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BY BILL CONLEY

Prioritization is part art and part logic.
When a facility manager has multiple
places to focus their efforts, deciding
what comes first — the chicken or the
egg; the cart or the horse — a number
of considerations are taken into ac-
count. Most FMs learn, over time, that
there are inter-relationships attached
to almost any task. Decisions and ac-
tions have ramifications that could go
far beyond their original intent and
effects should be considered in man-
aging the workplace. FMs must be able
to perceive the subtleties and complex-
ities of interconnected systems. They
can take a lesson from the environ-
ment: When a single thing in nature is
tugged, it is found to be attached to the
rest of the world.

Sometimes, though, the rationale
for taking an action can serve sever-
al positive outcomes. In the world of
sustainability, the motivation behind
programs or processes implemented,
whether they be for people, the planet
or profit, invariably end up benefitting
all three of those criteria. Compoenents
of the “triple bottom line” form a sym-
biotic relationship that can be recog-
nized given the right perspective.

Sustainability is becoming a busi-
ness imperative regardless of whether
the company operates in developed or
emerging markets. The expectations of
customers and investors are evolving
as more attention is paid to issues such
as environment, health and the social
impacts of business operations. Sus-
tainability approaches to operations
and maintenance in a facility tend to
help produce resilient and regenerative

companies. It is in a facility manager’s
best interest to operate and maintain a
building with those precepts in mind.

Given the premise that in business
profit is king, consideration must be
given to what makes a company suc-
cessful. From a superficial level, it
could be the right product, or the abili-
ty to meet a customer’s needs or wants.
It could be saturation marketing or top-
notch advertising that comprise the
elements of financial success. But dig-
ging deeper, it is the people that make
a business run well and be profitable.
Keeping personnel happy, comfortable
and productive is a keystone to success
as employee salaries are easily one of
the highest costs in a building. An FM
should understand that satisfying the
needs of people through sustainable
operations not only safeguards their
well-being, but that of the company
and the environment.

TOO HOT, TOO COLD. Thermal com-
fort is the condition of mind that ex-
presses satisfaction with the thermal en-
vironment and is assessed by subjective
evaluation (ANSI/ASHRAE Standard s5).
Maintaining a standard of comfortable
ambient temperatures for occupants
is one of the most challenging tasks of
facility managers. Satisfaction with the
thermal environment is important for its
own sake and because it influences pro-

ductivity and health. Office workers who
are satisfied with their thermal environ-
ment are more productive.

Thermal satisfaction consistently has
the lowest rating in most buildings be-
cause of the high variability in thermal
comfort. Occupant responses to the
thermal environment are influenced by
workplace stress, activity levels, gen-
der, age and individual preferences. The
most effective way to improve thermal
comfort and satisfaction is by using con-
trols for building and space temperature.
Technology allows an FM to monitor
systems and tweak them to provide bet-
ter IEQ. Utilizing a building automation
system (BAS) or an energy management
system allows facility managers to adjust
temperature by zone or geographic area
in a building. The systems allow for con-
trol of variable air volume (VAV) to local-
ize air flow and temperature ranges. This
saves energy, as Units are not competing,
and it helps to minimize equipment run-
times when they are not needed. The re-
sponsiveness of the facility management
team to complaints also improves com-
fort and satisfaction.

KEEPING IT CLEAN. Green cleaning
has been a topic of discussion for years
now. Even though it may be standard
operating procedures in many facili-
ties, it never hurts to revisit the prac-
tice. Cleaning for just appearance’s
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sake is not good maintenance. The keys
to green cleaning revolve around main-
taining optimum indoor environmental
quality, minimizing negative impacts
on the environment and saving money
through smart cleaning techniques and
the discretionary use of supplies.

Keeping entryways spotless is a facil-
ity manager’s first line of cleaning de-
fense. ISSA estimates 8o percent of the
soil, dust and contaminants that cre-
ate airborne particulates in a building
come in through the door on the shoes
of visitors and building occupants.
Walk off mats are simple solutions
for this issue. Ideally, a facility would
have two mats at each entrance to the
building. A ‘Scraper’ on the outside to
remove heavy dirt, a “‘Wiper’ inside to
brush the soles of the shoes.

Moreover, it costs at least US$500 to
remove a pound of soil tracked into a fa-
cility. If dirt can be stopped at the door,
it will improve air quality and minimize
its spread throughout the entire build-
ing. These mats will help keep the fa-
cility clean and provide an appealing
appearance for visitors and guests to
create a positive perception of company
while saving money in clean-up.

The primary reason for cleaning
is to create a healthy environment.
A green cleaning program promotes
this effort as it minimizes odors, tox-
ins and dust in the air. Using effective
chemicals, equipment and methods,
green cleaning is cost effective and im-
proves worker and occupant safety. It
is a combination of preventive main-
tenance, training and proper cleaning
supplies. It can also help reduce absen-
teeism, increase morale, and improve
retention and recruitment

Green cleaning can reduce the liabili-
ty of claims of “sick building syndrome.”
There is a direct correlation between
the level of cleanliness in an environ-
ment and the health and well-being of
the people within it. Studies show that
unhealthy indoor air is a leading con-
tributor to decreased rates of worker
productivity and morale. Absenteeism
is irretrievably linked to health prob-
lems. Thus, a green cleaning program
serves people’s health and well-being
while improving productivity, leading to
a more successful company.
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ENERGY DE-CONSUMPTION. De-con-
sumption means making do with less.
There are many aspects of energy con-
servation that can be implemented in a
facility, but one of the easiest to address
is lighting in a building. Lighting com-
mercial buildings accounts for close to
71 percent of overall lighting electricity
used in the United States. It is the larg-
est cost component of a commercial
property’s electricity bill and a signifi-
cant portion of the total energy bill. With
good design, lighting energy use in most
buildings can be cut at least in half while
maintaining or improving lighting qual-
ity. Lighting electricity savings equates
to an increase in net operating income
(NOI) that drives favorable cap rates.

A lighting retrofit also has the best
return on investment (ROIL) of any
energy efficient technology with typ-
ical payback periods between 14 to 18
months. Once the payback is realized,
the savings will continue, creating a
sound investment in the future.

Newer lighting technology leads to
decreased demand on heating ventilat-
ing and air conditioning (HVAC) sys-
tems. Lighting is the largest source of
waste heat, also called heat gain, inside
commercial buildings. In fact, for every
three watts of lighting load reduction,
you reduce the air conditioning load by
one watt.

There are several strategies available
to minimize lighting energy require-
ments in any building. A study must
be done to determine the illumination
requirements for each use area within
the building. This requires an analysis
of lighting quality to ensure that glare
and/or an incorrect color spectrum are
not adversely affecting the occupants of
the area. Space planning, interior archi-
tecture and paint palettes must be in-
tegrated with lighting design to ensure
that competing factors are not evident
and that the area and lighting solutions
complement each other. Time of day
scheduling should also be utilized to
minimize energy usage. This can be ac-
complished automatically by using a re-
al-time sensor as part of a BAS or can be
performed manually.

Improved lighting enhances visual
comfort, reduces eye fatigue and im-
proves performance of visual tasks. Up-

grading lighting systems with efficient
light sources, fixtures and controls can
provide several benefits, and most light-
ing upgrades are cost effective based
on energy savings alone. However, the
costs associated with a building’s occu-
pants greatly outweighs building opera-
tional costs, so any lighting change that
improves indoor environmental quality
is worth implementing,

EMPLOYEE PRODUCTIVITY. More
and more data is being compiled prov-
ing that green building practices and
the resultant improvement in the qual-
ity of the indoor environment leads to
higher productivity in employees. Pay-
roll and human resource costs are, by
far, the largest expenditure in a com-
pany, so this is one area where a focus
might be prudent. Negative impacts
of poor environmental quality include
illness, absenteeism, fatigue, discom-
fort, stress and other distractions. Re-
ducing these problems through prop-
er maintenance and attention to air
quality, thermal conditioning, green
cleaning and lighting will work toward
improving employee’s health and per-
formance. Taking care of employees
through proper indoor environmental
quality is being proven to positively
impact a company’s business.

Sustainable actions improve mo-
rale and lead to highly motivated staff.
When it is considered that a one per-
cent increase in productivity across the
board would pay for a building’s utility
bills and a two percent increase would
pay for utilities and rent, any actions
that help raise production in the com-
pany should be viable undertakings.
A study by Greg Kats (2003) suggest-
ed present value benefits of US$37 to
US@s5 per square foot due to produc-
tivity increases derived from less sick
time and higher employee motivation
in green buildings.

VeriFone, a company located in Costa
Mesa, California, realized a 42 percent
decrease in absenteeism upon moving
into a green building, and in a fairly re-
cent study, a law firm in Australia found
sick days reduced by 39 percent after a
move to a green-rated building. As fa-
cility managers continue to operate and
maintain these buildings in a sustainable



manner, they continue to support the
triple bottom line by keeping employees
comfortable, improving productivity
and profitability and minimizing nega-
tive impacts on the environment.

From a corporate perspective, the sole
purpose of a business is to maximize the
wealth of its owners. However, to real-
ize a profit, costs must be incurred. As
the adage goes, you have to give to get.
Indeed, the concepts of “profit,” internal
rate of return (IRR), or return on invest-
ment (ROL) are all predicated on the fact
that investments are being made and
money is output to generate income. The
owners and operators of a business are
tasked with generating a financial return
in exchange for a service or product and
the acceptance of risk. In this process,
decisions must be made to determine
how to allocate limited resources.

Sustainability is being proven as a good
investment in a business and in its future.
Sustainable operations increase the effi-
ciency with which buildings and their sites
use energy, water and matetials. To the
average business owner, this translates to
cost savings; money that be profit or that
can be re-invested into the company.
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According to studies by the State
of California, the U.S. Green Building
Council (USGBC), the International Fa-
cility Management Association (IFMA),
Lawrence Berkeley Labs and other sim-
ilar entities, high performance (sustain-
able) buildings realize 30 percent energy
savings, 30 to 50 percent water savings,
50 to 9o percent waste cost savings and
35 percent reduction in carbon emis-
sions over conventional buildings.

Sustainability makes business sense.
It affords owners and operators the abil-
ity to save money, improve productivity
and create long term benefits for the
company. It provides a competitive edge
in marketing and its standing in the com-
munity. Operating a facility from a sus-
tainable stance provides a company with
an edge over the competition and bene-
fits employees as well.

Profit may be king, but people do the
work. Sustaining a company to long term
success means paying attention to em-
ployees, and their well-being to generate
profits. The triple bottom line is inter-
twined so that each aspect benefits from
proper operations and maintenance.

Sound environmental practices sat-

isfy the needs of people, profits and
planet. However, no matter what the
motivation for embracing sustainabili-
ty, people are the ones who benefit the
most. The fact that financial success
and protecting the environment are
also served well triples the impact. Not
a bad deal, all things considered! Bl
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- including the contemporary buildings of the

We invite you to the largest metropolis on the
Mediterranean sea that will surely fascinate and
enchant you. The city has become one of the
most visited places in Europe due to its unique
flair and lifestyle. With a more than 2,000-year-
old history, Barcelona still embraces its historic
treasures, as much as it celebrates the most
contemporary developments in architecture, arts
and culture, From the medieval city center to the
modern architecture of Antonio Gaudi, Barcelona
always has something remarkable to discover

revitalized harbor.

World Workplace Europe will once again turn
a historic location into your meeting venue.
The “Casa Llotja,” a more than 200-year-old
building situated right at the harbor, will serve
as a very special setting for your

World Workplace Europe experience.
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