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Section 14 01 01


Elevating Device Maintenance

2006-05-01
(Full or Limited)


Use this Section 14 01 01 to specify "full maintenance" or "limited maintenance" of elevating devices. Appropriate editing is required depending on whether "full" or "limited" maintenance is desired. Do not use this Section to specify "oil and grease" type maintenance -- use Section 14 01 02 instead.

Refer to Data Sheet for descriptions of the different types of maintenance ("full", "limited" and "oil and grease") and for guidance in specifying the appropriate type.

This Master Specification Section contains:

.1
This Section Cover Page

.2
Data Sheet

.3
Specification Section Text:

1.
Definitions

2.
Scope of Maintenance Services

3.
Scheduled Preventive Maintenance Services 

4. Unscheduled Maintenance Services – Contractor's Risk

5. Unscheduled Maintenance Services – Minister's Risk

6. Unscheduled Maintenance Services – Response Times

7. Performance of Unscheduled Maintenance Services – Contractor's Risk

8. Performance of Unscheduled Maintenance Services – Minister's Risk

9. Incidental Costs

10. Replacement Parts

11. Contractor’s Use of Premises

12. Qualifications of Contractor’s Workers

13. Safety Tests and Safety Devices

14. Regulatory Requirements

15. Work Site Safety

16. Record Keeping and Maintenance Logs
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A "full maintenance" contract is one under which the Contractor provides regularly scheduled preventive maintenance services and virtually all repairs and replacement of parts that become necessary during the term of the contract (i.e. all unscheduled maintenance) for a fixed price. This type of contract can be characterized as "full Contractor risk" since the Contractor assumes the cost risk of all unscheduled maintenance. Also, responsibility and liability for determining what discretionary repairs and parts replacements are necessary, and when to make them, rests with the Contractor. 

A "limited maintenance" contract is one under which the Contractor provides regularly scheduled preventive maintenance services and some repairs and replacement of parts that become necessary during the term of the contract (i.e. some unscheduled maintenance) for a fixed price. Repair and replacement of major equipment components are specifically excluded from the fixed price, e.g. motors and cables on traction elevators, hydraulic cylinders on hydraulic elevators, etc. This type of contract can be characterized as "limited Contractor risk" since the Contractor is at risk only with respect to unscheduled maintenance of those components that are specified to be included in the fixed price. The department assumes the cost risk of unscheduled maintenance for the excluded components. 

An "oil and grease" contract is one under which the Contractor provides a fixed price for the labour (only) required for regularly scheduled preventive maintenance services only. All parts replacements required in connection with regularly scheduled preventive maintenance services, and all repairs and parts replacements that become necessary during the term of the contract (i.e. all unscheduled maintenance) are not included in the fixed price. This approach requires the department to assume the cost risk of parts replacement under regularly scheduled preventive maintenance and all unscheduled maintenance. Also, since the department must approve or disapprove unscheduled maintenance work to be performed at additional cost, the department assumes responsibility and liability for decisions on whether to proceed with, or defer, all discretionary unscheduled maintenance that may be recommended by the Contractor. 

Use this section in conjunction with appropriate Division 00, Division 01, and Division 14 Sections.

This Section assumes that the Bid Documents will include a Unit Price Schedule similar to the typical example included on the next page.
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UNIT PRICE SCHEDULE (EXAMPLE)

	Item

No.
	Description
	Unit
	Estimated

Quantity
	Unit

Price
	Extended

Amount

	1.

2.

3.

4.

5.
	Fixed Price for:

.1  Scheduled Preventive Maintenance Services, and

.2  Unscheduled Maintenance Services that are the Contractor's cost risk,

for 24 months, for all elevating devices identified in Section 14 01 05 – Elevating Device Locations and Descriptions. Include telephone monitoring, as specified.

Regular Hourly Labour Rates for Unscheduled Maintenance Services that are the Minister's cost risk:

.1 Journeyman elevator constructor.

.2 Apprentice elevator constructor.

Time-and-a-Half Overtime Hourly Labour Rates for Unscheduled Maintenance Services that are the Minister's cost risk:

.1 Journeyman elevator constructor.

.2 Apprentice elevator constructor.

Double Overtime Hourly Labour Rates for Unscheduled Maintenance Services that are the Minister's cost risk:

.1 Journeyman elevator constructor.

.2 Apprentice elevator constructor.

Contingency Allowance.
	Month

Hour

Hour

Hour

Hour

Hour

Hour

Lump Sum
	24

      20

      20

      15

      15

      15

      15

     N/A
	$____________

$____________

$____________

$____________

$____________

$____________

$____________

          N/A
	$____________

$____________

$____________

$____________

$____________

$____________

$____________

$10,000______

	
	
	
	
	
	

	                                                                                                                                                                                                        Total Amount of Bid $______________________



Always include Section 14 01 05 – Elevating Device Locations and Descriptions. Include the remaining Division 14 Sections listed below as applicable.

· Section 14 01 22 – Elevator Task and Frequency Schedule 

· Section 14 01 23 – Preventive Maintenance Log Sheet for Elevators

· Section 14 01 24 – Hydraulic Elevator Oil Loss Monitoring Task and Frequency Schedule

· Section 14 01 30 – Escalator Task and Frequency Schedule 

· Section 14 01 31 – Preventive Maintenance Log Sheet for Escalators

· Section 14 01 42 –  Lifts for Persons with Physical Disabilities Task and Frequency Schedule 

· Section 14 01 43 – Preventive Maintenance Log Sheet for Lifts for Persons with Physical Disabilities

1.
DEFINITIONS

.1
The following terms, when used in this Section, have the following meanings:

SPEC NOTE:  Specify Facility Operating Hours as applicable. Facility Operating Hours are specified in the Contract to convey to the Contractor the hours and days during which Scheduled Preventive Maintenance Services should normally be performed (unless otherwise directed by the Minister). See clause 3.4 and 3.5.

.1
"Facility Operating Hours" means the hours of [08:15] [     ] to [16:30] [     ], [Monday to Friday] [                        ], [excluding holidays observed by the Alberta Public Service].

SPEC NOTE:  Overtime labour rates and regular labour rates for Unscheduled Maintenance Services that are the Minister's cost risk should be subject to competitive bidding (requested in the bid) and then become a term of the Contract. This provides some degree of control over the cost of these services.

.2
"Overtime Hourly Labour Rates" means the all-inclusive rates stated in the Contract that apply to Unscheduled Maintenance Services that are the Minister's cost risk and that are performed during those hours, or parts thereof, wherein the Contractor's workers are entitled to receive one and a half times, or double, their regular hourly pay rate, pursuant to applicable collective bargaining agreements or industry employment standards.

.3
"Regular Hourly Labour Rates" means the all-inclusive rates stated in the Contract that apply to Unscheduled Maintenance Services that are the Minister's cost risk and that are performed during those hours, or parts thereof, wherein the Contractor's workers are not entitled to receive any overtime pay pursuant to applicable collective bargaining agreements or industry employment standards.

.4
"Scheduled Preventive Maintenance Services" means provision of the labour, parts, materials, tools, equipment, lubricants and other consumables, required to regularly and systematically inspect, examine, check, adjust, safety test, service, lubricate, clean, overhaul, replace parts or components, and perform other preventive maintenance activities in accordance with a pre-determined service schedule and manufacturer's instructions, as required to maintain elevating devices in proper, safe, and reliable operating condition.

.5
"Unscheduled Maintenance Services" means provision of the labour, parts, materials, tools, equipment, lubricants and other consumables, required to respond to service requests, diagnose problems, repair, renew, adjust, replace parts or components, and perform other activities that are unscheduled, but which are required on account of an actual or impending malfunction of an elevating device, or component thereof, or to correct an unsafe or unreliable operating condition.

.6
"Work Site" means the hoistway, elevator cars, machine room, or other spaces in the immediate vicinity of an elevating device, to which access is required for performance of Scheduled Preventive Maintenance Services or Unscheduled Maintenance Services.

2.
SCOPE OF MAINTENANCE SERVICES

.1
For all elevating devices identified in Section 14 01 05 – Elevating Device Locations and Descriptions, provide the following:

 .1
Provide Scheduled Preventive Maintenance Services for the duration of the Contract, in accordance with the following Task and Frequency Schedule[s] [subject to the modified frequencies specified in 2.1.2]:

SPEC NOTE:  Edit following list as required for the Contract. Coordinate with elevating devices identified in Section 14 01 05. For facilities with multiple types of elevating devices, it may not be not be appropriate to include all elevating devices in a single contract, e.g. consider a separate contract for lifts for persons with physical disabilities.

.1
Section 14 01 22 – Elevator Task and Frequency Schedule 

.2
Section 14 01 24 – Hydraulic Elevator Oil Loss Monitoring Task and Frequency Schedule

.3
Section 14 01 30 – Escalator Task and Frequency Schedule 

.4
Section 14 01 42 – Lifts for Persons with Physical Disabilities Task and Frequency Schedule 

SPEC NOTE:  For above average or below average usage elevating devices, the standard frequencies in the Task and Frequency Schedules may be modified by means of a clause or clauses inserted here, rather than changing the actual Schedule, e.g. modify all “monthly” frequencies indicated in a particular Schedule to “quarterly” for low usage elevators or to “every two weeks” for high usage elevators. Where there are multiple Task and Frequency Schedules for different types of elevating devices, or where different elevating devices of the same type require different frequency modifications, take care to specify the frequency modifications in as much detail as necessary, to ensure that all required frequencies are clearly indicated for all elevating devices. 

.1
Monthly frequencies may not be extended beyond quarterly to ensure compliance with code requirements.

.2
Semi-annual frequencies may be extended up to annually if appropriate based on usage.

.2
[Where frequencies are indicated as monthly [in Section                     ], revise to read to [every two weeks] [quarterly].] [                    ]

.3
The specified tasks and frequencies are the minimum required. The Contractor may, at the Contractor's discretion and cost, perform additional preventive maintenance tasks or increase the frequencies beyond the specified minimums.

.4
Provide Unscheduled Maintenance Services that are the Contractor's cost risk, for the duration of the Contract.

.5
Provide Unscheduled Maintenance Services that are the Minister's cost risk, for the duration of the Contract, as and when requested by the Minister. 

SPEC NOTE:  Monitoring of elevator telephones may or may not need to be provided under the Contract. Delete or edit the following clause as necessary. Where applicable, ensure that Section 14 01 05 indicates which elevating devices have telephones that require monitoring.

.5
Provide monitoring of elevator telephones 24 hours per day, 7 days per week, 365 days per year, for the duration of the Contract. Section 14 01 05 – Elevating Device Locations and Descriptions, identifies elevating devices that have telephones that required monitoring. The Minister will pay the line charges related to telephone monitoring.
3.
SCHEDULED PREVENTIVE MAINTENANCE SERVICES

.1
All Scheduled Preventive Maintenance Services are included in the fixed price stated in the Contract, except as specified in clause 3.5.

.2
Upon commencement of the Contract, prepare and submit for the Minister's approval, a Contractor's work schedule identifying proposed calendar dates and times for all Scheduled Preventive Maintenance Services to be performed for the duration of the Contract. The Contractor's work schedule must:

.1
include the minimum tasks and frequencies specified in the Contract,

.2
identify dates and times during which elevating devices will be out of service for longer than [   ] hours, and

.3
be approved by the Minister before any work is commenced.

.3
Perform Scheduled Preventive Maintenance Services in accordance with the minimum tasks and frequencies specified in the Contract and in accordance with the Minister approved Contractor's work schedule. Obtain the Minister's prior consent to any deviations from the approved Contractor's work schedule that:

.1
involve a change to dates and times during which elevating devices will be out of service, 

.2
omit any tasks specified in the Contract, or 

.3
decrease any frequencies specified in the Contract.

.4
For the purpose of the fixed price stated in the Contract, and preparation of the Contractor's work schedule, assume that all Scheduled Preventive Maintenance Services will be performed during Facility Operating Hours. However, the Minister may direct Scheduled Preventive Maintenance Services to be performed outside of Facility Operating Hours, e.g. to avoid unacceptable elevating device service disruptions.

.5
If the Minister directs Scheduled Preventive Maintenance Services to be performed outside of Facility Operating Hours, and this requires the services to be performed when Overtime Hourly Labour Rates apply, then the Contractor may bill, for the overtime hours, the difference between the applicable Regular Hourly Labour Rates and the applicable Overtime Hourly Labour Rates stated in the Contract. This will be considered an additional service and paid out of the Contingency Allowance in the Contract.

4.
UNSCHEDULED MAINTENANCE SERVICES – CONTRACTOR'S RISK

.1
All Unscheduled Maintenance Services are included in the fixed price stated in the Contract and are the Contractor's cost risk, except those that are expressly specified under article 5 as the Minister's cost risk. 

5.
UNSCHEDULED MAINTENANCE SERVICES – MINISTER'S RISK

.1
Unscheduled Maintenance Services that are the Minister's cost risk are those whose cost is not included in the fixed price stated in the Contract. The labour component of these services will be paid for based on the applicable unit prices (hourly labour rates) stated in the Contract. Cost of these services, other than labour, will be paid out of the Contingency Allowance in the Contract. 

.2
Unscheduled Maintenance Services necessitated by reason of negligence, misuse, or willful or accidental damage of an elevating device, by persons other than the Contractor's workers, are the Minister's cost risk. 

SPEC NOTE: For each type of elevating device, provide a list of specific components whose repair, replacement or renewal is to be excluded from the fixed price. Edit lists as required.

.3
Unscheduled Maintenance Services involving repair, replacement, or renewal of the following components, and any service calls specifically related to any of the following components, are the Minister's cost risk:

.1
Elevator car and hoistway enclosure components, including:

.1
removable panels,

.2
door panels and glazing,

.3
car gates or door panels,

.4
plenum chambers,

.5
suspended ceilings,

.6
light ballasts, diffusers, bulbs and tubes,

.7
handrails, mirrors, carpets, fans,

.8
floor and ceiling finishes,

.9
hoistway door finishes,

.10
hoistway gates or door panels, frames and sills,

.11
[                                       ]

.2
Escalator components, including:

.1
deck covers,

.2
moldings,

.3
interior panels, 

.4
[     ].

SPEC NOTE:  The above listed items are typically always excluded from the fixed price, even for a "full maintenance" contract. Any work in connection with the above listed items is therefore paid for based on the unit prices for labour rates stated in the Contract and out of the Contingency Allowance.

SPEC NOTE:  The following list of items is typically used to transform what would otherwise be a "full maintenance" contract to a "limited maintenance" contract. Delete these items for a "full maintenance" contract. Edit the list or add additional items to the list for a limited maintenance contract. See Data Sheet for more information. 

.3
Hydraulic elevator components:

.1
cylinders,

.2
plungers, 

.3
buried piping.

.4
Traction elevator components:

.1
motors,

.2
cables.

6.
UNSCHEDULED MAINTENANCE SERVICES - RESPONSE TIMES 

.1
Respond to services requests as follows:

SPEC NOTE:  Specify reasonable response times, taking into account the facility location and function.

.1
Respond to emergency situations, e.g. trapped passengers, immediately on a top priority basis as soon as possible after notification, 24 hours per day, 7 days per week, 365 days per year.

.2
Respond to critical, but non-emergency situations, e.g. a non-functioning wheel chair lift, as soon as possible during Facility Operating Hours, not more than [one] [  ] Facility Operating Hour[s] after notification.

.3
Respond to non-critical, non-emergency, service requests as soon as possible during Facility Operating Hours, not more than [four] [   ] Facility Operating Hour[s]  hours after notification.

7.
PERFORMANCE OF UNSCHEDULED MAINTENANCE SERVICES – CONTRACTOR'S RISK

.1
If, upon responding to a service request by the Minister and determining the reason for the service request, the Contractor determines that Unscheduled Maintenance Services that are the Contractor's cost risk are required, the Contractor shall so notify the Minister and perform the Unscheduled Maintenance Services as expeditiously as possible.

.2
Coordinate with the Minister date(s) and time(s) for performance of Unscheduled Maintenance Services, including time(s) during which elevating device(s) will be out of service.

8.
PERFORMANCE OF UNSCHEDULED MAINTENANCE SERVICES – MINISTER'S RISK

.1
If, upon responding to a service request by the Minister and determining the reason for the service request, the Contractor considers that service call to be, in the Contractor's opinion, a service that is the Minister's cost risk, the Contractor shall immediately so notify the Minister. If the Minister agrees, the cost of the service call may be billed as such, based on the applicable hourly labour rate(s) stated in the Contract.

.2
If, subsequent to a service request, or at any other time, the Contractor determines that Unscheduled Maintenance Services that are the Minister's cost risk are required or recommended, the Contractor shall:

.1
so notify the Minister,

.2
indicate whether the services are of an urgent or safety related nature,

.3
provide the Minister with a cost estimate for the services, 

.4
provide the Minister with proposed date(s) and time(s) for performance of services, including time(s) during which elevating device(s) will be out of service, and

.5
obtain the Minister's approval to proceed before performing the services.

.3
The Minister may or may not give the Contractor approval to perform Unscheduled Maintenance Services that are the Minister's cost risk. The Minister may defer performance of, or may retain other contractors to perform, Unscheduled Maintenance Services that are the Minister's cost risk. 

.4
Where the Minister gives the Contractor approval to proceed with Unscheduled Maintenance Services that are the Minister's cost risk, the labour component or those services is payable based on the applicable hourly labour rate(s) stated in the Contract.

.5
The Contractor is not entitled to payment for Unscheduled Maintenance Services that are the Minister's cost risk, which the Contractor performs without the Minister's prior approval.

.6
The Contractor is not entitled to payment for Unscheduled Maintenance Services required within 48 hours after the performance of Scheduled Preventive Maintenance Services, and which the Minister determines were necessitated by defective Scheduled Preventive Maintenance Services.

9.
INCIDENTAL COSTS

.1
The fixed price and the unit prices (hourly labour rates) stated in the Contract include all incidental costs related to providing the services to which they apply. Supervision, administration, dispatch, travel expenses (mileage, parking, etc.) and other similar overhead or incidental costs may not be charged to the Minister as an additional cost or reimbursable expense.

.2
Where Unscheduled Maintenance Services that are the Minister's cost risk are performed, and the unit prices (hourly labour rates) stated in the Contract apply, travel time may be charged at the applicable hourly labour rate(s).

10.
REPLACEMENT PARTS

.1
When replacing parts, materials and components, use only products that are new, comply with manufacturers' specifications, and are of the same or higher quality and durability than those being replaced.

.2
Use only lubricants that conform to the specifications of the manufacturer of the equipment to which the lubricants are applied.

.3
Install all replacement parts, materials and components in strict accordance with manufacturers’ installation specifications. 

.4
Maintain on the premises, in a space designated by the Minister, a stock of  replacement parts, materials, and components that require frequent replacement. 

.5
Maintain, off the premises but obtainable within 24 hours, an inventory of critical replacement parts that may be required infrequently, but which would cause an elevating device to be out of service until replaced.

11.
CONTRACTOR’S USE OF PREMISES

.1
Confine maintenance service operations at the facility to Work Site limits reasonably required to perform the services or to limits the Minister may designate.

.2
The Minister will provide the Contractor with a designated space, not necessarily for the Contractor's exclusive use, for the Contractor to store tools, equipment, and replacement parts for the duration of the Contract. Keep copies of operating and maintenance manuals, schematic wiring diagrams, task and frequency schedules, and maintenance logs in this space. 

.3
Maintain the Work Site and storage areas in a neat and tidy condition at all times.

12.
QUALIFICATIONS OF CONTRACTOR’S WORKERS

.1
Employ only trained workers, skilled and fully qualified to perform all maintenance services in the scope of services of the Contract.

.2
All workers must be neatly and properly attired and conduct themselves with proper decorum while on the premises.

.3
All maintenance services must be performed by, or under the direct supervision of, a qualified Elevator Constructor holding an Alberta Journeyman Certificate or an Alberta Journeyman Equivalency document.

 .4
Apprentices performing any of the maintenance services must be indentured in accordance with the requirements of the Alberta Apprenticeship and Industry Training Board.

13.
SAFETY TESTS AND SAFETY DEVICES

.1
Conduct all safety tests and inspect and adjust all safety devices in accordance with applicable Task and Frequency Schedule(s) included in the Contract, and in accordance with applicable regulatory requirements. In case of the conflict, the more stringent requirement governs. 

.2
Where applicable regulatory requirements require the authority having jurisdiction to witness safety tests, conduct such tests in the presence of the authority having jurisdiction.

14.
REGULATORY REQUIREMENTS

.1
Perform all maintenance services in strict compliance with the applicable requirements of the latest edition of the Safety Codes Act (Alberta) and the latest edition of all applicable Regulations pursuant to the Safety Codes Act (Alberta), and the applicable standards, e.g. CSA B44 – Safety Code for Elevators, that are referenced in the Regulations.

.2
Provide advice and recommendations to the Minister as and when required to assist the Minister in ensuring compliance with the facility owner's obligations under the applicable regulatory requirements. 

15.
WORK SITE SAFETY

.1
Before performing any maintenance services, cordon off the Work Site with appropriate barriers, signage and protective devices, for the protection of the Contractor's workers and facility occupants.

.2
During the time when the Contractor is performing maintenance services, the Contractor shall, for the purposes of the Occupational Health and Safety Act (Alberta):

.1
be the "prime contractor" for the Work Site, and

.2
do everything that is reasonably practicable to establish and maintain a system or process that will ensure compliance with the Act and its regulations, as required to ensure the health and safety of all persons at the Work Site.

.3
Direct all persons entering into or working within the Work Site on safety related matters, to the extent required to fulfill the Contractor's "prime contractor" responsibilities pursuant to the Act.

16.
RECORD KEEPING AND MAINTENANCE LOGS

.1
Maintain accurate records of all maintenance services performed.

.2
For every service performed, complete required data entries into a log book as required by the authority having jurisdiction. The Minister will supply a log book for each elevating device.

.3
Upon completion of any Scheduled Preventive Maintenance Services, promptly complete and submit preventive maintenance log sheets as directed by the Minister. The Minister will supply blank copies of the actual log sheets upon contract award. Samples of these log sheets are included in the Contract for information only:

 SPEC NOTE:  Edit list as required.

.1
Section 14 01 23 – Preventive Maintenance Log Sheet for Elevators.

.2
Section 14 01 31 – Preventive Maintenance Log Sheet for Escalators.

.3
Section 14 01 43 – Preventive Maintenance Log Sheet for Lifts with Persons with Physical Disabilities.

.4
All log books and preventive maintenance log sheets are, and will remain, the Minister's property. Copies for the Contractor will be available upon request.

END OF SECTION
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