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What You Can Expect to Find at the 2018 FM Workshop

More than 20 hours of 
education and training 

sessions to advance 
your career!

For more information or to register, visit

Over 45 individuals from  
government and industry  
will share their knowledge  

and expertise.

Over 300 professionals from across 
the A/E/C community including both 

industry and government coming 
together to network, learn and find 

solutions in one location!

www.fmworkshop.org

SA M E      I F M A

Feb. 7-9, 2018
San Antonio, Texas

Presented in partnership with International Facility Management Association, the SAME/IFMA Facilities Management 
Workshop is an intensive two-day series of sessions for facilities management practitioners addressing topics including 

facilities management best practices, asset management, lifecycle sustainability, energy efficiency and strategic sourcing. 
The workshop provides insight from both the public and private sectors on emerging trends in facilities management and 

related fields and includes networking functions and an exhibit hall.
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From the President

TONY 
KEANE

C A E

—

President and 
Chief Executive 

Officer

As we welcome in 2018, it is a time to 
reflect on the past year and to look forward 
to the coming year. As I look back at 2017, 
it turned out to be quite a year. As I have 
mentioned before in this column, 2017 was 
the year of communication. We reexamined 
our communication channels and put 
several initiatives in place to create more 
effective communication and interaction. 
Establishing the Regional Advisory Boards 
for the Americas, Asia-Pacific and Europe/
Middle East/Africa lead to a closer working 
relationship with our chapters in the 
regions. The launch of the new Engage 
platform as a benefit of membership was a 
great success. We implemented the initial 
phases of the Appreciative Inquiry Process 
which has resulted in four significant 
aspirational statements. Then we had 
much excitement around World Workplace 
in Houston due to hurricane Harvey.

Going forward into 2018, we will be 
continuing the remaining phases of 
Appreciative Inquiry and incorporating the 
aspirational statements into our strategic 
planning process. The staff and board 
will be looking at how we can change our 
current organization to better position 
ourselves to achieve our aspirational 
statements. We will also continue the 
efforts to enhance the communication 
process within IFMA, building on what we 
started in 2017 and adding new channels 
where appropriate. Component leadership 
development workshops will return to help 
enhance the IFMA Member Leaders’ ability 
to serve in component leadership positions. 
A strong, vibrant component network will 
help IFMA grow and retain membership. 

In 2018, we will continue to drive relevant 
content, sessions and speakers to FM 

events hosted by IFMA and RICS. Look for 
further details in the future about the Joint 
FM Workshop with IFMA and SAME in San 
Antonio, World Workplace India, Facility 
Fusion Chicago, Facility Fusion Quebec, 
World Workplace Dubai, World Workplace 
Europe Barcelona, World Workplace 
Asia Singapore, World Workplace China 
Beijing, and World Workplace in Charlotte. 
Through the collaboration with RICS we 
will continue to promote and increase 
awareness about the suit of credentials 
and qualifications around the globe. IFMA’s 
world class credentials — the FMP, SFP and 
the only global FM certification, the CFM — 
represent FM professionalism at its best.

I recently attended our Atlanta Chapter’s 
thirty-fifth anniversary recognition and 
holiday event. It was a beautiful event in a 
restored trolley house. Seeing the history 
of the chapter flash upon the screen with 
the collection of pictures from throughout 
the years brought pride to the room. The 
incredible number of men and women who 
have helped make the chapter what it is 
today was impressive. The other aspect 
shown in the pictures was the role and impact 
the Atlanta Chapter and its members have 
had on shaping the history of the global 
IFMA. The Fellows and Past Chairs from 
Atlanta reflect a list of honored individuals 
who have left their mark on IFMA.

As we start 2018, I ask that you renew 
your commitment to IFMA and help shape 
the discipline and profession of facility 
management. Invite a colleague to join IFMA 
and share in the wonderful experiences of 
our IFMA member community.

Happy New Year!
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From the Chair

WILLIAM 
M. O’NEILL

C F M

—

Chair, Board of 
Directors

* The 11 core 
competencies were 
defined in IFMA’s 2009 
Global Job Tasks Analysis 
(GJTA). 

Facility managers in 62 
countries were surveyed 
to uncover the core 
skills required in the 
field, making this the 
first comprehensive, 
global FM survey in the 
marketplace. The core 
competencies are: 

 — Communication

 — Emergency 
Preparedness and 
Business Continuity

 — Environmental 
Stewardship and 
Sustainability

 — Finance and Business

 — Human Factors

 — Leadership and 
Strategy

 — Operations and 
Maintenance

 — Project Management

 — Quality

 — Real Estate 
and Property 
Management

 — Technology

For more information: 
https://www.ifma.org/
about/what-is-facility-
management

There is always a changing need or a new requirement waiting around 
the corner for facility management professionals. This is one field 
where it pays to constantly be aware and informed of the changing 
FM environment. And, of course, FMs must always be aware of how 
to continue to be customer focused. This requires a heightened 
awareness to stay curious and seek solutions that meet your 
company’s needs. The built environment is rapidly changing, as we all 
know, and the way to stay current and provide value to your customers 
is to make sure you know of latest trends and seek to educate yourself 
on how they apply in your work environment. 

Reading widely in the field is one way to stay on top of these changes, 
and in this issue of the FMJ there are many articles that can further 
your knowledge on topics, including how the built environment can 
be used as a recruitment and retention tool, the latest research on 
how millennials really feel about workplace design, lighting solutions 
and outdoor amenities that save money and increase efficiencies, and 
understanding how water and energy management intersect. These 
areas are fundamentally necessary to understand and be educated 
in to be a successful as an FM professional. This leads me to two 
challenges that I have for you this year: 

1. Continue your professional development. Make sure that during 
2018, you read articles in FMJ, attend a lecture, and participate in 
dialogue with your colleagues around at least one of IFMA’s CFM 11 
core competencies*. Be purposeful in learning the latest that IFMA 
has to offer in these areas. 

2. Take the initiative to start on an educational journey in one of the 
11 competencies and become a Subject Matter Expert (SME) in that 
area. Learn all you can, and bring that knowledge to your company 
and team. 

Many career professionals, even after some time in the field, believe 
that the answers are somewhere “out there.” I have been guilty of 
this way of thinking, and it has been important and satisfying for me 
to change my approach to learning. I would say, with a great deal of 
certainty, that I (and you) have every capability to be an expert and 
to create innovative thinking and participation within IFMA and your 
workplace. It only takes some discipline and focus to get started. You 
can do it, and together, we can continue to be thought leaders in FM in 
the coming year.

Wishing you and yours a happy New Year’s!



www.fm.training

Take your Facility Management Career to the Next Level 
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Defining FM Excellence
The IFMA-RICS Collaboration, the most significant evolution in the history of facility 
management, gives you the opportunity to extend your reach with opportunities 

opportunities for each stage of the FM career path. To learn what 
professional development opportunity is right for you, visit 
www.fm.training/credentials.
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Now that the new year is upon us (too quickly, perhaps), 
some 41 percent of us fi nd ourselves yet again embarking on 
some form of New Year’s Day resolution. 
Statistic Brain Research Institute, a U.S.-based survey and data analysis fi rm, found 
that while those 41 percent of us are toiling our way through January on health or life 
improvement goals, another 59 percent of Americans either never or infrequently bother 
making any resolutions. The fact only nine percent of people surveyed feel they are 
successful in their resolutions each year may explain why so many have given up. Or maybe 
it’s the abysmal rate of follow through — a full 27 percent of respondents said they couldn’t 
maintain their resolution through the fi rst week of the year. Yikes. 

Whichever camp you fi nd yourself in, a new year does bring an opportunity to evaluate 
what’s working and what could use some improvement. If you read our On Standards series 
on implementing an MSS in 2017, you know it takes a clearly defi ned plan and a series of 
milestones to implement any improvements — and to make them stick. 

IFMA, as an organization, is going through a sort of resolution process itself. Last August we 
embarked on an Appreciative Inquiry process to set a vision for the next ten years. Many of 
you participated in surveys and shared your stories at World Workplace in Houston — see our 
World Workplace roundup on Page 21 for details on that project and the great service project 
IFMA members participated in as part of Hurricane Harvey cleanup. 

They say the past is prologue, so as we look back at World Workplace and how to move 
forward as an organization, in this issue we also look at the history of building design and 
the ways classical architectural principles can be used to create modern built spaces. “Three 
Branches of Design,” on Page 30, provides an overview of what makes an aesthetically 
pleasing — and functional — facility .

“Form Meets Function” is our theme this time around, and it’s fi tting that we’re arriving 
at the start of a new year as we examine the connection between the frequently utilitarian 
tasks of O&M and the need for an overarching aesthetic to attract and retain occupants and 
personnel. How can our spaces evolve? What can we do to create more effi  cient, welcoming 
spaces that serve our triple-bottom-line? 

Whether you made a resolution this year, or not, may all your goals be SMART in 2018, 
and may all your facilities be effi  cient, aesthetically enjoyable and fi lled with productive 
people. As always, reach out to me with any ideas, and please share any member, chapter or 
component news briefs! 

Happy New Year.  



Introducing the revolutionary WL7 Firewall™.  
Leading purification technology while caring for the environment.

Learn how the WL7 FW fits your workplace needs at
waterlogicusa.com/WL7isGreen or call 844-681-9956

Green solutions  
start with bottleless
purified drinking
water

Waterlogic’s products have 
been certified to the highest 
standards by worldwide 
recognized water bodies 
associations.

 Up to 72% carbon footprint reduction

Energy saving sleep mode

Screen counter shows the number  
of plastic bottles saved

Five water selections: cold, ambient, 
sparkling, hot and extra hot

Extra tall dispense area to easily fill  
reusable water bottles
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RICS’ Insight reports 
cover topical issues in 
land, real-estate, con-

struction and infrastruc-
ture. Access the AI report 

at bit.ly/2iZ1SN5.

Artificial intelligence (AI) is predicted to 
have a huge impact on the FM landscape, 
according to an Insight report published 
by the Royal Institution of Chartered 
Surveyors (RICS) in collaboration with 
the International Facility Management 
Association (IFMA).

From the design and construction of a 
building, to managing and maintaining 
it, AI is increasingly being integrated into 
core business strategies, impacting the 
work of surveyors and facility managers. 
The report examines current thinking, 
applications and predictions surrounding 
AI to uncover how it will transform the 
way we work and how we can exploit 
it to improve the quality of the built 
environment. Risks and opportunities 
are weighed; but the primary take-away 
is that workplace professionals need to 
understand what this technology can do 
now, what is probable in the foreseeable 
future and the actions that might have 
to be taken to deal with it.

RICS’ report examines what AI 
means for the Built Environments

“Within the built 
environment, the 

impact of AI will be 
felt the greatest in 

facility management. 
This is because areas 
of FM have scope for 

automation.” 
— CHRIS HOAR

Co-author,  
RICS Insight Report

U P C O M I N G  E V E N T S

Industry News

SAME-IFMA  
FM Workshop
Feb. 7-9
San Antonio, Texas, USA 
www.fmworkshop.org

World Workplace  
India 2018 Conference  
and Expo
Feb. 15-16
Mumbai, Maharashtra, India
worldworkplaceindia.ifma.org

Facility Fusion U.S. 2018 
Conference and Expo 
March 20-22
Chicago, Illinois, USA
facilityfusion.ifma.org

World Workplace 
Forum Middle East 2018 
Conference and Expo
April 19
Dubai, United Arab Emirates
www.ifma.org/events/fm-events

World Workplace 
Europe 2018  
Conference and Expo 
May 15-17
Barcelona, Spain
www.worldworkplaceeurope.ifma.org

International 
Sustainable Asset 
Management 
Conference 2018
June 4-6
Atlanta, Georgia, USA

Drones will shepherd robots on a clean campus 
— this is just one of the messages about the 
future of higher-education facility management 
that emerged from Planon’s first Higher 
Education Symposium.

Held Sept. 29, 2017, at the Harvard Club of 
Boston, the event united experts in higher 
education and technology with university 
and college personnel from the United 
States and Europe to share ideas about how 
technical innovation is transforming higher 
education. Interactive workshops generated 
intriguing scenarios about the smart campus of 
the future.

Participants were asked to focus on a 
common facility management business process 
of their choosing, and to design a speculative 
scenario in which emerging technologies could 
remove friction points from the process. One of 
the groups focused on litter and trash removal 
— the concept of a constantly “clean campus” 
— and envisioned the use of robots to roam the 
campus conducting trash pickup, while drones 
scouted locations where service was needed 
and guided the robots to the areas.

Other workgroups created similar scenarios 
around equipment maintenance and financial 
processing, enlisting technologies such as BIM, 
artificial intelligence, machine learning and 3-D 
printing to speed up work and eliminate sticking 
points in workflow. The exercise assumed a five-
year window for implementation.

Sponsored by IFMA Silver-level Corporate 
Sustaining Partner Planon Corp., the day-
long event included presentations from two 
European universities — Lancaster University 
in the United Kingdom, and Wageningen 
University in the Netherlands — addressing 
their advanced facility management 
processes, and the importance of communities 
in promoting the distinctive requirements of 
the academic world in managing facilities and 
real estate.

Education and  
technology experts  
envision the campus  
of  the future
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Industry News

Engage mobile app is 
live in iOS and Google 
Play app stores

Search for “IFMA Engage” in the iOS 
and Google app stores. With the app, 
you will be able to:

 » Navigate your Engage groups

 » View discussions

 » Post a new message or reply to an 
existing discussion thread

 » Access your Engage inbox

 » Search the Member Directory

 » Receive push notifications

Share documents and interact with FM 
colleagues at engage.ifma.org.

Founded in 1884, the Hong Kong Jockey Club (HKJC) 
is a world-class horseracing operator and Hong 
Kong’s largest community benefactor, operating 
as a not-for-profit organization. Underlining its 
commitment to promote lifelong learning among 
its employees, HKJC offered IFMA’s instructor-led 
Essentials of Facility Management course to its 
full-time employees last October.

Conducted at HKJC’s new college — a state-of-
the-art training facility that provides a range of 
learning and development opportunities delivered 
by in-house and external subject matter experts 
— the course attracted more than 40 registrations 
within a week from various business functions 
across the organization such as catering, retail, 
Telebet, HR and IT.

“It was great to see interest from other non-FM 
staff who want to explore the FM world and may 
eventually join the industry,” said Graham Tier, 
Head of the Property and Facilities Management 
Department at the Hong Kong Jockey Club.

Sodexo Singapore acquires Kim Yew Electrical & Sanitary. 
Kim Yew Electrical & Sanitary, one of Singapore’s top hard FM service 
providers, will now operate as a wholly owned subsidiary of Sodexo 
Singapore under its new name, Sodexo Kim Yew Pte. Ltd. Combining 
Sodexo’s capabilities in FM and food services with Kim Yew’s technical 
expertise in hard FM services allows Sodexo Singapore to enhance its 
service offering and address the needs of the growing integrated FM 
services market in the region.

Trane® acquires CALMAC® Corp. Trane, a global provider of indoor 
comfort systems and services and a brand of Ingersoll Rand, has acquired 
CALMAC Corp., a privately held company specializing in cool energy 
technologies. CALMAC’s ice-storage tanks are integrated with Trane 
commercial HVAC systems to take pressure off the energy grid. The 
CALMAC acquisition is consistent with Ingersoll Rand’s strategy to help 
customers solve climate and industrial challenges, including energy and 
fuel efficiency, food waste and productivity.

Accruent acquires BlueCielo. Global software company Accruent 
has acquired Amsterdam-based BlueCielo, an advanced asset life cycle 
information management provider. More than 1,200 companies around the 
world depend on BlueCielo Meridian solutions to ensure compliance, control 
costs, improve safety, protect their brand reputation and extend the lifespans 
of decades-old assets. The BlueCielo acquisition is the latest in a series of 
strategic acquisitions fueling Accruent’s growth, including Lucernex, a global 
provider of integrated workplace management systems, and Verisae, a 
provider of cloud-based solutions that connect facilities and assets to the 
maintenance and service network through the Internet of Things. 

Invicara establishes offices in the U.K. and Ireland. A provider 
of transformative solutions for building information modeling (BIM), 
Invicara has opened offices in the United Kingdom (U.K.) and Ireland. The 
company’s flagship product, BIM Assure, will help ensure compliance 
to the U.K. BIM mandate, provide better access to BIM models, and 
help owners streamline transitions to building operations, leveraging 
complete, reliable, digital handover.

AkitaBox continues rapid growth with new office space. To 
accommodate a rapidly growing team for their facility management 
software solution, tech company AkitaBox has moved to a new space 
offering three times the square footage of their previous office. The 
10,200-square-foot suite offers plenty of space for collaboration and 
features dedicated, department-specific breakout spaces and conference 
rooms. Quadrupling in size since 2016, AkitaBox now employs more 
than 60 facility innovators and has successfully provided software 
implementation in more than 200 million square feet of building space 
across the United States.

Hong Kong Jockey Club 
facilitates FM professional 
development in Asia

A C Q U I S I T I O N S  &  E X P A N S I O N S
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Louvre Abu Dhabi welcomes visitors on sold-out opening day
On Nov. 11, 2017, Louvre Abu Dhabi 
opened its doors to the public. The highly 
anticipated museum welcomed thousands 
of visitors to see the exceptional 
architecture and the masterpieces 
displayed throughout the galleries.

The museum is located on Saadiyat 
Island, 500 meters off  the coast of Abu 
Dhabi, United Arab Emirates. A mixed 
commercial, residential and leisure project 
is currently under construction on the 
island, expected to be completed in 2020.

Louvre Abu Dhabi was born out of a 
unique intergovernmental agreement 
between the governments of Abu 
Dhabi and France in 2007. As part of the 

agreement, Louvre Abu Dhabi has access 
to expertise and training from 17 French 
partner institutions, as well as loans from 
13 leading French museums for 10 years, 
and will benefi t from special exhibitions 
organized by these institutions for 15 years.

Designed by French architect Jean 
Nouvel, the museum contains 12 chapters 
in the galleries, special exhibition spaces, 
a Children’s Museum, auditorium, 
restaurants, retail and a research center. 
Surrounded by the sea, the buildings are 
connected by waterfront promenades 
beneath the museum’s stunning dome. 
Tickets, tours and more information are 
available at www.louvreabudhabi.ae.

Industry News

Survey statistics in the just released 
eBook “Information Management for 
Facilities and Operations” show that 
building managers and their facility 
teams aren’t as prepared for the next 
catastrophe as they’d like to be.

Released by AIIM Market Research 
and ARC Document Solutions, the eBook 
highlights trends in facility management 
on preparedness and recovery, including 
cloud storage and accessibility of building 
information, the ability to respond to 
emergencies, and succession planning to 
preserve knowledge and information.

The survey reveals that a catastrophe 
in a commercial building or public facility 
can be expected every two years, far 
more often and at a far higher cost than 
previously believed. Catastrophe types 
incurring the highest costs include water, 
fi res, wind-related and earthquakes and 
overall, there was an average cost of 
US$500,000 in damages to buildings.

Accessing information, including 
emergency response plans, ranked as 
one of the top-three challenges faced by 
facilities teams following a catastrophe. 

Of the survey respondents who cite 
having digital policies and procedures in 
place, 29 percent report these documents 
are in the cloud, and only 15 percent say 
they are accessible on mobile devices.

“The survey results highlight the 
urgency for facilities and operations 
teams to adopt modern practices 
for building information storage and 
retrieval to be prepared for the next 
catastrophe,” says Brian Bailard, EVP 
and general manager of ARC Technology 
Solutions, a unit of IFMA Silver-level 
Corporate Sustaining Partner ARC 
Document Solutions. “The added benefi t 
of cloud storage is enabling anytime, 
anywhere access to facilities dashboards 
via mobile devices.”

The eBook contains insights from a 
survey conducted in August 2017 by AIIM 
to their 190,000+ global community of 
facilities and operations professionals.

Survey reveals majority of facilities teams are 
unprepared for catastrophes

For more survey fi ndings, download 
the eBook at http://go.e-arc.com/
ebook-ifma.

Power UP receives 2017 
Project of the Year award 
for renovation project. 
The Associated General 
Contractors of Missouri honored 
Power UP electrical contractors in 
November 2017, with the “Project 
of the Year” Keystone Award 
for their electrical and lighting 
installation work on the US$24-
million Kiener Plaza renovation in 
St. Louis, Missouri, USA. 

KPost named 2017 Commercial 
Roofi ng Contractor of the Year.
KPost Roofi ng & Waterproofi ng 
was named 2017 Commercial 
Roofi ng Contractor of the Year 
from Roofi ng Contractor Magazine, 
having worked on projec ts such 
as JP Morgan Chase, Toyota North 
American Headquarters, Dallas 
Cowboys World Headquarters, AT&T 
Stadium, Irving Music Factory, Omni 
Dallas Convention Center Hotel, 
Reunion Tower, The Statler Hotel 
and others.

Duke’s Landscape 
Management receives 
safety award. Duke’s Landscape 
Management Inc. was awarded 
the 2016 Safety Recognition 
Award in the National Association 
of Landscape Professionals 
(NALP) annual Saftey Recgonition 
Awards Program.

Demand Logic awarded 2017 
Building Tech of the Year.
Demand Logic was recognized at 
the businessGreen Tech Awards 
with the Building Tech of the 
Year award for its software tool 
that allows for swift acquisition 
and visualization of an entire 
commercial building’s terminal unit 
functionality and performance level. 

A W A R D S
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Facility design that focuses on wellness and sustainability 
is proving to have a positive impact on employee satisfac-
tion and productivity. This idea is broadly known as the 
3/30/300 story — as a general rule, organizations spend ap-
proximately US$3 per square foot per year for energy, US$30 
for rent and US$300 for personnel. Since people are a com-
pany’s most valuable asset, improving their overall experi-
ence delivers the greatest return on investment. The WELL 
Building Standard provides a model for space design and 
construction that integrates performance-based systems to 
positively impact the built environment. Lighting control is 
an essential piece of this proverbial puzzle. 

Leadership in Energy and Environmental Design, or LEED, 
certifi cation helps promote the use of building systems that 
enhance energy performance standards. Many organizations, 
and building professionals, who have successfully implement-
ed LEED in their buildings are now also turning their atten-
tion to the WELL Building standard as a guideline for facility 
design focused on wellness, comfort, and productivity. 

The Washington, DC-based headquarters of the American 
Society of Interior Designers is the fi rst space in the world 
to achieve platinum-level certifi cation for both the WELL 
v1 Building Standard™ (also known as WELL) and LEED, 
under the LEED ID+C rating system v4. 

To achieve this dual certifi cation, ASID leadership, along 
with architectural fi rm Perkins+Will, lighting designers Ben-
ya Burnett Consultants and electrical engineers GHT Lim-
ited, were committed to making the facility a showcase for 
progressive design. Together, they prioritized the goal of 
achieving dual Platinum certifi cations. As such, the project 
serves as an excellent model for how design can meet the 
needs of the people in the space, while supporting LEED and 
WELL certifi cations. 

By looking into the structure of the WELL Building Stan-
dard, and examining features that lead to certifi cation, we can 
better understand the role lighting control plays in helping 
to achieve WELL requirements. A centralized light and shade 
management system was essential to meeting project goals. 

pD E S I G N  M O D E L S

T H A T  C R E A T E

R E T U R N  O N

I N V E S T M E N T 
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WELL certification 
starts with seven 
concepts that 
influence human 
behaviors and define 
a wellness-focused 
environment: air, 
water, nourishment, 
light, fitness, 
comfort, and mind. 
Under these concepts 
there are “features” 
or provisions with 
requirements that 
have to be met. 
Some features 
are mandatory 
“preconditions,” while 
others are optional 
“optimizations.” 
There are three levels 
of WELL certification: 

 SILVER 

Meets 100 percent of 
WELL preconditions 
applicable to the 
project type in all 
concepts 

 GOLD 

Meets all WELL 
preconditions and 40 
percent or more of the 
optimization features 

 PLATINUM 

Meets all WELL 
preconditions and 80 
percent or more of the 
optimization features

SOURCE www.wellcertified.com/
en/content/are-there-levels-
well-certification

the light concept
The WELL Building Standard 
promotes lighting and shading 
systems that increase alert-
ness, enhance the overall oc-
cupant experience and even 
promote healthy sleep. The 
Light Concept area provides 
illumination guidelines to 
minimize disruption to the hu-
man body’s circadian system, 
enhance productivity and pro-
vide visual acuity. In designing 
lighting and control solutions 
to meet WELL requirements, 
the lighting professional will 
consider standard strategy 
categories including: activ-
ity-based light levels, color 
quality, daylighting, and glare 
control for any given space. 

Because LEED and WELL 
certifications provide comple-
mentary benefits, designing 
a lighting control system that 
effectively supports both cer-
tifications demands intricate 
knowledge of the lighting con-
trol system capabilities as well 
as the certification require-
ments. 

Fixture selection and fen-
estration play a role in all 
preconditions and most 
optimizations in the WELL 
Light Concept. A smart, in-
tegrated lighting and shade 
control solution can specifi-
cally help achieve precondi-
tion features in Visual Light-
ing Design (#53), Circadian 
Lighting Design (#54), and 
Solar Glare Control (#56), 
and is essential for optimi-
zation features in Automat-
ed Shading and Dimming 
Controls (#60) and Daylight 
Modeling (#62). We’ll exam-
ine each of these features in 
more detail, and define the 
contributing role of smart 
lighting control solutions. 

Improving the 
environment  
for employees  
and clients

Supporting 
thought 
leadership 

Contributing 
to increased 
productivity

Enhances 
employee 
satisfaction  
and retention

To enhance its value 
proposition, WELL 
Building certification 
may also help 
companies attract 
and retain top talent 
in an increasingly 
competitive 
environment.  It 
creates a more 
attractive facility by:

visual  
lighting design
F E A T U R E  # 5 3

The visual lighting design fea-
ture defines required average 
light levels of 215 lux on the 
horizontal plane, measured 
at 30” above the floor, as well 
as independently controlled 
zones of light no larger than 
500 square feet. Also, this 
feature requires appropri-
ate brightness and contrast 
ratios on different surfaces 
among spaces, and among 
surfaces within a space, to 
avoid dark spots or exces-
sively bright spots in a room. 
Tunable lighting (setting 
maximum lighting output to 
the appropriate illuminance 
level) helps designers meet 
the contrast ratios. 

Lighting design can meet 
required lux with fixtures 
alone, but this strategy can 
result in very bright light, 
which is acceptable early in 
the day but less desirable in 
the late afternoon when it 
can negatively affect sleep 
patterns. Designing an in-
tegrated light management 
system with usable daylight 
enables the shades to help 
regulate daylight, provides 
the required foot-candles, 
and prevents glare, while the 
drivers and ballasts automat-
ically dim to help save energy. 

In accordance with the 
WELL Standard, lighting 
zones must be no larger than 
500 square feet, or 20 per-
cent of an open office floor 
plan. Digitally addressable 
ballasts and drivers can ac-
commodate zoning require-
ments without the need for 
complex wiring, and when 
the furniture or layout inev-
itably changes, zones can be 
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easily adjusted using software with no need to rewire. 
Tunable white fixtures and controls allow lighting to adjust automatical-

ly and unobtrusively over the course of the day. For example, short wave-
lengths of light can be included earlier, then scaled back in the afternoon 
to minimize sleep disruption. While WELL certification does not focus 
on energy efficiency, energy savings is still a consideration in most com-
mercial buildings. Lighting control solutions that integrate with daylight 
and occupancy sensors, or daylight responsive shading, can significantly 
reduce energy use. 

Using automated, digital control, the lighting design not only complies 
with certification requirements, but easily facilitates integration with 
timeclock control. With a single button or command, all lighting zones 
can be turned on or off, and still deliver zone-based occupancy or day-
light control. This is one example of how advanced lighting control solu-
tions go beyond certification requirements to simplify operations for the 
facility management team.

circadian  lighting design
F E A T U R E  # 5 4 
This aspect of certification is designed to provide lighting conditions that 
reinforce natural patterns of the human circadian cycle with appropriate 
melanopic light intensity in work areas. At least one of the following re-
quirements must be met:

 — 250 equivalent melanopic lux (EML) is present at 75 percent or 
more of workstations, at four feet above the finished floor, for at least 
four hours per day

 — Ambient lights provide recommended illuminance of equivalent 
melanopic lux greater than or equal to lux recommendation from IES

For a facility manager working to provide the most comfortable, produc-
tive environment for employees, the blue light that helps meet EML during 
the day can have a negative impact on sleep at night. This is one motiva-
tor for the enhanced use of color-tunable fixtures with appropriate control 
solutions — they can provide biologically active light during the day at 
lower power consumption, and adjust to less biologically active light in the 
evening and night.

solar glare control
F E A T U R E  # 5 6
Solar glare control helps mitigate glare from the sun by blocking or reflecting 
harsh, direct sunlight away from space occupants. A key requirement is to 
provide controllable or automatic window shading, and this feature cannot 
be met with a static glare inhibitor such as overhangs. By using an automated 
shading solution, the lighting control design can also help meet optimization 
Feature #60, Automated Shading and Dimming Controls. 

daylight modeling
 F E A T U R E  # 6 2
Daylight Modeling supports circadian and psychological health by setting 
thresholds for indoor sunlight exposure. Manual shades can be used to 
meet this WELL feature, but automated shades that respond to changing 
daylight conditions can increase spatial daylight autonomy. Using this con-
trol strategy, a facility can meet the requirements for LEED Daylight cred-
its in addition to the WELL Daylight Modeling feature. 

rising to the challenge
The ASID project set a high bar for 
sustainable, wellness-oriented, ener-
gy-efficient lighting design, using an 
integrated lighting and shading control 
system to contribute in three WELL 
concepts and four LEED categories, 
including almost all the energy effi-
ciency points. LEED is energy focused 
and WELL is tailored to human perfor-
mance and health — but together they 
deliver a versatile, responsive space. 
In the ASID offices, adjustments can 
easily be made using software to en-
sure the space remains dynamic, and 
the facility team is able to quickly make 
adjustments to meet changing space re-
quirements. Achieving WELL and LEED 
Platinum helps change the conversation 
about how to design a space that pro-
motes both wellness and sustainability. 

Integrated lighting and shade con-
trol delivers a comfortable space that 
promotes a creative work environment 
and helps the facility management team 
make adjustments over time without 
disrupting the flow of business. As re-
search continues to uncover the benefits 
of dynamic building design, lighting con-
trols will continue to make important 
contributions to ensuring the right envi-
ronment for the people in the space. FMJ

Michael Jouaneh is manager of 
sustainability and energy 
standards for Lutron, the world 

leader in light control solutions. He is a 
frequent presenter at industry events such 
as Lightfair International and Greenbuild, 
and is active in the development of the top 
energy and green building codes/standards 
for the U.S.  He is also the author of 
several published articles, whitepapers, 
and case studies on high-performance, 
energy-efficient green buildings. Michael is 
the vice chair of the Lighting Controls 
Association, and is involved with many 
organizations, including ASHRAE, the 
California Energy Commission, National 
Electrical Manufacturers Association, 
Illuminating Engineering Society, 
International Code Council, and the U.S. 
Green Building Council. He is a Certified 
Energy Manager, Green Globes 
Professional, and a LEED AP. 
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Change was in the air as the International Facility 
Management Association kicked off the 2017 World 
Workplace Conference Expo in Houston, Texas, 
USA in October. More than 4,000 attendees gath-
ered from around the world just six weeks after 
Hurricane Harvey unleashed record-breaking rains 
and flooding in the city. 

In a year that also saw major disaster relief efforts 
after hurricanes Irma, Jose and Maria, as well as a 
major earthquake in Mexico and landslides from 
South Asia to Columbia, disaster preparedness and 
recovery were topics on many attendees’ minds. 

For Danielle Soria-Orozco, an event specialist 
who joined IFMA’s staff shortly before the flood-
ing, the aftermath of Harvey presented an oppor-
tunity to bring FMs together to help a Houston 
facility in need. 

“I come from a charitable, service-based back-
ground, so it was an area [we] wanted to try to in-
corporate into events moving forward once I was 
on board. The requests to assist with Harvey-relat-
ed service projects was huge, and we decided to pull 
together an opportunity for our members to assist 
in a project that would put their facility manage-
ment skills to great use,” she says. 

Soria-Orozco is a volunteer for the Oaks Dads 
Club, a youth sports organization that offers base-
ball, softball and soccer instruction to more than 

Inside IFMA
World Workplace 2017: 
‘We are FM: A Universe
of Possibilities’

FMJ EXTRA Video

Highlights from IFMA's 
World Workplace 2017
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400 Houston-area kids between the ages of four to 
14. ODC has been in operation for 60 years, and she 
knew firsthand the flood devastation they had on 
their fields and clubhouse. 

“Their clubhouse took in over a foot of water 
and their playing fields lost a great deal of red clay 
dirt. More importantly, many of our families and 
coaches were largely affected by Harvey and some 
lost their entire homes. ODC is 100 percent volun-
teer driven,” she says. “It seemed like a perfect fit 
for IFMA members to not only participate in a ser-
vice related project, but a project that was relative 
to their jobs. I also cannot leave out that all of the 
tools used to complete the project were provided 
for use by the Houston ToolBank [an organization 
that loaned out free tools to anyone involved in 
the cleanup and rebuilding efforts].” 

In a single day, the group of IFMA members, 
which included several members from the San Di-
ego Chapter, did a demo of the clubhouse, replaced 
all six doors, installed new insulation, cut and re-
placed wall panels, dispersed new dirt onto the 
playing field, and repainted the concession stand. 

“I think we all smiled bigger on the way home, 
knowing something real and meaningful was accom-
plished,” Soria-Orozco says. “I have worked with 
hundreds of volunteers over the years, but the IFMA 
World Workplace volunteers are some of the most 
amazing I have ever met. My takeaway was how in-
credibly generous the IFMA community can be.”

IFMA members also got an introduction to IF-
MA’s four “aspirational statements” that are part 
of the organization’s ongoing Appreciative Inqui-
ry process to set a vision for the future. Launched 
in August 2017, the global board, along with IFMA 
staff, have participated in “discovery and dream” 
workshops to arrive at four aspirational state-
ments for IFMA’s future. 

Appreciative Inquiry is a method of exploring the 
positive, “high point experiences” people have in an 

I have worked with hundreds of volunteers over the years, 
but the IFMA World Workplace volunteers are some of the 
most amazing I have ever met. My takeaway was how 
incredibly generous the IFMA community can be.



organization, and to use those stories to design a roadmap 
to the future. It involves multiple rounds of workshops and 
surveys to gather as much stakeholder input as possible.

Members on the expo floor had the opportunity to vis-
it IFMA Central to read details about the four aspirational 
statements, ask questions of Appreciative Inquiry workshop 
participants, be interviewed on camera telling their “IFMA 
story,” and to fill out surveys giving their thoughts about 
the statements and their personal vision for IFMA’s future. 

Cheryl Duvall, FIIDA, CID, MSOD and president of 
Avance Consulting, designed and is facilitating the process. 

“The inclusive nature of the AI process ensures that we 
reach out across the association to gather a wide represen-
tation of ideas and insights to help shape IFMA’s strategic 
objectives. Rather than just one or two stakeholder groups 
making decisions on behalf of members, the AI process 
enables all nine stakeholder groups to offer feedback, ex-
plore solutions, and co-create viable possibilities for the 
future of FM,” she says. 

Duvall said more than 80 comment cards were collected 
from members on the expo floor, and additional personal 
stories were collected by a roving videographer. 

“A.I. received a huge endorsement at WWP, beginning 
with the introduction of the four Aspirational Statements 
during the House of Delegates meeting,” Duvall says. 
“Through the AI interview process … we were able to gath-
er more than a hundred stories highlighting how IFMA has 
changed career trajectories, advanced the profession, and 
connected facility managers across the globe.”

The process is ongoing and is intended to strengthen 
the organization as it moves forward in the fast-chang-
ing world of facility management. World Workplace 2017 
marked the start of member engagement in this vision, 
further driving home the year’s theme — We are FM: A 
Universe of Possibilities. FMJ

A S P I R A T I O N A L  S T A T E M E N T S

1. Sharpening FM Skills

2. Exceptional Member Experience

3. Broadening and Globally Advancing  
the FM Profession

4. The Evolution of the Global FM Profession 
and Its Member-Centric Organization

Announcing 
World Workplace Europe 2018

BARCELONA
In 2018 we invite you to the largest metropolis on 
the Mediterranean sea that will surely fascinate 
and enchant you. The city has become one of the 
most visited places in Europe due to its unique 
flair and lifestyle. With a more that 2000 year old 
history, Barcelona still embraces the old historic 
treasures, as much as it celebrates the most 
contemporary developments in architecture, arts 
and culture. From the medieval city center to the 
modernistic architecture of Antonio Gaudi, 
Barcelona has always something unique to 

discover – not to forget the contemporary 
buildings of the revitalized harbor.

World Workplace Europe will once again turn a 
historic location into your Meeting Venue. The 
“Casa Llotja”, a more than 200 year old 
building,  situated right at the harbor, will serve 
as the unique setting for your World Workplace 
Europe experience.

NOS VEMOS 
EN BARCELONA 
– SEE YOU IN 
BARCELONA!

www.worldworkplaceeurope.org



IFMA’s Awards of Excellence were 
announced October 20 at World 
Workplace 2017, held in Houston, 
Texas. Nominees for the annual 
award are scored by judging panels 
of industry experts who evaluate 
each in several areas that indicate 
exceptional contributions to the 
facility management profession 
and the organization.  

In addressing the changes 
and challenges facing all 
organizations, IFMA President 
and CEO, Tony Keane, CAE, said, 
“This year’s award recipients are 
no strangers to this fast-paced 
climate, and have persevered to 
achieve excellence — both in their 
work and in their contributions 
to IFMA and the FM industry.” 

Also announced at the awards 
ceremony were three new 
IFMA Fellows, the 2017 IFMA 
Foundation Trustees Awards, 
presented by IFMA Foundation 
Chair Michael Schley, and the 
Lighting Energy Efficiency 
in Parking (LEEP) Campaign 
Awards, presented by Jason 
Hartke, Ph.D., program manager, 
commercial buildings integration, 
U.S. Department of Energy. FMJ

Associate Member Award 
Christian Pellecchia

Chair Citation 
Kate North, global chair of IFMA’s Workplace Evolutionaries Community

Distinguished Member Award 
Larry Morgan, CFM, SFP, FMP 

Emerging Professional Award 
Caitlin Schaapman

Facility Management Innovation Award 
Madhav Karandikar, Symantec Corp. 

Distinguished Author Award, Book or Instructional Materials 
Diane Coles-Levine, MCR, Nancy Johnson Sanquist, IFMA Fellow; Co-editors of  
“Work on the Move 2: How Social, Leadership and Technology Innovations Are  
Transforming the Workplace in the Digital Economy” 

Distinguished Author Award, Web Based/Social Media 
Stephen Monaco, AIA 

Distinguished Author Award, Article or Research Paper 
Bill Conley, CFM, SFP, FMP, IFMA Fellow; Author of “Biomimicry: Imitation as  
a Science,” FMJ Magazine article

Community Award of Excellence in Communications 
Workplace Evolutionaries 

Council of the Year Award 
Legal Industry Council 

Large Chapter of the Year 
San Diego Chapter of IFMA

Large Chapter Award of Excellence in Professional Development 
San Diego Chapter of IFMA

Large Chapter Award of Excellence in Web Communications 
Capital Chapter of IFMA 

Small Chapter Award for Excellence in Web Communications 
Central Pennsylvania Chapter of IFMA 

The George Graves Award for Facility Management Achievement 
YMUS Cypress Facility Department, Yamaha Motor Corp. 

The Sheila Sheridan Award for Sustainable Facility Operations & Management 
Global Property Team, Arm 

Student Chapter of the Year 
Greater Phoenix Student Chapter of IFMA 

Inside IFMA
Facility management award 
winners announced at  
World Workplace

The 2017 IFMA Awards of Excellence 
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RICK CORE A
IFMA Fellow 
Director of global facilities  
ON Semiconductor  
Phoenix, Arizona, U.S.A.

Rick has devoted more than 36 years to 
excellence and improvement in facility 
management, through IFMA’s Great-
er Phoenix and Malaysia Chapters; as a 
mentor for the Arizona State University 
(ASU) education and research programs; 
and as the architect and driver of IFMA’s 
award-winning Greater Phoenix Stu-
dent Chapter, extending its internship 
program internationally. As a founding 
member, ongoing advisor and corporate 
sponsor of the student chapter, he has 
written its bylaws, mentored students, 
established a sponsorship and organized 
paid FM internships for ASU students. 
Corea has received many awards indi-
vidually and on behalf of his company, 
including a 2016 Citation from the Chair 
of IFMA’s Board of Directors, and a Life-
time Achievement Award from IFMA’s 
Greater Phoenix Chapter. As Director of 
Global Facilities for ON Semiconductor 
in Phoenix, Arizona, USA, his innovative 
approach to managing each facility has 
resulted in streamlined policies and pro-
cedures, earning ON Semiconductor the 
Professional Organization of the Year 
award for five years from IFMA’s Greater 
Phoenix Chapter. 

COLLINS OSAYAMWEN
CFM, FMP, IFMA Fellow 
Cofounder and managing partner  
SheltercareFM Consult  
Nigeria

Collins is a global ambassador for the facil-
ity management profession, committed 
to increasing awareness of FM in Africa 
through government advocacy, speak-
ing on FM-related topics and developing 
student programs. After joining IFMA in 
2004, Osayamwen was directly respon-
sible for securing approval to establish 
the Abuja and Greater Accra Chapters. He 
served on IFMA’s Board of Directors, and 
was a valuable resource in the Global Or-
ganizational Strategy Task Force, helping 
to magnify the “I” in IFMA. He served as 
the IFMA Foundation’s Ambassador to 
Africa; and is currently the Interim Vice 
Chair for the Nigeria FM Initiative, whose 
goal is to provide a national platform for 
the promotion and continuous develop-
ment of FM to the government of Nigeria. 
In his role as Cofounder and Managing 
Partner of SheltercareFM Consult, he pro-
vides leadership to more than 150 staff 
members, sets direction for the organiza-
tion, and develops vision and strategies 
to deliver world-class solutions to mul-
tilateral and bilateral organizations and 
national governments.

JAMES P.  WHITTAKER
P.E., CFM, CEFP, FRICS, IFMA Fellow 
Director of engineering services 
Americas, JLL  
Chantilly, Virginia, U.S.A. 

James is a Past Chair of IFMA’s Board of 
Directors. He served on the IFMA Foun-
dation’s Board of Trustees, created IF-
MA’s Standards Committee, and led the 
review and revision of IFMA’s ethics poli-
cies as Chair of the Ethics Committee. As 
Founding Chair of IFMA’s FM Research 
and Benchmarking Institute (RBI), he 
led the development of the RBI charter, 
Founder’s Circle, Development Council, 
and establishment of policies to organize 
and further FM research. The breadth of 
Whittaker’s contributions to IFMA, the 
American National Standards Institute, 
the National Research Council, the U.S. 
Department of State, the National Insti-
tute of Building Sciences, and many other 
organizations and academic institutions 
speak to his focus, energy and service to 
the FM profession. One of his greatest 
gifts to FM globally is his leadership role 
in the U.S. ANSI, International Organi-
zation for Standardization standards re-
finement, which is crucial to elevating the 
validity and value of IFMA’s educational 
programs. In the last 10 years, he has giv-
en 93 presentations, contributed to four 
books, written 14 journal articles, taught 
90 courses and impacted nearly 1,350 
students. With more than 30 years of ex-
perience in the facilities and engineering 
industries, Whittaker is the Director of 
Engineering Services — Americas for JLL.

2017 Class of IFMA Fellows

NASA astronauts, and twin 
brothers, Captains Mark and 
Scott Kelly, gave the keynote 
address at the luncheon. 
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Planning
for
Parking

B Y  S T A N  B O C H N I A K

H O W  S T R A T E G Y
A N D  T E C H N O L O G Y
C A N  I M P R O V E  G A R A G E
I N T E G R A T I O N

Mixed-use developments are on the rise, and they 
bring together residences, retail, hotels, nightlife and 
offi  ce spaces in a walkable environment. However, 
parking is still an important part of the picture. Offi  ce 
workers, shoppers, hotel guests, and other visitors 
often arrive at developments by car, so reliable, safe 
parking is a critical component of the customer 
experience. Each type of business attracts customers 
with varying demands, and their expectations for 
parking are diverse. By implementing technology, 
zoned parking, and an attentive maintenance program, 
a facility can maintain a fi nancially successful garage 
that provides an exceptional customer experience.
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Manage Expectations
With a diverse cross-section of cus-
tomers, there are a wide range of ex-
pectations to manage. Offi  ce workers 
and hotel guests may expect to pay, 
while shoppers and restaurant guests 
will expect to get their parking validat-
ed or receive discounts on the stan-
dard rates. Shoppers, in particular, 
aren’t used to paid parking garages, 
since traditional shopping malls typ-
ically off er free parking. Many stores 
will validate or discount parking, and 
that needs to be communicated to 
shoppers through signage and instruc-
tions on gate and ticket kiosks.
Hotel guests and offi  ce visitors also 
need education, as they’re unlikely to 
be familiar with the rules of the garage. 
Signage is one way to address that 
challenge, but parking attendants and 
remote command centers are also key 
to making sure drivers understand the 
policies and navigation of the garage. 
Command centers can take on the role 
of parking attendants by answering 
customer questions and monitoring 
for abuse. Regardless of whether at-
tendants are mobile or communicat-
ing through kiosks, it’s important that 
parking staff  understands the needs of 
each customer type and are prepared 
for their questions and concerns.

License Plate Recognition
Depending on agreements with the 
tenants of the development, pricing 
structures for shoppers, offi  ce work-
ers, and hotel guests can vary. That 
complicates revenue collection and 
can create confusion for customers. 
Ensure pricing guidelines are clearly 
communicated, so the right amount is 
collected from each customer without 
creating frustration. 

One way to address this challenge is 
license plate recognition (LPR) tech-
nology. As each customer comes in, 
their ticket is paired with their license 
plate. Parking is separated into zones, 
and LPR technology associates the 
customer with the zone they park in. 
That data is sent to the revenue con-
trol system, and when the customer 
leaves, they are charged according to 
the rate structure for that zone. 

LPR technology can also be used to 

identify customers who don’t need 
to pay. For instance, some mixed-use 
developments allow for free parking 
for customers who park for less than 
an hour. LPR technology can identi-
fy drivers who haven’t exceeded that 
time frame before they even have a 
chance to enter their ticket at the gate 
kiosk. This allows drivers to exit more 
quickly, and it cuts down on potential 
traffi  c jams at the garage exit.

LPR technology also helps monitor 
for abuses. Systems are growing more 
sophisticated by aggregating data and 
“learning” about driver behaviors. 
This allows garage managers to be 
more proactive about identifying is-
sues and addressing them more effi  -
ciently. For example, LPR technolo-
gy can be programmed to recognize 
which zone a particular car typical-
ly parks in, and it will notice when 
something is inconsistent. If some-
one is parking in the wrong zone — 
say, an offi  ce worker taking a spot 
designated for retail — they can be 
fl agged for parking in the wrong area 
and addressed accordingly. 

Zoned Parking 
Segregating parking into zones doesn’t 
just help identify each driver’s destina-
tion. It also makes it easy to ensure that 
each customer has access to the best 
spaces at the right time of the day and 
week. For example, during the work 
week, offi  ce workers may take up the 
best spaces before stores open. Since 
they’re more likely to stay parked for 
several hours, those spaces end up be-
ing taken for a good portion of the day. 
As a result, shoppers end up with fewer 
convenient parking spots. One way to 
address this is to close lower parking 
levels in the early part of the morning 
on weekdays. Since shoppers stay for 
a shorter time, this ensures that those 
quality spaces are regularly made avail-
able to incoming customers through-
out the day.

The key to making zoned parking 
work is signage, particularly for tran-
sient customers like hotel guests and 
shoppers. Signs don’t just direct drivers 
to the right sections — they also help 
guide them to exits and to the stair-
wells closest to the businesses they 

By mixing in technology and low-tech 

tactics like signage and zoning, it’s 

possible to create a fi nancially viable 

garage that makes parking hassle-free.



plan to visit. While it seems simple, in-
sufficient signage is an inconvenience 
that can drive customers, especially 
shoppers, away. At traditional shop-
ping malls, customers have the luxury 
of seeing which stores they’re parking 
closest to. In a mixed-use parking ga-
rage, it’s easy to end up accidentally 
parking next to a locked office entrance 
or a hotel lobby — and far from the 
shops and restaurants. 

To prevent frustration, signage 
must be kept clean and unobscured. 
It should also be consistent. For in-
stance, reserved spaces may be denot-
ed with signs on the wall or railing at 
the driver’s eye level, or they can be 
painted on each space. Some oper-
ators make the mistake of using dif-
ferent methods in one garage. Others 
will use both methods with varying de-
grees of consistency. This creates con-
fusion for visitors as well as tenants 
with reserved spots. An established 
policy makes it easy for parking staff 
to maintain consistency.

Maintenance Demands
Since mixed-use garages are used more 
than traditional garages, their mainte-
nance demands are higher. Spaces turn 
over more quickly, and everything from 
elevators to trash cans are used more 
frequently. Regular maintenance tasks, 
like sweeping and steam cleaning, have 
to be done more often and scheduling is 
a bit more challenging. It’s often better to 
schedule maintenance in the late evening 
and early morning. To get work done be-
fore customers arrive, be prepared to in-
crease staffing to get it done more quickly. 

Different customer types will create 
different maintenance needs. Office 
workers and residents tend to be more 
conscientious about litter and overall 
cleanliness, while transient customers 
can create more litter. If a mixed-use de-
velopment has restaurants and nightlife, 
be prepared to deal with inebriated cus-
tomers, who are messier. 

Mixed-use developments are increas-
ingly popular — businesses see them 
as a way to attract customers who want 

walkable environments and enjoy the 
live-work-play balance. To keep tenants 
and customers satisfied, anticipate their 
questions and concerns. Having an es-
tablished operational plan, with clear 
protocols for everything from cleaning 
to dealing with abusers, will ensure the 
facility is able to respond to their diverse 
needs. By mixing in technology and low-
tech tactics like signage and zoning, it’s 
possible to create a financially viable ga-
rage that makes parking hassle-free. FMJ

Stan Bochniak is a Regional 
Marketing Director at ABM 
Industries. A graduate of 

California State University, Northridge, Stan 
began his professional career in the banking 
industry in both sales and operations. Since 
1993, he has worked in the parking industry, 
the last 19 years with ABM. His wide range of 
responsibilities have seen him in the positions 
of facility manager, regional manager, and 
regional business development manager for 
ABM’s parking services.

www.ifma.org/events/fm-events
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the
three
branches
of
design

A look at history provides 
a glimpse of the future



B Y  B R A D Y  M I C K

In architecture, these three applications have 

been recognized for centuries. However, 

like with anything, translations of these 

constructs have varied, values have shifted, 

and the relative importance of each has 

been questioned. Nevertheless, Vitruvius’s 

three design constructs play into most of the 

decisions faced by a facility manager. 

Occasionally, in times of chaos and change, there is val-
ue in reconsidering and reevaluating foundations for a 
previously conceived or discussed idea. Facility design 
is one example of where this process applies. As work-
place design continues to morph between the challeng-
ing demands of being more effi  cient and eff ective and 
providing a greater experience for people, everyone in-
volved can gain value in design considerations by look-
ing back in time. 

According to the ancient Roman architect and author, 
Marcus Vitruvius Pollio (De Architectura, 15 BC), archi-
tecture consists of three requirements: strength, unity 
and beauty. 

They were referred to as the Vitruvian Triad. While 
the manifestation of these three constructs may have 
changed over time, it’s important to evaluate how a re-
balancing of strength, unity, and beauty can impact the 
future value of workplace design in a positive way.
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Strength
fi rmitas

Utility 
utilitas

Beauty 
venustas



Office design evolution
The past 30 years, offi  ce design 
has taken workspaces from cubi-
cles and c-suites to collaborative 
meeting areas and charging sta-
tions. Although some companies 
have been slower to change than 
others, today the majority have at 
least some percentage of space 
dedicated to collaborative eff orts.

Beginning in the 1990s, it be-
came tough to argue with the re-
ality that work doesn’t always get 
done, or need to get done, inside 
the traditional offi  ce space. Most 
employees can accomplish their 
work remotely as long as they 
have a computer and an Internet 
connection. Thus, facility man-
agers have been shifting their fo-
cus away from the offi  ces, cubi-
cles, and conference rooms that 
had comprised their “normal” 
for years. In modern workplace 
design, these managers are dis-
covering a new “normal” — tone 
that favors spatial variety, excel-
lent Wi-Fi connectivity, and a 
technology-enriched, team-fo-
cused workplace. Broadly speak-
ing, there has been a relaxing of 
the workplace. As such, the time 
has come for designers to create 
environments based on the re-
ality of increased collaboration, 
innovative behaviors, stand-up 
desks, and highly active, ma-
trix-oriented work. Through this 
time of transition, it is advanta-
geous to return to the roots of 
offi  ce design constructs to show 
how rebalancing the strength, 
utility, and beauty requirements 
can positively impact the future 
of workplace design.

Challenges in facility 
management
Being challenged by the virtual 
workspace comes in the form of 
issues such as managing remote 
employees and contractors, sup-
plying the necessary equipment for 
virtual meetings, designing fl exible 
work options, and satisfying the 
demand for increased shared space 
and collaboration tools. 
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fi rmitas
Latin for strength and durability. Represents 
construction of a foundation steeped in 
structural stability. 

It also means building this foundation using quality tools, 
materials, and experience — leaving no room for bargain-
basement thinking. Much of strength’s value in the past 
was focused on permanence, but how might this concept 
be perceived in the present? What is today’s version of 
fi rmitas regarding offi  ce design? Obviously, this concept has 
been reevaluated to consider today’s needs. Strength in the 
modern workplace means being able to provide resilience 
over an extended period — maintaining its value over time. 
Strength also refers to materials and forms of construction, 
so even for the less permanent structures, there are varying 
degrees of strength. Consider also how strength can come 
from offi  ce design’s adaptability factor. Much of an offi  ce’s 
retained value comes from its ability to cater to the needs of 
its residents as times change. 

utilitas
Latin for usefulness or utility. Think of this 
requirement as the building’s ability to predict 
and respond appropriately to the needs of its 
proposed residents. 

A building’s function is separated into primary and secondary 
spaces. Primary refers to the main function of the building 
(e.g. rooms), and secondary space is what makes the building 
usable (e.g. hallways, toilets). In modern offi  ce design, the 
concept of function is hotly debated and negotiated. Many 
believe its signifi cance should be applied only to structures 
like factories and mass housing — where the need for utilitas 
originated. Today, embedding tools such as technology, 
activity settings and mobile-ready furniture are creating a 
new demand for utility, which in many cases outweighs the 
two additional design drivers — fi rmitas and venustas. 

venustas
Latin for beauty. The element of beauty can be made 
apparent in the use of attractive materials, skilled 
craftsmanship, and keen attention to detail. 

Before the 20th century, venustas was mandatory for most 
newly constructed buildings. But, since then, it’s been less 
of a concern, likely due to an increase in mass production. 
Vitruvius divided beauty into six basic concepts: material 
and refi nement, ornament, proportion and geometry, 
appropriateness, meaning, and design and inventiveness.
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So, what does “firmitas” mean to 
this virtual workspace? 

“Facility managers are always look-
ing for strength,” says Brian Col-
lins, a facility manager at Microsoft. 
“They are always attentive to how 
their buildings look, but especially 
how they can be maintained and sus-
tained. This is considered a strength.” 

Collins goes on to describe how 
facility managers struggle with the 
role of design in office space and 
how popular and prevalent it is be-
coming. “Managing office space 
when there is such a variety of op-
tions, along with the lifespan of 
some of these designs, is challenging 
to say the least.”

Utility is arrived at by measuring 
judicious distribution of the parts. 
However, today’s parts don’t con-
sist of offices, cubicles, and confer-
ence rooms. Today, utility requires 
far fewer private offices. In fact, 
even the need for each employee 
to have an assigned seat requires 
serious questioning. Cubicles are, 
at best, 50 percent occupied by as-
signed individuals at any given time 
during a typical workday. Also, it’s 
not uncommon to measure 10 per-
cent of assigned offices as vacant 
and as many as 80 percent of total 
conference room chairs as “not in 
use.” Open collaboration and an en-
vironment suitable for innovation 
are becoming basic requirements in 
office design — creating a new set of 
utilitas challenges that include pri-
vacy, distraction isolation, personal 
identification, and management re-
definitions of good work behaviors.

Finally, looking at the role of venus-
tas, much of today’s failure in work-
place design comes from a lack of 
beauty, brand identity, and basic design 
quality. Generic cubicles, drab office 
design and anything else that makes an 
office look basic and unspecific distract 
from an accepted standard of beauty 
and aesthetic appeal to which any facil-
ity manager should aspire. By thinking 
in terms of how the parts make up the 
whole, the ideal is that a workspace will 
be designed that represents one com-
pany exclusively — without sacrificing 
its visual value.

Looking ahead
On architecture’s timeline, office de-
sign has repeatedly met obstacles in 
its attempt to meet people’s expec-
tations. In today’s workplace, walls 
continue to come down — a factor 
that can be measured as a business’s 
advantage. The open office has its 
share of human behavioral advan-
tages, which can be weighed against 
the three design constructs to help 
arrive at a high value equilibrium. For 
one, facility managers have to eval-
uate that fine line between inspiring 
collaboration and reducing concen-
tration and productivity. The answer 
depends upon the nature of the busi-
ness and the degree of creativity re-
quired from the employees on a daily 
basis. Also, the idea of open design 
is a firmitas cost advantage in that it 
reduces construction, lowers heating 
and cooling expenses, and cuts back 
on equipment purchases due to the 
shared spaces. This should be juxta-
posed with the values of utilitas and 
venustas as equal business advantag-
es to determine its contribution to 
work productivity.

As the design industry continues 
its attempt to satisfy the new work-
place, it will always have to deal 
with tensions between designing for 
personal preferences, designing for 
one-size-fits-all, and most recently 
designing for non-descript activi-
ty and variable settings. A balanced 
consideration of the true potential 
of design requires an investment 
in time for all stakeholders. In the 
end, every facility manager knows 
that regardless of where we are in 
the evolution of facility design, ulti-

mately the value comes from provid-
ing areas conducive to productivity. 

Finding equilibrium
Strength, or structural stability, aris-
es from carrying down foundations 
to a good, solid bottom — as well 
as choosing the proper materials 
without being frugal. Utility, or us-
ing space appropriately, comes from 
judicious distribution of the parts 
so purposes are duly answered. And 
beauty, or the attractive appear-
ance of a space, is produced by the 
pleasing design and good taste of 
the whole — as well as dimensions 
of all parts being balanced. Although 
emphasis of these constructs has 
changed over time, each of the three 
affects design results. Each can be 
rebalanced or redistributed to unite 
with the open collaboration of mod-
ern workplace design. FMJ

Brady Mick is a design 
strategist at BHDP 
Architecture where he builds 

bridges between clients and designers. 
BHDP is an award-winning 
international architectural firm with 
offices in Cincinnati and Columbus, 
Ohio; Atlanta, GA; Pittsburgh, PA; 
and Raleigh, North Carolina. 
Established in 1937, BHDP designs 
environments that affect the key 
behaviors necessary to achieve 
strategic results for clients. The 
 firm is recognized for intelligent, 
innovative and inspiring solutions  
in architecture, planning, interior 
design, project management,  
strategic consulting. 

According to a Business News Daily article, “10 Biggest Challenges for CEOs in 
2017,” workplace design matters. It’s on the list at number nine, and the virtual 
workspace is a legitimate challenge. Furthermore, it’s the only one of the ten 
concerns listed that is solely within a company’s control. The other nine are focused 
on stress reactions that come from the external environment:

1. New political administration 
2. Costly health insurance 
3. Rising cyber security threats 
4. Finding capital 
5. New hiring 

6. The economy 
7. Consumer expectations 
8. Marketplace competition 
9. The virtual workspace 
10. Market oversaturation 
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OCCUPANT 
COMFORT 
With the increased penetration of 
LED lighting, the illuminance, which 
is the amount of light falling on a 
surface, has been re-evaluated. Al-
though illuminance does not entirely 
represent the quality of the overall 
visual scene, it does provide a good 
indicator, and it is the easiest value 
for designers and engineers to cal-
culate and measure. Thus, it is the 
metric that the industry often uses 
for lighting recommendations and 
evaluations within a space. 

As new LED lighting is installed, 
sites are re-evaluating their current 
lighting illuminance levels based 
on their situation and needs. Some 
spaces may have been over lighted 
in the past and a change in lighting 
technologies allows a fresh evalua-
tion of existing conditions. Further, 
new lighting is more adjustable in 
output and diff erent lighting levels 
can be more easily obtained. 

However, some LED fi xtures lack 
proper optical controls or are poorly 
designed, which can result in glare or 
make the space feel too bright. To re-
duce the glare and brightness and to 
make the space more pleasant for oc-
cupants, the illuminance within the 
space is sometimes reduced from its 
previous levels. However, occupant 
comfort and industry guidelines 
should be consulted if the illumi-
nance is signifi cantly reduced.

With fl uorescent technology, the 
physics of the lamp allowed light 
in discrete amounts (for example, 
2900 lumen lamps or 3100 lumen) 
and lamps of the same wattage from 
diff erent manufacturers all basically 
produced the same amount of light. 
Options to vary the amount of light 

output of a lighting system were ei-
ther limited to adding or removing 
tubes, or costly by installing dim-
ming systems. 

However, the wide-scale intro-
duction of LED lighting systems 
has changed the ability to vary light 
output, and this has led to additional 
discussions about light output. Most 
LED fi xtures or retrofi t kits leave 
the factory with a built-in dimming 
driver. Thus, with the proper con-
trol signal, these new LED fi xtures 
can easily be dimmed. Product data 
sheets also list multiple light output 
options for virtually every LED prod-
uct sold. 

WHITE-TUNABLE
Beyond dimming LED systems, col-
or-tunable technology is gaining 
ground. Certain light fi xtures can 
adjust the color appearance of the 
light. This is known as CCT, or cor-
related color temperature. CCT is 
rated in terms of Kelvins (K), with 
low values appearing warmer, or 
white with a yellow or orange tint, 
and high values appear cooler, or 
white with a blue tint. 

A neutral CCT is 2700 K to 3500 
K, where halogen is 3000 K and fl u-
orescent is often 3500 K. CCT val-
ues greater than 4000 K are char-
acterized as cool (white with a blue 
tint). Metal halide, some LED fi x-
tures, and daylight often fall in the 
cool CCT category.

Researchers from the Universi-
ty of Mississippi and University of 
Texas assessed the reading fl uency 
of third-grade students under two 
conditions: high illuminance (≈100 
fc) with high CCT (6500 K) lighting 
and typical elementary school light-
ing conditions (≈50 fc and 3500 K).1

Know your 
Lighting 

acronyms 
CCT

Correlated color 
temperature, a 

measure of light color

fc
Foot-candle, a 

measurement of light 

intensity

LED
Light-emitting diodes, 

a lamp technology

TLED
Tubular LED, designed 

to replace fluorescent 
lamps
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The study found a 36 percent improvement of fl uency 
performance under the 100 fc / 6500 K lighting condition, 
while there was a 17 percent fl uency performance under 
50 fc / 3500 K lighting conditions. The research did not 
examine the variables individually, so it is unknown if the 
change in CCT, change in illuminance, or the combina-
tion of the two could be behind the higher fl uency. How-
ever, varying the visual scene can help direct focus. 

Moving from the classroom to a business, there is sig-
nifi cant interest in the use of varying CCT in offi  ce and 
industrial spaces. The basic idea is humans evolved under 
daylight, which varies by time of day and year, so mimick-
ing this change in electric lighting may have benefi ts to 
occupants in the space. 

These types of adjustments would have been laborious 
and costly to do with fl uorescent lighting. However, this 
feature is enabled by some LED lighting. Although mar-
keting departments of many lighting companies espouse 
the benefi ts of color tuning throughout the day, it must be 
kept in mind that the research on potential benefi ts is still 
ongoing and inconclusive. 

Varying the color appearance across the day could be 
used to draw or retain focus in class or break up the mo-
notony of the offi  ce day, but monetizing increased focus 
or disruption of the monotony of the work day into tan-
gible benefi ts, such as improved test scores or task pro-
ductivity, is challenging for researchers. That being said, 
making a space more pleasant, and improving the mood 
of occupants, is always desirable. Most would agree that 
this can be done through delivering the correct amount of 
light and the desired lighting CCT for the task in a space, 
and reducing glare.

PRODUCTIVITY AND 
EFFECTIVENESS
Any claims of substantial changes in productivity (which 
is output compared to a unit of work) as a direct result 
of new lighting should be viewed with skepticism. Claims 
abound that using color-tunable light could increase pro-
ductivity by 10 to 20 percent. 

First, many items can aff ect worker performance, in-
cluding noise, temperature, lighting, bonuses, non-fi nan-
cial incentives, and social elements (for example, Cyber 
Monday, March Madness, etc.). Because many variables 
can aff ect worker performance, claims of double-digit in-
creases in productivity must be carefully evaluated. 

Second, although the amount of light, shadows, color, 
glare and fl icker can aff ect worker performance, the light-
ing in U.S. spaces exceeds (far exceeds in some cases) 
the bare minimum lighting needs aff ecting performance. 
Therefore, changes in lighting should not lead to signif-
icant (double-digit) enhancements, but maybe marginal 
improvements in worker productivity. In contrast, fea-
tures of new connected lighting could make staff  more 
eff ective via asset management, space utilization, or oth-
er features. 

NON-ENERGY BENEFITS
Asset management is a non-energy benefi t that could be 
off ered via connected or smart lighting. Using physical 
tags — such as radio-frequency identifi cation (RFIDs) or 
Bluetooth Low Energy (BLE) — on physical objects, sen-
sors can be mounted on and powered by the light fi xtures 
across the space to help track assets. 

Retail examples of this include tagging inventory. As the 
inventory leaves the distribution room within a store, it is 
tracked to the sales fl oor. Or tags can be placed on hangers 
for clothing, so that if the hanger and clothing are moved 
during the day by a customer, it is being counted. At the end 
of the day, the sales team has a better idea of the interest 
in particular items, counts of items, and where misplaced 
items may be located within the store. These tags have the 
potential to add value and free up staff  time for other tasks. 

Similarly, hospitals are exploring asset tracking. Nurs-
es spend an aggregate of 1 to 2 hours per day looking for 
equipment.2,3 As a result, anecdotally, hospitals often over-
buy equipment to address this problem. Sensors mounted 
on the light fi xtures could help track tagged equipment and 
inform the nursing staff  where the equipment is located. 

In both the retail and healthcare scenarios, light-pow-
ered and mounted sensors help staff  to be more effi  cient, 
although it is diffi  cult to quantify exactly how much of a 
time savings staff  would experience and thus still too early 
to directly monetize asset tracking.

Beyond making staff  members more eff ective, the use of 
physical spaces can also be made more effi  cient via con-
nected lighting systems through space utilization. Some 
new occupancy sensors go beyond simply determining 
movement and can count the number of people in a room. 

Another way to count room occupants is via RFID or BLE 
tags placed in staff  ID badges that can communicate with 
sensors connected to the lighting system. In either scenar-
io, the connected lighting system can provide feedback to 
management about  how eff ectively spaces are being uti-
lized. The cost of the space easily dwarfs the cost of energy. 

For example, if two conference rooms are each used in a 
space, but only a portion of the day and with little confl ict, 
one of the conference rooms could possibly be eliminated 
or repurposed. Again, because lighting systems are evenly 
spaced throughout the building, they can serve as an avenue 
to provide this information if the correct sensors are installed.

Beyond making staff  or spaces more eff ective, connected 
lighting can interface with the mechanical system and plug 
loads. If the new sensors can count bodies, they can inter-
act with the HVAC system. The advantage to the mechan-
ical system is that additional savings can be achieved from 
the sensor by changing the temperature or air fl ow to better 
account for the actual number of bodies in the room. Then 
when the room is empty, the sensors could dim or turn off  
the lights or direct a building management system to turn 
off  certain plug loads or adjust HVAC system settings.

New connected lighting is the key to delivering these 
benefi ts and additional functions to the building occupants 
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as well as building systems. Remember, unlike virtually ev-
erything else in the building, light fi xtures are abundant, 
distributed throughout the occupied space, and equipped 
with a power supply. These features make lighting an ide-
al platform to house and power sensors that allow for the 
capabilities previously mentioned. However, the key is in 
the selection of lighting technology that allows for these 
expanded capabilities.

SIMPLE OR SMART LIGHTING
The fi rst consideration when choosing a lighting system is 
whether the equipment should be simple or smart. Simple 
lighting equipment provides lighting but no other secondary 
capabilities such as lighting controls, sensors, light color chang-
ing ability, or any feature beyond on/off  of light output. Tubular 
LEDs (known as TLEDs) are probably the most common type 
of simple lighting. Many facilities are opting for this technolo-
gy because of the low fi rst cost, but very few TLEDs off er the 
smart capabilities that could add other benefi ts to the space.

In contrast, retrofi t kits and new luminaires are often 
available with some type of sensor embedded in the fi x-
ture. At a bare minimum, these sensors allow for basic oc-
cupancy sensing or daylight harvesting features to control 
the light output. However, many manufacturers also off er 
smart sensors and other features that allow for the lighting 
system to become connected to building management sys-

tems or to the larger inter-connected world. 
Signifi cant energy savings can be achieved from connect-

ed lighting, and these savings can help off set the fi rst costs 
of equipment and labor to install the new equipment. The 
industry is just starting to develop methods of monetizing 
certain non-energy benefi ts — for example, the value of as-
set tracking per square foot. The U.S. Department of Ener-
gy’s Better Building Alliance and Solid-State Lighting pro-
grams are conducting research and aiding in these areas. 

IFMA is a partner with the DOE in the Interior Light-
ing Campaign, or ILC. Participants in the ILC saved be-
tween 40 percent to 80 percent of the energy used by the 
original system through the installation of high-effi  ciency 
lighting systems. Energy savings are often the only met-
ric used in lighting upgrade decisions. Savings this large 
should be used to leverage the installation of new lighting 
systems — ideally connected systems that off er addition-
al benefi ts. FMJ

Michael Myer is a senior researcher with Pacifi c Northwest 
National Laboratory (PNNL). PNNL is a U.S. Department 
of Energy national laboratory. Michael is the technical lead 
for the Interior Lighting Campaign and focuses on energy 
effi  ciency in lighting. He also supports DOE related to energy 
codes, appliance standards, and market transformation.
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In contrast, there’s a positive bottom line to provid-
ing pleasant restroom environments: repeat custom-
ers. In the same survey, 70 percent of respondents 
say they have made a conscious eff ort to select a 
business because they know it has restrooms that are 
cleaner and better maintained. That number is even 
higher for millennials — 77 percent of respondents 
aged 18-34 say they’ve patronized certain businesses 
because they have cleaner restrooms.

Expectations for a business’ restrooms are clearly 
tied to customers’ perceptions of the quality of the 
goods or services. According to the survey, 92 per-
cent expect that a business that provides high-qual-
ity products or services would also have restrooms 
that deliver a high-quality experience. Likewise, ex-
pectations for restrooms in work settings are high, 
as 89 percent of respondents believe the condition 
of a workplace restroom is one indicator of how a 
company values its workforce.

When facilities fail to deliver on these expecta-
tions, there is a risk of getting labeled negatively in 
the minds of customers and employees. More than 
half of people surveyed believe that an unclean re-
stroom indicates poor management, shows man-
agement doesn’t care about its customers, and it 
causes them to lower their opinion of the business.

How can facility managers combat a restroom 
image problem? Consider these insights to hone re-
stroom appearances — and customer relationships.

B Y  K R I S  A L D E R S O N

It’s no secret that the condition of public 
restrooms makes a big impression on its 
users. When facility managers examine 
how badly maintained restrooms aff ect 
the psyches of valuable stakeholders — 
customers and employees — it quickly 
becomes evident that restrooms represent a 
unique power center within facilities.

Restrooms can either be signifi cant business 
detractors — or attractions — as many, if 
not most, people believe the state of the 
restroom speaks volumes about rest of 
the establishment. In the United States, 
56 percent of adults said they are unlikely 
to return to a business after experiencing 
unpleasant restrooms, according to the 
2017 Healthy Hand Washing Survey by 
commercial plumbing fi xture company, 
Bradley Corp. Other respondents said they 
complain to management, tell a friend, post 
a comment on social media or leave right 
away without completing their business.

56%

OF ADULTS IN THE U.S.  ARE 

UNLIKELY TO RETURN TO A

BUSINESS AFTER E XPERIENCING 

UNPLE ASANT RESTROOMS

FMJ EXTRA
Resource

OSHA Restrooms 
and Sanitation 
Requirements and 
Resources
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Cater to the  
germ averse 
People don’t like touching things in 
public restrooms. In fact, to avoid 
contacting surfaces, they utilize all 
sorts of techniques such as employ-
ing their foot to operate the toilet 
flusher, using a paper towel to grasp 
the door handle, and hovering over 
the toilet seat.

When asked about the most im-
portant improvement they’d like to 
see in restrooms, survey respondents 
overwhelmingly replied, “clean them 
more regularly.” After that, they want 
more touchless fixtures and better 
stocking of supplies, including toilet 
paper, soap, and paper towels.

Certainly, today’s tight operations 
and maintenance budgets may leave 
less time and resources for keeping 
up with cleaning and maintaining re-
strooms. However, businesses that 
cut corners are alienating their cus-
tomers. Maintenance priorities should 
include regular cleaning, sanitization 
and stocking, with special attention to 
picking up garbage, keeping counter-
tops, toilets and floors clean and dry, 

and using air-fresheners to maintain a 
pleasant-smelling environment.

CONSERVE TO CUT  
OPERATING COSTS
Newer hand washing fixtures incorpo-
rate hands-free infrared 0.38 gallons per 
minute (gpm) faucets that reduce water 
usage by 24 percent over 0.5 gpm faucets, 
and they save even more in buildings that 
use 1.0 gpm or more. These high-efficien-
cy fixtures provide long-term operational 
and environmental benefits, saving thou-
sands of gallons of water annually, and 
consume less hot water than traditional 
commercial faucets.

High-speed touchless hand dryers 
help promote the hygienic benefits of 
hand drying, but without excess pa-
per waste and expense — or the extra 
maintenance. Newer models are also 
highly energy efficient, using 80 per-
cent less electricity than older hand 
dryers, while drying hands in as little 
as 10 to 12 seconds.   

Frequent restroom checks and 
cleanings, along with updating re-
strooms with newer technologies, 
can help address the biggest pet 

peeves in public restrooms. Im-
proved hand washing technology and 
materials create a healthier and more 
welcoming restroom environment, 
while their water-, paper- and ener-
gy-saving features minimize operat-
ing costs. In all, improving commer-
cial restroom design pays dividends 
in operational savings — and custom-
er satisfaction.

Install touchless  
fixtures
Further demonstrating peoples’ dislike of 
germs, the survey found that restaurants 
and health care facilities are the top places 
at which respondents are most concerned 
about somebody not washing their hands. 
Interestingly, restaurants cause even more 
anxiety over hand washing and germs than 
a medical establishment. Grocery stores, 
schools, airports, highway rest areas and 
offices are other places that draw concern.

In response to this aversion to 
germ-ridden surfaces, many facilities are 
already using touch-free restroom fix-
tures to minimize touch points. While 
reducing the transmission of germs 
and bacteria from users’ hands, touch-
free fixtures can also elevate hygiene 
in the overall facility as users leave the 
restroom area and enter other parts of 
the building.

Employing touchless fixtures helps 
facilities gain compliance with the 
Americans with Disabilities Act (ADA). 
This act requires that faucets are opera-
ble with one hand, without tight gasping 
or twisting and should be activated us-
ing a maximum of five pounds of force. 
Capacitive-sensor controlled faucets 
meet this requirement and minimize 
user frustration because the entire spout 
is an “omni-directional” sensor field that 
detects a user’s presence from any angle 
of approach. 

Touchless fixtures also help staff keep 
restroom elements in good working con-
dition. The “hands-free” design reduc-
es wear and tear from repeated usage, 
while curbing vandalism attempts such 
as leaving a faucet running to overflow. 
Sensored faucets prevent excess water 
spills with an automatic shut off. 

New generation hand washing fixtures 
incorporate completely touchless dea-
signs, providing “smart” soap, faucet and 

Tune in to turnoffs
The most prevalent restroom pain points stem from common maintenance 
issues. Most respondents named the following restroom circumstances as 
“Extremely or Very Aggravating”:

Moreover, when asked about their most embarrassing restroom situations, 
respondents identify encounters that could have been headed off with 
proactive maintenance. The two most mentioned humiliations are someone 
opening the stall door while they’re using it — likely due to broken latches — 
and discovering the toilet paper dispenser is empty.

Toilet paper dispenser empty or jammed 93%

Toilet clogged or not flushed 87%

Paper towel dispenser empty or jammed 76%

81%Partition doors don’t latch

79%Overall appearance is old, dirty or unkempt

79% Unpleasant smells



hand dryer in one space for greater convenience 
and accessibility. This all-in-one design also keeps 
water in the basin to eliminate water dripping on 
the user, walls and fl oor.

UPDATE BUILDING MATERIALS
In addition to regular cleaning and mainte-
nance, there are also steps building owners can 
take during construction and renovation to op-
timize the condition of restrooms. 

The look, function, effi  ciency and sustain-
ability of today’s commercial restroom design 
continue to be enhanced by new technology, 
materials and product design innovations. De-
signed with architects and designers, building 
management and staff , and restroom patrons in 
mind, next generation restroom materials and 
furnishings provide many benefi ts. 

Countertops, hand washing systems, faucets, 
hand dryers, partitions, toilets, accessories, 
lighting and paint color will optimize cleanli-
ness, maintenance and convenience, while el-
evating aesthetics. Over the lifecycle of these 
high-performance fi xtures and materials, they 
will lower operating costs due to less frequent 
cleaning and replacements.  

Restroom products now incorporate more 
sustainable materials, which are made of nat-
ural and recycled materials. Many are GREEN-
GUARD-certifi ed and can contribute to LEED 
credits.  Sustainable materials can also increase 
the durability, maintainability and life span of 
these products. 

Newer sustainable materials for washbasins 
include a molded natural quartz material that 
can be sculpted into a range of design options. 
Natural quartz is virtually maintenance-free, 
since it does not require sealing, buffi  ng or re-
conditioning like granite. Solid surface materi-
als made of recycled materials and rapidly re-
newable material is also a popular sustainable 
choice. Solid surface materials resist stains, 
chemicals, scratches and heat, which reduc-
es the likelihood of repairs and the need for 
replacements. Both natural quartz and solid 
surface utilize integrated bowl designs, which 
eliminate crevices for microbes to hide, and 
they are easy to wipe down and help prevent 
the spread of germs. FMJ

Kris Alderson is senior marketing manager for 
Bradley Corporation of Menomonee Falls, Wis., 
a USGBC member and manufacturer of locker 
room products, plumbing fi xtures, washroom 
accessories, partitions and emergency fi xtures. 
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Employees are not getting what they should 
from their corporate workplaces, which is 
reflected by the fact that only 57 percent 
of employees surveyed by research firm, 
Leesman, agree that their workplace enables 
them to work productively. The company’s 
latest research unearths five key factors that 
influence workplace performance, arming 
leadership teams with key insights into how 
to reclaim the value which is currently being 
lost through inadequate workplaces.

the millenials myth

B Y  C H R I S  M O R I A R T Y

FMJ EXTRA Research The Leesman Index 250K Report
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The purpose of a workplace should al-
ways be the starting point for its design. 
Starting with data provides a much bet-
ter chance of a good result. A good work-
place design brief will contain hard facts 
and a specific set of criteria which define 
the ultimate function of the space, but 
too often there’s a focus on “form” more 
than “function.” Both are important, 
however, injecting data — facts — into 
the process gets the result that Frank 
Lloyd Wright would have described as 
“form and function are one.” In other 
words, workplaces that are simply and 
elegantly effective.

But, of course, it’s not that simple. Ef-
fective workplaces are difficult to create 
and manage. There is often something 
that seems to muddy the waters — a half-
truth peddled so often that it appears to 
have become fact. Attend any workplace 
conference and you are virtually guar-
anteed to be subjected to a talk on the 
needs of millennials not being met. The 
storyline is that this group are so differ-
ent from their older colleagues that they 
need special consideration. They are of-
ten pointed to as a disruptor of current 
workplace thinking, with many commen-
tators challenging organizations to get 
themselves “millennial ready.”

millennial myth-buster
Let’s put that to bed then. Research has 
shown there is no solid evidence that 
millennials have any peculiar needs or 
are particularly disgruntled with their 
existing workplaces. None. It is what are 
called “demographic diversions” in the 
recently published report, The Next 250k. 

In that time, and with the benefit of 
this large data set, there was not anything 
that suggests that millennials are rebelling 
against outdated workplace strategies. 
Why do these myths perpetuate? Real data 
must be used in design briefing to avoid 
negatively impacting decisions made 
when it comes to workspaces.

what is a millennial?
The millennial generation is having a 
growing influence on the world — well 
they would, like any previous genera-
tion. That is not news. But this perceived 
influence has prompted a host of busi-
nesses to focus on this group and to at-
tempt to understand what makes them 

study stats
DUR ATION
7-years
FOCUS
Workplace effectiveness
EMPLOYEES SURVEYED 
276,422 employees
WORKPL ACES INVOLVED
2,160 workplaces
COUNTRIES
67 countries
SEE THE FULL REPORT AT
www.leesmanindex.
com/250k_Report.pdf 

different. With 50 percent of the 
world’s population being under 
30, the focus on this demograph-
ic is understandable. But, it’s not 
a straightforward exercise.

The first challenge is that there 
is no specific date for this co-
hort. Researchers tend to use the 
1980s as starting birth years and 
the mid-1990s to early 2000s as 
ending birth years. However, the 
World Economic Forum has re-
cently released its 2017 “Global 
Shapers Survey,” which encom-
passes the views of under-30s 
in 180 countries, and this study 
challenges stereotypical opinions 
about generational attitudes to 
work. It states that salary remains 
the most important criteria when 
considering a job, a “sense of pur-
pose” coming in at second and an 
“opportunity for career advance-
ment” ranks ahead of having a 
good work-life balance. So, that’s 
their attitudes, but what about 
how they’re working?

Millennials are often labelled 
as “disruptors” in the workplace, 
but in reality, this isn’t the case. 
Think about any workplace; 
what are the “millennials” do-
ing? Are they in such a position 
within the organization that they 
are fundamentally changing the 
way everyone works? It would be 
surprising if they already gained 
that level of influence. 

what’s the evidence?
Leesman research found no ev-
idence that millennials are rebel-
ling against their workplaces. In 

fact, those in the database under 
the age of 34 are the age group 
who are reporting the highest 
satisfaction with their workplace 
environments. So, this fixation on 
workplaces not being “fit” for mil-
lennials is misplaced. This myth 
also has the potential to cause 
further damage, as there’s the risk 
that the older members of your 
workforce will be ignored, despite 
the fact they are less satisfied with 
the workplace offering. 

But these millennials work 
differently, right? Again, the 
data says otherwise. Often, 
we’re told that younger gener-
ations want to work in a more 
flexible, agile way. However, re-
cent research on activity-based 
working (ABW) — where em-
ployees can select a series of 
different spaces that best sup-
ports the particular activity 
being undertaken — reveals 
that millennials are, contrary 
to the popular headlines, the 
least likely group to work in an 
activity-based way, and they are 
instead the most likely to sit at 
the same workstation to com-
plete their daily tasks.

We constantly hear of young 
people’s supposed desires for 
beanbags, sofas, imported grass, 
fashionable artisan coffee offer-
ings and the occasional slide 
or swing. But the evidence of 
demand, let alone need, is not 
there to back up this assertion. 
And if the recent headlines on 
Apple’s new campus are any-
thing to go by, they are not help-
ing people to work effectively or 
remain satisfied. Instead, re-
search is pointing in the direc-
tion of the real challenge — to 
create workplaces that are able 
to support a wide-range of dif-
ferent tasks. For all.

As individuals progress 
through their career, the num-
ber of different types of tasks 
that form part of their average 
working days starts to accumu-
late and become more complex; 
and it is  here  that corporate 
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workspaces are really failing.  Lees-
man data shows that the more com-
plex an employee’s daily work pro-
fi le, and the more activities they 
carry out, the more benefi cial it is 
for them to work in a mobile way 
that utilizes multiple settings and 
areas — not just their assigned desk 
or workstation. Employees who do 
work in an activity-based way, in 
environments developed to sup-
port that workstyle, report higher 
levels of satisfaction and are more 
likely to report that the workspace 
enables them to work productively.

Overall, the adoption of activi-
ty-based behaviors in ABW spaces is 
woefully low, with 71 percent of em-
ployees stating they perform most or 
all their activities at a single worksta-
tion. The data suggests that this appar-
ent failure to adapt to surroundings 
could be crippling the productivity 
gains organizations thought possible. 

Despite commendable business 
intentions, employees are failing 
to adopt the behaviors necessary 
to realize the potential benefi ts of 
activity-based work models. This 
may merely be because the nature 
of their role doesn’t require them 
to work in a mobile way, or it could 
be because the physical, virtual and 
cultural infrastructure does not 
actively encourage the appropriate 
mobility behavior.  If activity-based 
working can be proven to further 
support the diverse needs of the 
workforce, employers must then 
provide the necessary support sys-
tems if their employees are to reap 
any benefi t from such a transition. 
They key point here is that this can-
not just be tailored to certain gen-
erations or demographics, it needs 
to be across the entire workforce.

we are all just people
Millennials — the very term is 
clearly a diversion. The newest ad-
ditions to any workforce will have 
a simpler activity profi le than an 
employee who may have spent over 
a decade at an organization. De-
signing workspaces purely for the 
youngest demographic risks dis-
rupting the workplace for everyone 

activity importance
& support
Age group 35 to 44

SUPPORTIMPORTANCE

Individual focused work
away from your desk

63%35%

Collaborating on
focused work

70%59%

Planned
meetings

77%79%

Informal, unplanned
meetings

61%66%

Audio
conferences

67%52%

Private
conversations

46%43%

Informal
social interaction

72%48%

Individual
routine tasks

87%47%

Relaxing / taking
a break

58%50%

Telephone
conversations

62%76%

Learning from
others

74%43%

Hosting visitors,
clients or customers

61%41%

Individual focused work,
desk based

75%93%

else. The youngest and least expe-
rienced workers are the least likely 
to gain from agile or activity-based 
working. So, business leaders and 
designers alike should stop gener-
alizing and instead look seriously 
at how we can make all workplaces 
better for employees of all ages.

Let us stop talking about millen-
nials, shall we? Particularly when 
discussing workplaces and the 
mythical wants and needs of mil-
lennials with regards to their work-
ing environments — there is just no 
evidence to support it. The only fact 
is that they are younger. We are all 
just people, all diff erent, but with 
many similarities. Organizations 
need to use evidence-based design, 
so form and function are aligned for 
all workplace users. 

The workplace is awash with 
data. New technology solutions 
appear every week to measure, 
inform, aid response or automate 
processes, and it’s easy to get lost 
in the noise and hype. The ques-
tion organizations should ask 
themselves is: How many of these 
tools benefit the customer — 
the employee? Employee centric 
workplace solutions — those that 
understand the work profile of 
the employee and build a respon-
sive and respectful infrastructure 
around them — are the workplaces 
that reap the highest productivity, 
pride and enjoyment results. 

Great organizations build busi-
nesses that enable their employees 
to do their best work. And physical 
and virtual infrastructures are inte-
gral in this equation, so establishing 
a clearly communicated FM strategy 
helps you snub the propaganda and 
get to what is really going to make a 
diff erence for your business.  FMJ

Chris Moriarty is MD at 
Leesman, the world’s largest 
independent assessor of 

workplace eff ectiveness. Chris is 
passionate about helping 
organizations understand the link 
between people and place with the 
data amassed. 





Learn more at www.ifma.org/marketplace

ACOUSTICAL/SOUND MASKING
Cambridge Sound Management | www.cambridgesound.com  
Lencore Sound Masking & Acoustics | www. lencore.com 
LogiSon Acoustic Network | www.logison.com 

BEVERAGE COMPANIES/COFFEE/VENDING
Massimo Zanetti Beverage | www.mzb-usa.com

BUILDING MAINTENANCE/SUPPLIES
Busch Systems International Inc. | www.buschsystems.com
The Home Depot | www.homedepot.com
Sunbelt | www.sunbeltrentals.com

CARPET/FLOORING/TEXTILES
INVISTA/ANTRON® Carpet Fiber | www.antron.net
MasterCorp | www.mastercorp.com
milliCare Floor & Textile Care | www.millicare.com 

CEILINGS/CEILING CARE
Armstrong World Industries | www.armstrong.com 

DISASTER RECOVERY/EMERGENCY RESPONSE
BELFOR USA Group Inc.  | www.belforusa.com 

ELECTRICAL/WIRE MANAGEMENT
Connectrac | www.connectrac.com
FreeAxez LLC | www.freeaxez.com

FLOORING INSTALLATION/MAINTENANCE
Corporate Care | www.corporatecare.com 
Forbo Flooring | www.forbo.com
Mannington Commercial | www.manningtoncommercial.com
Tarkett | www.tarkettna.com 

FM CONSULTANTS/SERVICES/PROVIDERS
ABM | www.abm.com 
Al Shirawi Facilities Management | www.alshirawifm.com
ARAMARK | www.aramarkfacilities.com
Bader Al Mulla and Brothers Co. W.L.L | www.almullagroup.com

C&W Services | www.cwservices.com
CH2M | www.ch2m.com 
EMCO Qatar | www.emcoqatar.com 
EMCOR Facilities Services | www.emcorfacilities.com 
FEA | FEApc.com 
FBG Service Corp. | www.fbgservices.com 
HD Supply Facilities Maintenance | www.hdsupply.com
ISS Facility Services | www.us.issworld.com 
JLL | www.us.jll.com
New PIG Corporation | www.newpig.com
QBG Facilities Management | www.qurumbusinessgroup.com
Sodexo | www.sodexousa.com

FM SOFTWARE
ARCHIBUS Inc.  | www.archibus.com 
FM:Systems Inc. | www.fmsystems.com
Infor | www.infor.com 

 
Oracle | www.oracle.com/goto/falm
Planon | www.planonsoftware.com 
Space IQ | www.spaceiq.com
Trimble | www.trimble.com

FURNITURE

CORT | www.cort.com 
 

EvensonBest LLC | www.evensonbest.com
Keilhauer | www.keilhauer.com

VARIDESK | www.varidesk.com
Versteel | www.versteel.com 

HVAC/INDOOR ENVIRONMENTAL 
QUALITY SOLUTIONS 
AeraMax Professional | www.aeramaxpro.com
enVerid | www.enVerid.com

INTEGRATED FACILITIES MANAGEMENT
United Facilities Management | www.ufm.com.kw

JANITORIAL SERVICES/CLEANING PRODUCTS 
Excel Dryer | www.exceldryer.com
Redlee/SCS Inc. | www.redleescs.com 
ServiceMaster Clean | www.servicemasterclean.com 

LANDSCAPE/MAINTENANCE/PLANTS/
SERVICES/SUPPLIES
Ambius | www.ifma.ambius.com 

OFFICE SUPPLIES/PRINTING
Staples | www.staples.com 

PEST CONTROL
Rentokil Steritech | www.rentokil-steritech.com 

RELOCATION MANAGEMENT/EQUIPMENT  
TWO MEN AND A TRUCK | twomenandatruck.com

RESTROOM PRODUCTS
Kimberly-Clark Professional* | www.IFMAandChess.com

ROOFING

 

SECURITY
HID Global | www.hidglobal.com
Kastle Systems | security.kastle.com
Securitas Security Services USA | www.securitasinc.com 

TECHNOLOGY SOFTWARE TOOLS
ARC Technology Solutions | www.e-arc.com
Intel | www.intel.com

WATER & FIRE RESTORATION
Coit Cleaning & Restoration Services | www.coit.com 

FM DEALS & DISCOUNTS 
PARTICIPANTS
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building’s curb appeal, im-
age, and energy can make or 
break fi rst impressions. Cre-

ating places for people to experi-
ence a property — whether it’s fi rst 
walking through a wonderful entry 
courtyard or just stopping to sit 
and talk — can cement a building’s 
identity in a visitor’s or prospec-
tive tenant’s mind. This process of 
placemaking starts with thoughtful 
exterior design. Elements such as 
landscaping, canopies, and outdoor 
amenities are a valuable part of a 
building’s identity. Creating out-
door amenities as an extension of 
the workplace is emerging as a na-
tional trend in major cities across 
the country, with real estate devel-
opers and facility managers playing 
a signifi cant role in their manage-
ment and operation. 

Just as interior amenities such as 
corporate cafés, fi tness centers, and 
game rooms are becoming common 
features, companies are beginning to 
tap into the value of outdoor ameni-
ties to make properties stand out, cre-
ate inspiring and motivating exterior 
work environments, and to support a 
sense of well-being and community.

Property owners increasingly 
understand the important impact 
of attracting new tenants by inte-
grating highly desirable amenities 
in new and re-developed offi  ce 
buildings. Building owners and 
tenants are keen to bring the out-
side in, often with features that 
stream natural light into the offi  ce 
and support plant-covered “living 
green walls,” for example. They are 

275 Wyman Street
Waltham, Massachusetts
usa
Hobbs Brook Management

—
This landscaped courtyard, free of vehicular 
traffi  c, aff ords tenants of this new suburban 
offi  ce building a vibrant social gathering 
space to host outdoor meetings as well as 
casual gatherings.
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also enticing people to work, exercise, and 
socialize more outside as well.

In urban areas, outdoor amenities such as 
roof decks and gardens, Wi-Fi-enabled out-
door seating areas, and access to bike sharing, 
are cropping up. In the suburbs, outdoor ame-
nities like putting greens, recreational trails, 
and central courtyards draw workers outside 
at various times during the day.

Outdoor amenities are helping building own-
ers, tenants, and facility managers address the 
values and habits of an evolving workforce, pro-
mote increased employee wellness, and turn real 
estate assets into a competitive advantage. All 
of it requires a coordinated effort and a shared 
vision between real estate owners, corporate hu-
man resources, and facility operations.

Successful Strategies
Competition for the best talent is fierce, and 
facility managers have a role to play in attract-
ing and retaining employees. Forward-thinking 
organizations are re-evaluating their workplace 
strategy and appealing to talent by offering rich 
amenities that support well-being, provide a 
sense of community, help reduce stress and 
employee turnover, increase teamwork, and 
strengthen the company’s vision and values.

Millennials, in particular, desire amenities 
like roof decks, landscaped patios, casual seat-
ing areas with fire pits, and recreational spaces 
because of the social interaction and work-life 
balance these environments help create. Offer-
ing small communal settings where people can 
work, eat, learn and play is essential for increas-
ing social interaction and employee engagement, 
both inside and outside the office.

In fact, when it comes to the top five ways 
to improve employee engagement, creating a 
sense of community ranks number one on the 
list. The physical workspace is an important 
aspect of promoting employee engagement, 
and companies understand that creative and 
innovative employees need flexibility in the 
work environment to do their jobs. 

The Human Factor
Most employees spend 80 percent of their day 
inside, and sedentary lifestyles are known to 
negatively impact health. A 2017 study from 
Columbia University Medical Center found 
that being in the same position with little or 
no movement for 60- to 90-minutes over sev-
eral hours each day increased the risk of early 
death — even in those who exercised.

However, even small changes in scenery 
and business practices can counter the neg-

ative effects of sedentary behavior. A 2015 
study from the University of Miami Miller 
School of Medicine found that changing just 
one seated meeting into a walking meeting 
per week increased work-related physical 
activity levels by 10 minutes. Office workers 
participating in the study conducted weekly 
meetings in groups of two or three and were 
asked to wear accelerometers to measure ac-
tivity levels over three weeks. The study sug-
gests that modifying traditional seated meet-
ings to walking ones is easy to implement and 
conduct during regular working hours.

Given that 80 percent of business operating 
costs are spent on people, many companies 
have turned their focus on how the workplace, 
and the ways we work in and out of it, can pro-
mote wellness for employees. Studies show that 
healthy employees perform better, take less 
sick time, and are far more productive. Compa-
nies have been responding to higher health in-
surance costs and the uncertainty of the health 
care industry for several years by investing in 
programs and strategies that help employees 
stay healthy. This next level of wellness will re-
quire re-imagining the modern office.

As wellness in the workplace evolves, so 
does the overall thinking about how building 
amenities can keep employees healthy and 
help them perform at peak levels — beyond 
offering health insurance or access to the 
company gym. That’s why many landlords 
and property managers are now looking to 
make better use of the premium outdoor 
space surrounding their suburban buildings 

Boston Scientific Global  
Fulfillment Center

Quincy, Massachusetts, usa
Global  Headquarters

The state-of-the-art facility expands 
and modernizes the company’s logistics 
and distribution functions and aligns 
with the goals of the Boston Scientific 
Global Facilities Master Plan.

companies 
have outdoor 
seating areas 
according to 
the Steelcase 

360 Report on 
engagement 

and the global 
workplace.
The trend shows a 

successful workplace 
strategy includes offering 

a variety of interior 
and exterior communal 
settings that help drive 
individual productivity 

and wellbeing, as 
well as driving an 

organization’s success.

67%
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by creating gardens, outdoor rooms, and walking ar-
eas that support wellness and social interaction. Fa-
cility managers are weighing in on how companies 
can incorporate interior and exterior features that 
encourage employees to get away from their desk, 
move around more, and experience the physical, 
mental, and emotional benefits of fresh air and the 
natural environment.

With this goal in mind, more companies and build-
ing owners are beginning to offer outdoor recreational 
programming and walking trails that provide stress re-
lief and opportunities for fitness. The global headquar-
ters for Boston Scientific Corporation in Marlborough, 
Massachusetts, USA, offers an inviting environment 
to get fresh air and sunlight during the work day. The 
campus features a landscaped courtyard, accessible 
to and linking all four buildings of the campus quad-
rangle, and it provides a series of outdoor rooms and 
vegetated meeting areas. The landscaped courtyard is 
regularly used for small meetings or casual outdoor 
relaxation and company outings. At 101 Station Drive, 
a 208,000-square-foot re-positioned and renovated 
office building in Westwood, Massachusetts, the open 
lawn in front of the building is often used for tai chi 
classes in good weather.

Outdoor workspaces and amenities contribute to 
social and emotional well-being too. The dynamics 
of community and collaboration are being challenged 
with the rise of the mobile workforce. Shared outdoor 
workspaces are the bridge between traditional office 
space and independent remote work because they of-
fer opportunities to gather, collaborate, and socialize 
in an open, natural, and relaxed setting.

Office buildings in major metropolitan areas are 
being transformed with the outdoors in mind. For 
example, Boston Scientific Corporation’s new glob-
al customer fulfillment center in Quincy, Massachu-
setts enhances the employee experience with a vari-
ety of high-end amenities, including a waterfront roof 
terrace with adjoining full-service corporate café. As 
the jewel of the building, the 2,000-square-foot wa-
terfront roof terrace, with Wi-Fi connectivity, re-con-
figurable outdoor casual seating, and conference 
spaces, offers stunning views of downtown Boston 
and provides a compelling amenity for employees.

The O&M Viewpoint
Facility managers can play a critical role in the selec-
tion, use, and upkeep of outdoor amenities, as they 
are often most attuned to what amenities make the 
most sense for a building and the people working 
in it. They can also play a key role in advancing the 
building owner’s — and tenants’ — vision for the 
use of these shared outdoor spaces.

Facility managers bring valuable insight to issues 
such as understanding the structural requirements 
and permitting process for a new roof deck or the 

accessibility and connectivity needs for walking 
trails and outdoor meeting spaces. When it comes 
to deciding on what amenities to invest in, facility 
managers may be asked to think beyond the cost 
and consider the greater benefits outdoor amenities 
have on the potential to increase engagement and 
productivity, lower health costs, and reduce time 
away from work.

The maintenance and use of outdoor spaces in 
urban areas can significantly differ from those in 
suburban locations. Hosting events after-hours on 
a roof deck may require additional evening facility 
management staff to override lighting controls and 
monitor the security system, while accommodating 
lunchtime food trucks in the courtyard of a subur-
ban office complex may require nothing more than 
scheduling. The timing of maintenance should also 
be considered, to make sure that the grass is cut for 
a fitness class or that sprinklers do not go on when 
people are congregating outside.

Finally, remember that outdoor amenities help 
distinguish office buildings as a marketable property 
and can be a deciding factor for discerning tenants. 
With rents on the rise in most cities, appealing ame-
nities — both inside and outside — could make the 
difference in creating a leasable real estate asset for 
the building owner.

As more companies and landlords integrate out-
door amenities into office life, this workplace trend 
will continue to have significant impact on how fa-
cility managers operate and maintain exterior areas 
and grounds in the future. FMJ

Alvaro J. Ribeiro, AIA, is a senior architect 
at Margulies Perruzzi Architects (MPA), one 
of New England’s top architectural and 

interior design firms known for innovative workplace 
strategy and design. MPA creates buildings and 
workspaces that inspire creativity, attract and retain 
talent, and enhance mission engagement, and 
collaborates with clients in the corporate, professional 
services, healthcare, science/technology, and real estate 
communities to design productive and inspiring 
workplaces, now and for the future. 

101 Station 
Drive 
Westwood, 
Massachusetts, 
usa
National 
Development

—
The fireplace and 
soft seating at 101 
Station Drive recreates 
a setting more 
commonly found on 
an urban rooftop and 
completely transforms 
this suburban office 
building.
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The following people were awarded the Certifi ed Facility Manager® (CFM®) certifi cation in  SEPTEMBER 2017:

Want to see your name here?
 Visit http://www.ifma.org/professional-development to find out how.

The following people were awarded the Facility Management Professional (FMP®) designation:

The following people were awarded the Sustainability Facility Professional® (SFP®) designation:

Michael Hupe, FMP
Equinix
Ashburn, Virginia

Maria Martinez, FMP
CancerCare
New York, New York

Kellen Walker, FMP
Dallas, Georgia

Michael B. Bishop, FMP
Willow Oaks Country Club
Richmond, Virginia

Jim Cuba, FMP
Charleston, South Carolina

Donald Davis, FMP
Homeland Security
Washington, D.C

John Erskine, FMP
Columbus, Ohio

Matthew Hollerbach, FMP
Ft. Meade, Maryland

Cory McGraw, FMP
Omaha, Nebraska

David Pacurar, FMP
Department of Human Services
Washington, D.C

David Rainer, FMP
Dominion Energy
Richmond, Virginia

Travis Tracey, FMP
Frederick County Public Schools
Frederick, Maryland

David Bruchey, FMP
Frederick County Public Schools
Frederick, Maryland

Jeff  Sechrest, FMP
Luck Stone Corporation
Manakin Sabot, Virginia

Marty Hausler, FMP
Alpharetta, Georgia

Shibu Abraham, FMP
EFS Facilities Services W.L.L.
Kuwait City, Kuwait

Gerardo Almazan, FMP
Acorda Therapeutics
New Rochelle, New York

David Berg, FMP
The Salvation Army
Rockford, Illinois

Patrick Broe, FMP
San Diego, California

James Carmalt, FMP
Perry Aire Services
Lorton, Virginia

Andrea Cecetka, FMP
Virginia Commonwealth University Arts
Doha, Qatar

Ayman Chandab, FMP
Saudi Oger Ltd.
Thuwal, Saudi Arabia

Sean Clemons, FMP
Frederick County Public Schools
Frederick, Maryland

Michael Demarco, FMP
National Park Service
St. Louis, Missouri

Lindsay Droulez, FMP
Saudi Oger Ltd.
Jeddah, Saudi Arabia

Michael Eckles, FMP
JLL
Mason, Ohio

Salah El Shazli, FMP
AL Kholi Group
Riyadh, Saudi Arabia

Jose Estable, FMP
Ottawa, ON, Canada

Robert Flood, FMP
Defense Information Systems Agency
Greenwook Village, Colorado

Hamoud Hamoud, FMP
Modern Arab Construction Company 
Jeddah, Saudi Arabia

Marlon Harewood, FMP
BlackRock 
New York, New York

Zachary Hergenrader, FMP
Omaha, Nebraska

Vinod Jain, FMP
EFS Facilities Services
Kuwait City, Kuwait

Choonmoon Jeon, FMP
Ssangyong Engineering & 

Construction Co. Ltd.
Singapore, Singapore

Omar Kazmi, FMP
Montreal, QC, Canada

William Linton, FMP
Frederick, Maryland

Alan Lynch, FMP
Washington, D.C

Muneer Makki, FMP
Muneer Isa Maki Abdulla
Bahrain

Travis Miller, FMP
Phoenix, Arizona

Joelle Moore, FMP
California ISO
Folsom, California

Doug Morgan, FMP
Deluxe Corporation
Shoreview, Minnesota

Brian Murphy, FMP
Southeastern Pennsylvania 

Transportation Authority
Philadelphia, Pennsylvania

Craig Muschik, FMP
Frederick County Public Schools
Boonsboro, Maryland

Dorette Nunez, FMP
Brooklyn, New York

Aly Omar, FMP
GLA Property Management Co. W.L.L.
Zahra, Kuwait

Dana Rohani, FMP
Virginia Commonwealth 

University in Qatar
Doha, Qatar

Kurt Simon, FMP
Kurt Simon
Chester Springs, Pennsylvania

Debbie Smith, FMP
Tableau Software
Seattle, Washington

Roula Soliman, FMP
Dow Chemical IMEA
Dubai, United Arab Emirates

Joseph Southerland, FMP
Defense Information Systems Agency
Aurora, Colorado

Heather Spencer, FMP
BlackRock
Charlotte, North Carolina

Stan Thornton, FMP
S&ME Inc.
Spartanburg, South Carolina

Carissa Unpingco, FMP
Washington, D.C

Jennifer Wilcox, FMP
City of Denton
Denton, Texas

Tan Chee Yong, FMP
JTC Corporation
Singapore, Singapore

Pamela Anderson, FMP
CH2M Hill Engineers
Chicago, Illinois

Anthony DiBono, FMP
American Physical Society
Ridge, New York

Margaret Minnick, FMP
Maximus
Pittston, Pennsylvania

Christopher Omwake, FMP
Equinix LLC.
Redwood City, California

Shannon Guiod, FMP
CB Richard Ellis
Merrimack, New Hampshire

Stephen Hertz, FMP
Department of Defense 

Education Activity
Fleet Post Offi  ce, Army Post

Gillian Viola, FMP
Cushman & Wakefi eld
Jackson, Missouri

Qi Zhen Ang, FMP
Singapore, Singapore

Taylor Bailey, FMP
Sarasota Yacht Club
Sarasota, Florida

Kyrollos Basta, FMP
DHS
Washington, D.C

Edward Cox, FMP
Ohio Dept. of Transportation
Chillicothe, Ohio

Thomas Ezzo, FMP
The Aerospace Corporation
El Segundo, California

Heather Herringdine, FMP
Regency Centers
Jacksonville, Florida

John Hibbert, FMP
Frederick County Public Schools
Frederick, Maryland

Roy Hurd, FMP
Veterans Aff airs
Omaha, Nebraska

John Jeanblanc, FMP
Raytheon
Fullerton, California

David Jones, FMP
Frederick County Public Schools
Frederick, Maryland

Alexander Kelley, FMP
Frederick County Public Schools
Frederick, Maryland

Joseph Noyes, FMP
Aerospace Corporation
El Segundo, California

Veto Ray, FMP
Indiana University Purdue University
Indianapolis, Indiana

Jeff rey Thompson, FMP
Ivey Mechanical
Madison, Missouri

Benjamin M. Wilson, FMP
Salt Lake City, Utah

Charles Bookout, CFM, SFP
Veteran’s Administration
Fresno, California

Phyllis Medler, CFM, FMP, SFP
Wendel, Rosen, Black & Dean LLP.
Oakland, California

Kai Hsu, FMP, SFP
Coppell, Texas

Kenneth Keeney, FMP, SFP
New Mexico Veterans Aff airs Health Care System
Albuquerque, New Mexico

Scott Lang, SFP
Calgary, AB, Canada

Brian Mcpherson, SFP
US Facilities Inc.
Philadelphia, Pennsylvania

George Johnson, SFP
Veterans Administration
Minneapolis, Minnesota

Kyle Coon, CFM
Gulf Power Company
Pensacola, Florida

Scott Roung, CFM
City of Hamilton
Hamilton, ON, Canada

Clint Varley, CFM
CB Richard Ellis
Des Moines, Idaho

Maggie Candidate, CFM
Minneapolis, Minnesota

Ahmed Gamaleldin Ibrahim Saleh, CFM
Makshaff  Services Ltd.
Giza, Egypt

Alan Oakes, CFM
American Fork, Utah

Michael Gqoboka, CFM
South African Bureau of Standards
Johannesburg, South Africa

Charles Frederick Starbuck, CFM
Mowana Properties
Pretoria, South Africa

Jeremiah Marks, CFM
Indianapolis, Indiana

Mitsie Tolmay, CFM
South African Blood Service
Johannesburg, South Africa

Andrew Ratshefola, CFM
South African Blood Service
Rooderpoort, South Africa

John Kozloski, CFM
PepsiCo
Plano, Texas
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The following people were awarded the Sustainability Facility Professional® (SFP®) designation:

The following people were awarded the Facility Management Professional (FMP®) designation:

Brian Blunt, FMP
US Green Building Council
Washington, D.C

Marina Filatova, FMP
Vancity Credit Union
Vancouver, BC, Canada

Robert Mercado, FMP
Fairmount Country Club
Chatham, New Jersey

Sheldon Naill, FMP
Frederick County Schools
Frederick, Maryland

Harry Olek, FMP
The Aerospace Corporation
El Segundo, California

Rachel Tai, FMP
Markham, ON, Canada

Robert VonGerichten, FMP
El Segundo, California

Carmen Akins, FMP
Hancock Whitney Bank
Gulfport, Missouri

Bandr Aleissa, FMP
Capital Market Authority
Riyadh, Saudi Arabia

Todd Bellah, FMP
American AgCredit
Santa Rosa, California

Lucian Cherry, FMP
Defense Information 

Systems Agency
San Antonio, Texas

Ahmad Dalibalta, FMP
Saudi Oger Ltd.
Thuwal, Jeddah, 

Saudi Arabia

Frank DeGurse, FMP
Atco Structures 

and Logistics
London, ON, Canada

Anthony DeMarco, FMP
National Park Service
St Louis, Missouri

Kyle Fredrickson, FMP
Stanford Health Care
Stanford, California

Tahir Jaff er, FMP
Toronto, ON, Canada

Tracy Kyak, FMP
Government of Nunavut
Iqaluit, NU, Canada

Rachele Lopiccolo, FMP
Sunnyvale, California

James Monello, FMP
BlackRock
New York, New York

David Pacheco, FMP
Aerospace Corporation
El Segundo, California

Gyula Stev Papp, FMP
City of Cote Saint-Luc
Montreal, QC, Canada

Roger Peckham, FMP
Greater Toronto 

Airport Authority
Toronto, ON, Canada

Brantley Player, FMP
Vacaville, California

Bobby Pritchett, FMP
Department of Defense 

– Washington 
Headquarter Services

Alexandria, Virginia

Roger Rosa, FMP
GSH Jaguar Land Rover
Parsipanny, New Jersey

Jared Springer, FMP
Whitsett, North Carolina

Wilma Vanson, FMP
Stanford Health Care
Stanford, California

Deborah Antonini, FMP
Vanguard
Malvern, Pennsylvania

Arun Sankar, FMP
Novozymes
Ottawa, ON, Canada

Lauriette Brady, FMP
Washington University
St. Louis, Missouri

Justin Doub, FMP
United States Air Force
Vacaville, California

Roger Driver, FMP
El Segundo, California

Colby Grant, FMP
George Mason University
Manassas, Virginia

Shannon Knowlton, FMP
BGIS Global Integrated 

Solutions
Markham, ON, Canada

Lisa Miller, FMP
Calgary, AB, Canada

Yaser Whbe, FMP
Abu Dhabi, United 

Arab Emirates

Isaac Owusu 
Adjakwah, FMP

Ghana Airports Co. Ltd.
Accra, Ghana

Ahmed Al Ezz, FMP
Isa Town
Bahrain

Rod Butterfi eld, FMP
The Aerospace Corporation
Los Angeles, California

Jeff rey Caire, FMP
New Orleans Fireman’s 

Federal Credit Union
Metairie, Louisiana

Alain Chaput, FMP
Brookfi eld Global 

Integrated Solutions
Markham, ON, Canada

Richard Conohan, FMP
CBRE
Whitby, ON, Canada

Steve Duncan, FMP
Port of Spain, Trinidad 

and Tobago

Sam Hui, FMP
Los Angeles Unifi ed 

School District
Los Angeles, California

Hamzah Khan, FMP
EFS Facilities Management 

Services LLC.
Dubai, United Arab Emirates

Mary Murtagh, FMP
City of Richmond
Richmond, BC, Canada

Marco Nabinger, FMP
Justice Canada
Edmonton, AB, Canada

Steve Ng, FMP
Brookfi eld Global 

Information Systems
Markham, ON, Canada

Melvin Smith, FMP
Grand Prairie, Texas

Hatem Ali, FMP
Vodafone
Giza, Egypt

Mohamed Badawi, FMP
Vodafone
Giza, Egypt

Wesam El Enany, FMP
Vodafone
Giza, Egypt

Moustafa Ezz Eldin, FMP
Smart Villages Development 

& Management Company
Giza, Egypt

Joshua Glotfelty , FMP
PA Turnpike
Berlin, Pensylvannia

Mahmoud Hammam, FMP
Allianz
Cairo, Egypt

Laila Hussein, FMP
Vodafone
Giza, Egypt

Emad Khalifa, FMP
Cairo, Egypt

Jimmy Lippard, FMP
Premier Inc.
Charlotte, North Carolina

Mohamed Mohamed, FMP
Vodafone
Giza, Egypt

Drew Pennebaker, FMP
Delaware River and 

Bay Authority
New Castle, Delaware

Rania Shalaby, FMP
Citystars
Cairo, Egypt

Emad Soliman, FMP

Royal Beach Hurghada
Cairo, Egypt

Amr Tawfi k, FMP
Smart Villages Development 

& Management Company
Cairo, Egypt

Kwabena Ade, FMP
National Science Foundation
Alexandria, Virginia

Kenneth Allen, FMP
Department of the Air Force
San Antonio, Texas

Zaur Atnilov, FMP
VA San Francisco
San Francisco, Colorado

Robert Beaton, FMP
St Augustine of 

Canterbury School
Kendall Park, New Jersey

Ken Bouchard, FMP
Shell Canada
Calgary, AB, Canada

Robert Bouff ard, FMP
North Bay, ON, Canada

Abraham Cuevas, FMP
Ardea Biosciences Inc.
San Diego, California

Jason Elftmann, FMP
Travis AFB, California

Lori Franke, FMP
Federal Reserve Bank 

of St. Louis
Saint Louis, Missouri

Helga Gonda, FMP
JLL 
Szekesfehervar, Hungary

Ronald Grove, FMP
Ensco
Melbourne, Florida

Carlos Hernandez, FMP
Equinix
Ashburn, Virginia

Valarie Johnson, FMP
Port of Seattle
SeaTac, Washington

Stephen Johnson, FMP
Travis AFB, California

Bryan Johnson, FMP
DISA
Ft. Meade, Maryland

Wayne Kaufman, FMP
Frederick Count 

Public Schools
Frederick, Maryland

Bryan McManus, FMP
Sodexo
5 Moore Drive, North 

Carolina

Adam Miller, FMP
Frederick Count 

Public Schools
Frederick, Maryland

Christopher Miranda, FMP
United States Air Force
Travis AFB, California

Kenika Ng, FMP
U.S. Air Force
Travis AFB, California

Jonathan Nihart, FMP
Hollidaysburg Area 

School District
Hollidaysburg, Pennsylvania

Richard Normand, FMP
University of Ottawa
Ottawa, ON, Canada

Tracy Reed, FMP
IAC Applications
Cortlandt Manor, New York

Jey Sangar, FMP
Greater Toranto 

Airport Authority
Toronto, ON, Canada

Spencer Sowl, FMP
Avista Development
Spokane, Washington

Randy Truhlar, FMP
Northbrook Park District
Northbrook, Illinois

Ahmad Alshammeri, FMP
Mubarak Al-Abdullah Area
Kuwait

Deborah Bailey, FMP
Honeywell
Woodstock, ON, Canada

Shannon Doll, FMP
Equinix
Tampa, Florida

Cory Hendrick, FMP
BGIS
Markham, ON, Canada

Paul Lebo, FMP
Frederick, Maryland

Irene Lee, FMP
Innovative PM Solutions
North Borough, 

Massachusetts

Mohamed Osama, FMP
Egyptian Facilities Services
Cairo, Egypt

Ibrahim Mohamed 
Abdul Wahab, FMP

Islamic Development Bank
Jeddah, Saudi Arabia

John Armstrong, FMP
Delaware River & 

Bay Authority
Lewes, Delaware

Albert Banks III, FMP
ULSG National Park Service
ST. Louis, Missouri

Moshe Bitton, FMP
Markham, ON, Canada

Anthony Califano, FMP
Royersford, Pennsylvania

Leeroy Chaplin, FMP
Bishops Stortford, 

United Kingdom

Francisco Cora, FMP
Woodhaven, New York

Michael Deener, FMP
Frederick, Maryland

Shawn Gangaware, FMP
Infi nera
Allentown, Pennsylvania

John Gorman, FMP
Framingham, Massachusetts

Steven Greenwood, FMP
Aspire Public Schools
Ripon, California

Clark Haller, FMP
Frederick Count 

Public Schools
Frederick, Maryland

Lisa Hermenau, FMP
VA Medical Center
Providence, Rhode Island

Shahzad Jahangeer, FMP
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“Green” buildings are now part of the normal ver-
nacular in today’s facility management world. The 
concept entails energy efficiency, conservation of 
resources, quality of life, and the ways and means to 
sustain business and ecology over time. However, if 
the word is taken literally and early preconceptions 
are revisited, sustainable buildings can be viewed 
from a much different perspective. Buildings can be 
literally green … festooned and designed with living 
plants as part of the facility.

Integrating plant life and natural elements into 
the workplace to stimulate the senses is called 
biophilia. The term means “love of life or living 
systems.” Its premise is that people’s tendency 
to focus on life and lifelike processes might be a 
biologically based need, integral to humankind’s 
development as individuals and as a species. Re-
search shows that subtle, sensory aspects relating 
to the outside world have a significant impact on 
the perception, collective well-being, productiv-
ity and profitability of a company. As society be-
comes more and more divorced from the natural 
world, biophilia provides a powerful argument 
for the conservation of biological diversity. More 
importantly, it implies serious consequences for 
mankind’s well-being. Nature has served as an in-
dispensable part of human development. An “out 
of sight, out of mind” mentality could result in 
continuing environmental destruction that would 
have a significant impact on quality of life, not just 
materially but psychologically and even spiritually. 

b i o p h i l i c  d e s i g n 
The rationale that encourages biophilic design is 
based on attributes in the workplace that are crit-
ical to people’s health and productivity, as well as 
their emotional, intellectual and spiritual well-be-

ing. The intent is to make buildings biologically 
lively and to incorporate nature into the built envi-
ronment. It takes local climate into consideration 
to evaluate lighting and ventilation conditions and 
utilizes plants for cooling and refreshing the in-
door environment while decreasing heat gain from 
the outdoors. Simple actions such as these can also 
reduce the need for mechanical climate control. 

There are many ways to incorporate plants into 
buildings, including green roofs as part of cli-
mate-proof construction.  They provide insulation 
for the building as well as create a garden space or 
natural lounging area for relaxation. A green roof 
has benefits at the economic, ecological and societal 
levels. It provides a rainwater buffer, purifies the air, 
reduces ambient temperature, regulates the indoor 
temperature, saves energy, and encourages biodi-
versity in the city. 

Vertical green walls are another option. They 
can be installed both on the exterior and interior 
of a building. These green vertical surfaces can 
contribute significant environmental, social and 
economic benefits to the built environment. Ex-
terior green walls and facades have been found 
to be energy cost effective as they provide an 
increase of insulation, reducing the overall 
temperature of a building when exposed 
to the sun. Exterior walls also mitigate 
outdoor climate through reduction in the 
urban heat island effect, they create a habitat for 
birds and insects and reduce greenhouse gas emis-
sions. Climate is adjusted through shading, wind 
shielding, evapo-transpiration and photosynthesis 
processes. Additionally, green walls help 
reduce the amount of heat escaping the 
building during cold weather. 

Interior living walls can make em-

Back before sustainability became a fact of life in the 

facility arena, to some people a “green” building evoked 

images of Ivy League colleges or the Hanging Gardens of 

Babylon — vines creeping up building walls and facades 

covered in plant life. At that time, the concept didn’t make 

sense. It sounded like aesthetic or historical affectations, 

not modern construction.
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ployees more productive, as they satisfy a primal 
need to be around nature. The appealing aesthetics 
and improved indoor quality have been shown to 
have a positive impact on the well-being of people 
within a facility. Introducing natural elements can 
lift the moods of personnel, helping them to be 
more alert and upbeat. As it happens on the outside, 
the transpiration process on plants can reduce tem-
peratures during hot days, which works as an addi-
tional energy savings solution.

Other environmental features can be introduced 
when modeling building interiors. The workplace 
can be enhanced with indoor potted plants, sunlight, 
fresh air, water, landscapes, natural colors and nat-
ural materials, such as wood and stone. Shapes and 
forms that mimic the patterns and processes found 
in nature can also be used, as light and space can 
evoke the sense of being in a natural setting.

Visual access to the outside world is an important 
element of employee comfort. Allowing people to 
keep the sun in mind — via skylights, clerestories, 
solar tubes and windows with outside views — helps 
maintain circadian rhythms. Often referred to as the 
“body clock,” the circadian rhythm is a  cycle that 
tells our bodies when to sleep, rise, eat — regulat-
ing many physiological processes. This internal body 
clock is aff ected by environmental cues like sunlight 
and temperature. When a person’s circadian rhythm 
is disrupted, sleeping and eating patterns become 
unsettled. A growing body of research is examining 
the adverse health eff ects of a disordered circadian 
rhythm, such as increasing the chance of cardiovas-
cular events, obesity, and demonstrating a correla-
tion with neurological problems like depression and 
bipolar disorder.

f m  fa c i l i tat o r s
Facility managers should attempt to bring nature, 
buildings and human beings together in a high-
er unity within manmade spaces. People’s natural 
love and appreciation of nature helps sustain their 
existence, and biophilic design is about strengthen-
ing a connection with nature. Biophilia emphasizes 
the innately emotional affi  liation of human beings 
to other living organisms. It helps supply an inborn 
need of connection to life and to vital organic pro-
cesses. Defi ned as an environment that strengthens 
life and supports the sociological and psychological 
component, it provides a sense of calm that can help 
to unburden our cognitive system, supporting the 
ability to collect and recognize more information in 
the quickest and most effi  cient way.

Research group Heschong-Mahone Group studied 
a Sacramento call center that had an offi  ce with large 
windows overlooking trees and nature. Some em-
ployees had access to the view from their cubicles. 
They found the employees with a view of nature 

were six to seven percent faster at handling calls. Af-
ter rearranging the workspace to give every employ-
ee a view of nature, they calculated the productivity 
savings at $2,990 annually per employee. 

Cardiff  University researchers reported a similar 
relationship between nature and productivity in a 
European study. Comparing productivity in two offi  c-
es, one with natural elements and one without, they 
found that the offi  ces with natural elements saw a 15 
percent rise in output amongst employees after three 
months. Workers also reported a 13 percent increase 
in higher level of well-being.

t h e  b u i lt  e n v i r o n m e n t
Human beings have lived in the natural environment 
far longer than the 200 years since the Industrial Rev-
olution introduced drastic changes in our lifestyles. 
Nature cannot be dismissed lightly. However, as lives 
have become increasingly urbanized, the connections 
to nature have diminished. Human divergence from 
the natural world appears to have occurred in parallel 
with technological developments, with advancements 
in the last two centuries having the most signifi cant 
impact. Such “progress” fundamentally changed hu-
man interactions with nature. In its most literal sense, 
this separation from the natural world has been em-
powered by the construction of enclosed and relatively 
sterile spaces. 

As buildings developed over time, operable win-
dows went away and HVAC systems became more 
prevalent. Air conditioning has taken the place of 
fresh air, artifi cially altering its properties to provide 
temperature and humidity control to create more 
comfortable conditions.

This led to the encapsulation of employees in 
a building envelope completely isolated from the 
outside world. Cement took the place of grass to 
accommodate transportation needs for commuters. 
All in all, concrete and steel have replaced the earth 
as it existed over time.

As cities continue to expand and high-rise buildings 
get ever higher, parking is, indeed, more and more 
part of man’s need to build more work and living 
space. Because of technological advances, and more 
time spent inside of buildings and cars, the lack of 
time spent in nature strengthens the disconnect of 
humans from the natural world. This engenders a 
stronger sense of disregard for plants, animals and 
open wilderness which could lead to further degrada-
tion of the eco-system. 

The introduction of plants and natural elements 
in the workplace creates an ambiance that resonates 
with workers. The integration of the living, organic 
systems evidenced by green walls and green roofs 
contrasted with the inorganic and lifeless structures 
that comprise cityscapes may pave the way for a new 
type of “living” architecture.

Major Books on 
Biophilia 

Interested in 
reading more?  

Try these 
defi nitive guides.  

The Biophilia 
Hypothesis

Edited by Stephen 
R. Kellert and 

Edward O. Wilson 

Biophilia
By E.O. Wilson
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i n c r e a s i n g 
p r o d u c t i v i t y
Biophilic design in facility management 
aims at creating strong connections 
between nature and man-made envi-
ronments, and it has proven benefi ts, 
including helping offi  ce workers be 
more productive, encouraging children 
to learn and helping hospital patients 
get better. In studies, introducing plants 
in a facility substantially improved em-
ployee performance on memory reten-
tion and other basic tests. It has also 
been shown that a natural environment 
gets employees psychologically engaged 
and leads to a happier mind-set and in-
creased productivity.

It is estimated that a one percent in-
crease in productivity across the board 
would pay the rent for leased buildings. A 
two percent increase could pay rent and 
utility costs. The algorithm is based on 
square footage, square feet per employee 
and salaries.  

In one study, participants who had ac-
cess to natural accoutrements were 12 
percent more productive and less stressed 
than those who worked in an environ-
ment with no natural design elements. 
Studies have also shown that natural el-
ements can decrease negative behaviors, 
such as aggression and anxiety, and they 
have been found to alleviate mental fa-
tigue. Visual exposure to plant settings 
has produced signifi cant recovery from 
stress within fi ve minutes. These positive 
impacts are all attributed to the reaction 
on the human body to seeing and being 
around natural elements. 

Indoor environmental quality (IEQ) 
is an important part of a facility man-
ager’s responsibility, for good reason. 
HVAC reliant, sealed offi  ce structures 
are often 10 times more polluted than 
outside air. Plants clean contaminated 
offi  ce air. It has been suggested that 15 
to 20 plants are enough to clean the air 
in a 1500-square-foot area.

Plant material can also help reduce 
noise levels. Plants around the work-
place can reduce noise by up to 5 deci-
bels, which helps relieve the decibel 
distraction factor. 

a n d,  i n  t h e  e n d…
Numerous examples illustrate biophil-
ia has a genetic component. After all, it’s 

not called Mother Nature for nothing! 
Humankind’s predilection to appreci-
ate or fear aspects in nature as invol-
untary refl exes point to internal reac-
tions to stimuli that are ingrained in 
the psyche. Mankind has a symbiotic 
relationship with nature that parallels 
existence. Life on earth wouldn’t be 
here without the birds and the bees. 

Every schmaltzy quote about living 
with nature, feeling the cycle of the 
seasons or being in harmony with the 
earth, happen to be biologically true. 
Bringing plants and other natural el-
ements into the workplace serves a 
multitude of purposes and fulfi lls its 
own triple bottom line of physical, 
psychological and spiritual health. 

It reminds people from whence they 
came as well as serves as a reminder 
that there is more to life than a con-
crete jungle. It has been said that 
one touch of nature creates kinship 
through the workplace. This aware-
ness of natural surroundings may lead 
to environmental consciousness and 
sustained resource management. Bio-
philia is a call back to peoples’ roots … 
and it’s only natural. FMJ

RESOURCES
1. Work Design Magazine Biophilia and 

Workplace Design https://workdesign.

com/2012/07/biophilia-and-workspace-design

2. Human Spaces report Biophilic Design in 
the Workplace http://humanspaces.com/report/

biophilic-design-in-the-workplace

3. Terrapin Bright Green biophilic research
www.terrapinbrightgreen.com

BILL CONLEY, CFM, SFP, 
FMP, LEED AP, IFMA Fellow, 
is facility manager at Yamaha 

Motor Corp. in Cypress, California, USA. 
Prior to that, he served as owner and chief 
sustainability offi  cer of CFM2, a facility 
management and sustainability consulting 
company. Conley has more than 40 years 
of experience in the facility management 
profession and has been a proponent 
ofsustainable operations for more than 20 
years. Conley has served on the IFMA 
board of directors, is a recipient of IFMA’s 
distinguished member of the year award 
and has received the association’s 
distinguished author award three times. 
He has been a regular contributor to FMJ 
for more than 20 years and has authored 
more than 60 FMJ articles.

In 1970, Joni 
Mitchell  penned 
the words: 
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B Y  I A N  D E M P S T E R

Water-Saving 
Synergies

H O W  S M A R T  H V A C 

S Y S T E M S  C A N  D E L I V E R 

C O S T  A N D  E N E R G Y 

S A V I N G S  W I T H O U T 

D R A I N I N G  W A T E R 

R E S O U R C E S
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H O W  I T  W O R K S

Water savings from HVAC systems are 
linked with energy savings, which makes 
addressing the problem a two-for-one 
sustainability win. If a facility’s cooling 
tower is using more than 3 gallons of 
water per ton-hour of cooling, the HVAC 
system is running inefficiently. HVAC 
optimization can cut that usage to 2.5 to 
2 gallons per ton-hour of cooling while 
reducing energy use and costs. 

Water loss from cooling towers comes 
mainly from evaporation, and secondarily 
from blowdown, which is the intentional 
draining of water from the system. As wa-
ter evaporates, the dissolved solids in the 
water become more concentrated — and 
more detrimental to the system. Part of 
the reason operators perform blowdown 
is to limit scaling and fouling and to help 
get rid of bacteria. Legionnaires’ disease, 
for example, emerges from mismanaged 
water systems, including HVAC systems. 
Managers have to add chemicals to stop 
bacterial growth and then perform blow-
down to control dissolved solids and 
maintain required chemical concentra-
tions. That water must be replaced with 
fresh water. 

The size and efficiency of the chiller 
plant and how much the building gets 
cooled are the primary factors in a com-
mercial building’s water usage. When a 
system is more efficient, less water circu-
lates and less water needs to be flushed 
out, reducing the need for chemicals. 
When chillers and pump motors function 
more efficiently, they transfer less heat into  
the plant’s condenser system and thus re-
duce evaporation. 

By improving plant efficiency from 1 
to 0.75 kilowatts per ton of cooling, facil-
ity operators can cut water usage by 10 
percent or more. The end result is cost 
savings, reduced chemical usage and a 
decreased carbon footprint.

HVAC optimization also reduces the 
amount of water the air handling system 
uses. Advanced optimization software 
can calculate the right amount of air to 
condition for a particular space at a par-
ticular time. For example, an optimized 
system might blow less air in the morn-
ing and increase the air conditioning as 
the building heats up during the day. 

Reducing the level of cooling also helps, 

because it reduces evaporation. Buildings 
with some temperature flexibility — such 
as hotels, warehouses and offices — can 
save thousands of gallons if managers 
turn up the thermostat just a degree or 
two. For instance, nudging the tempera-
ture up from 67 degrees to 68 or 69 will 
reduce the load on air handling systems 
and cut back on the use of chilled water, 
and most building occupants won’t feel a 
difference. 

Optimizing chilled water production, 
reducing ton-hours of cooling and auto-
mating air handling in an HVAC system 
together can result in water savings of 
more than 20 percent, based on Opti-
mum Energy project data. And it can re-
duce energy consumption and costs by 
20 to 50 percent.

S E L E C T I N G  T E C H N O L O G I E S

A good HVAC optimization solution will 
calculate the most efficient operation 
of the whole system — whether that’s 
one building or an entire campus — in 
real time, automatically and continu-
ously optimizing the performance of the 
chiller plant. It will also track savings. 

In addition, new water treatment tech-
nologies can help building owners and 
operators better maintain their cooling 
towers, keeping the condenser system 
efficient and clean. These technologies 
include continuous cooling tower per-
formance monitoring and data analytics 
tools that track the efficiency of both 
water and energy usage.

Non-chemical options for cooling 
tower water conditioning, such as ion 
exchange and electrostatic field gen-
erators, can also be helpful. An ion ex-
change column (periodically recharged 
with ordinary salt) can provide softened 
makeup water with the calcium and mag-
nesium ions removed and replaced with 
sodium ions, which do not contribute to 
scale. Electrostatic field generators are a 
class of precipitation induction devices 
for water treatment systems that show 
some promise in reducing scaling poten-
tial and minimizing biological growth. 
These devices enable the precipitation 
of calcium without the formation of 
scale, allowing operation of the cooling 
towers with fewer blowdown cycles. 

an ocean  
of savings ...
Water savings from 
HVAC optimization 
depends on the size of 
the central plant, the 
amount of space being 
conditioned, the building’s 
geographic location and 
the flexibility of the 
building’s occupants. 
In large buildings with 
temperature flexibility, the 
savings can be huge: 

U N I V E R S I T Y
C A M P U S

3,800

570,800

A I R P O R T

7,000

918,000

B I O M E D I C A L
F A C I L I T Y

9,000

1,509,000

O F F I C E

7,600

1,200,000

= 1 million square feet

Cooling power (in tons)

Annual gallons of 
water saved
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Owners should select a water treat-
ment vendor based on their commit-
ment to water conservation and the 
cost to treat makeup water and main-
tain a cooling tower to the highest 
recommended system water cycle of 
concentration. Make sure the vendor 
understands that water efficiency is a 
priority, and that the vendor has a solid 
reputation for results in this area. Not 
every vendor wants to serve a conserva-
tion-oriented client because that usual-
ly means selling fewer chemicals – and 
savings on chemicals is an indirect but 
not insignificant additional benefit of 
water conservation. 

L E E D  O P T I M I Z A T I O N 
S T R A T E G I E S

Taking advantage of these techniques to 
help ensure that an evaporative heat re-
jection system uses the least amount of 
water required will also ensure that the 
system is saving energy, help maintain 
optimized system performance, mini-
mize system maintenance and maximize 
system life. 

On top of those benefits, if a build-
ing’s LEED rating is important, all of 
these measures provide additional 
LEED points. 

Cooling tower water management has 
been part of LEED for Existing Buildings: 
Operations & Maintenance (EB:O+M) 
for years, but LEED v4 also brings it into 
the building design and construction 
(BD+C) rating systems, such as LEED 
for New Construction (LEED-NC). 

Reducing water lost through blow-
down is the focus of LEED v4’s cooling 
tower credit. Projects pursuing the cred-
it need to increase the number of cycles 
through which water can recirculate 

before it is removed by blowdown. De-
pending on its chemistry, the blowdown 
water can be captured and reused in ap-
propriate applications, such as irrigation 
— particularly if it is mixed and diluted 
with captured rainwater or other water 
sources. Taking this extra step earns the 
Cooling Tower Water Management cred-
it, which adds up to two points for BD+C 
projects, and up to four for EB:O+M.

Optimizing HVAC systems to power 
buildings with the least possible energy 
and water use — while maintaining com-
fort and staying within required operat-
ing parameters — clearly has enormous 
financial and sustainability advantages. 
Realizing those advantages is becoming 
more and more urgent as water supplies 
throughout the world face growing de-
mand. It is critical that all water-con-
suming systems — including hidden us-
ers like HVAC systems — optimize their 
use of this resource. FMJ

REFERENCES
1. World Resources Institute: Weight of 

Nations http://pdf.wri.org/weight_of_
nations.pdf

2. California Urban Water Conservation Council 

http://cfsites1.uts.edu.au/find/isf/
publications/chananetal2003 
sustainableofficebuildings.pdf 

3. U.S. Environmental Protection Agency 

http://bit.ly/CommercialWater 
Consumption

Ian Dempster is senior  
director of product innovation 
at Optimum Energy and  

a certified energy manager (CEM).  
He directs multiple simultaneous R&D 
projects, drawing on a 16-year 
engineering career that spans  
three continents.

By improving plant efficiency from 1 to 
0.75 kilowatts per ton of cooling, facility 
operators can cut water usage by 10 
percent or more. 

... for all  
facilities.
Smaller commercial 
buildings and those with 
more exacting temperature 
standards can see 
impressive results through 
HVAC optimization as 
well, by varying factors 
such as water flows, pump 
speeds and fan speeds 
while maintaining set 
temperatures: 
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Conference topics will include:

 ■  Benefits from investing in asset management
 ■  New technology to aid in decision making
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In recent years, the Internet of Things (IoT) has 
transformed nearly every facet of our lives. 

If you use a fitness tracker, a digital “learning” 
thermostat or a smartphone map application, you 
personally benefit from the IoT every day. Through 
embedded devices that send and receive data by way 
of the Internet from objects (or things) that we use 
regularly, the IoT creates real-time interconnectivity 
and the ability to automate. You may have already 
put the IoT to work in the facilities you manage, in 
the form of a smart lighting system, remote-con-
trolled HVAC, digital security or a more interconnect-
ed building environment that responds and interacts 
with building occupants or facility employees.

Some experts estimate that as many as 1 trillion 
building sensors will be in place by 2025, or about 
120 per every living person. For facility management 
professionals, the insights made available by the IoT 
could help make our buildings more efficient, sus-
tainable and responsive to the needs of the people 
who live and work in them. In addition, the data we 
retrieve from the embedded devices can make the 
environments we create better, smarter, and more 
responsive and predictive. The property information 
we collect is valuable for budgeting, planning, fore-
casting, and new productivity and cost savings ini-
tiatives. So, having a strategy for collecting, storing 
and using data is an important part of IoT activation, 
planning and operations.

IFMA’S IOT RESEARCH 

To understand what the IoT means for the FM profession, 
IFMA and JLL undertook a global research survey with 700 
IFMA members, focus groups and interviews with the indus-
try’s leading subject matter experts. The resulting white pa-
per, available on the IFMA website, reveals where our indus-
try stands with regard to IoT adoption. 

Overall, survey respondents identified an improved 
end-user experience as an important driver for IoT adoption, 
second only to improving building operations. More than 
60 percent of IFMA members are somewhat or extremely 
knowledgeable about IoT, with nearly 70 percent saying your 
organizations are already using the IoT in some way. 

To continue the discussion, IFMA has launched an IoT por-
tal where FM professionals can interact to pool knowledge 
and best practices, and engage with other interested individ-
uals and organizations relating to the IoT. IFMA also has cre-
ated a dedicated task force to explore how FM professionals 
can exploit the vast potential of billions of interconnected 
physical things, each generating millions of data points.

FMJ EXTRA White Paper IFMA-JLL Report on IoT



071J A N U A R Y / F E B R U A R Y  2 0 1 8

THE HUMAN POTENTIAL 

The global IoT survey reveals that FM professionals 
are most aware of the potential of the IoT as it relates 
to building automation, energy management, mainte-
nance, security and physical access and safety. Until 
recently, that’s what most of the IoT conversation was 
about, at least with regard to buildings. 

However, the IFMA survey reveals growing awareness 
of how the IoT also can improve the human experience 
in the workplace — an impact that goes far beyond sav-
ing energy or the reduced maintenance costs that come 
from IoT-driven continuous commissioning. 

And, the IoT has much to offer the human experi-
ence. As described by John Smart, a Smarter Build-
ings Strategist at IBM and one of our research inter-
view subjects, “The IoT opens up a whole new world 
for cognitive workplace design, where building and 

workplace systems can anticipate an individual’s 
needs or desires and adjust accordingly.” 

Exploiting IoT capabilities means expanding your fo-
cus beyond buildings and assets to encompass the people 
inside. We need to think big when it comes to the human 
experience: how can we leverage IoT solutions to help 
our end-users feel engaged, empowered and fulfilled at 
work, and, ultimately, happier and more productive? 

New IoT technologies have created access to vast 
amounts of real-time data that connected devices gen-
erate. With the application of analytics, you can use 
this data to make workplace decisions. Data from an 
intelligent lighting system, for example, can show how 
many, how often and how long employees are using a 
particular work area, providing valuable insights for 
space planning and workplace strategy.

PUTTING IOT TO WORK

What the IoT will look like in your workplaces and proper-
ties depends on the business objectives of your organiza-
tion and how you can help advance them. It also depends 
on the kinds of productivity obstacles, or “friction,” that 
you hear about from the people in your workplace.

For example, parking generates many complaints in 
some workplaces. Today’s “smart” IoT-based parking 
technologies make it possible to use a single mobile 
app to enter a parking lot or garage with a digital pass, 
locate a convenient spot and pay. 

Another source of friction is the search for a work-
space in offices that don’t have assigned desks. Ac-
cording to research firm CEB global, a typical employ-
ee spends 27 hours per year looking for a workspace. 
However, it’s possible to create a mobile app that 
enables employees to book a conference room or a 

workspace for an hour or a day. 
Similarly, an employee could use a mobile app 

to adjust the temperature or lighting around their 
workspace — to whatever level enables them to be 
most productive — or to request a workplace service. 
Then, you can analyze data generated from the mo-
bile apps to uncover additional ways to improve the 
workplace experience. 

The IoT also can power workplace tools and ame-
nities. Digital signage, wayfinding tools, wireless au-
dio-visual systems and other connected devices can 
go a long way toward creating a more engaging and 
empowering experience for employees. Even some-
thing as simple as a printer that orders its own toner 
or ink refills can make an office more productive and 
less frustrating.  

More than 60 percent of  

IFMA members are somewhat  

or extremely knowledgeable 

about IoT.
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GETTING STARTED

As the IFMA global survey found, adoption of the IoT 
will create opportunities for you to learn how to exploit 
new IoT tools and technologies to benefi t your end-users. 
Eighty-fi ve percent of survey participants agree that the 
IoT will infl uence the skills required of CRE and FM pro-
fessionals in the future. 

The big picture? The IoT is accelerating the evolution 
of the FM function and its strategic signifi cance to an or-
ganization’s core business and brand. The more you can 
learn about its application in your workplaces, the more 
ready you will be to lead trans formative improvement in 
your organization. FMJ

RESOURCES
1. IFMA-JLL white paper
2. IFMA Engage  https://engage.ifma.org

3. JLL white paper: Reinventing Facilities Management for the 
Digital World

4. JLL video: The Future of Work is Now

Maureen Ehrenberg, FRICS, CRE, is President of 
Global Integrated Facilities Management (IFM) at 
JLL and is the Immediate Past Chair of IFMA’s 

Global Board of Directors. 

Your IoT journey doesn’t have to be comprehensive or high-risk. Instead, take 
incremental steps toward adopting the right IoT solutions for your organization. 
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Let your business 
objectives guide 

your IoT technology 
roadmap

What is the business case for IoT in your facilities? It’s easy to get hung up on the 
technology and focus on getting the best systems in place instead of focusing on what 
makes sense for your environment. Keep your organizational goals up front and center. 

Think big, but 
don’t be afraid to 

start small 

Balance short-term goals and strategies with long-term objectives. Think targeted 
pilots, rapid iterations and test-and-learn cycles to refi ne ideas and work out the bugs 
before investing in large-scale deployment. Collaborate with your IT peers about how to 
best set yourself up for potential IoT expansion opportunities down the line. 

Invest in talent 
and skills

The lack of capabilities and talent with the right training continues to hold back IoT 
deployment. Not everyone on your team needs to be a coding ninja, but everybody will 
need to understand at a high level how IoT-based systems work, how to interpret the 
data, and how to talk to the tech experts so they can address your business needs. 

Be smart about 
security

Don’t let security concerns deter you from pursuing IoT solutions altogether. However, 
your team will need to learn and apply best practices in data governance. FM should 
work with IT and security experts to protect all building systems — and then trust the 
professionals and get on with IoT implementation. 

Partner closely 
across your 

organization

IoT applications cut across many functions — including IT, HR and fi nance — and 
implementation requires close collaboration with IT.  

Don’t underestimate 
the degree of 

change management 
and ongoing 

investment involved 
in adopting IoT

For changes with signifi cant impact, you’ll need proven change-management 
approaches to build support, ensure that everybody has the capabilities and tools they 
need, and demonstrate that top management is on board. You’ll also need a strategy 
for continual improvement. Can you leverage employee feedback and the IoT’s data-
collection and analysis capabilities to fi ne-tune your approach? 

Start thinking 

creatively about 

experience

How can building and workplace technologies help create a more positive, productive, 
happy work environment for the people in your facilities? FM professionals are in a 
unique position to help organizations use IoT technology to foster high-touch, dynamic 
workplaces. FMs also need to start thinking creatively about how to measure and 
quantify the impact of experience — Experience Level Agreements, anyone? 

Tap your IFMA 

resources

Visit IFMA’s new Engage platform and its new IoT portal to learn more about how the 
IoT can transform your FM practices. 
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Change is one of the fundamental laws of 

nature; it is what drives evolution. Humans 

are living in an era of unfathomable 

change. No longer are there great 

paradigm moments of epic change, but 

now there are innumerable, micro-changes 

happening at an exponential rate. Change 

is surreptitiously, irrevocably altering 

ecosystems and causing economic, political 

and social revolution. And nowhere is 

change on the personal level more evident 

than in the work environment. 

Digital technologies have allowed 
us to work whenever and wherever 
we want. Alongside technological 
change, management structures are 
changing — getting flatter, more 
autonomous and leaner — leading 
to an increase in the outsourcing 
of skill-specific expertise. There is 
a departure from traditional orga-
nizational structure which blurs 
how teams are formed and struc-
tured. The pursuit, development 
and retention of talent required to 
succeed in this environment has 
become one of the biggest business 
imperatives. 

The culture of an organization 
— its brand and brand values — 
are now key criteria in attracting 
and retaining top talent. Brand, 
culture and values are increasingly 
being epitomized in the workplace, 
including how it’s designed, struc-
tured and managed, the services 
that are provided, and the envi-
ronment that’s created as a result. 
That means businesses are radically 
rethinking their HR and workplace 
experience strategies to align more 
closely with these new, evolving set 
of business drivers.

OUTPUT
FOCUSED
The physical workspace required 
for the talent of the future must 
be completely re-thought, rede-
signed and maybe even relocat-
ed. The focus must be on output, 
or how a workplace engages its 
people and helps them be at 

FMJ EXTRA
Video

A Moment in Time: 
An opportunity 

for real estate and 
facilities to change 
the converasation
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be at their most productive. 
The low level of productivity 

worldwide is a chronic problem. 
The Organization for Economic 
Co-operation and Development 
(OECD)  reported in 2017 that the 
global economy is still below the 
four percent average growth rate 
between 1987 and 20071. The Bureau 
of Labor Statistics reports2 that U.S. 
worker productivity declined by 0.6 
percent in the first quarter of 2017. 

Productivity is anaemic and get-
ting progressively worse, so the Con-
federation for British Industry in the 
UK called for a productivity boost to 
be the number one priority for busi-
ness and the government, and the 
OECD added that only by investing 
in organizational infrastructure can 
the productivity puzzle be solved. 

While economic imbalances, po-
litical unsettlement, geographic 
distribution and skills shortages are 
often blamed for low levels of pro-
ductivity, the physical workplace 
must also take some blame. 

The Stoddart Review3, a not-for-
profit initiative formed to raise 
awareness among business leaders 
of the importance of the workplace 
as a key performance lever, revealed 
that a good workplace can improve 
business productivity by as much as 
3.5 percent. Economist and former 
BBC Newsnight economics corre-
spondent, Duncan Weldon, cites 
in the report that this could add al-
most £70 billion to national output. 
Small rises in workplace produc-
tivity could therefore contribute to 
boosting global GDP. 

A report from Harvard Business 
Review4 argued the most trans-
formational thing a company can 
do for its workforce is “to invest 
in creating working environments 
that unleash intrinsic inspiration.” 
An inspired employee is more than 
twice as productive as a satisfied 
employee5 and more than three 
times as productive as a dissatisfied 
employee. Yet, only one in eight 
employees is inspired.

Creating an engaging work envi-
ronment, the report argues, requires 
holistically addressing the factors 

that drive employee inspiration. This 
includes more autonomy and agility 
as well as inspirational leadership. 

There’s also the need to focus on 
practical measures. Statistics from 
the Leesman Index6, the world’s 
largest independent database on 
workplace effectiveness, reveal that 
just 58.2 percent of the 250,000 em-
ployees surveyed around the world 
agree that the design of their work-
place enables them to work produc-
tively. This means just under half 
of all workers find their workplace 
inhibits them from doing their job 
effectively. Only 51.5 percent say 
they are proud to bring visitors to 
their workplace. 

Ambient temperature, noise lev-
els, natural light and good air quality 
are cited as occupiers’ key produc-
tivity aids, but those are also most 
lacking in today’s workplaces. In ad-
dition, the lack of a variety of spaces 
to work, depending on the activity 
being undertaken, is also an issue. 

Research from JLL7 demonstrates 
that engaged employees add 147 
percent to business value through 
higher performance. The research 
shows that higher levels of employ-
ee engagement not only improve 
the bottom line through increased 
customer satisfaction and enhanced 
productivity, but also lower unpro-
ductive elements that are a drain 
on business performance, such as 
absenteeism or employee turnover. 

Currently, perceived productiv-
ity is the closest we can come to 
measure productivity in the work 
environment8. If people believe an 
environment allows them to be pro-
ductive, then the chances are they 
are more productive. But many or-
ganisations are going a step further. 
A team at Nokia developed a math-
ematical model based on pre- and 
post-occupancy statistics which re-
vealed not only that workplace de-
sign and employee satisfaction im-
pacted perceived productivity levels, 
but that an increase in perceived 
productivity correlated to an overall 
improvement in business output9.

Two universities — Harvard TH 
Chan School of Public Health and 

vSUNY Upstate Medical Universi-
ty — are supporting a global study 
to examine how the indoor envi-
ronments of 100 office buildings 
impact employee productivity and 
health. This builds on previous 
studies which showed a doubling of 
cognitive test scores when partici-
pants worked in a setting optimised 
for indoor environmental quality. 

This type of activity will only in-
crease in the future workplace. Or-
ganizations will want to see a clear 
return on their investment in the 
workplace through increased busi-
ness performance. 

NATURE  
OF WORK
Over the past two decades, the na-
ture of work has changed. This re-
sulted in organizations allowing 
people to work from home, both to 
reduce commute and improve work/
life balance. The employer benefitted 
from reduced real estate cost and im-
proved motivation and productivity. 

Now, many are promoting a balance 
between time in and out of the office 
as there’s a recognition that compet-
itive advantage is largely about inno-
vation, and that usually comes about 
through face-to-face collaboration. In-
novators and creative thinkers need to 
come together, and that collaboration 
tends to happen in the office. 

Only 58.2 percent  
of the 250,000 
global employees 

surveyed from the 

Leesman Index agree 

that the design 

of their workplace 

enables them to work 

productively. 
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Therefore, the workplace of the 
future will be, for most knowledge 
workers, a hub where people go to 
collaborate when needed. As a result, 
there’s a resurgence in the impor-
tance of the workplace experience in 
attracting and retaining talent. 

At the same time, this is challeng-
ing for real estate and facility pro-
fessionals. The FM team must have 
real engagement with the business to 
understand its utilization dynamics. 

CHANGING 
DYNAMICS 
Better work-life balance is often 
cited as the reason people enjoy 
working at home, as it is typically 
the control they have over their own 
environment which makes them 
feel more productive. Studies by the 
University of Exeter’s School of Psy-
chology10 revealed employees who 
have control over the layout of their 
workspace are not only happier and 
healthier — they’re also up to 32 per-
cent more productive. The research 
challenges the conventional approach 
taken by most companies, where 
managers often create a “lean” work-
ing environment that refl ects a stan-
dardized corporate identity. 

What this means for the workplace 
is workers should be consulted over 
changes to their offi  ce, and they must 
have the ability to personalize their 
working environment. This need 
not be through personal photos and 
cuddly toys, as in previous decades, 
but through the ability to choose the 
right space for the type of work they 
are undertaking. Providing a variety 
of spaces to work also helps to dis-
pel the issues around temperature, 
noise, light, and air quality as people 
can choose an environment which 
suits their needs. 

A NEW FM
In response to this business land-
scape, the contribution of real es-
tate and facility professionals will 
elevate. There is a growing urgency 
to evolve the FM position to stay rel-

evant. New skills are required, based 
on business enablement through vi-
sion, values and strategy alignment, 
to become a more strategic partner to 
business. To do that with credibility, 
facility management must reinvent 
its value proposition and present its 
case in business-relevant language.

There must be an end to turf wars 
between business support func-
tions: real estate, FM, HR and IT 
— and the start of a deep collabora-
tion to support the business, drive 
change and enable the workplace to 
transform and deliver tomorrow’s 
business objectives. The Stoddart 
Review called for the FM, real es-
tate, HR and IT teams to work much 
more closely together to support 
the core business and this vision 
must be achieved. 

In addition, FM service providers 
must think more innovatively not just 
about the product and service they are 
delivering to clients, but how they are 
delivering them. This could involve 
competitive service partners forging 
strategic alliances to deliver excep-
tional service. New partnerships and 
business models with similar-minded 
or complementary providers can set 
the agenda for a new way of working 
that shares best practice, knowledge 
and experience in an open and collab-
orative way.

This “One Team” approach deliv-
ers results, as was seen in a recent 
award-winning program undertak-
en by Dell EMC. Over a three-year 
program, a group of internal stake-
holders and service providers be-
came a One Team Real Estate and 
Facilities business family working 
together in EMEA. Harnessing tech-
nology and using the information 
they already had, but in a diff erent 
way, produced the edge they were 
looking for. The benefi ts were sig-
nifi cant and immediate. 

An increasingly close relationship 
between FM and IT will also help to 
boost workplace productivity. Re-
search from Sungard9 reveals that 
69 percent of workers feel the right 
digital tools help them do their job 
better. There is also a link between 
recruitment and retention of talent 

and IT. Just over a third of employ-
ees would leave their organization if 
off ered a job at a more digitally-pro-
gressive business and 51 percent be-
lieve that career progression is faster 
at digitally progressive companies. 

In the same way that technolo-
gy is a driver of business change, it 
can also be the platform for thinking 
diff erently. FMs are custodians of 
essential data and the advent of the 
Internet of Things will only speed 
up that transformation. The fi rst 
few pilot case studies of the impact 
that a smart, connected building can 
have on occupier performance are 
beginning to appear. In the future, 
the workplace environment will be 
based very much on strong, reliable 
statistics demonstrating the most 
productive and eff ective conditions. 

The evidence is already there. By 
working together to collect, mine and 
analyze critical data, real estate and 
FM will maneuver into position to 
accelerate change, not just support it.

FM is at a critical moment. An in-
fl ection point that off ers a unique 
business opportunity. It is there to 
be grasped, if we have a confi dence 
to grasp it. FMJ

Bruce Barclay is a facilities 
professional who most 
recently worked for Dell 

Technologies. His international career 
in business leadership and development 
includes 20 years at senior management 
level for organisations in a variety of 
business sectors from fi nancial services 
to hospitality. In addition to running his 
own businesses in property development 
and telecoms, he is an experienced 
international speaker and author of the 
British Institute of Facilities 
Management’s Good Practice Guide to 
Managing FM Teams Across Borders. 
Bruce has won the EuroFM Partners 
Across Borders award. He is a member 
of IFMA, CoreNet Global, the British 
Institute of Facilities Management 
(BIFM), and past member of the 
Building Owners and Managers 
Association (BOMA) and Chartered 
Institution of Building Services 
Engineers (CIBSE).



 VALUE of 
BELONGING
IFMA is comprised of 24,000 facility management professionals across the 
globe, but some of the most significant connections members make often 
take place within IFMA’s membership subgroups. 

Chapters, Councils and Communities are groups that make it easier for you 
to connect with fellow members with whom you share common ground — 
whether that’s location, industry you work in or the building type in which 
you practice.

In addition to our components, some of IFMA’s membership benefits include:

 • Knowledge Library, offering all FM content in one place
 • Educational opportunities to help you meet your career goals
 • Global FM conferences and tradeshows
 • Job Net, an online FM Job Board only available through IFMA
 • And more…

For more details regarding membership benefits,  
please visit www.ifma.org/your-ifma

Belonging to IFMA is very 
rewarding to me because it allows 
me to network with other facility 
managers, who share many of 
the same issues I face. It also 
allows me to mentor young 
facility managers and students 
interested in becoming facility 
managers or enhancing their  
FM skills and experiences.

– Dave Riker, IFMA Member  
   since 2005

"
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I N N O V A T I V E  
Products & Services

New app simplifies 
janitorial inspections with 
the swipe of a finger
Smart Inspect™ is making large-scale custodial 
programs simpler and more efficient on 
the campuses of hospitals, hotels, major 
universities and corporate buildings. 
Organizations equipped with Smart Inspect™ 
can maintain the highest health-and-safety 
standards, efficiently report and identify areas 
of deficiency, and increase staff accountability.

Smart Inspect™ was developed by janitorial 
consulting firm Core Management Services to 
help organizations fully understand how to 
maximize their janitorial resources to foster 
peak performance. It is compatible with most 
smart phones, tablets and other leading 
handheld devices, and is entirely Web-based 
once installed, with all inspection data stored 
on a secure and stable server.

The inspection process is simple. Smart 
Inspect™ saves clicks by defaulting all items 
within an area to “acceptable.” Clients 
simply need to record “deficient” items and 
any associated notes or pictures. When the 
inspection is complete, data is uploaded 
wirelessly.

Thousands of users have implemented the 
Smart Inspect™ tool as their janitorial and 
custodial quality inspection solution, including 
the University of Florida, Nationwide Insurance, 
LinkedIn, NASA and Marriott Hotels.

The University of Vermont’s custodial 
program has been revolutionized by Smart 
Inspect™. Approximately 170 custodians serve 
more than 100 buildings on the UVM campus, 
totaling over 2 million square feet. UVM 
reports that inspections and reviews only take 
up two hours of each inspector’s week. UVM 
credits the application with the university’s 
excellent quality levels, with an outstanding 
average score of 92.65 percent, year-to-date. 

— V I S I T  janitorialinspection.com

pinta acoustic inc. ceiling clouds 
enhance aesthetics and acoustics
The new combined headquarters for companies PlayCore and Dero 
in Minneapolis, Minnesota, USA, was designed as an open-plan, 
“industrial-chic” space with concrete floors and exposed ceilings. 
To minimize unwanted sound reflecting off the hard surfaces, the 
office needed acoustic absorbers. Architect Brian Hunke, AIA from 
Mohagen Hansen, recommended pinta acoustic inc.’s BALANCE and 
WHISPERWAVE ceiling clouds.

For the combined company office space, two 42-by-96-inch 
WHISPERWAVE Ceiling Clouds were suspended over the reception 
desk to absorb sound reverberating off the hard surfaces in the lobby. 
Eighteen BALANCE Ceiling Clouds were hung over the breakroom to 
help absorb sound within the space.

WHISPERWAVE ceiling clouds, panels and baffles provide design 
flexibility and acoustical control across all frequencies. Class 1 
fire-rated and lightweight, WHISPERWAVE products are offered in 
standard and custom wave designs. The products are easy to install 
and are available in standard and custom dimensions in natural 
white and grey. WHISPERWAVE acoustical products can also be HPC-
coated in standard, premium or custom colors.

BALANCE ceiling clouds provide acoustical control, while 
maintaining the appearance of an open ceiling. Completely 
preassembled, BALANCE products are easy to suspend from any 
ceiling or roof deck, and are ideal for open-office environments and 
loft spaces. Panels are available in white, black or custom colors. 
Offered in natural aluminum and white, BALANCE frames are 
available with non-exposed or exposed 3/8 inch-wide flange around 
the perimeter.

— V I S I T  pinta-acoustic.com

pinta 
acoustic inc. 
manufactures a 
broad range of 
attractive direct-
apply, glue-up 
and suspended 
ceiling and wall 
panels, clouds 
and baffles 
for residential, 
commercial 
and industrial 
applications.
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I N N O V A T I V E  
Products & Services

New CO2 sensor from Schneider 
Electric improves indoor air quality 
and occupant productivity
Schneider Electric announces the availability of a new CO2 
sensor module for its SE8000 Series Room Controllers. The 
sensor is designed to detect CO2 levels in environments such as 
hotels, schools, office buildings and restaurants to help facility 
managers improve occupant comfort and create opportunities for 
energy savings.

High CO2 levels mean high risks within building environments. 
Occupants in high CO2 situations can experience lethargy, 
decreased productivity and fainting. The sensor identifies 
opportunities to reduce air changes and adjust lighting and 
temperature settings when rooms are not occupied, which leads 
to significant energy savings. 

“Keeping a close eye on CO2levels within buildings is a critical 
responsibility for today’s facility executives,” said Henry Zebrowski, 
Senior Offer Manager, EcoBuildings Division, Schneider Electric. 
“The new embedded CO2 module optimizes the level of fresh air 
flow within buildings so facility managers can focus on providing 
the optimum environment to increase comfort and productivity.” 

CO2 sensors can help building owners achieve LEED, 
BREEAM and Green Star certifications that promote their 
dedication to sustainability and attract and maintain tenants. 
Other benefits include:

 — Installation and configuration in minutes
 — No external wiring required
 — Automatic calibration to ensure extremely high accuracy
 — Conforms to ASHRAE specifications for green building 
standards

 — Achieves optimal ventilation and reduces stagnant air
 — Adapts to a multitude of environments
 — Requires no after-service maintenance
 — Low power consumption

—  V I S I T  schneider-electric.com/en/product-range/62240-room-controllers

Schneider Electric’s SE8000 Series 
Room Controllers integrate a 
thermostat/temperature sensor and 
programmable room controller in a 
single unit, delivering the comfort 
and control functionality found in 
multi-component systems, but in a 
small, easy-to-install package.

Haws Integrated® launches 
ANSI Z358.1 compliant 
emergency overhead  
tank shower
Adding to its line of line of emergency response 
tempering solutions, Haws Integrated’s Model 8740 
is a pre-engineered and self-contained overhead 
tank shower designed for indoor and non-
extreme outdoor climate installations. Starting 
with a standard base model, the 8740 allows for 
enhanced options to meet customers’ needs.

The compact height and modular frame design 
allows for placement in areas not normally 
considered for shower installations or in areas 
where there is no or insufficient water supply. 
This model is ideal for projects where mobility, 
fast delivery and low-cost solutions are needed. 
The unit is ANSI/ISEA Z358.1-2014 and EN 15154 
compliant as a stand-alone unit at 60-100°F (16-
38°C) ambient temperature. 

Enhanced options include AXION® MSR eye/face 
wash, fiberglass privacy panels, tank temperature 
gauge, scald and freeze valves, light and alarm, 
immersion heaters, auto-fill valve, level indicator, 
proximity switches and chillers.

For more than 110 years, Haws has been 
committed to inventing, designing and 
manufacturing hydration and emergency response 
products. Headquartered in Sparks, Nevada, USA, 
Haws is globally represented with locations in 
Switzerland, Singapore, China, India and Brazil. 

Made with a chemical-
resistant, water-proof 
coating and protected 
with UV inhibitors, Model 
8740’s 423-gallon tank 
allows for more than 
the required 15-minute 
shower, and is fitted with 
an overflow connection 
to prevent overfilling.

— V I S I T  hawsco.com



080 W W W . I F M A . O R G / F M J

I N N O V A T I V E  
Products & Services

Using electrostatic 
technology, Clorox® 
Total 360® System kills 
cold and flu viruses in 
hard-to-reach surfaces
Flu viruses are most common during the 
fall and winter months. In the United 
States, cold, flu and norovirus season 
peaks between December and March, and 
can last as late as May.

Each year, productivity losses linked to 
absenteeism cost employers an average of 
US$225.8 billion. Schools are often among 
the hardest hit, with nearly 60 million 
school days lost each year due to cold and 
flu. Surface disinfection is an important 
measure in preventing the spread of 
illness; but it is nearly impossible for 
building staff to completely disinfect all 
surfaces manually.

The Clorox® Total 360® System combines 
patented electrostatic technology with 
scientifically tested Clorox® disinfecting 
and sanitizing solutions. The system 
works by charging and atomizing the 
sanitizing solution, delivering a powerful 
flow of charged particles that are attracted 
to surfaces with a force stronger than 
gravity. This allows the solution to easily 
reach and uniformly coat surfaces, 
including germ hotspots like the sides, 
underside and backside of surfaces. It 
covers up to 18,000 square feet per hour, 
providing superior surface coverage up 
to four times faster and using up to 
65 percent less product compared to 
conventional trigger sprayers.

In September 2017, Clorox® Total 360® 
won the ISSA Innovation of the Year 
Award, and the ISSA/INTERCLEAN 
Visitors’ Choice Award. 

— V I S I T  CloroxTotal360.com

New features with ResourceXpress 
meeting-room booking system version 4.8
An estimated 20 percent of meeting rooms that are booked are never 
used, 2:1 staff-to-desk ratios are now commonplace, and 40 percent of 
office space is under-utilized. Providing meeting-room booking systems 
and an innovative desk-booking system that can also be used to manage 
any flexible workspace more efficiently, ResourceXpress helps maximize 
productivity and minimize real estate overhead. ResourceXpress 4.8 is 
the latest version of the meeting-room booking system, offering four 
new features.

 — Reporting charts. With improved graphical and analysis 
reporting, you can filter by date, location, resource type, exclude 
weekends and choose working hours to create insights into the 
effectiveness of the workspace. Highlight under- or over-used 
resources to extract every drop of productivity from the office 
floor. Four new graphical reports are available from the RX 
administration console, including Actual vs. Available, Utilization 
vs. Date, No Shows by Date and Pre-booked Occupancy by date.

 — Future booking using maps. Book workspaces for future 
meetings directly from the Maps feature of ResourceXpress on a 
floor-standing kiosk and using the mobile Web application. This 
is a major improvement in functionality for kiosk users. 

 — Enhanced RFID code manipulation. Now directly controlled from 
the ResourceXpress Administration console, it offers the ability 
to apply a formula against an RFID-swiped code to match it to 
the right authentication record in the corporate directory.

 — Hybrid-local booking mode. Designed for clients who want a mix 
of integrated/non-integrated resources, this enables resource 
management without integration to booking systems such as MS 
Exchange, Office 365, Google or IBM (Lotus) Notes. For example, 
an organization can have meeting rooms set up as resources in 
Office365/Exchange, while bookable desk resources are created 
solely within ResourceXpress. Organizations with thousands 
of desks will appreciate removing the need for defining and 
managing simple resources like desks in Office365.

All versions of ResourceXpress meeting room booking software 
are designed to be flexible and to seamlessly integrate with core 
calendaring and scheduling systems. ResourceXpress communicates in 
real time, ensuring optimum productivity for all resources. Choose from 
an extensive range of meeting room screens and/or the innovative Qubi 
desk booking device. 

— V I S I T  resourcexpress.com
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INTRODUCING THE X770AJ

THE NEW X770AJ. FEATURING MORE 
CAPACITY AND REACH WITH 
CONFIDENT STABILITY.

Meet the newest addition to the Compact 
Crawler boom lift family. The X770AJ features 
an industry-leading 500 lb capacity, over 84 
ft of working height and a standard jib for 
added reach so you can work confidently 
indoors or out. And with self-leveling 
outriggers and rubber tracks, you leave your 
mark on the job and not on the ground.
Discover more at jlg.com/en/X770AJ

MEET YOUR 
INDUSTRY LEADER 

IFMA’s FM 
BUYER’S
GUIDE 
ONLINE

IFMA’s 24/7 Web database 

will narrow your online search, 

connecting you to the facility 

solutions you need FASTER.

guide.com

WHEN SEARCHING 
FOR FM PRODUCTS, 

SERVICES, AND 
LOCAL IFMA 

MEMBERS
TURN YOUR 

SEARCH into FIND.

Knowledge 
Library
2.0

Never stop learning

We are constantly 
updating and improving 
the Knowledge Library 
to bring you the best 

experience possible for 
all your FM content needs.

www.ifma.org/
knowledgelibrary
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Corporate Sustaining Partners

Visit http://bit.ly/MediaKit_IFMA to download a copy of IFMA’s media kit

FMJ is the only industry magazine backed by the strength of IFMA’s 24,000+ 
(and growing) global membership. More than 85 percent of IFMA members 
say FMJ is one of the most benefi cial publications they read, and more than 
70 percent save each issue of FMJ for a month or longer to use as a reference. 

Contact Diana Maldonado to customize your advertising package today! 
+1.281.974.5674 |  d iana.maldonado@ifma.org

Advertise in FMJ 
magazine and build 

your brand awareness 
in front of the biggest 

FM community 
in the world.
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Upgrade Your Team’s 
FM Knowledge Quickly 
with IFMA’s FMP®!

People rely on your FM team to 
keep the business running smoothly 
in a world of constant change. You 
can help your team increase their 
FM knowledge and productivity 
with the Facility Management 
Professional™ (FMP) credential. 

� 74% of organizations report credentialed 
employees have higher performance 
appraisal ratings*

� 74% of organizations report credentialed 
employees have higher customer 
satisfaction ratings* 

� 62% of organizations report credentialed 
employees have higher productivity rates*

Facility Management Professional™
*According to the IFMA sponsored research report, “Evaluating the Value: International 
Facility Management Association (IFMA) Facility Management Credentials”

LEARN MORE ABOUT THE FMP – WWW.FM.TRAINING
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Ask the Experts
In each issue of FMJ, IFMA’s Facility Management 

Consultants Council shares some commonly asked  

FM-related questions accompanied by advice from top FM 

consultants. The questions and answers presented in this 

section align with IFMA’s core competencies following the 

themes outlined for the given edition of the magazine. 

While the following answers are intended to be helpful, 

these responses should not be deemed complete and are 

limited in context by the space allocated. Please contact the 

individual consultants directly for further explanation of the 

opinions expressed.

F O R M  M E E T S  F U N C T I O N  

C O N T R I B U T E D  B Y The Facility Management Consultants Council (FMCC) represents more 
than 300 FM consultants from various countries around the globe. 
Its mission states, “The FMCC is the resource and voice for facility 
management consultants worldwide to leverage our collective expertise 
to benefit IFMA members, and the facility management profession.
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Q:
 An innovative, cutting-edge, young and growing manufacturing company 

is contemplating moving from their existing over-crowded and outdated 

corporate headquarters. The most important factor in their building selection and 

space plan is that it must reflect their culture and brand. As an FM consultant 

what advice would you give this company before they enter the search/selection/

design phase?

A:
First of all, I think 
re-visiting the concept that 
the employees have of 

their culture and brand would be 
important. Orchestrating a Visioning 
Workshop could be the vehicle to 
bring a cross section of key 
individuals together to review the 
current elements of the brand as 
they see it.  Within the Visioning 
Session a good facilitator would 
bring out any issues as well as 
solidify a bit the understanding of 
where they are today. However, the 
next step and the most important is 
creating a solid roadmap of moving 
forward with all of the dreams and 
aspirations they have for their new 
headquarters. Here again, the 
facilitator would be certain to coach 
them in infusing the thread of the 
brand and culture elements within 
the final visioning statement. 

 A N S W E R E D  B Y 

Teena Shouse
CFM, IFMA Fellow
FM Transitions
—
14341 Norwood
Leawood, KS, USA 66224
913.486.8847
teena.shouse@fmtransitions.com

A:
First, determine your 
production growth rates 
at various probabilities 

over a ten-year time frame. Based 
on that, establish the plant layout 
that offers expandability, ensures 
logistics for materials in/out, and 
meets current/emerging EHS 
requirements. The plant’s factors 
must drive all considerations of a 
future facility, since they will be the 
most difficult to change. 

Second, the HQ are people-related 
spaces and will likely be on the 
ground adjacent to the manufacturing 
area. These can be designed to meet 
the culture/brand goals, but avoid 
having that tail wag the production 
dog … it’s the money-maker.  

Finally, as a general rule, be 
careful not to integrate the two 
major building functions too 
closely, but rather design them  
to be compatible while being 
adjacent. When the plant prep is 
done, you’re ready to conduct the 
search process, looking for firms 
that share that experience.

 A N S W E R E D  B Y 

Dr. Doug Aldrich
CFM, IFMA Fellow  
—
720.253.8974
doug.aldrich@comcast.net

A:
You must pin down  
the new space standards  
and programming 

requirements. If you are considering 
a different ratio from 1:1 due to 
hoteling and a telework program, 
that too must also be determined 
before touring real estate.

 A N S W E R E D  B Y 

Richard Fanelli
AIA, CFM, IFMA Fellow
Principal
—
3928 Pender Drive, Suite 220
Fairfax, VA, USA 22030
703.563.0379
www.fmstudios.com

Visit FMCC 
online or 
join the 
conversation 
on the council’s 
LinkedIn group
—
fmcc.ifma.org 

http://linkd.in/1gAa8ae
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A:
Edgar Schein, recognized as the grandfather of corporate culture said, “Culture 
matters. It matters because decisions made without awareness of the operative 
cultural forces may have unanticipated and undesirable consequences.” 

Before you begin your search for new space you must understand the culture of your 
company. Why? Because your buildings and the physical workplace, when properly designed 
with corporate culture in mind, helps to keep the spirit of the culture visible to everyone.

You won’t find corporate culture written down. Instead, it’s the way things get done in 
your organization. It’s about the company’s organizational structure and how decisions 
are made It’s the embodiment of how employees behave, their attitudes, their actions and 
habits, their beliefs and the assumptions they make based on those beliefs.

Corporate culture manifests itself in the common, shared values, beliefs and practices. It 
is developed over time and evolves as the company grows and matures.

For the newly hired FM, clues about what your company’s culture is like can be derived 
from its mission and vision, its web site, how job interviews are conducted and how people 
dress. Evidence of culture can be suggested in the way people get their work done and how 
they interact with each other. 

Examples of how corporate culture is manifested and supported by the physical workplace 
abound. For one mid-western U.S. manufacturing company, the family culture was reinforced 
and supported by providing a large enough dining area so that all 400 employees could share 
meal times and co-mingle when the plant was closed for lunch. 

For a small technology company located in mid-town Manhattan, New York City, 
collaboration and interaction among employees was paramount to their success. They 
leased enough space to accommodate a game room and lounge where employees could 
relax and collaborate. It cost the company tens of thousands of additional dollars per year 
to lease this additional space but the importance of having it from a cultural standpoint 
clearly outweighed the cost.

Finally, a large banking institution in the U.S purchased a multi-story building and 
consolidated five corporate spaces into it. Their existing space was comprised of large 
cubicles with high walls and private offices along the outside walls. The bank was in 
the process of changing their culture from a very formal siloed organization to a more 
collaborative space that inspired innovation and creativity. Their new space consisted 
of 6’ x 6’ cubicles with low walls for most employees. Some people who were in private 
offices moved into 6’ x 9’ low-walled cubicles. Private offices were built in the central; core 
of the building so all of the cubicles could benefit from the natural light. All the private 
offices had glass fronts as well. No one could hide. It was a huge cultural change for the 
organization and their new space was designed to fully support the cultural change.

So, before you begin the search for your new space, stop, look and listen to what the 
culture of your company is telling you and let it inform your selection criteria and the 
design process. 

 A N S W E R E D  B Y 

Mark Sekula 
FMP, SFP, LEED-AP, CFM, IFMA Fellow
President | Facility Futures, Inc.
—
550 North 93rd Street
Milwaukee, WI, USA 53226
414.899.8387
msekula1@wi.rr.com

Have a 
question 
about the 
Ask the 
Experts 
section? 
—
Contact Mark Sekula, 
IFMA Fellow, CFM, FMP, 
LEED AP, president of 
Facility Futures, Inc., at 
msekula1@wi.rr.com.   
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INthe March/April 2015 issue of FMJ magazine, Melissa Hopkins, the 
school’s assistant vice chancellor and assistant dean of facilities 
operations, discussed the success of the institution’s partnership 
with IFMA and their FM credentialing program. Now, Hopkins 
and Michelle Gubin, WUSM communications coordinator, FMD, 
are back to provide an update on the program’s continued success 
after three years. 

Hopkins and her team established the FMP training program 
to help WUSM overcome several challenges around using the 
knowledge, confidence and strategic insight — challenges that 
have been addressed as more staff members have earned the 
FMP designation. 

Since the program launched, the WUSM facilities manage-
ment team experienced so much success with FMP training, 
as well as IFMA Sustainability Facility Professional™ (SFP®) 
training, that they said it warranted a second look at what they 
are achieving with credentials. Their goal became to break as 
many credentialing records as possible.

Since the department’s increase in FMP credentials, they 
report WUSM facility managers have gained the skills and 
knowledge to break down silos among functional groups, get 
on track with common terminology, create positive outcomes 
with proven FM strategies and empower staff to take on lead-
ership roles on project teams and committees. Since the pro-
gram was implemented, they report cross-functional teams 
have become increasingly collaborative and knowledgeable 
about one another’s areas of responsibilities, making project 
times shorter with more effective outcomes.

The positive changes in the department were soon reflected 
throughout the School of Medicine. Several months after the 
first wave of FM staff earned their FMPs in 2015, the WUSM 
facilities management department conducted a customer ser-
vice survey to gauge effectiveness. The survey results reported 
that 26 types of work orders out of 35, including electrical ser-
vices and emergency management tasks, rated better in 2015 
than in the previous year. It added up to a perception of more 
than 74 percent improvement in customer service. 

Furthermore, a university survey of the WUSM leadership 
team on credential training yielded even more positive feed-
back. About 80 percent of those surveyed indicated that they 
felt very satisfied with department outcomes since FMP train-
ing. An additional August 2015 survey of WUSM FMPs, taken 
after the first group was trained, indicated that the students 
felt the training was very beneficial to them in their staff roles. 

In addition to the training timeframe being well received, 
students also indicated that they gained much more bene-
ficial FM knowledge than they had anticipated. Some FMPs 
commented that the credential training exposed them to all 
areas of FM, helped them develop a common language among 
functional groups, and contributed to positive inter-depart-
mental interaction. 

Gubin said university leadership, including the vice chancel-

Service 
efficiencies 
gained
With increased 
training and cross-
functional efficiencies, 
WUSM was able 
to combine three 
call centers into 
one. Survey results 
showed a 74 percent 
improvement in 
customer service.

Facilities
Integrated 

Services 
Center

CUSTODIAL 
SERVICES

FACILITIES 
ENGINEERING

PARKING AND 
TR ANSPORTATION
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lor and dean of the school of medicine, have expressed support 
for WUSM’s FMP and SFP programs. The program has been 
commended as credential-holding FMs have had a positive 
impact on project outcomes, positive organizational changes, 
community well-being, departmental empowerment and the 
competitive edge that lends to the high profile of the universi-
ty and the School of Medicine. The facility management team 
has become a highly-visible and respected department due to 
WUSM’s IFMA credential training program. 

Because of the program’s achievements, WUSM’s credential 
training program has grown to include trainees from fifteen 
partner organizations, including the Federal Reserve, Boeing 
and Pfizer. Recognizing the benefits to both the individual and 
the organization has allowed WUSM to attract trainees from 
both the public and private sectors. Additionally, WUSM FM 
training has recently grown to include IFMA’s Sustainability 
Facility Professional® (SFP®) credential program. 

Sustainability became a larger part of the university’s goals 
and initiatives with publication of the Washington Universi-
ty in St. Louis 2015-2020 Strategic Plan for Sustainable Op-
erations. This strategic plan outlines the university’s goals 
for energy conservation, decreased emissions, Leadership in 
Energy and Environmental Design (LEED) certified buildings, 
sustainable communities and more. Because SFP training cov-
ers many of the same topics, it was an ideal fit to propel the 
WUSM team of 44 SFP-credentialed FMs to meet sustainabili-
ty challenges head on. 

“Now there are several SFP holders on the university’s sus-
tainability committee, participating in important decision 
making for the campus in a high-visibility role. In particular, 
one SFP worked closely with energy engineers to focus sus-
tainable efforts to align with strategies outlined in the Plan for 
Sustainable Operations,” Grubin says.

She adds the FMPs and SFPs within the WUSM facility man-
agement department have become equipped to make import-
ant decisions efficiently and with an acute understanding of the 
future impacts of actions taken in the present. As credentialing 
has grown, the FM department’s continued success supports the 
program’s goals, as well as the professional development goals of 
each person on the team. FMJ

In 2014, the department began an extensive 
reinvestment program, achieving significant 
operational efficiencies totaling US$4.8 million, with a 

five-year cumulative savings of US$18 million to the School of 
Medicine.  Additional efficiencies of US$1.9 million achieved also 
allowed for the department to reinvest in improving campus 
technology, reinvest in employees through improved wages and 
annual training programs and enhance campus services levels in 
the areas of planning, custodial operations, campus safety and 
public realm.

WUSM FM 
credentials 
earned each 

year 

The FM professional 
development and 

certification program 
at WUSM has led to 
more than 150 staff 
members becoming 

certified.

16  FMPS  /  44 SFPS 2016

201595 FMPS

201 738 FMPS
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Components in Focus

Nov/dec 2017

The St. Louis Chapter of the International 
Facility Management Association (IFMA) 
provided some warmth to the region’s needy 
this winter. The donations of money, clothing 
and blankets were made at the organization’s 
holiday social in December.

 Representing facility managers and suppliers 
who maintain the region’s commercial buildings, 
IFMA St. Louis presented a check for $1,000 to 
Heat Up St. Louis. The nonprofit organization 
builds awareness and provides resources to help 
those in need, especially the elderly and disabled, 
and needy families with critically ill children, 
avoid illnesses and deaths during the area’s 
bitter winter season. IFMA St. Louis also funds 
the organization’s Cool Down St. Louis, which 
provides services and support to keep residents 
cool during the hot summer months.

 IFMA St. Louis has supported the weather-
related assistance programs for the past four 
years. The nonprofit organization helps defray 
the cost of energy to heat and cool residences, 
serving more than 300,000 area residents since 
the programs’ inception in 2000.

 To further spread the warmth this holiday 
season, IFMA St. Louis members donated gloves, 
mittens, scarves, hats, ear muffs and blankets. 
These items were distributed to various charities 
that help keep the St. Louis region’s most 
vulnerable warm during the winter.

IFMA St. Louis Chapter 
provides holiday funds, 
clothing for winter

The 2017 Annual Holiday Gala & Awards Banquet marked 35 years 
for the IFMA Atlanta Chapter, held at the Trolley Barn in Inman 
Park on December 7. The black-and-white event featured dinner, 
dancing and an address by IFMA President and CEO, Tony Keane. 
The event also collected new, unwrapped toys for the local Toys for 
Tots chapter. 

The Atlanta Chapter, founded in 1982, is one of the original and 
oldest IFMA chapters. Only six chapters have an earlier founding 
date: Houston, Southeastern Michigan, Toronto, Denver, Lehigh 
and Chicago.

The Catholic Charities of the 
Archdiocese of Washington 
sent a letter of thanks 
to the Capital Chapter of 
IFMA for their donation of 
72 backpacks and school 
supplies for Montgomery 
County residents. The fall 
donation was made possible 
by donations made during the 
chapter’s annual meeting and 
happy hour in August. 

Backpacks 
for Students 

Donated 
by IFMA 

Capital 
Chapter

IFMA Atlanta Celebrates  
35 Years at Annual Holiday 
Gala & Awards Banque
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Member Spotlight

Lorrine   Babauta 

A resident of Santa Clara, Calif., Lorrine Babauta has 
been working in corporate facilities for nine years. Her 
first FM position was as a facility manager, and she knew 
immediately she wanted to continue to grow her career. 
The excitement and change of each day’s challenges have 
helped her become an expert in her field and industry. 

 LORRINE:  I accomplished a lot of wonderful things  

 in my life while being a mother of four handsome  

 boys and going to be a grandma in October. 

—  CONNECT ON  L I N K E D I N . CO M/ I N
/lorrinebabauta/

 Yasir  Mohamed 

Riyadh-based finance and physical resources manager, 
Yasir Mohamed, has been involved in diplomatic 
foreign mission facility management for more than 
seven years. He chose a career in FM because the 
industry continues to evolve and is dynamic and fluid. 
Learning something new every day has provided a 
challenge that keeps him going. 

 YASIR: I am an avid hardcore motorcycle biker who 

is always up for a ride and someone who has traversed 

on a motorbike the two most treacherous and 

dangerous roads in the world three times over.  

—  CONNECT ON  L I N K E D I N . CO M/ I N 
/yasir-mohamed-25782512/

Marlon  Harewood 

As a NYC engineering manager, New York-based 
Marlon Harewood says FMs have a unique place in 
the workforce because they serve as the backbone of a 
company, keeping all essential elements in place. He has 
been in corporate facility management for seven years.

 MARLON:  I’m passionate of my Caribbean heritage  

 and culture. My definition of a vacation is traveling  

 to a Caribbean island. 

—  CONNECT ON  L I N K E D I N . CO M/ I N
/marlon-harewood-73293319

Gitte  Andersen 

Gitte Andersen founded SIGNAL — a global ISS 
excellence center — 17 years ago. When she started 
out, she said no one talked about programming rooms 
focused on human performance. She established a new 
type of consultancy in construction and real estate that 
focused on the value of creation and using space as a 
strategic tool for better organizational performance. 

 GITTE:  When I talk, I often use metaphors and have  

 a dark sense of humour. It’s a Danish thing and very  

 hard to translate — I’m still practicing! 

—  CONNECT ON  L I N K E D I N . CO M/ I N 
/gitte-andersen-204a552/

www.signal-arki.dk/en
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Building 
Infrastructures
We can see the impact of the evolution to an in-
ter-connected world of the environment, build-
ings and people. What is emerging is not merely 
a global “network” but a transformation to an in-
frastructure of multiple platforms, applications 
and devices that connect and interact with each 
other. Applications and assets that relate to real 
estate and facility management will increasingly 
depend on such connectivity, automated control 
and decision-support to carry out their roles and 
move them from being managers to being con-
ductors or pilots of the built environment. 

This requires ubiquitous connectivity within 
and between buildings. This, in turn, implies that 
technology needs to mature so that data, control 
decisions and advice flow seamlessly to the point 
of execution with no connectivity “dead spots.” 
There are still challenges to overcome and new 
breakthroughs in connectivity to be yet achieved 
(e.g. fully connecting and empowering building 
field services to complete work that cannot be au-
tomatically executed). 

It does not help when diagnostics and de-
cision support are no longer available to field 
personnel because their mobile devices can-
not access central knowledge libraries or the 
results of diagnostic modeling. Consequently, 
solutions that address losses in connectivity 
need to be built into workflows that address 
the maintenance and operation of the connect-
ed world, which includes the environment, 
buildings and people.

Field services sometimes require that mobile 
applications work offline (e.g., if there is no con-
nectivity in certain spaces). Providing services 
in this environment (without the web) might 
reduce the benefits of the application used. Op-
erating offline implies that important documents 
(instruction manuals, BIM models, safety and 
security guidelines, etc.) need to be previously 
downloaded to mobile devices. This does not 
only incur the risk of error (think of document 
version management and completeness of doc-
uments) but also could increase the risk of data 
loss or theft if devices get lost. The data manage-
ment around providing documents on devices 
also implies additional cost in terms of setup 
time as well as data management. The conse-
quence of this is that smart and intelligent Build-
ings require pervasive network connectivity. 

ARTIFICIAL INTELLIGENCE 
FROM SMART TO INTELLIGENT

With the emergence of AI in the field of software applications, 
the question arises as to how to define the use of AI? The use of 
the word ‘smart’ has already been applied to label things that are 
connected and communicate with each other, but how should we 
differentiate smart with AI-based applications and things? The IT 
industry seems to adopt the label ‘intelligent’ to indicate the use 
of AI. At present, there are many interpretations and definitions 
as to what intelligent means.

The availability of large amounts of data is a prerequisite for the 
application of AI. The authors take the position that ‘intelligent’ 
devices are implicitly ‘smart’ in that intelligence incorporates 
the accepted definition and functionality of smart (for example, 
communication networks, sensors, devices) that can be accessed 
and controlled, as appropriate, locally and remotely.  

The qualification of “smart” for things that merely communicate 
was introduced almost ten years ago at a time when we 
were probably not anticipating the emergence of distributed 
intelligence in computing. As such this can be seen as a proof of 
the astonishing speed that innovations can occur.  

The distinction between “smart” and “intelligent,” however, 
is even more significant. A “smart” camera, for example, will 
merely be able to relay its images to other devices or applications 
whereas an “intelligent” camera will use the camera data to 
analyze images as well as describe what can be seen. 

The implication of this would be that, in the future, we can and 
should develop clear definitions so that communicating on these 
topics is clear. The confusion between “smart” and “intelligent” 
buildings is an example of the need for a well-defined taxonomy 
of important terms.

FIGURE 1 Relationship between “Smart” and “Intelligent”

I N T E L L I G E N T

S M A R T

Applying forms of Artificial Intelligence

Connected and communicating
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Not so fast: security, 
botnets and cyber 
attacks
The thousands of connected devices in Smart Buildings 
create ever increasing cybersecurity risks. An IoT sur-
vey initiated by IFMA indicated that security was the 
primary impediment to IoT implementation. IFMA 
stakeholders do not have confidence that their connect-
ed assets are cyber secured and therefore the improved 
availability of needed information is more than offset 
by the negative impact on the overall business from a 
hacking intrusion through the connected building sys-
tems (for example, the hacking of Target stores’ U.S. 
cash registers in December 2013).

The nature of these type of threats are complex. For 
example, Botnets (robot networks) are computers 
infected with externally-controlled software and are 
relevant to FM. Such networks are primarily used for 
distributed denial-of-service (DDoS) attacks. This has 
already occurred, for example, with chillers being shut 
down and the result of a building having to be evac-
uated. However, Botnets are capable of much more 
serious actions (e.g., destruction of assets). Unless we 
learn to mitigate such elements of risk, the potential 
for data theft, as well as service and asset disruption, 
remain high and will dramatically slow the adoption of 
the enabling solutions, and therefore benefits associ-
ated with, smart buildings. 

Building owners need to treat asset security as both 
an IT problem to be solved and the control of business 
risk exposures which need to be managed in a way that 
allows Smart Building driven financial returns to occur.

Understanding and 
selling benefits to  
the CFO
As buildings increasingly collect and consolidate data 
from devices, as analytics and data mining tools become 
more sophisticated, as AI and machine learning ma-
tures, FMs will have access to a vast amount of knowl-
edge and actionable recommendations about how their 
building operates and how employees use them. 

In fact, FMs will be able to focus primarily on han-
dling exceptions since most standard operations will 
be automated. This will free up time for real estate and 
facility managers to address topics around providing 
more value to their organizations instead of spending 
time on operational fire-fighting.

Smart Buildings will optimize or support critical parts 
of a business, including employee satisfaction, space 
and asset utilization, utilities consumption, building se-
curity and safety. Much of the future is available to FMs 
today. Sensors can, for example, monitor assets and 
then, when needed, trigger maintenance recovery pro-
cedures even before an alert has been received. Smart 
lighting and HVAC systems can sense when spaces are 
occupied and adjust lighting and air flow/temperature 
levels based on space utilization. 

This same data can also be used to optimize space 
from planning and utilization to ensuring a clean, 
comfortable environment. All of these benefits will 
be quantifiable and directly impact an organization’s 
bottom line. By extension, facility managers will have 
the responsibility to communicate these benefits to 
management in order to get the financial and admin-
istrative support needed to effectively implement the 
technology solutions required. 

Conclusion
As illustrated by Maureen Ehrenberg, past IFMA Board 
of Directors chair, at World Workplace in 2016, IFMA 
recognizes the technology tsunami underway. FM is 
increasingly becoming a technology and IT-based busi-
ness. As buildings are digitized, connected and “learn” 
to adopt their behavior to changing circumstances (like 
weather and occupancy patterns), it is important that 
real estate and facility management leaders acquire 
a deeper understanding of technology and obtain the 
ability to deploy constantly evolving technologies. 

The world of connectivity between environment, 
people and buildings will indeed occur and the real-
ity of sophisticated hackers will not go away. Conse-
quently, when implementing IoT initiatives and other 
digital building technologies, the emphasis on security 
and digital resilience will need to be balanced with the 
gains expected from its adoption. To gain the most ad-
vantage, FM and IT will need to join forces and can no 
longer operate as separate silos. FMJ

REFERENCES
1. For information about specific new IoT products, see 

“50 Emerging Players in the New Buildings Ecosystem,” 

BuiltWorlds, Sept., 13

2. The next generation of mobile networks or wireless 

systems. The standard is still quite fluid and will probably 

not be commercially available for two years.

3. See the following for a good and simple explanation on 

5G: https://spectrum.ieee.org/video/telecom/wireless/

everything-you-need-to-know-about-5g
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Vendor Profiles

The following product 

and service providers offer 

solutions for your everyday 

and specialized facility 

management needs.

Companies in BOLD ITALIC are  
IFMA Corporate Sustaining Partners

Acoustical / Sound Masking

LogiSon Acoustic Network
Sound masking is a reliable and cost-effective 
method of providing speech privacy and noise 
control. The LogiSon Acoustic Network is a 
recognized industry leader with numerous awards 
for innovation, performance and ease of use. Small 
zones allow the masking sound to be customized 
for each facility. Networked control facilitates setup 
and takes the headaches out of making changes 
after moving furniture or personnel. Adjustments 
can be made in minutes, without opening the ceiling 
or altering cabling. Such a high degree of flexibility 
maximizes the masking’s effectiveness and 
occupant comfort, helping to safeguard your most 
valuable investment: employees.

—
www.logison.com/target
—
+1-866-LOGISON

Beverage Companies / Coffee / Vending

Waterlogic  
Waterlogic bottle free office water coolers are 
seamlessly connected to your existing water supply 
by our certified technicians and deliver fresh tasting 
chilled and hot water on demand, every time you 
need it.

— 
www.waterlogicusa.com/WL7technology
—
+1-844-681-9956
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Vendor Profiles

Building Maintenance / Supplies / Equipment 

JLG Industries, Inc.
JLG Industries, Inc. is a world-leading designer, 
manufacturer and marketer of access equipment. The 
Company’s diverse product portfolio includes leading 
brands such as JLG® aerial work platforms; JLG and 
SkyTrak® telehandlers; and an array of complementary 
accessories that increase the versatility and efficiency 
of these products. JLG is an Oshkosh Corporation 
company [NYSE: OSK]. For more information about JLG 
Industries, Inc., visit www.jlg.com.

—
www.jlg.com
—
+1-877-554-5438

ELECTRICAL/WIRE MANAGEMENT

Connectrac 
Connectrac® wireways are the best floor-
based solution for bringing power, data and 
communications from the wall to all interior 
commercial applications without core drilling, 
trenching or unsightly power poles. Available in 
In-Carpet or On-Floor options, Connectrac provides 
its customers with cable management that is easy 
to install and gives a subtle and elegant look to a 
workspace. Connectrac is quickly becoming the go-to 
solution for top corporations, government agencies, 
and universities.

—
www.connectrac.com
—
+1-877-480-5637

Fire Protection Systems 

AGF Manufacturing, Inc. 
AGF is the designer and manufacturer of the most 
reliable and versatile line of inspector’s test and 
drain valves, auxiliary drains, corrosion monitors, air 
venting valves, and accessories for the Fire Sprinkler 
industry.  AGF provides the best products, backed 
by a strong commitment to customer service, to 
help manage fire safety systems more efficiently, 
resulting in more reliable systems that save 
resources.  Our product line includes: TESTANDRAIN®, 
COLLECTANDRAIN®, CORRINSITE™, PURGENVENT™, 
REMOTETEST®, INSPECTOR’STEST™, RISERPACK™, 
and TESTANSAVE™.

—
www.agfmanufacturing.com
—
+1-610-240-4900

FM Consultants / Services / Providers

C&W Services 
C&W Services is one of the largest facility services 
companies in the USA & Canada with a 65 year 
history of helping clients drive down operating 
expenses, increase facility efficiency, and enable 
strategic business decisions. Services are janitorial, 
maintenance, critical environments, landscaping, and 
office services. Formed by the merger of Cushman & 
Wakefield and DTZ, C&W Services is the only firm in 
commercial real estate to self-deliver facility services.

—
www.cwservices.com
—
+1-888-751-9100
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Vendor Profiles

FM Software

ARCHIBUS, Inc.
ARCHIBUS, Inc. is the #1 global provider of real 
estate, infrastructure & facilities management 
solutions and services. Marked by nearly 40 years 
of continuous innovation, our industry-leading 
enterprise software provides unique intelligence on 
your real estate, infrastructure & facilities through 
Enterprise Information Modeling (EIM), providing:

 High efficiency collaboration 

 Insight & actionable intelligence  

 Common operating picture of results for both 
operational & strategic stakeholders

—
www.archibus.com
—
+1-617-227-2508

FM:Systems, Inc.
FM:Systems helps facilities and real estate 
professionals reduce costs and increase productivity. 
FM:Systems software improves management of 
space, occupancy, moves, maintenance, leases and 
property.

—
www.fmsystems.com
—
+1-800-648-8030

Restoration / Maintenance

Miracle Method  
Surface Refinishing 
Miracle Method’s restores and update existing tile, 
porcelain, laminate, cultured marble and fiberglass 
surfaces, saving its customers millions of dollars in 
renovation costs. By hiring Miracle Method, facility 
managers eliminate costly replacement of leaking 
shower pans, ugly tile, laminate countertops and 
bathtubs from their capital budget. With 135 offices, 
Miracle Method is a time and money saving solution 
for facility managers of office buildings, government 
facilities, schools and hotels.

—
www.miraclemethod.com
—
+1-800-444-8827

Roofing

Sika Sarnafil, Inc.
Sika Sarnafi l supplies high-quality thermoplastic 
roofing and waterproofing systems for commercial 
buildings. Includes energy-saving reflective roofs, 
vegetated green roofs and solar-ready roofing.

—
usa.sarnafil.sika.com
—
+1-800-576-2358


