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To the Board of Directors 

Arbor Roses Homeowners Association 

 

 

The purpose of this Maintenance Plan is to assist the association in the management of its 

assets through a routine and systematic schedule of suggested events.  The repair, maintenance, and 

replacement of the Common Elements and Limited Common Elements are essential in preserving 

the assets by attempting to stay ahead of problems that could potentially devalue the ownersô and/or 

Associationôs property and cause an earlier than expected failure rate. 

 

The Maintenance Plan is intended to show only the suggested intervals at which an asset 

should be repaired, maintained, or replaced.  Due to ever-changing work specifications, current 

procedures or specifications for actual work should be obtained at the time the work is to be done.  

Some maintenance procedures are presented to suggest a timeline for work to be accomplished.  

Always follow the manufacturerôs instructions when doing scheduled maintenance or repair on the 

communityôs components.  While a range of life cycles may be shown, the reserve study will 

indicate the most common choice. 

 

The life cycles of the listed components are predicated on a plan of consistent and complete 

maintenance.  Regular repairs and maintenance should not be deferred as this could result in higher 

replacement costs.  Because components may age faster than anticipated due to extreme weather, 

traffic abuse, and other causes, these guidelines should be re-evaluated regularly. 

 

This Maintenance Plan should not be considered a Maintenance Manual, which would be 

done by an engineer.  By design a Maintenance Manual may list all those assets the Association will 

maintain, provide copies of warranties, and contractor recommendations for the inspection, care, 

and maintenance, such as how to prepare a surface for painting and possibly the type of products to 

consider, which the Maintenance Plan does not.. 

 

 

 

 

D. L. ñDanò Huntley 

Reserve Studies by Reserve Funding  



 

DAY-TO-DAY MAINTENANCE  
 

With the continual development of common interest communities (PUD and Condo) there 

has been an evolution in the responsibilities to include not only the repair, maintenance and 

replacement of standard reserve components, but also the on-going day-to-day maintenance 

responsibilities of the association. 

 

Since the passage of Oregon Senate Bill 955 and the amendments since that time, including 

any on-going changes to fine-tune the law, it is incumbent upon each associationôs board members 

to understand their participation in the process of maintaining the common element. 

 

All day-to-day maintenance duties include, but are not limited to: 

 

¶ Fire Alarm System ï This system is designed to provide an alarm in the event of fire or 

smoke within the building.  It should be tested annually (wet or dry) to be certain it 

performs as designed, including the battery backup system and batteries. 

 

¶ Fire Sprinkler System ï This system provides a curtain of water in areas of need at the 

time of a fire or increased heat from some source.  It should be tested annually for proper 

operation including any pump(s), pressure gauge accuracy, rebuilding of backflow 

preventer and any sprinkler heads replaced if needed 

 

¶ Light Bulb Replacement (Common Area) ï All lighted common areas should be 

inspected weekly for burnt out lights or broken switches as well as an inspection of 

lighted coverage areas to be certain all areas are illuminated properly.  It would be wise 

to use low energy, long lasting bulbs with high lumen. 

 

¶ Flooring ï Any carpets should be cleaned twice per year along with a visual inspection 

for loose, torn or worn out carpets that may cause a trip hazard. 

 

¶ General Repairs ï There may be numerous day-to-day minor repairs needed to 

maintain the common element which could be identified by management, committees or 

owners that should be placed on the to-do list. 

 

¶ Heating and cooling - All systems that are the responsibility of the association should 

be maintained monthly for filter obstructions (dirt-dust), proper operation, pressure line 

condition, and recharging as needed (yearly).  

 

¶ Physical Plant and Custodial Engineering ï Any common element areas should be 

cleaned weekly, including vacuuming, mopping and dusting with area rugs used in hard 

surface areas where water may be an issue. 

 

¶ Roofing Maintenance ï Minor repairs, inspections of flashings and caulking of joints 

should be done on an annual basis with a roof inspection done every 6 years. 

 

¶ Concrete Surfaces ï Inspect monthly for cracks, broken concrete, or subsidence that is 

causing an uneven or sunken surface.  Make necessary repairs. 

 

 

 



 

 

 

Disclaimer: 

 

All of the replacement or repair work on the components listed above is to be completed in a 

substantial and workmanlike manner according to standard practices. 

 

This document does not intend to outline maintenance procedures, but to note time frames 

for maintenance and replacement/major repairs. 

 



 

 

Component: ADA DOOR SYSTEM 

 

Placed in Service: January 2004 Useful Life: 10 years 

 

 

The system should be inspected daily for optimum performance and all debris or objects that 

could cause malfunction removed from the area.  Have the door checked annually by an AAADM 

certified inspector. 

 

Follow the manufacturerôs instructions for maintenance of the electronic and physical 

system. 

 

 

 



 

 

Component: ALARM SYSTEM  AND ANNUNCIATOR  

 

     

Placed in Service: June 2009 Useful Life: 5 years 

 

 

Alarm systems are important life safety devices and must be maintained in an operating 

condition at all times except during repairs or maintenance OSHA [29 CFR 1910.165(d) (1)]. 

 

Routine Test and Maintenance  

 

¶ Test the reliability and adequacy of non-supervised alarm systems every two months. 

Use a different actuation device in each test of a multi-actuation device system 

OSHA [29 CFR 1910.165(d) (2)]. 

¶ Maintain or replace power supplies as often as necessary to ensure a fully operational 

condition. Provide a back-up means of alarm when systems are out of service, such 

as runners or telephones OSHA [29 CFR 1910.165(d) (3)].  

¶ Use properly trained persons to service, maintain, and test alarms OSHA [29 CFR 

1910.165(d) (5)]. 

¶ Do a visual check to ensure that alarm devices are not obstructed or installed in a 

manner that would prevent sound or light from reaching or entering the protected 

areas.  

¶ Restore all alarm systems to normal operating condition as soon as possible after 

each test or alarm. Spare alarm devices and components must be readily available in 

sufficient quantities and locations for prompt restoration of the system OSHA [29 

CFR 1910.165(c) (2)].  

Occupational Safety & Health Administration, 200 Constitution Avenue, NW, Washington, DC 20210, 

www.osha.gov 

 

 



 

Scheduled maintenance on overhead fire suppression systems is subject to NFPA 25, 

Standard for Inspection, Testing and Maintenance of Water Based Fire Protection 

Systems, which can be purchased from National Fire Protection Association.  It establishes 

the minimum requirements for the periodic inspection, testing, and maintenance of water-based fire 

protection systems.  See www.nfpa.org for details. 

 

The three basic requirements for compliance are:  

 

¶ Inspection of the system and components  

¶ Testing and maintenance at prescribed intervals  

¶ Record keeping 

 

All annunciation devices and system wiring should be tested and maintained by professional 

fire alarm installers following written procedures supplied with each device. System inspection and 

testing should be scheduled monthly or as required by national and/or local fire codes. Adequate 

written records of all inspections should be kept. 
www.notifier.com.au 

 

The AFP200 can address 198 addressable devices of multiplexed detection and control, plus 

103 programmable notification and relay circuits. It is fully field programmable without special 

tools or need of a laptop computer, and provides fire protection while being programmed. The basic 

configuration features a full 80 character back lighted liquid crystal display, event history in non-

volatile memory, and can automatically test smoke detectors to conform to the NFPA 72 calibrated 

sensitivity testing for fire alarm systems. It is capable of controlling four independent releasing 

zones for the control and supervision of FM-200, Inergen, FE-13 or pre-action sprinkler fire 

suppression systems. 
http://www.reliablefire.com/firealarm/AFP200firealarmsystems.html 

 

Maintenance staff should accompany professionals during statutory inspections. 

 

The National Fire Protection Association states that public facilities must have a properly 

maintained egress system that includes panic hardware for releasing door latches, rescue and 

ventilation windows, emergency lighting, and other features. The NFPA Life Safety Code® also 

mandates that facilities be equipped with a fire alarm system that is regularly maintained according 

to the requirements of NFPA 72, National Fire Alarm Code®, and NFPA 70, National Electric 

Code®. 

http://www.reliablefire.com/inergenfolder/inergen.html


 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note deficiencies and required maintenance and repair at the 

end of this checklist. Check each box when the item has been inspected and any necessary 

Preventive Maintenance tasks have been performed. 

 

Smoke and carbon monoxide detectors (room/ceiling-mounted) 

Ç Operation 
Procedure: For smoke detection, use UL-approved smoke alarm tester in aerosol can. One 

spray will activate both photo electric and ionization detectors. For carbon monoxide, 

follow specific manufacturersô instructions for testing the circuitry and sensor. 

Ç Battery efficiency 

Ç Hard wire connections 

Ç Housing condition 

Ç Overall condition 

 

Smoke: central system 
(Note: Before performing this check, call the central fire station to notify them that a test 

will take place. Be sure to call the station after the test to let them know it is complete. 

Individual systems vary. This procedure may need to be adapted. Follow manufacturerôs 

instructions at all times.) 

Ç Operation 
Procedure: Press and hold the test switch or smoke detector. The alarm should sound, and 

the fire light on the panel should illuminate. Allow the system to remain on for 1-2 minutes, 

then use the disarm code. 

 

Burglar: generic system 
(Note: Many systems are self-tested on a daily basis. Normally if one fails, a trouble light 

will go on. However, the burglar alarm process is similar to the central smoke alarm testing 

process, and the same procedure should be followed to ensure that the system is in 

operation. Manufacturerôs instructions should be followed at all times.) 

 

Other 
 



 

Date ___ 

 

Initials ___ 

 

 

Deficiency Report 
 

Check any categories that have deficiencies. Note specific issues and planned 

maintenance or repair tasks to address them. 

 

Ç Smoke & carbon monoxide detectors (room/ceiling-mounted) 

Ç Smoke: central system 

Ç Burglar: generic system 

Ç Other 

 

 

 



 

 

Component: APPLIANCES 

 

     

Placed in Service: January 2004 Useful Life: 12 years 

 

 

Kitchen and other household appliances should be inspected annually for frayed or loose 

wiring and hardware, leaky water lines, errors in the electronic systems, built up dust in coils and 

motors, chips in the finish, loose door seals, and damage from general use. 

 

 



 

 

Component: ASPHALT SURFACES 

   
Placed in Service: January 2004 Useful Life: 30 years 

 

 

Asphalt surfaces have a life of about 30 years when cared for properly.  A seal coat should 

be applied every 5 years, except the first application should occur about 6 months after the original 

overlay has been done. 

 

The asphalt surfaces should be carefully inspected once a year, preferably in the spring.  

Look for alligatoring of the surface, crumbling, chipping edges, and pot holes. 

 

Asphalt maintenance can be categorized into five areas:  

 

¶ patch repair 

¶ asphalt overlay 

¶ inlay 

¶ pulverize in place  

¶ seal coating.  

 

It is important to understand the primary cause of asphalt failure is penetration of water into 

the asphalt base. Assuming the initial pavement was designed and constructed properly, the process 

of oxidation begins shortly after the asphalt has been placed. Over time, it becomes dry and brittle 

and the aggregate starts wearing away, causing cracks that allow water to penetrate into the base of 

the pavement. As water seeps into the cracks, the base material moves and settles, leading to further 

"alligatoring," or surface cracking in a grid-like pattern. When the pavement reaches this stage, the 

only options are patch repair or replacement of the old asphalt.  



 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note that deficiencies and required maintenance and repair at 

the end of this checklist. Check each box when the item has been inspected and any necessary PM 

tasks have been performed. 

 

Ç Parking bumper condition and position 

Ç Speed bump condition 

Ç Striping and pavement signage condition 

Ç ADA compliance, as applicable 

Ç Signage  
Ç Compliance with applicable codes and standards 

Ç Message currency 

Ç Visibility  

Ç Overall condition 

Ç Curb/edge condition 

Ç Surface condition for deficiencies such as buildup from salt, ice 

melting materials, motor oil, or gasoline 

Ç Drainage 

Ç Overall appearance 

Ç Overall condition for deficiencies such as potholes, softening, 

erosion, weed and root encroachment, chalking, cracking, and 

tripping hazards  



 

Date ___ 

 

Initials ___ 

 
 

Deficiency Report 
 

Check any categories that have deficiencies. Note specific issues and planned 

maintenance or repair tasks to address them. 
 

Ç Parking bumpers 

Ç Speed bumps 

Ç Striping and pavement signage 

Ç ADA compliance 

Ç Signage 

Ç Curbs/edges 

Ç Surface condition 

Ç Drainage 

Ç Overall appearance 

Ç Overall condition 

Ç Other 

 

 

 

 



 

 

Component: BASKETBALL STANDARD  

 

Placed in Service: June 2006 Useful Life: 10 years 

 

 

Check the net every few months to see how the rope mesh is holding up. If it appears to be 

deteriorating or there are broken strands, it's time to replace it. Inspect the rim for cracks or 

breakage. Don't let kids hang on the rim, which can cause it to break and let someone fall and 

possibly get hurt on the hard surface below. Look over the backboard for cracks or tears. If it should 

split, falling debris could hit someone. Make sure that all screws fit tightly and have not rusted. If 

they feel loose or appear to be getting rusty, replace them with new ones.  

 

Then check out the pole. If it is getting rusty, apply an anti-rust treatment to a metal pole, or 

another anti-decay treatment for other types of poles. If the pole should break, the entire fixture 

could tumble down and hurt someone. Make sure the pole remains fixed securely in the ground. If it 

becomes loose or wobbles, call a repair person to fix it, and donôt let anyone use the basketball net 

until repairs are complete. The pole may need to be reset again, or it may require a simple 

tightening.  

 

Examine the area around the pole and the crevices at the top part of the pole that connect to 

the basket. Tighten loose screws and remove insect nests, like those belonging to carpenter ants or 

wasps, to prevent damage to the equipment or injuries to the kids. Keep grass or weeds around the 

base of the pole trimmed down so that small animals or insects can't hide there, and when provoked 

by a stray ball or misstep, attack the children who are playing ball.  

 

Keep the playing area clean of debris like rocks, broken glass, or sharp metal objects such as 

nails to reduce the likelihood of injury if someone should trip and fall. Don't set lawn equipment or 

furniture near the basketball court area, as these may become obstacles that the players will fall over 

in retrieving the ball.  

 

 

http://www.essortment.com/hobbies/homebasketball_sgnb.htm
http://www.essortment.com/hobbies/homebasketball_sgnb.htm


 

 

Component: BARK DUST / CEDAR CHIPS 

   

Placed in Service: June 2006 Useful Life: 2 years 

 

 

The bark dust and cedar chips should be inspected seasonally for thinning areas and 

scattered bark and chips.  

 

Scattered bark and chips should be swept back into its area and the areas should be raked 

occasionally to keep it distributed evenly. 

 

 



 

 

Component: BENCHES ï WOOD/STEEL 

   
Placed in Service: 2004 to 2011 Useful Life: 15 years 

 

 

Wood and steel benches should be inspected twice a year, preferably before storing in the 

fall and before setting them out in the spring. 

 

Use a good cleaning-waxing care method before storing metal furniture for the winter. In 

spring spray with a garden hose for immediate use.  About midway through summer, a thorough 

cleaning and waxing will help maintain general appearance of metal patio furnishings.  

 

In winter, cover and store in a sheltered area.  Inspect each piece for splintering or broken 

wood.  Inspect the metal for rust and chips. 

 
This article was written by Anne Field, Extension Specialist, Emeritus, Michigan State University,  with 

references from Mary Ellen Delsipee and Isabel Jones, previous Extension Specialist, and Illinois Extension bulletin 

Interior Design/Home Furnishings - Care of Outdoor Furniture. 

 

 

 



 

 

Component: CONTROLLERS 

 

Placed in Service: January 2004 Useful Life: 10 years 

 

 

The goal of irrigation system maintenance is to create the most efficient irrigation system 

possible so that water is not wasted on the landscape. While perfect efficiency is impossible to 

achieve, most irrigation systems can be dramatically improved by regularly following these simple 

maintenance practices. Examine your irrigation system carefully each spring and several times 

during the growing season (at least once a month), to keep it operating at peak efficiency. Most 

importantly, use an irrigation schedule that accounts for plantsô changing needs over the growing 

season. 
 

Basic winterization of a sprinkler system is quite simple. The water supply should be turned 

off at the main valve and the irrigation controller should be set to the ñrainò or ñoffò setting. Each 

valve should be turned on to release pressure in the pipes and water should be drained from the 

system to protect any components that could freeze. Your system may have drain valves that can be 

opened for drainage, or you may have to blow out the system using air. You may wish to have your 

irrigation system blown out by an irrigation professional. 

 

Open the controllerôs cabinet and clean out any cobwebs, dirt, or debris. This is also a good 

time to change the battery and check the wiring for any loose connections. Check all wire 

connections, including the rain sensor connection if one is attached. Check the time and day 

showing on the controller and correct them if necessary.  

 



 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note that deficiencies and required maintenance and repair at 

the end of this checklist. Check each box when the item has been inspected and any necessary PM 

tasks have been performed. 

 

 

Controller  

 

Ã Controller manual: Find the manual for your irrigation controller and make sure you 

are familiar with its operation. 

Ã Controller cabinet: Open the cabinet for the irrigation controller and make sure it is 

free of debris such as cobwebs or dirt. This is also a good time to replace the battery. 

Ã Wiring : Check all wiring connections for wear and breakage. Repair if necessary. 

Ã Time/day settings: Check the time/day settings on your controller to make sure they are 

correct. This is also a good time to set up an irrigation schedule. 

Ã Irrigation schedule: Set up your irrigation schedule. Ask your local county Extension 

office for a schedule tailored to your area. 

 

Sprinkler System 

 

Ã Flush system: Before running the system, remove the last sprinkler head in each line 

and let the water run for a few minutes to flush out any dirt and debris. Replace the 

sprinkler heads and turn the system on, running one valve at a time. 

Ã Broken or clogged heads: Look for obviously broken or clogged heads and make the 

necessary repairs. Consider installing irrigation heads that have screens to prevent debris 

(grass, soil, or bugs) from clogging the sprinkler heads. Clean out screens that may be 

clogged. 

Ã Broken/leaking valve or pipe: Observe the lowest head in each station for leaks. Algae 

or moss may be growing in the area and may indicate the problem. 

Ã High pressure: Look for a very fine mist from spray heads caused by excessive pressure 

in the system. Correct the problem with a pressure regulator after the water meter, 

pressure regulating sprinkler heads, or added devices on individual sprinkler heads. Visit 

your local irrigation supply store for needed materials. 

Ã Low pressure: Check to see if the sprinklers are covering the desired area uniformly. If 

your pressure is too low, try watering at a different time or modifying your system so 

there are fewer sprinklers on each valve. 

Ã Incorrect spray arc: Check to see that irrigated areas are being covered completely. 

Consider adjusting the spray pattern if possible, or replace the spray nozzle(s) with 

another that has the correct spray pattern. Visit your local irrigation supply store for 

needed materials. 

Ã Low head drainage: Check to see if water is draining through the lower heads. Install 

check valves where appropriate, or replace existing heads with heads that contain built-

in check valves. Visit your local irrigation supply store for needed materials. 



 

Ã Mismatched heads: Check to see that different types of heads are not used in the same 

irrigation zone. Nozzles should also be correlated for matched precipitation rates. Visit 

your local irrigation supply store for needed materials. 

Ã Over-spray: Look for over-spray of sprinklers onto sidewalks, driveways, and streets. 

The sprinklersô spray patterns should either be adjusted or changed to a pattern that will 

stay within the planting area. 

Ã Spray pattern blocked or misdirected: Look for blocked spray patterns. Remove 

vegetation and other obstructions that may be blocking the spray, or consider raising the 

heads. 

Ã Sunken heads/short pop-ups: Check each head to see that it is at ground level. Raise 

sunken heads to grade or replace existing short pop-up heads in the lawn with taller pop-

ups, as necessary. You can also trim around existing heads to avoid blocking the spray 

but you will have to do this on a continual basis. Visit your local irrigation supply store 

for needed materials. 

Ã Tilted heads: Heads should be aligned vertically, except in sloped areas. In a sloped 

area, heads should be aligned perpendicular to the slope to achieve proper coverage. 

Tilted heads can cause ponding and uneven coverage. 

Ã Uneven or extended head spacing: Check to see if you have head to head coverage 

between sprinklers. If necessary, consult a qualified professional to design a system with 

head-to-head spacing. 

 

Drip System 

 

Ã Clogged emitters/missing filter: Clogged emitters should be replaced. If the system 

does not have a water filter, one should to be installed. Visit your local irrigation supply 

store for needed materials. 

Ã Emitters too close/far from plant: Check the placement of emitters. Emitters need to 

be at the edge of the root-ball on new plantings and moved to the drip line (edge of 

foliage) of established plants. 

Ã High pressure/missing pressure regulator: Check for emitters that have popped off 

tubing because of high pressure. Install a pressure regulator on the valve for all drip 

stations. Visit your local irrigation supply store for needed materials. 

Ã Missing/broken emitter: Check to see that all of your emitters are in place. Missing and 

broken emitters need to be replaced to keep your system running efficiently. Visit your 

local irrigation supply store for needed materials. 

Ã Pinched or broken tubing: Look for pinched or broken tubing and straighten or replace 

it. Visit your local irrigation supply store for needed materials. 

Ã Tubing pulled/blown off single/multiple outlet emitters: Make sure all tubing is 

attached to the appropriate emitters and that connections are secure. 

 
Utah State University Extension Service 



 

 

Component: DOGGIE-BAG STATIONS 

 

Placed in Service: January 2004 Useful Life: 15 years 

 

 

The dispensing units are made of heavy-duty, rust resistant, galvanized steel so require little 

maintenance. Check them monthly for vandalism and loose hardware. 



 

 

Component: DOOR ï CLOSERS 

   

Placed in Service: January 2004 Useful Life: 8 years 

 

 

Twice yearly, check the support hardware, such as screws, to be sure they are remaining in 

working condition, and that the door is opening and closing evenly. 

 

Keep the floor around the doorôs swing area free of dirt, debris, and other impediments.  Do 

not allow rugs to bind or gather in the opening and closure areas. 

 

 



 

 

Component: FENCE ï CHAIN LINK  

   
Placed in Service: 2004 and 2009 Useful Life: 15 to 30 years 

 

 

The chain link fencing should be inspected semi-annually for broken or bent sections, loose 

posts, debris caught in the chain link, and damaged hardware. 

 

A chain link fence of aluminum has an inherent resistance in harsh industrial and seacoast 

atmospheres that cause rapid deterioration in most other metals. Painting is unnecessary,  

 

Aluminum fences are high strength installations and can be relied upon under the hardest 

usage. They resist strains and impacts, often more satisfactorily than traditional materials.  

 

Vinyl -coating provides an almost maintenance free product that remains rust and corrosion 

resistant. 

 



 

 

Component: FENCE- WOOD 

   
Placed in Service: January 2004 Useful Life: 15 years 

 

 

Because wood fences are susceptible to rot and loose components, such as pickets, planks, 

and braces, they should be inspected semi-annually.  Be sure the boards have at least 2ò of clear 

space between the bottom of the boards and the ground to prevent dry rot.  Any damaged parts 

should be replaced or repaired at the time of inspection.  If the fence is painted, repairs and 

replacements can also be done at that time.   

 

Perimeter and boundary fences should be checked semi-annually for vegetation and trash 

buildup. 

 



 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note deficiencies and required maintenance and repair at the 

end of this checklist. Check each box when the item has been inspected and any necessary PM tasks 

have been performed. 

 

Ç Alignment 

Ç Structural stability  

o Post integrity and alignment 

o Foundation integrity 

o Overall condition 

Ç Paint condition 

Ç Hardware condition and lubrication 

Ç Gate and latch/lock function and condition 

Ç Safety for deficiencies such as sharp edges, large gaps, and 

splintering  

Ç Overall condition for deficiencies such as vegetation 

encroachment, debris buildup, holes, sagging areas, missing 

segments, rot, fungus, termites, rust, splintering, or vandalism 

Ç Other 



 

Date ___ 

 

Initials ___ 

 

 

Deficiency Report 
 

Check any categories that have deficiencies. Note specific issues and planned 

maintenance or repair tasks to address them. 

 

Ç Alignment 

Ç Structure 

Ç Paint 

Ç Hardware 

Ç Gates and latches/locks 

Ç Safety 

Ç Overall condition 

Ç Other 

 

 

 

 

 



 

 

Component: FENCE ï WROUGHT IRON  

   
Placed in Service: January 2004 Useful Life: 30 years 

 

 

Wrought iron should be inspected annually for rusting, dents, and chips.  Plan to refinish it 

every 5 years. 

 

Inspect the locks, hinges, and other hardware annually also. 

 

Iron is known for its strength and ability to withstand the elements better than fencing made 

with other materials. But without sufficient coating, it can become vulnerable to rust from constant 

moisture. Morning dew, rain, and snow are the usual culprits of rust, but they can be fought by 

coating the iron fence with a nice coat of rust-resistant finish. 

 

In addition to rust, iron fencing is vulnerable to deep scratches, dents and chips. Rust-

resistant finish does an excellent job of warding off surface scratches and chips, but offers little 

protection against deep scratches or chipping. And it certainly does nothing to protect against dents 

or bending.  

 

 

 

 



 

 

Component: FITNESS EQUIPMENT 

   

Placed in Service: January 2004 Useful Life: 10 years 

 

 

Top maintenance tips 

For all facilities, even those that outsource equipment service, there is one must-have tool 

for effective preventive maintenance: a logbook. Have facility staff record every incident of 

maintenance, service and failure for every piece of equipment in a logbook. The more thoroughly 

the information is tracked, the better. A well-organized logbook is a valuable record of equipment 

performance for technicians and staff.  

 

 

Following are other keys to maintaining equipment: 

 

1. ADHERE TO THE MANUFAC TURER'S MAINTENANCE RECOMM ENDATIONS . Include the 

manufacturer-recommended maintenance routine in the logbook so it's accessible to staff and 

outside technicians.  

 

2. CLEAN EQUIPMENT EVERY  DAY . Removing sweat, dust and dirt will help the electronics and 

upholstery last longer. When cleaning a piece of equipment's exterior, apply a mixture of mild 

liquid antibacterial detergent and water only to a ragðnot directly on the machine, so the cleaning 

solution can't leak into the machine and cause electronics to short. Do not use ammonia, bleach or 

acid-based cleaners. Simply vacuuming under the motor cover of a treadmill can extend the life of 

its belt and deck.  

 

3. USE ONLY REPLACEMENT PARTS FROM THE EQUIP MENT 'S MANUFACTURER . When working 

with service vendors, insist on manufacturer parts.  

 

4. INSTALL SURGE PROTECTORS. This will help prevent electrical damage from power spikes 

to equipment that is not self-powered.  

 

 



 

Equipment service recommendations 

Although specific maintenance tips may vary slightly depending on the manufacturer's 

recommendations and equipment workload, a few rules of thumb exist. For all motorized 

equipment, keeping dirt and dust away from moving parts will help reduce friction and heat that can 

cause motors to wear out prematurely. Wipe down electronic displays as well as seats, backrests and 

handrails at least once a weekðor daily for heavily used equipment. Pieces with upholstered 

surfaces (for example, bike seats and weight benches) should be cleaned and checked for tears at 

least weekly.  

 

 

Here are some other tips for maintaining standard equipment: 

 

1. TREADMILLS ðClean the motor cover and exposed areas of deck and check the operation of 

the stop button every week or two. Once a month, vacuum inside the motor electronic compartment 

and underneath any treadmill that's on carpet. (Keeping treadmills on rubber mats can help keep 

carpet fiber away from the machines.) For treadmills with automatic wax lubrication systems, check 

and clean the wax nozzle each month. Do not use cleaning solution to wipe the belt; this will impair 

the lubrication system. Every two to three months, check the belt tension and tracking, and inspect 

the hardware (nuts and bolts), belt and deck for wear every three to six months. 

 

2. ELLIPTICALS /CROSS-TRAINERSðIn addition to cleaning the console and exterior, 

depending on the manufacturer's suggestions, remove the cover and clean the area around the 

alternator every two to three months and ensure that the intermediate shaft belt is tight and centered. 

Inspect the hardware every six months.  

 

3. EXERCISE BIKESðCheck the seat attachment handlebars, pedals and crank arm every other 

month. Tighten pedals and handlebars as necessary. Every three months, clean and lubricate the 

pedal shaft and listen for squeaks, grinds and any other trouble signs.  

 

4. STAIRCLIMBERS /STEPPERSðInspect pedals and tighten as necessary. Check hardware and 

conduct an audible inspection every three to six months.  

 

5. SELECTORIZED STRENGTHðEvery other week, inspect the cable and handgrips and clean 

guide rods. Even minor visible damage to cables on strength-training machines is cause for 

immediate repair. Per the manufacturer's specifications, lubricate guide rods with a Teflon spray, 

not WD-40. Every three months, check that bolts and screws are tight and that pulleys and any other 

moving parts are operating smoothly. 

 

6. PLATE -LOADED STRENGTHðClean frames weekly. Quarterly, check to make sure all bolts 

and screws are tight.  

 

7. FREE WEIGHTSðCheck the bolts, screws and adjustment mechanisms on dumbbells, racks 

and benches every other week. At the same time, make sure weight collars fit snugly and inspect the 

weight plates for cracks.  

 

 



 

The bottom line 

Regardless of the number of machines in the fitness center, and no matter what their 

workloads, a concerted preventive maintenance effort is crucial. Homeowners will be content that 

their favorite equipment isn't constantly being repaired, and the facility will be safer because 

potentially dangerous malfunctions are identified before machines can cause injury. Finally, 

machines that run longer with less downtime and fewer repairs also will keep your facility's budget 

in shape. 

 

 
Chris Keel is Life Fitness' manager of technical support and training and is responsible for 

ensuring that all field and in-house technical personnel are service competent. He can be reached at 

chris.keel@lifefitness.com 

 

 

 



 

 

Component: FLOORING - CARPET 

   
Placed in Service: 2004 and 2011 Useful Life: 12 to 32 years 

 

 

The carpeting should be cleaned regularly and checked for stains, discoloration, seam 

conditions, evidence of moisture, and other signs of excessive wear.  Repair any damage 

immediately. 

 

 

 

 

 



 

 

Component: FLOORING - SLATE 

 

Placed in Service: January 2004 Useful Life: 10 years 

 

 

Slate is quarried stone used for indoor and outdoor floors. As slate is a porous stone 

material, it should be sealed every one to three years.  

 

Check the individual pavers annually for chipping and wearing,  

 
This article has been contributed in part by Michigan State University Extension  

 

 



 

 

Component: FOUNTAIN - DRINKING  

 
Placed in Service: July 2007 Useful Life: 14 years 

 

 

 Clean and sanitize the fountain daily. 

 

Wash with a solution of hand dishwashing liquid detergent and water; or a solution of 

baking soda and water. Rinse and polish dry with paper towel or soft cloth. Never use scouring 

powders or steel wool as they will scratch stainless steel.  

 

 
This article was written by Anne Field, Extension Specialist, Emeritus, Michigan State University 

 

 



 

 

Component: FOUNTAIN - WATER FEATURE  

 

Placed in Service: January 2004 Useful Life: 15 years 

 

 

Most ponds and water features require an annual cleaning and water change in the spring. 

During the autumn and winter, leaves and other organic matter fall into the water and sink to the 

bottom and begin to decompose. To ensure water quality, it's a good idea to have the pond drained, 

scrubbed and refilled in the spring. A spring cleaning usually takes the better part of a day.  

 

This includes: 

 

¶ Drain and clean the pond and refill  

¶ Check water quality, PH and ammonia levels  

¶ Check aquatic plants and move to the proper level, fertilize, and divide if necessary 

¶ Check the pump and clean the volute  

¶ Check and clean the skimmer  

¶ Start the biological filter  

¶ Start the UV Sterilizer  

¶ Check the auto-fill valve, lights, and other plumbing  

 

During the growing season between April and October it is important to periodically test the 

water quality, fertilize any plants, and clean the pump, volute, and biological filter.  

 

Growing season service includes: 

 

¶ Check water quality, PH levels and adjust where necessary  

¶ Check aquatic plants, fertilize, clip and trim dead plant material  

¶ Check the pump and clean the volute  

¶ Check and clean the skimmer  

¶ Check, clean and back-flush the biological filter  

¶ Skim the pond and remove as much dead organic plant material as possible.  

 

 



 

 

Component: FURNITURE 

 

     

Placed in Service: January 2004 Useful Life: 12 years 

 

 

Upholstery  

 

Dust settles on upholstered furniture just as on hard surfaces, and should be removed 

regularly, about once a month, depending on environment and use.  Shampoo often-used pieces 

annually. 

 

Wood Furniture  

 

Vacuuming with a dusting brush attachment gently removes dust from furniture surfaces, 

preventing buildup. Polish occasionally, not more than 3-4 times a year unless it gets heavy use, 

with a polish recommended for the kind of finish.  

 

Changing filters in furnace and/or air conditioner before they get too dirty traps dust that 

would otherwise settle on furniture. Portable air cleaners may be used in rooms with dust problems, 

especially during the heating season.  

 

Metal Furniture  

 

Most indoor metal furniture made of metal is chrome, wrought iron or painted steel. Dust 

regularly whenever dust build-up is first noticed.  

 

Leather Upholstered Furniture  

 

Because leathers vary, always consult manufacturer's care instructions. Frequent dusting is 

the only way to clean most leathers with limited surface protection.  

 

 

 



 

 

Component: GUTTERS AND DOWNSPOUTS 

   

Placed in Service: January 2004 Useful Life: 24 years 

 

 

Drainage devices are important in protecting buildings from water intrusion and damage. 

The following annual preventive maintenance checklist applies to gutters, downspouts, scuppers, 

and roof drains. Maintenance personnel should ensure that these areas are free of debris, such as 

leaves and branches, and that large debris has also been removed from the roof. Missing or 

disconnected downspouts should be replaced or repaired immediately. If trees encroach on roof 

areas, perform the following tasks every six months. 

 

The gutters need to be cleaned twice every year to ensure that rain water is diverted away 

from the building. Ignoring gutters can result in a host of ills including rotted fascia boards, water 

damage to the sides of the building, and foundation problems. 

 



 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note deficiencies and required maintenance and repair at the 

end of this checklist.  Check each box when the item has been inspected and any necessary PM tasks 

have been performed. 

 

Ç Mounting stability  

Ç Bolt, screw, and strap condition 

Ç Discharge area function for proper drainage away from building 

Ç Joint condition and stability 

Ç Roof atrium drains 

Ç Cleanliness 

Ç Caulking condition 

Ç Mounting stability 

Ç Overall condition for deficiencies such as blockage and cracks 

Ç Splash block location 

Ç Seam and elbow condition 

Ç Caulking condition 

Ç Gutter positioning toward downspouts 

Ç Cleanliness of gutters and roof drains to provide proper drainage 

Ç Overall condition for deficiencies such as corrosion, rust, 

blockage, obstructions, and disconnection 

Ç Other 



 

Date ___ 

Initials ___ 

 

Deficiency Report 

Check any categories that have deficiencies. Note specific issues and planned 

maintenance or repair tasks to address them. 

 

Ç Mounting 

Ç Bolts, screws, and straps 

Ç Discharge area 

Ç Joints 

Ç Roof atrium drains 

Ç Splash blocks 

Ç Seams and elbows 

Ç Caulking 

Ç Gutter positioning 

Ç Cleanliness 

Ç Overall condition 

Ç Other 

 
 



 

 

Component: HVAC 

   
Placed in Service: January 2004 Useful Life: 12 years 

 

 

All heating systems should be checked periodically by a professional. Consult the 

installation manual for maintenance frequency, or ask the dealer who installed the system how often 

professional inspections are recommended. Generally, oil burning units and heat pumps should be 

inspected annually; gas fired units and electric furnaces every 2 to 3 years.  

 



 

 

Component: LANDSCAPING 

   

Placed in Service: January 2004 Useful Life: 5 years 

 

 

While landscape is a separate discipline that may not be the responsibility of the facilityôs 

maintenance personnel, certain conditions in this category can compromise building and property 

integrity.  

 

For example, landscape drainage, if non-functional, has the potential to cause substantial 

damage to adjacent buildings and plantings, including moisture penetrating the building and 

erosion, leading to further costly problems.  

 

Flooding from obstructed drains can also drown plantings and cause root rot. Bushes and 

trees should be properly trimmed to deter vandals and burglars.  

 

Due to the comprehensive nature of preventive maintenance, certain critical areas within the 

landscape should be inspected monthly.  

 

Note: Make sure the actual number of drains and their locations correspond with those 

shown on the landscape design/site work drawings for the building.  

 



 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note deficiencies and required maintenance and repair at the 

end of this checklist. Check each box when the item has been inspected and any necessary 

Preventive Maintenance tasks have been performed. 

 

Ç Drains (annually before the rainy season) 

Ç Proper water flow 

Ç Piping condition 

Ç Cover condition 

Ç Overall condition for obstructions 

Ç Vegetation condition (annually before the growing season) for 

deficiencies such as root systems near buildings and walkways, 

shrubs and trees near buildings and power lines, vines on buildings 

(except as designed), and overgrown shrubs 

Ç Irrigation systems (monthly) 

Ç Sprinkler head operation and direction of water flow (monthly) 

Ç Freeze/rain sensor function and condition  

Ç Piping integrity 

Ç Run-off condition 

Ç Proper winterization 

Ç Overall appearance (on-going) 



 

Date ___ 

 

Initials ___ 

 

 

Deficiency Report 
 

Check any categories that have deficiencies. Note specific issues and planned 

maintenance or repair tasks to address them. 

 

Ç Drains 

Ç Vegetation 

Ç Irrigation systems 

Ç Overall appearance 

Ç Other 

 

 

 

 

 



 

 

Component: LIGHTING  

 

     

Placed in Service: January 2004 Useful Life: Varied 

 

 

The lights and light fixtures should be inspected bi-weekly for luminary condition, loose 

hardware, broken glass, and other unusual wear. 

 

Multi -family housing has substantial liability in the area of lighting, as it is a crucial element 

in the provision of safety and security. All lighting systems should be inspected bi-weekly, and care 

must be taken to identify and correct deficiencies. 

 

This Preventive Maintenance checklist should be applied to the following lighting systems: 

 

Ç Building exterior 

Ç Pedestrian walkways 

Ç Parking areas 

Ç Landscape 

Ç Building interior (stairways, management offices, hallways, exits, and common areas 

such as recreational and laundry facilities and the lobby, etc.) 

Ç Emergency lighting 

 

Various fixture and lamp types may be used according to area needs, including fluorescent, 

incandescent, high intensity discharge (HID), mercury vapor, metal halide and arcs, or high pressure 

sodium (HPS). 

 

Lighting systems should be designed to provide maximum, appropriate illumination at 

minimal energy expenditures. Lighting maintenance processes should include a general awareness 

of factors that cause malfunctions in lighting systems, such as dirt accumulation and lumen 

depreciation. It is important to fully wash, rather than dry-wipe, exterior surfaces to reclaim light 

and prevent further deterioration.  Illumination should be maintained according to the Illuminating 

Engineering Societyôs recommended levels.  

 

Note: Replacement of flickering or burned-out bulbs or lamps must be immediate.  

 



 

Use this checklist as a guide for auditing building elements and performing appropriate 

Preventive Maintenance procedures. Note deficiencies and required maintenance and repair at the 

end of this checklist. Check each box when the item has been inspected and any necessary PM tasks 

have been performed. 

 

Ç Cleanliness 

Ç Voltage consistency  

Ç Glassware condition 

Ç Diffusing louver condition 

Ç Counter reflector condition 

Ç Fixture support condition 

Ç Stanchion condition 

Ç Luminary condition  

Ç Wire condition 

Ç Ballast condition 

Ç Timer/sensor function (make seasonal adjustments) 

Ç Junction box and cover condition 

Ç Switch condition 

Ç Outlet and cord condition (if applicable) 

Ç Protective caging condition (if applicable)  

Ç Overgrowth of trees or shrubs (for exterior lighting) 

Ç Overall condition for deficiencies such as arcing, wire exposure, 

unauthorized connections, and moisture problems 

Ç Other 

 



 

Date ___ 

 

Initials ___ 

 

 

Deficiency Report 
 

Check any categories that have deficiencies. Note specific issues and planned 

maintenance or repair tasks to address them. 

 

Ç Cleanliness 

Ç Voltage 

Ç Glassware 

Ç Diffusing louvers 

Ç Counter reflectors 

Ç Fixture supports 

Ç Stanchions 

Ç Luminary  

Ç Wires 

Ç Ballasts 

Ç Timer/sensor 

Ç Junction boxes and covers 

Ç Switches 

Ç Outlets and cords 

Ç Protective caging 

Ç Overgrowth of trees and shrubs 

Ç Overall condition 

Ç Other 

 



 

 

Component: CONTROLLER ï LIGHTS  

 
Placed in Service: January 2004 Useful Life: 20 years 

 

 

 The controller for the exterior lights should be checked monthly to be sure the timing 

settings are correct.  Also check for broken tabs, gears, and other mechanical parts that are subject 

to being handled incorrectly. 

 

 For maintenance of the system, refer to the manufacturerôs instructions. 

 

 

 

 



 

 

Component: MAILBOXES  

 
Placed in Service: January 2004 Useful Life: 30 years 

 

 

The gang mail boxes should be inspected annually for rust, loose hardware, and damage 

from vandalism. Insure that boxes are secure and function properly, and have the correct locking 

mechanisms. 

 

 

 

 



 

 

Component: MONUMENT ï MASONRY 

   
Placed in Service: January 2004 Useful Life: 10 years 

 

 

The monument should be inspected annually for rust stains, efflorescence, loose stones, 

cracks in the mortar, lichen, and mortar decay.  Inspect the panel at the same time for weather 

damage and faded lettering. 

 

Frequently a wall surface becomes unstable because of loose plaster. An unsightly issue, this 

problem occurs when the layer of plaster on the wall breaks away from the block base. Water 

expansion and contraction is generally the culprit in these cases.  

 

Remove the loose bricks along with the old mortar. Replace bricks with new mortar. This is 

a problem that is rarely preventable as loose bricks are caused by extreme changes in temperature 

and the expansion and contraction of water trapped under the brick surface. 

 

Efflorescence occurs when water and mineral salts combine in the masonry and cause the 

surface to crystallize. Efflorescence might be prevented by reducing sources of moisture  

 

Rust stains are another unsightly problem for masonry. They are caused when a metal 

fixture corrodes and washes down the wall surface during a rain. Rusting nails below the paint 

surface can also cause the typical brown stain.  

 

Cracks are a very common problem, but they should always be checked out in case there are 

major problems with the foundation. 

 

Lichen can pose a problem for masonry with its rapid growth. Be sure to scrape away all 

growth and treat the areas with a fungicide. 

 

Tuckpointing may be the solution for simple mortar decay caused by the elements. Moisture 

and drastic temperature change can break down your mortar joints. Tuckpointing is usually done by 

professionals and costs can vary.  

 

By J. A. Young 



 

 

Component: PAINT ï EXTERIOR  

 

     

Placed in Service: January 2004 Useful Life: 3 to 6 years 

 

 

The paint should be inspected annually for flaking, chipping, and other unusual wear due to 

weather exposure.  Necessary recaulking of the windows, doors, joints, seams, butt ends, and 

landings and thresholds should also be performed at the time of inspection. 

 

Annual paint inspections should include things like checking for weathered areas, chalking, 

cracks, loose paint, nail stains, dirt, mildew, etc. Surfaces expand and contract as temperatures 

change from season to season, causing minor defects such as cracks in caulking. Keeping up with 

the repairs will keep the maintenance costs to a minimum. Something that is not rotten this year 

might be rotten next year. If it goes unchecked, the damage can expand to other areas of the 

building.  

 
Materials here are from North Central Regional bulletin Wood Finishing Selection and Application of Exterior 

Finishes for Wood, with Purdue Extension and USDA Forest Service. 

 

 

 



 

 

Component: TELEPHONE - POOL 

No photo available 

Placed in Service: January 2004 Useful Life: 10 years 

 

 

The telephones should be checked regularly for loose wiring, chips, and other signs of 

unusual wear. 

 

Emergency telephone numbers must be posted on or near the telephone and must include: 

 

1. The name and telephone number of the police, fire and rescue unit responsible for 

serving the pool 

2. The name and telephone number of the nearest ambulance service. 

3. The name and telephone number of the nearest available hospital 

 

 

 

 


