CONDOMINIUM PUBLIC REPORT

Prepared & .
Issued by: Developer__ Royal Lunalilo, Inc.
Address 1907 Young Street, Honolulu,

nawall YoosLD

Projeet Name(*): ROYAL LUNALILO
Address: 92 Cunalilo Street, nonolulu, rpawall JboJl<L

Regisadon No. _ 3366

Efectve dare: August 4, 1995
Expiradon date: Seprember 4, 1996
Prenaration of this Report:

This report has been prepared by the Developer pursuant to the Condominium Property Act, Chapter 514A, Hawait

Revised Stztutes, as amended. This report is not valid uniess the Hawaii Real Estate Commission has issued a
regismraton number and effective date for the report.

This report has not been prepared or issued by the Real Estate Commission or any other government agency. Neither

the Commission nor any other government agency has judged or approved the merits or value, if any, of the project or of
purchasing an aparunent in the project.

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

Expiradon Dare of Reports. Preliminary Public Reports and Final Public Reports auromadeally expire thirreen (13)

months from the eifectve date uniess a Supplementary Public Report is issued or uniess the Commission issues an order,
a copy of which is arrached to this report, extending the effective date for the report.

Exception: The Real Estate Commission may issue an order, a copy of which shall be atrached to this report, that the
final public report for a two apargment condominium proiect shall have no expiraton date.

Tvoe of Report:

X PRELIMINARY: The developer may not as yet have created the condominium but has filed with the Real
(yelow) Estate Commission minimal informadon sufficient for a Preliminary Public Report. A Final
Public Report will be issued by the developer when complere informadon is filed.
. FINAL The developer has legally created a condominium and has filed complete informaton
(white) with the Commission.

{ ] No prior reports have been issued.
{ 1 This report supersedes all prior public reports.
{ ] This report must be read together with

___ SUPPLEMENTARY: This report updates informaton contained in the:
(pink) { ] Preliminary Public Report dated:

] Final Public Report dated:

] Supplementary Public Report dated:

And ] Supersedes all prior public reports

{

[ ] Must be read rogether with

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

(*) Exacty as named in the Declaragon

FORM: RBEOO-30 286/986/189/11%0/892



Disclosure Abstact: Separate Disciosure Abstrzct on this condominium project:

[ ] Required znd attached to this report (X ] Not Required - disclosures covered in this report.

Summary of Changes f=m Earier Public Reports:

This summary centains a general descripten of the changes, if any, mzde by the develeper since the lact sublic
report was issued. It is not necessarily il inclusive. Prespective buyers should compare this public report with the
earlier reports if they wish to know the specific chznges that have been mzde.

{ ¥ No prior reports have been issued by the developer.

[ ] Changes made are as follows:
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anerzi Informanon On Condominiums

A condominium is a special form of real property. To create a condominium in Hawail, the requirements of the
sndominium Property Act, Chapter 514A. Hawali Revised Starutes. must be compiied with. In addidon, certzin
;guirements and approvais of the Counrty in which the project is located must be szaoisfied and obtzined.

Some condeminium prejects are lezsencld. This means that the lznd or the building(s) and cther imorovements
re leased to the buyer. The lease for the land usuaily requires thar at the end of the lease term, the lessees (aparr:.e:«.:
wners/tenants) deliver their interest in the land to the lessor (fee property owner). The lezase ziso usuzily requires tha
~e lessees either (1) convey to the lessor the building(s) and other improvements, including any improveme.nti paid for
y the lessees: or (2) remove or dispose of the improvements at the lessee’s expense. Lezses for individual zparmments

fren require that at the end of the lease term, the lessee deliver to the lessor the zpartment, including zny
mprovements placed in the aparmzent by the lessee.

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

*Common eiements” are the areas of the condeminium project other than the individual aparcments. They are
swned icindy by ail aparmment owners and inciude the iand, either in fee simpie or leasehold, and those parts of the
Suiiding or buildings intended for common use such as foundatons, columns. roofs. hails, elevators, and the like. Your
ndivided interest in the COmMINON elements cannot be separated {rom owmersnip of your aparument.

1n some condeminium projects, some common elements are reserved for the exclusive use of the owners of

certain aparuments. These common elements are called "limited common elements® and may include parking stalls,
pates. lanais, rash chutes, and the like. -

You will be endtled to exclusive ownership and possession of your aparanent. Condominium aparrments may be
individuaily boughr, sold, rented, morrgzaged or encumbered, and may be disposed of by will, gift, or operation of law.

Your aparmnent will, however, be part of the group of apartments that comprise the condominium project.
Study the project’s Declaradon, Bylaws, and House Rules. These documents contain important informadon on the use
and occupancy of apartments and the common elements as weil as the rules of conduct for owners, tenants, and guests.

Operadon of the Condominium Proiject

pEALAI R A AL IR TR LA ER AR A e ]

The Association of Aparunent Owners is the endry through which apartment cwners may take acten with regard

to the administration, management, and operaton of the condominium project. Each aparonent owner is autcmancaily
a member of the Associaton.

The Board of Directors is the governing body of the Associadon. Unless you serve as a board member or an
officer. or are on a committee appointed by the board, your participadon in the adminisradon and operation of the
condominium project will in most cases be limited to your right to vote as an aparunent owner. The Board of Directors
and officers can take cerrain actions without the vote of the owners. For example, the board may hire and fire

employees, increase or decrease maintenance fees, borrow money for repair and improvements and sera budger. Some
of these acdens may significanty impact the aparmment owners. :

Undil there is a sufficient number of purchasers of apartments to elect a majority of the Board of Directors, it is
likely thar the developer will effectively conwrol the affairs of the Associaden. It is frequenty necessary for the deveioper
to do so during the early stages of development and the developer may reserve certain special rights to do so in the
Declaration and Bylaws. Prospective buyers should undersrand that it is important to all aparmment owners that the

mansition of congrol from the developer to the apartment owners be accomplished in an orderty manner and in a spirit of
cooperation.



I. PERSCNS CONNECTED WITH THE PROJECT

yeveloper: Royal Lunalilo, Inc. Phone: (808)946-8033
Name
1907 Young Street
Business Address
Honolulu, Hawaii 96826

(Business)

Names of officers or general parmers of developers who are corporations or parmerships:

Kenneth Nobuta President
Dick S. Clack Vice President
D. Zane Schlemmer Vice President/Secretary
Jeal Estate Wayne Tani
Iroker: Blue Ribbon Realty Phone:(808) 536-0440
Name

(Business)
800 S. Beretania St., #260

Business Address

Honolulu, Hawaii 96813
lditional Project Real Estate Brokers are listed on Part V (pg.20) of this report
Escrow: _Title Guaranty Escrow Services, IncPhone{808) 521- 0211

Name (Business)
235 Queen Street, 1lst Floor
Business Address

Honolulu, Hawaii 96813

General )
Contracror: To be determlned Phone:
Name (Business)
Business Address
Condominium
Managi
Agentt PAR Management Inc. Phone: (808) 591-8870
Name (Business)
1210 Auahi St., #105
Business Address
Honolulu, Hawaii 96814
Attorney for 808)523-6161 or
Dﬂmmg;; John P. Gillmor, Attoreny at Law phmm:5808%536—0002
) Name (Business)

1164 Bishop St.
Business Address
Honolulu, Hawaii 96813
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I. CREATION OF THE CONDOMINIUM;
CONDONMINIUM DOCUMENTS

A condominium is created by recording in the Bureau of Conveyances and/or filing with the Land Co ion of
. ‘o ; e . ‘ urt a Deci
Condominjum Property Regune, a Condominium Map (File Plan), and the Bylaws of the Associadon of Ap ¢ s:non of
Owners. The Condominium Property Act (Chapter 514A, HRS), the Declaradon, Bylaws, and House Rules control the
rights and obligadons of the apartment cwners with respect to the project and the commen elements, to ezch Other‘

to their respective apartments. The provisions of these documents are intended to be, and in most cases zre, enforceatle
in a cowrt of law.

A Dedaratioq of Condoméniurm Property Regime contains a description of the land, buildings, aparmments, cammon
elements, limirted common elements, common interests, and other informatoen relating to the condomir;ium project.

The Declaraton for this condominium is:
(X1 Proposed

[ ] Recorded - Bureau of Conveyances: Document No.
_ Book Page
[ ] Filed - Land Court Document No.

The Declaradon referred to above has been amended by the following insouments {state name of d
and recording/filing informadon]: of document, date

B. Condominium Map (File Plan) shows the floor plan, elevation and layout of the condominium project. !
, ’ t
the floor plan, locadon, apartment number, and dimensions of each apartment. pro) also shows

The Condominium Map for this condominium project is:
{x ] Proposed
{ ] Recorded - Bureau of Conveyances Condo Map No.
( ] Filed - Land Court Condo Map No.

The Condominium Map has been amended by the following insmuments (state name of document, date and
recording/filing information]:

C. Bylaws of the Assgcian’on of Apartment Owners govern the operation of the condominium project. They provide for
the manner in which the Board of Directors of the Association of Apartment Owners is elected, the powers and

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

The Bylaws for this condominium are:

X ] Proposed
[ ] Recorded - Bureau of Conveyances: Document No.

. Book Page
{ ] Filed - Land Court: Document No.

The Bylaws referred to above have been amended by the following insguments (state name of document, date and
recording/filing informatien}:



D. House Rules, The Board of Directors may adopt House Rules to govern t!

The he use and aperaden of the common
elements and limited common elements. House Rules may cover marters such as parking reguiadons, hours of

operation for commen facilides such as recreation areas, use of lanais 2nd requirements for keeping pers. These

rules must be fo!lowed by owners, tenants, and guess. They do not need to be recorded or fled to be effecdy
inidal House Rules are usually adopted by the developer. @ cifectve. The

The House Rules for this condominium are:

(X 1 Proposed ' [ 1 Adopted [ ] Developer does not plan to adopt House Rules

E. Changes to Condominium Documents

Changes to the Declaration, Condominium Map, and Bylaws are efective only if they are duly adopted and re

rd
and/or filed. Changes to House Rules do not need to be recorded or filed to be effectve. -co od
1. Apartment Owners: Minimum percenrage of common interest which must vote for or give written consent to
changes:
Minimum .
Set by Law This Condominium
Declaration 75%* 75%
{and Condo Map)
Bylaws 65% 65%
House Rules - Maj ority

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

2. Developer:

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

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

Developer has reserved the right to grant utility easements (but only at
the direction of_ the Association) and the right to conduct extensive
sales activities and to complete the Project. Developer has reserved
the right to file the "as built" condominium map after the conveyance o.
Apartments. Until a sufficient number of Apartments have been conveyed
the Developer, as owner of Apartments, is entitled to exercise powers
reserved to the Board of Directors and the Apartment Owners under the
Declaration, Bylaws and House Rules. Developer has reserved the right

in the Sales Contract to make certain changes to the condominium docu-
ments.



A.

II. THE CONDOMINIUM PROJECT

Interest to be Conveved to Buyer:

)

{1

(]

Fee Simple: Individual aparmuents and the common elements, which inciude the underlying land, will be in
fee simple. s

Leasehold or Subleasehold:

Individual aparaments and the common elements, which in :
land wiil be lezsehold. include the underying

Leases for the individual apartments and the underlying land usuaily require thar at the end of the lezse term,
the lessee (apam::lent owner/tenant) deliver to the lessor (fee property owner) possession of the lezsed
premises and all improvements, including improvements paid for by the lessee.

Exhibit contains further explanadons regarding the manner in which the rene

— tated |
rents will be calculated and a description of the surrender clause provision(s). gonated lease

Lease Term Expires:

Renrt Renegortiation Date(s):

Lease Rent Payable: [ 1 Monthly [ ] Quarterly
( ] Semi-Annually ( ] Annually
Exhibit ________ contains a schedule of the lease rent for each apartmentper { JMonth [ ] Year
For Subleaseholds:

[ 1 Buyer's sublease may be canceled if the master lease berween the sublessor and fee owner is:
{ ] Canceled { 1 Foreclosed

[ ] As long as the buyer is not in default, the buyer may continue to occupy the aparmment and/or land on the
same terms contained in the sublease even if the master lease is canceled or foreclosed.

Individual Apartments in Fee Simple; Common [nterest in the Underlying Land in Leasehold or Subleasehold:

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

Exhibit contains further explanadons regarding the manner in which the renegotiated lease
rents will be calculated and a descripdon of the surrender clause provision(s).

Lease Term Expires:
Rent Renegotation Date(s):

Lease Rent Payable: { 1 Monthly [ ] Quarterly
{ 1 Semi-Annually [ 1 Annually
Exhibit __________ contains a schedule of the lease rent for each apartmentper { ] Month [ ] Year

8



[ ] Other:

IMPORTANT INFORMATION ON LEASFHOLD CONDOMINIUM PROJECTS

The informaton contzined in this report is a summary of the terms of the lease. For more detailed informaton, you
should secure a copy of the lease documents and read them thoroughly.

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

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

there are no

In leasehold condominium projects, the buyer of an apartument will acquire the right 1o occupy and use the apartment for
the time stated in the lease agreement. The buyer will not acquire outright or absolute fee simple ownership of the land.
The land is owned by the lessor or the leased fee owrnier. The aparument owner or lessee must make lease rent payments
and comply with the terms of the lease or be subject to the lessor's enforcement actions. The lease rent payments are
usuaily fixed at specific amounts for fixed periods of time, and are then subject to renegotiation. Renegotaton may be
based on a formula, by arbitration set in the lease agreement, by law or by agreement between the lessor and lessee.
The renegotiated lease rents may increase significantly. At the end of the lease, the apartment owners may have to

swrrender the aparuments, the improvements and the land back to the lessor without any compensation (surrender
clause).

When leasehold property is sold, title is normally conveyed by means of an assignment of lease, the purpose of which is

similar to that of a deed. The legal and practical effect is different because the assignment conveys only the rights and
obligations creared by the lease, not the property itseif.

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

apartment lease or sublease, or sell the improvements to the apartment owners by way of a condominium conveyance or
apartument deed.

B. Underlying Land:

First Division
Address: 926 Lunalilo Street, Tax Map Key: 2-4-14:5,6,7,8,14
Honolulu, Hawail Yobll (T™K)

[ ] Address [XX] TMK is expected to change because_of consolidation bv common ownership.

Land Area: 37,370 [X] square feet

[ ] acre(s) Zoning:_A-2, Punchbowl
Special Design Distric




TFee Owner: __Savnyex Ccmnanv, Ltd,
Name

Sudacho Sanvo Blda,
Address
2-8 Xauda Sudacho

Chivoda-Ku, Tokyo 101, Japan

Sublessor: Not Applicable
Name

Address

Buildings and Other Improvements:

1. {X ] New Building(s) { ] Conversion of Existing Building(s)

2. Number of Buildings: One Floors Per Building

{ ] Exhibit contains further explanadons.

3. Principal Construction Material:

X ] Concrete X 1 Hollow Tile ' [X ] Wood

[ ] Both New Building(s) and Conversion

Six

(X ] Other_Steel, Glass and Allied Bujldines Materjals

4, Penn'itted Uses by Zoning;

No. of Use Permitted
Apts. By Zoning

{ X] Residental 113 K]Yes {(1No { ] Ohana

" { ] Commercial — [1Yes [1No [ ] Indusmial

[ ] MixRes/Comm ____ []Yes {(INo [ ] Agriculrural
[ ] Hotel . [1Yes [1No [ ] Recreational

{ ] Timeshare e [1Yes [INo [ ] Other

No. of Use Determined
Apts, By Zoning

—— [1Yes [INo
— [1Yes [1No
—— [1Yes [INo
—— [1Yes [1No

.

(1Yes (INo

Is/Are this/these use(s) specifically permitted by the project’s Declaration or Bylaws?

(X] Yes : [ 1 No

-
"~

This facility contains a "basement”" level which is not counted

as floor area (per Land Use Ordnance) but is counted as a floor

in item (C.2 above.

10



Special Use Restrictons:

w
N

The Declaradon and Bylaws may contain restriccons on the use-and occunan

for this condominium project include but are not liraited to:

cy of the aparrments. Resmictons

(X] Pets:Qne dog or cme cat may he kent in spartments., subiect to By-laws

and House Rules.
[ ] Number of Occupants: Not Applicable

[ ] Other:_Not Applicable

{ ] There are no special use resmrictons.

6.  Interior (fill in appropriate numbers):

Elevators: TwO

Two main stairways, one additional stairway for parking access and emergency

AptL.

Tvpe Quantuw
A — 24
A.l 23
B 6
B.1 12
C 24
D 24

Total Apémnents: 113

Stairways: _LWO

BR/Bath

(e

2/1

Net

Living Area (sfi*

334
5254

—224
557

*See Exhibit "E" for other details.

*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 Aparmment:

See Exhibit "A"

Permirtted Alterations to Aparmments:

See Exhibit "B"

11

Trash Chutes: One

Lanai/Patio (sf)

|

5

H

|

exit



10.

Parking Stalls:

Total Parking Stalls:__ 125

Regular Compact Tandem
covered onen covered _open covered cpen TOTAL
Assigned 59 * 2 52* 113
(for each
unit)
Guest 1 2 2 7 12
Unassigned
Extra for
Purchase
Other:
Total
Covered & Open _____6__{*__ 61
*Includes Handicapped Stalls
Each aparmmenrt will have the exclusive use of at least 1 parking stail(s).

Buyers are encouraged to find out which stall(s) will be available for their use.
[ ] Commercial parking garage permirtted in condominium project.

[ ) Exhibit _"E'! conrtains additional information on parking stalls for this condominium project.

Recreatonal and Other Common Facilities:
{ 1 There are no recreatonal or common facilites.

{ ] Swimming pool { X] Storage Area [X] Recreation Area

[ ¥] Laundry Area [ ] Tennis Cowrt {X] Trash Chute
[ X] Other:__QOffice for Manager.

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

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

[ ] Violadons and cost to cure are listed below. [ ] Violations will be cured by,

Copdition and Expecred Useful Life of Structural Components, Mechanical, and Electical Instailatiens
(For conversions of residential apartments in existence for at least five years):

N/A

12



11. Conformance to Present Zoning Code

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

[ 1 Variance(s) to zoning code was/were granted zs follows:

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

In gene.ral, a non-conforming use, structure, or lot is a use, sgucture, or lot u.;hich was lawful at one tme
but which does not now conform to present zoning requirermnents.

Conforming Non-Conforming egal
Uses X
Strucrures . S
Lot ______X___

If a variance has been granted or if uses, improvements or lot are either non-conforming or ill
should consuit with counry zoning authorides as to possible limitations which may aPplgy, egal, buyer

Limirations may include restrictons on extending, enlarging, or conunuing the non-conformity, and reswrictions

on altering and repairing structures. In some cases, a non-conforming structure that i
is or dama;
cannot be reconstructed. d“‘“’?‘d ged

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

D. Common Elements, Limited Common Elements, Common Interest:

1. Common Elements: Common Elements are those parts of the condominium project other than the individual

apartments. Although the common elements are owned joindy by all apartment owners, those portions of the
common elements which are designated as limited common elements (see paragraph 2 below) may be used

only by those apartments to which they are assigned. The common elements for this project, as described in
the Declaradon, are:

[ X] described in Exhibit _ "C" .

{ 1 asfollows:

13



2, Limited Common Elemenrs: Limited Common Elements are those common elements which are reserved for the
exclusive use of the owners of certain aparunents.
{ ] There are no limited common #lements in this project.
[X] The iimired ccmmon elements and the apartments which use them, zs described in the Declaradon, are:
[ X] described in Exhibic __'"D" .
[ ] as follows:
3.

Common Interest; Each apartment will have an undivided fracticnal interest in all of the common elements.
This interest is called the "common interest.” It is used to determine each apartment’s share of the
maintenance fees and other common profits and expenses of the condominium project. [t may also be used for

other purposes, including voting on marters requiring action by apartment owners. The common interests for
the aparuments in this project, as described in the Declaradon, are:

[ X] described in Exhibit "E" .

{ 1] as _fol!aws:

E. Encumbrances Against Title: An encumbrance is a claim against or a liability on the property or a document

affecting the ttle or use of the property. Encumbrances may have an adverse effect on the property or your
purchase and ownership of an apartment in the project.

Exhibit "F' _ describes the encumbrances against the title contained in the dde re ortupdated Mav 30,19
and issued by I'irst American Title Insurance Co., Security Title Corporation.

14



Slanket Lisns:

X Toaemlr N ‘e = e - - e 3 bol —r S dae -~

A blanket lien is Ln'e..:_.'nb.;:zce (such es a mc..‘gage) cna the encre condeminium project thet secures some npe of

monetary cebt (such as a lean) cr other obligaden. A blanker len is usuaily relezsed on 2a zpar=ent-by: 'p"‘"-ent
. d . e o - ° CEY N

czsis upon payment of specified sums so that individuel zparmments can be conveyed 1o buyers Tee 2nd clezr of the

Hen. ’ o

{ ] Thereare no blanket liens aecdng title to the individual epartments.,

[X] ZIhere zre blanket llens which may zffect cle to the individual aparmmencs,

Blanket liens (except for improvement dismrict or uclity zscessments) must be relessed before the developer
conveys the aparcment to a buyer. The buyer's {nterest will be affected if the developer defaults z=d th¢ lien is
foreclesed prior to conveying the aparament to buyer.

Effect on Buyer's [nterest and Deposit if Developer Defzults

Tvoe of Lien cr Lien is Foreclosed Prior to Convevance

Construction

Buyer's interest may be terminated on foreclosure
Mortgages

but Buyer will be entitled to a refund of deposit
remaining in escrow. Construction Lender has
right to elect to complete the project and to en-
force the terms of the Sales Contract.

F. Construction Warranties:

Warrandes for individual aparoments and the common elements, including the beginning and ending dates for each
warrznty, are as follows: The warranty period is one year from the date of substan-
tial completion of the apartment building. “See page 16, section G for
est~1m% e cgrré}gg_e?lon date of construction.

i.. Building an er Improvements:

The Developer makes no warranties of materials or vorkmanshig as to the
construction, but does agree to assign all warranties given by the con-
tractor, subcontractors and materialmen along with the conveyance of the
apartment. Such warranties include a one-year warranty by the contractor
against defective materials and workmanship. Developer agrees to cooperat:
with and to assist Buyer in having any legitimate claims of defective
materials or workmanship remedied under the one year warrenty; Buyer, how-

ever must comply with the inspection procedures set forth in the Sales
Contract.

2. Appliances: The Developer makes no warranties regarding appliances,
furnishings or fixtures, but does agree to assign all manufacturer's
warranties along with the conveyance of the apartment. Developer agrees t
cooperate with and to assist Buyer in having legitmate claims of defective
appliances or furnishings remedied under the respective manufacturers'
warranties. EXCEPT AS PROVIDED ABOVE, DEVELOPER DISCLAIMS ANY AND ALL )
WARRANTIES AS TO MATERIALS, WORKMANSHIP, FURNISHINGS AND APPLIANCES, IN-

CLUDING, WITHOUT LIMITATION, WARRANTIES OF MERCHANTABILITY OR FITNESS FOR
A PARTICULAR PURPOSE. 15



G. rarus of Consoucten 2nid Fsfmzred Comrnlegen Date:

Akt e

Commencenent of construction is estimated within 30 days after construc-
tion financing is concluded and completion 1s estimated to be 14 months
after commencement. Financing of construction is expected to be con-
cluded not later than January 31, 1996. Acccrdingly, substantial com-
pletion of censtruction by the general contractor is expected to occur
not later than April 20, 1297, which is 20 days and 14 months after the
projected date for completion of arrangements for cecnstruction financing.
As the construction financing process and the actual construction of im-
provements involve lenders, contractors, sub-contractors and material
suppliers who are independent of the developer, the actual start and
ccmpletion dates cannot be established at this time, other than by
estimates.

H. Proiect Phases:

The developer [ ] has [X] hasnot reserved the right to add to, merge, or phase this condominium,

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

16



V. CONDOMINIUM MANAGEMENT

Management of the Common Elements; The Associadon of Aparument Owners is responsible for the management of
the common elements and the overail operaton of the condomin‘um project. The Associaton may be permitzed, and
=y

‘n some cases may be required, to employ or retain a condominium managing agent to assist the Associagon in
managing the condominium project.

Inidal Condominium Managing Agent; When the deveioper or the developer's affiliate is the inidz] condominium

managing agenr, the management contract must have a term of one year or less and the partes must be able to
terminate the contract on niodce of 60 days or less.

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

(x1 not affiliated with the Developer- [ 1 the Developer or the Developer i
[ ] self-managed by the Association of Aparument Owners [ ] other ciopers a@late'

Estirnate of Initial Maintenance Fees:

The Association will make assessments against your apartment to provide funds for the operadon and maintenance

of the condominium project. If you are delinquent in paying the assessments, your apartnent may be liened and
sold through a foreclosure proceeding. .

Initial maintenance fees are difficult to estimate and tend to increase as the condominium ages. Maintenance fees
may vary depending on the services provided.

Exhibit  _ contains a schedule of estimated initial maintenance fees and maintenance fee disbursements
(subject to change). ' - '
Udlity Ch for Apartments:

Each apartment will be billed separately for uilities except for the following checked utlities which are included in
the maintenance fees: :

(Common elements only)

[ ] None X1 Elecrricity K] Gas [X] Water
[X] Sewer fX] Television Cable™ [X] Other Telephanes for Manager's Office

*Sat_elite TV-Basic Channels and Elevetor

17



V. MISCELLANEOUS

A Sales Docurnents Filed With the Real Estate Commission:

Sales documents on file with the Real Estate Commission include but are not limited to:

[¥X] Notce to Qwner Occupants

(x1]

Specimen Sales Contract
Exhibit __H contains a summary of the pertinent provisions of the szles contract.

[X] Escrow Agreement dated_February 16, 1995

{ ] Other

Exhibit I contains a summary of the pertnent provisions of the escrow agreement.

B. Buvers Right to Cancel Sales Contracrs

1.

Rights Under the Condominium Property Act {Chaorer S14A HRS):

Preliminary Report: Sales made by the developer are not binding on the prospectve buyer. Sales made by the
developer may be binding on the developer uniess the developer clearly states in the sales contracr that sales

are not binding. A prospective buyer who cancels the sales conwact is entitled to a refund of all moneys paid
less any escrow cancellation fee up to $250.00. ’

Suppiemenrary Report to a Preliminary Report: Same as for Preliminary Report.

Final Report or Supplementary Report to a Final Report: Sales made 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 Public Report which has superseded the Final
Public Report for which an effective date has been issued by the Real Estate Commission;
AND
2) Any other public report issued by the developer prior to the date of delivery, if the reporr was not
previously delivered to the buyer and if the report has not been superseded;
B) The buyer is given an opportunity to read the report(s); AND
C) One of the following has occurred:
1) The buyer has signed a receipt for the report(s) and waived the right to cancel; or
2) Thirty (30) days have passed from the time the report(s) were delivered to the buyer; or

3) The aparmment is conveyed to the buyer within 30 days from the date the report(s) were delivered to
the buyer.

Material Change: Binding contracts with the Developer may be rescinded by the buyer if:

A) There is a material change in the project which directly, substandally, and adversely affects (1) the use or

value of the buyer's aparmment or its limited common elements; or (2) the amenities available for buyers
use; AND

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

If the buyer rescinds a binding sales conwract because there has been a material change, the buyer is entided to0
a full and prompt refund of any moneys the buyer paid.

18



5. Rights Under the Sales Contract: Before signing the sales contract, prospective buyers should ask to see and
carefully review ail documents relating to the project. If these documents are not in final form, the buyer
should ask to see the most recent draft. These inciude but are not limited to the: ’

A) Condominium Public Reports issued by the developer which have been given an effective date by the

Hawaii Real Estate Commission.

B) Declaradon of Condominium Property Regime.

C) Bylaws of the Associaton of Apartment Owners.

D) House Rules.

E) Condominium Map.

F) Escrow Agreement.

G) Hawaii's Condominium Property Act (Chapter S14A, HRS, as amended) and Hawaii Administrative Rules,

(Chapter 16-107, adopred by the Real Estate Commission, as amended).
H) Other The project is subject to a Brivate Park Declaration.

Copies of the condominium and sales documents and amendments made by the developer are available for reﬁew
through the developer and are on file at the Deparmment of Commerce and Consumer Affairs. Reprints of Hawaii’s
Condominium Property Act (Chaprer 514A, HRS) and Hawaii Administrative Rules, Chapter 16-107, are available at

the Cashier's Office, Department of Commerce and Consumer Affairs, 1010 Richards Street, 3rd Floor, Honolulu,
Hawaii, mailing address: P. O. Box 541, Honolulu, HI 96809, at a nominal cost.

This Public Report is a part of Registration No. 3366 filed with the Real Estate Commission o'n 5/22/95 .

Reproduction of Report. When reproduced, this report must be on:

[ X] yellow paper stock { 1 white paper stock [ ] pink paper stock

19



c. Addidonal Informetion Not Covered Above

Other project Real Estate Brokers are as follows:

Wayne Masuda (R) Herbert K.Horita Realty, Inc.
Wayne Masuda dba Horita Square )

Wayne Masuda Realtor 2024 N. King, Room 200

711 Keeaumoku St. Honolulu, HI’ 96819

Suite 213 & 214 Televhone: (808 -
Honolulu, HI 96814 E (808) 847-4241

Telephone: (808) 927-2372

Virginia A. Epley-Sprinkle (R)
CENTURY 21 Kahala Hale, Inc.
independently owned and operated
4400 Kalanianaole Hwy.

Suite C-21

Honolulu, HI 94821

Telephone: (808) 735-7888

Edward L. Lim (B)

dba E & L Realty Edward L. Lim
Principal Broker S

535 Ward Avenue, Suite 201
Honolulu, HI 96814 .
Telephone: (808) 591-1900

Ronald M. Okubo (R)

Ron Corporation

1221 Kapiolani Blvd.,
Suite 230

Honolulu, HI 96814
Telephone: (808) 591-8998

Patrick H. Ayers (R)

The Ayers Corporation

1580 Makaloa Street

Suite 880

Honolulu, HI 96814
Telephone: ~ (808) 946-8033

McCormack Real Estate, Inc.
dba Coldwell Bank McCormack
Real Estate

841 Bishop Street, Suite 2301
Honolulu, HI 96813
Telephone: (808)539-9600
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D. The developer hereby certifies that all the informaton conrained in this Report and the Exhibits zttached 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 developers knowledge, informadon and belief, oue, correct 2nd cormplete,

Royal Lunalilo, Inc.
Name of Developer

S/

uly Auth

By:

ed Signatory

Kenneth K. Nobuta, President
print name & title of person signing above

Distribution:

Deparunent of Finance, City and County of Honolulu

Planning Deparmment,___Citv and County of Honolulu
Federal Housing Administration
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EXHIBIT "A"
CONDOMINIUM PUBLIC REPORT
ROYAYL, LUKALIIO.

BOUNDARIES OF APARTMENTS

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, (ii) any pipes, shafts, wires, con-
duits, equipment or apparatus 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, or (iv) any
windows including any film or other coating thereon. Each apart-
ment 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, conduits, wires or other utility or service
lines running through such Apartment which are utilized for and
serve only that Apartment, (iii) the inner decorated or finished
surfaces of all walls, floors and ceilings, (iv) any doors or
panels along the perimeters, (v) all cranks, frames and other
window or sliding door hardware, and (vi) all appliances and
fixtures installed therein and replacements thereof.

exhibita.rlc



EXHIBIT "B"
CONDOMINIUM PUBLIC REPORT
ROYAL LURALILO

PERMITTED ALTERATIONS TO APARTMENTS

The declaration provides as follows with respect to the
permitted alterations of Apartments:

General Provisions. Except as otherwise expressly pro-
vided in article M of the Declaration to the contrary, construc-
tion of any additional building or structural alteration addition
to any building, different in any material respect from Condomin-
ium Map of the Project, shall be undertaken by the Association or
any Apartment Owner only pursuant to an amendment of the Declara-
tion, duly executed pursuant to the provisions thereof, accompa-
nied by the written consent of the holders of all liens affecting
any of the Apartments involved, and in accordance with complete
plans and specifications therefor first approved in writing by
the Board, and promptly upon completion of such construction, the
Association or Apartment Owner, as the case shall be, shall duly
record an amendment in the Bureau, together with a complete set
of floor plans of the Project as so altered, certified as built.

Additions or Alterations Solely Within an Apartment.
Notwithstanding anything to the contrary contained herein, 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 neces-
sity of the consent or joinder of any Apartment Owner or the
amendment of the Declaration, but with the prior approval of the
Board and upon the prior presentation of such plans and specifi-
cations and other materials as the Board may require as is more
fully set forth in Article X, Section 6 of the Bylaws, to make
any of the following alterations solely within the Apartment
space: to install, maintain, remove, and rearrange partitions and
other structures from time to time within such Apartments, and 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 section shall authorize any work or alteration which would



jeopardize the soundness or safety of any part of the Project,
reduce the face value therefor, adversely affect any other Apart-
ment, alter the uniforn external appearance of the Project, or

affect or impair any easement or right of any other Apartment
owner.

Prohibition of Unauthorized Alteration or Decoration to the

Exterior and Common Areas of the Building. No Owner of an Apart-
ment shall, without the written approval and consent of the
Board, place or permit the attachment, hanging, projection or
protrusion of any object, garments or naterials of any kind from
the roofs, exterior walls, windows, or doors of the Apartments,
or the placement of any other matter or decoration within or
without the Apartment which shall be visible from the exterior of
the building, nor shall any Owner change or alter any of the
glass including tinting, if any, in any way, nor shall any Owner
change the exterior appearance of the building in any manner;
provided, that the Board shall establish uniform regulations
permitting the placement and maintenance by each Owner of signs
and insignia of such sizes and material and in such locations at
or about the Project as shall be aesthetically suitable and
appropriate to the design and function of the Project.

C:exhibitB.rlc



EXHIBIT "C"
CCONDCMINIUM PUBLIC REPORT
ROYAL LUKALIIO

COMMON ELEMENTS
The declaration defines the Common Elements as follows:
a. The Land in Fee simple.

b. All unfinished, undecorated portions of all perimeter
(including party) and interior load-bearing walls, the undecorat-
ed or unfinished surfaces of floors and ceilings, all structural
components, foundations, floor slabs, columns, girders, beans,
supports, ceilings and spaces between the ceiling and the floor
slab or roof above, decks, windows and any tinted film or other
coating on glass windows, and roofs.

c. All yards, grounds, planters, trellises 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 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, gas, sewer,
refuse, telephone and radioc and television signal distribution.

£. Storage areas, hallways, corridors, interior and ex-
terior stairs, stairways, and other similar areas which are not
part of an Apartment.

g. parking stalls as shown on the Condominium Map.
h. Any and all other apparatus and installations or common
use and all other parts of the property necessary or convenient

to its existence, maintenance and safety, or normally in common
use.

exhibitB.rlc



EXHIBIT "D"
CONDOMINIUM PUBLIC REPORT
ROYAYL, LUNALIIO

LIMITED COMMON ELEMENTS

The declaration defines the Limited Common elements of the
Project as follows:

Certain parts of the Common Elements, herein called the
n,imited 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.
Each lanai and each parking space which is a appurtenant to an
Apartment as set for in Exhibit "B" to the Declaration is hereby
designated a Limited Common Element of such Apartment. The costs
and expenses of every description pertaining to the Limited
Conmon Elements, including but not limited to the costs of main-
tenance, 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 appurte-
nant.
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UNIT
NQ.

001
002
003
004
0Cs
007
008
0c9
010
011
012
013
014
015
016
017
018
020
101

102
103
104
105

106
107
108
108
110
111

112
113
114
115
116

>EPr>r>000000002 200822 L gnrr»000000002 200> saerr»000000007%

NN N

UNIT
QESCRIPTION

2 Bdrm., 1 Bath, Lani
2 B¢rm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdrm,, 1 Bath, Lani
1 Bdrm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner
2 Bdm., 1 Bath
2 Bdm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
1 Bdrmm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdmm., 1 Bath, Lani
1 Bdrm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdm., 1 Bath
2 Bdmm., 1 Bath
drm., 1 Bath Corner
drm., 1 Bath, Corner
Bdrm 1 Bath
Bdrm., 1 Bath
Bdrm., 1 Bath
Bdmmn., 1 Bath
Bdrm., 1 Bath
m., 1 Bath Lani
m., 1 Bath, Lani
m., 1 Bath, Lani
m., 1 Bath, Lani
m.,
m.,

1B
18

1 Bath, Lani

2
2
2
2
2
B
B
B
B
B
B 1 Bath, Lani

d
d
d
d
d
d

1 Bdrm 1 Bath, Corner
1 Bdrm 1 Bath, Corner
2 Bdrm 1 Bath
2 Bdrm., 1 Bath
2 Bdmm,, 1 Bath
2 Bdmm., 1 Bath
drm., 1 Bath, Corner
drm., 1 Bath, Corner
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdm., 1 Bath
2 Bdm., 1 Bath
2 Bdrm., 1 Bath

18
1B

TO CONDOMINIUM PUBLIC REPORT

EXHIBIT "E”

ROYAL LUNALILO
CONMMON INTEREST

UNIT NET

LIVING
SQ.FT.

554
£54
£54
554
554
471
471
557
557
557
557
471
471
554
554
554
554
£54
554
554
554
554
554
554
471
471
557
557
557
557
471
471
554
654
554
554
554
554
554
554
554
. 554
554
471
471
557
557
557
557
471
471

LANAI
SQ.FT.

53
53
53
53
53

TOTAL
AREA

807
607
07
607
607
471

471

557
557
557
557
471

471

554
554
554
554
554
607
607
607
607
607
607
471

471

557
557
557
557
471

471

554
554
554
554
554
607
607
607
607
607
607
471

471
557
557
557
557
47
a7
554
554
554
554
554

UNIT %
COMMCN
INTEREST

0.612956%
0.812956%
0.912856%
0.912956%
0.912856%
0.776177%
0.776177%
0.917900%
0.917900%
0.917900%
0.917800%
0.776177%
0.776177%
0.912956%
0.91285€%
0.912956%
0.912956%
0.812956%
0.912956%
0.912956%
0.912956%
0.912956%
0.912856%
0.912556%
0.776177%
0.776177%
0.917900%
0.917900%
0.917800%
0.917800%
0.776177%
0.776177%
0.912956%
0.912956%
0.912956%
0.912856%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%
0.776177%
0.776177%
0.917800%
0.917800%
0.917800%
0.917900%
0.776177%
0.776177%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%

PARKING PARKING
STALL STALL
NUMBER TYPE

N
& =] ] 3 N
P P
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301
302
303
3C4
305
306
307
3C8

402

410
411
412
413
414
415
416
417
418
420
501
502
503

$504

$505

$506
507

$508
509
510
511
512
513
514
515
518
517
518
520

PR N NN (N Ty
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2 Bdrm., 1 Bath, Lani
2 Bdrm., 1 Bath, Lani
2 Bdim., 1 Bath. Lani
2 Bdrm,, 1 Bath, Lani
2 Bdmm., 1 Eath, Lani
2 Bdm.,, 1 Bath, Lani

1 Bdrm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner
2 Bdrm., 1 Bath
2 Bdrm.. 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Beth
1 Bdrm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner

2 Bcdrm., 1 Bath
2 Bdrm,, 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm,, 1 Bath
Bdrm., 1 Bath, Lani
Bdrm., 1 Bath. Lani
Bdrm., 1 Bath, Lani
Bdrm., 1 Bath, Lani
Bdrm., 1 Bath, Lani
Bdrm., 1 Bath, Lani
1 Bdrm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner

2 Bdrm., 1 Bath

2 Bdrm., 1 Bath

2 Bdrm., 1 Bath

2 Bdm., 1 Bath
1 Bdrmm., 1 Bath, Corner
1 Bdrm., 1 Bath, Corner
Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdmm., 1 Bath
2 Bdrm., 1 Bath
2
2
2
d
d

NDNRONNON

N

Bdrm., 1 Bath
Bdrm., 1 Bath
Bdrm., 1 Bath
rm., 1 Bath, Corner
rm., 1 Bath, Corner
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdmm., 1 Bath
2 Bdm., 1 Bath
Bdrm., 1 Bath, Corner
Bdrm., 1 Bath, Corner
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath
2 Bdrm., 1 Bath

1B
1B

1
1

TOTAL

557
557
587
587
471
471
554
£54
£54
554
554
554
554
554
554
554
554
471
471
557
557
857
557
471
471
554
554
554
554
554
554
554
554
554
554
554
471
471
557
557
557
557
471
471
554
554
554
554
554

60,682

53

1,855

607
€07
eg7
€07
807
607
471
471
557
587
587
587
471
471
£54
£54
554
554
554
607
607
507
807
607
607
471
471
557
557
557
557
471
471
554
554
554
554
554
607
607
€07
607
607
607
471
471
557
557
557
557
471
471
554
554
554
554
554

62,537

All compact stalls and regular stalls are of the size as specified in the Condominium Map.

Stalls designated with a "C” following the stall number is a compact parking stall.
Stalls designated with a "H" following the stall number is a handicap parking stall.
Stalls designated with a "R" following the stall number is a regular parking stall.
Stalls designated with a “Cpn.” following the stall number is a open parking stall.

The guest stallsare 1 C, Cpn.; 2C, Opn,; 3C, Opn.; 4 C, Opn.; SR, Opn.;

B8R, Opn; 91 R; 92 C; 122 C, Opn.; 123 C; 124 C, Opn. and 125 C, Opn.

0.812856%
0.912855%
0.512556%
0.612856%
0.812056%
0.8912856%
0.776177%
0.776177%
0.817300%
C.817900%
0.917900%
0.8179C0%
0.776177%
0.7768177%
0.812956%
0.812856%
0.812656%
0.812856%
0.912956%
0.912956%
0.91295€%
0.912956%
0.912956%
0.812856%
0.912956%
0.776177%
0.776177%
0.817800%
0.817900%
0.917900%
0.917900%
0.776177%
0.776177%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%
0.912856%
0.912856%
0.912856%
0.812956%
0.912956%
0.776177%
0.776177%
0.917900%
0.917900%
0.917900%
0.817900%
0.776177%
0.776177%
0.912956%
0.912956%
0.912956%
0.912956%
0.912956%

100.000000%
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EXHIBIT "“F"
CONDCMINIUM PUBLIC REPORT
ROYAYL: LURALIIO

ENCUMBRANCES CN TITLE

1. Real Property Taxes as may be due and owing. Refer to
Real Property Tax Collection Unit, Division of Tresuary, City and
County of Honolulu, State of Hawaili.

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

exhibitf.rlc



EXHIBIT "G"
TO CONDOMINIUM PUBLIC REPORT
ROYAL LUNALILO
SCHEDULE OF MAINTENANCE FEES AND
MAINTENANCE FEE DISBURSEMENTS AND
DISCLOSURE ABSTRACT AS OF FEBRUARY 14, 1995

In ccmpliance with Hawaii Revised Statutes, Section 514a-
61, Developer submits the following:

1. Name and Address of Project: Royal Lunalilo at 926 Lunali-
lo Street, Honolulu, Hawaii 96822

2. Name, Address and Telephone number of Developer: Royal
Lunalilo, Inc., 1907 Young Street, Honolulu, Hawail 96826

3. Managing Agent of Project: PAR Management, Inc., Suite
105, 1210 Auahi Street, Honoclulu, Hawaii 96817

4. Maintenance Fees: The breakdown of the annual maintenance
fees and the monthly estimated costs for each apartment, which
is hereby certlfled to be based on generally accepted accounting
principles, is more particularly set forth in Appendix "IV
attached hereto and made a part hereof.

5. Warranties: The apartments and the common elements of the
Project shall have the benefit of the general contractor’s one
year warranty against defects to materials and workmanship.
Page 15 of this report and paragraph D.22 of the Sales Contract
contain a more complete statement of warranties and disclaimers
of warranties.

6. Use: The Project shall consist of one hundred thirteen
(113) apartment dwellings which shall be utilized for apartment,
residential or for such other uses as is permitted under the
Declaraticn, Bylaws and the zoning ordinances.

7. Statement of Non-Residential Development: No part of the
Project is intended for commercial or hotel use or mixed use
involving commercial or hotel use.

DATED: Honolulu, Hawaii, this,ZJﬁfday of February 1995.

Royal Lunalilo, Inc.

e

Its Presiden

~sworn to before ne
uary, 1995.

Subscribed

ssion expire
PUBLIC

MY COMMISSION EXPIRES APRIL 7, 1995



APPENDEX "I" TO EXHIBIT "G"

Budget Projections for: ROYAL LUNALILO

No. of Units in Project: 113 1995
Mounthly Annual
Budget Budget
RECEIPTS
Mairntenance Fees $22.000 $264.000
Late Fees $0 S0
Interest lInceme $250 $3,000
Other 50 S0
Miscellaneous Receipts Laundry $200 $2,400
TOTAL OPERATING RECEIPTS §22,450 $269,400
DISBURSEMENTS COMMENTS
Administration
Management Fee $1.020 $12,240
Administrative Expenses 30 £0
Clerical Expenses $150 $1,800
Accounting Services $100 $1,200
Professional Services $0 $0
Other Services $0 %0
Insurance, multi-peril $500 $6,000
Insurance, Umbrella 350 $600
Insurance, Fidelity Bond $75 £900
PAYROLL
Gross Wages Mgr/Maintence/Securit $6,000 $72,000
FICA, Employer 6.20% $372 $4.464
FUTA 0.80% Max. $56 ca. $19 $228
MEDICARE 1.45% $87 $1,044
SUI 0.50% $30 $360
D1 0.70% $42 $504
Worker's Comp 8.73% $523 $6,276
Medical/Dental $435 $5,220
INCOME TAXES
Hawaii General Excise Interest Income $10 $120
Hawaii Income Interest Income $20 $240
Federal Income Interest Income $25 $300
UTILITIES
Satellite TV Basic Channels $10.45 $1,170 $14,040
Electricity, Common Elements & Water Indiv unit Mtrs $2,400 $28,800
Gas Heat & Ranges $1,500 $18,000
Sewer $2,000 $24,000
Water $2,400 $28,800
Telephone Mgr. & Elev. $100 $1,200
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CONTRACT SERVICES $0

Elevator $500 $6.000
Tanitorizl $600 $7.200
Bldg. Maintenance Mer. SO 50
Grounds Maintenance Mar. 50 80
Refuse Disposal $600 $7.200
Mortgage - Managers unit & Office $1.325 515,900

REPAIRS & MAINTENANCE

Electrical $0 SO
Fire Ext. Insp/Minc S0 SO
Landscape Improvements $0 $0
Sprinklers 30 $0
Lighting $20 $240
Materials & Supplies $150 $1,800
Carpentry Repairs $0 $0
Plumbing $0 $0
Refuse Containers 50 $0
Roof, Maint. High Sierra $0 $0
Roof, Other None $0 S0
Vents & Fans $0 $0
Security System None SO $0
Pest Treatment $116 $1,392
TOTAL OPERATING EXPENSES §22,339 $268,068
Net Operating Income (Loss) $111 $1,332
RESERVE EXPENDITURE/ALLOCATION $1,332
Deferred until the Fiscal Year which begins after the first annual meeting ¢\ 124R4\unalilotbudgproj. WK4
of the Association of Apartment Owners (Chapter 514A, Hawaii Revised Statutes 514A-83.4(b RLM12/08/94
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UNIT
NO.

001
0c2

0G4
0G5
007
cc8
cos
010
011
012
013
014
015
016
017
018
020

102
103
104

106
107
108
108
110
111
112
113
114
115
116
117
118
120
201
202
203
204
205
206
207
208
209
210
211
212
213

215
218
217
218
220

ATTACHMENT "1"

ARKING PARKING

EST.
UNIT UNIT STALL
YPE PRICE NUMBER
Al $187,000 34
A $167.000 36
B.1 $195.000 3
B.1 $19£.000 31
A1 $197.000 84
c $176.000 29
C $179.000 21
D $1€2,000 27
o] $192,000 62
D $160.000 25
o $1£0,000 64
c $172,000 23
c $172.000 66
A $195,000 40
A §195,000 82
A $195.000 71
B $193,000 €8
A $195,000 g8
Al $202,000 33
Al $202,000 35
BA1 §200,000 36
B.1 $200,000 a8
Al $200,000 24
Al $200,000 78
C $184,000 22
c $184,000 14
D $187,000 50
D $197,000 12
D $185,000 76
D $195,000 10
Cc $177.000 7
C $177,000 90
A $187,000 37
A $187,000 80
A $187,000 70
B $185,000 61
A $187,000 41
A1 $207,000 42
Al $207,000 19
B.1 $205,000 32
B.1 $205,000 73
Al $2037,000 30
Al $207,000 57
Cc $188,000 59
c $189,000 72
D $202,000 28
D $202,000 16
D $200,000 58
D $200,000 18
c $182,000 79
] $182.000 63
A $182,000 26
A $182.000 77
A $192,000 96
B $180,000 75
A $182,000 20

STALL
TYPE

Py
ZJO:UOOOOO;UOIJO:UOOOOO‘;;UO}UZJ;U;U:U(‘)JUOOOOOOOI?IU“I;UOIIJ(');UOZ)OOOZJOO]JO

023‘0
I

EST.
UNIT %A
COMMON
INTERZEST

0.51295€%
0.61285€%
0.612856%
0.912856%
0.912856%
0.776177%
0.776177%
€.917900%
0.917500%
0.917¢00%
0.917900%

T76177%
0.7768177%
0.912956%
0.812956%
0.912956%
0.912956%
0.912956%
0.91295€6%
0.912856%
0.612856%
0.912956%
0.912856%
0.912956%
0.776177%
0.776177%
0.917800%
0.917900%
0.917800%
0.917900%
0.776177%
0.776177%
0.912856%
0.912856%
0.912856%
0.912956%
0.912856%
0.912956%
0.912956%
0.912856%
0.912856%
0.912956%
0.912956%
0.776177%
0.776177%
0.917900%
0.917900%
0.917800%
0.917800%
0.776177%
0.776177%
0.912856%
0.912956%
0.812956%
0.812956%
0.912956%

EST. UNIT

JAINT. FEE
ZER MONTH

82€0.85
$2€0.85
$200.85
$200.85
$200.85
$170.76
$170.76
$201.94
$201.94
$201.04
$201.94
$170.78
$170.75
$200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$170.76
$170.76
$201.94
$201.94
$201.94
$201.94
$170.76
$170.76
$200.85
$200.85
$200.85
$200.85
$200.85
§200.85
$200.85
$200.85
$200.85
$200.85
$200.85
$170.76
$170.76
$201.94
$201.94
$201.94
$201.94
$170.786
$170.76
$200.85
$200.85
$200.85
$200.85
$200.85

EST.
MAINT. FEE
TIMES
12 IAONTHS

$2.41C.20
$2,410.20
£2,410.20
$2,410.20
$2,410.20
$2,049.11

$2,049.11

$2,423.26
$2,423.28
$2,423.26
$2,423.26
$2,049.11

$2,049.11

$2,410.20
$2.410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,049.11
$2,048.11

$2,423.26
$2,423.26
$2,423.26
$2.423.26
$2,049.11
$2,048.11
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,049.11

$2,049.11
$2,423.26
$2,423.26
$2,423.26
$2,423.26
$2,049.11
$2,049.11
$2,410.20
$2,410.20
$2,410.20
$2,410.20
$2,410.20



301

516
517
518
520

Prowurr PrommP >
PEIDFP »m>»>»>»000000005 0 L0 PP P>000000005 700

Prowp>

PRPPFPPOO00C000CO0O0

$212.000
$212,000
$210.300
$210.000
£212,000
$212,000
$194.000
$194,000
$207.000
$207.000
$205.000
$205,0060
$187.000
$187,000
$197,000
$157.000
$197.C00
$195.000
$197,000
$217,000
$217.000
$215.000
$215,000
$222,C00
§217,600
$199,000
$199,000
$212,000
$212,000
$210,000
$210,000
$182.000
$192,000
§202,000
$202,000
$202,000
$200,000
$202,000
$222,000
$222,000
$220.000
$220,000
$222,000
§222,000
$204,000
$204,000
$217,000
$217,000
$215,000
$215,000
$187,000
$197,000
$207,000
$207,000
$207,000
$205,000
$207,000

102

119

GUEST. STALLS
C, Opn.
C, Opn.
C, Opn.
C, Opn.
R, Opn.
R, Opn.
R

DO P W -

a1

122
123
124
125

Py
DXODODDIULO00DOU0

9]
I

X
TOOOOOOTOOOOOOBODO

el
=]

[e]
IJJJJJ}JLUJUXJIJDIJZJEZUNJJZJJU;U‘I

:UZD'O
I

c

C, Opn.
o}

C, Opn.
C, Opn.

ksl
2

0.812956% $200.85 $2,410.20
0.912856% $200.85 52,410.20
0.912056% £200.85 £2.410.20
0.912856% $200.85 52,410.20
0.912956% $200.85 $2.410.20
0.912956% $200.85 $2,410.20
0.776177% $170.76 $2.049.11
0.776177% $170.76 $2.049.11
0.917¢00% $201.94 §2,423.26
0.917800% £201.94 $2.423.26
0.917900% £201.94 $2,423.26
0.917600% $201.94 $2,423.26
0.776177% $170.76 $2.049.11
0.776177% $170.76 $2.049.11
0.812856% $200.85 $2.410.20
0.8912856% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.912956% $200.85 $2.410.20
0.912956% $200.85 $2,410.20
0.912856% $200.85 $2.410.20
0.912856% $200.85 $2,410.20
0.912856% $200.85 $2,410.20
0.912856% $200.85 $2,410.20
0.812956% $2C0.85 $2,410.20
0.778177% $170.76 $2,049.11
0.778177% $170.76 $2,049.11
0.9179800% $201.94 $2,423.26
0.917900% $201.94 $2,423.26
0.917900% $201.94 $2,423.26
0.917800% $201.94 $2,423.26
0.776177% $170.76 $2,049.11
0.778177% $170.76 $2,049.11
0.912956% 8$200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.912856% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.9129568% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.9120856% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.778177% $170.76 $2,049.11
0.776177% $170.76 $2,048.11
0.917900% $201.94 $2,423.26
0.917800% $201.54 $2,423.26
0.817900% $201.94 $2,423.26
0.917900% $201.94 $2.423.26
0.776177% $170.76 $2,048.11
0.776177% $170.76 $2,049.11
0.912956% $200.85 $2,410.20
0.912856% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
0.812956% $200.85 $2,410.20
0.912956% $200.85 $2,410.20
100.000000% $22,000.00 $264,000.00
ATTATCHMENT "I
RLMOZ/4 558



EXHIBIT "HY
CONDOMINIUM PUBLIC REPORT
ROYAL LUNALILO
SUMMARY OF SALES CONTRACT

The unexecuted Sales Contract, filed with the Commission, pro-
vides for, among other things, a description of the apartment to
e sold, the purchase price, the time, manner and place of
payment, closing costs, prorations, the Purchaser’s obligations
regarding mortgage financing, Developer’s warranties and dis-
claimers regarding the construction, fixtures and appliances,
and the remedies of Developer and of Purchaser in the event of a
default under the Contract.

Anong other provisions, the specimen Sales Contract and
Deposit provides:

1. That said Sales Contract is only a reservation agree-
ment until (i) a true copy of the Final Public Report and Sup-
plementary Public Report (with all then issued Additional Sup-
plementary Public Reports, if any) are delivered to the Purchas-
er, the Purchaser has an oppcrtunity to read the report(s) and
executes and gives the Developer a receipt/notice for the re-
port(s) waiving Purchaser’s right to cancel, provided that if
Purchaser does not execute and return the receipt/notice within
thirty (30) days from the date of delivery of the report(s) and
receipt/notice, or if Purchaser’s Apartment is conveyed to
Purchaser prior to the expiration of said thirty (30) day peri-
od, then Purchaser shall be deemed to have receipted for the
report(s) and waived his right to cancel. If (and only if)
there is a material change affecting (i) Purchaser’s apartment
or appurtenant limited common elements, or (ii) amenities of the
Project available for Purchaser’s use, and Purchaser executes
and returns to the Developer the written approval or acceptance
of material change, or Purchaser does not execute and return
such written approval or acceptance of material change within
thirty (30) days of delivery of such written approval or accept-
ance of if Purchaser’s apartment is conveyed to Purchaser prior
to the expiration of said thirty (30) day period, then Purchaser
shall be deemed to have accepted and approved such material
change. Until the Sales Contract becomes binding and effective
as described above, and in accordance with Chapter 514-A, Hawaii
Revised Statutes, the Sales Contract may be unconditionally
canceled at any time by either the Developer or the Purchaser.
Upon such cancellation by Developer, Developer shall direct
Escrow Agent to refund to Purchaser, together with interest
earned (but only if Purchaser has paid a fee of $25.00 to Escrow
to set up a separate Purchaser’s Escrow account), all deposits
paid by Purchaser; upon cancellation by Purchaser, Developer
shall direct Escrow Agent to refund to Purchaser, without inter-
est earned, a full refund of all deposits paid, less any escrow



cancellation fee and other costs associated with the purchase of
Purchaser’s Apartment, up to a maximum of $250.00.

2. The Sales Contract contains restrictions on 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. The Sales Contract is subject to the provisions of the
Declaration of Condominium Prcoperty Regime, By-laws, and other
condominium documents.

5. The Sales Contract provides that Purchaser’s deposits
may be disbursed from Escrow to Finance the construction of the
project. Such Disbursements can be made only after the issuance
of a Final Public Report and only in accordance with law.

6. All interest on Purchaser’s deposits belongs to De-
veloper, except that a Purchaser may pay a $25.00 fee to Escrow,
in which case Purchaser will be entitled to all interest on
Purchaser’s deposits from the date of the opening of Purchaser’s
separate escrow account until the date of Purchaser’s receipt
of the Final Public Report; after such date all interest will
accrue to the interest of the Developer.

7. Purchaser’s Sales Contract will be assigned to the
project lender as security for the construction loan. If the
Construction Lender takes on the project, the Purchaser will be
bound under the sales contract to the Construction Lender.

8. The Sales Contract provides for liquidated damages.
If the Developer fails to deliver occupancy of an apartment
within two (2) years of the effective date of the sales contract
(see paragraph 1 above), the Developer is obligated to pay
liquidated damages of $20.00 per day. If the Developer breaches
the sales contract and fails to deliver the apartments and the
remedy of specific performance is not available, the Developer
agrees to pay liguidated damages of $1,000.00. If the Purchaser
breaches the sales contract, liquidated damages are equal to the
amount of Purchaser’s deposits under the sales contract.

9. Seller has reserved the right to modify the condominium
map and any of the condominium documents as required by any law
or by any government agency, mortgage lender, or title insurer,
but no such change shall (a) increase the Purchaser’s share of
the common interest, (b) increase the total purchase price, (c)
constitute a material change in the project, or (d) render a
Purchaser’s loan commitment unenforceable.



10. If the Purchaser is an owner-occupant, Purchaser is
required to reaffirm the owner-occupant affidavit prior to clos-
ing. Developer has the right to require Purchaser to execute a
reaffirmation of the owner-occupant affidavit within ten (10)
days of Developer’s redquest. Developer may request reaffirma-
tion at any time from and after delivery of the Final Public
Report up to ten (10) days prior to closing. Failure to execute
the reaffirmation upon said request by Developer shall consti-
tute grounds for the Developer to cancel the Sales Contract. If
such refusal to execute the reaffirmation occurs after the
effective date (see paragraph 1 above), Purchaser may be liable
for liquidated damages (see paragraph 8 above).

11. Purchaser acknowledges that escrow fees and other
associated closing costs along with certain prepaid items are to
be paid by the Purchaser at closing.

12. Any dispute under the Sales Contract is subject to
Arbitration.

It is incumbent on the Purchaser that he read the full
text of the Sales Contract.

exh.h



EXHIBIT "I"
CONDOMINIUM PUBLIC REPORT
ROYAL LUNALILO
SUMMARY OF EXECUTED ESCROW AGREEMENT

A copy of the executed Escrow Agreement dated February 16,
1995 between Title Guaranty Escrow Services, Inc., as Escrow
Agent, and Develcper has been filed with the Commission. The
Escrow Agreement provides for the deposit of Purchaser’s funds
pursuant to the Sales Contract and also provides for the reten-
tion or disbursement of the funds. The Escrow Agreement pro-
vides in part that any interest earned on money on deposit
belcocngs (per the terms of the Sales Contract) to the Developer,
unless the Purchaser elects to pay a fee of $25.00 to Escrow to
set up a separate escrow account for Purchaser. In such case
Purchaser shall be entitled to interest on Purchaser’s deposits
until the date of Purchaser’s receipt of the Final Public
Report. After said date, per the provisions of the Sales Con-
tract, all interest shall accrue to Developer. In the event
that the Sales Contract and HRS Chapter 514A entitles a Purchas-
er to a refund of Purchaser’s depcsits held by the Escrow Agent,
then Escrow Agent, upon instruction from Developer, will refund
Purchaser’s deposits, with interest earned (but only if Purchas-
er has paid a fee of $25.00 to set up a separate escrow fund)
and less certain cancellation fees, loan processing fees, cost
of credit reports, etc.) as provided in the Sales Contract and
Chapter 514A, Hawail Revised Statutes, as amended.

By law the total amount of such escrow cancellation fees
shall not exceed Two Hundred Fifty and No/100 Dollars ($250.00).
Under the Escrow Agreement no disbursement of funds can be made
to the Developer until the Sales Contract becomes effective
under the provisions of Chapter 514A, Hawaii Revised Statutes.

The Escrow Agreement provides that Purchaser’s deposits may
be disbursed (but only after the issuance of the Final Public
Report and only in accordance with law) to finance the construc-
ticn of the project.

If the Purchaser obtains a mortgage or mortgages from an
out of state lender, escrow may charge the Purchaser an addi-
tional fee of $500.00 for each out of state lender mortgage.

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

exh.1



