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INTRODUCTION – John Hanlon 
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AIM TO DEMONSTRATE 

 

• How the workplace (office) environment effects 

Productivity 

• What the Facility Manager can do to improve 

Productivity. 
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Workplace Productivity and the Facility Manager  

• So how do we define PRODUCTIVITY ? 

 

    RATIO of 

Output 

Input 

to 
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• Input = is expressed in terms of resource, such as 

time, money & effort (staff costs, facilities costs, etc) 

 

• Output = means to financial income; enhanced staff 

performance observed through an increase in the 

QUALITY and/or QUANTITY of the output. 
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• Typically the Facility Manager focuses on improving 

facility performance with the aim of driving down 

cost. 
 

 

 

 

• Issue is that unless the Facility Manager is aware of 

the relationship between facilities and productivity 

this can have the opposite effect by reducing 

Productivity. 
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Productivity 



 

• The problem in evaluating office productivity is that 

facility performance and costs are relatively easy to 

measure but the outcomes they are contributing to 

is almost impossible to quantify. 
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Lets Test this assumption by looking at a typical 
management board: 

 
• Chief Executive – shareholder value, turnover profit, 

growth, image, etc 

 

• Finance Director– spend to budget, cost reduction, etc 

 

• HR Director – turnover rates, recruitment, etc 

 

• Operations Director – output, efficiency of operation, etc 
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• This promotes the argument that : 

 

FACILITIES ARE SEEN AS AN 
OVERHEAD COST RATHER 

THAN AN ENABLER TO 
BUSINESS PRODUCTIVITY 
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This argument is supported by British Council Offices 

(BCO) research which indicates: 

 

“Facility Managers are often cut of from the wider and 

more important strategic business considerations and 

are rewarded primarily, and sometimes exclusively for 

cutting costs”. 
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So what can the Facility Manager 

do about this ? 
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The Facility Manager needs to understand two things: 

 

1. Economic Argument 

2.     Relationship between facilities and office 

 Productivity. 
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The Logic is Simple: 

 

• Improve the office environment through improved 

facility management 

• Improve office output and reduce staff overhead 

costs through improved productivity   
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RICS (2008) 

Economic Argument – greatest cost to an organisation 

is the staff costs followed by facilities costs. An 

example of this (for an existing building) is shown 

below: 

 

• Typical cost of 200 person office in city is £1,200k 

• Average cost of employee is £85k (including;  

bonus; NI; pensions; overhead support; etc) 

• Staff cost = 200 x 85,000 = £17,000k 

A Closer Look At Workplace Productivity 

23/01/2014  |  Page 15 



Cont/d 

 

•Total Cost (£17,000 +1,200k) =  £18,200k/annum 

•Facilities Cost is 7% of People Cost 

•Put into context research shows that this is typically 

in range 5-10% for existing property 

RICS (2008) 
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• 15% for new build through life* 

 

 
 

 

 

 

 

* CABE/BCO 2012 
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Through Life 
Costs 

15% 

85% 

* CABE/BCO 2012 
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“Estimated that inefficient buildings cost British 

business £135bn per year in lost opportunity” 
Glensler,  (2005) 

 

“1-2% improvement in productivity has a larger 

economic return than 100% saving in energy costs” 
CIBSE, (1999) 
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Previous Example 200 person City office 

(£17,000k Staff Cost v £1,200k Facilities Cost): 

 

• 1% efficiency = £170k 

• 5% efficiency = £850k 

• 7% efficiency = £1,200k 

• 10% efficiency = £1,700K 

Cost of FM 
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How do we measure the effect that facilities  

have on Productivity ? 
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Historical Research 
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• Issue  - the majority of this research focuses on the 

needs of the individual rather than the collective 

organisation. 
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Recent study of Forbes “100 best companies to work 

for” identified: 
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Level 1 Level 2 Level 3 
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EXAMPLE - Air Quality (Level 3): 

 

• Poor air quality can make it harder to concentrate; 

headaches; nose dynes; throat irritation; etc 

• Directly linked to employee sickness – research 

suggests in a typical city office that this can be up to 

33% of employee sickness. 

• Concern of HR Director 
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Example of potential savings by £50k upgrade to ventilation/air 
conditioning system: 

 

• Public Sector – average 9 days sickness per employee 

• Middle Manager - £85k (cost including;  Bonus, NI, Pensions, 
Support, etc) 

• 253 Potential Working Days 

• Productive days less, holidays, training, admin = 200 days @ 
£425/day 

• Year 1 Saving = £425 x 9 x 200 x 0.33 - £50k = £202,450  

• Year 2 Saving = £252,450/annum …… onwards 

• 17% FM Y1 and 21% Y2 and onwards 
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Example of potential savings by £50k upgrade to ventilation/air 
conditioning system: 

 

• Private Sector – average 6 days sickness per employee 

• Middle Manager - £85k (cost including;  Bonus, NI, Pensions, 
Support, etc) 

• 253 Potential Working Days 

• Productive days less, holidays, training, admin = 200 days @ 
£425/day 

• Year 1 Saving = £425 x 6 x 200 x 0.33 - £50k = £118,300  

• Year 2 Saving = £168,300/annum …… onwards 

• 10% FM Y1 and 14% Y2 and onwards 
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So how does the Facility Manager implement changes 

to improve Productivity ?  
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Change Process: 

 

• Set Baseline (organisation today) 

• Identify Areas for improvement 

• Identify Business (Productivity) benefit 

• Identify Programme/Plan 

• Business Case / Approval 

• Implement 

• Measure Performance 
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Informing Your Baseline: 

 

• Time Recording – measure the amount of non-

productive time (i.e. admin tasks, travelling, clearing 

desks, etc) Can cause issues with Trade Unions 

and individuals; careful briefing required to 

demonstrate intent to improve employee working 

environment 
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Absenteeism – sometimes difficult to get as ‘staff in 

confidence’. HR department a good starting point – 

focus on group rather than the individual and 

improvements to working environment. 
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• Self Assessment by individuals and groups/teams. 

• Typically weighted assessment questions (1-10): 

– Access to informal meeting spaces 

– Space for project teams 

– Common areas for personal informal interaction 

– Comfortable temperature and humidity 

– Controllable temperature & ventilation 

– Tidy and visually appealing 

– Conversational & Private workspace (free from distraction) 

– Workstation & Storage space. 
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Lessons Learned: 

 

• Keep the stakeholder (employee) fully informed 

throughout the process; data collection; analysis & 

implementation. 

• Getting the keeping the Management Board’s 

attention & support is critical  

• Challenge – what’s your current organisation view ? 
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Where is your Organisation now ? 

 

• Undertake Self Assessment – what’s your current 

organisation view ? 
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RICS (2008) 
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RICS (2008) 
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“Put the key of despair into the lock of 
apathy. Turn the knob of mediocrity 
slowly and open the gates of 
despondency – welcome to a day in the 
average office.”  
 
David Brent, The Office 
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QUESTIONS 
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