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AGENDA

Melanie Oyama, Esq. Welcome & Introductions

Dana Bergeman Basic Phases of a Construction Project

Randy Kowalkowski Role of the Construction Manager 

Christopher Goodwin, Esq. Contract Essentials for Major Construction and Repair 
Projects

Melanie Oyama, Esq. Q&A and Closing



The materials and information provided in this educational effort is intended to provide general education and 
information and is not a substitute for obtaining legal advice or other competent professional assistance to address 
specific circumstances.  The information contained in this presentation is not an office
al or binding interpretation, opinion or decision of the Hawaii Real Estate Commission (Commission) or the 
Department of Commerce and Consumer Affairs

Additionally, the Commission’s CETF funding of this educational effort shall not be construed to constitute the 
Commission’s approval or disapproval of the information and materials discussed in this educational effort; the 
Commission’s warrant or representation of the accuracy, adequacy, completeness, and appropriateness for any 
particular purpose of the information and or of any forms included in this educational effort; or the Commission’s 
judgment of the value or merits of this educational effort.

Visit the Real Estate Branch's website at www.hawaii.gov/hirec to view all of the Branch’s 
condominium brochures and to learn about the many resources the Branch has for condominium 
owners and boards.
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Dana Bergman Randy Kowalkowski Christopher Goodwin 

OUR SPEAKERS



Dana Bergeman is the founder and C.E.O. of Bergeman Group and 
brings nearly 30 years of experience in the architecture, engineering, 
and construction industry (AEC) to the company. He has actively 
participated in or managed hundreds of projects ranging in value from 
$100,000 to over $300 million in construction costs. Dana also assists 
clients with litigation support, including cost estimating, mediation, 
and expert witness testimony.

PROFESSIONAL AFFILIATIONS
» Construction Management Association of America
» American Institute of Constructors (AIC)
» International Institute of Building Enclosure Consultants (IIBEC)
» Society for Protective Coatings (SSPC) 
» International Concrete Repair Institute (ICRI)
» American Concrete Institute (ACI)
» Building Owners and Managers Association (BOMA)
» Association for Conflict Resolution

Our Speakers



Randy Kowalkowski is currently the General Manager the Waikiki Sunset 
condotel. He has been in property management for over 30-years. He has 
experience in Residential Management, Site Management, Portfolio 
Management and currently General Management. 
Prior to property management, he was a construction/project management 
for multi-million-dollar projects, such as the infrastructure at Ko Olina 
Resort.

During his tenure in property management, many of his properties 
underwent extensive capital Improvements such as drain waste vent (DWV), 
elevator modernization, electrical upgrades, total high rise widows’ 
replacement, hot water plant upgrades and lobby and recreation deck 
renovations, among others, many of which were in the tens of millions of 
dollars.

He has worked with and has a good relationship with project management 
firms, engineering firms, construction general construction companies, 
insurance agents and architectural firms.
His relationship with vendors that provide service agreements for the 
physical plant of buildings is recognized in the industry is unsurpassed.

Our Speakers



Our Speakers
Christopher Shea Goodwin – Mr. Goodwin attended Indiana 
University, where he received a Bachelor of Arts degree in 
International Political Science in 1982, and South Texas College of 
Law in Houston, Texas, where he obtained a law degree in 1986, 
and practiced law in Houston from 1986 until late 1992, when he 
moved to Hawaii following Hurricane Iniki.  

Chris has represented condominium and community associations in 
Hawaii since 1993, and since founding his own law firm more than 
20 years ago, he now represents more than 100 associations 
throughout the state. 

Chris is a frequent speaker at seminars and in-house training 
seminars on various topics of interest to association board 
members, owners, managing agents, and their respective 
employees and staff.
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Understand the 
Basic Phases of a 
Construction Project
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Pre-Design

Design

Bidding & Procurement

Contracting

Construction

Post Construction



What we will cover 
today:
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Pre-Design

Design

Bidding & Procurement

Contracting

Construction

Post Construction



PRE-DESIGN:
Evaluation & Due Diligence
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Investigate Problematic Conditions

Quantify Extent of Repair Needed

Identify Hazardous Materials

Validate the Need for Repair to Owners

DO
Evaluation & 

Due Diligence

Destructive vs. Non-Destructive

Use Science Driven Methods & Techniques

Third-Party Professionals Usually Required

Contractor Needed for Destructive Testing

DO
Get Help with 
Methodology

Worry About it Later (no up-front validation)

Select Designer & Contractor First
Optional (Probably Still a Good Idea) - Do it 
In House

DON’T
Have Conflicts 

of Interest



PRE-DESIGN:
EVALUATION & DUE DILIGENCE

FREE TIP!
If in doubt, conduct a Condition Assessment 
before proceeding with additional phases in the 
construction process.

Condition Assessments are an affordable, low-risk 
way to investigate problems, identify solutions, and 
quantify the extent of repair needed.

Use Condition Assessment data to validate the 
need for repairs to your owners and constituents 
and to prepare an Owner’s Repair Program.



PRE-DESIGN:  Cautionary Tales
Don’t Skip the Due Diligence!

AOAO Property 
with DWV waste 

line leaks

Convinced testing 
and reporting is 

optional

Proceeds forward 
without validation

Couldn’t get 
multiple bids; bids 

very high in cost

Homeowners get 
upset; start asking 

questions

Discover no 
validation done up 
front; minimal bids

Homeowners 
revolt Board Recalled

CM, Designer, 
Contractor, 

Property Manager 
fired

Prior Efforts 
Discarded.

$$ Spent Wasted.

New Board Starts 
Over with New 

Vendors

A simple Condition 
Assessment would 

have saved hundreds 
of thousands and 
avoided litigation
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PRE-DESIGN:
Finalize Your Scope of Work

Your CM-A should:

• finalize project scope with inclusions and exclusions

• identify design professionals needed for design

• establish realistic expectations

• present the refined scope for Board approval

• tie the scope to long-term building health & 
community needs

• assist the association with determining the 
contracting method
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PRE-DESIGN:
Determine Project Delivery Method

• The "project delivery method" refers to the 
process used to organize and execute a 
construction project.

• Outlines the roles, responsibilities, and 
relationships between all parties involved like 
the owner, architect, CM, contractor, and 
subcontractors.
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PRE-DESIGN:
Design-Build vs. Design-Bid-Build

DESIGN-BID-BUILD
Traditionally the Workhorse Format Industry-Wide

MOST COMMON PROJECT 
DELIVERY METHOD.

SEPARATE ROLES AND 
RESPONSIBILITIES.

ONCE REPAIR PLANS ARE 
COMPLETE, THE CM-A 

SENDS BID PACKAGES TO 
OUR  CONTRACTORS TO 

PROVIDE A BID.

CM-A AND OWNER 
EVALUATE THE 

PROPOSALS; CM-A 
WRITES THE CONTRACT

OWNER SELECTS GENERAL 
CONTRACTOR AND 

CONSTRUCTION 
COMMENCES.

PROCEED TO 
CONSTRUCTION

DESIGN-BUILD
Traditionally Used for Large/Specialized New Construction

• Historically, not commonly used for AOAO projects

• Entire project is led by the contractor from start to finish, 
including design, drawing a stark contrast to design-bid-
build

• In theory, when the design team and build team are rolled 
into one operation, the project becomes more efficient

• Purported to be less expensive

• New push for Design-Build by some Hawaii CMs and 
Contractors
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DO NOT Let the Fox 
Guard the Hen House!

• Get professional help to decide what PROJECT 
DELIVERY FORMAT and CONTRACTING FORMAT is 
best for you!

• CM-ADVISOR

• ATTORNEY

• PROPERTY MANAGER

• INSURANCE AGENT
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DESIGN:
Construction Specs
• Clarity & Risk Reduction:

• Establishes clear procedures for submittals, RFIs, change 
management, and inspections

• Reduces ambiguity that can lead to disputes, claims, or delays

• Aligns all parties on how the project will be administered before 
construction starts

• Improved Cost Control:

• Defines how changes, allowances, contingencies, and alternates are 
handled

• Minimizes scope gaps that often turn into costly change orders

• Sets expectations for pricing documentation and approvals

• Schedule Protection

• Standardizes review timelines for submittals and RFIs

• Prevents administrative bottlenecks that can delay construction

• Supports proactive coordination between trades and consultants
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DESIGN:
Construction Specs
• Higher Quality & Consistency

• Ensures consistent standards for inspections, mockups, testing, and closeout

• Aligns contractor execution with design intent and owner expectations

• Reduces rework by clearly defining quality control processes

• Better Coordination with Consultants

• Integrates architectural, structural, MEP, and specialty consultant 

requirements

• Resolves overlaps or conflicts in administrative responsibilities

• Streamlines communication channels across the project team

Protection of the Owner’s Interests

• Establishes clear documentation requirements for pay applications and 
changes

• Ensures compliance with warranty, commissioning, and turnover requirements

• Supports defensible decision-making if disputes arise
12



DESIGN:
Bid & Permit Documents
Construction Drawings:

• SDs: 0% – 25% Complete

• DDs: 25% to 75% Complete

• CDs: 75% to 100% Complete

Specifications:

• Written documents that outline the requirements for 
a construction project including materials, methods, 
timelines, and quality.

Bid Packages

• Bidder Expectations

• Timelines

• Contract Expectations

• Warranty

If Design-Build

• Comprehensive Criteria and Expectations Manual for 
Design-Build Contractors

13



DESIGN:
Building Permits
• Yes!  You probably need a Permit!

• Required by DPP when:
• Structural Project
• Concrete Spalling Project
• Plumbing or Mechanical Project
• Electrical Project
• Life-Safety Project
• Fire Alarm / Fire Sprinkler Project
• Anytime cost exceeds $10,000 

within a 12-month period
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BIDDING:
Obtaining 
Contractor Bids
1. Pre-Qualify Interested Contractors

a. Applicable Licensing
b. Insurance Coverage
c. Bonding Capacity

2. Conduct an On-Site Job Walk

3. Coordinate & Issue Bid RFI Addenda 
Responses to All Bidders

4. CM-A Should Provide a Detailed 
Comparative Bid Analysis

5. Hold Contractor Interviews

6. Select a Contractor
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BIDDING:
Contractor Selection
FREE TIPS!

• Don’t be bullied into sole source (no bid contract) 
or selecting a specific contractor without a 
reasonable basis for doing so.

• Don’t take the bait on “get them under contract 
now or lose them” threats.

• Your CM-A and others can recommend contractors, 
but YOU control and approve the list of proposed 
bidders.

• Your CM-A should be able to get you a minimum of 
three (3) bids for most types of projects.

• Your CM-A can tell you pros and cons, provide 
experience insights, and provide a recommendation 
if desired; however, YOU get to choose the 
contractor.

16



BIDDING:
Bid Evaluation

Your CM-A should:

• analyze bids for cost accuracy, scope 
coverage, and risk

• compare alternates, unit prices, and value-
engineering options

• identify exclusions, qualifications, and 
potential change drivers

• provide clear bid comparisons and 
recommendations to ownership

17











Mahalo!
Dana Bergeman
C.E.O.
(808) 465-3555
dana@bergemangroup.com 

Management is, above all, a practice 
where art, science, and craft meet.
- Henry Mintzberg

22

mailto:dana@bergemangroup.com




















































Mahalo and Aloha 

• Thank you to our speakers and to everyone who joined us today.
• Link to the Recording – will be emailed to everyone next week.
• Evaluation and feedback – we welcome your comments to help us 

continue to improve our programs.



*This seminar or educational presentation is entirely or partly funded by funds from the
Condominium Education Trust Fund (CETF), for condominium unit owners whose associations are registered with 
the Real Estate Commission. The CETF is administered by the Real Estate Commission which is attached to the 
Department of Commerce and Consumer Affairs, State of Hawaii, through the Professional and Vocational 
Licensing Division.

2026 Calendar of Events
January 29, 2026* – The Nuts and Bolts of Major Construction & Repair Projects - Co-Chairs: Anne Anderson & Sue Savio
March 5* – Meet the Experts— Disaster Preparedness & Recovery – Co-Chairs: Pauli Wong & John Baleix
May 14, 2026* – Mixed Plate of Do’s and Don’ts for Boards  - Co-Chairs:  John Morris & Kanani Kaopua
June 13, June 20, 2026*– Board Leadership Development Workshop – , Co-Chairs:  Melanie Oyama, Keven Whalen
July 16 – Legislative Update – presented by the Legislative Action Committee – Phillip Nerney, Chair
August 13 – Effective Ways to Reduce Association Expenses to Avoid Drowning in the Red Sea - Co-Chairs:  Bernie Briones 
& Joshua German
September 17* Hoarders, Boarders, & Boomers - Co-Chairs: Melanie Oyama & Chris Goodwin
October 22* – Difficult Owners and Frivolous Lawsuits - Co-Chairs: Richard Ekimoto & Paul Ireland Koftinow
November 7 – Annual CAI Membership Meeting
January, May, July, August, September, October Seminars are at the Japanese Cultural Center and will also be 
livestreamed and recorded.  March Program will be at the Neal Blaisdell Center and will also be livestreamed and 
recorded.  June program is a virtual program that will also be recorded.



2025 Calendar of Events

February 12*: “Meetings, Meetings, and More Meetings, Oh My” – Kanani Kaopua & Nikki Sen

March 6*: “Major Project Management” – Sue Savio & Bernie Briones

May 8*: “Where’s the Money – Association Funding” – Anne Anderson & Melanie Oyama

June 14, 21*: “Board Leadership Development” – Keven Whalen & Melanie Oyama

July 17:  “2025 Legislative Update” by Legislative Action Committee – Phil Nerney -Chair

August 21*: “Mixed Plate” – Nikki Sen & Stephanie Poree

September 25*: “Owner Rights, Board Rights, and Association Rights” – Chris Goodwin & Sue Savio

October 23*: “EV, Fires, and Sprinklers” - Bernie Briones

*This seminar or educational presentation is entirely or partly funded by funds from the
Condominium Education Trust Fund (CETF), for condominium unit owners whose associations are 
registered with the Real Estate Commission. The CETF is administered by the Real Estate Commission which 
is attached to the Department of Commerce and Consumer Affairs, State of Hawaii, through the 
Professional and Vocational Licensing Division.*
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