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General Operation Information

Vendor Contract #00000001693
4.0 GENERAL OPERATION INFORMATION

Please Note:

(a) All maintenance operatives must wear a safety harness secured to the provided fixing points, along with hard hat and safety boots.  If necessary ear defenders and “Hi-Vi” vests are to be provided.

(b) With regards to gaining access to each of the façade areas and correct sequence when using the provided harness fixing-points, we would refer you to the Specialist Access – Feasibility Study Report produced by CAN on behalf of Seele L.P.

With respect to the suspended maintenance equipment at roof level, we would also refer you to the relevant information included within the Equipment Manual & Inspection Log Book, produced by Pro-bel.  Please note that it is the responsibility of the user to inspect the equipment before and after use for visual defects and to fill out a Usage Log of work activities.
(c) The maximum loadings on the façade exterior surfaces may not be exceeded at any given time!  These loading are as follows:

(i) On the sloped glazed facades and the roof level parapet, either a distributed load of 20 psf, or a single point load of 330 lb in a given surface area of 4 x 4 inches, shall not be exceeded

(ii) With respect to roof-level parapet, the use of a load-distribution board, with a rubber underside layer, is recommended.  This can be secured on top of the parapet and spread out the load of each harnessed maintenance operatives as they step out fro the roof edge.

(iii) On the vertical facades a single point load of 110 lb (foot loadings whilst traversing the façade), in a given surface area of 4 x 4 inches, is not to be exceeded.

(iv) No point or distributed loadings have been allowed for in the design of the under slung facades, E09 for example, excluding those designed for the safety harness fixing points.  See below for further details.

(v) With regard to the safety harness fixing points, as a general rule a fixing may be used by 1No. operative at any given time.  However, the maximum loading allowed on any fixing point is 310lb.  This should be taken into consideration at all times when preparing for cleaning works, i.e., the amount of tools, etc, being carried by the operative.

(d) Operatives walking on glass or sealing joints must wear clean non-slip rubber soled boots.  In all instances they are to be checked prior to gaining access to the glazed facades, to ensure they are free of any soil or stone chippings!

(e) When cleaning the glazed areas the specific physical properties of glass are to be taken into consideration!  In particular direct contact between glass and hand tools with sharp edges, or similar materials, is to be avoided!

(f) In case of soils which can not or be removed with the described methods herein, Seele L.P. must be consulted before undertaking further steps!

(g) We would recommend that the sequence of cleaning is planned to commence on all 4 No. elevations at level 10 or Level 9 with respect to the North & West Elevations, and progress down-slope to the Level 3 facades.

The following check lists are intended to be a guide only for the building owner/user to develop a cleaning program utilizing “in house” staff and/or external expert companies.

Note:
Detailed records of the cleaning processes have to be kept by the building user and must be submitted upon request when investigating complaints.

During the five year warranty copies of each cleaning record is to be sent to our Chicago Office straight after each inspection
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Additional clearance the gutters may be required between each of the six monthly cleanings.

We would recommend the removal of all debris collected in the gutters after each storm with a significant strength.

As per the Beafort Scale, we would define a storm with significant strength as being a Force 7 or more, described as a Moderate Gale and have a wind speed of 32-38 mph/ 50-61 kph.

6.0 FAÇADE CLEANING

6.1
General Guidance

Glazed surfaces are notably exposed to the weather and photosensitive adhesive influences cause a natural aging.  Dust and dirt deposits, together with standing rainwater, can cause the build-up of  a crust on the sealants, etc, which can lead to hydrogen-embrittlement induced cracking.

Through the deposit of airbone seeds, weeds and other plants can develop and their rots can force a way through the sealing systems.  Less advantageous changes to façade sealing can also occur as a result of chemical, biological and other environmental influences.

Maintenance and preservation are necessary to preserve the efficiency of the facades, as the quality of the sealing is fundamentally determined through the type of surface protection that has been maintained.

The cleaning works must be carried out by a qualified company that is authorized direct by the building owner for the course of the maintenance contract.

Fixing points, glazing profiles and sealant connections require in-depth inspection, with particular importance given to the area’s which interface with other cladding systems, etc.  The glazing profiles are to be regularly checked, as per recommendations included within this section of the O & M Manual, and may eventually require tightening.

Even though the glazing and the sealings are weather-proof and only require a light amount of maintenance provisions, it is however a requirement to preserve the reflective characteristics, as well as the transparence of the glass, that the dirt and the metal particles which collect over time are removed using approved washing and cleaning operations.
In an instance were the collected dirt particles are not removed in sufficient time, then the risk occurs that in conjunction with moisture the surface will be attacked over the course of time (element cultivation) and an unaesthetic change to the surface will arise.  It could result in surface corrosion of the glass pane, through chemicals contained in the building material and in the cleaning products.  Especially with long-time exposure, such substances (e.g., natural alkalis, Nitrous acid, fresh concrete, render, chalk, etc.) lead to steady corrosion.

6.2 Glazing Units

The following information must be taken into consideration before the cleaning glass surfaces of the glazing units commence at the Seattle Central Library:

a) Accumulation of light dirt:  Cleaning with a lot of water, sponge, skimmer, buckskin or cloth, is usually sufficient to prevent adhering layers of dirt.  Ingredients of cleaning agents can be used when compatibility with adjacent elements is checked.  Make sure that the fluids are pH neutral or light basic.







seele
b) Accumulation of medium dirt:  Medium dirt usually occurs when the glass has not been cleaned for some time.  Dirt of this nature should initially be cleaned as point 1. Any residues should then be treated with special cleansing agents (such as household glass cleaner).  These agents contain organic solvents which strip away greasy, smeary layers of dirt.  Paint and tar spray can be separated with nitro-thinners or petroleum spirit. In case of adhering layers of dirt, cleaning agents with polishing substances can be used.  However, care must be taken to ensure that the cleaning agent has a neutral or weak alkaline reaction and that the polishing substance has a fine grain so as not to scratch the glass surface.  Rewash afterwards as per Accumulation of light dirt, above.
c) Accumulation of heavy dirt:  In case of glass surfaces with a heavy accumulation of dirt which are not cleaned to a limited extent using methods above, we recommend in each instance consultation prior to employing any other measure.
d) No high pressure cleaner is to be used for the maintenance procedure as damages to sealing joints are likely.
e) No aggressive solvents, especially fluids which contain acids, particularly hydrofluoric acid, strongly alkaline washing solutions, cleaning agents containing fluoride or basic materials are to be used.

f) Operatives must pay attention that no dirt particles are rubbed on the glass surface.

g) If you do not act in the described way to treat and clean the glasses, any responsibility and liability, also from the side of the manufacturer, is refused.

h) Generally, the use of scrappers and metal blades is to be avoided, as any dirt which has accumulated on the glass surface may result in scratching of the glass, even when “clean” blades are used.

6.3 Aluminum Parts

(a) Aluminum parts are to be cleaned by wiping them down every six month with a soft cloth.

(b) Clean slight soils with a neutral cleaning fluid using a soft cloth, followed by rinsing in clear water, then polish with soft dry cloth to make them look as new.

(c) Remove stubborn dirt with slightly abrasive cleaning agents or bonded fibers covered with fine neutral polishing powder.

For additional information with regards to the maintenance and cleaning of the aluminum elements included with the facades, please refer to the Cleaning Guide for Architecturally Finished Aluminum included in Appendix 3 of this O & M Manual.

Please additionally note:

· Soda solutions, alkalis and acids must always be avoided.

· Scratchy materials, metallic cloths, wire brushes and the like must not be used.

6.4 Stainless Steel parts

(a) Stainless steel parts are to be cleaned by wiping them down with a soft cloth.

(b) Clean slight soils with a neutral cleaning fluid using a soft cloth, followed by rinsing with clear water, then polish with soft dry cloth to make them look as new.

(c) Remove stubborn dirt with slightly abrasive cleaning agents or bonded fibers covered with fine neutral polishing powder.

6.5 Mild Steel Parts

(a) Keep these parts clean by wiping them down with a soft cloth.

(b) Clean slight soils with a neutral cleaning fluid using a soft cloth, followed by rinsing with clear water and wiping them down with a soft dry cloth ensuring not to damage the painted surface.

6.6 Glazing Gaskets, Barriers and Sealing Joints

Further to the cleaning of the glass surfaces of the glazing units, as desired in Section 6.0 of this document, simply wipe down the visible glazing gaskets, waterproof barriers and sealing joints with a dry cloth.

6.7 Gutters

The gutter systems are to be checked for any dirt materials, leaves, etc.  These items of waste should thus be removed for safe disposal.

The parts of the gutters should be cleaned as described in Sections 7-10 above.

For additional information with regards to the maintenance and cleaning of the Sarnafil waterproof membrane, which forms the outer surface of the façade storm-water gutters, please refer to the technical information included in Appendix 4 of this o & M Manual.

However, we would reiterate the final comment highlighted in this document:

Under no circumstances should repairs be attempted using bitumen based products.
