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Make Your Workplace as Agile as Your Workforce™

The Agile Workplace: Why Now

The purpose of office facilitiesisto maximize worker productivity. Facilities have no other pur-
pose. However, this translates differently from one organization to another. In some organiza-
tions it may mean providing amenities that minimize the time away from the office, like first-
class dining facilities, workout centers, and daycare centers. In other organizationsit may mean
providing workspaces that maximize worker collaboration, like many informal meeting spaces or
fully equipped conference rooms.

Ironically, while facilities are becoming more “worker productivity” oriented, workers are spend-
ing lesstime in the office and more time working at customer sites, vendor locations, hotels, air-
ports, or from home. Today’ s mobile worker is able to work just as effectively, if not more so,
from anywhere, and that no longer means working only at a central office facility.

The larger the mobile workforce the more there will be underutilized office space. This presents
the organization with the opportunity to implement an “ Agile Workplace” and eliminate under-
utilized real estate holdings or to grow its employee base without adding to facilities.

The Agile Workplace is an efficient, effective, and adaptable network of technology and facility
infrastructures, systematically managed and measured as a coordinated whole, which enables
people to be mobile and productive.

The Agile Workplace includes a workplace management system that collects “ presence data”
and provides management with actual use information for every workspace so that they can con-
trol the workplace environment based, not on how space is allocated, but on how spaceis actu-
ally used.

The Agile Workplace balances the needs of an organization’s highly productive, mobile work-
force with the needs of the organization to manage costs and maintain control of the work envi-
ronment.
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THINKING STRATEGICALLY

Traditionally, facilities are thought of in operational
terms. Most facility managers face a common set of

operational issues, such as -
Having too much space,
Having too little space,
Needing to add new employees and having no
place to put them,
Having no money to expand facilities,
Having conference rooms that are always
booked, but seem to go unused,
Needing to know where people are located to
support business continuity and emergencies.

Strategically, the building looks quite different, hav-

ing issues centered on actual utilization. To senior

management the concerns are return on assets, reve-

nue growth, earnings per share, and profitability.
Some of their issues are:

- How can the organization increase the return on
investment in real estate?

- How can the performance of real estate be meas-
ured?

- What isthe cost of maintaining underutilized
workspaces?

- How often are workspaces actually used during
business hours?

- How can the organization organize its real estate
portfolio to respond to market pressures faster?

- What workplace environments will maximize
worker productivity?

How should facilities and real estate managers re-
spond to the concerns of executive management?
By trandating what they do into financial terms,
such as, return on assets, revenue growth, earnings
per share, and profitability, and then proposing ac-
tionable solutions that address these issues.

Implementing an Agile Workplace provides the
actionable solutions that allow the organization to:
- Reduce the size of underutilized facilities,

- Hire more people without adding real estate,

- Renew leases based on actual use,

- Expand the geographic reach for hiring employee,

- Improve organizational resiliency,

- Increase sustainability.
THE AGILE WORKPLACE: WHY NOW?

The Agile Workplace is not a new concept. In years
past desk-sharing was a management initiative to save
money. However, organizations lacked the systems,
technologies, and support services required to make it
successful. Today these weaknesses have been over-
come to where desk-sharing has proven to be a strat-
egy that bolsters worker productivity and satisfaction
while simultaneously producing dramatic cost sav-
ings.

Why is now the best time to implement an Agile
Workplace? The reasons are many and can be catego-
rized asfollows -
Advanced technology innovations
Group work
Changing business conditions
The economics of the real estate market
Initiatives by federal, state, local governments
Changing demographics of the workforce
Increased commutation time and costs
The desire and need for sustainability
Governance, Risk, Compliance issues
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WHY NOW: TECHNOLOGY ADVANCES

We all benefit from the astounding innovationsin
technology of the past decade. Consider what we have
today that did not exist even ten years ago: cell phones
that keep usin touch no matter where we are located;
computers so small and lightweight that we take them
everywhere; broadband communication that allows us
to access files and emails from anywhere.

These revolutionary technology advancements allow
workers to be highly mobile and more productive than
ever before. Technology allows work to effectively be
performed at home, or in a hotel room, or at an air-
port, or at customer or vendor sites.

However, the flip side of increased worker mobility is
decreased office utilization. Studies show that the av-
erage workspace utilization for all commercial space
in the U.S. and Europe between the hours of 8 am.

and 5 p.m. is 35 to 50 percent! Think about that: at
any given time over half of all workspaces are not
being used.

Do you doubt this? If so, take a walk around your own
office space. Count out 50 workspaces and see how
many are in actual use (not whether the occupant isin
the building, but are they actually sitting in their
workspace.) Do this at different times of the day and
you'll most likely find that over half of all workspaces
are unoccupied at any given time.

The internationally respected workplace consulting
firm DEGW (www.degw.co) has performed hour-by-
hour utilization studies for many of its clients. Their
studies show that in most organizations workspace
utilization peaks at around 10:30 a.m. when approxi-
mately 30 percent of workers are working at their
desks. Another 20 percent of the workforceis on the
premises but working in conference rooms or in infor-
mal meeting areas. That’s only 50 percent of the
workforce present in the building. Where are the oth-
ers? They are working from home, attending confer-
ences, visiting customers, traveling, or taking vacation
and personal days, or out sick. The bottom line: of-
fices and workstations are vacant 50 to 70 percent of
the time.

Because utilization of dedicated space isso low, it
makes sense for organizations to pool workspaces so
they can be shared. Workers would then be able to
locate and use a workspace whenever and wherever
they need one by reserving space from the pool.

Astechnology continues to advance it is certain that
office space utilization will decrease even more. An
Adgile Workplace leverages technology to optimize the
amount of an organization’s office workspace.

WHY NOW: GROUP WORK

Over the last few years, the nature of work has signifi-
cantly shifted from siloed individual tasksto more
collaborative, team-based projects. We have already
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seen that technology-enabled mobility allows people
to choose the optimal location to perform each task.
The location of choice for “heads down” work is mi-
grating outside the traditional office facility. For col-
laborative efforts, the preferred location is still at the
office.

Both trends reduce the demand for dedicated work
stations while increasing the demand for collaborative
space. The Agile Workplace meets the challenge of
managing conference rooms in a manner similar to
how workspaces are managed. People can reserve a
workspace or a conference room, choosing the most
appropriate space for their day’s work or meeting.

The reason to include conference rooms in this discus-
sion is because in many organi zations conference
rooms are fully booked but used only 30 percent to 40
percent of thetime, just like workspaces. Overbooking
and underutilization produces two undesirable conse-
guences; 1) the organization pays for grossly under-
used assets, and 2) workers suffer because they can't
find available conference rooms.

The solution lies in having a management system that
allows collaborative spaces to be reserved, and which
measures their actual use—the same concepts and
solution used to manage individual workspaces.

WHY NOW: CHANGING BUSINESS
CONDITIONS

Modern communication technologies give everyone
an instant awareness of the changes that take place
anywhere in the world. Some of these changes can be
so severe that they force organizations to react
quickly. Consider corporate mergers, new product
announcements, key supplier interruptions, severe
weather problems, or any number of businessinter-
ruptions.

The successful organization is an agile organization
that can form work teams quickly to address changes
in business conditions. Facility and Real Estate Man-
agers cannot allow the workplace to inhibit the forma-
tion or productivity of these new teams. Instead, they
must provide a work environment that allows manage-
ment to quickly form work teams, move people to
new work areas quickly and address business issues
immediately.

The Agile Workplace fits this facility model perfectly.
Instead of tethering workersto afixed office, it sup-
ports mobility so workers can be in one office location
one day and a different location the next. As aresult,
the workplace enables the organization to establish
new collaborative teams that can respond quickly to
any business challenge that may arise.

WHY NOW: REAL ESTATE ECONOMICS

At an October 2005 forum, a senior real estate execu-
tive for the Government Services Administration,
which manages 350 million square feet throughout the
United States, made several pertinent observations:

1. Federal Agencies have little money in their budg-
etsto spend on real estate. Monies that in the past
were used for real estate expansions have been di-
verted to serving the mission of each agency. How can
government agencies add people to serve their mission
when there is no money to house additional people?
The same question is constantly asked in the commer-
cial sector.
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2. A large number of building leases are coming
due. These leases were written in the early- to mid-
1990s when the commercial real estate market was
soft and “good deals’ were easy to find. The cost of
lease space today is much higher. Organizations must
consolidate operations and reduce the number of
buildings they use because they can no longer afford
to stay in many of these buildings.

So, what can be done when you can’t afford to build
new facilities, can’t afford to renew leases on existing
facilities, and still need to expand operations? The
Agile Workplace is the answer. By encouraging peo-
pleto “work from anywhere” and giving them the
proper technology tools, agencies and commercial
organizations can reduce their real estate holdings
while adding new workers and keeping them produc-
tive. Instead of dedicating one workspace to one
worker the organization implements a stategy to in-
crease the worker to workspace ratio. The Agile
Workplace will do that.

WHY NOW: GOVERNMENT INITIATIVES

The federal government, like many state governments,
has crafted |egislation to reduce traffic congestion,
reduce energy requirements and reduce air pollution.
New laws are encouraging government agencies to
make their workers more mobile.

The GSA sponsors fourteen telework centers located
in the suburbs of Washington DC. These centers en-
courage GSA workers to avoid the commute into the
city, reducing commutation time and cost and the as-
sociated pollution. For every GSA worker that uses
the telework center instead of commuting to the city
there lies one workspace in the city that goes unused.

For fiscal 2006 the State-Justice-Commerce appro-
priations bill agreed upon by House and Senate nego-
tiators requires the federal Department of Justice, the
Commerce Department, the State Department, the
Securities and Exchange Commission and the Small
Business Administration to prove that the number of
their employees working away from the office rosein

fiscal 2005. The penalty for failing to document an
increase isto forfeit $5 million in funding. The House
passed that version of the bill (H.R. 286) by a vote of
397 -19.

These five agencies are required, by law, to increase
the number of people who work away from the office
—in other words, to take part in atelework program.

The need for real estate stewardship has reached the
highest levels of the executive branch. On February 4,
2005 President George W. Bush issued Executive
Order number 13327 titled, “ Federal Real Property
Asset Management.” Part of this order states: “It isthe
policy of the United States to promote the efficient
and economical use of America’s real property assets
and to assure management accountability.”

This Executive Order puts every agency on notice to
useitsrea property assets wisely. The federal govern-
ment is taking deliberate steps—vialegislation and
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executive order - to encourage both telework and the
Agile Workplace.

WHY NOW: CHANGING DEMOGRAPHICS

The Baby Boom generation isretiring. This genera-
tionis so large that there will be many more people
leaving the workforce than people entering the work-
force. Consequently, there will be fierce competition
to hire the best and brightest of the next generation of
workers.

The young people who are now entering the work-
force are the most technologically savvy people in the
history of mankind. They have a strong appreciation
for the work-family life balance. Unlike their fore-
bears they have no expectation to work for the same
organization for their entire career. They will expect —
and select — to work in organizations that offer them
flexible work hours, flexible work locations and flexi-
ble work assignments.

How can an organization attract and retain the best
and brightest of this generation? Not by assigning
these people to a workspace for a nine-to-five “job”
but by providing the tools that enhance their maobility,
providing flexible work hours, and providing chal-
lenging work in a collaborative environment — in sum,
by offering workspace where they want it and when
they want it.

Thus, the Agile Workplace, in part, becomes a recruit-
ing tool. It allows employersto cast awider net when
looking for new employees since the expectation is
that they will not routinely come to the central office.
Workers no longer need to live in close proximity to
the office. With telework and an Agile Workplace,
workers can live and work virtually anywhere. They
can perform most work related tasks from home and
travel to the office on an as-needed basis. Thus, em-
ployers can find and hire the best employees for the
job, rather than settling for workers that happen to live
close by.

WHY NOW: COMMUTATION ISSUES

The Agile Workplace allows companies to expand
their geographic reach for attracting employees who
live far from a central office. The Agile Workplace
also benefits those who live close to the office. Rising
traffic congestion causes hour long commutes and
increased fuel costs which are powerful incentives for
workers to seek and demand alternatives to coming to
an office each day. With some economists forecasting
the price of gasoline to increase to $7 agallon by the
year 2012 there will be arising demand from the
workforce to seek alternatives.

Just as the Agile Workplace can attract workers who
live a distance from the office, so too can it dissuade
workers, no matter where they live, from seeking em-
ployment el sewhere due to the high cost in time and
money of commuting.

The Agile Workplace reduces the number of commut-
ers on the road, reduces pollution due to less cars on
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the road, and saves money for people who no longer
have to commute so often.

WHY NOW: THE NEED FOR SUSTAINABILITY

The US Environmental Protection Agency defines
sustainability as “meeting the needs of the present

without compromising the ability of future genera-
tions to meet their own needs.”

True sustainability - what we call “Deep Green” -
goes way beyond just “painting afacility green”. By
optimizing workplace operations you can achieve sus-
tainability improvements that are orders of magnitude
greater than those achieved through improvements to
the built environment. The reason is simple. Deep
Green does not require new buildings or major retro-
fits. It only requires executive management’s commit-
ment to an improved workplace strategy.

As workers vacate a workspace, it becomes available
for othersto use. The result: a building designed with
3,000 workspaces may now house over 4,000 work-
ers, saving the costs associated with building and
maintai ning 1,000 workspaces, (estimated to be
$8,000 to $14,000 per year per workspace.)

Deep Green is the result of having a mobile workforce
which, in turn, creates the opportunity for eliminating
unused building infrastructure or avoiding its con-
struction altogether.

WHY NOW: GOVERNANCE, RISK, AND
COMPLIANCE

In the past, executive management gave little thought
to how the workplace related to return on assets, reve-
nue growth, earnings per share, and profitability. Ex-
ecutives assumed that each employee required their
own workspace.

Today, executives are paying much more attention to
how their facilities are actually used. They know that
their workforce has become more mobile. They can
see that workspaces are vacant, even though they are
told that the building is fully allocated.

Executives are under pressure to maximize asset utili-
zation, and that means improving how workspace is
used. New reporting requirements and internal con-
trols defined by the Sarbanes-Oxley Act require ex-
ecutives to fully understand asset utilization.

These concerns pervade the entire organization and
will be brought first to the doorsteps of the corporate
real estate and facilities management departments.
Senior managers in these departments know intui-
tively that workspace utilization islow, although
when measured they are usually surprised to se how
lowitredlyis.

The problem they face isidentifying which spaces are
the most underutilized and who are the people who are
the most like to benefit from an Agile Workplace.
Without a systematic approach to answering these
questions managers will receive pressure from above
to address these issues. The Agile Workplace and
measuring actual use of all workspaces provides the
answers they need.
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By measuring the actual use of every workspace facil-
ity and real estate managers can make informed deci-
sions on which workspaces should become shared and
which workers will benefit most from participating in
the Agile Workplace environment.

Workspace utilization is a subject that is becoming
more and more prevalent in the trade magazines as well
as at facility and real estate education seminars and
trade shows. “Actual Workspace Utilization” is one of
the key metrics being defined by the Open Standards
Consortium for Real Estate (OSCRE.)

WHY NOW: PEOPLE ALREADY WORK IN A
“NETWORK OF SPACE”

In the traditional way of thinking about workspace,
employees are assigned to a specific workstation. The
alternative for providing dedicated workspace is pro-
viding workspace that supports the way people actually
work, that encourages mobility, workplace choice, and
shared office resources.

As we' ve discussed, workers can work very produc-
tively in locations such as branch offices, customer
sites, hotels, airports, telework centers, conference cen-
ters, and home. All of these sites define aworker’s
“Network of Space™.” Work isno longer alocation — it
isan activity. People don't go to work, instead they “do

work” in their “Network of Space.”

The workplace Systems that measure actual use of
space can identify the workspaces with the lowest
actual use. The people assigned to these underuti-
lized spaces tend to be the ones who maintain a high
degree of productivity away from their assigned
office -- the ones who thrive in their Network of

Space.

BENEFITS OF THE AGILE WORKPLACE

So, what is the value to an organization of establish-
ing an Agile Workplace?
Would you expect productivity of workersto
increase by 5 percent to 15 percent?

Would you expect occupancy costs to be re-
duced by 20 percent to 50 percent?

Would you expect to reduce the cost of churn
by $100 to $200 per move?

Would you expect improvement in your conti-
nuity of operations plan?

Would you expect all this?

Y ou should, because that is what many organiza-
tionsreport. The Agile Workplace is much more
than simply saving money in real property.

In atraditional work environment thereisa 1-to-1

The Network of Space
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ratio of people to workspaces. With the Agile Workplace
thereisan “n”-to-1 ratio of people to workspaces. The
higher the value of “n” the more effective is the work-
space program and the better the workspace is perform-
ing. With no loss in worker productivity it stands to rea-
son that a 2:1 worker to workplace ratio is twice as effi-
cient asa1:1 ratio. How high can the ratio go? Clearly
that is defined by the nature of the organization, but ra-
tios of 5:1 to 7:1 are not uncommon.

Let’slook at an actual example: A high-tech company
located in New Y ork City has 334 workspaces in a facil-
ity made up of 108 “permanently assigned” spaces and
226 shared workspaces. There are 550 people who work
“from” that office. So, the ratio for the shared spaceis
2.4 workers to each workspace. This company measured
the actual utilization of the shared workspace and found
that the workspaces were utilized only 37 percent of the
time. (Of the 226 shared spaces only 86 were in use at
any given time.) If they were to eliminate the 142
“vacant” spaces, they could achieve aratio of more than
5 workersto every shared workspace. (Even counting the
assigned spaces the ratio would be nearly 3 workersto
every workspace.) And, they could save nearly $1.5 mil-
lion per year by shedding the unused space!

Here are some other real-world examples where organi-
zations are saving millions of dollars annually by having
an Agile Workplace.

A major consulting firm has eliminated over 4,000
workspaces nationwide. This equates to over $40
million per year in reduced real estate costs.

One of the Big-4 accounting firms reports cost sav-
ings of nearly $132 million per year in reduced rea
estate costsin its New Y ork and Chicago offices
aone.

A large computer manufacturer reports saving
nearly half abillion dollars over five years.

Government agencies report record savings, al-
though they do not publish their results.

Other service-oriented and high-tech firms save be-

tween $40 million and $60 million per year.

Cost savings vary from one city to the next — roughly
$8,000 to $14,000 per year per work station elimi-
nated — depending upon lease rates for that city.

The benefits of the Agile Workplace go beyond real
estate savings. An organization benefits through in-
creased worker productivity, increased agility, and
improved sustai nability and continuity-of-operations
plans. Individual workers benefit from reduced com-
muting time, the flexibility to select the most produc-
tive location for their work each day, and improved
relationship between time spent working and time
available for family and other quality of life activities.
Society benefits through reduced traffic congestion,
improved air quality, less wear and tear on roadways,
and improved services from organizations that recog-
nize the productivity increases from implementing an
Agile Workplace.

SUMMARY

In the 1990s desk-sharing was a concept that failed.
Seeing desk-sharing as a way to realize huge real es-
tate savings, many corporations pushed it onto their
employees. Unfortunately, the technology of the day
did not support remote workers, and their productivity
declined.

Today the shoe is on the other foot. The Agile Work-
place is not the impetus of change, it is the result of
change -- new technology, the need for collaboration,
real estate realities, government initiatives, demo-
graphics, sustainability, and governance, risk and
compliance.

As the alternative workplace solution, the Agile
Workplace increases worker productivity and cuts real
estate expenditures. A well-planned, well-managed
Agile Workplace initiative makes it possible to shed
real estate assets or, conversely, to add more people
without expanding real estate holdings. Either way,
the organization comes out a winner.
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AgilQuest’s Software and Services
AgilQuest Corporation is dedicated to making the workplace as agile as the workforce. AgilQuest works with

clients to transform their traditional “one desk to one worker” office environment to an Agile Workplace where
many workers use shared corporate assets when and where needed. AgilQuest provides Visioning Sessions that
provides clients with a roadmap for workplace transformation Workplace Management Systems that measure
actual workplace utilization and allow workers to schedul e shared resources.
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