January 20, 2010

Important clarification Regarding the Building Condition Survey’s System Condition Ratings and Definitions:

On Wednesday January 19th, during a presentation Carl Thurnau gave to the capital district chapter of the Superintendents of School Buildings and Grounds association an important issue was raised by multiple individuals regarding the system ratings for the building condition survey.  The information below was copied from our on-line BCS system.  

Please take particular note of the highlighted section.  It states that a system must be rated as unsatisfactory if it is functioning unreliably or has exceeded its useful life.  If the system in question happened to be a health and safety system, many Architects and engineers correctly rated the entire building as unsatisfactory.  
It was not our intent to cause a system or a building to be rated as unsatisfactory if the only issue is that a system has exceeded its useful life.  There are numerous examples where systems that have exceeded their useful life expectancy are operating properly and as designed and intended.  This may be as a result of appropriate maintenance or simply that the equipment is not complex and operates trouble free.  

Proper maintenance that allows a system to continue to function beyond normal life expectancy is good stewardship of state and local resources.  The system should be carefully examined for future life expectancy, evaluated for risk of failure, and need for additional preventative maintenance, but if operating properly as designed and intended, should not be rated unsatisfactory simply because it has exceeded its useful life expectancy.  
The definition for an unsatisfactory system is revised to read as follows:

U - Unsatisfactory System is functioning unreliably. Repair or replacement of some or all components is needed.
A number of Building Condition Surveys have been submitted to the database with unsatisfactory building ratings as a result of this issue.  It is entirely appropriate to correct the data on file, but unfortunately, the only way to do so is to re-enter the entire BCS form for the entire facility.  The new data will replace the existing data.  We regret that no method exists to correct only the specific data in question.  

Please contact us if further clarifications are needed or additional questions exist.
E - Excellent System is in new or like-new condition and functioning optimally; only routine maintenance and repair is needed. 
S - Satisfactory System functioning reliably; routine maintenance and repair is needed. 
U - Unsatisfactory System is functioning unreliably or has exceeded its useful life. Repair or replacement of some or all components is needed. 
NF - Non-Functioning System is non-functioning, not functioning as designed, or is unreliable in ways that could endanger occupant health and/or safety. Repair or replacement of some or all components is needed. 
CF - Critical Failure Same as "NF" with the addition that the condition of at least one component is so poor that at least part of the building or grounds should not be occupied pending needed repairs/replacement or some or all components is needed. 


Building System Type Definitions: 

H - Health and Safety 
S - Structural

NOTE: Cost estimates are required ONLY for systems/features rated "U", "NF", or "CF." Cost estimates are NOT REQUIRED for systems rated "E" or "S." These estimates are for state and local planning purposes only. 


Overall Building Rating Definitions: 

E - Excellent All systems classified as health and safety or structural rated "excellent," no systems rated below "satisfactory," preventive maintenance plan in place.
S - Satisfactory All systems categorized as health and safety or structural rated "satisfactory" or better. No system rates "non-functioning" or "critical failure."
U - Unsatisfactory Any system categorized as health and safety or structural rated "unsatisfactory." No health and safety or structural system rated "non-functioning" or "critical failure." 
F - Failing Any system categorized as health and safety or structural rated "non-functioning" or "critical failure." Building Certificate of Occupancy may be rescinded. 

