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HILTON HAWAIIAN VILLAGE CORAL ROOF TOP

1111011

CONCRETE FINISHING

AMERICAN
=7 COATI N G COMPANY

(808) 845-7770  FAX (808) 845-7447
850 Moowaa Street, Honolulu, Hl 96817

www.acchawaii.com

SERVING HAWAII FOR OVER 25 YEARS

REHABILITATION OF BUILDINGS:
CONCRETE RESTORATION ¢ WATERPROOFING ¢ EPOXY INJECTION
SPECIALTY EPOXY & URETHANE FLOORING
INDUSTRIAL COATINGS » BELOW GRADE WATERPROOFING
ROOFING/WATERPROOFING MEMBRANES ¢ ELASTOMERICS ¢ WATER TESTING ¢ FOAM INJECTION
CONCRETE STAINING & ENGRAVING .
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KAPIOLANI ROYALE

REPIPE

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!

Our Competitive Advantages:

« Complete Plumbing Retrofit

« Proprietary Turnkey Repipe Process

» On Schedule and On Budget

Locally owned and operated, Hawaii Plumbing
Group is your one-stop solution for every
plumbing issue!

Kimo Pierce

Quality installations at quality properties
by Peter StoyanovandKimo Pierce | IRIEEINE

Serving All Islands!
HPG s a VALUE you can't afford to miss! Call today! H F ﬁ
HawaiiPlumbingGroup.com HAWAII PLUMBING GROUP, LLC

Lic. BC-33636



For nearly 50 years, AKA has been the non-profit fund raising arm for UH Athletics funding nearly 20,000 student-athlete scholarships
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“Moying Eorward’”

THURSDAY,
OCTOBER 16th
@ 7:00 PM

“You'll get to know UH Head Football Coach, Nick Rolovich, and hear about his plans to make UH
Football great again! See him in action, feel his passion!

Learn about the “Team Behind the Team”- Straub Bone & Joint Center; how they help injured UH team
members become whole again! Dr.Nick Crawford is the on-field physician for UH Football.

Straub and UH Athletics — Together, creating a Healthier Hawaii!

Finally, meet a member of the great Wahine Athletic Dept. — Hawai'‘i Golf Hall of Famer Lori Castillo,
see the exciting growth of her Women’s Golf Program!”

Nick Rolovich Dr. Nick Crawford

~ proudly presented by ~
HAWAI‘l
PACIFIC STRAUB f@?@.@.‘&&

BONE & JOINT CENTER
HEALTH 422.2222

Sponsored By:

TRADE elele s @ rossenms
. F) Fingerprints

CUSTOM PUBLISHING & PRINTING




\\7// HAWAIIAN PROPERTIES, LTD.
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ne (808) 539-9777 Fax (808) 521-2714 Call 539-9502 to request a proposal

SN Eadilys, [id. continues its expansion.
WHEXead the recent additions to ouyr team.

Irene Ramiro, CMCA, AMS an industry veteran with over 18 years of experience, joins the team as senior
property manager. In addition to managing a multitude of properties, she was also responsible for executing
maintenance planning and complex capital improvement projects for a 2,500-unit association. Utilizing her
extensive background in accounting, Ramiro provides counsel to clients on financial statement analysis that
result in streamlining costs and maximizing overall performance.

Valorie Lambert, CCAM has been managing associations for 16 years and has a wealth of experience in
construction management. She joins the team as senior property manager skilled at working with contractors
on reconstruction, maintenance, dry rot, asphalt, painting and roofing projects. Lambert is well-versed in the
industry and supervised new construction projects, aging properties, luxury golf course estate homes and
multi-sized associations.

Laurie Sugue-Tabisola joins the team as property manager with 11 years of experience managing multiple
associations including townhome complexes, high rise condominiums and newly developed single family
homes. Working closely with the board and association staff, her accomplishments include overseeing
of daily operations and project enhancements, negotiating bids, supervising contractors and ensuring
that large-scale assignments were successfully completed on time and within budget.

Welcome our newest clients to the ‘ohana.

OUR HISTORY
SPEAKS FOR ITSELF.

=
l 99.4% Client Retention Rate
1

~ Princess Kealoha White Pearl Apartments ~ Hokuahi Apartments

A+

HAWAIIAN PROPERTIES, LTD. 1165 Bethel St. 2nd floor, Honolulu, HI 96813
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Editor’s Note: David Putnam
Faces: Hawaiiana Meet & Greet
Managing Hawaii: Don Chapman

Why Benchmarking Data is Valuable to PMs
Gathering and comparing information can make a positive impact
when planning the budget. — By David Putnam

Call the Cleaners

The pros offer tips on performing property remediation

on problems ranging from floods and fires to unattended deaths.
— By Dave Dondoneau

10 Tips on Handling Chemical Spills
Management Wisdom

Hawaiian Properties'Ramadass traces his career from racehorse trainer

to company president. — By Priscilla Pérez Billig

Clean & Cool
Regular servicing keeps air conditioning systems operating at peak
efficiency. — By David Putnam

Industry News

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.
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3+ Rules for Simplifying Surveillance
Improve property security and safety by monitoring and recording activities.
— By Andrew Lanning

Secure Your Property Against Trespassers
Hawaii's homeless pose safety, health problems for property managers.
— By Keith Naone

Tips for Selecting the Right Security Firm
You can contract quality protection services—and stay within a budget.
— By Gene Stoudt

RENOVATION & REMODELING

28

36

40

3 Steps to an‘Incredible’ Renovation
Tips on how to select the best contractor and materials for a
successful remodel. — By Greg Liu

Home Smart Home
Take advantage of technologically advanced and structurally sound solutions
to airflow and natural lighting. — By Dave Gorman

How to Lower Insurance Costs
Properties can keep rates down by being proactive and having a strong
safety plan. — By Chad Lindsey

TRADE

PUBLISHING & PRINTING

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



Mony Mairalos
to the sponsors of
Hawaiiana’s

Meet & Greet 2016

ProperTY Power:
ProressionaLs who can Save the Day!

Hawaiiana welcomed Board Members, Residential Managers and Management Executives from over 600 properties
to the recent event which showcased more than 125 vendors who serve Hawaii’'s Condominiums and Homeowner
Associations. Many mahalos to our sponsors whose contributions resulted in generous prize winnings for our guests!

q“"-k"i"‘;l . i - The Rickel Law Firm

‘“u Yo = f i utalizin, 1
sy Asset Rcovery uiilizing A special mahalo

to Meet & Greet
Diamond Sponsors,

Case Management System  The Rickel Law Firm.
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Benjamin Moore & Co. Hawaii Unified Services ABM Onsite Services Larry’s Plumbing & Solar, Inc.
Carrier Hawaii Jade Painting Inc. Beta Construction MD Restoration

CertaPro Painters Kawika’s Painting, Inc. Can Clean Hawaii Ohana Control Systems, Inc.
Central Pacific Bank KONE Elevators & Escalators Discount Windows & Doors  Pacific Chute Systems
Doonwood Engineering, Inc. Multifamily Utility Company, Inc. Enviro Solutions Hawaii PPG Industries

Elevator Consulting Services, Inc. National Coatings Corporation Hawaii National Bank Rainbow Roof

Elite Parking Services LLC Otis Elevator Company Honolulu Disposal Service

Elite Railings & Windows LLC Porter McGuire Kiakona & Chow

Enterprise CarShare Seal Masters of Hawaii

EV Structure/Retrofit Hawai’i SealMaster Hawaii (

Finance Factors The Light Bulb Source

Hawaii State FCU Ultimagte Innovations HAWAI ]_AN A
Hawaii Plumbing Group Wiss, Janney, Elstner Associates www.hmcmgt.com



Cleaning Up the Damage

Hawaii property managers know to
expect the unexpected. From hurricane
threats and tsunamis to earthquakes
and fires, the Islands get them all,
sooner or later. And after the disaster,
who cleans up?

In this issue we talk to experts from
BioOne Hawaii and ServPro Kailua
North/Laie on what PMs and their staffs
need to know about cleaning up.

Phyllis Okada Kacher of Hawaiiana
Management discusses how important it
is for property managers and owners to
benchmark data.

Our contributing writers cover the
bases on security and surveillance. They
offer tips on monitoring and record-keep-
ing as well as best practices when dealing
with trespassers and how to contract with
the best security firm for your property.

We all know (or can guess) what a task
it can be to manage a renovation and re-
modeling project. Our expert provides a
few pointers on being prepared, selecting

the right contractor and materials and
keeping the project on schedule.

Wouldn't you like to lower the cost
of insurance at your property? Our
contributing writer offers suggestions
on ways to reduce the problems and
hazards that can cause insurance pre-
mium rates to rise.

Experts also tell us that by keeping
the heating, ventilating and air-condi-
tioning system (HVAC) cleaned and
serviced regularly, a property can save
money on energy while extending the
unit’s lifespan.

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

Aloha,

(it [~

david@tradepublishing.com

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

BUIlIlING A SOLID REPUTATION
FOR OVER FIFTY YEARS.

BONDED

BONDED MATERIALS COMPANY

Kailua Kona (808) 326-2477 / Honolulu (808) 832-1155 / www.BondedMaterials.net
& r r .

” ” ”

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.

¥

']
- o

- o
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“I honestly did not know
that one company did
projects like this. That it
i could be done quickly and
"W ~& without the huge added
cost and inconvenience of
moving everyone out of their homes.
But SageWater’s process worked! Their
crews were awesome.”

SageWater it
solves 1350 Ala Moana
Hawair’s Pipe
Problems.

If your condominium is suffering from « 1717 Ala Wai
age related or defective plumbing...

Featured Projects

* The Consulate

Call SageWater, Hawaii’s leading pipe e The Contessa

replacement specialist, for a free onsite

project evaluation. We’ve replaced over 30 * Hokua at 1288 Ala Moana
million feet of pipe in occupied buildings, « Kahala Towers

SO you can rest assured you’re one call . . -

away from better understanding your pipe * Ko'olani Condominiums
replacement and restoration options. « 2055 Nu’Uanu

* One Waterfront

Call 808.536.1875 « Parkland Gardens

* Pii’koi Villas

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

sagewater.com Sagﬂwate r®



CHITECTS

TERIALS SCIENTISTS

Duane Lee, Matt Scarton

mmE

David Kane, Wade Whaley, Daniel Hughes

Hawaiiana
Meet & Greet

PHOTOS BY HAWKINS BIGGINS

Hawaiiana Management Co. Ltd. held its 2016 Meet &
Greet at the Blaisdell Exhibition Hall on Sept. 7. The theme
of this year’s event was “Property Power: Professionals
Who Can Save the Day.”

Steven Maero, Jodi Maero, Michael Roney -
Miguel Rentas
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Naomi Suzuki, Eleilani Madden, Angel Okuhara, Beverly Febenito, Debi Balmilero,

Richelle Thomason, Dana Akasaki, Josh Akaka

[T
FIEINRE gy
4

Hawaiiana staff on stage Darren Martinez

www.buildingmanagementhawaii.com | 11



Getting Ready
for 'Disaster Day'

I’'ve never been a building manager,
but did have a front-row seat on how
a management company handles crisis
while working the past six years at Wa-
terfront Plaza in Kakaako—including
driving past a raging car fire in the park-
ing garage that led to an evacuation. All
those fire drills instantly paid off.

The last year of my tenure was par-
ticularly instructive when my office was
flooded three times—and it’s on the
top (fifth) floor. Each was hurricane/
tropical storm related, the most recent
being Darby. Not by choice I became a
semi-expert on blowers and dehumidi-
fiers and moisture meters, and the way
building management responds.

(And, no, the last flood was not the last
straw in precipitating, so to say, my retire-
ment after 22 years as MidWeek editor.)

OK, flood is something of a vari-
able term—all I know is that the carpet
squished underfoot, and both wooden
furniture and drywall absorbed water
from the ground up.

“This was one of the few we couldn’t
resolve immediately and, unfortu-
nately, it wasn’t until after you left,” says
Steven Sullivan,
VP of operations
for Shidler Pacific
Adpvisors, a manage-
ment company. “We
thought it was the
roof, so we resealed
it, but then the same
thing happened
with Darby. So we
cut a bigger hole,
put some cameras in the ceiling, and
went back when it was raining. It turned
out to be a cracked storm drain in the
ceiling. It’s now been fixed, but with
any building you have miles of piping.
... This is a property of half a million
square feet, and only 10,000 square
feet were affected—you want zero, but
(given the severity of the storms) that’s

Steven Sullivan

not that bad.”

Steven, a marathon runner who also
serves as president of the Kakaako Im-
provement Association, will be one of
the speakers at the BOMA-sponsored
“Disaster Day” (sounds like a Holly-
wood movie title) symposium on Oct.
11, 2-5 p.m., at Hawaii Prince Hotel.

“Preparedness may not solve every
problem that occurs in a disaster,”
says Melissa Pavlicek, BOMA-Hawaii
account execu-
tive. “But a lack
of preparedness
can exacerbate the
consequences of
disasters. BOMA-
Hawaii understands
the importance
of education and
preparation.”

The full title of
the event is “Disaster Day Prepared-
ness: Day of Crisis—The Aftermath.”
Steven will talk specifically about a
Bishop Street tower that experienced
flooding when a fire main broke.

“Speakers with different experi-
ences will discuss anything related to
disasters, and how to train, prepare and
respond,” Steven says. He’ll also distrib-
ute “various SOPs” for different kinds
of disasters—from power interruption
to earthquake, chemical spill to code
black: active shooter.

“With any disaster,” he says, “you’re
only as good as what you train for.
We’re always training for events that
don’t happen, and we hope they don’t.”

When I comment that this “sounds a
lot like the Army,” Steven replies: “I'm a
Marine.” In fact, he left the Corps more
than 20 years ago as “a grunt, I was an
infantry sergeant.”

His rank is somewhat higher now,
but he still has a prepared-for-anything
mentality.

“From a property management point

/
. [

Melissa Pavlicek
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of view, you can’t predict the future,”
he says. But with that said, he adds,
“We’re having more powerful storms
than in years past. ... Our management
team has noticed the increased sever-
ity of storms the past two years. We’ve
done nothing but prepare for more and
worse. As storms have gotten worse, we
have to adapt. Our insurance company
would not be happy if we didn’t.

“And with Darby, we saw how
quickly the city’s infrastructure can be
overwhelmed.” In fact, on the day after
Darby, his car was flooded on Kapi-
olani, with his daughter and her child
aboard. “We managed to go two blocks
and call Uber.”

Darby also showed that even the best
laid plans of management and tenants
can go awry through no fault of their
own. Riding up the elevator to work
two days after Darby (which hit on a
Sunday night), I spoke with a worker
on the fourth floor who said his office
was flooded despite sandbagging the
outdoor-facing front door when clos-
ing up Friday evening—with Darby
expected to hit before Monday—“but
someone stole one of the sandbags.”

What? Who steals a sandbag?

“It was a tenant who didn’t know bet-
ter,” Steven says. “As it turns out, they
didn’t need it.” Meanwhile, the office
that had its sandbag lifted sustained
flooding. “By the time security caught
it, it was too late—that’s how quickly
things can happen.”

I'mention to him that my old building
seemed such an impenetrable fortress,
I stored some generations-old family
photos in my office, thinking it more
secure in a storm than a wood-frame
home. I was wrong, but fortunately they
were undamaged.

“No building” Steven says, “is im-
penetrable.”

For more information on Disaster
Day, go to bomahawaii.com.



Gathering and comparing
information can make a
positive impact when
planning the budget

BY DAVID PUTNAM

Failing to benchmark data is among
the biggest blunders that a property
manager and owner will ever make.

Benchmarking
data, which is de-
fined as comparing
business processes
and performances
to industry best
practices, can only
result in a better
product or service.
Key factors to com-
pare include quality,

Phyllis O. Kacher

time and cost.

Phyllis Okada Kacher, senior ex-
ecutive vice president at Hawaiiana
Management Co. Ltd. and a certified
property manager, holds a bachelor's in
marketing from the University of Puget
Sound. Prior to joining Hawaiiana in
1997, she was vice president of market-
ing for the Oahu and Kauai real estate
division of Amfac/JMB Hawaii.

Kacher spoke with Building Manage-
ment Hawaii about how crucial it is for
boards and PMs to benchmark data
—to compile information, forecast and
plan operational decision-making.

Why Beénchmarking Data Works

How can PMs use
benchmarking data to
forecast, plan and make
key decisions?

KACHER: At Hawaiiana Manage-
ment, we have been awarded contracts
on 50 upcoming buildings and com-
munities. One of the first tasks Hawai-
iana Management is charged with on
these new associations is preparing the
maintenance fee budget. Hawaiiana’s
large client portfolio of more than 550
existing buildings and communities
provides our property managers with
the ability to benchmark or evaluate-
by-comparison operating costs at other
properties of similar size, type, location,
demographics and price points.

This is such a valuable resource to
Hawaiiana’s property management
clients. Hawaiiana’s database is so vast
that in some cases we are able to check
archival records of the comparable
properties at their groundbreaking
stage to prepare the new property’s
budget and also to determine staffing
levels, start-up costs and more.

What common mistakes do
property managers make

in executing these tasks?

KACHER: If the property manager
does not have access to a large portfolio

2

of comparable information, the assump-
tions may not be as sound and the bud-
get may not be as accurate which may
affect maintenance fees in the future.

What strategies or resourc-
es are available to complete
these tasks in a more eff1-
cient and accurate way?

KACHER: Developers and boards of
directors should work with a manage-
ment company with a large portfolio
of comparable properties and/or make
certain that the management executive
assigned to their specific property has
experience with and access to appropri-
ate benchmarking data.

What else should BMH
readers know about
benchmarking data?

KACHER: Two industry organiza-
tions, the Institute of Real Estate Man-
agement (IREM) and the Community
Associations Institute (CAI), have excel-
lent benchmarking information available
to members. Readers are encouraged
to join and support these organizations,
their Hawaii chapters and their local vol-
unteers. These organizations and their
volunteers provide a valuable resource to
community association managers, board
members, developers and other industry
practitioners.

www.buildingmanagementhawaii.com | 13



The pros offer tips on performing property remediation on
problems ranging from floods and fires to unattended deaths

BY DAVE DONDONEAU Dealing with the unexpected disas-
ters, however, is often their great un-
awaii will get tor- known. Unattended deaths, flooding,
rential downpours, fires—to steal a phrase from the movie
constant hurricane “Ghost Busters,” who you gonna call?
threats, tsunamis and “I’'ve had police who don’t know who
earthquakes—pretty to call sometimes for crime scenes and

much every natural disaster under the  unattended death cleanups, so it’s not
sun. Every property manager across something everyone knows,” says re-

the Islands knows: Disasters will mediation expert Mark Abe, owner of
strike eventually. BioOne Hawaii. BioOne specializes in Laie with her husband Andy Maras, say

Mark Abe
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crime scene, hoard-
ing, biohazard and
waste disposal
cleanup, but also
does flood and
other cleanup.

Both Abe and
Glenna Maras, co-
owner of ServPro
of Kailua North/
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“We chose the Malarkey Ecoasis Premium not only for appearance but for the solar reflective shingles, rain seal protection s
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 although CRW was not the least expensive

they were competitively priced and chosen for a variety of other factor h.as excellent safety record and extensive

background in large projects. b s .

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

~ Eric Brown, President of AGAO Kuahelani Apartments

Solar reflective asphalt
shingles can reflect up to .
40% of solar rays, which * EnergyStar compliant

can: ® EnergyStar compliant roofing '
roof covering e Radiant Barrier

* Reduce thermal transfer * Ridge Ventilation
* | ower cooling costs e Radiant Barrier e Solar fans
* Improve indoor comfort

e Attic or ridge ventilation
Qualify for tax credits

until 12/31/16

A CRW

Vm:muencm ROOFING
¥ &EWATERPROOFING HAWAII

[HE CUTTING EDGE LIC® B - 18170

Roofing Solar PV Waterproofing Facility Management

commercialroofinginc.com e (ﬁ‘i8i 841-RAIN (7246)



Free Inspection e
Skylights e
Repairs o

JAYA

ROOFING SOLUTIONS

License C34059

Re-Roofing

Insurance Restoration e

eResidential
eCommercial

eIndustrial

808.240.1095

330 Uluniu Street, Suite D Kailuu, HI 96734
RoofingSolutionsHauwdii.com

¢ No red tape, no calling the mainland e 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 L.D.

* Quality Name Brands @WW m

e Next Day Delivery*
e GCommercial Charge Accounts e Convenient Terms
e Special Orders * Fax Orders

Big on Help! Big on Savings!
www.citymill.com

e Delivery 7 Days a Week to Your Home or Jobsite* Become a Fan on
Facebook
*See store for details. .
8 CONVENIENT NEIGHBORHOOD LOCATIONS
HAWAII KAl HONOLULU KAIMUKI KANEOHE
Phone: 396-5151 Phone: 533-3811 Phone: 735-7636 Phone: 247-2181
Fax: 396-4455 Fax: 529-5871 Fax: 735-3680 Fax: 235-6658
333 KEAHOLE ST. 660 N.NIMITZ HWY. 3086 WAIALAE AVE. 46-209 KAHUHIPA ST.
MILILANI PEARL CITY WAIANAE EWA BEACH

Phone: 623-3100
Fax: 623-3133
95-455 MAKA'IMO'IMO ST.

Phone: 487-3636
Fax: 488-7768
98-1277 KAAHUMANU ST.

Phone: 696-6996
Fax: 696-8726
86-120 FARRINGTON HWY.

Phone: 685-4422
Fax: 685-5533
91-1061 Keaunui Dr.
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"A water damage
that is treated
immediately versus
a water damage
that is treated two
or more days after
the loss can differ in
mitigation and
rebuild cost by
thousands, even
tens of thousands,
of dollars depend-
ing on the size of
area affected.”

—Glenna Maras

the biggest key to minimizing damage
following any disaster is quick response.

“Acting quickly is key for limiting
water damages,” Maras says. “A water
damage that is
treated immediately
versus a water dam-
age that is treated
two or more days
after the loss can
differ in mitigation
and rebuild cost by
thousands, even
tens of thousands,
of dollars depend-
ing on the size of area affected.”

Abe says the same can be said for un-
attended deaths, but cautions property
managers to never touch anything in the
apartment until the police have cleared
the potential crime scene.

“We won’t go in until the police give
the OK. Unattended deaths can get
messy depending on how long the body
has been there and usually it is discov-
ered because a neighbor complains of
a foul stench,” he says. “Sometimes the

.'

Glenna Maras
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blood and bodily fluid can seep across a room.

“Right now there’s the Hepatitis A scare around Hawaii, so
if people plan on doing the cleanup themselves, make sure you
cover all parts of your body and tape up. And be sure to wash
your hands a lot. But you also have to know just getting a
carpet out doesn’t do the job. You have to get the tiles and
other porous areas because if you don’t, you’re going to
get an awful smell that won’t go away.”

Maras says carpets are automatically pulled
if water damage occurs unless a client signs a
waiver asking them to leave it in. Like Abe,

Maras says cleanup needs to go deeper
than the surface.

“Water will con-
tinue to migrate until
itis no longer present
in materials allowing the
scope of damage to increase until

all water is dried,” she says. “Also, as
water sits it increases in contamination.
An example of this is when using a wash
cloth in your kitchen you start with a clean
rag, even if you only use the rag to soak up clean
water. If left on your kitchen sink that rag will begin
to stink. That odor is bacteria. Your once-clean rag,
even though only used to soak up clean water, is
now contaminated. This is what is happening

to the water in the home as it sits untreated.

“Another major concern that accompa-

nies a slow response is the ever-so common

problem of mold,” Maras adds. “Mold can
begin to grow in as little as 72 hours after a
loss. If mold is present in a building it cre-
ates a whole new scope of work that is now
required for proper mitigation. Not to men-
tion that many insurance companies do not
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Five Steps
to Take

Glenna Maras of ServPro of
Kailua North/Laie offers five tips
for property managers for when
disaster strikes:

- Make sure the tenants are safe.

- If it's a pipe break, shut off the
source of the water (know where
the shut offs are at your properties
and make sure you inform your
tenants).

« Turn off circuit breakers to the
wet areas of the building when
access to the power distribution
panel is safe from electrical shock.

« Contact insurance providers and
inform them of damage, obtain a
claim number and provide it to the
cleanup company upon initial call.

« Helpful information to know
when contacting a remediation
crew is how many rooms are af-
fected, what type of flooring is af-
fected, what was the source of the
loss and when the loss occurred.

offer coverage or very little coverage
for mold issues in a home or building,
leaving a hefty bill for the owners to
pay out of pocket.”

Both Abe and Maras say prop-
erty managers can help themselves
by removing as much excess water as
possible by mopping or blotting, wiping
down the furniture, removing any rugs,
books, magazines, and anything else
that could bleed and stain the floor,
and make certain that power cords are
out of wet areas provided it is safe to
remove them.

For unattended deaths and crime
scenes, Abe says the first thing prop-
erty managers should do is contact the
police and not touch anything until
the scene is cleared and the body is
removed. Take photos of the area and
call the insurance company.

Then, look for cleanup companies
that are IICRC-certified.

“Those are the ones staffed and who
have the proper equipment to handle
your loss,” Maras says.
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Spills

Chemical spills can have disas-
trous and dangerous consequences.
It's important to take every imag-
inable step to prevent these kinds
of accidents, but it's equally
important to have a strong and
actionable emergency response
plan—especially if you deal
with hazardous materials.

Preparedness is essential. Familiar-
ize yourself and your employees with
these simple steps from hazardous-
wasteexperts.com:

« Make sure everyone is alerted to
the spill.

» Determine the chemical nature of
the spill, and check the Material Safety
Data Sheet (MSDS). Remember that

e 5 . 1
=l -l e

1
on Hand
Chemica

sometimes determining whether or nota
waste is a “hazardous waste” is difficult,
and that the best policy is to assume all
chemicals should be handled as hazard-

ous waste.
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» Make sure any electri-
cal and spark-producing
equipment is turned off.
\J « If there's a fire, use the
fire extinguisher right away.
« If appropriate, outfit your-
self and employees in protective
equipment or HazMat gear, includ-
ing respirator, safety goggles and
gloves.

« If appropriate, evacuate yourself
and your employees. If the chemical
spilled is toxic or flammable, evacua-
tion should be carried out immediately.

« If the chemical spilled is hazardous
or highly toxic, alert all appropriate
authorities and call 911.

« In the case of a small spill, create a
barrier around the spill with absorbent
materials such as paper towels, vermic-
ulite or sand.

« Put up signs to prevent access to the
contaminated area and warn of danger.

« After cleanup, all materials (even
paper towels) will need to be treated as
hazardous waste. Double bag and label
the materials, and make arrangements
for hazardous waste removal.

If your property or business has a
policy or plan in place for these kinds
of events, make sure you know it well.
Provide training and training materials
for all employees so that everyone else
does, too. If you don't have a formal
plan, it's time to put one in place. A good
plan can minimize an otherwise ugly in-
cident, and prevent against tragic results.



24/7 1sland Wide Emergency Services

SERVICE-

Flie ([B06) SE0-CRR &

® |sland wide estimates and services ® Direct Insurance Billing

¢ Water damage restoration e Structural Drying Services

¢ Mold Remediation ¢ Infrared Thermal Imaging Inspection
* Reconstruction Services ¢ Flood, Sewage, and Mold Cleaning

theckgantrust

CERTIFIED

Oahu Extraction will donate $100 for every job referral received. This community fund is for
the resident manager and the building resident’s to cover the cost of a year end celebration
as our token of appreciation.




>
E
oc
>
v
]
wv
1]
U
=
<
-
—
L
>
oc
o
("]

"3+ Rules for

plifying
urvei

Sim

S

Improve property security and safety
by monitoring and recording activities

BY ANDREW LANNING

ule No. 1 of surveil-

lance is about watching

and recording premises

activities, not prevent-

ing vandalism or violent
activities on premises.

Facility managers and building own-
ers who have had “a problem”will call
security firms seeking to “beef up secu-
rity.” They typically will say something
along the lines of “we want to add some
cameras.” The first question I ask them
is: “Why?”

Many will explain that they’ve had an
incident in a parking area or a common
area within their property. These inci-
dences range from vandalism or theft to
assault, rape and murder. We’re always

quick to point out that surveillance
won’t prevent any of these activities
from occurring, and we try to open the
discussion up to perimeter access con-
trol and perimeter intrusion detection.

Combined with access control and
intrusion detection, video surveillance
provides a powerful vision of events as
they are unfolding if you’re monitoring
them live. If you’re doing post-event
evidence-gathering, having the surveil-
lance integrated to your other systems
makes retrieval of all of the data sur-
rounding the incident faster and more
comprehensive.

If your surveillance system isn’t
integrated (linked within the soft-
ware) with your other security system
components, then you’ll have to access
multiple systems to piece together what
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llance

happened. This slows the investigation
process, and if the time stamps of the
systems aren’t in sync it can add doubt
to findings or cause you to overlook
important evidence.

Rule No. 2

The key to deploying effective sur-
veillance technologies is to narrowly
define the required field of view for
each particular camera. Ask yourself
what is the smallest item that you could
be viewing (or reviewing) for each
camera’s field of view.

For a cash-handling area, it may be
the serial numbers on legal tender, or
the serial numbers on a credit card.

If your camera is viewing a doorway
you may want to clearly see who came



through the entryway, or you may want
to be able to further distinguish par-
ticular features on someone’s face, like
freckles or a mole.

Forensic detail requires approximate-
ly 40 pixels per foot for clear resolution
of an item in an image, so make sure
you’ve thought about what you really
need to “see” in a given field of view,
and let that guide your specification. As
your field of view drops below 40 pixels
per foot, your ability to clearly discern
features in an image will degrade. So
before you choose between a 5-mega-
pixel or a 2-megapixel camera, based on
pricing, understand that your decision
may leave you with a useless field of
view, so why buy anything at all?

Rule No. 3

The next important factor is how
close you can mount a camera to
achieve the desired field of view. If the
object you are targeting with the sur-
veillance is a human face in a 48-inch-
wide hallway, and the only mount
location for my camera is 20 feet away,
a 1-megapixel camera can achieve the
proper pixel density on the target with
an extended focal length lens. But you
might consider a 3-megapixel camera
to achieve a broader field of view while
still capturing a quality forensic facial
image from this distance.

One of the problems with longer
focal length lenses is they require
more light to produce a quality image.
Lighting is another important factor
to consider with every surveillance
requirement, so make sure you (or your
integrator) has light-metered each field
of view at its dimmest.

Mounting location can allow lower
resolution cameras (i.e., cheaper) to
achieve the desired field of view, but
this must be weighed with the labor
trade-off for running the cabling closer
to the target location.

Again, never settle for an image that
provides less information from the scene
that you need. Use higher resolution
cameras, or mount them closer to where
the target will be in the scene to achieve
forensic detail where it’s needed.

The + Rule

If it’s worth seeing, it’s worth hearing.
Audio is a powerful technology that can
be married with video surveillance to

insert eyes and ears into an event
as itis happening or after the fact.
The next best thing to physically
disabling a bad actor on your property
is to make them aware that you can see
and hear their activities. Asking them
to stop and wait for assistance is a good
way to get them started running away
from your property. Make sure you’ve
detailed as much about them (e.g., ac-
cent, stutter, foreign language) for your
incident report

Surveillance makes a lot of sense
where you have safety and liability con-
cerns for employees or visitors. Surveil-
lance analytics are useful for detecting
the presence of motion in an area,
people moving in a certain direction,
or even numbers of people in a given
area. Surveillance systems and surveil-
lance analytics continue to improve,
and with those improvements comes a
greater value for the business owner or
property manager.

Don’t be afraid to ask your dealer for
what you want, and work with them
to understand the technical aspects

of what they’re providing to ensure it
meets your facility’s requirements.

P

Andrew Lanning
co-founded Inte-
grated Security
Technologies (IST),
a Honolulu-based
electrical contract-
ing firm specializing
in physical security
system design,
implementation and
maintenance since
1998. He has been in the computer and
electromics field since 1982 and holds a
bachelor’s degree from the University of
Hawaii and a master’s from Hawaii
Pacific University. He can be reached at
836-4094 or at istechs.net.

Andrew Lanning

www.buildingmanagementhawaii.com | 23



>
E
oc
>
V
]
v
1]
Y
=
<
-
—
L
>
oc
o
v

Secure Your Property
Against Trespassers

Homeless pose safety, health risk for property managers

BY KEITH NAONE

ne of the more chal-

lenging issues in society

today is the plight of

homelessness. This

problem is everywhere,
and has encroached onto public and
private properties. Places that never
previously felt its effects are now re-
porting an influx and security requests
have risen exponentially.

Having a homeless person or an
“undesirable” on a property can be
problematic in many ways. It affects the
flow of business and affects the bottom
line in clean up, maintenance, repair
and security costs. A property manager
may notice arise in electrical and water
costs resulting from persons stealing
utilities from unsecured access points
on the property.

All these costs can be high, but the
cost of doing nothing can be higher.
Customer, tenant or resident com-
plaints are problems and there is also
the liability and risk factor. If you do not
take measures to mitigate the poten-
tial problems, legal issues may start to
compound your problem. Until we find
the answer to the problem, we are left
to find solutions to the symptoms of the
problem. One of the keys to this is con-
sistency: You must be very consistent
and persistent in handling these issues.

Honolulu police and the sheriffs: In
viewing the homeless issue as a social is-
sue, law enforcement officers will make
every effort to allow a homeless person
to vacate the property without the
issuance of a Trespass Warning Form.
They have the discretion on whether to
arrest a trespasser. But be persistent; the
officers may tire of returning to the site
and take action. Do not hesitate to call
HPD back if the trespasser returns. If
the person is repeatedly asked to vacate,
eventually he or she may decide to find

BT R

amore peaceful place.

However, if the person seems dan-
gerous or if you are not sure, always
contact the police and do not approach
them until the police arrive.

Barriers: There should be sufficient
barriers in place to discourage tres-
passers from inhabiting your space.
Common barriers are fencing and
gates, locks, signage, security person-
nel, lighting and cameras and electronic
surveillance.

Trespassing: A common question is,
“How do we go about removing a tres-
passer from our property?” My answer
tends to vary according to the property,
and sometimes depends on what the
person is doing. In a private property
residential/condo setting, finding out
what the person’s business is and if he
has a legitimate purpose on property is
important. If he does not have a legiti-
mate reason to be on property, ask the
person to leave. If he refuses to do so,
contact HPD.

You would need to have a representa-
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tive of management there to confirm to
HPD that the person does not belong
there and has been asked to vacate the
property. If the person seems danger-
ous, call HPD first and approach the
person with the police there. If you
have a Trespass Warning Form, ask the
police officer to witness you warning
the person to not return. If the officer
agrees to do so, the warning is valid for
ayear. If the person returns within a
year’s time, he or she will be guilty of
trespassing and can be arrested. You
would call HPD and show the respond-
ing officer the original Trespass Warn-
ing Form and that will allow the officer
to arrest the trespasser.

Though the law states that any reli-
able person can serve as the witness, the
prosecutor’s office requires that HPD
or sheriffs witness the warning.

A commercial setting might be more
challenging. First, establish what consti-
tutes a trespasser or undesirable on-site.
To help determine if a person qualifies
as an “undesirable” on commercial




property, determine:

« If the person has already been
issued a trespass warning within
ayear’s time.

« If the person is committing an
illegal act on the property.

« If the person is interfering with
commerce on the property.

When you determine the person is
an undesirable, call HPD and ask that a
warning be witnessed by the police of-
ficer. Hopefully, the authorities comply
with your request to issue the warn-
ing. It should also be noted that if the
person is a customer of a vendor on the
property, care should be taken in mak-
ing a determination.

Surveillance: Having surveillance
equipment such as CCTV and/or cam-
eras on-site can be a valuable asset. They
can make the job of watching over the
property easier and provide recorded
evidence. I suggest utilizing systems that
are recording the events of the day.

There are countless systems avail-
able and seeking expert advice from a
reputable provider is invaluable. Many
systems can be viewed via the internet
over mobile devices. For high-risk areas
I suggest that a monitoring company be
utilized or that the system be paired with
an alarm feature that notifies you to look
at the device if the alarm is activated due
to a breach of security on-site.

The problem of homelessness will
not be solved soon, so dealing with the
symptoms of the problem is what we
are left with. Call the police for advice
if you are not sure on how to handle
a problem person. This predicament
is sad and though we feel for these
persons, we need to think about safety
and the cleanliness of the property. If
we persist in safe practices and be con-
sistent in our efforts, hopefully we will
keep our properties clean and safe.

Keith Naone is
operations manager
of Phoenix Security
Hawaii. Founded in
1994, Phoenix
Security services
condominiums,
hotels, gated
communities,
commercial
properties and other
clients. To contact the firm, visit phx-
hawaii.com or call 777-6000.

Keith Naone
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Selecting a Security Firm

Property managers can contract quality
protection services—and stay within a budget

BY GENE STOUDT

n today’s fast-paced and

constantly challenging security

industry, it is imperative that

the selection of a security firm

be done based on far more
than cost. It is easy to get caught up in
seeking a solution that is more cost-
efficient than cost-effective.

The age-old adage of “penny wise
and pound foolish” has never been
more applicable. No one wants to
spend more than necessary, but can
you imagine the impact of saving a few
dollars over the course of a year, as
compared to the cost of what a poor
security judgment could mean in loss
or litigation, let alone your reputation
and property’s value?

Staying within a budget is always a
consideration, but security should not
be one of the areas to cut back. The
firm you choose must be of solid, reli-
able character. No one can be perfect,
but in those instances when a problem
does arise, how does your vendor
react?

Keep in mind that cheap security is
rarely good,
and good
secu-
rity is rarely
cheap. Look
for a com-
pany that
can offer a
fair market
price, and
above-market
services.

The require-
ments of secu-
rity personnel in
today’s market
has evolved into
the function of
a concierge as
much as that of a
physical presence.
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Finesse, open communication and full
understanding of your property and its
tenants are now the standard by which
security firms need to operate.

While sharing many similar issues,
each property is unique in its own
needs, and you should look deeply into
a company’s ability to meet these stan-
dards. While it may not be necessary to
always lean to the largest companies,
keep in mind that larger companies
have the internal resources not avail-
able to smaller operations.

Seek out companies with a solid and
in-depth infrastructure. This is impor-
tant: As your needs grow and evolve,
you want a company that is able to
offer more than one or two aspects of
security. Do your research, and don’t
hesitate to ask questions. You want to
partner with a company that has much
to offer.

This may all seem academic, but you
would be amazed at how many little
things are overlooked.

When choosing a security vendor,
be sure to use a thorough analysis, not
just an economic outlook. Remember:

Your commercial tenants are placing
their business in your hands, and your
residential tenants are coming back to
their homes, not just a building, at the
end of the day. The company you select
as a protective services provider must
also share these values in their day-to-
day duties.

Gene Stoudt is
business develop-
ment manager at
Securitas USA in
Honolulu. He can

be reached at Gene.
stoudt@securitasinc.
comor 539-5027.

Gene Stoudt



Wood Stairs Becoming Hazardous?
Cnnslder Precast Concrete StairTreads !

Here are some
questions to ask
a prospective
vendor

(and yourself):

« What type of infrastructure
do they have?

Do they have internal
and ongoing training?

How and what are they doing
to staff their company?

« Are they fully bonded and
insured, and will they meet
your insurance standards?

Saving People Money On More
« How easily can they be reached? Than Just Car Insurance.™

» Do they respond in a timely : ﬂ ) .
manner? ﬁ @' a

« Can they offer options
(mobile, surveillance-monitoring,

new technology)? G I'.l" 'EE quotes
« Arethey involved in community/ & @ |
industry matters?

geicd.'c SIT -"
1-800-947-2886

Do they utilize the latest
equipment and procedures?

« What does your intuition tell
you? Do you have that feeling
of trust (go ahead and smile,
but this can be very important
to the partnership)?
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RENOVATION | REMODELING

How to select the best
contractor and materials
for a successful remode]

BY GREG LIU

Managing a renovation and remodeling project is a big task and can be over-
whelming without the proper preparation. To help things go smoothly for you,
here’s a few pointers:

Picking the Right Contractor

There are many contractors and builders and it can be tough
knowing exactly where to start. The first step is knowing the
needs of the project. Does this job require a building per-
mit or is it a larger-scale renovation? If so, you will need a
BC licensed general contractor. For a smaller renovation
you can use a C-licensed tradesman for the renovation.

Once you identify the professional requirements
you can begin your search and collect estimates for
the project. Referrals have been a classic approach to
finding contractors, so make sure to add any to the
bid list. Don’t be afraid to call people from advertise-
ments and get quotes for the project. Running an ad-
vertisement is a sign that the company is doing well
and has the administration capabilities to coordinate
business growth.
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e Spall Repairs PAINTING, INC.
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“As the general
manager of Hokua,

a 5-star luxury resort
condominium, | am
proud

to use

Kawika’s

Your One-Stop Solution For Building Improvement ﬁragzlrng

building.

We have

utilized

Kawika’s Painting for
many jobs including
repairs to the dog
park fence and
restoration of our
cabana ohia poles with
excellent, professional
results. | would highly
~. : recommend their
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#HMi i's Construction Consu Hnnts As you meet with the professionals, listen to what they say

and compare that with research you can do yourself. How
SF' ECIU“S ts l n AOAO well do you communicate with this individual and are they
R e PQI r P r DIECfS enjoyable to be around? You need to find someone you can

trust and communicate with easily to help you through this
process. These are all major factors in how smooth the proj-
ect will go.

FREE CONSUI.TA'I'ION :
808-492-1119 Staying on Schedule
info@bergemangroup.com

Completing a high-quality project on schedule is among
the biggest challenges we face in our industry. Unfortunately
this is a problem-prone industry with hundreds of variables
that could go wrong. This means we have to be extra diligent
in doing everything we can to minimize delays. Here’s a few
tips:

« Make certain that your contractor provides a detailed
construction schedule. If anything starts going amiss, ques-
tion it immediately.

« If you’re in a building, make sure all water shutdowns and
elevator days are scheduled well in advance.

+ Make sure you have material availability dates for all items
(cabinets, counters, flooring, tile, etc.). Find out what are the

www.bergemangroup.com
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Hawaii’s Safest and Strongest Louver Window

longest lead items and ensure that those are ordered first.
« Be sure to know what you are responsible for. Usually this
IS YOUR HOME

Safe
and

includes such fixtures as faucets, shower valves, toilets, ap-
pliances, etc. Request a comprehensive list and have all these
prepared well in advance.

« If the job needs approval or a building permit, make sure
all of this is taken care of before you start the project.

The Right Products

Now that you’ve found the contractor, the next step is to
determine what products to use. Listen to the contractor’s
advice since they have a lot of experience and feedback cov- "
ering a wide range of products. But overall, in our industry . Don'tiry
there are new products trends and developments that we this at
should point out for consideration. home!

Flooring: Laminate floors have been an affordable choice
for years but always suffered from being susceptible to
moisture. Certain brands of vinyl planks offer 100 percent
waterproof capabilities, lifetime warranty, superior scratch re-
sistance and a genuine wood look. The advantage here is they
can be run seamlessly through a kitchen without moisture )
issues. This type of flooring is perfectly geared toward renters ‘

T

The pin secures |
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who may not be as careful as they should. ; o
. . | clip from inside. |
Counters: Engineered quartz has been a popular choice STRONGHOLDW
because it’s an easy maintenance surface. You do not need to by breczway

seal like you would with granite, and it offers extensive war-

ranties against abuse. This is a “renter-friendly” surface and is Bl i b | 484 5999
more cost-prohibitive than granite, solid surface or laminate ease visit www.breezway.com or ca
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FIRE PROTECTION
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808-682-3800

Obsessed (o EGIPENTIAL
W'f"Excellence

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.

Call or Email for a FREE Estimate!

808-780-1520 DK Painting Inc.

dk.painting@yahoo.com Obsessed with Excellence.
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counters. Have this option priced out Eko P ai I‘Itil‘l g Inc

and see if it’s in the budget. s o
Tile and Grout: Epoxy grout is a Serving Hawaii Since 1993

fairly new product on the market but SBA 8(2) & DOTIDBE Certified

offers benefits over standard grout. Ep- onded/Insured

oxy grouts are stain-proof, mold- and License No. 25219

mildew-resistant and much easier to

keep looking new than regular sanded COMMERCIAL, RESIDENTIAL

grouts. If you’re doing tile work of any
kind (shower, floorings, mosaics) con- — & INDUSTRIAL
sider using an epoxy product.

If you cover these three bases you
should be well on your way to a suc-
cessful renovation. Make sure to have
fun and enjoy the process as much as
possible, and keep the faith that it will
be incredible when it’s done.

Greg Liu, owner of

Design Trends
construction, has
- been alicensed )
general contractor in Our well-trained and
Hawaii for 15 years knowledgeable staff
and has performed provides excellent workmanship
thousands of interior ;
) with a
: renovations and )
Greg Liu commercial projects. particular focus on safety
He can be reached at 455-5215. and customer satisfaction

We specialize in

'845-2474 + STRUCTURSOOI@HAWAII.RR.COM + SSIHAWAII.COM * Painting
LICENSE # AC-13555 e e Concrete Spall Repair
=== .
e Wall Coverings
¢ Various Special
Coating Systems

GUARDRAILS CONCRETE REPAIR ALUMINUM SYSTEMS
— — g

T

SINCE 1993

%

PAINTING Ano

CONCRETE RESTORATION

Phone: 808-591-9882
Fax: 808-591-9872
info@ekopainting.com

- H B
MATCHING TRELLIS SYSTEMS

FREE ESTIMATE
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Management Wisdom

Hawaiian Properties’
Ramadass traces

his career from
racehorse trainer to
company president

BY PRISCILLA PEREZ BILLIG

he most important talent

that a current or aspiring

property manager must

possess, says Dass Rama-

dass, president of Hawai-
ian Properties Ltd., involves “mastering
the basics of excellent customer service.
Property managers need a strong work
ethic and interpersonal skills to succeed
in our industry.”

Those qualities helped to propel
Ramadass to the top of one of the
Islands’ top property management
firms. Hawaiian Properties, formerly
National Mortgage & Finance Co. Ltd.,
was founded in 1929 and, according to
its website, has grown from an original
staff of 10 to 90, managing more than
170 associations on Oahu.

The 58-year-old Ramadass took a cu-
rious journey toward reaching his pres-
ent position. He studied pre-university
law at the London School of Economics
satellite college in Kuala Lumpur, but
his interest soon wandered ... over to
the racetrack.

“At the time my dream was to be-
come a barrister-at-law,” he says. “After
completing my first year, I got interested
in racehorse training. Although I com-
pleted my pre-university law studies,

I didn’t go to London as planned, but
decided that I would follow the race-
horses around the country.

“This, of course, wasn’t a very popu-
lar idea with my parents. After a few
years, I decided it was time to go back to
school and this time I wanted to study
business in the United States.”

Looking Ahead

What does Ramadass, with more

than 30 years of experience in property
management, view as the biggest chal-
lenge for PMs in Hawaii?

“With so many aging buildings
in Hawaii, property managers must
educate board members about healthy
reserve funds and being proactive
with maintenance to ensure long term
financial stability,” he says.

Another major challenge he says
he expects to deal with as company
president is “initiating new technology
infrastructure into our operations to
improve communication, customer
care, reporting and efficiency and
provide better overall
services to our clients.”

By the time Ramadass
earned his bachelor’s
degree and began the MBA
program at Hawaii Pacific
University, he was
interning at National
Mortgage & Finance £
as an administrative d;'
assistant in
the property
management
division. National
Mortgage &

Dass Ramadass
President, Hawaiian
Properties Ltd.

™ Y

success in property management. Resist-
ing distractions, procrastination and lazi-
ness to follow through on commitments,
meet deadlines and goals and maximize
your work time will only contribute to
your success.

Tips for PMs

Hawaiian Properties’ Dass Ramadass
offers valuable direction for those who
are new to property management:

« People Skills: Property management
is a customer service business. If you

can master the ability to work well with
people with a friendly and positive atti-
tude, while maintaining your composure

« Excellent Organizational Skills: Work
smarter, not harder. Find efficient ways to
complete a task and do not make things
unnecessarily harder for yourself or your
team. When you procrastinate you now

under pressure, you will succeed.

« Effective Communication: It is impera-
tive to know how to effectively communi-
cate both verbally and in writing. Simple
tasks such as returning a phone call
within a business day or letting a client
know you are working on their project
and will get back to them with a resolu-
tion should always be done.

« Self-Discipline: This is critical to one’s
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place undue stress on yourself and your
team. Organize your calendar and tasks to
increase the quality of your work.

» Work Ethic: Maintain a good work
ethic, not only in the workplace, but also
in your personal life. Your actions and
words will tell others what kind of person
you are. Go to sleep each night knowing
you did your best; but more importantly,
with integrity.



Finance later acquired three smaller
management companies and took the
Hawaiian Properties name from one of
its acquisitions.

“I was contemplating if I should
continue with my law studies in London
or finish the MBA,” Ramadass says.
“While continuing with my internship,
I discovered I had a natural curiosity for
commercial property management and
I decided to stay.”

The eldest of five children born to a
British Army veteran and a city council-
woman, Ramadass was born in Perak,
Malaysia while it was still a British
colony. “Due to military life, my parents
felt more comfortable with the British
ways,” he says.

Upon retiring from the military, his
father’s work took him on the road, so
young Ramadass lived with his grand-
parents in a predominately Chinese
neighborhood. Spending time with the
local children, he became immersed in
their language and culture, mastering
Cantonese.

“At times, I felt more Chinese than
Indian,” he says. “I ate more Chinese
food than Indian food, and even
watched Chinese movies frequently.”

Achieving Goals

In 1983, Ramadass enrolled at HPU
where he was elected president of the
International Student Organization,
named Outstanding Student for 1984-
1985 and won a place in the HPU
chapter of Alpha Chi National Honor
Society as well as the Delta Mu Delta
Honor Society. He graduated from

property manager who actually
stimulated my mind in that field in my
early internship career,” Ramadass
adds. “It should be critical that
anyone wanting to get into property
management identify and seek an
excellent mentor who can really assist
in excelling the experience in the field.”
His goal for Hawaiian Properties?
“To continue to be the best locally

“It should be critical that anyone
wanting to get into property
management identify and seek an
excellent mentor who can really assist
in excelling the experience in the field.”

HPU in three years, Magna Cum Laude
in business administration, and won a
full scholarship to the MBA program.
“I was fortunate to have had the
opportunity to be mentored by a very
senior and experienced commercial

owned management company,” he
says. “We want to grow smart but most
importantly, retain our wonderful,
loyal clients. Our goal is not to become
the largest management company but
to remain the very best.”
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Home Smart Home

Take advantage of technologically advanced and structurally
sound solutions to airflow and natural lighting

BY DAVE GORMAN

here are many great things
about living in paradise,
including Hawaii’s tem-
perate climate and abun-
dance of natural resources
like sunshine and natural breezes. This
is the perfect place to utilize energy-effi-
cient home improvement products daily.
By harnessing the sun and promoting
natural ventilation, a smart home uses
less electricity, saving you money, and is
healthier and more comfortable, too.

Top-Notch Cooling
Systems

Massive ceiling fans that spin slowly
but move astounding amounts of air
keep large spaces that lack air condi-
tioning, such as factories and ware-
houses, feeling cool and comfortable.
For residential applications, there are
sleek, modern designs with cutting
edge technology and effortless energy
conservation.

Haiku ceiling fans leverage the same
proprietary technology as the larger,
commercial fans the company that
makes them (Big Ass Fans) is known
for. Their ultra-efficient motors exceed
Energy Star standards by 450 percent
to 750 percent. Haiku ceiling fans have
SenseMe technology, which allows the
fan to control itself, turn on/off depend-
ing on motion in the room and adjust its
speed to achieve the room temperature
desired. Haiku ceiling fans can also
achieve up to 30 percent savings on air
conditioning expense by better circulat-
ing cool air and allowing the air condi-
tioner to operate more efficiently.

Always look for best-in-class prod-
ucts. This means the most energy-
efficient appliances manufactured and
backed by warranties from trusted
manufacturers. Then build the best
home PV system possible to power
those appliances.

For air conditioning, Mitsubishi split
AC units are top-of-the-line in energy
efficiency. They support zone cooling
(which further reduces energy use)
and are backed by Mitsubishi’s 12-
year parts and compressor warranty.
Electricity generated by the PV system
provides the power it needs during the
day and the batteries work to ensure
the power supplied is consistent and al-
lows the system to operate during early
morning and evening.

Whole house fans are designed to
cool and ventilate the entire home by
drawing fresh cool air through your
home and exhaust hot attic air out
through vents in your attic. Whole
house fans cool the house in a much
more energy-efficient way than air
conditioning. They also exhaust and
ventilate the air, keeping air fresh and
ridding the home of irritants like pet
dander, odors, germs, smoke and VOC
gases. These exceptionally quiet fans
can be installed in a single- or multiple-
fan configuration. Installation is quick,
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on average just two hours per fan.
Whole house fans are proven to save
homeowners up to 90 percent on air
conditioning bills. In many home designs,
awhole house fan may even eliminate the
need for an air conditioner. Savings also
include a 875 rebate from Hawaii Energy.

Natural Lighting

Factors like the original design of your
home, its location or the amount of sun
exposure your home receives may mean
that areas of your home are consistently
hotter or darker than others.

Modern, articulating skylights—sky-
lights that open—provide the benefits
of fresh air, the ability to automatically
close when it rains and the option to
close the shade when less light is de-
sired, eliminating the drawbacks of old-
school skylights that give you no control
over the amount of light or heat. Addi-
tionally, Velux brand skylights incor-
porate argon gas between the insulated
panels of glass and use low-e coatings



to minimize heat gain, so they won’t
cause your room to get hot. Most often
installed in kitchens, skylights are also
popular in bathrooms in Hawaii. Since
our homes are so close together, people
appreciate having ventilation with more
privacy than an open window.

Skylights and sun tunnels are easy
ways to bring natural light into parts of
your home that are away from windows
and walls. Sun tunnels are made to de-
liver natural light to dark areas of your
home where skylights are impractical,
like when there’s not enough space or
there are obstructions in the attic.

A perfect location for a sun tunnel
is the hallway. Often in the middle of
the house, most hallways tend to be
naturally dark and unwelcoming. A sun
tunnel can completely change the feel
of it, making it bright and inviting and
giving it a feeling of openness.

Skylights and sun tunnels can be
retrofitted for existing skylights or
configured for new installations. Velux
provides a 10-year “no leak” warranty
on installations when utilizing their cus-
tom flashing products. When upgrading
existing skylights, it’s wise to remove
the roofing material around the skylight
“curb” to ensure the curb is in sound
condition and re-flash the curb before
reinstalling the roofing material as part
of the installation.

When my wife and I bought our
home in Hawaii Kai a year and a half
ago, it was hot and there were areas of
the house that were very poorly lit. We
had open beams and the sun radiated
down through the roof and trapped
heat inside. It was like living in an oven.
We installed whole house fans, which
expel that heat daily. The bedrooms
also lacked access to natural breezes as
the wind blows from the other side of
the house. At night, we run the whole
house fans and bring the cool night air
into the bedrooms.

We also installed three PV-powered
fresh air skylights over our kitchen island
and three sun tunnels in a hallway that
runs through the middle of the house.
My kids love looking up at the sky while
eating their breakfast in the morning and
doing their homework under natural
light in the evenings. We are also using a

lot less energy lighting that dark hallway.
Before the sun tunnels, we kept the lights
on in that hallway 24/7. Now, it’s the
brightest part of the house with beautiful
sunlight shining through. We included
an LED light kit with our sun tunnels so
we can also use them at night.

A typical home uses 20 percent to 30
percent of its energy heating water, and
up to another 30 percent on lighting.
For many homeowners, air condition-
ing can double your bill (or more).

Addressing these major energy needs

will improve your finances and the
increased natural light and fresh air

you receive from smart technology will
surely increase your health and wellness.

Dave Gorman is
RevoluSun Smart
Home director of sales
and business develop-
ment. A graduate of
Punahou School and
the University of
Hawaii, he can be
reached at david.
gorman@revolusun.
com and 748-8888.

Dave Gorman

SealMaster® is a local company that designs and
produces its asphalt products for local conditions.
Whatever pavement issues you have, we have the
right products and know the right people to fix it.

SeallMaster:
l.l.l.l.l.l.l.l o

Pavement Products & Equipment

2927 Mokumoa Street | Honolulu, HI 96819-4404 | www.SealMasterHawaii.com
Call Today: (808) 839-2782 or (800) 395-7325
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Cosco Hawaii designed a custom coil to replace the Kaiser High School band room condenser coil.

Regular servicing keeps air conditioning
systems operating at peak efficiency

BY DAVID PUTNAM

When it comes to air conditioning
in Hawaii, there are two choices: Keep
your system clean (and stay cool), or
ignore it until it grinds to a stop (and
squirm in the heat).

Experts tell us that by keeping the
heating, ventilating and air-condition-
ing system (HVAC) cleaned and ser-
viced, a property can save money on
energy and extend the unit’s lifespan.
Regular maintenance can also mean
spending fewer dollars on repairs and
replacements. This applies to cooling
systems in all kinds of structures—
high-rises, low-rises, shopping centers,
office buildings, industrial facilities,
condominiums, single-family dwellings
and schools.

“Failing to maintain your AC equip-
ment will eventually lead to costly
compressor failure, which is the heart

of the AC system,” says Lance Kurata,
manager of the service department at
Alakai Mechanical Corp. “We recom-
mend that AC units in the workplace be
maintained at least every other month.
With Hawaii’s humid climate, conden-
sation may cause water leaks due to
restricted drain lines, which could cause
ceiling and equipment damage below.

“Once you have a maintenance
contract in place,” Kurata adds, “your
service technician should recommend
coil cleanings on an as-needed basis.”

Jason Takaki of Pristine Air Hawaii
agrees. “Maintenance is key for all AC
systems,” he says. “Take care of it so it
can take care of you.”

According to studies, failing to per-
form regular maintenance can cause an
air conditioner to lose about 5 percent
of its original efficiency for each year
of operation. With regular tune-ups,
however, an AC system can maintain up
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to 95 percent of its original efficiency
for many years.

“Failing to maintain the air condi-
tioning is detrimental to the longev-
ity of the unit,” says Noella Cosco,
executive vice
president at Cosco
Hawaii. “Whenever
a mini-split system
has a red light on
the face of the unit,
it means it needs to
be serviced. Ignor-
ing this icon could
lead to costly and
time-consuming service work by the
contractor. But most importantly you
are not reaching full capacity of your
AC unit’s cool capability.

“More often than not, mold and
mildew proliferate on the blower
wheel and drain pan of the fan coil
and blows right into your face, which
is not only stinky but downright un-
healthy,” she adds.

“Professional service is good to do
every six to 12 months,” says Takaki.
Hawaii, he adds, has “a wide variety of

Noella Cosco



systems here, so it will vary, but gener-
ally six to 12 months is a good idea.
Cleaning should be done on an as-
needed basis.”

Takaki says that cleaning of a ductless
split system can involve the removal of
the blower wheel and drain pan assem-
bly. He also recommends cleaning of the
coil, drain pan, blower wheel, drain line
and other parts of indoor unit. “Rinsing
of the outdoor unit is also necessary for
some applications,” he notes.

“Failing to maintain a system can

Keep
it Clean

The ductless mini-split system
has become a popular choice due
to its practicality and efficiency,
especially in the topical climate
of Hawaii. It has an outdoor
condenser unit and an indoor
evaporator/air handler unit, but
the main difference is that the
indoor unit is placed in the single
room or zone that it serves; it
doesn’t rely on ductwork to de-
liver conditioned air.

But like all cooling systems it
requires cleaning and servicing.
Noella Cosco of Cosco Hawaii,
which sells Nu-Calgon cleaning
kits, offers these steps:

« Turn off all power supply to the
unit(s). Remove face panels of the
indoor fan unit and follow the
directions outlined in the owner’s
manual.

As for the outdoor unit:

- Have a water hose close to the
condenser unit for easy and
quick use.

- Mix the coil cleaner in the
pump sprayer per the manufac-
turer’s instructions.

« Spray on the coil.

- Wait about 5 minutes for the
cleaner to foam up.

- Wash off the cleaner and dirt
with the water hose.

lead to lack of efficiency, or even sys-
tem failure altogether,” Takaki says. “It
also can reduce the life-expectancy of
the system.”

Kurata points out that “thorough coil
cleaning involves wrapping indoor units
with plastic to contain and pump out
water, applying biodegradable cleaning
solution to the coil and rinsing with wa-
ter.” The procedure should be contin-
ued, he says, until the unit coil is clean.

Kurata also notes that when a new
business takes over an existing building

Since 1979
Ph 848-7000 e Fax 842-0800 e colordynamics.nets.

or space, they need to do due diligence
on their air condition system. “New
businesses should have their AC equip-
ment assessed for repairs or replace-
ment before renovating the space.”

Cosco recommends “preventative
maintenance” for all cooling systems.

“If possible, set up a cleaning service
program with the AC contractor before
there is a problem. Many times cus-
tomers and contractors alike overlook
this concept—service tends to be an
afterthought.”
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INSURANCE

Properties can keep
rates down by being
proactive and having
a strong safety plan

BY CHAD LINDSEY

Insurance coverage for residential
buildings can end up being one of the
biggest costs for property owners and
managers. With the large number of
people that live and visit your premises,
there is a high potential for accidents
that lead to injuries, or structural mis-
haps that can lead to major property
damage or require extensive repairs.

Insurance companies determine
premium rates for liability and workers’

compensation insurance by reviewing a
property’s long-term accident and liabil-
ity record. By being proactive and main-
taining a solid safety/maintenance plan
and detailed records, you can keep your
insurance premium rates reasonable.

It’s important to note that not all ac-
cidents on residential properties fall un-
der the liability of the property owner
or management (under most agree-
ments, unit owners are responsible for
the maintenance and upkeep of their
unit). Property managers should pay
attention to things that they can control,
which include the proper maintenance
and upkeep of their properties.

Building inspections should be able
to provide owners and managers with
a checklist that can help you monitor
hazards in regards to your general li-
ability exposures, cut down on poten-
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tial risks, and eventually decrease your
insurance premium costs.

Here are some tips and hazards to
be aware of as they relate to property
insurance coverage.

One of the most common repairs
facing property owners is a water leak.
When multiple water failures occur in
quick succession, insurance compa-
nies may increase rates or, even worse,
drop coverage.

Multiple-unit insurance claims are
also the norm when one unit’s water
leak spreads quickly to involve neigh-
bors on all sides. Then there is the after-
math dilemma of handling the cleanup,
mold remediation and required repairs,
along with replacement of personal



property of unit owners and tenants.

Regular inspections should be
conducted to detect leaks early, so they
don’t become a major problem leading
to high repair costs and liability insur-
ance rates. Inspections of general area
plumbing, particularly those located
within walls between apartment units,
are strongly recommended.

Also, make sure all plumbing inspec-
tions and repairs are done by licensed
plumbers, not an acquaintance or friend
who claims to save you money and charge
you a lower price. Remember, the quality
of work is what you pay for, including
warranty on the work being done.

These types of accidents are the most
frequent at apartment and condo-
minium associations. With the flow of
residents, tenants and guests that come
onto your premises, you need to be vigi-
lant with eliminating hazards that could

potentially cause injury.

« Check on general housekeeping for
all common areas. Walkways should be
kept clear of any debris.

« Consider highlighting all changes in
elevation. Sidewalk edges, curbs, steps
and staircases are examples of changes
in elevations. Highlighting these haz-
ards with signs will bring it to the atten-
tion of those walking in the area.

« Placards or signs should be erected
in areas under construction or when a
collection of water could cause a poten-
tial slip and fall.

« Potholes and cracks in parking lot
and public walking areas should be
taken care of immediately.

+ Check lighting in staircases and
in parking lots. It should be adequate
enough for people to view where they
are walking.

+ All railings should be sturdy enough
to support 200 pounds of pressure. A
lot of injuries have occurred when rail-
ings fail and people fall because of it.

Condominiums are generally consid-
ered a medium hazard type of risk in
the eyes of the insurance industry. The
biggest exposure to fire for apartments
and condominiums are the individual
tenants, which in most cases, you have
very little control over as property man-
agers. However, you do have control
over what takes place in common areas.

« General housekeeping is probably
the easiest place to start when looking for
fire hazards. Trash should be disposed of
in the proper receptacles and all should
have covers and be kept closed.

« Disposal of trash should be fre-
quent. Accumulation of trash poses a
potential for ignition and fire.

« Hazardous brush around the build-
ing should be kept in check.

« Fire extinguishers should be located
throughout the building. Signs should
be posted to point them out for quick
use. A service contract should be es-
tablished to inspect every extinguisher
annually.

« If residents are allowed to have
cookouts on the premises, require
proper disposal of charcoal briquettes.
If storage lockers are available for
resident use, make sure that flammable
liquids or highly combustible items are
not allowed.

« Remind residents to check the bat-
teries in smoke alarms to ensure that
they will work properly.

Maintenance crews assigned to an
apartment complex or condominium
have a responsibility in reducing expo-
sure to potential accidents.

+ Work-related injuries related to
manual labor are always a concern due
to the amount of lifting and vigorous
activity involved. Make sure crews are
wearing and using the proper safety
equipment during their work.

+ Make sure that power tools and
lawn maintenance equipment used by
custodians are properly stored away
after use to reduce the exposure to po-
tential slip, trip and fall-type of injuries.

« Ladder usage and working at
heights above four feet also poses severe
hazard exposure. Falls from improper
usage of equipment or poorly main-
tained equipment can be costly, and in a
few cases, fatal.

Security for residents is also a very big
general liability issue for condominium
associations. Poorly illuminated areas
are perfect conditions for robberies and
assaults to take place. Consider video
monitoring for areas out of general view
or areas that are highly traveled. The
main objective is to deter any criminal
activity and to provide video evidence
should an accident happen. Promptly
investigate, report and record any acts
of vandalism and malicious mischief.

In the end, accident prevention and
regular maintenance of your property is
key in keeping your residents safe, and
in eventually keeping your premium
costs reasonable. There is no quick-fix
solution in keeping insurance rates
down—only by having a solid, long-
term safety and maintenance record.

Chad Lindsey
is risk consulting
manager at DTRIC
Insurance. He has
been consulting and
assisting business and
residential property
managers on acci-
dent risk prevention
for over 25 years.

Chad Lindsey )
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Hesle
New

Named
resident

at Associa Hawaii

Doug Hesley takes over as new
president at property management
company Associa Hawaii.

He succeeds Jon McKenna, who
headed the firm’s
Hawaii branch
since 2012. Hesley
previously was at
Hilton Worldwide,
Four Seasons
Hotels & Resorts,
Harrah’s Resorts,
Turtle Bay Resort
and Hilton Waikiki.
Most recently he was CEO of Suite-
3Sixty, which he co-founded.

Joining Hesley on Associa’s new
leadership team are James Giangar-
ra, senior vice president of opera-
tions, and Lillian Rodolfich, vice
president of accounting.

“These three experienced leaders

Doug Hesley

were brought onboard in anticipa-

tion of Associa Hawaii’s projected

growth over the next few years. I feel

they are perfectly suited for the chal-
lenges ahead,” says Garrett Else,
Associa senior vice president of the
West region. “We’re excited about
the strong team we have assembled
and I’'m confident they will serve to
enhance our reputation of providing
unsurpassed management services.”
Giangarra previously worked
as the vice president of finance at
Healthways after more than 16 years
as the executive director of regional
IT finance with Kaiser Permanente.
Rodolfich has more than 20 years of
executive accounting experience in the
real estate and airline industries. She
was the controller for the Queen Liliuo-
kalani Trust and held leadership roles at
Aloha Air and Alexander & Baldwin.

BIA to Host 2nd
Homeless Summit

The Building Industry Association
of Hawaii (BIA-Hawaii) will hold its
second annual
"Houseless in Ho-
nolulu" summit on
Nov. 15 to address
concerns over the
lack of housing in
Honolulu and pos-
sible solutions to
the crisis.

The meeting will
be held in the Pomaikai Ballroom at
Dole Cannery from 8 a.m. to noon.
This year’s summit, “STILL House-
less in Honolulu,” will include panel
discussions on the economic benefits
from increased housing production,
and the need to increase the supply of
housing at all price points.

“A severe lack of housing supply, at
all price points, is a huge factor in our
high median home prices. Our sum-
mit focuses on solutions so the next
generation can afford to stay in Hawaii
and invest in our communities,” says
Gladys Marrone, CEO at BIA-Hawaii.

Gladys Marrone

Associa Hawaii Golfers Raise $75K

Associa Hawaii raised more than
$75,000 for Shriners Hospitals for
Children-Honolulu and Associa Cares,
a national nonprofit organization, with
its 18th annual Charity Golf Tourna-
ment at Kapolei Golf Club.

“We were overwhelmed with the
participation from our vendors, clients
and employees who made it possible
to raise well beyond our $65,000 goal,”
said former Associa Hawaii President
Jon McKenna. “The event served for
a great industry networking afternoon
and to be able to give to such worthy
charities made it special for everyone
involved.”

More than 200 people participated
in the tournament in July and others
contributed through online and live
auctions.

Through donations raised from
Associa employees and at fundrais-

Associa Hawaii volunteers helped raised more than $75,000 at its annual golf tournament to
benefit Shriners Hospitals for Children and Associa Cares.

ing events across the country, Associa

Cares is able to to assist families and
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communities in crisis as a result of
natural and man-made disasters.



Don't let your systems flatline!

Unexpected system failure
can happen at any time.
Alaka‘i identifies
problems before

they become
emergencies.

]

ALAKA'l

MECHANICAL

CORPORATION

%‘,3_ Call us for a checkup today!

= www.alakaimechanical.com
CONTRACTOR’S LICENSE #C-7338

O‘ahu (808) 834-1085 | Maui (800) 600-1085 | Hilo (800) 600-1085 | Kona (800) 600-1085
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{ LEAK REMEDIATION
AND CONCRETE

RESTORATION

You'll find RCM's Restoration Specialists making
repairs on all types of buildings in all kinds of
: places. On the rooftops of commercial high-rise
=) offices, in parking garages below sea level and every
place in-between, RCM has established a successful
track record with leading design professionals and

building managers.

PROVEN REPAIR SYSTEMS. QUALITY
WORKMANSHIP.

Put RCM Construction’s extensive experience to work
for you. Call us to schedule a survey of your building’s
needs and references on our past projects.

» )

CONSTRUCTION CORPORATION

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

LIC.NO. ABC 13668




