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Connectrac® Under-Carpet Wireways deliver power and data with an elegant and flexible, floor-based cable management 

solution unlike complicated and expensive methods such as core drilling, trenching or power poles. Our ultra-low profile 

wireway integrates with any furniture and can be moved or reconfigured as environments evolve.

1.877.480.5637 FacilityFreedom.com

FROM CORE DRILLING

Connectrac Under-Carpet Wireway

FREEDOM



Nominate Them as One of 
IFMA’s Forty Under 40.

As part of IFMA’s 40th anniversary celebration this 

year, we are looking for young professionals who are 

influencing both the profession and the association 

as remarkably and with the same level of passion as 

IFMA’s founders. IFMA’s upcoming “Forty Under 40” 
initiative will collect, applaud and share the stories 

of FMs under 40 who are making an impact through 

initiative and ingenuity.

Nominations are being accepted at IFMA.org for 

those making a positive impact on the FM industry, 

whether through innovation and discovery, special 

achievements, overcoming extreme challenges, 

making notable contributions, rendering aide to 

others or bringing recognition to the profession. 

Learn more at  
https://fortyunder40.ifma.org
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ABOUT IFMAIFMA is the world’s 
largest and most widely recognized 
international association for 
facility management professionals, 
supporting 24,000 members in more 
than 100 countries. This diverse 
membership participates in focused 
component groups equipped to 
address their unique situations 
by region (136 chapters), industry 
(16 councils) and areas of interest 
(six communities). Together they 
manage more than 78 billion square 
feet of property and annually 
purchase more than US$526 billion 
in products and services. Formed in 
1980, IFMA certifi es professionals 
in facility management, conducts 
research, provides educational 
programs and produces World 
Workplace, the world’s largest series 
of facility management conferences 
and expositions. For more 
information, visit www.ifma.org.
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Editor’s Note Bobby Vasquez

Late last year, the world became aware of a highly contagious 
respiratory virus. As the novel coronavirus began to spread, we 
were advised to wash our hands and practice social distancing. 
Then COVID-19 became a pandemic, and life and work as we 
knew it changed.
 
Local, state/provincial and federal governments issued quarantine/stay-at-home orders. An untold 
number of global events were canceled out of an abundance of caution. Buildings emptied. Parks 
closed. A world without outside activity and operating offices became commonplace.

In mid-March, IFMA became part of the new normal. With Harris County in Houston, Texas, USA, 
issuing a “Stay at Home, Work from Home” order, IFMA’s Service Center of Excellence closed its doors 
and staff were sent home to work

Just like so many of you, our staff came together while being apart. Our main objective is to continue 
providing our members with valuable resources, which includes FMJ. The FMJ team produced this issue 
virtually, and we will do so until it is safe to do otherwise.

As our staff works from home, we are trying to find the best avenues to convey information, best 
practices, how-tos and so much more for the FM community, many of whom have stayed at their 
facilities to keep them operational, sanitized and ready for when the all-clear is given to return to  
the workplace.

Remote work has its challenges— internet connectivity, family distractions (both the two- and four-
legged kind) and the mental adjustments of being at home while not concentrated on home life.

However, these distractions are not always bad. They have allowed us to reconnect with our loved  
ones as we spend more time with them. In the old days, while they were at work or school, we were  
in our own offices and worlds. In the new normal, they are working and studying right beside us. 
Working side-by-side with family members may not always be easy, but they’re facing the same 
challenges. It’s important to take a few moments to disconnect from work mode and take advantage  
of being at home. Take a walk around the block. Get everyone in the kitchen to make dinner together. 
Do a short 15-minute chore that seems to always get put off. Do something that changes your day  
or scenery.

Hopefully, the proverbial light at the end of the tunnel is near. Maybe at that time, we’ll have our 
commutes and watercooler talks with our teammates. When it comes, the FM industry will be at 
the forefront, where you’ve always been, ensuring the safety, sanitation and reliability of our on-site 
workplaces.

Cheers (and stay healthy)! 

Bobby 
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& COO

In March, we emailed all members to express 
our deep understanding of the FM’s role amid 
the COVID-19 pandemic, and to share ways 
in which IFMA is addressing your concerns 
and supporting your needs. As we are all still 
focused on response and recovery efforts, our 
sentiment and support remain the same, with 
a few updates from the original letter.

Since the start of the year, our expertise 
and resolve have been put to the test. As 
an industry, we have accelerated efforts to 
mitigate risks and reassure our employers 
and building occupants that we’ve taken the 
necessary steps to protect life and property. 
As individuals, we are balancing crucial job 
responsibilities with concern and care for loved 
ones, while also managing disruptions in our 
daily lives.

No one understands the weight FMs are 
shouldering better than IFMA. This is what our 
association is here for — support, advice and 
resources when we need it most. IFMA exists 
for you, and we are committed to supporting 
you in times of crisis.

Perhaps our most valuable resource is 
connection to colleagues worldwide. Our 
community isn’t just an organization of 
industry professionals — fellow IFMA members 
are our mentors, trusted advisors and friends. 
We stay in constant contact, asking and 
answering questions, sharing stories and 
advice, supporting each other’s efforts and 
celebrating one another’s achievements.

Over the past few months, many members 
have stayed in touch on Engage. Many have 
contacted peers directly to ask for tips, 
offer assistance or to simply check in. Many 
have reached out to IFMA. In response, 
we’ve worked quickly and thoroughly to 
provide useful resources and safe learning 
opportunities for managing needs in your 
facilities and communities.

The Coronavirus Preparedness Resource 
Center, which started in late January as a short 
post in our Knowledge Library, has grown 
into a comprehensive source for the latest 
COVID-19 information. The entire  

FM community built this center into a  
robust collection of articles, webinars, 
guidelines and tools. Special thanks to our 
Corporate Sustaining Partners, alliance 
associations and members who have provided 
exceptional content.

Despite postponing or canceling four of 
our five annual events, our commitment 
to provide you with ongoing education and 
connection to colleagues inspired us to create 
two virtual conferences: the IFMA Global 
Virtual Event in mid-April, and the World 
Workplace Europe Virtual Event at the first  
of May.

IFMA and the FM Research and Benchmarking 
Institute launched a series of webinars 
addressing how COVID-19 has affected our 
jobs, our industry and our lives; what resources 
and practices have helped in preparedness 
efforts; and what we need to do moving 
forward.

Our chapters, councils and communities  
have contributed valuable data to our FM  
body of knowledge — from webinars to 
surveys, our components are sharing 
and collecting first-hand experiences of 
professionals on the front lines of pandemic 
response and recovery efforts.

Keep posting, keep contributing, and keep 
finding ways to inspire yourself and others. 
Stay safe, stay strong and know that you have 
the support of a community of peers who are 
coping with similar concerns. Together, we will 
get through this.

Take care,

John Carrillo, CFM, IFMA Fellow
Chair, IFMA Board of Directors

Don Gilpin
IFMA President & COO
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Since concerns over the new coronavirus fi rst emerged, IFMA has 
continuously monitored and assessed the impacts of this crisis on 
the facility management industry, which has played an essential role 
in keeping business and critical infrastructure operational during the 
COVID-19 pandemic. IFMA has responded quickly and thoroughly 
to deliver benefi cial resources and safe learning opportunities 
to the FM community — the fi rst being the online Coronavirus 
Preparedness Resource Center.

Created in late January 2020 as a blog post in the association’s 
Knowledge Library, the Center has grown into a comprehensive 
resource designed to help FMs navigate the COVID-19 crisis and 
respond strongly and swiftly in their organizations. It features 
articles, webinars, guidelines and tools from the CDC, WHO, OSHA, 
ISSA, ECDC, ASHRAE, the IFMA Foundation and FMJ Magazine, as 
well as content submitted by corporate partners, IFMA components 
and professional members.

“We’ve encouraged all built environment professionals in every 
business sector to share existing practices and strategies,” said Don 
Gilpin, IFMA President and COO. “What our community has already 
shared on Engage, through social media, in our Coronavirus Resource 
Center, in virtual events and webinars is an incredible contribution to 
the FM body of knowledge. Thank you for your insights and lessons 
learned, which have helped so many of us address safety and 
business continuity in our workplaces during this pandemic.”

With the safety and well-being of attendees, speakers, exhibitors, 
sponsors and sta�  a top priority, IFMA and its partners made 
prompt decisions to postpone or cancel March-April conferences, 
including World Workplace Asia, World Workplace Europe and 
Facility Fusion. Originally scheduled for June, IFMA Global Canada 
was rescheduled for Sept. 2-3, 2020 in Toronto.

To ensure that FM professionals have opportunities to continue 

building knowledge and skills during the COVID-19 pandemic, 
IFMA organized a Global Virtual Event in April featuring curated 
sessions from the Facility Fusion conference; and together with 
Facility Management Netherlands (FMN), launched the World 
Workplace Europe Virtual Event, held May 6-8.

At the fi rst of April, IFMA launched a free series of “FM & 
COVID-19” webinars addressing how the new reality is a� ecting 
the industry, jobs, lives and the workplace experience. FM 
professionals with insights into the current situation with respect 
to their industry, organization and geography are being invited to 
share tips, methods and fi rst-hand experiences.

“This is a unique situation – no one is a ‘subject matter expert’ 
on COVID-19, but FMs do have expertise in a range of competencies 
to confront challenges arising from the pandemic, sharing 
information to benefi t colleagues seeking guidance,” said Nickalos 
Rocha, MPA, Director of Research and Operations for the FM 
Research and Benchmarking Institute.

Corporate Sustaining Partners, FM Framework and Alliance 
partners are collaborating with IFMA on courses, webinars and 
content. “It’s inspiring to see how the entire built environment 
community has come together to help one another and ensure 
that front-line workers responsible for facility health and safety 
have information and tools,” said IFMA Chair John Carrillo, CFM, 
IFMA Fellow.

IFMA has rolled out additional benefi ts, programs and special 
o� ers to help members stay informed and stay connected, 
including 75 percent o�  a Knowledge Pass subscription to the 
Knowledge Library through May 31. IFMA also partnered with 
Mask Match, asking FMs to donate surgical and high-fi ltration 
masks to health care workers. The volunteer-run organization 
matches those who have masks with those who need masks.

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

“FMs are pulling double duty to 

protect life and property. It’s our commitment 

to continue providing our industry with relevant 

education, timely information and connection to 

colleagues, especially in times of crisis.” 

– Don Gilpin, IFMA President and COO

IFMA responds to FM industry’s needs 
during global pandemic
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Hong Kong Chapter of IFMA 
becomes PMSA Recognised 
Professional Body

In March, IFMA’s Hong Kong Chapter was accepted as a Recognised 
Professional Body (RPB) by the Property Management Services Authority 
(PMSA). Certifi ed Facility Managers® who are also Professional, Associate 
or Young Professional members of the Hong Kong Chapter can meet the 
criteria for holding a property management practitioner (PMP, Tier 1) license 
by PMSA.

In considering whether an organization is to be recognized, PMSA 
considers factors such as relevance to the property management profession 
in Hong Kong; membership criteria, including academic qualifi cations and 
work experience; codes of conduct and a mechanism to regulate professional 
conduct; members’ continuing professional development; and whether 
the contribution of the organization to the profession and/or community 
is held in high regard.

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

IFMA's World 
Workplace 2020

Sept. 30 – Oct. 2, 2020
Chicago, Illinois, USA
worldworkplace.ifma.org

IFMA Global Canada
Sept. 2-3, 2020

Toronto, Ontario, Canada
ifmaglobalcanada.ifma.org 

WE survey 
to reveal 
insights on 
the impact 

of COVID-19 on the 
future of work
A global survey to gather much-needed data about 
the impact of COVID-19 on how and where people 
work was launched in late March by the Workplace 
Evolutionaries (WE), a Community of Practice within 
IFMA. “We want to help workplace leaders not only 
survive this crisis, but emerge from it with new 
insights, intelligence and approaches for the future,” 
said Kate North, Co-founder and Global Chair of 
Workplace Evolutionaries.

The Work-From-Home Experience Survey was 
developed and analyzed by a collaborative team of 
WE members led by Dr. Anita Kamouri, Iometrics Vice 
President and Co-founder, and Kate Lister, President 
of Global Workplace Analytics, both recognized as 
industry experts and thought leaders on remote work 
and other emerging workplace strategies.

The Work-from-Home Experience Survey was 
sent to all IFMA members, as well as a broad range 
of associations and organizations to gain a wide 
representation of respondents across functions, 
industries and geographies. WE expects to begin 
sharing survey results in May, with fi ndings covering:

» What is and isn’t working for people working from 
home during the pandemic 

» Correlations between work-at-home e� ectiveness 
and organizational, technological and employee 
readiness  

» Priorities for improving the work-from-home and 
workplace experience  

» The existing and potential impact of work-
from-home on the employer, employee and 
environmental outcomes 

» Insights into the impact COVID-19 will have on the 
future of work

 “The data will establish a benchmark for future 
surveys and give organizations the information they 
need to both improve the work-at-home experience 
now and plan for the future of work when the 
crisis is over,” said Peter Ankerstjerne, MBA, COP, 
FRICS, IFMA Fellow, First Vice Chair, IFMA Board. 
of Directors.
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Have relevant  
FM industry  
news to share?
—
Submit your news to be considered for 
inclusion in the Industry News section  
of the next issue of FMJ. Send us  
an email at communications@ifma.org
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New report helps 
FMs prepare to 
address two 
aspects of  
climate change
Published by IFMA’s Environmental Stewardship, 
Utilities and Sustainability Community (ESUS) 
in partnership with the FM Research and 
Benchmarking Institute and BGIS, “Adapting 
to Climate Change for Facility Management 
Professionals” is a follow-up to the 2019 report, 
“Climate Change Fundamentals for Facility 
Management Professionals.”

A primary goal of this report is to assist FMs 
in reducing vulnerability to the effects of climate 
change for the organizations they support. 
Facility management professionals will need to 
address two aspects of climate change – impacts 
to the business they support and reducing the 
business’ impacts on the planet. In some cases, 
these two may overlap, but it is important to look 
at both aspects since assessments and action 
plans may differ for each.

Climate change is global, and while it is 
unlikely that any region will escape its effects, 
some regions may experience more drastic 
consequences than others. Regions will have 
differing impacts and need differing adaptations. 
Preparation for potential climate change impacts 
is vital to adaptation and survivability of the 
organization. This report helps the FM learn 
the language and skills associated with risk 
management and adaptation. A focus is provided 
on assessing climate risk for a specific property 
or geography; then providing resources to learn 
about potential adaptations for the assessed risk.

The report covers the major topics of risk 
management, how to conduct a climate change 
risk assessment, relevant climate change 
components, mitigation techniques associated 
with components, factors that impact mitigation 
and supplemental resources available to the 
reader. “Adapting to Climate Change” is available 
as a free download in IFMA’s Knowledge Library.
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It’s time for some new tricks. SpaceIQ 
is the modern IWMS platform powered 
by AI and machine learning to maximize 
space utilization, increase productivity, 
and optimize real estate forecasting. 
Get space-smart — schedule a demo  
today at spaceiq.com/demo.
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years ago.
(That’s 140  
in tech years.)
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On Standards

Applying Project Management practices to 
your ISO FM Management System Standard 
implementation  B Y  L A V E R N E  D E C K E R T  &  C A S E Y  M A R T I N 

ISO 41001 Facility management — Management systems — Requirements with guidance 
for use was published in 2018. It is the first document of its kind, a standard with a 
singular focus on how to develop a robust process for managing the FM organization 
while ensuring alignment to the strategic objectives of the demand organization. Since 
its publication, several articles and presentations have been created to demonstrate 
the importance of the adoption of this management system. Here is a framework for 
preparing an organization for certification. 

 

In today's environment where the world often seems to 
change at a pace too rapid to keep up and facility man-
agers face ever-increasing complexity in the FM scope, 
having a management system standard in place to ensure 

process continuity will provide benefits in the near term, long 
term and during unanticipated events.  If not yet implemented, 
the task of putting that system in place might seem overwhelm-
ing. However, as with any significant initiative, planning and 
executing an ISO management system standard (MSS) starts 
with applying basic project management principles to create a 
clear path of intentional steps culminating in certification to 
ISO 41001 or any other that might fit the demand organization's 
strategic objectives.

  The Project Management Institute released a new project 
management framework for 2020 that organizes activities and 
tasks into three domains: people, process and business envi-
ronment. The following is an adaptation of this framework to 
organize the activities to implement an MSS into manageable 
and understandable components. 

For more information 
about the PMI framework, 

go to bit.ly/2WWSNG5.

People
When beginning to implement an MSS, the "people side" cannot 

be overstated. Within ISO 41001, there is a need to obtain a com-
mitment from top management and determine resources, compe-
tence and knowledge requirements for the FM organization and to 
maintain the MSS.

In terms of project management, FMs will:

• Build a shared understanding.

• Build and lead the team.

• Empower team members and stakeholders.

A critical first step to establishing the MSS is to develop shared 
goals and objectives for its implementation of the MSS. Identify all 
stakeholders and include them in this activity. Develop a business 
case for implementing or aligning to the FM MSS to the demand 
organization’s strategic objectives. Demonstrate the benefits of 
the project, such as improving operational efficiency or facility 
readiness to gain top-level management support.

 Expect that there will be some conflict in every project and pro-
actively work to analyze the potential sources and timing of the 
conflict. Common conflicts may be found around the priority of 
the need for an MSS that will require funding over other organi-
zational initiatives, the demand of resources competing with daily 
job functions, or the perceived authority the MSS may give to the 
FM organization because of the "shall" statements.  Proactively 
monitoring and addressing conflicts will help break down barriers 
to completing the project.
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To build a team and promote engage-
ment of staff and stakeholders, be sure to:

• Communicate the value, or the “WIIFM” 
(what’s in it for me), of an MSS.  Be sure 
the team has the capacity and support to 
tackle the project before assigning roles. 
No one wants to be assigned additional 
responsibilities when they are already 
overwhelmed with daily tasks.

• Seek diversity and inclusion. The team 
needs to represent all the essential 
stakeholders in the organization, which 
includes understanding all the different 
perspectives of the people that will be 
affected by the project.

• Adopt a collaborative leadership style. 
For an FM MSS to be successful, it must 
be a collaborative effort and include 
buy-in and support from all the stake-
holder groups.

• Support team performance. Evaluate 
skill sets and make sure team members 
are adequately trained for the task at 
hand. Continuously assess and refresh 
team capabilities.

• Address and remove impediments, ob-
stacles and blockers for the team. 

Business 
Environment
The requirements clauses of ISO 41001 
and all ISO management systems begin 
with "Understanding the Context of the 
Organization." This means understanding 
the needs and expectations of stakehold-
ers and determining how the MSS can 
successfully support meeting the strategic 
objectives of the demand organization.

 
• The project manager will analyze the 

organization and the context of the 
project across the organization.

• Plan and manage project compliance.

• Evaluate and deliver project benefits 
and value.

• Evaluate external business environ-
ment changes for impact on the scope.

• Support organizational change.

Keep in mind, the objective of this proj-
ect is to comply with the MSS, whether ISO 
41001 or another. It is important to under-
stand how compliance affects other busi-
ness units; therefore, it is also important to: 

• Deliver project benefits. Monitor and 
track the delivery of the intended project 
benefits to ensure they are being real-
ized at appropriate stages of the project. 
The project must deliver value to the or-
ganization, which is easy to accomplish 
with the well-planned implementation 
of a management system standard.

• Monitor and address external chang-
es to the business environment. This 
could include changes to the business 
units outside of the FM organization 
or broader changes outside of the de-
mand organization. The project should 
continually evaluate these changes and 
adapt the project implementation to 
address them.

• Support change through the organi-
zational culture to establish the new 
norm that will be inevitable with the 
implementation of an MSS as a result 
of new policies, processes, and proce-
dures for the organization.

Process
In the MSS framework, the "People and 
Business Environment" encompass Claus-
es 4-7: Context of the organization, Lead-
ership, Planning and Support. The final 
three Clauses, 8-10, would be the heart of 
the MSS: Operations, Performance evalua-
tion and Improvements. 

In the same manner, process is where 
the rubber meets the road for this project. 
This will define how the business value is 
delivered and is critical to the success of 
the MSS implementation. 

Process activities include:

• Engaging stakeholders 

Every organization has a culture that will 
direct how team members are expect-
ed to interact with one another. Under-
standing how work is executed within 
the context of the organizational culture 
will frame the ground rules of engage-

ment and communication for both in-
ternal and external stakeholders.  Proj-
ect information and updates should be 
communicated on a regular basis to keep 
all stakeholders informed and engaged.  

•    Executing the project with urgency 
Implementing ISO 41001 should be execut-
ed with a high sense of urgency because the 
benefits realized can transform the FM or-
ganization and deliver benefits to the bot-
tom line, the quality of the workplace and 
the well-being of the building occupants.

• Establishing a project governance 
structure

A governance plan will be needed before 
project execution so that any conflicts can 
be resolved, or any project issues can be 
addressed in a structured manner. A gov-
ernance plan should incorporate a resolu-
tion methodology and an escalation path. 
This will help mitigate personal agenda, 
address prioritization of deliverables and 
resources or questions of authority.

• Planning and managing the:
 
 SCOPE

Determining the scope, or boundaries, 
of the MSS is solely up to the organiza-
tion and is not dictated by the standard. 
The project team must understand the 
capabilities and capacity of the team to 
implement and maintain the MSS and 
of the demand organization to support 
it in the future.

The defined scope from the planning 
phase should be used to baseline and 
manage the project scope and address 
scope creep.

SCHEDULES
Applying an integrated approach to 
scheduling so the team can see the crit-
ical path and effects of missed dead-
lines will help all stakeholders under-
stand their role in the overall project. 

Progress should be continually moni- 
tored and measured against the planned 
schedule milestones. A dashboard that 
demonstrates budget, schedule and 
quality at predetermined intervals will 
provide a foundation for tracking basic 
project progress.
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RESOURCES
Aligning project needs, both fi nancial 
support and human intellect, will be 
critical to ensuring the balance be-
tween cost, quality and time are proac-
tively managed.

Release resources. After validating 
that the project objectives have been 
met, i.e., certifi cation to the MSS is 
achieved, and the project is ready for 
closeout. Remember, a requirement of 
any MSS is to ensure the resources to 
maintain the system. 

RISKS
Continual assessment and mitigation 
of risks is a typical project management 
task that cannot be overlooked when 
implementing any MSS. This eff ort 
should continually evaluate and prior-
itize potential risks. 

There are two risks to consider: 
1. the risk to the project itself (e.g., 
falling behind schedule or being 
over budget);

2. the risk that the MSS will not 
achieve its intended outcomes or 
delivers undesired eff ects. 

QUALITY OF DELIVERABLES
After determining the metrics for eval-
uating quality at the diff erent stages of 
the project, consistent quality reviews 
should be conducted to validate the 
project deliverables meet the MSS re-
quirements and deliver value to the de-
mand organization.

PROJECT CLOSURE AND TRANSITION
Closure, in this case, is that point when 
the organization is ready to apply for 
certifi cation. Assuming a successful 
closure, the project will transition from 
implementation of the MSS to main-
taining and improving it (clause 10 of 
the MSS requires continual improve-
ment). This requires an honest retro-
spective review of the project.

Document and review lessons 
learned. Understanding gaps, defi cien-
cies and strengths can be very useful for 
identifying areas for future improve-
ment.

Additionally, maintain historical re-
cords of the decision-making process 
and develop a means for knowledge 
transfer and sharing.   A clean paper 
trail will support the fi nal stage of the 
project closeout and provide a basis for 
evaluating the project performance. 

While implementing an MSS will require 
planning, time and resources, it does not 
have to be an overwhelming event. A solid 
plan and a competency in project manage-
ment will see you to the fi nish line. The 
prize is a dynamic FM organization that is 
prepared to meet the challenges of today’s 
business environment while continuing to 
ensure the quality of life and productivity 
of people in the built environment. 

Laverne Deckert is an 
independent consultant who 
provides on-site and off -site 

strategic business consultation, team 
facilitation, project development, briefs 
and management, process, operations and 
communications support, including special 
project initiatives, and project overhauls. 
She is a member of the U.S. Technical 
Advisory Group for ISO/TC 267 and served 
as administrator to this group from June of 
2012 to July 2017.

Casey Martin is a Program Manager
for the Buildings, Infrastructure and 
Advanced Facilities group of Jacobs 

Engineering, where she specializes in facility 
and asset management strategic consulting 
services. In this role, she consults with private 
and U.S. federal agencies, providing full 
life cycle perspectives throughout all project 
development stages. Her approach considers 
important long-term views such as total cost of 
ownership, knowledge management practices, 
operational strategies, processes and policies 
to align asset and facility management with 
the business mission and objectives. Martin 
is the current chair for the ISO 41000 U.S. 
Technical Advisory Group, developing the new 
standards for Facility Management. 

On Standards
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got meetings? 
SIX CRITICAL STEPS FOR
EFFECTIVE PROJECT MANAGEMENT  
DURING MEETING ROOM RENOVATIONS 

B Y  A A R O N  M c A R D L E
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Like most business leaders, today’s facility managers have their hands full with day-to-day tasks: 
maintaining outside service contracts, inspecting the property for safety, ensuring building codes are 
enforced, and monitoring a facility’s budget and staff. Sometimes that means little bandwidth is left  
over for the big picture projects. But recent research shows one area where a renovation could lead  
to fewer day-to-day fires: the meeting room.

A
ccording to the 2020 State of the Meeting Room survey, al-
most 60 percent of meeting leaders lose at least five minutes 
whenever a technology challenge occurs, and 25 percent lose 
more than 11 minutes. And it’s not just technology that’s caus-

ing problems: 33 percent say the meeting room environment is a 
challenge, too. Uncomfortable furniture, awkward viewing angles 
because of poor room design, poor ventilation can all contribute to 
decreased productivity. At the end, only 1 in 10 meeting leaders say 
at least 75 percent of their meetings are productive. 

Given these sobering statistics, meeting room renovation might 
be the answer a company’s productivity challenges. As the demand 
for telecommuting rises and more companies look to seamlessly 
connect offices around the world, such a renovation could raise 
engagement and productivity. There are ways to properly execute 
a renovation to ensure all parties have their needs met, without 
stretching the facility management team too thin.

Here are six tried-and-true steps, broken down into three stages: 
pre-renovation, renovation and post-renovation (or, if planning, 
new construction, pre-build, build and post-build). With thorough 
planning and continual communication with all stakeholders at 
every step in the process, FMs can guide their team through a pain-
free meeting room renovation. 

Pre-Renovation: Assess and Personalize 
Before starting a meeting room upgrade or a similar project, iden-
tify and understand who will be using the room and how they will 
use it. Doing so helps ensure a consistent user experience. By as-
sessing the needs of the employees or those who will be working 
in the space day in and day out, FMs can determine the exact goals 
for the meeting room renovation. 

As part of the assessment process, FMs should ask internal 
stakeholders questions like: How will employees most likely use 
the room — for small “huddles” or for 20-person meetings? Will 
the various departments within the organization use the space dif-
ferently? Will the company need customer-facing meeting spaces, 
or will only employees use the space?  

These answers matter because if employees use the room for 
meetings with clients or prospects, for instance, the furniture, wall 
coverings and other items would likely be higher quality than if 
the meeting room is exclusively for internal meetings. The physi-
cal space matters, too. It will be easier to plan the renovation of a  

 
 

meeting room with no windows than for one having windows on 
multiple walls.

Personalizing  the room also requires a detailed understanding 
of users’ technology needs. Most of today’s meeting rooms are 
built with an eye for teleconferencing — bigger TVs, better visibil-
ity of participants for both those in the room and those dialing in, 
and superior audio. 
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However, the audience itself will deter-
mine other technology needs. If a room 
will be used by employees only, the tech-
nology will have different wireless con-
nectivity requirements versus a meeting 
room used by guests. The technology must 
be able to accommodate sharing content 
by people from outside the company — a 
tricky ask, as FMs cannot control the type 
of devices brought into a meeting for shar-
ing content. For example, visitors may not 
be permitted to load necessary software 
onto their computer to share their screen, 
per employer requirements. Or, guest lap-
tops might lack an HDMI port — render-
ing a room’s HDMI cables useless. 

Therefore, make sure multiple connec-
tivity options are provided to ensure that 
anyone using the meeting rooms has the 

ability to easily access the content needed 
for a successful meeting.

Renovation: Assemble and Install
During meeting room renovations, it is 
critical that FMs work closely with inter-
nal and external teams to ensure sched-
ules are aligned and deadlines are met. 
Pre-plan carefully so when technology is 
installed, it can be up and running when it 
is supposed to be. 

Many times, installation timelines are 
aggressive, so efficiency is a must. One op-
tion is to work with a meeting room tech-
nology integrator who can assemble parts 
of the new room off site — for example, 
the TV, its stand and any cabinetry holding 
the wires. The more a partner can assem-
ble off site, the more efficient it can be on 

site. Another benefit of off-site assembly is 
the ability to eliminate and recycle waste 
responsibly. 

Another essential detail is scheduling 
with all partners. During installation, the 
technology vendor will likely have a small 
window, say a day or two, to come in to set 
up furniture and technology and make sure 
the meeting room space is ready for use. 
Because of this, it is critical the FM team 
communicates with the construction com-
pany and the technology partner to ensure 
schedules align and there is adequate time 
to install and certify equipment.

A final note on installation: one of the 
biggest challenges to a meeting room ren-
ovation is keeping the space open and not 
used. This is especially true if the business 
is already strapped for meeting space. It is 

MAKE A LIST, CHECK IT TWICE
To ensure the most successful meeting room installation possible, FMs should make sure a 

technology vendor knows, at a minimum, the answers these questions: 

• Who will use the meeting room?
• How the room will be (predominantly) used?
• Will the meeting room be used with clients bringing in their own devices  

 or by internal stakeholders?
• What connectivity options will be available for varying users’ needs?
• What will be pre-assembled before installation to minimize meeting room down time?
• How long will the installation take?
• What is the certification process for confirming that every part of the newly installed   

 system is working as it should — regardless of how mundane or redundant it might seem? 
• In what ways can analytics be used to ensure meeting room technology improves over time?



critical FMs begin communication with employees well before the 
days the room will be offline. In the weeks leading up to the ren-
ovation, be sure to set up temporary meeting space in an unused 
office, if available, and ensure furniture/technology is available to 
reduce inconvenience. 

Post-Renovation: Certify and Improve
Now that the room is renovated and the technology is installed, 
how can FMs be 100 percent sure the room is user-ready? Has 
every single HDMI cable been tested, or is it assumed since one 
worked well, they all do? FMs can save themselves – and the build-
ing’s employees or tenants — headaches by ensuring a newly in-
stalled room is properly tested. 

FMs should work with their technology partners to confirm ev-
ery aspect of the system is delivered as intended and works as it 
should. When, for instance, technicians plug in an HDMI cable 
to share content and that content shows up in the meeting room, 
they must also certify that it works with anyone who’s remotely 
participating. When they test one mute button and it works, they 
should make sure the tech team checks every mute button, certify-
ing that the system works in its entirety. 

Until a few years ago, once the vendor confirmed every-
thing worked, the project would have been considered com-
plete and the partner would not have been contacted again 
until something broke. But today’s meeting room technol-
ogy is different. It provides granular data around how the 
room is being used so that the technology continues to im-
prove well beyond installation on day one. Facility manag-
ers who understand this can ensure their rooms are fully 
being used and avoid situations where a team unnecessarily 
books a videoconference room when videoconferencing ca-
pabilities aren’t needed. 

Similarly, today’s technologies allow FMs to use a single 
dashboard to track rooms in use, the number of occupants 
in each room, the prevalence of meetings and volume of 
attendees. They can find zombie rooms — spaces booked 
with recurring meetings, but not actually being used — and 
release those rooms back into inventory. In short, FMs, 
through data analytics, can make better decisions about 
meeting rooms and improve their use in the future.

It’s all about the process
It is a given that meeting room renovations and new build-
outs take a lot of upfront work to ensure they go well. Typ-
ical challenges will always crop up — like too many cords 
with no defined purpose, awkward seating arrangements, 
poor Wi-Fi signals — but they can be easily circumvented 
through due diligence and proper planning… and a proven 
process. 

When starting this type of project, at a minimum, be sure 
to take a deep dive into stakeholder requirements before 
renovating, strive for better communication with internal 
and external teams during renovation, and build with con-
tinuous improvement in mind. Doing so will ensure the in-
vestment lasts well beyond day one of installation.

By communicating and holding construction and installation 
parties accountable, FMs can successfully eliminate complexities 
and variables, create consistency, and deliver dependable results 
for their organization.  FMJ

Aaron McArdle is based out of Normal, Illinois, USA, and 
is the co-founder and CEO of RoomReady, which provides 
meeting room technology solutions to major companies in 

a variety of industries. McArdle has used his common-sense approach 
to solving complex problems in the AV technology industry for more 
than two decades, having co-founded Zeller Digital Innovations in 
2005, which later became RoomReady in 2013. By constantly working 
to understand common frustrations of meeting room technology, he 
leverages unique perspective into a problem-solving passion.
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A s recently as the early 1970s, the notion of supply-chain management,  
 and with it, the concepts of procurement and purchasing, were unknown  
 within American industry. Businesses, government agencies, manufactur-

ers, as well as facility managers and building owners, were selecting the products 
they needed based on a business model developed during the industrial revolution.

THE ESSENCE OF THAT MODEL WAS:

• When a manufacturer needed parts, they ordered enough 
to meet current needs.

• The manufacturer made products using those parts,  
but just enough to meet current demand.

• Distributors ordered the products and a few days or weeks 
later, the product was delivered to the distributors.

• Once delivered, the distributors sold the products to their 
customers.

This model worked well for decades. However, by the 1960s and 
into the 1970s, suppliers and distributors were looking for a more 
strategic approach to distributing products. The goals, among 
many, were to cut costs, improve efficiencies (e.g., shorten delivery 
times, reduce waste), and ensure products were available when-
ever needed, not just when they were ordered, helping to avoid 
product delays.

 Manufacturers made specific changes to achieve these goals, 
and words like supply chain management, supply-cost manage-
ment, supplier integration, strategic sourcing and others also be-
came part of the lexicon. 

What spurred such a revolution? It seems all parties in the distri-
bution process — from manufacturer to end-customer — realized  
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that streamlining the supply chain off ered even more benefi ts than 
they fi rst suspected. 

Soon, the federal government started encouraging if not requir-
ing some form of streamlined supply-chain management program 
from its vendors. In the 1970s, the U.S. Air Force discovered it 
could save as much as 30 percent on its annual purchases with a 
supply-chain management program in place.

 The new program helped eliminate waste and the Air Force 
had the products it needed when it needed them, which helped 
to reduce downtime. The Air Force was able to take advantage of 
bulk-ordering price discounts and rebates. Under the supply-chain 
management model, the entire distribution process worked more 
like a smooth-operating electric clock, instead of a stop-and-go 
traffi  c light. 

 Now it was up to end-customers such as facility managers to 
take the next step. Would they look for ways to streamline their 
ordering so they too could take advantage of greater effi  ciencies 
and, with them, cost savings?

At that time, FMs had to realize there is a signifi cant diff erence 
between purchasing and procurement. Although the two terms 
can be used interchangeably, they do not mean the same thing.

Purchasing
Purchasing products is what facilities had done for decades before 
the concept of supply-chain management was considered. It is very 
simply the process of purchasing goods when needed and as needed. 

As to how it compares to procurement, here is a signifi cant dis-
tinction: 

• Purchasing is a verb; it is an action. 

• Procurement is a noun; it involves strategy.

For example, when purchasing, an FM places an order with a dis-
tributor to purchase cleaning supplies. A couple of days later, the 
order is delivered. An invoice is sent to the FM and is paid.  That is 
the end of the process: ordered, delivered, paid.

The entire process is typically quick (one of its main advantag-
es), very casual, even personal. The FM may have worked with the 
same distributor for several years, making the process an old habit. 
They have a cordial, if not friendly, relationship. When supplies are 
needed, that distributor is the one to call and other considerations 
are often left out of the equation.

Purchasing 
ProcurementProcurementPr

B Y  M I C H A E L  W I L S O N
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Procurement
Procurement involves strategy. Although 
it does include purchasing products, it has 
a much broader scope, usually involving 
several stages:

Determining what kinds of 
products are needed 
Just as FMs must prepare a "scope of ser-
vices" description before taking janitorial 
bids and submitting requests for propos-
als for cleaning, they also need to create 
something similar when it comes to prod-
ucts. This does not include which prod-
ucts to select but what type or category 
of products to select, such as degreasers, 
sanitizers or an autoscrubber. 

Identifying potential suppliers 
Some FMs prefer to select products from a 
local distributor. However, a local distrib-
utor may not always be able to address all 
their needs and, therefore, is not always 
the best fi t for a procurement program. In 
such cases, a distributor that is part of a 
national network may be a better choice.  

Determining which specifi c
products to select 
With the list of needed products in hand, 
FMs can work with potential suppliers to 
determine which specifi c products best 
meet their needs. Some suppliers have 
access to online dashboard systems that 
help them select products such as clean-

ing supplies, paper goods, liners and other 
items used daily. These dashboards allow 
both the FMs and the distributor to com-
pare products based not only on pricing 
but also on features and benefi ts, wheth-
er the products meet green and sustain-
ability requirements and other criteria. 
This information helps determine which 
of a wide range of products to purchase. 
(See sidebar: Procurement and Sustainability.)

Selecting suppliers based on price, 
payment options and terms 
Once products are selected, procurement 
typically involves purchasing large quanti-
ties at one time. In such situations, price 
negotiation plays a vital role. With some 
management companies, it can take 45 
days or longer to pay invoices. This may be 
too long for a smaller distributor, making 
it a consideration when selecting distribu-
tion services. Establishing payment terms 
that are agreeable to all parties is part of 
the procurement process.

Formalizing a confl ict-resolution 
platform 
As with all business relationships, prob-
lems may arise between distributor and 
FM. In purchasing, there is typically no 
set procedure for how to resolve issues 
should they occur. With procurement, 
there is a mediation process so all parties 
know what steps they can take to resolve 
a problem.

Evaluating delivery and 
logistics solutions 
The farther away a destination is from 
the distributor, the longer it may take to 
receive products. To alleviate this issue, 
some distributors are part of a nationwide 
network. This means if Distributor A in 
Omaha does not have certain products in 
stock, it can turn to sister Distributor B 
in Tulsa, which does have the products in 
stock, and have that distributor deliver the 
products to the customer.  This can elimi-
nate product delays.

Having a Plan B 
Why do distributors need a plan B? Some-
times a product may be temporarily or per-
manently unavailable. Sometimes, there is 
a delivery disruption such as a warehouse 
fi re, climate change or impact from coro-
navirus.  Having a Plan B ensures that one 
or more comparable products have already 
been selected. Last-minute purchasing 
tends to become a form of "hope for the 
best" purchasing. Having a backup plan 
prevents this.

 Procurement is much diff erent from 
purchasing. It involves vetting diff erent 
suppliers, determining what types of prod-
ucts are needed, considering payments 
and terms, negotiating and other factors. 
It also involves creating a strong relation-
ship among all stakeholders for the benefi t 
of the facility. Satisfying the needs of the 
facility, along with building users, is the 
ultimate goal of an eff ective procurement 
strategy.  FMJ

Michael Wilson is vice president 
of Marketing and Packaging for 
AFFLINK, a global leader in 

supply chain optimization, packaging, and 
developers of ELEVATE, providing clients 
with innovative process and procurement 
solutions to drive effi  ciencies in today’s 
leading businesses.  

Procurement   Sustainability
Cost savings are just one of the many benefi ts of a procurement program. A key concern 
for many FMs is to have a procurement program that also promotes sustainability. 

Bulk purchasing is one example where procurement can aid in sustainability. Many cleaning 
solutions, for instance, can be purchased in fi ve-gallon containers. In these sizes, and 
especially if they are green-certifi ed, the solutions are often far more concentrated. 
This means they last longer, which supports sustainability in several ways:

» Reduces delivery and transport needs

» Minimizes the amount of packaging materials and the associated waste

» Decreases fuel consumption and with it, greenhouse gas emissions

» The same can be true with the purchase of many other types of products used 
regularly in facilities, closing the link between procurement and sustainability.

Procurement   SustainabilityProcurement   Sustainability
Cost savings are just one of the many benefi ts of a procurement program. A key concern 
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The rise of Building Information Modeling and digi-
tal twin collaboration tools have transformed the AEC 
industry. There is an increasing amount of knowledge, 
data and information gathering that takes place during 
the design and construction process. However, what 
happens once the keys to the property are handed over 
to the facility manager? 

Arecent colloquium at the Getty Cen-
ter in Los Angeles, California, USA, 
determined the average lifespan of a 

conventional building, built using mason-
ry and/or wood, is about 120 years, while 
that of a reinforced concrete and glass 
curtain wall building — such as a modern 
offi  ce building — is about 60 years. 

However, if it only takes two years to 
design and build the average commercial 
building, then the design and construction 
phase accounts for roughly 2 percent of the 
overall life cycle of the building. Though 
the building phase is brief, it is critical for 
intelligence. Nearly 100 percent of the in-
formation needed to manage a building is 
collected during design and construction, 
but most of that information is lost or 
made virtually inaccessible at the handoff  
from the design and construction team to 
the owners and FMs. 

Imagine the value to future property 
owners if all the knowledge being collect-
ed about the building in the design and 
construction phase, such as who the de-
signers and installers were and what the 

warranty  and service requirements could 
be used during the remaining 98 percent 
of the property’s life. So, what are some 
of the things that stand in the way of this 
vision?

A considerable hurdle in eff ectively re-
alizing longer term value for BIM is that 
much of that building information tends 
to be lost or exceedingly diffi  cult to fi nd 
and accessed by building operators, man-
agers and occupants. 

The use of BIM technology in the oper-
ational phase of a building’s life cycle is 
just beginning to emerge. These advances 
are encouraged as building owners look 
for new ways to improve the eff ectiveness 
of their facility operations, but signifi cant 
obstacles must be overcome for the array 
of incredible cost and operational benefi ts 
to be realized. A signifi cant obstacle to the 
use of BIM data for building owners and 
managers is the expertise needed to ac-
cess the information, and then the lack of 
usable and integrated tools to streamline 
the use of the information. However, this 
is beginning to change. 

Upcoming innovations promise to bring 
cost savings and operational benefi ts by 
allowing greatly simplifi ed access to in-
formation that, through artifi cial intelli-
gence, is geared specifi cally to the needs 
of the building owners for the operation-
al phase of the property. These advances 
will start collecting usable information 
from the beginning of the design process, 
through construction, and then contin-
ue through building renovations and ul-
timately to the end of the property use. 

Understand the Life 
Cycle of Your Property:
THE BENEFITS OF BIM FOR FMS     B Y  M I T C H  H U G H E S
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Nearly 100 percent 
of the information 

needed to manage a 

building is collected 

during design and 

construction.
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When smart information is associated 
with easily accessible, interactive and im-
mersive building models, or virtual twins, 
that contain the entire life history of the 
property, the value is magnified.

FMs can use BIM for their benefit 
through improved space planning, utiliza-
tion, retrofits and renovations. 

Historically, digital building models 
were only for use at the planning phase of 
construction, but that is changing today. 

There are tremendous benefits to hav-
ing a living, three-dimensional model with 
a historically accurate memory for FMs 
to utilize once the facility is built. There 
is value in having a model available once 
things are already in it, and value when 
reimagining the space for ways it can po-
tentially be improved. Some very basic 
advantages have already been realized in 
the real-estate market, with reimagined 
furniture layouts that help people visualize 
redecoration. But, adding intelligence and 
historical information to the model alters 
the benefit from a single event to an entire 
lifespan.

An organization might want to use their 
digital assets to plan for changes in shelving, 
moving it around in the model until they 

find an optimal layout. Finding out what 
and what does not work in a real-world 
environment and making changes and im-
provements before the plan is brought to 
life equals time and cost savings.

Another company might find that im-
mersive visualization is particularly valu-
able in assessing safety and risks. Imag-
ine visualizing in a model where and how 
people in forklifts might interact or seeing 
exactly where your means of egress are 
throughout the building during or even 
before the redesign phase.

In these cases and more, the high values 
of the digital twin are clear.

Streamlined Maintenance 
According to the Facilities Management 
and Operations Committee of the Whole 
Building Design Guide, the long-term op-
erational success and viability of a new fa-
cility is dependent on three components: 
facility readiness, people readiness and 
information readiness. Even if the build-
ing has not suffered compromises during 
the pre-occupancy phase and was perfect-
ly planned and constructed, all the infor-

mation must be shared in a manner that 
facilitates the ability to operate, maintain 
and repair the structure, all in a readily ac-
cessible format. 

In the digital world, self-aware equip-
ment can understand its own maintenance 
requirements and warranty, with access to 
the manuals and install information as well 
as a complete history of who supplied, in-
stalled and maintained the equipment from 
the day of install. Tied to equipment feed-
back monitors, equipment can even moni-
tor whether its bearings are running hot or 
when it is time for service. With the right 
tools, buildings could have central reposito-
ries for information. There are thousands of 
examples of how this kind of information is 
collected in real-time for different products 
and equipment, but the idea of a central, 
unified model and repository of informa-
tional remains somewhat elusive.

Enhanced Day-to-Day Property 
Management, Operation 
While some types of software take a ver-
tical product focus, building tools that 
have a specific purpose can serve as the 3D 



model, and importantly, the integration 
point for any other application. 

Day-to-day property management at an 
apartment complex may require task as-
signment, management and coordination 
of multiple crews simultaneously. Being 
able to do this remotely while simultane-
ously providing real time knowledge to 
and feedback from the people in the field, 
is an advantage to all the parties involved. 
Keeping equipment warranty and service 
records, with the virtual equipment twins 
providing real-time maintenance require-
ments and feedback is a major opportunity 
for cost savings. 

Now picture the leaders of a large apart-
ment conglomerate having access to this 
kind of information at scale, across hun-
dreds of properties. With integrated BIM 
and historical knowledge within a “self-
aware” property, the possibilities are endless 
for property management and operations.  

Communication  
About the Property
Three-dimensional models are already 
used to “wow” potential investors when-
ever a significant construction project is 
seeking funding. With the right tools in 
place, these models combined with intel-
ligence can enable significant efficiencies 
and cost savings for the entire life cycle of 
the property to all stakeholders, whether 
property managers, owners or residents.

Imagine how much help an intelligent 
3D model could be to the management 
team at the apartment complex leasing 

office, helping attract new tenants with in-
teractive, immersive models that allow po-
tential residents to visualize and interact 
with their potential new home. 

Picture the usefulness of two organiza-
tions trying to broker a sale without having 
to physically go on site to inspect each and 
every detail, while still seeing the benefits 
of each property. 

Consider the ability to answer questions, 
such as how close the building is to the in-
terstate. How easy is it for trucks to get 
in and out? Where are the loading docks? 
How close are you to a railroad track? 
What will the facility look like? What are 
the advantages and disadvantages of build-
ing versus buying? 

But for these benefits to be realized, vir-
tual twin models must be easily interact-
ed with by layman and expert alike. The 
expertise required to interact with design 
applications is a hurdle to managers, ex-
ecutives, property managers, owners, and 
essentially everyone associated with the 
building except for a portion of the engi-
neers on the design team. 

In fact, only a small percentage of the 
staff within the combined design and con-
struction teams have the ability to access 
and use the information of the BIM model. 
But upcoming innovations are starting to 
change this.

Lower Operational Costs
The U.S. Green Building Council (USGBC) 
and its partners published findings in the 
Sustainable Building Technical Manual, 

which found that just 2 percent of the first 
30-year cost of a building is construction, 
while 6 percent come from operational 
costs and 92 percent from personnel costs.

For example, the costs of change orders 
during construction have dropped dramat-
ically since the advent of BIM, along with 
advances in project management software. 
Energy requirements, which according to 
the Building Owners and Managers As-
sociation  account for roughly 22 percent 
of the operational costs for building, have 
also improved with the combination of 
BIM, government mandates, improved 
design practices, and initiatives such as 
LEED Certification.

A smarter BIM drives efficiency. Costs 
are lowered with improved personnel and 
project management, implementation of 
proper maintenance, and greater custom-
er and staff feedback and collaboration, 
all while reducing risks. Improved histor-
ical information means equipment stays 
in compliance with the warranty. When 
things break down, the right people have 
data, intelligence and 3D models to share. 

In the long run, this new version of BIM 
empowers facility managers to operate ef-
fectively and efficiently while enhancing 
the experiences of the individuals who in-
habit the building. And best of all, it lowers 
operational costs. It pays for itself with the 
currency of efficiencies gained and value 
added.  FMJ

Mitch Hughes is the CEO of ViZZ 
— the first computer solution to 
change the relationship between 

people and technology by visualizing 
everything, from thought to object.  As 
one of the original thought leaders behind 
Building Information Modeling (BIM), 
Hughes leads the design and implementation 
of ViZZ to offer a new form of technology 
that establishes a smarter way to visualize 
and live life, where we live, work and play. 
Over his 40 years of experience, he has been 
owner or partner in numerous technology, 
engineering, and construction organizations.
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With integrated BIM and historical  
knowledge within a “self-aware” property, 
the possibilities are endless for property 
management and operations.
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employment prospects and advancement opportunities.  

Proven competence brings increased compensation.  
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IFMA’s Certified Facility Manager® (CFM®)
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Myesha Davis, SFP
Comcast
West Palm Beach, Florida

Michael Dany, FMP, SFP
Brookhaven National Laboratory
Wading River, New York

Jay Campbell, CFM, SFP
University of Colorado Denver
Denver, Colorado

Erik Mckay, CFM, FMP, SFP
Frederick County Public Schools
Frederick, Maryland

Mike Eaton, FMP, SFP
City of Springboro
Springboro, Ohio

Niko Micheals, FMP
Gaithersburg, Maryland

Jose Ramirez, FMP
Japanese Friendship Garden
San Diego, California

Sanjay Bakshi, FMP, SFP
Oceaneering International Services Ltd.
Panchkula, India

Ignacio Chavez, FMP, SFP
Los Angeles Unified School District
South Gate, California

Wilson Arriaza, FMP, SFP
Los Angeles Unified School District
Van Nuys, California

Paul Foreman, FMP, SFP
City of Loveland
Loveland, Colorado

Malgorzata Leonarczyk, FMP, SFP
Rockville, Maryland

Steven Johnson, FMP, SFP
Los Angeles Unified School District
Downey, California

Mauricio Pinto, FMP, SFP
Los Angeles Unified School District
Van Nuys, California

Alex Amrhein, FMP
WHYY
Philadelphia, Pennsylvania

Chad Barrett, FMP
Suffolk, Virginia

Kevin Cambers, FMP
Kansas City University
Kansas City, Missouri

Sonia Girard, FMP
BGIS
Ottawa, ON, Canada

Elizabeth Jeffries, FMP, SFP
Sonos
Santa Barbara, California

Kurt Klein, FMP
HHMI
Chevy Chase, Maryland

Bobby Lighty, FMP
CBRE
New York, New York

Elizabeth McRae, FMP
Ottawa, ON, Canada

Jason Mueller
Federal Reserve Bank of St. Louis
St. Louis, Missouri

Aaron Paul, FMP
Compass Group
Royersford, Pennsylvania
James Quinn, FMP
Dexterra
Waterford, Canada
David Rodriguez, FMP
Saint Benedict’s Preparatory School
Newark, New Jersey

Pawel Wajda, FMP
Greater Toronto Airports Authority
Mississauga, Canada
Kevin Kelson, FMP
Canyons School District
Sandy, Utah

Muyiwa Adenuga, FMP
Chevron Nigeria Ltd.
Epe, Nigeria
Andrew Fogg, FMP
BGIS
Guelph, Canada
Thomas Hale, FMP
Washington Headquarters Services
Alexandria, Virginia

Darius Whitfield, FMP
Alexandria, Virginia

Abdullah Bait Bin Saleem, FMP
Royal Court Affairs - The Royal Estates
Salalah, Oman
Julia Bernfeld, FMP
Queens, New York
Rodney Boushey, FMP
Golden Equity
Ottawa, ON, Canada
Terri Bowdish, FMP
Farmers Insurance
Oklahoma City, Oklahoma

Nicole Darlington-Jacob, FMP
Port of Spain, Trinidad and Tobago
Aaron Drakes, FMP
Port of Spain, Trinidad and Tobago

Bobby Ford, FMP
Students’ Association
Ottawa, Canada
Kuldeep Gangireddy, FMP
Toronto, Canada

Joleine Hartman, FMP
CAPE School Medicine
Hat, Canada
Kenny Hewatt, FMP
Equinix
Norcross, Georgia

Mohammad Hindi, FMP
Dubai, United Arab Emirates

Sara Maidment, FMP
Brookfield Properties Retail
Pembroke Pines, Florida

Anna Molina, FMP
CBRE
Maspeth, New York

Arlex Montealegre, FMP
Thermo Fisher Scientific
Ottawa, Canada

Heather Murray, FMP
Connect First Credit Union
Calgary, Canada

Nwamaka Odum, FMP
Central Bank of Nigeria
Abuja, Nigeria

Uche George Okugo, FMP
City of Brampton
Brampton, Canada

Ogunleye Oluwafemi, FMP
Ikoyi, Nigeria

Jack O’Rourke, FMP
Federal Reserve Board
Washington, District of Columbia

Kanento Patton, FMP
Mohawk Council of Kahnawake
Kahnawake,Canada

Tristano Pierro, FMP
Soll.Solutions
Saint-Laurent, Canada

Madupu Reddy Dinesh, FMP
Electronic Arts Games India Ltd.
Hyderabad, India

Peter Rice, FMP
Credit Suisse AG
London, United Kingdom

Gill Rowlands, FMP
BlackRock
London, United Kingdom

Fuad Saar, FMP
Royal court of Affairs
Salalah, Oman
Mary Schmitt, FMP
Disney
Los Angeles, California

John Thomas, FMP
Whitefield Academy
Mableton, Georgia

Trevor Voight, FMP
San Diego, California

Thomas Whitaker, FMP
iDirect Government
Herndon, Virginia

Craig Young, FMP
AOD Federal Credit Union
Oxford, Alabama
Khudee Lawrence, FMP
Deloitte
New York, New York

Joseph Franklin, FMP
Atlanta, Georgia

Travis Packer, FMP
ASRC
Anchorage, Alaska
Sundeep Singh, FMP
Mybutler Facility Management Ltd.
Mumbai, India

Brandon Butler, FMP
Del Norte Credit Union
Santa Fe, New Mexico

Andrew Podesta, FMP
CBRE
Beaverton, Oregon
Mohammad Abusalameh, FMP
Sharjah City for Humanitarian Services
Sharjah, United Arab Emirates
Tolulope Adefalu, FMP
Union Country College
Cranford, New Jersey

Marwan Al-Roomi, FMP
Microsoft
Khobar, Saudi Arabia

Zakaria Benyacoub, FMP
Southern Methodist University
Dallas, Texas

Victor Enyingwa, FMP
Vine Estate Management Ltd.
Lagos, Nigeria

William Harrigan, FMP
U of I Foundation
Iowa City, Iowa

Ratheep Kumar, FMP
Meydan Group LLC.
Dubai, United Arab Emirates

Nebila Kurtu, FMP
Fairfax, Virginia

Sidikat Malik, FMP
Shell
Lagos, Nigeria
Jean Moll, FMP
Blackrock
Getzville, New York
Uzoamaka Okafor, FMP
Ecobank Nigeria Ltd.
Lagos, Nigeria

Rosendo Ortiz, FMP
City of West University Place
Houston, Texas

Michelle Rill, FMP
BGIS
Markham, ON, Canada
Orhue Udoroh, FMP
Schneider Electric Systems Ltd.
Ikeja, Nigeria

Jeff White, FMP
Apple
Culver City, California
Ben Wroblewski, FMP
CBRE
Charleston, South Carolina

Bob Daniels, FMP
Plymouth, Michigan

David Ackah, FMP
Koforidua Technical University
Koforidua, Ghana
Henry Adotei Allotey, FMP
Nursing and Midwifery Council 
of Ghana
Accra, Ghana
Sampson Amoako, FMP
British High Commission-Accra, Ghana
Cantonment Accra, Ghana

Danny Antwi, FMP
Broll Ghana Ltd.
Accra, Ghana

Gyan Awuku-Sao, FMP
Zoomlion Ghana Ltd.
Accra, Ghana

Dana Bailey, FMP
Fairfax County
Fairfax, Virginia

Keme Bright, FMP
HPW
Accra, Ghana

Dale Bruning, FMP
Washington University
Saint Louis, Missouri

Sheila Cofie, FMP
Ghana

Richard Copeland, FMP
JEA
Orange Park, Florida

Priya Domadia, FMP
BlackRock
New York, New York

Julianne Drasny, FMP
Honeywell
Phoenix, Arizona

Randy Faulk, FMP
Bon Secours Memorial College of 

Nursing
Richmond, Virginia

Shane Flanigan, FMP
Fairfax County
Fairfax, Virginia

Anthony Gomez, FMP
Dexcom
San Diego, California
Nathen Harper, FMP
City of Kent
Kent, Washington

Joseph Kanawall Jr., FMP
VyStar Credit Union
Port Orange, Florida
Julien Kindred, FMP
BNSF Railway
Fort Worth, Texas

Dwayne Kirby, FMP
Kahnawake Shakotiia’takehnhas 

Community Services
Kahnawake, QC, Canada
John Kofi Abu, FMP
Ghana 
Kenna Montag, FMP
La Jolla Institute for Immunology
La Jolla, California

Jake Mulrooney, FMP
Jones Lang LaSalle
Toronto, ON, Canada
Jeremy Nicholas, FMP
BlackRock
View Park, California

Manuel Luis Pitpit, FMP
Los Angeles Unified School District
Los Angeles, California
Aniket Sawant, FMP
WorkAmp Spaces
Mumbai, India

Jennifer Sparks, FMP
Toronto, ON, Canada

Audrey Swanzy-Essandoh, FMP
Home & Garden Realtors
Ghana
Charles S. Tuffour, FMP
Ghana

Doug Vice, FMP
County of Sacramento
Sacramento, California

Monika Wilczynska, FMP
BlackRock
London, United Kingdom
Jessica Gaspie, FMP
JLL
Revere, Massachusetts

Mohammed Abumughannam, FMP
Riyadh, Saudi Arabia

Marie Burns, FMP
Princeton University
Princeton, New Jersey

Jakob Fuss, FMP
JLL
Frankfurt, Germany

Andrew Hager, FMP
Gorham School Department
Gorham, Maine
Alan Hobday, FMP
County of Sacramento
Sacramento, California
Kristopher Klaus, FMP
The Bank of Missouri
Perryville, Missouri
Thomas Kreinbring, FMP
Sno-Isle Library District
Snohomish

Tim Lee, FMP
Fairfax County
Fairfax, Virginia

Jimmy Ruddy, FMP
Public Service and Procurement 

Canada
Ottawa, ON, Canada
Saber Sabahi-Miab, FMP
Gainesville, Virginia
Eddie Shei, FMP
Indianapolis, Indiana
Lisa Tanaka, FMP
Mitsubishi
New York, New York

Amanda Todd, FMP
BlackRock
Lake Forest Park, Washington
Mohamed irfan Abbas gani, FMP
Al-Ghurairy Trading & Contracting Co.
Alkhobar, Saudi Arabia

Pius Aminu, FMP
Amijapp Farms & Agro Allied Ltd.
Abuja, Nigeria
Marlen Gapuov, FMP
North Caspian Operating Co.
Atyrau, Kazakhstan
Manish Pratap Gautam, FMP
BlackRock
Gurgaon, India

Mahipalsingh Gohil, FMP
Adani Green Energy Ltd.
Ahmedabad, India
Alfadhel Kasim, FMP
Zain Iraq
Baghdad, Iraq

Mahendra Khandelwal, FMP
Autodesk India Private Ltd.
Pune, India
Burt Knight, FMP
Irby Construction Co.
Richland, Mississippi

Madhu Babu Kola, FMP
Hyderabad, India
Arun Kumar, FMP
LinkedIn India
Bangalore, India

James Liu, FMP
Parker Hannifin
Shanghai, China
Joanne loh, FMP
LEGO Singapore Ltd.
Singapore, Singapore

Ming Su, FMP
Shanghai, China

Christopher Tom, FMP
Public Service and Procurement 

Canada
Ottawa, ON, Canada
Darryn Nelson, FMP
Department of the Navy
Thurmont, Maryland
Christopher Tripp, FMP
U.S. Army
New Baden, Illinois

Priti Bhatia, CFM
Clayton State University
Morrow, Georgia

Wesley Haines, CFM
Menil Foundation
Houston, Texas

Ahmed Barakat, CFM
Enova Facility Management
Dubai, United Arab Emirates

Sonja Preradovich, CFM, FMP
Liebherr Canada Ltd.
Burlington, ON, Canada

Michael Modica, CFM
Children’s Services Council of Palm 
Beach County
Boynton Beach, Florida

Aaron Sakamoto, CFM, FMP
Orange County’s Credit Union
Santa Ana, California

Vijay Battu, CFM, FMP
BlackRock
Gurgaon, India

Adegbenga Adeniji, CFM
Stanbic IBTC Holdings
Victoria Island, Lagos, Nigeria

Denver Bruner, CFM
Sodexo
Levelland, Texas

Rhonda Hrynkiw, CFM, FMP, SFP
TJX Canada
Mississauga, ON, Canada

Likesh Kumar Appatham Mavullathil, 
CFM
National Contracting Company Ltd.
Doha, Qatar

Joseph Liberta, CFM
New York City Department of 
Sanitation
Woodside, New York

Amani Haikal, CFM, FMP
Saudi Aramco
Dhahran, Saudi Arabia

Joshua Cooper, CFM
Rothschild Co.
New York, New York 

Geary Johnson, CFM, FMP, SFP
Samsung Semi-Conductor
Modesto, California

Ali Almanajem, CFM
Saudi Aramco
Dhahran, Saudi Arabia

Abdulrahman Alqurashi, CFM
Aramco
Dhahran, Saudi Arabia

TJ Shiflet, CFM
TD Industries
Porter, Texas

Robert Reynolds, CFM
City of Olathe Kansas
Olathe, Kansas

Sivaprakash Sadasivam, CFM
Al Shareef Enterprises
Doha, Qatar

Joseph McDonagh, CFM
GEICO
Woodbury, New York
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Matt Bournonville, CFM
Mount Pleasant, South Carolina

John Gotcher, CFM
Sea Pines country club
Hilton Head, South Carolina

Lina Hussein, CFM
ASTAD
Doha, Qatar

EJ Wright, CFM, FMP, SFP
Vera Bradley
Roanoke, Indiana

Paul Platt, CFM, FMP
C&W Services
Orangeburg, South Carolina

Valentin Goldic, CFM, FMP
Procurement Services
Bucharest, Romania

Khalid Abdulaziz M
alrusayyis, CFM
Saudi Aramco
Riyadh, Saudi Arabia

Gretchen Barron, CFM
Massachusetts Medical Society
Waltham, Massachusetts

Abdullah Al-Dossari, CFM
Royal Commission
Jubail Industrial City, Saudi Arabia

Clayton Odom, CFM
Norfolk State University
Norfolk, Virginia

Pawel Brzykcy, CFM
Waltham, Massachusetts

Serene Jacobson-Ranga, CFM
Aritzia
New York, New York

Kurt Swensen, CFM
Sodexo
Denver, Colorado

Mark Minty, CFM
First Tech Federal Credit Union
Hillsboro, Oregon

Eric Cohan, CFM
TUV SUD America
Peabody, Massachusetts

David Showalter, FMP, SFP
Skagit Valley Casino
Bellingham, Washington

John-Paul Kenneth Hannaberry, FMP, SFP
Rockland, ON, Canada

Cathy Myers, FMP, SFP
CNE
Grove, Oklahoma

Noel Rozal, FMP, SFP
Topcon Positioning Group
Livermore, California

Mark Cureton, FMP, SFP
Falls Church, Virginia

Matthew Cinelli, FMP, SFP
Commonwealth Alternative Care
Taunton, Massachusetts

Brian Greenfield, FMP
Hillwood Estate, Museum & Gardens
Washington, District of Columbia

Marc Baker, FMP
Comcast
Manchester, New Hampshire

Kevin Robinson, CFM, SFP
Harvard Property Management Inc.
Edmonton, AB, Canada

James Connett, FMP, SFP
U.S. Government Federal Aviation 
Administration
Atlantic City, New Jersey

Nowfal Shajahan, SFP
Abu Dhabi Future Energy Co.
Abu Dhabi, United Arab Emirates

Barry Beckmann, FMP
Burbank, California

Natalie Britton, FMP
BGIS
Markham, ON, Canada

Dixon Charter, FMP
MRM McCann
Princeton, New Jersey

Dan DeJonge, FMP
General Stamping & Metalworks
South Bend, Indiana

Megan Fanckboner, FMP
Issaquah, Washington

Isabelle Gauthier, FMP
Ottawa, ON, Canada

Moon Han, FMP
Equinix
Secaucus, New Jersey

Matthew Lepardo, FMP
Acceleron Pharma
Cambridge, Massachusetts

Mario Plata, FMP
Julius Berger Nigeria
Abuja, Nigeria

Kenneth Suprin, FMP
MIT
Cambridge, Massachusetts

Matthew Sutton, FMP
State of Hawaii
Kailua, Hawaii

Dwayne Taylor, FMP
San Mateo Union High School District
San Mateo, California

Tripp Vint, FMP
Virginia Credit Union
Richmond, Virginia

Louis Wust, FMP
Villanova University
Villanova, Pennsylvania

Uchechukwu Ajoku, FMP
CBRE
Lagos, Nigeria

Tammam Alrfae, FMP
Doha Exhibition and Convention 
Center
Doha, Qatar

Okemakolam Patrick Anyadike, FMP
Nutshell Concepts Ltd.
Festac Town, Nigeria

Titilayo Ayanbanjo, FMP
PZ Cussons Nigeria
Ilupeju, Nigeria

Shalini, FMP
Bangalore, India

Firdose Ali Baig, FMP
PhonePe Ltd.
Bangalore, India

Mahmoud Ghanayem, FMP
Dhaman Hospitals
Kuwait City, Kuwait

Maggie Ko, FMP
Blackrock
Hong Kong

Marcus Lim, FMP
JTC Corp.
Singapore, Singapore

Vijaya kumar, FMP
PhonePe Ltd.
Bangalore, India

Devi Nair, FMP
Infosys Ltd.
Trivandrum, India

Rohaizard Nawi, FMP
RN Engineering & Development
Kuala Lumpur, Malaysia

Jeff Smigielski, FMP
Robert Bosch
Farmington Hills, Michigan

Valentine Ugwu, FMP
Federal Mortgage Bank of Nigeria 
Nigeria

Josiane Burelle, FMP
House of Commons
Ottawa, ON, Canada

Eric Heggie, FMP
Town of Normal
Normal, Illinois

Riyadh Alharbi, FMP
Mashroat
Riyadh, Saudi Arabia

Humphrey Awomolo, FMP
The Johns Hopkins University School 
of Medicine
Red Lion, Pennsylvania

Paul Adkins, FMP
Chase Properties
Beachwood, Ohio

Fahad Al Foraih, FMP
Alkhozama Management
Riyadh, Saudi Arabia

Mohammed Ayman Alessawy, FMP
Musanada
Abu Dhabi, United Arab Emirates

Mohammed Obaidallah Alharbi, 
FMP
King Saud bin Abdulaziz University for 
Health Sciences
Jeddah, Saudi Arabia

Patrick Bailey, FMP
Complete Building Services
Friendship Heights, District of 
Columbia

Adam Bergman, FMP
University of Michigan Athletics
Ann Arbor, Michigan

Matthew Cinelli, FMP, SFP
Commonwealth Alternative Care
Taunton, Massachusetts

Juelle Cummins, FMP
Cornerstone OnDemand
Santa Monica, California

Mike Dartt, FMP
SouthWest Transit
Eden Prairie, Minnesota

Tammy Delaronde, FMP
Tewatohnhi’saktha
Kahnawake, QC, Canada

Osama Fekry, FMP
United Facilities Management
Cairo, Egypt

Rachel Fernandez-Murga, FMP
Complete Building Services
Washington, District of Columbia

Matt Harney, FMP
ASI Federal Credit Union
Mandeville, Louisiana

Nicholas Hess, FMP
Los Angeles World Airports
Los Angeles, California

Josh Knight, FMP
Spotsylvania County
Spotsylvania, Virgina

Melissa Langman, FMP
BGIS
Markham, ON, Canada

Lauren Moser, FMP
Vanguard
Valley Forge, Pennsylvania

Timothy Moss, FMP
CareerSource
West Palm Beach, Florida

Gary Nauts, FMP
Rochester Hills, Michigan

Keegan Rohan, FMP
Blue Cross Blue Shield of Minnesota
Eagan, Minnesota

Jose Rosas Roque, FMP
Houston, Texas

Jamie Topping, FMP
Natural Resources Canada
Ottawa, ON, Canada

Brian Trombly, FMP
Haffner’s
Lawrence, Massachusetts

Travis Younker, FMP
AAA Complete Building Services
Washington, District of Columbia

Mohammad ALhamdan, FMP
Musanada
Abu Dhabi, United Arab Emirates

Timothy Arnott, FMP
Natural Resources Canada
Ottawa, ON, Canada

Ashley Carr, FMP
Greenwich, CT

Sylvain Chaput, FMP
Revenue Canada Agency
Ottawa, ON, Canada

Besirat Gebreyesus, FMP
Autodesk
Denver, Colorado

Omar Mahmoud, FMP
Musanada
Al Ain, United Arab Emirates

Doug McDonald, FMP
Intel
Chandler, Arizona

Douglas Mceldowney, FMP
Department of Energy
Idaho Falls, Idaho

Alain Sicard, FMP
Canada Revenue Agency
Ottawa, ON, Canada

Matt Sinclair, FMP
City Wide Excavating
Calgary, AB, Canada

Nhu Tang, FMP
Ottawa, ON, Canada

Sandeep, FMP
Mercedes Benz
Bengaluru, India

George Lyght, FMP
Cleary Gottlieb Steen & Hamilton
District of Columbia

Brian Mckenzie, FMP
County of Sacramento
Sacramento, California

Iyinolakan Lanre Saheed, FMP
Olans Facility and Management 
Services Ltd.
Nigeria

Tele Shittu, FMP
Shell
Port Harcourt, Nigeria

John Elerick, FMP
Centerbridge Partners
New York, New York

Justin Haynes, FMP
Allosource
Lakewood, Colorado

David Hogan, FMP
U.S. Space & Rocket Center
Huntsville, Alabama

Mazen Maghrabi, FMP
KFSHRC
Jeddah, Saudi Arabia

Carol Martella, FMP
Bancroft
Camden, New Jersey

Gary Rivas, FMP
Irvine, California

Jesse Ace III, FMP
PSCU
Allen Park, Michigan

Jennifer Blais, FMP
Justice Canada
Ottawa, ON, Canada

Brian Bogrow, FMP
Discount Tire
Naperville, Illinois

Paul Carfagnini, FMP
Johnson Controls
Richmond Hill, ON, Canada

Sharon Garavito-Lyons, FMP
Architect of the Capitol
Woodbridge, Virginia

Dianne Hicks, FMP
City of Hamilton
Hamilton, ON, Canada

Richard Law, FMP
Applied Technical Services Corp.
Kirkland, Washington

William Lockhart, FMP
Equinix
Santa Clara, California

Timothy Maxwell, FMP
National Gallery of Art
Landover, Maryland

Roderick McLeod, FMP
Communication Security 
Establishment
Ottawa, ON, Canada

Nathan McMullen, FMP
CBRE
Yamhill, Oregon

Olayemi Akinmade, FMP
Alpha Mead Facilities
Ikoyi, Nigeria

Bennieville Akpobasa, FMP
Oviswift Ltd.
Nigeria

Nayef Al Ahmar, FMP
Abu Dhabi National Insurance Co.

Tha’ir Al Fararjeh, FMP
Express Facilities Management
Abu Dhabi, United Arab Emirates

Abdullah Algarni, FMP
King Faisal Specialist Hospital & 
Research Centre
Jeddah, Saudi Arabia

Abdullah Al-Qahtani, FMP
Aramco
Abqaiq, Saudi Arabia

Precious Enemodia, FMP
Chevron
Warri, Nigeria

Bikash Kar, FMP
The Dhamra Port Company Ltd.
Bhadrak, India

Dennis Kelley, FMP
Salient Systems
Austin, TX

Naim Nassar, FMP
Jood Facility Management Co.
Riyadh, Saudi Arabia

Pravakara Nayak, FMP
The Dhamra Port Ltd.
Bhadrak, India

Saroj Sahu, FMP
The Dhamra Port Ltd.
Bhadrak, India

Anas Saleh, FMP
Musanada
Abu Dhabi, United Arab Emirates

Ekramy Shama, FMP
EFS
Kuwait City, Kuwait

Kumar Shobhendu, FMP
Adani Enterprise Ltd.
Ahmedabad, India

Oscar Covarrubias, FMP
AAA Complete Building Services
Annandale, Virginia

Malcolm Griffin, FMP
Complete Building Services
Washington, District of Columbia

Nathan Hart, FMP
Equinix
Ashburn, Virginia

Michael Lancaster, FMP
Autodesk
Denver, Colorado

Larry Myatt, FMP
Empire Life
Kingston, ON, Canada

Paul Ragan, FMP
United States Air Force
Palm Bay, Florida

Yaseen Abdelrahman, FMP
AT&T
San Ramon, California

Alexander Coan, FMP

Jason Gilbert, FMP
Sacramento, California

Charles Leonard, FMP
Appalachian Power
Roanoke, Virginia

Steven Misner, FMP
Kinark Child and Family Services
Whitby, ON, Canada

Oscar Navidad, FMP
County of Fairfax
Fairfax, Virginia

Jamie Townsend, FMP
Sterling, Virginia

Marcel Petru Blajut, FMP
United Facilities Management
Al Kuwait, Kuwait

Chuck Dickinson, FMP
Facebook
Menlo Park, California

Baher El Bouz, FMP
Thuwal, Saudi Arabia

Robert Fitz-Gibbon, FMP
Burlington, ON, Canada

Chris Grabiel, FMP
Fairfax, Virginia

Jennifer Herndon, FMP
Fairfax County
Fairfax, Virginia

Tim Mendoza, FMP
C&W Services
Madison, Wisconsin

Vishvansinh Vaghela, FMP
Adani Enterprise Ltd.
Ahmedabad, India

Daniel DeAngelis, FMP
Hudson, Massachusetts

Ryan Kohler, FMP
BGIS
Markham, ON, Canada

Sonora Tate, FMP
BlackRock
Washington, District of Columbia

Ron Wallert, FMP
BlackRock
Atlanta, Georgia
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Protecting     
Yourself from

DOWNSTREAM

 
B Y  C H E R Y L  L .  K O Z D R E Y 
&   J E R E M I A H  M .  W E L C H
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Effective risk management processes, including contractual risk trans-
fer and insurance protections from downstream parties, are essential 
for a successful facility management practice. Yet, the industry’s heavy 
reliance on third-party vendors and creates a complex risk management 
system that can be difficult to navigate without the proper resources 
and expertise. Specialized legal counsel can provide guidance regard-
ing industry-specific risk transfer procedures, but, as a general practice, 
FMs can mitigate risk using three simple tools: 

 »  effective contractual indemnification and defense agreements, 

 »  vendor-specific insurance requirements, and 

 »  ongoing insurance review protocols.  
  

Utilizing this three-step risk pro-
cess to optimize risk management 
will not only provide financial 

protections to the FM, but will also serve 
as a selling point to business owners and 
prospective customers who, as a result, 
will benefit from pass-through risk trans-
fer to downstream vendors. 

Contractual Indemnification 
and Defense Agreements  
for Effective Downstream 
Risk Transfer 

Contractual indemnity and defense agree-
ments are a critical component of facility-
manager-vendor contracts and/or service 
level agreements (SLA). The purpose of 
such a provision is to shield the indem-
nitee — usually the FM — from losses 
flowing from third-party claims related to 
the SLA. This is accomplished by shifting 
financial responsibility for such claims to 
the indemnitor — typically the vendor. 
This risk transfer structure makes busi-
ness sense because the vendor, acting as 
an independent contractor and specialist 
in its respective trade, is in the best posi-
tion to control the risk associated with its 
services. 

Consider the following scenario: 
An FM is implementing a new open Wi-Fi 
network for customers to use freely while 
on the premises. The FM contracts with 
Wi-FiVendor to set-up the hardware and 
equipment, and to provide ongoing main-
tenance of the same. The FM also con-
tracts with TechVendor to provide data 
management software and ongoing service 
of the same. The FM serves hundreds of 
customers each day, many of whom enjoy 
using the open Wi-Fi network. Two years 
later, while one of the FM’s construction 
subcontractor, SubVendor, is onsite per-
forming building repairs and renovations, 
the power goes out and, the next day, a 
major network security and data breach 
has occurred, resulting in the dissemina-
tion of sensitive customer information. 
The impacted customers commence a 
class-action lawsuit against the business 
owner and FM. It is initially unclear what 
caused the security breach, but it’s almost 
certainly related to the services provided 
by Wi-FiVendor, TechVendor and/or Sub-
Vendor. The business owner and FM begin 
to incur substantial attorneys’ fees to de-
fend against the suit, as well as multi-mil-
lion-dollar settlement obligations.

The business owner will want to shift 
its financial obligation to the FM, and the 
FM will want to shift its obligations to one 

or all the potentially at-fault vendors. Be-
cause the FM may have damages caps on  
its own insurance policies, he or she will 
also want to assist the business owner with 
obtaining pass-through risk transfer to the 
at-fault vendors by way of additional in-
sured coverage on their policies. Howev-
er, shifting third-party risk downstream ex 
post facto (i.e., after a claim has arisen) can 
be difficult, especially when the stakes are 
high and it is not immediately clear who 
is at fault. 

One way to preemptively resolve these 
issues is with effective indemnity agree-
ments written into each SLA at the incep-
tion of the FM-vendor relationship. These 
provisions should be carefully drafted, 
with two goals in mind — establishing ad-
equate risk transfer between the parties 
and ensuring enforceability in the state 
in which the vendor services will be per-
formed. Specifically, vendors and service 
providers should be required to assume li-
ability to the full extent permissible under 
the law, including defense costs, settle-
ments and judgments, associated with any 
claim or lawsuit brought by a third party 
against the FM and/or business owner. The 
failure to impose a duty to defend in the 
indemnity provision is overlooked far too 
frequently. Defense costs can be exorbi-
tant especially when related to catastroph-
ic loss events, like the class-action lawsuit 
described above.

FMs should also take care to draft in-
demnity provisions in compliance with 
the anti-indemnity statute applicable in 
the state where the vendor will be per-
forming its work. These statutes vary 
significantly from state-to-state and are 
intended to limit the scope of indemnity 
one party can legally require from another. 
States fall somewhere on a spectrum from 
“broad,” to “intermediate,” to “limited,” 
with respect to permissible indemnity 
agreements. Broad indemnity states gen-
erally have no governing statute and may 
permit an FM to require contractual in-
demnity from its vendor for all negligence, 
up to and including the FM’s own sole neg-
ligence. In intermediate states, the FM can 
hold the vendor liable for full indemnity 
even if the vendor is only partially at-fault. 

If the FM’s contracts had a full-indem-
nity provision, it could immediately shift 
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100 percent of its defense and settlement 
obligations, as well as the business own-
er’s obligations, onto SubVendor, even if 
it were later determined that the power 
outage caused by SubVendor’s work was 
only a small contributing factor that, in 
conjunction with Wi-FiVendor’s gross-
ly outdated hardware and TechVendor’s 
unencrypted data management software, 
ultimately led to the security breach. This 
provides the FM and business owner with 
prompt and complete protection from fi -
nancial exposure and forces the vendors to 
use their own resources to fi ght amongst 
themselves about what each party should 
have to contribute toward the loss. 

Alternatively, some intermediate states 
only permit partial indemnity, whereby 
the FM can only hold the vendor liable to 
the extent of its fault (e.g., if SubVendor 
is only 45 percent responsible for the loss, 
it will only pay that portion of the defense 
fees and settlement value, and the FM will 
have to pursue WiFiVendor and TechVen-
dor itself to recover the remainder of its 
losses). Finally, in limited states, the ven-
dor can only be made to indemnity the 
FM for negligence that the vendor solely at 
fault for (i.e., where there is no concurrent 
negligence).

In addition to scope limitations, an-
ti-indemnity statutes also vary in their 
application to certain industries. For ex-
ample, several states only impose restric-
tions on indemnity provisions in con-
struction and/or maintenance contracts 
or in a select group of other industry-spe-
cifi c contracts. In such states, the FM and 
business owner from the above scenario 
may only be permitted to seek partial or 
limited indemnity from a construction 
contractor like SubVendor. Meanwhile, 
the FM could potentially impose broad 
or full indemnity on Wi-FiVendor and/or 
TechVendor. Further, in some states, an 
indemnity provision that does not scru-
pulously comply with the state’s anti-in-
demnity statute may be rendered unen-
forceable and stricken from the contract 
altogether. 

These are all strategic considerations 
that must be understood and implement-
ed from the outset of the FM-vendor 
relationship, before the SLA is drafted 
and signed. Often, FMs oversee vendor 
work in diff erent states and may benefi t 
from the advice of counsel to determine 
which contractual indemnity and defense 
agreements are valid and enforceable for 
each SLA. 

1.  ESSENTIAL VENDOR-SPECIFIC  
 INSURANCE REQUIREMENTS

Despite proactive eff orts with respect to 
contractual indemnity and defense agree-
ments, fi nancial solvency can nevertheless 
inhibit an FM’s accessibility to resources 
from its at-fault vendors. Accordingly, it 
is critical that FMs implement adequate 
insurance coverage requirements and ac-
tively vet their vendor’s policies before ex-
ecuting an SLA.

Vendor-specifi c insurance requirements 
should be expressly stated in the SLA, in-
cluding the types of coverage, policy limits, 
and additional insured coverage in favor of 
both the facility manager and the business 
owner on a primary and non-contributory 
basis. Insurance requirements should not 
be drafted in a one-size-fi ts-all boiler plate 
provision. Instead, they should be detailed 
and tailored to each contract, considering 
the unique risk posed by each vendor.

For example, it may seem obvious that 
Information Technology vendors, such as 
WiFiVendor and TechVendor, should be 
contractually required to carry a cyber li-
ability insurance policy. It is less intuitive, 
however, that SubVendor should be re-
quired to provide cyber coverage as well. 
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Yet, cyber loss is precisely the type of risk 
triggered by the hypothetical fact pattern 
above. Although it still may not necessarily 
make sense to require the identical scope 
of cyber coverage from SubVendor and the 
other two vendors, who are solely engaged 
in IT operations and maintenance.

As a baseline, all vendors should be re-
quired to carry commercial general liabili-
ty insurance, including excess or umbrella 
coverage, with policy limits commensu-
rate to the value of risk associated with 
the scope of work set forth in the SLA. All 
vendors who own and operate commercial 
automobiles should also present proof of 
business auto coverage, even if only using 
those vehicles to drive to and from the fa-
cility. These policies should be verifi ed by 
the FM to ensure that, at a minimum, the 
policies provide proper additional insured 
designations, primary and non-contributo-
ry coverage with respect to policies held by 
the FM and business owner, and waivers 
of subrogation. In addition, verifying that 

the vendor holds workers compensation 
coverage, with limits and terms consistent 
with the statutory guidelines of the state 
in which the work will be performed is 
imperative. Beyond these bare-minimum 
requirements, the FM should work along-
side specialized legal counsel to evaluate 
the unique risks posed by each vendor and 
determine whether additional insurance 
requirements or coverages types (e.g., cy-
ber liability, employment practices liabil-
ity, professional liability, etc.) should be 
imposed on its vendors. 

2. ESTABLISHING AND 
MAINTAINING ONGOING 

INSURANCE REVIEW PROTOCOLS

Even with a carefully drafted vendor con-
tract, the FM cannot guarantee continu-
ous downstream insurance protection for 
itself and the business owner without es-
tablishing a system for vetting subcontrac-
tor insurance policies from the outset of 

the FM-vendor relationship and maintain-
ing those practices on an annually recur-
ring basis. This is a critical tool for miti-
gating the consequences of vendor-related 
risk on a continuing basis. Unlike a vendor 
contract or SLA, which are stagnant doc-
uments that typically remain unchanged 
throughout the course of the vendor’s 
work, insurance policies may change annu-
ally. Those changes may be the diff erence 
between coverage and no coverage for the 
FM and business owner. 

Some FMs rely on cert-tracking compa-
nies to collect and catalog certifi cates of 
insurance, and select endorsements, from 
vendors on an annual basis. While conve-
nient, these digitized systems can lack the 
sophistication necessary to ensure proper 
insurance placement and coverage. For 
example, all additional insured endorse-
ments are not created equally. Simply ver-
ifying the mere existence of an additional 
insured endorsement on a vendor’s policy 
is not enough. The additional insured en-
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dorsement is quite possibly the single most important policy pro-
vision to ensuing coverage for the FM and business owner. Yet the 
specifi c terms and conditions are seldom analyzed with any degree 
of scrutiny, and defi ciencies in the language of the endorsement 
can quickly negate or severely limit the FMs and/or business own-
er’s scope of coverage. 

For example, “blanket” additional insured endorsements are in-
tended to provide coverage to all parties owed coverage under a 
written contract. However, undesirable privity language can limit 
the scope of coverage to only those parties that have an execut-
ed contract directly with the vendor. Usually, this is suffi  cient to 
cover the FM, with whom the vendor directly contracts with, but 
it would not provide coverage for the business owner. This can be 

problematic to the FM who has contractually promised the busi-
ness owner that it will require all vendors to provide additional 
insured coverage to both the FM and the owner, thereby leaving 
the FM open to a breach of contract suit by the owner. 

Causation triggers can also signifi cantly reduce the scope of 
coverage available to the FM and owner. For example, language 
triggering coverage for losses “caused in whole or in part” by the 
vendor is far broader than coverage that is triggered “if and only to 
the extent” that losses are caused by the vendor’s negligence. Ac-
cordingly, the FM should consider supplementing or fi nding alter-
natives to simple digitized cert-tracking systems that typically pro-
vide only a cursory review of minimum policy requirements.  FMJ
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Cheryl L. Kozdrey is an associate at Saxe Doernberger & 
Vita, P.C., a national insurance coverage law fi rm dedicated 
exclusively to policyholder representation and advocacy.  

Kozdrey advises insurance brokers, risk managers, and construction 
industry professionals regarding optimal risk transfer strategies and 
insurance solutions, including key considerations for Commercial 
General Liability, D&O, and Commercial Property policies.  She 
assists clients with initial policy reviews, as well as renewals and 
modifi cation(s) of existing policies to ensure coverage needs are 
satisfi ed. She also represents policyholders throughout the claims 
process, and in coverage dispute litigation against insurance carriers.   
She is currently working on some of the largest construction defect 
cases in the country.  Kozdrey is a published author and is admitted 
to practice in the State of California and all federal district courts 
within the State. 

Jeremiah Welch serves as Managing Partner of Saxe 
Doernberger & Vita, P.C.’s California offi  ce and as a member 
of the fi rm's Executive committee. He has represented major 

stakeholders in some of the most signifi cant construction disasters of 
the past decade, including the Florida University bridge collapse, the 
Louisiana Hard Rock Hotel collapse, and the "tilting" San Francisco 
Millennium Tower. His experience deems him one of the foremost leaders 
in handling complex insurance challenges that require creativity and 
tenacity. Outside the courtroom, Jeremiah is amongst the insurance 
industry's most-respected scholars. He provides education, training, and 
advice as a consultant to insured corporations and several of the world's 
largest retail and wholesale brokerages. Overall, Welch’s practice is 
focused on leveraging a 25-year culmination of knowledge and experience 
very few insurance professionals have — litigation of some of the 
country's most signifi cant insurance disputes, combined with day-to-day 
challenges facing brokers and their clients, and placing complex coverage 
for many of the largest commercial and civil construction projects.
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A series of paradigm shifts and emerging challenges face the contemporary com-

mercial real estate industry, which it can no longer address using outmoded strat-

egies and legacy systems. Rising operating and labor costs are making a purely 

reactive approach to operations and maintenance untenable. A rapidly changing 

regulatory environment, in response to the climate change crisis, could make some 

of the more infl exible of existing business models redundant. Meanwhile, an en-

tirely new demographic of customers adds another set of challenges, not the least 

of which are growing millennial expectations for more personalized, responsive 

and lifestyle enhancing occupant experiences. 

 ost assets and conveniences in a modern building — 
 including electricity, escalators, elevators, water, 
 sprinkler systems and fi re-fi ghting equipment — are 
 automated and siloed within disparate systems across 
large portfolios. Further complicating this scenario is these auto-
mated systems are supplied by a multitude of vendors, each with 
their own product specifi c software protocols.

Eff ective digital tools are the obvious candidate to unify operations 
of such complexity. However, existing solutions have been either too 
infl exible to accommodate the continuous industry changes, or too 
narrowly defi ned to integrate the entire spectrum of technology and 
automation embedded in a modern CRE portfolio. Building owners 
have depended on CMMS, as the standard approach to provide a 
digital operations layer to automation in recent decades, but this is 
a choice inherently limited in its scope and effi  cacy. For truly predic-
tive and responsive automation and asset optimization, CRE needs 
its own revolution in data-driven operations, enabled by digital solu-
tions created specifi cally for the industry, rather than repurposed 
solutions from other sectors and verticals.

Why the CRE industry has been slow 
to adopt data-driven operations 
The smarter, more eff ective model for CRE portfolios is one that 
deploys AI-led cloud platforms, which allow owners and FMs to ac-
quire, aggregate and harness operational data from multiple sourc-
es across siloed systems, to generate actionable insights, predict 
and resolve anomalies, and achieve optimal operational outcomes. 
The FM role is transforming towards tech-enabled value creation 
and connected services data-driven operations, allowing FMs to 
be proactive rather than reactive. Understanding why the industry 
has lagged in adopting such an approach, until now, requires FMs 
to take stock of some of the industry’s previously established prac-
tices and business models.

CRE is a huge industry, albeit a fragmented one involving multi-
ple stakeholders, which has been one of the reasons that develop-
ing software and technology that is fi t for purpose is challenging. 
The truth is that the CRE industry been slow to adopt data-driven 
operations in FM for a multitude of reasons:

• The data required to manage CRE is vast and includes multi-
vendor automation systems, dealing with regulations, interact-
ing with tenants and vendors, overseeing portfolio-wide oper-
ations and managing operating cost. Several unique workfl ows 
are required to meet these needs and until recently, no truly 
comprehensive solution was on off er.   

• The CRE industry was stuck in a traditionalist mindset, and for 
the most part had been managed more by instinct and a “gut 
feel” style of management. Industry leaders were reluctant to 
change, on a “why fi x what isn’t broken?” premise. 

• Although the industry has incorporated some digital tools, the 
compiling, cleaning, storing and leveraging of real-time data is 
still overall sub-par. 

• The legacy software used today does not support data integra-
tion very well, so it is hard to consolidate all the information 
gathered. This has been the biggest drawback for CRE FM and 
why it has been playing catch-up to other industries. 

• Despite sizable CRE operations garnering huge volumes of data, 
most of it is not subjected to analysis. Even in instances where 
some decisions are based on data, the scope is limited and not 
at enterprise scale, or available to all stakeholders.  

M



Predictive insights on facilities’ 
failure and condition 
The most empowering impact of IoT 
on CRE operations, both at a single ven-
ue and portfolio wide scale, is that all its 
previously siloed systems and assets can 
now be integrated to enable true granular 
visibility and transparency across all the 
facets of an entire business. Powerful AI-
based analytical tools and machine learn-
ing algorithms can then render this highly 
specific data into accurate diagnosis and 
actionable insights, which in turn lead to 
reliable decision making. Instead of prede-
termined or reactive maintenance, facility 
and asset managers can be predictive and 
proactive, by being able to extract infor-
mation from current performance and 
context from medium to long term system 
behavior. 

Preventing a system breakdown, in-
stantly identifying the “bottle-neck” in an 
issue, and continuous monitoring of each 
individual asset, is not only cost-effective 
but also decisively restricts downtime 
and enhances tenant experiences. Such 
positives enhance brand perception and 

competitive differentiation, maximizing 
occupancy rates and leading to better ROI. 
These advantages are not lost on the CRE 
industry. In the “2020 State of CRE Oper-
ations 3.0” report issued by FM software 
platform provider Facilio Inc., 77 percent 
of respondents among CRE developers 
identified creating “experiential spaces 
with impressive uptime of facilities” as the 
strategy driving their budget allocations.

Evolving consumers:  
Attracting Millennials and GenZ
CRE facility and asset managers are re-
alizing their customers have evolved to 

new preferences, priorities and behavior 
profiles. The contemporary consumer is 
accustomed to real-time services and an 
experience economy, hence the rise of 
app-based service provision, such as Airb-
nb, Zomato and Uber. The new generation 
of customers is used to seamless access 
and instant gratification. The consumers 
most invested in this technology are mil-
lennials and GenZ, who are citizens of a 
digital age, and this growing demographic 
is leaving an especially indelible mark on 
the CRE industry.

According to an article in Forbes, “It's 
not news that millennials have a huge im-
pact on the workplace. Already accounting 
for 50 percent of the workforce and set to 
make up nearly 75 percent by 2025, they're 
certainly not going anywhere.” Millennials 
and GenZ are young and tech-savvy and 
will accept nothing less than a smart of-
fice experience in their professional lives.  
CRE owners and FMs must evolve in step 
with these changing customer expecta-
tions and this is yet another emerging 
trend that embracing data-driven opera-
tions helps address.  

Differentiating on ROI  
in a competitive market
As with any commercial activity, effective 
ROI is a great measure of success in real 
estate as well. That CRE businesses are 
considering, or actively migrating to, the 
data-driven buildings strategy is large-
ly due to their need to capture a market 
share that makes their business model via-
ble. According to Deloitte’s 2019 Commer-
cial Real Estate Outlook, “CRE companies 
should reimagine tenant experience by 
weaving technology throughout the tenant 
life cycle. This can help strengthen tenant 
stickiness and therefore valuations… Com-

panies could also leverage technologies 
such as IoT, AI and predictive analytics 
to (re)develop and tailor existing or new 
buildings to suit changing tenant prefer-
ences and to anticipate tenant needs.” 

Future-ready CRE  
is Data-driven CRE
Moving forward, connected buildings em-
powered by data-driven operations (IoT, AI 
and ML) will be the norm and the non-ne-
gotiable standard. They are the future and 
it is already here. Smart buildings are the 
building blocks of smart cities and owners 
must recognize that their physical assets 
need to be effectively mapped into digital 
data for their business to be future-ready. 
To this end, FMs are now being brought on 
board at the conception stage, even before 
construction begins; existing building stock 
is being retrofitted to be digitally compati-
ble and a new era of cognitive technologies 
embraced, by CRE operations. 

A growing trend that is rapidly gaining 
prominence in the industry is the use of en-
terprise scale platforms that allow facility 
and property managers to access real-time 
data and monitor assets at portfolio level. 
Seamless connectivity, streamlined oper-
ations, increased productivity and data- 
informed decision making will differentiate 
the leaders from the also-rans in commer-
cial real estate. Far from a mere exciting 
innovation that can be leveraged by a privi-
leged few to extract competitive advantage, 
the IoT, AI and ML based centralized soft-
ware platform model looks set to emerge 
as a new standard operating procedure, for 
CRE businesses.  FMJ

Prabhu Ramachandran is the 
founder and CEO of Facilio Inc., 
an enterprise-wide platform for. 

facilities O&M across real-estate portfolios,  
with operations in U.S., Middle East and 
India. Ramachandran’s career spans more 
than 18 years of product, business and 
customer experience focused on enterprise-
scale software for IoT-based connected 
services, sustainable building solutions  
and telecom network management. 
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Millennials and GenZ are young and 
tech-savvy and will accept nothing 
less than a smart office experience 
in their professional lives.  
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My  FACILITY
A t the Salvador Dalí Museum, the surreal becomes real. The waterfront 

 gallery in St. Petersburg, Florida, USA, houses the largest collection of the 
Spanish artist’s work outside of Europe, including seven of Dalí’s masterworks. 
IFMA member Brian Iacofano and his FM staff  oversee the museum and its 
Avant-garden grounds, safeguarding The Dalí’s priceless holdings against 
everything from everyday incidents to destructive hurricanes.

> > > > > > > > > > > > >> Brian IACOFANO
The Dalí Museum

 St. Petersburg, Florida

Photos Courtesy of The Dalí Museum
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FMJ: Tell us about yourself and how you got into FM?

iacofano: I have been in the home improvement and 
construction management industry all my adult life. I have been 
fortunate enough to be exposed to all facets of construction, 
from carpentry to tile work to plumbing and electrical. Jack of  
all trades if you will…. 

My family and I moved from Cleveland, Ohio, USA, to Tampa, 
Florida, in 2008 during the height of the retail, housing and 
construction crash. I was working for a nationwide insurance 
corporation in their Corporate Real Estate division and my life in 
FM began! Shortly after, I became a member of IFMA and earned 
my FMP credential. A few years later the opportunity came my 
way for accepting the responsibility and honor of caring for the 
most complete and expansive collection of Salvador Dalí artwork 
outside of Spain, and the magnificent building it is housed in. 

FMJ: What is day-to-day life like at the Dalí?

iacofano: The Dalí Museum is a single artist museum where 
we also curate two or three visiting exhibitions per year. 
The permanent collection consists of 96 oil paintings, 120 
watercolors and drawings, 1,300 graphics and sculptures, 
photographs, and an extensive archival library. 

We have venue rental and an extremely expansive education 
program for everyone from toddlers to school-age children 
to adults and seniors. Our events calendar is full all the time, 
with programming as well as corporate events and weddings. 
In addition, we have one of the most successful museum 
retail stores in the world and a full catering kitchen and café to 
enhance our visitors’ experience. We have a staff of around  

90 people full time and part time, not to mention one of the 
best assembled team of volunteers I have ever seen. Our 
programming includes workshops, films, opera nights in the 
Gran Sala, kid’s days and even yoga. 

Our facilities and IT teams take care of all day-to-day needs 
to keep the building in excellent condition both operationally 
and in appearance. In addition to a mind-blowing collection 
of Dalí artwork, we stretch the imagination with technological 
elements that enhance the experience with Augmented Reality, 
Virtual Reality and Artificial Intelligence components. With 
our large attendance numbers during our busy season, these 
elements take a lot of care and maintenance to keep them 
running and avoid downtime leading to poor visitor experience. 
We pride ourselves in very little to no downtime of any of the 
facility amenities or basic needs like restrooms and an always-
clean environment. 

In addition to “typical” (if there is such a thing) facility work, 
my team and I are heavily involved with our curatorial staff to 
project manage and execute everything from AV installation, 
“set” design, including building temporary walls, and anything 
and everything else that we are called upon to build for the next 
great visiting exhibition at The Dalí Museum. 

FMJ: Why is the Dalí unique and what kind of unique challenges 
do you face managing the facility? 

iacofano: Many museums try to incorporate the surrounding 
area in which their building is located to avoid potential 
disasters or damage to the collection. It was very important 
to us and the original owners of the collection, Reynolds and 
Eleanor Morse, to incorporate the coastal surrounding of  
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My  FACILITY
St. Petersburg that is very similar to that of Cadaqués, Spain, 
where Dalí grew up. 

With that, this building was design built to protect the 
collection from most everything Mother Nature and any 
other outside forces can throw at it. The walls are 18 inches 
thick poured in place concrete walls out of which a fantastic 
geodesic structure known as “The Enigma” adorns the 
architecture. This glass structure is comprised of 1,062 
individually sized, triangular, 1½-inch thick panes of  
laminated and insulated panels. The glass is designed to 
withstand the pressures and impacts from a Category 3 
hurricane and the concrete walls — well over a Category 5.  
This allows us to “protect in place” in that the artwork on 
display in the galleries do not have to be removed from view to 
protect them. The galleries are designed to be vaults with roll 
down storm shutters. 

The building is designed with many high efficiency systems 
to help manage utility usage. There is solar collection for hot 
water to all the public and staff restrooms, as well as the staff 
kitchen, high efficiency boilers and chillers, and VFDs on all 
large motors. We also collect condensate from all air handlers, 
which is pumped back to the cooling tower to be reused and 
reduce water consumption. 

We are currently working on an upgrade to keep our building 
automation system current and state of the art that allows 
me to schedule HVAC and lighting to take advantage of 
unoccupied times in areas where art is not stored or displayed. 

FMJ: How much space do you manage?

iacofano: Our operations team is responsible for the 70,000 
square-foot building, the surface parking lot, and off-site 
storage building furniture, fixtures and equipment (FF&E) and 
overstock for the retail store. The facilities and grounds teams 
work together to care for our Avant-garden. While the regular 
care and maintenance as well as seasonal projects fall under 
our grounds team, the facilities team assists with repair to 
infrastructure such as lighting and Wi-Fi access. 

We are midway through designing a large expansion, which 
will include a multi-story parking facility and significantly 
more exhibition, mixed venue use and education space. 
This space is in response to our overwhelmingly popular 
digital experiences and education programs that cater to 
the community we serve. We are also looking at adding 
green technology to aide in the operational expense of a 
museum this size to include photo-voltaic solar and rainwater 
collection. 

FMJ: What is the biggest FM challenge you have faced and 
how did you find a solution?

iacofano: The Dalí Museum is less than 10 years old. During 
the design phase we were integrating many of the hottest 
trends in building construction and using some of the best 
materials and systems available at the time. We did have 
some challenges with boilers and with the piping used for 
the dry sprinkler system. Fortunately, with the help of our 
mechanical contractor and partnering with the manufacture of 
the boilers, we were able to upgrade the units to much more 
efficient models and eliminate many of the operating issue we 
had initially. 

The dry sprinkler system was a bit unnerving as we used 
galvanized pipe per the specifications that made it the best 
choice at the time the system was installed. We began to 
experience pinhole leaks in some of the piping that was later 
determined to be caused by residual water in the pipe and 
oxygen — commonly used in dry sprinkler systems. After 
working with some trusted partners in the fire suppression 
industry, we deployed the use of a nitrogen generator, 
eliminating the corrosive properties of O2 and H2O. This was 
a great relief as it extends the life of the existing piping by 
40-50 years. 

 
FMJ: What are some FM challenges you face at the Dalí that 
are common across the FM industry?

iacofano: Finding time to get it all done. Facility managers 
are the go-to people to solve problems. I pride myself in the 
trust and loyalty that I have been fortunate to build with every 
one of my colleagues here at the museum and I am honored to 
be entrusted with this facility. I think all successful FMs have 
an innate quality and desire to please. We want to succeed, 
and we want to win. Sometimes it is challenging as we 
operate in a very thankless industry but we to do the best we 
can and we keep showing up. 

 
FMJ: What do you like best about what you do?

iacofano: I really enjoy the change. No two days have been 
the same in the last six-and-a-half years I have been a team 
member at The Dalí. Every day we show up and there are 
new sets of challenges. You need to stay on your toes and 
keep looking for the best solutions and fixes to be fiscally 
responsible for the organization while meeting every need. 
Also, having a critical part in the design, build and execution 
of our visiting exhibitions is very exciting to me. This is our 
part of contributing to the front lines of what excites visitors 
about this mystical place. We always have something new 
happening and even more on the horizon. 

> > > > > > > > > > > > >>  Brian IACOFANO
 The Dalí Museum 

 St. Petersburg, Florida
 



045M A Y / J U N E     2 0 2 0



Getting 
to The 
Bottom 
of Waste
Bottom 
of Waste
046

B Y  R O S S  G U B E R M A N



There is a saying that nothing in life is certain except death 
and taxes, but FMs know there is a third constant — waste.  
No matter where a facility is located, what business it serves 
or the number of people working at the site, there will always be 
waste. In addition to overfl owing bins, there are contamination 
issues to worry about, rising disposal costs and more. The good 
news? Addressing waste is one of the easiest ways to make an 
impact on a facility’s sustainability goals, operational effi ciency 
and bottom line, all at the same time. 

To
tackle waste, an FM must under-
stand what is thrown out in all 
their waste streams, from trash to 

materials being collected for recycling and 
composting. This involves some down-in-
the-dirt investigative work called a waste 
audit.  

Put simply, a waste audit is a waste in-
vestigation, where waste “detectives” in 
hazmat suits examine the contents of bags 
of waste from every waste stream they are 
auditing. The data they gather can be very 
illuminating.    

Most trash isn’t trash 
A survey of the results of 100 waste audits 
in the United States revealed 77 percent of 
what is found in most commercial trash 
is not actually trash at all, but recyclable 
materials: 34 percent is made up of organ-
ics, 23 percent is paper, 19 percent is glass/
metal/plastic, and 1 percent is e-waste.  

Only 23 percent of what many busi-
nesses are regularly throwing away could 
be considered “trash” in that the mate-
rials cannot be easily recycled and have 
reached what is considered their end life. 
This means that 77 percent of materials 
many businesses are paying to dispose of 
in landfi lls should not be going to landfi lls 
in the fi rst place. Businesses are throw-
ing away resources and money along with 
their trash. And that cost is rising.  

Worldwide Trend:  
Rising Waste, Rising Costs
In a 2018 report, the World Bank cautions 
that the amount of waste generated world-
wide is expected to increase by 70 percent 
by 2050.1

With the Chinese ban on the import of 
contaminated recyclables aff ecting almost 
every market in world, recyclable material 
which would previously have been shipped 
to China for processing, is now fi lling up 
landfi lls worldwide.  

China is now only accepting recyclables 
with contamination rates under 1 percent. 
The U.S. recycling contamination rate can 
be as high as 25 percent. Since the China 
import ban began in 2013, U.S. waste haul-
ers and recyclers have been scrambling to 
fi gure out what to do with all the contami-
nated recyclables they receive. As a result, 
they have been charging higher fees to do 
more sorting at facilities, fi nd new markets 
for the recyclables, or treat the contami-
nated recyclables as trash. In January 2019, 
analysts at Cass Information Systems de-
tailed a 400 percent spike in contamina-
tion fees, with extra charges ranging from 
US$150-$250 per container. 2

Even in this volatile market, where the 
value of recyclables are generally drop-
ping, the cost of recycling is still less than 
the cost of trash disposal. This is especial-
ly true as tipping fees — the charge for 

dumping trash in a landfi ll, which is often 
passed down to consumers—are constant-
ly pushed up with the increasing amount 
of material headed to landfi lls. 

According to a 2018 report from the 
Environmental Research and Education-
al Foundation, U.S. landfi ll tipping fees 
showed an average year-over-year 4.4 per-
cent increase nationally from 2016 through 
2018. Their report noted large increases in 
the Midwest (+18.3 percent), Northeast 
(+15.8 percent), and Pacifi c (+11.9 percent) 
over this period.3

The Waste Business Journal also sees 
this upwards trend, predicting U.S. tipping 
fees would increase 6 percent to $53.53 per 
ton by 2021, from an average cost of $50.30 
per ton in 2017.4

With the waste industry still fi guring out 
how to process all the waste material being 
generated, consumers, including business 
and buildings, are stuck with higher costs, 
unless they take control.  

The Key to Control: Waste Audits 
Those who control information, control 
the world. In this scenario, waste audits 
are the key to controlling waste.  

Waste audits are so important that in 
2018 the San Francisco, California, USA, 
board of supervisors, passed an ordinance 
requiring the city’s largest waste generators 
to conduct waste audits every three years.5

047M A Y / J U N E     2 0 2 0

0

20

40

60

80

100

1%  |  e-waste

19%  |  glass/metal/plastic

23%  |  paper

34%  |  organics

23%  |  TRASH

77%
  |  R

ECYCLA
BLE M

ATER
IA

L



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

A waste audit provides a detailed waste characterization of a facility’s waste streams. 
It identifi es what is being thrown away, what is being recycled or diverted through other 
means, and the amounts of each type of material by weight or volume.  

How many recyclables are ending up in the trash? Is trash contaminating recycla-
bles? What is the most common type of waste being generated by a facility? Is a facili-
ty’s waste program operating effi  ciently? Is a facility paying too much for waste disposal? 
A waste audit will provide data to answer all these questions, pinpoint problems, identify 
solutions and more. Here’s how: 

CASE STUDY 1: 
Waste audit helps identify big waste problem, reduce waste and costs. 
A waste audit at an o�  ce building revealed that a large percentage of their 
trash was made up of food scraps, which is heavy. By implementing an organics 
program to capture the food waste, the facility was able to make their waste 
load 25 percent lighter, signifi cantly reducing their waste disposal fees, which 
was calculated by weight.   

CASE STUDY 2: 
Waste audit helps reduce frequency of waste pickups and cost. 
The dumpster at a manufacturing facility kept fi lling up rapidly and was 
constantly overfl owing. The facility was forced to pay for more frequent pickups, 
which led to higher waste costs. A waste audit revealed that three-quarters of 
the dumpster was choked up with materials that could be diverted from the 
landfi ll. The facility began pulling recyclables out of the waste stream. In less 
than a month, the facility was able to divert 15 tons from the landfi ll, and the 
volume of trash going to the landfi ll decreased by a 3 to 1 ratio, saving the 
facility an estimated 30-40 percent on its annual cost. 

CASE STUDY 3:  
Waste audit helps with food waste strategy. 
A U.S. fast-casual dining chain had policies and procedures in place to 
minimize food waste but their program did not distinguish between high 
quality, surplus food that could be donated, and inedible surplus food. 
A special food waste audit revealed that 64.8 pounds of quality food could 
be rescued and donated from three locations audited. The audit also revealed 
that without any reduction in food waste generation, the restaurant chain 
could rescue an average of 26.7 percent of its daily food waste to feed the 
hungry. The audit provided the data the company needed to move forward 
with a planned regional food donation program, and to estimate their impact 
nationally as they considered a long-term food waste reduction strategy. 

Go for Zero  
With rising waste costs, the long-term solution for any facility is to move towards zero 
waste, following the lead of some of the world’s biggest companies, including Unilever, 
Procter & Gamble, GE and Subaru, along with a growing number of cities with zero waste 
goals. Whether facilities decide to go for zero waste in the long term, or to just focus on 
waste reduction for the short term, waste audits are a must. Without data from waste au-
dits, FMs will not be able to get to the bottom of their waste problem and go for zero.  FMJ   

Planning A Waste Audit 
» Every facility should plan a waste 

audit at least once a year. Not 
only will this give the FM crucial 
data to make informed decisions, 
but it will also verify data that 
might be provided by the hauler. 
Accurate data is important for 
operations and billing. Incorrect 
data can lead to unnecessary fees, 
and can a� ect yearly waste hauler 
contract renegotiations. Data 
from annual waste audits might 
also be used to fulfi ll certain 
sustainability reporting and LEED 
certifi cation requirements, and to 
benchmark a facility’s year-over-
year waste reduction performance.  

» Avoid planning an audit if there 
are any major events happening, 
such as construction or when 
occupancy is changing. The waste 
audit is supposed to refl ect what 
happens on a normal day.  

» Keep building tenants and all 
other stakeholders informed to 
ensure the audit runs smoothly. 
Set aside time to do a pre-audit 
visit to discuss the waste audit 
process and goals.  

» Waste audits can be as broad 
or as targeted as necessary to 
accomplish whatever goals a 
facility has in mind. For example, 
if a building is trying to determine 
tenant waste billing, a waste audit 
could be done just focusing on 
tenant waste streams.  

» A waste audit can be done 
internally, but requires 
experienced personnel to 
assemble a team with training to 
ensure that accurate data is being 
collected. Professional waste 
audit services should be secured 
if a facility does not have the 
expertise to ensure accurate waste 
data collection and analysis. 
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What can a waste audit reveal?  
Here is a snapshot summary of one waste audit conducted at a skyscraper 
housing a mix of o�  ces and retail tenants. (All fi gures are in pounds.)

MATERIALS  DESKSIDE PANTRY RETAIL PAPER GMP CARDBOARD
BREAKDOWN TRASH TRASH TRASH RECYCLING RECYCLING RECYCLING

TRASH 550.96 340.93 687.14 180.97 184.85 0.00 

LIQUIDS 19.00 35.80 72.58 4.84 21.10 0.00 

PAPER 402.61 98.37 92.63 246.85 49.60 0.00 

PAPER CUPS 74.02 14.95 29.30 18.91 18.97 0.00 

SOILED PAPER 198.00 44.50 45.13 155.16 52.70 0.00 

GLASS 29.50 20.00 7.20 17.71 25.53 0.00 

SOILED GLASS 4.20 5.20 45.44 1.69 21.04 0.00 

METAL 40.96 20.93 38.35 7.46 28.31 0.00 

SOILED METAL 3.09 3.10 89.85 3.45 1.08 0.00 

PLASTIC 79.60 59.34 71.55 67.24 62.34 0.00 

SOILED 95.40 73.96 61.27 101.94 62.07 0.00 
PLASTIC
ORGANICS 178.00 272.05 2009.92 127.24 84.17 0.00 

CARDBOARD 20.80 0.00 602.33 20.80 2.00 344.51 

SOILED 7.20 8.08 0.21 17.80 3.40 0.00 
CARDBOARD

E-WASTE 2.10 0.00 26.32 0.00 0.00 0.00 

A quick analysis of this data tells us: 

» The building generated 8,515.6 pounds of waste (from all streams), 
and only 954.52 pounds of clean recycling was diverted from the 
landfi ll. This put the building’s diversion rate at 11.21 percent.  

» Organics was found in signifi cant quantities across all the waste 
streams, but the amount present in the building’s retail trash – 
2,009.92 pounds of organics - was especially stunning. With an 
organics program in place, the building’s diversion would be 43 
percent instead of 11.21 percent. 

» The building’s paper recycling was not performing as well as it 
should be. 180.97 pounds of trash was found in the paper recycling 
stream. 

Furthermore, 155.16 pounds of paper collected was soiled (some of 
the paper was probably contaminated by the 4.84 pounds of liquid 
found in this stream.) 

» The building’s GMP recycling stream was about 70 percent 
contaminated by 184.85 pounds of trash, 21.10 pounds of liquid, 
52.70 pounds of soiled paper, 21.04 pounds of soiled glass, 
1.08 pounds of soiled metal, 62.07 pounds of soiled plastic, 
84.17 pounds of organics, and 3.40 pounds of soiled cardboard. 

» More paper (402.61 pounds) was found discarded in deskside 
trash bins than was collected in the paper recycling stream 
(246.85 pounds).  

Based on this waste audit: 

» It is clear that the building stands to gain 
enormous benefi t from implementing an 
organics program.  

» The results also show a need for the 
building’s tenants to receive reminders 
and additional training.  

» The building could benefi t by eliminating 
glass from its waste streams, since glass 
is heavy, breaks easily (becoming a safety 
hazard), and is increasingly becoming 
labeled as “trash” by most waste haulers.  

» This building should consider removing 
deskside bins and moving to a system 
of collecting waste and recyclables in a 
centralized location. This would increase 
its paper capture. 

1. “What a Waste 2.0:  A Global Snapshot of Solid Waste 
Management to 2050,” World Bank, Sept. 20, 2018 

2. https://openknowledge.worldbank.org/handle/10986/30317 
3. “Predictions for Waste Expenses,” Cass Information Systems, 

Jan 16, 2019.  https://www.cassinfo.com/waste-expense-
management/waste-and-recycling-blog/predictions-for-
waste-expenses-2019-costs-on-the-rise 

4. “Analysis of MSW Landfi ll Tipping Fees,” Environmental 
Research and Educational Foundation, April 2018 

5. https://erefdn.org/wp-content/uploads/2017/12/MSWLF-
Tipping-Fees-2018-Rev.ed_.2019.pdf 

6. “No End in Sight to US Landfi ll Cost Increases,” Waste 
Business Journal, June 2018. 

7. https://www.wasteinfo.com/news/wbj20180613A.htm 

8. “How important are waste audits? San Francisco's mandate 
speaks volumes,” Waste Dive, Jan. 23, 2019. 

9. https://www.wastedive.com/news/how-important-
are-waste-audits-san-franciscos-mandate-speaks-
volumes/546441/ 

REL ATED LINKS: 

Great Forest white paper on centralized waste bin system  
http://greatforest.com/whitepaper/ 
How To Reduce Contamination, Maintain The Value Of 
Your Recycling, Control Costs (In 6 Steps) 
How to Really Increase (and Maintain the Value of) 
Your Recycling 
Case Study: What A Food Waste Audit 
At A National Restaurant Chain Revealed

Ross Guberman is CEO of 
Great Forest, Inc., a pioneering 
sustainable waste management 

consultancy that has been working with 
clients across the U.S. and internationally 
since 1989. Under his guidance, Great Forest 
has emerged as a leader in waste audits.  
Ross is a certifi ed TRUE Advisor, trained 
in the TRUE Zero Waste Rating System.  
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2/90 Sign Systems
2-D As-Built Floor Plans
9-A-M Inc
Able Services
ABM
Accruent
AGF Manufacturing, Inc.
AkitaBox
Alchemy-Spetec, LLC
Alertus Technologies
All County Paving
Allegion
American Technologies, Inc.
AmpliVox Sound Systems
APCO Sign Systems
Apogee Renovation
Applied Technical Services, Inc.
APPRO, Inc.
ARC 
ARCHIBUS Solution Centers Ltd
Associated Crafts & Willet Hauser    
Architectural Glass
Bear River Associates
BELFOR Property Restoration
Biamp Systems
BGIS
Bobrick Washroom Equipment, Inc.
BMS CAT
Bradley Corporation
Brivo
Brown & Root Industrial Services
Building Operating Management
Building Technology Associates
C&W Services
Camelot Facility & Property Management
Camfil
Caterpillar
CBRE
Chicago Chapter of IFMA
CISA Office For Bombing Prevention
Clarus Glassboards
Clune Construction Company
COIT Cleaning & Restoration Services
Connectrac
Construction Specialties Inc.
CORT
D. C. Taylor Co.
Dalkia Energy Solutions
Davies Office Inc.
Directional Systems
Diversified Maintenance
DKI Commercial Solutions
Drawbase Software
Easi File
eCIFM Solutions Inc.
Ecotech Office Environments
EDI
Eighth Day Design, Inc
EMCOR Facilities Services
Embrava
ERGOGENESIS LLC
Ergotron
EthoSource, LLC

EVAC+CHAIR North America, LLC.
Facility Engineering Associates, P.C. 
Farnsworth Group, Inc.
FirstOnSite Restoration
Flagship Facility Services
FlexCart
Flynn BEC LP
FM:Systems
FMX
Fooda
FreeAxez LLC
GardaWorld
Geospatial Analytics, Inc.
GE Silicones
GMR
GOJO Industries
Gordian
GP PRO (Georgia-Pacific)
Grainger
Hawk Research Labs
Haws Corporation
HD Supply
Hog Technologies
Hoshizaki America, Inc.
IA Interior Architects
IAdea Corporation
IBM Corporation
IFMA Foundation
Inpro
Instant Power Professional
iOFFICE, Inc.
i-qlair
Kastle Systems
Kee Safety, Inc.
Kellermeyer Bergensons Services, LLC
Kimberly-Clark Professional
Kimco Services
Lencore Acoustics Corp.
Loftwall
LogiSon Acoustic Network
Marsden Services L.L.C
Master Manufacturing Co. Inc.
Max-R
Metrans, LLC
milliCare Floor & Textile Care
Miracle Method Surface Refinishing
Mobile-Shop
NEBB
Newmark Knight Frank
New Pig Corporation
NEXGEN Asset Management
NFS Technology Group
North American Rescue, LLC
Notifii
Nuvolo
OfficeSpace Software
Patcraft
Pop-A-Lock
Poppin 
Potter Electric Signal
Powering America (NECA and IBEW)
Precision Concrete Cutting
PRIDE Industries

Production Modeling Corporation (PMC)
ProLease IWMS
Relogix
Re-Stream
Ricoh USA, Inc.
Rose Paving
Royal Cup
SCLogic
Securitas Security Services USA, Inc.
SemaConnect
ServiceMaster Restore 

& ServiceMaster Clean
Servpro Industries
Skudo LLC
Skyfold
SmartBox
Smart Rain
SoftBank Robotics America, Inc.
Soft dB
SOLID Surface Care, Inc.
Sound Management Group, LLC
SpaceIQ
Standing inOvation
StructureTec Group
Sunbelt Rentals, Inc.
Sunline Office, LLC
Tango
Tarkett
Tecta America Corporation
Terminix Commercial/ Copesan National 

Accounts
Terracon Consultants, Inc.
The Budd Group
The Detection Group, Inc
The Global Display Solution
The Home Depot Pro
TMA Systems LLC
Tork, an Essity Brand
Traction Guest
Tradition Energy
TransitScreen
Trimble
Truly Nolen of America 
TuffWrap Installations, Inc.
U.S. Department of State Bureau 

of Overseas Buildings Operations
Vector Solutions
Verkada
Versico Roofing Systems
Versteel
Viega LLC
Virtual Facility
Wizard Software Solutions
Workrite Ergonomics
Wurkwel Ventures
Xcluder
Yardi Systems
Zelus
zLink, Inc.

Our thanks to the following exhibitors 
for their participation in IFMA’s World 
Workplace 2020. Thank you for bringing us 
the best in facility and business solutions.

IFMA Corporate Sustaining 
Partners are listed in bold.



Premier Sponsors

Sponsors
IFMA Corporate Sustaining 
Partners are listed in Bold Red.

ARCHIBUS
Education Arena #3 Sponsor
Education Arena Presentations

AkitaBox
Education Arena Presentation

BELFOR Property Restoration
Expo Prize Donation

Biamp Systems 
Expo Prize Card Game

Caterpillar
Welcome Reception

CBRE
Mobile App

Chicago Chapter of IFMA
Expo Prize Card Game

Connectrac
Education Arena #2 Sponsor
Education Arena Presentation
Hotel Keycard Sponsor

D. C. Tylor Co.
Expo Prize Card Game

Davies Office
Opening Keynote Speaker

Ecotech Office Environments
Expo Prize Card Game

EDI
Expo Prize Card Game

EMCOR Facilities Services
Expo Prize Card Game

FirstOnSite Restoration
Deeper Dive Session

Flagship Facility Services
Expo Aisle Sign

FM:Systems
Education Arena Presentation

Grainger
Expo Prize Card Game

Groom Energy Solutions
Expo Prize Card Game
Expo Prize Donation

IBM
Education Arena Presentation

Inpro Corporation 
Expo Prize Card Game

Lencore Acoustics Corp.
Expo Prize Card Game

LogiSon Acoustic Network
Conference Pens Sponsorship
Expo Aisle Sign

Marsden Services L.L.C
Expo Prize Card Game

Master Manufacturing Co. Inc.
Expo Prize Card Game
Expo Prize Donation

Planon
Education Arena Presentation

SCLogic
Expo Prize Card Game
Expo Prize Donation

SoftBank Robotics America, Inc.
Attendee Bags
Expo Aisle Sign

Standing inOvation
Expo Prize Card Game

Sunbelt Rentals, Inc.
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Our sponsors are an integral part of your World Workplace experience 
— they're invested in your professional development. Join us in thanking 
these industry leaders for supporting the activities, services and special 
features at IFMA's World Workplace.
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Why FMs must lead 
 the way in meeting
                                             legislation standards
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Climate Change: Why Action is Needed?
The Earth’s climate has steadily changed throughout history 
alongside natural phenomena that has caused fl uctuations in 
weather, temperature and climatic conditions. However, in just 
the last 650,000 years, Earth has seen an abnormal seven cycles 
of glacial advance and retreat1, with the rate of Antarctica ice 
mass tripling within the last decade2. The modern climatic era 
commenced with the sudden end of the most recent ice age, and 
a contemporary era of human civilization commenced with it. 
Within this era, the climate has been intensely aff ected by the 
rising industrial activity and technological advances of modern 
human lifestyles, with dramatic widespread responses being 
seen in the environment.  

In Greenland, ice is melting at an aston-
ishing seven times faster than it was in 
the 1990s, less than three decades ago. 

This is due to the rapid global warming ex-
perienced in the Artic region which has seen 
a 0.75 C temperate rise in the past decade. If 
these rates continue, we could see a sea-level 
rise of 7 cm before the end of the century, 
merely from Greenland alone, resulting in 
severe consequences that will be experi-
enced by everyone, all around the world3. 

The Intergovernmental Panel on Cli-
mate Change’s most recent report stated 
that carbon dioxide emissions must peak 
by 2020 in order to ensure the planet’s 
temperature remains below 1.54. Follow-

ing this, recent reports have suggested 
that the political actions taken in upcom-
ing months will be crucial in acknowledg-
ing pressing environmental challenges5. 
If warming temperatures exceed 1.5 C, 
strong storms, rising sea levels, mass ex-
tinction and water scarcity are just several 
environmental reactions to be expected. 
These detrimental changes are mostly ir-
reversible and will impact everyone.  

The Climate Change Act of 2008 made 
the U.K. the fi rst country to be legally 
bound into a long-term plan to cut car-
bon emissions, committing the Govern-
ment to reducing emissions by 80 percent 
before 2050 through carbon budgeting, 

trading schemes and targeted carbon 
limits6. Legislation like this is both es-
sential for climate and motivating for the 
population, causing reason to monitor 
emissions at all scales. In order to pre-
vent widespread disaster, eff orts must be 
made to reduce greenhouse gas emissions 
globally. Whilst changes to government 
policy will be crucial in helping to tackle 
the climate crisis, there are plenty of easy 
ways to make sustainable changes at a lo-
cal level to solve these challenges. These 
emission cuts will not happen overnight 
and will therefore require stable strate-
gy alongside a widespread shift to more 
long-term mentalities.

The Built Environment: 
Impact and Impacted 
In a report on long-term corporate health, 
the BBC emphasized that “the economic 
cost of [environmental] inaction is simply 
too great7.”  The negative consequences of 
environmental damage are increasingly 
falling on companies, who are often strug-
gling to protect or replace the natural re-
sources and materials that they depend 
on for business. It is known that business 
sustainability is a key factor in the long-
term success of a company8. Therefore, 
corporate social responsibility, and more 
specifi cally sustainability, is becoming in-
creasingly crucial in directing the future of 
global business strategy. 

B Y  A I D A N   B E L L
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The built environment contributes around 42 percent of total 
carbon footprint in the U.K.9, presenting an infl uential element in 
the development of climate issues around the world. Half of this 
contribution is created from everyday home activities such as using 
electricity and cooking, as well as infrastructure, involving roads and 
railways. Incorporating sustainability into building regulations is a 
crucial step in reaching improvements within the built environment, 
where building owners and users must reconsider their policies to 
address corporate social responsibility. 

Not only is the built environment a signifi cant contributor to cli-
matic issues, it is an area of human civilization that will experience 
the consequences of these issues most severely. In England, one in 
six properties are at risk of fl ooding, putting more than 5.2 million 
properties in danger10; a fi gure that will continue to grow alongside 
rising sea levels, caused by global warming. Recent fl ooding in Ven-
ice saw more than 80 percent of the city completely under water 
as a result of abnormally high tides11. Last year, Australia’s bushfi res 
arrived much earlier than usual, with detrimental impacts on the 
built environment. This was largely a consequence of prolonged dry 
periods and stronger winds which intensifi ed fi res and enabled them 
to spread quickly; eff ects encouraged by climate change12. Construc-
tion has a signifi cant impact on climate, and experiences many of its 
negative responses.

From the early stages of planning to the fi nal stages of construc-
tion, buildings have traditionally been mainly orientated around 
design and form, with the intention of leaving the processes of op-
eration and function to facility managers and building engineering 
staff . Government policies targeted towards improving the effi  cien-
cy of existing buildings have been reduced, and rates of insulation 
installation have halted. However, 80 percent of the buildings that 
will be constructed by 205013 have already been built, suggesting 
that more focus should be applied to decarbonizing older, existing 
stock14, which is lagging behind its contemporary counterparts in 
sustainable development. 

Greening Facility Performance 
As this centralization around new buildings regarding sustainabil-
ity starts to shift, the responsibility for upgrading current building 
stock falls into the hands of FMs, whose authority allows them to 
manage costs and control functions within the built environment. 
The traditional FM role remains, but more recent duties have ex-
tended to incorporate a new environmental focus, narrowing the 
relationships between design, operation and maintenance in light 
of contemporary environmental demands. Alongside their inter-
nal duties, FMs now face a new set of responsibilities, associated 
with the wider environment and society. High facility performance 
and green practice are now closely related, where FM should have 
sustainability as a key strategic objective. Improving a building 
to reach smooth and sustainable operation is a long process, re-
quiring a well-crafted policy of maintenance and refurbishment. 
Some FMs may inherit dated building systems that are expensive 
and tricky to maintain, demanding additional attention and work 
towards achieving sustainable quality.

There are two main types of measures that can be used to reduce 
harmful eff ects of climate change; those targeted towards reduc-
ing harmful eff ects, and those that treat the eff ects at their source. 
Although the latter is often the preferred method, both include an 
integrated life cycle approach, reducing energy consumption and 
improving the quality of products and service. Although change is 
not always smoothly accepted, as “business as usual” can be diffi  -
cult to disrupt, making small transformations are necessary and 
can be introduced gradually. Sustainable FM has developed into 
a role that is involved in a wider organizational culture, where in-
novation, proactivity and leadership are all eff ective elements in 
considering ways to improve sustainability throughout all areas of 
building operation process. There are benefi cial results in owning 
and operating high-performance, green facilities, both fi nancially, 
operationally and sustainably. 

Construction 
has a signifi cant 
impact on climate, 
and experiences 
many of its negative 
responses.
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Inspiring Potential Solutions 
The key change in approach to sustainable FM involves a shift to 
longer-term thinking, where decisions made today should incorpo-
rate questions over their effects on the future of the building, and 
the wider environment in which it exists.

Buildings are significant aspects of climate change adaptation, 
especially with recent increases in weather conditions. Millions 
of properties remain in flood-risk areas, with 10 percent of paving 
sales in 2013 being permeable, and only 15 percent of planning ap-
plications for flood risk areas mentioning “sustainable drainage” in 
2015. Contemporary FM should be proactive in securing properties 
from the possible impacts of weather damage, involving adapta-
tion methods such as sustainable drainage systems and flood risk 
alleviation. Not only will this ensure the safety of the individuals 
and belongings of those within the building but will also contribute 
towards the long-term sustainability of the building itself.

Newly constructed buildings are more energy efficient, meaning 
that FMs must incorporate plans to decarbonize existing builds.  
67 percent of total electricity supply in the U.K. in 2016 was used 
in the built environment, with rising emissions from fuel-use prov-
ing to be one of the largest tests ahead. Electricity and heating, 
combined, are responsible for 25 percent of global greenhouse 
gas emissions, created by the burning of coal, natural gas and oil15. 
Furthermore, 31 percent of energy demand comes from residential 
and commercial sectors in the U.S., through heating, ventilation, 
air conditioning, lighting and other related appliances16. Replacing 
local heating systems with improved, higher performance heating 
processes will improve building efficiency. Furthermore, insula-
tion can easily be incorporated into a maintenance plan, maximiz-
ing resource efficiency and therefore reducing long-term costs. 

The life span of appliances, building components and every-
day products is essential in determining their sustainability17. It is 
therefore important for FM to seek long-lasting, durable products 
that will have a minimal impact in contrast to their short-lived 
alternatives that require continued replacements, both environ-
mentally and financially. Sustainable FM involves the reduction 
of any unnecessary maintenance, requiring investment into more 
efficient, long-lasting components, from large systems to smaller 
appliances and everyday products. This involves improving the 
sustainability of building components rather than merely upkeep-
ing old or traditional performance, adjusting values, behaviors and 
processes to both avoid risks and embrace environmental oppor-
tunities. Identifying issues in the building operation early is crucial 
in establishing a secure and sustainable estate, and therefore a suc-
cessful business in the long-term18. 

There is an important role to reverse the negative effects of an-
thropogenic climate change. FMs should strive to recognize ar-
eas where improvements are possible, from upgrading drainage 
systems, to improving energy efficiency and even creating green 
areas or planting trees. Not only will sustainability save unneces-
sary costs in the long term, it will lengthen property potential and 
enhance smooth operation. For example, the initial costs for in-
stalling insulation is relatively low in comparison to the combined 
costs of adding insulation or cover during a component’s life span 
or paying for the additional heating costs.

What is Effective FM? 
Due to the built environments’ significant contribution towards 
the U.K.’s carbon footprint, and the requirement to improve the 
efficiency of existing buildings as well as new, facility managers 
are well-placed to implement environmental progress. Not only 
will incorporating sustainability into building function smooth its 
everyday operation, save financially and improve the long-term 
potential of the facility, it will positively counteract the impact of 
the built environment on the climate, which is currently severe. 
Effective FM is, involving all aspects of property supervision, from 
environmental education to energy-use. FMs who operate their 
spaces with environmentally conscious approaches have health-
ier and more productive environments, both attracting talented 
workers and retaining them19. The UKGBC highlights that a sus-
tainable built environment is one that mitigates and adapts to Cli-
mate Change whilst eliminating waste and maximizing resource 
efficiency20.  FMJ

Aidan Bell is the co-founder of sustainable building 
materials company Envirobuild. Bell’s mission is to use 
recycled plastic materials to design sustainable cladding, 

decking and furniture to help mitigate the built environment’s 
contribution to climate change.
 
 
 
 
 
 

1. climate.nasa.gov/evidence/
2. www.jpl.nasa.gov/news/news.php?feature=7159
3. www.bbc.co.uk/news/science-environment-48387030
4. report.ipcc.ch/sr15/pdf/sr15_spm_final.pdf
5. www.bbc.co.uk/news/science-environment-48964736
6. http://www.legislation.gov.uk/ukpga/2008/27/part/1/crossheading/the-target-for-2050
7. www.bbc.co.uk/news/business-35430228
8. www.ge.com/reports/post/96692402429/why-it-pays-for-businesses-to-boost-sustainability/
9. www.ukgbc.org/climate-change/
10. assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/

file/292928/geho0609bqds-e-e.pdf
11. www.bbc.co.uk/news/science-environment-50407508
12. http://www.bbc.co.uk/news/science-environment-50407508
13. https:/www.ukgbc.org/climate-change/
14. www.irbnet.de/daten/iconda/CIB8543.pdfS
15. www.epa.gov/ghgemissions/global-greenhouse-gas-emissions-data
16. www.epa.gov/ghgemissions/global-greenhouse-gas-emissions-data
17. www.epa.gov/ghgemissions/global-greenhouse-gas-emissions-data
18. www.irbnet.de/daten/iconda/CIB8543.pdf
19. www.bbc.co.uk/news/business-35430228
20. modbs.co.uk/news/archivestory.php/aid/8862/Why_sustainability_is_now_a_must_in_facilities_

management.html
21. www.ukgbc.org/climate-change/
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curing the 
FM poison

B Y  R A P H A E L  H .  C O H E N  &  C L A R K  E L L I O T T
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Facility managers are doomed: they will most likely never get the 
recognition they deserve for what they do. Why? Because the 
benefits they deliver are most likely undermined by parameters 

that are not in their hands. However, there is a novel and simple ap-
proach to help FMs reduce this handicap. 

FMs provide work environments that are appropriate for em-
ployees. This can be understood as providing the minimum condi-
tions for people to do what they are supposed to do. It can also be 
understood as a way to improve performance.

The first and minimalistic approach requires FMs to have the 
necessary technical skills to make sure that everything works as 
expected: as long as there is light, and employees have a table and 
chair to do their job, the way they feel is not important. The ex-
pected basic outcome that can be measured with an indicator is 
equipment up-time.

The second approach assumes that work environments impact 
the level of employee’s engagement, their retention and ultimately 
the company performance. In this latter case FMs are expected to 
contribute to the overall performance of the organization. There-
fore certain FMs are measuring the impact of the work environ-
ment on employee’s well-being and performance, along with fac-
tors such as lighting, temperature and noise. 

The problem is that if the physical work environment impacts 
well-being and performance, it is not the only parameter. No FM im-
provement can compensate for the demotivation that results from 
the presence of a workplace toxin: the unappreciative, less-desirable 
personnel as defined by Professor Robert Sutton in his best-seller 
“The No-A**hole Rule.” High-performance teams working in decent 
work environments will deliver much higher output than a dysfunc-
tional team working in the most magnificent environment.

Most FMs have come to understand that organizational culture 
and facility management are influencing each other. FM profes-
sionals try to ensure that any significant change in the work envi-
ronment must be compatible with the prevailing culture and the 
intent of the top management. The most sophisticated ones do 
culture surveys and/or have extensive meetings with senior man-
agement to maximize the alignment between managerial practice 
and the changes to be introduced. 

This approach is unfortunately not enough because senior man-
agement intent does not mean that what is desired can be imple-
mented. Senior managers of a multinational corporation have de-
clared that innovation and entrepreneurial behavior are priorities, 
but the middle managers simply ignored this top management as-
piration. One of the reasons was that their bonuses depended on 
their ability to deliver short-term operational objectives. Middle 
managers wanted good executers rather than innovators who were 
perceived as “sand in the gears” preventing plans from being ex-
ecuted optimally. Senior management intent is too often remote 
from what is happening at the field level.

The role of culture
Because of some built-in issues, culture surveys are helpful, but 
also not enough for FMs. 

FIRST, >>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
surveys assume that the organizational culture is homogeneous. 
This is obviously not the case. For instance, in a software company, 
the culture of the salesperson is usually quite different from the 
culture of the programmers writing code. Understanding and ex-
ploiting these nuances is far from easy with aggregated data. 

SECOND, >>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
surveys such as Franklin Becker’s workplace change-readiness sur-
vey usually assume certain management or leadership practices 
are supporting change initiatives. If they provide interesting clues, 
they are not covering the full spectrum of situations that govern 
people’s behaviors in organizations. They are mostly useful for 
pointing out the hurdles or red flags that may impede the intro-
duction of a new work environment, but they do not provide ways 
to address them.

THIRD, >>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
those surveys can be time consuming for the respondents and 
those who are analyzing the data. This means that they are costly.

FOURTH, >>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
even though they usually provide an interesting diagnosis of the 
characteristics of the prevailing culture, the surveys do not ac-
count for the level of engagement of each team or the presence of 
the toxic workplace jerks. This is nevertheless very important for 
FMs because the mindset at the team level will have a huge impact 
on how changes in the work environment will be welcomed. Mov-
ing to an activity-based environment with no dedicated desks will 
be received very differently by a team that has great team spirit 
compared to one managed by a toxic leader. 

As the late management expert Peter Drucker once said, “Cul-
ture eats strategy for breakfast.” He meant that the best plan will 
never be executed if the company culture is toxic or the team is 
dysfunctional. Conversely, a good team will most likely compen-
sate for the weaknesses of a plan. In other words, the quality of 
team interactions is more important than the plan. Improving 
workspace for a dysfunctional team is like flogging a dead horse.
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Measuring the level of 
team engagement is a 
paradigm change
If the culture or change-readiness surveys 
are useful to get a feel of the overall com-
pany culture and to provide some guide-
lines for FMs, it is not enough to predict a 
willingness to accept the proposed changes 
at the team level. What would help FMs is 
to know the mindset of each team to be af-
fected by the changes to be introduced. As 
measuring team dysfunctionality could be 
delicate, it is easier to focus on team en-
gagement. A dysfunctional team will never 
be as engaged as a healthy team. Conse-
quently, a disengaged team will certainly 
not embrace and take full advantage of an 
improved workspace as an engaged team. 

Because there are many routes for achiev-
ing a high level of engagement, only measure 
the end-result obtained by management in-
stead of measuring what they do that may 
increase or reduce change-readiness. The 
end-result is the level of engagement of 
their team. The only assumption is that en-
gaged employees trust their management 
and are committed to the success of their 
employer. The highest possible level of en-
gagement will optimally support workplace 
transformations. Conversely, employees’ 
disengagement is poison for FMs. 

Measuring preexisting team engagement 
is a very helpful predictor of openness to 
change, which will have a big impact on 
the final outcome of what FMs can deliver. 
It should be the best practice for FMs to 
measure current team engagement before 
implementing or even designing the work-
place transformation they intend to intro-
duce. This indicator will tell them how any 
change will be received, regardless of the 
one they have in mind. 

By measuring pre- and post levels of 
engagement, the boldest FMs could even 
measure the impact of their workplace 
transformation on the level of engagement.

The highest possible level 
of engagement will optimally 
support workplace transformations. 

Conversely, employees’ 
disengagement 
is poison for FMs. 
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As there are four kinds of engagement, it is important to distin-
guish between:

1. Intrinsic motivation: the personal trait of people who have 
doing a good job at heart.

2. Engagement for the cause: for example, people who are moti-
vated to heal people or to help children learn important skills.

3. Engagement for an employer: employees who are proud to 
work for a prestigious firm.

4. Engagement generated by the manager’s leadership: the extent 
to which a manager can build engagement. 

Since it has been demonstrated that the manager’s ability to gen-
erate engagement accounts for up to 70 percent of the total level of 
engagement, measuring the fourth kind of engagement is the most 
important. The good news is that it is also the easiest and most 
inexpensive engagement to measure. It can be measured with a 
simple and free software that asks a handful of questions such as:

1. On a scale of 0 to 5, and independently of company policies or 
work conditions, to what extent  

2. does your manager give you the desire to contribute?

3. do you recommend your manager to others considering  
joining your team?

4. do you want to be led by your current manager?

5. is your manager capable of attracting and retaining talent?

For the result to be reliable, the respondents must be able to 
respond without fear. Because it guarantees total anonymity in 
producing an engagement score for each team and the questions 
can be customized to truly measure what FMs want, the free online 
solution provided by www.EazyMirror.com was used. 

A new role for FMs?
If the engagement score is very low, the FM should begin by help-
ing the team to become less dysfunctional. It might sound odd 
that FMs should get involved in management and leadership is-
sues when their job is to take care of the conditions of the work 
environment. The real question is: “What is the consequence of 
not addressing the level of engagement?” The answer is rather sim-
ple: not addressing the level of dysfunctionality – the poison - will 
undermine the efforts of FMs and prevent them from delivering 
optimum outcomes. Because they will not deliver spectacular re-
sults, FMs will not be recognized for their contribution, regardless 
of what they do in the work environment. That’s rather frustrating 
and wasteful.

Because the price of ignoring the level-of-engagement issue is 
high, FMs for their own success have no choice: they must tackle 
this issue one way or another. The FMs who do not (yet) have the 
skills to help teams become more engaged can easily team up with 
experts in employee engagement to obtain the desired outcome. 
Maximizing engagement is the antidote to the poisonous disen-
gagement that will undermine FMs efforts.

A holistic approach  
is a prerequisite
FMs have another hurdle to address: how can they convince their 
internal customers that they should also be involved in team en-
gagement levels? The answer is simple: because what happens in 
the workplace — level of engagement — is at least as important as 
how the workplace supports those activities, a holistic approach is 
indispensable to obtain the desired result from the changes to be 
introduced. 

Furthermore, considering that engaged employees can improve 
profits and productivity by up to 35 percent, every decision-maker 
should be thankful for anyone who can help measure and possibly 
improve the levels of team engagement.

062
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To help convince internal customers, there is the Engaged Team 
Charter, a tool with specifi c characteristics that diff er from tradi-
tional team charters. They include fundamental governance prin-
ciples and expected behaviors. Such guidelines can be essential in 
changing the way people will interact in the new workplace. Issues 
such as how to take private calls did not exist in closed offi  ce envi-
ronments but have a big impact in activity-based settings. Agreeing 
on guidelines can considerably alleviate the pain of transitioning 
from one type of work environment to another. As codes of con-
duct and workplace optimization go hand in hand,  a holistic ap-
proach makes a lot of sense. 

One of the characteristics of the Engaged Team Charter is that it 
is designed by the whole team. As it also includes an enforcement 
mechanism, it creates engagement. The team debate for producing 
the Engaged Team Charter is a wonderful opportunity for FMs to 
truly understand the dynamics that drive each team. This under-
standing opens the door for identifying solutions in the work envi-
ronment to help the teams interact better. 

Harmonizing people’s interactions with their workplace condi-
tions provides a global approach that should yield better results 
than having FMs taking care of the workplace and other soft skills 
experts handling interactions separately. Integrating the work en-
vironment with the way people interact in the environment truly 
creates a virtuous circle.

Designing an Engaged Team Charter is best achieved with the 
help of a neutral facilitator who has no stake or involvement in 
the team, however, it is not always easy to fi nd such trustworthy 
neutral facilitators. FMs could become those neutral facilitators 
and learning the necessary skills is not out of reach.

Improving team interactions and workplace experiences in par-
allel would not only expand the range of their strategic impact on 
organizations, it would at the same time make FMs’ roles much 
more meaningful and essential, in turn bringing higher levels of 
recognition and appreciation.  FMJ

Raphael H. Cohen is the founder and 
CEO of Management Boosters. He has for 
many years been a serial entrepreneur, 

business angel, professor, lecturer, author and member 
of boards of directors. As an expert in executive 
education and director of the Entrepreneurial 
Leadership specialization of the University of Geneva 
eMBA for 18 years, he teaches novel innovation and 
leadership tools to managers and senior executives. 
His latest bestseller maps the leadership levers that 
impact employee’s level of engagement. His previous 
book provided a roadmap for analyzing innovation. 
He holds a Ph.D. from the University of Geneva.

Clark Elliott, Workplace Strategies 
Consultant, is a Social Psychologist and 
Environmental Designer. Based in Geneva, 

Switzerland, Clark is one of the fi rst Workplace 
Strategists in Europe. His career started in 1984 
developing new ways of working at DEC Compaq 
HP. Since 1999, Elliott has provided advisory services 
to some of the world’s largest organizations. He is 
a senior associate at AWA, Advanced Workplace 
Associates, specializing in workplace change 
management and is vice president and co-founder of 
IFMA’s new Workplace Evolutionaries Swiss Hub.
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Behind the Brand

ing and frequent disinfecting of high touch areas like door handles, 
elevator buttons, stair handrails, and restroom surfaces. Whiz and  
its HEPA filter reduces eight times more dust, allergens, and patho-
gens kicked up by manual cleaning by 8x, dramatically improving in-
door air quality. Most importantly, robots can enable staff members 
to stay home when they are sick or faced with cleaning an especially 
infected area.  

 FMJ   Tell us about your CSR efforts or projects. How have these con-
tributed to the community?  

 SBRA   As a company focused on augmenting the workforce through 
automation, we realize the responsibility we have in making sure the 
next generation is prepared to deliver true value through robotics.  

Through our STREAM Education program, representing science, 
technology, robotics, engineering, art, and mathematics, SBRA is 
working with school districts and universities to inspire career paths 
needed in an automated future and increase accessibility to techni-
cal career paths. In 2018, we announced the donation of over 100 of 
SBRA’s Pepper robots to public schools in San Francisco, Boston and 
British Columbia. This past March, SBRA launched Tethys, a visual 
programming software inspired by Pepper and designed to simplify 
the coding experience for students.    

Pepper and Tethys are currently integrated into 21 schools and nu-
merous classes, clubs and events. At partner schools, students are al-
ready seeing the next steps and opportunities for technical careers 
they previously had not imagined.  

We are accepting new partners to sponsor Tethys for their local com-
munities, allowing more students to have access to STREAM careers. 

 FMJ   How can current employees successfully work alongside robots 
introduced into their workplace?  

 SBRA   We strongly believe that the human workforce can be respon-
sibly augmented through cobotics, which are collaborative robots that 
work alongside humans to perform tasks and elevate an employee’s 
ability to complete their work. Cobots can perform repetitive and per-
vasive assignments, which then allows their human colleague to focus 
on skilled work, adding value for both the employee and the company.  

A great example of how cobots can be successfully implemented 
can be seen at HSBC Banks in the United States. Since 2018, we have 
worked closely with HSBC to bring Pepper to select branch locations 
in an effort to both enhance the customer experience and streamline 
branch operations. Pepper has allowed bank staff to have deeper and 
more personal customer engagements by taking care of some of the 
more tedious tasks, including educating customers on basic product 
information, sharing the availability of self-service banking options, 
and asking initial questions to determine banking needs.   

Whether it’s banking, cleaning, inventory management, or making 
contactless coffee, cobots will be an increasingly important part of our 
day to day, building data-driven trust and alleviating arduous tasks. 

COMPANY NAME Softbank Robotics  
EXPERTISE Cleaning Products
CSP LEVEL Platinum     
CSP SINCE 2020 
WEBSITE www.softbankrobotics.com

 FMJ   What research or product innovations is your working on 
that will help FMs be more successful in their roles?  

 SBRA   Last November, SoftBank Robotics America launched Whiz,  
our autonomous vacuum sweeper, in North America. Whiz supports 
overworked janitorial teams in cleaning commercial spaces, such as of-
fices, airports and hotels, by automating the tedious, often backbreak-
ing task of carpet cleaning and allowing staff to focus on providing a 
deeper clean. 

Powered by BrainOS, our partner Brain Corp's commercial operat-
ing system, Whiz is capable of navigating complex and dynamic envi-
ronments autonomously, while ensuring the highest levels of cleaning 
performance and safety. Whiz can record up to 600 cleaning routes, 
which are initially taught by the staff while first implementing Whiz. 
The routes are stored in Whiz, so it can repeat the cleaning route on its 
own. From full-space cleans to drilled-down focus on your most high 
traffic areas, the teach and repeat model gives you exact control of how 
your space is autonomously cleaned  

Thanks to its unique Robotics as a Service (RaaS) model, which in-
cludes fleet service, customer care, and product upgrades, Whiz is con-
stantly enhancing its software and delivering measurably improved 
business outcomes through regular software updates. Most notably, 
SBRA developed Whiz Connect, a data dashboard providing a cen-
tralized means of monitoring, measuring, and extracting a wealth of 
business insights from your Whiz fleet. FMs can use this data to mea-
sure the exact time and distance Whiz operates, which allows them to  
ensure staff are using the robots effectively and confirm the cleans of 
their facilities.    

    
 FMJ   What’s on the horizon in your field/industry, and how is your 
company meeting those challenges and opportunities?  

 SBRA   The coronavirus pandemic has changed the world as we know 
it. In order to feel comfortable in our day-to-day lives, we are going to 
see heightened expectations for the spaces we inhabit. We will see in-
creased demands for sanitation of high-touch areas and a desire to re-
duce non-essential face-to-face interaction. How are FMs and cleaning 
teams going to be able to meet this newly heightened level of scrutiny 
and help people trust commercial spaces in the future?  

Robotics and automation companies are going to be tasked with 
proving their solutions can facilitate healthier environments and the 
safety of the service workers that keep these spaces clean. Automated 
solutions, such as SBRA’s Whiz, can ease the strain that overburdened 
teams face. Automating tasks like vacuuming can cut cleaning time by 
up to 30 percent, giving staff the time they need to focus on deep clean-



Behind the Brand

COMPANY NAME Wisp by Gensler  
EXPERTISE Software Solutions
CSP LEVEL Silver     
CSP SINCE 2020
WEBSITE www.GenslerWisp.com

 FMJ   What research or product innovations is Gensler working 
on that will help FMs be more successful in their roles?  

 GENSLER   We are a world leader in strategy and design. Our work 
relies on data, and we recognize the importance of well-managed 
space and occupancy information for effectively managing a 
workplace portfolio to answer timely questions including:  

• Where can I find accurate CAD plans of our buildings? 
• What’s our current occupancy? 
• How much space is allocated for each department? 
• We’re growing, downsizing, or merging. What are our options? 

Gensler is committed to offering the best space management 
software and service for facility managers to easily retrieve and 
manage data with our proprietary solution, Wisp. Going beyond 
SaaS, we offer strategic advising and ongoing drawing maintenance 
services to offer deeper insights and value our clients. 

Integrated workplace management is less about a single software 
system and more about access to multi-dimensional datasets. With 
a solid base of space and occupancy data in place, information from 
sensors, room reservations, badge data, and employee surveys can 
deliver a better view of what’s effective in the workplace and what isn’t.  

We’re committed to the ongoing advancement of data integrations, 
reporting and analytics within Wisp—providing a launching point for 
workplace technology stacks that are nimble and can quickly respond 
to today’s ever-evolving workplaces.  

 FMJ   What’s on the horizon in your field/industry, and how is 
your company meeting those challenges and opportunities?  

 G   The nature of work is changing, and the workplace must evolve 
to support it. Our research shows that much of what drives employee 
satisfaction, productivity, talent attraction and retention comes 
down to offering choice in the workplace.  

Choice means having the right tools and spaces for the job at hand. 
Proximity, layout, adjustability, noise management, and technology 
are key factors in a successful rollout of this type of environment. 
New types of of spaces and ways of working and growing—such as 
dynamic seating, hoteling, and neighborhoods. 

The Gensler Research Institute is constantly exploring the 
intersection of design, business, and behavior in pursuit of solutions 
that improve the built environment and enhance the human 
experience.  

As IFMA celebrates 40 years of service to the facility manage-
ment industry, we recognize the IFMA Corporate Sustaining 
Partners (CSPs) who have worked with us to bring quality 

content to our members. Their contributions of knowledge and re-
sources are especially important in these days of workplace and fa-
cility disruption. 
 
Who are CSPs and how do they help you succeed? 
Much of the change we see in our facilities is driven by the cutting-edge 
products and services that make our facilities smarter, more efficient, 
healthier and safer. To be prepared for what’s next, we have to know 
what’s coming. Who better to provide insight into the tools that trans-
form and support our spaces than the companies developing them? 

As leaders in their respective industries, IFMA CSPs are constantly 
innovating. They share our desire to build and maintain a better built 
environment. 

CSPs are dedicated to the goals and work of the association, sup-
porting every resource IFMA offers. These best-in-class organizations 
make a substantial investment in the facility management community 
with no guarantee of a tangible return. As advisers, topic experts and 
change leaders, they are committed to the success of the professionals 
they support. 

To help us make informed decisions about our facilities, CSPs: 

• share survey and research results; 

• share information on new methods and groundbreaking products; 

• contribute industry white papers and case studies to IFMA’s 
Knowledge Library; 

• contribute articles to FMJ magazine; 

• partner with IFMA to fund research, benchmarking  
and educational projects.  

CSPs depend on information from IFMA members. Tapping into 
our insights on present and future needs and hands-on knowledge 
of workplace strategies, CSPs create better, more sustainable and 
resourceful solutions to managing our people, places, processes and 
technologies. 

With the generous support of our CSPs, we have the means to de-
liver the quality, cutting-edge information that you’ve come to expect 
from your association. A company bearing the CSP logo has made an 
investment in the continued advancement of the FM profession — 
they have made an investment in you. 

Support the companies that support you. Look for CSPs when 
browsing content in the Knowledge Library, walking the expo floor 
at IFMA events, reading the latest industry news in FMJ, and decid-
ing on products or services for your facilities. 
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IFMA’s Corporate Sustaining Partners (CSPs) are dedicated to the goals 
and work of the association, supporting every resource IFMA o�ers. These 
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management community with no guarantee of a tangible return. As 
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Learn more at www.ifma.org/marketplace

ACOUSTICAL/SOUND MASKING
Biamp Systems | www.biamp.com 
Lencore Sound Masking & Acoustics | www. lencore.com 
LogiSon Acoustic Network | www.logison.com 

BUILDING AUTOMATION
Honeywell BMS | www.honeywell.com

BUILDING ACCESSORIES FOR CONTROLLED ENVIRONMENTS
Controlled Environments Inc. | www.cespaces.com

BUILDING MAINTENANCE/REPAIR/RESTORATION
Otis Elevator | www.otis.com

CARPET/FLOORING/TEXTILES
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

ENERGY SOLUTIONS/MANAGEMENT
EDF Renewables NA | www.edf-re.com

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

FM CONSULTANTS/SERVICES/PROVIDERS
ABM | www.abm.com 
Al-Hajry Overseas Co. LTD. | www.alhajry-overseas.com.sa
Al Shirawi Facilities Management | www.alshirawifm.com
Amentum | www.amentum.com
ARAMARK | www.aramarkfacilities.com
Barq Group | www.barqgroup.com/barq-facility-management.htm
Canadian Base Operators | www.canadianbaseoperators.com
City Facilities Management | www.cityfm.com
C&W Services | www.cwservices.com
EMCO Qatar | www.emcoqatar.com 
EMCOR Facilities Services | www.emcorfacilities.com 
FEA | FEApc.com 
ISS Facility Services | www.us.issworld.com 
New PIG Corporation | www.newpig.com
Renaissance Services SAOG | www.renaissanceservices.com
Sodexo | www.sodexousa.com

FM SOFTWARE
Cloudbooking | www.cloudbooking.com
FM:Systems Inc. | www.fmsystems.com
IBM | www.ibm.com/us-en/
iOFFICE | www.iofficecorp.com 
Planon | www.planonsoftware.com 
SpaceIQ | www.spaceiq.com
Trimble | www.trimble.com

FURNITURE
CORT | www.cort.com 
Davies Office Inc. | www.daviesoffice.com 
Kimball Office | www.kimballoffice.com
Steelcase Inc. | www.steelcase.com
Sunline Office, LLC | www.arnoldsofficefurniture.com
Tangram Interiors | www.tangraminteriors.com
Vari | www.varidesk.com
Versteel | www.versteel.com 

HVAC
Shaqurri International Private Limited | www.shaqurri.com.pk

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

JANITORIAL SERVICES/CLEANING PRODUCTS 
Excel Dryer | www.exceldryer.com

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

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

ROOFING
Astec Re-Ply Roofing Systems | www.whyreplace.com

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

TECHNOLOGY SOFTWARE TOOLS
ARC Technology Solutions | www.e-arc.com
OpenSensors | www.opensensors.com
SCLogic | www.SCLogic.com
Spacewell | www.spacewell.com

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

FM DEALS & DISCOUNTS 
PARTICIPANTS Learn more at www.ifma.org/marketplace
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Understanding a building’s energy usage and 
managing it effi  ciently and eff ectively is a key risk 
mitigation factor in lowering a facility’s operation 
costs, namely the electricity bill. With current green 
button technology available from most energy 
providers and utility companies, FMs can stay on 
top of their energy usage and also benchmark their 
building’s usage using today's data-driven technology. 
Benchmarking a building’s energy performance is 
critical and in California it is now the law per AB 802 
— Mandatory Energy Benchmarking & Disclosure. 
With that free data and energy use analysis in hand, 
FMs can implement best practices for planning 
energy reduction policies and procedures.

Energy! It’s one of any FM’s major cost 
components. It is a hot topic and will 
continue to be so. For most facilities 

and properties, the cost of energy is not 
going down — only up. It is essential for 
FMs to reduce energy costs on their build-
ing(s) whether new or existing. 

Energy management is an integral part 
of the day-to-day operations for FMs and 
property owners. Rising energy costs and 
increasing interest in sustainability are 
driving the need to reduce energy con-
sumption in buildings and develop strate-
gies for better management. 

How the United States Uses Energy
FMs must ask themselves how energy 
effi  cient is their property and how does a fa-
cility’s overall energy effi  ciency compare to a 
portfolio of buildings? Or, how does it com-
pare to other similar buildings regionally, 
nationwide or internationally? Many FMs 
and property managers assume they are us-
ing SMART goals in their effi  ciency plans.  

Planning & 
Project Management for
Energy Savings

B Y  C O R E Y  L E E  W I L S O N 



SMART is an acronym for Specifi c, Measurable, Assignable, Real-
istic and Time-related. Sadly, this may not be the case. If they have 
not developed and implemented a Sustainable Energy Buildings 
Plan (SEBP) and are not utilizing a smart energy savings system 
(SESS), the chances are they are not reducing energy usage to its 
full potential. 

The market for solar energy has grown quickly over the last de-
cade, but ultimately, to tap into the full value of solar energy, busi-
nesses need a way to control the timing of that energy use. The 
best way to do that is with energy storage. 

Electricity and natural gas have been, and continue to be, the 
two dominant energy sources in the commercial buildings sec-
tor. Together they accounted for about 93 percent of total energy 
consumed in 2012. Along with the increase in total electricity con-
sumption, electricity increased its share of total energy consumed 
from 38 percent in 1979 to 61 percent in 2012. 

Americans use a lot of energy in homes, businesses, throughout 
industry, and to travel and transport goods. Thirty percent of ener-
gy consumed in the commercial and industrial buildings is wasted. 
There are fi ve energy-use sectors: 

» The Industrial Sector: facilities and equipment used for 
manufacturing, agriculture, mining and construction.

» The Transportation Sector: vehicles that transport people or goods, 
such as cars, trucks, buses, motorcycles, trains, aircraft, boats, 
barges and ships. 

» The Residential Sector: homes and apartments. 

» The Commercial Sector: o�  ces, malls, stores, schools, hospitals, 
hotels, warehouses, restaurants, and places of worship and public 
assembly. 

» The Electric Power Sector: consumes primary energy to generate 
most of the electricity to sell to the other four sectors. 

In addition to primary energy use, the industrial, transportation, 
residential and commercial sectors also purchase and use most of 
the electricity (a secondary energy source) the electric power sec-
tor produces and sells. These four sectors are called end-use sec-
tors because they buy or produce energy for their own consump-
tion and not for resale.

The good, the bad and the ugly
For California’s buildings, a larger percentage (now 60 percent as 
of 2020) of the state’s energy is supplied by renewable resources 
and of those renewal resources solar power is by far the largest. 
That’s the good news! 

As the transmission of energy moves from these sources to pow-
er substations, electrical energy is distributed to fi ll the various 
power needs of California’s buildings. During that process be-
tween 61 and 86 percent of the generated power is lost, wasted, 
along the way and this power supply is also imbalanced, creating 
power surges and sparking electrical fi res. The bad news! 

In addition, utilities have also increased demand charges by 
more than 100 percent over the last decade. The ugly news! 

Energy Rates and Solar Policies Are in Flux
Because of solar power’s success, utilities across the country are 
adopting pricing policies that place an increasing emphasis on 
time-variable rates and demand charges. For an average commer-
cial energy user today, 60 percent of energy spent is based not on 
how much energy is used, but when it is used.  

In California, for example, utilities have changed the timing and 
price of Time-of-Use (TOU) rates in a way that diminishes solar 
project economics unless developers pair solar with energy stor-
age. In addition, utilities have also increased demand charges by 
more than 100 percent across the last decade.  
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That means businesses are getting 
charged more for their peak energy usage 
each month. If those peaks occur when 
time-based rates are highest, it can mean 
a huge energy bill, and can impact the 
savings from solar energy. Solar energy 
alone does not address the most expen-
sive demand peaks, which now with the 
new rate structures, often occur in the late 
afternoon when solar production drops. 
By employing both solar and energy stor-
age systems (ESS), businesses can reduce 
not only energy charges, but also address 
demand peaks that may occur when solar 
output goes down.  

Solar will continue to expand but with 
the shift in energy demand to non-PV 
producing time frames in the evening 
when demand peaks, the newest and most 
promising renewable is the use of ESS and 
the Distributed Energy Resource (DER) 
technology that allows them to flatten 
end-user energy usage as well as distrib-
ute surplus energy back to the grid all the 
while reducing buildings energy costs and 
improving an organization’s bottom line. 

Be it financial and/or environmental, it 
is the best of both worlds as the following 
statistics show: 

 » U.S. energy storage deployment nearly 
doubled in 2018 as the nation installed 
350.5 MW, 777 MWh — over 80 percent 
more than was deployed in 2017 in terms 
of megawatt-hours, according to a new 
report. 

 » Behind-the-Meter (BTM) storage 
accounted for 53 percent of the total 
deployment in megawatts while front-of-
the-meter (FTM) installations accounted 
for 47 percent, according to the U.S. 
Energy Storage Monitor 2018 Year-in-
Review. FTM installations often had 
durations of four hours or more. 

 » Report authors from Wood Mackenzie and 
the Energy Storage Association expect 
the energy storage market to double in 
2019, deploying 1,681 MWh. By 2024, they 
expect annual deployments to exceed  
4.4 GW that are powered by DERs

Smart Energy Saving System (SESS) 
Lowers Building Operation’s  
Energy Costs

As new rooftop solar and battery storage 
systems evolved, the technology to aggre-
gate their extra energy capacity BTM and 
distribute it back to the power grid has ar-
rived. It is called DER and it offers utilities 
the opportunity to meet bulk power sector 
needs by utilizing their smaller customers 
who have extra energy reserves to transfer 
back to the electrical distribution grid.   

Solar energy produced during the day 
gets stored inside batteries for later use. 
When the solar production goes down in 
the late afternoon and time-based rates 
spike upward, businesses can draw energy 
from the batteries rather than paying for 
expensive power from the grid. Business-
es can also use power from the batteries 
when their energy demand is highest to 
lower their demand charges. 

A SESS can manage and regulate energy 
usage by purchasing it at the lowest peak 
usage rates and releasing it when energy 
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demand is at its highest. They also prevent energy spikes and ex-
cessive energy demand by modulating and fl attening energy usage 
for peak performance. As more loads and generating resources are 
connected through DERs, power usage will decrease, outages will 
cease, and this nascent industry will graduate to a full-fl edge grid 
resource, which is ready to happen. 

Already, a small mix of aggregators and utility-run programs 
are starting to bring a wide range of resources together for fa-
cility property managers to reduce peak load, take stress off  the 
system in key areas, and reduce the need to purchase expensive 
power. This could help defer or replace more costly investment in 
traditional grid infrastructure, as well as help integrate renewable 
resources and decrease sector emissions, all part of California’s 
aggressive goal for a sustainable near future. 

Reducing Energy Costs
The commercial and residential need for rooftop solar, electric 
vehicles and now battery storage shows no sign of slowing 
down and will accelerate to meet the nation’s growing electrical 
requirements that are replacing non-renewable resources like coal, 
petroleum and natural gas.  

Until now, getting from the grid of the past with demand 
response load reductions to the multi-resource network of today’s 
of DERs was no easy task. It required not just managing the 
impacts of countless new resources on utility distribution systems 
but designing the software products and market models to allow 
the new aggregations to meet grid needs.  

The same is true for DER, a catch-all term for rooftop solar, 
battery storage, and electric vehicles electrical and power sources 
attached to the distribution grid. For the typical commercial 
and industrial (C&I) facility, transforming and integrating their 
various power requirements with the latest solar, battery and 
EV technologies requires a SESS. 

SESS for Battery Storage has Arrived
A limited number of certifi ed open automated demand response 
program providers in California are off ering SESS programs in 
2019. There is no better return on investment for energy reduction 
savings in California than these promising SESS programs. 

Because Energy Storage Systems providers collaborate and 
partner with their clients for the most eff ective and profi table 

SESS, they design, install, operate and maintain their proprietary 
Aggregated Energy Resource Solutions (AERS) system using 
advanced building energy demand and emulation analysis that 
balances the energy rate as well as using the lowest rates available.  

All their energy saving partners need to do is provide the 
necessary interior or exterior equipment space for a SESS and 
a copy of their energy usage data and electrical bill. Design to 
completion is typically three months or less and from then on, the 
SESS installer owns, operates and maintains the equipment and 
shares the energy savings per a mutually agreed percentage with 
its partner. Or, the partner can own, operate and maintain it as a 
capital investment and keep all the energy savings.  

SESS network operation center specializes in lowering and fl at-
tening peak energy TOU by storing energy and releasing it as need-
ed by utilizing a Qualifi ed Balance Resources (QBR) system. QBR 
essentially releases stored energy during peak demand and TOU 
periods after purchasing the facility’s peak power usage reserves 
during the time of day with the lowest TOU rates. 

A SESS’s AERS makes qualifi ed balancing resources of electri-
cal consumption using kw Demand Charge Management and kwh 
Energy Charge Management systems. These client and the SESS’s 
integrated systems help control and distribute energy resources 
between the electrical power grid and the building’s energy de-
mand which maximizes a client’s energy bill savings and helps 
balance the electrical grid.  FMJ

Corey Lee Wilson is a California native and founded 
the IFMA Inland Empire Chapter in 2013 and was its 
past president from 2013-19. He is the president of CLW 

Enterprises, and project manager for MicroNOC Inc. He holds a BS 
in Economics from California State Polytechnic University Pomona, is 
an IFMA FMP, LEED AP O+M Specialty, CMAA CCM, and a member 
of the USGBC-LA Chapter. He is an Energy Savings Consulting that 
facilitates cost-eff ective and effi  cient energy reduction and battery back-
up systems that reduces energy usage that lowers operational costs.  
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What courses are offered?

Design 1.1
Intro to Professional Leadership Dev. I 
Computer Applications in Architecture 
Managerial Accounting Principles 
Advanced Topics in Digital Architecture 
Intro to Technology of Architecture 
Inter. Professional Leadership Dev. I 
Management Internship
Corporation Finance
Adv. Professional Leadership Development I 
Environmental Systems in Architecture 
Principles of Marketing
Principles of Management 
Principles of Real Estate 
Services Marketing
Legal Environment of Business 
Intro to Facility Management 
Financial Accounting Principles
Intro to Professional Leadership Dev. II 
Cost Accounting
Material and Methods
Quantitative Methods & Business Decisions I 
Inter. Professional Leadership Dev. II 
Construction Management I
Building Construction I
Prof. Bus. Communication & Report Writing 
Adv. Professional Leadership Dev. II 
Management Internship II
Construction Planning and Scheduling 
Occupational Safety and Health Facility Management
Business Policy

Why and when was the program instituted?
The bachelor of science in business administration with a program 
major in facilities management was a collective vision of the facul-
ty and administration of both the School of Business and Industry 
and the School of Architecture and Engineering Technology to af-
ford FAMU graduates the necessary didactic and practical experi-
ences required to competently and professionally work in the FM 
industry. The FAMU bachelor’s FM program is housed within the 
University’s business school with the university’s School of Archi-
tecture and Engineering Technology as its partner.

Florida A&M University received initial accreditation with IFMA 
at the Baccalaureate Program Level in 2012. The Baccalaureate 
Program was approved for reaccreditation September 2018.

What types of practical applications 
do your students learn?
The FAMU bachelor’s program is designed so that undergrad-
uate students understand the FM history, practice, and profes-
sion; plan and manage projects; manage building systems, fa-
cility operations, occupant services, and maintenance; apply 
assessment, management and leadership principles of facility 
organizations and their stakeholders; apply fi scal management 
tools to the facility program and organization; apply human fac-
tor principles to the facility operation and stakeholders; become 
eff ective communicators; and apply FM computer applications.

Tell us about your former students 
and what they have gone on to accomplish. 
FAMU FM bachelor’s program graduates have gone on to employ-
ment within the university and at major companies where they are 
specialists and managers in their fi elds.

What kinds of research is your department 
conducting and what are you most excited about? 
Quantitative research that primarily deals with investigating FM 
education domestically and abroad at the undergraduate and 
graduate levels, Facility Management Accreditation Commission 
(FMAC) institution accreditation, facility management curriculum 
development, value of FM program(s) to institutions/society.

accredited degree programs 
School name: Florida A&M University, Tallahassee, Florida, USA

FM-related degrees offered:
Bachelor of Science in Business Administration 
     with a program major in Facilities Management 
Master of Science in Architecture: Facility Management Program

IFMA Affiliation: Since January 2009
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Qualitative research including, but not 
limited to, case studies on FM pedagogy 
and assessment practices.

Magazine stories broaching the EuroFM 
perspective of FM education, FM stan-
dards, and the overall strengthening of the 
FM profession on an international and do-
mestic perspective. FM sustainability, FM 
value, and FM industry futures.

What are the issues facing the 
next generation of FMs and how 
will they be addressed?
The highly competitive marketplace in 
combination with the world's rapidly de-
pleted natural resources force a focus on 
long term sustainability. FMs need edu-
cation that is no longer just technology 
based; they need access to experts in wide 
range global and domestic business mar-
kets (i.e., accounting, fi nance, marketing, 
human resource management, etc.) as well 
as the traditional business intellect associ-
ated with being a CEO and/ or CFO. 

This need unearths a primary space for 
mankind, and that is a sustainability focus. 
Schwab has suggested that the First In-
dustrial Revolution was initiated by water 
and steam power, the Second by electric 
power, and the Third by electronics and 
information technology. Now the Fourth 
is being created by “clusters of new tech-
nologies including artifi cial intelligence 
(AI) and robotics, additive manufacturing, 
neuro-technologies, bio-technologies, vir-
tual and augmented reality, new materials, 
energy technologies, as well as ideas and 
capabilities we don’t know yet.” 

A sustainable world can be accom-
plished by using new skills and processes 
to create an effi  cient world where we work 
with machines rather than being replaced 

The Florida State Capitol building and Apalachee Parkway.
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by them. This is accomplished by focusing 
on two skill sets that are key to humanics: 

Human literacy that is concerned with 
communications and design, and Cogni-
tive capabilities including, but not limited 
to higher order mental skills like entrepre-
neurship, and cultural agility along with 
systems and design thinking.

Going forward, FMs must be trained to 
run the entire corporation (i.e., becom-
ing a corporate leader). Higher education 
organizations that can execute on under-
standing the technologies identifi ed above, 
but more importantly, that can adjust to 
ever-changing critical thinking, required 
to eff ectively run an organization should 
prove to be the most value to future share-
holders and the public.

Sanquist, Nancy, (2017) "Rifkin's Riff : Build-
ings as Nodes for Sustainable Development in 
the Fourth Industrial Revolution", eFMinsight 
Magazine, EuroFM.org, 45(June), 33-43.

What are the accolades 
of your academic staff?

» Only Endowed Chair in the US with FM 
focus, potentially in the world Centennial 
Eminent Scholar and Professor of 
Marketing and Facility Management

» First European Facility Management 
Association (EuroFM) Ambassador 
to the United States of America

» Facility Management Accreditation 
Commission (FMAC) Board 
of Commissioners

» Former Academic Advisor to 
IFMA Foundation

» FAMU Sustainability Institute 
Faculty Fellow 2016-2017

How can FAMU’s bachelor of 
science program in FM help 
maximize the productivity of 
the next generation of FMs?

The program off ered at Florida A&M Uni-
versity, is a four-year, undergraduate degree 
program that prepares the next generation 
of FMs. The FM program is housed within 
the business school; however, it is a col-
laborative partnership with the School of 
Architecture and Engineering Technology. 
In our eff orts to maximize the productivity 
of the next generation of Facility Mangers, 
FAMU’s program develops students with 
the competencies to analyze FM- related 
issues from an enterprise-wide perspective. 
The program consists of 120 credits hours, 
made up of general education core, as well 
as, business, architecture and construction 
courses. The nine credits in accounting, 
three credits in fi nance and 8 credits in pro-
fessional leadership development (PLD) 
provide the next generation of FMs with 
the business acumen and background that 
are unmatched by FM in other institutions.

In addition, there are two-one credit 
internships required to provide students 
with experiential opportunities in the 
fi eld to practice what they have learned 
in the classroom. Many of these opportu-
nities are with external enterprises such 
as Leon County Facilities Management 
Department,  Minor League Baseball, At-
lanta Hartsfi eld-Jackson Airport, NASCAR, 
Jones Lang LaSalle, Sodexo and Aramark.

The program concludes with capstone 
courses in services marketing and strategic 
management, in which students demon-
strate competency in facilities manage-
ment and business through an applied FM 
report, business case analysis and public 
presentations.

FLORIDA A&M UNIVERSITY MISSION STATEMENT
Florida Agricultural and Mechanical University (FAMU) 
is an 1890 land-grant institution dedicated to the 
advancement of knowledge, resolution of complex 
issues and the empowerment of citizens and com-
munities.  The University provides a student-centered 
environment consistent with its core values.  The 
faculty is committed to educating students at the 
undergraduate, graduate, doctoral and professional 
levels, preparing graduates to apply their knowledge, 
critical thinking skills and creativity in their service 
to society.  FAMU’s distinction as a doctoral/research 
institution will continue to provide mechanisms to 
address emerging issues through local and global 
partnerships.  Expanding upon the University’s land-
grant status, it will enhance the lives of constituents 
through innovative research, engaging cooperative 
extension, and public service.  While the University 
continues its historic mission of educating African 
Americans, FAMU embraces persons of all races, 
ethnic origins and nationalities as life-long members 
of the university community. 

Florida Agricultural and Mechanical University holds 
the following values essential to the achievement of 
the university’s mission:

FAMU will be recognized as a premier land-grant, 
doctoral-research university that produces globally 
competitive graduates. 

• Scholarship
• Excellence
• Openness
• Fiscal Responsibility
• Accountability
• Collaboration
• Diversity
• Service
• Fairness

• Courage
• Integrity
• Respect
• Collegiality
• Freedom
• Ethics
• Shared Governance
• Vision Statement

Downtown Tallahassee



Brings to you...

Gala invitation
The IFMA Foundation presents
Party Like a Gatsby: A Roaring 20s Grand Affair
IFMA’s World Workplace | Sept. 29, 2020 | Chicago, Illinois, USA

Join us for a party worthy of Jay Gatsby, guests are encouraged to wear their spats and 
fedoras, flapper dresses and cloche hats and prepare to dance the Charleston to ragtime jazz. 
Enjoy food, drink (no bathtub gin), mingling and celebrating the foundation’s 
30-year anniversary.

Learn more about sponsorship and registration:
foundation.ifma.org/event/annual-fundraiser-event

Featuring the Charleston Challenge
US$750 entry fee

 Gather a team of six to compete.
 Each group is given two minutes to show off their dance moves.
 Five judges will score on: Roaring 20s attire, difficulty of movement,    

  character and personality, originality and creativity. 
 Winners receive a year of bragging rights, $500 in casino chips for the    

  team, and a Charleston Challenge award.

Pandemic manual release
Originally written in 2006 to provide FM professionals with a reference document to 
assist in planning for, controlling and responding to pandemic influenza threats, the IFMA 
Foundation’s Pandemic Manual has been updated to help FMs address the COVID-19 
pandemic, including their response, communications and business recovery/resumption.

The revised Pandemic Manual will cover these areas:

 Case studies from various industries on how FMs are managing during COVID-19
 Pandemic response checklists 
 FM measures for influenza control and mitigation
 Using technology and working from home 
 Business returning to normal following a pandemic
 Next-time preparedness

Learn more at 

foundation.ifma.org/news/publications
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Learning 
through serving:

FM students implement strategy 
at 100-year-old church 

B Y  J E F F  R O S S - B A I N  &  D R .  E U N H W A  Y A N G  
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Service-learning is often found to be a more engaging and rewarding learning experience for students by  
learning within a subject field as well as helping within their communities1. One of the most effective elements  
of service-learning is engagement in real world situations and interacting with actual building owners, users,  
and operators to explore solutions to actual problems. Furthermore, many of the students, by developing a 
personal interest and stake in the project circumstances, become fully engaged in researching solutions and 
developing creative problem-solving practices. Such an engagement sentiment is very difficult to replicate in  
case studies or theoretical constructs within the classroom only.  

Graduate students in the School of Building Construction at 
the Georgia Institute of Technology had a service-learning 
inspired church project as a part of their master’s capstone 

course. The FM capstone project was designed to demonstrate the 
students accumulated educational training of the master of facili-
ty management program and to provide students with the integra-
tive curricular experience by conducting a single research project. 
Fourteen students worked on the facility condition assessment and 
development of a strategic facility plan for the College Park First 
United Methodist Church in College Park, Georgia USA. 

The church complex consists of a 100-year-old sanctuary struc-
ture, an education building, an ancillary building, and a pastor’s 
house, resulting in the approximate gross floor area of 42,800 square 
feet. The sanctuary building has an estimated seating capacity of 600 
and has a fully equipped, commercial-grade kitchen. The education 
building is used for a preschool, and the ancillary building is used as 
a school for children with learning disabilities. The pastor’s house, 
however, has not been used for years and remains vacant.  

There were several challenging aspects of the churches’ state 
found in the discovery phase of the student’s assignment. One re-
ality was a declining congregation and increasingly fewer funds for 
basic building operations. A challenge to the leadership and congre-
gation was a need for re-alignment of the church mission and out-
reach while accepting that the practices used over the past century 
no longer apply. The changing demographics of the area, new needs 
of the population, and necessity for space use realignment must be 
part of any renewal plan.   

The church’s space is under-utilized with many classrooms and 
meeting spaces unused, a daycare facility that falls far short of mod-
ern quality expectations, and the use of the sanctuary and kitchen 
limited to Sunday’s only operation. There is a new tenant for one of 
the previously unused spaces, but the interior finishes and general 
condition of the space has a worn out and dated feel.  

Another critical concern is the aging and outdated mechanical, 
electrical and plumbing systems that are costly to replace, operate, 
maintain and would be priorities for replacement and/or major over- 
 

 
 
 
haul. The FM practices are typical of a place of worship as funding 
is extremely limited faced with the scope of needs, volunteer parish-
ioners manage FM oversight, and a custodial part-time employee is 
tasked with minor repairs and fixes. There does not appear to be 
professional operations and maintenance procedures that track per-
formance, oversight of outsourced vendors, or preparation of long 
term, strategic plans. 

Student teams presented a strategic FM plan to fulfill the church’s 
vision, values and mission through creating a supportive built envi-
ronment. They also delivered a comprehensive analysis of the use 
of facilities, FM practices, facilities’ condition and energy perfor-
mance. Through a site visit, interviews with the church’s building 
and ground committee and staff, students were also able to identify 
challenges and opportunities for the church’s FM.  

After discovery of conditions and challenges, the students devel-
oped feasible and implementable suggestions using a scenario-based 
planning approach, from no-, low- and medium-cost building im-
provements to incremental capital budgeting strategies. At the very  
first level, there are no-to-low cost building improvements, such as 
monitoring and keeping the records of utility bills, retrofitting light-
ing with more energy-efficient components and re-commissioning 
HVAC systems to intended operational parameters. Understanding 
the current condition of facilities can help the church board mem-
bers in many ways: prioritizing the deferred maintenance activities, 
planning for significant building improvements, and allocating an-
nual and capital budgets accordingly.  

One of the most interesting results of this exercise was the diver-
sity of creative ideas and implementation strategies provided by the 
student teams. No two teams had the same solutions, yet each team 
contributed important strategies and ideas to be considered. There 
were substantial suggestions for phasing HVAC system replace-
ments, developing key performance indicators to track improve-
ments, re-purposing the sanctuary for “more than just Sunday” uses, 
upgrading the daycare to be more attractive, creating long term bud-
gets that recognized increasing income (essential to remain viable), 
and revitalizing the kitchen to provide a food outreach to the local  
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Images provided by College Park First United Methodist Church
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community. Taking the students’ ideas, in 
aggregate, and applying the most relevant 
ideas was an outstanding delivery to the 
church leaders involved in the process. 
With the involvement of the Georgia Tech 
student teams, the church leaders have na-
scent strategies in place to create a road-
map for revitalization.  

This real-world example gave the stu-
dents an unfiltered demonstration of the 
linkage between the quality and role of FM 
functions and the quality of operation and 
maintenance of facilities, which could ulti-
mately contribute to the realization of the 
church’s mission and values. The students 
presented their findings to the church board 
members, including the chair of the Church 
Board of Trustees, Meredith Hodges, in De-
cember 2019 at Georgia Tech. At the conclu-
sion of the student presentations, Hodges, 
as well as the other attendees and leaders 
of the church, commented on the quality 
and insights of the student presentations. 
The church leaders expressed a renewed 
sense of optimism and anticipation that the 
suggestions and insights from the student 
work would provide the foundations for the 
church’s new direction and vision.   

Operating and maintaining aging worship 
facilities under limited budget and resourc-
es with the declining number of church 
members is not just the College Park First 
UMC’s story. Many worship facilities face 
the same challenges, nationally and glob-
ally. According to a recent Gallup Poll, the 
past 20 years have seen an acceleration in 
the drop-off, with a 20-percentage-point 
decline since 1999 and more than half of 
that change occurring since the start of the 
current decade (2010’s).2 This reality  fur-
ther adds to the challenges facing church 
leadership.   

The condition of many churches and their 
struggles with FM are further amplified as 
building and control systems, communi-
cation, and energy expenses become more 
complicated, combined with church FM is 
often volunteer based rather than estab-
lished formal FM departments. Churches 

in low-income communities are especially 
compromised as building systems fail and/
or require maintenance where funding is 
limited or not available at all. Unfortunate-
ly, these communities are often financially 
distressed with high rates of poverty, unem-
ployment, and high school dropouts; hence 
a strong, faith-based community founda-
tion is essential to help build strong social 
connections.3  

Strategic FM planning and the quality of 
FM functions ultimately affect a building’s 
energy performance, the indoor environ-
mental quality of spaces, and users’ satis-
faction, health, performance, and environ-
mental impacts. Small- and medium-sized 
enterprises and non-profit organizations 
such as worship facilities, face the chal-
lenges of establishing and following stan-
dardized FM functions because of a lack 
of resources, staff, and a standard way of 
operating and maintaining facilities. They 
also tend to rely on a reactive approach 
rather than having a preventive approach 
for seamless O&M.  

Facilities at churches can be not only a 
physical place for worship but also a safe 
social place for community building and 
healthy social connection. Programs such 
as preschools and special education, seniors 
activities, group fitness, and community 
markets are just a few of many examples.  

Georgia Tech’s FM program: Master of 
Science in Facility Management at Georgia 
Tech is a professional, multidisciplinary pro-
gram that merges real estate development, 
construction, and operational management 
with business, communication, and finan-
cial studies. The FM program emphasizes 
holistic and strategic thinking about the 
built environment throughout a building’s 
life cycle. The program focuses on success-
fully integrating all elements of a facility to 
provide productive and sustainable environ-
ments for users and make properties profit-
able investments for their owners. The FM 
program is accredited by the IFMA Founda-
tion and numerous students have received 
scholarships from the IFMA Foundation. FMJ  

1. Astin, A. W., Vogelgesang, L. J., Ikeda, E. K., & Yee, J. A. (2000). 
How service learning affects students. Los Angeles, CA: Higher 
Education Research Institute, UCLA.  

2.  Jones, J. M. (2019). U.S. church membership down sharply in 
past two decades. Retrieved February 10, 2020, from https://
news.gallup.com/poll/248837/church-membership-down-
sharply-past-two-decades.aspx 

3. Dodd, P. (2018). Low-income communities are struggling to 
support churches. Retrieved February 10, 2020, from https://
www.theatlantic.com/politics/archive/2018/01/low-income-
communities-churches/549677/  
 
 

Jeff Ross-Bain, PE, LEED 
Fellow is a mechanical engineer 
and president of Ross-Bain Green 

Building, LLC. Since 2001, He has worked 
exclusively in the field of high-performance 
green buildings and has been involved with 
more than 85 LEED projects, numerous 
energy audits, energy models, and provides 
commissioning services. He recently earned 
his master’s degree from the Georgia Institute 
of Technology in FM and is using these skills 
to provide professional FM oversight to 
small- and medium- sized enterprises. He has 
delivered presentations around the world and is 
often a guest lecturer at university classes and 
has taught an entire semester course on high 
performance green buildings at Georgia Tech.

Dr. Eunhwa Yang is an assistant 
professor in the School of Building 
Construction and earned her  

Ph.D. in Human Behavior and Design from 
Cornell University. Her scholarly passion lies 
in the area of sustainable building practices 
and the relationship between people and the 
built environment. Her research focuses on 
stakeholder engagement and energy efficiency 
in tenanted properties, smart operation 
and maintenance using data analytics and 
healthy workplaces. Yang’s masters and 
doctoral students have been recognized in 
the field by winning the IFMA Foundation 
scholarships and CoreNet Global Academic 
Challenges. 
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Never stop learning

Benchmarking
FM Shared Service, The 
Balance Between 
In-house and 
Outsourcing

Research
Smart Energy 
Management: A Win 
for the Environment, 
People and Business

Video/Webinar 
Service Management 
3.0 – The Future 
Direction for FM

Article
RICS Modus: Putting 
the Built Environments 
Climate Commitments 
into Practice

Presentation
Historic Property 
Stewardship Training 
Manual

Case Study
Asset Lifecyle 
Model

White Paper
Effective Training of 
Front-line Service 
Employees

FMJ Article
Control Consumption 
and Costs with Active 
Energy Management

Sustainability 
How-to Guide: 
Measuring 
and Monitoring

ifma.org/knowledgelibrary

� Over 3,800 users

� Over 1000 published pieces

� Most content is FREE 
    to IFMA members

� Over 5,000 monthly site visits

Accelerate your learning and become the best. Join thousands of other FM professionals 
that use the Knowledge Library to save time, solve problems and grow their careers.

“Mega resource 
and relevant 
information.”
– Ashish Saini

“This is a great 
way to stay 
updated!”
 – Jorge Forero

“Great resource. 
Good content.” 

– Chris Allen

“Richest 
source of FM 
knowledge.” 

– Jonathan Gombya

“Please don't 
miss this!”
 – Abdul Rauf Qamar

“The Knowledge Library is a vast ocean 
of knowledge available to all FMs. The 
contributions, insights, experience and 
knowledge sharing are enlightening!”
 - Ravi Valecha

“The Knowledge Library is full of 
knowledge and reliable information.”
 – Steve Urena
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Innovative
Products
& Services

New upholstery converts 
body heat to infrared energy 
Designtex recently announced the launch of Celliant 
upholstery. Celliant is a blend of naturally occurring, thermo-
reactive minerals that are applied as a non-woven backing to 
four fabrics across 50 colors. The minerals and convert body 
heat into infrared energy, which has been clinically shown to 
increase local circulation and improve cellular oxygenation, 
as well as help regulate body temperature, all of which 
means more energy, endurance, comfort and well-being.

The technology provides health and wellness benefi ts 
for sedentary moments, like an o�  ce worker in their chair 
or a person sitting in a waiting room.

VISIT designtexcelliant.com

Window sprinkler to help prevent shattering 
during a fi re
Johnson Controls has launched TYCO® Model CWS Concealed Window Sprinkler, 
designed to provide an alternative to a two-hour fi re-resistance-rated glazing 
assembly. The 5.6 K-factor CWS is UL and C-UL Listed as a specifi c application 
automatic window sprinkler and can be used in accordance with the International 
Building Code as an alternative to interior fi re partitions or exterior wall 
assemblies, as evaluated in ICC ESR-2397. The CWS is the fi rst and currently only 
concealed pendent vertical sidewall window sprinkler to be specifi cally listed to 
provide complete wetting and coverage for heat strengthened, tempered or ceramic 
glass windows using closed sprinklers. 

The sprinkler discharges an even coat of water when activated, which cools the window 
to help prevent shattering during a fi re event. The fl at-plate concealed design houses the 
sprinkler above the ceiling. The cover plate is available in a variety of colors and fi nishes as 
well as in custom, factory-painted colors.

VISIT www.johnsoncontrols.com

Sterilization system 
fi ghts virus transmission
GROK Energy Services provides active airborne virus 
control with Air Sterilization Systems, designed 
to continuously sterilize indoor air and exposed 
surfaces to remove viruses, other pathogens, 
and mold. 

Some virus strains can remain airborne for up 
to 3 hours with transmission that can exceed the 
commonly recognized safe distance. These systems 
also e� ectively eliminate mold, dust, and odor-
causing VOCs, while improving HVAC fi ltration 
e�  ciency. GROK Air Sterilization systems are not 
a replacement for recommended hand washing, 
surface cleaning, or social distancing practices 
— rather, the technology provides an e� ective, 
additional defense shield. Businesses, such as 
restaurants, dentist and doctor o�  ces, can provide 
cleaner, safer air in their facilities for the benefi t of 
clients and customers year-round. The technology 
also consumes very little energy, so can be active 
24-hours a day, with minimal impact on energy bills.

VISIT www.grok.ca
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Produced by  
Diversified  
Communications

BUILT 
STRONGER 
TOGETHER

AEC Next and SPAR 3D are proud to partner with IFMA to deliver 
an entire session track geared towards Facilities Management 
professionals and the technologies making their jobs more efficient.  
The co-located conferences collide to offer a diverse learning 
experience built to provide business solutions, networking and the 
latest technical advancements on a vendor neutral expo hall floor.  

The future of AEC and 3D technology is here.

USE CODE IFMA2020 for $100 off any  
conference pass and free exhibit hall entry.

Register Online @
aecnext.com orspar3d.com/event

July 27-29, 2020
McCormick Place  

CHICAGO, IL

Autodesk

Questions about IFMA sessions?

Contact Daniel Stonecipher at 
dstonecipher@immersivx.com
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Advertiser Index Companies in bold are IFMA
Corporate Sustaining Partners

A C O U S T I C A L /S O U N D M A S K I N G
Biamp Systems    |   www.biamp.com/vocia  23 

A S S E T M A N A G E M E N T
EthoSource    |   fmj.ethosource.com  41 

SpaceIQ   |    spaceiq.com/demo 11

B U IL D I N G C O M P O N E N T S 
IMETCO    |    +1-800-646-3826   |    www.imetco.com/r2/ 6 3

E L E C T R I C A L / W I R E M A N A G E M E N T
Connectrac    |   +1-877-480-5637    |   www.FacilityFreedom.com 2

E L E C T R I C I T Y/ E N E RG Y S O L U T I O N S
Blink Charging    |    +1-888-998-2546   |    www.blinkcharging.com 57

H E A LT H/S A F E T Y
New Pig   |    +1-800-HOT-DOGS    |    www.newpig.com     35 

RO O F IN G
Sika Sarnfi l, Inc.   |    +1-800-576-2358   |    www.usa.sika.com/why-sika-sarnfi l 84

The Garland Company   |    www.garlandco.com 19

More than 23,000 IFMA members and facility management professionals read FMJ Magazine
IFMA Members: Manage 78+ billion square feet | Purchase US$526 billion in products/services

As an advertiser, you provide readers with solutions to the challenges covered by FMJ topic experts. 
 You are a part of the complete content experience.

MORE THAN 85% of IFMA members say FMJ is one of the most benefi cial 
publications they read; and with the addition of special new features enhancing 
the reader experience, FMJ remains a valuable and engaging resource for 
members and nonmembers alike.

UPCOMING AD DEADLINES:
» July/Aug 2020: Real Estate & Property Management + Space Occupancy – May 15
» Sept/Oct 2020: People & Leadership – July 17 *Bonus Distribution at IFMA’s World Workplace 2020 
» Nov/Dec 2020: Sustainability – Sept 18

FMJ is celebrating IFMA's 40-year anniversary with special prices on FMJ advertising space. 
Check out the savings in bit.ly/IFMAMediaKit20. 

IFMA Expo and Advertising Contacts:

                  Returning Advertisers                     New to FMJ?

Diana Maldonado 
281-974-5674 
Diana.Maldonado@ifma.org

Cameron Niblock
281-974-5679
Cameron.Niblock@ifma.org



IFMA Membership enables, empowers 
and equips FMs to solve today’s 
workplace challenges. 

Keep pace with cutting-edge 
FM best practices

IFMA is a true asset for FMs worldwide. 
I find value in the networking and plethora of 
resources that help me find solutions to the FM 
challenges I face. It’s comforting to know that 
the FM professionals I meet through IFMA are 
international peers and help me find solutions, 
improve processes, decrease operational expenses, 
improve health and safety and overall maximize 
your facilities' potentials. I find IFMA to  be a 
“must” for any FM out there.

Carlos Rodríguez
Santo Domingo, Dominican Republic
IFMA Member since 2016

Network with FM professionals 
worldwide

Obtain globally-recognized 
credentials and continuing 
education at any career stage

Gain field-tested strategies for 
elevating facility performance

Learn more at 

www.ifma.org/membership/membership-benefits.

Find out which membership 
benefits will take you, your 
team and your organization 
to the heights of FM success. 

IFMA is a true asset for FMs worldwide. “
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SIKA CORPORATION — ROOFING
Phone: 800-576-2358
usa.sika.com/sarnafil

THE BEST IN THE GAME 
SINCE 1962.
IT’S NO COMPETITION. OUR STARTING LINE UP TAKES THE GOLD IN PROVEN 
PERFORMANCE AND WORLDWIDE COVERAGE. 
In 1962, we invented the fi rst thermoplastic membrane, and we’ve been changing the industry ever since. Our signature 
advancements have made countless roofs stronger, more durable, and more reliable. Not surprisingly, they’ve also enabled 
us to become the global leader in thermoplastic membranes, with more than 15 billion square feet installed worldwide. 

Today, Sika Sarnafi l remains synonymous with resiliency, sustainability, and innovation as the global leader in PVC roofi ng. 
Learn more about building and reputation protection you can trust: usa.sika.com/why-sika-sarnafi l

THE 
BEST IN 
THE GAME
SINCE
1962.
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FMs Weigh In:
COVID-19

          F M S  W E I G H  I 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.

In each issue of the FMJ, IFMA’s Facility Management Consultants 
Council shares some commonly asked FM-related questions 
accompanied by advice from top FM consultants. 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. In this issue 
FMs weigh in on how they responded at the onset of the COVID-19 
outbreak and what they are learning in the process.   
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FMCC members welcome challenges.  
Send your question to Ask The Experts.

James Delgado, CFM
ask-the-expert@fmcc-ifma.org

Please cc  
FMCC Admin Terry Cocherl  
admin-fmcc@fmcc-ifma.org

Our people have adapted quickly, and we are proud of 
their performance.  

With hindsight on the start of the COVID-19 pan-
demic precautions (and it's only a start), I wish we had pre-
pared our staff more for remote working life. We had done a 
fair amount of preparation for disasters, but most of it revolved 
around the hurricane or civil unrest scenarios. Therefore, we 
were fairly well prepared technically but had never prepared 
people from a psychological point of view — how to set up your 
home office, developing a routine, how to manage with kids 
around, and all the other related issues. We had focused primar-
ily on technical requirements. 

We were also caught off-guard in terms of response to saniti-
zation and disinfection of actual or suspected infected spaces. 
We had to gear up and train employees quickly in the use of 
equipment, chemicals, and hazmat PPE.  

 
Edward Kacal, CEO, Servus Limited,  
Port-of-Spain, Trinidad, West Indies 

 Please do not underestimate how dangerous this virus 
is. It is many times more infectious than normal flu  
and is a real killer. I was disappointed to read that 

some politicians thought that it will be over in 15 days. It will 
not. One of our business partners locked down in Rome said it 
is like a war, but you cannot see the enemy. 

Please be safe, listen to what we are going through as it is com-
ing your way. 

There are restrictions on movement in everyday working  
and personal life and the result, imposing sharply changed and 
varied demands on facilities and staff to produce more, less, or 
different.   

 
Mike Liddle, CFM Business and Facilities, an independent  
real estate and facility management consultancy operating in EMEA 
London, England 

So much is happening, which challenges us to identify 
unique outcomes. 

 

Karla Reid, MSC MIFMA Facilities Management Consultant 
Abu Dhabi U.A.E   

AA

A
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Hearing from other FMCC members and colleagues fo-
cuses my attention on FM employees and contract staff 
in complicated ways. On the one hand, facilities of your 

clients or that you directly manage may suddenly be pressed into 
larger or different uses and/or impose large workloads and personal 
dangers.  

Staff of medical facilities may experience heavy demand and dis-
ease hazard. For many facilities, there will be a period of low use and 
shortened cash flow. I would be ready to take advantage of a near 
or partial shutdown to perform previously budgeted and approved 
work that did not impose risk of disease on the people engaged, but 
possibly benefit from reduced complications, costs, and risks.  

I would also remain aware and in touch year-round with net-
worked charitable and voluntary groups in the community and with 
FM staff in order to perform volunteer work and continue the pay-
roll as long as possible. Expenses would be fairly charged, and ac-
tivities promoted in the media as community and social initiatives. 
At the same time, staff would have gratifying, reinforcing, and safe 
experiences within their communities.  

 

David Reynolds, CFM, FMP 
FM Consultant 
Jackson, MS, USA 

We had a business continuity plan ready to ramp up 
for working from home. Deployment went smoothly, 
but we did experience problems in internal communi-

cations. Some items did not reach people who needed them in 
time. Others went mistakenly to two recipients, who both began 
the work only to find another doing the same. Our usual cues and 
adjustments, present when we were all together, were missed. 
This was more of a problem for relatively new staff, who capably 
followed procedures, but didn’t necessarily know the points to 
check.  

You don’t know until you get into it. With a small office like 
ours, we should work from home for a few days a year to discover 
where we need to close gaps. There is a layer of action and infor-
mation that does not find its way into the plan, a layer that would 
show up and solutions found if put into practical use. For a large 
client, practice this way would be a challenge to budget and carry 
out. Perhaps in small groups? For a business like ours a tryout of 
a few days each year would be worthwhile.   

 

Dale Schuss, RPA SFP  
President, RandallNorth Real Estate Services Inc. 
Vancouver, British Columbia, Canada 

 

A A



valerie dosch 
 
Michigan, USA 
Facilities Coordinator 
Years in FM: 4 months

 
What kind of facility do you manage?  
I manage a financial institution. 

How did you get into FM? I enjoy fixing things. 

What has been your biggest FM challenge and  
what have you learned?  
Not having a wealth of information/knowledge. 

What advice would you give to someone starting  
in FM and what is the best advice you have received?  
Have a network that you can reach out to. 

Where do you want to take your FM career in the next few years?  
I would like to gain more knowledge so that I can grow in my role. 

 
 

What do you hope to gain from your IFMA membership?  
A network to learn from and be able to ask for help from. 

Tell us a fun fact about yourself.  
I can process a deer by myself in less than an hour.
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Member Spotlight

dave Malloy
Newton Square, Pennsylvania ,USA 
Director of Facilities 
Years in FM: 5

What kind of facility do you manage?  
I manage 140 sites in eight countries, comprising 17 million 
square feet of office, lab, and manufacturing space for a division 
in our company. 

How did you get into FM?  
I enjoy the challenge of managing a global team to improve 
performance and reduce costs through benchmarking, condition-
based maintenance and application of IIOT technologies. 

What has been your biggest FM challenge and  
what have you learned?  
Site consolidations are difficult, but necessary, aspects of 
footprint optimization. 

What advice would you give to someone starting in FM and  
what is the best advice you have received?  
Focus on the customers, the employees, and the data. 

Where do you want to take your FM career in the next few 
years?  
I would like to enable my organization to provide higher levels of 
service more affordably, by a professional, data-driven approach. 

What do you hope to gain from your IFMA membership?  
I would like to develop a further understanding of applicable 
benchmarks, tools and technologies. 

Tell us a fun fact about yourself.  
I enjoy skiing, music, running, and being a new  
grandparent, and look forward to not paying college  
tuitions in a few years! 

linkedin.com/in/david-malloy-9a87549/

likesh kumar appatham mavullathil
Coimbatore, India 
Facility Manager 
Years in FM: Less than 1 year

 

What kind of facility do you manage?  
I manage an IT campus. 

How did you get into FM?  
Because the construction industry is down and facility manage-
ment industry is booming, I choose to be a FM. 

What has been your biggest FM challenge and  
what have you learned?  
Challenges are to become familiarized with FM competencies. 
Now I have a wider knowledge of FM, which helps me to have a 
valuable insight to do more to the need of our occupants. 

What advice would you give to someone starting in FM  
and what is the best advice you have received?  
Mastering every competency will give you a wide  
perspective about FM. 

Where do you want to take your FM career  
in the next few years?  
I would like to earn the SFP, FMP and to become an expert in FM. 

What do you hope to gain from your IFMA membership?  
I am expecting more and more seminars/interactive sessions to 
be updated with latest trends in FM. 

Tell us a fun fact about yourself.  
I am a highly enthusiastic kind of person. 

linkedin.com/in/likesh-kumar-appatham-mavullathil-cfm-
tech-iosh-97a02834 
 

Want to share your member  
or component news? 
Reach out and share your chapter news with other 
members and FMJ readers. Send details and photos 
(if available) to bobby.vasquez@ifma.org with the 
subject line: Components in Focus. 
We look forward to featuring your chapter  
in an upcoming issue!
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Member Spotlight

amaher h. alsayed
Jeddah, Saudi Arabia 
Engineer 
Years in FM: 21

What kind of facility do you manage?  
I have been working in a health care facility with three hospitals,  
1,000 beds, a power plant, housing area and chiller plant. 

How did you get into FM?  
FM combines my experience of working in maintenance and  
operations for several years.    

What has been your biggest FM challenge and  
what have you learned? 
My challenge is dealing with several contractors, because their  
goals are saving money and our goals as a client are high-level  
services and quality of work. We are always looking to ensure  
we are receiving those high-quality level of services.  

What advice would you give to someone starting in FM and  
what is the best advice you have received?  
I believe you should start from the bottom of FM, in either hard or  
soft services, and experience all of the FM industry. If you were 
to drop in with a parachute into top management, then your  
success in the sector will be in doubt. 

Where do you want to take your FM career in the next few years?  
I would like to my own business and company. 

What do you hope to gain from your IFMA membership?  
I would like to learn more about FM, industry news and more  
training courses in the Middle East. 

linkedin.com/in/eng-maher-a-11640ba7/ 

john nicolo
Bensalem, Pennsylvania, USA 
Facility Manager 
Years in FM: 3.5

What kind of facility do you manage? Cold storage. 

How did you get into FM?   
I was warehouse supervisor and helped facilities in times of need. 
My company moved me to facility supervisor then manager. I was 
an operations manager in the past; this has helped me with my 
approach to facilities.    

What has been your biggest FM challenge and what have you 
learned?   
Dealing with an aging facility and equipment. The learning hasn’t 
stopped but I would say the importance of a trustworthy vendor 
and maintaining a good relationship with all vendors.  

What advice would you give to someone starting in FM and what 
is the best advice you have received?   
Learn everything you can and never stop!  Be prepared for any-
thing to happen because in facilities, you never know! 

Where do you want to take your FM career in the next few years?  
Hopefully stay at the job I’m at and see us through upgrading 
the ammonia system and freon cooling systems.  Our company 
continues to grow and so do the challenges! 

What do you hope to gain from your IFMA membership?  
Networking with other FMs as we look for new ideas and ap-
proaches to facility issues.   

Tell us a fun fact about yourself.    
I forced myself to get over my fear of heights in this job as I 
need to be in a scissor lift, 45-60 feet in the air. Also, I love 
doing yoga four times a week …. not bad for a 6-foot, 1-inch, 
290-pound guy! 

andrew pansegrau
Stratford, Ontario, Canada 
Manager 
Years in FM: 15

What kind of facility do you manage?   
A transit network operations center and data center 

How did you get into FM?  
I kind of fell into my FM career. I applied to a role that was more of 
an administrative/financial area of an FM company, then steadily 
progressed into larger operational FM roles. It's a career that I find 
immensely satisfying and plan on continuing. 

What has been your biggest FM challenge and what have you 
learned?  
The biggest challenge I've had has been the balance between 
conflicting requirements of critical infrastructure facilities that 
happen to have high people occupancy. They don't always mesh for 
priorities. I've had to learn to balance priorities and walk a fine line 
to make sure competing interests and stakeholders are satisfied. 

What advice would you give to someone starting in FM and what 
is the best advice you have received?  
Try not to get stuck in a comfort box. Stretch yourself, whether 
that is taking stretch assignments, being more proactive with 
your team, and continuing to educate yourself through courses, 
school or industry events. 

Where do you want to take your FM career in the next few years?  
I'd like to expand my experience and responsibilities through lead-
ing different types of facilities, potentially moving into a director 
role if I find the right fit. 

What do you hope to gain from your IFMA membership? I look 
forward to learning how others handle complex challenges and 
how a solution was found and what their takeaways were. I also 
plan on gaining an FMP designation over the next couple of years. 

Tell us a fun fact about yourself.   
I love going to the Canadian Maritime Provinces whenever 
I get the opportunity to visit. It's a beautiful place with 
friendly people and lots

linkedin.com/in/andrew-pansegrau
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Link information to Your Database, 
the accurate WaY

camcoDe makes it easY
to get 100% accuracY 
in Your asset anD
maintenance softWare

z Reliable tags with extreme durability and adhesion.

z Assign a unique serial number to every asset for complete accuracy.

z Scan using your smart phone or tablet.

z Identify the correct asset every time.

z Quick access to work orders and service requests with just a scan.

t r u s t e D  b Y  i n D u s t r Y  L e a D e r s

800-627-3917  |  www.camcode.com

Visit us onLine for
free LabeL samPLes
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Will offices go the way of the dodo bird in the wake of the COVID-19 crisis? 
That’s a question on the minds of workplace designers, CRE and FM execu-
tives, employers and employees everywhere. 

In a word, “no.” Evolution in the work-
place, as in nature, doesn’t happen 
overnight. But will the crisis change the 

way we work and accelerate the remote 
work trend? Almost certainly. Here’s why.  

Middle managers will be more 
likely to support remote work 
Resistance from middle management has 
been one of the biggest obstacles to re-
mote work for decades. Though an abun-
dance of research shows otherwise, many 
managers fear productivity will decline if 
people are allowed to work-from-home. 
Having done it themselves, many will re-
alize their fears were unfounded. “When 
you go through something like this, it forc-
es you to ask questions and think about 
things differently,” said the CEO of Gold-
man Sachs in a CNBC interview.  He went 
on to say he felt the experience would 
make his company more comfortable with 
workplace flexibility. 

Many of the employees who 
couldn’t work from home before  
the crisis, will want to keep doing it  
Less than 4 percent of employees worked 
from home half-time or more before the 
pandemic, but 80 percent say they’d like 
to, not all the time, but at least some of 
the time. The work-from-home experience 
during COVID-19 was not ideal for many 
workers. Many struggled with bored chil-
dren, barking dogs, noisy spouses, inter-
net overloads, IT complications, general 
stress, and more. At the same time, many 
will have enjoyed not commuting, being 
around their children and pets, greater 
flexibility and autonomy, and the many 
other benefits of working from home. 

Business leaders and investors  
will demand greater agility 
COVID-19 publicly exposed just how un-
prepared organizations were for a pan-
demic. A survey conducted by PWC at  
the end of March found that 60 percent of 
U.S. CFOs felt their lack of preparedness  
for remote work would hurt organiza- 
 

tional productivity. The bottom-line im-
pact could total in the billions of dollars. 
It’s not a question of if another natural or 
man-made event will force people to work 
from home, it’s a matter of when. Organi-
zational agility will be an important key 
performance indicator in the future and as 
a result, leadership will be more likely to 
endorse remote work programs as part of 
their overall business continuity planning. 
 
The experience will shine a light  
on the impact of commuter travel  
on sustainability  
Investors, both retail and institutional, 
are increasingly voting for sustainability 
with their wallets. The COVID-19 crisis 
offered a vivid demonstration of the im-
pact of commuter travel on the environ-
ment. Only weeks after the forced work-
from-home experiment began, cities were 
reporting cleaner air. The experience will 
demonstrate how work-from-home strat-
egies represent an easy, quick, and inex-
pensive way to reduce an organization’s 
environmental footprint.  
 
Economic woes will refocus 
attention on remote work as  
a cost reduction strategy 
During the last recession, the major focus 
in corporate real estate was on cost sav-
ings programs. Since then, the focus has 
changed to creating workplace experi-
ences that attract and retain talent. In the  

economic downturn that will inevitably 
follow the COVID-19 crisis, the potential 
for work-from-home to reduce real estate 
costs, increase productivity, and enhance 
scalability will once again come into focus.  

 THE NEW NORMAL 
Flexibility in where, when, and how people 
work is the new normal.  We expect a sig-
nificant increase in remote work after the 
crisis. That will inevitably change both the 
amount of office space we need in the fu-
ture and the function of the space remain-
ing. Just how big a change we’re in for is 
what everyone wants to know. Results of  
the Global Work-from-Home Experience 
Survey we launched in March, in collab-
oration IFMA/Workplace Evolutionaries 
(WE), will help us better plan for the fu-
ture of where and how people will work in 
the months and years ahead. 

For many, the COVID crisis has forced 
them to work from home without the 
tools, technologies, training, and resourc-
es they need to be successful. Entire com-
panies have had to do, practically over-
night, what early adopters of remote work 
spent months and even years preparing 
their people to do. As unfortunate as the 
circumstances may be, this is an unprec-
edented opportunity to learn from the 
sudden work-from-home experience, and 
emerge from it with new insights, intelli-
gence, and approaches for the future. FMJ  

  

 

 

 

 

Dr. Anita Kamouri is vice-president and co-founder of Iometrics, a workplace  
services firm helping organizations succeed with remote work practices and  
next-generation workplace strategies. Iometrics has been focused on helping clients 

create great workplace experiences for over 20 years. Her firm has developed some of the largest 
survey databases in corporate real estate to inform data-based planning, workplace modeling 
and measuring the human capital impacts of workplace change. Kamouri is a member of  
Workplace Evolutionaires’ (WE) Leadership team and WE:Know contributor.   
 

Kate Lister is a recognized thought leader on trends that are changing the who, 
what, when, where, and how of work. She is president of Global Workplace Analytics 
(GWA), a research-based consulting firm that has been helping public and private 

sector employers optimize the triple bottom line outcomes of remote and other workplace 
strategies for more than a decade. Lister is a member of Workplace Evolutionaires’ (WE) 
Leadership team and the curator of the WE:Brief, one of WE member’s favorite benefits. 
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When a person commits to a fi tness routine, 

motivation is high and hopefully, they experience 

positive results. Sometimes, as time goes on they can 

become less motivated and more relaxed about trips 

to the gym. He or she might even start to gain weight.

Anew building is no diff erent. At 
fi rst, everything is in perfect order; 
the building is comfortable, and 

fairly energy effi  cient, and owners and op-
erators are motivated to keep it perform-
ing optimally.

Over time, however, things shift and sys-
tems age. Building performance starts to 
degrade. That’s where Monitoring-Based 
Commissioning (MBCx) comes in. Like 
hiring a personal trainer, MBCx allows a 
building to get back into shape, and con-
tinue performing at a high level.

What is MBCx? 
Monitoring-Based Commissioning, or 
MBCx, is a proactive process that contin-
uously identifi es opportunities to improve 
building operations over time. Leveraging 
automated fault detection and diagnostics 
(AFDD) software, MBCx alerts building 
operators of actionable information on 
building faults and opportunities for con-
tinued systems optimization in real-time.

Already Performing 
Annual Energy Audits or 
Periodic Retro-Cx? 
Many buildings are conscious of their en-
ergy and operations spending and are al-
ready conducting periodic energy audits 
or even engaging in Retro-Commissioning 
(RCx). This approach is much like falling 
in and out of a workout routine. It may be 
easy to shave off  a few pounds, but lasting 
change will only come when maintaining 
the same level of fi tness over a prolonged 
period of time. 

Consider Graph I. The red line shows 
an average building’s energy use over time. 
Without any benchmarking, energy use 
will increase at a steady pace. In this case, 
the building engineer is likely adjusting as 
necessary to maintain building occupant 
thermal comfort, addressing one local is-
sue at a time without knowledge of what 
“quick fi xes” are doing to the overall MEP 
system, without real systematic change. 

Engaging in Retro-Cx (grey line) annu-
ally will serve as a routine examination of 
building automation system (BAS) trends, 
with the ability to recalibrate accordingly 
at a single point in time. Similarly, adding 
continuous Cx without AFDD software 
(yellow line), will only maintain current 
energy savings initiatives, but will not in-
troduce reductions in energy use based on 
current building faults. 

Employing MBCx together with AFDD 
software, which will continually identify 
energy and cost savings measures, is like 
training for a marathon or weightlifting. 
There is a drive to maintain and allow 
current results to persist while driving for 
continuous performance improvements. 

Instead, fault data drives improvement and 
energy reduction without disrupting O&M. 
In this way, the building is not saving ener-
gy for the sake of saving energy, but striking 
a balance between energy effi  ciency oppor-
tunities and O&M improvements. 

The Measurable 
Benefi ts of MBCx 
There are four clear, measurable benefi ts 
to MBCx. Together the fi rst three add up 
to make the fourth more meaningful. 

1. Comfort Every fi ve to 15 minutes, 
AFDD software is looking at each data 
point in the building. It is ensuring MEP 
systems are maintaining the desired 
threshold of comfort. If a terminal box is 
not maintaining a required set point — if 
it is over- or under-shooting — the AFDD 
software will alert the operations team. 
MBCx is known to reduce HVAC- related 
occupancy complaints by as much as 40 
percent. 

2. O&M MBCx takes a proactive — not 
reactive — approach to O&M. MBCx can 
lead to a reduction in hot and cold calls and 
O&M costs because the operations team is 
able to focus on more pressing issues. 

3. Effi  ciency MBCx ensures a building’s 
MEP equipment is operating at an opti-
mized state over time. 

4. Energy MBCx reduces building energy 
demand and consumption. Additional-
ly, because AFDD analyzes the building’s 
data continuously, the building’s opera-
tions team is freed up to tackle more in-
depth tasks. 
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The Energy Savings of MBCx 
Conservatively, MBCx reduces operational costs in new and existing 
buildings by 3 to 5 percent annually. However, many facilities realize 
a savings of 10 to 20 percent between six months to fi ve years. 

When an operations team is understaff ed, MBCx can be especial-
ly benefi cial. Having data analytics at an FM’s fi ngertips ensures 
a facility gets the most out of the personnel they have. MBCx 
will help prioritize which building features are not operating effi  -
ciently and need recalibrating fi rst. This eliminates the need to send 
a building engineer to check out a system that may not need repair. 
Instead, MBCx acts like a personal trainer constantly checking 
on potential fault issues, helping to troubleshoot at the moment 
of a fault. 

The diff erence between traditional operations and MBCx is 
equivalent to the diff erence between proactive and reactive FM. 
With sensors throughout the building, and more information 
about operations at each point, more can be done. 

Taking E�  ciency to the Next Level  
When analyzing a building’s performance, the GM knows the facil-
ity better than anyone, and may have a gut feeling, a rule of thumb 
or a performance pattern steering them in one direction. With 
MBCx, real-time data is the guide.

An obvious example of this is equipment replacement. It is easi-
est to replace an outdated piece of equipment in kind, but building 
profi les change over time. The load may be lower than it used to 
be. With real data revealing the load profi le over the last several 
years, it may be revealed that the facility needs an entirely diff er-
ent piece of equipment today.  

Similarly, internal building loads have dropped over the last de-
cade due to an increase in LED lights, more effi  cient computers, 
and companies adopting hoteling/work from home policies. It is 
possible a building could go from cooling-dominant to a heat-
ing-dominant space. MBCx eff ectively opens the world of effi  cient 
building operations to the next generation/level of possibility. FMJ

HOW TO GET STARTEDHOW TO GET STARTEDHOW TO GET STARTEDHOW TO GET STARTEDHOW TO GET STARTEDHOW TO GET STARTED
Initiating MBCx doesn’t have to be complicated. Here’s a 4-step road map to ensure success. Initiating MBCx doesn’t have to be complicated. Here’s a 4-step road map to ensure success. Initiating MBCx doesn’t have to be complicated. Here’s a 4-step road map to ensure success. Initiating MBCx doesn’t have to be complicated. Here’s a 4-step road map to ensure success. Initiating MBCx doesn’t have to be complicated. Here’s a 4-step road map to ensure success. Initiating MBCx doesn’t have to be complicated. Here’s a 4-step road map to ensure success. 

STEP I >STEP I >STEP I >

STEP II >STEP II >STEP II >STEP II >STEP II >STEP II >

STEP III >STEP III >STEP III >STEP III >STEP III >STEP III >

STEP IV >STEP IV >STEP IV >STEP IV >STEP IV >STEP IV >

Saagar Patel, PE, CCP, LEED AP, BD+C is the Studio 
Leader for Energy + Eco at Environmental Systems Design, 
Inc. in Chicago. He has spent his career focused on helping 

customers save energy, improve operational effi  ciencies, and promote 

environmental initiatives. He has worked in all roles within design and 
construction and is excited for a future where data and analytics begin 
to drive our decision-making processes.
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Shirley Ryan AbilityLab
Chicago, Illinois, USA
1,200,000-sq.-ft. 
Completion: Autumn 2019 

Result: 6% annual energy savings
   • 1,253,621kWh
   • 101,830 therms of natural gas 
   • US$116,573 energy costs 

Payback timeline: 6 months 

Shirley Ryan AbilityLab, a Chicago’s 
rehabilitation research hospital, was one 
of the fi rst in the country to demonstrate 
success with MBCx at a newly constructed 
building. Just six months after the 
facility was built, the hospital piloted 
an 18-month project to increase the 
effi ciency of its MEP operations, enhance 
occupant comfort, and reduce operations, 
maintenance and energy costs. 

MBCx AFDD software was customized 
to identify potential energy and 
operational improvements. Project 
partner ESD provided the data analysis, 
implementation oversight, and 
measurement and verifi cation required. 
The result was a 6 percent annual energy 
and US$116,573 energy savings. Financial 
incentives were provided by the local 
ComEd Energy Effi ciency Program.

Kerry Ingredients, Inc.
Beloit, Wisconsin, USA
320,000-sq.-ft. 
Completion: Spring 2019 

Result: 7% annual energy savings 
   • 1,044,307 kWh
   • 136,213 therms of natural gas 
   • US$171,172 energy costs 

Payback timeline: 5 months 

Kerry Ingredients, Inc., a global public 
food company, engaged in MBCx at their 
North American HQ — a mixed-use facility 
featuring offi ce, food processing, and 
distribution spaces. The unique space 
required custom MBCx, including AFDD 
software solutions designed to continually 
monitor operational anomalies, deviations 
from optimal conditions, and opportunities 
to improve energy or O&M effi ciency in 
real-time. Project partner ESD oversaw 
the implementation, providing continued 
and increased visibility into measures, 
and ultimately delivering an annual 
savings of US$171,172 in energy costs. 
Kerry Ingredients leveraged a local utility 
incentive program — a fi rst MBCx project 
for the program — which offset nearly 40 
percent of project costs.
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Sustainable operations and the focus on resource 

conservation is no longer a fad, or a new way of look- 

ing at facilities. It is becoming standard operating 

procedure. As FMs look to improve the efficiency of 

their buildings, all the low-hanging fruit has been 

picked, pickled, preserved, jarred and shelved for  

future reference. FMs and corporate executives need 

to look further to expand their sustainability efforts. 

Earth Friendly 
P r a c t i c e s

B Y  B I L L  C O N L E Y
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Over time, many businesses have 
progressed from hearing about the 
onset of sustainability to adopting 
environmentally sound practices as 

SOP. Outside of financial savings and operational 
efficiency, there are multiple reasons to pursue 
sustainable excellence. 

Managing the Business
Some companies strive to achieve recognition through a Corporate 
Social Responsibility (CSR) platform. They want to showcase their 
efforts to the marketplace, adding credibility and brand appeal for 
their products or services. CSR shows how a company manages 
their business in order to produce an overall positive impact on 
the environment, and as a result, society in general. CSR practices 
cover sustainability, social impacts and ethics. The policy should 
be viewed as a living document, changing with needs, demands and 
resources. It also should be an evolving business practice that inte-
grates the concepts of sustainable development as it applies to the 
core business. Executed correctly and carried forward sustainably, 
a CSR program can have a positive impact on social, economic and 
environmental factors. 

CSR Satisfies Triple Bottom Line (TBL) criteria. The primary 
focus of CSR should be the environment. Businesses, regardless 
of size, have large carbon footprints. Any steps they can take to 
reduce those footprints are considered good for both the company 
and society. Companies can also demonstrate their social respon-
sibility by treating employees fairly and ethically. Financially, such 
efforts and recognition lead to positive gains to the bottom line. 
Consumers are looking to companies with sound environmental 
policies, and a strong CSR program will set those companies ahead 
of the pack. 

Traditional practices of environmental stewardship, which in-
clude resource management and increased energy efficiency, com-
plement bottom-line-driven economic policy. As future economic 
growth will demand both a higher degree of environmental aware-
ness and a stronger utilization of available funding for invest-
ments, the key performance indicators of an efficiently organized 
and profitable organization can be better satisfied through the ho-
listic approach that encompasses sustainability. This ties in to the 
concept of fiscal environmentalism, which is related to sustainable 
business practices, socially responsible business practices, and 
other concepts more specific to traditional fields. Compared to 
terms such as environmental management systems or ecological 
economics, fiscal environmentalism emphasizes fiscal discipline. 
It is best exercised by businesses responding  to consumer de-
mand for increased environmental awareness while focusing on 
bottom-line success. 

Certification
Some companies certify their facilities to ensure they are operat-
ing at peak efficiency and to gain recognition in the marketplace 
for their sustainability efforts. Buildings have extensive direct and 
indirect impacts on the environment. During their life cycle, fa-
cilities consume energy, water and raw materials. This generates 
waste and the emission of Green House Gases (GHG). Green 
building standards, certifications and rating systems have been 
developed to mitigate the impact of buildings on the natural envi-
ronment through sustainable design and operations.

The push toward sustainable design increased with the launch in 
1990 of Building Research Establishment's Environmental Assess-
ment Method (BREEAM), the first green building rating system 
in the world. In 2000, the U.S. Green Building Council (USGBC) 
followed suit developing and releasing criteria aimed at improving 
the environmental performance of buildings through its Leader-
ship in Energy and Environmental Design (LEED) rating system 
for new construction. The Green Globes guidelines were made 
available for use in the United States in 2005. Additional rating 
systems have been developed and customized to individual na-
tional priorities and requirements. They go beyond the limits of 
current policy and building practices to address broader issues of 
sustainability or evolving concepts such as net-zero energy, and/or 
living and restorative building concepts that improve the natural 
environment or attempt to emulate processes found in nature.

It might not be possible for every FM to implement CSR strat-
egies or go for green building certification, but there are always 
more practices that can be initiated. Replenishing and nurturing 
natural resources, or minimizing the impacts of industry should be 
a driving force in any FM plan. There are a number of simple ways 
in which FMs can positively influence the natural environment if 
they just spend the time and effort. Not only do sustainability ef-
forts help the environment, they result in financial savings through 
resource management and lead to improved employee satisfaction.

Waste Not… 
Waste diversion is one of the practices that any facility can im-
plement. It takes putting a process together and educating em-
ployees to comply with best practices (unfortunately, easier said 
than done!). 

However, the importance of keeping waste out of landfills cannot 
be over-emphasized. Land is as critical a resource as is air and wa-
ter, and the best way to render it unusable is by dumping trash on 
and in it. The EPA reports that there are about 2,600 active land-
fills in the United States, with many more forgotten or ignored. 
Not only does this type of use occupy valuable acreage that can 
be utilized for more natural means, it is trash and it is not going 
anywhere. Not dumping trash on land is a nice option to exercise.

Water neutrality is a voluntary process where companies seek 
to balance water use accounts by both reducing water usage and 
investing in projects which increase supplies of clean freshwater. 
It entails defining, measuring and reporting their water footprint 
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and taking reasonable action to reduce existing operational water 
usage. Once they have done as much as possible to reduce water, 
they still will have a residual water footprint. This can be recon-
ciled by investing in, establishing or supporting projects focusing 
on the sustainable and equitable use of water.

Carbon neutrality is a term used to describe the action of organi-
zations that implement measures to remove as much carbon dioxide 
from the atmosphere as they put in to it. The overall goal of carbon 
neutrality is to achieve a balanced footprint. For example, a busi-
ness may acquire carbon off sets by investing in renewable energy 
projects or by planting trees to equal the electricity a business uses. 

A Case in Point
There comes a time when a company goes beyond the realm 
of sustainable actions for their facility and their com-
pany.  They do the best they can with what they 
have, and it is their genuine concern for the 
environment that seems to be the major 
driver of their eff orts. Such a company is 
ECOS, the maker of household and com-
mercial  cleaning products that are safer 
for the environment and produced in an 
earth-friendly manner. They are a three-
time winner of the EPA’s Safer Choice 
Partner of the Year award for their inno-
vative green chemistry and safer ingredi-
ents. Their mission is to protect the health 
and wellness of people, pets, and the planet 
by creating the most authentic, sustainable, 
and aff ordable cleaning products for all. Their 
business practices refl ect this philosophy, both for 
their customers and their employees.

The foundation of their sustainability program is waste pre-
vention and diversion. They are the world’s fi rst company to be 
carbon neutral, water neutral and TRUE Platinum Zero Waste-cer-
tifi ed at all four of their U.S. Facilities.  They began their zero-waste 
journey in 2009, when they set a goal to reduce their waste by 80 
percent by 2020. In 2018, they improved their waste diversion rate 
even further to 98 percent, and they now use one small trash con-
tainer per facility per week. 

After six years of reducing their water usage, the company be-
came water neutral in 2016.  Water neutrality is an essential part 
of their sustainability program and the company has 50-plus-year 
commitment to protecting water resources. They achieved water 
neutrality by signifi cantly reducing water use and by supporting 
programs that restore water to critically depleted ecosystems. 
They are deeply committed to minimizing their impact on wa-
ter resources in the U.S. and creating healthier ecosystems and a 
better quality of life for the people who live and work near these 
important habitats. They restore more than 10 million gallons of 
water to threatened habitats every year.

They became carbon neutral in 2013 by dramatically reducing 
their carbon dioxide emissions by utilizing 100 percent renewable 
energy sources and switching to energy effi  cient equipment and 

lighting. They have solar panels at all four of their U.S. facilities. 
They source and ship locally from the four geographically diverse 
facilities that are located strategically across the country. They 
off set their residual emissions by supporting renewable energy 
projects. By achieving carbon neutrality, they save more than 56 
million pounds of carbon dioxide emissions every year. Since 2013, 
they have saved more than 61,000 metric tons of carbon dioxide, 
which is the equivalent of planting 1.6 million trees or removing 
13,000 passenger vehicles from the road.

As another measure, they have outfi tted their offi  ces to ensure 
a pleasant and sustainable work environment. They have installed 
bamboo fl ooring, a rapidly renewable resource. They have utilized 
low-VOC (Volatile Organic Compound) paints, as well as having 
no- or low-VOC content in adhesives and all offi  ce furniture. They 
have installed solar tubes for daylighting for employee comfort. 

They also tout their own vegetable garden and an in-house 
chef to prepare healthy meals for their employees.

Efforts pay off
How many ways can a company become 
sustainable? FMs can count the ways. 
Even with the low-hanging fruit picked 
over, FMs can reach for higher branches 
to pick more solutions. They are there; it 
will take time and eff ort to continuously 
improve on a company’s sustainability 

eff orts. Perfection in effi  cient operations 
may never be attainable, but is eminently 

approachable, if FMs keep reaching for it.
The bottom line is this: substantial sustain-

ability eff orts can be driven internally, with no 
other reason than to try and improve processes and 

protect the environment. It may take time and requires hard 
work, training and resolve, but if one company can do it, others 
can. CSR reports may be important to some and green building 
certifi cation can be a marketing tool, but neither is really needed 
to incorporate environmentally friendly practices. All that is really 
needed is the will to change and do what is good for the planet. 
Everything else will follow, naturally. 

Bill Conley, CFM, SFP, FMP, LEED AP, IFMA Fellow, 
is a 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 company. Conley 
has more than 40 years of experience in the facility management 
profession and has been a proponent of sustainable operations for 
more than 20 years. Conely 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 70 FMJ articles.  
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to pick more solutions. They are there; it 
will take time and eff ort to continuously 
improve on a company’s sustainability 

eff orts. Perfection in effi  cient operations 
may never be attainable, but is eminently 

approachable, if FMs keep reaching for it.
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Technology to 
Mitigate Risk 
During a 
Commercial 
Move
B Y  M A R K  A .  S C U L L I O N

With the revolution in technology over the past decade or so, having 

more control of many aspects of life and business has become the norm 

— and a commercial move should be no diff erent. More precision and 

control can directly reduce the amount of risk involved in a move, and 

the outdated approaches of the past do not provide appropriate protec-

tion in today’s business climate.  

Confi dential documents and critical 
business property are major risk ar-
eas for a commercial move. There 

are so many examples of personal infor-
mation in the wrong hands with staggering 
consequences. For instance, in February 
2020, a county health system in Texas re-
ported that more than 2,200 patients’ pri-
vate health records were put at risk when 
two envelopes containing 143 pages of pro-
tected health information were lost.  

While technological growth and effi  ciency 
have risen exponentially over the past 100 
years, the commercial moving industry has 
not really kept up. Thankfully, modern tech-
nology is starting to make its way into com-
mercial moving.  

Risk of Lost Documents and Equipment
With any relocation comes the risk of seeing 
critical business equipment, furnishings, and 
documents lost, damaged, or destroyed. Just 
one offi  ce relocation can include millions of 
dollars in furnishings and critical business 
equipment. Historically these moves have 
been done without documented inventory 
or a digital chain of custody — resulting in 
signifi cant risk for the relocating business.  
Fast forward to 2020 and businesses are 
fi nally seeing modern approaches in an age-
old industry.  



For example, during the move of a Jack-
sonville, Florida USA credit union, it was 
critical that every aspect of operations be 
on-line and eff ective in the new space with-
out disruption for their account holders. 
The credit union sought a provider to ef-
fi ciently transition their entire operations, 
including more than 1,300 employees in 
multiple locations, into a 23-story high rise 
over a one-year period. Leadership was fo-
cused on fi nding a partner that could keep 
private information safe and secure and 
minimize disruptions for employees, al-
lowing them to continue to focus on cus-
tomer service. In the old days, this would 
have been done through a paper and pencil 
process subject to errors and limitations. 
However, with today’s modern technology 
they were able to track all their physical 
assets while monitoring the progress. Like 
tracking a package through UPS or FedEx, 
new tracking systems ensure complete visi-
bility to all business property and there are 
no questions whether any items are lost, 
misplaced, or missing. 

Risk of Business Disruption 
“Planned vs. Unplanned”
Many companies plan for more business 
disruption than necessary because they 
simply do not know what a thorough and 
effi  cient move plan can accomplish in a 
specifi c period of time. In many cases, or-
ganizations make a guess and disrupt busi-
ness operations more than needed. Many 
moving companies exacerbate this by 
working within the customer’s established 
window versus advising the customer how 
much downtime will really be needed to 
move the business. 

In addition, historically commercial 
moves were planned using manual calcu-
lations and the mover’s intuition without 
precise calculations for labor hours, equip-
ment needed and confi dent projections 
for the time needed to complete the move. 
This lack of precision around resources 
coupled with guesswork for business dis-
ruption leaves far too much to chance.  

Fortunately, the limitations of yester-
day’s approaches are solved through mod-
ern technology. Thanks to recent develop-

ments in the commercial moving industry, 
instead of arbitrarily guessing they might 
need four weekends to do a large project, 
digital applications and machine learning 
give relocating businesses real data to sup-
port narrowing the move window to two 
weekends with confi dence. Taking some-
thing from guesswork to data driven pre-
cision can have a powerful impact on relo-
cating businesses and there are signifi cant 
cost savings to be had. By reducing planned 
downtime, all the recovered time can be 
directed to core business operations and 
revenue-producing activities.   

In addition to minimizing planned down-
time, there is an even bigger risk of unex-
pected business disruption. This could in-
clude an entire fl oor of staff  unable to work 
due to connectivity issues, damaged server 
equipment, or problems with the phone sys-
tem. Other examples might include “death 
by a thousand cuts” situations, where 10 
percent of those impacted by a 500-person 
move become unproductive because some-
thing is wrong with their new workspace. 
Think about that — 50 employees not being 
able to work is a big deal. This is a major hid-
den risk and cost that has historically been 
left unaddressed and the commercial move 
industry has struggled to make that fi rst day 
in the new space fully productive, partially 
due to a lack of modern technology. 

 With today’s technology, unplanned is-
sues can be identifi ed and resolved long 
before employees return to work. Digital 
applications can ensure all items are ac-
counted for and activated properly in the 
new space. Photo controls can also ensure 
that spaces are set up consistent with the 
employee’s wishes. Today’s technology 
can also catalog shortages and defi cien-
cies throughout the move process and 
provide communication to the responsible 
parties, ensuring timely resolution over 
the weekend rather than unnecessary fi re 
drills Monday morning. Employees can 
even receive an email welcoming them to 
their new workspace with a link connect-
ing them to assistance if they experience 
any challenges in the new space.  Modern 
technology is changing the employee expe-
rience in commercial moving.  

Risk of Untimely Space Turnover
Another risk often overlooked in the whirl-
wind of a commercial move is a failure to 
clear all furniture, fi xtures, and equipment 
in time for space to be turned over to the 
landlord. There are steep penalties at risk, 
and many times companies do not plan 
proactively and end up carrying over space 
because they did not allow enough time to 
return it to the proper condition. 

 New technology is being applied to man-
age this risk in the modern age of moving. 
As spaces are cleared, digital applications 
allow businesses to monitor the systematic 
inventory and removal process. Custom-
ers can receive a constant fl ow of status 
updates giving them the confi dence that 
deadlines will be met with advance warn-
ing of unexpected challenges.  In addition, 
modern tracking features ensure that any 
unanticipated confi dential documents or 
data devices are inventoried and protected 
following customer protocol. Risk of lost 
confi dential documents or devices hold-
ing sensitive information can be signifi cant 
during a space decommission, and todays 
modern controls are helping companies 
avoid unnecessary brand risk or fi nancial 
exposure. 

Whatever kind of move a business is mak-
ing, risk is always part of the equation — 
but utilizing technology can reduce those 
risks substantially. The moving industry is 
catching up to modern trends. 

Mark Scullion is responsible for 
the strategic direction, innovation, 
market development, relationship 

management and operational eff ectiveness of 
Suddath’s workplace and commercial product 
lines. Scullion earned his bachelor’s degree 
in accounting and business administration 
from Rutgers University where he worked 
his way through college doing offi  ce moves in 
Philadelphia. He is a contributor to industry 
and technology publications including CIO 
Applications.  
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ACOUSTICAL/SOUND MASKING  

Biamp Systems 
Now Biamp Systems, the world leader in commercial sound masking, 
formerly known as Cambridge Sound Management, Inc. manufactures 
QtPro and DynasoundPro sound masking systems to help organizations 
protect speech privacy, reduce noise distractions, and fuel workplace 
productivity in their o�  ces. Its next-generation sound masking systems 
work by emitting a uniform, barely perceptible background sound at the 
frequencies of human speech. The systems also include o�  ce paging and 
background music capabilities to help facilities meet all their masking 
and audio needs with one a� ordable system.

http://biamp.com/vocia l +1-617-349-3779

ASSET MANAGEMENT

EthoSource 
Ethosource believes that your vision of an ideal work environment is 
attainable, no matter your budget. Their approach is to fully understand 
your space's potential and creatively collaborate with the entire team 
to make your vision become a reality. Using a blend of quality product 
solutions and turnkey services, Ethosource’s experienced sta�  have the 
capabilities to handle projects from initial concept to installation.  Their 
unique approach allows them to help you create a workplace that is not 
only beautiful and a� ordable, but also functions as a strategic tool for 
your success.

http://fmj.ethosource.com

SpaceIQ  
SpaceIQ is the modern IWMS platform powered by AI and machine 
learning to maximize space utilization, increase productivity, and 
optimize real estate forecasting. 

www.spaceiq.com/demo

BUILDING COMPONENTS 

IMETCO
IMETCO is a leading manufacturer of premier metal products for the 
building envelope, delivering performance-inspired systems tailored 
to every project. IMETCO o� ers a full range of high-performance metal 
roofi ng, wall, and deck systems and accessories that provide a virtually 
limitless realm of aesthetic possibilities. 

www.imetco.com/r2/ l +1-800-646-3826

The following product 
and service providers 
off er solutions for 
your everyday and 
specialized facility 
management needs.

Vendor Profi les

EXTENDED // 103M A Y / J U N E  2 0 2 0



EXTENDED // 104

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.FacilityFreedom.com l +1-877-480-5637

ELECTRICITY/WIRE MANAGEMENT

Blink Charging
Blink Charging is a leading owner/operator of EV 
charging stations in the United States and a growing 
presence in Europe, Asia, Israel, the Caribbean, and 
South America. With a long history as a pioneer in 
the EV industry and a dedicated team with immense 
knowledge of the industry, Blink continues to be the 
preferred, trusted partner in EV Charging Station 
technology. As such, the company is a driving force with 
more than 150,000 registered EV driver members and 
more than 15,000 EV Charging Stations deployed. 

www.blinkcharging.com l +1-888-998-2546

HEALTH/SAFETY 

New Pig 
New Pig makes the world’s best stuff for leaks, drips 
and spills. PIG products help companies keep their 
workplaces clean, safe and productive while protecting 
their workers and the environment. Offering the 
world’s largest selection of absorbents, spill control 
and liquid management products – over 3,100 in all. 
PIG products have been used in more than 300,000 
industrial, commercial, utility, institutional, military and 
government facilities in over 70 countries

http://newpig.com l +1-800-HOT-HOGS

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.

http://usa.sarnafil.sika.com/why-sika-sarnafil l  
+1-800-576-2358

The Garland Company 
The Garland Company, Inc. is one of the worldwide 
leaders of quality, high-performance roofing and 
building envelope solutions for the commercial, 
industrial and institutional markets. For over 100 years, 
Garland has continually developed unique product and 
service offerings that have raised the bar of performance 
while exceeding the individual needs of customers 
throughout the world. The Garland Company Inc., 
headquartered in Cleveland, Ohio, is an ISO 9001:2008 
certified company.

www.garlandco.com l +1-800-321-9336

Vendor Profiles

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


