


FP: At the other extreme, what are the detrimental effects of a
poorly-performing building on its inhabitants, and more widely, the
environment?

WP: The above levels in reverse imply: people killed by buildings
{like collapses), people getting sick (such as from gases like
formaldehyde); poorly sized and related spaces lead to inefficiencies
and lower productivity, etc.

Legionnaires disease is an example of infected air handling systems
making people sick, or even killing them, Building collapses are typically
caused by faulty structural systems. Radiation, though not perceptible by
humans, can have serious health effects. Proven lung cancer causing
agents like asbestos have to be removed at great cost. Full-spectrum
day lighting fixtures, though more expensive than traditional fluorescent
lighting, has been shown to have many health benefits.

FP: A large part of your work has involved improving the Post
Occupancy Evaluation of buildings in order to achieve better
performance of a building throughout its life cycle. What are the key
issues surrounding Post-Occupancy Evaluation (POE) today?

WP: Architects don't want to hear about it and be accountable for
their misdeeds. The very fractured building industry is not structured for
systematic feedback and learning from one's mistakes.

So-called 'signature’ architects are the worst offenders. Architects
should adopt the precedent-based processes of diagnosing problems
similarly to the fields of medicine and law. Beyond a tradition of
outstanding craftsmanship, major Japanese corporations like Takenaka,
Shimizu, Kajima and Obayashi are offering complete packages from
strategic planning to programming, design, engineering to construction
and financing. That makes them extremely competitive in the world
market. Not only is the building industry in the US very disjointed, but
architects have continually lost turf by confining themselves to being
facade decorators. This trend is dangerous, and is reflected in the ever
poorer curicula and output of architecture schools.

FP: Is the development of smarter, greener buildings making it more
difficult to operate buildings and thus assess to achieve a successful
POE?

WP: No, metered buildings allow the performance assessment over
the long run, and thus, more can be learmed about the operation and
maintenance cost and issues, | have seen some outstanding examples of
this in Japan. | was shown the high-tech headquarters buildings of some
major corporations, with sophisticated control rooms and computerised
monitoring systems in their basements, Everything from HVAC, security
to fire detection and protection, as well as energy consumption was
monitored centrally. Kajima even had a pre-programmed scent dispersal
systemn in order to stimulate workers’ brains and productivity. These
systems were run by facility managers.

FP: In 'Assessing Building Performance’ you cover the Building
Performance Evaluation Framework, can you tell us a bit more about
that?

WP: The “framework” was developed by myself and Dr. Ulrich
Schramm in Germany, and it was first published by us in Time-Saver
Standards (McGraw-Hill, 1997). It is widely accepted among researchers
and consultants around the world.

FP: How can practises in POE be improved?

WP: They need to be standardised and widely accepted, see our
attempt in the appendix of the book ‘Assessing Building Performance’
(Preiser & Vischer, 2005). Then they need to be codified or made a
requiremnent for architects and builders alike. Section M in the Royal
Institute of British Architects (RIBA) contract attempted to do that, but
unfortunately, that was later eliminated.

FP: Has there been any recent breakthroughs in POE?

WP: There are now web based surveys of building users and other
stakeholders. Combining qualitative and quantitative methods of data
gathering using weighted performance indicator scores, is a promising
approach.

FP: Is POE an area that is being neglected? if so, why?

WP: The culture of continuous improvement through diagnosis of
successful and unsuccessful precedents, and thus knowledge building
{like in the law and medical fields) does not yet exist in the building
industry. Few are willing to pay for this service, with the exception of a
number of goverment agencies.

FP: What are the first steps which need to be taken to improve a
building’s performance?

WP: A clear definition of the vision (values), mission and ultimate
purpose of a building needs to be documented in the program (brief),

ENERGY + THE ENVIRONMENT

which should precede any design phases.
FP: Is it important for facility managers to be involved in the design
process?

WP: They should have a role in the programming phase, and then
again in the feedback or performance assessment phase. Programming
in UK English is "briefing”, that is, establishing what is needed in a
facility before designing it.

FP: How important is the role of facilities manager in assessing the
performance of a building, and ultimately improving it?

WP: The facility manager has a crucial role to play, as far as the
functioning of building systems and components are concemed. Office
or factory floor managers are more conversant about spatial layout,
adjacencies, and workflow.

FP: In Assessing Building Performance the author of the Fadility
Management Chapter states that FMs need to keep KPls simple to
accurately represent the ‘vital signs’ of a corporation’s operational
health, what are the KPls they suggest?

WP: Economic metrics: Measures that reflect the economic
alignment of building assets with business requirements.

Functional metrics: Measures and indicators that reflect the ‘fitness
for purpose’ of the building assets.

Physical metrics: Measures that reflect the physical integrity,
condition and appearance of the building.

Service metrics: Measures and indicators that reflect the satisfaction
of users.

Environmental metrics: Measures and indicators that reflect the
wider role of building assets on the environment.

FP: Does improving a building’s performances always necessitate
large capital expenditure?

WP: Careful and tharough preparation and accountability reduces
wrong assumptions and mistakes, and thus, wasted resources.

FP: What difficulties are faced in the POE of existing building stock?

WP: There are multiple problems, including: historic preservation
issues; sustainability and energy consumption issues; structural,
electrical, plumbing and other code related issues; IT adaptability issues;
and last but not least, issues with aesthetic compatibility and material
choices.

FP: What do you see changing in POE in the next 5 to ten years?

WP: Just like Toyota and their insistence on quality control (although
they, too, have experienced a few problems lately), one can hope for
the adoption of values and developments that emphasise continuous
quality improvements in the building industry in the future. Consumers
are king, and today they are much more discriminating and
sophisticated than in the past, for example, by Googling product
reviews, That trend will invade the building industry, too.

FP: Who should ultimately be accountable for the performance of a
building?

WP: All stakeholders in the building delivery and life cycle processes
should be held accountable, and somebody has to lead the pack.

FP: You have spent the majority of your working life in the United
States, what issues relating to the built environment do you see
specifically affecting America today?

WP: Solar technology is making inroads, because of the increasing
cost of energy. Right now, the US has an economic siowdown which
severely affects the building industry, especially housing. One way to
gauge this is to count the number of construction cranes on the horizon.
By that standard, the Phoenix area is still growing and booming, while
others in the ‘rustbelt’ of the mid-west are suffering. Overall and on the
global level, the cost of construction materials is on the rise, contributing
to inflationary trends.

FP: What are your plans for the future, now that you have retired?

WP: | retired from the University of Cincinnati on July 1, the day my
wife was hired out of retirement to head the Gastrointestinal Diagnosis
Division of a national lab corporation here in Phoenix. My plans for the
future include visiting lectureships at the College of Design at Arizona
State University and the Frank Lloyd Wright School of Architecture, as
well as consulting. Forty two years ago, | was a founding member of
Architectural Research Consultants, Inc. of Albuquerque, New Mexico
{you can Google them in order to understand the unique market niche
they have successfully carved out). There will be more global lecturing
and travel, in addition to publishing more articles and books.

Facility Perspectives looks forward to hearing more from Wolfgang
Preiser in the coming years and we wish him well in his retirement.
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