
Pines II  House Rules 
  Amended – September 2009 

ASSOCIATION HOUSE RULES 
 

AOAO PINES AT KAILUA-KONA II 
 

Welcome to Pines II community.  To insure a congenial living atmosphere, common 
courtesy is necessary; to insure fairness to all, some rules must be enforced.  The 
following House Rules were established to promote harmonious living, to protect all 
owners, residents, guests and invitees from annoyance and nuisance caused by improper 
use of the Pines II Condominium, and to protect the value, reputation and desirability of 
Pines II property.  The cooperation of all owners, residents, guests and invitees is 
expected. 

    
The House Rules may be amended by the Board of Directors of the Association of 
Apartment Owners of Pines II.  The Board of Directors may delegate the full authority and 
responsibility of enforcing the House Rules to the Managing Agent.  All persons on the 
premises, whether as occupants, owners, their families, tenants, guests, vendors or 
employees shall be bound by these rules and standards of reasonable conduct.  The 
House Rules supplement, but do not change, the obligations of the owners, tenants and 
their guests as set forth in the Declaration or the Bylaws of The Pines at Kailua-Kona II.  In 
the event of any inconsistency, the Declaration and/or Bylaws will prevail.   

    
Any requests, suggestions and/or complaints should be made in writing to the Managing 
Agent.  If the immediate services of the Police Department, the Fire Department, an 
ambulance or doctor are required, the appropriate agency or person should be called 
directly or by using 911.  Only emergencies that could affect the operation of the project 
such as flooding, fire or theft, will be handled by phone by the Managing Agent.   
 
    

    
  

 
 
 
  
   Managing Agent:  Hawaiiana Management Company, LTD 
        Suite 215 Palani Court 
      74-5620 Palani Road 
        Kailua-Kona, Hawaii 96740 
        Telephone:  
        (Hawaii Island) (808) 930-3218 Ext. 851 / FAX 331-1743 
    

 
     
   Board of Directors: 
    

A list of the current Board membership of officers and directors is posted on the bulletin 
board located at the Mailbox area.   
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HOMEOWNERS’ INSURANCE RESOLUTION.  The following Resolution was adopted by the 
Association: 
 
“Be it resolved that the Board may require unit owners to obtain reasonable types and 
levels of insurance as provided in HRS 514B-143 (g) which states as follows:  “The 
board, with the vote or written consent of a majority of the owners, may require unit 
owners to obtain reasonable types and levels of insurance.  The liability of a unit owner 
shall include but not be limited to the deductible of the owner whose unit was damaged, 
any damage not covered by insurance required by the subsection, as well as the 
decorating, painting, wall and floor coverings, trim, appliances, equipment and other 
furnishings.” 
 
“If the unit owner does not purchase or produce evidence of insurance requested by the 
Board, the directors may, in good faith, purchase the insurance coverage and charge 
the reasonable premium cost back to the unit owner.  In no event is the association or 
board liable to any person either with regard to the failure of a unit owner to purchase 
insurance or a decision by the board not to purchase the insurance for the owner, or 
with regard to the timing of its purchase of the insurance or the amount or types of 
coverage obtained.” 
 
WHAT IS AN HO6 POLICY AND IS IT IMPORTANT?  
 
In order to understand what an HO6 policy is, I need to explain a condominium master 
policy.  Under Hawaii Condo Law, condominium associations are required to have 
property insurance that covers the common elements and all walls, floors and ceilings 
even if they are not a part of the common elements.  In addition, most condominiums 
have a public liability policy that covers claims on the common elements (e.g. someone 
slips and falls on the common element walkway).  
 
The policies purchased by the condominium association are sometimes referred to as a 
master policy. The master policy does not cover all situations and property. First, the 
condominium master policy does not cover personal property inside the apartment. For 
instance, if there is a fire, the master policy will not cover the personal property in the 
apartments.  
 
Second, the master policy does not cover apartment owners for liability claims inside 
the apartments. If your guest slips and falls in your bathroom and sues you, the master 
policy will not cover you or your guest.  
 
Third, most condominium master policies do not cover improvements or upgrades 
inside the apartment. The most that these master policies will cover is the cost to 
restore the apartment to the original condition even if you made changes to your 
apartment (presumably with Association approval).  
 
Fourth, some condominium master policies do not cover anything other than the 
common elements and the walls, floor and ceilings. The other parts of the condominium 
apartment (like the stove, kitchen cabinets, etc.) may not be covered by the 
condominium's master policy.  

http://www.capitol.hawaii.gov/hrscurrent/Vol12_Ch0501-0588/HRS0514A/HRS_0514A-0086.htm
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Fifth, most condominium master policies have a relatively high deductible for property 
claims.  Deductibles of $5,000 or higher are common, because insurance companies or 
associations want to limit the number of relatively minor claims.  
 
If there is an incident that would normally be covered by insurance (i.e. a fire, 
windstorm, etc.) the condominium master policy will cover the claim, but it would 
exclude coverage for personal property in the apartment, upgrades to the apartment, 
and things other than the common elements or walls, floors and ceiling. In addition, 
liability inside your apartment would not be covered by the master policy. Any claims 
would be subject to the association's deductible. Some people assume that the 
Association will cover these things even if the insurance company does not. They are 
wrong. The Association is not a substitute for the insurance company. If an owner 
doesn't have his or her own insurance policy, they will have to pay for these types of 
losses out of their own pocket or try to prove that another owner was negligent. That's 
where an HO6 policy comes in.  
 
An HO6 policy is purchased by an owner of a condominium apartment and covers these 
items and usually has a relatively small deductible ($250 to $500). The cost of an HO6 
policy is relatively small (about $200 a year) and provides important protections for 
apartment owners. In addition to covering things excluded from the condominium 
master policy, the HO6 will often cover assessments by the Association for rebuilding if 
there are insufficient funds because of exclusions in the master policy.  More 
importantly, the HO6 policy will pay to defend you if someone is injured in your 
apartment. For this reason, it is very important for owners to have their own HO6 policy. 
 
The Recodification will allow Boards to require owners to have an HO6 policy if the By-
Laws give the Board this power. Associations may wish to take advantage of this 
provision of the Recodification. HO6 policies address a common problem for 
condominium associations. If water is pouring out of an apartment and damages other 
apartments, the master policy will not cover all the damages for the reasons I've already 
explained. The Association will not be responsible for the shortfall unless the 
Association is negligent. If the owner of the leaking apartment had an HO6 policy, it 
would protect the owners of the apartments damaged by the water.  
 
By requiring all owners to have an HO6 policy, all the members of the Association would 
be protected by the acts of their neighbors. Since HO6 policies are so inexpensive, it is 
a cost-effective way of filling a gap in the coverage provided by the master policy. For 
that reason, condominium associations should consider adopting amendments to their 
By-Laws authorizing the Board to require owners to have an HO6 policy. 
 
Posted by Richard S. Ekimoto, Esquire  
 
Each owner should have a policy with basic minimums.  These are minimums and owners need 
to discuss their specific needs with their own insurance agents.  Suggested minimums are: 
Dwelling – at least $10,000 plus any improvements made by any owner 
Contents or Personal Property - $25,000; Liability $300,000 
Loss Assessment – the AOAO Pines II deductible is $5,000. 

http://condolegislation.blogspot.com/2005/02/recodification-of-condominium-property.html
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AOAO PINES AT KAILUA-KONA II  
GENERAL RULES 

 
RESIDENTS’ REGISTRATION FORM 

 
1. Owners shall complete an Registration Form and deliver it to the Managing Agent.  

Owners are required to maintain current registration information on file with the Managing 
Agent.  Any owner or owner’s agent who fails to register the occupants of an apartment, 
after notice to do so, will be assessed a fine of $50.00.   
 

2. The Managing Agent is not required to give access to home or buildings without the 
written permission of the owner or tenant. 
 

3.  If the immediate service of the Police, Fire, Ambulance or other medical professional is 
required, the desired agency should be called directly.  Any emergency, particularly such 
emergencies as flood, fire and theft, should be brought to the immediate attention of the 
Managing Agent. 
 

4. Off-island owners who rent out their apartments must also register an agent who will be 
managing their unit(s).  As required by Landlord Tenant Code 421J (23) Hawaii Revised 
Statutes, all off-island owners must designate an agent on Hawaii Island who will be 
managing their unit(s). 
 

5. No owner shall lease an apartment for a period of less than thirty two (32) days.  All 
homes of Pines II community shall be used for permanent residency purposes only.   

 
6.   No unit shall be used for transient or hotel purposes. 

 
7. Residents are prohibited from engaging in commercial activities that will disrupt the peace 

and tranquility of the property or in connection with the carrying on of any business. This 
includes any enterprise that necessitates having suppliers and/or customers visit the 
premises. 

 
8. Garages and lanais shall not be used as bedrooms.  Timesharing, as the term is defined 

by statute, is prohibited. 
 

9. Owners/agents shall be responsible for providing tenants with the House Rules.  
Residents shall be responsible for ensuring that their guests adhere to these House 
Rules and the owners shall assume responsibility for the conduct of all occupants and 
guests of their apartments.  In no event shall the conduct of such occupant or guest be 
offensive to any other resident or damaging to the building or any portion thereof, 
including, but not limited to, the common elements.  
 

10. Commercial solicitation and canvassing are not allowed on the premises at any time. 
Solicitation of proxies or distribution of materials relating to Association matters is 
permitted by owners on the common elements, provided such solicitation occurs at a 
reasonable time, place and manner. 
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11. Recommended maximum unit occupancy at Pines II:  Two Bedroom Units (Type 1 and 2) 
will have no more than four (4) persons residing therein permanently; Two Bedroom/Den 
Units (Type 3) and three bedroom units (Type 4) shall have no more than five (5) persons 
residing therein permanently. 

 
12. Owners and residents shall give immediate notice to the Board of Directors or Managing 

Agent of any damage, accident or injury, to or in a common area, exterior or roof of the 
units, the equipment or fixtures. 

 
13. In the event that damage is caused to the common elements and/or the unit, or to the 

property of other residents because of conditions in a unit, whether such damage is 
caused by residents or guests, the Association shall require the apartment owner to bear 
financial responsibility therefore. 

 
14. Residents who leave their units vacant for extended periods must notify the Managing 

Agent of the duration of absence. They also must arrange for their agent to conduct 
periodic inspections of the unoccupied unit and must assume responsibility for the 
contents thereof, as well as for any damage to neighboring units or common area caused 
by problems in their unoccupied units. 
 

15. Owners may be assessed for any violation of the House Rules, whether by owners, 
residents or guests.  In every case, the owners shall be responsible for payment of such 
fines, and it will be the responsibility of the owners to collect the fines from their 
tenants/guests, should owners wish to be reimbursed.  Payments for less than the full 
amount owed each month will be applied in conformance with the Board approved priority 
of payments policy and unpaid fines will leave the owner delinquent. Delinquent accounts 
may be sent to the Association’s attorney for collection.  All legal fees and court costs will 
be the responsibility of the delinquent owner. 
 

OWNER RESPONSIBILITY REGARDING RENTAL ACTIVITIES 
 
Owners shall assume all responsibility for the actions of their agents, tenants or guests 
within the premises of Pines II.  It is the owner's responsibility to see that his/her agent, 
tenant or guest conforms to the intent and meaning of all House Rules.  A copy of the 
House Rules must be given to all residents and agents. 

 
PETS 
 
1. All pet owners shall file a pet registration form, including a picture of the pet. No pets 

other than cats, caged domesticated birds, dogs, or fish in aquaria shall be kept. 
  

2. All dogs and cats shall be spayed or neutered. The Board will require proof of neutering 
by way of a letter from a veterinarian. 
 

3. Pet owners are responsible for undue noise made by their pets.  
 

4. No home shall have more than two dogs or two cats, except that a home may have 
more than two fish in an aquarium.   
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5. Under these rules, an owner or tenant is considered to be keeping an animal if the 

animal is at or around the home for twelve (12) or more hours during any day period. 
Visiting pets are not allowed on the premises. 
 

6. Pets are not allowed to roam at will and must be kept on a leash while walking through 
project.  Pets must be under the control of their owners while at the park.   
 

7. Pet owners are responsible for the immediate cleanup after their pets.  
 

8. Pets that have a history of being vicious or dogs that have been trained as "attack" dogs 
are prohibited.  
 

9. Any pet displaying vicious behavior, causing a nuisance or any unreasonable 
disturbance to any other occupant of The Pines II shall be permanently and promptly 
removed upon notice given by the Board or the Managing Agent.  

 
COMMON AND OPEN RECREATION AREAS 
 

1. Common areas of the property are defined as all areas outside of the individually owned 
residential units to include the roads and recreation areas for the Pines II.  The roads, 
walkways, passages and recreation areas for The Pines II are owned by The 
Association and are for the use of the owners and their tenants and guests.  

 
2. The walkways, passages and roadways must not be obstructed or used for any purposes 

other than ingress and egress.  
 

3. Consumption of alcoholic beverages is prohibited within any of the common or recreation 
areas. 

 
4. Open recreation areas are for the use of residents and their guests.  The recreation areas 

may be used between 9:00 a.m. and 8:00 p.m. only.  
 
5. Camping or use of tents on any common element of Pines II is strictly prohibited. 
 
6. Outdoor cooking shall be subject to regulation by the Board of Directors and shall be 

conducted so as not to be offensive to any neighbor.  Fires, other than for outdoor 
cooking in proper containers, are not permitted. 

 

VEHICLES AND PARKING 
 

1. Each apartment has a deeded driveway, and residents and their guests must not use any 
other driveway at any time without permission of the owner/resident of that driveway. 
 

2. Maximum speed limit of 15 miles per hour is established for all areas within Pines II 
property. 
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3. There is no guest parking anywhere on the premises.  On street parking is prohibited, 
except for loading and unloading only.  Each owner, tenant or guest must park in the 
garage or driveway.  Only garage parking can be used to park any type of motorized 
vehicle trailer or sea craft, providing such vehicle, trailer or sea craft does not protrude out 
of the garage.  Vehicles parked in violation of parking regulations may be towed away at 
the owner's expense (see notice at mailbox). 
 

4. Vehicles shall be parked in driveways so as not to protrude out into roadway areas or on 
common area grass. 
 

5. Vehicles that are parked illegally in another units’ driveway may be towed away (see 
posted notice).  If a vehicle is parked in your driveway without your permission, contact 
the Managing Agent.  

 
6.  Driveways are for the use of autos, (3/4 ton or less) trucks, mopeds and motorbikes only.  

All parked vehicles must be licensed, insured and operational.  No other object such as 
boats, trailers, vans, carts, chests, or flammable materials shall be stored in driveways. 
 

7. Motorbikes and mopeds shall not be parked in any of the common areas other than in the 
owner's driveway or garage.  The Association shall not be liable for theft or damage to 
property parked in the common areas. 
 

8.  Residents shall keep their driveways free of oil, grease, or other slippery substances.  
Owners who are given notice to clean their driveways within a reasonable time limit and 
do not do so will have them cleaned by the Association at owner’s expense.  The 
expense is a special assessment due and payable with the next maintenance fee 
payment. 
 

9. Repairs of motor vehicles, boats, surfboards or other equipment shall not be permitted 
anywhere on the premises.  Only emergency repairs such as flat tires and cable jumping 
are permitted. 

 
10. Management may remove or tow away, with notice and at the owner's expense, any 

vehicle improperly or illegally parked on Pines II property, to include abandoned or 
inoperative vehicles. 
 

11. Washing of vehicles on Pines II property is a privilege.  Please conserve water by using a 
bucket and sponge and do not allow hose to run when not needed.  Residents who are 
washing, cleaning or polishing cars on the premises shall clean the area thoroughly. 
 

12. Only a resident’s personal vehicles may be cleaned on the property; washing of non 
resident vehicles is strictly prohibited. 
 

13. Repairs of cars, boats, surfboards, vehicles or other equipment shall not be permitted 
within the common or limited common elements if such repair operations are visible from 
other homes or are disturbing to other residents.  
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 14.   Contractors and service vendors conducting work for an owner shall park in the owner’s 

driveway or off of the Pines II property.    
 

BICYCLES AND OTHER NON-MOTORIZED VEHICLES 
 

1. Skateboarding, roller blades and loitering are prohibited in all roadways, walkways, 
landscaped areas or in the recreation areas.  Bicycles must be ridden with care while on 
the premises. 
 

2. Unlicensed motorized vehicles cannot be operated in Pines II at any time.   
 

ILLEGAL ACTIVITIES 
 

1. Use of fireworks is strictly prohibited anywhere on the premises. Violation may result in 
immediate eviction of tenants and substantial fines for owners.  
 

2. Use of or growing of illegal substances of any kind is strictly prohibited within the 
apartments or anywhere on the premises of Pines II.  Violators will be reported to 
the police.   
 

3. No machinery, apparatus or flammable fluids, such as gasoline, kerosene or other 
explosives deemed hazardous to life, limb or property may be installed or brought into or 
stored in garages except small amounts in approved containers.    

 
NOISE, ODORS AND NUISANCES 
 
1. No nuisance shall be allowed in the Apartments or the Common Elements, nor shall any 

use or practice be allowed which is improper or offensive in the reasonable opinion of the 
Board or in violation of the Bylaws or these House Rules, or which unreasonably 
interferes with, or is an unreasonable annoyance to, the peaceful possession or proper 
use of the Apartments and/or the Common Elements by other Owners or Occupants. 
 

2. Owners and Occupants of an apartment shall avoid causing or creating unreasonably 
excessive noises of any kind at any time and shall not cause or permit any unreasonably 
disturbing noise or objectionable odors to emanate from their apartments.  Courtyard 
spas shall not be operated or used after 10:00 p.m. or before 8:00 a.m. 

 
3. Barbeque and outdoor cooking shall be subject to regulation by the Board and shall be 

conducted so as not to be offensive to any neighbor.  Fires, other than for outdoor 
cooking in proper containers, are not permitted.  Charcoal cooking is not permitted. 

 
4. Radios, televisions, stereos, musical instruments, etc., in the Apartments must be played 

at a reduced volume after 10:00 p.m. and before 8:00 a.m.  Please do not place 
entertainment equipment (radio/televisions, etc.) near bedroom windows, as the sound 
carries to adjacent units as well. 
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5. Noise due to departing or arriving Owners, Occupants or Guests or other persons, 
particularly before 8:00 a.m. or after 10:00 p.m., shall be kept at a minimum. 

 
6. No workmen or use of hammers, sanders and other noisy equipment while renovating 

an apartment shall be allowed in any building before 8:00 a.m. or after 5:00 p.m. and 
shall be limited to Monday through Saturday only.  Exceptions will be made for 
emergency repairs. 

 
7. Landscaping equipment cannot be operated before 8:00 a.m. or after 5:00 p.m.  
 
8. The feeding of wildlife to include birds, feral cats and mongoose is prohibited to include 

the use of any and all types of bird feeders. 
 
9. Excessive noise at any time should be reported to the Managing Agent who shall take 

appropriate action. 
 

SAFETY 
 

1.  Owners, residents and guests shall not place or maintain in or upon any common 
area of the Pines II, any furniture, vehicles or objects of any kind that would obstruct 
movement through the area or create a safety hazard. 

 
2. Poisonous foliage may grow with the common areas.  Please advise all residents and 

guests of your household to avoid contact with or ingesting of any plant or foliage. 
 
3. Nothing shall be allowed, done or kept in any home or common element of the 

community that would overload or impair floors, walls or roofs or cause any increase 
in the ordinary premium rate or the cancelation or invalidation of any insurance 
maintained by or for the Association. 

 
4. Each owner, resident or guest shall at all times observe and maintain all laws, 

ordinances, rules and regulations now and hereafter made by any governmental 
authority or the Association applicable to the use of The Pines II. 

 
5. Every owner, resident or guest hereby grants right of entry to the Managing Agent, 

and any other persons authorized by the Board, in any event of an emergency 
originating in or threatening such home, whether or not such owner or resident is 
present at the time.  Keys must be furnished to the Managing Agent if requested by 
either the Board or the Managing Agent under such circumstances. 

 
AESTHETIC CONSIDERATIONS 

 
1.   All owners and residents are responsible for the cleanliness and maintenance of their 

units and fenced areas.  Such areas shall be maintained, landscaped and decorated 
in a neat and attractive condition. 
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2. Clothes, bedding, towels, etc. shall not be hung on or from the windows, fences or 

railing for any purpose.  Clothing or laundry shall not be hung in walkways or 
windows in such a manner as to be visible from roadways, walkways or common 
areas. 

 
3. Owners or residents shall not place any signs in or on buildings or in either the 

common elements or limited common elements. 
 
4. Food waste shall be disposed of through the garbage disposal whenever possible.  

Household trash shall be secured in plastic trash bags and placed in trash 
receptacles that are to be kept in an area not visible from the street except on trash 
collection days (currently Tuesday & Friday).  Garbage or trash of any kind shall not 
be placed or thrown in any common areas of The Pines II. 

 
5. No household or commercial supplies, excess items, or similar articles shall be 

placed outside any home area or in a place where they can be seen from outside 
any home. 

 
6. No items of personal property, including skateboards, bicycles, surfboards, baby 

carriages, packages, etc. shall be left or allowed to stand on any common area other 
than on limited common area not visible from the street or adjoining properties.  At 
the direction of the Board, articles of any kind left in any common area will be 
removed at the owner’s risk and expense. 

 
7. Garage doors shall be kept closed when not required to be open for access.  Garage 

doors may also be kept open not more than two feet (2’) for ventilation purposes. 
 
8. Sports equipment, such as basketball hoops, etc. shall not be added to the exterior 

of any unit. 
 
9. Holiday lights and decorations or other exterior seasonal decorations shall be 

installed no more than thirty (30) days prior to the holiday and shall be removed 
within thirty (30) days after the holiday. 

 
10. All window treatments (curtains, drapes, blinds, etc.) are to be white or off-white or 

as approved by the Board of Directors. 
 

11. Lanai doors and screen doors shall be white and of a style consistent with The Pines 
II.  Security screen doors are acceptable provided they are white in color and 
consistent with the Pines II architecture and style required in the Declaration and/or 
Bylaws. 

 
12. No owner or resident except as otherwise permitted by the Board, shall install any 

wiring or other device for electrical or telephone installation, television, machines, or 
other equipment or appurtenances on the exterior of the buildings or protruding 
through the walls, windows or roof thereof. 
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SATELLITE DISHES 

 
The Federal communication commission (FCC) regulates satellite dish installation.  The 
Board may, however, require that owners register the installation of satellite dishes and 
follow certain installation procedures/guidelines.  A single satellite dish that is one meter 
(39.37”) in diameter or less may be installed without prior approval of the Board, provided 
that the following guidelines are followed: 

 
a. An authorized service representative or licensed contractor must install the satellite 

dish. 
    

b. The satellite dish should be installed on a mast or on the eave under the roof. 
    
c. Satellite dishes cannot be installed on the front of units.  The dish should be installed 

in the rear or side courtyard to provide for effective signal while minimizing visual and 
aesthetic impact.  If a satisfactory signal cannot be obtained in the back or side 
courtyard, the dish must be installed on a mast. 

    
d. Cable color shall be white unless covered with a trim that is painted to match the 

exterior paint color of the unit. 
    
e. If a cable cannot be passed through a screen in the eave, a hole may be drilled in the 

wooden eave area.  The cable is to be scaled in the hole, and the hole and the cable 
are to be made waterproof and painted to match the exterior color.  Drilling holes in 
the fiberboard is not allowed. 

 
f. The owner of the home shall assume full financial responsibility for the operation of 

the dish and for any damage it may cause to the home, the limited common element, 
or the common element.   

 
g. The owner shall assume full financial responsibility for any additional cost to the 

Association for any necessary painting, roof repair or replacement at the home. 
 
h. The owner must register the satellite dish with the Board or its Managing Agent within 

thirty (30) days of its installation.  
 

SOLAR DEVICES 
 

State law governs the installation of solar devices in residential dwellings.  Solar device is 
defined in state law as “Nany identifiable facility, equipment, apparatus, or the like, 
including photovoltaic cell applications, that is applicable to a single-family dwelling or 
townhouse and makes use of solar energy for heating, cooling, or reducing the use of 
other types of energy dependent upon fossil fuel for generation; provided that ‘solar 
energy device’ shall not include skylights or windows.”  For purposes of the Pines II 
Project Rules, this shall include, but not be limited to, solar panels, solar hot water 
heating, solar ventilation devices, and solar panels. 
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State law stipulates that homeowner associations cannot prevent installation of solar 
devices or charge fees for their installation.  An owner association may, however, 
establish reasonable conditions for the installation of solar devices. 
 
The Board encourages energy conservation through the installation of solar devices.  
However, installation of a solar device is conditioned upon and must be preceded 
by a signed, written agreement between the owner and the Board of Directors.    
The agreement shall contain at least the following conditions:   
 
a. The owner must provide the Board with detailed plans and specifications for the solar 

device(s).  Solar panels must be of the flat panel type. 
 
b. The use of a licensed contractor for the installation of the solar device is required. 
 
c. The owner is responsible for the maintenance and repair of the solar device(s) and for 

any damage caused by the device(s) to other homes or to the common elements. 
 
d. The owner must install all necessary electrical equipment and/or control panels within 

the garage.  If not practicable, such devices must be screened from view. 
 
e. The owner must agree to assume all additional costs of roofing repair and/or 

replacement that are necessary due to the installation of the solar device(s). 
 
f. The owner must agree to remove the solar device(s) if said device(s) become 

inoperable and to return the roof to its original condition at his/her expense. 
 
g. The owner must agree to maintain an insurance policy on the solar device(s) and shall 

name the Association as an additional insured under the policy.  Said [policy shall 
contain a provision that it shall not be canceled without notifying the Association at 
least 30 days prior to such cancellation. 

 
h. The owner must agree to confirm that the installation of the solar device(s) will not 

void any applicable roof labor or materials warranty if any such warranty is in effect. 
 
i. The owner must agree to hold harmless the Association and the Board of Directors, 

including legal fees, for any legal action that my result from the installation of the solar 
device(s). 

 
j. The owner must agree that the agreement shall be binding upon his/her heirs, 

personal representatives, successors, or assignees. 
 
k. The owner must also agree that any additional provisions of state law that are 

applicable shall be enforceable. 
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SOLAR SHADES 
 

Solar shades must conform to the following standards and specifications.   (The Board may 
exempt solar shades from some provisions of the “solar device agreement). 

 
a. All shades must be of a removal design for protection in the event of high winds. 
 
b. All shades must not be closer to the ground that 24” and are to be mounted on one 

side of the lanai only to prohibit the enclosure effect. 
 
c. Shades are permitted on all exterior lanais only. 
 
d. Shades must be solid white or off white in color and must also be of the oval plastic 

roll-up style or solar sun screen material. 
 

STRUCTURAL MODIFICATIONS 
 

All improvements must comply with the Declaration, Bylaws and House Rules and are 
subject to prior approval by the Board of Directors.  When submitting plans for 
modifications to your unit, the following guidelines must be followed: 

 
a.   A site plan that depicts the “as-built” conditions of your unit can be used for submittal 

to the Board.  Please keep the original and submit copies of your plans to the Board 
for review.  Other scaled drawings such as ¼” = 1 foot can be submitted provided 
they comply with all other requirements of the guidelines. 

 
b. Two (2) sets of floor plans and/or roof plans and building elevation drawings, 

including plumbing and electrical plans if necessary, must also be submitted at the 
above stated scale. 

 
c. The preparation of two (2) sets of necessary section drawings must accompany the 

submittal and clearly describe the construction technique and how proposed 
structures are to be constructed. 

 
d. Upon receipt of a completed written request for structural modifications, the Board 

shall have sixty (60) days to approve or disapprove the requested modifications.  
The Board may extend this review time period if all necessary information has not 
been submitted. 

 
e. All construction of modifications shall be conducted between the hours of 8:00 a.m. 

to 5:00 p.m.  Construction will not be allowed on Sunday or Holidays, except for an 
emergency. 

 
 UNIT MODIFICATIONS 
 

1. When owners are contracting for work to be done in a unit, they or their agent must 
provide a copy of these House Rules to said contractors.  
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2. No modification shall be made that affects the structural members of the unit or the 
common utilities.  Any modification to windows, entry doors, lanai railings or any and all 
modifications or additions affecting in any way the common elements or visible from the 
common elements or adjoining properties within The Pines II, must have advanced 
written permission of the Board. All required building permits must be obtained prior to 
commencement of work.  A licensed contractor shall perform any repair, maintenance or 
alteration work which may affect the common elements. 
 

3. Air conditioners may be installed or replaced in original spaces only with approval from 
the Board.  Air conditioners shall be placed as to not cause an unsightly appearance to 
their neighbors.  Owners are responsible for any and all damage caused by water 
discharge from their air conditioners to the exterior of their unit.  A “crib” shall be built 
around any air conditioner that is visible from a neighboring unit and must be white in 
color. 
 

4.  No object or device, including but not limited to awnings, screens, windbreaks, radio or 
television antennas, air conditioning units, not part of the original building design, shall be 
installed so as to be visible from the outside of the unit or from any common passageway, 
except as provided below with written permission of the Board of Directors and following 
Pines II established specifications. 
 

5. Any renovation of the interior of any unit must meet required government building codes 
and all applicable regulations and laws.   
 

6. Signs, signals or lettering shall not be inscribed or exposed on any part of the unit, nor 
shall anything be projected out of any window or off any lanai. 
 

7. Every owner shall promptly perform all repairs and maintenance work within his/her 
home, the omission of which would adversely affect any common element, limited 
common element or any other home.  The owner shall be responsible for all loss and 
damage caused by his/her failure to do so. 
 

8. Only neutral-colored draperies/blinds will be permitted where visible from the exterior of 
the unit. 
 

9. Apartment entry doors must be replaced in kind.  The unit owner is solely responsible for 
the painting of the exterior side of the entry doors to each unit.  Each resident is 
responsible for keeping his entry door area clean.  Good taste should be used with regard 
to door decorations.  Please do not use transparent tape or anything that will damage the 
paint when decoration is removed. 
 

10. Garage door maintenance and repairs and all of its mechanisms including but not limited 
to, springs and tracks are the responsibility of the owner. 
 

11. Termites or other wood destroying pests, if found, must be immediately reported to the 
Managing Agent, and all recommended treatment and repairs must be carried out in a 
timely manner at the expense of the owner. 
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12. Residents are not to flush down toilets any materials such as sanitary napkins, tampons, 

paper towels, dental floss, or cleaning wipes of any kind, cigarettes, kitty litter or any other 
materials that may clog cesspool lines.  Cost of cleaning lines will be charged to owner of 
the unit if such items are found in their lines.  
 

13. Owners or tenants shall not erect, place or maintain any external objects, such as window 
guards, hoses, piping, awnings or shades that are visible from any point outside their unit 
without written approval of the Board. 
 

14. No person shall be allowed on any roof for any purpose except authorized trades 
persons. 
 

COURTYARD / LANAI MODIFICATIONS 
 

1. As prescribed in the Bylaws, plans for all improvements must be submitted to and 
approved by the Board prior to commencement of work.  The Board’s approval shall be 
provided to owner in writing through the Managing Agent. 

 
2. Prior to placement of concrete or paving, the ground area must be treated for 

subterranean termites by a licensed pest control company.  Failure to do so in a manner 
that is acceptable and approved by the Board may require the owner to remove the 
concrete or paving or have the soil treated by a licensed contractor at his/her expense.  
 

3. If planning to tile or paint existing concrete, colors must be in conformance with the 
aesthetics of the area and are subject to prior approval of the Board.  Failure to do so 
may require the owner to remove the tile or repaint. 
 

4. The Board reserves the right to amend any such approval after the date of issuance, if it 
shall be determined by the Board that such improvements, as installed, unreasonably 
infringe on the rights of another home owner. 
 

5. All residents are expected to maintain their courtyard(s). 
 

COURTYARD LANDSCAPING MODIFICATION 
 

1. All landscaping must comply with the Declaration, Bylaws and House Rules and are 
subject to prior approval by the Board of Directors.  The Board may limit the location, size, 
and type of all proposed landscaping and may specify periodic trimming requirements to 
limit the height of such plants. 
 

2.  Two sets of a scaled and detailed drawing of the landscape plans which show a schedule 
of plant size, plant types, number of plants, and species along with a planting plan, 
irrigation plan, routing of irrigation and placement of sprinkler heads must be submitted to 
the Board prior to installation.  Trees, which are known to create damage, are not 
acceptable tree species. 
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3. Approval by the Board is required prior to any excavation of your courtyard. 
 

4. For landscaping soil fill, concrete pad, or any other surface construction, the site plan 
must show that the drainage flow pattern will drain towards the street through the front 
gate and fence.  (Except Units #111 - 114). 

 
5. The Board shall approve or disapprove all completed written requests for landscape 

modifications within 60 days.  The Board may extend this review time period, if all 
necessary information has not been submitted. 

 
6. All construction of modifications shall be conducted during the hours of 8:00 a.m. to 5:00 

p.m. – Monday through Saturday only. 
 

COURTYARD LANDSCAPING MAINTENANCE 
 

1. Landscaping is the “planting or replanting of 75% or more of an owner’s courtyard with 
grass, shrubs, trees, or plants” and requires submission of the “Landscape Architectural 
Committee Change or Additions” form to the Board for approval or refusal of the request. 

 
2.   Gardening is defined as the additional or removal of individual plants, shrubs, trees, or 

decorative stone in less than 74% of an owner’s courtyard.  Gardening does not require 
submission of the above mentioned form. 

 
3. All courtyard planting in place as of February 2002 are hereby deemed acceptable to the 

Board.  However, the Board may require that said plantings be trimmed or removed if 
they exceed height limitations, become a danger to the owner’s or adjacent owner’s 
home, any common or limited common element, or if they become a nuisance. 

 
4. Owners must comply with any reasonable request of the Board to trim, prune or 

otherwise remove trees or shrubs which may cause structural damage to the owner’s or 
adjacent owner’s home or to any common or limited common element. 

 
5. Owners must comply with any reasonable request of the Board to trim, prune or 

otherwise remove trees, shrubs, or plantings that overhang fence tops or exceed the 
peak roof height of the owner’s home.  The Board recommends that owners avoid 
planting trees or shrubs that tend to exceed height limitations. 
 

6. Owners are responsible for irrigation and proper maintenance of plantings, shrubs and 
trees.  If courtyard plantings are moved or removed from courtyards, irrigation systems 
may need to be re-routed or replaced.  Board approval of such re-routing or replacement 
is not required.  
 

UTILITIES 
 

This section is to provide information to assist owners/residents in the location and 
maintenance of utilities of his/her home at The Pines II. 
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a. Electric, Telephone Cable TV – The supply boxes for cable television, telephone 
and electric service are located near your garage.  The main electric breaker is at 
the meter.   

 
b. Water Supply – A box that contains a pressure reducing and shut-off valve is located 

near each unit’s entry gate.  A tee and valve for future landscaping is located at this 
box.  Maintenance and replacement of the valve is the owner’s responsibility.  If you 
need to shut off the water in your unit, open lid of box with screwdriver and turn valve. 

 
c. Circuit Breaker – The circuit breaker panel is in the garage of each unit.  All circuits 

are well marked on the panel.  The ground fault interrupter (GFI) circuits 
automatically shut off if there is danger of shock.  To turn the circuits back on, they 
must first be turned off completely.  The test buttons on these should be pushed and 
tested every few months.  In the event of a power outage, breakers may need to be 
reset. 

 
ARCHITECTURAL DESIGN CRITERIA 

 
1. Zoning Compliance – All improvements shall comply with the minimum zoning, 

housing, electrical and plumbing codes of the County of Hawaii.  All state and 
county permit requirements must be met. 

 
2. Compatibility – All structural improvements must be architecturally compatible in 

design, material and color with the original building design concept of the Pines II.  
The Board shall approve all structural improvements, but may exercise discretion 
and judgment in making the final decision on all designs. 

 
3. Roofing – The primary acceptable roof material is the asphalt shingle type, which is 

the roofing material for the entire project.  Shingle color must be compatible with the 
existing roof.  Other complementary roofing materials will be evaluated on a case-
by-case basis.  The primary roof design element for The Pines II is the gable roof.  
All roof designs shall be of the gable type, with the exception that shed type trellis 
systems may be permitted.  Other covering material must be complementary and 
compatible with the original design concept of The Pines II. 

 
4. Paint – All paint colors for the external proposed structural modification must be the 

same as the unit involved.  Adjacent house slabs in courtyards may be painted with 
complementary or similar structural colors, only after receiving approval from the 
Board. 

 
5. Completion Deadlines – Structures extending above the low point of the courtyard 

fence must be completed within 60 days of the start of construction.  All 
improvements shall be completed with six month from the date of approval by the 
Board of Directors.  After the expiration of six month approval date by the Board, 
approval will be void. 

 
6. Gutters – All proposed gutter systems shall be of the white seamless type and shall 

be installed by a licensed contractor. 



 

Pines II   
House Rules         Amended – September 2009 

Page 18 

 

 
7. Adjacent Owners – Prior to installation, the Board shall review all proposed 

modifications to ensure that they will not adversely affect adjacent owners. 
 
8. Elevations – No improvements shall be constructed at elevations higher than the 

roofline of the existing building.   
 
9. Window Air-Conditioners – The Board has approved the installation of small window 

air-conditions subject to proper installation.  The air conditioner must not make 
excessive noise and if the air conditioner is visible from a neighboring unit, then a 
crib enclosure must be built around the air-conditioner. 

 
ZONING CODE SETBACK REQUIREMENTS 

 
Setback Requirements – All improvements in the courtyard areas must conform to the 
minimum zoning code setback requirements for the County of Hawaii.  The owner must 
provide documentation that all modifications comply with county setback requirements. 
 
Post and Beam Construction – Any improvement of a post and beam construction type shall 
be considered as an open projection and when connected to the main structure may project 
a maximum of six feet into the setback area of the Queen Kaahumanu Highway, Nani 
Kailua Drive and Hualalai Road.  The same post and beam construction may project a 
maximum of four feet into the north property line setback, provided that a minimum of four 
fee open clear space is maintained between the open projection and the side property line.  
There shall be no projections of any kind whatsoever into the ten foot courtyard separation 
between the dwelling units. 
 

CONCRETE OR HARD SURFACE IMPROVEMENT CRITERIA – TECHNICAL CONSIDERATIONS 
 
Courtyard Coverage Percentage – No more than 60% of the courtyard area may be 
covered with concrete, brick pavers, etc.  
 
Drainage – Placement of all concrete, brick, pavers, etc. within the courtyard areas must be 
such that all collected run-off from roof and on concrete or hard surface shall drain toward 
the front of the unit through the entry gate and fence onto the accessing street (except Unit 
111-4).  A slope of one quarter inch per foot shall accomplish this drainage. 
 
Concrete Pad Limitations – Concrete pads or hard surfaces shall not be permitted to be 
constructed up to the adjacent unit or common fence line.  All concrete pads or hard surface 
improvements shall be kept at a minimum of eight inches away from the adjacent house 
concrete pad or common fence line. 
 
Soil Treatment - Prior to placement of any concrete, it is required that soil poisoning must 
be sprayed underneath all concrete.   
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CENTRAL AIR CONDITIONING UNIT CRITERIA – TECHNICAL CONSIDERATIONS 
 

a. Installation – All proposals for installation of central air conditioning unit must be 
submitted in plan form as required by the aforementioned submittal criteria.  The 
plan submittal for central air conditioning unit must include specifications of the 
proposed unit, showing the model name, number and type.      

 
 b. Plumbing and Electrical – The installation of all plumbing and electrical lines for air 

conditioning units shall be placed within the walls of respective dwelling unit.  The 
exterior power unit must be placed as close as possible to the dwelling unit, 
consistent with existing air conditioning units in The Pines II.  This is to minimize the 
exposure of electrical and plumbing lines as well as to minimize noise to the 
adjacent dwelling unit. 

 
SPAS, HOT TUBS, SWIMMING POOLS AND WATER  FEATURES 

 
a.  Swimming Pools – The installation of swimming pools is prohibited at Pines II. 

 
b.  Spas, Hot Tubs and Water Features -  Prior to installation, all types of spas and hot 
tubs shall be approved by the Board of Directors.  Applications for spas and hot tubs 
shall include a site plan that clearly designates all drainage, plumbing and electrical 
components. 

 
VIOLATION OF THE HOUSE RULES 

 
The Board of Directors through its Managing Agent is charged with the responsibility of 
administering House Rules.  Violators will be warned, with written notice.  Serious 
infractions, such as violations that threaten person or property, shall be the basis for 
immediate action without any requirement of prior notice.  The Board of Directors is 
empowered to assess fines for violating the House Rules.  Owners and/or their agents will 
be informed of violations by their tenants.  Owners will be liable for payment of all fines. 
 
None of the provisions of the Project documents are intended to be in contravention of the 
State or Federal Fair Housing Act.  The Board will at all times comply with the provisions 
of the Fair Housing Act when acting upon requests by handicapped persons to make 
reasonable modifications to apartments and/or to the common elements of the project, if 
the proposed modifications are necessary for their full enjoyment of the project and will be 
at the expense of owner requiring modifications. 
 
The Board of Directors believes these House Rules to be in compliance with State and 
Federal Fair Housing acts and will make every effort to comply with the letter and intent of 
these acts.  The Board will also comply with the provisions of the Fair Housing Act when 
acting upon requests by handicapped persons for exemptions from any of the provisions 
of the Project documents which would interfere with said handicapped person’s equal 
opportunity to use and/or enjoy their apartments and/or the common elements of the 
Project. 
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AOAO PINES AT KAILUA-KONA 

FINE SCHEDULE AND APPEALS PROCESS 
 
The governing documents of the Pines At Kailua-Kona II expressly provide that the Board 
of Directors has the authority to adopt fines to enforce the provisions of those documents.  
The following schedule of fines has been adopted by the Board of Directors pursuant to 
the Bylaws. 
 
$ 50.00 Violation of vehicle or parking regulations. 
 
$100.00 Defacement of building or property, plus the repair cost. 
 
$100.00 Violation of any rules or regulations that constitute a threat to personal 

safety or that involve damage to common areas or the property of others. 
 
$100.00 Any activity upon the premises that unreasonably disrupts or impairs the 

privacy and quiet enjoyment of any resident. 
 
$100.00 Animals being kept on project without Board approval. 
 
$500.00 Alteration or modification of any part of the apartment exterior or lanai 

without written approval of the Board of Directors, plus the cost of 
remediation. 

 
This schedule is not intended to be an exhaustive list of potential violations for which a 
fine may be assessed.  The Board of Directors may assess fines for ANY violation of the 
documents that govern Pines II.  
 
In accordance with the Bylaws and the Payment Resolution adopted by the Board of 
Directors, all fines are payable within ten (10) days from notice of such fines.  Fines will 
be assessed against the owner of the unit involved, whether the violation is committed by 
owner, tenant, guest or employee of occupant. It is the responsibility of the owners to 
collect fines from their tenant(s) if they wish to be reimbursed. 
 
It is recommended that owners include a provision in their rental contracts that states: “If 
an owner is fined as a result of a violation by a tenant, the tenant is to reimburse the owner 
or rental agent and the owner or rental agent is given the right to deduct the amount equal 
to such fine from the tenant’s security deposit.” 
 
Failure to pay the fines will result in the fines being deducted from the owner’s 
maintenance fee payment, causing a delinquency.  Any maintenance fee account that is 
delinquent for more than sixty (60) days will be referred to the Association’s attorney for 
collection.  Delinquent owners will be responsible for all legal fees and court costs. 
 
Unpaid fines and penalties may constitute a lien against the apartment that could result in 
foreclosure.  Any rules and regulations promulgated pursuant to this procedure shall 
provide that no fine or penalty shall be levied without the following procedural safeguards: 
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1.  Notice of the House Rules violation by the resident or guest of a unit will be provided 

to the owner of the apartment or, in case the apartment is rented, then to his/her 
rental agent with a copy of same to the apartment owner. 

 
2.  A copy of this "Fines & Appeals Process" will be provided along with the notice of 

the House Rules violation and amount of the fine to be assessed. 
 
3.  Unless the violation has resulted in the police being summoned, the first violation 

notice will be a warning only and no fine will be assessed.  If the police are 
summoned because of a disturbance, a $100.00 fine shall be assessed. 

 
4.  Fines will be assessed against the apartment owner only and it is the responsibility 

of the owner to pay the fine.  It is recommended that owners state in their rental 
agreements that "fines will be paid by the tenant and the fine will be payable with 
their next monthly rental payment." 

 
5. Fines are due and payable with the next month's maintenance fee payment.  
 
 

APPEALS PROCESS 
 
1.  The owner of the unit shall have thirty (30) days from the date of notice of the fine 

to appeal the fine.  
 
2.  The board shall designate a panel of at least three (3) members, one of whom 

shall be named as Chairman, who shall hear the charges and evaluate the 
evidence of the alleged violation(s). 

 
3.  At such hearing, the owner so charged shall have the right to present oral and 

written evidence and to question witnesses. 
 
4.   The panel shall deliver to the owner so fined within seven (7) days after the 

hearing a written decision which specifies the fines or penalties levied, if any, and 
the reasons therefore. 


