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As founding members of both Romanian Green Building Council and
Romanian Facility Management Association we are committed to develop the
link between those domains. This commitment comes from the fact that
Facility Managers role is under change and their role in green management
of the building is fundamental for sustainable results. There has been already
a very successful event co-organized by ROGBC and ROFMA that makes us
confident that our endeavor will be efficient.
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Environmental has moved into the C-suite
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2. Environmental topic has moved into C suite. Large and small companies
includes in their strategy the green perspective, Google is living by the green,

Ford initiated 10 green initiative, amongst them the largest existing green
roof, Symantec also, just to name some of the most well known.

The second largest building in the world, Romanian Parliament Palace,
embarked on an ambitious green programme. With good results so far,
economies of 4.2 Millions of KWH/year from using economic light bulbs on
just a part of the building.

Environmental statement has to be consistent in practice, because, any
failure will attract immediate attention of mass media.
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Green Building — Design Centric
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3. Currently the green building means mostly — green design and
construction. There is little emphasises on operation of the buildings, but the
operations of the buildings is at least equally important if you aim for results.

Of course design is critical, you can’t call this smoking building green no
matter how you operate, but in the same time, the second buildingis a LEED
certified federal building in Youngstown, Ohio. It was built by the best design,
yet it failed to attain the Energy Star label, reports the New York Times.

More, in a study last year, the USGBC found that 53 percent of 121 new
buildings certified through 2006 were not energy efficient enough to qualify
for the Energy Star rating. In fact, 15 percent scored below 30 in the Energy
Star program, which means they consumed more energy per square foot
than 70 percent of comparable buildings nationally.
(www.environmentalleader.com)

In the real world, the mechanical systems will have failures, occupants
behaviour and number of occupants will have an impact on increased energy
use and in general on environmental impact of the building.

While design is green the use of the building should be also green, and the
use of the building is on Facility Manager plate.
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A New Dimension to Facility Management

Infrastructure and facilities
management is a profession
that encompasses multiple
disciplines to ensure
functionality of the built
environment by integrating
people, places, processes,
and technology.

Source: International Facility Management Association — IFMA -
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4. Based on IFMA’s definition of facility management: People, process, place,
and technology shape the professional domain of the facility manager.
Processes are embedded within the value chains of the organization, and are
mission-oriented.

In the end the way organizations behave accordingly to their green
declaration or not depends by the people’s behaviour by the use of the
buildings, equipments, technology, materials in that building. In order to
comply with the strategic statements of their organizations, additional to the
traditional role, a new perspective is added to facility managers —
environmental sustainability.
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New Responsibilities for FM
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5. Whether is about a new state of the art building or a renovated building or
just an old building, this new perspective adds new tasks and responsibilities,
related to energy efficiency, waste management, green building certification,
compliance, environmental monitoring, capital investments and many more.

FM-ers are involved in asbestos abatements, they are one that has to find
and fix any mechanical failure, communicate to internal organization scope of
green initiative to embark them in a convergent effort toward successful
implementation. And of course they are to blame when things go wrong.

Their world becomes more complex and more dynamic.
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Traditional business model

Organization Hierarchical

Mission Keep it running
Direction Do more with less
Value promise You pay for it anyway

Infrastructure’s role | Just a container

Vendors Competitors
Responsibility Not shared
Standardization Low

Workflow Ad Hoc activities

Communication with

. Static and discontinuous
executive level

Knowledge Personal asset

! b Source: Facility Management Techniques - FMT
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6. The traditional business model, for facility management was most of the
time desynchronized with the company strategy and vision. The facility
manager used to work in isolation, as the infrastructure was just a container,
an unavoidable cost. Most of processes not standardized and knowledge — a
personal asset.

| spoke once with a building owner, he was absolutely content with his facility
manager. “He walks through the building, fixing what's broken, he know how
to prepare chillers for the winter. | need no more.” said him.

Well at one point he needed a new facility manager as the previous one
moved. The new one simply did not had knowledge about the building
system and costs starts to escalate and tenants to complain.

In terms of environmental sustainability, the traditional model has to change
because such risk has to be covered.
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The new felicity manager has to align to organizational goals, manage all
aspects timely and in a holistic manner.

He is responsible for costs, performance and environmental impact, has to
take complex decisions related to capital renewal, internal standards,
internal communication.

He needs to work in a team and in close collaboration with vendors and
consultants. Knowledge must be shared among all players in order to be
effective and drive for results.
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Personification of knowledge in Greece was Episteme. Platon defines it as
"justified true belief.” There is however no single agreed definition of
knowledge presently, nor any prospect of one, and there remain numerous
competing theories.

Knowledge acquisition involves complex cognitive processes: perception,
learning, communication, association and reasoning.

Platon defines it as "justified true belief.”

There is however no single agreed definition of knowledge presently, nor any
prospect of one, and there remain numerous competing theories.

For our domain | would propose :

“The term knowledge is also used to mean the confident understanding of a
subject with the ability to use it for a specific purpose if appropriate. This last
definition | like most because involves action. “

Because this definition specifically places knowledge in a practical context.
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In sustainable FM, sources of knowledge may be defined in two groups —
external to organizations, such universities, green building councils,
benchmarks or media, and internal to organization such organizational
strategy, building and eq documentation, practical past experience,
interactions with service providers, etc..

External sources are of a crucial importance as the Green Building domain is
relatively new and involves complex technical aspects.

While knowledge from external sources is more difficult to store and retrieve
inside the organization and will be more a personal asset, internal knowledge
is more likely to generate value on long term for the organization through new
processes named KNOWLEDGE MANAGEMENT .
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Organizations noticed the volatility of knowledge and the criticality for a
sustainable business performance — knowledge was finally defined as
“strategic asset”.

How to keep inside the organization the knowledge, even if people change,
how to bring knowledge from wherever is stored, to the point of contact with
the customer, or to the decisional process?

To answer to these questions a new discipline was established in 1991 —
name — KNOWLEDGE MANAGEMENT.

Sharing, innovation, reduce of redundant work, not reinventing the wheel,
reduce training time for new employees, to adapt to changing environment
are some of focal points of KM.

If knowledge management would be used only to avoid repeating mistakes of
the past and it would pay for itself in month.
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In today model, compared with the traditional one, the key difference is that
the new FM manager has to decide fast, and his decisions are critical to the
organizational infrastructure.

The C level has a direct view whenever something goes wrong, there is no
margin for mistake.

That is why the new FM has to work collaboratively :

a.

® oo o

gather good, accurate, updated information
aggregate it in knowledge

Use knowledge as decision support
Transform decision in action

Measure the effect of the action.

The cycle must continue, and effect of the action has to be measured and
again new information transformed into knowledge.
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12 The wealth of knowledge that has to be accumulated and distributed inside
companies’ growth at an amazing rate. Just to give you an example the total volume
of information on internet doubles every 11 HOURS .(IBM study -
http://news.cnet.com/2100-7345_3-6159025.html?part=rss&tag=2547-1_3-0-
20&subj=news) In order to stay in control some technology support is needed.

A Wiki system is the first and simple step to manage knowledge. The
disadvantage from organizational perspective is that Wiki is not meant to map
business processes. It is a container that classifies information in a way that it gives
structure and makes it searchable.

The second level is a Knowledge Management System (KMS) —
much more structured, and mapped over organization business processes. It is
usually deployed related to core business of the companies and with a bit of luck,
FM may be a part of it, however most of the time this is not the case.

The best solution to FM-ers is to use the IWMS, and map knowledge
management processes over it.

Base of the information needed is already there, building and equipments inventory,
condition, maintenance history, energy reading etc.. Most of modern IWMS solution
should be web-based. The web technology provides prefect platform for information
collection and knowledge distribution.

IWMS solutions should be mapped to business process, making flow of information
structured according to business goals of the organizations.

The effortto add that level of information is minimal. Is the best way
to achieve ACTIONALBE KNOWLEDGE in Green Facility Management. This is the
major goal. From an organizational perspective, knowledge itself is just a cost, but
knowledge in action is an asset. Perhaps one of the most valuable.
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Because of the high volume of information, and the number of variables and
stakeholders, a Knowledege oriented IWMS requires an information system
that integrates the functional groups and processes in a collaborative
environment that automates data collection and maintenance, and distributes
information and knowledge through the organization to support the decision-
making process.
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For example this dashboard developed by Talissen Technologies, one of the
ARCHIBUS Business Partners, gives an instant overview over energy cost
compared to external weather condition. Red and blue graph show
heating/cooling days as the stacks show the energy bill. It is easy to notice
the higher than normal energy consumption in the point indicated by the
arrow. It was most probably generated by a mechanical failure which was
identified and corrected. Without having such knowledge this malfunction
could perpetuate and in conjunction with other factors to trigger an increased
energy consumption over a long period of time until someone, by chance,
would correct it.

The energy consumption is also correlated to indicators such,
surface/person, facility condition index. An estimation of energy consumption
may be performed based on average month consumption.

These type of dashboard are only a brief example of the power to know
about specific key parameters in larger context and the benefit of using
knowledge in green building for daily operations.
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