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s this article is being written, gas
Aprices are drifting down from highs

in the mid-three-dollar range. Energy
will probably be lower at the end of the year
but, really, who knows? And thats the point.
We dont know where energy prices will go.
We do know that China and India, as well
as other emerging economies, are compet-
ing for scarce energy resources. World and
weather events will continue to a ect energy
availability and prices, and directly a ecting
our discussion here, energy is an increas-
ingly important component of commercial
and industrial facilities management.

Another trend a ecting facility manage-
ment is environmental stewardship. More
and more, we recognize our responsibil-
ity to reduce the environmental impacts
of building operations. It is demanded

by our employees, customers and stake-
holders, not to mention regulators.

e two issues energy and the environ-
ment are directly related. e more energy
we use, the greater the environmental cost.
So, in a perverse way, the energy price run-
up and supply volatility provide an opportu-
nity to promote green building management
practices. Top management is more receptive

www.fmjonline.com

Putting Energy
nto the Environment

to both issues today than they ever have been
in the past. e publicity around the topic
helps focus everyone on energy management
and places it higher on the corporate agenda.
Companies bene t from lower (or at least
better-managed) costs and e ciency, and

the environment bene ts from decreased
energy consumption and reduced pollution.

A question of management

One cannot open a major business maga-
zine lately without seeing an article on the
management (or mismanagement) of the Big
ree automakers. Most of the articles are
centered around the lack of foresight associ-
ated with the emphasis on large SUVs and
trucks at the expense of smaller, more energy
e cient vehicles. Although consumer tastes
are notoriously ckle and di cult to predict,
it is very likely that the burgeoning trend
toward higher gas mileage cars will continue.

Why is this pertinent to facility managers?
Largely because consumer trends are very
often a precursor to lagging industrial/busi-
ness trends. In fact, a recent Zogby survey
shows that among Generation Y respond-
ers, the environment placed higher than

the economy as an area of concern. One
does not have to be a tree-hugging zealot
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to embrace the virtues of energy savings,
however. Proactive facility managers
recognize that every building system and
management decision isa ected, if not
driven, by energy costs. e recent price rise
and continued volatility requires constant
re-evaluation of past cost/bene t analyses
and estimates of future costs and volatility.

is article discusses energy in the con-
text of green building practices, in that it
examines the ways that reducing energy
costs (hard dollars) advances environmen-
tally friendly practices and how you can
use energy as a way to make the case for
environmental progress (soft results).

Energy e ciency is, by de nition, environ-
mentally friendly. By reducing consump-
tion we are reducing strains on the supply
chain, directly reducing costs and generally
reducing pollution and other byproducts.
is applies as much to consumables as
it does to equipment. So, e ciency de-
mands that every aspect of consumption
be addressed. Progressive facility manage-
ment dictates a comprehensive view that
goes beyond relatively simple economic
decisions to include questions of oc-
cupant health and productivity, Indoor
Air Quality (IAQ) and lifecycle manage-
ment for equipment and consumables.

Facilities equipment

Major building systems have the most
potential for increased e ciency and energy
savings. VWe ve been hearing about this

for years. However, the equation has now
changed. With petroleum costs coming

o of record highs and likely to remain

highly volatile over the foreseeable fu-
ture, it makes sense to re-examine earlier
decisions. Energy assumptions in facility
condition assessment studies should be
updated. isis a relatively inexpensive
and e cient process if you have a recent
assessment in hand. Additionally, capital
planning conclusions should be reexamined
in light of these new assumptions.  isis
particularly bene cial if you utilize capital
planning software that allows you to run
scenarios at the click of a button. CMMS
(Computerized Maintenance Management
Systems) maintenance rules should also

be looked at to see if there are areas to
incorporate energy/environmental valua-
tions that go beyond traditional measures.

We tend to think of maintenance in terms
of equipment lifecycle, reduced downtime,
reduced corrective maintenance and higher
productivity.  ese will continue to be

the main focus. However, there are energy
bene tsand tradeo s. Its no secret that a
well-maintained machine is more e cient,
whether through the proper maintenance
and changing of Iters or lubricants, or by
monitoring for wasted heat or excessive
vibration. All of the common performance
metrics are also signs of wasted energy and,

in some cases, adverse environmental impact.

e increased cost of fuel should be looked
at as an opportunity to justify higher levels
of maintenance. Energy/environmental
management demands that an e ective pre-
dictive maintenance program be put in place
for all major building systems. Break- x and
even preventative maintenance programs do
not have the capabilities to comprehensively
analyze past maintenance records, look at

system components, and provide the data
necessary to develop strategies to address
energy and environmental concerns. s
process should be extended to preemptively
retro tor replace ine cient systems in a
constant search for reduced energy con-
sumption. For instance, Variable Speed
Drives adjust the speed of higher e ciency
electric motors and can be 20-70 percent
moree cient. e ROI for a relatively
simple retro t of this type is substantially
reduced in a high cost energy environment.

Maintenance presents additional opportuni-
ties to introduce advances. New lubricants
are more environmentally friendly and can
make equipment more e cient.  ese new
products also reduce the environmental im-
pact of waste oil and reduce disposal costs.

ere are other opportunities for savings
beyond maintenance. Lighting technolo-
gies continue to evolve. Relamping pro-
grams and retro tsusing T-8 uorescents
or other high-e ciency lighting will have
a faster ROI. Motion/occupancy sen-
sors can deliver substantial savings. Light
pollution also should be addressed. By
properly specifying outdoor light xtures,
safe and attractive lighting can be imple-
mented without wasting energy lighting
areas that should not be illuminated.

Management should also look at equipment
utilization. Is equipment properly sized to
the task? Can equipment be cycled o when
not in use? Are there dependencies or syner-
gies between equipment that can be used

to reduce energy or mitigate environmental
impacts? Re-examine power management

The two issues energy and the

environment are directly related.

The more energy we use, the

greater the environmental cost.
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programs o ered by utilities to ensure that
you take advantage of the savings. is
enables power suppliers to use more e cient
generation methods and avoid peak loading.

Facilities services

Beyond the major facility systems and heavy
equipment it also makes sense to look at
an area that is not generally considered to
be energy intensive  cleaning operations.
Traditional cleaning chemicals are generally
petroleum based. e environmental costs
are high. Volatile organic chemicals (VOCs)
severely impact air quality and can a ect
the health of cleaning sta and building
occupants. e industry has made substan-
tial progress (motivated by environmental
rather than petroleum consumption issues)
in developing viable alternatives. Citrus-
based cleaner equivalents are now available.
ey have come down to be comparable
in price and have increased ine ciency
to the point where they are now on par or
better than petroleum-based products.

e petroleum consumption impact of
moving to the new environmentally sensitive
alternatives is direct  there is no petroleum
in the products. e impact on workers and
building occupants is less direct but still
signi cant. Cleaning equipment, such as
vacuums, oor scrubbers, sweepers, carpet
extractors, etc., also come into play. In the
past, environmental concerns were actually
at odds with energy management for some
of this class of equipment. High e ciency
particulate air (HEPA) Iters, which trap
smaller particulates, created more load on
motors, which consequently consumed
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Companies bene t from lower costs and

ef ciency, and the environment bene ts

from decreased energy consumption and

reduced pollution.

more energy. Now, advances in Itering
technology have eliminated this tradeo .

ere are management approaches, as
well, that can reduce energy consump-
tion and improve 1AQ. For instance, the
tendency is for cleaning sta to overuse
chemicals under the mistaken impression
that more is better.  is can be harmful
to the worker and to building occupants.
Most environmentally sensitive clean-
ers have mixing/dispensing stations that
regulate product usage. By employing
dispensers and enforcing their correct usage,
1AQ and worker health are improved.

Other techniques, such as cleaning carpets as
soon as they are soiled, keeps things looking
fresh and also saves energy by reducing the
need for frequent area cleaning using large,
powered carpet extraction equipment.  ere
are many other management-directed initia-
tives, such as storing equipment close to the
work area and regulating when and how
equipment is recharged to use less expensive
and more e ciently produced electricity.

Finally, take another look at your recycling
programs. We tend to think of them in
terms of waste mitigation but they are also
energy management initiatives. Certainly
in industrial settings, commodities such as
copper should be fully recycled; it is both
pro table and energy e cient to recycle
copper. In commercial buildings, o ce
waste, such as cardboard and paper, plas-
tics and cans, should be recycled. iscan
have substantial energy and environmental
bene tsas well. In the case of aluminum

cans, it takes 95 percent less energy to use
recycled aluminum over virgin aluminum.

Manage for the future

ere is no question that energy costs
a ect business. Given that world energy
demands will continue to grow, it would
be shortsighted and irresponsible to fail
to plan for increased prices and volatility.
It is incumbent upon facility managers to
re-examine past ROI assumptions in light of
new energy prices. Retro ts and procedural
changes that might not have made good
business sense in the past, may now carry an
ROI that makes them far more attractive.

Its time to look at this as an opportunity to
become more e cient while addressing envi-
ronmental concerns. It will bene t your com-
pany, employees and building occupants. Fv.
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