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Take a dive into a special summertime section  
with plenty of tips to improve your building’s pool

Anaha’s gravity-defying pool overhangs Kakaako

Photo courtesy Pacific aquatech



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

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

www.acchawaii.com

Serving Hawaii For over 25 YearS

ConCRete finishing finished prodUCt

hilton haWaiian village Coral roof top
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appliCation of 
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Lic. No. ABC-12167



REPIPE

SPECIALIST
PLUMBING

Serving All Islands!

Quality installations at quality properties 
by Peter Stoyanov and Kimo Pierce

808-842-9999
HawaiiPlumbingGroup.com

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

• Expect Only 5-STAR Results

PUNAHOU TOWER

Lakeshore Tower

KAPIOLANI TERRACE

kapiolani royale

Locally owned and operated,  
Hawaii Plumbing Group is your one-stop 

solution for every plumbing issue!  Kimo Pierce

Lic. BC-33636

HPG is a VALUE you can’t afford to miss! Call today!



Roof Service & Maintenance
License # BC-22075

Hawaii’s Full-Service Roofing Company

Commercial Roofing – 682.5803

Commercial Roofing Service 
Maintenance Division –792.2920

One Waterfront Towers  |  Kaka‘ako



 www.hawaiianprop.com  

H  
Building Relationships That Last  
AWAIIAN PROPERTIES, LTD. 
Phone (808) 539-9777 Fax (808) 521-2714 -  

            Honolulu Office: 1165 Bethel Street, Honolulu, Hawaii 96813 
Kailua-Kona Office: 75-240 Nani Kailua Drive, Suite 9, Kailua-Kona, Hawaii 96740 

HAWAIIAN PROPERTIES WELCOMES ITS NEWEST DEVELOPMENT PROJECTS 

AZURE ALA MOANA 
  

 

 

 

 
  

 

 

T he Cottages at Mauna ‘Olu, being developed by Stanford Carr Development, is 
located inland from the famed Makaha Beach. Comprised of 118 single-family 

units, the Cottages at Mauna ‘Olu is set to be a condominium community spanning 26 
acres.  
 
In addition to its scenic location, the Cottages at Mauna ‘Olu will include a recreation 
center with fitness, barbecue, and swimming pool amenities. This gated community 
offers a resort-like feel, with ocean and mountain vistas, about 16 miles away from the 
thriving and urban city of Kapolei.  

 

 
 

 
 



    HAWAII’S  
DUCT CLEANING PROFESSIONALS

(808) 832-1178 Oahu  |  (808) 244-1178 Maui  |  www.AIRPROHAWAII.com

 HVAC Systems Cleaning  
 & Restoration

 Kitchen Exhaust Systems 
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 Fire Prevention  
 Management

 Bathroom & Dryer  
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WE CAN HELP YOU WITH  ALL YOUR 
PLUMBING AND PIPE REPAIR NEEDS!

City Mill Commercial Accounts Are Fast & Easy!
Mulitiple Authorized Users • One Call To Add/Remove • Free Delivery Over $500 
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• Local Credit Department • Charge At Any City Mill Location

To apply, visit CITYMILL.COM or call a store near you!
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Sometimes it seems as 
though we just celebrated 
the New Year, and we wonder 
where the year has gone! As 
we enter the third quarter 
of 2019, we want to stop and 
take stock of where we’ve 
been “so far,” and reflect 
upon where we’re going.

At Hawaiiana we are grateful 
to have one of the best jobs 

in the world – serving our 
association management cli-
ents! Well into our 55th year 
of business, 2019 continues 
to be a year of growth – not 
just in “numbers,” but in 

value added for our clients. 
Hawaiiana reached some 
important milestones in 2019 
that we would like to share:

• Since the first of the year, 
Hawaiiana has added 33 
new clients on four islands, 
representing nearly 4,000 
units. Included are eight 
new developments, and five 
associations returning to 

Hawaiiana from other man-
agement companies. 

• We have welcomed nine 
new management executives 
with especially impressive re-
sumes and prior experience. 

• In August, the doors will 
open in our second Maui 
office to serve our West Maui 
clients! This is especially 
significant, considering over 
30 of our “Valley Isle” clients 
are on the west side.

• Educational seminars for 
both board members and 
residential managers were 
presented on four islands, in-
cluding three board seminars 
on three islands in the last 
three months! Pertinent top-
ics presented by top industry 
experts included insurance, 
legal matters, communication 
skills and more.

• We have added six knowl-
edgeable Accounting Special-
ists to interact with clients 
on a daily basis to answer 
account questions and 
personally assist clients with 
their needs. Our Accounting 

Specialists field approximate-
ly 250 calls per week!

We know that success is not 
measured by mere statistics, 
but by the value we are able 
to provide to those we serve. 
Hawaiiana is grateful for the 
opportunity to serve 739 as-
sociations in Hawaii, translat-
ing to approximately 120,000 
residences – all with a stellar 
client retention rate of 98.5%. 
As always, all of Hawaiiana’s 
employees are in Hawaii, all 
banking takes place in Hawaii, 
and association management 
is our only business. Our 
continuing mission is to serve 
our clients!

For more information on 
Hawaiiana’s award-winning 
services, please contact:  
Mele Heresa, CCIM®, CPM® 
at meleh@hmcmgt.com or 
(808) 593-6827.

Contact: Mele Heresa, CCIM, CPM
Phone: (808) 593-6827
Email: meleh@hmcmgt.com

Hawaiiana Management Company 
Posts Impressive Mid-Year Report

Akamai Gardens
Alii Cluster Park
Candlewood
Estate Villas at Hualalai, Ph. II
Haiku Town Acres
Hale Kai
Hale Kamaole
Hale Kona Kai
Hale Makalei*
Hapuna Beach Residence 
Hapuna Estates at Mauna Lani 
Hauiki Ranch 
Ho‘ole‘a Terrace at Kehalani*
Kaanapali Royale
Kahuku Villas
Kai Malu at Wailea
Kauai Beach Resort Master Assn.

Kaulu Villas
Ke Kilohana
Kihei Garden Estates
Kihei Villages* 
Kohina at Ho’opili
Kona Reef
Maalaea Kai
Maalaea Mermaid
Mauna Kea Fairways
Oceanside Center
Palehua Hale
Royal Kahana
Vintage at Kaanapali*
Waikoloa Colony Villas* 
Waikoloa Hills Condominium

*Returning Hawaiiana client

New Hawaiiana Clients:

The Vintage at Kaanapali is one of five associations who returned to Hawaiiana from 
other management companies in the first two quarters of 2019. 

Kaneohe’s 68-unit Alii Cluster Park, at the foot of the Koolaus, is one of 33 
new properties that joined Hawaiiana Management Company in 2019, bringing 
the year to date increase in units under management to nearly 4,000.



ASSOCIA HAWAII ANNOUNCES 
EXPANSION OF ITS HAWAII-BASED 
ACCOUNTING TEAM IN RESPONSE TO 
NEW BUSINESS OPPORTUNITIES AND 
GROWING NUMBER OF CLIENTS.

• National and Local Resources

• Local Banking with all payments  
processed in Hawaii

• Local Accounting Staff

• Free Community Association TownSq app: 
time tested, updated in real time, fully 
integrated in Associa’s software 

• Cash, Accrual of Modified Accrual Accounting

• Reserve Study Division

• Covenant Enforcement Division 

• Site Management Division 

• In-House Maintenance- Associa OnCall 

• Free Association Website & App

The Associa Difference

O`AHU: 808.836.0911 | MAUI: 808.243.9565 | KAUA`I: 808.821.2122
BIG ISLAND: 808.329.6063 | LANA`I: 808.243.9565

Delivering unsurpassed management and lifestyle services with aloha to communities throughout Hawai`i.

From Left to Right- James Giangarra- Director of Accounting, Ellen Carlos- Accounts 
Receivable Manager, Beata Patricio- Accounting Supervisor, Ping Gong- Accounting 

Supervisor, Thuy Phan- Accounts Payable Supervisor

All Management Company Apps are NOT created equal! 
HURRICANE SEASON IS UPON US. 

Associa’s app TownSq provides updated info in REAL TIME and is Fully Integrated into our software. Condo 
Board President calls Associa’s TownSq app a “lifesaving communication tool.” 

“We’re all new to TownSq, but we immediately discovered the value of this life-saving communication tool 
during the severe weather from Hurricane Lane and Tropical Storm Olivia. While we were fortunate to have 
avoided the brunt of the storms, our very real preparation and reporting processes were more efficient and 
effective thanks to TownSq. Not only was our Associa manager able to post useful storm preparation steps and 
procedures, but she also armed us with useful links and phone numbers in the event of damage from the storms. 
Equally impressive is the phone application - if the power was down, we could still pass updates to each other 
through the phone app. Associa, the board, and all the residents were able to quickly account for each other 
and our property, as well as provide live updates about the loss of the community cable services and the cable 
provider's repair progress. 

TownSq formalized the communication process so that all the information we needed was in one location and 
was current with the latest information and updates. A big thanks to Associa and Marin for bringing TownSq to 
our community and empowering us to tackle any adversities that come our way.”

- William Gum, Board President
Waikalua Bayside

FOR MORE INFORMATION ON ASSOCIA HAWAI’I’S  
AWARD-WINNING SERVICES CONTACT

Kristina DiFazio | Director of Business Development | 808.837.5242 | kristinad@associahawaii.com

www.associahawaii.com
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Innovative beltless direct-drive vane axial fan system and high-tech, high-density 
composite blade fan put a whole new spin on effi ciency. Fewer moving parts 
minimize maintenance costs without compromising quality and the environment. 
And it’s all backed by the best technical support, parts and training in the islands.

To fi nd out more about EcoBlue Technology 
and our full product line, visit CarrierHawaii.com

Carrier reinvents the wheel with EcoBlue™ Technology.
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*Up to 60%* more efficient than RTUs of 17 years ago.
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75% fewer parts. Up to 60% more effi ciency.*

New high-tech control 
board makes set up and 
programming easy.
board makes set up and 
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condensor coil reduces 
refrigerant charge.

Outdoor fan with high-density 
permanently lubricated 
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Tool-free fi lter access 
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Revolutionary direct-drive ECM 
motor with beltless vane axial 
fan is compact, ultra quiet 
and cost effi cient.
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Cherie Martyn never intended to be a 
property manager, but her advertising  
and public relations career led her there

From
to

Marketing
Management

MANAGER  |  C h E R i E  M A R t y N
MEEt A

BY DON CHAPMAN

When I first met her, Che-
rie Martyn was doing 
public relations with 
McNeil Wilson, and she 

was darn good, handling accounts as 
diverse as the Sam Choy Poke Contest 
and Prince Hotels.  

“It was fun, I was working for good 
people,” says Martyn, whose last name 
in those days was Tanaka.

Then she moved over to an advertis-
ing company under the same corporate 
roof, AdWorks.

Which led, believe it or not, to a suc-
cessful career in property management.

Cherie Martyn
TITlE: General Manager, Adventist 
Health Castle, with oversight of real es-
tate, property management and lease 
administration. It’s different in that not 
all general managers do leasing.

I work for Jones Lang LaSalle, 
and basically manage the real estate 
portfolio for Adventist Health Castle, 
which includes four medical office 
buildings—this one in Kaneohe, the 
Castle Professional Center; Kailua 
Professional Center I and II; the 
Weinberg Medical Plaza adjacent to 
Castle hospital; Castle Health Clinic of 
Laie; as well as residential homes (in 
the Castle hospital neighborhood in 
Kailua). In all, approximately 270,000 
square feet and 150 tenants. 

YEARS IN pROpERTY MANAGEMENT: 
Nine years in property management, 
14 in marketing.

EDUCATION: Hawaii Baptist Acade-
my for high school. Communications 
degree from the University of Wash-
ington. MBA from the University of 
Hawaii at Manoa. 

Q: How did your career 
change happen? 

When I was at AdWorks, one of my 
accounts was Kahala Mall, which is 
owned by MMI Realty. I was involved 
in Kahala Mall marketing, and when an-
other project opened up for MMI, Alo-
ha Tower Marketplace, I was considered 
for the position of director of marketing. 
And that’s how I got into property man-
agement. It was there I learned all about 
leasing and property management.

 

Q: That’s quite a complicat-
ed property to be jump-

ing into as a rookie, and a big 
one (160,000 square feet):

It was a lot—a lot—of long hours, ear-
ly mornings and working late. But it was a 
great opportunity to learn something new. 

And then that led me to general 
manager positions at Town Center of 
Mililani and Waikele Premium Outlets. 
As GM I oversaw marketing.  

Q: Sounds like you and big 
properties get along. 

Just how big are those two?
Town Center of Mililani is approxi-

mately 449,000 square feet with 90 tenants. 
Waikele Premium Outlets is approximately 
210,000 square feet with 50 tenants.

Q: Which led you to Castle? 
Yes, three years ago.

Q: You’re clearly good  
at what you do. Was 

there an ah-ha! moment when 
you knew this was the right 
career for you? 

For me, it was a natural progression. It 
was a gradual thing.

It’s like the Forrest Gump saying: Life 
is like a box of chocolates, you never 
know what you’re going to get. That’s ex-
actly what property management is. Ev-
ery single day it’s something new. I don’t 
know what’s going to happen. I come in 
every morning and it’s completely differ-
ent from what I was expecting. 

So many different things can be 
happening at once. You have to triage. 
Amidst the chaos, you have to identify 
the priorities, address that first thing, 
and then go on to the next one. 

Q: Any examples stand out? 
We had an incident at one 

of our medical office buildings 
where a water line broke. The same day, 
20 minutes later at another one of our 
medical office buildings, the chiller went 
down. Talk about the perfect storm. 

We had to utilize all of our vendor 
relations and our in-house resources 
to address the most important issues, 
communicate to the tenants in both 
buildings while this was going on, while 
proactively looking ahead to what was 
needed to successfully resolve it all. 

Q: Property managers, 
whether commercial or 

residential, see both the best 
of people and the worst. How 
do you deal with that? 

I think that’s true in any industry. You 
always need to have patience, and good 
listening skills. Just try to understand 
things from the other person’s perspec-
tive. That goes a long way. 
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Hawaii’s Leader in Termite & Pest Control
PC-201

Large Scale Fumigation.
Protecting Hawaii’s homes and businesses since 1961.

Our experienced and professional staff provide  
full-service results you can count on.

Call us today for a FREE estimate!
FULL-SERVICE PEST CONTROL 

SENTRICON  |  INSPECTION

808-591-2922  |  xtermcohawaii.com

Q: Walking into the building 
today for the first time 

in a few years, I almost didn’t 
recognize the place. 

We just finished a two-year renovation 
project. It was an extensive interior and 
exterior renovation, and the challenge 
was that we had to do it with the building 
occupied. The new lobby is a two-story 
atrium, floor-to-ceiling windows. We put 
in a parking turn-around. We put in a new 
fire alarm system and devices in each suite. 
We changed out the windows in every sin-
gle suite. So you can imagine the breadth 
of the intrusiveness that was happening. 

We tried our best to work with tenants 
to minimize the impact to them. We relo-
cated some tenants temporarily to other 
suites. We worked with the scheduling of 
the noise that was occurring. I sent out 
weekly memos to the tenants, commu-
nicating to them what the noise level was 
going to be like that week, what areas of 
the building we’re working in, the visitor 
ingress and egress pathways. The tenants 
were really good to work with, and now 
their patients are enjoying this great facility. 

Q: What do you like about 
this business? 

I like the challenge. I like being able to 
juggle all the balls in the air at once, and 
not letting any of the glass balls drop. 
There are glass balls.  

I also really enjoy creating partner-

The lobby atrium of the newly renovated 
Castle Professional Center in Kaneohe

ships within the business community 
and to strategically develop new oppor-
tunities that benefit both parties. It’s 
been prevalent throughout both my mar-
keting and property management/leasing 
careers, and it’s what makes work fun. 

And I like being able to create a posi-
tive, happy environment where physi-
cians can do their jobs.

Q: Any parallels with PR? 
You always need to be pre-

pared, have your talking points. 
Public relations is really about being 
able to manage any situation, and having 
good communications. 

 

Q: By the way, Adventist 
Castle has made an 

overture to buy HPU’s  
Hawaii Loa campus.  
Are you involved in that?

I hope to be. They’re still trying to get 
approvals, but tentative plans for the 132-
acre campus include the development of 
Windward Oahu’s first cancer center. ❖

www.tradepublishing.com/building-management-hawaii   13   



COOL
POOLS

A ccording the dictionary, a pool is a 
hole in the ground filled with water, 
usually freshwater.

After that, just about anything  
goes, as BMH’s “Cool Pools” issue details  
in a series of stories.  

For starters, we survey Hawaii building 
managers about their swimming pools, the 
challenges they pose and what they mean  
for residents.

Safety is a theme throughout, and it’s more 
than pool rules prohibiting glass beverage con-
tainers and no running. As veteran pool guy 
Dave Bice and Wendell Lee of Pacific Aqua-

Tech attest in separate stories, a major compo-
nent of safety is water purity. Something that 
should be of concern to condos with hot tubs, 
both Bice and Lee say they’ll never, ever get 
into a public hot tub. Bice offers condo man-
agers tips on pool maintenance and chemistry, 
as well as new ways of purifying water. 

Safety is also something Lee builds into his 
designs, including projects such as Disney’s 
Aulani and the see-through acrylic pool that 
hangs over the street from the Anaha condo-
minium tower in Kakaako.

There’s plenty here for condo managers and 
boards, so dive right into this summer special.

“A pool is, for many of us, a symbol  
not of affluence but of order, of control over the 

uncontrollable. A pool is water, made available and 
useful, and is, as such, infinitely soothing to the eye.”

– JOAN DIDION

BY DON CHAPMAN

Poolside at Anaha
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Anaha
Manager: Davie Felipe
Pool size: Main pool: 28,872 gallons; 
sunning bench: 415 gallons; kids pool: 
819 gallons. The pool is heated.

» Any recent or planned pool 
changes? There are plans to redo the 
finish on the cantilever section.

» Any pool-related headaches? 
Typically when a new building opens, 
the amenity deck is very busy and is a 
novelty. Our pool has been very busy, 
since it’s a showpiece, and under-
standably so where people want to 
experience looking through the acryl-
ic glass front and bottom that’s over 
seven stories high.

» Biggest pool-rules offenses? How 
do you handle those? Too many guests 
in the pool deck at once. The limit is 
four. We’ve implemented a color wrist-
band system for each outdoor amenity 
that easily identifies guests on property 
and who they belong with. We also post 
an amenity specialist and/or residential 
specialist on the deck at all times.

» How does your pool impact 
quality of life for residents? Resi-
dents enjoy a nice pool that’s exclusive 
to residents where they can go for a 
swim at any time.

» Does the pool add to the build-
ing’s curb appeal or value? Absolute-
ly. The aesthetics of our pool certainly 
adds to the curb appeal since we have 
a glass bottom cantilever edge that 
sticks out approximately 12 feet and is 
suspended approximately 75 feet above 
ground level. It’s a signature item for 
Anaha and a great conversational piece.

bMh Asks building Managers: 

What Makes A Good Pool?
As with most things in a condominium, responsibility for the 

swimming pool usually falls to the building manager. So BMH 
surveyed Hawaii building managers to ask about their pools, 
including the most basic question: What makes for a good pool? 
High on the list of responses was water clarity. But it’s not just  
about optics. It’s also about purity. 

As managers’ responses show, pools are the source of both 
problems and benefits, and require good management of everything 
from water quality to behavior in the pool and on the deck.

Residents of all ages gather together to 
enjoy this popular amenity. Our pool is 
the focal point of our recreational ame-
nities and is surrounded by our fitness 
center, cabanas and spas.

» What makes for a good pool? Dil-
igent care and proper maintenance for 
all equipment is paramount in having a 
long-lasting pool for years to come.

crosspointe  
community Association 
Manager: Samantha Kawelo
Pool size: 40,000-gallon heated pool 
and hot tub. We have upgraded our pool 
care by installing the Pool Tiger system. 
It has optimized the clarity and comfort 
of our pool and hot tub. We have such 
a huge amount of pool users, that the 
Pool Tiger is the best investment to 
have. Our recreation center facility is 
always busy, and we have to keep up 
with the demands and the challenges of 
maintaining good pool quality care. 

» Biggest pool offense? Sometimes 
people can’t help themselves and just 
want to jump  or dive into that allur-
ing blue pool. We have to enforce and 

Park lane Ala Moana
Manager: Gerald Nakashima 
Pool size: 51,519 gallons and heated.  
No planned pool changes.

» Biggest pool-rules offenses? 
There are no major pool use offenses. 
Occasional horseplay is addressed and 
a simple request to the resident resolves 
the issue.

» How does your pool impact 
quality of life for residents? Our pool 
makes a positive impact on our resi-
dents by giving them a gathering place 
for their family and friends. Residents 
also utilize the pool for swim lessons. 

PArK lAne AlA MoAnA
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remind all pool users to obey all pool 
safety rules, for the enjoyment of other 
users. We want everyone to have a great 
time but stay safe.

» How does your pool impact qual-
ity of life for residents? A swimming 
pool on your property increases the val-
ue and enjoyment for our residents. Out-
door recreational activities are on the 
rise, and offering outdoor opportunities 
is the best attraction and curb appeal.

lakeview Plaza
Manager: Shawn Chan  
Pool size: 10,000 gallons, unheated. 

» Biggest headache? No pool cover 
and lots of wind and rain in Hawaii, so 
along with birds, ducks, geckos, there 

are leaves, palm 
fronds and other 
debris constantly 
in the pool. 

» Biggest pool 
offense? Loud 
noise, running, 
screaming, pool is 
surrounded by the 
building so sound 
echoes and travels. 

» How does your pool impact 
quality of life for residents? The pool 
is great in the summer and during hot 
days, which is often in Hawaii. It’s a 
great place to get outside and relax 
without having to get into your car and 
drive to the beach or park. 

Having a pool is a great selling point. 
It helps owners attract buyers and rent-
ers, knowing the property has a pool. 

» What makes for a good pool? 
A good pool should always be clean, 
sparkling and free of debris.

one Ala Moana
Manager: Bill Richardson 
Pool size: Main pool (50,000 gallons, 
heated); and we have both a kiddie pool 
and a spa (5,000 gallons each). 

» Biggest pool-rules offenses? 
How do you handle those? Jumping 
in a three-foot lap pool. Verbal warn-
ings are given; escorted out of pool 
deck if multiple warnings are given.

» How does your pool impact 
quality of life for residents? Our pool 
is a lap pool and available to residents 
to swim laps, and a Jacuzzi to relax. 

Shawn Chan

» What makes for a good pool? 
Daily routine checks of pool equip-
ment and water chemistry, cleanliness 
and clarity.

 

The shores of Maui, 
Kihei, Maui
Manager: Tim Welch 
Pool size: 30,000 gallons and solar- 
heated in winter months. We have a so-
lar system upgrade scheduled for 2020.

» Biggest pool-rules offenses? How 
do you handle those? Glass containers, 
Boogie boards or unapproved flotation 
toys and balls, owners giving pool gate 
codes out to friends in the community, 
not showering after applying sunscreen 
or rinsing off beach sand in the pool.

» How does your pool impact qual-
ity of life for residents? It’s our show-
case, the main attraction. It’s a large part 
of what makes the property special.

» What makes for a good pool? 
Crystal clear water. No chemical smell. 
Pool rules that provide for an enjoyable 
time for everyone.

 

 

 
 
 
 
 
 
 
 
 
 
 
Kona reef,  
Kailua-Kona, big island 
Manager: Kenneth Texeira  
Pool size: 55,000 gallons and heated. 
We’re doing a new spa pump, new spa 
filter, new spa blower, new spa heater, 
new spa and pool chlorinators, new 
sump cover for pool, and new tile re-
placing as needed for.

one AlA MoAnA

The shores oF MAui

KonA reeF
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» Biggest pool-rules offenses? 
How do you handle those? When I 
see a guest with what looks to be a glass 
drink, I kindly ask if that’s a glass drink 
they have in their hand. If it is, I ask if 
they could remove it from the pool area 
and inform them that we have plastic 
cups in the cabana area that they are 
more than welcome to use.

» How does your pool impact 
quality of life for residents? Our 
residents are happier, healthier when 
they are provided with an alternative to 
land-based exercise, as well as recre-
ational activities within close proxim-
ity of home, thereby increasing their 
length of stay at the Kona Reef further, 
expanding profitability to owners. We 
strive to keep our residents stress free 
and healthy by providing a safe aquatic 
center for all to enjoy. 

» What makes for a good pool? 
Crystal clear clarity water, balanced pH 
levels along with correct chlorine read-
ings. Also, making sure that our bathers 
are comfortable and safe so everyone 
can enjoy.

 
 
 
 
 
 
 
 
 
Kanoe resort,  
Kihei, Maui
Manager: Marilyn Chapman 
Pool size: 15,000 gallons, unheated. 
We added a water enhancer called the 
“Pool Tiger” to our pool pump that 
gives the water an ionic charge. It helps 
purify the water and we’ve noticed 
increased clarity and fewer chemicals.

We are planning to fix some cracks 
in the pool deck. We had to replace our 
pool pump a few years ago and get the 
calcium build-up on the tiles removed. 
We added a non-skid surface to the deck 
around the pool exit, and rebuilt our 
pool shed, updated the plumbing and 
electrical in the pool shed, and added 
insulation to make it more soundproof.

» Any pool-related headaches? 
Issues come up regularly: people using 
the pool after hours, being noisy at 
the pool, pool parties that exceed the 
guest limits, not rinsing off sunscreen 
and dirt before entering pool, babies 
with swim diapers that don’t seal. In 
just one day of really heavy usage, dirt, 
sweat and sunscreen can eat up all the 
chlorine. We have pool care twice a 
week and in between we test our water 
daily so if there is an issue we can catch 
it right away and call the pool guy for 
an extra treatment. We are fortunate to 
have a volunteer who is always present 
to do our daily pool testing. We are 
a small complex, so it’s hard to find 
volunteers, and we are too small to hire 
an onsite manager.

» Biggest pool rules offenses? How 
do you handle those? We had a resi-
dent who kept turning off the pool pump 
and harassing the pool company. The 
pool company quit and didn’t tell man-
agement, the pool turned green, we had 
to replace the water and find a new pool 
company. The new company did not turn 
out well either and had some bad practic-
es, and the pool was green again within a 
few months and again we had to replace 
the water and find a new company. Ex-
pensive. We added a lock to the pool shed 
and the resident was reprimanded.

» How does your pool impact 
quality of life for residents? Most 
residents love the pool and it is a big 
reason why they live here. With the 
Kihei heat and the lack of air condi-
tioning in our units, it’s great to have a 
place to cool down. We also have a BBQ 
out there and people like to meet and 
socialize, swim and share a meal off the 
grill, especially in the summer months.

» Does the pool add to the build-
ing’s curb appeal or value? Yes, I 
believe so. Without the pool our units 
would have much less value. 

» What makes for a good pool? 
A clean pool, and regular monitoring. 
Good communication with the pool 
care company, equipment that works 
well, and good practice. We are very 
happy with our pool company now, 
Matt with Ali‘i Pools, and since our pool 
has been crystal clear and sparkling. He 
is very easy to communicate with and he 
helps me stay on any issues. He is imme-
diately responsive if any issues come up, 
and I check in with him regularly.

 

 
 
 
 
Kona coffee villa 
AoAo, big island 
Manager: Tim Robinson 
Pool size: 36,000 gallons, heated. 

» Biggest pool-rules offenses?  
Excessive noise due to location.

» How do you handle those?  
Security cameras.

» How does your pool impact 
quality of life for residents? Creates a 
relaxing and fun atmosphere for fami-
lies on vacation, as well as owners who 
live on-site.

 » What makes for a good pool?  
Consistent daily maintenance.

one Archer lane  
Manager: Jesse Johnasen 
Pool size: 30,000 gallons and heated.

» Biggest pool rules offenses? How 
do you handle those? Biggest house 
rule violation for the pool would be 

jumping and/or 
diving. It usually 
happens when 
family/friends 
come over for 
gatherings. Our op-
erations team ap-
proaches resident, 
who is the host, 
informing them of 
the violation. If a 

resident (usually new to the building) 
violates pool rules, we give them house 
rules and show them the highlighted 
areas that specify the violations.     

» How does your pool impact 
quality of life for residents? Relaxing! 
I like to think our building is a work-
ing class building, so residents like to 
come out to the pool and relax after a 
long day or week and enjoy the pool. 
The senior citizens love it because it’s 
heated, so it’s good for their bones and 
muscles. Every morning, they’re out 
there exercising.

» What makes for a good pool?  
Being heated and having a Jacuzzi. ❖

Jesse Johnasen

KonA coFFee villA

KAnoe resorT
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Creating Anaha’s 
Pool in the Sky

BY DON CHAPMAN
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Having designed and built 
pools around the world in 
a career that spans 40 years, 
Wendell Lee thought he’d 

seen just about everything. And then a 
representative of The Howard Hughes 
Corp. came to him with a first-time 
idea. For the new Anaha condo tower in 
Kakaako, they wanted a rooftop pool that 
hangs over the street, 75 feet below. A 
see-through acrylic pool.

“It’s something obviously we’d never 
done before,” says Lee, president and 

principal designer 
for Pacific AquaTech, 
from the company’s 
Kalaeloa offices. 
With a client list that 
includes Hilton, 
Marriott, Outrigger, 
Disney, Hyatt Regen-
cy, Westin, Sheraton, 
Four Seasons, Ritz 
Carlton and Embassy 

Suites, and an equally impressive list in 
Asia, Lee and Pacific AquaTech—the de-
sign/engineering company affiliated with 
Pacific AquaScapes construction—have 
built scores of big projects that combine 
pools and waterfalls and rocks and caves. 

But never a pool that defies gravity.
“There was definitely something of 

a learning curve from an engineering 
standpoint,” Lee says. “We’ve done 
acrylic and glass pools before, but this 
is the first time it extended beyond the 
end of the building. We worked with the 
acrylic manufacturer and their engineers 
to simplify the process.”

It instantly became one of his favorite 
projects.

“I like it when we do something that is 
different, unique; something that makes 
a statement,” Lee says. “Anaha was excit-
ing, and the outcome was too, as you can 
see when you walk below it.”

The pool for Disney at Aulani pre-
sented other new challenges. “Now that 
is a different animal,” he says. “It has 
interaction in the pool, it has discovery in 
the pool.”

Lee says he’s currently working on an-
other fun project: “We have one now where 
a zip line will drop people into a pool.”

Given that he was born under the sign 
of Aquarius, it may seem Lee was destined 
for a career as a swimming pool designer. 

“Oh, I don’t know if it has anything to 
do with it,” he says with a laugh. “I don’t 
think that led me to the path I’m in.”

But something did. Having studied 
architecture and engineering at the 
University of Colorado—and having 
dropped out of law school at the Univer-
sity of Hawaii, which he entered to please 
his parents—the Punahou grad was 
“working for Makai Ocean Engineering 
out in Waimanalo at the pier, and Steve 
Kaiser of Sea Life Park asked me to do 
some preliminary design for a wave pool 
they wanted to add to the reef tank. So I 
did some drawings and sketches for them 
and made a presentation. 

“A gentleman named Richard Heaton 
of Hardscapes Hawaii saw my work—he 
was doing some water features and pools 
at that time, design and construction. He 
contacted me and asked if I’d like to do 
that for a living. (laughs) That was some-
thing I never thought about! I’d never 
even heard of it (as a career), especially 
something that could last this long. I 
had no idea the places it would take me, 
places I never thought I’d get to.”

His passport is indeed well-traveled, 
with stamps from Barbados, Australia, 
New Zealand, Singapore, Indonesia, 
Vietnam and China, and a few Middle 
Eastern countries.

“That was a little scary,” Lee says. “In 
those days 20, 30 years ago, it was the 
wild, wild west. I heard horror stories of 
guys driving across the desert to get out 
certain places. Really scary things.”

It can also be scary, he says, working 
with condo associations:

“You have AOAOs you have to deal 
with down the line. There’s more con-
cern about liability issues (as opposed to 
working with hotels or private individu-
als). It’s not that the design is incorrect, 
but that you could get dragged into litiga-
tion that is always associated with condo 
properties, no matter what you do. I was 
involved in one, they complained the 
wind was blowing water out of the spa on 
certain days. That’s the kind of thing you 
can get dragged into with associations. 

Wendell lee has designed some amazing  
pools around the world, but nothing like the 
Kakaako pool that hangs over the street

Wendell Lee

Seventy-five feet above the street, the 
breathtaking Anaha pool extends 12 

feet out from the building 
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It’s a different game.”
Regardless of the project, Lee builds 

safety into each.
“One thing we are concerned about 

on the design portion, we try to utilize 
the highest level of (water) turnover 
rate in the sanitation system,” he says. 
“From a design standpoint, we have a 
certain responsibility that people using 
the pool can do so safely—whether it’s 
signage, depth markers, sanitation.”

Lee, speaking of sanitation as a safety 
issue, says “I would never go into a 
Jacuzzi on public property, ever. It’s 
just that it’s such a small body of water. 
We design to have the fastest turnover 
rate possible, we sanitize. But it’s such a 
small volume of water, and bacteria can 
grow so quickly. It’s an inherent fear 
based on what I know. I can’t say it’s 
not safe. It’s just from a taste stand-
point. I’d go into just about any public 
swimming pool, but spas I tend to steer 
away from. I mean, there are children in 
there, and you know what children do. 

“The key is the operator. They have 
to be diligent in maintaining the pool, 
testing the water and doing observa-
tions of the pool, and enforcing safety 

• GENERAL REPAIRS
• MOVE IN/MOVE OUT CLEANINGS

• PAINTING  •  HAULING
• LAWN CARE  •  JANITORIAL

• UNIT TURNS

AND MUCH MORE!

Completed by trustworthy maintenance 
personnel on a timely basis!

One Stop Shop designed 
for Property Managers on Oahu

Contact us today at 674 -4217 or  
email service@Kamaainaonesource.com

Oahu | Maui | Kona
Opening Soon!

Kauai
Supplying Hawaii's Pool and Spa 

Needs For Over 40 Years

Locally Owned

Oahu 808 593-8448 | Maui 808 871-6671 | Kona 808 326-1151

Your Source for Pool & Spa 
Chemicals | Equipment | Parts 

www.ipshawaii.com

Wendell Lee says designing the pool at Disney’s Aulani was a different challenge because it 
involves interaction and discovery

measures like showering before going 
into the water.

“It’s easy for someone with a low 
immune system to get sick. As a parent, 
as a grandfather, I make sure when I 
take my grandkids to a pool, I know the 
pool, I know the operator, I know the 
maintenance, I can look at it before I let 
them go in. You have to be diligent.” 

Trained as an architect, Lee enjoys 
creating what amounts to interactive 
works of unique art.

“There’s a lot of creativity to it,” he 
says. “Every project is different. Every 

site is different. Every building is differ-
ent. I was lucky to get into this field that 
allows me to create something different 
for every project.”

He also understands that a pool is 
mostly about the water, not his creativi-
ty, especially in the summer.

“I would love to say it’s the design 
that makes it, but most people just want 
to jump in the water and cool off,” Lee 
says. “With all these 90-degree days 
we’ve been having, you do get some 
satisfaction that you’re providing some-
thing of benefit for people.” ❖
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The Truth About chlorine
Most people associate pool safety with rules 
such as no running, but veteran pool man Dave 
Bice says water purity is the biggest safety issue

BY DON CHAPMAN

Dave Bice got into the pool business, 
quite by happenstance, soon after 
moving to Hawaii from Connecticut 
in 1976. Over the years he’s worked 
on pools at condominiums, hotels and 
single-family homes.

“I’ve serviced quite a few condomini-
ums,” says the owner of the one-man 

All American Pool 
& Spa, “and it’s 
a totally different 
animal from a 
single-family home 
pool, for the simple 
reason that you 
have a lot of differ-
ent personalities 
passing through, 
and you never 

know what their personal habits are or 
what they’ve left behind in the water, if 
you know what I mean.

“You really have to stay on top of 
your water quality, especially your 
sanitizer. When I go outer island, I will 
not get in a hotel hot tub, will not get 
in a pool that has kids. I’ll only get in 
an adults-only pool, and only after I’ve 
inspected it.”

First is the nose test.
“If you can smell chlorine in the wa-

ter, that means there are contaminants 
in the water,” Bice says. “It doesn’t 
mean there’s too much chlorine. What 
happens is that chlorine combines with 
organic compounds—sweat, urine, 
fecal matter, mai tais, whatever—and 
that produces what they call ‘combined 
chlorine.’ That’s when you can smell it. 

“To take care of that, if it’s a hot 
tub, you can either super-chlorinate 
it or you can drain it. I’m a proponent 
of draining hot tubs daily, but most 
condos and hotels are not going to do 
that. But hot water is a breeding ground 
for bacteria, it multiplies like crazy, even 
with the chlorine. What you want in 

water isn’t just chlorine, but ‘free chlo-
rine,’ which is a 98-percent sanitizer. To 
get that, you have to super-chlorinate 
the water regularly. For a condominium 
pool, I’d recommend super-chlorinat-

ing once a week. That’s only one ounce 
of granular chlorine per thousand 
gallons of water. You do it at night and 
the next day the water is refreshed and 
people can use it again.”

Bice, who between stints on Oahu 
spent 20 years on Kauai running Tropic 
Pool and Spa, which is now operated by 
his former wife Helen and son Adam, 
touts a technology called salt generators.

“The water is seeded with pool salt, 
about a tablespoon in five gallons of 
water—you can kind of taste the salt 
but it’s not like the ocean,” he says. 
“What happens, that water passes by 
a cell that has a DC current to it, and it 
breaks down sodium chloride, the salt, 
into sodium hypochlorite, liquid bleach. 
It goes into the water, sanitizes the 
water, reverts back into salt again, and 
is regenerated over and over again. So 
with a salt pool, you don’t get combined 
chlorine because it’s always producing 
fresh free chlorine. 

“The other big thing is algae. The way 
you kill algae is to brush it down, then 
shock-treat the pool, which means two 
ounces of granular chlorine per thou-
sand gallons of water, and then nobody 
can swim until the chlorine level drops. 
In the past decade or so, they’ve come 
out with a product called a ‘phosphate 
remover.’ Phosphate is a nutrient in the 
water that algae needs to grow. So if you 
remove the phosphate from the water, 

the algae has nothing to live on, so no 
algae. In all my pools, I add phosphate 
remover, and it’s easy to test for. The 
drawback is it leaves a residue in your 
filter, which means you have to back-
wash your filter more often. But it’s not 
a big deal. I’m sold on it. None of my 
pools has an algae problem.

“Green algae is easy. Black algae you 
have to jump on because it will eat into 
the pool surface.

“The other thing, you have to keep 
up your equipment, your pumps, your 
filters. You need to know what’s going 
on. Salt generators, for example, have to 
be inspected every three months.”

What advice would Bice give a condo 
manager regarding the property’s pool? 

“I see a lot of people trying to save 
money these days, so they cut the pool 
service—hey, let the maintenance guy 
do it,” he says. “Yet the pool is usually 
the focal point of the property, so it’s 
not the place to cut corners. 

“The thing with a condo pool, you have 
to stay on it. The name of the game is pre-
ventive maintenance. Do what you have 
to do now, don’t wait, or it will come back 
and bite you in the okole. If you have to 
close the pool, you know people will be 
complaining to the resident manager.

“If you’re unsure of what’s going 
on, contact a licensed swimming pool 
contractor. And if you don’t like what 
the guy says, call another because there 
are plenty of guys out there. 

“In commercial pools, including con-
dos, you want to have a higher chlorine 
residual, which means anywhere from 
three to five parts per million. In the 
Olympic dive pools, it’s 15 parts per 
million, which is why as soon as they get 
out they shower off. 

“If you’re doing pool maintenance 
correctly, nobody should ever know 
there’s chlorine in the pool.” ❖

Dave Bice

“If you can smell chlorine in the water, 
that means there are contaminants  

in the water. It doesn’t mean  
there’s too much chlorine.”
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it’s not Just a Pool 
–it’s a Pool system Jason Shallock

Why keeping all components in tune is crucial
Swimming pools and water features 

are a very important component of any 
property. While all condo managers 
are well-aware of the importance of 
keeping these recreational water venues 
clean and well maintained, the actual 
ongoing process can sometimes be 
easier said than done. 

Creating an efficient pool system will 
make its management much less daunt-
ing. Efficiency here goes far beyond 
energy savings and instead encompass-
es a whole system—think vessel, piping, 
circulation, filtration, treatment, water 
quality, operations and maintenance. 
The sum of these parts make up the 
system, and if one component struggles, 
the whole system struggles.

design
Many recreational water venues look 

great, but cause headaches internally 
with inefficient or faulty functioning. 
Design should champion function and 
safety when concepting the physical 
representation of the pool. 

Recirculation and filtration systems 
are a common example of taking safety, 
functionality and design all into account. 
If skimmers, suction or inlet fittings are 
not all properly located in a way that 
maintains effortless circulation and 
turnover within and throughout the 
entire pool vessel, “dead spots” with no 
water movement will create places for 
debris, bio-film or even continuous algae 
growth, regardless of sanitizer levels. 

A more common and detrimental ex-
ample is incorrect recirculation turnover 
times and undersized piping. Effective 
pool piping is designed to achieve the 
appropriate turnover time with water 
traveling at a low velocity in the piping. 
It’s best to design with recirculation turn-
over times capable of at least 20 percent 
more than the minimum recommended 
turnover times called out in the ANSI/
APSP standards, with piping systems 
also designed to comply with the velocity 

requirements for commercial pools in 
these standards. Designing something 
to operate within 80 percent or less of 
its limits leaves more margin for human 
error and takes pressure off of a potential 
system failure.

A resource for design and construction 
is the International Swimming Pool and 
Spa Code. If your designer or contractor 
considers this code as the basis for de-
sign, it will be a great start to creating an 
efficient swimming pool or water feature. 

installation
Even with excellent design, it’s up to 

the contractor chosen for the project to 
provide a quality installation that fol-
lows the plans or the installation manual 
for certain components. In addition, 
taking the time for proper testing during 
and following installation ensures there 
are no hidden issues. For example, 
installing an incorrect size of under-
ground piping for a spa filtration system 
can be a simple fix early on. If left 
undealt with, it can later cause improper 
functioning of the spa. 

equipment  
commissioning

Have you had a new piece of equip-

ment fail quickly or not function as 
described? Start-up and commissioning 
of a system or piece of equipment are 
often different from each other. Proper 
commissioning also includes a series of 
system checks to ensure that everything 
is running properly. 

There may be an example sitting 
in your mechanical plant right now 
with your variable frequency drives 
(VFD) and variable speed pumps 
(VSP). VFDs and VSPs have greatly 
improved swimming pool efficiency, 
as they make proper hydraulic design 
and function easier, reduce wear 
and tear on equipment, and can 
greatly reduce energy costs. Without 
proper commissioning, however, 
they are useless to the whole system. 
Installation of these items requires 
careful programming to achieve design 
flow of the pool’s submerged suction 
outlet fitting assemblies (SOFA)—
otherwise known as main drains—
system piping, filtration, backwash, 
heating and chemical delivery systems. 
This commissioning is based on the 
true total dynamic head (TDH) of 
the system, pump curve parameters 
based on TDH, designed system flow 

Continued on Page 24

Anderson Poolworks delivered a 40-day complete cosmetic and mechanical renovation of the 
historic Kona pool at the Hilton Waikoloa Village
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rate and the manufacturer’s required 
flow rates of all of the equipment in 
the system. Often times this has not 
been done at a facility. Proper factory-
trained commissioning is absolutely 
vital to the safety and efficiency of the 
mechanical systems. Factory reps and 
some contractors offer commissioning 
and retro-commissioning services.

operations 
Facilities having trouble with their 

pool system may be missing a working 
standard operating procedure (SOP). 
SOP covers step-by-step processes for 
specific tasks, all the way through the 
care of a complete system. It should 
also include maintenance intervals for 
equipment and assign these tasks to a 
position. This document will also help 
new or unfamiliar team members per-
form tasks correctly and efficiently. It is 
absolutely necessary to have a quality, 
up-to-date SOP that all team members 
follow diligently.

Proper training of operators is essen-
tial, as a swimming pool, spa or water 
feature can be the most complicated 
and potentially hazardous component 
on a property. Employees training to 
become certified pool operators (CPO) 
is a great start. For operators working 
on larger systems or components, 
further training in system and com-
ponent-specific programs are often 
necessary, such as the AST certification 
through Pool & Hot Tub Alliance.

Lastly, the contractor should stay 
with a project after it has been installed 
or renovated through start-up and to 
assist in the training of the operations 
staff or service provider. Good sup-
port during and after start-up will help 
increase the longevity of the finished 
product and pave the way to successful 
ongoing operations. ❖

Jason Shallock has been Anderson 
Poolworks’ chief operating officer since 
2010. He has 22 years of experience in 
aquatic design, construction, repair and 
equipment, including extensive techni-
cal and construction field experience. 
He is a leader and educator in aquatics 
with a desire to better the industry with 
certifications he’s involved with multiple 
industry organizations in leadership 
positions. For more information, go to 
andersonpoolworks.com.

From Page 22

• 2-Way Radio Equipment  
Sales & Consultation

• FCC Licensing Assistance
• Repair & Maintenance  

Service Agreement
• In-Stock New Radio’s & Accessories
• Large 2-way radio  

communication showroom

phone: 808-845-7827
www.starcommwireless.com

275 Puuhale Road 
Honolulu, HI, 96819

HAWAII’S 2-WAY RADIO SALES, SERVICE  
& RENTAL SOURCE

Licensed, Insured & Certified

Ph: (808) 330-6212
• Island wide estimates 
 and services
• Water damage  
 restoration
• Mold Remediation
• Reconstruction  
 Services 

• Direct Insurance Billing
• Structural Drying  
 Services
• Infrared Thermal  
 Imaging Inspection
• Flood, Sewage,  
 and Mold Cleaning 
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Life-Cycle Cost Analysis

EXPERTS |  ROOFING

Jon Vaughn

The lowest roofing bid may not be the best deal
Life-cycle cost analysis (LCCA) sounds 

like a complicated term but it is actually 
a “Business 101” concept. Any property 
manager or owner should be familiar 
with the concept of life-cycle costing. 

A simple example: A property owner 
makes the decision to get a loan to 
install a $30,000 photovoltaic rooftop 
system. The upfront cost is large, but 
the system pays for itself in the first 
five years if the existing electric bill is 
$500 a month. For the next 15 years of 
the warrantied installation, the owner 
receives virtually free electricity ($500 
a month for five years equals $30,000). 
Spread out over 20 years, the LCCA is 
$125 a month.

Photovoltaic systems should be 
installed on newer roofs that will outlive 
the 20-year warranty of the new PV 
system. Roofing should also be looked 
at from a life-cycle costing perspective. 
Example: three roofing contractors pro-
vide proposals to reroof a structure with 
asphalt shingles (3,000 square feet).

At first glance, the low “good” bid 
looks enticing, but in fact the owner will 
have to re-roof about 20 years sooner 
than the “best” bid option. By the time 
the quality-installed roof reaches its 
35-year life expectancy, the low-bid 
roof will already be well into its second 
re-roofing. A quick life-cycle costing 
analysis would provide the property 
owner with this knowledge. The term 
“quality roofing” is quantified by asking 
the manufacturer which roofers in your 
area are qualified to install long-term 
and non-prorated labor and material 
warranty installations of their product.

When approaching construction 
projects with the LCCA method, always 
start by calling and talking to the man-
ufacturer’s representative and asking 
them for referrals for “certified install-
ers” in your area. Certified installers are 
the quality installers. Quality installers 
are the contractors who take the time 
and care to meet the specifications of 
the manufacturer’s demands without 
taking shortcuts and can provide the 

long-term non-prorated warranties that 
cover both labor and material up to 25 
(or more) years.

Insisting on using a roofer who is 
certified and able to provide owners 
with a long-term labor and material 
warranty with the installation is the best 
way to ensure that owners will receive a 
quality installation with a long-term life 
expectancy, even if the owner doesn’t 
opt for the cost of a long-term labor 
and material warranty. That’s one of 
the tricks smart property managers and 
owners use when choosing a certified 
installer for a construction project. You 
get the quality install without paying the 
warranty fee. It’s win-win.

Whether you’re installing rolled cap 
sheet or silicone on a low-slope roof or 
asphalt shingle, cedar shake or metal 
standing seam, each material can be 
installed in a “cost-effective” manner 
or in a quality manner. “Cost-effective” 
usually means cheaper materials and 
installation practices. 

A lot of manufacturers certify their 
best installers and provide them with 
certification badges. These badges let 
customers know that their contractor 
is in good standing with the material 

manufacturers and that they will receive 
a quality install.

Quality installs might come with a 
higher upfront price tag, but when 
they outperform and outlast the cheap 
bids by a magnitude of decades, you’ll 
realize that the life-cycle cost is actually 
less costly over the long run because the 
roof simply lasts longer. The takeaway 
here is that owners should choose 
certified material installers whether or 
not the owner opts for the long-term 
manufacturer’s warranty. The secret is 
that quality roofers install the material 
in the same manner and fashion as if 
the owner had purchased the long-
term factory warranty anyway, because 
quality roofers don’t want to lose their 
certification badges.

Choose a roofer that doesn’t want 
return customers. Return customers 
are a bad thing in the roofing industry. 
Quality roofers never want to see the 
same roof again. ❖

Jon Vaughn is a lead salesman at MRC 
Roofing, a quality roofing company on 
Oahu for 32 years. Reach him at 842-4464 
or Jon@MRCRoofing.com, or visit www.
MRCRoofingHawaii.com.

Good (Low Bid) Better Best (Long Life)

40-year material warranty 
(prorated after 5 years)

50-year material warranty 
(prorated after 10-12 years)

25-year labor and material 
warranty (non-prorated)

Five-year labor warranty
Seven-year labor warranty 
(Hawaii state maximum)

25-year labor and material 
warranty (non-prorated)

Electroplated nails Galvanized nails
Stainless steel ring  

shank nails

Four nails per shingle Four nails per shingle Six nails per shingle

Synthetic underlayment Synthetic underlayment 30# ASTM felt underlayment

Galvanized flashings
Aluminum and rubber  

flashings
Aluminum and lead flashings

12- to 15-year  
life expectancy

20- to 25-year  
life expectancy

30- to 35-year  
life expectancy

Approximate cost $14,000 Approximate cost $16,000 Approximate cost $18,000

LCCA = $933/year LCCA = $640/year LCCA = $514/year
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How New Hawaii Energy Code  
Impacts Roofing Projects

with asphalt shingles and met the new 
energy code with the installation of 
attic foil and solar reflective shingles. 
Radiant barriers can vary from attic foil 
to radiant barrier boards (Image #3).

As you are preparing for an up-
coming roofing project, remember 
that the permitting process can take 
some time. Just like we’re adapting to 
these changes, so is the Department of 
Planning and Permitting. Remember to 
include permitting fees and costs into 
your budget.

Notably, replacing a roof system to-
day is more complex and costly. Most 
reputable roofing contractors will be 
able to thoroughly walk you through 
the process and provide compliant and 
cost-effective re-roofing solutions. Of 
course, there is always the option of 
hiring an architect or roof consultant 
to provide added peace of mind. Re-
member to add these expenses to your 
budget as well.

By budgeting appropriately, well- 
informed decisions can be made at  
the start. ❖ 

Richelle Thomason is the director 
of business development and client 
relations at Commercial Roofing and 
Waterproofing. CRW is a full-service 
roofing and waterproofing contractor in 
Hawaii with over 25 years of service in 
the industry. Reach her at 841-7246 or 
richellet@commercialroofinginc.com.

If you haven’t already been through 
a reroofing project since the new Ha-
waii Energy Code went into effect on 
March 31, here are three ways to help 
you prepare:

1. Differentiate between roof 
replacement projects versus repairs. 
Roof replacement projects will require 
meeting the new energy code, with the 
exception of a roof recover or coating 
over the existing roof covering.

2. Ask questions. Every building 
and roof is different, and what works 
for one may not work for another. Be 
sure the roofing material manufacturer 
is willing to provide a warranty on what 
is being installed to meet the Energy 
Code. An experienced roofing profes-
sional can help you to confirm. 

3. Budget accordingly. In general, 
more material and labor is going to 
be necessary to meet the New En-
ergy Code, and different options are 
available. While the cost increase is a bit 
more upfront, the long-term savings in 
energy efficiency is the long-term goal.

commercial Properties  
(typically low-slope roof)

These are fairly straightforward. Insu-
lation entirely above deck requirement 
is now R-20 (the standard was R-15). 
Thicker insulation will be required. 

Energy Star-rated roof coverings or 
coatings are good options to help reflect 
heat off the rooftop. High-rise resi-
dential buildings have a slightly higher 
requirement of R-25. 

(Image #1) is an example of layers of 
insulation going into the build-up of a 
roof system. 

Note: Where the existing roof has 
two or more applications of any type of 
roof covering, all existing layers must be 
removed before installation of the new 
roof covering.    

residential Properties  
(typically steep-slope roof)

Roofs without insulation in the attic 
and where the sheathing or insulation is 
exposed during reroofing shall be insu-
lated either above or below the sheath-
ing. Or, when uninsulated roof sheathing 
is exposed during alteration, a minimum 
of two of the following shall be installed:
• Solar Reflectance (solar-reflective 

shingles)
• Radiant Barrier
• Attic Ventilation (solar attic fans or 

ridge/gable ventilation) 
(Image #2) is an example of an AOAO 

on Kauai that replaced its wood shakes 

EXPERTS |  ROOFING

Richelle Thomason 

What exactly does it mean for your building?

Attic foil installed beneath the roof deck

1

2

3
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 • (808) 841-RAIN (7246)

PAST PROJECTS FOR LOW SLOPE SINGLE-PLY ROOFING

• Waialae Country Club
• Harbor Court
• Turtle Bay Resort
• Hawaii National Bank
• HECO Café
• Waianae Mall

ASTON KAANAPALI SHORES
 

ABOUT THE PROJECT
The Aston Kaanapali Shores Resort had been dealing with leaks, blistering, tears and wet insulation that 
merited its full replacement.  The roof deck to be replaced was approximately 60,500 square feet.  The scope 
of work included a total tear off of the existing roof accessories including close to 100 roof vents that had to 

and roof accessories. 

• AOAO Hale Kehau
• Unicold Cold Storage
• CSWo Kapolei
• Chuck E Cheese
• Safeway 
• Kahului Airport BEFORE AFTER

011819_CRW_Ad.indd   1 2/13/19   2:41 PM



How Hurricane-Ready  
Is Your Roof?

EXPERTS |  ROOFING

Shane Makalii 

Make sure your building is safe and sound from the top down
Hurricane season can bring high 

winds and heavy rainfall. If you’re a res-
idential or commercial property owner 
or manager, maintaining strong, secure 
roofing should be priority No. 1 for 
protecting your facilities and the people 
under your roof. 

readiness starts  
at the Top

Fortifying your building means 
adopting a smart storm strategy that 
begins with a steadfast roof. While most 
roofing products in Hawaii are designed 
to handle storm conditions, selecting 
the right type of roof can maximize your 
protection. The rest comes down to 
whether the roofing panels and fixtures 
are properly installed and maintained. 

When you’re looking to invest in a 
new roof, seek out a roofing system that 
meets local building code requirements, 
then put a plan in place to take care of 
your investment. The biggest mistake 
people tend to make is assuming their 
roof is hurricane-ready simply because 
there are no visible signs of damage. 
You don’t want to wait until a leak hap-
pens to focus on maintenance. At that 
point you may already be more vulnera-
ble to storm damage. 

Metal, shingle  
or Asphalt?

The three primary roofing materi-
als—metal, shingle and asphalt—each 
offer unique advantages and varying 
degrees of durability, flexibility and 
longevity. In today’s custom metal 
roofing market, the selection of profiles, 
styles and coatings is always changing 
to match owners with the best roofing 
products for their specific environment, 

both to ensure safety and so they can 
get the most out of their warranty. 

Check with a local roofing specialist 
to review your options based on project 
location, materials availability and asso-
ciation requirements, if any. No matter 
what type you choose, you’ll want to go 
with a reputable installer and then work 
with the roofing installation team to 
make sure they follow the manufactur-
er’s instructions.

upkeep is everything
Regular roof maintenance is essen-

tial for enhancing both performance 
and endurance of your roof, plus it 
gives you the peace of mind of being 
consistently prepared for worst-case 
scenario weather. Inadequate fastening 
of components or underlying structur-
al damage can cause roofing to fail in 
heavy storms, so try to stay on sched-
ule with your supplier’s recommended 
timing for professional evaluations. 

If your roof uses through-fastened 
panels, wash down the entire roof 
periodically and check the fasteners 
for premature corroding. Keep your 
roof clear of debris, such as leaves and 
fruits that fall off overhanging trees, 

Photos courtesy hPM Building suPPly
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  IT’S LIKE A 
HARD HAT 
FOR THE 
HALE

HPM’S CUSTOM METAL ROOFING: 
PROTECTING HAWAI‘I FOR 50+ YEARS

1-877-841-7633   
HPMHAWAII.COM

• Competitive Pricing
• Efficient Jobsite Delivery

• Many Colors and Profiles
• Reduced Waste

Manufactured Products - Building Materials - Pro Services

client: HPM Building Supply
trim: 4.625” x 10”

pub: Building Industry/
Building Management HI
run date: Feb 2019

job#: 19-HPM-026-001_ProSales_CMRad

and edge-seal any cut edges to help 
prevent rusting and corrosion. 

Weathering the Wind
As advised by FEMA, you should 

opt for a roofing system that has been 
tested and verified to provide sufficient 
uplift resistance to meet wind loads 
(the amount of lateral force it can 
endure). When reviewing your roofing 
for storm safety, also focus on strength-
ening your structure’s continuous 
load path in order to minimize the risk 
of wind damage. Make sure that all 
connections between the foundation, 
walls and roof are strong and secure. 
A wind uplift design analysis is often 
required on new county and federal 
builds and is a great way to confirm 
that your roofing satisfies the uplift 
standards required by local wind zone 
and building codes.

repair or replace?
If you’re concerned about your roof’s 

hardiness heading into hurricane sea-
son, get a professional opinion. Invite 
a few roofing contractors to check 
the property and submit bids for both 
repair and replacement scenarios. Then 
compare the totals to see what makes 
the most sense financially. For example, 
if you’re thinking of doing a three-year 
fix on your existing roof with a $5,000 
price tag, but a new roof will cost you 
$20,000 and is expected to last 30 to 50 
years, go with the replacement if your 
budget allows.

roofing relationships
It’s well worth your time to connect 

with roofing contractors who offer up-
keep programs. At HPM, for example, 
our roofing supply team puts a lot of 
effort into maintaining great relation-
ships with local roofing contractors. We 
help to facilitate repairs, maintenance 
and replacement so that our customers 
are always covered, no matter what 
challenges the weather might bring. ❖ 

Shane Makalii serves as roofing sales 
manager for HPM Building Supply. With 
nearly two decades of experience in the 
local roofing industry, he oversees a team 
of roofing specialists on the Big Island 
and Oahu. Reach him at shane.makalii@
hpmhawaii.com.
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Complete Roofing Systems  
for Steep-slope Roofs

EXPERTS |  ROOFING

Eleilani Madden 

The benefits of complementary parts are many
steep-slope
components

For buildings with steep-slope roof 
construction, a new roof involves more 
than just shingles. Recognizing and 
understanding the value of each compo-
nent in a steep-slope roofing system is 
key. An ice/water barrier, underlayment, 
starter shingles, and field and ridge shin-
gles, all combine to create a complete 
roof system. To ensure that all these 
materials work together to provide a 
long-lasting, reliable roof system, select-
ing products from a single manufacturer 
has many benefits. 

ice/Water barrier 
Beginning at the roof deck, a reliable 

roof system can begin with a quality 
water/ice barrier. While most inhabited 
areas of Hawaii do not need to worry 
about the impacts of ice formation on 
roofs, these barriers provide additional 
security against heavy water intrusion 
that come with tropical storms. Ice and 
water barriers are beneficial in addi-
tion to underlayment. They are placed 
in roof valleys and along eaves, or can 
go on a full deck in cases of low-slope 
decks, among other circumstances. 
Quality ice and water barriers seal 
around nails and prevent moisture pen-
etration. Many manufacturers recom-
mend ice/water barrier certified under 
ASTM D1970. 

underlayment 
Each underlayment contributes its 

own strengths. The roof decking type, 
slope, climate and type of finish roof 
material are key determinants of under-
layment selection. Some underlayments 
also provide exceptional traction under 
foot for installers, which can addition-
ally help shingles remain in place prior 
to fastening. While an appropriate 
underlayment is valuable under the 
starter shingles, the starter’s relationship 
to field shingles is especially important 

for fastening. The starter size has to be 
specific dimensions so that fasteners 
penetrate the starter as well.

starter shingles
After the appropriate ice/water barri-

er and underlayment are in place, instal-
lation of the roofing shingles begins with 
starter shingles on the eaves to protect 
the leading edge of the roof. Visually, 
building owners enjoy the design ben-
efits a cohesive roof system provides. 
For example, matching starter shingles 
allow the first course of field shingles 
to blend in seamlessly with the rest of 
the roof. The same is true with ridge 
shingles designed to match in color and 
shape, accenting the enhanced profiles 
and textures of laminate architectural or 
designer shingles. 

Besides eaves, starter shingles can be 
installed on the rake edges of a roof to 
provide a clean edge and increase wind 
resistance. They are designed to increase 
protection against water intrusion and 
blow-off. After the underlayment and 
starter shingles are in place, the roof is ad-
equately prepared to accept field shingles.

Another benefit of using a sin-
gle-source manufacturer is that con-

tractors can learn the precautions or 
limitations that could affect product 
compatibility and help avoid potential 
problems. Additionally, manufacturers 
can provide extended warranties to 
homeowners and contractors who in-
stall complete roof systems from a single 
manufacturer.

Field shingles 
Certain field shingles—designer shin-

gles, for instance—have complementary 
starter shingles which should be used 
together. Not only will they have the 
same color blends, because it does show 
through the first course with open tab 
designs, another reason for using a 
complementary starter is, as previously 
stated, its width allows proper fastening 
with the field shingles. 

ridge shingles 
Lastly, the roof ridge is capped. 

Ridge products not only complement a 
building, they also provide an add-
ed benefit when made with poly-
mer-modified asphalt. 

For example, as an improved alterna-
tive to installing brittle oxidized shingles, 
flexible polymer-modified asphalt is 
now being used in roofing shingles by 
leading manufacturers. These innova-
tions in the asphalt’s formula improve 
performance, durability and sustain-
ability. The result is a shingle increas-
ingly tolerant of extreme weather and 
temperatures during installation and 
over a product’s service life on a roof. 
Polymer-modified shingles are recog-
nized by the IBHS (Insurance Institute 
for Business & Home Safety) to be one 
of their top choices for replacement 
of shingles. In addition to the asphalt, 
specially engineered roofing granules 
can assist roofing shingles with regional 
climatic challenges—including algae 
growth, solar reflectivity or even smog/
air pollution. 

Continued on Page 35
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Brandon Silva

Hurricanes and severe storms can 
pose a big threat to a building owners 
investment. When storm damages oc-
cur, often times it can be a stressful sit-
uation. It costs the owner time, money 
and disrupts daily business for building 
owners and managers.  

With the Pacific Hurricane Center 
predicting that there will be a 70 percent 
chance of a above normal hurricane sea-
son, here are a few ways you can prepare 
your roof for a hurricane.

1. have your roof
inspected regularly

For roofs not under an existing 
workmanship warranty, we recommend 
having it inspected every 1-2 years. 
Reaching out to a qualified roofing 
professional inspect your roof ensures 
that you are aware of any risks that may 
be lingering on your roof before they 
become major problems. 

2. secure loose items
During high winds loose items pose 

risk of getting picked up and can act as 
a projectile. This can cause damage to 
your own building or surrounding build-
ings. We recommend having someone 
capable of doing so, safely remove any 
loose items on the roof that pose risk of 
coming loose. Things such as antennas, 
AC units, empty buckets or anything else 
that might be left up on a roof unsecured 
can pose a risk. Having these removed 
prior to a storm can help ensure you do 
not risk damage to your building. Tem-
porarily removing or securing skylights 
can help prevent leaking or breaking. 

 
3. let it Flow

The quicker and more water can get 
off of your roof, the better. Ensuring 
that your roof valleys, drains, scupper 
and gutters are all free flowing will help 
prevent back ups and possible water en-
try into your building. As part of having 
your roof inspected, drainage should 
be verified to be in working order. 
During times of light rains, often times a 
drainage system will work fine. It is only 

• Locally Owned and 
Operated Family Business

• No Job Too Big  
or Too Small

• Highly Qualified, Diverse 
Team of Tradesmen and 
Roofing Professionals

Building Peace of Mind,  
One Roof at a Time

PHONE: (808) 621-7663  |  WEBSITE: kapiliroof.com
EMAIL: Brennan@kapiliconstruction.com

ADDRESS: 252 Ipuhao Pl. E2 Wahiawa HI 96786

• Experience in Commercial and 
Residential Roofing Systems

 • Factory Certified GAF Master Select
 • Master Elite Roofing Contractors

• Roof Maintenance Programs Available
 • Factory Certified GAF Commercial 
   Maintenance Professionals

5 TIPS TO HELP  
Weather the Storm

in heavy downpours with large volumes 
of water that capacity is reached and 
problems arise. 

4. Trim back Plants     
Over time foliage and trees surround-

ing your home will accelerate wear on 
a roof through accumulation of plant 

matter / moisture, blocking of water 
flow, and branches rubbing on the 
roofing membrane. However whenever 
there is heavy wind present, there is the 
chance for more immediate damages 
to occur. Falling branches and trees 

Continued on Page 41
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How to Protect Your Roof  
from Hurricane Damage

EXPERTS |  ROOFING

Colin James

Regular inspections, including ‘pre-loss’ photos, are a good start
In Hawaii, we’re exceptionally vulner-

able to hurricanes. NOAA predicts a 70 
percent chance of above normal hurri-
cane season in Hawaii this year. Chanc-
es are the hurricanes will miss us, but if 
not, how well is your building prepared, 
even for a severe tropical storm?

Roof failures are the largest category 
in hurricane loss, both in repair of the 
roof itself and in water damage caused 
by a failed roof. 

Picture what would happen to your build- 
ing’s roof if just one of the drains blocked 
and 8-12 inches of rain came down in a 24-
hour period. It could look like a swimming 
pool! Where would the water go? 

Water penetrating the internal struc-
ture of a building can lead to expensive 
property damages, structural integrity, 
rot, mildew and even mold. 

“Where do roof leaks
typically happen?”

Every tropical storm will bring a 
heavy deluge of rain. When combined 
with high winds, the water can travel 
sideways and blow up into vents, under 
metal flashings and under ridges. 

Low-slope roofs are especially vulner-
able in a hurricane. On low-slope roofs, 
most leaks occur at roof penetrations or 
seams. If you have a loose-lap on a rolled 
asphalt roof, water can get in between 
the seams or wherever water is pooling.

Many buildings have only small scup-
pers or internal drains to allow the water 
to exit the roof. If the drains or gutters 
get blocked or filled, it can create pond-
ing water that gets into the building.

Pitched roofs are more likely to have 
blow-offs. If your pitched asphalt roof 
is more than 10 years old, it will have 
extensive weathering that will soften 
the materials. Even so-called “50-year” 
asphalt shingles can be deteriorated and 
weakened. Any roof 10-15 years old 
should be inspected after every storm.

Weak fasteners make a roof highly 
vulnerable to windstorm. A roofer can 
actually void the manufacturer’s warran-

ty if they don’t use the right amount of 
nails or screws with the proper length. 
We’ve seen many roof blow-offs because 
the roofer used too short of a nail with 
very little holding power. Also, if the 
roofer used galvanized nails instead of 
stainless, it’s highly likely that the nails 
will rust, even from the inside of the attic 
space. The heavy concentration of salt 
air in our Islands permeates everything. 
We’ve often seen nails that the heads 
have rusted off within 10 years of instal-
lation. Stainless steel or aluminum nails 
are a better choice for Hawaii.

“What types of roofs fare
best in heavy winds?”
• Interlocking metal roofs have  

the fewest problems
• Clay tiles applied with concrete or 

foam adhesive also stand up well 
• Nailed-on tiles don’t fare as well
• Asphalt shingle roofs are the weakest 

in windstorms 

“How do I know if our
roof is susceptible to 
a windstorm?”

You may not be able to see where a 
roof is vulnerable and prone to leaks, 
so it’s wise to have a qualified, licensed 
roofing professional come and do an 
annual inspection of your building. 
They have a trained eye to see potential 
problems, as well as the right equipment 
to test for moisture. 

A quality roof inspection will include:
• A physical walk on all roof surfaces to 

detect soft spots and check  

shingles for lifting
• Moisture probe tests or core sampling
• Checking all metal flashings and start-

er courses to ensure they are secured 
properly to the roof

• Examine any penetrations to the roof, 
such as solar panels or antennas

• Inspection of all attics and crawl spac-
es to look for moisture stains and mold

• Gutters, scuppers and drains cleaned
• A drone and photo report accessible 

online

“How should I prepare
my building for a 
potential hurricane 
insurance claim?”

Get a “pre-loss inspection” done. If 
you have to make an insurance claim, 
you will want to have photographic 
evidence of the roof and gutters to 
prove their condition before the storm. 
Otherwise, your insurance claim could 
be denied due to “pre-existing condi-
tions of wear and tear.” 

Drone photography is a must when it 
comes to providing the necessary evi-
dence in a claim. Use drone pilots who 
are FAA certified to fly high buildings 
and even fly in certain more restricted 
areas. Archive all the roofing photos and 
videos on the Cloud so they are easily 
accessible for years to come. 

Having a detailed roofing inspection 
before and after a storm will give you the 
peace of mind that you’re better pro-
tected from unwanted water intrusion 
in your building. 

And remember, “With roofing, it’s 
always better to be a year early than a 
day late!” ❖

Colin James is a project manager with 
True Home Hawaii Roofing. Their team 
has an in-house insurance adjuster and 
specializes in roofing insurance claims 
and building inspections. Reach him at 
597-0547 or colin@truehomehawaii.com
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Warranties
In some cases, manufacturers require 

cohesive systems for full-product war-
ranties. Higher-end warranties often 
require additional installation require-
ments, so it is important to be aware 
of the differences in the installation 
requirements for the specific warranty. 
From a manufacturer’s perspective, this 
allows like parts to work together as they 
were designed and intended. System 
warranties can benefit both customers 
and roofers, as they extend the reliable 
performance of a roof system over time.

Combining roofing products that are 
not sold together as a complete system 
is possible, but mixed-material systems 
limit owners from obtaining advanta-
geous system warranties offered by roof-
ing product manufacturers. Also, this 
keeps the responsibility for the system 
with the manufacturer. For instance, if 
an underlayment is leaking, the shingle 
manufacturer will not be responsible. If 
there is a failure in an underlayment that 
does not belong to the manufacturer, 
the manufacturer would have no liability 
for shingle replacement.   

As part of the training for full-system 
warranties by some manufacturers, 
contractors receive information and 
helpful guides on proper installation 
of the shingle roof system. During roof 
inspections for the labor warranty, in-
spectors visit roofs in progress where, if 
needed, they can work with the foreman 
and crew to ensure proper installation 
of the roof systems.

cohesive roof systems
are a secure choice

Underneath the shingles, home-
owners can rest assured the levels of 
protection provided in a cohesive roof 
system atop the roofs of their homes will 
provide long-lasting security. Compati-
ble components such as underlayments 
and ice/water barriers provide reliable 
reinforcement when the structures 
experience severe weather. ❖

Eleilani Madden has been in the roof-
ing industry for 30 years and is currently 
on her seventh year as the Hawaii sales 
representative for Malarkey Roofing 
Products. Reach her at 520-3406 or 
emadden@malarkeyroofing.com.

GET READY FOR 2019 HURRICANE SEASON

QUALITY ROOFING & MAINTENANCE
Specializing in asphalt composition shingles,  

wood shake and white coatings.
Ask about our unparalleled maintenance service.

(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 .

Serving Hawaii Since 1978

• Qualified Roof Inspections
• FAA Certified Drone Pilots
• Photos Archived for 

Insurance Pre-Loss 
Inspections

• Maintenance Contracts

OAHU’S ROOFING REPAIR  
AND INSURANCE CLAIM  
SPECIALISTS 

CALL FOR A DRONE INSPECTION

(808) 597-0547 • Colin@truehomehawaiicom
Colin James, True Home Hawaii Roofing

RoofingWithAloha.com
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John Arizumi

Many of us think of the out-of-the-
box solution as the one that’s novel or 
cool. But when it comes to the packaged 
rooftop unit (RTU) air conditioner, it’s 
what’s in the box that can make a big 
difference to your building’s energy 
costs and maintenance demands. 

RTUs are widely used in commer-
cial and residential buildings precisely 
because they are cost-effective, pre-en-
gineered and customizable for many 
applications, whether placed on the roof 
or slab-mounted on the ground.  

Over the 
past few 
years, several 
advances have 
made the 
technology 
better than 
ever. 

RTU’s 
contain a 
compressor, 
condenser fan/
coil and evaporator 
fan/coil. Their basic operation 
flow has been as follows: The com-
pressor compresses cool, low-pressure 
refrigerant gas into a hot, high-pressure 
gas flowing to the condenser coil. The 
condenser acts as a heat source to dispel 
the heat of the refrigerant to the outside 
air, sending the now-warm liquid 
refrigerant to the evaporator coil. The 
pressure drops and the evaporator acts 
as a heat sink that converts the liquid 
back into an ice-cold gas by absorb-
ing the heat from the air passing over 
the coil, which is blown back into the 
building. The now-cooled refrigerant 
gas then circulates back to repeat the 
cycle at a continuous speed and air flow 
until building temperature reaches the 
thermostat setting.

The first game-changer happened 
with staged air volume (SAV) systems, 
introduced in 2012. Compared to 
previous models that ran continuously 
at full load, SAV systems save energy by 
automatically adjusting the indoor fan 

The Rooftop Revolution
New technology improves AC efficiency and bottom line

mo-
tor speed 
in sequence with 
the unit’s cooling, heating and ventila-
tion needs. Buildings that upgraded to 
SAV systems suddenly benefited from 
energy consumption savings of up  
to 25 percent.

Of course, there was a price 
for the savings, and it came in 
the form of additional parts, 
complexity and calibration. 
Earlier RTUs were adjusted 
once, during the unit instal-
lation, and set for a single set 
of static pressure conditions. 
SAV systems must be set for 
as many different sets of ven-
tilation positions as the fan 
has speeds. In other words, 
the economizer must be able 

to adapt to varying fan speed in order to 
maintain a consistent minimum outdoor 
air ventilation rate. 

For a staged air volume system with 
two fan speeds, this is fairly simple due 
to the limited number of additional 
operating points, although the system 
still requires a different control package 

than a stan-
dard 

New beltless technology uses 75 percent 
fewer parts for up to 60 percent more  
efficiency in packaged rooftop units

The EcoBlue vane axial fan is  
compact, ultra quiet and cost efficient
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constant volume rooftop package.
A simpler solution would be nice. 

Which is precisely what the latest 
advance provides: EcoBlue technol-
ogy from Carrier. EcoBlue is literally 
revolutionary because it replaces all the 
bulky belts and pulleys used to move air 

in a traditional RTU 
with a simpler, more 
compact design based 
on a horizontal fan. 
This exclusive beltless 
direct-drive vane-axial 
fan is an industry first. 
No belts mean up to 
75 percent fewer parts. 
Even better, it’s also 
up to 60 percent more 
energy efficient.

The benefits also 
translate to mainte-
nance and installation 
costs. It’s designed 
to the same footprint 

as prior Carrier RTUs, 
so it’s easy to upgrade. A 

tool-free filter access door 
eases maintenance. The new 

unit control board features 
intuitive speed dial and switch op-

eration. The technology is currently 
available in WeatherSeries RTUs from 
three to six tons.

It’s a major innovation that won 
Buildings Magazine’s Money-Savings 
Products 2019 award and is also a 
Finalist for Consulting and Specifying 
Engineer Magazine’s 2019 Product of 
the Year award.

Whether you are looking for bet-
ter cost efficiency within an existing 
building or to make a new project as 
cost efficient as you can, you owe it to 
yourself to look into the latest advances 
in RTUs. Things have changed for the 
better in the world of RTUs for both 
your building occupants’ comfort and 
for your bottom line. ❖

John Arizumi is the president of Carrier 
Hawaii, the largest air conditioning 
distributor in Hawaii with four locations 
on three islands. He is a past president 
of the American Society of Heating, 
Refrigerating and Air Conditioning 
Engineers, Hawaii Chapter. Reach him 
at 677-6339 or visit carrierhawaii.com 
for more information.
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There’s More to HVAC  
than Keeping Things Cool Rickey Cunningham

What kind of air quality does your building provide?

EXPERTS |  HVAC

This year has already seen high 
humidity levels and high temperatures, 
both of which can have a major effect 
on your HVAC systems in keeping ther-
mo-comfort throughout your building. 

With a wide range of integral and 
sophisticated controls systems down to 
your basic HVAC system, keeping your 
facility maintained can be challenging 
if you don’t set a plan to be proactive 
rather than reactive. With the design of 
newer offices, commercial and industrial 
buildings being better constructed enve-
lopes, this means the air-control systems 
are more critical in controlling the air 
that we are exposed to and breathe. 

Some signs that your systems might 
be deteriorating can range from poor 
filtration, microbial growth, poor air 

quality, reduced air circulation and 
higher energy cost. Not having a plan to 
regularly maintain your energy systems 
and HVAC systems is allowing oppor-
tunity for these kinds of problems to 
develop. This could affect the occu-
pants in a negative manner.  

Enter ASHRAE (American Society of 
Heating, Refrigerating and Air Condi-
tion Engineers) and ACCA (Air Condi-
tioning Contractors of America). They 
created Standard 180 to address the of-
ten-inconsistent inspection and mainte-
nance of HVAC systems in commercial, 
institutional and other buildings where 
the public is exposed to the indoor 
environment. Current practices in such 
buildings vary widely. Many facilities 
choose to follow rigorous policies that 

maintain the system in new or nearly 
new condition. Others either lack policy 
in this area or have adopted a run–to–
failure approach, where the systems or 
components of the system are attended 
to only when there is a failure.

For the public good, it is essential 
that the HVAC systems in all buildings 
where persons work, visit or reside sup-
port a high-quality indoor environment. 
In addition, sustainability mandates that 
those conditions be maintained in as 
energy efficient a manner as possible. 

When standards are not set, the 
burden can also be increased by the age 
of the HVAC equipment. Hawaii has 
a mature market when it comes to the 
older systems and this high humidity 
and higher temperatures and poorly 
scheduled maintenance will create 
more serious deterioration and greater 
energy cost. These problems will show 
up when no scheduled maintenance is 
performed. Other organizations have 
more stringent standards in an effort to 
maintain a consistent level. 

Get your systems checked to ensure 
optimum performance through mea-
surements and verification. Once you 

Hawaii has a mature 
market when it 
comes to the older 
systems and this high 
humidity and higher 
temperatures and 
poorly scheduled 
maintenance will 
create more serious 
deterioration and 
greater energy cost.
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At DDL, we provide mechanical service  
for all systems big or small. We’re your  
one stop for single source solutions.

808-877-3902
leisinc.com

have base-lined energy consumption 
regularly, check it so you know when 
your system is falling short, or potential 
situations may occur. By being able to 
immediately recognize problems, you 
can address them and minimize the 
effect from increased energy consump-
tion and customer complaints.

The payoffs are immediate. Your 
building occupants can enjoy clean, 
dependable and more affordable HVAC 
service day in and day out, especially 
under the stress of Hawaii’s high hu-
midity and hot summers.

Check with ASHRAE and the Na-
tional Air Duct Cleaners Association, 
NADCA and EPA for more standards 
and guidelines for the “Why get your 
HVAC systems and other energy equip-
ment ready for inspections?” ❖ 

Rickey Cunningham has been in 
the air conditioning, air conveyance 
systems, and restoration business since 
1993. His company, Cunningham’s 
Air Systems Cleaning Specialists, was 
established in 2002. Rickey Cunningham 
is part of the National Air Duct Cleaners 
Association. Reach him at 456-7619 or 
rickeycun5@gmail.com
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SMOOTH RIDE
    EVERY TIME

can not only damage the roof itself, but also compromise a 
building’s structure and put the safety of building users at 
risk. Maintaining the foliage and trees on your property, will 
help mitigate the risk of these things causing damage to your 
building and the people inside.

5. before and After the storm 
During a storm, insurance companies’ schedules often get 

very congested. Having adequate amounts of information for 
them to work with will help expedite the claim process for 
your building. We recommend taking photos of the building 
before the storm, and should damages occur after. If a build-
ing begins to leak after a storm, it is recommended to reach 
out to a roofer to see if emergency services can be provided to 
stabilize the damages.

The biggest thing you can do as a building owner or manager 
is to be prepared. Being proactive when it comes to hurricanes 
helps you minimize damages. There is little that can be done 
during a storm. By the time a storm hits, we are at the mercy of 
mother nature. However, what you can do is best prepare you 
and your investment to weather any storms that may arise. ❖ 

Brandon Silva is the senior project manager at Kapili 
Construction, LLC. He has nearly 15 years of experience in both 
contracting and material distribution. Brandon has overseen 
over a million cumulative square feet of roof work over his 
career in the industry with experience in nearly every roofing 
system and material available. 

From Page 33
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Dana Bergeman

A condominium’s lobbies, pools and 
recreation areas are some of the com-
mon-element areas that often make an 
important first impression and improve 
the overall quality of life for residents 
and guests. 

Projects involving these high-traffic 
common areas can range from simple 
painting to a complete renovation. 
Developing a plan and setting goals 
for these capital improvements is an 
important step for a successful project 
to improve common-element aesthetics 
and preserve financial value.

One of the greatest challenges for any 
association’s common-area project is to 
reach a consensus on the scope of work 
that is acceptable to all residents and 
owners. Many people will have many 
opinions, especially for a lobby, pool or 
recreation area renovation. Therefore, 
it is imperative that an effective and or-
ganized process be followed to ensure a 
successful outcome.

A successful common-area project 
begins with an organized process and 
plan, a road map so to speak, to ensure 
everyone reaches the intended desti-
nation in a timely and efficient manner. 
Reviewing and analyzing the com-
mon-area project-related documents 
provided by an association or owner 
allows a construction manager to gather 
additional information and helps ascer-
tain a project’s current status. Often, 
an early site visit is needed for a general 
familiarization of the property, prelim-
inary understanding of the common 
areas needing repair or remodeling, and 
comprehension of the various concerns 
that are known to exist.  

Proactively working to identify areas 
that may require additional research, 
investigation or due diligence is the 
next stage. Evaluation and due dili-
gence help clarify the elements needed 
to define the scope of the project or 
evaluate the proposed improvements. 
This can be done through a Property 
Condition Assessment or General Con-

structability Review and, depending on 
the common areas impacted and age of 
the building, may also include laborato-
ry testing and analysis.

After completing your due diligence, 
the project scope is then refined to 
include the features, functions and items 
needed to achieve the goals of a renova-
tion or remodeling project. This includes 
documenting inclusions and exclusions 
to the proposed scope of work. Once 
complete, the project scope is presented 
to the decision makers for approval.

It is important to decide if a tradition-
al design-bid-build or a design-build 
project delivery method is to be chosen. 
For a traditional design-bid-build, 
an experienced team will orchestrate 
the production of plans and specifi-
cations by design professionals. If a 
design-build project delivery format 

is chosen, the team will produce a 
design-build manual to list project 
requirements of the common area. For 
most AOAO projects, and especially for 
larger or more complicated projects, a 
traditional design-bid-build format is 
preferable and is the most common.

During the bidding phase, a profes-
sional construction management firm 
makes sure prospective contractors 
provide apples-to-apples bid offerings 
for the proposed scope of work. By 
thoroughly vetting and critiquing each 
bid, they advocate on behalf of the 
association by ensuring each bid meets 
project requirements.

After reviewing and analyzing the 
contractors’ competitive bids, your 
construction manager should organize 

Planning Successful 
Common Area Projects
They’re often disruptive and require good communication

Continued on Page 50

Common areas are often desirable 
spaces or amenities that come with 
living in a condominium. They can be 
lobbies, party rooms, pools or rooftop 
gardens, though elevators, storage 
areas, hallways and even pipes can be 
common areas.

Whether they are fun or functional, 
common areas are owned by the con-
dominium association, as opposed 
to the individuals who use them. 
As such, disputes can arise when 
it comes to control or use of these 
spaces. Here are three common prob-
lems involving common elements, 
and what you can do to resolve them.

Defining a Common Area
Complications can arise when 

parties disagree over what is a com-
mon area. In accordance with state 
condominium laws, common areas or 
elements are areas outside individual 
units. Still, it can be confusing when 

it comes to spaces like attics or base-
ments in a single building or when it 
comes to exclusive-use common ar-
eas (limited common elements) such 
as balconies or parking spaces.

When in doubt, consult your build-
ing’s declaration as well as a survey 
of the land that may be available.

Making Changes  
to a Common Area

An association can make changes 
to common areas for any number 
of reasons. They might update the 
space, turn it into something else 
altogether or simply rearrange it. 
Owners may take issue with these 
changes and a dispute can arise.

However, understand that the 
association does not always need 
to secure an affirmative vote from 
owners before making these changes 
unless it deems the changes material 
or substantial.

Common Problems in Common Areas
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MAttERS  |  J A N E  S U G i M U R A
LEGAL

Condo Rules and  
Regulations Enforcement
Buying a condo means abiding by its governing documents

All condominiums have a Declaration 
of Horizontal (or Condominium) 
Property Regime (Declaration), which 
creates the condominium, and by-laws, 
which are the rules and regulations 
that govern the condominium. The 
Declaration and by-laws are collectively 
referred to as the condominium 
“governing documents.”  

When you buy a condominium, your 
seller (or the developer in a new condo 
project) is required to provide you with 
copies of the governing documents, 
including the House Rules, a recent 
financial statement and board meeting 
minutes. If you’ve misplaced your 
copies of the governing documents, you 
can get another copy from the project’s 
managing agent but you will have to pay 
for copies. If your condo has a website, 
the governing documents will likely be 
posted there.   

Generally, condominium governing 
documents provide that the board of di-
rectors elected by a majority of owners 
at an annual association meeting shall be 
responsible for the management and op-
eration of the condominium. That pro-
vision also gives the board of directors 
the authority to prepare and circulate 
House Rules and other rules and regu-
lations that would apply to all residents 
in the condominium. (If you are renting 
out your unit, it is your responsibility 
to provide your tenants with a copy of 
the House Rules. All condos typically 
require registration of residents—e.g., 
to get emergency contact information, 
information regarding vehicles that are 
parked in the parking structure—and 
some condos provide new tenants with 
a copy of the House or Building Rules.) 

Unless the governing documents 
expressly provide for approval of House 
Rules by owners, the owners only have 
the right to review and comment on 
the draft House Rules as prepared and 
circulated by the board. 

 House Rules include rules and reg-
ulations relating to common areas such 

as parking structures, pool and recre-
ation areas, pets, smoking and care and 
maintenance of apartment units. House 
Rules also include provisions describing 
how the rules will be enforced—i.e., 
written warning followed by citation 
with fines—and how a resident can 
respond to a warning or citation. House 
Rules may also include a description of 
a fine system.

 Building/Renovation Rules 
are rules and regulations that apply 
to changes that an owner or resident 
would want to make to their unit. Exam-
ples include enclosing a lanai, installing 
a split air conditioning system, replacing 
original flooring with a wood floor or 
other type of flooring. 

Sometimes these rules and regula-
tions are part of the House Rules, or the 
board can set up a committee to review 
these requests and make recommenda-
tions to the board. The governing doc-
uments and HRS Chapter 514B provide 
that an owner cannot make structural 
or major alternations to the unit without 
the association’s permission, and that 

usually requires making a written re-
quest to the board for consent, together 
with detailed plans and specifications 
for the board to review. The board will 
typically hire an architect or other pro-
fessional to assist them in reviewing and 
approving those requests, with the cost 
of review charged to the owner. 

The governing documents provide 
that any alternations to the unit be in 
compliance with existing laws and regu-
lations, meaning that the owner should 
be using a licensed contractor. (It takes 
minutes to check to see if the person 
you are hiring is a licensed professional. 
Just look them up for free on the state’s 
website pvl.ehawaii.gov/pvlsearch/.) 

If an owner or resident installs or con-
structs or repairs the unit in a manner 
that is not consistent with current laws 
and regulations or in violation of the 
condo’s building and renovation rules, 
the board of directors has the authority 
to require the owner to “undo” the in-
stallation, construction or repair, and to 
comply with the building rules or with 
state or local laws and regulations. 

When you buy a condominium, your seller 
(or the developer in a new condo project) 
is required to provide you with copies of 
the governing documents, including the 
House Rules, a recent financial statement 
and board meeting minutes.
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Spalling 
Hurricane Strap

Roof
Defectively Installed

Corroded 
Lanai Handrail

WE HELP CATCH DEFECTS AND GET THEM FIXED
BEFORE THEY BECOME A DISASTER

Kasdan
LippSmith
lllc

A LIMITED LIABILITY LAW CO. IN AFFILIATION
WITH KASDAN LIPPSMITH WEBER TURNER LLPkllawhawaii.com

Louisa Percudani
Director of Client Relations

lpercudani@kllawhawaii.com
(808) 369-8393

1003 Bishop Street, Suite 1180, Honolulu, Hawaii 96813

Defectively Installed Lanai Handrail

We Have Recovered Over 

$1BILLION
 in Construction Defect Claims

How would the board find out if a unit order did not com-
ply with existing rules, laws or regulations? A resident living 
below a unit that installed a wood floor that did not comply 
with the building specifications or use appropriate sound 
proofing or padding might complain about noise interfering 
with his or her use of the unit. Or during an open house, a 
board member or another resident learns that the seller has 
converted his one-bedroom unit into a two-bedroom unit by 
installing a wall without the consent of the board.  

how to respond 
to enforcement 

If you receive a written warning or a citation and you dis-
agree, you need to respond in writing to the board of direc-
tors. If you are a tenant, your landlord and the owner of your 
unit will have to write the appeal to the board. 

An appeal process is generally included in the House Rules. 
When you appeal, you may be invited to a board meeting to 
discuss your appeal. If the board does not respond or you are 
not satisfied with the board’s response, under HRS 514B-161, 
as amended, you may be entitled to subsidized evaluative 
mediation since the claim would involve a dispute as to the 
enforcement of the House Rules. See https://cca.hawaii.gov/
reb/files/2015/06/mediate.0615.pdf. ❖                                     

Jane Sugimura is a Honolulu attorney specializing in condo 
law. Reach her at jsugimura@paclawteam.com.
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FACES

PHOTOS BY NATHALIE WALKER

Wine and Unwind is often a good idea at the end  
of a long work day, and IREM members did just that 
last month at Restaurant Row, gathering for good 
cheer and fun networking. 

IREM Wine Fest

Alex Bresslauer, Bradley McClafling, Kristi Hirota, Russell Doane
(Back left to right) Roberto Flores, Julian Williams, Miguel Rentas
(Front left to right) Jennifer Gaura, Rodelie “Del” Beck

Carli Matsuoka, Davie Felipe, Kayla Iwamoto, Mandy Augustiro 

Nicole Patterson, Lauren Kagimoto

Debi Balmilero, Lois Ekimoto, Naina Ogden, Mele Heresa
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Cornelis Dobber, Vince McCormack, Warren HoArielle Emilyon, Tyler Higa, Richard Ekimoto, Jamie DeMello, Jill Tsuchitori

Blair Cole, Cody Assenmacher, Mike Nagao

Chea Paet, Kaylin Yoshida, Sean Soto, Jeremy Schmalfeldt

Bill Richardson, Krystina Nakamura, Anina Carmack, Jonah Felipe

Daryl Pang, Michelle Wong, Gifford Chang, Brett Rosenmeier, A.G Regino 

Nicole Patterson, Lauren Kagimoto
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Hawaiiana Management Company’s 
Lois Ekiomto and Mele Heresa, aka 
Team Mel-Lo, won IREM’s first annual 
Amazing Race Challenge out of a field 
of nine teams. As first prize winners, 
they were given the opportunity to 
direct a $1,000 donation from IREM’s 
Hawaii Chapter to the charity of their 
choice. Lois and Mele, both serving as 
vice presidents at Hawaiiana, chose the 
local charity Hale Kipa (www.halekipa.
org), which serves the needs of Hawaii’s 
at-risk youth as recipients of their prize. 
Hale Kipa’s name means “House of 
Friendliness.” 

The race included seven timed 
challenges hosted by condo and com-
munity association vendors at various 
locations on Oahu between Waipio and 
Kakaako. Challenges included giant 
crossword puzzles, precision volleyball 
passing and skillfully dodging “Whif-
fle” bullets while balancing an egg on 

Replacing central air conditioning 
rooftop units is seldom simple for a 
condominium association, but Hokua’s 
recent installation took the process to 
new heights.

Forty stories up, to be precise.
After a year of planning that includ-

ed working with the state of Hawaii, 
the City and County of Honolulu and 
the Hawaii Community Development 
Authority (each of which own adjacent 
streets and land), as well as Heide & 
Cook and Pacific Helicopters, Hokua 
installed five rooftop units via helicopter. 

“There were a lot of challenges,” says 
Ryan Benavente, Hokua’s operations 
manager.

One of the biggest challenges, he 
says, is that “the chopper had a load 
limit of 1,800 pounds, and one of our 
units weighed 5,000 pounds, another 
weighed 4,000 pounds and two others 
weighed 2,500 pounds. So Heide & 
Cook had to deconstruct the frames 
and motors and then reconstruct them 

up on the roof. It was amazing how 
precise it was, the chopper set every 
piece down within an inch or two of 
where it was supposed to go, and then 
Heide & Cook moved them into the 
proper place.

“And we weren’t just bringing up the 
new units, we were also bringing down 
the old units. Altogether there were 
about 20 lifts.”

The staging area on that clear Sat-
urday morning was on Queen Street 
near the IBM Building. Police blocked 
surrounding streets, and Kolowalu Park 
was blocked off as an emergency land-
ing site if necessary. A crowd gathered 
at Ala Moana Beach Park to watch the 
urban air show.

Hokua residents, as well as those in 
nearby buildings, had been told the op-
eration could go from 6 a.m. to noon, 
but the last flight ended at 9 a.m.

“It went as well as possible,” Be-
navente says.

Proving that good planning matters. 

a spoon. Team Mel-Lo’s strategy and 
competitive spirit brought them a time 
of almost half of that logged by some 
of the other competitors. The event 
concluded with a finish-line reception. 

Hawaiiana Team Wins IREM ‘Amazing Race’ Challenge

Look, Up in the Air,  
It’s an Air Conditioner!

A good time was had by all, and it was 
predicted that many will be honing 
their skills for next year’s challenge!

For more photos of the IREM fin-
ish-line party, see Faces on page 46.

CORNER
COMMUNity
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National Building Expert
www.hawaiibuildingexpert.com

808-422-2132

CONSTRUCTION  
CONSULTATION SERVICES:
q Life Safety 

Inspections
q Specification & 

Contract Bidding

q Project  
Oversight

q Construction 
Inspection

Construction Management Inspection 
LLC (CMI) is a multi-disciplined 
construction consulting firm 
experienced in assisting clients in 
managing the entire construction 
process. Our projects include asphalt 
resurfacing, spalling investigation/
repair, roofing, painting, drain & 
plumbing replacement, electrical/
mechanical systems, high risk 
components and more.

2033 Nuuanu

Painting
Spall Repairs
Waterproofing
Roof Coatings

Carpentry
Glazing

www.kawikaspainting.com

Maui
242-1327

Oahu
848-0003

Kona
329-2007

Lic.# BC 22156

Your One-Stop 
Solution For 

Building 
Improvement

Condominium sales across Hawaii were down in June 
from last year, but prices for the most part were up. 

The most dramatic change was on Kauai, where sales 
of condominiums dropped nearly 44 percent compared 
to 2018, from 73 to 41—a big swing, but based on a rather 
small sampling. The median price dipped 8 percent, from 
$575,000 to $528,000—the only loss statewide.

On Oahu, condo sales fell 13.5 percent, from 547 to 
473 over the previous year. But prices rose 3 percent, 
from $420,000 to $432,000.

On Maui, condo sales dropped 19 percent, from 151 to 122, 
while prices rose 7 percent, from $515,000 to $522,000.

On the Big Island, condo sales fell 8 percent, from 79 
to 72, while prices were up 7.5 percent, from $362,500 
to $389,750.

Sources include the Hawaii Island Realtors, Kauai 
Board of Realtors, Honolulu Board of Realtors and the Re-
altors Association of Maui. The median is the price point 
at which half of condos sold for more and half for less. 

In other condominium news, a sixth tower in Kakaako 
held a pre-construction blessing last month. The 565-
unit Ko‘ula, developed by Howard Hughes Corp., is due to 
open in early 2022.  

Condo Sales Down, Prices Up

Keola La‘i general manager Fernando Bastos (ARM) 
proudly displays the American flag on his building in the 
days leading up to the Fourth of July. Bastos is originally from 
Brazil and says he loves America and Hawaii. He moved to 
Hawaii 23 years ago, and he and his wife Ingrid and their 
daughter Stella love Hawaii’s people, the weather, the aina, 
the food, surfing, music and the aloha.

Editor’s note: If your building decorates for various holidays, 
please send a photo to BMH at Don@tradepublishing.com. 

Decorating for the Holiday
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From Page 42

and present them to the association or 
owners for their review. Once you select 
a contractor, your construction manager 
representative will coordinate with the 
key decision makers to develop an own-
er-contractor agreement and negotiate 
the terms with the contractor.

Assistance with the preparation of 
permit applications and submission of 
the construction documents to govern-
ing authorities for approval is often the 
next stage. The construction manage-
ment team coordinates with the con-
tractor to obtain the requisite building 
permits. Be aware that approval time by 
local officials may vary, which can delay 
a project or adjust its scope.

Once the final bids are received and a 
contractor is selected, an updated proj-
ect budget is assembled for approval by 
the board or owner. Upon approval, the 
contractor’s performance is monitored 
and the monthly budget is updated, 
assisting with cash flow forecasting.

If reserves for the common area proj-
ect are not available and residents want 
to avoid a substantial special assessment, 
an owner’s representative can assist 
with finding appropriate options for the 
funding of a renovation or remodeling 
project. They will research, compile and 
present a comprehensive list of funding 
sources for review and approval.

An effective tool to communicate 
the improvement plan to owners and 
residents is the use of “town hall” 
meetings. These meetings are typically 
open to all stakeholders and are held at 
critical junctures. They are designed to 
help obtain “buy-in” and ease anxiety 
surrounding the project, providing 
peace of mind.

Your construction management firm 
acts as a representative and advocate 
during the construction phase. Their 
team monitors the budget and details 
the contractors’ progress, quality and 
overall performance. Construction in 
common areas can be especially unset-
tling for residents and owners. While 

the inconveniences of construction can 
never be fully eliminated, your owner’s 
representative should strive to minimize 
the inconveniences often associated 
with common-area projects.

Upon project completion, a record of 
the common-area project is provided, 
including key documents, drawings, 
specifications, the final budget and 
applicable warranties and guarantees 
from the contractor. We have found that 
providing a brief satisfaction survey for 
clients allows them to share feedback 
about our performance.

Each project, each building and each 
owner is unique. Because of this, follow-
ing a proven process in order to deliver 
tailored solutions is the best path to the 
successful completion of a common 
area project. ❖

Dana Bergeman, president and CEO of 
Bergeman Group, brings over 25 years of 
experience in the architecture, engineering 
and construction industry. Reach him at 
492-1119 or info@bergemangroup.com.

CORNER
COMMUNity

Recent BMH stories have warned readers of the potential 
danger of molds. News reports by the Associated Press last 
month emphasize how serious the danger is. Seattle Chil-
dren’s Hospital revealed to the Seattle Times that one patient 
died and five more were infected by Aspergillus mold. That 
caused the hospital to close 14 operating rooms.

The Centers for Disease Control and Prevention said that 
many people breathe Aspergillus spores on a regular basis 
with no ill effects, but that those with diminished immune 
systems are at higher risk of developing infections of the 
lungs and sinuses.

It’s just another reminder that if you see or suspect mold  
in your building, it should be addressed immediately. 

Deadly Mold Strikes Hospital

If your AOAO does business with Atlas Insurance, 
you’ll be interested to know the state’s largest insurance 
agency moved its headquarters to 201 Merchant St. on 
June 24. More than 80 employees now occupy two full 
floors of the City Financial Tower. 

“Our strategic move to a newly renovated, state-of-
the-art office with innovative technology positions 
Atlas to achieve our vision for the future,” said Atlas 
president Chason Ishii. “It will allow us to continue 
serving our clients and the Hawaii community to the 
best of our abilities. The design of our new office focus-
es on welcoming the next generation of leaders to the 
insurance industry and building upon our success as a 
‘Best Places To Work’ for 11 years in row.” 

The new space features eight conference rooms, a 
computer training room, and eight collaboration areas 
for Atlas team meetings, emphasizing group work-
spaces and the One Atlas approach. The office design 
is a reflection of Atlas’ plan for future growth, and it 
embraces the working styles of younger generations 
entering the workforce. Sit/stand desks with adjustable 
monitors will be the norm in every cubicle, office and 
workstation. Atlas also created hoteling workstations 
for future new hires and remote staff when they need to 
report to the office. 

Atlas Insurance  
Relocates Headquarters
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Serving All Islands!

Quality installations at quality properties 
by Peter Stoyanov and Kimo Pierce

“We work incredibly hard to ensure our clients are 
extremely satisfied with what we do for them.  It is through 

client feedback, that we constantly strive to improve the 
way we do business. Our goal at HPG is to exceed client 

expectations and make you a customer for life. 
The bottom line is when you’re happy, we’re happy!”

– Kimo Pierce, Managing Partner

“HPG has been very price 
competitive and always do the 
work for a fair price. We highly 
recommend Hawaii Plumbing 
Group and give them an A+  
rating. Our go-to contractor  
for all our plumbing needs.”

gavin ishikawa
general contractor,  
Montage Décor llc

“ HPG has the ability  
to work on complex  
plumbing issues  
and still finish on time  
and within budget.”

lance luke
construction engineer,  
Building expert and  
Best selling author

“I’ve been in the property management industry for over 30 years.  
I highly recommend HPG for work you need to get done.”

james parker
manager of 3003 kalakaua

“I’ve gotten calls from different Associations and Board Presidents that has 
to make these kinds of decisions... I tell them it’s not as scary as it seems 

when you’ve got a good contractor and a good project manager.”

reyna machida
management executive, hawaiiana management co., ltd.

Work with a Contractor Who Goes Above and Beyond for You

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!  

WE’RE HERE
WHEN YOU NEED US.

Customer Reviews and Ratings – Hawaii Plumbing Group

808-842-9999
HawaiiPlumbingGroup.com

Lic. BC-33636

HPG is a VALUE you can’t afford to miss! Call today!



LEAK REMEDIATION 
AND CONCRETE

RESTORATION

CONSTRUCTION CORPORATION

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

LIC.NO. ABC 13668

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.


