master Association”) for the management and operation of the Project’s common elements, which include the Shared
Parking Area, the security gates and enterphones located on the Entry Level of the Parking Area, and other common
elements described in the Declaration, as amended. The Declaration further provides that a sub-association for the
Residential Units (“the Pacificana Sub-Association”) will be formed for the management and operation of the limited
common elements and limited common element areas appurtenant to such Residential Units, which include the
Pacificana Stalls, certain areas of the Shared Parking Area and other limited common elements located within the
Pacificana Building such as lobbies, elevators, hallways, etc. that are appurtenant to and for the exclusive use of all
of the Residentiat Units (“the Pacificana Limited Common Elements”). Upon formation, all owners of the Residentiat
Units shall automatically become members of the Pacificana Sub-Association and shall remain members thereof until
such time as the owner's interest in such Residential Unit ceases for any reason, at which time the owner's
membership in the Pacificana Sub-Association shall automatically cease. The Residential Unit owners shall each
have a common interest in the Pacificana Limited Common Elements only and in all common profits and expenses
arising therefrom, and for all other purposes regarding matters governed by the Pacificana Sub-Association Bylaws,
as set forth in Exhibit D attached to the First Amendment. With respect to the Project's common elements, the
Residential Unit owners, through the Pacificana Sub-Association, will be responsible to the Master Association for
payment of their respective share of (1) the maintenance costs arising from the use and ownership of the Shared
Parking Area (twenty-five percent (25%) of which will be aliocated to the Residential Unit owners, and seventy-five
percent {75%) of which will be allocated to the Atlas Apartment owner), and (2) the maintenance costs arising from
the use of the shared security gates and enterphones (fifty percent (50%) of which will be allocated to the Residential
Unit owners and fifty percent (50%) of which will be allocated to the Atlas Apartment owner). These percentages
were based on the anticipated usage of such common elements by the owners and occupants of the Residential
Units and the Atlas Apartment and have been determined to be reasonable and fair by the Developer.
Notwithstanding the above, with respect to each unit's common inferest in the Project, the Residential Units and the
Atlas Apartment shall each have an undivided percentage interest in the common elements of the Project as set forth
in Exhibit C attached to the Second Amendment, and in all common profits and expenses of the Project and for all
other purposes, including, without limitation, voting.
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The Developer declares subject to the penalties set forth in Section 514B-69, HRS, that this project
conforms to the existing underlying county zoning for the project, zoning and building ordinances
and codes and all applicable permitting requirements adopted by the county in which the project
is located, all in accordance with Sections 514B-5 and 32(a)(13), HRS.

For any conversion, if any variances have been granted, they are specified in Section 1.14 of this report,
and, if purchaser deposits are to be used by the Developer to cure any violations of zoning, permitting
requirements or rules of the county in which the project is located, the violation is specified in Sections
1.15 of this report, along with the requirements to cure any violation, and Section 5.5 specifies the date by
which the cure will be completed.

The Developer hereby certifies that all the information contained in this report and the exhibits attached to
this report and all documents to be furnished by the Developer to purchasers concerning the project have
been reviewed by the Developer and are, to the best of the Developer's knowledge, information and
belief, true, correct and complete. The Developer hereby agrees promptly o amend this report to report
and include either or all material facts, materiai or pertinent changes to any information contained in or
omitted from this report and to file annually a report to update the material contained in this report at least
30 days prior to the anniversary date of the effective date of this report.

HIDC PACIFICANA LLC, a Hawalil limited ability company
Printed Name of Developer

By: Hawaiian Island Development Co., inc., 2 Hawaii corporation
lts Member

' f
By: 7[/ ?/o 7

Duly Authorized Signatory® Date

Peter Savio, President
Printed Name & Title of Person Signing Above

Distribution:

Department of Finance, City and County of Honoluly

Planning Department, City and County of Honolulu

*Must be signed for a corporation by an officer; for a partnership or limited liability partnership
(LLP) by the general partner; for a limited liability company (LL.C) by the manager or an authorized
member; and for an individual by the individual.
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DESCRIPTION OF UNIT TYPES AND SIZES OF UNITS, BOUNDARIES OF
THE UNITS, AND COMMON INTEREST

1. Description of Unit Tvpes and Sizes of Units.

The Project contains sixty-nine (69) residential units and one (1) commercial unit
for a total of seventy (70) units. The units are configured into the following unit types,
designated in the Declaration and on the Condominium Map. The different unit types are
more particularly described as follows:

Types A and K: The Project contains seven (7) Type A units and six (6) Type K
units, each of which shall have one bedroom, one bathroom, a living room, a kitchen and
a lanai. The approximate net living area of each Type A and K unit is 490 square feet.

Types B and J: The Project contains seven (7) Type B units and six (6) Type J
units, each of which shall be a studio type unit with no lanai. The approximate net living
area of each Type B and J unit is 293 square feet.

Types C, D. G and H: The Project contains seven (7) units each of units
designated as Type C, D, G and H, each of which shall have one bedroom, one bathroom,
a living room, a kitchen and a lanai. The approximate net living area of each Type C, D,
G and H unit is 510 square feet.

Type E: The Project contains seven (7) Type E units, each of which shall have
two bedrooms, one bathroom, a living room, a kitchen and a lanai. The approximate net
living area of each Type E unit is 627 square feet.

Type F: The Project contains seven (7) Type F units, each of which have two
bedrooms, one bathroom, a living room, a kitchen and a lanai. The approximate net
living area of each Type F unit is 641 square feet.

Type L: The Project contains one (1) Type L unit, which shall have one bedroom,
one bathroom, a living room, a kitchen and no lanai. The approximate net living area of

the Type L unit is 432 square feet.

Atlas Apartment Type: The Atlas Apartment consists of the entirety of the Atlas
Building and contains an area of approximately 59,639 square feet.

2. Boundaries of the Units.

a. Residential Units. Each Residential Unit will have the number of rooms
(exclusive of lanais), approximate net living floor area in square feet (exclusive of
lanais), and approximate net lanai floor area in square feet, as set forth below. The
approximate net living floor areas set forth below are based on measurements taken from
the undecorated or unfinished interior surface of all perimeter walls as shown on the

EXHIBIT A
Page 1 of 4
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Condominium Map, except that no reduction has been made to account for interior walls,
ducts, vents, shafts and the like located within the perimeter walls. All approximate net
lanai floor areas set forth below are based on measurements taken from the inner surfaces
of all perimeter walls and boundaries of the lanai areas. All floor areas set forth below
are not exact but are approximations based on the floor plans of each type of unit. All
floor areas set forth below have also been rounded to the lowest full square foot where
the approximations of such floor areas exceed a square foot by any fraction of a square
foot. For these reasons, the measurements of the floor areas set forth below may not
follow the designation of the limits of the units (the legally designated areas of the units)
set forth below, and the floor areas set forth below may be different from the actual floor

areas of the units as constructed.

Notwithstanding the floor areas set forth below and the manner in which
such floor areas have been measured, the Residential Units shall not be deemed to
include the undecorated or unfinished surfaces of the perimeter walls or interior load-
bearing walls or partitions, the foundations, columns, girders, beams, floor slabs,
supports, roofs, and ceilings located within or at the perimeter of or surrounding such
unit, any pipes, vents, shafs, ducts, conduits or other utility or service lines or enclosed
spaces for wiring, pipes, air exhaust or air conditioning running through or otherwise
within such unit which are utilized for or serve more than one unit, all of which are
deemed common elements as hereinafter provided. Each Residential Unit shall be
deemed to include all of the walls and partitions which are not load-bearing and which
are within its perimeter walls, the inner decorated or finished surfaces of all walls, floors,
and ceilings; all lath, furring, wallboard, plasterboard, plaster, paneling, tiles, wallpaper,
paint, finished flooring and any other materials constituting any part of the finished
surfaces of each unit; all spaces, interior non-loadbearing partitions, and other fixtures
and improvements within the boundaries of a unit; all glass windows, window frames,
louvers (if any), shutters (if any), panels, doors and door frames along its perimeter, the
lanais shown on the Condominium Map to the inner decorated or finished surfaces of the
exterior perimeter walls of such lanais and to the exterior edge of the exterior railings or
other boundaries of such lanais; and all of the fixtures and appliances (if any) originally

installed therein.

b. Atlas Apartment. The Atlas Apartment shall be deemed to include the
entirety of the Atlas Building, including, but not limited to (i) all interior and exterior
surfaces, foundations, columns, girders, beams, floor slabs, supports, roofs, ceilings,
perimeter and interior walls, perimeter and interior doors and door frames, windows and
window frames, lanais, lobbies, decks, balconies, corridors, elevators and elevator shafts,
stairways, walkways, entrances, exits and refuse facilities located within or for the
exclusive use of such unit; (ii) all supporting fixtures and appliances in such unit; and (i1}
all mechanical Tooms, switchboard rooms, fan rooms, primary vaults, trash chutes and
plenums and areaways, intake arcaways, generators, all central and appurtenant
installations for services such as power, lights, telephone, gas, hot and cold water lines,
television and cable lines, sewage disposal and other utilities (including all pipes, ducts,
wires, cables and conduits used in connection therewith), and all boilers, tanks, pumps,
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motors, fans, ducts and other apparatus and installations existing for or in the Atlas
Apartment for its exclusive use.

c. Access. Each Residential Unit will have immediate access to the
walkways, corridors, stairways and/or elevators of the Pacificana Building which lead to
the lobby areas and other common areas of the Project. The Atlas Apartment shall have
immediate access to the grounds of the Project adjacent to South King Street.

3. Specific Identification of Units and Common Interest. The units are specifically
identified below. The Residential Units which are designated for sale to owner-
occupants only are indicated by an asterisk (*):

Residential Units %Commeon
Approx. Net Approx. %Common Interest of all
Unit No. Unit Type BIDYBA Living (:'s £) Net Lanai Interest in Units in Entire
- Area (s.f.) | Pacificana Bldg. Project
Only
401* F 2BD/IBA 641 49 1.8520% 0.5442%
402% E 2BD/1BA 627 49 1.8630% 0.5442%
403% G 1BD/1BA 510 49 1.5890% 0.5442%
404* D IBD/1BA 510 49 1.5890% 0.5442%
405% H 1BD/IBA 510 49 1.5890% 0.5442%
406% C 1BD/1BA 510 49 1.5890% 0.5442%
407* L 1BIYIBA 432 - 1.1890% 0.5442%
408* B Studio 293 -- 0.8190% 0.5442%
410* A 1BD/1BA 490 49 1.3590% 0.5442%
501 F 2BD/1BA 641 49 1.8520% 0.5442%
502 E 2BD/1BA 627 49 1.8630% 0.5442%
503 G 1BDY/1BA 510 49 1.5890% 0.5442%
504 D 1BD/1BA 510 49 1.5890% 0.5442%
505 H IBD/1BA 510 49 1.5890% 0.5442%
506 C IBD/1BA 510 49 1.5890% 0.5442%
5007 J Studio 263 - 0.8190% 0.5442%
508 B Studio 293 -- 0.8190% 0.5442%
500% K 1BD/1BA 490 49 1.3590% 0.5442%
510 A I1BD/1BA 490 49 1.3590% 0.5442%
601* F 2BD/1BA 641 49 1.8520% 0.5442%
602% E 2BD/1BA 627 49 1.8630% 0.5442%
603* G IBD/1BA 510 49 1.5890% 0.5442%
604% D 1BD/1BA 510 49 1.5890% 0.5442%
605* H IBD/1BA 510 49 1.5890% (.5442%
606* C 1BD/1BA 510 49 1.5890% 0.5442%
607 I Studio 293 - 0.8190% 0.5442%
608* B Studio 293 - 0.8190% 0.5442%
609* K 1BD/1BA 490 49 1.3590% 0.5442%
610* A IBD/1BA 490 49 1.3590% 0.5442%
701 F 2BD/1BA 641 49 1.8520% 0.5442%
702 E 2BD/1BA 627 49 1.8630% 0.5442%
703 G 1BD/1BA 510 49 1.5890% 0.5442%
704 D IBD/1BA 510 49 1.5890% (.5442%
703 H 1BD/1BA 510 49 1.5890% 0.5442%
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Residential Units | %Common
Approx. Net Approx. %Common Interest of all
Unit No. Unit Type BD/BA Living iS £) Net Lanai Interest in Units in Entire
" Area (s.f) | Pacificana Bldg. Project
o ' Only
706 C 1BD/1BA 510 49 1.5890% 0.5442%
707 I Studio 293 - 0.8190% 0.5442%
708 B Studio 293 -- 0.8190% 0.5442%
709 K 1BD/1BA 490 49 1.3590% 0.5442%
710 A IBD/IBA 450 49 1.3590% 0.5442%
801* ¥ 2BD/IBA 641 49 1.8520% 0.5442%
802* E 2BD/1BA 627 49 1.8630% 0.5442%
803* G 1BD/1BA 510 49 1.5890% 0.5442%
804% D 1BD/1BA 510 49 1.5890% 0.5442%
805% H 1BD/1BA 510 49 1.5890% 0.3442%
806* C {BD/1BA 510 49 1.5890% 0.5442%
g07* ] Studio 293 - 0.8190% 0.5442%
808* B Studio 293 - 0.8190% 0.5442%
809* K IBD/1BA 490 49 1.3590% 0.5442%
310* A 1BD/IBA 490 49 1.3590% 0.5442%
901 F 2BD/1BA 641 49 1.8520% 0.5442%
902 E 2BD/iBA 627 49 1.8630% 0.5442%
903 G IBD/IBA 510 49 1.5850% 0.5442%
904 D IBD/1BA 510 49 1.5890% 0.5442%
805 H 1BI/1BA 510 49 1.5890% 0.5442%
906 C 1BD/1BA 510 49 1.5890% 0.5442%
907 J Studio 293 - 0.8190% 0.5442%
908 B Studio 293 - 0.8190% 0.5442%
909 K 1BD/1BA 490 49 1.3590% 0.5442%
910 A 1BD/1BA 490 49 1.3590% 0.5442%
1001* F 2BD/1BA 641 49 1.8520% (.5443%
1002% E 2BD/1BA 627 49 1.8630% 0.5443%
1003* G 1BD/1BA 510 49 1.5890% 0.5442%
1004* D IBD/1BA 510 49 1.5890% 0.5442%
1003* H 1BD/IBA 510 49 1.5890% 0.5442%
1006* C 1BD/1BA 310 49 1.5890% 0.5442%
1007%* 5 Studio 293 - 0.8190% 0.5442%
1068* B Studio 293 -- 0.8190% (.5442%
10609* K 1BD/1BA 490 49 1.3590% 0.5442%
1010%* A IBDY/IBA 490 49 1.3590% 0.5442%
Residential

Units Subtotal: 100.0000% 37.5500%
Atlas Apt Atlas Apt n/a 59,639 n/a - 62.4500%

TOTAL: 100.0000% 100.0000%
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PARKING STALLS

Pursuant to the Project’s parking plan, the parking stalls assigned to the
Residential Units in the Pacificana Building and the Atlas Apartment are described

below. All parking stalls are covered.

1. Residential Units Parking Stalls

Unit No. Parking Stall No(s). Unit No. Parking Stall No(s).
401 1 707 36
402 2 708 37
403 3 709 38
404 4 710 39
405 5 801 40
406 6 802 41
407 7 803 42
408 8 804 43
410 9 805 44
501 10 806 45
502 11 807 46
503 12P* 308 47
504 13 809 48
505 14 810 49
506 15 941 50
507 16* 902 51
508 17 903 52
509 18P 904 53
510 19 905 54
601 20 906 55
602 21Pp 907 56
603 22 908 57
604 23 909 58
605 24 910 59
606 25 1001 60
607 26 1002 61
608 27 1003 62
609 28 1004 63
610 29* 1005 64
701 30% 1006 65
702 31* 1007 66
703 32 1008 67
704 33 1009 68
703 34 1010 69
706 35
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2. Atlas Apartment Parking Stalls

Unit No. Unit Type BD/BA Net F(l;);)g Area Larzesnfff;rea Parking Stall No(s).
Regular Stalls:
106-108, 109P, 110-114,
118, 119P, 120-124, 128-
152, 162-191, 201-230
CV Stalls: 70-80, 83-89, 92-
99, 103-105, 115-117, 125-
Atlas Apt Atlas Apt wa 59,639 wa 127, 153'16;’3?2‘200’ 231-
CT Stalls: 81, 82,90, 91
HC Stalls:
100, 101, 102
2 Loading Stalls
Legend:
*.ow height clearance/narrow stalls
P = parallel stall
CV = commercial valet stall
CT = commercial tandem stall
HC = handicap accessible stall
EXHIBIT B
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PERMITTED ALTERATIONS TO UNITS

Paragraph 19 of the Declaration states as follows:

19.  Alteration of the Project. [Except as otherwise provided in this
Declaration or the Act or as otherwise required by law, neither the Association nor any
unit owner shall perform any work that may jeopardize the soundness or safety of the
Project, reduce the value thereof, or impair any easement, as reasonably determined by
the Board, The owners of the Pacificana Apartment and the Atlas Apartment shall be
permitted to repair, replace or rebuild such unit and make or install any improvements in
and to their respective unit without the consent or joinder of the Board, the Association,
or any unit owner. Upon the completion of any such work, there shall be filed with the
Board a final “as built” set of the plans and specifications for such work, and if any such
work should constitute a material alteration to the Project as shown on the Condominium
Map (as determined by the Board), the Association or unit owner, as the case may be,
shall file an amendment to this Declaration describing such alteration and amending the
Condominium Map to show such alteration, together with a certificate signed by a
licensed architect and structural engineer, certifying that the plans showing such
alterations accurately reflect such alterations, as built. Such amendment shall be signed
by the Association or the unit owner, as the case may be, and approved by the Board or
Declarant, and no consent or joinder of any other unit owner or person shall be required.

Except as otherwise provided in this Declaration, the Bylaws and the House
Rules, if any, each unit owner shall be free, with the consent of all mortgagees of record
of any interest in such unit owner’s unit, to make such structural or non-structural
alterations and improvements within such unit owner’s unit or within or on the limited
common elements appurtenant thereto, without the consent or joinder of the Board, the
Association, any unit owner, Declarant or any other person.
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COMMON ELEMENTS AND LIMITED COMMON ELEMENTS

A. Section 5 of the Declaration provides as follows:

5. Common_Elements. One freehold estate is hereby
designated in all common elements of the Project, which include all
portions of the Project other than the units and all other common elements
mentioned in the Act which are actually included in the Project, including
specifically, without limitation:

a. The Land in fee simple.

b. The Basement, Sub-Basement and Entry Levels of the
Parking Area as depicted on the Condominium Map (as described in
Section 27, the Basement, Sub-Basement and Entry Levels are collectively
referred to as the “Shared Parking Area™).

c. All driveways, loading areas, entryways and exitways
within the Shared Parking Area, and the bicycle/motorcycle parking area
located on the Basement level of the Shared Parking Area, as shown on

the Condominium Map.

d. All parts of the Project necessary or convenient to its
existence, maintenance, safety and utility services, and normally in each
building for common use and not for the exclusive use of any unit, if any.

e. The two (2) security gates, and the two (2) enterphones
located on the Entry level of the Parking Area.

f. The limited common elements described below.

B. Section 6 of the Declaration, as amended by the First and Second Amendments,
provides as follows:

a. Limited Common FElements Appurtenant to the Atlas
Apartment.

(i) All yards, grounds, planters, planting areas and landscaping
on the South King Street side of the Project shall be appurtenant to and for
the exclusive use and enjoyment of the Atlas Apartment.

(i)  The Atlas Apartment shall have appurtenant to it and have
the exclusive use of the two (2) loading stalls and two (2) CT stalls located
on the Entry level of the Shared Parking Area, the two (2) CT stalls
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located on the Sub-Basement level of the Shared Parking Area, and the
twenty-six (26) CV stalls located within the Shared Parking Area, and as
shown on the Condominium Map and designated on Exhibit B attached to
the Declaration and on Exhibit B-1 attached hereto (“the Atlas Stalls™).

(iii)  The Atlas Apartment shall have appurtenant to it and have
the exclusive use of the following: the booster pump room and two (2)
sump pumps located on the Basement level of the Shared Parking Area;
the pump rooms and rooms designated “CA” on the Entry Level of the
Shared Parking Area; the sump pump and exhaust fans on the Sub-
Basement Level of the Shared Parking Area; and all storage rooms and
spaces and/or areas designated “CA” that are located in the Shared
Parking Area; all as shown on the Condominium Map.

b. Limited Common Elements Appurtenant to all Residential Units in
the Pacificana Building. The limited common elements that are
appurtenant to all of the Residential Units in the Pacificana Building shall
hereinafter be referred to as “the Pacificana Limited Common Elements,”

and are as follows:

(1) All yards, grounds, planters, planting areas and landscaping
on the Young Street side of the Project shall be appurtenant to and for the
exclusive use of all of the Residential Units.

(i1) Subject to Section 27 below, the sixty-nine (69) regular
stalls numbered 1 to 69 (some of which are also designated with the letter
“P” to indicate a parallel stall and/or an asterisk (*) to indicate a low
height / narrow clearance stall) and located within the Shared Parking
Area as shown on the Condominium Map and designated on Exhibit B-1
attached hereto (“the Pacificana Stalls™), located on the Entry level of the
Parking Area shall be appurtenant to and for the exclusive use of the
Residential Units.

(iti)  The transformer vault room and drain gutters located on the
Entry level of the Shared Parking Area and the storage areas designated
“PS” on the 1% Floor and 3™ Floor of the Parking Area shall be
appurtenant to and for the exclusive use of the Residential Units,

(iv)  To the extent that the following limited common elements
are not appurtenant to and for the exclusive use of a specific Residential
Unit in the Pacificana Building, they shall be deemed a part of the
Pacificana Limited Common Elements: (a) the entirety of the Pacificana
Building, including but not limited to, all interior and exterior surfaces,
foundations, columns, girders, beams, floor slabs, supports, roofs, ceilings,
perimeter and interior walls, perimeter and interior doors and door frames,
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windows and window frames, lanais, lobbies, decks, balconies, corridors,
elevators and elevator shafts, stairways, walkways, entrances, exists and
refuse facilities located within or for the common use of the Residential
Unit owners, (b) all supporting fixtures and appliances in the Pacificana
Building, and (c) all mechanical rooms, switchboard rooms, fan rooms,
primary vaults, trash chutes and plenums and areaways, intake areaways,
generators, all central and appurtenant installations for services such as
power, lights, telephone, gas, hot and cold water lines, television and cable
lines, sewage disposal and other utilities (including all pipes, ducts, wires,
cables and conduits used in connection therewith), and all boilers, tanks,
pumps, motors, fans, ducts and other apparatus and installations existing
for or in the Pacificana Building for the Residential Unif owners’ common

use.

c. Limited Common Elements Appurtenant to Specific Residential
Unpits. The limited common elements that are appurtenant to and for the
exclusive use of specific Residential Units of the Pacificana Building, but
not all of the Residential Units, are as follows:

(i) The lanai immediately adjacent to each Residential Unit
shall be appurtenant to and for the exclusive use and enjoyment of the
adjacent unit as shown on the Condominium Map.

(i)  The mailbox corresponding to the unit number of each
Residential Unit, such mailbox being located in the lobby of the Pacificana
Building, as shown on the Condominium Map.

(ili)  Any chute, flue, duct, wire, conduit, or any other fixture
which lies partially within and partially outside the designated boundaries
of a Residential Unit serving only that unit is a limited common element
appurtenant solely to that Residential Unit.

(iv)  Any shutters, awnings, window boxes, doorsteps, stoops,
porches, balconies, lanais, patios, and all exterior doors and windows or
other fixtures designed to serve a single Residential Unit, but that are
located outside the unit’s boundaries, are limited common elements
appurtenant exclusively to that Residential Unit.

d. Other Limited Common Elements.

() All sewer lines, electrical equipment, pipes, conduits,
cables, wiring, utility yards and equipment, and other central and
appurtenant transmission facilities and installations on, over, under and
across the Project for such services as electricity, water, gas, cable
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television, sewer, refuse, telephone, radio and television signal distribution
which serve less than all units shall be appurtenant to the unit they serve.

(i)  Any and all other apparatus and installations existing for
common use, such as tanks, pumps, motors, air-conditioners, fans,
compressors, water heaters and, in general, all other parts of the Project
necessary or convenient to its existence, maintenance and safety, and
normally in common use which are not part of any unit and serve less than
all of the units, shall be appurtenant to the unit they serve.

(ili) The common elements of the Project which are rationally
related to less than all of said units shall be deemed limited common
elements, and such limited common elements shall be limited to use by
only those units benefiting from the same.
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ENCUMBRANCES AGAINST TITLE

The encumbrances against title appearing in the Preliminary Report dated March 9, 2007,
prepared by Title Guaranty of Hawaii, Inc. are as follows:

1. Real property taxes that may be due and owing. Check with the County Tax
Assessor’s office.

2. Reservation in favor of the State of Hawaii of all mineral and metallic mines.

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

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments or any

other matters which a correct survey or archaeological study would disclose.

5. Any lien (or claim of lien) for services, labor or material arising from an
improvement or work related to the land described herein.

NOTE: Since the issuance of the Preliminary Report, Developer represents that the following
have been recorded as encumbrances against title, as noted in Section 3.2 on pagel 0 of this

Public Report:

a. The terms and provisions contained in the following:

INSTRUMENT : DECLARATION OF CONDOMINIUM PROPERTY
REGIME FOR “PACIFICANA ATLAS”
CONDOMINIUM PROJECT

DATED : April 4, 2007

RECORDED : Document No. 2007-066845

MAP : 4429 and any amendments thereto

The foregoing was amended by First Amendment to Declaration of Condominium Property
Regime of Pacificana Atlas dated April 12, 2007, recorded as Document No. 2007-067733, and
Second Amendment to Declaration of Condominium Property Regime of Pacificana Atlas dated
June 1, 2007, recorded as Document No. 2007-099818.

b. The terms and provisions contained in the following:
INSTRUMENT : BYLAWS OF THE ASSOCIATION OF
APARTMENT OWNERS OF PACIFICANA ATLAS
DATED : April 12, 2007
RECORDED : Document No. 2007-066846
EXHIBIT E
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DEVELOPER’S RESERVED RIGHTS TO MAKE CHANGES TO THE
CONDOMINIUM PROJECT OR CONDOMINIUM DOCUMENTS

1. Pursuant to Paragraph 21 of the Declaration, as amended, Developer reserves the
right to amend the Project documents as follows:

[A]t any time prior to the issuance of an effective date for
the Public Report by the Real Estate Commission of the
State of Hawaii, Developer may amend this Declaration
and the Bylaws in any manner and provided, further, that
no amendment of the Declaration, the Bylaws, the House
Rules or Condominium Map shall, without Developer’s
prior written consent, limit, affect or impair the reserved
rights of Developer under this Declaration[.]

.. . Notwithstanding the foregoing and notwithstanding the
sale and conveyance of any of the units, this Declaration
(including the Bylaws and, when applicable, the
Condominium Map) may be amended by Developer (a) by
filing the certification of a licensed architect, engineer or
surveyor (with plans, if applicable) required by Section
514B-34 of the Act, certifying that the Condominium Map
theretofore recorded, or being recorded simultaneously
with such statement, fully and accurately depicts the layout,
location, boundaries, dimensions and numbers of the units
substantially as built; or (b) to effect any change or
amendment required by an agency of any county, state or
federal government or by any territory, possession, or
foreign country or other foreign jurisdiction or a mortgagee
of the fee or leasehold interests in the Land as a condition
to governmental approvals, marketing the Project or
making a loan to finance the construction and/or the sales
of the Project.

2. At any time prior to the conveyance of all of the units in the Project to persons
other than Developer or any mortgagee of Developer, Developer reserves the right to
modify the Project Documents as may be required by law, the Real Estate Commission, a
title insurance company, an institutional mortgagee or any governmental agency and for
such other purposes as set forth in paragraph E.17 of the Sales Contract, provided,
however, that any such modification shall be subject to the Buyer’s right to rescind only
in the event such change is a “material change” pursuant to paragraph E.I8 of the Sales
Contract and to Section 514B-87 of the Condominium Act.
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SCHEDULE OF ANNUAL MAINTENANCE FEES AND

MONTHLY ESTIMATED MAINTENANCE FEES FOR

THE RESIDENTIAL UNITS
BUDGET - 2006
PROJECTED 2006
2006
REVENUE MONTHLY ANNUAL BUDGET
MAINTENANCE FEE 22,125 0 265,500
LATE FEES 0 250 250
INTEREST 10 0 120
TOTAL REVENUE 22,135 250 265,870
DISBURSEMENTS
BUILDING REPAIRS 0 2,400 2,400
ELECTRICAL&LIGHTING 0 360 360
EQUIPMENT / REPAIR 0 360 360
FLOOR COVERING 0 360 360
CARPET CLEANING 0 2,400 2,400
GROUNDS 0 240 240
LOCKS AND KEYS 0 180 180
PAINTING 0 500 500
PEST CONTROL 115 0 1,380
PLUMBING 350 0 4,200
POOL 0 750 750
ROOF REPAIR 0 0 0
SIGNS 0 120 120
SUPPLIES AND TOOLS 0 653 653
WINDOW REPAIR 0 240 240
MISC-OPERATING EX 600 0 7,200
OFFICE EXPENSES 100 0 1,200
ELEVATOR 1,350 0 16,200
JANITORIAL 1,450 0 17,400
FIRE CONTROL 0 660 660
SECURITY 600 0 7,200
GAS 1,425 0 17,100
ELECTRICITY 5,675 0 68,100
REFUSE 0 9,000 9,000
WATER & SEWAGE 3,900 0 46,800
TELEPHONE 0 900 900
INSURANCE 0 9,000 9,000
GENERAL EXCISE TAX 0 11 17
MANAGEMENT FEES 850 0 10,200
AUDIT 0 750 750
TOTAL DISTRIBUTION 16,415 28,884 225,870
RESERVE 3,333 0 40,001
NET ROLLOVER (0}
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Monthly Estimated Maintenance Fees for Each Unit:

1.

2.

5.

6.

Unit Types A and K shall have an estimated monthly maintenance fee of $300.68.
Unit Types B and J shall have an estimated monthly maintenance fee of $181.20.

Unit Types C, D, G and H shall have an estimated monthly maintenance fee of
$351.57.

Unit Type E shall have an estimated monthly maintenance fee of $412.19.
Unit Type F shall have an estimated monthly maintenance fee of $409.76.

Unit Type L shall have an estimated monthly maintenance fee of $263.07.

Unit Owner’s Obligation to Start Paving Maintenance Fees

Unit owners, including Developer, shall become obligated for the payment of

their share of common expenses allocated to the owner’s unit at the later of (a) the time a
temporary or permanent certificate of occupancy relating to the owner’s unit is issued by
the Department of Planning and Permitting of the City and County of Honolulu, or (b) a
Unit Deed is recorded in favor of the unit owner, conveying fee simple title of the unit to

such owner.

The Real Estate Commission has not reviewed the estimates of maintenance fee

assessments and disbursements for their accuracy or sufficiency.
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ERTIFICATE

The undsrsigned, as Managing Agent of the PACIFICANA ATLAS
condormirium project (the “Project™), hereby certifies as follows:

1. That 1 am the President of CEN PAC Properties, Inc., a Hawail
corporation,

2. “Ihat the breakdown of the estimated annual maintenance charges and the
monthly estimated cost for each ursit in the Project as set forth ahave are reasonable
estmates for the ope-year period commencing January 1, 2006, based on generally

apoepted accounting principles.

DATED: Honolul, Hawaii, (7 714+ G7

CEN PAC PROPERTIES, INC.
a Hawail corporation

WY <74

Louis Shiraishi
Tts President
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SUMMARY OF SALES CONTRACT

A specimen Sales Contract and Deposit Receipt (“Contract”) has been submitted to the
Real Estate Commission. ALL BUYERS AND PROSPECTIVE BUYERS SHOULD
CAREFULLY READ THE SALES CONTRACT IN FULL, since this summary 18 NOT A
COMPLETE DESCRIPTION of its provisions. The Sales Contract, among other things, covers
in more detail the following items:

1. The Contract will not become binding upon Seller and Buyer unless and until: (a)
Buyer has receipted for or is deemed to have receipted for the Public Report for the Project for
which an effective date has been issued by the Real Estate Commission, which shall include the
Public Report itself, the recorded Declaration and Bylaws, House Rules, Condominium Map, and
all amendments (collectively, “the Public Report”), and a Notice of Right to Cancel Sales
Contract; and (b) Buyer has waived or is deemed to have waived Buyer’s right to cancel the
Contract as more particularly provided in Section 514B-86 of the Act. Buyer may cancel the
Contract at any time up to midnight of the thirtieth (30%) day after the Public Report is delivered
to Buyer. Buyer may waive Buyer’s right to cancel, or shall be deemed to have waived Buyer’s
right to cancel, by (i) checking the waiver box on the Notice of Right to Cancel Sales Contract
and delivering it to Seller, (ii) letting the 30-day period expire without taking any action to
cancel, or (iii) closing the purchase of the Unit before the cancellation period expires.

2. Buyer agrees to deliver to Seller or Seller’s agent certain certified financial
statements, a completed loan application to one or more lending institutions, evidence of Buyer’s
ability to pay the purchase price, and any other information required by Seller.

3. Any breach of the covenants and warranties contained therein shall constitute a
default hereunder by Buver entitling Seller to retain all sums paid hereunder as liquidated
damages as provided therein.

4. In addition to such other remedies which may be available to Seller by law or
pursuant to the Contract, Seller may impose a late charge as specified in the Contract.

5. Buyer shall, prior to or within three (3) business days from the date of execution
of the Contract, apply for mortgage financing.

6. Seller, in its sole discretion, may elect to cancel the Contract if (a) Buyer’s
application or eligibility for a mortgage loan is rejected or not approved within thirty (30)
business days after application; (b) Buyer fails to supply any proposed mortgage lender with full
financial information; or (c) Seller is not satisfied as to Buyer’s ability to make the cash deposit

payments.

7. Buyer shall pay for all closing costs, including, without limitation, the cost of
drafting the Unit Deed and the cost of the acknowledgments thereof; recording fees; the State of
Hawaii conveyance tax; the escrow fees; the cost of obtaining financing or a financing
commitment for any portion of the purchase price and all expenses incident thereto; the expense
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of credit reports; preparation of all of Buyer’s mortgage documents (which costs shall be paid
directly to Buyer’s mortgagee and shall in no event be reimbursed by Seller); any costs incurred
for Buyer’s title insurance; any costs and fees otherwise required to be paid by Buyer in the
Contract, including maintenance fees and start-up fees; and any cost incurred by Buyer or Seller
as a result of Buyer’s requesting changes in a document after Buyer has been given notice by the
Escrow Agent that such document will be prepared. Buyer shall also pay for any attorneys’ fees
and costs incurred by Seller in connection with any failure by Buyer to timely pre-close and
close as set forth herein and otherwise perform all obligations of Buyer as set forth herein.

8. The final closing date is as described in the Contract.

9. Buyer may be required to prepay maintenance fees, real property taxes, and a
Project start-up fee as more particularly described in the Contract.

10.  Buyer’s right to inspect the Project documents, inspect the Unit and have delivery
of possession are as more particularly described in the Contract.

11.  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.

12. After the Effective Date of the Contract, Buyer shall have the right to rescind the
Contract only if there is a material change in the Project which directly, substantially and
adversely affects the use or value of (a) Buyer’s Unit or appurtenant limited common elements,
or {b) amenities of the Project available for Buyer’s use; provided that such material changes
shall not include any additions, deletions, modifications or reservations allowed pursuant to the
terms of the Contract, the Declaration or the Bylaws. Waiver of such right is governed more
specifically by the terms of the Contract.

13.  Buyer specifically acknowledges and agrees that the Declaration of Condominium
Property Regime for Pacificana Atlas contains reservations of certain rights and certain other
provisions under which Buyer consents to certain actions by Seller and others, as more
particularly described in the Contract and the Declaration.

14, The execution, delivery and recordation of Buyer’s Unit Deed shall constitute the
assignment by Seller to Buyer of any and all warranties given to Seller by the contractors for the
Project, if any, including, without limitation, any warranty of materials and workmanship against
faulty or deficient materials and installation. The benefit of such warranties, if any, shall accrue
to Buyer on closing without further instruments or documents. BUYER ACKNOWLEDGES
THAT SELLER HAS MADE NO OTHER WARRANTIES, EXPRESS OR IMPLIED,
INCLUDING, WITHOUT LIMITATION, ANY WARRANTIES OF MERCHANTABILITY,
FITNESS FOR A PARTICULAR PURPOSE, HABITABILITY OR WORKMANLIKE
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CONSTRUCTION WITH RESPECT TO THE UNIT, THE PROPERTY, ANY COMMON
ELEMENT, LIMITED COMMON ELEMENT, OR ANYTHING INSTALLED THEREIN.

15.  Buyer hereby intentionally waives, relinquishes and subordinates the priority or
superiority of any interest under the Contract in favor of the liens or charges upon the Project of
the construction lender’s mortgage loan.

16.  Buyer may not assign Buyer’s rights hereunder without Seller’s prior written
consent, which consent may be withheld by any reason whatsoever in its sole discretion.

ALL BUYERS SHOULD READ THE SALES CONTRACT IN FULL AS THIS SUMMARY
IS NOT ALL-INCLUSIVE AND DOES NOT CONTAIN A COMPLETE DESCRIPTION OF
ALL PROVISIONS OF THE SALES CONIRACT. THIS SUMMARY IS INTENDED ONLY
TO GIVE A BRIEF DESCRIPTION OF SOME OF THE ITEMS CONTAINED IN THE
SALES CONTRACT, AND DOES NOT ALTER OR AMEND THE SALES CONTRACT IN
ANY MANNER. IF ANY PROVISIONS OF THIS SUMMARY CONTRADICT THE
PROVISIONS CONTAINED IN THE SALES CONTRACT IN ANY WAY, THE PROVISION
OF THE SALES CONTRACT SHALL OVERRIDE THE PROVISIONS OF THIS

SUMMARY.
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SUMMARY OF 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. As and when Seller shall enter into a sales contract (“Sales Contract”) for
the conveyance of a unit or other interest in the Project, it shall require the payments of
deposits due thereunder to be promptly made to Escrow. Seller shall deliver an executed
copy of the Sales Contract to Escrow together with the name(s) and address(es) of the
Buyer as noted on the Sales Contract or otherwise as updated by the Buyer with Seller as
being Buyer’s last known address.

2. Escrow shall receive, deposit and hold in separate escrow accounts and
disburse as set forth in the Escrow Agreement: (a) all payments received by it under the
Sales Contracts, (b) such sums received by it under the Escrow Agreement from or for
the account of Seller, and (c) all sums received by it from any other source with respect to
the Project. Escrow shall not at any time commingle or permit the commingling of any
buyer’s funds belonging to or held for the benefit of Seller. All funds and instruments
received from buyers or prospective buyers shall be held by Escrow in accordance with
the provisions contained in Chapter 514B of the Hawaii Revised Statutes. All monies
received by Escrow hereunder shall be deposited, within a reasonable time of the receipt
by Escrow an in reasonably convenient and practical sums, in a trust fund with a bank,
savings and loan or trust company authorized to do business in the State of Hawaii under
an escrow arrangement, and shall be held in immediately available funds in accordance
with the terms of the Escrow Agreement.

3. Notwithstanding anything in the Escrow Agreement to the contrary,
Escrow shall make no disbursements of buyers’ funds or proceeds from the reservation of
or sale of units in the Project (including any payments made on loan commitments from
lending institutions), except by way of refunds thereof as provided in the Escrow
Agreement, or for payment of project costs as provided in the Escrow Agreement, until
(a) Seller has obtained an effective date for the Public Report for the Project, (b) buyer
has waived any right to cancel or rescind the Sales Contract, (¢} Seller shall have given
Escrow a written waiver of any option reserved by Seller to cancel any Sales Contract,
and (d) Seller shall have delivered to Escrow a certification that (i) all conditions
contained in the Escrow Agreement that must be met prior to disbursement of purchaser
funds have been satisfied, (ii) all sales contracts delivered to Escrow are binding upon
buyers, and (iii) no circumstances exist (at the time of the certification) that would permit
a buyer to cancel or rescind the sales contract.

4. Each buyer shall be entitled to a return of his or her funds, without
interest, unless otherwise provided in the Escrow Agreement, and Escrow shall pay such
funds to such buyer, promptly after request for return by the buyer, if one of the
following has occurred: (a) Seller and Buyer shall have requested Escrow in writing to
return to Buyer the funds of Buyer held hereunder by Escrow, (b) Seller shall have
notified Escrow of Buyer’s exercise of Buyer’s right to cancel the Sales Contract
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pursuant to Section 514B-86, HRS, (c) 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 (d) Seller
shall have notified Escrow of Buyer’s right to cancel the Sales Contract pursuant to
Section 514B-87, HRS, by a valid rescission signed by all buyers of the affected unit and
postmarked no later than midnight of the 30" calendar day after the date that buyers
received the notice of rescission from Seller. Upon the cancellation of any Sales Contract
as specified above, Escrow shall be entitled to a cancellation fee up to a maximum of
$250, plus all costs incurred by Escrow, which shall be paid by the Buyer unless
otherwise provided in the Escrow Agreement.

5. Except as otherwise provided by law, Escrow shall give each buyer
entitled to a return of his or her funds notice thereof by certified or registered mail,
addressed to such buyer at his address shown on the Sales Contract or any address later
made known to Escrow by such buyer. If such buyer shall not have claimed such refund
within sixty (60) days from the date said notice is mailed, Escrow shall deposit such
funds into a special account in a bank or other depository selected by Escrow in the name
of Seller, as trustee for the benefit of such buyer. After having sent Seller written notice
of the foregoing acts, Escrow shall thereupon be released from further liability hereunder
with respect to such funds and such buyer.

6. If the Buyer fails to make any payment on or before the due date thereof
or if the Buyer does or fails to do any act that would constitute an event of default under
the Sales Contract Escrow shall promptly give to such buyer and to Seller, written notice
of default. If the Buyer has failed to cure the default after the delivery of notice by
Escrow and such default continues after the expiration of any grace period, Escrow shall
so advise Seller. If Seller shall thereafter certify in writing to Escrow that (a) Seller has
elected to terminate the Sales Contract and has notified the Buyer, or (b) that Buyer is
otherwise in default, then, and in either event, Escrow, subject to the provisions relating
to dispute and conflicting demands set forth in the Escrow Agreement, shall thereafter
treat all funds of the Buyer paid under such Sales Contract, less Escrow’s cancellation
fee, as funds of Seller and not of the Buyer. Thereafter, such funds shall be held free of
the escrow established by the Escrow Agreement and shall be held by Escrow for the
account of Seller. Upon written request by Seller, Escrow shall pay such funds (less
Escrow’s cancellation fee).

ALL BUYERS AND PROSPECTIVE BUYERS SHOULD READ THE ESCROW
AGREEMENT AND ALL AMENDMENTS AND ANY SUPPLEMENTS 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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PACIFICANA ATLAS CONDOMINIUM PROJECT
REGISTRATION NO. 6300

DISCLOSURE ABSTRACT OF THE PACIFICANA DEVELOPER
AS OF JUNE 4, 2007

This disclosure abstract is made by HIDC Pacificana LL.C, a Hawaii limited liability
company (“the Pacificana Developer”), as the owner of the Pacificana Apartment in the
Pacificana Atlas condominium project (“the Project”). The Project was created and established
by that certain Declaration of Condominium Property Regime of Pacificana Atlas dated April 4,
2007, recorded in the Bureau of Conveyances of the State of Hawaii as Document No. 2007-
066845 (“the Declaration™). The Pacificana Developer has since exercised its right to subdivide
the Pacificana Apartment into sixty-nine (69) individual condominium units (“the Residential
Units”), incorporate such Residential Units into the Project, and to designate portions of the
Pacificana Apartment as common elements and limited common elements of the Project by
recording that certain First Amendment to the Declaration of Condominium Property Regime of
Pacificana Atlas dated April 12, 2007, in said Bureau as Document No. 2007-067733 (*the First
Amendment”), and that certain Second Amendment to Declaration of Condominium Property
Regime of Pacificana Atlas dated June 1, 2007, as Document No. 2007-099818 (“the Second
Amendment”). This disclosure abstract describes the legal status of the Project, including the
common elements and all units therein, as of the date of the recording of the Second Amendment
and the physical condition of the Project as of the date hereof.

1. Project: Pacificana Atlas
1125 Young Street at 1150 South King Street

Honolulu, Hawaii 96814

2. Pacificana Developer: HIDC Pacificana LLC
931 University Avenue, Suite 105
Honoelulu, Hawaii 96826
(808) 946-3224

3. Managing Agent: CEN PAC Properties, Inc.
1150 South King Street, Suite 1101
Honolulu, Hawai1 96814

(808) 593-2902

4. Maintenance Fees for Residential Units: The breakdown of the estimated
annual maintenance fees and the estimated monthly fees for each Residential Unit in the '
Pacificana Building, which represents the common expenses of the Project allocated to each
Residential Unit, are set forth in Exhibit G attached to this Public Report. Generally, the
maintenance fee estimate is a projection of what individual unit owners will be required to
contribute toward the maintenance and upkeep of the Project on a monthly basis. Such estimates
are based in part upon an analysis of the physical and financial status of the Project as described
in that certain 2007 Reserve Study for Pacificana Atlas dated March 5, 2007, prepared by
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Armstrong Consulting, Inc. attached hereto as Exhibit 1 (“Reserve Study”). The Reserve Study
reflects the additional common elements and limited common elements that were formerly part
of the Pacificana Apartment and within the Pacificana Building which were added to the Project
by the First Amendment. 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
Residential Unit are based on 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 unit owners. Each buyer should check the maintenance
fee schedule in Exhibit G to see what services are included therein.

5, Project Description.

a. Generally. The Project consists of two (2) buildings, designated as the
Pacificana Building and the Atlas Building, both of which are constructed primarily of concrete
masonry. The Pacificana Building contains ten (10) stories, beginning with the 1st Floor and
ending with the 10th Floor. The Atlas Building contains twelve (12) stories with a penthouse at
the roof level, beginning with the 1st Floor and ending with the Penthouse. There is also a multi-
level parking garage which connects the Atlas Building and the Pacificana Building further

described below.

The Project contains a total of seventy (70) units (“the units”), sixty-nine
(69) of which are intended for residential use (“the Residential Units™), and one (1) of which 1s
intended for commercial use. The units are more particularly described in Exhibit B-1 attached
to the First Amendment, and their permitted uses are more particularly described in the
Declaration. All sixty-nine (69) Residential Units are located in the Pacificana Building. The
Atlas Building is designated in its entirety as one (1) commercial unit known as the “Atlas

Apartment.”

b. Parking Area. A common parking area is located partially within the
Pacificana Building and partially within the Atlas Building and connects the two buildings (“the
Parking Area™). The Parking Area contains a total of one hundred seventy (170) standard stalls,
three (3) handicap accessible stalls, sixty-one (61) commercial valet (“CV”) stalls, four (4)
commercial tandem (“CT”) stalls, two (2) loading stalls and a bicycle and motorcycle parking
area. All parking stalls in the Parking Area shall be reserved for use by the unit owners pursuant
to such parking stall assignments and rules governing use as provided in the Declaration, as shall
be determined from time to time by the Board of Directors of the Association of Unit Owners of
Pacificana Atlas (“the Board”), and as further described in Section 27 of the Declaration (“the

Parking Plan”).

6. Units. Each unit in the Project is designated as a separate frechold estate. The
units are more particularly described in the Declaration, and are shown on the Condominium
Map; provided, however, that should the descriptions and divisions set forth in the Declaration
conflict with the depictions and divisions shown on the Condominium Map, the Condominium
Map shall control; provided, further, that the Condominium Map is intended only to show the
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layout, location, unit numbers and dimensions of the units and elevations of the buildings and is
not intended to contain any other representation or warranty.

a. Residential Unit Types. As shown on the Condominium Map, there are
eleven (11) Residential Unit types, designated from A through H, and K through L. Types A, C,
D, G, H, K and L contain one (1) bedroom and one (1) bathroom. Types E and F contain two (2)
bedrooms and one (1) bathroom. Types B and J are studio-type apartments which contain no
bedrooms and one (1) bathroom. Type L is located only on the 4th Floor of the Pacificana
Building. Types D and H are reverse floor plans of Types C and G, and Type K is a reverse floor
plan of Type A. The location, unit number, unit type, net living area, net lanai area, and number
of bedrooms and bathrooms for each of the Residential Units are shown on the Condominium
Map and are set forth in Exhibit B-1 attached to the First Amendment.

b. Atlas Apartment Type. The Atlas Apartment consists of the entirety of the
Atlas Building. The Atlas Apartment has an entry located on the 1st Floor facing South King
Street. The Condominium Map indicates that the 1st Floor has a total of three (3) commercial
spaces (Suites 101, 102 and 103), an exterior entry area, a lobby area, an elevator lobby and
elevator stop, a vending machine area, a restroom, an electrical room, two (2) interior stairways
leading from the 1st Floor to the Mezzanine Floor, and one (1) interior stairway leading from the
1st Floor to the Mezzanine level of the Parking Area. The elevator lobby on the 1st Floor is
adjacent and leads to the 1st Floor level of the Parking Area. The Mezzanine Floor has a total of
two (2) commercial spaces (Suites 101-M and 102-M), a mechanical room, a storage closet, and
stairs leading from the Mezzanine Floor to the 1st Floor. Suite 102-M is adjacent to the
Mezzanine level of the Parking Area. The 2nd Floor has one (1) commercial space (Suite 201),
an elevator lobby and elevator stop, a janitorial closet, a mens’ restroom, a womens’ restroom, a
corridor leading to the entryways of Suite 201, an air conditioner room, an electrical room, a
vestibule and two (2) interior building stairways. The 3rd Floor contains one (1) commercial
space (Suite 301), an elevator lobby and elevator stop, a janitorial closet, a mens’ restroom, a
womens’ restroom, a corridor leading to the entryways of Suite 301, an air conditioner room, an
electrical room, a vestibule and two (2) interior building stairways. The 3rd Floor of the Atlas
Building contains one (1) commercial space (Suite 301), an elevator lobby and elevator stop, a
janitorial closet, a mens’ restroom, a womens’ restroom, a corridor leading to the entryways of
Suite 301, an air conditioner room, an electrical room, a vestibule and two (2) interior building
stairways. The 4th through the 11th Floors have identical floor plans and a typical floor contains
one (1) commercial space, an elevator lobby and elevator stop, a janitorial closet, a mens’
restroom, a womens’ restroom, a corridor leading to the entryways of that floor’s space, an air
conditioner room, an electrical room, a vestibule and two (2) interior building stairways. The
12th Floor contains one (1) commercial space (Suite 1201), an elevator lobby and clevator stop,
a janitorial closet, a mens’ restroom, a womens’ restroom, a corridor leading to the entryways of
Suite 1201, an air conditioner room, an electrical room, a vestibule and two (2) interior building
stairways. The Penthouse contains one (1) commercial space (Penthouse Suite), an elevator
shaft room, a mechanical room, a service entrance leading to Suite 1201, a janitorial closet, a
mens’ restroom, a womens’ restroom and ante room, a kitchen, a vestibule and two (2) interior

building stairways.
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7. Construction Detail. According to the structural engineer’s report attached
hereto as Exhibit 5, the Pacificana Building is a poured in place reinforced concrete structure.
The building is supported on individual spread foundations. The Sub-Basement level consists of
a 4” thick poured in place concrete slab reinforced with welded wire fabric. A typical parking
deck consists of 4.5” thick poured in place reinforced concrete slab supported by pre-stressed
concrete joists spaced at 6’-6” oc. The joists are supported by poured in place reinforced
concrete beams. The 4™ floor is 5.5” thick poured in place one way reinforced concrete slab with
concrete girders running along the length of the tower along column lines. The pool deck is 6”
thick reinforced concrete two way slab. The typical floors and roof consists of 5.57 thick flat

plate slab spanning 10° x 19’ bays.

According to the structural engineer’s report attached hereto as Exhibit 9, the
Atlas Building is a poured in place reinforced concrete structure. The building is supported on
individual spread foundations. The Basement level consists of a 4 thick poured in place
concrete slab reinforced with welded wire fabric. The building framing consists of reinforced
concrete columns and beams for carrying the gravity loads. The lateral loads for the building are
carried by perimeter shear walls, stair well core and elevator shafts. The mezzanine level of the
building is framed with steel members and metal deck with concrete topping. A typical parking
deck consists of 4.5” thick poured in place reinforced concrete slab supported by pre-stressed

concrete joists spaced at 6’-6” oc.

8. Compliance with Building Code.  According to a letter from the Department
of Planning and Permitting of the City and County of Honolulu (*DPP”) dated January 2, 2007
(“the DPP Letter”), investigation revealed that the 13-story with basement office building (i.e.,
the Atlas Building), the 10-story 69-unit with basement apartment building (i.e., the Pacificana
Building), and the multi-level parking structure with 155 all-weather-surface off-street parking
spaces met all applicable code requirements when they were constructed in 1966 on the
underlying 27,592 square foot BMX-3 Community Business District zoned lot. No variances or
other permits were granted to allow deviations from any applicable codes. A copy of the DPP
Letter is attached hereto as Exhibit 2.

Based on professional third party property condition reports concerning the
condition of the buildings, the Pacificana Developer believes that the buildings are in such
condition as are consistent with their age. Notwithstanding anything to the contrary contained
herein, the Pacificana Building, the Atlas Building, and any fixtures, appliances and electrical
and plumbing equipment included within the respective units and limited common elements
appurtenant thereto will be sold “AS IS” WITH ALL FAULTS, and neither the Pacificana
Developer nor any of its affiliates or representatives, make any watranties, express or implied, as
to their working order and condition. All recommended work described therein will be the
responsibility of the owner of the units therein and not that of the Pacificana Developer or any
other party. The owners of the units, by the acceptance of such owners’ unit deeds, shall be
deemed to have accepted the building conditions described above and agreed that, except as
otherwise set forth herein, neither the Pacificana Developer nor any of their affiliates or
representatives, shall be responsible for changing any nonconforming conditions.
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The Pacificana Developer disclaims any warranties, either express or implied,
including any implied warranty of habitability, merchantability or fitness for a particular
purpose, with respect to the Project, the buildings or the units or anything installed or contained
therein. Neither the Pacificana Developer nor its affiliates or representatives will be liable to the
Association or the unit owners for any construction or other defects (including any latent or
hidden defects in the Project, the units or anything installed or contained therein) or for any other
aspects of the Project, the units or anything installed or contained therein. This means that
neither the Association nor the unit owners will have the right to file any lawsuit for damages
against the Pacificana Developer or its affiliates or representatives for any defects or other
matters later discovered by the Association or the unit owners.

9. Warranties: The Pacificana Developer cannot determine whether the Project
contains any legal nonconforming uses or structures as a result of the adoption or amendment of
any ordinances or codes. The Pacificana Developer does not give any warranties or assurances
that the units can be expanded or that variances are obtainable from the City and County of
Honolulu for any proposed improvements. The Project, the units and anything installed or
contained therein are being sold as “AS IS” condition “WITH ALL FAULTS” by the Pacificana
Developer, without any warranties whatsoever, express or implied. Article IV, Section D.1 of
Addendum “B” to the Deposit Receipt 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 buildings were substantially completed in 1966, and that the
Pacificana Building has been used over the years primarily for residential purposes,
and that the Atlas Building has been used over the years primarily for office and
commercial purposes. Buyer understands and agrees that the Buyer’s residential
unit 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 unit, 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 unit, the property or the
project (including the common elements of the project), including any warranties or
promises of '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 unit, the
property or 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; 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
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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 members,
managers, directors, officers, employees, sharecholders, 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
apartment, 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
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 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 to the Deposit, Receipt and Sales Contract is an
essential element in the determination of the low purchase price for the unit being
sold to Buyer. This means that the unit would not have been sold to Buyer for the
amount of the purchase price stated in this agreement without Seller's disclaimer of

warranties.
10. Use.
a. Residential Units. The Residential Units shall at all times be occupied and

used only for residential purposes by the respective owners thereof, their tenants, licensees,
families, domestic servants and social guests, and for no other purpose, and no unit shall be used
as a tenement or rooming house or for or in connection with the carrying on of any business,
trade or profession whatsoever. The Residential Units shall not be rented for transient or hotel
purposes, which are defined as (i) rental for any period less than thirty (30) days or (ii) any rental
in which the occupants of a unit are provided customary hotel services such as room service for
food and beverages, daily maid service, laundry and linen or bellboy service. The Residential
Units in the Project or any interest therein shall not be sold, transferred, conveyed, leased,
occupied, rented or used for or in connection with any time-share purpose or under any time-
sharing plan, arrangement or program, including, without limitation, any so-called “vacation
license,” “travel club membership” or “time interval ownership” arrangement. The term “time-
sharing” as used herein shall be deemed to include, without limitation, any plan, program or
arrangement under which the right to use, occupy, own or possess a unit or units in the Project
rotates among various persons on a periodically recurring basis according to a fixed or floating
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interval or period of time, whether by way of deed, lease, Association or club membership,
license, rental or use agreement, co-tenancy agreement, partnership or otherwise.

b. Atlas Apartment. The Atlas Apartment and the limited common elements
appurtenant thereto may be used for any purpose permitted by law.

c. Restrictions on Use. Each unit owner in exercising the development rights
set forth in the Declaration above shall have the right to further restrict the use of the additional
condominium units created within their appurtenant limited common element area.

11.  Condition of Project and Buildings. The present physical condition of the
Project and the structural components, mechanical installations and electrical installations
material to the use and enjoyment of each of the buildings and the Project are described in
reports from an electrical engineer, a mechanical engineer, a structural engineer, and an architect,

all of which are attached hereto as Exhibits 3,4, 5, 6. 7. 8, 9 and 10.

Although not required by law, the engineers and the architect have given opinions
about the condition of the Project to provide buyers with additional information. However, the
Pacificana 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 Pacificana Developer. No
representations are made by the Pacificana 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 Pacificana Developer has not ascertained if any of the conditions disclosed
in the attached reports have been addressed.

The observations and recommendations made by the engineers and architect in

Exhibits 3, 4, 5. 6, 7, 8, 9 and 10 are not intended, nor should be construed by its incorporation
herein, to be any representation or warranty of the Pacificana Developer or Hirano Enterprises,
Ltd. Because the Residential Units in the Project are being sold by the Pacificana Developer in
“AS [S” condition with “ALL FAULTS”, each buyer should carefully review Exhibits 3, 4, 5, 6,
8. 9 and 10 in their entirety. Furthermore, each buyer should inspect the buyer’s unit and the
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Project or have the unit and the Project inspected by buyer’s own experts to buyer’s complete

satisfaction.

12. Hazardous Materials. The Pacificana Developer has made no independent
investigation as to asbestos or other hazardous substances in the units or in, under or around the
Project, including but not limited to, radicactive 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. Buyer acknowledges that in light of the age of the Project, there may be hazardous
substances in the units or in, under or around the Project. Because of the possible presence of
such substances, Buyer should have the unit inspected to determine the extent (if any) of such
contamination and of any necessary remedial action. The Pacificana Developer will not correct
any defects in the units or in the Project or anything installed or contained therein and Buyer
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expressly releases the Pacificana Developer from any liability to Buyer if any hazardous
materials are discovered.

13. Mold/Mildew. Buyer is 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 buildings and other
improvements that are a part of the Project may be cleaned to satisfactory appearance, the
Pacificana Developer cannot guaranty that mold, mildew, fungus and other types of bacterial
growths can be eliminated. The buildings in the Project are old and may have had incidences of
leaking and water exposure which may have resulted in the introduction of mold, mildew, fungus
and other types of bacterial growths. Buyer should be aware that, as with all properties, the
buildings 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 Buyer, any
member of 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 purchasing an apartment in the
Project. Neither the Pacificana 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 types of bacterial growth in the Project or as to
the effect of 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.

14,  Lead-Based or Lead-Containing Paint. Buyer is hereby notified that 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 Pacificana 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 Pacificana Developer's possession and notify Buyer of any known lead-based or lead-
containing paint hazards. A risk assessment or inspection for possible lead-based or lead-
containing paint hazards is recommended prior to purchase. As a condition to closing the sale of
a unit, Buyer shall provide written acknowledgement of receipt of all relevant information
regarding lead-based or lead-containing paint hazards together with a waiver of liability
regarding the presence of such hazards.

15.  Asbestos. Buyer is hereby notified that the Project may present exposure to
asbestos materials. Asbestos materials are hazardous to one’s health, particularly if asbestos are
released into the air and inhaled. In the past (before 1979, but possibly since) asbestos was a
commonly used insulation material in heating facilities and in certain types of floor and ceiling
materials, shingles, plaster products, cement and other building materials. Each Buyer shall
make appropriate inquiry into the possible existence of asbestos on the Property. Structures
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having “popcorn” or “cottage cheese” type ceilings may contain asbestos fibers or asbestos-
containing material. Such ceilings should not be disturbed because it could release asbestos
fibers in the air. Any disturbance should be done only by licensed abatement contractors. As a
condition to closing the sale of a unit, Buyer shall provide written acknowledgement of receipt of
all relevant information regarding asbestos materials hazards together with a waiver of liability
regarding the presence of such hazards.
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Exhibit 1 — Reserve Study
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Exhibit 4 — Pacificana Mechanical Engineer’s report
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Exhibit 7 — Atlas Electrical Engineer’s report
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Exhibit 9 — Atlas Structural Engineer’s report
Exhibit 10 — Atlas Architect’s report
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2007
RESERVE STUDY
FOR
Pacificana Atlas Condominium LLC
March 3, 2007

A level one (1) study was performed according to the Comumunity Associations Institute
(CAT) Reserve Study Standards. (See arfached standards.)

~-site visual observations of the commen zrea elements [i.e., 10015, parking areas, paint,
etc.] were performed on December 19, 2005, by Bary Meatsumoto.

This report may zlso rely on information supplied by the property manager, Board of
Diractors, resident manzager, contractors znd published replacement guides modified for local
conditions related to reconstruction.

The placement of a useful life on common elements is not an exact sciepce. 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.

Diselosure; 2s an impartial third party, Armstrong Consulting, 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 Consulting, Inc.

lorida Office

1333 Gateway Drive, Suite 1014
Melbourne, Florida 32801

Toll Free (888) 819-2300

Phone (321) 674-0156

Fax (858) 332-4610

e | DESIERRATION |

Hawali Office

830 W. Hind Drive, Suite 208
f Y Honolulu, Hawaii 96821
| ] Toll Free (800) 561-7732
I Phone (808} 377-8500
Fax (808) 377-8311




COMMUNITY ASSOCIATIONS INSTITUTE (CAl)

RESERVE STUDY STANDARDS

What is a Reserve Study?

A Resarve Study is made up of two parts, 1
repair/replacement cost of the major com
maintain (Physicat Analysis), and 2)tha aev
balance, income, &nd axpenses (Finand
Component [nventory, Condition Assessment, an
Inventory should be relatively "
=nd Valuation Estimates will necessarily change ir
of z finding of the dlient's cu

Vthet
mon area components the association is obligated io
aluation and analysis of the association's Reserve
al Analysis). The Physical Analysis is comprised of the

rent Reserve Fund Status (measurad in

~formation about the physical siatus and

4 Life and Valuation Estimates. The Component

'stable" from year to year, while the Condition Assaessment and Lifs

om year to year. The Financial Analysis is made up
czsh or as Percent Funded) and

a recommendation for an approprieie Resemve contribution rate (Funding Pian).

[Prysical Analysis _

Financial Analysis

Componegnt inventory
Condition Assessmiant

Fund Status
Funding Plan

Life and Valuation
_ Estimaies

Reserve Study Contents

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

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

e A projection of Reserve Starting Balance, racommended Raserve coniributions, projecied
Reserve expenses, and projected ending Reserve Fund Balance for a minimum of 20 years.

e A iabular listing of the Component Inventory, component quantity or idensifying descriptions,
1Jsefl Life, Ramaining Useful Life, and Current Rephacement Cost,

» A description of methods and objectives utilized in computing the Fund Stalus and
deveiopment of the Funding Plan.

» Source(s) utilized io pbtain component Repair or Replacement COsi esiimaias.

s A description of the Level of Service py which the Reserve Study was prepared.

» Fiscal year for which the Resarve Study is prepared.

Levels of Service

The following three categories describe ihe various typas of Reserve Studies, from exhaustive o
minimal.

1 Full: A Reserve Study in which the following fve Reserve Study fasks are performed:
s Component Inventory
o Condition Assessment (based upon on-site visua! observations)
s Life and Valuafion Estimales
s Fund Status
s Funding Plan



Il. Upgate, With-Site-Visi/On-Site Review. A Reserve Study update in which the foliowing Tive
Reserve Study tasks are performea:
s Component inventory (verfication only, not guantification)
e Condition Assessment {based on on-site visual observations)
Life and Valustion Estimates
Fund Status
Funding Plan

s & »

i}, Update, No-Site-VisiVOfi-Site Review. A Reserve Study update with no on-site visual
chsarvations in which the following three Reserve Study tasks are performed:

e Life and Vaiuation Estimates

e Fund Status

s Funding Plan

Disclosures
The following are the minimum disciosures to be includst in the Reserve Study.

General: Dascription of other involvement(s) with tha association that could resui in actual or
nerceived conflicts of interest.

Physical Analysis: Description of how thorough the on-site observations weie performed:
represeniative sampling vs. alt common areas, destructive testing or not, field measuremeants vs.
drawing feke-offs, elc.

Einancial Analysis: Description of assumptions Utiized for imterest and infiation, tax, and oiher
outside factors.

Personnel Credentials: Siate or organizational licenses of credantials carned by the individua!
responsibie for Reserve Study preparation or oversight.

Update Reports: Disciosure of how the current work is reliant on the validity of prior Reserve
Studiss.

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

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

Reserve Balance: The actual or projected toial presented In the reserve study is based upon
information provided and was nof audited. '

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

Reserve Projects: Information provided about resenve projects will be consicered reliable. Any on-
site inspaction should not be considered a proiect audit or quality inspection.

i



Terms and Definitions

CASH FLOW METHOD: A method of developing a Reserve Funding Plan where contributions to the
Resarve fund are gesigned to offsel the variable annual expenditures from the Reserve fund.
Different Reserve Funding Pians are tested against the anticipaied schedule of Resarve expenses
LRt the desired Funding Goal is achieved.

COMPONENT: The Individual line items in the Reserve Study, deveioped or updated in the Physical
Analysis. These elements form the buiiding biocks for the Reserve Study. Components typically are!
1) Association responsibiiity, 2) with firmited Usaful Life expactancies, 3) predictable Remaining
Usaful Life expectancias, 4) above a minimum threshold cost. and 5) a8 reguirad by local codes.
COMPONENT INVENTORY: The fask of salecting and quantifying Ressive Components. This {ask
can be accomplished through on-site visual observations, review of association design and
organizational documents, a review of established association precedents, ant discussion with
appropriate association representative(s).

COMPONENT METHOD: A method of devaloping 2 Reserve Funding Pian where the {otal
contribution is based on the sum of contributions for indivigua! components. See "Cash Fiow
Method."

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

CURRENT REPLACEMENT COST! Se= "Replacement Cost.”

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

EFEECTIVE AGE: The difference between Usefui L% and Remaining Useful Life. Not always
equivalent to chronclogical age, since some componants age iregularty. Used primarily in
compuiations,

FINANCIAL ANALYSIS: The portion of a Resenve Study where current status of the Reserves
(measured as cash or Percent Fundsd) and a recommended Resernve coniribution rate (Reserve
Funding Plan} are derived, and the proiected Reseive Income and sxpenss over ime is presented.
The Financial Analysis is one of the two paris of 2 Reserve Study.

FULLY FUNDED: 100% Funded. When the aciual (or projected) Reserve baiance is egual fo the
Fully Funded Balance,

=ULLY FUNDED BALANCE (FFB): Total Accrued Depreciation. An indicator against wi ich Actual
(or projected) Reserve balance can be comparad. The Reserve balance that is in direct proporiion to
tha fraction of life "used up" of the current Repair of Replacement cost. This number is calculated for
each component, then summed fogaiher for an association total, Two formulas can be utized,
depending on the provider's sensitivily 1o interest and inflation effects. Note: Both yield identical
results when inferest and inflation are equivalent.

FER = Curent 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/ Ussful Life) / {1 + Inflztion
Rate} * Remalning Lifg]

i1



EUND STATUS: The status of the reserve fund a8 compared to an established benchmark such as
percent funding.

FUNDING GOALS: Independent of methodology utilized, the foliowing represent the basic catagories
of Funding Plan geals:

e Baseline Funding: Establishing & Reserve funding goa: of keeping the Reserve cash balanss
above Zero.

o Full Funding: Satiing a Reserve funding goal of afaining and maintaining Rasarves at of near
100% funded.

s Statutory Funding: Establishing a Reserve #unding goal of setting aside the spacific minimum
smoun: of Reserves requited by local siatues.

e Threshold Funding: Establishing a Reserve funding goal of keeping the Reserve balance
above a specified doliar or Parcent 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 1o 8 Resarve fund 1o offset anticipated
expenditures Tom that fund.

FUNDING PRINCIPLES:
s Sufficient Funds When Reouired
s Steble Coniribution Rate over the Years
» Evenly Distributed Contributions over the Years

s Fiscally Responsible

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

PERCENT FUNDED: The ratic, at a particular point of time (typically the beginning of the Fiscal
ear), of the actual (or proiected) Reserve Balancs to the Fully Fundad Balance, expressed as a
perceniage.

PHYSICAL ANALYSIS: The portion of the Reserve Study where the Component inventory, Condition
Assessment, and Lifa and Valuation Estimate iasks are performed. This represents ong of the two
parts of the Reserve Study.

REMAINING USEFUL LIFE (RUL): Also referred to as "Remaining Life" (RL). The estimatsd time, in
years, that a reserve component can be expectad to continue {o serve its intended function. Frojects
anticipatad 1o oeeur In the inltial year have "zerp” Remaining Usehd Life.

REPLACEMENT COST: The cost of replacing, repalring, or restoring a Reserve Component to iis
original functional condition. The Current Replacemeant Cost would be the cost to replace, repalr, of
resiore the componant during that particutar year.

RESERVE BALANCE: Actual or projecied funds as of a particular point In time that the associstion
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.

v



RESERVE STUDY: A budget planning 100! that idemifies the curent siatus of the Reserve fund and &
stable and snuitable Funding Plan to oFset the anticipated future major COMMGN area expenditures.
The Reserve Study consists of two paris! +ma Physical Analysis and the Financial Analysis. "Our

hudget and finance commites is soliciting proposals fo update olr Resenve Study for next year's
bugget.”

RESPONSIBLE CHARGE: A reserve specialist in respensible charge of a resenve study shall render
regular and effective suparvision to those ingividuals performing services hat directly and materially
sffact the quality and competence rendered by the reserve specialist. A reserve specialist shall
maintain such records as are reasonably Necessan +5 estabiish that the reserve specialist axercised
reguiar and effective supsrvision of a reserve study of which he was in responsibie charge. A reserve
spacialist engaged inany of the foliowing acis or practices shall he deamed not to have rendered the
regular and effective supervision reguired herein:

4. The raguiar and continuous absence from principal office premisas from which pr fassional
services ars rendered, expect for performance of Feld work or prasence in a figid office
maintained exclusivaly for a specific project;

5 The failure to personally inspect of ~sview the work of subordinates where necessary and
appropriste;

3 The rendenng of 2 limiied, cursory of perfunctory review of plans or projects in lisu of an
appropriate detailed review:

4 The Silure ‘o personally be available on a reasonable basis or with adeguate advance notice
far consuliation and inspection where circumsiances require personal availability,

SPECIAL ASSESSMENT: An assessment levied on the mambers of an association i addition to
reguiar gssessments, Special Assessments are ofien reguiated by goveming documents or local
staiuies,

SURPLUS: An actual (or projected) Reserve Balance greater than the Fully Funded Balanos. Ses

“Daficit.” :
USEEUL LIFE {UL): Total Usefui Life or Depreciable Life. The astimated time, in years, that a

reserve component can be expected to serve its intended function if properly construciad in iis
present application of installation.

HAWAII'S AMENDMENT TO ALLOW CASH FLOW ANALYSIS

HEB 70

“(cash flow plan” means a twenty-year projection of an sssociation's future income and
expense requirements to fund fully its replacerment reseives requirements each year during
that twenty-year period, except in an emergency. provided that it does not include a
projection of special assesemenis of loans during that twenty-year period, except in an

emergency.

Courtesy of Armstrong Consuiting, inc.
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Armstrong Consulting, Inc.

850 W, Hind Drive, Suite 208 1333 Gateway Drive, Suite 1014
Honoiuh, Hawail 96821 Melbourme, Florida 32901
phone (B0B) 377-8500 Phone (321} 674-0136

Toll Free (B0O0) 561-7732  Fax (BOB) 377-B511
E-mall: sales@armsoongasson.net

March 3, 2007

VIA E-MAIL

Barry Kaplan

Hawaiian Island Homes, Ltd.
931 University Ave, Suite 103
Henolulu, HI 96826

Re: Pacificapa Apartments Reserve Study Executive Summarv

Dear Mr. Kaplan:

Enclosed is the reserve study conducted on Pacificana Apartments. This project consists of two
zdjcining buildings that share the same parking facility. The property facing Young Street
(Pacificana Apartments) is 2 10 story building constructed in 1967 for residential use. The
building facing King Strest {(Atlas Building) was constructed in 1966, has 13 floors and is for
commercial use. The TMX for the property is 2-4-003:003.

Both buildings share a 4 story perking structure.. The buildings are of concrete construction and
currently in fair condition. This study considers the replacement, repairs and/or refurbishment of
the project’s cormon azrea AOAO improvements.

The otal current cost of the components for the Pacificana Condominium building included in
this analysis as of January 1, 2007 is §778.556 and the total future cost is $878.618. The largest
proportion of these expenses involves the elevators and mechanical system components.

Analysis 1 Pacificana Apartments addresses the funding plan for the Pacificana Apartment
building only. This analysis assumes a beginning halance of $27,600 funded from sales based on

$400 per unit as a start up reserve fund. A 4% average rate of return on reserve fund investments
is used and a 3.8% inflation rate is used for future expenditures.

Analysis 1 assumes no reserve expenditures for the period 2007 through 2009 es these
expenditures will be paid for by the developer. These estimated expenditures inchuded but are not
limited to:

s concrete spall repairs $30,000

s elevator modernization §265,000

s rooftop exhaust fan replacement $5,600

a exterior painting $120,000



Barry Kaplan
March 5, 2007
Page2 of2

o roofreplacement $122,852

e pool deck re~coating $3.960

s pool plaster $15,000

s parking gates $24,000 Future Cost = 25% for Pacificana Apts. & 73% allocated 1o the
Atlas Building

» enterphone $10,000

For a total estimated expenditure of approximately $396, 432.
A 2007 $40,000 reserve coptribution s indicated with a 394 apnual increase. The 2007

contribution is based on $48.31 per unit each month. Under this analysis the Associztion would
mect Hawail State reserve requirements under the cash flow method of calculations.

Please feel free to call us if you have any cOncers of guestions. We appreciate the opportunity
to be of service.

Sincerely,

ARMSTRONG CONSULTING, INC.

/s/ Dale Armstrong

DALE ARMSTRONG
Reserve Specialist
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Pacificana Atlas Condominium LLC
PROJECT DEFINTTION REPORT

30572007
Project Tnformation
Project Pacificans Atles Condominian FLC Project Daze: 1/01/1966
Address: 1125 Youg Stres Nurrber of Phases: 2
State: H Wurber of Models: 1

Zio: 9681 6-0000

Property Descripgion
This project consis of two adjeming Huidmes that shere the same parking faciizy. The properly facing Young
(Prcificana Afes Condommim) & & 10 story buildng constracizd i 1967 for residenizl nee. The buldhg
facng King Steet (Aths Buiding) was comstrozted B 1966, has 13 foors and & Br cormercizl use. The TMK for
Toe property i 2-4-003:003.

Strest

Roth bifldnes share 2 4 story parking stuerre. The blidings 2re of conerete comstruction &nd curently in Bir
eondiion. \




Pacificana Atlas Condominium LLC
ANATYSIS DEFINTTION REPORT

Analvsis 1 (Pacificana Condominium)

Project Information
10171968

Project Pacificama Atles Condominen 11O Project Date:
Address: 1125 Young Steeet Anahmis Date: 1012007
“Cuvr i tais o)1 \mmber-of Phiases 2.
State: Hl wrber of Unks: &9
Zin 95816-0000 Nuber of Models: 1
Apslveis Parameters
Rate of Infation: 3.8% Defirrad Bpendinres: No
Rate of Retgm on Iovesznent: 4% Cortingsncy: 0%
Begiming Fmds §27,600.00 Conmgency Time: Nomz
1parySpacial Assessment No
Anpnnsl Coptribution Factors
2017 3%
2008; 3% 2018: 3%
200%: 3% 2018 3%
2010 3% z020: 3%
2010 3% 202%: 3%
2012 3% 2022: 3%
2015 3% 2023 3%
2014: 3% 2024 3%
2015 3% 2025: 3%
2016: 3% 2026: 3%

Addigonal Analvsis Information
E'be arzivek addresses the Ending plan for the Pacificana Apartment i only. Ths analysk ASSIENCS 2 |
“pegrming balance 0f $27.600 fmded Fom szles Bzsed on 69 1mits x $400 per 1mit 25 & 1A TR TESEVE fmd A 4%
pverage rate of r2irn on resenve Amd vestmerds ¥s wsed 2ad 2 3.8% bieton rate B wsed for fiure expendiwes.
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Pacificana Atlas Condominium LLC
COMPONENT DETAO REPORT

Anslveis 1 (Pacificanz Condominhum)

*Security Gafes

Categnnyt Seowrity Uit Cost: $12,000.00
Began Use: 1/01/2007 Cost Tvpe: Cortractor
Lespany 12 years Percers Replaserment: 25.00%
Lifespan Aghwsiment None Currem Cost $6,000.00
Nex Replacement: 1/01/2019 Futire Cosz $6.228.00
Remeiing Life: 0 DAYS Sahage Vel $0.00
Qreaniy: 2.00 TOTAL

Remmarks

[Trstalladon cost & estimated a1 $30.000




Pacificana Atlas Condominium L1C
COMPONENT DETATL REPORT

Apalysis 1 (Pacificana Condominium}

Bailt Up Roof Flood Coutin

Catesony Roofng Tt Cost $3.50
Begen 1se 170172003 Cost Tvpe: Confracior
1ikspan 7 vears Percent Replacement:  100.00%

1 Hespmm Adjusioent Nopz Current Cosz $26,967.30
Next Replyeement: 1/01/2010 Fusre Cost §31,306.18
Rermzizng Lif: 3 YRS Salvage Vabe: $4.00
Quamity: 7.705.00 $Q. FT.

Repparks
This conponen mvolves the applcaion of a fund-appled oo deck oating oreo foe eXfStng coatig SYSIEm ofthe |
[ senthouse deck and ool The existng roof was placed | 1998 with a recoal apphied in 2003 whick crently
[ chowng siens of wear apd cracking Tt recommmended that wemporary patching be apphed 1o Those wess I
| experiencing CrackDg and pechng. Since the damage APPEATS 1D he Jrared In scope, the RIDOTATY paiching ‘
| shondd suffice ok the inetaliating of » new cosrhE SySIEm, CRTEOY nlamped tr the 2008, G




Pacificang Afias Condominium LLC

COMPONENT DETATL. REPORT

Anpalvsis | {Pacificana Condomininm)

Built Up Ropfing-High Rise Replace

Catezone Rooing i Cost $1.586.00
Beon Use: 1/01/2008 Cest Taype: Comtractor
Lifespan: 20 vears Percent Replecement 100.00%
Lifespan Adustment: None (Cizrent Cost: $122.892.00
Next Replacement: 1/01/2028 Funre Costt §132.406.2%
Remaing Life: 12 MOS Salvage Vahe: 50.06
Quanity: 77.00 SQUARE

Remarks

This component mvolves the replacemen: of e existihg DEl-up rocfing syster. The gysterm i copsxiersd w0 have |
hesn mstelled 1 1998 with apphcation of 2 fod applisd coathg done B 2003 and another plemed | 2008

The currem buit-un roofing sysiem i b B condifon with no aks renorted by margenence parsoonzl




Pacificana Attas Condomininm LLC

COMPONENT DETATE, REPORT

Avaiysis 1 (Pacificana Condomininm)

Pool Bathrooms Refurbish

Pule]e) a1 LR Ed e

Category? Pooi Uit Cost $8.300.00
Began Use: 10172000 Cost Tvps: Comiracior
Lifespary 15 years Peroent Replacement: 100.00%
Lifespan Adjustment: None Curent Cosz $8,300.00
Next Replacement: 1012013 Futre Cost $11,61492
Rermeing L 8 YRS Sahvage Vake: S0.00
Quaniy: 1.00 LIMP SUM

Remarks

[This conpones: estbishes an eowanse rehrhih the feo badrooms Deated p2d 10 e pool area The
| albrwance oovers tode: fiires, ceramss e foors and walls, celing penring. fght fnres and eniTy doors. Ttis
| assumed et replacement O Tepais o the bafiroom COmDENEIE will bz perormed on an s-nesded bask.




Pacificana Attas Condominium LILC

COMPONENT DETAIL REPORT

Apalysis 1 (Pacificana Condominiuem)

Pool Deck Coating Re-Coat

Cateanry Swimming Pool Uz Cost: §3.00
Began Uss: 140172008 Cost Type: Conmacior
Lifespam & voars Percert Replacement  100.00%
Liespan Adjusimenh None Cerent Costs §3.960.00
Next Replacement: 10172014 Furare Cosk §4,206.68
Remaming Life: 12 MOS Salvage Vale: $0.00
Quadiny: 1,320,006 5Q. FT.

Remarhs

This componert mvohves the owallation of 8 swhce coating onto fhe exstng Geck coating dong e perimeter o7
£ pool A new sip-resisiant deck sosting & currently plaoned for mselarion in 2008,




Pacificana Atlas Condominium LLC
COMPONENT DETATL REPORT

Amnalvsis 1 (Pacificana Condomipinr

Pool Eguinment

Categyy Swimrmmg Pool Uit Cost §2,500.00
Beagan Usz: 10172002 Cost Type: {Contracior

A

Lilspamn 10 vears Percert Replacemene 100.00%

Liespan Adjusiment Nooz Current Cost: §2.500.00
Next Replacement: 1A12012 Funre Cost §3.126.67
Rermemng Life: 2YRS Sehvage Vakhe: 50.06
Quessty: 1.00 LUMP SUM

Remarks

This sorponest fvolves the replacerment ofthe pool eguipment that bohxdes 2 sand ke, & cnlorEstor, P, phe |
and fngs and oder miscelanzons equipme. The existig equiprent was rephced D 2002 and 5 & good

H

{ condition. ]




Pacificang Atlas Condomininm LLC
COMPONENT DETATL REPORT

Analysis 1 (Pacificana Condomintum)

Pool Interior Re-Plaster

Category: Suwinming Pool it Cost: £12.00
Began Use: 1012008 Cost Thpe: Coreracior
Liespan: 10 wvears Pervers Replacemers: 100.00%
1espan Adjustment Noze Current Cost: $13,000.00
Nexz Reploernernt: 120172018 Fumrz Cost §16,161.66
Remanng Lil: 12 MOS Salvage Vahe: $0.00
Quamiy: 1.000,00 8Q. FT.

Remarks

E Tis component fvolves te epplcation of new plesier or mmajor pmchmz of the poo) mierior suees. Curremly,
| the exdsting plasters bas some eracks and chipped 5o mmissing Fom: the bottom of the pool and some missig
| ceramic e 2bng the pool nerimeter, The plester work & currencly beme plamad Br 2008

o




Pacificana Atles Condominium LIC

COMPONENT DETATL REPORT

Amalvsis 1 {Pacificara Condominium)

Seenrity Gates

Categony: Securty
Began Usz: 1/0172007
Likspazn: 12 years
1ifspan Adhmiment None

et Replacement: 140172018
Remaiig Life: 0 DAYE
Qruaniiy 100 TOTAL

Ramarks

Tinit Cost

Cost Type:

Perpent Replacement:
Cwrent Cost

Tuture Cost

S.’i}\-‘&gf Vahe:

$12.000.00
Comtractor
25.00%
$6.000.00
$6.228.00
$0.068

| Instaliztion cost s esdmated At $50.000. Replaceren: som & slocaed 25% Pacifcans & 75% Aths Blda




Pacificana Aflas Copdominium LLC
COMPONENT DETAIL REPORT

Apalysis 1 (Pacificana Condomininm)

Security Svetem

Category: Secwmiy Unit Cost §10.000.00
Bemm Use: /61720330 Cost Type: Confractor
Lifespan: 10 years Percent Replacemmenz  100.00%
1ifkspan Adjustment: Noog Curremt Cost: $10,000.00
Next Replacement: 1/01/2020 Futare Cosz $11,608.85
Remaning 1if: 3YRS Sabvage Vee: $0.00
Quartity: 1.06 SYSTEM

Remaks

| THis componert ivelves the replacermert of the seouwrly system for the buidhe, Ihe existng system provices
! camera seourky for both the apartmedt and fhe comimercial buiding, This componsnt covers the cost for te
I resyieril side onlv. Curesdy, there are 3 careras arpvidine seourky for the resideptial buldne,




Pacificana Attas Condominium 11O
COMPONENT DETAIL REPORT

Analysts 1 (Pacificana Condominimm)

Sump Pemp - Clear Water

Category: Phenbing Ut Cost $1,500.00
Begen Use: 1/01/2010 Cost Type: Conmracior
Tiespan: 15 years Percent Replacement 100.00%:
1Lifespan Adhstorent Nops CupreE Cost $1.500.0C
Next Replosment: 1A1/2025 Futrz Cosu $1,741.33
Reraimng Lig: IYRS Sehvage Valus: $0.00
Quarziy: 1.00 EACH

Remsrks

| Tris component Tvoles The repar or replcanet ofthe surp puop SySEEM ooated on The sb-besement evel
- - " : oz et et aFe gl
| The aurnp puTp Was 1301 es1ed o Operation dire the sz vBL




Pacificana Atlas Condominium LLC
COMPONENT DETAIL REPORT

Amatysis 1 (Pacificena Copdominiumg

Water Heater - Gas Fired

Categary: Mechanizal Unii Cost: £5,000.00
Began Use: 1/01/2602 Cost Typs: Contracior
Lifespan: 20 years Percant Replacement 100.00%
Lifespen Adjustment None Crrrent Cost: §10.000.00
Nexx Replcement: 170172022 Funye Cost: $iB,168.52
Repaining Lik: 13YRS Sahegs Vele: 50.00
Croaniy: 2.00EACH

Remarke

| This compopent Evolves the replacemen: of two gas-fred, 63 mlon, 625,000 BT water heaters bested on the
| budding roof. The syswm 250 inchdes & ciroulatine pup and 1 I booster pump. The mxasting heaters were
[ renlaced 1 2002 and e I pood condidon. The cost or the heaters lckudean alipwance Bor a Tifing system o

L rempove the o3 heaters and brpezp fhe new ones,
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Pacificana Atlas Condominium LLC
COMPONENT DETAIL REPORT

Anafysis 1 (Pacificana Condomininm)

Concrete Spell Repair

Caregory: Concate Ut Cost $30,000.00
Began Use: 1/01/2007 Cost Type: Contractor
1iEspan: 10 years Percent Replacemen 100.00%
Lifespan Adjustment None Cures Cost £30,000.00
Next Replacament: 1012017 Funre Cost: $31,140.00
Remaring 13 0DAYS Sahvage Ve 50.00
Quarrty 1.00 LUMP BUM

Remarks

This component estabishes an allowancs o parinTn soncrels spall and czack repais on a 10 year recuTng Basis.
This componpent & Hr ndgst purposss only. The achal cost #r spall repairs cannot be determined at this e,

The perfirmence of the spal repal work shouid cobride witi the Tlding exterior paintng work

Soyall renai work & curerely plamed Br the 2006-2007 weriot.




Pacificana Atlas Condominium LLC

COMPONENT DETATL REPORT

Apalyeie 1 (Pacificana Condominium)

Elevator Cab Refurbich
Caizgory Flevators Ut Cost $10,000.00
Began Use: 170172007 Cost Tvpe: Coprmactor
1ilespan 13 vears Percent Replacemert 100.00%
Lifespan Adjusiment None Coprent Cost §20,000.00
Next Replecement: 1/01/2622 Fatre Cost $20,760.08
Reraimng T QDAYS Sahvas Vale: £0.00
Quarthy: 200EACH

Remarks

[ This component volves te recurrng refirbishment of the elvator ek mieriors which was most recently
| perbrmed i 2004, The cabs are curenfly = gopd condidon




Pacificana Atlas Condominium LLC

COMPONENT DETAIL REPORT

Apalysis 1 (Pacificana Condominttm)

Elevator Modernimtion

Category Flevators Linit Cost §132,500.00
Began Usa: 1/01/2007 Cost Type: Conmactor
Lifespan 30 vears Percem Replacermenn 100.00%
Lifespan Adnstment None Curest Cost $265,000.00
N Rsplams; i 14012037 Funre Cost: 273.070.00
Rermainmg 1 0 DAYS Salvage Vele: $0.00
Qaamity 2.00EACH

Remarks
i M:m componert volves the wgarads and ~odermization ofthe elevetor slectrive] and mechardcal syst io be
‘ pard for by the developer.

The cost B uogradhg an elevator sysiem can vary greaty end dependers on the scope of work, The amount

| repded in this snady & Dased 00 costs experienced by other estzblisiznents and & provided Dr budgermg
prposes. Itk recommended that the huliding Cwmers ohai a writen quote from Thyssez Krnpp and oo

the proposed amount inte fhis sty

T




Pacificana Atlas Condominium LIC

CONPONENT DETAIL REPORT

Amslysis 1 {Pacificana Condominimm)

Enternhope-R eside pfial

Categry Secirky Unit Cost §10,000.00
Began Uss: 14012007 Cost Twpe! Comiractor
Lifespan: 10 yeare Percent Replesment 100.00%
Iespan Adinstment Noze Cirrent Cost £10,000.00
Next Replacermsrt 14012017 Funre Cost $10,380.00

srrpinimg LR O DAYS Sahvage Vahe: $0.00
Quandy: 1.00 TOTAL

Remarks




Pacificana Atlas Condominium LILC
COMPONENT DETAIL REPORT

Anatysis 1 (Pacificana Copdominim)

Frhepst Fap - Roof Mougted

P oy e e

Category. Wiechanical Ut Cost $350.00
Began s 1012007 Cost Tvpe: Contractor
1ifespan 20 vears Percemt Replacement. 100.00%
Likspan Adjustment Nope Cuprent Cost $5,600.00
Nexa Replacemest 146172027 Funre Cost £5,812.80
Remaimng Lik: 0 DAYS Sahmge Vale: $0.00

Quamiiv 16.00 EACH

Remprks

A A - - - T - i . e sl
| This cormponent Tvolves g repal o7 replacemen of the croular roofiop mouzed, 12" diameter verigrars. The
spilatore are operational bt tErIZ T show

j

l cheetmptal housing does not contzin & fm motor. Curexly, ths v

| siems of corrosion acivEz,




Parificana Atlas Condomininm LLC

COMPONENT DETATL REPORT

Apalysis 1 (Pacificana Condominium)

Fire Alarm Svster Upgrads

Catzgon Fire/Life Safery Unit Cost

Began Use: 1/61/2000 Cost Type:

Lifespar 15 years Percent Replacermnent
1 Hespan Adustoent None Currer Cost

Next Replacerent: 1/01/2015 Fimre Cost

Remaining 1if: 8 YRS Selvage Vaz:
Quanty: 1.00 SYSTEM

Remarks

$15,000.00
Comracior
100.00%
$15.000.00
§20,950.82
50.00

This corponer tvolvas the tpgrade ofthe Fre aizrm system for the buliding, The alrm §ys1sm

eitaned by Al Fire and Bspectsd ard tesied on Ao amue] bask,

proposzal fom AR
sy,

& oy

The cost fr te wzads & provided for budget prposss onty. itk recormmended that the Owners obizing

e or other Teeneed contractor for the wpgrade and Boorporats the proposal cost mie s




Pacificana Atlas Copdomininm LLC
COMPONENTDETATL REPORT

Apalysis 1 (Pecificana Condominium)

Fire Doors

Category: Fira/life Safery Ut Cost 127680
Began Use: 170172010 Coz Tape: Contactor
Lifespan: 10 years Percem Repleosment: 10.00%

1 Fespan Adjosoment: Nome Cuzrene Cost 5408576
Next Replacement: 1/01/2020 Funre Cost $4,743.10
Remening L 3YRS Sahage Vel 50.00
Quanii, 32.00 EACH

Remarks

This componet esizblshes an aliowance 10 replace 10% of the metel fre doors and frames ona 1 wear cvoie.
The fire doors mohide all staiway and balcony aceess doors, mecharscs] and elsoirizal room doors, and seoirty
doors. Cinrently, the doors appesr 1o be & Bk conditon




Pacificana Atlas Condominium L1C
COMPONENT DETATL REPORT

Amalysts T (Pacificana Condominur)

Lighting- Emergency

Categoryt Ligring Ut Cost §150.00
Began Use: 1/0172010 Cost Tape: Conmacior
Lifespart 10 vems Percent Replacemenz 1006.00%
Lifespan Adpstraem: Nope Cuzrem Cost

Wext Replacement 1012020 Fanre Cost
Remeiing Lik: 3YRS Salage Yale:
Quznsty: 20.00 FACH

Remarks
[_:E':r.s componer mvolves te replosent Py fhresest emergacy I heatet 1 e saiwells of e bulldng ‘
Tor badesing prposes, the ights ave comedered 1 Gave been piaced b senioe 2000, The Sores &

| cirrenty i B condibn




Pacificana Atlas Condominium LLC

COMPONENT DETATL. REPORT

Apalysis 1 (Pecificana Condominium}

Lobbv Refurbishment

Categnry: Loy Uzt Cost: 563,000.00
Began Use: 1/0172000 Cost Type: Coztracior
LHespan: 20 years Percent Replacement:  100.00%
Liespan Adivstnent Nons Currere Cost $63.000.00
Next Replacememn: 143142020 Futre Cost $109,607.00
Rerpiing 1if: 12YRE Sahvage Vahe: $0.00

Quartity: 1.0 LUMP SUM

Remarks

This componet mvolves the refirbisiment of the obbies and halways on each of the 7 residentisl fioors. The
refrbsiraes work belxdes replaesoem of the camethe, paiing of the walls and cefiings, rephoement of fre
hoses and exthasishers, replacement of the cefing light aures and repar or repleozment of T wesh chrges.

Siiee the Daniduz! components of te bbby refrbilment were complpted a1 differert tives, Dr budgeting
rposes, e bbhies are consifered to hzve been refbished b 2000, It & assumed that the actual replrcernent
of the hdtvidual componens will be performed on ag es-needed bask,




Pacificana Atlas Condominium LIC
COMPONENT DETATL REPORT

Anpalysis 1 (Pacificana Condominiwn)

Paint Exteripr - High Rise

A gikifh LRt f )b Ctslmisem =

Category: Pagting Vit Cost £2.00
Regen Uss: 1/0172007 Cost Tvpe: Conwactor
1 Hespan: 7 vzaTs Percen Replacement: 100.00%
Lifspan Adjustment Nons Crrrere Cost £120,000.00
Next Replacement: 10172014 Fimre Cost $124,360.00
Rematdng Life: - UDAYS Sehvage Vahe: $0.00
Quamiy 40,000.00 8Q. FT.

Remake

M'This corponent Zvohes re~peErng of the building exterior tat i bebg plamid for fe 2806-2007 period. This
1 componeit Rokides replaoeniml oF e window ceulidng. This componemt 40o6s 00t BCRIE CONLTELE spad repEEs.
| The exterior paiting curenthy 51 &F conditon,




Pacificana Atlas Condominivm LLC
COMPONENT DETATL REPORT

Analvsis 1 (Pacificana Condomimnium)

Paintine Parking Garage

Category: Pairemg U=z Coze $25,000.00
Bemn Use: 176172004 Cost Tape: Comractor
Liespax 10 years Peroent Replacement: 23.00%
Lifespan Adtusmenn None Curem Cost: $8.730.00
Next Replacement: 10172014 Fumre Cost $31,796.58
Reraimg 1k 7 YRS Selvess Vehe: $0.00
Quamiy, 1.00 TOTAL

Remarks




Pacifieana Atlas Condominium LIC

COMPONENT DETATL REPORT

Amalysis 1 (Pacificena Condomintum)

Phupbing Repals - Geperal

Category Pheriving Urie Cost: $15,000.00
Began Uss: 170172010 Cost Type: Comzacior
LiEspar 10 vesrs Percent Replacemen;  100.00%
Lifespan Adjustment None Cryrrent Cost $15,000.00
Next Replacement 1/01/2020 Funre Cost $17.413.28
Remaiing 1k 3IYRS Saivage Vahe: $0.00
Quaniy 1.00 LUMP SUM

Remsark

TTis corponen: 5 o astblsh an allowance i perfora major plamed chmbng mgrade and repel Work O an
‘ se-neaded bask. Ofprimary gODCSTD B8 repatperenbong valves st leaking exposed wests 2 water it




DEPARTMENT OF PLANNING AND PERMITTING
CITY AND COUNTY OF HONOLULU

50 SOUTH KinG STREET, 7™ FLDOR « HONOLULL, RAWAII 95813
TELEFHONE: (BOB) B23-4432 » FAX: {B0B) 827-6743
DEFT. INTERNET: www.honolrlugdpp.org » INTERNET: www.bonoluin.gov

HERRY ERS, FALCS

MLF] HANNEMAMNN
DIRECTOR

MAYOR

DAYID K. TANOUE
SEPLTY DIRECTDR

2008/ELOG-17E(LT)
January 2, 2007

Andrew R. Bunn, Esq.

.Chun, Kerr, Dodd, Beaman & Wong

A Limited Liability Law Partnership

Fort Street Tower, Topa Financial Center
745 Fort Strest, 8¥ Floor

Honolulu, Hawaii 26813-3815

Daar Mr. Bunn:

Subject: Condominium Conversion Project
1125 Young Street and 1150 South King Street
Tax Map Key: 2-4-003: 003

This is in response 1o your letter dated January 18, 2008, requesting verification that the
structures on the above-referenced property met all applicable code requirements at the
time of construction.

investigation revealed the 13-story with basement office building, the 10-story 68-unit
with basement apartment building, and the multi-leve! parking structure with

155 all-weather-surface off-street parking spaces met all applicable code reguirements
when they were constructed in 1866 on this 27,592-sgquare-foot BMX-3 Community
Business District zoned ot

For your information, the Department of Planning and Permitting cannot determine all
legal nonconforming uses or structures, as a result of the adoption or amendment of
any ordinance or code,

No variances or other permits were granted to aliow deviations frem any applicable
codes.

Conversion to a condominium property regime (CPR) is not recognized by the City and
County as an approved subdijvision. CPR delineates ownership; i does not creats
separate lots of record for subdivision and zoning purposes.

EXHIBIT 2



Andrew R. Bunn, Esq.

Chun, Kerr, Dodd, Beaman & Wong
January 2, 2007

Page 2

If you have any questions regarding this matter, please contact Mr. van Matsumoto of
our Commercial and Muli-Family Code Enforcement Branch at 527-6341.

Very truly yours,

Henry Eng, FA!
- Department of,

" Diretior
nning and Permitting

HE:ft

doobDE11s



1136 Union Mall, SBuite 700
Honolulu, HI 96813

Tel: {808} 521-3314
N!EINEER:ﬁ = Fax:  (B08) 533-3314
email hdi@hawailmcom

Date: December 8, 2005

Project: Pacificana Apartments - 1125 Young Street
HDL #: 05-183

Subject: Due Diligence Survey

The scope of work consists of surveying the existing electrical systems for compliance with the
current National Electrical Code (NEC) and also with the latest Fire Codes and Building Codes.
This report will list the findings from this survey, bringing special attention to those items found to
be non-compliant with the current codes.

Electrical System:

The electrical power for the project building is furnished by the Hawaiian Electric Co. (RECO) A
MECO transformer vault is located at the basement parking level and an electrical room is
located on the first floor. The secondary electrical power is master metered at the electrical
room and the power is distributed from this room at 208Y/120 volis, three phase, 4 wire. There
are distribution panelboards located on each floor above the fourth floor. There are 10 floors for
this building. Each apariment unit is provided with its designaied main disconneact swiich at this
distribution panet and each apartment unit is provided with its own panelboard.. There is no
individual electrical metering provided for each apartment unit panelboard.

Teiephone Systent:

A vertical-riser system is provided fo furnish each apartment with telephone service. Each
apartment is furnished with a telephone outlet. The main telephone cabinet is located in the first

floor electrical room.

Television System:

The television system was upgraded to provide cable service to each apartment unit. The
original riser system was abandoned in place. Each apartment unit is provided with its own
dedicated teievision cable.

Fire Alarm System:

The existing fire alarm system consists of a single manual box station and two alarm bells on
each apartment unit floor, There are also manual box stations and alarm bells on the parking
ievels and a smoke detector in each apartment unit. The main fire alarm control panel is located
in the first floor electrical room and the annunciator is located on the lobby level. The fire alarm
system is manufactured by Edwards Company.

EXHIBIT 3



Non-compliant items noted during the walkthrough:
These are items which are not in compliance with the present National Electrical Code (NEC),
Uniform Fire Code (UFC) and its amendments and the ADA code.

A, Apartment Units:

There are no GFC! receptacles in both the hathrooms and the kitchens, as required by
the NEC.

The present NEC requires arc-fault circuit breakers for all bedroom circuits. These ars
not provided.

The apariment panelboards are jocated in the broom or storage closets, whichis a
violation of the NEC.

B. Common Areas:

There are no visual alarm devices in the common areas for the fire alarm system.

The elevator system does not have smoke detectors at the lobbies for the automatic
recall in the event of a fire.

Only one manual puil station is provided at each fioor. There is no pull station adjacent {o
the makai exit stairwell.

There is no illuminated exit sign for the makai axit stair.

The existing fire alarm system is outdated and cannot be upgraded to provide the latest
required fire alarm devices and features. Replacement parts probably would not be
available. Also the panel door cannot be locked nor kept closed.

The lighting control panel relays are noisy and the door is missing a locking mechanism.

The panelboard directories ars not properiy fabeled and identified. This is also the case
for the disconnect switches and breakers, as well as the relay cabinet. This would assist
the maintenance personneal in trouble-shooting the existing system. Also, itis highty
recommended that a laminated copy of the electrical one-line diagram and the riser
diagrams be keptin the electrical room.

As noted above, the deficiencies indicated are notin compliance with the current codes. itis
recommended that these be corrected to bring the building up to current code standards.

The overall condition of the electrical system is acceptable, considering its age. The system has
heen maintained in good condition, however, the above items need attention.



PREPOSE ENGINEERING SYSTEMS INC.
1314 South King Street, Suite 1251
Honolulu, Hawaii 96814
Phone: (808) 591-8175
Fax: (808) 396-0479
E-mail: preposef@verizop.net

Date: January 26, 2006
Project: Pacificana Apartments

1125 Young Street
Honolulu, Hawaii

DUE DILIGENCE REPORT

The project scope was to visually inspect the existing mechanical systems for a ten story
apartment building. The property was built in two phases. Phase I was the Atlas building
fronting King street and Phase 1 was Pacificana Apartments fronting Yound Street. The two
buildings are connected by the parking structure. The Basement through the Thizrd Floor is used
for tenant parking. The apartments are from the Fourth through Tenth floors. There are a total
of sixty-nine units. The building is constructed of concrete masonry and concrete roof and
floors. The building is a rental and operated and designed as apariments. Each floor has two 2~
bedroom units, six 1-bedroom units and two studio units, except for the Fourth Floor. The
Fourth floor has only one studio unit because of the swimming pool restrooms. There is no
insulation below the roof. The apartments are not air-conditioned. The building has a wet and
dry standpipe systems and a fire sprinkler system for the basement and upper floor parking
levels. The mechanical systems were visually assessed to their physical conditions and code
violations. There was no destructive investigation done of the mechanical systems.

VENTILATION SYSTEM

The apartment bathrooms are mechanically ventilated with a Nutone fan rated at 180 CFM. The
fans are in good condition. There are no exhaust fans for the Type A, 1-bedroom units located on

the south end of the building.

There are ducted kitchen hoods over the ranges in each unit. Some of the range hoods have been
replaced and some have the original hood.

EXHIBIT 4
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KITCHEN RANGE HOOD

According to the drawings, the exhaust shaft is rated at 2-hours and constructed of Y2-inch
plaster, 1-inch gypsum board and an inner layer of Y4-inch plaster inside the shaft. There isno

sheet metal duct within the shaft. The shaft is used as a duct. A 22-inch vertical boot within the

shaft protects each connection into the shaft. The exhaust vents terminate at the roof with a
Breidert gravity ventilator. The roof vents are the original vents and have slight corrosion.

5%

BREIDERT ROOF EXHAUST VENTS

The dryer exhaust is not ducted but each dryer exhaust within the unit through a dryer water
filter.



Pacificana
Page 3 of 13

Exhaust fans ventilate the lower level parking. The fan was not running. Building management
personnel indicated the fan was on a timer. The fan should be running constantly or activated by
CO sensors.

Ventilation Recommendations:

The toilet exhaust fans should be checked throughout the building. Fans should be replace 1if
noisy or vibrates excessively

Kitchen hoods that are the original equipment should be replaced. We recommend the stainless
steel residential type. Stainless steel is recommended because they have a longer life cycle and

they are easy to maintam.

Parking exhaust fan and controls should be checked. We recommend that CO sensors be
provided to activate the fans.

PLUMBING SYSTEM

The plumbing system consists of the waste and vent sanitary system, storm drain system, water
system, wet standpipe and dry standpipe system for the four floors. Gas is at the site and is for
the gas heater on the roof. There is no booster pump system for the domestic water system.

Sanitarv and Storm System:

The sanitary system is constructed with cast iron waste and vent systems. The pipes and fittings
are of hub and spigot type with some no-hub couplings at repaired areas. The system is a gravity
system with the building sewer is collected at the Fourth Floor ceiling. The main sewer is
connected fo a lateral on King Street through the Atlas lower level parking. The exposed pipes
were in good condition. There were drain pans under pipes on the Fourth Floor. According to
the Building Managers the pans were installed to protect the cars from overflowing plumbing
fixtures and not pipe leakage. There were no visual checks on the pipes within the walls because
the pipes were not exposed during the site visit. The Building Managers did not indicate any
problems with the sanitary waste system.
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'DRAIN PAN UNDER SEWER PIPES

Storm drainpipes are collected at the lower level parking and discharges to Young Street.
The lowest level parking has two duplex sump pumps in good condition.

DUPLEX SUMP PUMP

Sanitary and Storm System Recommendations:

The system should be spot checked in walls to venfy the conditions of the piping in the wall.
The sewer system should be routed through at every cleanout.

Sump pumps and controls shall be checked and serviced for proper operation.
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Water System:

The domestic water system has a single pressure zone, which is dependent on the City’s pressure
to provide water up to the Tenth Floor. The exposed pipes are hard drawn copper. There were
1o visual leaks. The existing water meter is located on the Young Street Northeast corner of the

property.

There is no backflow prevention device installed for the property. An approved backflow
prevention device is required by the Board of Water Supply. Existing hose bibs did not have
vacuum breakers as required by City of Honolulu code requirements.

The hot water heaters are located on the toof and the heaters are in good conditfion. These
heaters replaced the original equipment. The heaters are Bock 66W-6255D and are rated at

625,000 BTUH, 606 GPH and 65 gallons storage capacity.

Hot Water Heaters

The heaters are larger than 199,000 BTUH, therefore are considered boilers. The use of the
heaters requires a State Boiler Permit.

The hot water is recirculated to the heaters on the roof. The recirculating pump is in good
condition.



Pacificana
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HOT WATER RECIRCULATING PUMP

The hot water is insulated with fiberglass insulation. The insulation on the roof is 1n poor
condition in some places. The outer jacket has fibers that may be asbestos.

“HOT WATER PIPE INSULATION ON ROOF
Water System Recommendations: An approved reduced pressure backflow prevention device
(RPBP; is required immediately after the water mefer. Device shall be installed in adjacent
landscaping area. A RPBP should be provided for the irrigation system also.

Hose bibs shall be replaced with hose bibs with non-removabie vacuum breaker.

The hot water recirculating pump and aquastat shall be serviced.
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Hot water insulation on the roof should be replaced or repaired. If the insulation contains
asbestos the insulation should be replaced entirely. The new insulation shall have a metal jacket.
Gas Piping:

The gas meter and regulator is located at the front northeast end of the complex. Gas is provided
to the Laundry only. The natural gas is from the main gas line in Young Street.

Gas Piping Recomumendations: The piping should be pressure tested to determine if there are
any leaks in the underground piping
Plumbing Fixfures:

The plumbing fixture condition varied throughout building. The fixtures do not meet ADA and
the low flow requirements.

The water closets were regular flow tank type toilets. Water closets are in fairly good condition
aside from regular wear and tear. The lavatories are the original fixtures. They are wall mounted

" EXISITING LAVATORY AND WATER CLOSET |

with two handle faucet, Fixture and trims are the original and need cleaning, refinishing or
replacement.

The tub/showers are constructed cast iron tub, which are in féirly good condition. The shower
faucet assembly is the single-handle type, which may be the pressure balancing type. Tub
shower valve and trims need to be refinished or replaced.
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TUB WITH SINGLE HANDLE FAUCET

Stainless steel single-compartment kitchen sinks are self-rimming type. The sinks and trims are
in fairly good condition. Disposers under sinks in good condition and are ISE Badger.

KITCHEN SINK

Plumbing Fixture Recommendations: The plumbing fixtures and trims are old therefore
replace fixtures with new fixtures meeting low flow and safety requirements. The fixtures and
trims should meet ADA requirements where required in the units.

The water closets are tark fype and need to be replaced with low flow tank type water closet. If
the building is going to be used as a rental apartment than the toilets should be replaced with a
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pressure flush tank instead of the gravity type. If the apartment is converted to condominium
units than a good low flow gravity tank type toilets can be used.

The lavatories should be replaced. The faucets drain and water supplies should be replaced.
Single lever faucets with ceramic cartridges should be provided.

The tub/showers and shower valve and trim should be replaced. The shower valve and trims
should be replaced with a pressure balancing valve with a high limit temperature setting and low
flow shower heads and single lever handle. The pressure balancing valves are required to
prevent shower scalding because of the central hot water heating system without a mixing valve.

The kitchen stainless steel sink and counter should be cleaned and polished. The faucets should
be replaced with new low flow faucets.

FIRE PROTECTION SYSTEM

The building has a fire sprinkler system for the parking levels only. There are no fire spinkler
system for the units located on the Fourth through Tenth floors. There are existing Class 1 fire
hose cabinets with 5-1b fire extinguishers on each floor and Jocated on each floor. The wet
system is connected to the domestic system through an independent line with a check

and shutoff valve in a valve box. The wet system uses City water pressure to the booster pump

on the roof.

FIRE HOSE CABINET
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WET STANDPIPE BOOSTER PUMP

There is a 6-inch dry standpipe system in the North stairway and in good condition. The dry
standpipe fire department Siamese connection is located at the ground level facing Young Street
on the Northeast corner of the building.

DEPARTMENT CONNECTIONS
The roof fire department connection on the roof is in good condition.

The fire sprinkler riser is located in the first level parking at the Northeast corner of the building
and is in good condition although it has the original alarm valve assembly. There are no tamper
switches on the assembly. The fire sprinkler system is shared with the Atlas Building. Thereisa
post indicator valve facing Young Street and is corroded at the base.
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FIRE ALARM VALVE ASSEMBLY

CORRODED POST INDICATOR VALVE
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ROOF FIRE DEPARTMENT CONNECTIO

Fire Protection Recommendations: A certification flow test should be done on the wet
standpipe system. The shutoff valve in the valve box for the wet system should have a chain and

lock to prevent tampering with the valve.
The dry standpipe system should be pressure tested and certified.
The fire extinguishers should be tested and inspectexl.

The fire sprinkler system should be tested and certified. Temper switches and monitoring of the
system should be installed but may require an upgrade of the fire alarm system.

GENERAL COMMENTS

The original design drawings were available. Basically the mechanical systems were installed
per the design drawings. There were some indications of rerouting pipes because of repair and
maintenance of the existing system.

The inspection of the two swimming pool, spa and equipment were not included in the scope of
the project but the mechanical system should be checked for proper operation. The turnover rate
should be checked for each pool and the equipment is sized to provide the correct turnover rate.
The equipment is located on Third Floor under the South stairway.

The mechanical systems were visually observed to be fairly good condition and system were
generally maintained in good condition. Due to the age of the building and the systems and the

normal usage there will be future maintenance repairs that will be required.

There were no destructive inspection done for this report
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We recommend that the Life Safety equipment be checked and repaired or corrected
immediately.

Because this report did not include destructive investigation and technicians to test equipment,
we recommend that the following additional services be retained to quantify equipment
remaining life and condition of equipment, cost of repair or replacement:

Plumbing Service Company To check booster pumps and sump pumps,
And check point of discharge of sump
pumps. Check hot water boilers.

Fire Service Contractor Pressure test dry standpipe system, flow test
fire sprinkler system, test and certify wet

standpipe and extinguishers.

These technicians and or contractors should be independent from those that are currently
servicing the systems.

The sanitary system passes through the lower level parking of the Atlas Building and connects to
a lateral in King Street.

The fire alarm riser for the Pacificana also fires sprinklers the Atlas Building parking levels.

Submiited By:
Ammnaldo Prepose, P.E.
Prepose Engineering Systems, Iac.



HAWAI
ENGINEERING
GROUP, INC.

Consutting Gvil & Struchural Enginesrs
April 18, 2006

Attn: Mr. Peter Savio, President
Hawaiian Island Development

Re: Pacificana Apartment Building- Due Diligence
1125 Young Street, Honolulu, HI
TMK: 2-4-03:03

Structural Engineering Observation Report

A site visit was held to note cursory observations of the Pacificana Building on December 7,
2005, The inspection involved a walk-through observation of the building structure. The
observations were limited to the following areas only:

Basemeni

Parking Deck

Buiiding Exterior

Room#1003, #807, #702 and #407
Roof

Swimming Pool Area

DG W

No calculations or festing of any kind was performed. Architectural, Mechanical, Electrical,
and other nonstructural aspects were not addressed. Compliance of design with the
current building codes or the building code it was designed under was not checked.

A set of structural drawings produced by "Ernest H. Hara and Associates” was provided by
the Client for review. The drawings indicate the Structure was built in 1966. The set of
Structural drawings provided by the client indicated that the drawings were stamped by a
registered Professional Engineer Mr. Harold M. Tanimura.

The building comprises of a Sub Basement, Basement, 1%t floor, 2™ fioor and a 3" figor that
serve as parking decks and 4" thru 10" floors that form the fower for the residential units. It
is a poured in place reinforced concrete structure. The building is supported on individual
spread foundations.

The Sub Basement consists of a 4" thick poured in nlace concrete slab reinforced with
weided wire fabric. Typical parking deck consists of 4.5" thick poured in place reinforced
concrate slab supported by pre stressed concrete joists spaced at 6-6" oc. These joisis are
supported by poured In place reinforced concrete beams. The 4% floor is 5.5" thick poured
in place one way reinforced concrete slab with concrete girders running along the length of

1088 Bishop 5t., sulie 25006, Honoluiy, Hawail 96813 ~ Tel: (808} 533.2082 Fax: (808} 533-2054
Email: heg@hawailengineering.net

EXHIBIT 3
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the tower along column lines. The pool deck is € thick reinforced concrete two way slab.
The typical tower floors and roof consists of 5.5” thick flat plate slab spanning 10" x 19’

bays.

The iateral load resisting system for the building is not very well defined. it appears that the
poured in place elevator and stair shafts form the Lateral Load resisting system for the
building at one end (Mauka Side) but on the Makai side the shear walls forming the lateral
ioad resisting system do not extend fo the ground. This is an undesirable irregularity in the
1ateral load resting system. However, no signs of structural distress related to this condition

were observed.

QObservations:

Parking — Sub Basement, Basement and levels 1 thru level 3
1. No visible signs of any major sfructural damage were observed nor were any signs
of building settlement observed. The slab on grade has typical hair line cracks.
2. Minor concrete spalls were observed in the parking deck in numerous locations.

3 Hairiine cracks were observed in numerous locations

4. Cracks were observed in the upper parking decks. These cracks had been repaired
with some epoxy material.

5. Some deck coating has been applied to the surface all over the parking deck area.
6. Expansion joints with worn out fillers were observed (see photo 2.

7. A drainage channel cut in the parking slab deck was observed at one ramp location
{see photc 3)

8. Ponding of water was also observed at one of the parking deck levels {see photo 1).

A

Photos 1 2& 3: showing ponding, wom out expansion joint and deck drainage problems.

Consulting Civil & Structural Engineers
1088 Bishop 5t., suite 2506, Honoluiu, Hawall 96813 -~ Tel: {808} 333-2002 Fax: (808) 533-2059
email; heg@hawaliengineering.net
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9. Exposed rebars that had been painted over without proper repair were observed in
on the top parking deck (see photo 4 & 5).

e e

Photos 4 & 5: showing exposed reinforcement in parking decks

Building Exterior

1. Many instances of concrete spall were observed on the exterior face of the building
in particular at the edges of the apartment lanai’s (see photos 6 & 7).

T P R o L

Photos 6 & 7: Showing concrete spall at apartment lanal edge.

Rooms #1003, #807, #702 & #407

1. The foliowing was observed in unit #1003 -

a. Spall in ceiling concrete over the washer/Dryer area was observed (see
photo 8)

b, Crushing of dry wall at the ceiling level behind the washer/dryer area (see
phota 9).

c. Bedroom closet had water damage that will require immediate attention for
correcting the condition (see photo 10}.

d  Vertical cracks and crimpling of joint tape along joint lines was observed in
the dry walls.

Consulting Civil & Structural Engineer
1088 Bishop 5t., suite 2506, Honoluly, Hawail 96813 - Tel: (808) 533-2002 Fax: (808) 533-2059
Email: heg@hawaiienginecring net
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e. Some cracks and patch repairs were observed in the lanai slab (see photo
1)

Corrosion damage around lanal rall posis was also observed (see photo 11)
g. Dry wall cracks were observed in the corridor at corners of door jambs of

units (see photo 12)

~h

i
3

.
1
i
i
i

B
i
|
|
:

Photos 8 & 9: Showing damage in Unit #1003.

Photos 10 & 11: Showing damage in Unit #1003 bedroom and Lanai rail posis.

Photos 12: Showing damags o door famb comners visible in the corridor.

Consulting Gvil & Structural Engineers
1088 Bishop 5t., suite 2506, Honoluju, Hawaii 96813 - Tel (808) 333-2002 Fax: (808) 533-2059
Email: heg@hawailiengineering.net
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2. The following was observed in unit 807
a. Crimpling of dry wall at ceiling location
b. Dry wall cracks were observed in the corridor at corners of door jambs of
units

3. The following was observed in unit 702
a. Crimpling of dry wall at ceiling location
h. Cracks in lanai slab and corrosion of lanai rail posts at incation of
embedment in concrete slab.
c. Dry wall cracks were cbserved in the corridor at cormers of door jambs of
Lnits

4. The following was observed in unit
a. Crimpling of dry wall at celling location
b. Dry wail cracks were observed in the corridor at corners of door jambs of
units

1. it was reported by the building manager that water had at one time leaked from the
roof into unit #1003

2. Alligator cracking pattern was observed in the roofing membrane (see photo 13)

3 In some areas roof membrane was damaged (see photo 14

Photos 13 & 14: Showing roof damage

Consutting Civil & Structural Engineers
1088 Bishop 5t., suiie 2506, Honolulu, Hawaii 96813 -~ Tel: (808) 533-2092 Fax: (808) 533-2059
Email: heg@hawailengineering.net
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Swimming Pool Deck

1. No damage was observed at the pooi deck.
2. Some damage was observed in the bottom left corner of the jamb of the door

leading to the pool area (see photo 15)

Photos 15: Showing damage to the jamb of the door leading o ihe pool area.

Conclusions & Recommendations:

The building in general is in a good condition. Most of the cbservations made related to the
structure are age and maintenance related. The Cracks observed in the building struciure
are minor and do not impact the integrity of the structure.

The builiding was designed under building codes that are less stringent in their design
requirements than the current building codes especially so in the area of lateral load
design. The seismic zone for design of buildings on Oahu was modified from zone 2 to
zone 2A in the early 90's. However, all struciures built prior fo the change are
grandfathered according to State of Hawali Laws. The lateral load resisting system of this
building has irreguiarities that warrant 2 more detajled analysis be made fo verify the
adequacy of the existing framing of the building to resist lateral loads. Our observations did
not reveal signs of structural distress related fo this condition indicating the building
structure has been performing well over the last 40 years.

Most of the damage observed in units is related ta crushing of dry wail or cracks in the dry
watls. The crushing happens whan the floor slabs deflect and the non bearing walls that are
supported by these slabs do not have the ability to accommodate the deflection. This is
non structural issue and can be addressed by repair of dry wall.

The water damage observed in the closet of unit #1003 should be investigated and the
condition corrected immediately as it can lead fo further damage if no action is taken,

Consuiting il & Structural Engineers
1088 Bishop 5St., suite 2506, Honolulu, Hawail 96813 - Tel: (808) 533-2092 Fax: (808) 533-2059
Email; heg@hawaliengineering.net
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The parking deck damage should be repaired under the supervision of a licensed engineer
by a qualified contracior. Also the issue of ponding of water on the decks shouid be
addressed either by keeping the water from coming to the deck or by having it removad
promptly through proper drainage. Allowing the water 10 pond on the deck can cause
damage to the concrete and the reinforcement of the structure.

The building will require remedial measures 10 repair concrete spalls in the concrete walls,
lanai edges and lanai raill posis. The extent of damage caused by corrosion of
reinforcement is difficult to estimate by visual observations alone. The full extent of the
damage can only be discovered once the repairs are undertaken. We recommend that
these repairs be done under the supervision of a licensed structural engineer by a licensed
confracior with experience in spall repairs.

Maintenance is important for the upkeep of the buildings. In general, the building is
structurally in good condition. The buildings should continue 1o perform well with regutar
maintenance.

This report does not address portions of the building other than those areas mentioned, nor
does it provide any warranty either expressed or implied for any portion of the existing
building. f there are any comments oF questions on any item above, please do not hesitate
in calling.

Submitted by:

Ather R. Dar, P.E., President
Hawaii Engineering Group, Inc.

Consufting Civit & Structural Engineers
1083 Bishop 51., suiie 2506, Honoluly, Hawaii 96813 ~ Tel: (808) 533-2002 Fax: (808) 533-2059
£mail: heg@hawaiicngineering net
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2/16/07

Peter Savio, President
Hawaiian island Development Co.

Subject: Pacificana Apariments CPR

Dear Peter:

A cursory visual only observation visit was conducted of the Pacificana Apartments,
1125 Young Street, Honolulu, Hawaii. The property managers furnished the team with

a copy of the design documenis. There were no approved-stamped Building
Department File copy, as-built Construction documents, change orders, soils report,
engineering calcs, specification and basis of design. No permitted plans for alteration or
renovation of either apartment areas or common areas were reported. This report
covers that which was observed in a sampling of typical apartments, and assumes that
the general observations made are pertinent to the building as a whole. No record of
alterations, additions, or renovations were reported, but should have been approved by

Building Permits.

The design and construction seen are similar to that found in apartment buildings in
Honoluiu's urban fringes. There are design elements that are “grand-fathered” and do
not meet the requirements of the current Building code. In some cases, building owners
should consider up-grading to the current standard immediately if health, safety, of
welfare is compromised. An example would be the opening in guardrails (currently 4™
maximum) and the height of the top rail (currently 3'-8” high). In other cases, the size
of alteration and renovation projects will require that the current standard be instituted,

Since the building was constructed, the building codes have been amended and other
governmental regulations have been added or changed. The fire sensor and alarm
system is one area where even when not mandatory, the latest requirements should be
presented to the ACAQC by the property management for their decisicn to upgrade the
safety provision or not. Recurring Fire Department inspection should be requested and
fire evacuation drills held pericdically,

The visual only observation visit did not include invasive or destructive testing, so the
extent of damage or deterioration if any was not able to be substantiated. The
existence of lead paint, asbestos, environmental toxic material, dirty air guality and
other problems was not observable., To address these items would require the
retainage of specialty inspectors, and this is rarely done without damage or injury being

447 Kaleimamahu Street ® Honolulu, Hawaii 96825 @ phone (808) 395-3744 * fax {808) 393.644]
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obvious to the residents and the property managers. The decision {o increase the ievel
of inspections and testing is a management decision of the building owners.

There are a few inspection that are readily available and commonly retained by
management. Preventative maintenance is generally accepted to be cost effective to
running to failure and undertaking repair at higher cost. These areas are roofing,
weatherstripping, caulking, flashing, protective coating, termite protection, gasketing, a/c
maintenance, concrete spalling, corrosion control and clean-up of algae growth on
walkways, servicing roof drains and keeping storm drains clean and clear.

The Pacificana Apartments and Atlas Building share parking driveways and utility
systems. Itis important to maintain easements that facilitate the proper operation and
service clearance to the shared items.

The upper floors have two exit stairways that from floors that have parking depend of
the parking driveways and ramps for one of the exits. This is a grand-fathered design
that no longer is permitted by the Building Code. 1 necessitates exit through another
occupancy and is not equal to a fire-resistive protected enclosure. Management effort
must enforce the clear lighted exit path and visibility of exit signs from all directions.

Storage of flammables was seen in a store room in a UL- listed cabinet. Ensure that
flammables and used rags are not stored outside the cabinets and that the room is
adeguately ventilated to prevent spontaneous combustion. Storage of chemicals

Observations in three apartments found the foliowing concerns:

» Apartment entry door at corridor must have 20 minutes fire resistance and label
visible. None seen.

« FElectrical convenience outiets in the kitchen and bathroom that are within 6’ of a
water source must be GFIC. None seen.

» Range must have fire resistant finish on the surrounding wall, such as ceramic
tile, plastic laminate, and sheet metal. Only partially provided, none on side wall.

s If 3 wall cabinet exists above the range, minimum 24" clear height must be
provided between the burner top and a metal range hood above.

» Bedroom windows must be sized for fire escape. Minimum clear height = 247
Minimum clear width = 20", Minimum net clear 5.7 SFE. The finished sill height is
44" maximum. Glass jalousie are acceptable If the above sizes are meet.

» Water damage was seen in one closet. Any water infiltration damage musi be
addressed for toxicity and further problems,

» The electrical outlet in the fight fixture is not GFIC and is a hazard.

o Washer/dryer outlet used with extension plug which is not GFIC.

» Portable dishwasher may drain info system that was not designed for every

apariment to possess a unit.

442 Kaleimamahu Strest ® Honoluly, Hawaii 96823 ® shone (808) 395-3744 ® fax (R08) 395-6441
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Toilet water cioset must be in a space with 30" clear with minimum 24" clear in
front of the water closet.

Shower surround must be hard impervious surface to height of 6",

Ceiling height must be 7’-6" minimum with projections not lower than 6°-8" high.
Bathrooms and halls may be 7°-0" high.

All rooms (except toilet with toilet exhaust) must have minimum 10% light and
5%, ventilation area in exterior wall based on fioor area of the room.

Lanal guardrail must be 42" high. Current opening in the guardrail is 4”
maximum. At the fime of construction the opening maximum may have been
larger.

Fire extinguisher not seen in proximity of range.

Electrical panels must have 3’ clear in front, not storage.

UL-approved hard wire smoke detector required just inside each bedroom door
and one outside in the hallway outside the bedroom doors.

Glass sliding door on lanai and for shower must have safety glass.

Windows with sill lower than 3'-8” must have a guardrail at 3'-6" high.

There are no ADA and FHA compliant apartments in the building. Occupants and guest
may not be able to access the building from the sidewalk or the parking garage.

In the commeon areas and parking areas the following concerns were cbhserved:

@

e @ 2 o % e &

Parking stalls may not have the 22’ clear in front as required by the zoning code.
There are no loading stalls.

There are no ADA compliant or van-accessible parking stall.

Exit signs are not lighted and are lacking in many areas.

Exit lighting on emergency battery or generator power lacking.

Ventilation of basement parking not seen.

Stair did not have reguired 44" clear width.

Exit vestibule doors must be 20 minute fire resistive and both door and frame
iabeled, provided with smoke gasket and draft protection, be self-closing and
oroperly identified with exit sign.

Stair enclosure door must be 90 minute fire resistive and both deor and frame
labeled, be self-closing and properly labeled with exit sign.

Handrail height was okay at 38" high but did not extend pass the last riser and
exceaded the spacing or projection from the wall.

The guardrail at the top parking level is 42" high but has 8" openings along its
entire length that children could fail through.

The roof has no scuppers and could pond if a big storm hits.

The roofing requires a better design. There is no coping, cant flashing, siope o
drain and roof drain capacity.

Pipe insulation may have asbestos.

No roof insulation.

447 Kzleimamahu Street * Honolulu, Hawali 96825 ® phone (808) 395-3744 © fax (808) 395-6441
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Corridor ceiling space may have asbestos.

Roof access hatch is locked to public access.

Door to elect panel room cannot be wood. Replace with a metal door and frame.

Guardrail over entry ramp next to electric panel room is only 3" high. Rebuild to

3-8" height.

« Trench drain at bottom of last driveway ramp to roof-iop parking deck may be
overwhelmed by a big storm.

» Penefratons between garage and residential area require fire separation
orotection.

» Doors to exit components and between use separation require fire rated

assemblies and have seif-closures.

The building will require an extensive design study if all apariments are allowed to have
their own window type or spli system a/c. The roof will have to be insulated, and all
glass windows and lanai doors must have insulating properties. The power would have
1o be increased to each apartment and sub-metered to aliow proper charging for
electrical usage. Condensate drain must be provided.

The above cursory visual oniy site observation report covers Architectural concerns
only. Separate reports for Structural Engineering, Mechanical Engineering, and
Electrical Engineering were made, but none have been cross coordinated or evaluated.
Destructive testing, laboratory testing, checks of approved permifs, un-permitted work,
zoning and special design district requirements, design review, cost studies, civil
engineering, site drainage and flooding, foundation and soils engineering, underground
utilities and systems, property line encroachments, environmental guality, indoor air
quality, water infiltration, mold, asbestos, lead paint , other toxic material, shoreline
requirements, setpack measurements, height requirements, street frontage and
sidewalk improvements, pool and water safety, landscape features, roofing, termite, and
traffic safety are not included. Any certifications required by governmental agencies are
authored by other and shall not raise the levei of visual observation on the site visit.
Observations are to the best of our knowledge. Compliance to latest codes and
grandfathered status must be ruled on by the Building Department. ADA and FHA are
Owner's decisions beyond our control and should be investigated by experts in the

respective fields.

The building has been well maintained and suits the intended use very well. As the
building ages, increased maintenance and replacement costs should be expected.

Yours truly,

Gyl ppmencils

Ernest M. Umemoto, AlA
4 pages fotal

447 Kaleimamahu Street * Honolul, Hawaii 96825 phone (808) 395-3744 ® fax (808) 395-6441
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Date: January 30, 2006

Project: Atlas Building - 1150 S. King Street
HDL # 06-010

Subject: Due Diligence Survey

The scope of work consists of surveying the existing electrical systems for compliance with the
current National Electrical Code (NEC) and also with the iatest Fire Codes and Building Codes.
This report will list the findings from this survey, bringing special attention to those items found to
be non-compliant with the current codes.

Electrical System:

The elecirical power for the building is furnished by the Hawaiian Electric Co. (HECO) and
primary metered by HECO. The meter number is 486842 and the metered demand has ranged
between 329 KW and 368 KW. The building fransformer, secondary distribution switchboard
and metering vaulis are located on the 2™ floor. The transformer for this building is rated 750
KVA, 4B0Y/277 volts, three phase, four wire and is owner-fumnished and maintained. The
transformer insulation Auid is Alnsuldurg, a non-PCB insulation material.

The secondary switchboard is integral with the transformer unit. The secondary voltage of the
transformer is 480Y/277 volts, three phase, four wire. The air-conditioning equipment, elevators
and the flucrescent lighting loads are served from this 480Y/277 volt distribution system. All
general power and receptacle loads are served at 208Y/120 volt via step-down dry type
transformers located at each floor. There is an electrical room located on each floor (2™ through
12% floors). The air-conditioning equipment is located on the roof level. The elevator machine
room is located on the basement level.

Telephone System:

A vertical-riser with telephone cabinets located at each floor is provided to furnish telephone
service for the office spaces. The main telephone cabinet is located on the first floor.

Fire Alarm System:

The existing fire alarm system is being replaced with an upgraded system fo meet the latest fire
code reguirements.

EXHIBIT 7



Comments regarding the above electrical systems:

At the present, there are no visual fire alarm devices located in the common areas,
including the public toilets, as required.

The existing manual fire alarm puli stations are mounted at +5' above finish fioor. The
new ADA code requires +42" above finish floor.

There is only one fire alarm bell on each flioor. This is located in the lobby.

The Electrical Rooms on each floor are not directly accessible from the lobby or corridor
{access is only available through the offices).

Considering the age of the building, the electrical eguipment is in fairly good condition
with the exception of the equipment located on the roof level where corrosion is 2 maior

problam,

The Eiectrical Rooms and the Electrical Vault on the 2" foor should not he utilized as
storage rooms. These rooms should be dedicated for use for its intended purpose as a

room for electrical equipment.

All major electrical equipment in the electrical rooms and Electrical Vauit shouid be
property identified with name plates or labeled.

All electrical panelboards should have their directories updated to reflect the current
conditions.

A copy of the building A0ne-Line Diagram@ should be prominently displayed in the
Electrical Vault.

All receptacies focated on the exposed areas of the roof should be GFCI protected and
the weatherproof covers replaced with NEC compliant covers.

Several flexible conduits serving the AC equipment are not rated for exposed to the
weather use. There no jacketing provided.

There is no stand-by generator provided for the emergency lighting, other emergency
loads and the elevator.

As noted earlier, the fire alarm system is being reptaced with an upgraded code compliant
system. The new system should address the comments made in this report.

The ovarall condition of the electrical system is acceptable, considering its age. The system has
been maintained in good condition, however, there are several items listed above that will

require attention.
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Date: December 6, 2005

Project: Pacificana Apartments - 1125 Young Street
HDL # 05-163

Subject: Due Diligence Survey

The scope of work consists of surveying the existing electrical systems for compliance with the
current National Elecirical Code (NEC) and also with the latest Fire Codes and Building Codes.
This report will list the findings from this survey, bringing special attention to those items found to
be non-compliant with the current codes.

Electrical System:

The electrical power for the project building is furnished by the Hawaiian Electric Co. (HECO} A
HECO transformer vault is located at the basement parking level and an electrical room is
jocated on the first floor. The secondary electrical power is master metered at the electrical
room and the power is distributed from this room at 208Y/120 volts, three phase, 4 wire. There
are distribution panelboards located on each floor above the fourth floor. There are 10 floors for
this building. Each apartment unit is provided with its designated main disconnect switch at this
distribution panel and each apartment unit is provided with its own panelboard. Thera is no
individual electrical metering provided for each apartment unit panelboard.

Telephone System:

A vertical-riser system is provided to furnish each apartment with telephone service. Each
apartment is furnished with a telephone outlet. The main telephone cabinet is located in the first

fioor electrical room.

Television System:

The television system was upgraded to provide cable service to each apariment unit. The
original riser system was abandoned in place. Each apartment unit is provided with its own

dedicated ielevision cable.

Fire Alarm System:

The existing fire alarm system consists of a single manual box station and two alarm bells on
each apartment unit floor. There are also manual box stations and alarm bells on the parking
levels and a smoke detector in each apartment unit. The main fire alarm control panel is located
in the first floor electrical room and the annunciator is located on the lobby level. The fire alarm
system is manufactured by Edwards Company.



Non-compliant items noted during the walkthrough:
These are items which are not in compliance with the present National Electrical Code (NEC),

Uniform Fire Code (UFC) and its amendments and the ADA code.

A Apartment Units;

There are no GFCI receptacies in both the bathrooms and the kitchens, as required by
the NEC.

The present NEC requires arc-fault circuit breakers for all bedroom circuits. These are
not provided.

The apartment panelboards are located in the broom or storage closets, which is a
violation of the NEC.

B. Common Areas:

There are no visual alarm devices in the common areas for the fire alarm system.

The elevator system does not have smoke detectors at the lobbies for the automatic
recail in the avent of a fire.

Only one manual pull station is provided at each floor. There is no pull station adjacent to
the makai exit stairwell.

There is no iiluminated exit sign for the makai exit stair.

The existing fire alarm system is outdated and cannot be upgraded to provide the latest
required fire alarm devices and features. Replacement parts probably weuld noi be
available. Also the panel door cannot be locked nor kept closed.

The fighting control panel relays are noisy and the door is missing a locking mechanism.

The panelboard directories are not properly labeled and identified. This is also the case
for the disconnect switches and breakers, as well as the relay cabinet. This would assist
the maintenance personnel in trouble-shooting the existing system. Also, it is highly
recommended that a laminated copy of the electrical one-line diagram and the riser
diagrams be kept in the electrical room.

As noted above, the deficiencies indicated are notin compliance with the current codes. 1tis
recommended that these be corrected to bring the building up to current code standards.

The overall condition of the electrical system is acceplable, considering its age. The system has
been maintained in good condition, however, the above items need attention.



PREPOSE ENGINEERING SYSTEMS INC.
1314 South King Street, Suite 1251
Honolale, Hawaii 96814
Phone: (868)591-8175
Fax: (808) 596-0479
E-mail: prepoze@verizon.net

Date: February i, 2006
Project: Atlas Building

1150 South King Street
Honolslu, Hawaii 96814

MECHANICAL DUE DILIGENCE REPORT

The project scope was to visually inspect the existing mechanical systems for a twelve story
office building with a penthouse at the roof level. The property was built in two phases. Phase |
was the Atlas building fronting King street and Phase 11 was Pacificana Apartments fronting
Young Street. The two buildings are connected by the parking structure. The basement of the
Atlas building is used for tenant parking. The office units are from the first through twelfth
floors and penthouse. The building is constructed of concrete and masonry and concrete roof
and floors. There is no insulation below the roof. The units office units are centrally air
conditioned. The building has a wet and dry standpipe systems and a fire sprinkler system for
the basement and upper floor parking levels only. The mechanical systems were visually
zssessed to their physical conditions and code violations. There was no destructive investigation

done of the mechanical systems.

The original design drawings were available for this report. The original design drawings are
reflects what was installed with some modifications.

AIR CONDITIONING SYSTEM

The air conditioning system consists of a water-cooled centrifugal chiller and cooling tower
located on the Roof with chilled water distributed to basically four air handling units on each

floor.

Chilled Water Plant;

The air conditioning system consists of two nominal 129-tons water-cooled chillers, and two (2)
close conpled end suction chilled water pumps and condenser water pumps and two cooling
towers. There is a small air-cooled packaged chiller on the roof that services the first floor
during after hours only. The existing chiller plant consist of the following equipment:

Chiller: Model: Carrier 19DG136

EXHIBIT 8
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Page 2 of 18
Refrigerant; R11
Nominal Capacity; 125 Tons
Cooling Tower: Model: Baltimore Afr Coil VXTN2650
After Hours Chiller: Durnham Bush AC30A
Chilied Water Pump: Grisweld, 1750 RPM, 15 HP

Condenser Water Pump: Tacuzzi RF75A003, 1730 RPM, 10 HP

The chiller model indicates that the unit was manufactured between 1969 10 1979 and uses a
refrigerant that is not environmentally friendly. Chloroflourocarbon R-11 refrigerant is not
manufactured today. For the age of the unit, the chuller is in geod condition. The chiller room 1s
small and has a vestibule to minimize noise fransfer to the adjacent penthouse unit. The building
has no back-up air conditioning.

Carrier Centrifugal Chiller

The zir cooled after hours chitler on the roof is old and the condenser coils are deteriorating and
may require replacement in the very near future.

Page 2
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First floor After Hours Chiller

Corroded Condenser Coil on After-hours Chiller

There is one close-coupled Griswold chilled water pump and it is in good condition. There is one
Jacuzzi condenser water pump and it is in good condition. The first floor after-hour chilled
water pump is i good condition. The pumps are in good condition and the insulation for the
pipes have been repaired with new fiberglass insulation. There was no unusual noise or vibration

from the pumps.

Page 3
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Chilled Water Pummp

Condenser Water Piping and Suction Piping

The cooling tower is in poor condition with corroded casing, basin fan wheels and squirrel cage.

The cooling tower is a forced draft type with centrifugal fans.

Page 4
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Cooling Tower Corroded Drift Eliminators

Chilled Water Plant Recommendations: We recommend that the chiller, cooling tower and
pumps be replaced with new and more efficient equipment. We recommend that the central
plant system be analvzed for systems improvement and energy efficiency before replacing the
existing components of the system. The analysis should include a life cycle costing of the
proposed system in lieu of the existing. The old chiller should be replaced with new water-
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cooled variable speed centrifugal or screw type chiller that uses “Green” R-134A refrigerant and

with Direct Digital Controls (DDC).
The cooling tower should be replaced in the near future. We recommend that a fiberglass type or
stainless steel metal tower of the induced draft design be used with two speed gear diiven motor.

The purnps should be replaced with varisble speed type pumps. Consideration should be given
for a back-up pump to be installed in the system.

The after hours chiller should be replaced or eliminated if the first floor does not use it, The
after-hours unit was for the restaurant that was located on the first floor.

Air Handling Unifs:

The air handling units are old and are the original units. There are three units in the ceiling and
one floor mounted unit located in a room that provides cooling for the northwest corner of the
building. The air handlers over the Men and Women’s restrooms provide cooling for the south
sides of the building and the unit over the corrider provides cooling for the northeast corner of
the building. The ceiling space is used as ceiling return air plenum. The perforated ceiling was
used as retumn air register. [t was noted that some return air registers were installed to unprove
the return air system. At the time of the survey, the ceiling units could not be inspected because
of the asbestos in the tile ceiling. The units range in size from 4 to 10 tons. We cbserved only
the floor mounted units. The unit was a Climatrol YBK046 with 7 HP motor. The unit was old

and needs replacement.

Old and Corroded Floor Mounted Air Handling Unit

There are existing fire dampers at duct penetrations at the corridor walls. Combination fire and
smoke dampers are required at the corridor wall penetrations with the current Uniform Building
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Codes. Duct smoke detectors are required in the supply duct for each unit that exceeds 2000
CFM.

The pipe insulation at the air handling units are flexible unicellular and fiberglass insulation and
visually in good condition.

Air Handling Unit Recommendations: Each air handling unit should be checked and replaced
if the unit drain pan and cooling coil is highly corroded. The units should have a return plenum
to directly return air to the unit from the hallway and not through the ceiling plemum over the
bathrooms to prevent moisture from the bathroom entering the ceiling space.

The outside air should be checked for required CFM and for air quality to provide positive
pressure within the building to keep water vapor from the outside from entering the rooms and
causing mole problems. The outside air intakes should be directly connected to the return side of

the fan coil unit.

New moisture resistant T-bar ceiling should be used under the fan coil units to provide for proper
access to maintain the units.

The chilled and condensate drain run out pipe from the risers should be reinsulated.

UV lights in the air handling units should be specified with the replacement units to alleviate
mole growth in the units and to keep the cooling coils clean.

Penthouse Alr Conditioning;

The penthouse is air conditioned with two 6-Tons of split air conditioning units. T he condensing
units are new and are located on the roof. The condensing units are in good condition. The
condensing units are Carrier 38AKS008.
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The penthouse two air handlers are located on the penthouse roof. They are the original units but
are in good condition.

The suction line nsulation is deteriorating in some areas.

Penthouse Air Handling Unit

Pzge 8
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Deteriorating Suction Pipe Insulation

Penthouse Air Conditioning Recommendations: The air handlers and condensing units should
be serviced. The refrigerant pipe insulation should be repaired and reinsulated. Metal jacket
should be provided over piping insulation.

Ductwork:

The existing ducts are constructed with sheet metal and internally insulated with fiberglass duct
liner. There is fiberglass ductwork in areas where ducts have been modified. The existing air
devices are dirty and in fair condition.

Duct Recommendations: Ducts should be checked and cleaned internally. Ductwork with
internal mold growth on the internal fiberglass should be replaced. Ducts that are modified
should be replaced with sheet metal ducts and external fiberglass insulation bianket.

Ducting the return air should be considered in lieu of the existing ceiling return air plenums.

Controls:

Thermostats should be replaced with electronic type thermostats and located meximum 48-
inches from the finish floor to meet ADA requirements. Thermostats should be the push button

type.

DDC or Direct Digital Controls should be considered during equipment replacements.
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Chilled Water Pipe Insulation:

The existing piping is insulated with fiberglass or flexible unicellular type insulation. There are
signs of deterioration throughout the building.

Deteriorating Chilled Water Pipe Insulation
Chilled Water Pipe Insulation Recommendations: Chilled water insulation should be
checked for deteriorations throughout the building. Repairs should be done immediately on the
deteriorated insulation. With the current insulation, there may be future problems if the chilled
water temperature is set at 44-degF if a new chiller plant is installed.

VENTILATION SYSTEM

Ventilation System:

The public restrooms are exhausted through exhanst fans with common exhaust risers up to
gravity ventilators located on the roof.
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Typical Restrooms Exhaust Fans

The restaurant hoed exhaust fan on the roof is in poor condition. The existing ductwork is not
welded therefore it is not an acceptable duct for exhausting grease-laden vapors. The fan is
corroding and discharges horizontally which does not meet Fire Code reguirements.
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Hood Exhaust Fan

Ventilation Recommendations: The restroom exhaust fans should be fully serviced.

Hood exhaust fan on the roof should be replaced with new fan that meets the current Fire Code
standards if the fan will be used for grease exhaust. Fan should be UL listed for grease laden
vapors and should be continucusly welded and the fan discharge should be upwards and the
point of discharge should be a minimum 40-inches above the roof.

The hood exhaust duct should be checked for conformance to the Uniform Fire Code. 1f the
ducts are not continuously welded the ducts should be replaced if the duct will be used to exhaust
grease laden vapors. The hood exhaust ducts shouid be cleaned from the hoods to point of
discharge. Grease laden ducts are a fire hazard.

PLUMBING SYSTEM

The plumbing system consists of the waste and vent sanitary system and water system and storm
drain system. The storm drain consists of vertical stacks and is collected in the basement.

Sanitarv and Storm Drain Svstem:

The sanitary and drain system is constructed witl cast iron waste and vent systems. The pipes
and fittings are of hub and spigot type and cast iron no hub systems. There are some ABS piping
in the basement parking which were used for repairs. The system is a gravily system with the
main sewer at the ceiling of the first and basement floor ceiling. The main sewer connects to
sewer laterals located on King Street. The piping is in good condition.
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There are two sump pump systems for the Basement floor drains and First Floor deck drains.
The sump pumps discharge to the curbside on King Street.

Basement Sump Pump

There 1s no grease trap for the former restaurant.

Sanitary System Recommendations: Repair corroded and leaking pipes with no-hub cast iron
piping. The sump pumps should be checked and serviced.

Water Svystem:

The domestic water system has a single pressure zone with a duplex boester pump system with a
Amtrol AST-180 Ex-trol tank. The booster pump system consists of two Aurora
7VC182TDRT6020, 5 HP, and 3450-RPM pumps. The pumps are in good condition.

The exposed pipes are hard drawn copper pipes.

The system is in fair working condition.
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Duplex Booster Pump system

There is a double check valve back flow prevention device installed for the property and is
located in the basement. The backflow device does not meet current City and county of Honolulu
standards. The Existing hose bibs did not have vacuum breakers as required by City of Honolulu

code requirsments.
Water System Recommendations: The water booster pump system is the original system:. The

pump should be replaced with a new pump duplex system with variable frequency drives to save
on energy. The system recommended is Grundfos vertical multistage pumps with VFD,

An approved reduced pressure backflow prevention device (RPBP) is required immediately after
the water meter. The existing RPBP should be tested and certified. A RPBP should be provided
for the irrigation system also.

Hose bibs shall be replaced with hose bibs with non-removable vacuum breaker,

Plumbing Fixtures:

Public Restrooms: The water closets are tank type and in fair condition. The lavatories are
countertop type and in fair condition. The urinal in the Men’s room is in fair condition. The
fixtures do not meet ADA requirements.
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Typical Urinal
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Tvpical Lavatory

Plumbing Fixture Recommendations: The plumbing fixtures do not meet ADA requirements.
Therefore in the ADA guest rooms the fixtures need to replaced with new fixtures meeting ADA
and low flow requirements. The water closets are in fair condition. Toilets should be cleaned
and polished and the toilet seats replaced with new. The supply valve and supply risers need to

be replaced with new supply assembly. When toilet fixtures are replaced we recommend that the
fixtures be replaced with low flow elongated type toilets.

The lavatories need to be replaced. The faucets are in fair condition and needs to be replaced.
The supply valves and risers need to be replaced with new supply assembly.

FIRE PROTECTION SYSTEM

Fire Sprinkler System: The building tower does not have an automatic fire sprinkler system.
The basement parking is fire sprinkled but shares the fire alarm riser with Pacificans Apartiments.
The fire alarm riser is located on the northeast comer of the Pacificana. The fire sprinkler system

for the basement is in good condition.

Fire Sprinkler Recommendations: The fire sprinkler system for the basement should be
checked for leaks and corroded pipe and fittings. Pendent heads should be replaced with upright
heads to minimize accidental damage to heads. The fire sprinkler system should be tested and

certified.
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Dry and Wet Standpipe Svstems;
There are existing Class I fire hose cabinets with fire extinguishers on each floor. The existing

wet standpipe system 1s connected to the domestic water system.

There is a dry standpipe system in the stairways. The dry standpipe fire department Siamese
connection is located on the North stairway of the building. The roof fire department connection

15 in good condition.

Standpipe Recommendations: A certification flow test should be done on the wet standpipe
system. The shutoff valve for the wet system should have 2 chain and lock to prevent tampering

with the valve.
The dry standpipe system should be pressure tested and certified.
The fire extinguishers should be tested and inspected.

The dry standpipe system shall be pressure tested. Tamper switches should be installed on the
required valves and connected to the fire alarm system.

Smoke Tower:
Smoke tower is required. One stairway has a naturally ventilated vestibule. The other stairway

that does not meet the requirements for a smoke tower should be labeled as not a fire exit.

GENERAL COMMENTS

The mechanical systems were visually observed to be fairly good condition and system were
generally maintained in good condition. Due to the age of the building and the systems and the
normal usage there will be future maintenance repairs that will be required. Because of
technology, the existing systems, such as the air conditioning system and booster pump system
should be replaced because of the operating and maintenance cost.

There were no destructive inspection done for this report. There was no record of the fire
protection equipment and the date it was last tested.

herefore we recommend that the Life Safety equipment be checked and repaired or corrected
immediately.

Because this report did not include destructive investigation and technicians to test equipment,
we recommend that the following additional services be retained to quantify equipment
remaining life and condition of equipment, cost of repair or replacement:

Air Conditioning Service Company: To check chiller compressors, heat
exchangers, and controls. Check every fan

coil unit. Report on temperatures and
pressures.
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Plumbing Service Company To check booster pumps and sump pumps,
And check point of discharge of sump
pumps. Check hot water boilers.

Fire Service Contractor Pressure test dry standpipe system, flow test
fire sprinkler system, test and certify wet
standpipe and extinguishers.

These techricians and or contractors should be independent from those that are currently
servicing the systems.

Building Maintenance Manager indicated that the building would be fire sprinkled in the very
pear future and is under design at that time. We recommend that they separate the basement fire
sprinkler system from Pacificana Apartiments into their new system.

Submitted By

Arnaldo Prepose, P.E.
Prepose Engineering Systems, Inc,
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Consulting Ol & Structural Englneers

April 18, 2006

Attn: Mr. Peter Savio, President
Hawaiian Island Development

Re: Atlas Building- Due Diligence
1150 South King St., Honolulu, Hi

Structural Engineering Observation Report

A site visit was held to note cursory observations of the Atlas Buitding on January 19, 2008.
The inspection involved a walk-through observation of the huilding structure.  The
observations were limited to the following areas only:

Basemeni

Parking Deck
Building Exterior

11" floor office areas
Roof

S

No calculations or testing of any kind was performed. Architectural, Mechanical, Electrical,
and other nonstructural aspects were not addressed. Compiiance of design with the
current building codes or the building code it was designed under was not checked,

A set of structural drawings produced by “Ernest H. Hara and Associates” was provided by
the Client for review. The drawings indicate the Structure was built in 1866. The set of
Structural drawings provided by the client indicated that the drawings were stamped by a
registered Professional Engineer Mr. Harold M. Tanimura.

The building comprises of a Basement, Lobby Levei with a Mezzanine, 2nd floor thru 12"
floor and a pent house level.

The building is a poured in place reinforced concrete structure supported on individual
spread foundations. The Basement consists of a 47 thick poured in place concrate slab
reinforced with welded wire fabric. The building framing consists of reinforced concrete
columns and beams for carrying the gravity loads. The lateral loads for the building are
carried by perimeter shear walls, stair well core and elevator shaft.

The mezzanine level of the building is framed with steel members and metal deck with
concrete topping. Typical parking deck consists of 4.5” thick poured in place reinforced
concrete slab supporied by pre stressed concrete joists spaced al 6'-6" oc

1088 Bishop St, suite 2506, Honolulu, Hawaill 96813 - Tel: (808} 533-20592 Fax: {808) 533-2059
Email: heg@hawailengineering.net
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Cbhservations:

Parking

1. Large cracks are visible in the parking isve! floor slabs at all levels.

2 Deterioration of concrete at the expansion joinis was chserved whare the nosing
angle is exposed and is showing advances stages of corrosion.

3. Hairline cracks were observed In numMerous locations

Photos 1 & 2: showing cracks in parking slab.

Photos 3 & 4: showing deteriorated expansion joint and hair line cracks.

Consulting Civil & Structural Engineers
1088 Bishop S5t., suite 2506, Honoluhu Hawail 96813 — Tel: (808) 533-2002 Fax: {(808) 5333-2059
Email heg@hawaliengineering.net
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Building Exterior

1. No damage or spalling was visible from the street level.

2. The fioor slab at the top of entrance steps has cracks.

3. There are cracks in the fagade panels located on the front elevation of the building

Photos 5 & 6: Showing cracks in the slab at entrance steps and fagade panels.

Building Interior

1. No damage was visibie in the lobby area
2. No damage was visible in the Mech. Room housing the elevator equipment.

3. Honey combing was observed in one area of the commercial kitchen located at the
lobby level.

4. Water leakage was observed in the room housing the air handler units on the 11%

floor of the building.

Photos 7 & 8: Showing honey combing in kitchen and water feakage on 11th floor.

Consutting Civil & Structural Engineers
1083 Bishop 5t, suite 2506, Honolulu, Hawali 06813 -~ Tel: (808) 533-2092 Fax: (808) 533-2059
Email: heg@hawallengineering.net
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Roof

Signs of ponding of water were observed on the penthouse level roof.

—_—

2. No damage was visible in the penthouse office area.
3. No damage was visible in the Chiller room.

4. The cooling tower frame is not secured to the supporting structure and the attached
pipes are leaking.

5. The old cooling tower support beam has a large crack running along the topside of
the beam.

8. The steel pipe railing on top of the concrete parapet is corroded at and damaged at
some locations.

7. Some of the supports supporting the mechanical pipes located on the top roof
above the penthouse are damaged.

Photos 11 & 12: Showing cooling tower support condition and leakage

Constiliing Civil & Structural Engineers
1088 Bishop $1., sulte 2506, Honoluly, Hawail 96813 - Tel: (808) 533-2092 FaX: {803) 533-2059
Email: heg@hawalicngineering.net



Atlas Building
Structural observation Report
Page Sof 6

Photos 13 & 14: Showing cracks in old cooling tower support beam and spall at hand rail
support connection.

Photos 13 & 14: Showing corroded hand rail pipe support and damaged pipe support.

Conclusions & Recommendations:

The building in general is in a good condition. Most of the observations made related to the
structure are age and maintenance related. The Cracks observed in the building structure
are minor and do not impact the integrity of the structure.

The building was designed under building codes that are less stringent in thelr design
requirements than the current building codes especially so in the area of lateral load
design. The seismic zone for design of buildings on Oahu was modified from zone 2 {o
zone 2A in the early 90's. However, all structures built prior to the change are

grandfathered according to State of Hawali Laws.

Consulting Civit & Structural Enginears
1088 Rishop 5t., suite 2506, Honolulu, Hawail 96813 - Tel (808} 5333-2092 Fax; (808) 533-2058
Email heg@hawaiiengineering.not
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The laterai load resisting system of this building has irregularities that warrant a more
detalled analysis be made fo verify the adequacy of the existing framing of the building fo
resist Izteral loads. Cur ohservations did not reveal signs of structural distress related to
this condition indicating the building structure has been performing well over the last 40

years,

The cracks in the parking structure and at the lobby enfrance should be repaired with epoxy
injection to keep moisture from getting to the reinforcement. All expose corroding steel
should be cleaned of any rust and repaired if necessary and the coated with a protective

coating.
The cooling tower should be bolted to the support structure,

All structural repairs should be done under the supervision of a licensed enginser by a
gualified contractor.

No damage was observed on the cutside face of the structure at the time of our
observations. Cracking and spalling of concrete are & common phenomenon in concrete
building in Hawali. This type of damage is sometimes not readily visible to the naked eye
from a distance. We recommend that a dloser inspection of building exterior be done o
uncover any damage that may be present on the building exterior.

Maintenance is imporiant for the upkesp of the buildings. In general, the building is
structurally in good condition. The buildings should continue to perform well with regular

maintenance,

This report does not address portions of the building other than those areas mentioned, nor
does it provide any warranty either expressed or implied for any portion of the existing
building. If there are any comments or questions on any item above, please do not hesitate

in calling.

Submitted by:

Ather R, Dar, P.E., President
Hawait Engineering Group, Inc.

Consulting Oivit & Structural Engineer
1088 Bishop 51, sulte 2506, Honolulu, Hawaii 86813 - Tel: (803) 533-2092 Fax: (808) 533-2059
Email: heg@hawaiiengineering.net



=p

ERNEST M. UMEMOTO AlA
Architect, inc.

2/18/07

Peter Savio, President
Hawaiian Isiand Development Co.

Subject; Atlas Building CPR

Dear Peter:

A cursory visual only observation visit was conducted of the Atlas Building, TMK: 2-4-
3:3 1125 Young Street, Honolulu, Hawail, The property managers furnished the team
with a copy of the design documents, There were no approved-stamped Building
Department File copy, as-built Construction documents, change orders, soils report,
engineering calcs, specification and basis of design. Copies of changes fo the lobby,
ground floor commercial spaces with mezzanine, and penthouse were seen, but these
also were not approved permit or as-built sets. This report covers that which was
observed in a sampling of a typical apartment, and assumes that the general
observations made are pertinent to the building as a whole. No record of alterations,
additions, or renovations other than noted above were reported, but should have been
approved by Building Permits. Normally, tenant built-out pians must be permitted and
approved by the landiord.

The design and construction seen are similar to that found in commercial and office
buildings in Honolulu's urban fringes. There are design elements that are "grand-
fathered” and do not meet the requirements of the current Building code. Insome
cases, building owners should consider up-grading to the current standard immediately
if health, safety, of welfare is compromised. An example would be the opening in
guardrails {currently 4" maximum) and the height of the top raif (currently 3'-8" high). In
other cases, the size of alteration and renovation projects will require that the current

standard be instituted.

Currently, the building must be designed as a high-rise with many special requirements
such as automatic fire sprinklers, fire sensors and alarm systems, emergency
annunciators and exiting systems and elevator controls. Recurring inspections by the
Fire Department are recommended. Fire evacuation drills are recommended.

The building would be subject to the Americans with Disability Act (ADA) many items
which must be retrofitted unless certain criteria exempt compliance. An ADA survey is
recommended. The presence of medical providers in the building makes mandatory

specific ADA provisions.

447 K aleimamahu Street ® Honotuly, Hawaii 96825 ® phone (808) 3935-3744 ® fax (808) 395-6441
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The visual only observation visit did not include invasive or destructive testing, so the
extent of damage or deterioration if any was not able to be substantiated. The
existence of lead paint, asbestos, environmental toxic material, dirty air guality and
other problems was not observable. To address these items would require the
retainage of speciaity inspectors, and this is rarely done without damage or injury being
obvious to the residents and the property managers. The decision to increase the level
of inspections and testing is a management decision of the building owners.

There are a few inspections that are readily available and commonly retained by
management. Preventative maintenance is generally accepted to be cost effective to
running to failure and undertaking repair at higher cost. These areas are roofing,
weatherstripping, cautking, flashing, protective coating, termite protection, gasketing, a/c
maintenance, concrete spalling, corrosion control and clean-up of algae growth on
walkways, servicing roof drains and keeping storm drains clean and clear.

The Pacificana Apartments and Atlas Building share parking driveways and utility
systems. Itis important to maintain easements that facilitate the proper operation and
service clearance to the shared items. The Atlas building parking tot can only be
accessed from Young Street. There is no access from pedestrians entering from Young
Street except to walk through the parking garage driveways.

The upper floors have two exit stairways that from floors that have parking depend of
the parking driveways and ramps for one of the exits. This is a grand-fathered design
that no longer is permitted by the Building Code. it necessitates exit through another
occupancy and is not equal to a fire-resistive protected enclosure. Management effort
must enforce the clear lighted exit path and visibility of exit signs from all directions.

Storage of flammables was seen in a store room in a UL- listed cabinet. Ensure that
flammables and used rags are not stored outside the cabinets and that the room is
adequately ventilated to prevent spontaneous combustion.Storage of chemicals

Observations in the upper office floors found the following concerns:
s Office Apartment entry door at corridor must have 20 minutes fire resistance and
label visible. None seen.
» Any glass in corridor walls must meet maximum size and fire-resistance
requirements.
» Any glass in doors or adjacent to doors must be of safety glass. Any penetration
of corridor walls must have fire-damper.
No penetration allowed in stairway walls.
Stair doors have special fire resistance requirements.
Corridor walls and demising walls between tenants must be fire rated.
Corridor walls must extend from floor slab to soffit of siab above.

e @0 2 e
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Entry doors and any door used by the public must have lever handles and
comply with ADA as to closer, space, and threshold.

Electrical convenience outlets that are within 6’ of a water source must be GFIC.
Toilet water closet must be in a space with 30" clear with minimum 24" clear in
front of the water closet.

Ceiling height must be 7'-6" minimum with projections not lower than 6-8" high.
Bathrooms and halls may be 7°-0" high.

Any guardrail must be 42" high. Current opening in the guardrail is 4™ maximum.
At the time of construction the opening maximum may have been larger.

Fire extinguisher 2A10BC with wall bracket required in each tenant space.
Electrical panels must have 3’ clear in front, not storage.

Windows with sill lower than 3'-6" must have a guardrail at 3'-6” high.

Corridor lacking in exit sign visibility in some directions.

Stairways are not clearly visible to corridor.

Emergency powered or battery supplemented exiting light fixtures in stairs, lobby
and corridors not seen.

Signage lacks ADA provisions.

Stair railing height and spacing to wall does not meet code requirements. Railing
does not extend pass the last riser.

Corridor ceiling tile is reported to have asbestos.

Window sill is lower than 3'-6” and requires the addition of a guardrail.

One AHU room had condensation dripping onto the floor. The insulation on the
chill-water piping needs fo be repaired.

The ground floor entry and lobby had the following concermns.

e

The handicap foilet (recently added since toilets on upper fioors do not have the
space to be altered to conform to ADA) did not have any ADA signs.

Exit signs are lacking in some directions.

The handrails on the grand stairway from the sidewaik to the lobby is larger than
required by code.

Signage lacks ADA provisions.

No ramp from sidewalk fo lobby.

Door from basement stair to stair from 2™ floor (leading to lobby) is lacking a
closer. An exit sign directing egress to the King Street exitis highly recommended
so the egress is not attempted through the parking garage.

Door from lobby to parking garage is not labeled and should not be held open
unless with a magnetic automatic closer tied to a fire atarm system.

Elevator is not ADA compliant.

Ceiling tile is reported to have asbestos.

In the common areas and parking areas the following concerns were observed:

@

Parking stalls may not have the 22’ clear in front as required by the zoning code.

447 Kaleimamahu Street * Honolula, Hawaii 96825 * phone (808) 395-3744 * fax (808) 393-6441
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There are no ioading stalls.

There are no ADA compliant or van-accessible parking stall.

Exit signs are not lighted and are lacking in many areas.

Exit lighting on emergency batiery or generator power lacking.

Ventilation of basement parking not seen.

Stair did not have required 44" clear width.

Exit vestibule doors must be 20 minute fire resistive and both door and frame
labeled, provided with smoke gasket and draft protection, be self-closing and
properly identified with exit sign.

Stair enclosure door must be 90 minute fire resistive and both door and frame
iabeled, be self-closing and properly labeled with exit sign.

Handrail height was okay at 38" high but did not extend pass the last riser and
exceeded the spacing or projection from the wall.

The guardrail at the top parking level is 42" high but has 8" openings along iis
entire length that children could fall through.

Trench drain at bottom of last driveway ramp to roof-top parking deck may be
overwhelmed by a big storm.

Parking driveway surfacing is worn on the top open driveway.

Clevator machine room cannot have storage in it.

Abandoned kitchen space on ground floor ewa- mauka commercial area cannoci
be brought back into kitchen use without extensive exhaust, hood sprinkler and
grease trap rebuild. Plumbing should be secured from leakage.

Building maintenance closet had fiammable cabinets. Diligence is require that
oily rags, paint, lammables and toxic items are not stored in the closet outside of
UL labeled cabinets.

Penetration in use separation such as between the parking garage and the office
areas must be protected.

Doors between parking areas and exit componenis and use separation area
must be fire rated and self-ciosing.

The following concerns were noted of the penthouse and roof:

2
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The tenant of the penthouse has a key to access their spaced through the ewa
stairway. A chain-link fence between the stair and their door is recommended so
that the tenant and their guest do not have free access 1o the roof (parapet is
high enough but the openings are larger than the code aliows).

Roof drains needs cleaning.

The cooling tower has vegetation growing on top which needs to be eradicated.
There are no scuppers, but drain holes are provided on the makai roof.

A roof drain is partially blocked by piping from other mechanical equipment. 1t is
important that roof drainage of proper capacity be provided.

Roof-top mechanical equipment on loose wood curbing open to damage by high
winds. Without vibration dampers, vibration could damage the roofing.

Concrete spalling on parapet needs repair.

4472 Kaleimamahu Street ® Honolulu, Hawaii 96825 ¢ phone (808) 395-3744 ® fax (80%) 395-6441
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The property manager has several projects under design that will address some of the

above concermns:
s A new fire alarm system.
» Retrofitting the building with fire sprinkler system.
e Adding a ramp fo address ADA access from the sidewalk to the lobby.

The above cursory visual only site observation report covers Architectural concerns
only. Separate reports for Structural Engineering, Mechanical Engineering, and
Electrical Engineering were made, but none have been cross coordinated or evaluated.
Destructive testing, laboratory testing, checks of approved permits, un-permitied work,
zoning and special design district requirements, design review, cost studies, civil
engineering, site drainage and flooding, foundation and soils engineering, underground
utilities and systems, property line encroachments, environmental quality, indoor air
quality, water infiltration, mold, asbestocs, lead paint , other toxic material, shoreline
requirements, setback measurements, height requirements, street frontage and
sidewalk improvements, pool and water safety, landscape features, roofing, termite, and
traffic safety are not included. Any certifications required by governmental agencies are
authored by other and shall not raise the level of visual observation on the site visit.
Observations are to the best of our knowledge. Compliance to latest codes and
grandfathered status must be ruled on by the Building Department. ADA and FHA are
Owner's decisions beyond our controf and should be investigated by experts in the

respective fields.

The Atlas Building has been well maintained and suits the intended use very well. As
the building ages, increased maintenance and replacement costs should be expected.

Yours truly,

Gonstrd prenits™

Ernest M. Umemoto, AlA

5 pages total
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