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1.  OBJECTIVE.  The objective of this market research is to determine if window-cleaning services are customarily available in the commercial market and to determine the most suitable method for acquiring those services.  If commercial services are not customarily available to meet the stated requirement it will be determined if the commercial services can be modified to meet the requirement or if the requirement has to be modified to meet the commercial standard.  Finally, the results of this research will determine commercial practices for the method of contracting, types of contracts, performance standards, and the methods of inspection.

2.  REQUIREMENT.  The contractor shall provide window-cleaning services to the locations designated in the contract.  Typical services are as follows:

· Windows shall be hand-washed and dried (screens removed and replaced as required).

· Interior and exterior of the windows must have all traces of film, dirt, smudges, or water removed.

· All other foreign matter shall be removed from frames, casings, sills, and glass. 

3.  PARTICIPANTS.  HQ AFCESA/CEOC, 139 Barnes Drive, Suite 1, Tyndall AFB, FL  32403-5319.

4.  SOURCES CONTACTED.  Sources of information include hotels, banks, office buildings, window-cleaning companies, and national professional associations for window cleaning services.  See Attachment 1 for list of sources contacted.

5.  FINDINGS AND ANALYSIS.  
5.1.  GENERAL.  The commercial market was surveyed for commercial standards, practices, and procedures. We used a variety of sources to collect appropriate data, including the local telephone book (yellow pages) and the yellow pages associated with various World Wide Web search engines.  Through the Internet, we contacted the International Window Cleaning Association (IWCA), International Facility Management Association (IFMA), Building Owners Management Association (BOMA), and the Scaffold Industry Association (SIA).  These organizations provided numerous other sources.

5.1.1.  Service Providers.  Next, we contacted companies that provide window-cleaning services.  These companies have contracts that vary in frequency of cleaning depending on the type of business.  Retail businesses typically have their windows cleaned daily or weekly for the high traffic areas.  Other businesses have them cleaned monthly or quarterly.

5.1.2.  Clients.  The next sources contacted were the businesses requiring window-cleaning services.   These businesses ranged from local hotels, banks, and department stores to large hotels or banks in large cities.  The local businesses have their windows cleaned as part of the custodial services, have their own staff clean the windows, or contract out only the high rise windows occasionally (every 2 or 3 years as needed).  Of the larger out-of-town businesses, about half have their own window cleaning crew and the other half contract the entire window cleaning.  The chief engineer at the Weston Hotel in New York City stated they have their own window cleaning crew because if the windows are not treated properly, the cleaning can do more harm than good.  Their windows open only about 5 inches for the safety of the guests.  In order to clean the windows, the personnel must know the proper way to by-pass the mechanism; if this is not done properly, the windows will sustain damage.  Performing this in-house ensures that their window cleaners are properly trained and supervised.  The Marriott Hotels in New York, NY, San Francisco, CA, and Denver, CO contract out their window cleaning services.  The high traffic areas are cleaned weekly by the window-cleaning contractor (touch ups might be performed by custodial service during the week if necessary).  In New York and San Francisco, the inaccessible windows are cleaned quarterly.  In Denver, the inaccessible windows are cleaned monthly.

5.2.  STANDARDS.  The private sector indicated that to their knowledge there are no formal or published standards for window cleaning services.   There are Occupational Safety and Health Administration (OSHA) regulations and American National Standards Institute (ANSI) standards for the operation of cleaning high rise windows.  Typically, the contractor and the customer discuss the requirements and mutually agree on the frequency of cleaning the stipulated windows.  After the windows are cleaned, there should not be any debris inside or outside the glass, casings, frames, or sills.

5.3.  SPECIFICATIONS/DESCRIPTION OF WORK.  Private sector contracts may specify  (1) the work of the contract, (2) the scope of work and frequency of work, (3) the contract sum, (4) contract term, (5) responsibilities of the contractor, (6) manager’s responsibilities, (7) protection of persons and property, (8) indemnification, (9) insurance requirements, and (10) miscellaneous provisions.  Some of the private firms use standard American Institute of Architects (AIA) contract documents, like the A101 or A107.

5.3.1.  Quality Control.  A formal Quality Control Program was not a contract requirement in the commercial sector; however, most contractors performing the service had their own internal quality control program.

5.4.  METHOD OF SURVEILLANCE.  The private sector does not have formal methods of inspections.  The receiving firm observes a few of the windows cleaned and then requests corrections if needed.  When the customer first starts receiving the service from the window cleaning company, they check more individual windows and check the windows more thoroughly.  The companies performing the service also perform some self-inspections.  The job supervisor is responsible for ensuring quality work. 

5.5.  METHODS OF CONTRACTING.  The commercial firms generally solicit bids by phone or in writing.  Most receiving companies had prior knowledge of the window cleaning company’s ability through word of mouth or from references provided by the window cleaning firm.  Most of the local window-cleaning companies have verbal contracts with their customers.   The provider negotiates a price per window based on site visit.  Then a frequency is established, whether it be one-time, daily, weekly, monthly, quarterly, or yearly.  The larger businesses require a written contract, specifying price and frequency for the window cleaning.  These are typically written for one year.  Payment is made either monthly or quarterly depending on the frequency of cleaning.

5.6.  PRICING FACTORS.  Pricing is usually based on the size of the windows, location of the windows (whether they are easily accessible), and the frequency of services.  Some companies base the price on the estimated man-hours to clean the windows, including travel time to reach the job.

5.7.  REMEDIES FOR NONCONFORMING SERVICES.  There are no provisions for deductions in the commercial sector for this type of work.  Unacceptable and nonconforming services are remedied by re-performance at no additional cost.  The contractor must resolve the problem before being paid for the services.  Contract provisions allow either party to terminate or cancel the contract with proper notification (usually 30 to 90 days).

6.  CONCLUSIONS.  Commercial contractors are available and willing to provide window-cleaning services.  Many companies that now provide window-cleaning services are willing to provide this service to the Government.  The work statement or specifications used by private industry to contract for services are very similar to Air Force requirements.  The Government may want to consider the necessity and frequency for windows to be cleaned.  In the private sector not all windows are cleaned on the same frequency.  Also, the Government may consider including ground level window cleaning in the custodial service contract.  Another powerful weapon the private sector has for ensuring acceptable performance is its ability to cancel or terminate the contract for any reason upon proper notification.  Based on the above findings and analysis, window-cleaning services are a common commercial practice, and the requirement should be a FAR Part 12 acquisition.
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POINTS OF CONTACT DURING THE MARKET RESEARCH FOR

WINDOW CLEANING SERVICES

REFERENCE SOURCES:

1.
International Window Cleaning Association (ICWA)

www.iwca.org
2.
The Window Cleaning Network


www.window-cleaning-net.com

3.
American Window Cleaner Magazine


http://www2.awcmag.com/

4.
Building Owners and Managers Association (BOMA)

http://www.boma.org/
5.
Occupational Safety and Health Administration (OSHA)


http://www.osha.gov/
6.
Small Business Administration

http://www.sbaonline.sba.gov
7.
American National Standards Institute (ANSI)

http://www.ansi.org
SOURCES CONTACTED:

1.
Martin’s Window Cleaning Corp


11209 Todd


Houston, TX  77055


http://www.window-cleaning.com/martins.html

2.
Mid-Atlantic Window Cleaning Company


P.O. Box 8656

Philadelphia, PA  19101

http://www.voicenet.com/~cibic/

3.
Program Service Group

2850 W Fulton

Chicago, IL  60612

http://people.delphi.com/program/index.html

4.
Day Star Cleaning Company

1510 Beck Avenue

Panama City, FL  32401

5.
Clear View Window Cleaning

(No address listed)

Lynn Haven, FL

(850) 265-4567

6.
See Through Window Cleaning

(No address listed)

Panama City, FL

(850) 872-0665

7.
Tech Services International

10800 Parkhill Circle

Panama City Beach, FL  32408

8.
AM Window Cleaning


3004 NW 43


Oklahoma City, OK  73112

9.
JRS International


P.O. Box 720482


Atlanta, GA  30358

10.
Bay Point Marriott

4200 Marriott Drive

Panama City Beach, FL  32408


http://www.marriott.com/marriott/PFNBP

11.
First National Bank Northwest Florida

101 E 23rd Street

Panama City, FL  32405

12.
First Union


1002 W 23rd Street


Panama City, FL  32405

13.
Chase Manhattan Bank


598 Madison Avenue


New York, NY  10022

14.
JC Penney


2000 N Cove Blvd

Panama City, FL  32405

15.
Weston Hotel


112 Central Park South


New York, NY 

16.
Marriott New York Financial Center


85 West Street


New York, NY  10006


http://www.marriott.com/marriott/NYCWS

17.
San Francisco Marriott

55 Fourth Street

San Francisco, CA  94103


http://www.marriott.com/marriott/SFODT

18.
Denver Marriott City Center


1701 California Street


Denver, CO  80202


http://www.marriott.com/marriott/DENDT
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