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The Facility Operations Audit: An Essential Tool
William D. Hibbard, Grubb & Ellis Management Services
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acility managers are constantly challenged by the task of captur-
ing information in a form that can be used to reduce operating
expenses and improve customer satisfaction. Knowing precisely
how the building is currently operating enables the facility man-
ager to develop more accurate and workable ideas to improve

. functions and reduce costs. Consequently, a facility operations
audit is an important tool that can help managers harness important opera-
tions and building data. '

This audit is a simple, yet comprehensive, method to collect and organize
information related to the day to day workings of a facility. The process of
initiating an audit may seem daunting, but by following these procedures,
facility managers can obtain the necessary information quickly in a form
that is easy to évaluate.
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Defining The Core Busimess

The first step in completing a facilities audit is to determine the com-
pany’s core business activity. For example, in a recent audit for a major bev-
erage manufacturing facility, the owner was able to define the core business
as the production, packaging, and distribution of beverage products. After -
further analysis, the core business activities were expanded to include scrap
handling and aluminum can recycling as well as the operation of the main
ammonia refrigeration systems at the site. All other functions were then
accurately identified as support services.

Upon completing an audit, the facility managers will be able to identify and
understand the cost of operations related to all support service activities asso-
ciated with the core business. By extracting the costs of production related
activity, facility executives can take steps to control or modify practices and
procedures in suppost service activities without affecting the core business.

" The Existing Building
There are three major categories of support service activity considered
" integral to the facility management function: the condition of the existing
building, direct maintenance and operating services, and indirect mainte-
- nance and operation services.

The first category is the physical plant itself. This part of the support ser-
vice audit begins with an overall evaluation of the condition of the existing
building, including mechanical and electrical systems and site infrastructure.

Understanding the ongoing capital needs required to maintain the build-
ing structure and systems will determine the capital amount to be allocated
for preventive maintenance on an annual basis. This key component of the
audit requires a comprehensive walk through to inspect and document the
condition of each area of the facility.

Based on the findings of the physical plant assessment, a detailed cost
analysis for each item should be developed. Various resources for estimating
are readily available, including RS Means Construction Data or local engi- -
neering and contracting service companies. The total cost of all building
deficiencies may then be prioritized into categories as follows:

» Immediate maintenance, health and safety initiatives;

» Short-term projects with investment payback or functional improvement
(one to two years); and

+ Long term projects to improve the value of the asset, production viability,
or code compliance (three to five years).
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By completing the project priority list, a five year capital plan can be gen-~
erated. The facility manager can then determine, based on the size and con-
dition of the building, the necessary allocation of funds required for annuai
capital projects.

Direct Maintenance And Operating Services

The second category of the support service audit is the costs associated
with the direct maintenance and operations services at the facility. Direct
support services are defined as those maintenance and operation activities
required to support the core business at the facility.

This category.should incorporate all maintenance and repair depart-
ments, including facility managers, building mechanics, electricians, and all

. general building services positions. This will be helpful in determining

staffing needs.

This category also encompasses fixed building expenses. Annual building
expenses include insurance, taxes, and utx.hnes such as gas, electric, water,
and sewer.

Lastly, direct maintenance includes service contracts. These items

- are typically contracted on an annual basis and are related to upkeep

of the facility. Service contract categories are generally comprised of:
snow removal, landscaping, environmental testing, food service, and
security.

The tabulation of the facility maintenance and operating cost enables the

. facility manager to examine direct expenses associated with day to day oper-

ations and functions for the company.

Indirect Maintenance and Operation Services
“The final category of the support service audit is the cost associdted with
the indirect maintenance and operation services. This category describes the
activities and business services that support the repair and upkeep of the
facility. They include:
» IT support services to encompass computer hardware, software, repair ser~
vices, technical support, implementation, and network and systems inte-

granon,
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» Accounting personnel and support
software required to monitor and
manage work orders and monthly
tabulation of the operating
expenses;

* Facility and maintenance engi-
neering and design services neces-
sary to complete a renovation or
repair;

= Construction management ser-
vices for major renovations or
expansion; '

* Shipping/receiving to sort and
deliver as well as staff warehouse

personnel for delivery of materials

for the plant; and

* Reprographics to manage printing
and copying of all documents and
reports (cost of personnel and
equipment all included as part of
this service). »

Data Analysis and Evaluation
The final step of conducting a
facility operations audit is analysis
and evaluation of the information.
From the three categories of raw

" data it will be necessary to divide all,

values into separate headings. -
Although the type and descrip-
tion of each heading may vary-from
site to site, most national organiza-
tions such'as BOMA Inteinational

" and IREM regularly publish bench-

mark data in approximately 19 indi-
vidual headings. Further dividing
cost data will enable facility execu-
tives to analyze specific areas of
operation and compare with other
sites that are similar in size and
complexity.

The total operating values for a
typical building can range from $5
per square foot to $11 per square foot
depending on the size, hours of oper-
ation, complexity of the organization,
and core business of the facility.

Through the audit process, reductions

‘in operating costs of $1 per square
. foot or more are not uncommon.

* The audit gives the facility man-
ager a means to track costs from

directions

year to year, compare operating
costs with national benchmark aver-
ages, and identify areas of improve-
ment within support activities and
services for the site. Ultimately, the
audit is an important and useful
tool 1o help the facility manager
meet the challenges of today’s fast
paced and ever changing environ-
ment by adding real value to the
organization. O

Hibbard is dix tlarq/ mdmlrmljb cility manage-
ment for Northbrook, IL-bused Gribb & Elfis 1111111-
agement Services. To fearn more about facility cpera-
tion audits, contact the authorat (716) §79-7958 or
e-mail bim ar william.bibbard@gems,grubb-cllis. com.

Have you considered conducting a factlicy

“operations audit? Share your expericnces by
sending an e-mail to mstansberry@groupc.com.
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- oWe carry 100°s of access control
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and door hardware products,
available to ship the same day

specifications and hardware
systems that are compatible with
existing systems or to replace
antiquated systemns

maintenance or re_placement

proposals. Our trained experts
will expedite your RFP and give
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“Putting a moderate cost carpet over a good cushion can have a

dramatic impact on acoustics and appearance retention.”
— Case Runolfson, CFM, Facilities Project Manager, Carter & Burgess

“Carpet with cushion wears better.”
— Charlie House, Project Manager,
Engineering & Facilities, Federal Reserve Board

*1 would rather see more money put
in the cushion and a little less in the carpet.”
- Jim Lee, President, Flooring Installation Association of North America

“The use of a quality underlay can prolong
the life of a carpet up to 50%."
— Teri lanni Driscoll, ASID, IIDA, KA Architecture

Everyone is talking about carpet cushion for the work-
place. Find out more from the Alliance for Flexible
Polyurethane Foam at www.afpf.com, or by calling
1.800.696.AFPFE. Read and download white papers,
magazine articles and this special report for facility
managers. We also offer a list of carpet cushion
suppliers in the U.S. who would be happy f
to give you a quote of your own.

) The Alliinée for Flexible Polyurethane Foam is 2 joint program of
The Alliance for the Polyurethanes Industry and the Polyurethane Foam Association
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