
 
ASSOCIATION OF UNIT OWNERS 

Collection AOUO RFA Form 02-2017 

 

REQUEST FOR ACTION  

Subject  Master Association Dues  

Preparer  Jon McKenna AOUO Title  Management Executive  

Date 3/20/19 For Board X Action  Info 

EXECUTIVE SUMMARY  

Purpose  
The purpose of this RFA is  to determine the per unit  Kaiaulu’o Kakaako Master Association  
(Master)  dues assessment based on the monthly charge bi l led by the Master.  
 
Rational  
 
Responsibi l ity for establishing the Master assessment  rests with the Master.   Upon receipt  
of correspondence from the Master on May 1,  2017 informing The Collection of  the 
commencement date and amount of the assessment,  multiple inconsistencies as to how the 
assessment was calculated were identif ied.   Over the remainder of 2017, comm unication 
with the Master  took place to resolve the inconsistencies ,  only to stal l  toward the end of 
the year.   A summary of each attached exhibit  is  provide d below as to the  t imeframe of 
events throughout 2017 and, support ing documentation leading up to t he recommendat ions 
ident if ied at the end of this  RFA.  
 
Exhibit  A – May 1,  2017 Member Assessment Correspondence  
This was the f irst  communicat ion received from the Master  informing The Collect ion what 
the total  Master assessment was per month.   One of the enclosures within this 
communication inc luded a Land Use Classif ication worksheet and another enclosure showed 
a breakdown of each land use classi f ication within The Col lection.  The last  page of this 
exhibit  provides detai ls  of various discrepancies management executive (ME)  McKenna 
ident if ied as it  pertained to calculat ion of The Collection Master assessment.  
 
Key to ME McKenna’s quest ions involved:  
 1)  The number of units was incorrect,   
 2)  The types of spaces were in correct,   
 3)  The area calculat ions  were incorrect;   
 4)  The Townhomes at The Collect ion was inc luded in this assessment (TH is  a  
     completely separate entity (different TMK) and should be bil led separately) .    In a 
     future communication, ME McKenna indicated there was a commercial  space 
     (Commercial  Lot #4)  that was a completely separate entity as well .   
 5)  Clari f ication on what was the month ly assessment per unit  was requested.  
 
Exhibit  B – 2017 Monthly Association Invoice  
This exhibit  is  provided to show the descript ion of each charge type identi f ied on the 
invoice.  
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Exhibit  C – Exhibit  D of the Master Association Community Charter  
This document  shows the Land Use Classi f ication for each type of  use within a parcel and,  
the corresponding Equivalent Units for each.   This i s  the key for how the Master Associat ion  
determines the assessment  for each Land Use Classif ication ( i .e.  – res identia l  units,  
restaurants,  etc.) .   Page 3 of exhibit  D of the Community Charter  is  especial ly important as 
it  defines how assessments are to be  calculated.   This is  particularly important to Exhibit  J  
of this RFA, as Exhibit  J  converts  the total  monthly assessment for each “correct” land use 
classif ication to a charge per unit.  
 
Exhibit  D – The Collection, Developer’s Public  Report (Excerpt 6.15)  
 
6.15 of the Public Report state s:  
     “…monthly assessments to Unit  owners  wil l  a lso include, as  separate charges,  certain 
third-party assessments and mandatory charges for  which the Unit  own ers are directly  
l iable,  but which are included in the monthly  Association assessments for convenience.  
[emphasis added]  These include a monthly Master Association assessment of $15 and a 
basic cable and internet service charge est imated at $44.”  
 
This is  most s ignif icant because i t  c lari f ies no additional  separate fee is  due from each unit  
for the Master Association assessment from the time the assessment began, Apri l  2017, 
through December 2017.   Development of the 2018 budget separated the Master  
assessment from the maintenance fees to better account  for the separ ate Master 
association assessment and , properly charge each unit  and entity (TH at The Collection and 
Commercial  owners).  
 
6.15 also states:  
     “…purchasers  should ant ic ipate that by the t ime assessments  actually commence, their  
actual monthly assessments wil l  be dif ferent from the est imates contained in this  Report.”  
 
This is  s ignif icant because :  
 1)  the Master Associat ion dues had not yet commenced and ,  
 2)  the amount of the Master Association dues per unit/per month was not known.  
Receipt of Exhibit  A  herein,  as detailed above, was the tr igger for  the Master Associat ion 
assessment to commence and  subsequently  defined the monthly charge, but did not 
correctly identi fy land use or the monthly charge per unit .  
 
As the master  assessments  were part of the maintenance fees,  one may argue the $15 per 
month should be refunded as the Master assessment did not begin unti l  Apri l  2017.  
Addit ionally,  one may argue the  dif ference between $15 and the actual month ly charge per 
unit  (see Exhibit  J) ,  should be refunded back to the owners for the period Apri l  – December 
2017. 
 
Exhibit  E  -  Kaiaulu’o Kakaako Letter of July 24,  2017 to Hawaiiana Management  
As a result  of ME McKenna communicating with the property manager representing the 
Master Association from May through July  2017 to address the inconsistencies brought 
forth in Exhibit  A above and attached, the correspondence detailed what would be 
necessary to change the Land  Use Class if ication for each separate parcel.  
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Exhibit  F -  Confirmation of Kaiaulu’o Kakaako Dues Amount and Commencement  
While ME McKenna had multiple conversation with the Master property manager,  this 
document was primari ly  to obtain written confirmat ion of the date The Collect ion was 
required to pay Master Assessments and, that the monthly obligat ion per unit  was less than 
$15 (even though the monthly assessment per unit  was not specif ical ly  ident if ied by the 
Master) .  
 
Exhibit  G -  HMC Letter of November 13,  2017 to the Master Association  
Since the Master’s letter of July 24 t h ,  various communication s between ME McKenna and 
the Master’s property manager took place to  work toward gett ing the land use 
classi f ication’s  corrected, the separate ent it ies identif ied and bi l led separately and, the 
charge per unit  ident if ied.  Updated Land Use Class if ications forms for each separate ent ity 
were provided as part of this correspondence.  
 
As of this date on this  RFA, the Master Association ( Founder (KSBE))  has not provided a 
response back to ME McKenna’s  communication of November 13,  2017.  
 
Exhibit  H -  2018 Kaiaulu’o Kakaako Budget Mail ing (dated November 2017)  
Master budget  received us ing the or iginal Land Use submission.  
 
Exhibit  I  -  2018 Master Association Invoice  
Copy of the 2018 Master associat ion invoice.  
 
Exhibit  J  -  Spreadsheet Calculating the Monthly Fee Per Unit  
The monthly fee per unit  is  calculated based on the Kaiaulu’o Kakaako Community Charter,  
section 3. Calculat ion of Assessments.  
 
Auditor Input  
While complet ing the 2017 audit,  I  reviewed the above and attached information with 
Associat ion auditor Ratna Nuti,  CPA.  Whi le Ratna’s in it ial  thought  was to not charge a 
separate fee per  unit  and,  instead, handle the dues l ike any other  ven dor contract for which 
the maintenance fees cover she gave it  more thought and provided;  
 
“ I f  the dues were uniform for al l  units,  then it  would be ok to charge to common but as the 
dues are di fferent  for  resident ial  and commercial ,  they have to assess to  the respect ive 
departments ( in l ine with their  by -laws).”    
 
She went on to state;  “ As resident ial  dues are the same for al l  units,  you could build it  into 
the residential  budget  and not assess the owners separately.   Commercial  unit  dues are 
based on square footage, and have to be assessed separately.  (something to think about).”  
 
Exhibit  K – Corrected Master Dues Calculation  
This exhibit  shows the corrected master dues assessment that should have been charged to 
The Collect ion, Commercial  #4, and Townhomes at The Collect ion.  
 
 

RECOMMENDATIONS 
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1)  Spl it/code the monthly master invoice between departments Residentia l  and 
Commercial  accordingly  (the invoice is  currently being coded to Common) .  Begin 
January 2019.  

2)  Per the rationale provided for particularly in Exhibit  D and the auditors input ,  do not 
charge a separate Master assessment to each res identia l  unit  (for 2017, 2018, or 
future).     

3)  DO charge a separate Master assessment to each Commercial  unit ,  per Exhibit  J .   A 
monthly Master fee wi l l  be added to each Commercial  unit  statement going forward.  

4)  Invoice Commercial  Unit  #4 for amounts owed for the period beginning Apri l  2017 to 
present.    

5)  Invoice Townhomes for amounts owed beginning Apri l  2017 to present.  
6)  Reconcile the incorrect Master assessments  charged to  each  unit  for the period Apri l  

– September 2017 and, issue refunds for as applicable.  
7)  Send correspondence to the Master Assoc iat ion to inc lude:  

a.  Exhibit  G & J  
b.  Demand the Master Association recognize the  three separate ent it ies and 

commence invoicing those entit ies  separately and immediately .  
c.  Discontinue paying portions of invoices that  are not the responsibil ity of The 

Collection (e.g.  – Commercial  Unit  #4 and Townhomes at The Collection) .    
d.  Review the correspondence with Association counsel before f inal izing.  

8)  Per Exhibit  K –  
a.  Request reimbursement from the Master  for  2017 and 2018 for  the amounts 

overcharged to due to not accept ing the correct entit ies and subsequent EU’s  
b.  Request 2018 invoic ing be corrected.  

 
 

Exhibits  
( I f  a p p l i ca b le )  

Index Title 

A May 1,  2017 Member Assessment Correspondence  

B 2017 Monthly Master Associat ion Invoice  

 C Community Charter for Kaiaulu’o Kakaako (Exhibit  D)  

 D Developer’s Public Report (Excerpt,  Section 6.15)  

 E Kaiaulu’o Kakaako Letter of July 24, 2017  to Hawai iana  

 F Confirmat ion of Kaiaulu’o Kakaako Dues Amount and 
Commencement  

 G HMC Letter of November 13, 2017  to the Master Association  

 H 2018 Kaiaulu’o  Kakaako Budget Mail ing (dated November 2017)  

 I  2018 Master Association Invoice  

 J  Spreadsheet Calculating the  Monthly Master Assessment  Per Unit  

 K Corrected Master Dues Calculat ion  

FOR BOARD USE ONLY  

 
CERTIFICATE OF BOARD ACTION 

 

 Approved  Declined  Noted  Returned  Deferred  Withdrawn 

Stipulations  
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Recording 
Secretary  

 
Action 
Date 

 
RFA 
No.  

10-2018 
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Attachment 

Land Use Classification 

Area Under Use 

or 

Number of Units 

All Parcels, developed or undeveloped – without regard to use (excluding 

Common Areas and Exempt Property) 

__________ acres 

Pre-Redevelopment Parcel __________ acres 

Retail and service establishments, including, without limitation, banks 

(including ATM’s) and other financial services and institutions  
__________ sq. ft. 

of gross floor area. 

Restaurants __________ sq. ft. 
of gross floor area 

Art Galleries, museums, places of worship, libraries, non-profit education, 

research or cultural institutions  
_________0_ sq.
ft. of gross floor 

area 

General Office ____541.3 sq. ft.
of gross floor area 

Residential units (single family attached, detached, and condominium) - 

number of dwelling units 

____547__ units

Multi-family rental apartments – number of dwelling units _______0_ units

Industrial Use ________0_ sq. ft.
of gross floor area 

I certify that all information provided is true and correct. 

[Condominium Association or Parcel Owner] 

By:  
Name: Date: 
Title: 

By: 
Name: Date: 
Title: 

The Collection AOUO

Al Guzman, General Manager 3/2/17
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As of: April 13, 2017 Grand Total EU 1,085.00  

Acres Round EU Total EU

143,748 Sq Ft 3.30 3.00 150 450

7,460 Sq Ft 49.73 50.00 1 50

5,059 Sq Ft 33.73 34.00 1 34

General Office 541 Sq Ft 3.61 4.00 1 4

547 Units 1 547

Restaurants

EU Per Unit

Residential units (single family attached, detached, 

and condominium)

Retail and Service establishments, including, without 

limitation, banks (including ATM's) and other 

financial services and institutions 

The Collection

Land Use Classification

All Parcels, developed or undeveloped - Without 

Regard to use

EU Per 150 Sq Ft
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Jon Mckenna

From: Jon Mckenna

Sent: Thursday, May 11, 2017 4:36 PM

To: 'Lesliec@hawaiianprop.com'

Subject: The Collection - Kaiaulu `O Kaka'ako Owners Associaiton, Inc. Member Assessment

(please disregard my previous email if it went through, I added a few questions) 

 

Hi Leslie, 

 

I received the assessment letter last week and have a few questions: 

 

1. Will we be receiving a statement each month? 

2. Are you able to provide a breakdown of Total Number of Member EU for our information?  I would like to see 

and present to the Board the other members and their EU’s that make up Kaiaulu thus far. 

3. Commercial Spaces- 

a. There are presently no restaurants at The Collection. 

b. There are presently no retail or service establishments at The Collection. 

4. How did you determine 547 residential units?  The Collection is comprised of 397 Tower and 54 Midrise (Loft) 

residential units, for a total of 451 residential units. 

5. Acre Calculation – The acre calculation for Retail, Restaurants, and General Office are incorrect (see below).   

a. Retail     7.460 Sq Ft = .17 acres  (table identifies it as 49.73 acres) 

b. Restaruants – 5,059 Sq Ft. = .12 acres (table identifies it as 33.73 acres) 

c. General Office – 541 Sq Ft = .012 acres (table identifies it as 3.61 acres) 

 

Rounded, the acres for these round down to “0,” thus taking 88 Eu’s away, leaving the total EU at 

997.  Because this would reduce the EU, the monthly assessment would go down to $3160.49. 

However, if this calculation was used for all Members, theirs would have to be adjusted as well, which 

would mean the total member EU would go down and, with the budget remaining the same, the each 

Member assessment would increase. 

6. The Townhomes at The Collection – Will there be a separate statement sent for the AOAO TH at The 

Collection?  These are 14 residential units and are a completely separate condominium association from The 

Collection. 

7. Finally, the Public Reports had indicated a $15 initial master association fee.  As I understand this, that is not the 

case, correct?  It’s only $3.17 per unit essentially due to the budget at this time. 

 

Thanks, 

Jon 

 

Jon McKenna | Vice President 
Hawaiiana Management Company, Limited 
Pacific Park Plaza, Suite 700 
711 Kapiolani Boulevard | Honolulu, HI 96813 
PH: 808.203-5234 | FAX: 808.447-5179 

www.hmcmgt.com | jonm@hmcmgt.com 
 

Page 9 of 32



Page 10 of 32

jmckenna
Text Box
EXHIBIT B



EXHIBIT "D

Allocating Liability for Assessments and Allocating Votes Among Parcels

Assignment of Equivalent Units. For purposes of allocating Common Expenses and Service 
Area Expenses among Parcels, and for purposes of allocating votes in the Association among Parcels, each 
Parcel shall be assigned Equivalent Units. The number of Equivalent Units for each Parcel is determined in 
accordance with the table set forth below based upon the size of the Parcel and the land use classifications 
within the Parcel, including all uses within the Parcel, as determined by actual uses.

1.

land Use Classification* Equivalent Units*

All Parcels, developed or undeveloped — without regard 
to use (excluding Common Areas and Exempt Property)

ISO per acre of land (rounded up or 
down to the nearest acre) **

Pre-Redevelopment Parcel ISO per acre of land (rounded up or 
down to the nearest acre) (no addi­
tional Equivalent Units assigned for 
structures on a Pre-Redevelopment 
Parcel) **

Retail and service establishments, including, without 
limitation, banks (including ATM’s) and other financial 
services and institutions

1 per ISO square feet of gross floor 
***area

1 per 150 square feet of gross floorRestaurants
area

Art galleries,
nonprofit educational, research, or cultural institutions

places of worship, libraries, 0.15 per 150 square feet of gross 
floor area

museums

General Office 1 per 150 square feet of gross floor
area

Residential units (single family attached, detached, and 
condominium)

1 per dwelling unit****

Multi-family rental apartments 1.5 per apartment dwelling unit

Industrial Use 0.15 per 150 square feet of gross 
floor area

Other uses *****

Exempt property (or as provided in Section 14.8) 0

Allocations based upon the acreage of the Parcel shall be made at the time a Parcel is submitted 
to this Charter. Additional points based on actual uses will be allocated to each Parcel upon the earlier of 
(i) the issuance of a certificate of occupancy for the Improvement containing, or to contain, such use, or (ii) 
the date upon which the intended use commences. In the case of a change in use, the new allocation shall

*
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be made as of the date upon which the new use actually commences. A "certificate of occupancy" is that 
certificate or approval issued by the City and County of Honolulu, Hawai'i, as applicable as a final condition 
of occupancy or use of an Improvement on a Parcel.

With the exception of Pre-Redevelopment Parcels, allocations based on Parcel acreage shall 
apply in addition to allocations based on gross floor area or number of units. Pre-Redevelopment Parcels 
are assigned Equivalent Units based on acreage of the Parcel only, without regard to structures. A Pre- 
Redevelopment Parcel is a Parcel designated in writing by the Founder as one for which the intent ultimate­
ly is to remove or functionally alter the existing improvements on the Parcel for use in a manner designed 
to comply with the Master Plan. Alternatively, a Parcel designated in writing by the Founder as one for 
which the intent is to retain existing structures indefinitely, with or without substantial alteration, but 
change the use to comply with the Master Plan shall receive an allocation based upon acreage and improve­
ments on and use of the Parcel. The Founder, at any time and from time to time, may make and may 
change, in writing, such designations.

Gross floor area" shall be the area within an enclosed structure intended for occupancy or 
other use, as determined by a licensed engineer or architect. To the extent applicable, the definition of 
"gross floor area" set forth in the applicable zoning ordinance pertaining to Kaiaulu 'o Kaka'ako, as may be 
amended from time to time, shall be followed in making any determination of the gross floor area of a use 
within a Parcel. For calculation purposes, square footages shall be rounded up or down to the nearest mul­
tiple of ISO (subject to a minimum square footage, after rounding, of 150 square feet).

A dwelling unit shall be the structure or the portion of a structure designed for occupancy by a 
single household (e.g., a condominium unit or a single rental apartment unit).

During the Development and Sale Period, the Founder unilaterally may amend this Exhibit "D" 
to create additional Land Use Classifications and to assigxi Equivalent Units to such new use.

The Founder shall make all determinations of land use classification during the Development and Sale 
Period. Thereafter, the Board shall determine land use-classifications; provided, the land use classification 
of a Parcel or any portion of a Parcel hereunder shall not be changed once established unless there has been 
a change in predominant use. The land use classification of all or a portion of a Parcel (and, as such, the 
Equivalent Units assigned to the Parcel) shall change upon (a) the redevelopment of a Pre-Redevelopment 
Parcel, and (b) the change in predominant use of all or a portion of a Parcel which is not a Pre- 
Redevelopment Parcel.

2. Calculating Equivalent Units - Examples.

**

•kick

kkkk

kkkkie

A 2-acre Pre-Redevelopment Parcel containing any number of structures and uses would be as­
signed 2 Equivalent Units (2 acres X ISO — 300).

A 2-acre Parcel containing 10,000 square feet of retail use and 10,000 square feet of restaurant 
use would be assigned 434 Equivalent Units (2 acres X 150 — 300; 10,000 square feet of re­
tail/150—67; 10,000 square feet of restaurant/150 — 67.

A 2-acre Parcel containing a 150-unit residential condominium project use would be assigned 
450 Equivalent Units (2 acres X 150 — 300; 150 units X 1 — 150).

2

Page 12 of 32



. i:

3. Calculation of Assessments. The share of any Common Expenses to be assessed by the Associa­
tion against a Parcel shall be represented by a fraction, the numerator of which is the number of Equivalent 
Units assigned to the particular Parcel and the denominator of which is the total number of Equivalent Units 
assigned to all Parcels subject to such assessment. Such fraction shall be multiplied by the total dollar 
amount of the Common Expense budget assigned to all Parcels in order to determine the dollar amount of 
the assessment to be levied against the particular Parcel.

4. Calculation of Votes. Each Parcel shall be allocated the number of votes corresponding to the 
number of Equivalent Units within the Parcel.

5. Computation by Board. The land use classification and number of Equivalent Units assigned to 
each Parcel, and the share of assessments (stated as a percentage) to be levied on each Parcel subject to as­
sessment, shall be computed at least annually by the Board. If a use within a Parcel changes during the fiscal 
year, the Board shall be authorized to adjust the assessment against the Parcel effective with such change in 
use, but the Board need not reallocate assessments against all Parcels to take into account such change until 
the next annual budget. Notice of the percentages for each Parcel (including a summary of the computa­
tions) shall be sent to each Parcel Owner together with the notice of the assessment.

In the event that additional real property is made subject to this Charter during the Association's fiscal 
year, for computation of Equivalent Units, the Board shall recompute assessment percentages and votes for 
each Parcel and send notice of such recomputed percentages to each Owner; provided, no adjustments shall 
be made in any assessments previously levied to reflect such recomputation.

3
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held liable for any loss or damage by reason of failure to provide adequate or effective safety or 
security measures. Developer makes no representation or warranty that any fire protection, burglar 
aiarm, or other safety or security system or measures, including anything intended to limit access to 
the Project, (i) will be effective in all cases and cannot be compromised or circumvented; (ii) will 
prevent ail losses; (iii) will limit access to the Project; or (iv) will provide the detection or protection 
which it is designed or intended to provide. Each person using the Project assumes al! risks of 
personal injury, death, or loss or damage to property resulting from the acts of third parties.

Resident Manager Unit. The Developer will initially be the owner of Unit 401 in the Tower, which 
is initially intended to be used as the Project’s resident manager’s Unit. Developer is under no 
obligation to keep that Unit for such use or to donate that Unit to the Association. Developer may sell, 
lease pledge, mortgage, convey or transfer this Unit to a third party, including without limitation the 
Association, in its sole discretion, and upon any such transfer there is no assurance that this Unit will 
continue to be used as a resident manager’s Unit. As set forth in the Declaration, the Association has 
the authority to purchase or lease that Unit, or any other Unit, for use as a resident manager’s unit as 
a common expense, using funds of the association (including start-up funds) and loans.

6.13

Mold. Hawaii’s climate is conducive to the growth and spread of mold, mold spores and other 
types of potentially irritating or harmful growths (collectively “Mold"). Mold is present throughout the 
environment and residential condominium construction cannot practicably be designed to exclude the 
introduction of Mold spores. Accordingly, the Developer cannot ensure that mold and mold spores 
will not be present in the Project All Mold is not necessarily harmful, but certain strains of mold have 
been found to have adverse health effects on susceptible persons. Moisture is the primary mold 
growth factor that can be controlled in a condominium setting. Affirmative steps taken by owners of 
Units in the Project to minimize or control moisture in their respective Units can minimize or eliminate 
mold growth in a residential condominium.

Monthly Assessments & Additional Charges. Exhibit I sets forth the current estimated budget 
and the Project Association assessments that will be payable by all Unit owners. Certain components 
of the estimated budget are difficult to predict with certainty, particularly given the length of time that 
will elapse before construction of the Project is complete. Accordingly, purchasers should anticipate 
that by the time assessments actually commence their actual monthly assessments will be different 
from the estimates contained in this Report. Under the terms of the Project’s Bylaws, monthly 
assessments to Unit owners will also include, as separate charges, certain third-party assessments 
and mandatory charges for which the Unit owners are directly liable, but which are included in the 
monthly Association assessments for convenience. These include a monthly Master Association 
assessment of $15 and a basic cable and internet service charge estimated at $44. Monthly 
assessments will also include a separate charge for each Unit owner's electricity usage. All such 
assessments and charges are in addition to the estimated monthly assessments set forth on Exhibit

6.14

6.15

)
1.

6.16 Aliocation of Project Operating and Reserve Expenses. Pursuant to Section 514B-41, Hawaii 
Revised Statutes, the Declaration and the Bylaws provide that certain operating and reserve 
expenses of the Project will be assessed to all owners based on their Common Interest percentages, 
while many other operating and reserve expenses are allocated to certain groups of owners. For 
example, costs of maintaining the pool and other recreational facilities in the Tower are allocated and 
assessed only to owners of residential Units in the Tower (who are permitted to use such recreational 
facilities) and not to owners of commercial units (who have no right to use such facilities). Purchasers 
should carefully review Article 6 of the Bylaws and Exhibit I to this Report for detailed information on 
these allocations of expenses.

Potential Temporary Developer Assumption of Project Operating Costs. The Developer may (but 
is not required to) initially assume the actual common expenses of the Project pursuant to Section 
514B-41, Hawaii Revised Statutes, from the date on which certificates of occupancy are issued for 
Units in the Project until such time as Developer sends to the owners written notice that payment of 
assessments will commence on a date specified in the notice.

6.17

19c
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Jon Mckenna

From: Leslie Chang <lesliec@hawaiianprop.com>

Sent: Friday, September 01, 2017 4:39 PM

To: Jon Mckenna

Cc: Robert Oda rooda@ksbe.edu

Subject: RE: Master Associations Dues

Hi Jon,  
 
Mahalo,  
 

Leslie Chang 
Assistant Vice President/Sr. Property Manager 

Phone:    808-539-9723   
Fax:        808-521-2714 
E-mail:   lesliec@hawaiianprop.com 

Front Desk: 539-9777 

 

This message is confidential. It may also be privileged or otherwise protected by work product immunity or other legal 
rules. If you have received it by mistake, please let us know by e-mail reply and delete it from your system; you may not 
copy this message or disclose its contents to anyone. Please send us by fax any message containing deadlines as incoming 
e-mails are not screened for response deadlines. The integrity and security of this message cannot be guaranteed on the 
Internet. 

From: Jon Mckenna [mailto:jonm@hmcmgt.com]  

Sent: Friday, September 01, 2017 4:26 PM 

To: Leslie Chang <lesliec@hawaiianprop.com> 

Subject: Master Associations Dues 

 

Hi Les, 

 

A few questions on the master association dues: 

 

•        Confirming that the Master falls under 421j?[Leslie]  I’ve not seen anything to the contrary  

•        No master association assessments were due until we received the invoice, correct?[Leslie]  Yes the first 
invoice month was April 2017 

•        For The Collection, the monthly per unit rate stated in the Public Report was $15.  However, the invoice 
received resulted in an amount less than $15.00.  At this time, we only pay what is invoiced, and not what was 
stated in the public report, correct?[Leslie]  Yes the invoiced amount 

 

Thanks, 

Jon 

 

Jon McKenna | Vice President 
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The Collection

Kaiaulu'o Kakaako Per Unit Assessment Calulation

2017 2018 2019 2020

Per Month $3,440.08 $5,848.21

Per Unit $6.27 $10.65 $0.00 $0.00

Land Use Classification Equivalent Units EU Monthly Monthly Monthly Monthly

Residential - Tower (397 units)  & Midrise (Lofts) (54 units) 451 Units 1 EU per dwelling unit 451 2,826.00 4,804.27 0.00 0.00

Commercial Unit #1 2920 Sq.Ft. 1 EU per 150 SF of gross floor area 19 119.06 202.40 0.00 0.00

Commercial Unit #2 1138 Sq.Ft. 1 EU per 150 SF of gross floor area 8 50.13 85.22 0.00 0.00

Commercial Unit #3 75 Sq.Ft. 1 EU per 150 SF of gross floor area 1 6.27 10.65 0.00 0.00

Commercial Unit #4 (see note #2 below) 5056 Sq.Ft. 1 EU per 150 SF of gross floor area 34 213.05 362.18 0.00 0.00

Commercial Unit #5 (aka M1) 3327 Sq.Ft. 1 EU per 150 SF of gross floor area 22 137.85 234.35 0.00 0.00

TH at The Collection - Residential (14 units)  (see note #1 below) 14 Units 1 EU per dwelling unit 14 87.73 149.13 0.00 0.00

549 3,440.08 5,848.21 0.00 0.00

Size

Note #1:  KSBE does not recognize TH at The Collection as a separate entity.  Recurring reimbursement from TH to The Collection is to be set up until KSBE recognizes, and invoices, TH 

directly.

Note #2:  KSBE does not recognize Commercial Unit #4 as a separate entity.  A&B to be billed by The Collection until KSBE recognizes, and invoices, A&B directly.

Note #3:  Per agreement between KSBE and A&B, KSBE is not to bill for unsold units.  The Collection is to bill A&B for reimbursement of master dues when incurred.

Note #4:  Per Exhibit D. 3. of the Kaiaulu o Kakaako Community Charter, calculation of assessments per Unit is: Total Assessment Per Month/Total Parcel EU Per Month
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The Collection

Kaiaulu'o Kakaako CORRECTED

 Master Dues Calulation

Property: Kaiaulu 'o Kaka'ako Owners Assoc

Property # 898

Period: 01/01/18 - 12/31/18

CURRENT

Member

# of 

EU

$

EU

EU

Fee

# of 

EU

$

EU

EU

Fee

$

Incr/Decr

%

Incr/Decr

400 Keawe 395             3.170588 1,252.38    395            5.390063 2,129.07    876.69        70.00%

KS Commercial Condo @ 400 Keawe 59               3.170588 187.06        59               5.390063 318.01       130.95        70.01%

Keauhou Place 300             3.170588 951.18        738            5.390063 3,977.87    3,026.69    318.20%

Keauhou Lane 512             3.170588 1,623.34    825.5         5.390063 4,449.50    2,826.16    174.10%

The Collection 1,085          3.170588 3,440.09    1,085         5.390063 5,848.22    2,408.13    70.00%

Flats at Pu'nui 282             3.170588 894.11        282            5.390063 1,520.00    625.89        70.00%

680 Ala Mona 289             3.170588 916.30        329.5         5.390063 1,776.03    859.73        93.83%

Salt 734             3.170588 2,327.21    734            5.390063 3,956.31    1,629.10    70.00%

Total 3,656          11,591.67  4,448         23,975.00  12,383.33  106.83%

Prior Maintenance Fee (2017): 11,591.67  

New Maintenance Fee (2018): 23,975.00  

Incr/Decr $ 12,383.33  

Incre/Decr % 106.83%

CORRECTED

Member

# of 

EU

$

EU

EU

Fee

# of 

EU

$

EU

Total $

EU Fee

$

Incr/Decr

%

Incr/Decr

400 Keawe 395             3.170588 1,252.38    395            5.390063 2,129.07    876.69        70.00%

KS Commercial Condo @ 400 Keawe 59               3.170588 187.06        59               5.390063 318.01       130.95        70.00%

Keauhou Place 300             3.170588 951.18        738            5.390063 3,977.87    3,026.69    318.20%

Keauhou Lane 512             3.170588 1,623.34    825.5         5.390063 4,449.50    2,826.16    174.10%

The Collection 912             3.170588 2,891.58    912            5.390063 4,915.74    2,024.16    70.00%

The Townhomes at The Collection 25               3.170588 79.26          25               5.390063 134.75       55.49          70.00%

The Collection, Commercial Unit #4 62               3.170588 196.58        62               5.390063 334.18       137.61        70.00%

Flats at Pu'nui 282             3.170588 894.11        282            5.390063 1,520.00    625.89        70.00%

680 Ala Mona 289             3.170588 916.30        329.5         5.390063 1,776.03    859.73        93.83%

Salt 734             3.170588 2,327.21    734            5.390063 3,956.31    1,629.09    70.00%

Total 3,570          11,319.00  4,362         23,511.45  12,192.46  107.72%

Prior Maintenance Fee (2017): 11,319.00  

New Maintenance Fee (2018): 23,511.45  

Incr/Decr $ 12,192.46  2,891.58    4,915.74    

Incre/Decr % 107.72% 3,440.09    5,848.22    

(548.51)      See Note #1 (932.48)      See Note #2

19.0% 19.0%

2017 2018

2017 2018

Note #2: For 2018, The Collection is being overcharged $722.27 per month, which will result in an 

annual overcharge of $11,081.76.

Note #1: For the period April - December 2017, The Collection was overcharged a total of 

$4,936.59.
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The Collection

Kaiaulu'o Kakaako Equivalent Unit Calulation

Current

Land Use Classification Equivalent Units EU

All Parcels, developed or undeveloped - without regard to use. 3.3 Acres 150 per acre of land (rounded up or 

down to the nearest acre)

450

Residential - Tower (397 units)  & Midrise (Lofts) (54 units) 451 Dwelling Units 1 EU per dwelling unit 451

Commercial Unit #1 2920 Square Feet 1 EU per 150 SF of gross floor area 19

Commercial Unit #2 1138 Square Feet 1 EU per 150 SF of gross floor area 8

Commercial Unit #3 75 Square Feet 1 EU per 150 SF of gross floor area 1

Commercial Unit #4 (see note #2 below) 5056 Square Feet 1 EU per 150 SF of gross floor area 34

Commercial Unit #5 (aka M1) 3327 Square Feet 1 EU per 150 SF of gross floor area 22

Townhomes at The Collection - Residential (14 units) 14 Dwelling Units 1 EU per dwelling unit 14

999

Adjusted to Reflect Incorporation of 450 "All Parcels" into per Unit EU Calculation

Land Use Classification Equivalent Units EU

Adjusted

EU

Residential - Tower (397 units)  & Midrise (Lofts) (54 units) 451 Dwelling Units 1 EU per dwelling unit 451 82.1% 370 821

Commercial Unit #1 2920 Square Feet 1 EU per 150 SF of gross floor area 19 3.5% 16 35

Commercial Unit #2 1138 Square Feet 1 EU per 150 SF of gross floor area 8 1.5% 7 15

Commercial Unit #3 75 Square Feet 1 EU per 150 SF of gross floor area 1 0.2% 1 2

Commercial Unit #4 (see note #2 below) 5056 Square Feet 1 EU per 150 SF of gross floor area 34 6.2% 28 62

Commercial Unit #5 (aka M1) 3327 Square Feet 1 EU per 150 SF of gross floor area 22 4.0% 18 40

Townhomes at The Collection - Residential (14 units) 14 Dwelling Units 1 EU per dwelling unit 14 2.6% 11 25

100.0% 450 999

Size

Size

% of All Parcels EU 

(450)
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