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Preface 

Since this book was over two years in the 

making, a multitude of changes have taken place in 

the world of design and construction of green 

buildings and in facility management. Although 

there are still some gaps between the two worlds, the 

gap is closing as building owners and property 

managers realize that there is a different skill set 

involved between the design and construction phase 

of a building and its operational phase.   

More and more facility managers are 

participating in the design and construction of the 

buildings that they will eventually operate. 

Technologies such as building information 

modeling (BIM) offer ways to bridge the gap 

between the design and construction phase and the 

operation of buildings by making much more 

information available than existed in the past. We 

are starting to see requirements to operate buildings 

in accordance with maintenance codes (although 



7 

 

operations and maintenance has long been in 

existence in the codes world). We are also seeing the 

emergence of consensus standards in facility 

management. Groups such as the International 

Organization for Standardization (ISO) are 

gathering consensus for world-wide acceptance of 

standards in facility management practice. 

We are also starting to see the emergence of 

the importance of a properly educated workforce in 

facility management. Initiatives such as the Federal 

Buildings Personnel Training Act of the U.S. Federal 

Government have emphasized the need for new and 

advanced skills to meet the demand of 

technologically advanced building systems, energy 

and water conservation technologies, and 

management of the work environment in a safe and 

healthy manner. This has also highlighted the need 

to manage our buildings in a more strategic manner 

– recognizing the need for a strategic approach to 

Facility Management; better planning, more 

emphasis on the financial aspects of our facility 

strategies, more robust operational systems, 

adoption of best practices, and education and 

networking ability of the Facility Management 

workforce. 

The Facility Management workforce is better 

versed in finance, communication, technology, 

leadership and strategy development that in any 

time in the past. Business acumen is emphasized 

over operational and technical know-how. 

Communication and reporting skills are invaluable 

in Facility Management. The use of performance 

management tools such as the Balanced Scorecard 

are becoming second nature in facility management.   
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Perhaps the most significant trend that 

effects facility management is the growing need for 

transparency in reporting our Corporate Social 

Responsibility and commitment to the Triple 

Bottom Line. Since facilities can account for a large 

portion of an organization’s energy use, carbon 

footprint, and waste production, the facility 

manager is in a unique position to drive the 

organization’s CSR reporting efforts. Programs such 

as the Global Reporting Initiative and the Carbon 

Disclosure Project drive organizations to look 

internally at what they do, and to look up and down 

the supply chain for their effect on people and the 

environment, and cost of doing business in a more 

transparent world. The facility manager has long 

been in the position of being measured. Those that 

have embraced measurement and transparency are 

becoming the leaders in their organizations and in 

the facility management field. This convergence of 

the world view of the Triple Bottom Line of business 

and the more conventional world of facility 

management has brought us to a new perspective on 

we manage and operate facilities – sustainable 

facility management.  

As the authors of this book, we have no 

illusions that we have captured everything that 

sustainable facility management involves. We also 

realize that changes in the facility management field 

will continue at a pace that far outpaces our ability 

to capture it in words. We only hope that we will be 

able to continue to bring the subject of sustainable 

facility management to light in future editions of this 

book.  
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Whether you key-in on specific topics, or you 

partake of the writings in this book in their totality, 

our hope is that there are at least a few things that 

get you thinking differently about Facility 

Management. We hope that you value the 

information included in this book and look at it as a 

resource for improving how you manage facilities. 

 

Read in good health! 
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Foreword 

Sustainable Facility Management - The 

Facility Manager’s Guide to Optimizing Building 

Performance is an important contribution to 

literature in facility management.  While many 

books have recently come out about sustainability, 

others on facility management and a few on 

sustainable facility management, this book provides 

the unique background and how-to for developing 

not only sustainable, high performance facilities, 

but a Facility Management organization that is high 

performance.  This important aspect of managing 

the people who manage facilities has been 

overlooked in prior publications.   

In my role as a facility management educator, 

I have the privilege of helping students grasp the 

many important and diverse roles that facility 

management professionals encompass.  And in my 

role as a researcher, it is clear that facility 

management is evolving.  Just ten years ago, the 
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industry was focused not so much on sustainability, 

but on integration of facility management with other 

organizational silos.  Over a short time, the 

sustainability movement has taken a strong hold 

across the world, requiring that businesses of all 

sizes and in all industries consider their carbon 

footprint, energy reduction and other sustainability 

efforts to become green organizations.  Facility 

management is evolving rapidly and sustainability 

within facility management is a key component to 

today’s management of the built environment. 

Facility management professionals are not 

unfamiliar with all of these concepts.  In fact, most 

facility managers were practicing sustainability 

before the term was in favor.  Facility managers had 

to reduce wherever possible (we still do!).  Energy, 

water, maintenance, space were all areas for cost 

cutting - the original driver of sustainability for 

facilities.  However, as businesses embraced 

concepts of sustainability, it was suddenly easier to 

have discussions on longer return on investment 

projects that saved substantial energy, water, 

materials or other resources.  The deferred 

maintenance backlog now had some impact in 

budget discussions, especially if upgrades or 

improvements would provide long-term efficiencies 

and savings.  After years of fighting for the logical 

long-term support to properly maintain systems, 

efficiency has become better understood within 

businesses and terms like life cycle costs and total 

life costs are now considered rather than only the 

shortest return on investment project.  This is 

nothing new to an experienced facility manager, but 
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a welcome understanding of our field, where the 

better we maintain something, the longer and more 

efficiently it operates.  Some facility managers have 

been able to evolve from strictly facility 

management to a broader role of sustainability 

leader within their organization.  Their deep 

understanding of sustainable concepts can lead the 

way. 

Sustainable Facility Management - The 

Facility Manager’s Guide to Optimizing Building 

Performance also provides insight into the changing 

language within sustainable facility management.  

“Green” efforts are now being recognized more 

broadly as “high performance” issues.  This shifts 

the focus to value rather than a trendy initiative or 

popular phrase.  And as this value has become 

embedded into facility operations across multiple 

industries, facility managers have advanced their 

value from operators to business partners who 

support the organization and their sustainability 

measures. Changes in the business environment 

obviously affect the management of facilities to 

support the business.  One large change is the 

impact of mobility and advancing technologies.  

While these advancements provide opportunities 

for space savings which reduce costs, it also dictates 

that facility management organizations adapt their 

processes, procedures, training for facility 

management employees and eventually even 

shifting how facility managers operate the building.  

This implies a lot of change.  Change for the 

business, change for the facility management 

organization, changes to the workplace and changes 
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for the individual facility management workers.  A 

new focus is required to understand the “softer” 

skills needed to effectively implement change 

management, work with customers under change 

circumstances and how to lead an effective facility 

management team.   

All of these evolutions are covered in 

Sustainable Facility Management - The Facility 

Manager’s Guide to Optimizing Building 

Performance and the authors who are recognized 

experts in sustainable facility management practices 

provide detailed descriptions of how and why to 

implement sustainable, high performance facility 

management in your organization.  As facility 

management continues to evolve, it becomes more 

and more important to be aware of new concepts, 

technologies and new practices that can lead to 

better, more sustainable management of the build 

environment.  Sustainable Facility Management - 

The Facility Manager’s Guide to Optimizing 

Building Performance is one good place to start and 

I wholeheartedly endorse the concepts provided by 

Chris Hodges and Mark Sekula to bring up-to-date 

sustainable facility management practices to light. 

 

Kathy O. Roper, CFM, MCR, LEED AP, 

IFMA Fellow 

Associate Professor, Georgia Institute of 

Technology 
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Chapter 1: Sustainable 

Facility Management - The 

Facility Manager’s 

Perspective 

 

he life of a facility manager is filled with 

demands. The demand for customer service; 

for efficiency and cost effectiveness; for 

comfort and productivity in the workplace; 

for health and safety; and a long series of demands 

that would be too long to fit in this book. Some of 

these demands are reasonable; an expected part of 

the profession. Others are “above and beyond” and 

often challenge even the most seasoned facility 

managers. These are shared experiences that facility 

managers only reveal to each other when gathering 

at an event only other facility managers attend. 

T 
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Facility managers see everything – the good, the 

bad, and the difficult to deal with.  

Demands come from all directions. The 

demands “from the top” are usually financially 

driven. These demands are tied to the bottom line of 

the organization. The cost of facility management 

services and the ability to reduce them are 

constantly scrutinized by upper management. This 

is a justifiable demand. After all, the need to run our 

facilities in a cost effective manner is a large part of 

the reason there is a facility management 

profession.  

Other demands come from our customers; 

the receivers of our service. These are the people 

that work for the organization. They often do not 

recognize that there is an entire team of dedicated 

individuals whose job it is to keep them safe, 

comfortable, and productive. Sometimes, these 

demands are emotionally driven. They are not 

always rational, and they usually reflect a wide range 

of individual tastes, preferences, and requirements. 

These demands are not always aligned with the 

mission of the organization, but that does not 

prevent the facility manager from hearing them and 

having to deal with them on a daily basis. 

Another set of demands come from the 

facility management workforce. The days of telling 

our workforce what to do and expecting them to 

follow it blindly day after day and year after year are 

gone. The workforce of today is much more 

sophisticated and demanding; as they should be. 

On-the-job training, professional development, 
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certifications and credentials, career advancement, 

and continuous learning are the norm in today’s 

work environment, and facility management is no 

exception. Organizations that have been achieving 

success in their field usually recognize that much of 

that success is driven by their commitment to their 

workforce. Organizations with a commitment to 

employee development often outperform their 

peers. 

One of the most important demands on a 

facility manager is regulatory and rule-driven. It 

encompasses all of the business processes facility 

managers are required to follow in order to adhere 

to external health and safety regulations, laws, and 

ordinances.  Privacy laws, legal record keeping, 

emergency procedures, and legal filings are also part 

of those regulatory and rule-driven demands. 

Internal policies, practices, and procedures also 

create a different set of demands that dictate how we 

do our jobs on a daily basis. This category of demand 

is the procedural or work process part of the 

demanding life of the facility manager. 

Over the last several years, we have seen the 

emergence of a new demand. This is the demand for 

greener, more efficient, more people-friendly and 

environmentally-friendly facilities. Although this 

has been on the facility managers agenda for many 

years, the external world has caught up. Large 

organizations, governments, social groups, and 

others have recognized the effect of buildings on our 

environment and started demanding a higher level 

social commitment and a commitment to our 

environment. 
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DEFINING A GREEN BUILDING 

In his book, How to Measure Anything, 

Douglas Hubbard says that the names we use for 

things and how those names change reveals a lot 

about how our ideas about them change over time. 

We can apply this thought to the language we use to 

describe our buildings and how we manage them. 

Cost efficiency, human comfort, workplace safety 

and productivity issues are certainly not new to 

facility managers. What is new is the emphasis that 

facilities receive as a result of the introduction of 

terms such as “green” and “high-performance”. The 

language changes that have taken place over the last 

few years have led to a renewed emphasis on 

processes that facility managers have dealt with over 

their entire careers. Some look at this as an attempt 

by others to gain credit for introducing something 

new by spinning an old concept. This attitude may 

have some validity, but generally will not help much 

in the long run. A better way to look at things is to 

view the language change as an opportunity to 

showcase the talents and abilities of the facility 

manager. After all, this may be the best way to 

advance the profession and demonstrate the true 

value of having a qualified and confident facility 

management staff to care for your most important 

physical and human assets. 

The language of “green” has been constantly 

changing and evolving. The term “green building” 

has been with us since the 1990’s. Since then, we 

have seen an emergence of the idea that green 

buildings could enhance the health, safety, 
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productivity, and well-being of our workforce. This 

is certainly not a new concept, and the source of the 

renewed emphasis on health, safety, and 

productivity is an opportunity for the facility 

management profession. The new drivers of green 

buildings are in the design and construction 

community. The facility management community 

has been influential, but not to the extent required 

to make a significant change in our existing building 

stock. Although the health, safety, and productivity 

benefits of a green building are intuitive, in the 

1990’s, we had yet to develop the body of empirical 

evidence to make the business case for green 

buildings on a grand scale. Progress in new 

buildings was significant, and is still growing, but 

progress in our aging building stock is still sluggish.   

Through the early 2000’s the facility 

management profession was reacting to one of the  

primary drivers of “green” on the operational side of 

buildings; and that was the reduction in energy 

consumption in the face of rising energy costs. It is 

understandable that the primary driver of 

sustainable buildings in the facility management 

community was cost. About the middle of the first 

decade of the new millennium (since about 2005), 

the world started to adopt the language of carbon. 

Almost everything we did, from commuting to 

operating buildings to purchasing consumer goods 

could be translated to our carbon footprint.  This 

shift in thinking fit well with the facility manager’s 

primary concern – the consumption of energy as one 

of the primary contributors to an organization’s 
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carbon footprint. That is about the same time that 

the effect of the supply chain entered the picture. 

By about 2007, we started to see the language 

of buildings and facility management change again. 

We have seen the consistent use of the term “high-

performance” to describe how we would like to see 

our facilities perform. High-performance 

characteristics include; energy efficiency, low 

reliance on natural resources, low-carbon, and 

cleaner indoor environment. We have even seen a 

commitment to net zero energy use in the facility of 

the future – one which produces as much energy as 

it uses. The term “high-performance” fits well into 

the facility manager’s lexicon because it basically 

describes an outcome that facility managers have 

been seeking since long before buildings were 

termed “green”. The goal of the facility manager has 

always been to optimize performance. 

If we were to indulge in a bit of forecasting, 

perhaps we are seeing another shift from high-

performance buildings to high-performance facility 

management organizations. After all, it is not likely 

that one can achieve a high-performance building 

over its entire life cycle without having a high-

performance facility manager in charge.  

Although it is difficult to tell what the next 

change in the language of facilities will be, it is 

helpful to take a bit of history into account when 

seeking to determine what the next demand on the 

facility management profession will be. 
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DEFINING SUSTAINABLE FACILITY 

MANAGEMENT 

Maybe the term we should adopt is 

sustainable facility management (SFM). SFM is the 

ability to manage our facilities and resources in a 

manner consistent with all that is “green” and “high-

performance”. The idea of sustainable facilities is 

not just about doing something that is 

environmentally or people-friendly. It is about that, 

but it is also about making facilities last, and making 

them perform at a level that meets the needs of the 

organization, and is managed in a manner that is 

consistent with the mission, vision, and values of the 

organization. 

Many facility managers, maybe even a few of 

you that are reading this book, are intimidated by 

the term “high-performance”. The term “high-

performance” when applied to buildings, implies a 

high level of energy efficiency, very little water use 

or waste production, and a light-filled, comfortable 

and productive workplace. Although these are 

admirable goals, they may be achieved by only a 

small percentage of our existing building stock. It is 

no accident that the title of this book is includes the 

phrase “optimizing building performance”. While 

we all may covet the greenest building on the block 

so that we can attach the label “high-performance”, 

we do not want to forget those everyday activities of 

the facility manager that can add value to an 

organization by optimizing the resources that are 

given to us to operate and maintain our facilities. 

The authors of this book believe that sustainable 
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facility management is the true goal of the facility 

manager. Regardless of the size, budget, complexity, 

or other characteristics of your building, sustainable 

facility management should be the theme that drives 

our long-term actions and philosophy toward our 

facilities. 

The facility manager is the steward of the 

built environment – the physical infrastructure that 

uses a significant portion of the world’s energy and 

water, and produces waste and important effluents 

such as greenhouse gases. However, the most 

important role of the facility manager is in providing 

a safe, healthy and productive workplace. This role 

is often understated, and as an industry, we have not 

effectively tracked our influence over the workplace. 

Meanwhile, the facility manager works 

diligently on the tactical initiatives set forth in the 

annual facility budget and sometimes has a say over 

the strategy and organization follows relative to the 

delivery of workplace services. Thus a gap exists – 

the gap between the strategy of an organization in its 

delivery of the workplace, and the day-to-day 

tactical running of our buildings. 

The gap between organizational 

commitments to sustainability and corporate social 

responsibility and delivery of sustainable 

workplaces will be filled when we start thinking 

about not just as bricks and mortar, but as a 

workplace to be managed just as we manage the 

people of the organization. That is; strategic 

planning and leadership. Leadership requires not 

only physical tools – tools like electricity, heat, 
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furnishings, and lighting, in our facilities; but 

strategy, goals, objectives and serious thought as to 

how we support our workforce through workplace 

comfort and efficiency. The facility manager fills 

that gap. Instead of looking at delivering a high-

performance facility to an organization, the facility 

manager manages a high-performance facility for its 

entire service life. The concepts of longevity, service 

life, renewal, and maintainability become the 

guiding factors for facility management. 

If the facility management profession is able 

to fill this gap, we will be well on our way to building 

and running better workplaces that support our 

organization’s commitment to the world’s definition 

of sustainable and the delivery of workplaces that 

are optimized to help attract new talent, keep them 

healthy, safe, and meet the financial challenges of 

any organization to run in a cost effective manner. 

We will then be able to observe the next trend, the 

next change in language, and the next demand on 

the facility management profession and say – “we’ve 

been doing that for years!” 
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