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Maintenance 
“Management by Walking Around”

• Do you “Inspect 
what you Expect”?



Facility Maintenance Record

• FMR



Facility Maintenance Record

• FMR password from Bill Bibbey
• Can be used as a CMMS
• Record of all components in your building
• Will generate paper work orders
• Helpful for 5 year forecast
• Can drill down to critical assets



FMR

• Helpful for 5 year forecast
• Can drill down to critical assets



OFCC Facility Inspections



“Green Roof”?



Contributing Factor/Issue



Vegetation



Vegetation



Shingles Beginning to Curl,
Nails Popping on Ridge Cap



Detached Shingles on Ridge Cap



Damaged Downspout



Objects on Roof 



Drain Cover 



Damaged Flashing



Hole in Membrane



Water Infiltration



Water Infiltration 



Items Found During a Roof 
Inspection



Items Found During Another 
Roof Inspection 



AHU Inspections

All AHUs should be inspected at least 
once per month.  This includes opening 
the doors looking at filters, heat wheel, 
coils and motor.



Filter Bank in Excellent Condition



Filter in Excellent Condition



Filter Bank in Poor Condition



Filter Bank in Poor Condition



Filter Bank in Poor Condition



Filter Bank in Poor Condition



Filter Bank in Poor Condition



Incorrect Type of Filters for AHU



Heat Wheel in Good Condition



Heat Wheel in Good Condition



Heat Wheel in Poor Condition



Heat Wheel in Very Poor Condition



Inside AHU: Coils
Excellent Condition



Sign of a Problem



Inside AHU: Excellent Condition



Inside AHU: Poor Condition



Dirty Filter Thrown Inside AHU. Why?



Reduced Air Flow Inside the AHU



Always Date the Filter Change



Gauges/BAS Alarms DO NOT Replace 
Need for Inspection



Filters Placed in Backwards



HVAC AHU Issue



HVAC AHU Issue



HVAC AHU Issue



OFCC Diagnostic Equipment 
IR Camera

Thermal image 
indicating a void 



Humidity Meter

Detecting a moisture issue under gym floor



The Post Construction Process



Identify the Issue



1- Owner

• Document, Document, Document…
– Email
– Photos
– Leak Logs
– Screen Shots
– More is better



1- Owner

• Within the 11 mo. Warranty/Guarantee 
period?
– Notify the AE, CM, Contractor



1- Owner

• After 11 Warranty/Guarantee Period?
– Owner takes ownership
– Warranties may still apply
– Refer to O&M Manual /Cert. of Warranty 

Commencement
– Contact appropriate vendor
– Avoid third-party contractors (voiding 

warranty)



“Sorry, your warranty has expired.” 

• Not so fast!
– Your problem may be a result of workmanship, 

design, or faulty material
– It may be a result of improper maintenance
– Let AE/CM help make that determination



2- Notify AE and CM

• If you can’t resolve the issue
• You feel the vendor is avoiding responsibility
• Notify the AE/CM



2- Notify AE and CM

• AE/CM lead the investigation
• Identify the issue 
• Assign responsibility
• Coordinate the work
• Resolved?  





3 – Engage OFCC Post Con

OFCC will:
– Perform Site Investigation
– Maintenance/Construction/Design/Manufacturer
– Help Identify Scope
– Help Identify Testing Requirements

• Destructive testing
• Water infiltration
• Soils – fatty clay, expansive shales…



3 – Engage OFCC Post Con

OFCC will:
– Coordinate Testing/Reports
– Help procure experts
– Identify/Notify Responsible Parties
– Develop plan to resolve



3 – Engage OFCC Post Con

OFCC will:
– Coordinate the Team
– Identify the Strategy for Remediation
– Help Implement the Project

• How long?  It can be a lengthy process



3 – Engage OFCC Post Con

1. Identify the issue and cause
2. Determine the cost to repair the issue
3. Determine who is responsible
4. Develop a plan to address the issue



4 - Legal

• Last resort
• Involve OFCC Legal Counsel 
• Break a stalemate
• Attempt a settlement
• Seek recovery through litigation



Post Construction Case Studies

• Report 
– Roof fasteners do not meet spec
– Flashings over windows improperly installed
– Incorrect masonry expansion joints – distressed brick

• Conclusions 
– Replace roof?
– Remove and re-install all window head flashings?
– Re-do expansion joints?



Post Construction Case Studies



Post Construction Case Study

• 280,000 SF Jr/Sr High
• One chiller 600 ton
• Chiller would not stay running – low load
• Worked great with high load
• Re-piped, re-valved, controls…
• Conclusion: Chiller was improperly sized
• Settlement with Engineer
• Replaced with 450 ton



Questions?

Rick Swart
rick.swart@ofcc.ohio.gov

Bill Bibbey
william.bibbey@ofcc.ohio.gov

Matthew Westerman
matt.westerman@ofcc.ohio.gov
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