THE BARCLAY  --  WINDOW  REPLACEMENT       

 
BACKGROUND
Over the last two years, the Board of Directors has reviewed regularly the 2010 Reserve Fund Study prepared by Laviolette Engineering Inc. as well as the Barclay hydro bills to find ways to reduce Hydro consumption within the building. 
Having commissioned two studies in 2011, the Board presented an energy conservation plan to the owners in early January 2012. The plan had three parts  --  Implementation of smart metering, gasification of the common elements and suites and replacement of 37 year-old windows. The owners accepted part of the plan and voted for the creation of a special working group to assess the replacement of the windows planned for 2015 and their related costs.   

The working group set up in June 2012 has been tasked to review this issue and to recommend solutions.

Steps taken 
1. A survey was developed and distributed to all owners at the end of June 2012. The results are not yet available.
2. A visual inspection of the windows was done during the annual inspection of the balconies. An interim report was presented to the committee in July 2012.

3. Window installers were invited by two members to assess the status of the windows in two different units and make recommendations. 

4. Research was conducted to find out if similar projects were underway in Ottawa or elsewhere and to find out the names of potential contractors able to carry out the project as well as their reputation.
For my part, I reviewed the Board’s available information as it is critical to find out if the proposed funds set aside in the Reserve Fund for the project are sufficient or not. I met with a property manager of a similar building in Toronto, I contacted a window manufacturer/installer whose name appeared in the Condo magazine and finally I met with engineers from two Ottawa consulting firms. 

A.  VISIT TO AVOCA APARTMENTS LIMITED 

On Friday July 20, 2012, I met with the property manager to find some information about the replacement of the windows. The buildings are managed by Brookfield. 

AVOCA APARTMENTS LIMITED is located on 10-20 Avoca Avenue in Toronto (near Yonge & St. Clair -- see picture below). There are two identical buildings built in the early seventies with an architecture similar to the Barclay’s  --  a concrete structure, window walls, concrete balconies with railings and glass. The two buildings have 18 floors and there is an outdoor swimming pool.  
Balconies  --  All the balconies in Building I were repaired in 2006 due to the condition of the concrete. The balconies in Building II are currently under repair.

Suite metering  -- Not yet implemented. However, there is a central smart meter not yet activated and the property manager monitors regularly the hydro consumption.  

Hydronics  --  To reduce the hydro consumption in both buildings, all the electrical baseboard heaters were replaced some years ago with hydronic baseboard heaters. The heat coming out of the baseboards protects the windows from the cold, the ice and the snow.  Since, the hydro consumption has been reduced drastically. The unit fan coils were all replaced between 2000 and 2004.

Windows  --  The replacement of all the windows in Building I is planned around 2016 at an estimated cost of $5 million and the contribution to the Reserve Fund is 5% per year.  In Building II, it will be done at a later date. The windows are of the lowest grade and the frames are not at all insulated as thermally broken aluminium frames were not available on the market at that time. In planning the replacement, the property manager is looking at double-glazed windows and thermally broken aluminium frames. There is a big difference in price between double-glazed windows and triple-glazed windows but the difference in terms of energy efficiency does not justify the switch.
Replacing only the glass and keeping the existing frames would not be recommended because the frames are not insulated; therefore, one could still feel the drafts in the winter as the drafts are linked to the status of the frames. 

Also according to the property manager, the Barclay Corporation is right to change the heating system for the common elements and the anticipated 17% savings will be noticeable on the monthly bills.
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C. WINDOWS INSTALLERS 
To begin with I contacted Fendor located on Roosevelt Street in Ottawa ( Fendor was the contractor selected originally for the installation of the window systems). At the end of June, I contacted Norstar located in Stoney Creek and Belgreen located in the Toronto area. The last firm never replied to my request.

FENDOR 
Earlier in March 2012, Fendor gave me some rough estimates allowing the Board to compare the new figures with the figures set out in the 2010 Reserve Fund Study. Fendor recommended the replacement of the whole system  --  glass and frames. At that time, it appeared that the existing funding would be insufficient.
NORSTAR WINDOWS & DOORS LTD. 

Norstar is a well-known Canadian manufacturer and window installer located in Stoney Creek (Hamilton area).  I found an ad in the Condo magazine and got in touch with the company. Over the years, the company has completed several major projects in Ottawa and is currently replacing all the windows in a complex located on Fisher Avenue. 
After an exchange of e-mails with the company president, I received a detailed estimate for budgeting purpose only as well as a series of answers to my questions. While he was in Ottawa, the president took measurements of the ground floor and many photos of the various parts of the building. 
This is not a contract with Norstar, it is information to help understanding the overall cost of the project. The proposal is based on a visual inspection and photos of the building; it is not based on technical specifications as defined by an engineer. It should be considered as a starting point in developing the budget. Compared to Fendor figures, this would be the threshold.

Below you will find relevant information provided by the president of the company. However for confidentiality reason, I will not forward electronically the proposed estimates. 
Windows  --  Norstar Series 6000

The Norstar Series 6000 is a heavy duty thermally-broken aluminum frame with a combination of fixed insulated thermal unit (4mm Low E Tempered/4mm Clear Tempered x 1" O/A) and four single glazed sliders. Two sliders are stationary and two are operable. The glass panels are held in place with a durable heavy duty rubber spline. All windows have new fiberglass screen mesh. Our Series 6000 exceeds the requirements of the Ontario Building Code and meet CSA-A440-00 A3Fixed Air, B5 Water, and C5 Wind Load.

Patio doors  --  Norstar Series 1200

The Norstar Series 1200 two-panel sliding patio door is a heavy duty thermally-broken door delivering high performance. The door is manufactured using two sliders; one slider is stationary and the other is operable. The sliders are equipped with self-lubricating tandems and adjustable wheels. All sliders are glazed using tempered sealed units with 1" O/A thickness. Our Series 1200 meets CAN/CGSB-82.1-M89 Sliding Patio Doors, A3 Air, B3 Water and C3 Wind Load.
Questions asked to the supplier and answers
1. Price per square foot?
Providing budget square footage price can change depending on what the specifications will be.  For budget only you can be looking at anywhere between $25.00 - $40.00 SF.  Some consulting firms can get crazy with some of their request and it drives the prices up. 
2. Costs estimate?

Norstar quote for the windows & patio doors: $1,062,199.99 (HST included). The price is for budgeting purpose but should give an idea of costs.  The price is based on the removal, supply and installation of new thermally broken aluminum windows and sliding patio doors.  All the glass will be tempered thermal units with Low E, Argon Gas and warm edge spacer.  All our windows frames are Electro statically Powder Coated (10 year warranty on the finish).
3. Would the replacement of the windows be done from inside or outside? 
The replacement will be done from the interior.  If swing stages are used they will cost about $3,000.00 per stage/per month.  Also the time of the installation takes longer to bring the materials up and down the stage.

4. Length of the project?
The project would take about 4 months to complete.

5. What about a contingency allowance (20 %)?. 
 That is fine, if we awarded the contract we are very detailed at what is included and what is not.
6. Could you indicate the percentage of increase per year (inflation factor and cost for making the glass)? 
Prices can fluctuate depending on the increases if any.  Our prices have been around the same for the last year.  

7. In you proposal, you are recommending a certain type of tempered glass, would it be conformed to the new provincial law? 
All our glass/windows meet OBC requirements.  The new OBC change on tempered glass was related to Balcony railing glass.

8. Are you currently working on some projects in Ottawa?
We will be starting at 1150 Fisher Road in about 2-3 weeks (Homestead Land Holdings).  We are getting ready to start 201 Bell Street (Cogir Management) and we have done work on various other projects in Ottawa: 200 Rideau Terrace; 85 Range Road; 1275/1285 Richmond Park Square etc.

      9.      Proposal:  Line 1, 2, 3….15    --  Based on the sketches, I noticed some variations in quantities and number of panels  Could you explain these variations? 

We based our budget price on the window configuration that you currently have on site. 
     10.   The measurements  --   metric or imperial system? 
Imperial

      11.  In the description of the windows, what do you mean by new fiberglass screen mesh? 
With the new windows and sliding patio doors you get a new aluminum frame screen with a fiberglass screen mesh.

      12.   Is the price is based on single or double-glazed glass panels? 
Everything is thermal double glazed.  You can install triple glazed units but the cost would be much higher and not sure if the payback is worth it.

      13.  Why do you propose single glazed sliders and not double-glazed sliders; is it standard? 
The slider come standard with 4 single glazed sliders, you can upgrade to have the 2 outside set single and the interior set double.

      14.   In your proposal, did you include the ground floor and the swimming pool? 
Yes, we included the pool window.
NOTES:

*All prices are HST (13%) extra.

*All clean up and disposal related to our work.

*$ 5,000,000.00 Liability Insurance related to our work.

*Price includes all material, labour and equipment required to complete install.

*All installation includes foam insulation, aluminum flashings, Sikaflex 15LM exterior

caulking, Tremflex 834 Latex caulking and fasteners where applicable.

*Estimate is valid for 60 days.

*Overhead protection, fencing and site safety by Norstar.

Exclusions:

*Price does not include building permits.

*Does not include and repairs to damage walls, painting, casing trim or decorating that

may be required during/after installation. In area where aluminum J-Trim can be used to

eliminate the drywall damage this will be done.

*Final window cleaning.
D.  ENGINEEERING CONSULTING FIRMS
In doing my research, I noticed that the replacement of the windows and frames could lead to some structural damages as nobody knows the condition of the concrete wall supporting the window system. Also before recommending any action to the Board, I felt that the committee lacked technical knowledge therefore I asked the Board to set aside some funds in the 2013 budget in order to consult an engineer specialized on this kind of project.

First, I contacted a Toronto firm whose name appeared in the Condo magazine but did not get any feedback at all. Then, I contacted Adjeleian Allen Rubeli Limited, an Ottawa consulting firm who over the years has done some structural projects for the Barclay. After having met one engineer to explain the project, I was referred to an engineer specialized on this type of project. The recommended engineer is with exp. (formerly Trow). 

On August 21, 2012, I met with Chantal Wegner, M.A.Sc., P.Eng., Manager of Building Services at exp. Services Inc. Having explained the project, Ms. Wegner accepted the challenge and will conduct a preliminary inspection of the windows with the assistance of a window installer. This preliminary inspection including the meeting has been estimated at $900. Having done that, she will be happy to meet with both the committee and the Board to explain her findings. Based on the latest, a proposal for a feasibility study will be developed and submitted to the Board. 
1

