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October 11, 2011 
 
 
To:   The Honorable Mayor and City Council     
  
From:  John Szerlag, City Manager 

Mark F. Miller, Director of Economic & Community Development 
  Timothy L. Richnak, Public Works Director 

Susan A. Leirstein, Purchasing Director 
Monica Irelan, Coordinator of Continuous Improvements  

 
Subject: Evaluation of Building Operations Efficiencies  
 
 

Background 
The three-year approved budgets of 2010/11-2012/13 and 2011/12-2013/14 called for the elimination 
of three (3) full time positions from the Building Operations department by fiscal year 2011/12.  Those 
three (3) building maintenance specialists were eligible and retired under the Early Retirement 
Incentive Program ERIP. This represents a 37.5% reduction in staff since FY 09/10.  The City now 
operates with five (5) full time and (1) part time maintenance workers, one (1) secretary, and one (1) 
working director.  All positions are budgeted in the current fiscal year. 
 
The ICMA report found this department provides essential building operations maintenance to other 
departments.  The department operates as an internal service (similar to Fleet Maintenance), which 
charges users based on actual break-even costs for occupied building space, and has proven to be 
competitive in cost comparisons with contracting vendors and other cities.  As recommended by 
ICMA, the department has been reorganized and functions as a separate division out of the public 
works facility. 
 
Comparative Analysis 
An analysis has been done to determine the optimal level of in-house and outsourced service delivery 
and how Troy compares with other cities and the private sector. 
 

Organization # of Employees In-source Outsource 
Troy 7 FT / 1PT  

(1) employee licensed 
mechanical 

Renovations, electrical, 
plumbing, painting, 
carpentry, HVAC, 
preventative maintenance, 
moving of 
furniture/equipment, 
minor/major construction 
work, building automation, 
pool maintenance, roof 
repairs, locks & security, 
computer room 
environments (IT/Police), 
specification development. 

Custodial 
Elevator maintenance 
Fire suppression systems 
Large capital projects 
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Organization # of Employees In-source Outsource 
Sterling Heights 11 FT / 6 PT Custodial, painting, minor 

repairs moving of furniture, 
maintenance related issues 
(light bulbs etc) and 
preventative maintenance 
services – No staff are 
licensed trades 

Electrical / HVAC work 

Rochester Hills 5 FT / 1 Seasonal  All preventative 
maintenance, minor 
construction work, painting, 
electrical, plumbing, 
machinery repairs, irrigation 
repairs (generators).  No 
licensed personnel  

Custodial / HVAC work / 
All large capital projects 

Kirco  - Class A 
Office Properties 
Maintenance 

4 FT HVAC maintenance and 
repairs, electrical 
maintenance and repairs, 
plumbing maintenance and 
repairs, roof maintenance 
and repair, fire safety, 
general carpentry and 
hardware, flooring repairs, 
emergency generator testing 
and maintenance, etc.  

Custodial / Elevator 
maintenance / 
Remodeling 

 
Organization # of SQ FT 2011/12 

Budget 
Cost per SQ FT Cost/sqft/FTE 

Sterling Heights 360,823 $1,341,800 $3.72 $.266
Rochester Hills 315,247  $1,650,840 $5.24 $.953
Kirco – Maintenance 506,598 $   754,831 $1.23 $.3075
Kirco – Custodial 506,598 $   519,770 $1.03  
Kirco – Elevators (14)   $  .26 

Kirco Total   $2.52 
Troy (w/o court & golf 
courses) 

 
506,608 

 
$935,800 

 
$1.84 

 

Court   32,600 $7,000 ** $  .21 $.273
Custodial w/court 539,208 $423,131 $  .79  

Troy Total   $2.84 
Building Operation’s internal service fee to departments(FY 11/12) - $1.84/sqft 
Building Operations maintains 54 buildings 
Building Operations charges Billy Casper Golf as services are rendered – 
Time/Materials 

 

**NOTE:  Even though the District Court pays the City a flat service fee of 
$50,000/year; BOPs incurs an additional $7,000 each year (averaged) to 
perform the necessary services. 

 

 
The leading reasons why managers contract services are to focus on saving money and providing 
professional expertise and management.  As the table illustrates, the city is achieving optimal results 
by retaining a core number of people and outsourcing custodial work and specialized skilled trades. 
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While making comparisons in cost per square foot to the private sector, it must be kept in mind that 
municipal facilities will vary greatly when compared to Class A Office space. Class A Office space 
may get higher traffic volumes requiring for example higher custodial services. However, the 
inventory of municipal facilities will have a greater variance in size, construction type, lighting, 
materials, and use and needs all affecting cost. 
 
Next Steps 
After the City fills the one (1) vacant full time position and retains the equivalent of one (1) part time 
position, the personnel reductions will leave this department sustainable and the service levels 
adequate.  A survey performed in 2011 by American City and County magazine confirms respondents 
steadfastly maintain the top two reasons why they would not contract for services is that it does not 
improve the quality of service nor operations. 
 
Intangibles   
During 2011, the City has had three events occur where city staff was able to keep facilities open or 
re-opened quickly due to historical knowledge, municipal contacts and having technical staff on site.  
While hosting a beauty pageant at the community center, the Detroit Edison electrical feed to the 
facility failed. Building Operations management was able to contact the Detroit Edison Municipal 
Liaison and brainstorm to back feed the facility and keep it open. The main electrical feed was 
restored two (2) days later. 
 
During the nearly 100 degree heat, the air conditioning at the community center was taxed to the 
point it could not cool the facility down in order to keep it open for use. Staff on hand quickly ran water 
hoses to the roof then stayed on the roof to spray down the condensers keeping the facility open and 
comfortable. It is important to note that many of the patrons inside were families and seniors that did 
not have air conditioning of their own, and this is one of our emergency housing facilities. 
 
The City had one of the main underground electrical feeds fail that provided electricity to the City Hall 
campus.  Again, working with the Detroit Edison Municipal Liaison we were able to get Detroit Edison 
out to identify the location of the break with their specialized equipment. We then were able to use 
one of their contractors to make the repair within twelve (12) hours. If we were to go outside and 
contract these services, it is estimated that the facility may have been closed for two (2) days. 
Additional staff was dispatched immediately to shut down equipment and avoid additional financial 
loss due to damage to our equipment. 
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