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DESCRIPTION OF HONOKEA WAVE PARK (KAPOLEI) SERIES 

  
 
Summary Overview 
The Honokea Wave Park (Kapolei) Series of the Company (“Honokea Wave Park (Kapolei) 
Series”, “us”, or “we”) has been established to enable Investors to participate in the ownership 
of a Hawaiian surf-themed, mixed-use resort attraction anchored by a man-made 6-acre 
surfing cove located in Kapolei, Honolulu County, Hawaii (the “Property”). The Property will be 
developed, owned, and operated by Honokea Kalaeloa, a Delaware limited liability company 
(the “Joint Venture” or “JV”). The JV is managed by HK Management, LLC, a Hawaii limited 
liability company (the “JV Manager” or “Property Partner”), which has broad authority to 
make decisions on most JV actions. On July 5, 2022, we entered into a contingent purchase 
agreement (the “PSA”) to acquire a newly-issued minimum 4.76% to a maximum 9.52% 
preferred membership interest in the JV (such interest, the “Asset”) for a purchase price 
ranging from a minimum of $100,000 to a maximum of $200,000. 
 
The Property Partner intends to use the proceeds of this Offering to capitalize the Property’s 
predevelopment budget, which would pay for predevelopment activities to include acquiring 
a long-term land lease from the Hawaii Community Development Authority (HCDA) and 
paying for entitlements and approval of construction permits at the Property site, located on 
9.1 acres at the northwest quadrant of Coral Sea Road and Long Island Street, Kapolei, Hawaii. 
Upon completion of the 18-22-month predevelopment phase, the Property Partner intends 
to capitalize the Property’s projected $155 million development and construction budget 
with a combination of debt, equity, and special purpose revenue bonds issued by the Hawaii 
State Legislature. 
 
Upon completion of the 12-14-month construction phase, the Property will be comprised of a 
large outdoor surfing lagoon utilizing Wavegarden Cove technology, which can deliver wave 
heights of up to 7-8 feet. The attraction is suitable for all levels of surfing ability, and can 
accommodate high level competitions, television, and film industry opportunities. The 
Property Partner also intends to include a surf village, overnight bungalows, retail, and 
additional amenities such as a rock-climbing wall, skate park, multi-level ropes course, beach 
volleyball, BMX track, walking trail, and a dry play area for children. 
 
Honokea Wave Park (Kapolei) Series: 

1. Property Name: Honokea Kalaeloa, LLC  
2. Address: approx. 9.1 acres on the northwest quadrant of Coral Sea Road and Long 

Island Street, Kapolei, Honolulu County, Hawaii   
3. Year Built: new development, 2024 estimated completion  
4. Minimum Investment: $1.00  
5. Property Valuation at Stabilization: $152,179,274  
6. Total Offering: $214,000  
7. Number of Shares: 214,000  
8. Price Per Share: $1.00  

 
   
Area Overview 
The Property is located in Honolulu County, Hawaii, within the Urban Honolulu, Hawaii 
Metropolitan Statistical Area (MSA). The project site is in an unincorporated area of west 
Oahu, just east of Kalaeloa Airport and about one mile inland from the beach. It will occupy a 
portion of the former Naval Air Station Barbers Point, which closed in 1999. The site is within 
three miles of the master-planned community Kapolei, the second most populated area on 
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the island of Oahu. Honokea is also about three miles from Interstate H-1, the main highway 
connecting Kapolei to Honolulu. 
 
Kapolei’s population was estimated at 44,969 in 2019 and has seen significant growth since 
2000. Honolulu County had an estimated ~1.5 million people in 2019, growing 6.6% since 2010. 
At all geographic levels, the area is projected to continue gaining population.   
 
Shopping is a frequent travel activity among domestic leisure travelers. The Property is 
approximately two miles from Ka Makana Ali’i, a large mixed-use development. It includes 1.4 
million square feet of retail, dining, entertainment, hotel, and office use, anchored by Macy’s. 
The site is also five miles from Kapolei Commons, anchored by Target, OfficeMax, T.J. Maxx, 
and a Regal movie theater. The Home Depot and Costco, as well as numerous restaurants 
and service providers, are also within minutes.   
 
 
Tourism and Recreation 
Hawaii’s leading industry is tourism. In 2019, Oahu had about 6.2 million visitors. About two-
thirds of all visitors were repeat travelers to the island. Nearly one third of all tourists are from 
outside the United States. Tourism grew for ten straight years prior to the global Covid-19 
pandemic.   
 
Recovery from Covid-19 has been steady. Through the first four months of 2022, there were 
1,406,493 visitors to Oahu compared to 1,954,398 visitors (-28.0%) in the first four months of 
2019. For the first four months of 2022, total visitor spending was $2.48 billion compared to 
$2.60 billion (-4.3%) in the first four months of 2019. April 2022 was the 12th consecutive 
month in which visitor arrivals from the continental U.S. surpassed the same month’s level in 
2019. Daily spending by U.S. visitors increased by 24.5 percent. The island anticipates the 
pending return of Japanese visitors (a key market), which have lagged behind US visitors. 
 
Oahu offers several natural and man-made attractions for visitors to enjoy. Prominent 
attractions include: Makaha Beach Park, the Ko Olina Resort complex, Wet ‘n’ Wild Hawaii, 
the Hawaii Railroad Society Museum, and Coral Crater Adventure Park. Oahu is home to the 
iconic Waikiki Beach, Ala Moana Beach, Hanauma Bay, and Sandy Beach Park. Lastly, Oahu 
also offers a wide variety of museums, landmarks, and commercial attractions such as the 
Dole Plantation, Sea Life Park Hawaii, Waikiki Aquarium, the Polynesian Cultural Center, 
Honolulu Zoo, Atlantis Submarines, and the USS Arizona Memorial at Pearl Harbor.   
 
 
Acquisition 
On July 5, 2022, we signed the PSA which enables us to acquire a newly-issued minimum 
4.76% to a maximum 9.52% preferred membership interest in the JV (such interest, the 
“Asset”) in exchange for a purchase price ranging from a minimum of $100,000 to a 
maximum of $200,000. The PSA is contingent on a number of factors, including a minimally-
subscribed offering by Honokea Wave Park (Kapolei) Series of at least $107,000 and no more 
than $214,000 during a 180-day offering term following Reg A+ qualification by the 
Commission. If the contingencies are satisfied or otherwise waived by the parties, then the 
Company will issue to Honokea Wave Park (Kapolei) Series the Asset in exchange for a capital 
contribution of the purchase price. 
 
 
Property Capitalization 
Concurrent with this Offering, the JV has raised $1,300,000 and is simultaneously raising up 
to $2,100,000 in an exempt securities offering pursuant to Rule 506(c) of Regulation D of the 
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Securities Act of 1933, as amended. The following sets for the Pre-Money and Post-Money 
capitalization of the JV: 
  
 

Cap Table: Pre-Money 
  Contributed Capital Preferred Membership % 
Honokea OZ Fund, LLC $1,300,000 100.00% 
Total Up to $2,100,000 100.00% 
  

 
 

Cap Table: Post-Money – Maximum Raise 
  Contributed Capital Preferred Membership % 
Honokea OZ Fund, LLC Up to $1,900,000 90.48% 
Rhove Real Estate 1, LLC 
– Honokea Wave Park (Kapolei) 
Series 

Up to $200,000 9.52% 

Total Up to $2,100,000 100.00% 
 
  
Property Value 
The Property Partner is currently in exclusive negotiations with HCDA to obtain a long-term 
lease on the land, and based on precedent, anticipates that the initial term of the lease would 
be for 25 years with one additional 10-year option, and rent would range of $800,000 to 
$1,000,000 annually. As of June 6, 2022 the total project cost is estimated at $152,179,274. The 
Property Partner anticipates completing the predevelopment phase within 18-22 months, 
followed by a 12-14 month construction timeline, for target construction completion in June 
2024. 
 
 
Opportunities 
The Managing Member has identified the following opportunities and market factors 
(“Opportunities”) that may positively impact the current and future value of the Property. 
  

1. According to Market Watch, the growth of the Amusement and Theme Park Market 
over the next five years will be a 3.6% compound annual growth rate (CAGR) in terms 
of revenue and global market size. However, Business Research Company expects the 
amusement park market to grow from $70 billion in 2022 to $153.48 billion in 2026, a 
CAGR of 21.7%.  

2. Global Newswire estimated the global surfing market to be at $4.0 Billion in the year 
2022 and projected the size to reach $4.8 Billion by 2027, a CAGR of 4%.  

3. In 2019, The International Surfing Association claimed around 35 million people surf 
worldwide and forecasted a rise to 50 million by 2020.  

4. Aquatics International reported 17 surf parks currently open globally, including 1 in 
Africa, 3 in Asia, 5 in Europe, 1 in the Middle East, 5 in North America, and 2 in Oceana. 
Another 47 parks have been proposed or are already in the planning and construction 
stages.  

5. Surfing made its Olympic debut at the Tokyo 2020 Olympics (held in 2021 due to Covid-
19 pandemic). The waves for the competition were considerably less than ideal, 
making wave parks a potential option for future competitions. Even without official 
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events, competitors will likely use man-made surf parks to optimize their training 
sessions.  

6. Given the site’s location and the television and film industry presence on Hawaii, 
additional revenue streams can be developed for video production.   

7. The Property Partner has also identified additional potential revenue streams, yet to be 
factored into their pro forma (or investment returns), which include:  

a. Naming rights of the Property  
b. Wedding events  
c. Digital and physical signage advertising for partners, local vendors, local 

businesses, etc.  
d. Major event ticket sales, concessions, and television revenues  

8. While the Managing Member has identified these opportunities, the Managing Member 
does not guarantee that any forward-looking statements will come to pass, nor can 
we guarantee that any such opportunities will positively impact the current and 
future value of the Property.    
 
 

Risks 
In addition to the Risk Factors, the Managing Member has identified these Risk Factors 
specific to Honokea Wave Park (Kapolei) Series: 
 

1. The JV Manager has broad authority to make decisions on most JV actions. Although 
certain major decisions are subject to the affirmative vote of 67% of the Preferred 
Members, we will hold a minority preferred membership interest in the JV. Therefore, 
Investors will substantially rely on the business judgment of the JV Manager to 
achieve predevelopment and development goals, and on judgement of the other JV 
members to approve or reject proposed JV Manager actions on major decisions (as 
described in “JV Operations,” below). Investors should consider the possibility that the 
actual performance of the Property may not achieve targets, which could result in 
significantly lower returns, and a loss of some or all of their investment.  

2. Current local municipal regulations do not allow for operations of overnight 
accommodations at the Project. The Property Partner is pursuing a waiver process, 
but the elimination of overnight accommodations could reduce revenues by 6%, 
thereby reducing expected IRR and Cash on Cash returns.  

3. Should the overnight accommodations be approved, the Property Partner has a 15% 
occupancy premium over current market averages identified by an independent 
third-party contractor. The premium is attributed to perceived higher valued 
amenities. Attainment of this premium is unproven and failure to do so will reduce 
revenues and investment returns.  

4. The initial project cost estimate is $85 million but rising costs have driven the total to 
$155 million. Given the two-year development timeline, potential construction delays 
and cost overruns could negatively affect expected returns. Conversely, rising interest 
rates may constrict the construction industry, stabilizing the costs and even create 
more favorable pricing as the number of available projects declines.  

5. An independent study commissioned by the Property Partner and conducted by Hotel 
& Leisure Advisors (H&LA) in 2020 estimated 585,000 visitors per year. The Property 
Partner plans to commission a second updated study by H&LA. The annual visitor 
estimate is a critical variable affecting Investor returns. Any change in estimated 
counts or a variance with actual figures could be severely impact cash flows and 
returns.  

6. Expenses are projected to increase by 1.5-3% year. Inflation in May 2022 was the highest 
in 41 years. Should this trend continue, the projected rate of expense increase is likely 
too low, overstating earnings and reducing investment returns.  
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7. The H&LA study cited an average Gross Margin for retail sales between 40-60%. The 
Property Partner used 40%, essentially matching best in class performance. Failure to 
do so will increase expenses, decrease profits and investment returns.  

8. Colliers reports an average retail rent of $51/sf at the end of 2021. The Property Partner is 
projecting $140/sf. Failure to achieve these rents will negatively affect revenues and 
returns.  

9. The Property Partner is projecting better than average COGS due to “large kitchen” 
efficiencies and expected increased buying power. Failure to achieve these 
efficiencies will increase expense projections and lower expected returns.  

10. Several material agreements have yet to be executed, including: Construction, Land 
Lease, and Loan Commitments/Lending. Should these agreements be signed at rates 
higher than the projected expense levels in the pro forma, Net Income and expected 
investments returns could be significantly impacted.   

11. The Property Partner is responsible for the performance of management services to 
the JV; however, the Property Partner does not have prior experience managing a 
Property of this size and scope. The experience of the individual owners of the 
Property Partner includes ownership of an Open Table Top 10 restaurant on Oahu, 
food and beverage management of Four Seasons Resort properties, commercial 
leasing of $10,000 sf on Oahu, supervision of $3 billion in Pacific construction projects, 
and the surf industry’s top expert in surf training and water safety.  

12. Covid-19 and its variants are still a factor. According to Becker’s Hospital Review, 
Hawaii was ranked 4th for states with the most Covid-19 restrictions in 2021. Future 
pandemic threats could severely impact revenue and investment return projections 
for the Property.  

13. The Managing Member does not make any claims with regards to the actual current 
or future valuation of the Property. Rather, we seek to explore a conservative and 
holistic evaluation of the potential performance. This informs a sensitivity analysis that 
we use to communicate the range of potential risks of investing in the asset and 
better understand the impact to returns if the appreciation, rent and occupancy goals 
set forth by the Property Partner are not met.   

 
  
Management 
The Property Partner/JV Manager was founded in 2016 by Kenan “Keno” Knieriem and John 
Kojima. Mr. Knieriem was born and raised on Oahu, Hawaii, grew up surfing, has been 
dedicated to creating a healthier planet and communities with real estate for at least nine 
years. He graduated from the United States Naval Academy and left the Navy as a Lieutenant 
Commander where he focused on nuclear submarine project management and is a Navy 
Salvage and Diving expert. Mr. Knieriem managed large, complicated submarine overhauls 
and led teams of 200 people in response to global salvage operations for the Navy on four 
continents. With Honokea, Mr. Knieriem has worked on developments in almost 27 states 
also creating Treehouse Coworking, Tap In Studios & Makai Festival. As Chief Responsibility 
Officer, Mr. Knieriem provides the vision and passion to develop the Honokea surf park brand 
across the U.S. sharing his love of surfing in an authentic Hawaiian way. He leads the 
Honokea team in the design, development, construction, and eventual operations of these 
surf-centric outdoor recreational facilities. 
 
As Chief Financial Officer, Mr. Kojima provides the role of financial controllership, financial 
reporting, and risk management, including stewardship of cash proceeds, construction 
accounting, and establishing the financial processes for information technology and park 
operations. Prior to founding HK Management, Mr. Kojima was the CFO for Atlantis 
Submarines in Hawaii for over 15 years managing the financial team for three locations within 
the state. He managed the finance and risk management for 5 submarines, a large dinner 
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cruise yacht, and a variety of outdoor activities from snorkeling to food and beverage; total 
annual revenues of $40-50MM. Mr. Kojima is previously CFO for Hilo Hattie, at the time, 
Hawaii’s largest tourism retailer and wholesaler in the state. In total, Mr. Kojima brings over 
20 years of experience in the development of consumer and customer service strategies in 
the entertainment and tourism industries, and 38 years of business and financial experience. 
 
The LLC Agreement of the JV provides that the JV Manager is entitled to certain fees for 
services performed, including: (a) an asset management fee in an amount equal to 1.0% of all 
capital contributions received by the JV; (b) a developer fee in an amount equal to 4.5% of the 
Property’s development and construction budget; and (c) a property management fee in an 
amount equal to 4.0% of the JV’s gross revenues. Additionally, the JV Manager is entitled to 
receive 10% of net cash from operations until the investors have achieved an 8.0% annual 
compounding preferred return, increasing to 60% thereafter. In contrast, the JV Manager is 
not entitled to receive a 60% share of net capital transaction proceeds until the investors 
have achieved a 20.0% internal rate of return. 
 
 
JV Operations 
The Property is owned and operated by the JV, which is managed by the Property Partner/JV 
Manager. Pursuant to the Limited Liability Company Agreement of the JV, as amended (the 
“LLC Agreement”), JV Manager has the full and exclusive right, power, and authority to 
conduct the business and manage the affairs of the JV. The JV Manager may appoint and 
delegate authority to officers of the JV and will serve until its resignation. No vote or approval 
of the JV members other than the JV Manager is required for the JV to take most actions; 
however, certain major decisions are subject to approval by at least 67% of the preferred 
members, including (1) amending the Certificate of Formation or the LLC Agreement in a 
way that would result in a material adverse impact on the economic or voting rights of the 
preferred members; (2) engaging in affiliated transactions on terms that are not 
commercially reasonable; and (3) upon the JV Manager’s “bad actor” disqualification under 
Rule 506(d)-(e) of the Securities Act, removal of the JV Manager and appointment of a 
successor JV Manager. 
 
Compensation and Expenses 

• Sourcing Fee: We will pay our Managing Member a sourcing fee equal to $2,000, not to 
exceed 1.0% of the Initial Offering unless all or a portion is waived by our Managing 
Member in its sole discretion.  

• Asset Management Fee: We will pay to our Managing Member an annual management 
fee in an amount equal to 1.0% of purchase price as of the end of the preceding 
calendar quarter, unless waived in whole or in part by the Managing Member in its 
sole discretion.   

• Other Expenses.   In addition to the Sourcing Fee and Asset Management Fee, we will 
bear the cost of the Brokerage Fee (up to 2.0% of the Initial Offering Proceeds), 
Offering Expenses (up to 3.0% of the Initial Offering Proceeds), Acquisition Expenses, 
and Operating Expenses.  

 
 
USE OF PROCEEDS FOR HONOKEA WAVE PARK (KAPOLEI) SERIES 
The following table presents summary information regarding our intended use of Offering 
proceeds, assuming this Offering is fully-subscribed. The Offering proceeds will be deposited 
into the bank account of the Series, and following reduction for applicable fees and expenses, 
used to purchase the Series Asset from the JV.  The table below does not reflect Cash Reserve 
(6) or Operating Expenses (7). 
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Use of Funds Total % of Offering 

Brokerage Fee (1) $4,000 2.00% 

Acquisition Cost (2) $200,000 93.46% 

Offering Expenses (3) $6,000 3.00% 

Sourcing Fee (4) $2,000 1.00% 

Asset Management Fee (5) $2,000 1.00% 

Total $214,000 100.00% 
 
  
(1) The Company will pay Dalmore Group, LLC (“Dalmore”) a cash success fee equivalent to 2% 
of the gross proceeds raised in the Offering. Dalmore may engage the services of additional 
FINRA member broker-dealers as part of a selling group, and those additional broker-dealers 
may be paid additional fees to those disclosed herein. Should such additional broker-dealers 
be engaged, an amendment or supplement to this Offering Circular will be filed disclosing 
the additional fees. Dalmore is not an underwriter and will not be paid underwriting fees but 
will be paid service fees. See “Plan of Distribution.”  
  
(2) Acquisition Cost: The purchase price for the Asset ranges from a minimum of $100,000 to 
a maximum of $200,000. Additionally, this Series will pay or reimburse the Managing 
Member for all costs, fees, and expenses incurred in connection with the investment in and 
acquisition of the Asset.  
  
(3) Offering Expenses: We will pay or reimburse our Managing Member up to $6,000, not to 
exceed 3.00% of the purchase price, for all fees, costs, and expenses incurred in connection 
with our organization and this Offering, which may include underwriting, legal, accounting, 
escrow, evaluation, discovery, investigation, including brokerage and sales fees and 
commissions (but excluding any Brokerage Fee), appraisal fees, research fees, transfer taxes, 
third party industry and due diligence experts, bank fees and interest (if the Series Asset was 
acquired using debt prior to completion of the Initial Offering), transportation costs 
including, travel and lodging for business purposes, marketing costs and expenses incurred 
in connection with promoting the Offering, technology costs, photography, videography, and 
other expenses in order to prepare the profile for the Series Asset to be accessible to 
Investors via the Rhove Platform, and similar costs and expenses incurred in connection with 
the identification, evaluation, negotiation, investigation, compliance costs, including any blue 
sky filings required in order for The Washington (Sandusky) Series to be made available to 
the Investors in certain states, and other acquisition expenses that are not otherwise 
included in the Acquisition Costs.  
 


