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Hawaii Plumbing Group is Hawaii’s Drain, 
Waste, Vent and Water Distribution 
Replacement Specialist for Condominiums, 
High-Rises, and Town Home Projects

For fast, affordable solutions call us! Our experts provide  
unrivaled products and workmanship. Every repair  
and replacement project guaranteed!
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• Complete Plumbing Retrofit
• Proprietary Turnkey Repipe Process
• On Schedule and On Budget
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Company tops 600 associations under 
management on six islands
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hawaiiana Management 
company reports winning 
Mid-year results

Symphony Honolulu is a beautiful new 
high-rise building, home to 388 private 
condominium residences with sweeping 
mountain and ocean views.

Manawa at Mehana is one of five Hawaiiana-
managed DR Horton properties which recently 
welcomed their first homeowner families.

Hawaiiana Management Company, 
Hawaii’s largest community association 
management company, reported strong 
2016 results and is poised for even more 
success in the future.  Twenty-seven ho-
meowner associations and condominium 
buildings contracted Hawaiiana as man-
aging agent during the first half of the 
year.  Additionally, the award-winning 
kama‘aina company has another 53 new 

development contracts for residen-
tial, commercial and resort associa-
tions under construction.
New clients include Oahu’s Maka-
kilo Ridge (Kumulani), Maui’s Kua 
Aina Ridge Homeowners Associa-
tion, The Big Island’s Estate Villas 
at Hualalai and Kauai’s Kalihiwai 
Ridge. Hawaiiana also welcomed 
the first residents at Symphony Ho-
nolulu by OliverMcMillan, Kapiwai 
in Pauoa Valley by Pauoa Valley 
Preserve, LLC and DR Horton Ha-
waii’s Manawa at Mehana, Kawena 
at Mehana, Kahiku at Mehana, 
Olino at Mehana and Kahiwelo 
Condominiums.
For more information on Hawai-
iana’s award-winning services con-
tact Phyllis Kacher at 808-593-6896  
or phyllisok@hmcmgt.com.

Hawaiiana welcomed nine Management Executives in 2016:

KiMberly hieDA
OAhu



287 Mokauea Street, Honolulu, Hawaii 96819  |  Phone: (808) 848-0711  Fax: (808) 841-3053

Contents
August-September 2016  |  Volume 32  |  Number 5

10 12
BROADBAND PLUMBING

IN THIS ISSUE 
7	 Editor’s Note – By David Putnam

8	 FACES: BOMA Turns 45
20 	 Getting More from Paints 
	 Functionality in coatings and finishes is as important as being decorative in 		
	 Hawaii’s diverse climates. – By David Putnam

36	 When Disaster Strikes, are You Prepared? 
	 Property mangers must develop a comprehensive plan on how to deal  
	 with unforeseen disasters.

42 	 Protecting the Disabled 
	 Make sure your building and policies comply with current law.  
	 – By Brett Alexander-Estes

47	 Industry News 
50	 Wear the Right PPE for the Job 
	 Safety issues can be avoided by providing your staff quality gear against 		
	 hazardous waste. – By Albert Lanier

BROADBAND 
10 	 Fiber-Based Broadband Boosts Property Value 
	 Faster TV, internet connections can help raise overall satisfaction among 		
	 tenants. – By Keali'i Kane

PLUMBING 
12	 Act Early and Ease Cost of a Repipe 
	 Boards should build reserves to cover the inevitable aging problems in their 		
	 property’s plumbing. – By Eric Lecky 

16 	 Better Plumbing Through Chemistry 
	 Property managers can opt for an ion chromatography analysis  
	 to locate leak sources. – By Mike Greer

ROOFING 
24	 Have You Seen Your Roof Lately? 
	 With new technology, managers can document and archive data 	 
	 on one of their property’s most valuable features. – By Guy Akasaki

32	 Maintain Your Roof Warranty  
	 Follow the guidelines carefully to avoid voiding your coverage.  
	 – By Kim Beattie 

PLAYGROUNDS 
40 	 Build the Power of Play 
	 Outdoor recreational equipment builds community value to the property  
	 or association. – By Danielle Sagum

LEGAL MATTERS  
44 	 Take Action to Reduce the Stress 
	 Tips on how to deal with unapproved remodels in condominiums and on 		
	 attempting to avoid enforcement issues. – By Christian P. Porter

AWNINGS & CANOPIES 
48	 The Beauty of Tensile Architectural Structures 
	 Six reasons to consider engineered membrane structures  
	 for your properties. – By Jinbao Chen

48

4024

AWNINGS & CANOPIES

PLAYGROUNDSROOFING

LEGAL MATTERS

44

 Founded by Trade Publishing Company in April 1983, Building Management Hawaii is a statewide trade 
magazine serving Hawaii’s commercial, industrial, and residential facility management industries.

Materials within this publication are not to be construed as professional advice; Trade Publishing disclaims 
any and all responsibility/liability for health or financial damages arising from its content.

Building Management Hawaii (BMH) invites all professional associations and foundations involved 
in the management of commercial, industrial, and 
residential properties in Hawaii to submit articles, 
news releases, photographs, and artwork for 
publication in a future issue of BMH. Please send 
submissions via e-mail to bmh@tradepublishing.com 
or mail to: Trade Publishing Company, 287 Mokauea 
Street, Honolulu, Hawaii 96819.

6 | Building management Hawaii | AUGUST-SEPTEMBER 2016	



Resident, Property Managers and Engineering Departments!

HAWAII KAI
Phone: 396-5151

Fax: 396-4455
333 KEAHOLE ST.

MILILANI
Phone: 623-3100

Fax: 623-3133
95-455 MAKA’IMO’IMO ST.

HONOLULU
Phone: 533-3811

Fax: 529-5871
660 N.NIMITZ HWY.

PEARL CITY
Phone: 487-3636

Fax: 488-7768
98-1277 KAAHUMANU ST.

KAIMUKI
Phone: 735-7636

Fax: 735-3680
3086 WAIALAE AVE.

WAIANAE
Phone: 696-6996

Fax: 696-8726
86-120 FARRINGTON HWY.

KANEOHE
Phone: 247-2181

Fax: 235-6658
46-209 KAHUHIPA ST.

EWA BEACH
Phone: 685-4422

Fax: 685-5533
91-1061 Keaunui Dr.

8 CONVENIENT NEIGHBORHOOD LOCATIONS
*See store for details.

www.citymill.com

Become a Fan on
Facebook

Big on Help! Big on Savings!

• No red tape, no calling the mainland  • No missing invoices
  • Receive invoices and statements immediately when you sign up for email
  • Adding or deleting authorized buyers to your account handled
  • Authorized buyers don’t need to carry cash, checks, or credit 
     cards; they just present their I.D.

WE’RE EASY!

• Next Day Delivery* • Quality Name Brands
• Commercial Charge Accounts   • Convenient Terms
• Special Orders • Fax Orders
• Delivery 7 Days a Week to Your Home or Jobsite* 

F I X
I T

EDITOR
David Putnam

ASSOCIATE EDITOR
Priscilla Pérez Billig

ASSISTANT EDITOR
Brett Alexander-Estes

CONSTRUCTION EDITOR
Alfonso Rivera

DIRECTOR OF ADVERTISING
Barry Redmayne

ADVERTISING MANAGER
Charlene Gray

SENIOR ACCOUNT EXECUTIVE
Jennifer Dorman

ADVERTISING ACCOUNT EXECUTIVES
Sara Schell

Richard DeGutis

ADVERTISING ADMINISTRATOR
Lorraine Cabanero

CONTROLLER
Tracy Kalahiki

COMMERCIAL SERVICES DIRECTOR
Piilani Kaalekahi

COMMERCIAL PRINT MANAGER
Chanel Hirata

CREATIVE DIRECTOR
Davin Iyamatsu

ART DIRECTOR
Ursula A. Silva

ASSISTANT CREATIVE MANAGER
Darrell Ishida

CIRCULATION MANAGER
Chelse Takahashi

PRODUCTION SUPERINTENDENT
Abe Popa

SENIOR PRESS OPERATORS
Bill Yiulin

Dean Onishi

POST PRESS MANAGER
Chris Castelli

MAILROOM MANAGER
Scott Medeiros

CHAIRMAN & PRESIDENT
Carl Hebenstreit

CEO & PUBLISHER
Ken Berry

ASSOCIATE PUBLISHER
Barry Redmayne

Karen Berry

EDITOR'S NOTE

service, which has quickly become an 
important amenity to offer potential 
residents of multi-dwelling units.

If your property is looking to up-
grade its awning and canopies, our ex-
pert takes us through the advantages 
of installing an attractive and econom-
ical tensile membrane structure for 
shade areas or parking coverings.

Also see our reports on preventing 
bed bug infestations (and what to do if 
the ugly critters do invade your prop-
erty), and who visitors can reach out 
to for a helping hand in an emergency.

Got something you’d like to share with 
BMH and our readers? Let us know!

Aloha,

 
david@tradepublishing.com

Roofing experts guide us through 
the ins and outs of warranties, repairs 
and maintenance in this issue, along 
with the ways technology allows 
property managers and owners to 
record and monitor one of their 
building’s most valuable assets.

And managers should be sure to 
read the legal tips offered by one 
of Hawaii’s top lawyers on how to 
reduce their stress levels when condo 
owners charge ahead with unap-
proved remodels and resist enforce-
ment of the association’s rules.

When it comes to plumbing issues, 
common problems involve the need 
for a repipe and using a modern 
method to locate leak sources. Two 
experts provide steps to take when 
facing these kinds of dilemmas.

One of our contributing writers also 
takes us into the world of broadband 

New App Lets You Monitor 
Your Property's Roof 24/7

www.buildingmanagementhawaii.com | 7 



FACES

PHOTOS BY HAWKINS BIGGINS

The Building Owners and Managers Association 
of Hawaii celebrated its 45th anniversary with  
a luncheon at the Hawaii Prince Hotel Waikiki 
on July 19.

Warren Wong, Reyn Tanaka, Jessica Taylor, Jim Walters, Marc Higuchi

Brenda Dunham, Barry Redmayne, Bob Peterson, Charlene Gray
Lester Lau, Garret Tanaka, Clayton Shimazu, Nicole Alameda

Thomas Santos, Rachel Lii, Meagan Oppenheim

Rachel Simmons, Carlie Woodward-Dela Cruz, John Lyles

Daniel Girlington, Bobbie Lau, Angie Hodge, Robert Sugiyama

BOMA  
Turns 45
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Nicole Katekaru, Jazmin Torres, Dricka Thobois Ken Richardson, Holly Murikami, Rachel Lii

Nathan Lee, Carlie Woodward-Dela Cruz, Landon Wong, Lilly Ho

Richelle Thomas, Debi Balmilero, Corinne Hiromoto, Cecily Ching, Dana Akasaki

Dennis Gillum, Ted Gillum, Michael Koran

Ray Marquina, Joshua Figueira, Janice Taniyama, Derrick Sonoda

Randall Lee, John Lyles, Rachel Simmons, Kalani Maika

Clayton Shobu, Bernie Wonneberger, Cliff Poteet

Sylvia Nanbara, Michelle Sasaki, Julie Miyashiro, Lynette Yi, Cynthia Garo, Michelle Harris
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the property, appearing to reduce 
churn and helping building owners 
and operators maintain higher levels 
of occupancy and a quality living 
environment. 

To view the FTTH study, 
visit www.ftthcouncil.org

This is great news for community 
associations, property owners and 
management companies. Using the 
same technology as Google Fiber 
that’s being deployed on the Main-
land, Hawaiian Telcom has extended 
fiber to hundreds of thousands of lo-

With fiber optics, a 
lot of data can flow 
very quickly over 
great distances 
without degrading. 

Fiber-Based Broadband 
Boosts Property Value
Faster TV, internet connections can help raise  
overall satisfaction among tenants

BY KEALI‘I KANE

Fast, reliable broadband 
service has become the 
No. 1 amenity for residents 
of multi-dwelling units 

(MDU)—topping a pool, 24-hour se-
curity monitoring and covered park-
ing. A study by Fiber to the Home 
(FTTH) Council Americas reports 
that fiber broadband increases rental 
value by 8 percent and property value 
by 2.8 percent.

The June 10 study, which included 
more than 2,000 randomly selected 
MDU residents in the U.S. and 
Canada, indicated that fiber access 
increased resident satisfaction with 

B
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cations statewide, 
including numerous 

MDUs, such as new high-
rises, townhouse complexes and 
single-family homes. 

Extending next-generation fiber 
networks and systems is allowing 
residents to reap the benefits of the 
millions of dollars invested in the 
technology. State-of-the-art infra-
structure is the backbone for ad-
vanced services like Hawaiian Telcom 
TV, Hawaii’s only Internet Protocol 
Television (IPTV) service, and high-
speed internet with speeds up to 1 
gigabit per second, which is among 
the fastest in the nation. 

How does fiber-optic technology 
work? 

Fiber-optics are hair-thin strands of 
glass that carry information between 
two locations using optical or light-
based technology. One strand of fiber 
has enormous bandwidth capacity, 
which is why it can handle phone, 
high-speed internet and high-defini-
tion TV. 

The bottom line: With fiber optics, a 
lot of data can flow very quickly over 
great distances without degrading. 

A fiber connection all the way to 
the tenants at your property is the 
gold standard, enabling the fastest 
internet speeds available. This means 
that streaming high-definition movies 
or using multiple internet-connected 
devices simultaneously, as many 
households do, can be done without 
annoying interruptions.

Fiber-based TV service was 
launched on Oahu in July 2011 in a 
market previously dominated by a 
cable TV provider. Before that, there 
was virtually no competition for more 
than 45 years and consumers were 
hungry for a better choice. Hawai-
ian Telcom TV offers such features 
as Whole Home DVR (digital video 
recorder) that equips every TV in 
the home with the same enhanced 
features and channel lineup for one 

subscription, instant 
channel change with 

no lag time and 
MultiView that 
enables simulta-

neous viewing of 
three channels on one 

screen.
 In light of the anticipated changes 

coming to the TV marketplace com-
bined with fiber broadband boosting 
property and rental values, now is the 
perfect time to consider switching 
services for your property.

Keali'i Kane is 
an MDU ac-
count manager at 
Hawaiian Telcom, 
which provides 
integrated com-
munications, 
broadband, data 
center and enter-
tainment solutions 

for residential and business customers 
statewide. Reach her at 546-1739 or 
Kealii.kane@hawaiiantel.com or visit 
www.hawaiiantel.com. 

Keall'i Kane

When quality work is absolutely necessary and 
the schedule is critical for $4,000/night suites of a 

Five Star Hotel, who gets the call and delivers?

Honolulu:    Guam: 
 94-1007 Puia St.,    198 Chalan Ottot 
 Waipahu, HI 96797   Dedeo, GU 96929 
 (808)677-7969    (671)989-7969 
 ABC 28430     CLB07-0163 

Frank Sapigao Jr.                         frank.sapigao@gmail.com 
President                                     Cell: (808)291-4049 

Specialties: General Engineering/General Bldg, 
Acoustic and Insulation, Carpet Laying, 

Flooring, Tile, Glazing, Painting, Masonry, 
Plastering, Reinforcing Steel, Structural Steel, 
Sheet Metal, Waterproofing, Roofing, Drywall, 

Carpentry, Spall Repair 

We Design and Build 
the American Dream

Now on its 25th year
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Clogged drain pipes cause a variety of problems in buildings in Hawaii, 
including leaks, odors, slow running drains and corrosion.
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Boards should build reserves to cover the inevitable  
aging problems in their property’s plumbing

BY ERIC LECKY

Your building is leaking. Your pipes are 
failing. Your insurance company might 
even be calling. You need a repipe. The 
problem is that it’s going to cost mil-

lions of dollars, and your AOAO doesn’t have it 
in its reserves. 

Do you take out a loan, issue a special assess-
ment, or both to cover the costs? Or do you wait, 
hoping you can raise the funds over the next 
several years, and try to buy more time?

Unfortunately, for boards facing the prospect of 
a repipe in their community, making this choice 
is increasingly difficult, costly and litigious, with 
lawsuits pending against AOAO boards on both 
sides of the equation.

With a typical cast-iron waste line replacement 
costing tens of thousands of dollars per unit, most 
properties and homeowners can’t pay out of 
pocket for the work. Buildings that are in critical 
condition are declaring a “state of emergency,” 
and taking out loans to get the pipes fixed. To pay 
off the loan, each owner’s portion of the loan pay-
ment is added to the monthly condo fees.  Sure, 
no one is happy about the increased fees, but the 
job gets done and the leaks stop.

But what 
happens to 
those who 
live on a 
fixed in-
come, can’t 
afford the 
increase 
and are be-
ing forced 

to sell their home because they can no longer 
make the payments (and the reason was entirely 
out of their control)?  They sue the decision-mak-
er—the boards—for negligence.  

For a building that needs a pipe replacement, 
failing to properly reserve for a repipe can be one 
of the costliest decisions a board can make.  Start 
reserving now on a smaller scale, and wait to get 
the pipes replaced at a time when the financial 
burden is not as great, right? Not so fast.

For boards not wanting to financially burden 
their residents and think they can limp along, the 
risks are equally as great. 

“Hawaii construction costs are rising 7 percent 
to 12 percent per year, which is well above the 
national average,” according to Dana Bergeman 
at Bergeman Project Group. Bergeman states that 
“holding off two to three years can easily cost an 
AOAO an extra 20 percent to 30 percent or more 
on a repipe project.” As a result, any potential 
financial gains of deferring a repipe are wiped away 
by the increased costs.  

Likewise, knowingly waiting may violate a 
board’s fiduciary responsibilities to maintain the 
building.  

So what’s a board to do? With increasing pres-
sures and liability on whether to repipe, there is 
one answer: Act early.  

“By the time your property starts leaking, you 
are already behind the curve,” says Bergeman. 
“If you have a Hawaii condo built in the 1960s 
or 1970s with cast-iron piping, you need to start 
reserving now, even if you are not experiencing 
any leaks.”  

The volume of properties needing a pipe 
replacement in Hawaii has escalated exponen-
tially in the last five to 10 years. If old pipes have 
not started leaking yet, they will, so be prepared. 
Communicate with your residents early and often, 
and prepare them for what is likely coming.  

It may not be this year, or next year, but the 
sooner you can get ahead of the situation, the 
more options the AOAO will have when faced 
with the challenging financial decisions that come 
with replacing your pipes. The tides are rising 

Act Early and Ease 
Cost of a Repipe

Failing to properly reserve 
for a repipe can be one  

of the costliest decisions  
a board can make.

www.buildingmanagementhawaii.com | 13 
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• Critical Battery Back-Up Power  
for Elevators and Common Areas 
Charged with Renewable Energy

• Demand Charge Reduction
• 100% Financing Available
• No Money Out of Your Reserves,  

No Up-Front Costs

tina.sprague@holuenergy.com | 808-754-2929

Advanced Power Generation  
and Energy Management Solutions

Powering Hawaii’s Green Energy Future.

COMMERCIAL | INDUSTRIAL

Energy. Managed.

quickly around AOAOs that need a repipe, and acting early 
is the best option for boards to avoid being flooded out.

Eric Lecky is the chief marketing officer at 
pipe replacement contractor SageWater, 
which operates throughout Hawaii and 
the Mainland, and has replaced more 
than 80,000 occupied residential and 
commercial properties. Connect with 
Lecky at elecky@sagewater.com.
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Eric Lecky

New pipes can be installed without 
residents having to move out,  
minimizing the inconvenience  
for condo owners.

Questions to  
Ask About Pipes
This year, many landlords and tenants will experience 
problems with water and sewer lines. Even more will 
deal with in-home plumbing issues. Pipe clogs, leaks 
and breaks are surprisingly common, and the numbers 
are becoming more common as pipes age. 

“As Hawaii’s homes approach the age of 60-plus years, 
and buildings and community associations approach 
40-plus years, it’s common to experience frequent, 
costly emergency repairs,” says Kimo Pierce, managing 
director of Hawaii Plumbing Group LLC (HPG). “Hawaii's 
problems with water infiltration, sewer waste leaks and 
back-up are exacerbated partly due to our geographi-
cal location and unique circumstances–like salt.”

The results of a residential water pipe break can have 
a serious impact on homeowners’ properties and their 
wallets. Yet, many homeowners are unaware of the 
most common causes of water problems outside and 
inside their homes.  Here are a few questions to ask:

How old are your pipes?
The vast majority of the nation’s water pipes were 
installed after World War II and are in serious need of 
replacement or repair. Knowing the age of your pipes 
will help you to assess their need for repair.

Are mature trees near water service lines?
Invasive tree roots often “follow” and disrupt service 
lines. Roots seek out pipes because they provide essen-
tial elements that trees need to grow–water, nutrients 
and oxygen. 

Do you have clay soil?
Poor soil conditions, such as low soil resistivity and high 
chloride content, can cause corrosion of pipes from the 
outside, and lead to leaks and contamination. Corrosive 
soil can start attacking your pipes almost immediately, 
with corrosion building over time. 

Have you been ignoring  warning signs?
Many times, it’s the deceptively small things homeown-
ers overlook that may signify a water issue. Frequent 
cooking can lead to grease and food disposals building 
up over time in the kitchen drain lines. A stammering 
faucet can be an indication that a water line is leaking. 
And, a clogged toilet or slow drainage can signal to a 
homeowner that the sewer line is clogged. 

Do temperatures vary significantly ?
Water lines are more susceptible to breaks at times of 
extreme temperature swings. Just a 10-degree change 
in temperature can increase stress on water mains and 
service lines, and increase their risk of damage.

–Courtesy of HPG and American Water Resources



Call 808.536.1875 
To fi nd out about our One Call Repipe® 
process, where everything is turnkey and 
residents are never displaced.

Call SageWater, Hawaii’s leading pipe 
replacement specialist, for a free onsite 
project evaluation. We’ve replaced over 30 
million feet of pipe in occupied buildings, 
so you can rest assured you’re one call 
away from better understanding your pipe 
replacement and restoration options.

sagewater.com

• 1350 Ala Moana

• 1717 Ala Wai

• The Consulate

• The Contessa

• Hokua at 1288 Ala Moana

• Kahala Towers

• Ko’olani Condominiums

• 2055 Nu’Uanu

• One Waterfront

• Parkland Gardens

• Pii’koi Villas

If your condominium is su� ering from 
age related or defective plumbing… 

SageWater 
Solves 
Hawaii’s Pipe 
Problems. Featured Projects

“I honestly did not know 
that one company did 
projects like this. That it 
could be done quickly and 
without the huge added 
cost and inconvenience of 

moving everyone out of their homes. 
But SageWater’s process worked! Their 
crews were awesome.”

— RON KOMINE JR., ARM
  General Manager

1350 Ala Moana
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BY MIKE GREER

Water infiltration and 
leaks are often the big-
gest threat to buildings, 
especially in Hawaii. 

When water gets into areas where it is 
not intended it can cause mold, corro-
sion and deterioration of finishes, ap-
purtenances and structural members. 

The source of these leaks, however, 
can sometimes be elusive, with no ap-
parent sources. 

There are many test methods avail-
able to attempt to locate leaks. One 
method that is accurate—and relative-
ly cheap—is ion chromatography. The 
test is performed in a laboratory and 
compares the chemical composition 
of water samples. 

While it may seem that all water has 

the same chemistry, there are mi
nute differences in the trace ions that 
are in water from different sources. 
To perform the test, water samples 
are collected from the site where an 
ongoing water leak is occurring. One 
sample is collected from the leak water 
and other samples are collected from 
water sources thought to be supplying 
the leak—pool, a hose, the ocean. 

The samples are then sent to a labo-
ratory and typically seven anions, or 
negatively charged ions, are measured. 
The anions measured are typically: 
fluoride, chloride, nitrate, sulfate, 
bromide, nitrite, and phosphate. The 
absolute and relative quantities of these 
seven anions are compared to deter-
mine the source, or sources (some-
times there are multiple) of the leak.

The anions all give specific infor-

Better Plumbing Through

CHEMISTRY
Property managers can opt for an ion 
chromatography analysis to locate leak sources

mation about the water; some typical 
indicators are:

Fluoride: Frequently added in tap 
water in defined, low quantities. Not 
frequently detected in waters from 
natural sources.

Chloride: Present in tap water, pres-
ent in pool and ocean water, and often 
a contaminant in locations where 
deicing salts are used.  	

Nitrate: Present in tap water at low 
concentrations, can be contamination 
from fertilizer, industrial waste or hu-
man and animal waste.

Sulfate: Present in some tap water, 
can be a contaminant from construc-
tion materials, including concrete, 
drywall and others. 	

Bromide: Present in ocean water, can 
be present in treated pool water. 

Nitrite: Often present in tap water at 
low concentrations, can be increased 

Equipment used in an ion chromatography analysis.
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HAWAII’S SPALL REPAIR AND RAILING EXPERTS

GUARDRAILS CONCRETE REPAIR ALUMINUM SYSTEMS

HOTELS LANAI GUARDRAIL

HIGH-RISE SPALL REPAIR

CONDOMINIUMS

TOWNHOMES PARKING DECK & PT CABLE REPAIRS MATCHING TRELLIS SYSTEMS

DECORATIVE RAILS

PC490LC-11 
From Komatsu - The Excavator Experts

The Komatsu PC490LC-11 provides more power, improved operator comfort and 
reduced fuel consumption. The excavator experts at Komatsu can help you 
complete jobs more quickly, while lowering your fuel and maintenance costs.

Komatsu Tier 4  Final engine and advanced hydraulic system maximize productivity 
while providing up to 5% lower fuel consumption.  Increased lift capacity with a 
larger machine design and a reinforced under carriage Komatsu CARE provides 
complimentary Tier 4 maintenance. Contact your Komatsu distributor for details.

Honolulu (808) 839-7202
Kona (808) 326-1212
Hilo (808) 935-8595
Maui (808) 244-9158
Kauai (808) 245-8472

100% Komatsu             847.437.5800          www.komatsuamerica.com

SKID STEER 
LOADERS

100% comfortable
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Kona (808) 326-1212
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Maui (808 244-9158

Kauai (808) 245-8472

Komatsu skid steer loaders are designed for comfortable
operation all day. Making the operator comfortable ensures
the highest levels of safety and productivity. Coupled with
ease of service, durability, reliability and quality, Komatsu skid
steer loaders provide the ultimate comfort and productivity
package.

• Low-effort Proportional Pressure Control (PPC) loader
joysticks have optional SAE/ISO pattern changer

• Spacious and ergonomically designed operator platform
provides exceptional visibility

• Standard two-speed transmission makes short work of load
and carry operations

• Wide-opening rear door and tilt-up engine cover make
access to service check and fill points a snap

• Radial lift and vertical lift loader models make it easy to
choose the right machine for your business

When you want your skid steer loader to work for you instead
of against you, the choice is 100% clear...Komatsu.
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www.baconuniversal.com

Ask About 0% Financing

by microbial reduction of nitrate, can 
be contamination from food process-
ing and human or animal waste.

Phosphate: Can be present in treated 
tap water (added as a corrosion inhibi-
tor), can be contamination from fertil-
izer and human and animal waste.

These ion-specific indicators further 
help to locate the source of the leak 
water and always provide valuable in-
formation about the leak water sample.

The testing can be performed on 
sources that have similar chemical 
compositions. Take, for example, a con-
dominium building in Waikiki where 
a leak was ongoing in a basement wall 
with the source unapparent. The base-
ment shared common walls with the 
ocean and a saltwater pool, the base-
ment walls contained many plumbing 
lines and the pool deck above the base-
ment area did not have a waterproof 
membrane. Water samples were taken 
from the leak, the pool, the ocean and a 
hose bib in the pool area. 

The results of the ion chromatogra-
phy analysis found that the concentra-
tions of the anions of the leak water and 
the water of the pool were almost an ex-
act match. The determination: The leak 
source was the pool. Additional testing 
in the pool confirmed the ion chroma-
tography results of the leak source. 
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DK Painting Inc.808-780-1520
dk.painting@yahoo.com

RESIDENTIAL  
AOAO BUILDINGS

HIGH-RISES
TOWNHOUSES

Our track record speaks for itself.
DK Painting’s high-quality paint,  
advanced application technology  
and rigorously trained staff always  
produce a flawless finish.
We strive to exceed industry standards  
and never cut corners to deliver a  
project that lasts.

Obsessed with Excellence.

Call or Email for a FREE Estimate!
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Repairs could then be designed for 
the pool shell and waterproofing to 
mitigate the leak.

In the example of the basement 
leak in Waikiki, the ion chromatogra-
phy was able to determine the single 
source of the water infiltration by find-
ing a close match to one of the water 
sources tested. Sometimes, however, 
the results can work as a process of 
elimination instead. If the results of 
the testing for the basement leak did 
not produce a match of the water 
to one of the tested sources, these 
sources could then be eliminated. It 
would be likely that the basement leak 

would be from ground water sources; 
however, the leak sample could be 
evaluated using the ion-specific indi-
cators outlined above to aid in locat-

ing the source. For example, if there 
were high levels of fluoride in the leak 
sample, then the leak source is likely 
from a supply water line.

It is also possible that a leak has mul-
tiple sources and ion chromatography 
can pinpoint this as well. Based on 
concentrations and how they would 

combine into a solution, it could be 
determined if a leak was pool water 
mixed with irrigation water or pool 
water mixed with ocean water. 

Ion chromatography can be used 
as a first test method, or after other 
tests have been conducted and found 
to be inconclusive. Reviewing the 
results from the leak water sample will 
provide information on the potential 
source due to the presence of certain 
anions and the implications they have 
on the source. 

Ion chromatography is a great tool 
to have in your belt when the need arises.

Mike Greer is a senior associate at 
the Honolulu office of Wiss, Janney, 
Elstner Associates Inc. He is a licensed 
structural engineer in Hawaii and 

Guam and a 
licensed professional 
engineer (civil) in 
California. He holds 
an M.S. degree from 
Stanford University 
and has worked in 
Hawaii, California 
and Chile.Mike Greer

There are many test methods available  
to attempt to locate leaks. One method 
that is accurate—and relatively cheap 
—is ion chromatography. 
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Call us about tools  
you need to manage  
your property.

By mPower 
LOCALLY OWNED & OPERATED
(808) 626-2808
info@myassociationunits.com

Our clients love ‘My Association Units,’ a web-based product designed  
to support any HOA or property site manager! No special hardware  
to purchase or software to download. 

ACCESSIBILITY—Access from anywhere you have internet

UNITS—Manage units, owners, tenants, rental agents

LOGS—Log vehicles, parking, and create custom logs

VIOLATIONS—Maintain CC&Rs and violations; letters and images

ARC—Track architectural applications and reviews

MAINTENANCE—Process maintenance requests and work orders

INVENTORY—Keep site inventories

RESOURCES—Reserve/schedule resources

REPORTS—Generate reports, data exports and searches

ADMIN—Phone messages, reminders

SECURITY—Includes module level user access

EFFICIENT—We perform nightly backups

Compatible with any  
computer, laptop, iPad  

or smart phone  
with internet access!  

Call today!



Functionality in coatings and finishes  
is as important as being decorative 
in Hawaii’s diverse climates

Getting More 
from Paints



Kapolei  
Trade Center

Pearl Highlands 
Shopping Center

Pacific Grand 
Condominium

Lic. # C-26872

808-625-9411  |  www.cbqpainting.com

We Keep You on Budget and on Schedule
Specializing in Painting & Concrete Restoration

COMMERCIAL  •  RESIDENTIAL  •  INTERIOR  •  EXTERIOR  •  HIGH RISE  •  SPALL REPAIR

FREE 
ESTIMATE &
BUDGET ANALYSIS!

LATEST KNOWLEDGE  
& TECHNOLOGY  

ON CONCRETE 
SPALL REPAIR

QUALITY & SAFETY IS OUR TOP PRIORITY!

BY DAVID PUTNaM

In today’s paints market, overall 
functionality—which includes 
everything from decorative to 
hiding and durability to health 

and safety—has emerged as the No. 1 
selling point.

Sure, a fresh coat does wonders 
for a building, inside and out, and 
even its roof. But today much more is 
expected from paints and finishes.

“There are a number of conditions 
that need to be considered to get to 
this point,” says Eric Yamashita, paint 
buyer for City Mill as he offers four 
qualities a top paint should possess:

“One: Ability to touch up, espe-
cially after repairing dings, holes, 
scratches and bullet holes. Joking 
about the bullet holes.

“Two: Quick drying for faster turn-
around.

“Three: Durability, because it’s 
easier to scrub a wall than it is to 
paint it.

And “Four: Low odor, again for 
faster turnaround.”

Key selling factors, says David 

Purington, director of merchandising 
at Hardware Hawaii, include paints 

that are “mildew- 
and stain-resistance, 
washable, 
scrubbable and 
longevity are 
some of the things 
we’ve found that 
customers want 
from their paints. 
But the biggest 

thing that people want is service.”
Many of the new developments in 

paints, coatings and finishes for walls 
and roofs work well in Hawaii’s vari-
ous “micro climates,” says Brenden 
Clement of Cool Roof Hawaii.

“You can be in Waianae where it 
is super dry and arid and then drive 
across the mountains and be in 
Kaneohe where it is wet and moist. In 
the wet climate areas, coatings that are 
mildew resistant are very important. 
You have probably seen roofs that 
turn black after being coated white 
only a year or two before,” he says.

“Proper roof maintenance is very 
important to prevent this issue but so 

is knowing what product to use in a 
certain situation.” 

And, Clement says, don’t scrimp. 
“You get what you pay for; sometimes 
cheaper is not better,” he says. 

“In the drier parts of the island, 
due to the high UV rays, it is impor-
tant to use a product that has Kynar 
or an equivalent as a top coat to 
prevent wear-and-tear on the coating 
due to sun exposure. We have many 
coating manufacturers that offer such 
coatings and they are very good for 
the high UV areas.”

Changes in the industry, from when 
the choices were either oil- or water-

based (latex) paints, 
began in the late 
1970s as govern-
ment regulations 
stimulated the 
development of 
low-solvent and sol-
ventless paints and 
coatings that could 
reduce the emis-

sion of volatile organic compounds 
(VOCs). Energy conservation and 
rising solvent costs also were factors. 

David Purington

Brenden Clement
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Today, however, paints with low 
VOC are the norm. “We are seeing a 
shift to a product performance focus 
from low VOC,” Pat Gottschalk, for-
mer business president at The Dow 
Chemical Co., says in IHS Chemical 
Week magazine. “Low VOC was a 
breakthrough some time ago, but now 
it’s required for a seat at the table.” 

New technologies include water-
borne coatings, high-solids coatings, 
two-component systems, powder coat-
ings and radiation-curable coatings.

Other examples of sought-after 
functionality include architectural 
paint-and-primer-in-one and paints 
that include antibacterial capabilities 
and coatings that can remove strong-
smelling odors—such as formalde-
hyde, which is often used in furni-
ture-making—out of the air.

For homeowners who shop at 
Hardware Hawaii, says Purington, 
“the two most popular choices are 
our Valspar Medallion and Valspar 
Pristine lines, both of which are 
paint-and-primer-in-one. Medallion 
is our workhorse line, a 100 percent 
acrylic paint that dries quickly, is 
washable and stain-resistant and is 
low-odor, low-VOC. Pristine is our 
high-end interior line, which goes on 
extra smooth and features Clean Sci-
ence Technology, which is engineered 
to repel dirt and resist stains so it 
retains its smooth, clean finish over 
the years, even after repeated wash-
ing and scrubbing. This makes it ideal 
for cabinets, kitchens and baths.”

Durability  
and Coverage

According to the Bureau of Labor 
Statistics, 45 percent of all painters 
are self-employed. More importantly, 
they stay in business by listening to 
their customers, particularly about 
color preferences inside the structure 
as well as its exterior.

“White is the most requested by 
property owners due to the high 
reflective properties. If a homeowner 
is looking for an off-color, they usu-
ally select gray or tan,” Cool Roof’s 
Clement says.

“We see a lot of neutrals: Kilim 
Beige, Alabaster, Accessible Beige and 
Sea Salt are especially popular,” says 
Elise Martin, sales rep for Sherwin-

Williams in Hilo. “Neutrals are very 
popular as part of the overall design; 

homeowners will 
often bring in pops 
of color to empha-
size certain aspects 
of a room.”

For other paint 
manufacturers, such 
as Behr, Benjamin 
Moore and Glid-
den, the top shades 

this year also reflect a neutral hue, with 
names like Simply White, Off-White 
and Cappuccino White, respectively. 
Valspar likes shades of gray this year, 
offering Simply Perfect, Comfort 
Zone, You Do You and Good Compa-
ny—with a white pairing for each set. 
And Kelly-Moore is offering Horizon 
Gray while Olympic opts for another 
hue with its Blue Cloud.

“Our high-performance coatings 
are very popular for both residential 
and commercial customers,” Martin 
says. “Duration, which provides su-
perior hide and durability, continues 
to be a favorite among commercial 
contractors. On the residential side, 
Emerald is a popular choice with its 
exceptional coverage and washability.”

Says Purington, “the more popular 
colors tend to be off-white or pastel 
colors. However, we’ve also seen an 
uptick in bolder colors, especially for 

the exterior of the home.”
As for the viscosity of a high-

quality exterior paint—whether the 
structure is wood, stucco, concrete or 
metal—a thick flexible layer is gener-
ally preferred by clients. Experts say 
the best paints can provide resistance 
to peeling and blistering and today 
are self-priming and have mildew-
resistant properties.

“The most popular choice for 
our contractors is Valspar’s Profes-
sional line of paint,” says Purington. 
Available in interior and exterior, 
this paint is easy to apply, offers high 
hiding and touch-up and is low odor, 
low VOC.”

Clement says silicone remains a 
popular choice for re-covering roofs 
in Hawai. Now that they have been 
on the market for about five years, 
they are starting to be trusted by 
more and more contractors. Also, 
they are great for roofs that have con-
tinual ‘bird bathing’ ponds that will 
usually degrade an acrylic or modi-
fied bitumen roof,” he says. 

“New urethane and urethane/sili-
cone hybrids are starting to pick up 
more steam in the market. The ure-
thane basecoat comes with more elon-
gation, which allows for better expan-
sion and contraction under the silicone 
topcoat which protects the silicone 
from a settling or moving substrate.”

Stylish Finishes
When it comes to interior walls, an 
array of custom finishes are available. 
“A popular trend among homeown-
ers right now are chalk paints, and 
Hardware Hawaii carries a full line 
from Rust-Oleum called Rust-Oleum 
Chalked,” says Hardware Hawaii’s 
David Purington. “Available in quart 
sizes, these paints are great for when 
you want a vintage or distressed look.”

Other custom finishes include:

• Venetian plaster. The covering has 
a multidimensional look featuring a 
textured surface that mimics the look 
of the stucco.

• Metallic paint or glaze. The result 
is a wall that will sparkle when light 
hits it. Initially used for automobiles, 
these paints no longer require sol-
vents to clean up.

• Metallic plaster. Metallic plaster is 
thicker than metallic paint and is ap-
plied with a trowel instead of a roller. 
It has a deep luster and a shimmering 
effect and offers various design op-
tions and colors. 

• Texture sand. Tiny granules of 
silica sand gives the paint texture 
and reflects light, adding to the wall’s 
appearance of depth. The paint can 
be purchased with the sand already 
incorporated. Application is the same 
as rolling on a traditional paint, and 
it's available in myriad colors.

• Brushed suede. An elegant fin-
ish. The Valspar version is applied 
by rolling on a base coat with a 
1/2-inch-nap roller. Experts warn, 
however, that due to the nature 
of brushed suede, it’s advisable to 
avoid this finish in high-traffic areas 
because it can easily be scratched 
and touchups are difficult.

Elise Martin
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Roof with the Professionals.
ROOFING  |  WATERPROOFING  |  SERVICE & MAINTENANCE

Beachside Roofing
Professionally Servicing Hawaii’s Rooftops.

Oahu 682.5803  |  Maui 870.8932  |  Kauai 245.7820  |  Big Island 682.5803

The Commercial Services Division of Beachside 
Roofing, LLC will provide Building Owners and 
Property Engineering Staff with a complete Service 
and Maintenance Plan. We take the problems off 
your “Hot List” and solve them to your satisfaction.

License # BC-22075

Parking Deck  
Demo and Coating

Concrete Tile Roof Tapered Metal Panels

Vapor Barrier,  
Insulation,  
PVC Single Ply  
Roofing
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Have You Seen 
Your Roof Lately?
With new technology, managers can 
document and archive data on one of their 
property’s most valuable features

Among the 
most common 

roof failure points 
are clogged gutters and 

downspouts, poor drainage, 
punctures and missing shingles.

BY guy akasaki

Motion pictures such as 
“Eye in the Sky” are uti-
lizing technology that 
can procure, identify 

and engage in relevant real-time in-
formation—like a fly on the wall—and 
applied to strategic initiatives from 

thousands of miles away. The drones 
featured in the movie were not new 
technology, but the information pro-
cured in critical time allowed engaging 
the right activity at the right time. 

The roofing industry, one of the 
oldest trades in the nation, is also 
migrating in technology. By utilizing 
cloud and software technologies, the 

expert roof technician is equipped to 
be the “smart fly on the wall,” provid-
ing you “eyes on the roof.” Real-time 
relevant information delivered to 
clients provide them with a simplified 
method of effectively managing their 
roof asset by proactively addressing 
roof deficiencies and maximizing its 
performing life.  

Awareness of the rooftop falls to 
the bottom of the totem pole with the 
least amount of daily interaction with 
the occupants on property. Engaging 
in proactive assessments that deliver 
prioritized recommended actions, 
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commercialroofinginc.com • (808) 841-RAIN (7246)

HAWAII ENERGY 
CODE RE-ROOFING 
REQUIREMENTS

• EnergyStar compliant 
   roof covering

• Radiant Barrier

• Attic or ridge ventilation

DID YOU KNOW?
Solar reflective asphalt 
shingles can reflect up to 
40% of solar rays, which 
can:

• Reduce thermal transfer
• Lower cooling costs
• Improve indoor comfort

Qualify for tax credits  
until 12/31/16

AOAO KUAHELANI 
NEW ROOFING SYSTEM

• EnergyStar compliant       
   roofing
• Radiant Barrier
• Ridge Ventilation
• Solar fans
 

AOAO Kuahelani
Energy Efficient and Energy Code Compliant

Roofing WaterproofingSolar PV Facility Management

“We chose the Malarky Ecoasis Premium not only for appearance but for the solar reflective shingles, rain seal protection 
and an enhanced wind warranty.  To enhance the cooling factor of the roof we included radiant barrier plywood and ridge 
vents, with an optional solar fan. We interviewed a dozen companies and although CRW was not the least expensive 
they were competitively priced and chosen for a variety of other factors, such as excellent safety record and extensive 
background in large projects.  

The Board has received only positive responses from our tenants and owners about the roofing and CRW.” 

~ Eric Brown, President of AOAO Kuahelani Apartments
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Have You Seen 
Your Roof Lately?



A collapsed roof due to water weight.  

Early identification of minor issues 
can help to prevent premature  
roof failure, save money and  
extend the life of your roof.

budgeted reporting and trackable 
work orders allows the client to be 
more readily informed—with minimal 
effort. Identified roof deficiencies can 
be systematically addressed, docu-
mented and historically archived.

Data Access 
Insurance carriers are becoming 

more stringent, and many are requir-
ing comprehensive roof condition 
reports before issuing policies and re-

Did You 
Know?
Statistics, such as the following, 
are sourced and drawn on actual 
trended and archived historical 
data for use by national industry 
organizations. Having access 
to trended information on your 
property, without having to dig 
through piles of files, allows you 
to make informed decisions for 
both preventative maintenance 
as well as planning ahead for 
budget projections.

• Less than 1 percent of roof 
failure is due to defective roofing 
materials. 

• 25 percent or more of roof leaks 
are caused by roofing membrane 
penetrations (vents, skylights, 
plumbing pipes, etc.).  

• More than 80 percent of roofs 
are replaced prematurely due to 
poor installation, severe weather 
and lack of maintenance.
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330 Uluniu Street, Suite D Kailua, HI 96734
Roofi ngSolutionsHawaii.com

808.240.1095
Hawaii’s Premier Roofi ng Contractor

Free Inspection •

Skylights •

Repairs •

Re-Roofi ng •

Insurance Restoration •

•AOAO

•Residential

•Commercial

•Industrial

ROOFING SOLUTIONS
License C34059
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LOW COST • HIGH QUALITY
Installation 
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OUR PRODUCTS
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withstand the extremes of tropical weather:  
High winds, UV light, heat and salt air.

• Superior Performance Durability
• Industry Leading Warranties
• Reroof or New Construction
• Sustainable and Energy-Star Rated

OUR PERFORMANCE
We provide what you need, when you want it,  
where you need it!

Kailua: Installed  
Standing Seam  
Aluminum Roofing  
with a 50-year  
warranty.

Century West Condominiums: 
Installed new Gaco S20 95% Solid 

silicone roof coating system

Makaha Cabanas  
Condominiums: 
Installed new 
Gaco Roof silicone 
system over  
existing failed 
elastomeric and
aluminum roof 
coatings.

GACO Western Qualified Contractor
50-Year Warranty

Peter Michelmore 
Owner

Hawaii’s Top 10 Roofers2016

1st PLACE

Residential 

Steep Slope 

Metal Roofing

2015 RCAH 

Top Roofing 
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newals. Historical tracking on regular 
maintenance performed can be easily 
accessed and provided as documenta-
tion support. 

Manufacturer warranties often 
require regular roof maintenance to 
keep from voiding the warranty. Just 
like a car, standard maintenance is re-
quired on a systematic basis to prevent 
premature failure and to extend the 
life of the vehicle. Regularly executed 
maintenance programs customized to 
meet the manufacturer warranty re-
quirements can be easily documented 
and provided. 

Planning and budgeting are simpli-
fied with a clear picture of prioritized 
roof deficiencies and recommended 
actions identified alongside a full roof 
replacement cost and timeline.  

Timely Information 
Early identification of minor issues 

can help to prevent premature roof 
failure, save money and extend the 
life of your roof. Buildings continu-
ally expand and contract with the 
heat and UV exposure and roofing 
materials respond and react to the 
movement. Foot traffic from all types 
of contractors with roof-mounted 
equipment access and impact the 
roof. Catch the damages before the 
damages begin to cost more.  

Programs that deliver compre-
hensive roof condition reports 
identify for clients, emergency and 
remedial recommendations as well 
as projected replacement costs and 
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Quality 
inspections  
with quality 
data can help 
proactively 
manage one of 
your building’s 
largest liabilities:  
the roof.
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COATINGRESIDENTIAL ROOFING

SURFACE SHIELD ROOFING

Find out for yourself the difference 
an experienced, professional roofing 
company can make. 
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INDUSTRIAL ROOFING EXPERTS

COMMERCIAL ROOFING

Island Wide Estimates

739-9599 surfaceshieldroofing.com

C-28235

info@surfaceshieldroofing.com
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timeframes. Quality inspections 
with quality data can help proac-
tively manage one of your building’s 
largest liabilities: the roof.

Buyer Beware
Differentiating between different 

programs available will be key to suc-
cessful roof management for the cli-
ent’s benefit. That being said, for those 
customers looking to engage in these 
types of programs should be aware of 
the following:

• Roof technicians need to be qualified 
to assess field conditions.

• Timeliness of information.

• Access to historical data. (Harvest 
trending information, insurance, war-
ranty and budgeting.)

• Consistency of the product.

Roof Maintenance 
Readily available access to informa-

tion is a priority in this day and age. 
Data when you need it, where you 
need 24/7 allows for optimal deci-
sion-making. 

Roof maintenance doesn’t have to 
be difficult, and with today’s advance-
ment in technology, streamlining 
efficient ways of delivering relevant 
information in a cohesive format is 
possible. Engage in an effective regular 
roof maintenance program that col-
laborates a perfect match of industry 
expertise and technology.

Guy Akasaki is president and CEO of 
Commercial Roofing & Waterproofing 
Hawaii, which has launched CRW Di-

rect, a comprehensive roof management 
program that encompasses all aspects 
of  maintenance, repairs and condition 
reporting packaged cohesively for the 

client. Joshua Akaka, 
director of mainte-
nance and repairs at 
CRW, is spearhead-
ing the program. For 
more information on 
CRW Direct, email 
service@commerci-
alroofinginc.com.  Guy Akasaki
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Maintain Your Roof 
Warranty

Follow the guidelines carefully to avoid voiding your coverage

AFTER

BEFORE

Views of drains at a restaurant before 
and after being cleaned.



BY kim beattie

Many property owners, 
managers and building 
maintenance engineers 
do not realize how eas-

ily their roofing warranty can be put 
into jeopardy. Roof systems in today’s 
economy can cost hundreds of thou-
sands of dollars, even into the mil-
lions. It is amazing how frequently an 
owner or manager investigates a prob-
lem on their roof (usually a leak), only 
to discover that the roofing warranty 
that was designed to protect their 
expensive asset is no longer valid. 

Why? Here are  
a few reasons: 
1. No routine roof 
maintenance.

Not performing regular mainte-
nance, which is a requirement of all 
major roofing manufacturers, can void 
your roofing warranty. Not only will 
“documented” regular roof mainte-
nance prolong the life of a roof, it is a 
manufacturer’s requirement to main-
tain warranty. 

Think of it like this: When you buy 
a new car, you need to have routine 
maintenance done to keep the war-
ranty valid. Would you spend thou-
sands of dollars on a new car and never 
change the oil? 

Most roofing manufacturers require 
either annual or semi-annual roof 
inspections coupled with maintenance. 
First, check your roofing warranty to 
determine the requirement established 
by the roofing manufacturer. Second, 
check with the roofing manufacturer 
and get a list of their authorized install-
ers. You can also ask the manufacturer 
who they would recommend. Do not 
hire an unauthorized installer. 

Additional inspections should be 
performed immediately after extreme 
hail, heavy rain and fire. 

2. Adding equipment 
or making alterations 
on the roof without  
notifying the roofing 
manufacturer.

Serving 

Hawaii 
since 1978

•  roof Maintenance 
save $$ prolong the life of your roof

•  Solar & Photovoltaic Panels 
 cleaning for optimal performance

• Gutter & Downspout Cleaning

(808) 842-0488
www.rainbowroof.com

Rainbow Roof
M a i n t e n a c e  c o M p a n y,  i n c .

When you or your tenants are plan-
ning to utilize the roof as a location to 
install HVAC, PV solar, satellite dish 
or ventilators, you must notify the roof-
ing manufacturer prior to additions or 
modifications on the roof. Allowing 
these additions/modifications without 
the roofing manufacturer’s involve-
ment is a sure-fire way to void the 
roofing warranty. 

Surprisingly, this happens often. 
This costly mistake can be avoided by 
notifying the roofing manufacturer. 

They will offer step-by-step guidance 
to you and to the contractor who will 
be making the additions/alterations on 
the roof and also put you in contact 
with an authorized installer of their 
roof system. 

3. Failure to maintain a 
roof access log.

Most roofs have rooftop equipment 
which requires periodic maintenance. 
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Many times, the roof is also the access 
point/staging area for your window 
washers. Your equipment servicemen 
going on the roof should be warned to 
be careful with their tools and materials. 

By keeping a “roof access log” and by 
performing your own routine inspec-
tions of the roof, you will have docu-
mentation in the event your roof has 
sustained damage. This alone can de-
termine who pays for the roof damage, 
should it occur. If you have no record of 
who accessed the roof, guess who gets 
stuck paying for the damages: You.  

4. Not keeping your 
roof clean and free  
of debris.

Roof debris can be defined as 
anything that doesn’t belong on the 
roof. This can be leaves, abandoned 
rooftop equipment or items being 
stored on the roof. Your roof should 
be cleared of leaves and debris as 
frequent as necessary. 

If your building is a low-rise and 
you have trees on the property, this 

may require monthly cleaning by the 
maintenance staff. Leaves and dirt will 
collect around drain locations and 
can cause the drain lines to clog and 
back up. Plants can also begin to take 
root in areas where leaves and dirt are 
collecting. These roots can force their 
way through the roof membrane, cre-
ating a hole (especially when someone 
tries to pull it out). 

Take note: If you have standing water 
that never seems to go away, you may 
have a clogged drain line. You may 
need to snake the drain line. Standing 
water puts pressure on the roof seams 
and can lead to premature failure of 
the roof system. 

BEFORE

AFTER

BYU vent replacements

“Take the time 
to familiarize 
yourself with  
the roof  
warranty and 
with the roof.”
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With HPM Custom Metal Roofi ng, there are no limits to your creativity 
in the design, construction and maintenance of beautiful buildings.

FOR STATEWIDE SERVICE 
CALL US TOLL FREE 1-877-841-7633 OR VISIT US ONLINE AT HPMHAWAII.COM

HPM Custom Metal Roofi ng’s “Curved Standing Seam” roofi ng installed recently by RK Construction 
at the University of Hawai`i at Hilo’s new College of Hawaiian Language building.

WE ALSO CARRY

ROOF SEALANT 
SYSTEMS

BUILD 
curve
APPEAL

5. Applying a coating 
system on your  
warranted roof.

Although there is a time and place 
to apply roof maintenance coatings, 
doing so during the existing warranty 
period can be costly, and can lead to 
voiding the existing warranty. 

Check with your roofing manu-
facturer before applying anything to 
the roof. This goes for roof repairs as 
well. Some products are not compat-
ible with others. You can actually do 
more harm than good by applying the 
wrong materials. 

Take the time to familiarize your-
self with the roof warranty and with 
the roof. The roof is quite possibly 
the most valuable asset of the build-
ing. Even if the existing warranty has 
expired, get started on an annual 
or semi-annual roof maintenance 
program using a licensed, experienced 
and reputable roofing contractor.

 
Kim Beattie is 
Beachside Roofing’s 
commercial services 
manager and 
oversees all repair 
and maintenance 
projects for the 
company as well as 
reroofing residential 

and community association properties. 
For more information, call 792-2920.

Kim Beattie
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With increased media attention on 
crisis events, which can be anything 
from natural disasters to shopping-
mall snipers, the drive to finger some-
one responsible for the resulting chaos 
is growing stronger. And because many 
crises involve compromised property, 
it’s the property manager that’s becom-
ing more vulnerable to blame.

During a past Property Manage-
ment Forum, property managers 
spoke of situations that can invite 
scrutiny and offered tips for how to 
control the message during such high-
stress times. 

Chris Mellen, vice president of 

property management for The Simon 
Companies in Boston, recalled a 
recent domestic violence incident in 
one of his properties that resulted in 
the victim’s death. He also contended 
with Boston’s most recent hellacious 
winter, which brought 106 inches of 
snow to the city over a six-week pe-
riod and caused widespread property 
damage. Such instances can put prop-
erty managers in a position to explain 
and defend actions they’ve taken to 
ensure the safety of their buildings.

“When an event happens, the 
media, the public, and our clients and 
tenants are looking for someone to 

hang it on,” Mellen said. “We’re never 
going to be perfect. We’re never going 
to be able to head everything off at the 
pass. But if we don’t do the best we 
can, we’re making ourselves a target 
for the blame.”

Randy Woodbury, president of 
Woodbury Corporation in Salt Lake 
City, said the first thing people will 
want to know in the aftermath is if 
there was a crisis plan in place at a 
property to deal with emergencies. 
It’s incumbent upon property manag-
ers, he said, to do a risk audit of their 
properties and know how to address 
potential danger. That way, when 
you’re questioned about your prop-
erties’ safety plan, you can outline 
measures you’ve taken.

“Do walkarounds at your proper-
ties and see where you’re vulnerable,” 
Woodbury said. 

When Disaster Strikes, 
are You Prepared?
Property managers must develop a 
comprehensive plan on how to deal 
with unforeseen disasters

36 | Building management Hawaii | AUGUST-SEPTEMBER 2016	



Eko Painting Inc.
Serving Hawaii Since 1993

SBA 8(a) & DOT DBE Certified
Bonded/Insured

License No. 25219

COMMERCIAL, RESIDENTIAL 
& INDUSTRIAL

Our well-trained and 
knowledgeable staff  

provides excellent workmanship 
with a  

particular focus on safety  
and customer satisfaction

          We specialize in
• Painting
• Concrete Spall Repair
• Wall Coverings
• Various Special  

Coating Systems

Phone: 808-591-9882 
Fax: 808-591-9872

info@ekopainting.com

FREE ESTIMATEKailua Kona (808) 326-2477 / Honolulu (808) 832-1155 / www.BondedMaterials.net

When your projects call for con-
crete admixtures, concrete color 
hardeners, liquid bonding adhe-
sives, water-proofing systems 
and sealants or fire / safety 

products, count on us. For new 
construction & restoration proj-
ects, our large inventory and fifty  

     years of experience in this 
    industry are ready to help.

BONDED MATERIALS COMPANY
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Assess for things like fire hazards, elevator malfunctions, 
all possible places where attackers could gain access to the 
property, and vulnerabilities to weather conditions. Then 
develop a network of people you would need to call on in 
case of emergency, such as staffers, engineers, electricians, 
disaster cleanup professionals, and authorities and con-
sult with them on devising crisis mitigation plans for your 
properties. Develop strong relationships with them so you 
stay top-of-mind.

“When it all hits the fan, who are they going to respond 
to first?” said Woodbury. “When you need somebody’s 
help, are you going to be the property they come to when 
five other properties are calling for help?”

Mellen said property managers should also develop a 
plan to communicate with tenants during emergencies. His 
company makes a point of collecting e-mail addresses and 
cell phone numbers from as many new tenants as possible 
so the company can send them alerts.

“If there’s been a mugging in the building, we’ll do an 
e-blast to all the tenants who have given us their contact 
info,” he says. “That kind of communication is becoming 
more and more effective as people go mobile. We also use 
social media so we can tweet and post alerts to Facebook.”

The full version of this article, which was written by 
Graham Wood and first published by Realtor Magazine, is 
available at speakingofrealestate.blogs.realtor.org.

“Do walkarounds at your 
properties and see where 
you’re vulnerable.”



Creating a comprehensive disaster 
preparedness plan for your property 
will ultimately help save money and 
lives if the unthinkable ever hap-
pened. Here, from polygongroup.
com, are a few tips:

1. Create a disaster preparedness 
plan. Include the types of disasters 
that are most likely to occur in your 
area. Determine what parts of a 
property post the most risk in the 
event of a disaster and take action 
to mitigate those risks. Then outline 
how your company will respond to 
each type of incident.

2. Plan for a disaster before 
construction begins. Consider the 
disasters for which the area and 
building is most at risk.

3. Prepare your property. Take 
steps to prepare a property before 
you learn about the threat of a 
disaster. For example, install storm 
shutters if the property is in an area 
that experiences strong winds.

4. Have the right types of insur-
ance policies. Review your insur-
ance policies every year with your 
insurance agent to make sure the 
information on it is correct and up 
to date. Some insurance companies 
will reimburse clients if they have a 
preparedness plan in place.

5. Train the staff. Make the employ-
ees aware of the company’s disaster 
preparedness plan—including evac-
uation routes and a list of important 
phone numbers—and make copies 
readily available for them to review. 
Then provide workers with written 
duties to perform in response to dif-
ferent disasters and run drills. 

6. Include a plan to recover. In-
clude business continuity steps in a 
disaster preparedness plan. Outline 
what to do if part of a building is un-
safe for tenants, how to help tenants 
secure their property after a disaster 
and where to resume operations if 
staff cannot re-enter the office. 

7. Know what contractors to call 
before a disaster. List the con-
struction and clean-up contractors 
the company intends to call in the 
disaster preparedness plan. 

10 Steps Toward Disaster Preparedness
8. Make reciprocal agreements 
with other property management 
companies. Talk with other property 
management companies to learn if you 
can provide each other with mutually 
agreeable services.

9. Keep tenants in the loop. Make ten-
ants aware of how the property man-

agement company plans to respond to 
different types of disasters. Give them a 
list of pertinent phone numbers. 

10. Document the pre-disaster condi-
tions. Use a camera to document the 
property and the company’s assets. 
Include the exterior and interior of the 
building, vehicles and equipment. 

www.buildingmanagementhawaii.com | 39 



Build the Power 
of Play Outdoor recreational equipment 

builds community value for your 
property or association

BY DANIELLE SAGUM

As a child in the late 1980s 
and early ’90s, I spent 
countless hours playing 
outside every day after 

school. My friends and I rode our 
bikes to each other’s houses or to our 
favorite gathering places. We spent 
more of our time running around our 
neighborhood than we did inside our 
actual houses. Some neighbors would 
bring us ice pops on a hot day. Others 
would invite us over for dinner (with 
our parents’ permission, of course). 

If I fell and scraped my knee, I had 

no problem knocking on the door of 
the closest house to ask for a Band-
Aid. I grew up in a community where, 
even though I’ve long since moved 
away, I have a deep connection to the 
place and people.

Today, we are seeing a global shift in 
childhood experiences and relation-
ships to their neighborhoods and 
communities. Environmental and 
social risks seem conducive to less 
walking and biking among school-
aged children. Increased parental 
perception and fear of crime may be 

discouraging the 
types of outdoor activi-
ties that we built our childhoods 
around. Play experiences have moved 
indoors, and play activities have be-
come less social, imaginative, physical 
and meaningful. 

A child’s life and future are directly 
affected by the environment in which 
he or she is brought up. The relation-
ship between physical inactivity and 
the rising rate of childhood obe-
sity has been well-recognized. The 
disconnect between children and 

The playground at Thomas H. Gentry 
Community Park has become a popular 

attraction for families in Ewa Beach.

PHOTOS COURTESY IPR HAWAII
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What to  
Consider …
If your property is ready to  
add or enhance its play or  
recreational features, here are 
some best practices:

•	 	Design a playground that is en-
gaging and high in “play value.” 
It should serve the widest va-
riety of ages and abilities, and 
take into consideration both 
physical and developmental 
design strategies.

•	 	Make sure your playground 
supports safety. It should be 
given enough space to allow 
for proper safety surfacing use 
zones. Also, consider proxim-
ity to other amenities (pools, 
BBQs) and roads.

•	 	Integrate the living landscape 
with the playground equip-
ment elements to encourage 
more diverse play and nature 
awareness.

•	 Keep it comfortable and family-
friendly by providing shaded 
seating areas nearby so that 
parents may supervise. The 
more comfortable the parent, 
the longer the child gets to play.

•	 	Make your playground the hub 
of your community by utilizing 
it for community programs and 
events.

their community may be credited 
for increased rates of vandalism and 
misdemeanor crime. To combat these 
issues, it’s important to rebuild a 
sense of community in our neighbor-
hoods, and bring kids and families 
back outside to enjoy the place and 
people where they live. 

Whether you are an apartment 
manager, on the board of your home-
owners' association or design and 
build neighborhoods, your job is to 
foster communities. You are serving 
hundreds of children who are devel-
oping, maturing and growing within 

the communities 
you are creat-

ing. You have a 

chance—no, a responsibility—to 
support their wellness by providing 
high-quality playgrounds and out-
door fitness opportunities.

Here are several reasons why 
investing into this area can enhance 
your community and generate a re-
turn on your investment:

• Play and fitness opportunities can 
help increase tenant retention rates.  
Creating memories is what allows 
people to build roots. 

• Communities increase in value 
when people care about the 

place they live. Residents 
will be more proactive 
about keeping it beauti-
ful, which increases 
the desirability of your 

property.
• Play and fitness equip-

ment enhances the aesthetics 
of your community. Play  equip-

ment can take an unused or unde-
rused outdoor space and help people 
re-imagine it as a communal space. 

Adding play or recreational equip-
ment is adding an amenity to your 
community’s list of features. These 
amenities speak to distinct popula-
tions differently with the same end, to 
build community. 

Children and families see friend-
ships and playtime in a play structure. 
Adults see wellness in fitness equip-
ment. People who enjoy entertaining 
see gathering spaces for parties with 
outdoor shelters.  

Danielle Sagum is 
the business devel-
opment manager 
for IPR Hawaii, 
which specializes 
in the design and 
installation of play-
grounds, recreation 
areas and sports 

facilities throughout Hawaii. Sagum, 
a 2003 graduate of Kamehameha 
Schools Kapalama, works with orga-
nizations to provide insight into the 
value of play and its effect on overall 
health, wellness and child develop-
ment. She can be reached at Danielle@
ipr-hawaii.com, www.ipr-hawaii.com 
or 845-7788.

Danielle Sagum
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BY BRETT ALEXANDER-ESTES

Can a person in a wheelchair 
safely access your build-
ing’s sales office?

If someone smokes 
marijuana next to your building’s “No 
Smoking” sign, what are your options? 

Hawaii has hundreds of buildings 
with public access, and most com-
mercial and multi-unit residential 
structures with public areas (such as 
a condominium sales office) need to 
meet federal and state mandates to ac-
commodate the needs of the disabled 
(including medical marijuana users).

Doing so can be tricky.
Three enactments—the Americans 

with Disabilities Act (ADA), the U.S. 
Fair Housing Act (FHA) and in Ha-
waii, Hawaii Revised Statutes (HRS) 
Chapter 515—govern disability com-
pliance in Hawaii’s buildings. 

In Hawaii, three government 
agencies investigate and enforce 
compliance: the Hawaii Civil Rights 
Commission, the U.S. Department 
of Justice, and the U.S. Department 
of Housing and Urban Development 
Office of Fair Housing and Equal Op-

portunity (HUD FHEO).
A particular agency’s jurisdiction 

over your building depends on a 
number of factors. And a new consid-
eration—the rights of medical mari-
juana users—was added in 2015 with 
the enactment of Hawaii Act 242.

The most common disabilities that 
were previously established and are 
covered by the ADA, as listed at ritac-
codisabilitylaw.com, include:

Back or spinal injuries: This is the 
most common disability and accounts 
for almost 20 percent of all dis-
abilities. It is an umbrella term which 
includes various back, spine and 
movement injuries.

Mental or psychiatric impair-
ments: Mental illness accounts for 
just over 11 percent of all disabilities. 
This includes conditions such as 
depression, phobias, anxiety, post-
traumatic stress syndrome (PTSD), 
bipolar disorders and others.

Neurological impairments: These 
also account for just over 11 percent 
of all disabilities. These impairments 
may include severe migraine head-
aches, epilepsy, Parkinson’s disease, 

multiple sclerosis and other nervous 
system disorders.

Hand and leg impairments: Also 
known as impairment of the extremi-
ties, this covers individuals who have 
long-term damage to one or more 
limbs, such as paralysis or limited 
movement as the result of an accident 
or serious illness.

Cardiovascular impairments: Indi-
viduals with any disease of the heart 
or cardiovascular system are covered 
by this term. About 4.4 percent of all 
disabilities are cardiovascular, and 
they are usually attributed to the indi-
vidual having a weak heart.

Substance abuse: With about one in 
10 Americans over the age of 12 suf-
fering from an addiction, surprisingly 
only about 3.5 percent of all disability 
claims are related to an addiction to 
alcohol, drugs or other substance.

Diabetes: About 10 percent of the 
population suffers from diabetes, yet 
only 3.5 percent of disability claims 
are related to the disease.

Hearing impairments: Americans 
who are hard of hearing, deaf or who 
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• Interior and 
Exterior painting

• Wall coverings, 
including wallpaper

• Specialty coatings
• Plaster repairs
• Textured ceilings
• Paint removal

• Deck sealing and 
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• Pressure washing
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cannot tolerate loud noises constitute 
about 3 percent of all disability claims.

Vision impairments: Vision impair-
ments account for about 2.8 percent 
of all ADA claims and include individ-
uals who are blind, can only see out of 
one eye, or who have limited vision.

Blood disorder impairments: 
About 2.6 percent of all ADA claims 
are related to long-term blood disor-
ders, which include hepatitis, anemia, 
lymphoma, leukemia and others.

     William Hoshijo, Hawaii Civil 
Rights Commission executive director, 

says Hawaii prop-
erty managers and 
AOAOs who have 
questions regarding 
federal fair housing 
law and enforce-
ment can contact 
HUD FHEO Lead 
Fair Housing and 
Equal Opportunity 

Specialist Jelani Madaraka at the HUD 
Honolulu Field Office via jelani_m._
madaraka@hud.gov.

“Enacted in 2015, Act 242 expressly 
allowed planned community associa-
tions, condominium property regimes 
and condominium associations to 
prohibit the smoking of medical mari-
juana where the smoking of tobacco is 
prohibited,” says William Hoshijo, Hawaii 
Civil Rights Commission executive 
director. “However, in Act 242 the leg-
islature also expressly added that it did 
not diminish the obligation of housing 
providers to provide reasonable accom-
modations for persons with disabilities.”

 Hoshijo says that under state (not fed-
eral) fair housing law, if a person with 
a disability (resident, owner or tenant) 
makes a request to be allowed the use 
of medical marijuana as a reasonable 
accommodation in housing, a housing 
provider (in non-federal subsidized 
housing) must engage in an interac-
tive process with the requestor.  

Hoshijo says a housing provider may:

Request information necessary to 
establish that the person has a disabil-
ity (a physical or mental impairment 
which substantially limits one or more 
major life activities), if the disability is 
not apparent; and

Request information to establish 
the need for the use of the medical 
marijuana to afford the person equal 
use and enjoyment of the housing 
accommodation. 

“The request can be denied if the 
requested accommodation would 
impose a direct threat to the health 
and safety of others that cannot be 
reduced or eliminated, would impose 
an undue burden on the housing 
provider, or would fundamentally alter 
the nature of the housing provider’s 
operation,” Hoshijo says.

Pot on the Premises:
Hawaii Act 242 and medical marijuana 

William Hoshijo
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Take Action to 
Reduce the Stress

Tips on how to deal with unapproved 
remodels in condominiums and  
on avoiding enforcement issues

BY CHRISTIAN P. PORTER

Owners buy into condo-
miniums with the un-
derstanding that certain 
documents govern the 

general administration of their proj-
ect. Generally speaking, no one pays 
attention to such documents—as they 
are quite long and seemingly compli-
cated—until an owner tries to reno-
vate their townhome or apartment 
in a condominium. Then, assuming 
that the owner does not come to the 
board for approval of the renovation 
project, the board for the condomin-
ium is faced with sending a cease and 
desist letter, possibly fining the owner, 
and if that does not work, pursuing 
arbitration or litigation.  

Unfortunately, doing nothing is not 
an option. If prior boards have not 

enforced the governing documents, 
including house rules and/or archi-
tectural guidelines with respect to 
modifications, or the condominium’s 

house rules and/or architectural 
guidelines are not clear, this may play 
a part in how the board approaches 
the issue. More importantly, clear 
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architectural guidelines and 
house rules can help the 
board in deciding the ap-
propriate action to take as 
an owner cannot claim 
ignorance of the appli-
cable rules for remod-
eling projects. 

So, where does a 
board and manage-
ment start when 
faced with an un-
authorized reno-
vation project? 
Here are general 
recommendations; 
boards, management 
and their property managers should consult 
with their own counsel.

First, know the applicable law.
When dealing with an owner’s renovation 

project, generally speaking HRS §514B-140 
comes into play. This statute attempts to clas-
sify owner renovation projects into catego-
ries, i.e., “material additions or alterations” 
and “nonmaterial additions or alterations.” 

According to the statute:
(a) No unit owner shall do any work that 

may jeopardize the soundness or safety of 
the property, reduce the value thereof, or 

impair any easement, as reasonably 
determined by the board.

(b) Subject to the provisions 
of the declaration, no unit 

owner may make or allow any 
material addition or altera-
tion, or excavate an addi-
tional basement or cellar, 
without first obtaining 
the written consent of 
67 percent of the unit 
owners, the consent of 
all unit owners whose 
units or appurtenant 
limited common ele-

ments are directly 
affected, and the 

approval of the 
board, which 

shall not unreasonably withhold 
such approval. The declaration may 

limit the board's ability to approve 
or condition a proposed addition 
or alteration; provided that the 
board shall always have the right 
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to disapprove a proposed addition or alteration that the 
board reasonably determines could jeopardize the sound-
ness or safety of the property, impair any easement, or 
interfere with or deprive any nonconsenting owner of the 
use or enjoyment of any part of the property.

(c) Subject to the provisions of the declaration, nonma-
terial additions to or alterations of the common elements 
or units, including, without limitation, additions to or 
alterations of a unit made within the unit or within a lim-

ited common element appurtenant to and for the exclusive 
use of the unit, shall require approval only by the board, 
which shall not unreasonably withhold the approval, and 
such percentage, number, or group of unit owners as may 
be required by the declaration or bylaws; provided that 
the installation of solar energy devices shall be allowed on 
single-family residential dwellings or townhouses pursu-
ant to the provisions in Section 196-7.

Simply put, if an owner’s addition or alteration: (1) does 
not jeopardize the soundness or safety of the property, 
(2) reduce the value thereof, (3) impair any easement, (4) 
detract from the appearance of the project, (5) interfere 
with or deprive any nonconsenting owner of the use or 
enjoyment of any part of property, or, (6) directly affect 
any nonconsenting owner, then the addition or altera-
tion is “nonmaterial” and will require a vote of the board, 
and possibly that percentage of the owners that may be 
required by the association’s project documents. 

On the other hand, if the alteration does trigger one of 
these criteria, then it will likely require, among other things, 
the written consent of 67 percent of the unit owners.

A board should review the aforementioned issues using 
an “objective” and not “subjective” standard. For ex-
ample, in determining whether an owner’s modification 
or renovation request “detracts from the appearance of 
the project” or reduces the value thereof, the board may 
want to consider the advice of independent realtors and/
or design architects, and not rely on the opinion of the 
owner seeking the modification or their own consultants. 
The board needs to also consider the impact on the entire 
project as a whole and ask itself: If everyone made the 
same modification or alteration, what would it do to the 
project in terms of value and appearance?

Second, know your governing documents.
Even if it is determined that a renovation project, addi-

tion or alteration request by an owner is “nonmaterial,” 
the association’s governing documents may have addi-
tional approval requirements. For example, some docu-
ments require the written consent of a majority of the 
owners for any additions or alterations to any exterior of 
the common elements, or such modifications that could 
“impact” the common elements.

So, where do you go from here? 
Owner renovation projects are understandably person-

al, and at times cause much distress for everyone. There-
fore, to attempt to address such issues ahead of time and 
possibly avoid confusion, we would recommend that the 
association’s management work with the property man-
agers, some of the board members and counsel for the 
association to review the overall house rules, architectural 
guidelines, the declaration and bylaws, and the appli-
cable law to determine if some renovation projects can 
be streamlined with pre-approved renovation package 
requests, indemnification forms and other pre-approval 
architectural guidelines.  

By taking positive action now, and anticipating owners’ 
renovation requests, it will hopefully reduce some of the 
stress that comes with these types of projects.  

Christian P. Porter, a partner at Porter 
McGuire Kiakona & Chow LLP, provides 
legal guidance in all aspects of association 
law, including the review of governing 
documents and the enforcement of as-
sociation rules and covenants, preventing 
client disputes from proceeding to court 
when feasible. For more information, visit 
HawaiiLegal.com.Christian P. Porter

Clear architectural guidelines 
and house rules can help  
the board in deciding the  
appropriate action to take.
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INDUSTRY NEWS

Forest City housing 
project covers 4 blocks

Kapolei Lofts, developed by Forest 
City Hawaii, won a Gold Nugget from 
Builder Magazine at the publication’s 
53rd annual awards ceremony in San 
Francisco in June. 

The award recognizes those who 
improve their communities through 
exceptional concepts in design, plan-
ning and development. Kapolei Lofts 
won over other communities built with 
affordable homes at a density of 30 
units to the acre or less.

“Forest City is proud to have created 
an exceptional place to live in Kapo-
lei Lofts and implemented affordable 
housing programs that will continue to 
benefit the community,” says Jon Wal-
lenstrom, Forest City’s developer on 
the project.  

Previously, Kapolei Lofts received 
two Awards of Excellence during 
NAIOP Hawaii’s 19th annual Kukulu 
Hale Awards ceremony in May, win-
ning the Green Building and the New 
Project awards for projects in the com-
mercial/other over 40,000 square feet 
competition.

Irene Ramiro has joined Ha-
waiiana Management Co. Ltd. as 
a management 
executive. She will 
manage town-
homes, high-rise 
condominiums and 
master-planned 
communities for 
the firm. 

Previously, 
Ramiro was at As-
socia Hawaii. She has more than 18 
years in property management.

Steven Kalani 
has joined Com-
mercial Roofing 
and Waterproof-
ing Hawaii Inc. 
(CRW) as safety 
officer. He will 
be responsible 
for implementing 
the company’s site safety accident 

prevention plan and overseeing the 
overall job site to ensure compli-
ance with government safety and 
health regulations.

Previously, Kalani was with dck 
worldwide where he was the safety 
representative. His experience includes 
serving as risk control consultant at 
Lawson and Associates and as a safety 
representative at Swinerton Builders.

Kapolei Lofts Lands Gold Nugget

Ramiro 
Joins 
Hawaiiana

CRW Hires Kalani

Irene Ramiro

Steven Kalani

The Kapolei Lofts community, designed by KTGY Architecture + Planning, is a four-block series  
of three-story walk-up apartment buildings and neighborhood gathering places.
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BY jiAbao chen

A tensile membrane structure can 
be both attractive and economical 
while covering large spaces, such as 
parking structures or shade areas. 

There are myriad advantages and 
functional benefits to tensile mem-
brane structures. Here are the six top 
reasons to choose this material for 
your property: 

Aesthetics and Attracting: Delight 
the eye and capture the imagination.  
Tensile membrane structures can 

create distinctive, elegant features for 
any building. 

Energy Savings: Fabric membrane 
translucency offers soft, diffused 
spaces with natural lighting, reduc-
ing interior lighting costs in daylight. 
With high reflectivity and low absorp-
tion of sunlight, tensile membrane 
structures contribute to reducing 
electrical energy costs. 

Low Maintenance: The mem-
brane's protective coating is highly 
dust-resistant and requires minimum 

maintenance.

Cost Effective: You can extend your 
habitable space and provide protected 
areas from harmful UV rays and rain 
at a fraction of the cost of conven-
tional construction. 

Excellent Durability: With several 
different membranes on the market, 
such as PTFE fiberglass, ETFE film 
and PVC, the durability and longevity 
of tensile membrane structures have 
been proven and engineered to meet 
the code requirement for wind resis-
tance and other design criteria.

Speed of Construction: Since tensile 
membrane structures are a pre-
engineered product, it only takes four 

The Beauty of Tensile 
Architectural Structures
Six reasons to consider engineered 
membrane structures for your properties 
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Alternative 
Roofing 
Materials
Popular choices of materials for 
tensile membrane roofs include:

• PTFE (polytetrafluoroethylene): 
Excellent weather, temperature 
and chemical resistance with 
longer life span. 

• PVC (polyvinyl chloride): Most 
cost-effective membrane material 
and available in a variety of colors 
and textures. 

• ETFE (ethylene tetrafluoroethyl-
ene): Transparent material used as 
an alternative to structural glass. 

Tensile membrane structures can cover large areas 
while providing an attractive appearance.
 

to six weeks for a typical installation. 
This may vary depending on project 
size and type of foundation. 

Design-Build Tips
Applications of tensile membrane 

structures for properties include an  
entrance canopy for the building or 
carport, covered walkways, parking 
structures and architectural umbrel-
las for swimming pool and recreation 
areas.  

There are at least five things a prop-
erty manager or owner needs to con-
sider during the design-build process. 

Budget and Cost: Tensile membrane 
structures are typically priced by 
surface area times cost per square feet. 
The price typically ranges from $50 
per square foot to $200 per square 
foot, depending upon the project size, 
material and the complexity of the 
site. 

Material Choices: The frame and 
cables are typically constructed with 
steel.  Non-corroding aluminum 
arches/members are also recom-
mended. The roofs are usually made 
of high-tensioned architectural fabrics 
such as PTFE, PVC or ETFE.  

Design and Engineering: Profes-
sional designers and engineers should 
design tensile membrane structures to 

conform with current building codes. 

Fabrication and Manufacturer 
Warranty: A typical fabric manufac-
turer's warranty is for 15 years. 

Installation: Once a contractor is 
chosen, the technical consultant 
should remain on-site during the 
build to monitor the project through-
out construction to ensure quality. 

By integrating tensile membranes' 
architectural and practical benefits 
during design/build, you can use these 
beautiful structures to enhance your 
property.  

Jiabao Chen has 
been the project 
manager and senior 
structural engineer 
since 2004 for KAI 
Hawaii Inc. The 
full-service struc-
tural engineering 
firm is collaborat-
ing with Shenzhen 

Wintop Environmental Tech. Co. Ltd. to 
assist owners, architects, engineers and 
contractors in designing and provid-
ing tensile membrane structures for 
commercial buildings, landscaping, 
environmental remediation enclosures 
and more. For more information, visit 
kaihawaii.com.

Jiabao Chen

A common use for tensile membrane structures is 
for shaded parking lots.

www.buildingmanagementhawaii.com | 49 



BY ALBERT LANIER

Anything on the job site potentially 
hazardous poses a risk that, if not 
dealt with properly, can create health 
and safety issues, underlining the 
importance of protective personal 
equipment, or PPE.

George Proctor, sales manager for 
Safety System and Signs Hawaii, de-
fines PPE specifically as “gloves, hard-
hats, goggles, safety glasses, footwear, 
jumpsuits.” 

In short, he adds, 
PPE includes all 
specific clothing 
and gear that must 
be worn to deal 
with substances and 
waste of a hazard-
ous nature.

PPE is among 
Safety Systems and Signs’ top-selling 
products. “Every business that we 
deal with requires protection,” says 
Proctor. “We try to drive our business 
to consumer needs.”

The PPE industry, he says, is not 
a “cut-and-dry” business and meet-
ing the customers’ needs “depends 
on the safety program and what the 
employees face on a daily basis.”

Most condominium and apart-
ment communities often require only 
groundskeeping and minimal mainte-
nance work for their employees. Likely, 
only gloves and safety glasses would be 
all that an employee might need.

However, a hotel has numerous 
facets where protection would be 
needed, such as painting, electrical, 
housekeeping and grounds mainte-
nance. So additional PPE—jumpsuits, 
boots, goggles, an air respirator and 
similar gear—would be a reasonable 
requirement for those employees 
involved in these tasks.

The cost for a property to pro-
vide PPE can vary depending on the 

amount of work involved. “That’s why 
they tell us what they need, as opposed 
to us telling a company what they 
need,” says Proctor. 

The key factor for a property 
manager is determining what PPE 
to provide its staff. Simple neoprene 
gloves won’t do if the task requires 
heat- and cut-resistant protection. 

While all PPE products are tested to 
determine if they meet safety stan-
dards, the level of product quality cho-
sen for the property’s workers should 
be carefully researched, Proctor says.

Governing Hawaii's regulations, 
along with the Environmental Protec-
tion Agency (EPA) and the Depart-
ment of Health (DOH), is the Hawaii 
Occupational Safety and Health 

(HIOSH) office. Nationally, OSHA 
and the EPA have different mandates. 

“OSHA is to protect the employee,” 
Proctor says. “EPA is to protect the 
environment.”

Major producers of waste, says 
Tom Brand, a hazardous waste in-
spector with the state Department of 
Health’s Solid and Hazardous Waste 
Branch, are industry “generators,” 
facilities or companies that produce 
waste; some are defined as large-
quantity generators and others are 
known as small-quantity generators. 

Hawaii has about 500 small-quanti-
ty generators, Brand says.

“We do pretty well based on the 
types of industries here,” he says, add-
ing that in relation to hazardous waste 
in the Islands, “we don’t have big 
chemical industries. Our problem is 
small guys who don’t know the law.”

Another problem area, Brand says, 
are residents who become hoarders, 
and salvage yards that may contain 
such substances as fuel oil.

An advantage for Hawaii, says Dean 
Higuchi of the EPA, is that the state 
doesn’t have “hazardous waste disposal 
facilities.” Most, if not all, gets shipped 
off to disposal facilities on the Mainland.

Hawaii, however, has its share of 
waste generation and generators.

Underlining the difference between 
hazardous waste and hazardous sub-
stances is a good starting point. 

Higuchi, of the EPA’s office in 
Hawaii, which is part of the agency’s 
Region 9 that includes California and 
Nevada, says the “EPA has regulatory 
authority on hazardous waste, as it 
was once a usable hazardous sub-
stance that now someone is wishing to 
dispose of. So a hazardous substance is 
an item, say, like paint thinner, that you 
have and are using, while hazardous 
waste is that very same paint thinner 
that you want to dispose of.”

Wear the Right  
PPE for the Job
Safety concerns can be minimized  
by providing quality gear for your staff  

Toxic 
Breakdown
Hazardous substances and waste 
have four characteristics, as 
classified by the EPA:

Ignitability: The substance 
could ignite or catch fire if near 
or by coming into contact with a 
source of heat.

Corrosivity: The substance’s  
PH level.

Reactivity: The substance’s  
reactive qualities.

Toxicity: The substance's inher-
ent chemical properties, which 
can include 39 types such as 
Chromium or Barium.

The EPA code for each character-
istic must be noted on paperwork 
filed when waste is removed from 
properties or facilities by waste 
disposal firms and companies. 

George Proctor
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Unexpected system failure 
can happen at any time.
Alaka‘i identifi es 
problems before 
they become 
emergencies.

Call us for a checkup today! 
www.alakaimechanical.com
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ConstruCtion CorPorAtion

Phone: 545-2177  |   Fax: 538-1914
866 Iwilei Road, Bay 219, Honolulu, HI 96817

LiC.no. ABC 13668

Stop LeakS with  
epoxy injection

Originally employed as a structural repair procedure, 
epoxy injection of cracks in concrete today is most 
commonly used for leak remediation and structural 

preservation, not repair.  In addition to resolving water 
leakage and its resulting problems, injecting epoxy resin 
into concrete cracks fill the void and provides corrosion 

protection to the embedded reinforcing steel.
Injecting cracks in the ceiling of this concrete slab 

located below a landscaped area and above a 
garage driveway stopped the drip of water onto 

vehicles and protected the rebar, thereby mitigating 
future spalling concrete.

the concrete reStoration SpeciaLiSt


