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GROWING OLD TOGETHER
Preventing Premature Aging of Your Facility 



Presentation Objectives

What are the main factors 
responsible for facility aging?

What planning mistakes can cause 
premature aging?

How does an institution schedule 
and budget for long term 
improvements?



Aging

Definition of aging?

To grow old: 

“She is aging rapidly.”

What causes aging?
Environmental and biological 
interference 

Damage accumulation to DNA 
causes aging



Agenda

What causes aging in recreation 
centers?

Program changes

Operations & maintenance effort

Design Decisions



Program Changes

 Program changes due to
Market forces effecting trends

Community Demographic  shifts

Age

Ethnic

Immigration

Population



Program Changes

 Program changes due to
College & university demographic 
shifts

 Female/male ratios

 Older students

 More residential students

 International students

Changing interests of new students

Adjustments to accommodate trends

Building for middle-schoolers 



Program Changes

 Typical/Best Example
Racquetball courts

 Offices

 Weight rooms

 Climbing walls

 Golf simulators

 Training suites

 Locker rooms

 Fitness assessment suites

 Multi-purpose rooms

 Salon

 STORAGE

 Pools?



Program Changes

 Requires flexibility in design & 
construction

Moving partitions for multi-purpose room

Non-load bearing walls between racquetball 
courts

Adjustments to front control desk

Changes to retail & sales areas

 Growth or reduction in sales

Flatwire/wireless turnstiles 

Fitness equipment changes in use

Mechanical controls

Signage



Program Changes

 Best laid plans DO NOT always work

 Requires funding & understanding
 Boards/administrators up-front about capitol 

project cost not long term maintenance and 
improvements

 NO administrator will understand spending 
MORE money five years AFTER your new 
facility opens

 Must change/educate administrators, 
community and students

 Get back in funding line



Program Changes

 Funding opportunities
Preserve reserve & operations budget

Save FFE budget for rainy day

Hide resources for future work  

 Funding sources - increase
 Increase memberships

 Sales & services

 Student fee inflationary increase

 Student fee increase

 Rentals & special events



Operations & Maintenance

 Services provided by
Campus facilities 

Custodial teams

Maintenance teams

Student crews

Municipal facilities

Recreation department staff

City employees

Self contracted custodial employees



Operations & Maintenance

 Facilities  
Campus zones for work distribution

Supervisors not in the building or at the right time

NO CONTROL over personnel

Union issues

Assignment of personnel based on campus standard

 Total square feet

 Classroom building vs. recreation center

 Visits per building should determine level of 
cleaning support (500/3500)

 Budget cut backs



Operations & Maintenance

 Facilities  
Custodial Staffing Guidelines for Education 
Facilities

 Group sets guidelines 

 Levels 1 – 5

 Recreation centers level 5

Adjust crews responsibilities by facility level 
of use

 Light clean at night when busiest

 Deep cleaning early morning when slow

 Not everyone gets three crews



Operations & Maintenance

 Self contracted cleaning crews 
Outside provider

Change over of crews

Complete control of assignments

Costs more

May not be allowed

 Student crews
Union issue

Supplements official crews’ work

Disney standard



Operations & Maintenance

 Recreation staff issues
Facilities get old because staff is complacent

Living in the environment you miss details

Staff motivation critical

 1st year keep your head above water

 2nd - 5th excitement is still there fresh car 
smell

 6th and beyond must fight to maintain 
motivation

“Pick up the noodle”  concept

 Everyone responsible

 Challenge with student workers 



Operations & Maintenance

 Software support
Schedules maintenance based on systems

Predicts

 Length of repair

 Materials & parts needed

 Vendors if required

 Cost of work

 Yearly repair cost

Does not integrate regular cleaning

Does not predict level of vandalism



Operations & Maintenance



Operations & Maintenance

 Software support
Handles

 Work orders

 Personnel assignments

 Billings

Tracks warranties

Schedules inspections based on system failure rates

Track asset depreciation

Life cycle costing

 Predicts deferred maintenance with cost model

 Planning for the future



Operations & Maintenance



Operations & Maintenance



Cost of Team

 Lifetime cost of building
Project team 1%

Construction cost 11%

Energy 26%

Alteration 25%

Maintenance 23%

Financing 14%

 The project team impacts all of these

Design decisions impact all of these!

1%
11%

26%

25%

23%

14%

Project Team Construction Energy
Alteration Maintenance Financing



Design

What causes aging
Weather

Atypical usage levels

Compromised design decisions



Design

Weather
Temperature changes

Wind

Rain

Sun – UV

Airborne contamination

 Dirt

 Snow

 Pollution

 Pollen

 Climbing wall caulk



Design

 Atypical usage levels
Most used facility on campus or in your 
community

Extended hours of use

Extreme levels of use

Special Events

 Planned  & unanticipated

Campus centers of campus



Design

 Compromised design decisions
Recreation directors that do not look to the 
future

Thinking only in real time

 It’s not just about intramurals

Requires time and effort

 Touring existing facilities

Architects with no recreation experience

 Learning on the (your) job

Customize design to campus or municipality 
(no cookie cutter design)



Design

 Compromised design decisions
Value engineering

Favorite examples

 Storage decrease

 Minimum HVAC

 Equipment amounts & quality reduced

 Finishes switched for less quality

No matter what anyone says it’s “Cheaper vs. 
lasting longer”



Design

 Compromised design decisions
Floors

Walls

Ceilings

Things that move

Things that use water

Things people touch

Exterior issues



Design

 Floors – Public spaces
Types – tile, terrazzo, VCT, concrete, carpet

Problems

 Cracking

 Hard to clean

 Failing grout

Choices

 Terrazzo first

 Large tile/limited grout

 Adequate control joints

 Limit carpet or concrete



Design

 Floors – Restrooms, locker rooms, 
showers

Types – tile, synthetic, concrete
Problems

 Cracking – tile & corners
 Hard to clean
 Failing grout
 Too much grout

Choices
 Terrazzo first
 Large tile/limited grout
 Corner guards



Design

 Floors – Pool decks
Types – tile, concrete, Pool deck

Problems

 Cracking

 Hard to clean – power washing

 Failing grout

 Too much grout

 Surface wearing

Choices

 Large tile format

 Concrete with wearing pattern



Design

 Floors – gyms, rball courts, 
multi-purpose rooms

Types – wood
Problems

 Expansion & Contraction
 Wear & shoe damage
 Special events damage
 Catastrophic damage

Choices
 Regular dusting
 Regular chemical cleaning
 Screening & sanding 



Design

 Floors – MAC courts, tracks, 
fitness rooms

Types – synthetic, pvc, carpet, turf, wood

Problems

 Wear in high activity areas

 Special events damage

 Shoe marks

 UV damage

 Stains – blood/soda

 Seams – dirt accumulation

 Gum

 Equipment damage



Design

 Floors – MAC courts, tracks, 
fitness rooms

Types – synthetic, pvc, carpet,turf, wood

Choices

 Limit food & drinks

 Careful color selection

 Welded or continuous poured product

 Limit use of carpet (anti-microbial)

 Floor coverings for special events

 Police shoe type (optional)



Design

Walls – Masonry
Types – Brick, stone, painted, burnished, split 
face, integral color

Problems

 Settling – cracks

 Shoe marks

 Cell damage

 Oil & grease stains

Choices

 Limit painted surfaces

 Anti - graffiti  sealant



Design

Walls - Drywall
Types –

Problems

 Expansion & contraction cracks

 Accidental damage

 Corners & holes

 Shoe marks

Choices

 Limited use in activity areas

 High locations only

 Reveals & expansion joints

 Corner guards



Design

 Ceilings 
Types – Acoustical tile, open structure, tectum

Problems

 Dirt from return air 

 Damage from activities

 Damage from water infiltration

Choices

 Careful selection for use in activity spaces

 Smooth texture selection



Design

 Things that move 
Doors & hardware

Gym curtains

Basketball  backstops

Lockers

Casework



Design

 Things that move 
Doors & hardware

Types – Solid wood, metal, glass, composite

Problems
 Latches & hinges

 Dents

 Settling & binding

 Constant repainting

Choices
 Hardware choice

 Continuous hinges

 Solid wood

 Push plates



Design

 Things that move 
Gymnasium curtains

Problems

 Motor burn out

 Grommet failure

 Wire binding

 Rips & cuts

Choices

 Oversized motors

 Quality vinyl

 Limited mesh below 8’



Design

 Things that move 
Basketball backstops

Problems

 Motor burn out

 Hinge binding 

 Belt Slipping

 Rim damage

 Padding failure

Choices

 No dunking

 Research peer facilities



Design

 Things that move 
Lockers

Problems

 Hardware, hinges, hooks failure

 Rusting

 Coin collection problems

 Wood locker shrinkage

Choices

 Go with the old standard

 Don’t rely on income

 Research peer facilities



Design

 Things that move 
Casework

Problems

 Hardware & hinges failure

 P-lam de-lamination

 Draw glides failure

 Case cabinet damage

Choices

 Limit builder grade use

 Non-Plam counter tops



Design

 Things that use water 
Showers, sinks & toilets

Drinking fountains

Pools

Mechanical equipment

Fire protection systems



Design

 Things that use water 
Showers, sinks & toilets

Problems

 Valves!

 Drain back-up

 Soap dispenser failures

 Composting urinals

Choices

 Easy access valves & supply

 Regular inspection & maintenance



Design

 Things that use water 
Drinking fountains

Problems

 Electric motors

 Knobs

 Leaks

 Vandalism

Choices

 Drinking fountain vs. water cooler

 Porcelain not metal in activity areas



Design

 Things that use water 
Pools

Problems

 Controller issues

 Chemical issues

 Leaks & water loss

 Boilers & heating systems

Choices

 Pool consultant

 Keep it simple



Design

 Things that use water 
Fire protection systems

Problems

 Wrong application

 Accidental damage

 Intentional damage

Choices

 Proper cage protection

 No low hanging fruit



Design

 Things people touch 
Handrails

Counter tops

Toilet partitions

Turnstiles



Design

 Things people touch 
Handrails 

Types – Metal, glass, mesh, solid

Problems

 Scratching

 Bends & dents

 Wobbly construction

Choices

 Wood top rail

 Heavy construction

 Welded connections



Design

 Things people touch 
Counter tops

Types – Plam, solid surface, stone, tile

Problems

 Scratching

 De-Lamination

Choices

 Scratch resistant material



Design

 Things people touch 
Toilet partitions

Types – Metal, phenolic, plastic

Problems

 Rust

 Dent

 Bend

 Fall apart (latches, hinges & hooks)

Choices

 Ceiling hung

 Phenolic



Design

 Things people touch 
Control gates & turnstiles

Problems

 Hinge failure

 Floor mounting failure

 Bio metrics software issues

Choices

 Deep footing connection

 Continuous hinges

 Portable turnstiles

 Wireless/Flatwire turnstiles



Design

 Exterior issues
Walls 

Windows

Roofs 



Design

 Exterior envelope – walls & windows 
Types - varies

Problems

 Settlement

 Sealant failure

 Window gasket failure

 Efflorescence

Choices

 Careful & time tested systems

 Third party exterior window consultant



Design

 Exterior envelope – roofs 
Types – EPDM, built-up, metal, shingle, slate

Problems

 Coping failure

 Storm damage

 Faulty construction

 Bad design

 UV degradation

 Penetrations & walking paths

Choices

 Stay off the roof

 Third party roof consultant
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