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ANNEX
Comments of the Secretary-CGenera
. GENERAL
1. The I nspectors' findings and observations contai ned in docunent A/ 49/560,

annex, nostly coincide with the Secretary-General's views on the subject
expressed at length in his earlier report on facilities managenent (A/ 45/796).
The fact that the analysis contained in the latter is not referred to and

i nvoked in the report of the Joint Inspection Unit (JIU) is a regretfu

oversi ght.

2. As expl ai ned in paragraph 15 of document A/ 45/796, historically, severa
interrelated factors have conbined to produce a relatively |low |l evel of funding
for progranmmes of preventive maintenance and repair. During periods of severe
financial constraint, nmaintenance is frequently one of the first areas targeted
for reduced or deferred expenditure. Consequently, serious problens arise when
peri ods of reduced expenditures are not followed by periods of higher than
normal expenditures. The tendency is that expenditures return only to nornm

| evel s at best, thus permanently deferring inportant aspects of the maintenance
programre. Accunul ati on of deferred nmai ntenance | eads to breakdowns and
eventual |y increases overall need for resources in order to take care of

ener gency repairs.

3. As further conveyed in paragraph 17 of document A/ 45/796, in contrast to
the guideline target rates for annual expenditures on the maintenance of
buildings at 1.8 to 2.0 per cent of the gross replacenent cost of the
structures, the effective annual rate for maj or maintenance expenditures on
United Nations buildings in the biennium 1990-1991 was only 0.25 per cent, or
about one eighth of the required amount. |t was the Secretary-Ceneral's
intention at the tinme to incorporate the programme of facilities nanagenent in
t he progranme budget for the biennium 1992-1993. This, however, proved
unattai nabl e given the situation of financial austerity.

1. SPEC FI C COVWENTS

Reconmendati on one: nmi nt enance of buil di ngs

4. Thi s reconmendati on addresses the essence of the problens faced by the
bui | di ngs nmanagers at Headquarters and other |ocations. As pointed out above,

al t hough budget programes do foresee the funds for alteration and i nprovenent
programes and for the major maintenance of buildings, allotnents are authorized
in truncated ways and are insufficient to neet vital needs. Managers are
therefore forced to establish priorities and to cope first with operationa
activities. They are conpelled to assign a lower priority to the maintenance of
bui | di ngs, thus worsening the state of buil di ngs and equi pnent.

5. I nsuf ficient funding over the past four bienniuns has resulted in the need
to defer the frequency and scope of regular and preventive naintenance and the
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post ponenment of much-needed upgrading and retrofitting of obsolete systens and
equi pment. Wth the dramatic increase over the years in the workload of the
Secretariat and the accel erated introducti on of advanced computer and
comuni cati ons equi pment, the existing electrical and air-conditioning systens
at Headquarters (which are over 40 years old) and other duty stations (for
exanple, the air-conditioning in the Assenbly Hall at Geneva was installed

in 1935) are inefficient and can no |onger support the current and future
requi renents of the Organization. Mintaining and repairing old equi pment that
has reached its nmaxi mum capacity is no longer practical, nor is it cost-
effective. The Headquarters buil dings and systens need to be totally
refurbished in order to ensure their functionality for the next 25 years. The
sane situation prevails at other |ocations to varying degrees, Geneva bei ng
per haps t he nobst serious.

6. The recomendati on of the Inspectors to consider the possibility of
creating a building fund with necessary adjustnments for local conditions could
be useful at Headquarters and other |ocations as an interimsolution to the
probl em of | ack of adequate funding to cover costs related to emergency and
unforseen repair and replacenent projects caused by the ever-increasing failures
and breakdown of the old systens. Wile there is a need to establish | ong-range
pl anning to ensure the effective and efficient maintenance and operation of the
facilities by inplementing a conprehensive master plan to upgrade and retrofit
the buildings in New York and other |ocations over at |east a 12-year period of
two consecutive nmediumterm plans, the building fund woul d ensure a bridge for
adequat e fundi ng of mai ntenance and major repairs of the buildings until the
conpl etion, funding and inplenmentation of the master plan. It is estinmated
that, at Headquarters, a replenishable fund of $1, 000,000 annually would be
required to fund these energency projects. The Buildi ngs Managenent Service of
the Secretariat had already recommended this course of action during the
preparation of the budget for the biennium 1992-1993; unfortunately it was not
feasible to inplement the projects owing to budgetary constraints.

Recommendati on two: building construction and design

7. The Secretary-CGeneral agrees that it is essential for building managers to
participate in the designing or renodelling of buildings so that their concerns
are taken fully into account throughout the planning and construction process
and, by and | arge, the planning, design and construction of facilities are

i ndeed controlled by the Organization itself with the necessary input fromits
bui | di ng managers. A case in point is the conference facilities of the Econonic
and Soci al Commi ssion for Asia and the Pacific (ESCAP) at Bangkok, where the
Organi zation's conference services staff and buil di ng managers were invol ved
with the designers and the construction firnms each step of the way. Simlarly,
the United Nations building nmanagers are overseeing every aspect of the design
and construction of the conference facilities being built in Addis Ababa.

Recommendation three: contractors vs. in-house staff

8. The Secretary-General fully concurs with this recommendati on. A proper

bal ance between the use of in-house staff and outside contractors for performng
buil ding services is essential for maintaining high standards of perfornmance,
reliability and cost-effectiveness. At Headquarters, this has been closely
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observed over the last few years, with excellent results. Various mai ntenance
functions have been regrouped and consolidated into a new category of trades and
crafts personnel ("construction and repair workers"), which has provided for
greater flexibility and increased performance of in-house staff. At the sane
tinme, selective maintenance tasks that were not being econom cally provided by

i n-house staff were contracted out, i.e., gardening, painting and noving. These
contracts are nmonitored and supervised on a continuous basis by experienced
United Nations personnel. It should be noted that, in addition to the services

recently contracted out, cleaning, janitorial and electrical naintenance
services continue to be provided by outside contractors as it has been proved
over the years to be efficient and overall cost-effective. Furthernore, "hot
lines" to register staff conplaints have been a standard arrangenent at
Headquarters for many years. Three years ago, the Buil di ngs Managenent Service
enhanced this function by creating a subsidiary nmaintenance office in the United
Nati ons Devel opment Corporation's buildings (DC 1 and 2), where approximately
hal f of the United Nations staff nenmbers in New York are located, to liaise with
the landl ord' s mai ntenance personnel. As a result of instituting this |iaison
office, a dramatic inprovenent in the quality and frequency of the maintenance
services provided by the landlord and its facilities managers was achi eved.

Reconmendation four: neetings of buil ding managers

9. The Secretary-General concurs with the view of the Inspectors that
schedul ed neeti ngs between buil di ng managers of the United Nations facilities
world wi de woul d definitely be advantageous. The sharing of information,

probl ems and experiences in the various areas of buildings managenment is
essential in the devel opnment of a conprehensive and integrated gl obal approach
to facilities managenent, which was called for in the nediumtermplan for the
period 1992-1997. This will not only result in an exchange of views and

i nformati on on common areas of concern |like contracting, insurance, security,
new technol ogy and technical training, it will also enhance nanagenent
functions, stinulate economes of scale in the operation of the buildings and,
as the Inspectors state, could result in cooperative arrangenents anmong buil di ng
managers in certain areas. Wether this arrangenent becones feasible, however,
depends on the availability of resources.



