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About BOMA International

Founded in 1907, the Building Owners and Managers Association (BOMA) International
is an international federation of more than 100 local associations and affiliated organi-
zations. The 16,500-plus members of BOMA International own or manage more than

9 billion square feet of commercial properties in North America and abroad. BOMA’s
mission is to enhance the human, intellectual and physical assets of the commercial
real estate industry through advocacy, education, research, standards and information.
On the Web at www.boma.org.

BOMA International has developed this publication as a service to the office building industry and
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OTHER INFORMATION IN THIS PUBLICATION. IN ADDITION, NO LIABILITY IS ASSUMED AND
ALL LIABILITY IS EXPRESSLY DISCLAIMED FOR NEGLIGENCE OR DAMAGES OF ANY KIND, ANY
DECISIONS, CONTRACTS, COMMITMENTS, OBLIGATIONS OR ANY OTHER ACTIONS UNDERTAKEN
OR MADE ON THE BASIS OF THE INFORMATION CONTAINED IN THIS PUBLICATION. These
documents have important legal and financial consequences, and independent consultation with
an attorney is advised and encouraged with respect to execution or modification.

No part of this publication may be reproduced, recorded or copied in any manner or by any means,
in whole or in part, without the prior permission of BOMA International, 1101 15th St., NW, Suite 800,
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interests in other parts of the publication as identified.
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Chapter 1: Maintenance

Fade to a commercial: an auto mechanic (identified as “Jerry” from the patch that is
sewn on his shirt) stands in the foreground of a dirty garage holding a simple orange
oil filter. In the background another mechanic, named Joe, is rebuilding an engine, its
parts scattered all over the workbench. While Jerry extols the virtues of changing the
engine oil and replacing the oil filter on a regular basis, Joe makes it clear during the
conversation that his work to rebuild the engine is very expensive. At the end of the
commercial, we hear the famous tag line: Jerry says, “You can either pay me now,” and
then Joe stops working on the motor long enough to add, “or, you can pay me later.”

That commercial, which was shown extensively in the 1980s, offers a useful summary

of the basic concept of “maintenance.” In almost everything we do in our manage-
ment and oversight of a commercial building, it is almost always significantly less
expensive to maintain a building system than to repair or replace it prematurely.

What is “Maintenance?”

In order for the building systems to remain fully
operational, maximally efficient, and within
design parameters, the real estate manager
and the building’s engineering team need

to develop a comprehensive maintenance
program.

There are three basic types of maintenance:
¢ Reactive maintenance
* Preventive maintenance

* Predictive maintenance

To a certain extent, it is likely that most proper-
ties include all three types of maintenance in
their maintenance programs. However, the
degree to which the property dedicates its
resources to each form of maintenance depends
a great deal on the owner’s objective for the
property, the staffing level and skill set of

the engineering employees assigned to the
property, and a host of other factors.

CHAPTER 1: MAINTENANCE

Reactive Maintenance

As the name implies, reactive maintenance
occurs when the building system has already
broken and has to be repaired after the fact.
This type of maintenance is typically the most
disruptive to occupants because there is no
warning to the occupants that the system will
be out of service. In addition, reactive mainte-
nance can be tremendously disruptive to the
engineering team members because, when
reactive maintenance is prevalent at a property,
the engineers no longer control the work
schedule—the work schedule controls them.
In reactive maintenance, engineers often go
from one system failure to another. As soon
as they get one component fixed, something
else breaks down.

To a certain extent, all buildings employ some
degree of reactive maintenance. No mainte-
nance system can predict or prevent failures
with 100 percent certainty, and even if such

a system could be designed, it would be
prohibitively expensive to manage in most
commercial buildings.



