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Emergency 911

Alberta Boiler Association 403 291 7070

Alberta Labour (Emergency) 403 297 2222

Buried Utility Locations 1800 242 3447
City Of Calgary (All Departments) 311

Dangerous Goods Incidents 1800 272 9600
Environmental Emergency 1800 222 6514

Poison Centre 403 670 1414

Weather Information (24hr) 403 299 7878
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FIRE & SAFETY

Serving Commercial, Residential & Contractors Since 1963

Fire & Safety Equipment Specialists
Toll Free: 855.337.7776

1323 0 Avenue SE 14825 Yellowhead Trail 5320 72 Ave SE
Calgary, AB Edmonton, AB Calgary, AB
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President’s Message

| hope this message finds you
and yours well and in good
health

The YouTube videos on information we have
shared since September on the Covid-19 virus
and how it can affect the workplace are finally
finding some traction with Building Operators.
The meetings guest speakers have clarified
some information and even raised other ques-
tions that should be answered. The Association
is encouraged to continue to provide videos on
operational standards. We have learned that
ASHRAE has encouraged buildings to run their
buildings in a manner that will exchange as
much air as possible into occupied rooms and
that means longer hours of operation as well
as increasing the exchange of outdoor air to
the facility. We all agree to the theory, but we
need to teach the practical, that once we bring
in outdoor air into the spaces we occupy, we
then need to condition it. If the air is too warm
the need to cool it, if it is too cool then heat
must be added. The addition of the treatment
requires energy. Energy is money, and we
must not be wasteful.

Managers require the efficient use of the en-
ergy. The building Operators Association is
looking to do a series of videos on efficient and
effective management of systems. We have
had guest speakers in the past who were spe-
cialized in the above. We will begin with some
fundamentals such as ventilation. The move-
ment of air through the system and we then
look at measuring, monitoring, and controlling.
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So, with the help of our friends and associ-
ates we will assemble a series of videos. Our
first will be working with Brian Stringer of Epic
Building Services. | hope to bring back such
good speaker as Craig Hatch of CFMS who did
a great talk on the recommissioning of HVAC
systems. | believe our work in education has
developed another facet. One that is appropri-
ate to the operators of today. Our first one will
be on the theory of ventilation and we then can
build on that. We have a you tube channel
where we have been putting our virtual monthly
meetings. We will continue to use that medium.

To view what the Association already has in
place, please go to our website, and follow the
links. If you would like to present to the Build-
ing Operators Association, please text me or
call.

Please, Stay safe and be kind to one another.
Smiles))

With kind regards,
Les Anderson PE, RPA

-
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JOIN US!

FOR OUR VIRTUAL BOA MONTHLY

—

MEETING ON TUESDAY FEB 9, 2021 AT 5PM

O
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BGE Indoor Air Quality Solutions

When clean air matters.
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TEST YOUR OPERATOR IQ!

Are you equally adept at troubleshooting problems in the boardroom and
the boiler room? As the resident facility guru, there's a lot riding on
whether or not you know the difference between sounds control and a

) sound investment.
O \ Try our monthly Operator IQ challenge...answers on page 18

1. A closed type expansion tank in a hot water heating system must:
a. be full of water at all times

b. have a vent open to the atmosphere at all times 3’;3:3/\

c. belocated three meters above the boiler 94 |

d. be located no higher than the top of the boiler N > =

e. be partially filled with air at all times : Y
[ @@

. A hot water boiler is protected from over pressure by a/an:

2
a. safety pop valve

b. high limit pressure control
C. expansion valve

d. airrelease valve

e. safety relief valve

. A pressure or altitude gage for a hot water boiler:

must be equipped with a siphon

shall have a dial scale at least 3 times the maximum allowable working pressure
does not require a siphon

must have a temperature dial

must be of 51 mm pipe size

T o0 oTo W

4. An altitude gage on hot water heating boilers is used to indicate:
a. expansion tank temperature

b. boiler temperature

c. furnace draft

d. height of the highest radiator in system
e. the height of the boiler

5. An automatic fill valve:

a.  will maintain maximum system pressure at all times
b. is a mandatory fitting

c. isnot mandatory

d. opensonly when expansion tank level is low

e. Can be used with an open tank system
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Generic LOCK OUT TAG OUT PROGRAMS don’t
work and they will not pass in OH&S Court!

In your company APPROVED written Lock out Tag
Out program generic lock out tag programs or
cookie cutter programs do not work to meet the
needs of current legislation.

Yes the law does say you need a written

lock out tag out program at work but it

MUST work for your site and workers!
It’s easy to see the appeal of generic lockout proce-
dures. Generic procedures allow hundreds of ma-
chines to be covered by just a few dozen lockout
procedures. But trust me when | say this the courts
will not buy it if it DOES NOT MATCH your risks and
items needed to lock items out!

Creating and maintaining a lockout-tagout pro-
gram can be a significant time and hazard assess-
ment review investment. To save time, many
companies attempt to create generic lockout
procedures for their equipment. If the lockout
procedures are simply text-based documents,
this might be feasible. However, more and more
companies are creating graphical lockout proce-
dures, with pictures of the machine and its ener-
gy sources to better aid workers in performing
lockout. For companies looking to create a safe
and efficient energy control program, graphical is
the best choice. However, for the program to
have the highest success, individual lockout pro-
cedures will need to be made for each machine.

YES! Many safety personnel also see generic pro-
cedures as less work when it comes to the annu-
al inspection and overall program maintenance.
However, unless the machines are perfectly
identical, generic procedures simply don’t work
well in a graphical program.
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Consider the graphical lockout procedure’s layout:
there is the header information about the unit, which
can be generalized, as well the energy source types,
which may be the same for each unit. But then there
are the pictures, which in many cases will look drasti-
cally different for each unit.

With all of the unique differences between units ma-
chines, vehicles or equipment, the only way a generic
lockout procedure can cover them all is by using gen-
eral wording such as “locate the corresponding ener-
gy disconnect and lock out” and by including a few
different pictures of each scenario. At this point, think
of the authorized employee who is supposed to be
using this lockout procedure. Is there really any useful
information here?

If the generic lockout procedure isn’t providing any
useful information such as which breaker to throw,
where the machine-specific disconnect is located, or
what type of lockout device is needed, what incentive
is there for the employee to use the procedure at all?
The employee may glance at the procedure the first
time they lock out the unit, but after realizing the pro-
cedure doesn’t provide any information the employee
doesn’t already know, it is unlikely the employee will
ever use the procedure again. This leads to employees
guessing on how to properly lock out the machine, or
worse, locking out the wrong disconnect. If improper
lockout is possible on simple rooftop equipment with

Continued on page 9...
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Continued from page 7...

equipment with a generic lockout procedure, imagine how ineffective it may be for large systems.

Machine-specific lockout procedures are the best option. They provide clear direction as to which energy
sources need to be locked out and where they are located. If a disconnect isn’t labeled or a breaker panel
is missing its schedule, the machine-specific lockout procedure can identify exactly which point needs to
be isolated for the machine. For the majority of equipment, the safest option is to create a unique lockout
procedure with unique pictures.

There are a few situations that may warrant a generic lockout procedure. Simple machines that are identi-
cal, with local disconnects for all energy sources, set up in the same way, may be able to use generic lock-
out procedures. This may be useful for exhaust fans, provided the disconnect is located on the unit itself,
or overhead doors in shipping that all have a switch right next to the door. Make sure units are actually the
same with the same disconnect type and magnitude. If deciding to make generic procedures for simple
units where the disconnect is not right next to the unit, be sure to label everything. Label the machine, la-
bel the disconnect, and make sure the labeling is easy to understand. If there is any chance of confusion, a
machine-specific procedure should be created instead.

YOUR

RIGHT
KNOW

The best way to confirm a machine will be properly locked out each
time is to develop a unique lockout procedure for each unit/vehicle or
piece of equipment. Terry Penney

Senior OH&S and Env. & Reg., Professional, Presenter, Motivational Safety Speaker and Safety Program Development.
Article reprinted with permission

Recommended Minimum lce Thickness
for New Clear Hard lce.

No ice is without some risk.
7 cm (37) or less  Be sure to measure clear hard
STAY OFF!! ice in several places.

20-30cm (8-12")  30-38cm (12 -15

2 10 ecm (47) 12 ecm (57)

walking, cross  one vehicle: one vehicle:
country skiing  snowmobile car or small pick-up
or ATV

one vehicle: medium truck
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Spotlight: Defibrillators

from www.americanheart.org
Automatic external defibrillators (AEDs) have become a more common sight in public areas of facili-
ties in recent years. Their presence is a reflection of the growing realization that quick action in the
event of a heart attack can save lives.

A campaign by the American Heart Association has brought greater awareness to the role that AEDs
can play in saving lives. An AED can check a person’s heart rhythm and recognize a rhythm that re-
quires a shock. It also can advise the rescuer when a shock is needed. The device uses voice prompts,
lights and text messages to tell the rescuer the steps to take.

The association supports placing AEDs in targeted public areas, such as sports arenas, office complex-
es, doctor’s offices, and shopping malls. In such cases, it also encourages that they be part of a defib-
rillation program in which persons responsible for using the device are trained in CPR and how to use
an AED.

As for system maintenance, the American Heart Association recommends conducting schedule pre-
ventive maintenance that, at a minimum, checks:
e placement of the device
battery installation and expiration
the status/service indicator light
exterior components and sockets for cracks or other damage
needed supplies, including razor, towel, barrier device, scissors, extra battery, disposable gloves,
and extra set of electrode pads.
For more information on AEDs, visit www.americanheart.org
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Striking a Balance:

Occupant Comfort vs. Energy Efficiency
by David Kozlowski

Streams of too-warm, too-cool complaints?
Today's technology offers solutions.

They stream into maintenance and engineering de-
partments daily: complaint calls about the HVAC sys-
tem.

Depending on the facility, about half of these calls can
be attributed to personal, subjective definitions of
comfort. But the others stem from real HVAC prob-
lems: equipment out of calibration, air distribution
problems due to construction, dampers not respond-
ing correctly.

The easy solution used to be applying energy. Increase
air flow, crank the thermostat up or down, open
dampers more, let the reheats go wild. But since the
energy crisis of the 1970s, the energy solution has
proven troublesome for its effect on budgets.

The pay-me-now-or-pay-me-later scenario trades the
expense of comfort for the cost savings of energy effi-
ciency. On top of that, spending more up front hurts
facilities’ chances of using the money later to correct
the problems that caused the expense up front.

This is the ongoing struggle for maintenance and engi-
neering departments: ensuring comfort while main-
taining or reducing energy costs. Today, comfort and
energy efficiency are closer than ever to being in bal-
ance because of the technology available to facilities
professionals.

Inherent difficulties
Maintaining good indoor
air quality for occupants of
health care and higher ed-
ucation facilities is chal-
lenging. Take higher edu-
cation, for example.
“Temperature control in
our residence halls is by
floor or wing, so you have
some rooms that are too
warm or too cool,” says Bob Bertraum, director of
physical plant at Castleton State College in Castleton,
Vt. “What happens? Students open their windows
when they’re too warm. That drives the heat on. Now
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the cold people are happier, but more people com-
plain that it is too warm.”

Hospitals have their own special problems with de-
manding comfort requirements, says Richard Seguin,
senior energy management consultant with Raiser
Foundation Health Plan’s National Facilities Services.
“Exam rooms have to be one temperature and offices
are another,” he says. “An exam room really can’t
have a range of acceptable temperatures because
you have people taking their clothes off. Sometimes,
people in the offices want the same consistency of
temperature. Add more people in an office or a
meeting room than the system is programmed for,
and you have all sorts of real and imagined problems.
This represents our daily challenge.”

Into this muddle of inherent difficulties throw de-
mands to cut energy costs. Whether it is competition
in health care or stagnant budget trends for higher
education, energy costs are a big deal.

Control Solutions

One technology helping managers meet the chal-
lenge is the energy management system (EMS). Con-
sidered by some facility professionals to be one of
the most underused but important technologies at a
facility’s disposal, the EMS can save energy and im-
prove the maintenance department’s productivity.
The heart of any EMS is direct digital controls (DDC).
While DDC provides a little more accuracy and range
of comfort points than would not have been possible
with pneumatic systems, their chief benefit may be in
helping to centralize system control by accurately
feeding data back to a computer.

“We really try to use our DDCs as much as possible,”
says Scott Ramsey, project manager with Facility Pro-
jects Services at the Mayo Clinic in Rochester, Mim.,
which includes about 4.5 million square feet of space.
“With DDC, you can compare so many different varia-
bles.”

The EMS at Mayo runs customized specifications that
optimize individual control of rooms. A thermostat-
like device installed in every room responds to ma-

nipulation plus or minus 2 degrees from a setpoint.
11
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Control Solutions

One technology helping managers meet the chal-
lenge is the energy management system (EMS).
Considered by some facility professionals to be one
of the most underused but important technologies
at a facility’s disposal, the EMS can save energy and
improve the maintenance department’s productivi-
ty.

The heart of any EMS is direct digital controls
(DDC). While DDC provides a little more accuracy
and range of comfort points than would not have
been possible with pneumatic systems, their chief
benefit may be in helping to centralize system con-
trol by accurately feeding data back to a computer.
“We really try to use our DDCs as much as possi-
ble,” says Scott Ramsey, project manager with Fa-
cility Projects Services at the Mayo Clinic in Roches-
ter, Mim., which includes about 4.5 million square
feet of space. “With DDC, you can compare so
many different variables.”

The EMS at Mayo runs customized specifications
that optimize individual control of rooms. A ther-
mostat-like device installed in every room responds
to manipulation plus or minus 2 degrees from a
setpoint. Up to the 2 degree limit, the HVAC system
will respond.

Ramsey says the system shows how important indi-
vidual control is to being comfortable. People seem
happier when they sense they control the environ-
ment.

“Happier means more productive people,” he says.
“And even slight productivity gains to an organiza-
tion’s bottom line can far exceed energy cost sav-
ings.”

Friendly technology

Despite what Ramsey sees as a range of technical
expertise in any facility department, he says many
EMS really need no special training to operate. Se-
guin concurs: “The advances in the EMS has been
the ease of use.”

Today’ s EMS and DDC combination helps save en-
ergy and preserve comfort by eliminating tempera-
ture fluctuations. EMS can shut down fans not
needed and prevent equipment start-ups during
peak demand times. When demand for HVAC is
high, the system has to respond to preserve com-
fort, says R. Michael Herran, energy management
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and technical systems manager at Duke Universi-
ty.

“During lower demand periods, the building HVAC
load is reduced, and some excess equipment ca-
pacity can be turned off and still maintain com-
fort,” Herran says. “How this can be done without
an EMS is beyond me.”

Facility professionals also are turning to other
technologies to balance comfort and energy.

“I think new technology should be and is headed
in the direction of making comfort and energy effi-
ciency a viable option for all us,” Kaiser Perma-
nente’s Seguin says. “Heat pipes pretty much
stand alone in this area.”

Heat pipes use the phase-change energy transfer
capabilities of fluids to move heat from areas
where it’s not wanted to areas where it is.

A heat pipe can quickly transfer heat from one
point to another without the need of energy input.
Heat pipes are often referred to as superconduc-
tors of heat because they possess a heat transfer
capacity with almost no energy loss. The result is
not only the tempering of air but the desiccation
of it, as well.

Monitor matters

Another energy technology getting more attention
is C02 monitors. If a C02 monitor detects a decline
in the parts per million of C02, the mix of outside
air into the system could be reduced, as can extra
energy needed to condition outside air.

“This is important because if we could get a better
control on outside air, | think we could stand to
gain a large efficiency benefit,” says Mayo Clinic’s
Ramsey.

Current C02 monitor technology is a good start, he
says, adding that facility professionals still have a
hard time getting a good enough read on C02 in a
room. For instance, it is difficult to distinguish be-

12
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tween C02 brought in from the outside and C02 meas-
ure in the exhaust air from the room because the mix in

the room contains C02 from both sources.
“In addition, C02 amounts can change quickly in a room,
and | don’t know if the system could keep up with
changes and still provide comfort and energy efficien-
cy,” Ramsey says.

To provide better comfort with a only a little energy
loss, some facilities, particularly hospitals, are turning to
increased air filtration. Colin Yennie, section head with
Facilities Services at the Mayo Clinic, says that 10 years
ago, increased filtration — the use of 80 percent filters,
for example — might have had a real negative draw on
the energy budget. New filters, however, affect energy
only slightly.

“We've turned to using 80 percent filters and in some
cases 90 percent filters because this allows us to really
cut down on dust,” Yennie says. “While not a direct en-
ergy gain, it has allowed us to cut down on maintenance
on the ducts. Reducing dust in the ducts, in turn, helps
improve energy efficiency.”

The balance between occupant comfort and energy effi-
ciency will depend on the nature and location of any
particular facility. The gap between the two, however,
has declined dramatically, due largely to a steady
stream of new technology.

“1 believe energy efficiency is an ongoing process of man
and machine,” Duke University’s Herran says, adding
that huge leaps in new technology are probably not go-
ing to come along any more. “Now the challenge for fa-
cility professionals is using the right technology in the
right place and in the right way. That is where our next
gains will be made.”

The Human Side of Technology

Having the right technology is only half the battle in bal-
ancing comfort and energy efficiency. The other half is
manpower. While HVAC technology is more user friend-
ly than ever, someone still has to apply and maintain it.
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“Technology is an excellent tool, but it is not the
magic bullet,” says R. Michael Herran, energy
management and technical systems manager
with Duke University. “The art of proper applica-
tion of equipment sequencing and control sys-
tem calibration is still necessary no matter what
the technology.”

No matter the complaint, if the energy manage-
ment system is showing discrepancies, someone
has to check find out what or who is right, says
Colin Yennie, section head with Facilities Services
at the Mayo Clinic.

“What is the cause of the problematic data we’re
receiving?” Yennie asks. “Has something gone
out of calibration, or are there just too many
people in a room? We address problems imme-
diately and on an individual basis, and this is our
check on the system.”

A big problem with technology for most facility
professionals is keeping instruments in calibra-
tion.

The need to keep controls accurate to provide
the most comfort for the least amount of energy
is driving the Mayo Clinic to consider hiring a full-
time person to do nothing but measure and ad-
just controls calibration. Richard Seguin, senior
energy manager for Raiser Permanente is not
sure that the staff needs to play so pivotal a role
with today’s technology.

“We used to call it working smarter, not harder,”
he says. “Of course, you need to expand the EMS
functional points to accommodate all the neces-
sary programs, but there is no reason facility
staff should be checking temperatures, making
rounds, etc.”

But most managers agree that the technology is
not there yet. “Not having the right information
being reported to the system could be nickel and
diming the institution,” Yennie says. For in-
stance, parameters call for the dampers to be
open 30 percent and allow 30 percent outside
air. But the dampers may only be open 27 per-
cent. “Often times, the only times they are
right,” he says, “is when they are fully open or
completely closed. Othenwise, how do verify
this? Someone has to check it.”

Article reprinted with permission
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New pipes inside
your old pipes.

Cost Effective, Less Disruptive.
Simple as that.

Whether you're replacing a Horzentaldimins uid
drain stack in a skyscraper or  + [AC e e
f

: [ bends and of
a piece of cracked cast under i »nnections
the floor in a shopping centre, gt ool ,'[ ol ch ot e
we have it handled! steel, asbestos concrete, PVC, ABS
o S50+ year life expectan

REVIVE i

Pipe Restoration Inc. www.
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Facility check-ups

by Thomas A. Westerkamp

What shape is your building in? Here's a strategy
to help managers maximize operational efficiency.

The daily challenges for engineering and mainte-
nance managers are immense. They must upgrade
systems and equipment to meet changing function-
al and cost objectives. They also must ensure com-
pliance with ever-increasing regulatory require-
ments. Then, of course, they must keep the physi-
cal plant in top condition to meet operational re-
quirements.

U.S. colleges and universities, for example, face a
$28 billion backlog in critical repair needs and $87
billion in overall repair needs. A facility with 100
buildings with an average age of 50 years has more
than $200 million in deferred maintenance costs.

These figures grow at an estimated rate of 6 per-
cent per year, and the rate is increasing.

To answer the challenge of keep facilities in top
conditions, managers need a strategic approach.
They need a tool that will help monitor and ana-
lyze the condition of facilities in a way that gener-
ates data needed to develop and revamp man-
agement strategies.

That tool is facility condition assessment — the
process of checking, recording and analyzing the
condition of each system and piece of equipment
that plays a role in facility operation. A sample
assessment is provided below.

Such an assessment enables managers to go on
the offensive against the physical depreciation
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that threatens to rob the physical plant of its abil-
ity to perform. Performed annually, a facility con-
dition assessment reveals opportunities for im-
proving the level of maintenance before deficien-
cies become unmanageable, and it enables man-
agers to address essential managerial tasks more
effectively.

Preparing a budget

The more active the role engineering and mainte-
nance managers can take in budgeting, the more
effectively they will be able to carry out their re-
sponsibilities. To be effective in that process, the
manager must have all the facts.

A facility condition assessment provides a substan-
tial amount of information that contributes to pre-
paring a realistic physical plant budget.

Many managers complain that top facility manage-
ment does not respect their budget requests and
needs. Upper management, however, may not ful-
ly understand the consequences of their budget
decision because they do not see the detrimental
effects of deferred maintenance on a daily basis.
The physical plant, however, will have to live with
many problems of poor facility performance.

A major challenge facing maintenance and engi-
neering managers is selling the physical plant
budget to higher management, which usually has
little technical background and only a sketchy ap-
preciation of what it takes to maintain a facility.

The solution to this dilemma is for managers to
use data collected from the condition assessment
to demonstrate the consequences of not address-
ing the deferred maintenance. Managers will have
to analyze each major budget category separately
for this purpose and prioritize individual items.

Managers may not get all they ask for, but there is
greater assurance that the funding will be there
for the most mission-critical items.

Ensuring continuous improvement

No manager can simply make the same repairs on
the same equipment over an extended period of
time and survive in today’s competitive climate.
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The secret of success is to use information from the

facility condition assessment to address key manage-

ment tasks, including:

e identifying better tools and more effective ways

of using them

e redesigning repair methods

e identifying repetitive repairs

e correcting the causes to reduce the need for fre-
quent repairs.

Managers who succeed in these efforts free up labor

resources to work on another problem.

Condition assessments also can be the backbone of
preventive maintenance efforts. Preventive mainte-
nance would be better served if the name were to be
changed to fit its mission today. The word preventive
suggests stopping something bad from happening.

Today, preventive maintenance is evolving into con-
tinuous improvement. Many departments set a fre-
guency to perform a repetitive task — such as check-
ing the air compressor. If that’s all departments do,
however, they miss the point of preventive mainte-
nance. Every time that task is performed, managers
should look for opportunities to improve the method.
Managers should consider whether to combine this

with another task in the same area to minimize trips |

and reduce travel time, or whether improved com-

pressor controls are available. This approach frees ¢

labor hours that can be used elsewhere, maybe to
meet a new regulatory requirement.

Departments that use improved methods on just 20
percent of the tasks each year can completely rede-
sign their maintenance processes every five years. If
you think that’s too aggressive, remember that most
desk top and network computer systems have about
a two-year life today.

Assessing current productivity

Facility condition assessments also provide managers

with data and insights into other essential manage-

ment issues, such as worker productivity. The condi-

tion of buildings, after all, is inextricably linked in part

to the ability of crews to perform the work. Consider

these productivity factors:

e What is the department’s utilization — time
spent on productive work?

e What is the performance —pace while working?

e What is the method level — the method used
compared to good industry practice?
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. What percent of the work is specific assign-
ments on written work orders? These are a
few of the statistics that can result from a
productivity review.
On a scale of 0-100 percent, a grade of 80 percent
is good. But if you combine 80 percent utilization,
80 percent performance and 80 percent method
level, you get overall productivity of 51 percent —
or about one hour’s work for every two hours paid.
If you double the current average base rate, you
find that that is very expensive labor. Most busi-
nesses’ hidden resources can be revealed by such
analysis.
Information from the productivity assessment can
be converted into productivity improvement po-
tential very readily. Using the example above, in-

creasing productivity from 5 1 percent to 80 per-
cent for a staff of 25 would get the work done by
16 people, freeing nine people for other assign-
ments.

Developing an improvement plan

A specific improvement plan can be developed us-

ing information from the condition assessment.

Three key areas can usually yield improvement:

e more formal planning

e aperformance measure

e better material control to hold the line on
material costs while at the same time impro-
ving availability of critical spares and other ma-
terials.

Cost-justifying the investments

By comparing the cost of improving processes to

savings from improvements, managers can moni-
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tor the affect of a continuous improvement program.
Let’s say that upgrading the planning function, adding
standards and improving the computer system costs
$250,000.

Compare that to the savings in labor — nine people in
the above example, at $30,000 in wages and benefits,
or $270,000. That is a payback of less than one year.
Also, most of the costs are one-time, while the sav-
ings repeat every year.

Maintaining management support

Conducting a facility condition assessment would be a
fruitless task without proper follow-through. Perhaps
the most important part of the follow-through is plan-
ning the presentation of the assessment’s results to
management responsible for financial decisions.

To get and keep management attention and support,
managers need to develop a well-documented, con-
cise report with an executive summary at the front
and a detailed backup at the end.

The physical plant compete with all other financial
demands of an organization. So while functional re-
sults are important to those with operating responsi-
bility, financial results are the highest priority for top
management. Both groups usually are represented
when you make the presentation, so have something
in the package for everyone. This will improve your
chances of success.
Presenting a clear picture
If top facility management doesn’t have time to tour
the buildings discussed in the condition assessment,
make a short video clip featuring footage of problem
areas cracked roofs, ceiling water stains, warped
floors, unsafe conditions, non-compliance with regu-
lations, leaky foundations and exterior weather dam-
age. This will provide graphic illustrations of how the
budget will be spent. Also, before-and-after sequenc-
es showing results will help keep management sup-
port.
There are many other gains in management control
that can result from a facility management assess-
ment:
e less down time
e fewer emergencies
e |ower life-cycle costs for assets
e better understanding of the effects of changing
demand
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e better understanding off time’s effects

e Dbetter service to facility occupants

e better cooperation between maintenance and
operations

e more stable maintenance workload and im-
proved work conditions

e Dbetter trained maintenance work force

e Dbetter scheduling

more accurate reporting and equipment history
information.

Departments that can realize some benefits from
facility condition assessments also are likely to
find greater staff morale, enhanced department
image and, most importantly, an improvement in
the condition and operation of facilities.

Sample Facility Condition Assessment

Facility condition assessments can be divided into
two major areas: the physical plant, such as build-
ings, equipment, roads and grounds; and manage-
ment control processes, such as policy, work or-
ders, equipment history, materials control, pre-
ventive maintenance, performance management,
audit procedures and computerized maintenance
management systems

“'“f FACILITV
MANAC:EMENT;‘ i
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Physical plant assessment

The following are areas to consider monitoring
on the physical plant side of the facility condi-
tion assessment, divided into two classes: build-
ings, roads and grounds; and equipment:
Buildings, roads and grounds

e Foundations

Floors

Interior and exterior walls

Doors, windows, vents and louvers

Road surfaces, walks, parking lots, drains,
guards and signage

Roofs

e Grounds, lawns, trees, border plantings and
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pest control OSHA, ADA |IAQ and asbestos abatement,
e Applicable regulatory requirements relating to EPA, among others
OSHA, ADA, IAQ and asbestos abatement, among
others Management control processes
Equipment e Management control policy
e Electrical distribution systems and switchgear e Policy and procedures manual
e Lighting systems e Organization
e Heating distribution systems e Training
e Boilers e Work order system
e Energy management systems e Equipment history system
e Water distribution systems e Materials management system
e Water and waste treatment systems e Preventive/Predictive maintenance system
o Air systems e Performance management and control sys-
e Air compressors tem
e Chillers e Computerized maintenance management
e Air conditioners systems.
e Pumps
e Motors This article was written by
Thomas A. Westerkamp, a maintenance
* Actuators management consultant and author of
e Programmable logic controllers Maintenance Manager’s Standard Manual,
e Personal computers and related hardware and soft 2nd edition.
ware
e Air handling systems, supply and exhaust fansand . _
equipment Kenken Puzzle Answer
e Energy management systems
e Shops, tools and equipment 2% 6+ 5— 6x
e Furniture and fixtures 2 4 5 1 6 3
e Lab equipment
e Office equipment . " 11é = 1 2

Applicable regulatory requirements relating to EPA
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New Business:

General Meeting Minutes

Chaired by: Minutes by: Call to order: Webinar: January 12, 2021
Mark Arton Monika Bhandari 5:01pm

Introduction from Mark Arton

Guest Speaker: Damir Ivancic —Cleanslate Sanitary Sup- FEBRUARY MEETING
plies Inc., AGENDA

Adon Rigg - Rochester Midland Corp. &
Gregg Shoemaker of Kleer Northern

Topic of Presentation:

Building Cleaning: Best Practices during the Covid-19 Agenda to be
Announced

Pandemic

BOA Tradeshow postponed until May 2022 V4
More webinars to be presented—share your ideas with
BOA Executive . 333099200
Any outstanding membership dues can be paid online at Y/ \
the www.boacalgary.com website : \

;.

Visit the website for YouTube videos of last meetings

Next virtual (zoom) meeting on February 9, 2021, 5PM

JOIN US ON TUESDAY FEBRUARY 9, 2021 AT 5PM
FOR OUR VIRTUAL MONTHLY MEETING

Webinar Presentation Topic:

Alternative Waste Management Technology to Produce Biomass Energy

A local company, Eco-Growth Environmental, utilizes an innovative process to
turn organic and cardboard/paper waste into a biomass feedstock, thereby di-
verting this type of waste from traditional waste landfills. This presentation will
provide an example of how biomass waste conversion process can be used to
provide an alternative fuel source and utilized by Executive Mat to produce the
environmentally responsible energy required to support their cleaning process.

The guest speaker for this presentation will be Glen Smith, VP of Eco-Growth
Environmental. The guest panellists will be Kim Caron, President of Executive

Mat Group of Companies and Mike Thompson, CleanPower Worldwide.

Click on the link to register for the BOA Monthly Meeting ' ;'

200m
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https://us02web.zoom.us/webinar/register/WN_GUc_NgRRRtKXz5uO9Tzi0g
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r D |
The shortest month Named from the
e’ “ce of the year, with 28 Latin word februum,
days and 29 days which means
.
n Utomotlon t!d. every 4 years. purification.

Commercial Building Automation Solutions Provider
Over 30 product lines including

// ' o Along with January,
Johnson \ February was the last The only month that
Honeywe" Controls BEUMO of the months added can pass without a
to the Roman full moon.
Shawn Mclean, Calgary 403-404-3660 www.westexcel.ca calendar.
| S 4

1/8 page $200 Premium Locations:

1/4 page $400 1/2 page inside/outside cover ~ $850
1/2 page $775 1/2 page outside cover $900
Full page $1000

Deadline for ads is the 10th of each month. For any questions, please email: advertising@boacalgary.com.

')W BO A Thank you to our incredible sponsors! Your support
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\,\ = C aﬂad a of the Building Operators Association is invaluable! !
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Advertisers Directory

Automation 403-404-3660
WestExcel Automation Ltd.

Boiler Services
Black & McDonald 403-235-0331

Quality Combustion & Controls  403-936-0065

Cleaning / Janitorial Services _
Regency Cleaning 403-520-7788

Drain Services
Revive Pipes 403-903-4445

Engineering Services
Building Envelope Engineering  403-287-0888

Filtration

BGE Air Quality Solutions Ltd. 403-243-5941
Alberta Diesel Dialysis 403-813-9999
Fire Protection Services

Constant Fire Protection 403-279-7973
Sprouse First & Safety 403-265-3891

HVAC & Electrical Services
Black & McDonald 403-235-0331

Boulder Mechanical Contractors 403-230-5519
Ltd.

Indoor Air Quality Services 403-276-2201
Gasonic Instrument Inc,

Black & McDonald 403-235-0331

Lighting Services
Calgary Lighting Products 403-258-2988

Motor Services
James Electric Motor Services  403-252-5477

Supply Services
DC Sales Corporation 403-253-6808
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S Jamer Electie

Motor Services Ltd.

Professional Pump & Electric Motor Repair
35,000 Square Foot Service Center and Warehouse
In-House Machine Shop & Fabrication Departments
Fully Equipped Service Vans
Certified Hydronic Designer on Staff
Calgary’s Largest Replacement Motor Inventory
Largest Stock of Pumps & Pump Parts in Western Canada
Custom Built Fans and Blowers to Meet Your Specifications
ISO & COR Certified
Consumer Choice Award 8 Years Running
All Service Technicians are Trained in Confined Space Entry
Fire Pump, Booster Pump and Sump Pit Annual Inspections Available
Energy Efficient Audits and Solutions
On Call 24 Hours, 7 Days a Week

Motors
A.O. Smith, Baldor, Century, Emerson, Franklin, FJ;(S‘, Lafert, Leeson, Marathon, WEG, Teco-Westinghouse,
otors

Pumps
Armstrong, Albany, Barnes, Bell & Gossett, Burkes, Darling, Franklin, Goulds, Grundfos, Hydromatic, Liberty,
Little Giant, Monarch, Paco, Taco, Tsurumi, Xylem

Fans & Blowers
Airdex, AirKing, Broan, Dayton, Delhi, Fantech, Fasco, Greenheck, Lau, Nederman, Nutone, Schaefer, Tiernlund

Variable anueng Drives & Motor Controls
ABB, Danfoss, Baldor/Reliance, WEG, Santerno, Teco-Westinghouse, Tornatech

Accessories
Gear Boxes, Pressure Tanks, Gauges, Bearings, Mechanical Seals, Flow Indicators, Filter Housings, Filters, Flanges,
V-Belts, Float Switches, Pressure Switches, Pulleys, Sheaves, Relays, Contactors, Pressure Reducing Valves

—

Booster Audit Grundfos BoosterpaQ

We have ability to monitor water useage and power * Most efficient cascade control, application
consumption to provide the following: optimized software in the industry
Single source responsibility: One manufacturer
« A comprehensive pre audit booster inspection for pumps, motors, drives and control
« An energy audit with an estimate of annual energy ~ * Plug & Play - Easy to install and commission
savings and potential payback. * Large, clear, user friendly & advanced controls
The “scope of work” for the installing contractor interface
Start-up and commissioning on site * Reduced floor space footprint
Yearly maintenance inspections Ethernet & BUS communications option A
On site service 24/7/365 Drinking water approvals: NSF61/372, Hygenic
designed 316SS manifolds

4020 - 8 Avenue S.E, Calgary, Alberta, T2G 3A7 www.jameselectric.ca motors@jameselectric.ca
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Lighting Products

Scholarship

5th Class Course

Calgary Lighting Products
in partnership with BOA

is offering a 50% Scholarship
towards the 5th Class Course

For more detalls, please contact

@ First Traindng of Its Kind

ces 0GTR ’

5% Class Power Engineering
‘Building Operator’ Training Program

P Our first ever program graduated nineteen 5™ Class Power Engineers
Bullding Operators
90% secured employment with major companies in town!

presiden t@hﬂacalganr.mm - Anow more about this training oF Please contact:
- be a work experienca host employer or Monika Ehandan
- hava recruting advantage aftor Phome: 4035148328
completion of tralning q Enval: mbhandarizcckab.ca
1111-11 Ave $W 5th Floor
i i ~ s Calgary, Alberta T2R 0G5
CalgaryLightingProducts.com e s e
I Culary Gtos
Black&McDonald 1074 26 St NE Calgary
Services Capabilities Facilities
Heating, Ventilation & Air Dresign,/Build Commercial 'Office
Conditiondng Benovation & Uperade Industyial
Sheat Metal Fast-track Change-out Education & Institutional
Electrical Building Commissioning Healtheare
Building Automation Systeims Infeared Thermography Industidal
Flumbing Farilities Management & Operation Telecom & Data Centers
Befrigeration Planned Preventive Maintenance Sports & Assenlbly
Voice & Data Commmnications Sheet Metal Fabrication Pips Ajrport & Transit Stations
Instrumentation Complete Boiler Services Military Bases
High Voltage 2d-lhomr Emergeney Service
Process Pipig
Millwright & Rigging

Black & McDonald is a leader in quality service,
committed to implementing innovative
solutions throughout a facility’s life cycle.

. Mlackandmeoedonald.com
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