[image: image1.png]Réseau Art Nouveau Network





Training Program: "The Maintenance of Art nouveau - 2 "
Brussels – 29 September to 03 October 2003 
Maintenance Planning

Presentation

The training program aims at developing a periodical assessment, control and maintenance plan, to meet requirements and fulfil responsibility, to propose the best possible maintenance of Art nouveau real estate, and train those who will carry out the plan.  It consists in writing out very detailed, practical charts, an itemised list of all the points that must be checked, and the associated pathologies:  (1) technical solutions and recommendations, (2) the extent of an intervention (maintenance or repair related to the know-how of a local technician, a specialized craftsman, a restorer...), and  (3) the program schedule.  This plan can allow us, for example, to measure the evolution of a crack or the wear and tear in time, and help assess the seriousness of the damage; but can also help a town council to set up an appropriate budget and plan for significant repairs or for the restoration of emblematic buildings.  Within the training framework, both theoretical and practical (case study), two points will be studied distinctly: the interior/furniture and the exterior/construction but also (2) the first assessment (initial evaluation) and the periodic assessment.  
The stages of the maintenance plan can be broken down as follows:  

Inventory of the works (Training course 1) 
Control planning 

Distribution of the actors 

Repair upon request

 A definition    Maintenance is a set of the most suitable measures to preserve and restore the good condition of a structure (or of an initial condition).  Generally, the measures are destined to maintain an existing value.  Maintenance can be planned (preventive) or corrective measures (servicing and repair).  The servicing can be carried out uninterruptedly, periodically or selectively, just for limited repairs.  

 A few general principles    

- The Art nouveau stock of buildings is incredibly varied and variable, rich with a profusion of decorative, technical and often unique elements. Rather than define a gigantic generic data sheet that would apply to all the buildings of this period, it appears preferable to use a composition method, and write out a data sheet for each singular building:  we get as many sheets as there are buildings, gaining in accuracy, consideration and effectiveness.  

- Art nouveau corresponds to a clearly circumscribed timeframe and a well estimated style whose original elements we try to preserve as much as possible.  We generally privilege maintenance, rehabilitation, and even repair rather than replacement.  

- Before any repair is undertaken, the first task is to spot, define, and then only repair the CAUSES, the origin of deterioration.  
- Evolution must exist and be accepted:  in detail, respecting authenticity, in an effort to improve the use, solidity and comfort without detriment to the aesthetics and spirit of the original structure.  
General introduction : Building Maintenance
The maintenance of a building represents a whole series of periodical interventions (programmed or not programmed) which give the building a lifelong worthiness, meeting users' expectations and services, and extending its lifespan as much as possible.  

For the past few years, much has been said about the importance and necessity of good building maintenance.  This is by no means a new concept.  Owners and semi-skilled workers have at all times taken good care of their buildings.  We have great illustrative examples on the importance of building maintenance in texts by Filarete and Alberti, which prove a XVth century awareness of this issue.  

Various circumstances brought about a recent loss of culture in the maintenance of buildings.  Today, buildings are little understood by their owners:  they do not undertake the necessary maintenance works, and these works are often inappropriate.  

Currently, building maintenance is inspired by industrial maintenance organization models.   Maintenance is clearly professionalized, taking up concepts for planning, programming and prevention.  Moreover, whatever the needs and requirements of maintenance, this maintenance is directly related to the characteristics of the property and the typology of the building.  

In the particular case of Art Nouveau buildings, developed during a specific historic period with profusion of decorative elements, we find (recover) all sorts of property models and various architectural typologies:  public and private buildings, housing, office buildings, services or industrial buildings.  For this stock of Art Nouveau buildings, we must stress that the type of property and original use have changed considerably up to this day.  Public or institutional properties mainly use their buildings for service.

In all cases, good maintenance must be adapted to the needs and possibilities of each owner, and the specific service capacity for a given building.  This is why we need a good knowledge and understanding of a building and a clear preliminary definition of the owner's expectations, taking account of the structure's architectural and constructive characteristics.  The maintenance and management of a building can be quite easy; we only need a good knowledge of its characteristics and organise operations in a program, supported by an estimate of the foreseeable service lifespan of the various elements, and organise regular inspection to control its evolution.  

The organisation of maintenance for an existing building always starts with a diagnosis, a study and an understanding of the construction.  

To ensure this good understanding of a building, one must establish a work method, easily adaptable to the circumstances of each particular case, and a support method (assistance) to plan the necessary tasks.  Schematically speaking, we can consider a project comprises three clearly differentiated stages:  a prediagnosis, multi-field studies and a diagnosis.  

Once we have the necessary information concerning a building, we must organise two clearly differentiated tasks compared to his objectives:  the "project zero point" and the preparation of the building's books.  

The "project zero point" is the preparation phase of a project, defining the necessary repair, reinforcement or improvement program of the building in regard to the future needs, laying out a coherent maintenance plan.  

On the other hand, the building's books is a complex sum of all the documents containing the necessary information (graphic and written) which help understand the building and its elements, grouping all the  data collected during the diagnosis phase.  This book must also contain a maintenance plan, which states the characteristics and the agenda for each task included in the prevention maintenance phase, such as inspection tours, cleaning of construction elements, and replacement of damaged parts...  The book must also include the instructions for the users, informing them on proper use, precautions or particular measures for any given situation.  

The next stage is simply to set up the follow-up of the building and lay down tasks according to a regular agenda.  To facilitate this follow-up during the "project zero point" process, we should study and adapt the building management to make tasks of inspection and maintenance easy and efficient.  

INFORMATION ON THE BUILDING 

	Owner
	

	Administrator
	

	Address
	

	Zip Code
	
	Quarter / City / Country
	

	Nb of Floors
	
	Nb of apartments
	
	Nb of business 
	

	Date of construction
	
	Architect
	


ASSESSMENT TEST 

	Elements
	Description
	Condition
	Urgency
	Recommended Action 

	STRUCTURE
	
	
	
	

	Vertical
	
	
	
	

	Horizontal
	
	
	
	

	Stairs
	
	
	
	

	
	
	
	
	

	ROOFING
	
	
	
	

	Chimneys, mouldings
	
	
	
	

	Coating, Riveting
	
	
	
	

	FAÇADE
	
	
	
	

	Main
	
	
	
	

	Back
	
	
	
	

	Patio
	
	
	
	

	Median Facing 
	
	
	
	

	INTERIOR
	
	
	
	

	Coating
	
	
	
	

	Associated furniture
	
	
	
	

	SYSTEMS
	
	
	
	

	Water
	
	
	
	

	Drainage 
	
	
	
	

	Electricity wiring
	
	
	
	

	Natural gas system
	
	
	
	

	Elevators
	
	
	
	

	
	
	
	
	

	HUMIDITY
	
	
	
	

	
	
	
	
	

	OBSERVATIONS
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	CONCLUSIONS AND RECOMMENDATIONS
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	CONDITION
	URGENCY
	SIGNATURE OF THE ARCHITECT

	1 – Good condition
	A – Immediate action
	
	

	2 – Lack of maintenance
	B - Action within 2 to 5 years
	
	

	3 – Poor condition
	C - Action beyond 5 years
	
	

	Established at:                                      date:                                           200x     
	
	

	The information related to this document remains valid for 6 months after signature 
	Name
	


INFORMATION ON THE STRUCTURE

	Owner
	

	Administrator
	

	Address
	

	Zip Code
	
	Quarter / City / Country
	

	Nb of Floors
	
	Nb of apartments
	
	Nb of business 
	

	Date of construction
	
	Architect
	


ASSESSMENT OF SOLIDITY AND SECURITY ASPECTS 

	Elements
	Description
	Problem found
	Condition
	Recommended Action 
	Urgency

	STRUCTURE
	
	
	
	
	

	
	
	
	
	
	

	COVERING
	
	
	
	
	

	
	
	
	
	
	

	BALCONIES, VOLUMES
	
	
	
	
	

	
	
	
	
	
	

	CORNICES, OVERHANG
	
	
	
	
	

	
	
	
	
	
	

	LEDGE, GUARDRAIL
	
	
	
	
	

	
	
	
	
	
	

	WOODWORK
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	


ASSESSMENT OF ASPECTS RELATED TO COMFORT

	Concept
	Problem found
	Condition
	Recommended Action 
	Urgency

	Acoustic
	
	
	
	

	Thermal
	
	
	
	

	Humidity
	
	
	
	


	OBSERVATIONS
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	CONCLUSIONS AND RECOMMENDATIONS
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	CONDITION
	URGENCY
	SIGNATURE OF THE ARCHITECT

	1 – Good condition
	A – Immediate action
	
	

	2 – Lack of maintenance
	B - Action within 2 to 5 years
	
	

	3 – Poor condition
	C - Action beyond 5 years
	
	

	Established at:                                      date:                                           200x     
	
	

	The information related to this document remains valid for 6 months after signature 
	Name
	


INTRODUCTION:  

These data sheets enable a quick assessment of the condition and level of maintenance of the common rooms and façade elements of an Art nouveau construction.  Their purpose is to identify the main constructed elements, to describe them and check whether or not they are properly functional.  The data sheet must first help codify the apparent condition and visible flaws, and secondly determine and schedule actions in a close future, assessing the degree of emergency.  

A TOOL FOR ANALYSIS:  

The data is collected during a general visual inspection of the building.  The sheets are a reference guide, a framework.  They must lead to more individual record sheets, per building, and result in quick information on the needs and urgency for a building in terms of maintenance and restoration.  They do not dispense from a more thorough study of a specific problem, but try to identify the necessity of action.  

The following checklist is only a rough example (ex: Building data sheet):  

1 - The Structure 

Vertical:  Assess the foundations, overhangs, cracks, or other damages, as well as load bearing posts / pillars of walls and facings.  Identify the different types of materials and apparent pathologies.  Check the staircases.  

Horizontal:  Assess the sagging of beams and floors, the solidity of arches and vaults, the presence of cracks, rotting, insects, wood, brick or ceramic crumbling.  

2 - The Roofing

Check if it provides suitable waterproofing and protection, without leakage, infiltration or thermal bridge.  Also check external surfaces, peeling or possible porosity, as well as a possible faulty drainage system (clogged, obstructed or rusted gutters and pipes...) 

3.  The Façade (see Façade data sheets) 

Assess the various elements of the façade, first on a structural and safety level:  the question is to determine the risks of peeling, and consequent collapse onto public streets.  Then itemize observations and assess the condition of each separate element:  structure, balconies and volumes, cornices and roof overhang, guardrails and window ledges (check fixings and deterioration level), coatings and decorative elements (poor fixing, peeling, porosity, wear, mould, pollution...), joineries (fixings and condition, insects…).  On interior party faces and facings: cracking and water infiltration, interior condensation.  

4.  Interior 

Evaluate the degree of deterioration and comfort conditions:  Acoustic (acceptable level of insulation from the external noise), Thermal (thermal bridges), and moisture (infiltrations, condensation and capillarity).  

5.  Systems

Check the safety condition of the various systems:  water, gas, electricity wiring, drainage, and elevator. 
INFORMATION ON THE STRUCTURE

	Owner
	

	Administrator
	

	Address
	

	Zip Code
	
	Quarter / City / Country
	

	Nb of Floors
	
	Nb of apartments
	
	Nb of business 
	

	Date of construction
	
	Architect
	


	Report Item
	
	Working order
	See comments
	To be examined
	Rehabilitate
	
	Report Item
	
	Working order
	See comments
	To be examined
	Rehabilitate

	1
	Building exterior surfaces
	
	
	
	
	
	4
	Technical systems
	
	
	
	

	.1
	Roofing
	
	
	
	
	
	.1
	Electricity
	
	
	
	

	.2
	Eaves
	
	
	
	
	
	.2
	Heating system
	
	
	
	

	.3
	Cornices, overhang
	
	
	
	
	
	.3
	Heat distribution
	
	
	
	

	.4
	Dormer window, small windows
	
	
	
	
	
	.4
	Ventilation, air conditioning
	
	
	
	

	.5
	Covering; small roofing elements
	
	
	
	
	
	.5
	Fire places / Chimneys
	
	
	
	

	.6
	Balconies, façade volumes
	
	
	
	
	
	.6
	Sanitary piping system
	
	
	
	

	.7
	Wrought ironwork (guardrail…)
	
	
	
	
	
	.7
	Natural gas system
	
	
	
	

	.8
	Woodwork (Doors, shutters and windows) 
	
	
	
	
	
	.8
	Alarm system
	
	
	
	

	.9
	Façade coating
	
	
	
	
	
	.9
	
	
	
	
	

	.10
	Façade decoration (mouldings…)
	
	
	
	
	
	.10
	
	
	
	
	

	.11
	
	
	
	
	
	
	.11
	
	
	
	
	

	.12
	
	
	
	
	
	
	.12
	
	
	
	
	

	2
	Load bearing elements
	
	
	
	
	
	5
	Mechanical systems
	
	
	
	

	.1
	Floors
	
	
	
	
	
	.1
	Lifts
	
	
	
	

	.2
	Vaults, Arches
	
	
	
	
	
	.2
	Elevators
	
	
	
	

	.3
	Pillars
	
	
	
	
	
	.3
	
	
	
	
	

	.4
	Framework and structure
	
	
	
	
	
	.4
	
	
	
	
	

	.5
	
	
	
	
	
	
	.5
	
	
	
	
	

	.6
	
	
	
	
	
	
	.6
	
	
	
	
	

	3
	Interior equipment and fitting
	
	
	
	
	
	6
	Exterior equipment and fitting
	
	
	
	

	.1
	Floor covering
	
	
	
	
	
	.1
	Roads and alley ways
	
	
	
	

	.2
	Wall paint, tapestry work
	
	
	
	
	
	.2
	Planting
	
	
	
	

	.3
	Ceiling covering
	
	
	
	
	
	.3
	Supporting walls
	
	
	
	

	.4
	Tiling
	
	
	
	
	
	.4
	Fencing
	
	
	
	

	.5
	Stair cases
	
	
	
	
	
	.5
	Piping and manholes
	
	
	
	

	.6
	Interior doors
	
	
	
	
	
	.6
	
	
	
	
	

	.7
	Glass roofing, windows
	
	
	
	
	
	.7
	
	
	
	
	

	.8
	Woodwork
	
	
	
	
	
	.8
	
	
	
	
	

	.9
	Ironwork, Wrought cast iron
	
	
	
	
	
	.9
	
	
	
	
	

	.10
	Rendering, sgraffitos, ceramic
	
	
	
	
	
	.10
	
	
	
	
	

	.11
	
	
	
	
	
	
	.11
	
	
	
	
	


Indicate any particular points on a separate sheet 

Place / Date :





      Stamp / Signature : 
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