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MAINTENANCE STANDARDS
BACKGROUND
Defence Support Group
1. 
Introduction
a. These standards define a desired condition of facilities with respect to visual appearance, functionality, economic performance and legal compliance.  They are outcome oriented and do not themselves dictate maintenance or cleaning tasks or budgets.  Maintenance and cleaning standards influence planning, and establish quality and presentation levels which maintenance and cleaning service providers are required to achieve.  

b. The standards are defined at five levels, each referring to a category that may be allocated to individual facilities or parts of a facility.  The maintenance standard is determined by a combination of expected life of the structure (derived from strategic impacts) and contribution factor as per the following table.  Note that the majority of structures are likely to have an expected life of “Indefinite”.

Table 1: Table illustrating matrix of expected life of a structure and CF

	Expected Life
	<1 year
	1 – 5 years
	Indefinite

	(a)
	(b)
	(c)
	(d)

	CF
	
	
	

	1
	A (Exceptional)
	A (Exceptional)
	A (Exceptional)

	2
	B (High)
	B (High)
	B (High)

	3
	E (Mothball)
	D (Minimal)
	C (Standard)

	4
	E (Mothball)
	D (Minimal)
	C (Standard)

	5
	E (Mothball)
	D (Minimal)
	D (Minimal)


c. Areas or facilities may be allotted various categories at different points of their life cycle.  As examples, the standard of some facilities may be raised by one level for the period of a special event or function, or reduced for a time prior to sale or demolition. 

2.   
Aims and Usage 
a. Maintenance and cleaning standards are aimed at avoiding confusion and uncertainty about the overall level of condition to which a facility or part of a facility is to be maintained.  The standards enable the development of maintenance and cleaning policies and practices to be negotiated and agreed between owner and service provider.  
b. 
They can then be used to:

· set the type and frequency of cyclic maintenance and inspections;

· define acceptable threshold levels of performance and presentation;

· fix acceptable standards of workmanship, appearance and cleanliness;

· establish acceptable response times for the correction of faults or for cleaning after special events or emergencies; and

· define performance criteria for maintenance or cleaning contracts.

c. 
The following pages describe the characteristics of each category.

3. 
Maintenance Standard A - Exceptional

a. 
Characteristics: In such areas, the requirement is to preserve the facility in fully operational condition continuously and indefinitely, and to correct unacceptable conditions swiftly and unobtrusively.

b. 
Examples: Facilities that have a Contribution Factor CF1 as defined in DEMS are considered an example of a Maintenance Standard A.  Examples include control towers, command headquarters, high security communications and control facilities, electricity generation and reticulation, high profile public areas, hospital operating theatres and other areas where asset failure or non performance will impact critical Defence Operations and/or Capability.
c. Performance Criteria
Table 2: Performance criteria for Maintenance Standard A
	Criteria
	Explanation

	(a)
	(b)

	Visual appearance
	Highest quality reasonably achievable that is consistent with intended use.

	Function
	All elements must function as intended at all times, with no down time tolerated during periods of intended use.  Planned cyclic replacement in advance of failure is the accepted approach to maintain functional capacity

	Compliance
	Full compliance with applicable standards and codes

	Financial
	Financial and economic criteria are not primary considerations in planning maintenance programs for buildings of this type.


d. 
Planning implications
(1) 
A very high proportion of maintenance in such areas should be undertaken on a pre-planned, regular basis.  Inspections, maintenance tasks (and cleaning operations) must be scheduled outside normal working hours or when the facility is not in use.

(2) 
A rapid response capability must be available to respond to any failures which occur when the facility is in use, and on a round the clock basis if required.  All essential spares must be kept in inventory or readily available at short notice elsewhere.  Planned redundancy or duplication of items may be appropriate. Comprehensive and regular inspections are carried out frequently and all existing or developing defects are rectified promptly.

(3) 
Facilities in this category often contain unusual special purpose finishes, structures and plant items (standby generators, UPS, special security systems etc) and may also have to comply with heritage or other conservation criteria.  Maintenance work orders must be fully detailed and include all necessary work practices and materials.  Full reference manuals and instructions must be kept available for ready reference.
4. 
Maintenance Standard B – High
a. 
Characteristics: In such areas, the requirement is to preserve the facility in good condition both visually and functionally, and to respond promptly in the event of failures.

b.
 Examples: Areas of operational importance, including CF2 or CF3 structures or those with public significance including parade grounds, public reception areas, less critical communications facilities, executive offices, high technology training areas, bulk fuel and some industrial facilities where limited cost penalties or downtime may be incurred.

c. 
Performance Criteria
Table 3: Performance criteria for Maintenance Standard B

	Criteria
	Explanation

	(a)
	(b)

	Visual appearance
	Minor signs of deterioration when viewed closely may be acceptable. No deterioration when viewed from normal distance.  Some deterioration may be tolerated for short periods of time.

	Function
	All elements must function as intended during periods of intended use, with a low probability of failure.

	Compliance
	Full compliance with applicable standards and codes

	Financial
	The primary aim in this category is to maximise the long-term economic performance of the facility.  Refurbishments, equipment replacements and maintenance planning should be in a strategic framework, and decisions taken on a life-cycle basis.


d. 
Planning implications
(1) 
A high proportion of maintenance should be undertaken on a cyclic basis, in order to reduce failures and maintain an adequate level of functionality and appearance.  Inspections and maintenance tasks should be planned in conjunction with the user to minimise disruption, but some interruptions to service can be tolerated. 

(2) 
A call out capability must be available when the facility is in use, in order to respond to failures reported by users.  Unusual items should be kept in inventory, but some delays and certain substitutions may be acceptable.

(3) 
Inspections should be carried out regularly and defects rectified as soon as possible.

5. Maintenance Standard C - Standard
a. 
Characteristics:
(1) 
This standard is the "default" standard which should apply if no special conditions are present.  It is aimed at preserving essential functionality, complying with statutory health, safety and environmental obligations, and rectifying faults before consequential damage incurs additional cost.  

(2)
 In such cases the requirement is to preserve the operational capacity of the facility as much as possible.  This standard does not in itself require close attention to physical appearance except in so far as it is desirable in order to meet the other criteria.

b.
 Examples: This standard applies to most areas which are in routine use for Defence purposes that do not have a direct or critical impact on Defence capability e.g. F 3 to 5 and to which no special conditions apply.  Examples include administrative office accommodation, general training areas, and residential accommodation and storage facilities.

c. Performance Criteria
Table 4: Performance criteria for Maintenance Standard C
	Criteria
	Explanation

	(a)
	(b)

	Visual appearance
	In this category physical appearance is not the major consideration and signs of deterioration are acceptable.

	Function
	All required elements should function as intended during periods of intended use.  Minor failures, excluding those which bring a threat to safety or security, can be tolerated.

	Compliance
	All requirements with respect to health, safety and the environment must be met.  Other obligations should be met to the maximum extent feasible.

	Financial
	The primary aim in this category is to maximise the long term economic performance of the facility.  Refurbishments, equipment replacements and maintenance planning should be in a strategic framework, and decisions taken on a maximum life-cycle basis.


d.
 Planning implications: Some maintenance is undertaken on a cyclic basis, in order to reduce failures and maintain an adequate level of functionality.  Cleaning, inspections and maintenance tasks should be planned in conjunction with the user to minimise disruption, but some interruptions to service are acceptable. A call-out capability should be available in order to respond to emergency failures reported by users. 

6. 
Maintenance Standard D – Minimal
a. 
Characteristics: This standard applies to facilities which have a limited life or fulfil a low level Defence function.  It can also be used for facilities that provide a basic utility function only and visual appearance and amenity are not critical.  Maintenance is aimed at minimising current operational costs whilst continuing to preserve essential functionality for operational purposes and complying with statutory obligations to the maximum extent possible.  The standard is normally applied where the expected remaining life of the facility is less than five years or where use is expected to meet basic operational needs only.

b.
 Examples: This standard applies to facilities which are CF 3-5 or approaching the end of their life and for which vacation or disposal is planned, or structures that are rarely used.  Examples might include buildings with low Defence capability requirements, a structure identified for major refurbishment or replacement in the short term (but still required for use) a general store, or a secondary access road with limited usage.
c.
 Performance Criteria
Table 5: Performance criteria for Maintenance Standard D

	Criteria
	Explanation

	(a)
	(b)

	Visual appearance
	Signs of deterioration are acceptable.

	Function
	All primary elements should function as intended during periods of intended use.  System failures will be tolerated except for security.

	Compliance
	Statutory responsibilities with respect to health, safety and the environment should be met.

	Financial
	Limitation of short and long term maintenance costs is the primary objective.




d. 
Planning implications: Most maintenance in such areas is reactive, and planned to retain functionality for a limited period only.  Cyclic maintenance is confined to primary elements of the asset only and should be undertaken only where existing function has failed.  Any works should be focused on the minimum required to retain safety and compliance with regulations.  Regular cleaning is undertaken.

7. 
Maintenance Standard E – Mothball

a. 
Characteristics: This standard applies to facilities which have been closed or vacated, and are not in current use. Maintenance is aimed at maintaining essential safety and security, protecting against vandalism or other damage, and limiting any cost penalties.  Cleaning only takes place to ensure essential hygiene and safety, e.g. pest control.

b.
 Examples: Facilities which are held vacant awaiting sale, demolition, or a decision about their future, are examples of ‘mothball’ maintenance, and include facilities with a CF 5 or CF O and have a short term life.  This standard should not be applied to facilities that are "Defence Mothballed".  E.g. are brought into service in time of war.  Facilities in this situation should be maintained at a D or higher standard depending on their required level of operational readiness.

c. Performance Criteria
Table 6: Performance criteria for Maintenance Standard E
	Criteria
	Explanation

	(a)
	(b)

	Visual Appearance
	Not important.

	Function
	No requirement to retain any functional performance except to avoid degradation of asset value (only if asset is to be sold) .

	Compliance
	Only essential responsibilities with respect to safety and the environment should be met.

	Financial
	In this category the limitation of maintenance costs in the short term is the primary objective.




d. 
Planning implications

Maintenance in such areas is confined to regular patrols and inspections, with only essential works undertaken such as the control of proclaimed noxious weeds or non avoidable essential services.
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