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This summary containg 8 genacral description of the changes, I any, made by the deveioper since the last public
report was issued. R is not necessarily all inclusive. Prospective buyers should compare this public report with the
earfier reports # they wish 10 know the specific changes that have been made.

{ X] No prior reports have been issued by the Commission,

{ ] Changes made are as follows:
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weNERAL INFORMATION ON CONODOMinIUMS

A condominium is 8 special form of real property. To create a condominium in Hawad, the requirements of
Hawai's “Condominium Property Act™ (Chapter 5§14A, Hawas Revised Statutes) must be followed.

¥ you are 8 typical condominium apartment owner, you wil have two kinds of ownership: (1) ownership in your
individual apartment; and (2) an undivided interest in the common elements.

Common elements are the areas of the condominium project other than the indivdual spartments. They are
owned jortly by all apariment owners and include the land, ether in fee simple or leasehold, and those pants of the
buikding or buildings intended for common use such as foundabons, columns, rools, halls, elevators, and the like. Your
undivided interest in the common slements cannot be separated from ownership of your apartment.

h.ormoondominiwnpmiocts,wmoooﬂwmotemmu&oromodfamoxdusiwuudmowmd
cectsin spartments. These common elements are called kmied common elements and may include parking stals,
patios, lanais, trash chutes, and the kke.

You will be entitied to exclusive ownership and possession of yowr apartment. Condominium apartments may
be indhvidually bought, sold, rented, morigaged, or encumbered, and they may be disposed of by will, gift, or operation
of law.

Your apartment will, however, be part of the group of apariments that compnise the condomenium project. Study
the Dectaraton, Bylaws, and House Rules. Thess documents contam important information on the use and occupaxy
of spartments and the common elements as well as the rules of conduct for owners, lenants, and guests.

Some condominium projects are leasehold. This means that the land or the building(s) and other improvements
are leased 10 the buyer. The lease for the land usually requives that at the end of the lease term, the iessees
(spartment ownerenant) deliver their interest in the land to the lessor (iee property owner). The lease aiso usualy
requires that the lessees either (1) convey o the lessor the building(s) and other improvements, inCluding any
improvements paid for by the lessees; or (2) remove or dispose of the improvements. The leases for indwidual
apartments often require that at the end of the lease term, the lessee dedver 10 the lessor the apartment, including any
improvements placed in the apartment by the lasses.

Qoergtion of the Condominiym Project

The AsSsSoCiation of Aparument Owners i the enuty Tvough which aparment owners Mmay ke action with regard
o the administration, management, and operation of the condomunium project. Each apartiment owner is automatcally
a member of the Association.

The Board of Drectors is the goveming body of the Associgtion. Unisss you serve 38 3 board member or an
officer, Or are on a comemittee appointed by the boerd, your participation in the administration and operation of he
condominium project will in most cases be fimited (0 your nght to vote as an apartment owner. The Board of Dwectors
and officers can take certain actions without a vote of the owners. Some of these actions may significantly impact the
quality of ife for all apartment owners.

Untd there is a sufficient number of purchasers of apartments 10 elect a majority ol the Board of Dwectors, t s
ikely that the developer will effectively control the affairs of the Associaton. R is frequently necessary for e
developer to do 30 dunng the earty stagaes of development and the developer May reserve centan special nghts to do
s0 in the Declaration and Bylaws. Prospeciive buyers should undersiand that R i8 vitalty imporiant 10 ak apartment
owners that the transition from developer 10 owner control be accomplished in an orderty manner and in a spuit of
cooperation.



IMARY OF THE CONDOMINIUM P1  ECT

be Conveyed to Buyer.

interest ©
X ] Fee simple interest in an apartment and an undivided feehoid nierest in the COMMON slements.
]
]

{
| Leasehoid interest in an apartment and an undivided isasehold nterest n the common elements.
(

Fee simpie nterest in an apariment and an undivided leasehoid nterest N the common elemaents.

Types of Project

1. [ X] New Buiding(s) { | Conversion
[ ] Both New Buiding(s) and Conversion
2. | ] Residental [ ] Commercal
[ X] Mixed Residenval and Commercial
[ ] Other :
3. [ X] High Rise (5 stones or more) { | Low Rise
4. | ] Single or [X ] Multiple Buildings
5. Apartment Description  See Attached Exhibit "A".
Aot Net
Type Quantity _BRBamn tmng Aes (M) LanaPabg (3)
Total Apartments:

Net Lwving Ares 13 the loor area of the apartment measwed kom the mtenar surface ol the epartment penmeter
wals.

Other documents and maps may gve Boor &res gures whech differ rom those above becsuse a difierent method
of deterrmwnng the Boor area maey have besn used.

8. Pakung:
NymOer of Stals

Assigned Stalls (Individual Units) 128
Guest Stalls 36
Unassigned Stals —
Extra Stalls Avadable for Purchase -
Other: Loading 2

Total Parking Stalle 216

7. Recreational amenities:



Developer:

Real Estate

Escrow:

Managing
Agent

Attormey for
Developer:

EOUPLE CONNECIED WITH THE P E&CT

The Queen's Men, a Hawaii limited Prone:  244-9036

Narme (Business)

1823 Wells Street
Business Address

Wailuku, Maui, Hawaii 96793

partnership

Names of olficers or Qenerai partnars of GEvelopars who &e COrporations or partnershps:

Kazuo Sugiki, President and Treasurer

Stella Kuwae, Vice President and Secretary

The above are the officers of Maui Realty Company, Inc., a Hawaii
corporation, a general partner in The Queen's Men, a Hawaii
limited partnership.

MAUI REALTY COMPANY, INC. Prone: 244-9036
Name (Businoss)
1823 Wells Street
Business Aodress

wailuku, Maui, Hawaii 96793

Title Guaranty Escrow Services, Inc. Phone: 521-0211
Name : {Bumness)
235 Queen Street
Business Address

Honolulu, Hawaii 96813

SELF MANAGED BY THE ASSOCIATION Phons:

Name {Busness)

OF APARTMENT OWNERS
Business Address

B. Martin Luna, Esqg.
Narme

2145 Wells Street, Suite 201
Business Address

Wailuku, Maui, Hawaii %6793




. CREATION OF THE CONDOMIL. _ &
CONDOMINIUM DOCUMENTS

R containg a descnption of the land, buddings, apartments,
common eolements, imited common elements, common interests, and other information relating to the

The Declaration for this condominium is:

[ X) Proposed
{ ] Recorded - Bureau of Conveyances - Book Page
[ | Fied - Land Court - Document Number

Amendment date(s) and recording/filing informaton:

Condominium Map (Flle Pian} shows the floor plan, elevation and layout of the condominmm project. R aiso
shows the floor plan, location, apartmant number, and dimensiong of each apartment.

The Condorminium Map lor this condominwum project @:
{ X] Proposed
[ ) Recorded - Bureay of Conveyance Condo Map No.
[ ] Fied - Land Court Condo Map No.

Amendment date(s) and recording/iling informaton:

: IBAMENt Ownerg govem the operston of the condominkum project. They
wmﬂclammanmmswddmm:dmnmdwmunbcte-d.ho
powers and duties of the Board, the wey in which meetings will be conducted, and other matters which affect how
the condominium project will be govemed.

The Bylaws for this condomnium &re:

{ X) Proposed
[ | Recorded - Bureau of Conveyances - Book Page
[ ] Fied - Lang Cournt - Docurment Number

Amendment date(s) and recording/Mling information:



The Condominium Statte (Ch._ _ §14A, HRS), the Declarstion, Bylaws, —..s House Aules control the rights and
obligations of the apatment owners with respect 10 the common elements, 10 sach other, and 1 their respective
spartments.  The provisions ol these documents are intended 10 be, and in most cases are, enforcesble in a count of
law.

D. House Rules, The Board of Divectors may adopt house rules to govern the use and operation of the common
slaments and individual apartments. House rules may Cover matters such 8s parking reguiations, hours of
operation for common facities such as recreation areas, use of lanais, keeping of pets, and occupancy limits.
These rules must be followed by owners, tenants, and guests. They do not need to be recorded or filed 10 be
sftective. The initial house rules are usually adopted by the deveioper.

The House Rules for this condominium are:
[ X] Proposed [ ] Adopted
[ ] Developer does not plan to adopt houss rules.
E. Changes to Condominium Documents

Changes to the Declaration, Condominium Map, and Bylaws are effective only d they are duly adopted and
recorded and/or filed. Changes to House Rules do not need 1o be recorded or filed 10 be effective.

t. Apartment Ownerg: Minimum percentage of common interest which must vole for of Qive written consent 0

changes
Minsmum
Declaraton 75% 75%
(and Condo Map)
Bylaws 65% 65%
House Rules - Majority of Board of

Directors
The percentages for indvidual condominium projects May be more than the minimum set by law.

2 Developer; The developer has reserved the foSowing rights 1o change the Declaration, Condominium Map,
Bylaws, or House Rules:

See Exhibit "B".



HL. THE CONDOMINIUM PROJVEC

A Interestto be Conveyed to Buyen
{ X} Fee Simple; Individusl apartments and the common slements which includes the underlying land will be in
fee simple.
{ ] Leasehold or Sublegsehold: Individual apartments and the common elements which includes the undertying
tand will be leasehold.

The leasss for the individusl apartments and the underlying land usually require that at the
ond of the lease term, the lessee (tenant) dellver to the lessor (fee property owner) possession
of the leased premises and all improvemaents, including improvements paid for by the lesses.

Exhibit conteing further explanstons.
Leass Term Expires:
Rerit Renegotiation Date(s):
Lease Rent Payable: [ ] Monthly { ] Quarnterty
{ ] Semi-Annually [ ] Annually
Exhibit containg a schedule of the lease rent for sach apartment per
{ ] Month [ ] Year.

[ ) individyal Apaiments in Fee Simple Common interest in the Underying Land in Leasehold or Subleasehold;

The leases for the underying land usually require that at the end of the lease term, the
lessees (apartment owners - tenants) dellver to the lessor (fee property owner) their interest
In the land and that they either (1) remove or dispose of the building(s) and other
improvements; of (2) convey the bullding(s) and improvements to the lessor, often at a

specified price.
Exhidit contains further expianabons.
Lease Term Expires:
Rent Renegotiation Date(s):
Lease Rent Payable: | | Monthly [ ] Quanterly
[ ] Semi-Annualty { ] Annually
Exhiba containg a schedula of the leass rent for each apertment per
[ ] Month { ] Yeer
[ ] Oter:
Eor Subleaseholds;
[ ] Buyer's sublease may be cencelied d the master l6ase between the sublessor and fes ownsr is
[ ] Cancelled { | Foreclosed

{ lMWummisn«hwmwmmwﬂwmewmw\dmmsamc
terms contained in the sublssse even ¢ the master isase is cancelied or foreciosed.



8. Underving Land
Address: 1885 Main Street Tax Map Key: _3-4-11:31, 17

(TMK)
Wailuku, Maui, Hawaid 96793
{ ] Address { ] TMK is expected to change because

land Avea: ____ .82 = [ ] square feet { X] acre(s) Zoning: B-2_ (Business)

Fee Owner: _The Queen's Men
Name

1823 Wells Street
Address

Wajluku, Maui, Hawaii 96793

Address

C Bufidings and Other Improvements;
[ X] New Buiding(s) [ | Conversion of Existing Building(s)
{ ] Both New Buiding(s) and Conversion
6 - main building
2  Buidings: 4 Floors Per Building4 - parking gtructure
[ X] Exhibt __ “J" contains further explanations.

3. Princioal Construcion Matenal

[ X] Concrete [ ] Holow The [ ] Wood
[ ] Other
4 Permited Uses:
No, of Agts, No. ol Apts,
[ X] Commercia 2 [ ] industria
[ X] Residentia 12 [ | Agrculura
[ ] TmeshareHotel - [ | Recreatonal

[{x] Otherr Parking

16



&  Soecisl Use Restictr

The Declarstion, Bylaws, and House Rules may contain restrictions on the use and occupancy of
apartments. Restrictions for this condominium project include but are not imited toc

IXl Pets See attached.

[ ] Number of Occupants:

[ X] Other: Floors one through four may be used for commercial, retail, and office
space, no residentlal use ol these [loors Is permitted. Floors five and six

re to be uged fo ial purposes only. Only the second floor may be
(] Thate are no sgecial Use RIS used for health care professional offices.

6. Interigr (fill in appropriate numbers).
Total Apartments 33

Elevators 2 Sairways ____ 2 Trash Chutes 1
Apt. Net
. B Quanity -1l Uving Ares (¥ LanpPatio (§)

See Exhibit "A" for Description of Apartments.
Net Livng Area is the foor sree of the apertment measured kom the ntenor surface of the apartment
penimeter wals.

Other documenis and maps may give Boos eares Bgures which differ bom those adove because a different
method of determineng the floor aea may have been used.

Boundaries of Each Apartment:

ee Exhibit "C".

——

Permitted Alterations t0 Apartments;

See Exhibit "D".

1))



No livestock, poultry or any other animals shall be
allowed or kept in any non-residential Apartment. Livestock,
poultry or any animals other than dogs (adult weight twenty-
five (25) pounds or less), cats, parakeets, canaries, or fish
in aquaria not exceeding twenty (20) gallons shall not be
allowed or kept in any residential Apartment in the project.
Only one (1) dog or one (1) cat (neutered, if female) per

Apartment will be allowed.

ila.



Backing Stals;

Total Parking Stalts: __ 216
Reguls Gompact Tandem
Sovered  __open Sovered _open Sovered 000 TOTAL

Assigned 412 21 50 20 32 8 178

{for indhiwedual

units)
Guest 16 20 36
Unassigned
Extra Availsbie

for Purchase
Other: 2 2

Total

Covered & Open 84 92 40

Each spartment will have the exclusive use of at least 2 parking stali(s).

Buyers are encouraged 10 find out which stali(s) will be available for thew use.

{ X] Commercial parking garage permitied in condomnium project.

[ ] Exhiba contains additional information on parking stalis for this condominium project.
R songl and Other C Facit

{ ] There are no recreational or common facilites.

[ | Swimming pool { ] Storage Area

[ ] Recreation Ares { ] Laundry Area

{ ] Tennis Court { | Trash Chute

[ X) Other: _Apartment Parking - Limited Common Element;

Loading Zone Parking/Guest Parking, Emergency power

source, centralized air-conditioning, fire sprinkler
system, restroom facilities for commercial units only

Common Elements

12



10.

{For convereions of residential apartments in existence jor al least five years):

N/A

Contormance to Present Zoning Code
a | X] No variancas to zoning code have been granted.

| ] Varance(s) to zoning code was/were granled as follows:

b. Conlorming/Non-Conformung Uses, Structures, Lot

In general, a non-conformung use, structwe, or It i a use, structure, or lot which was lawful at one
~ time but which does not now conform 10 present 20ning reQUIreMents.

Conforming  NonCooforming ~  __Megsl

Uses X
Structures X —_— —
Lot e e R

! 3 vanance has been granted Or # USEs, IMPIOVeMeNts or 10t ae either NoN-conforming or egal, duyer
should consult with county zoning authorities as to possible himutations which may apply.

Limitations may include restrictions on extending, enlarging, of continuing the non-conformity, and
restrictions on altenng and repairing structwes. In some cases, a non-conforming structure that is
destroyed or damaged cannot be reconstructed.

The buyer may not be able 1o obtain financing of insurance ¥ the condominium project has a non-
conforming or Hegal use, structurs, or lot.

13



0. Common Elements. Lir  °_Common Elementa, Commeon interey’

1.  Common Elements; Common Elements are those parts of the condorminium project intended 0 be used by
ol apartment owners. They are ownad jointly by all apariment owners.

(X) Exhbt ___E  describes the common slements.
{ ) As follows:

2. Linited Common Elements; Limited Common Blements are those common elements which are reserved for
the exclusive use of the owners of centain apariments.

[ ) There are no mited common slements in thig project

{X] The kimited common elements and the apariments which may use them are:
[X] describedinExhibt ___ F
{ ] a8 follows:

3. Common intergst Each apartment will heve an undivided frectional interest in &l of the common slements.
Thes interest is calied the °common interest.® R is often used %0 deterning each apartment’s share of the
maintenance fess and other common profits and expenses of the condominium. R may also be used for
other purposes, including voting on matiers requiring action by apartment owners.

[X] Exhibit G describes the common interests for sach apartment.

[ ] As foflows:

L]



€ Encumbrances Agsingt Tite: An encumbrance is a clam against or 8 labikty on the property.

Exhidit H describes the encumbrances ogand the tile contained in the title report
dated __ September 15, 1990 andissued by Title Guaranty of Hawaii, Ing.

Blanket Liens:

A blanket lien 18 a morigage on 8 condomnium project that secures a8 construcbon loan. R is usualy

released on an apartment-Dy-apariment basis upon payment of speciied sums $o that indindual

apartments can be conveyed 0 buyers free and dear ol the ken.

{ x) There are pg blanke( keng atfecting utle to the ndividusl apartments.

[ ] Ihere e blgnkel kens which may affect ttle 1o the individual apartments.
Blanket bens (except for improvement district or utility assessments) must be released belore the
developer conveys the apartment to 8 buyer. Buyer’s interest will be affected only # the developer
delaults prior 1o conveyng the apartment 10 buyer.

EHect on Buyer's interest
Type of Lien ¥ Developer Delpuhts

F.  Management of the Common Elements: The Associsbon of Apariment Owners is responsible for the
management of the common elements and the overall operation of the condommnium project.  The Associabon
may be permitted, and in some Cases May be requwed, 0 empioy Or relan 8 mansgng agent 10 assist he
Associaton in managing the condomanuum progact.
initial Managing Agent, When the developer or the developer's affikale is the wital managing agent, the
management contract must have 2 term of one year or lese and the parties must be able to terminate the
contract on notice of 60 days or less.

The initial managing agent for this condominium is:
{ ] not affiliated with the Developer.
[ ] the Deveioper or the Developss's affilkate.
{ X] self-managed by the Association of Apartment Owners.

{ ] other

$ €



Esumate of inital Mainievenice Fees;

The Association wil make assessments against your spartment 10 provide funde for the operation and
maintenance of the condominium project. ¥ you are delinquent in paying the assessments, your apartment mey
be Bened and sold tvough 8 foreclosure proceeding.

Initial maintenance fees are difficult 1o astimate and tand 10 incraase as the condominum ages. Maintenance
foes may vary depending on the services provided 10 each apartment.

Exhibit I containg 8 schedule of mantenance fees and maintenance fee disbursements.

\ T rtmenty;

Each apan.nent will be biled separately for utities sxcept lor the following checked utiities which e inchuded in
the maintenance fees:

{ %) Elctricty (common area only) { ] Television Cable
[ ] Gas { X] Water & Sewer
[ ] Other
[ 1 Not apphcable

Constryction Wamanties:

Warrantes for ndvidual apartments and the common siements, nciuding the beginning and ending dates lor
each warranty, are 383 OBOwsS:

1. Building and Other improvements:

The building is warranted by the general contractor for a
period of one (1) year following the substantial completion of
the work by the contractor. The Developer does not warrant
the work, but passes on the contractor's warranty. The Developer's
obligation is limited to assisting the Owners and the Association
in presenting claims under the one (1) year warranty to the
contractor.

2. Apphances:
Not Applicable.

NOTE: EXCEPT AS PROVIDED ABOVE, DEVFLOPER DISCLAIMS
ANY IMPLIED WARRANTY OF HABITABILITY, ANY IMPLIED WARRANTY
OF MERCHANTABILITY, ANY IMPLIED WARRANTY OF FITNESS FOR A
PARTICULAR PURPOSE OR USE, ANY IMPLIED WAKRRANTY OF WORKMANSHIP
AND ANY OTHER EXPRESS OR IMPLIED WARRANTIES, WITH RESPECT
TO THE APARTMENTS, THE PROJECT OR THE COMMON ELEMENTS OF
THE PROJECT.



Construction has not yet commenced.

Estimated completion date 1is
December 1991.

Project Phases:

The developer | X] has { ] has not reserved the nght to add 1o, merge, or phase this condominuam

Summary of Developer's Present Plans for Future Development:

The developer may expand the parking structure and/or provide
for additional parking over an adjacent parcel of real property on

the Wells Street side of the project site which developer may
acquire in the future.

Sales documents on file with the Regl Esizte Commusuion inchude but are not Emded to:

|
[

] Notica to Owner Occupants
X ] Specimen Sales Contract & Reservation Agreement
Exhédit K

contasng & summary of the pertinent provasions of the sales contract
X )} Escrow Agreement deted __ Novembex 1, 1990

Exhidat L

containg & summsry of the pertinent prowesons of the escrow contract.
] Other

17



V. ADDITIONAL INFORMATION NOT COVERED‘ ABOVE

1. The Apartment is being sold as unimproved loft
space which will require the Buyer‘’s installation of necessary
interior walls, ceilings, partitions, plumbing and electrical
fixtures, etc. For safety reasons, sald improvements may be
made only after substantial completion of the Project by Nordic
Construction, Ltd. (hereinafter referred to as “Nordic”), the
general contractor for the Project. In the event the Buyer
wishes to have the installation of such improvements to its
Apartment(s) commenced prior to the substantial completion of
the Project, the Buyer may arrange to utilize the services of
the Project Architect Gima, Yoshimori & Associates, A.I.A.,
Inc. (hereinafter referred to as "GYA”) and Nordic. To insure
expeditious commencement of such improvements, the Buyer should
arrange to have GYA forward plans for the Apartment to Nordic

by

2. Some of the partners in the Developer, The
Queen's Men, are real estate licensees.



Buyer's Right to Cancel Sales Contract
A Righty Unger the Condominm Statute;

R . Sales made by the Developer are not binding. A prospective buyer who cancels the sales
contract is entitied (0 8 refund of al moneys paid, lass any escrow canceftation lee up to $250.00.

Supplementary Repod 19 @ Preliminary Ropori; Same as for Prelimnary Repont.
Final Raport, Supplementary Repod 1o # Final Report, Sales made by the Developer are tinding #:

1.  The Developer delivers 10 the buyer a copy ol

a  Either the Final Public Report QR the Supplementary Public Report which has superseded the Fnal
Public Report;
AND

b. Any other public report issued by the Commission prior 10 the date of delivery, ¥ the repont was not
previously delivered 10 the buyer and i the report has not been superseded;

The buyer is jiven an opportunity to read the report(s); and

One of the following has occurred:

a  The buyer has signed a receipt for the repornt(s) and waived the nght to cancel, of

b.  Thirty (30) days have passed from the time the repori(s) were delivered 10 the buyer, or

c. The apatment is conveyed to the buyer within 30 days from the date the report(s) were delivered o
the buyer.

Mateniad Change: Binding contracts with the Developer may be rescinded by the buyer f:

1.  There is a matenal change in the condominium which dwectly, substantiafly, and adversely affects (a) the
use or value of the buyer's apartment or its kmited common elements; or (b} the amenibes available for
buyer’s use; and

2. The buyer has not waivad the nght 10 rescind.

© P

It the buyer rescinds a binding sales contract because there has been a matenal change, the buyer is entitied to a
full and prompt refund of any moneys the buyer paid.

B. Rights Under the Sales Contract;

Belore signing the sales contract, prospective buyers should ask 0 see and carefully review all documents
relating 10 the condominium. Thess include but are not kmited to the:

Condominium Public Reporis issued by the Hawas Rsal Estate Commission.

Declaration of Condormwsum Property Regime and Condominium Map.

Bytaws of the Associaton of Apariment Owners.

House Rules.

Escrow Agreement.

Hawaii's Condominium Law (Chapter 514A, HRS, 8s amended, Hawan Admunstrative Rules, Chapter 16-
107, adopted by the Real Estate Commission).

7. Other

SO sLP 4

i these documents are not 1 final form, the buyer should ask lo see the most recent draft.

Copewes of the condominium and sales documents and amendments made by the developsr are available for
review through the developer and are on file al the Department of Commerce and Consumer Affairs. Reprnts of
Hawai's Condominum Law (Chapter $14A, HRS, and Hawai Administrative Rules, Chapter 16-107) are
avalabie st the Department of Commerce and Consumer Affairs.

AL



Thes Public Report 18 a perl of Registration No. 2350 fleg wth the Real Estate Commission on
November 14. 1990

Reproduction of Repod. When reproduced, thus report must be on:
[ X] yefiow paper siock | | whita paper stochk { 1 pink papes stock
Preiuminary Publc Reporis and Fingl Pubkc Reports automatcally expire thiteen (13)

Exoration O ( R
months om the date of ssuance uniess & Supplementary Public Report i issued or unless the Commission
isses an order gxtending the silecuve penod lor the repon.

1174/ rJ, \fw«"w’um
PETER YANAGAﬁA mwo#mm
REAL ESTATE COM ss:o~

STATE OF HAWAI

Distnbubon:

Bureau of Conveyances

Department of Finance, ___County of Maui
Planning Department, _County of Maul
Federal Housing Administraton

Escrow Agent
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CONDOMINIUM PUBLIC REPORT
HAUI REALTY SUITES

APARTMENT DESCRIPTION

HET

1333
1024
1036
1092
1304
1396
1408
1090
1521
1409
1416
1282
13035
138¢

911
1881
1263

892

B R R A R OR R B R B e B B ke B RS e

Units are being sold as loft space.

8q.
8q.
2q.
8q.
2q.
8q.
3q.
8q.
8q.
3q.
8q.
3q.
3q.
8q.
3q.
3q.
2q.
3q.

fr.
fe.
fr.
fr.
fr.
fe.
fr.
ft.
fr.
fr.
fr.
fe.
ft.
fe.
fe.
ft.
fe.
ft.

LANAI/PATIO
ART. UNIT  QUANTITY  BR/BATH*  LIVING AREA (SF) (K1

90
60
50
62
65
62

fer.
fe.
fe.
fe.
fe.

. fr.



BXBIRIT "B”

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
RIGHTS RESERVED BY DEVELOPER

The Developer has reserved the following rights to
change the Declaration, Condominium Map, Bylaws, or House

Rules:

a. the right to file “as built” plans, thereby
amending the Condominium Map.

b. the right to amend the Declaration to assign and
reassign parking stalls.

c. the non-exclusive right to grant easements
within the Common Elements for public utility purposes.

d. the non-exclusive right to grant easements for
any purpose within any landecaped area of the Project and the
right to relocate, realign or cancel the same, provided that
such easements, their use, relocation, realignment, or
cancellation shall not materially impair or interfere with the

use of any Apartment.

e. the right to amend the Declaration and other
Condominium Documents to comply with the requirements of any
law, mortgage lender or government agency.

f. the right of the Project Architect to make
changes to the Common Elements for any reason, including
aesthetics and financial feasibility.

g. the right to retain Units 105, 106 and 107 of
the Project for its own use and enjoyment.

h. the right to partition the basement level for
storage facilities and to lease or sell said partitioned areas.
The Developer shall make a determination of the adjusted common
interest of each Apartment once the basement level storage
facilities have been leased or sold. The adjusted common
interests shall be filed as an amendment to this Declaration.
The Developer resexves the right to file such an amendment in
the Bureau of Conveyances without the consent and approval of
the Association of Apartment Owners. No toxic, highly
flammable or perishable materials may be stored in any storage
unit at any time.



i. the right to construct the Project in phases, to
merge the Project’'s variocus phases, and to expand the Project
to adjacent parcels.

j. the right to convert the roof, or portions

thereof, from a Common Element to Limited Common Elements
appurtenant to one {l) or more apartments.

27868C



RXRIBIT °C~

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
BOUNDARIES OF EACH APARTMENT

The Apartments consist of the spaces within the
perimeter walls, floors and ceilings of each of the thirty-
three (33) Apartment units of the Project. The respective
Apartments shall not be deemed to include: (i) the
undecorated or unfinished surfaces of the perimeter (including
party) walls or interior load bearing walls, (ii) the
undecorated or unfinished surface of the floors and ceilings
surrounding each Apartment, (iii) any pipes, shafts, wires,
conduits or other utility or service lines which are utilized
for or serve more than one Apartment, the same being deemed
Common Elements as hereinafter provided, (iv) any central air
conditioning equipment or apparatus within the Apartment,
including, without limitation, the control unit console,
thermostats, switches, vents and ducts or (v) any tinted
windows including any film or other coating thereon. Each
Apartment shall be deemed to include (i) all the walls and
partitions which are not load-bearing within its perimeter
walls, (ii) all pipes, shafts, ducts (other than central air
conditioning ducts), pumps, conduits, wires and other utility
or service lines running through such Apartment which are
utilized for and serve only that Apartment, (1iii) the inner
decorated or finished surfaces of all walls, floors and
ceilings, (iv) any doors or panels along the perimeters, and
(v) all appliances and fixtures installed therein and
replacements thereof.

2787CC



EXHIBIT ~D*

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
PERMITTED ALTERATIONS TO APARTMENTS

Each Owner of an Apartment shall have the right at
any time and from time to time at his sole cost and expense,
and without the necessity of the consent or joinder of any
other Apartment Owner or the amendment of the Declaration, but
with the prior approval of the Board and with the presentation
of such plans and specifications as the Board may require, to
make any of the following alterations solely within the
Apartment space as defined in the Declaration: to install,
maintain, remove, and rearrange partitions and other
structures from time to time within such Apartment, gnd to
paint, paper, panel, plaster, tile, finish, and do or cause to
be done such other work on the interior surfaces of the
ceilings, floors and walls within any such Apartment and to
finish, alter or substitute any plumbing, electrical or other
fixtures attached to said ceilings, floors and walls as shall
be appropriate for the utilization of such Apartment by such
Owner or the tenants or lessees thereof; provided, however,
that nothing contained in this paragraph shall authorize any
work or alteration which would jeopardize the soundness or
safety of any part of the Project, reduce the value therefor,
adversely affect any other Apartment, or alter the uniform
external appearance of the Project.

The Owner of any two adjoining Apartments may, with
the consent of any mortgagee of such Apartments, alter or
remove all or portions of the intervening wall (provided the
same is not load-bearing) which separates such Apartments if
the structural integrity of the building in which the
Apartments are located is not thereby affected and if the
finish of the Common Elements then remaining is restored to a
condition substantially comparable to that of the Common
Elements prior to such alteration of the Common Elements;
provided, however, that the Owner shall secure a performance
and payment bond naming as obligees said Owner and collectively
the Owners of all other Apartments as their interests may
appear in a penal sum of not less than one hundred percent
(100%) of the cost of any construction, guaranteeing the
payment of funds in an amount necessary to ensure the
completion thereof free and clear of all mechanics and
materialmen’s liens, and that any such construction shall be
carried out in strict compliance with all applicable laws;
provided further, however, that the approval of the Board shall
be required to perform the alterations permitted herein which



approval shall be given provided that the Owner of the
adjoining Apartments complies with all the terms and conditions
relating to said alterations set forth herein. The Owner of
such adjoining Apartments may install in and attach to such
opening or openings in such wall, doors and other service
devices and may remove and retain ownership of the items so
installed. Upon the termination of the common ownership of
such adjoining Apartments, any intervening wall which has been
altered or removed pursuant to the foregoing provisions shall
be restored to substantially the condition in which the same
existed prior to such alteration or removal, if the new Owner
or Owners do not consent to such alteration. Subject to the
terms and conditions of this Declaration and Bylaws, and at the
sole expense of the Apartment Owner involved, the Owner of any
two such adjoining Apartments shall also have the right to make
additions to or alterations and physical partitions within such
Apartments; provided, that no work shall be done which would
jeopardize the soundness or safety of the Project, reduce the
value thereof, detract from the external appearance of the
Apartments, or impair any easement, without in every such case
the prior written consent of the mortgagees of such Apartments,
the Board and all other Apartment Owners directly affected

thereby (as determined by the Board).

2788DC



EXHIBIT "E~

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
COMMON EILEMENTS

The Common Elements include, but are not limited to:
a. The Land in fee simple.

b. All unfinished, undecorated portions of all
perimeter (including party) and load-bearing walls, all
structural components, foundations, floor slabs, columns,
girders, beams, supports, halls, corridors, exterior stairs and
stairways, unfinished perimeter walls and interior load-bearing
walls, tinted windows including any film or other coating
thereon, and roofs.

c. All yards, grounds and landscaping and all
refuse facilities, if any, whether within or appurtenant to the
Project.

d. All roads, parking areas, driveways, ramps,
loading areas and walkways, including the sky walk from parking
level P-4 to the building’s second floor, which are rationally
of common use by Owners of more than one Apartment.

e, All ducts, sewer lines, electrical equipment,
wiring, pipes and other central and appurtenant transmission
facilities over, under and across the Project which serve more
than one Apartment for services such as power, light, water,
chilled water for central air conditioning, gas, sewer, refuse,
telephone and radio and television signal distribution.

f. The entirety of the fire sprinkler system
including portions thereof installed within the various
Apartments.

g. The power generator which provides uninterrupted
electrical service.

h. Lobby areas, basement level areas, elevators,
stairwells, storage areas, hallways, trash chutes, lanai
adjacent to fourth floor elevator lobby area, public restrooms
and other similar areas which are not part of an Apartment.

) i. Thirty-six (36) guest parking stalls, located
in the parking structure as shown on the Condominium Map,
available for use by the customers, guests, visitors and



invitees of the Apartment Owners. The types and number of each
type of gquest parking stalls provided are as follows:

Standard 15
Compact 20
Handicapped 1

j. Parking stalls 137C and 138C are designated for
use as loading and delivery parking stalls.

k. Any interest which the Association may acquire
in and to any Apartment or Apartments for use by a resident
manager or resident managers.

1. Any and all other apparatus and installations of
common use and all other parts of the property necessary or
convenient to its existence, maintenance and safety, or
normally in common use.

m. An emergency power generator available to
service stairwells and hallways.

2789EC



EXHIBIT "F~

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
LIMITED COMMON ELEMENTS

Certain parts of the Common Elements, herein called
the "Limited Common Elements”, are hereby designated, set aside
and reserved for the exclusive use of certain Apartments, and
such Apartments shall have appurtenant thereto exclusive
easements for the use of such Limited Common Elements as set
forth herein. The costs and expenses of every description
pertaining to the Limited Common Elements, including but not
limited to the costs of maintenance, repair, replacement,
improvement or additions to the Limited Common Elements shall
be charged to the Owner of the Apartment to which the Limited
Common Element shall be appurtenant, and if there is more than
one Apartment to which the Limited Common Elements shall be
appurtenant, then in proportion to the Common Interest
appurtenant to each of the respective Apartments except as
otherwise provided in the Declaration.

a. Each Apartment shall have appurtenant to it as a
Limited Common Element at least two (2) parking stalls as
designated in the Declaration and as shown on the Condominium
Map. Upon compliance with Hawaii Revised Statutes Section
514A-14, each owner shall have the right to assign and reassign
stalls (other than guest parking stalls) from time to time to
another Apartment in the Project. All costs and expenses of
repaving, restriping or otherwise repairing such parking stalls
shall be charged to each Owner on a pro rata basis in direct
proportion to the number of parking stalls appurtenant to the
Owner'’'s Apartment. All other costs and expenses attributable
to such parking stalls shall be charged to each Owner as a
Common Expense of the Project.

b. Unassigned parking stalls which are not
designated as Common Elements are designated as Limited Common
Elements appurtenant to Unit 107. These stalls may be leased
by the Developer to Owners, their lessees, or employees. Said
stalls may also be sold by Developer to Owners. Parking stalls
may be assigned and reassigned upon compliance with Hawaii
Revised Statutes Section 514A-14. The Developer has the right
to assign and reassign stalls (other than guest parking stalls)
from time to time to another Apartment in the Project.

C. Any central air conditioning equipment oxr
apparatus, including, without limitation, the control unit



console, thermostats, switches, vents and ducts, excluding
equipment or apparatus within an Apartment.

d. Apartments on the fifth and sixth floors each
have adjacent to them lanais to which said Apartments have
direct, exclusive access which shall be deemed Limited Common
Elements as designated in the Declaration and as shown on the
Condominium Map.

e. Apartments on the fifth and sixth floors shall
each be connected to an entry telephone system in the building
which shall allow said apartments to provide access to the
building to their visitors and guests. Said entry telephone
system shall be deemed a Limited Common Element as designated
in the Declaration and as shown on the Condominium Map.

f. Apartments on the fifth and sixth floors shall
each have a mailbox in the building for its exclusive use.
Said mailboxes shall be deemed a Limited Common Element as
designated in the Declaration and as shown on the Condominium

Map.

g. Apartments on the fifth and sixth floors shall
have an emergency power generator available to them.

2790FC



EXHIBIT “GT

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
COMMON INTEREST

PERCENTAGE
UNIT COMMON INTEREST
103 3.13
104 2.40
105 2.47
106 2.47
107 2.40
108 2.56
204 3.52
205 3.27
206 3.30
207 3.27
208 2.55
304 3.56
305 3.30
306 3.31
307 3.30
308 3.00
404 3.56
405 3.30
406 3.31
407 3.30
408 3.00
503 3.05
504 3.23
505 2.13
506 4.40
507 2.96
508 2.09
603 3.05
604 3.23
605 2.13
606 4.40
607 2.96
608 2.09

Total 100.00

27916C
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EXHIBIT *H”
CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES

ENCUMBRANCES AGAINST TITLE
REAL PROPERTY TAXES County of Maui
TAX KEY (2) 3-4-11:17 (HPR N/A)
REAL PROPERTY TAXES - Fiscal Year 1990-91
FIRST INSTALLMENT (DUE 08-20-90): $ -0-
SECOND INSTALLMENT (DUE 02-20-91):  $2,065.35

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

AGREEMENT

DATED: 3 July 13, 1990

RECORDED: H Document No. 90-113704

BY 3 THE QUEEN'S MEN, a registered Hawaii

limited partnership, ”"Applicant”

WITH 5 DEPARTMENT OF WATER SUPPLY, COUNTY OF
MAUI, "Department”

RE: 3 Section VI(c) for Central Maui Areas



EXHIBIT

ESTIMATE OF INITIAL MAINTENANCE FEES

ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

I

AND

Monthiy Feg x 12 months = Yearty Total

733.10
563.20
380.80
580.80
563.20
600.60

Wy R L R Ly Uy

827.20
767.80
774.40
767.80
599.50

LY &I Uy Uy Uy

836.55
774.95
778.80
774.95
705.10

836.55
774.95
778.80
774.95
705.10

Ky U U LY > L U L

767.25
792.00
550.55
$1,068.65
$ 731.50
$ 524.70

<

$§ 767.25
$ 792.00
$ 550.55
$1,068.65
$§ 731.50
$ 524.70

$23,968.40

8,797.20
6,758.40
6,969.60
6,969.60
6,758.40
7,207.20

WLy N DO

9,926.40
9,213.60
9,292.80
9,213.60
7,194.00

10,038.60
9,299.40
9,345.60
9,299.40
8,461.20

10,038.60
°9,299.40
9,345.60
9,299.40
8,461.20

Oy DD DD Y N D N D DO WD

9,207.00
9,504.00
6,606.60
$12,823.80
$ 8,778.00
$ 6,296.40

N WO N

$ 9,207.00
$ 9,504.00
$ 6,606.60
$12,823.80
$8,778.00
$ 6,296.40

$287,620.80

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

disbursements for their accuracy or sufficiency.



Monthly x 12 months = Yearty Total

Utilicies and Services

Air Conditioning $ 800.00 $ 9,600.00
Electricity
(X} common elements only §,000.00 96,000.00

{ ] common elements
and apartments

Gas
Refuse Collection 250.00 3,000.00
Telephone
Basic Charge 5,418.40 65,020.80
Elevaror/Answering Service 50.00 600.00
Water and Sewer 450.00 5,400.00

Maintenance, Repairs and Supplies

Building
Pest control 150.00 1,800.00
Windov cleaning 600.00 7,200.00
Elevator Maintenance 800.00 9,600.00
Janitorial Service 1,650.00 19,800.00
Maintenance and Repairs 200.00 2,400.00
Supplies and Equipment 300.00 6,000.00

Grounds 500.00 6,000.00

Management
Management Fee ~2,000.00 24,000.00

Payroll and Payroll Taxes
Office Expenses

Insurance
Fire/Lisbility 1,500.00 18,000.00
Reserves 1,000.00 12,000.00

Taxes and Government Assessments

Audit Fees 100.00 1,200.00

Other

TOTAL $23,968.40 $287,620.80
'We, THE QUEEN'S MEN , as

managing agents for the condominium project, horoby certty that the above estimates of mma
maintenance fee assessments and maintenance fee disbursements were prepared in accordance

with generally accepted accounting pmnciples.

November 13, 1990




EXHIBIT I°

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
BUILDING DESCRIPTION

The Project is described in the Condominium Map which
consists of one (1) six story (together with a basement)
building constructed principally of reinforced concrete and
containing thirty-three (33) condominium Apartment Units; and
one (1) nine (9) level parking structure containing two-hundred
sixteen (216) parking stalls. Each Apartment has immediate
access through hallways, corridors, lobbies and walkways of the
project to the public streets and to the common areas of the
Project.

30543C



EXHIBIT *K7

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
SUMMARY OF RESERVATION AGREEMENT,
SALES CONTRACT AND RECEIPT (”SALES CONTRACT")

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

Among other provisions, the specimen Sales Contract
and Depcosit provides:

1. That this Sales Contract shall constitute a
reservation agreement until such time as a true copy of the
Final Public Report (and any other Public Report then issued
but not previously delivered) together with the Receipt Form
required by Hawaii Revised Statutes Section 514A-62 is
delivered to the Purchaser, the Purchaser has an opportunity to
read said report(s) and a Deemed Acceptance of the report(s)
shall have taken place. The date of the Deemed Acceptance
shall be the Effective Date and thereafter, this agreement
shall be constituted and deemed to be an effective and binding
Sales Contract (subject only to any applicable provisions of
Chapter 514A, Hawaii Revised Statutes) for the sale of the
Apartment. Until the Effective Date, this reservation
agreement may be unilaterally cancelled at any time by either
the Seller or the Purchaser by written notice , and upon such
cancellation by either party, Seller shall direct Escrow to
refund to Purchaser together with such interest all sums paid
hereunder by Purchaser. Upon the Effective Date, both Seller’s
and Purchaser’s right of cancellation shall lapse and any
subsequent attempt at such cancellation shall have no force and
effect. The parties agree that in the event the Effective Date
does not occur, Purchaser will pay, and Seller will not be
responsible for, the payment to Purchaser’s Mortgage Lender
reasonable processing costs or cancellation fees and reasonable
Escrow fees and similar fees or costs incurred by Purchaser as
a result of such event. At any time prior to the Effective
Date, Seller may change the Total Purchase Price; in addition,
Seller may reassign parking stalls from one apartment to
another, provided that any such amendment to this Sales
Contract must be mailed or delivered to Purchaser not later
than the date of delivery or mailing of the Final Public Report
to Purchaser. Unless such Sales Contract amendment is executed



and returned to Seller within thirty (30) days of such mailing
or delivery, this Sale Contract shall be deemed cancelled and
Seller shall direct Escrow to refund to Purchaser, together
with such interest as may be due the Purchaser, all sums paid
hereunder by Purchaser.

2. The Sales Contract prohibits the Purchaser from
selling or assigning the Sales Contract.

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

4. Interest is payable on Purchaser’s deposits
except as follows: no interest on any deposits held less than
sixty (60) days by escrow; no interest where a Purchaser'’s
deposit is retained by Seller pursuant to the terms of this
Sales Contract upon Purchaser’s default; no interest on any
deposits for the period prior to the time of the issuance of
the First Public Report; no interest on any deposits held
during any period after the first closing of the sale of an
apartment in the Project; no interest in the event the Seller
elects to refund Purchaser’s deposit following Purchaser’s
default; no interest in any other case where the Sales
Contract expressly provides that such interest shall be
retained by the Developer. Any interest earned on deposits in
Escrow which is not required by the terms of this Sales
Contract to be paid to Purchaser shall be paid to Seller. The
rate of interest paid to Purchaser shall be 5.5% per annum,
interest computed daily and compounded quarterly.

5. In the event of the enactment of new laws or
other events beyond the Developer’s control which occur after
the Sales Contract becomes binding, Developer will have the
option to cancel the Project or increase the price of
apartments (in which case the Purchaser will have thirty (30)
days to agree to the price increase or rescind the contract).

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

7. The Purchaser of an Apartment in the Project is
subject to ongoing construction activity by the Developer with
respect to completing the construction of the Project, which
may result in noise, dust and other annoyance.

8. The Apartment is being sold as unimproved loft
space which will require the Purchaser’s installation of
necessary interior walls, ceilings, partitions, plumbing and



electrical fixtures, atc. For safelty reasons, said
improvements may be made only aftar substantial completion of
the Project by Nordic Construction, Ltd. Should Purchaser wish
to have the installation of the improvements to its
Apartment(s) commenced pricr to the substantial completion of
the Project, the Purchaser may arrange to utilize the services
of the Project Architect Gima, Yoshimori & Associates, A.I.A.,
Inc. and Nordic.

It is8 iacumbent on the Purchaser that he read the
full text of the Sales Contract.

3052KC



EXHIBIT "L~

CONDOMINIUM PUBLIC REPORT
MAUI REALTY SUITES
SUMMARY OF EXECUTED ESCROW AGREEMENT

A copy of the executed Condominium Escrow Agreement
dated November 1, 1990 between Title Guaranty Escrow Services,
Inc., a Hawaii corporation, as Escrow, and Developer. The
Escrow Agreement provides for the deposit of Purchaser’s funds
pursuant to the Sales Contract and also provides for the
retention or disbursement of the funds. The Escrow Agreement
provides in part that a Purchaser shall be entitled to a return
of funds and Escrow will pay such funds to Purchaser, without
interest, if anyone of the following has occurred: (a)
Developer and Purchaser make a written request to Escrow to
return to Purchaser the funds of Purchaser held by Escrow; or
(b} Developer has notified Escrow of Developer’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 Developer; or (c¢) with respect to a
Purchaser whose funds were obtained prior to the issuance of
the Final Report, the purchaser has exercised his right to
cancel the contract pursuant to Section 514A-62, Hawaii Revised
Statutes, as amended; or (d} Purchaser has exercised his right
to rescind the contract pursuant to Section 514A-63, Hawaii
Revised Statutes, as amended. Escrow also agrees to make
refunds to Purchaser, out of the funds then on deposit with
Escrow, if the Developer and Purchaser shall so request in
writing and any one of the following events has occurred: (a)
no sales contract has been offered to the Purchaser who has
been placed on the Developer’s reservation list of owner-
occupant applicants; or (b) Purchaser has been unable to obtain
adequate financing, or a commitment for adeguate financing, for
Purchaser’s reserved unit within thirty (30) calendar days
following the end of the ten (10) calendar day period during
which the Developer is limited to selling toc owner-occupants;
or {c) the Purchaser desires to cancel the contract on account
of hardship circumstances such as those set forth in Section
514A-104(1), Hawaii Revised Statutes; or (d) the Purchaser
indicates an intent not to become an owner-occupant of such
unit.

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

3053LC



