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PROBLEMATICS

Introduction

Established professions, stabilised by regulations or convention, and players with sufficiently clear and
accepted roles have, for quite some time, contributed to the production of built space. They are structured
around different types of standard works such as buildings, facilities, infrastructures and operations, and
contributed through programmes, master plans, planning and development, etc. However, in all these fields,
large number of directly involved parties have been integrated into the project development process and,
increasingly, these parties are the users. In addition, projects need to take into consideration the growing
attention paid to the efficiency of the resulting works, the expected services and use conditions insofar as
users are concerned.

Facilities Management (FM), being the strategic management of the means of organisation and the services
needed to meet core requirements, is characteristic of this change. The prime criteria are quality
(performance, reliability, etc.) and the cost of the provided service (best valve for money).

Facilities management can assume a number of forms. It can be an activity taking place within a contractor’s
organisation, more or less related to its strategic directions, that makes use of subcontracting as often as
needed. It can also be applied by consultants intervening either globally by assuming responsibility for an
entire field or simply taking on one or another of its aspects, such as real estate management. Certain
contractors outsource activities not essential to them and, occasionally, these activities gradually become
autonomous and develop their own place on the market. There are also contractors, sometimes very large
ones, which, from a particular area of expertise (such as energy supply, construction, etc.), enlarge their
service offer, either directly or through subsidiaries.

By considering buildings as simply being one among many means and supports for providing services', FM
considerably transforms the methods and processes used for their design or for the design of more
substantial complexes (such as large facilities) as well as the modes of action of those concerned and the
relations between them.

However, this workshop does not concern itself with FM areas of expertise that are too distant from the professions and activities
concerning us, such IT and logistics.
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The objective of this international workshop is to clarify and compare the modes and the transformation
effects resulting from the development of FM on the design, cooperation and the objects themselves
(developments, buildings, etc.) when it becomes involved in architectural projects. We shall attempt to analyse
the convergences and divergences in these changes and anticipate what the future might bring.
This examination will be organised around four themes:

«  The position of FM with regards client organisations, between demand and offer.

o The forms of transaction, contracts and the issue of evaluation.

o The uses and effects on design as a result of FM involvement.

o The future of FM, between contract and profession?

1 — Between demand and offer

The activities and services assumed by FM had for many years been the direct responsibility of the contractors
and organisations that have now become clients. Formerly and where necessary, they had called on a range of
different providers of goods and services.

FM approaches modify the terms of the relationship between client and suppliers. A management model
providing an ever-more detailed definition of the core profession and an increased level of aufsourcing has
developed; new trades have been created and become highly structured in certain countries; contractors have
developed or concentrated in specialised fields; and new methods developed. In this situation, FM has
increasingly become an autonomous activity and, whatever the form it takes, it would seem that this activity
has created its own specific market.

Does this development result, to a degree, in inverting the supply and demand relationship? While, initially, it
was the clients that placed themselves in a situation where they needed to call on FM structures, it was finally
the latter that found themselves obliged to develop their offer, enlarge the range of services they wanted to
provide as well as the types of clients that they wished to serve.

o What roles do the areas originally covered by FM structures play in their competitive positioning and
the development of the offer? How does this interfere in their links with other players involved in
the design of buildings, facilities or services?

o Does FM use differentiated arrangements for the activities carried out in various countries where
the system has developed? Do these arrangements modify the nature of the FM offer and relations
with contractors and client organisations?

o How do FM structures acquire information concerning the needs of clients and, more generally, those
of the potential users of the facilities and services that these structures propose?

o In an offer situation, do FM structures more or less directly become specifiers insofar as
facilities and associated services are concerned? If so, to what point and in what form do these
structures contribute to the design?

2 — Transaction, contract, evaluation

Externalising a certain number of activities and facilities results in contracting out a service that, until then,
had been internal. A large set of studies and procedures preside over the drafting of contracts governing the
relationships between FM and client organisations. While they introduce transaction costs that must be taken
into account, these restrictive details also provide a more detailed analysis of facilities and services and their
value for the instructing organisation. The preliminary definitions of the objects to be designed and their
performance levels can thus become contractual elements, with all the effects that this will have on the design
conditions and means.

This leads on to questioning the impact of this change on the organisation of the project.

What is contractually established during the definition of the projects assumes ex anfe evaluations of the
future works which, in turn, assumes ex postevaluations. Consequently, the growing use of FM has resulted in
the development of a set of evaluation devices and methods. These have little in common with the value
analyses normally practiced: benchmarking — theory or practice? — provides a good example, and the
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consideration of the life cycle of facilities rather than simply the initial investment is also a particularly
significant form.

o Does the externalisation of FM activities modify the decision-making and organisational process
applicable from the initial expression of needs through to the design and management of the
buildings?

o Do the controlled forms of relationships between client organisations and FM amend those bringing
together these organisations and the designers? What are the resulting constraints or requirements
applicable to the latter?

o How are the forms of evaluation developed by FM and subsequently used by the client organisations
taken into account by the designers?

o Does the development of FM, its procedures and methods, such as, for example, the
contractualisation of performance levels, result in organisations and designers, especially architects,
modifying their point of view concerning their facilities and, if so, how?

o How is the value contributed by the architecture, be it in terms of the use offer, the image proposed
both internally and externally, the enhancement factor, etc. taken into consideration by FM in the
organisation of the project?

o Other points of view intervene in decisions and the real estate design. Are there specific FM criteria
and modes of evaluation when compared with other intervening parties, such as investors?

o How is the incorporation of the life cycle of facilities concretely expressed in the decisions made by
the players, contracts and evaluation approaches and methods?

3 — The attention paid to uses and users

FM concerns itself with uses to provide client organisations with the best possible service. The chosen uses are
therefore those that best serve these organisations and where FM can, using a variety of methods,
acknowledge and even measure the effects (for example, the mobility of persons on sites or in buildings,
population density, etc.). Similarly, facilities can provide a service that is that much better adapted by directing
an organisation towards the uses that it wishes to favour. As a result, the brief given to the designers finds
itself channelled, occasionally very rigorously, by the analysis carried out by FM in function of its own criteria.
There is obviously nothing revolutionary in incorporating the objectives sought by the instructing organisation
during the design of the building or layout. FM, by replacing or adding to the normal programming methods
nevertheless provides two additional aspects: on the one hand, it has developed a sizeahle methodological
system permitting a better appreciation of the means to be provided to optimise the link between the
instructing organisation and FM by, in particular, integrating the concerns of the final users and, on the other
hand, proposing a level of management in this field based on making use of references and previous
experience that can anticipate and provide instruments to measure the economic aspects.

The dialogue between the designers and the organisation as mediatized by FM can be considerably modified.
New types of cooperation become established between FM and the other designers as soon as the life span of
the facility and operating and maintenance costs are taken into account. All factors resulting from FM become
preponderant elements in the demands made of the project.

o s it possible, in the dialogue between client organisations, facilities managers and designers, to
distinguish points of view, approach methods and the priorities of each party concerning users and
uses? How does each of these parties assert its points of view? How are compromises reached? Are
there any arbitration principles?

o In the design of buildings, what is the predominant hierarchy of criteria ascribed to potential uses,
strategic choices made by the client organisations and the management of the life cycle?

o What is the sequencing for formulating the uses and needs expressed in the development of the
programmes: how are the uses expected by the organisations and the users expressed during the
various stages?

o How and to what degree is the knowledge held by FM concerning the uses and end-purposes of the
client organisations and users integrated by the design professionals?
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o When detailing the developments or buildings, what expectations are expressed concerning the
architecture and its functional and symbolic enrichment capacity with regards uses? What role does
the architecture have to play in this field?

o In what ways are the uses taken into consideration in the evaluation procedures? Are the direct
users involved in this evaluation? What is their weight in all the criteria used?

4 — A profession or a market?

As we have noted, FM presents a great diversity, both in its structures and its activities. Mostly in Anglo-Saxon
countries, well structured professional organisations (IFMA, BCFM, etc.) have been formed to develop specific
tools and procedures, professional and university courses, cerfification, etc.

It is therefore necessary to examine this diversity, to see what unifies it and what divides or af least
differentiates it. Is it a profession working alongside those that for so long have contributed to the design of
facilities and developments, or a market where contractors with their inherent skills but no specific identity
compete with one another?

o What kind of training is given to those involved in FM and how is knowledge fransmitted? What
other types of professions and practices are involved and, in particular, is FM used by those forming
part of the design process?

o Is there equivalence between contractors and FM professionals? Should they be differentiated and,
if so, using what criteria? Are their roles equivalent and what are their effects on projects and their
organisation?

o Is FM tending towards enlarging its field of activity? To what new fields? In relation with what
organisations? What are the roles of the players?

Does the development of public private partnerships open new prospects for FM or, on the contrary, do the
structures developed within this framework replace it, including insofar as private organisations are
concerned?
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