CONDOMINIUM PUBLIC REPORT

Prepared &
Issued by: Deveioper ROYAL GARDEN MAKTIKT PARTNERSHTIP

Address 928 Nuuanu Avenue, Suite 002 Honolyls Hawai4 GAR17T

Project Name(*): ROYAL GARDEN - MAKIKI
Address: 1711 Makiki Street., Honolulu. Hawaii 96822

Regisoadon No. 3320 Effective date: __ September 25, 1995
Expiradon dare: October 25, 1996

Prepararon of this Report:

This report has been prepared by the Deveioper pursuant to the Condominium Prorerty Act. Chaprer 514A, Hawaii
Revised Statures, as amended. This report is nor valid uniess the Hawail Reai Estcate Commiission has issued a

regiscradon number and effecnve date for the report.

Tris report has pot been prepared or issued by the Real Estare Commission or any other government agency. Neither
tre Commission ner any other government agency Nas judged or approved the rmans or vaiue. If any, of the prolect or of
purcnasing an aparcment in e project

Buvers are encouraged o read this repors carefully, and to seek professional advices Defore sigmuing a sales conmact for the
purchase of an aparcment in e project

Exoirateon Date of Renarys. Preiiminary Public Reports and Final Public Reports sutemacceally expire thirteen (13)

months fom the efecave dare uniess 3 Suppiemenary Public Repert is issued cr uniess the CommIssion Issues an order,
a copy of which is armiched (o this repert. extencing the efectve dare for the reger

Exceprion: The Real E<rate Cermmission may issue an order, a copy of which skail Ze armched o this repert. that the
finai pubiic repors for 3 Two acarcnent condominium orotect shall have no exgizszen date.

Tvoe of Rerore:

PREIIMINARY: The deveicper may not as yer have created the concécomuniurz bur has flied with the Real
(yeilow) fztate Commission minimal informadon sumdicient for @ Preiiminary P""uc Report. A Final
Pubiic Repert will be issued by the deveioper wnen ccmpiere informazen s filed.

X FINAL: The deveicper has legaily creared a condeminiurn acc has flied complers informanon
(whire) with the Comrission.

(] No prior reports have beean issued.
(X] This report supersedes all prior pubiic r2zors.
( ] This report must be read together with

SUPPLEAMENTARY: Tais reperr updares information conrained in the:
(pmk) ( ] Preiiminary Public Report dared:
( ] Final Public Reporr dared:
( ] Suppiementary Public Report dated:

Aad [ ] Supersedes all prior public reperts
( ] Must be read together with

{ ] This report reacdvares the
public report(s) which expired on

™ EXaCL'-' as nzme< i1 the Ueciaragen



Disclosure Abstracr; Separate Disclosure Abstract on this condominium project:

{ 1 Required and arrached to this report [ X ] Not Required - disciosures covered in this report.

Summary of Changes from Eariier Public Reporrs:

This summary contains a general descripdon of the changes, if any, made by the developer since the last public
report was issued. It is not necessarily all inciusive. Prospective buyers shouid compare this public report with the
eariier revorts if they wish to know the specific changes thar have been made.

[ ] No prior reports have been issued by the developer.

(X ] Changes made are as follows:

1. The contractor has been retained, a construction contract executed and a
materialmens' construction bond issued.

2. A managing agent has been retained.
3. The measurements of the living areas of the apartments have changed.

4, The common interests appurtenant to the apartments have changed in accordance
with the changes in the living areas of the apartments.

5. The estimated meintenance fees have changed.
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Generzi Informarion On Condominiums
Generat Information On ¢Condomuniums

A condeminium is a special form of reai property. To creare a condomuniu in HawaiL the reguiremenrs of the
Condomunium Property Act. Chaprter 514A, Hawail Revised Starures. must be compiied with. I[n addiden, cerrain
reguirements and approvais of the Counry in which the projecr is locared must be sausfied and obrained.

Some condominium projects are leasenoid. This means thar the land or the buliding(s) and other improvemenrs
are ieased to the buyver. The lease for the land usuaily requires thar ar the end of tha iease term. the jessees (aparmment
owrnersstenants) deliver their inrerest in the land to the lessor (fee property owner). The iease aiso usuaily requires that
the iessees either (1) convey to the iessor the buiiding(s) and other improvernenrs., ..A:.mmnz any mprovemenrs paid for
by the lessees: or (2) remove or dispose of the improvernents at the lessee’'s expense. Leases for individual apartments
often require thar at the end of the lease term. the lessee deliver ro the lessor the aparmment. incivding any
improvement piaced in the aparonenr by the lessee.

[f you are a rypicai condominium aparmment owmner, you wiil have rwo kinds of ownership: (1) ownership in
your individual apartment and (2} an undivided inreresr in the common eiements.

*Commen eiements”® are the areas of the condominium project other than tna individual aparcmenrs. They are
OW‘T‘EC‘. lOlﬂ'"' DV cdl aoar*'"&nr owners and IIICAIGE U’.& lanc either 11'1 fee sunme cr leasanom anc L’IOSE parts 0( tne

buiiding or tuiidings inrenced for commen use such as foundamons. coiumns. reofs. hails. elevaters. and the like. Your
unaivided inzerest in e comrnon eiements cannot be separared {Tom owrlersnic of vour aparcment.

l scrme condomuniWT Projects, some COMINon eiements are reserved for To2 exciusive use of the owners of
certainl aparcments. These common eiements are cailed "limmired comrmon eiement=’ znd may incivde e parking stails.
pagos. ianals. Tash chures, and e like.

You wiil be endted to exciusive cwnership and possession of your aparcnanr. Condominivm aparoments may be

individuaily bougnr, soid. rented. mortgaged or encumbered. and may be disposec ¢f by wiil. gifs, or coeradon of law.

Your zzarcrent wil. however, be part of the group of aparcments that comonce the condeminium project.
Study e prejects Deciarston. Eylaws. and House Rules. These decurments conrai mpormant miomrmadon on the vse

and occuzancy of aparcnent and the commen elements as weil as the ruies of c2nZuct for owners, fanants., and guests,

QOperazon of the Condomuuum Protect

The Assoc:anion of Apartment Owmlers s the ennrTy through WRICK aDarcmens cwiiers miay take acoon with regarc
(0 the aCTINISTITON. management. and operacon of the condominium project.

Izon aparTment cwner is aurtomanczaily
a member ¢f the Associagon.

The Zoard of Directors is the governing body of the Associadon. Unless vcu serve as a board member or an
officer. or are on a comrmuries appoinred by the board. your partcipaden in the 2c=:nismranon and operadon of the
condomniv project wiil in most cases be limired to your right to vore as an aparcmenr owner. The Board of Direcrors
and officars can rake cermin acdons witlour the vote of the owners. For examcis. tne board may hire and fira
empiovees. incTease or decTease mainrenance fees. DOITOW money for repair and imsrovemenrs and ser a budger. Some
of these aczons may significandy impact the aparonent cwners.

Unai there is a sutficient numper of purchasers of apargrments o eiect a =aiority of the Board of Direcrors, it is
likely thar the deveioper wiil effectveiy conwrol the affairs of the Associadon. [t s Tegquenuy necessary for the deveioper
to do so during the eariy stages of developmenr and the deveioper may reserve carmin speciai righrs 1o do so in the
Deciaraticn and Bylaws. FProspecuve buvers should undersrand thar it is Import==rs o ail apartment owners thart the

Tansicion of conmoi from tie deveioper to the aparument owners be accompiishez = an orderiy manner and in a spirir of
cooperaniorn.



Deveioper:

Real Estarte
Broker:

E<crow:

General
Ceonrracor:

Condominium
Managing
Agent:

Altorniey for
Deveioper:

[. PERSONS CONNECTED WITH THE PROQJECT

(808) 522-0322

ROYAL GARDEN MAKIKI PARTNERSHIP Phone:
(Business)

Name
928 Nuuanu Avenue. Suite 002

Business Address
Honolulu, Hawaii 96817

Names of officers or genieral parmers of deveiopers wio are COrporations or parmerships:
! ! T parmersnips:

METRO WORLD ENTERPRISES, a Hong Kong corporation

ROYAL CAPITAL HOLDINGS. LIMITED, z Hzwail corporation

(808) 522-0322

ESTATES ROYAL LIMITED Phone:
(Zusiness)

Name
928 Nuuanu Avenue, Suite 002

Business Address
Honolulu, Hawaii 96817

(808) 537-8750
(Eusiness)

BANK OF HAWAII Escrow Services Phere:

Name
111 S. King Street

Business Address
Honolulu, Bawaii 96813

Phone: (808) 488-8454
(Eusiness)

Lite Builders, Incorporated

Name
99-1135 Twaena Street, Unit 4

Business Address
Aiea, Hawaii

Phene:  (808) 593-9100
(Business)

Hawaiigng Management Company, Ltd.
Name

1270 Alas Moa=na Blvd.

Business Address

Hopolulu, Hawaii 96814

Nancy N. Grekin, Esq.
GERSON, GREKIN & WYNHOFF Phone:

Name
1001 Bishop Street

Business Address
Suite 780, Pacific Tower

Honolulu, Hawaii 96813

(808) 524-4800
(Business)
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I. CREATION OF THE CONDOMINIUM;
CONDOMINIUM DOCUMENTS

A condominium is created by recording in the Bureau of Conveyances and/cr fiiing with the Land Courr a Declararon of
Condominium Property Regime, a Condominium Map (File Plan), and the Bylaws of the Associaton of Aparmment
Owners. The Condominium Property Act (Chapter 514A, HRS), the Deciaraden. Bylaws, and House Rules control the
rights and obligadons of the apartment owners with respecrt to the project and the common elements, to each other, and
to their respective apartments. The provisions of these documenrs are inrended to be, and in most cases are, enforceable

in a courr of law.

A Declaraton of Condominium Proverty Regime conrtains a description of the iand, buildings, aparomenrs, common
elements, limired common elements, common interests, and other informadon reladng to the condominium project.

The Declaradon for this condominium is:
{ 1 Proposed

[x ] Recorded - Bureau of Conveyances: Document No. 95-098014
Book Page
[ ] Filed - Land Court: Docurmernr No.

The Declaraton referred to above has been amended by the following inscuments (state name of document, date
and recording/filing informadonj:
First Amendment of Declaration of Condominium Property Regime of Royal Garden-Makiki
Condominium, dated August 3, 1995, recorded in the Bureau as Document No. 95-101487

B. Condominium Map (File Plan) shows the floor plan, elevadon and layour cf the condominium project. [t also shows
the floor pian, locadon, apartment number, and dimensions of each aparc=ent

The Condominium Map for this condominium project is:

{. ] Proposed
(X ] Recorded - Bureau of Conveyances Cenido Map No. 2263
[ ] Filed - Land Courr Conco Map No.

The Condominium Map has been amended by the following insmuments {s:zte name of document, date and
recording/fliing informadon]:

C. Bviaws of the Associadon of Apartment Owrners govern the operaton of the condominium project. They provide for
the manner in which the Board of Directors of the Associadon of Aparmmecst Owmers is elecred, the powers and
dudes of the Board, the manner in which meedngs wiil be conducred, whetzer pets are pronibited or allowed and
other martrers which affect how the condominium project wiil be governed.

The Bylaws for this condominium are:
{ 1 Proposed

[ X] Recorded - Bureau of Conveyances: Documenr No._95-098015
Book, Page
[ ] Filed - Land Courr: Document No.

The Bylaws referred to above have been amended by the following insourtenrs (stare name of document, date and
recording/filing informadon]:



D.

House Rules. The Board of Direcrors may adopt House Rules to govern the use and operaton of the common
elements and limired common elements. House Rules may cover marzers such as parking reguiadons, hours of
operation for common facilides such as recreadon 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

inidal House Rules are usually adopted by the developer.

The House Rules for this condomini_um are:

[ 1 Proposed (X] Adopred [ ] Developer does not pian to adopt House Rules

Chanees o Condominium Docurments

Changes to the Declaraton, Condominium Map, and Bylaws are effective cniy if they are duly adopred and recorded
and/or filed. Changes to House Rules co not need to be recorded or filed to be efectiva.

1. Aparcmenr Owmers: Minimum percentage of comumon inrerest which must vore for or give written consent ro

changes:

Minimum

Ser bv Law This Condominium
Deciarzuon 75%* 75%

(and Condo Map)
. 65%
Bylaws 65%
Board of

FHouse Rules -— Directors

* The percentages for individual ccadominium projects may be rmore (izn the minimum set by law for projects
with five or fewer aparcnents.

2. Deveioper:

(] No rights have been reservec by the deveioper to change. the Decizradon. Conceminiwz Map, Sylaws or
House Rules.

(X] Deveioper has reserved the fcilowing rights to change the Declarston, Condominium Map, Bylaws or
House Rules: .

1. At any time prior to the recording of the firs: conveyance of an apartment
(or any interest tize therein) to a party other than Developer, the
Developer may amenc the Declaration (includinz 311 exhibits) zand the
By-Laws and Condominium Map in any manner.

2. VYNotwithstanding the lease, sale or conveyance cf any of the apartments,
the Developer may amend the Declaration, if necessary (and when applica-
ble, the Condominium Map) to file the '"As-buil: Certificate' required
by 85144-12 of the Condominium Property Act, provided that such certifi-
cate contains a verified statement of a registered architect or profes-
sional engineer certifying that the final recor<ed Condominium Map fully
and accurately depicts layout, location, apartzent numbers, and the
dimensions of the apartments as built; or any revised plans filed with
such certificate involve only immaterial changes to the layout, locazation,
or dimensions of the apartment as built or anv changes in apartment num-
bers. '

7



A

. THE CONDOMINIUM PROJECT

Inrerest to be Conveved to Buver:

(X]

(]

Fee Simple: I[ndividual aparunents and the common elements, which include the underying jand, wiil be in
fee simple.

Leasenold or Subleasehold: Individual aparoments and the common eiements, which inciude the underiying
land wiil be ieasehold.

Leases for the individual aparmenrs and the underiying iand usuaily require thar at the end of the lease term,
the lessee (aparmment owner/fenant) deliver to the lessor (fee property owner) possession of the leased
premises and all improvement, including improvemenrs paid for by the lesses.

Exhibir contains further explanadons regarding the manner in which the renegodared lease
rents wiil be calculared and a descripdon of the surrender ciause provisicfi(s).

Lezse Term Expires:

Rent Renegotaton Date(s):

Lease Rent Pavable: [ ] Monthly [ ] Quarteriy
{ ] Semi-Annually [ 1 Annuaily

Exhibic conrains a schedule of the lease rent for each aparcment per [ ] Month [ ] Year

For Subleasenolds:

( ] Buyers sublease may be canceled if the master lease berween the sublessor and fee cwner is:
{ ] Canceied { ] Foreciosed

{ ] As long as the buver is not in defaulr, the buyer may condnue to occupy the aparcment and/or land on the
same terms contauled in (le sublease even if the master lease is canceied or forecicsed.

lndividual Apartments in Fee Simnie: Common [nrerest in the Underiving Land in Leasenoid or Subleasenoid:

Leases for the underlying land usually require that ar the end of the lease term. the Jessaas (apartmenr
owners/tenanrs) deliver to the lessor (fee property owner) their inrerest in the land and that they either (1)
remove or dispose of the buillding(s) and other improvements at the lezses’s expense; or (2) convey the
building(s) and improvement to the lessor, often at a specified price.

Exhibit confauns furthier expianadons regarding the manner in which the renegotated lease
rents wiil be caiculared and a descripdon of the surrender ciause provision(s).

Lease Term Expires:
Rent Renegoradon Date(s):

Lease Rent Payable: [ ] Monthly [ 1 Quarteriy
o { ] Semi-Annually [ 1 Annuaily
Exhibit conrawn: a schedule of the lease rent for each aparmmentper { | Month [ ] Year

8



{ ] Other

IMPORTANT INFORMATION ON LEASFHOLD CONDOMINIUM PROQJECTS

The informatdon contained in this report is a summary of the terms of the lease. For more derailed informaton, you
should secure a copy of the lease documenrts and read them thoroughly.

If you have any legal questions abour leasefiold property, the lease documenrts or the terms of the lease and the
consequences of becoming a lessee, you should seek the advice of an arrorney.

There are currentiy no statutory provisions for the mandatory conversion of Jeasenold condominiums and there are no
assurances thar such measures wiil be enacred in the furure.

In leasehold condominium projects, the buyer of an aparunent wiil acquire the right 1o occupy and use the aparument for
the time stated in the lease agreement. The buyer wiil not acguire oumight or absoiute fee simpie ownership of the land.
The land is owned by the lessor or the leased fee owner. The aparmment owTer or lessee must make lease rent payments
and comply with the terms of the lease or be subject to the lessor's enforcement acdons. The lease rear payments-a:e
usuaily fixed at specific amounts for fixed periods of tme, and are then subject 1o renegouadon. Renegodaton may be
based on a formuia, by arbimraton ser in the lease agreement, by law or by agreemenr berween the lessor and lessee.

The renegotiated lease rents may increase significandy. Ar the end of the lezse, the aparanent owners may have to
surrender the apartments, the improvements and the land back to the lessor withour any compensatoen (surrender
clause).

When leasehold property is soid, tidle is normaily conveyed by means of an assignment of lease, the purpose of which is
simiiar to that of a deed. The legal and pracdcal effect is different because the assignment conveys oniy the rights and
obligadons created by the lease, not the properry itsaif.

The developer of this condominium project may nave entered inro a master grournid lease with the fee simple cwner of
the land in order to deveiop the project. The developer may have then entersd into a sublease or a new lease of the land
with the lessee (2partment owner). The deveioper may lease the improvements o the aparunent owner by way of an
aparcment lease or sublease, or seil the improvements to the apartment owners by way of a condominium convevance or
aparument deed.

B. Undedﬁhz Land:

Address: 1711 Makiki Street Tax Map Key: (1) 2-4-23:76
onolulu, Hawaii 96822 MK

[ ] Addresz [ ] TMK s expected to change because

Land Area: /7,612 [X] square feer [ ] acrets) Zoning: A=2



ROYAL GARDEN MAKTKT PARTNERSHTP

Name
928 Nuuanu Avenue, Suite 002

Address
Honolulu, Hawaii 96817

Fea Qwmner

Sublessor:
Name

Address

Buildings and Other [mprovemenc:

) . i A e rerei F Evierimo Buiidimer [ S AT
1. - [X] New Building(s) [ ] Conversion of Existing Buiding(s) ] Both New Building{s) and Conversion

- Fioors Per Buliding 2

2 Number of Buildings:

{x] Exhibic - A contains further explanations.

3. Prircizai Consoucrion Martenai:
{ ] Concrece [ ] Hoilow Tile { x] Wood
[ ] Cther
4. Permired Uses bv Zoning:
No. of Use Permirred No. of Use Determined
Aprs. Bv Zoning ADCS. Sv Zenming
(X] Residencal  _8 ([ Yes (INo ( ] Ohana __ [1Yes []No
[ ] Commercial — [1Yes [INo [ ] Incuszizd  []Yes []No
( ] MixRes/Comm ____ {]Yes []No [ ] Agricuirurs (1 Yes [INo
[ ] Hortel [ 1Yes {INo [ ] Recreadonai [1Yes []No
( ] Timeshare — [1Yes []No [ ] Othe [1Ves []No

Is/Are this/these use(s) specificaily permirred by the project’s Decizzszon or Bylaws?
{(x] Yes [ ] No - ’
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5. Special Use Restrictions:

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

[X] Pets: _Owners may not keep pets in Apartments. See By-laws §5.3.g.

[ 1 Number of Occupants:

[X] Other: __See Exhibit B

[ 1 There are no special use restrictions.

6. Interior (fill in appropriate numbers):
Exterior
Elevators: 0 Stairways: S Trash Chutes: 0
Apt. Type Quantity BR/Bath Net Living Area (s.f.*) Lanai (s.f.) Balcony (s.f.)
A 1 2/1% 819.82 10.68 12.90
A-R 1 2/1% 819.82 10.68 12.90
B 2 2/1% 789.09 n/a 12.90
B-R 2 2/1% 789.09 n/a 12.90
C ] 2/1% 790.93 n/a 12.90
C-R 1 2/1% 790.93 n/a 12.90
Total Apartments:____ 8

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

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

Boundaries of Each Apartment: Each apartment shall be deemed to include: (i) any adjacent lanai to which such
apartment has direct, exclusive access, (ii) all the walls and partitions which are not load-bearing within its
perimeter walls, (iii) all pipes, shafts, ducts, pumps, conduits, wires and other utility or services lines running
through such apartment which are utilized for and serve only that apartment, (iv) the space enclosed by and
measured horizontally and vertically from the inner decorated or finished surfaces of all walls, floors and ceilings,
(v) any doors, windows or panels along the perimeters, and (vi) all fixtures installed therein.

Permitted Alterations to Apartments: An apartment owner may make additions, alterations or improvenemts solely
within his or her apartment or within a limited common element appurtenant to his or her apartment at his or her
sole cost and expense, provided that all such work shall be performed by a licensed contractor purusant to a building
permit if required by the City and County of Honolulu.

11



10.

Parking Stalls:

Total Parking Stalls: 17
Recuiar Comupact Tandem
cgvered _open coversd _open covered _open TOTAL
Assigned _8 g —16
(for ezch
urirc)
Guest L 1
Unassigned
Exmra for
Purchzse
Qther:
Tortal
Coverec & Qcen 9 8
Zach apartnent wiil have the exciusive use of X-4eass 2 sarking stail(s).

Suyers ara encoumaged (o find cut which scail(s) will be avaiabie for their vse.
{ ] Cormzmerciai parking garage permimed in condeminines project.

(X] Exhibir __C  conrains adéicenai informacicn on parking stails fer this condeminiv= project

Recrearional and Other Common Faciliztae:

[X] Thers are no reezdonal or comrmen facdices.

( ] Swimming peoi ( ] Stcrzge Arez [ ] Recrmazcen Aren
[ ] Laungoy Arez [ ] Tennis Cowrx { ] Trasn Chuze

[ ] Other

Caompiiances With Buiidine Code 2nd Municizai Reeuizdons: Cosr ta Curz Viciatons

[ X] There are no viciadons. ( ] Violadons wiil rict be cured.

[ ] Violadons and cost to cure are jistzd below. [ ] Violadons wiil be cured by,

i - Ctlendid 1ie z i . : _—
Condidon and Exzecred Useful Life of Stwemuirai Components. Mechznicai, and Elecrrical Instailadens

(For conversions of residencai aparcments in existence for at least £ve years):

n/a

iz



11.

Conformance to Present Zoning Code

a. [X] No variances to zoning code have been granred.

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

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

In general, a non-conforming use, stwructure, or lot is a use, sucrure, or lot which was lawrul ar one dme
bur which does not now conform o present zoning requirements.

Conforming Non-Conforming MWeeai
Uses . X — ——
Strucrures _ X — ——
Lot X _

If a variance has been granted or if uses, improvements or lot are either non-conforming or iilegai, buver
should consuir with counry zoning autherides as to possible limiradons which may appiy.

Limiradoens may inciude resmrictons on extending, eniarging, or condnuing the non-conformity, and resmorictons
on altering and repairing sguctures. In some cases, a Non-CoNoNMIng scucnire that is deswoyed or damaged
cannot be reconscucred. B

The buyer may not be able to obrain financing or insurance if the condominium project has a non-conforming
or illegal use, socucnure, or fot.

D. Common Elemenrs. Limited Common Flemenrs. Common Interesc

1.

Common Elements: Common Elements are those parts of the condomuniu projecr other than the individual
apartments. Although the common elements are owned joindy by ail apartmenrt owners, those pordons of the
cornmoen element wiich are designated as limired common elemenrs (see paragraph 2 below) may be used
only by those apartnents to which they are assigned. The common elements for this project, as described in

the Declaradon, are:

[ ] described in Exhibit

[X] asfollows: The land in fee simple, yards, grounds, landscaping, fences and refuse
areas and facilities, all sidewalks, pathways and roads within the condominium; all
ducts, electrical equipment, transformers, wiring and other central and appurtenant
installations for power, light, water, sewer, cable television, telephone, and all
pipes, plumbing, wires, conduits or other utility or service lines which are util-
ized by or serve more than one apartment, including any such lines which run through

any apartment.
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Limited Common Elemenrs: Limired Common Elements are those commmon eiements wiich ar ; .
1 alg reserveq fOI' the

exciusive use of the owners of certain aparonents.

{ ] There are no limired common elemenrts in this project

( x] The limired commeon elements and the aparmments which use them. as described in the Deciarateon, zra-
[ X] described in Exhibit _ C .

[ ] as follows:

3. Commen inrerest: Each aparcment will have an undivided frzcdenal nterest 1o all of the coz :
- - - ; X . R . PRSI SONE i el - - SInImon et o]
This interaest is called the "comurmen interest.” [ is used to deferming e2ch aparTments shara of ¢ )
& e2Cn soalTient ooTe el Le

maintenance fees and other comunon profits and expenses of the condeminiv= projecs. [t mav dso b ;
e e o S > LR prolect. U Moy &ls e vsed

other purposes, inciuding vodng ca rmamers requiring acZon by aparT—ent cwners. The commen Inr e for

the aparcments in this project, as described in the Declaradon. are: R mreresm for

{X] descibed in Exhibic __ C :

{ ] as follows:

£ Er . . . . . : - .
acumbrance: Against Tide: An encumbrance is a clalm against or a liabisy on the proverry or z cocu—m
affecong the o : : SC PIEPERT O @ cocmment
mng e tite or use of the property. Encumbrances may have zn adverte efecs on the properTy ©
y Tecs roperty cr your

-

purchase and ownership of an aparument in the project.

Exhibir <cribes i : . L ,
o _L___ c‘Ie..cnues e encumbrances against the dide conrained it e crde renort dated  Au
and issued by Title Guarantv of Hawaii Tncorpmarated ) ° fueust 22, 1995
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Blanker Liens:

A blanket lien is an encumbrance (such as a mortgage) on the enrire condeminium project that secures some type of
monerary debt (such as a loan) or other obligation. A blanker lien is usually reieased on an aparmment-by-aparmment
basis upon payment of specified sums so thar individual aparmments can be conveyed to buyers free and clear of the

lien.

[X] There are no blanker liens affecting title to the individual apartments.

[ ] There are blanker liens which may affect title to the individual aparczents.

Blanker liens (exceot for improvement district or udlity assessments) rmust be reieased before the deveioper
conveys the apartment to a buyer. The buyer's interest will be afected If the developer cefauits and the lien is
foreciosed prior to conveying the aparonent to buyer.

Effect on Buyer's Inrerest and Deposit if Deveioper Defauits
or Lien is Foreciosed Prior to Convevance

Construcdon Warranges:

Warrances for individual aparcments and the common eiements, incuding the beginning anc encing cartes for each

L. Suilding and Other [mprovements: Developer will allow Buver to inmspect the
will choose the date and time for the inspection. Developer promises to 3uver that if Buyer
inspects the Apartment at the proper time and if Buyer lists on Developer's inspectionzsheét
all of the defects or damages in Buyer's Apartment,. then Developer will use its best efforts

to have the defects or damages corrected by the contractor within a reasonable time.

Developer does not guarantee that the contractor will do it. This promise by Developer is
called "Developer's Limited Warranty" and will continue after the clesing. ZIven if there are
defects or damages to the Property, as long as the Property can be used, Buver will take owner-
ship and possessionof the Property. If Buyer does not make the inspection or is Buyer does

not sign the inspection sheet or accept possession of the Property, then Developer can cancel
the Purchase and Sale Agreement and keep all of Buyer's deposits. If Buver does not inspect
the Property on the date and time that Buyer is supposed to, then Buver will have lost
Developer's Limited Warranty. However, Buyer will still have to keep all of its promises.

Apzrtment. Developer

53]

2. Appliances: Developer will not give any warranties regarding eppliances, but will assign
manufacturer's warranties covering appliances installed in the Apartments.

15



G. Status of Constructon and Estimarted Compietion Date:

Construction commenced on June 5, 1995. It is estimated that construction will be

completed by December 31, 1995.

H. Prolect Phases:
The developer [ ] has {X] hasnot reserved the right to add to, mmerge, or phase this condominium

Summary of Developer's plans or right to perform for future deveiopment (such as addidons, mergers or phasing):

16



[V. CONDOMINIUM MANAGEMENT

A Management of the Common Elements: The Association of Aparment Owners is responsible for the managemenr of
the common elements and the overall operadon of the condominium project. The Associaton may be permirred, and
in some cases may be required, to empioy or retain a condominium managing agent to assist the Associadon in

managing the condominium project.

Inidal Condominium Managing Agent: When the developer or the deveioper’s amliate is the inidal condominium
managing agenr, the management conact must have a rerm of one year or less and the parties musr be able to

terminate the conmract on notce of 60 days or less.

The inidal condominium managing agent for this project, named on page five (5) of this reporr, is:

[ X] not arfiliated with the Developer [ ] the Develomer or the Developer's affiliate.
[ ] seif-managed by the Associaden of Apartment Owners [ ] other

B. Estdmare of Inigal Mainrenance Fees:

The Associzaton wiil make assessments against your aparument to provide funds for the operation and mainrenance
of the condominium project. [f you are delinquent In paying the assessments, your aparanent may be liened and
sold through a foreciosure proceeding.

Inidal maincenance fees are difficuir to esdmare and tend to increase as the condominium ages. Maintenance fees
may vary depending on the services provided.

Exhibit E conrtains a schedule of estmared inidal mainrenance fees and maintenance fes dishursemenrs

[P

(subject to change).

C. Udlity Charyes for Aparoments:

Each apartment wiil be billed separately for unlides excepr for the feilowing checked udiides which are inciuded in

the mainrenance fees: (common
elements only) .
{ 1 None [x] Electricity [ ] Gas [X] Water
[X] Sewer [ ] Television Cable [ ] Other

17



V. MISCELLANEOUS

A Sales Documents Filed With the Reai Estate Commtission:

Sales documents on file with the Real Estare Commission incdude burt are not limirted to:

(X]
(X1]

X1

Notice to Owner Occupants

Specimen Sales Contract
Exhibit  F contains a summary of the pertnent provisiens of the sales contracr.

Escrow Agreement dated 1/18/95
Exhibit __ G contains a summary of the pertinent provisions cf the escrow agreement.

Other

Buvers Right to Cancel Sales Contract

1.

Rights Under the Condominium Proverty Acr (Chaprer S14A. KRS

Preiiminary Report: Sales made by the developer are not binding on the prospecdve buyver. Sales made by the
ceveloper may be binding on the developer unless the deveioper ciearly states in the saies contracr that sales
are not binding. A prospective buyer who cancels the sales conczcr Is endtled to a refund of ail moneys paid,
less any escrow cancellatdon fee up to $250.00.

Suvpiementarv Reoort to a Preiiminarv Report: Same as for Preii=inary Report.

Finai Report or Suopiementarvy Reoorr to a Final Reporr: Sales rmade by the developer are binding if:

A) The Developer delivers to the buyer a copy of:

1) Either the Final Public Report OR the Supplementary Putiic Report which has superseded the Finai
Public Report for which an effecrive date has been issued v the Real Estate Commission;

AND

2) Any other public report issued by the developer prior to the date of delivery, if the report was not
previousiy delivered to the buyer and if the report has not Seen superseded:

The buyer is given an opportuniry to read the report(s); AND

One of the following has occurred:

1) The buyer has signed a receipt for the report(s) and waived the right to cancei: or

2) Thirty (30) days have passed from the time the report(s) were delivered to the buyer; or

3) The aparoment is conveyed to the buyer within 30 days fre= the date the repori(s) were delivered to

the buyer.

o

Marerial Change: Binding conwacts with the Developer may be rescinded by the buyer if:

A) There is a material change in the project which directiy, substzndally, and adverseiy affects (1) the use or
value of the buyer’s apartment or its limited common elemenzs; or (2) the amenides available for buvers
use; AND ‘

E) The buyer has not waived the right to rescind.

the buyer rescinds a binding sales contracr because there has been a marerial change, the buyer is eadted to
3 full and prompt refund of any moneys the buyer paid.

if
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2. Rights Under the Sales Conmact: Before signing the sales conmact. prospectve buyers should ask to sea and
carefully review all documents reladng to the project. If these docurnents are noc in final form, the buyer
should ask to see the most recent draft. These inciude bur are not iirmired to the: ’

Condominium Pubhc Reports issued by the developer which have been given an effectve dare by the
Hawaii Real Esrare Commission.

B) Declaradon of Condominium Properry Regime, as amended.

C) Bylaws of the Associadon of Aparmment Ownets.

D) House Rules.

E} Condominium Map.

F) Escrow Agreement
G) Hawaii's Condominium Property Act (Chapter S14A, HRS, as amended) and Hawaii Administragve Rules,

(Chaprer 16-107, adopred by the Real Estate Commission, as amended).
H) Other

A)

Copies of the condominium and sales documents and amendments made bv the deveicper are avaiiable for re
through the deveioper and are on file ac the Deparomnent of Commerce and Consumer Affairs. Reprints of Pa:ew
Condominium Property Act (Chaprer 514A, HRS) and Hawaii Adminisoztive Rules, Chaprer 16-107, are avaxlao‘;us
the Cashier's Office, Deparmment of Commerce and Consumer Affairs, 1010 Richards Sereer, 3rd Floor, Honoiuly, o
Hawail. maiiing address: P. O. Box 541, Fonolulu, FI $6809, ar a nominzi cosr. '

This Public Report is a part of Registadon No. 3320 fied with the Reai Estate Commission on April 6, 1995

Reoroduction of Renorr. VWhen repreduced, this report must be on:

{ ] yeilow paper stock -[X ] white paper stock ( ] pink paperstock
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Additional Information Not Covered Above

Pursuant to sections 16-99-3(g) and 16-99-11(d), Hawaii Administrative Rules (“HAR”), prospective
purchasers are hereby advised that Dave Y. Arakawa (RB-9602), assistant secretary of Royal Capital Holdings,
Limited, the managing partner of the Developer Royal Garden Makiki Partnership, is a current and active
Hawaii-licensed real estate broker and principal broker of Estates Royal Limited, the project sales agent.

The developer has elected to use a material house bond to meed the requirements of Section 514A-40(a)(5).
The prospective purchasers should be aware of the following:

1. The purchasers’ funds in escrow shall not be disbursed to pay for construction costs or other
expenses of the development of the condominium project until both the completion of the apartment to be
conveyed and the closing of the sale;

2. If closing is to occur prior to the expiration of the applicable mechanics’ lien period, then
the developer shall be required to:

(a) provide the purchaser with an owner’s title insurance policy with a mechanics’ lien
endorsement, protecting the purchaser against all future mechanics’ and materialmens’ liens, and

(b) provide the Commission with a release by the general contractor of the contractor’s
lien rights.

3. The material house is not disapproved by the Commission.

20



D. The developer hereby certifies that all the information contained in this Report and the Exhibits artached to this
Report and all documents to be furnished by the developer to buyers 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.

ROYAL GARDEN MAKIKI PARTNERSHIP
Name of Developer

o LG Y %%. §/00/0”

Duly Authgrized Signarory " Dare

DAVE Y. ARAKAWA, Assistant Secretarv of ROYAL CAPITAL HOLDINGS, LIMITED,
print name & title of person signing above Its Managing Partner

Distibudon:

Deparoment of Finance, City and County of Honolulu

mnning Department,_Ci+y and County of Honolulu
rederal Housing Administradon
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EXHIBIT A
DESCRIPTION

A 2-bedroom, 1% bath 2-story apartment including
kitchen and living/dining room, containing 843.40
square feet of living area, which area includes a
10.68 square-foot lanai and a 12.90 square-foot
balcony.

A 2-bedroom, 1% bath 2-story apartment including
kitchen and living/dining room, containing 843.40
square feet of living area, which area includes a
10.68 square-foot lanai and a 12.90 square-foot
balcony.

A 2-bedroom, 1% bath 2-story apartment including
kitchen and living/dining room, containing 801.99
square feet of living area, which area includes a
12.90 square-foot balcony.

A 2-bedroom, 1% bath 2-story apartment including
kitchen and living/dining room, containing 801.99
square feet of living area, which area includes a
12.90 square-foot balcony.

A 2-bedroom, 1% bath 2-story apartment including
kitchen and living/dining room, containing 803.83
square feet of living area, which area includes a
12.90 square-foot balcony.

A 2-bedroom, 1% bath 2-story apartment including
kitchen and living/dining room, containing 803.83
square feet of living area, which area includes a
12.90 square-foot balcony.

END OF EXHIBIT A



EXHIBIT B

SPECIAL USE RESTRICTIONS

1. An apartment shall be occupied and used only for
residential purposes and no apartment 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. 2An apartment may be
rented but not in any manner by which the occupants of the apart-
ment are provided customary hotel or like services, such as room
service for food and beverage, maid service, laundry and linen
service, or bellboy service. Every lease or rental agreement with
respect to an apartment must be made and shall be subject to the
provisions of this Declaration and the By-laws.

2. Neither the apartments in the Project, nor any interest
therein shall be sold, transferred, conveyed, leased, occupied,
rented or used for or in connection with any time-sharing 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, but is
not limited to, any plan, program or arrangement under which the
right to use, occupy, own Or possess an apartment or apartments in
the Project rotates among various persons on a periodically
recurring basis according to a fixed or fleating interval or period
of time, own or possess an apartment or apartments in the Project
rotates among various persons on a periodically recurring basis
according to a fixed or floating interval or pericd of tine,
whether by way of deed, lease, association or club memkership,
license, rentzl or use agreement, co-tenancy agreement, partnership

or otherwise.

END OF EXHIBIT B
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EXHIBIT C

PARKING COMMON
STALLS INTEREST
10 and 11* 12.970%
12* and 13 12.334%
1 and 2%* 12.970%
3% and 4 12.334%
6 and 7% 12.334%
8* and 9 12.362%
14 and 15*%* 12.334%
16* and 17 12.362%
5 -

*Compact Stalls
Each unit shall have two parking stalls
set aside as limited common elements

reserved for its exclusive use.

END OF EXHIBIT C



EXHIBIT D

ENCUMBRANCES AGAINST TITLE

1. For information regarding real property taxes due and
owing, reference 1is made to The Director of Finance, City and
County of Honolulu.

2. Title to all mineral and metallic mines resexrved to the
State of Hawaii.

3. Easement in favor of the State of Hawaii for a drainage
ditch, along the southwest boundary of said land.

4. Discrepancies, conflicts in boundary lines, shortage in
area, encroachments, or any other facts which a correct boundary
and improvement survey would disclose.

5. The terms and provisions, including failure to comply
with any covenants, conditions and reservations, contained in
Declaration of Condominium Property Regime for “ROYAL GARDEN-MAKIKI
CONDOMINIUM” Condominium Project dated July 12, 1995, recorded in
the Bureau of Conveyances of the State of Hawaii as Document No.
95-09814, as the same may hereafter be amended in accordance with
law or with said Declaraion. (Project covered by Condominium Map
No. 2263, and any amendments thereto.) Said Declaration was
amended by instrument dated August 3, 1995, recorded in said Bureau
as Document No. 95-101487.

6. The terms and provisions, including failure to comply
with any of the covenants, conditons and reservations, contained in
the By-Laws of the Association of Apartment Owners of said
Condominium Project dated July 12, 1995, recorded in said Bureau as
Document No. 95-09815, as the same may hereafter be amended.

TAX MAP KEY: (1) 2-4-23:76

END OF EXHIBIT D



EXHIBIT _E

ESTIMATE OF INITIAL MAINTENANCE FEES
AND
ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

Estimate of Initial Maintenance Fees:

Apartment Monthly Fee x 12 months = Yearly Total
101 $181.59 $2,179.08
102 172.67 2,072.04
201 181.59 2,179.08
202 172.67 2,072.04
301 172.67 2,072.04
302 173.07 2,076.84
401 172.67 2,072.04
402 173.07 2,076.84

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



Estimate of Maintenance Fee Disbursements:
Monthly x 12 months = Yearly Total

Utilities and Services

Air Conditioning

Electricity
[X] common elements only $ 50.00 $ 600.00
[ ] common elements and apartments

Elevator

Gas

Refuse Collection

Telephone

Water and Sewer 233.00 2,796.00

Maintenance, Repairs and Supplies

Building (pest control) 16.67 200.00

Grounds 40.00 480.00
Management

Management Fee 400.00 4,800.00

Payroll and Payroll Taxes

Office Expenses 20.00 240.00
Insurance 320.00 3,840.00
Reserves (*) 25.00 300.00

Taxes and Government Assessments

Audit Fees 30.00 360.00
Other
TOTAL $1,134.67 $13,616.00
I, _Dave Y. Arakawa , as agent and employed by , the condominium managing agent or

the developer, for the condominium project _Roval Garden-Makiki , hereby certify that the above estimates
of initial maintenance fee assessments and maintenance fee disbursements were prepared in accordance with

generally accepted accounting principals.
' /

-
(*) Mandatory reserves in effect January 1, 1993 Date: 8 / 73/ { J




EXHIBIT F

SUMMARY OF PROVISIONS OFf
RESERVATION AGREEMENT
SAILES CONTRACT AND RECEITT

1. The Reservation Agreement provides that the Buyer is to
make two deposits, one with execution of the Agreement, and the
second within 60 days of Seller's acceptance of the Reservation
Buyers will receive interest on their deposits if they

Agreement.
at the same rate earned by Seller on such deposits.

close on time,

2. If Buyer requires a loan, Buyer must apply for that loan
within 5 days of executing the Reservation Agregment, and must
provide Seller with evidence that they are qgualified for the loan
within 30 days, but i1f a Buyer 1s an owner-occupant who has
reserved his unit following publicaticn c¢f, and purusant to the
owner-occupant pre-sale notice, then such buyer shall have 50 days
in which to obtain financing. If any such Buyer who is a prospec-
tive owner-occupant cannot obtain financing within said period,
then such Buyer can cancel the Reservaticn Agreement and cbtain a

refund of their deposit.

3. If Buyer does not make depcsits cn time, or does not
apply for a lcan on time, obtains a lecan ccmaitment but fails to
do something required to keep the commitment in existence or does
not close on time, then Seller is entitled to retain Buyer's

deposit(s) as liquidated damages.

4. The Reservation Agreement will not feccme a binding sales
contract until issuance of a Final Public Rercrt by the Real Estate
Commissicn. Seller will send Buyer a ccpy of the Final Public
Report when it is issued, and Buyer will have 30 days in which to
decide whether to accept the Final Fuklic =eport or cancel the
Reservaticn Agreement. Buyer has the richt tc cancel the Reserva-
tion Agreement, and get his or her depcsits returned, minus
Escrow's, the Seller's and his or her lLender's cancellation fees,
but 1f Buyer does not return the receipt Zcr the Final Public
Report (which will include a right to cancel) within 30 days of
receipt, 3Buyer will be deemed to have accepted it, and the Reser-
vation Agreement will automatically Freccze a binding sales

contract.

END OF EXHIBIT F




EXHIBIT G

SUMMARY OF PROVISIONS OF ESCROW AGREEMENT

1. The Escrow Agreement dated January 18, 1995, identified
BANK OF HAWAII, a Hawailii banking corporation, as the escrow agent
and was executed by ROYAL GARDEN MAKIKI PARTNERSHIP, a Hawaii

registered general partnership, as Seller.

2. All payments and deposits made under the Escrow Agreement
are to be made to and held by the escrow agent.

3. No disbursements made by a purchaser are to be made by
the escrow agent unless the Real Estate Commission of the State of
Hawaii has issued a Final Public Report for the Project, a copy of
the Final Public Report has been provided to the puxchaser, and the
purchaser has acknowledged receipt of the Final Public Report or
been deemed to have acknowledged receipt of the Final Public
Report, and all requirements of §514A-40, 62 and 63, Hawaii Revised

Statutes have been met.

4. A purchaser shall be entitled to a refund of his or her
deposit in escrow if the purchaser so requests in writing, and if

a. the Seller has requested the escrow agent to return

the deposit; or

b. with respect to a purchaser whose funds were
obtained prior to the issuance of the Final Public Report, the
purchaser has exercised his or her right to cancel the contract
pursuant to §514A-62, Hawaili Revised Statutes, as amended; or

C. a purchaser has exercised his or her right to
rescind the contract pursuant to §514A-63, Hawaiili Revised Statutes,

as amended:; or

d. the Final Public Report is not issued within one (1)
vear of the effective date of the Preliminary Public Report.

5. If a purchaser should default, his or her deposits will
be treated as liquidated damages. Purchaser's deposits cannot be
used to pay construction costs until completion and closing.

6. The escrow agent may deduct a cancellation fee from any
refund made to a purchaser.

END OF EXHIBIT G



