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The Condo & HOA Fitness Room
A PRACTICAL GUIDE FOR BOARDS AND PROPERTY MANAGERS

A community fitness room is one of the most-used amenities an association offers and one of the least-managed.
Equipment gets installed, and then years pass with no inspection schedule, no service records, and no clear owner of
the responsibility. That works fine right up until someone is injured, and then the first question anyone asks is what the
association did to maintain the space. This guide covers what boards and managers should have in place, written from
what we actually see in the fitness rooms we service.

WHO IS RESPONSIBLE?

In practice, the association is. Members are using association-owned equipment in an association-controlled space, and the
association is generally expected to keep that space and that equipment in reasonably safe condition. A waiver posted on the
wall is useful, but it is not a substitute for maintenance, and it will not answer the question of whether the equipment was
inspected.

What protects an association is a documented, followed program: equipment is inspected on a schedule, problems are
recorded and corrected, unsafe units are removed from service promptly, and there is a paper trail showing all of it. That
documentation is worth more than any single piece of equipment in the room.

THE SIX THINGS EVERY FITNESS ROOM SHOULD HAVE

A current equipment inventory
Make, model, serial number, install
date, and service history for every unit.
Most associations cannot produce this,
and it is the foundation of everything
else.

A written maintenance schedule
Defined inspection intervals and a
professional service cadence, approved
by the board and actually followed.

A documented service history
Dated records of every inspection,
repair, and service visit, retained and
accessible.

A defined out-of-service process
Who takes a machine offline, how it is
tagged, and how quickly it gets
addressed. Ambiguity here is where
problems start.

Posted rules and emergency
information
Hours, supervision policy, age
restrictions, and how to get help if
someone is hurt.

A reported-issue channel
A simple way for residents to report a
problem, and a record showing what
was done about it.
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INSPECTION FREQUENCY

Community equipment sees far more use than residential equipment, from users of widely varying size, skill, and care.
Manufacturer intervals written for home use do not apply.

FREQUENCY WHAT HAPPENS WHO DOES IT

Daily / each cleaning Visual walk-through: anything obviously broken, loose, leaking, or out of
place. Wipe stations stocked.

On-site staff or cleaning
vendor

Weekly Brief functional check of each unit: does it power on, does resistance
change, is anything making new noise.

Property staff or
manager

Quarterly Professional preventive maintenance on all cardio equipment, plus safety
inspection of strength equipment.

Qualified service
technician

Twice yearly at
minimum

Full inspection of every unit including cables, hardware torque, and
internal cleaning. Written report retained.

Qualified service
technician

WHY QUARTERLY, NOT ANNUAL

In a residence, a treadmill might run a few hours a week. In a fifty-unit building it can run that in two days. Wear
accumulates on usage, not on the calendar, and an annual schedule on high-use equipment means problems live in
the room for months before anyone qualified looks at them. For most communities, quarterly service on cardio
equipment is the point where cost and risk balance out.

WHAT WE MOST OFTEN FIND

▶  Frayed cables on strength equipment still in daily use ▶  Treadmills that have never been lubricated since
installation

▶  Missing or broken safety keys on treadmills ▶  Equipment out of service for months with no record of a
repair request

▶  Loose or missing hardware on benches, handrails, and
pivot points

▶  Selector pins missing lanyards, or substituted with the
wrong pin

▶  No serial numbers on file, making parts sourcing slow
and expensive

▶  Split upholstery, which is a sanitation issue as well as a
wear issue

THE ONE THAT MATTERS MOST

A frayed cable on a selectorized machine is the most serious condition we routinely find in community fitness rooms.
Cables do not fail gradually once strands begin breaking; they fail suddenly, under load, with a resident on the
machine. Any unit with a visibly damaged cable should be taken out of service the same day it is discovered, not
scheduled for the next maintenance cycle.

SIGNAGE AND POSTED INFORMATION

Requirements vary by jurisdiction and by insurer, so confirm specifics with your association counsel and carrier. As a practical
baseline, most well-run fitness rooms post:
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▶  Hours of operation and any supervision policy ▶  A statement that the room is unsupervised, where that
applies

▶  Age restrictions and any guest policy ▶  A recommendation to consult a physician before
beginning exercise

▶  Emergency contact information and the physical
address of the building

▶  Location of the nearest phone or emergency call device

▶  Instructions to report damaged equipment, and to whom ▶  Any rules on footwear, food and drink, and personal
training

ACCESSIBILITY

Whether a community fitness room falls under public accommodation requirements depends on the nature of the association
and how the space is used, and it is genuinely a legal question rather than a maintenance one. If your association rents units
short-term, opens the amenity to non-residents, or was built or substantially renovated recently, it is worth asking counsel
directly rather than assuming. From a service standpoint, the practical items are clear circulation space between machines
and equipment that is not blocked in by furniture or storage.

TALKING TO YOUR INSURER

Ask your carrier three questions before renewal rather than after a claim: what does the policy require regarding fitness
equipment inspection, what documentation would be requested following an injury, and does a documented professional
maintenance program affect the premium or coverage terms. Carriers frequently have opinions on this that never reach the
board, and in some cases a formal program is credited.

BUDGETING FOR THE AMENITY

Fitness equipment is a depreciating asset with a predictable service life, and it belongs in reserve planning like any other.
Commercial cardio equipment in a community setting has a meaningfully shorter life than the same unit in a home, and
consumables — belts, decks, cables, upholstery, grips — are recurring costs, not surprises.

▶  Track each unit's install date and expected remaining life ▶  Budget consumables annually rather than treating them
as emergencies

▶  Plan replacements on a rolling basis instead of replacing
the whole room at once

▶  Include preventive maintenance as a recurring line item,
not a repair reserve draw

▶  Keep quotes and service reports as documentation for
reserve studies

▶  Factor in that deferred maintenance shortens equipment
life and raises total cost

This guide reflects practical service experience and is provided for general informational purposes. It is not legal advice. Requirements vary by
jurisdiction, governing documents, and insurance carrier — consult your association attorney and insurer regarding your specific obligations.
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We work with associations and property managers throughout Tampa Bay.
We can inventory your fitness room, document the condition of every unit, and build a maintenance schedule your
board can approve and your manager can actually follow. Every visit produces a written service report for your
records — the documentation that matters when someone asks what the association was doing to keep the
amenity safe.

PHONE

(727) 512-5120
EMAIL

service@theequipmentfixer.com
WEB

theequipmentfixer.com
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