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ABSTRACT

Corporate consumers of office space are becoming more and more
sophisticated and demanding, forcing design solutions to be rationalized more
thoroughly than ever before. The role of architectural program information during
this development process is critical. Current research on the how program
information is being used is limited. In an effort to provide some insight into
current architectural programming practices, this thesis describes and compares
the types of program information and the ways in which this information was used
in five recently completed office renovation projects.

The five case study sites represented 38% of all the interior office
alteration projects registered with the City of Winnipeg over a two year period.
The use of the program documents prepared for each project and the kinds of
information contained in them was assessed by using a combination of interviews,
content analysis, and archival analysis. |

The findings suggest that the predominant types of information
contained in architectural program documents being used in practice are
Organizational and Physical with much less emphasis on a client organization’s
business and operating environments. Information on the nature of the business,
the nature of the work being conducted, the nature of the individual workers
occupying the space, and how these conditions may change over time, is not being
made available to the designers. As a result, these conditions can not be
addressed through any grounded, objective analysis. The findings also suggests
that program documents are much less likely to be referred to in any systematic
way over the course of a project. The most common ways most key project people

tend to refer to program documents is ad-hoc, indirectly, and seldom or never.
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In conclusion, the study indicates that architectural programs tend to
play less of a role in the actual development of corporate office space than one
might expect. The types of information contained in these programs are also
limited énd tend not to address many future conditions. The result is clearly a
higher incidence of subjective decision-making and final design solutions that may
be more prone to failure. ‘

These findings underline the need for a further understanding of the
relationship between architectural programming, the design process and the
prevailing conditions designers, clients, and contractors face when producing
office environments. They also imply the need for designers to challenge
traditional thinking, programming models and service delivery practices in order
to improve the application of information in the development process and

ultimately improve their design products.
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CHAPTER 1
INTRODUCTION & LITERATURE REVIEW

Corporate consumers of office space are becoming more and more
sophisticated largely in response to the constant and rapid development of
information technology and the pressure of global competition with its
simultaneous pressures to reduce costs, improve productivity and the quality of
products, and to be able to respond quickly to changes, etc. These conditions are
having a tremendous impact on how business is being conducted and the nature of
the work place environment. Owners and users are becoming more demanding. In
response, design consultants are being forced to rationalize their design solutions
more thoroughly than ever before. Hence, it would be expected that the process of
architectural programming and the programming documents themselves should be
becoming more and more critical than ever before.

Much has been written on programming procedures and methods [Pena
1969; Sanoff 1977; Prieser 1975, 1985] and there has been countless case studies
on a wide variety of building types describing various programming processes and
procedures. There has been limited research however, on the evaluation of the
design process and particularly in the area of how design information is actually
being applied in practice [Sims 1993; Davis 1993].

In order to address this gap in current research literature, this thesis will
attempt to provider some insight into existing architectural programming practices
in the development of corporate office space. The purpose of this thesis is two-
fold. First, to describe the nature of the programming information currently being
applied in practice, and secondly to provide some insight into the ways in which
this information is being used. Specifically, this thesis addresses the following

questions:



e What are the various kinds of program information being made
available to the designers, users, and builders of corporate office
space?

e In what ways are these groups using this information?

e Is this information being used in the creative process of developing
design alternatives?

¢ In evaluating design solutions and changes to the design solutions?

¢ In post-occupancy-evaluations of the space?

e If so, in what ways?

e Do designers, clients, and contractors use the program information

made available to them in similar ways?

1.1 PRESSURES TO IMPROVE PROGRAMMING OF OFFICE

ENVIRONMENTS

In the planning, design, and managing of the office work place
environment, well forecasted, rationalized programs are critical to the present and
future health of a corporation [Becker, 1990]. The practice of identifying and
documenting this information and how this information is put to practical use, has
become very important to both the corporations and their design consultants.

Escalating building and operating costs, information technology, global
competition, employee expectations and the cost of design mistakes are all causing
corporations to be more aware of how their facilities impact on their business
[Becker, 1990, p. 9]. As well, corporate facility management is becoming more
sophisticated in coordinating the planning, design, and administration of the
company's buildings, their systems, equipment, and furniture. More corporations

are beginning to manage their facilities like capital assets and less like overhead



[Veale 1987]. They are also becoming more demanding and articulate in
expressing their requirements to their consultants and better prepared to scrutinize
the extent to which design proposals meet these requirements [Becker, 1990].

In response to these pressures, design consultants are being forced to
rationalize their design solutions more thoroughly than ever before. If not done
effectively, inadequate programming can increase the number of design re-drafts,
change orders, and site instructions over the course of a project. This in turn can
cause delays, more design errors, and increase the cost of the overall project as
well as the designer's cost of doing business [Hill, 1993; Rodyck, 1993]. More
importantly, inadequate or poor programming leads to buildings that just don't

work well [Cox, 1975, p.4].

1.2 THE PROGRAM DOCUMENT

The creation of physical environments involves many processes
including strategic planning, programming (or briefing), designing, evaluating,
building, and procuring. The activity that ties these individual components
together throughout the overall process is the programming of the space. The
result of this activity, the program document, is the focus of this study.

Lang [1987] describes the procedures conducted in the programming
phase as being concerned with the basic identification of problems, the setting of
goals that the design is to achieve, and the constraints under which the future
design will have to operate.

In a detailed handbook, the Royal Institute of British Architects
describes the content of such a "brief” or program as containing the client's
statutory requirements, site conditions, economic appraisal, identification of

standards and reference to previous solutions and experience. Kaplan [1979]



refers to the program as the compilation of all the decoded programming data and
statements of the specific criteria to be used to guide the design of space.

The Canadian Handbook of Practice for Architects published by the
Royal Architectural Institute of Canada, describes design as a continuing process
with its genesis in two stages that precede a Schematic Design Stage. These two
stages, the Requirement and Pre-Design Stages, can involve a number of
programming procedures that can take place in a variety of ways depending on the
specific project conditions. This can include: a client initiated Program of
Requirements or Design Brief that assesses all implications of the intended
project; a Detailed Operational Program that catalogues functional and space
requirements; a Detailed Facility Program that elaborates on and modifies the
general requirements; and the Final Program of Requirements (Design Brief) that
is a composite collection of all data compiled in the operational and facility
programs, together with an outline or manual of project procedures to confirm
following objectives, time and cost constraints, performance and quality

parameters and goodwill considerations [RAIC, 1977].

1.3 THE PROGRAMMING PROCESS

The architectural program and the programming process is probably as
old as architecture itself. Every design project has had a program, implied or
stated, that told what the design needed or should accomplish. Throughout
architecture's formal history, a program has been more or less an informal matter -
a verbal statement of what was required from one individual to another [Palmer
1981, p. 11].

In contemporary architecture however, the variety and complexity of

space requires much more extensive analysis. By the early 70's, there were over



270 distinct building types in North America [Fitch 1972]. Today, the scope of
contemporary architecture includes "the widest possible range of formal,
technical, and institutional considerations, all variously intersecting with
intellectual models, modes of production, and modes of consumption" [Ockman
1993, p.22].

| Programming and design are two parts of the same process: development
of architecture primarily to accommodate the needs of the client [Palmer 1981,
p.16]. The relationship between these two parts, programming and design, is seen
in many different ways with few architects agreeing on any one definition of how
the two parts should operate together [Class & Koehler 1976; Pena 1959; Davis
1979]. Despite the variety of approaches, the objective of both parts remains the
same - bringing the client's goal closer to the reality of a constructed, occupied,
operating facility.

Through programming, the client's goals, circumstances, and influencing
factors are translated into words and numbers describing the design requirements,
performance criteria, parameters, and constraints. It focuses and filters the
information for the designer to translate once again into a three-dimensional
statement of the client's original desires and needs [Palmer 1981; Becker 1981].

Essentially, programming lays the foundation for design based on
empirical evidence. It is what Mickey Palmer describes as an "information
processing process.” It is an assessment of all the human, physical and external
influences on a facility design through systematic data collection, analysis,

organization, communication and evaluation [Palmer 1981].




1.4 TYPES OF ARCHITECTURAL PROGRAM INFORMATION

The programming process and the types of information that can be
contained in program documents can be described in a variety of ways. Broadbent
[1969, p. 201] identified three kinds of information that was required on an
- activity or group of activities. These were 1) environmental, 2) relational, and 3)
phyéical. The aim of programming, according to Broadbent, was to record for
each activity, or group of activities, the absolute minimum of information which
would enable the designer to place it sensibly within the context of the site he
called an "environmental matrix". Palmer [1981, p.9] described the scope of
information to be contained in a program as "whatever is necessary and relevant to
the efficient, effective design of a facility that accommodates the needs of the
client".

Pena [1977] created a simplified classification of program information |
that included Form, Function, Time, Economy and Energy. White [1972] listed
several pages of "typical” factors that he considered "traditional" architectural
considerations or "facts" and broke them down into nine categories: 1) similar
projects and critical issues, 2) client, 3) financial, 4) building codes, 5) planning
by related organizations, 6) function, 7) site, 8) climate, and 9) growth and
change. Palmer [1981 p. 19, 20] categorized the factors he considered necessary
for comprehensive programming into three groups: 1) human factors, 2) physical
factors, and 3) external factors. Ehrenkrantz, [1989, p. 23] identified four
conditions that had to be identified including economic, climate, behavior, and
image.

Becker’s [1990, p.124] view on programming for the corporate office
environment sees the program as more than just a design guide that should include

a priori for decision making and an explicit basis for assessing the suitability of



the resulting design solutions. This includes information about the organization
and its operating environment; job functions and work-styles; and space, furniture,

and equipment used all within a present and future context.

1.5 FACTORS IMPACTING THE USE OF INFORMATION

An indoctrination of a professional by his/her own understanding of
their practice can limit the ways in which program information is applied. Cuff
[1991], in her analysis of architectural practice, determined that architects tend to
make design decisions based on information that is available and what information
they themselves consider to be relevant to their decision-making process in the
context of the architect's relationship with their client. Schon [1983, p.69] points
out however, that many practitioners lock themselves into a view of themselves as
technical experts, and find nothing in the world of practice to occasion reflection.
They become skillful at techniques of selective inattention, junk categories, and
situational control. They use these techniques to preserve the constancy of their
knowledge-in-practice thus limiting themselves to an established protocol.

How information is perceived may also influence the way it is used.
Becker [1981] identified how information transforms to and from ambiguous and
unambiguous states as it moves through the building cycle. At each phase, what is
initially ambiguous information becomes unambiguous as the information is
transformed into something meaningful to the individuals at each stage. A
problem with a space is realized by its occupants and is transformed into a
program by the programmers. The program is then transformed into a drawing by
the designers which in turn is transformed back into space by the builders. Who
can understand and apply the information can thus depend largely in what state

the information is in.



1.6 TRENDS TOWARDS PROGRAMMING EFFICIENCIES

Based on a series of studies conducted over the last 12 years in
conjunction with private and public corporations and academic institutions, Gerald
Davis and Francoise Szigeti [1993] have developed a systematic procedure for

quantifying the functionality and quality of an office building using a performance

| rating methodology referred to as “Serviceability Scales”. Users rate their needs
on organizational issues such as security or changes in staff size on a 9 point
scale. These are combined into a “demand profile”. Buildings (existing or
proposed) are rated on these same dimensions by using a scale in which the
performance of different types of buildings (or elements of buildings) have been
rated by a panel of experts for their ability to deal with those issues. These are
combined into a supply profile. The demand profile (needs) is then compared
with the supply profile (building performance) to establish the match between
building performance and organizational needs. Over-performance represents a
waste of resources. Under-performance will result in organizational
inefficiencies. The ideal is a “good fit” between supply and demand. Thus, quick
and objective assessments can be done in both present and future time frames.
Work of this nature is helping to improve basic programming efficiencies and
should make quantifying programming applications more feasible in the future.

This work also underlines a trend towards more rationalized and
standardized programming methods being used in actual practice. For example
Steelcase Inc., an international office supply company and an initial participant in
Davis's work, is promoting the use of a similar methodology for systematically
determining user requirements and matching functional and operational needs in
office workplace environments [Steelcase/Harris, 1987].

Other trends in the field of working place design include integrating a

variety of professional disciplines in the management and development of office



spaces. Many industrial and human resource-related fields and interventions have
been directly and indirectly affecting the design practice as experienced in the
recent growth in work process reengineering; organizational design, organizational
change, and change management consulting fields.

An ¢xample of an applied field merging with the design profession is
illustrated in a series of publications entitled “From Training to Performance in
the Twenty-First Century”, organized by the National Society for Performance and
Instruction. This series focuses on the use of Human Performance Technology to
address real world problems of human performance in the workplace. The intent
of the series is to provide practitioners with practical how-to techniques for
implementing performance-enhancing interventions in real job situations and help
them bridge the gap between: their professional training and the need to expand
their worldview to include other performance-enhancing interventions; their
desire to learn about other interventions and the difficulty of keeping current in all
the fields from which they derive; and their desire to try performance-enchancing
interventions and the lack of specific, practical guidance on how to do so.

Human Performance Technology has been defined as an engineering
approach to attaining desired accomplishments from human performers and has a
unique approach to synthesizing ideas borrowed from other disciplines. Human
performance technologists are those who adopt a systems view of performance
gaps, systematically analyze both gap and system, and design cost-effective and
efficient interventions that are based on analysis data, scientific knowledge, and
documented precedents, in order to close the gap in the most desirable manner
[Stolovitch and Keeps, 1992a, p.7].

In one of several publications within the “From Training to
Performance” series, Phyl Smith and Lynn Kearny [1994] have combined their

expertise from the commercial interior design and human performance technology
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fields, in an effort to improve human performance by improving the workplace
environment. Together, they have produced a practical resource tool to help
designers, performance technologists, client management and their employees
locate causes of work environment performance problems, understand and invest
in post-effective, performance-based planning, and create more supportive and less
stressful workplaces. Their publication entitled “Creating Workplaces Where
People can Think” focuses on the first step in performance: thinking. Other
publications in this series includes “Creating the Ergonomically Sound
Workplace” by Lee T. Ostrom and “Making Computers People-Literate” by Elaine
Weiss.

1.7 PURPOSE OF STUDY

The critical role the architectural program can now play in the
development and management of office space, the impact design has on the
business occupying the space, the need for rationalizing the characteristics of the
space, and the nature of how professionals tend to refer to information, underlines
the need for a better understanding of how program information is actually being
used in practice.

This thesis, therefore, is intended to extend the limited work done to
date by analyzing several recently completed office renovation projects to
establish a source to draw from and form ideas on the types of architectural
program information currently being used and the ways in which the key people
involved in the projects actually use them. In turn, the results of this study may
lead to additional case studies to add to this body of knowledge or direct similar
research in related areas of programming and architectural practice. Ultimately,

the goal in this type of research is to provide the insight necessary for future



11

researchers and practitioners to develop better programming processes and

methods that address actual working conditions.

1.8 RESEARCH OBJECTIVES

There are three specific objectives to this thesis. They are: 1) to
analyze the available program documents used in five office renovation case study
projects to determine the types of information contained in them, 2) to identify
and compare the ways in which the corporate client organizations, their design
consultants, and the general contractor used the program documents, and 3) to
identify the predominant patterns in the types of information being used and the
various ways in which the information was referred to across all five case study
sites.

Chapter 2 addresses the various methods and procedures used to obtain

these objectives.
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CHAPTER 2
RESEARCH METHODOLOGY

2.1 RESEARCH DESIGN

The research questions posed in the introduction were explored by
looking at five office renovation pfojects in a case study design. This approach
was selected due to the complex and varied nature of the architectural
programming process itself. No two client organizations, design consultants, or
office spaces are ever the same. Recognizing this, a case study approach analyzed
the phenomenon on an individual project basis. By applying a consistent
framework for data collection and analysis, further generalizations could then be
made across the case study sites. These generalizations were analytical in nature
as opposed to statistical. By identifying a distinct source for identifying the case
study sites, generalizations applied to the individual and collective projects could
also be made within the same sample pool.

The projects selected as case studies differed greatly from one another
in terms of the client organization, corporate culture, and project setting, as well
as in how the Client Organizations operated and administered their corporate
office facilities. The design firms also differed in their organization and approach
to architectural programming. These differences were not qualifications for
selection, but they did afford an opportunity to identify a wider range of
programming information types, processes, procedures, and ways in which the
client organizations and their design consultants are putting them to use within the
context of producing and managing office space.

The intent of this research was not to determine whether the
programming conducted was either "good" or "bad". It was to investigate current

situations in which architectural programming had occurred and to identify the
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types of information that they contained and compare the ways in which the
available program information was used by the client organization, their design
consultants and the general contractor. The goal was to identify and compare any
predofninant patterns or consistent themes in the types of information being used
and the ways in which that information was applied in practice by these groups.

The reéults of the individual and collective case studies provided a
source to draw from and form ideas on these two conditions or phenomenon. In
turn, this study may lead to additional case studies being done to add to this body
of knowledge or direct similar research in related areas of programming and

architectural practice.

2.2 DEFINITIONS

For the purposes of this research, an "Architectural Program Document”
is defined as "any available organizational, operational, physical, or
workspace/job function information prepared for the purpose of planning,
designing, and/or managing an office space.” Management people were defined as
any key project person responsible for the management of the space or Design
Firm being studied. Implementation people were defined as any key project
person who was responsible for implementing or coordinating the work.
Production people were defined as any person responsible for the production of
the construction documents. Staff were defined as any person whose working
space was affected by the work (excluding senior management personnel).

Auvailability was a critical factor in defining the program document.
This limited the study and the search for only information or documents that were

accessible. This means it had to be recorded in a tangible form that was referred



14

to and shared by an unlimited amount of people. This excludes unrecorded verbal
communication and individual expertise or knowledge bases.

Within the content analysis of the program documents, information that
applied to existing or conditions forecasted up to the initial occupancy of the
space was characterized as present information. Any information that was
forecasted beyond the space’s initial occupancy was characterized as future

information.

2.3 SELECTION OF THE CASE STUDIES

The selection of the case studies was not intended to be a representative
sample of all the types and uses of architectural program information prepared for
office space currently being applied in practice. Each case study represented an
individual set of responses and practices as they had occurred over the duration of
each project. The case studies selected provided a range of corporate client
organizations, design firms, and project conditions to maximize the possible
information types and applications for an office renovation project and keep
within the practical limitations and resources available to the researcher. Access
to the sites, key participants, and archived data were a limiting factor for the
researcher in all cases. This precludes that all projects, corporations, and design
firms were located in Winnipeg, Manitoba, Canada. The greater number of case
studies, the greater the variety of information types and uses that could be
identified. For the purposes of this thesis, a total of five case studies were
conducted.

The projects selected as case studies were chosen from the building
permits listed under "office building interior alteration" as issued by the City of

Winnipeg’s Building Permit Department over a two year period between May of
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1992 and 1994. The minimum size for a case study project was $250,000.00 (not
including furnishings) with a minimum cost per square foot of approximately
$30.00. Collectively, the five case studies represented 38% of all the building
pemﬁts issued for interior office alteration projects over $250,000.00 that
occurred in Winnipeg between this period of time. Appendix A contains the floor
layouts of each of the five case studies.

These parameters ensured 1) a high likelihood that the projects had been
completed and just recently occupied, 2) that the key participants in thé project
were still available, 3) that the relevant project documents were still easily
accessible, 4) that the project likely had a sufficient degree of design complexity
that required architectural programming, 5) that there was no bias in the selection
of the projects by any of the participating companies, and 6) that they represented
the prevalent programming conditions and practices occurring in office space
development in Winnipeg at that time.

Only one project per corporate client organization and design consultant
were used. This maximized the potential for identifying a wider variety of uses
and types within the limits of this study. Federal, provincial, and civic
government projects developed and implemented without the use of outside
consultants were not considered in the selection of the case studies as government
programming requirements are centrally controlled and not created or managed

completely on a project to project basis.

2.4 DATA COLLECTION METHODS
Three data collection methods were used to evaluate each of the cases.
These instruments included: 1) an archival document analysis of the design

consultant's project files to identify the program documents and describe the
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context of the project, 2) a content analysis of the architectural program

documents identified in the archival analysis, and 3) interviews with key

participants from the client organization, their design consultants, and the general

contractor.

The same instruments and procedures were used across each case study

site. This ensured that the data could be compared across sites. Some tailoring

was required in each case. For example, in the cases where individuals played

more than one role in the project, their interview questions for each role were

combined together. The data collection tools and basic procedures that were

followed for each are described in detail in Appendixes C through H.

The multi-methods approach provided a thorough evaluation of the sites

relative to the specific goals of the study and an understanding of the context for

the events and activities that took place from a variety of sources including

personal accounts and archived records.

2.4.1 Overall Data Collection Procedure

Figure One outlines the basic data collection procedures that were

followed through each case study site.

Data Collection Tasks

Data Collection Methods

1. Describe context of the project
2. Identify the project program documents
3. Identify and categorize program information types -

4. Identify the ways program documents were used & referred to

ADA, INT
ADA
CA

INT

ADA - Archival Document Analysis; CA - Content Analysis; INT - Interview

Figure One
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2.5 ARCHIVAL DOCUMENT ANALYSIS

The purpose of the archival data analysis was to identify and describe 1)
the architectural program documents that were made available to the project, and
2) the context of the project.

The context or project conditions that were identified and described
include: 1) the key project participants and their company's organizational
structure for the administration of the project, 2) the location, area, cost, scope of
work, duration, and implementation stages of the project, 3) the final floor plans,
4) the programming procedures and methods applied during the project, 5) a
chronological account of the programming events throughout the project, and 6)
any internal and project review and approVal procedures/events implemented by

both the client and design groups.

2,51 Procedure

Access to the design firm's project files in each case were obtained
through a site contact. In most cases, it was the principal-in-charge of the project
or the managing partner. All content analysis was conducted on site where the
file material was located. No material was copied or removed from the site
without authorization by the participating company first.

The sources for the program documents varied from centralized project
filing systems to personal files maintained by the key project participants in the
design firms. In each case, the researcher located and investigated all the
available files maintained on the project with the assistance of the site contact and
the cooperation of the key participants. Masked samples of parts of various
program documents that were identified in the five case study projects are located

in Appendix B.
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2.5.2 Context of Project Files
Project files and records reflect the bias of the record keepers.

However, the role of the design firms in each case study was ultimately to produce
the final design solution. Therefore, the assumption was made that the design
firms would maintain on file, all the programming information that was made
available to the project regardless of it’s source. Ultimately they were the best
and most accessible source for this material that could be attained by the
researcher.

Additional questions were added to the interview questions to clarify

any outstanding project conditions not originally found in the archival analysis.

2.6 CONTENT ANALYSIS OF ARCHITECTURAL PROGRAM

DOCUMENTS

A basic content analysis was conducted on each of the architectural
program documents identified in the archival document analysis. The purpose of
the content analysis was to identify and categorize the various kinds of
information types contained in each document.

The recording unit for the analysis were themes or categories of
information types. The main categories or themes of information types were
based on the literature review conducted in chapter two [Becker 1990; Palmer
1981; Pena 1969; Prieser 1985; Sanoff 1977; White 1972, Smith & Kearny 1994]
and include: organizational, operational, physical, and work style/job function
types of information. The intent of the analysis was not to determine frequencies

or amounts of each theme or category or type, but simply to establish if the
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categories were in the documents or not. New categories and information types

were added as they appeared out of the analysis of the programs.

In order to easily identify the themes, each category was broken down

into sub-categories and types. Figure Two illustrates the initial categories or

themes, the sub-categories, and the individual information types for each.

Breaking the main themes into component elements also enabled contingency

analysis in the event the initial structure for analyzing the data failed to produce

reliable results (thus not wasting any data previously collected). Each information

type was also categorized further to identify whether it was relative to present

and/or future conditions.

PROGRAM DOCUMENTS
Main Categories

Organizational
Information

Operational
Information

Physical
Information

Work Style & Job
Function Information

Sub-Categories

Staff, Plans; Corporate
Culture; Goals &
Objectives; Work

Groups

Business Conditions;
Laws & Regulations;
Labor Force Patterns;
Competitive Actions;
Lease Conditions

Inside & Outside
Conditions; Building,
Building I.T., Work
Group, Work Station
Conditions; Furniture &
Equipment; Layout

Tasks, Adjacencies,
Communication
Conditions,
Human Factors

Information Types

Strategic & Tactical
Plans; Business Plans;
Business Goals &
Objectives; Operational
Plans; Social Culture;
Corporate Hierarchy;
Staff Types, Amounts,
Gender;

Project Conditions
Work Group Types,
Amounts, Growth Rates

Market Conditions;
Competitive Activities;
Financing Conditions;

Tax Laws; Building

Bylaws & Zoning,;

Demographics;
Work Force Trends &
Characteristics;
Other Company
Experiences; Building
Code Req’mits;

Furniture & Equipment
Inventories, HVAC
Conditions; Electrical
Conditions;
Ergonomics; Climatic
Conditions; Internal
Security; Finishes;
Access & Egress;
Location; Partition
Types; IT Types; Work
Station & Work Group
Lavouts;

Job & Task
Descriptions; Post
Occupancy Evaluation
Results;
Communication Types,
Frequencies, Locations;
Individual & Group
Adjacencies; Individual
HVAC Req’mits;
Individual Working
Characteristics

Figure Two
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Because of the types of materials that can be included in program
documents could vary, the settings or context units for identifying the information
types included: a line in written text; a single graphic drawing or picture; and a
single numerical table or list. The guidelines and an example worksheet used in
the content analysis of the program documents are contained in Appendix C.

All contént analysis was conducted on site where the material was
located. No material was copied or removed from the site unless previously

authorized by the appropriate company(s).

2.6.1 Reliability

A test on the content analysis method was conducted by an independent
judge to help verify its reliability. First, the judge was trained on the coding and
procedures for conducting the content analysis as outlined above. The training
began with a detailed explanation of the scoring system and then practice in
scoring masked sample material. The judge was then asked to comment on any
ambiguous conditions or terms and freely discuss any problems he/she
encountered. When the judge had problems after a few practice trials, the coding
system was revised and the procedure repeated until both the judge's and the
researcher's coding were consistent.

The criteria for selecting judges to assess the analysis methodology
included: 1) a graduate of an accredited architectural or interior design degree
program, 2) a minimum of 5 years working experience, 3) familiarity with office
programming, design and construction. The two judges used in the study (one
before the pilot study and the other one after the pilot study) had over 5 years
experience as an interior designer and extensive backgrounds in commercial office

design and programming.
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The final results from the first independent judge’s analysis (prior to the
pilot study) were consistent with 78% of the results conducted by the researcher

on the same sample material.

2.7 INTERVIEWS

The main purpose of the interviews was to 1dentify the ways in which
key project participants used the program information made available to the |
project. Additional information was also solicited in the interviews on 1) the
context of the project, and 2) the programming process and procedures utilized in
the project.

A semi-structured interview approach was used to identify the
conditions noted above. All respondents were asked the same questions, but the
order in which they will be asked and the wording differed from one person to the
next depending on the type of respondent being interviewed and the conditions of
the project. Open-ended questions complete with neutral probes were used to
solicit the most in-depth responses possible. Following each open-ended question
that pertained to how a document was used, the respondents were asked to choose
from a list the category which best described how he/she had referred to the
document over the course of the project. This method was found to be the best
way to focus the respondents on the nature of the question and keep them from
wandering off topic.

Appendixes D, E, and F contain the questions for each of the three
groups interviewed including the design firms, the client organization, and the
general contractor. Appendix G contains the descriptions of ways the respondents

had to choose from or add to.
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2.7.1 Selection of the Interview Participants

The purpose of the interviews was not to provide a random sample of
responses from any individual who participated in the project. It was to gain
important information from the key players in the client organization, the design
firm, and the general contractor who were involved with either developing or
using the space. The naines of these key individuals were identified by the

various site contacts and verified through the archival document analysis.

2.7.2 Procedure

Interviews with these individuals were conducted on a one-to-one basis.
Some follow-up interviews were required in one case and were again conducted
in-person.

Interviews were recorded through tape recording and notes by the
interviewer. At the beginning of each interview, the interviewer asked permission
of the interviewee to tape the interview, explaining that the audio tape was
required to categorize the responses and supplement the researcher's notes. All
tape recordings were then transcribed into text and then destroyed. Each
transcription was then coded to mask the various respondent's identity.

All participants were encouraged by the interviewer to consider the
questions carefully and provide as much detail as possible, emphasizing that the
richer the responses, the greater the value the final results would be to their own

company as well as to the overall study.

2.7.3 Coding and Analysis
All the interview responses were grouped according to questions

answered. Because the main purpose of the interviews was to identify the various
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ways in which the respondent's used or did not use the program documents, the
coding involved categorizing the various "ways" as they appeared out of the
interview data. The pre-coded descriptions of possible ways to make reference to
the documents that were provided to the respondents was also applied later to a
respondent’s interview transcription if they failed to identify a way during the
interview process itself.

The pre-coding of how the program documents could be referred to was
as follows: (a) seldom or never, (b) in an indirect way, mostly by memory, (c) in
a direct, ad-hoc way, (d) in a pre-determined, systematic way, and (e} in a pre-
determined, systematic way to objectively measure performance.

In each case, the results were summarized and submitted to the
individual respondents for their verification. A cross case summary of all five

sites was then completed.

2.8 PILOT CASE STUDY

A pilot case study was used to test the data collection methods prior to
initiating the actual case studies. Since the nature of the research was dependent
on accounts and records of past events, a pilot of an actual office renovation
project was used to ensure data collection methods provided the data required to
meet the research objectives and finalize the procedures for conducting the study.
The pilot case also met the same criteria for selection as the actual case studies.

Following the pilot study data collection, a pilot case study report was
prepared and reviewed by the examining committee for their input, revisions, and
suggestions for analysis. A second test on the coding systems was also conducted
on the content analysis and interview results by a second independent judge. The

content analysis results were found to be consistent with the initial reliability
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testing done previous to implementing the case study and with the researcher’s
analysis of the interview data.

The pilot study resulted in the simplification of several field procedures
and data collection tools. This included limiting the archival analysis to the
architectural program documents located in the design firm’s project files; limiting
the content analysis to identifying present and future categories, sub-categories
and individual information types only; expanding the interviews and analysis to
include the general contractor; and finally clarifying the intent of the interview
question: “describe how you referred to the program document”. Most
respondents tended to describe the programming process that occurred as opposed
to how they personally used it. To address this concern, the respondents were re-
interviewed and asked to identify which way, from a written list of descriptions,
best described how they referred to the particular program document over the
course of the project (see Appendix G). This method proved successful in
preventing the respondents from wandering off topic and focusing them on the
question. It also simplified the final analysis of the interview responses by
utilizing the pre-coded categories directly in the question.

After completing the four subsequent case studies, it was found that the
responses to the questions asked in the pilot’s re-interviews were consistent with
the responses in the other four cases. Thus, the re-interviewing process did not
appear to have biased the pilot case study interview results in any way.

Considering the integrity of the interview results were not compromised
and the basic field procedures and methodology for the pilot case study were
consistent with the other case studies, the pilot was added to the study as the fifth

case and its results included in the overall cross case study analysis.
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2.9 FIELD PROCEDURES

The following procedures were utilized as a guideline for administering
the data collection activities at each case study site. Modifications to these
procedures were made on an ad-hoc basis as required, depending on the field

conditions encountered by the researcher.

1. Telephone principal partner of design firm of case study project; provide
introduction and explanation for telephone call. Obtain an introductory
meeting,

2. Introductory meeting: explain purpose of study, benefits to be gained by
partictpating, and the commitments to be requested of the company. Obtain a
commitment to participate and permission to approach the corporate client
organization to solicit their participation. Identify key participants in the case
study and schedule time to conduct the content analysis and interviews.

3. Telephone client organization, provide introduction and explanation for
telephone call. Obtain an introductory meeting with company representative
involved in administrating the case study project.

4. Introductory meeting: explain purpose of study, benefits to be gained by
participating, and the commitments requested from the company. Obtain a
commitment to participate. Identify key participants in the case study project
and schedule interview times (after completion of content analysis of the
program documents).

5. Conduct the archival document analysis and the content analysis in the design
consulting firm's offices (1-2 days).

6. Circulate memo (see Appendix H) prior to interviews with key participants

from design firm, client organization, and general contractor.
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7. Conduct interviews with key project participants from the design firm (4-5

days).

8. Conduct interviews with key project participants from the client organization
(4-5 days).

9. Conduct interviews with key project participants from the general contractor
(1 day).

10. Write project case study report.

2.10 RESEARCH CONCERNS ADDRESSED

The participation in the study was solicited by emphasizing the
individual benefits that companies involved in the project could obtain. For the
client organization, the study can provide insight into the types of architectural
information that can be used to help plan, develop, and manage their office space
and the ways in which they may be able to better apply that information. For the
design firms, the study will give them insight into the types of program
information being used and not being used to develop and manage office corporate
space and how client organizations, design firms, and contractors are actually
applying this information in practice. As well, through supporting the study, the
~ design firms could promote their commitment to research and developing their
practice to improve their client services and the quality of their product being
offered to the local corporate community.

Access to project documents was a critical component to the research.
Preliminary discussions with local corporations and architectural firms indicated
no adversity to allowing the researcher access to these sources [Hill 1993,

Hocking 1993, Courtnage 1994, Rodyck 1993].
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Confidentiality of proprietary information and procedures was also
critical to the participating companies. All corporate and individual identities
have been masked and final approvals have been given by all participating

companies prior to this publication.
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CHAPTER 3
CASE STUDY SITE - A

3.1 PROJECT DESCRIPTION

Case Study A was the upgrading of 23,128 square feet of existing office
space in the headquarters of a large retail company. The renovation was limited
to one floor of a three story, historically designated building located in close
proximity to the city’s central downtown business district.  The building is owned
and operated by the Client Organization.

The area renovated represented about 84% of the building floor plate.
The space is considered to be a class “B” office space within the local office real
estate market with a base rental rate of approximately $17.00/sf. The total
construction cost per square foot for the renovation was approximately $39.50
(excluding fees and furnishings).

The facility acts as the central headquarters for the administration and
operations for the Corporation’s retail outlets. The renovation involved the re-
allocation and up-grading of general office space in several Marketing
departments including the Store Planning and Construction department. All

together, the renovation affected the working spaces of approximately 105 people.

3.1.1 Project Participants

The Client Organization employs approximately 3,500 people across
Canada and occupies in excess of 2.4 million square feet of space, most of which
is retail space. Only about 5% or 120,000 square feet of that area is office space.
The company also has their own in-house construction and planning department

that is responsible for the development and maintenance of their retail properties.
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This includes managing all facility operations with the exception of purchasing
buildings and land.

The Design Firm is a privately owned, professional consulting practice
with approximately 15 full time employees. The firm was founded in 1975 and
offers full architectural and interior design services. In its 19 year history, the
firm has been responsible for the design and development of well in excess of 1
million square feet of office space.

The general contractor is a privately owned construction company
established in 1975. During this time the Company has been responsible for the
construction of several million square feet of office space throughout

Saskatchewan, Manitoba, and Northwest Ontario.

3.1.2 Roles and Responsibilities

The Client Organization, being knowledgeable in the design and
construction fields, defined the overall re-development process for the project and
the roles and responsibilities of the various company’s involved. The Design Firm
was engaged initially to establish the feasibility of a number of renovation options
that the Client Organization’s planning department had previously identified.
After the feasibility study was completed, the Design Firm’s services were limited
to producing the final design and construction documents. The Contractor was
engaged directly by the Client Organization to provide advice on the construction

costs and implementation procedures and to construct the space.

3.1.3 Project Goals and Objectives
The renovation of the existing space was a result of the Client

Organization’s strategic business decision to centralize their Canadian operations
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and maintain the location of the company’s existing historical headquarters. The
initial architectural programming and preliminary planning included a staff
opinion survey, a building appraisal, and a feasibility report, all of which played a
role in helping management make this decision.

The goals and objectives for the renovation were identified in the
Architectural Programming outline and the Basic Requirements/Criteria for the
building provided by the Client Organization. No set priori of these issues were
identified in the program documents analyzed. However, management and
implementation people from both the Design Firm and Client Organization

acknowledged they had an understanding of what issues were most important.

3.14 Project Implementation

The Client Organization directed the initial facility assessment and
played a predominant role in determining their own accommodation requirements.
As an initial step, a Building Review Committee was formed within the company
to solicit employee attitudes towards their location and facility needs. The results
of the employee survey supported the company’s decision to maintain their current
location and upgrade their facility in lieu of relocating the headquarters to another
property.

Following the survey, the Client Organization compiled a list of Basic
Requirements/Criteria and a list of Staff and Square Footage Requirements. Some
preliminary space planning was done by the planning department to help
determine the viability of the proposed work and identify possible interior
alteration options to accommodate the proposed area requirements within the

existing building.
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An appraisal was also completed at this time by an independent
appraisal company to determine the building’s current market value. The purpose
of the valuation was to help management in the process of deciding to upgrade the
facility and supplement the physical information compiled on the building itself.

Through these initial exercises, an outline of requirements to conduct a
Feasibility Study was produced by the Client Organization, which included ’a
general scope of work. At this point, the Design Firm was invited to submit their
proposal for services to conduct the Study and provide the design and construction
documents for the work. The Feasibility Study included completing the
architectural programming, developing design options, cost estimates, and making
the appropriate recommendations for action.

As a result of the feasibility report, which included two design
alternative proposals, the scope of work became limited to renovating the single
floor area. A final design was then submitted by the Design Firm and approved by
the Client Organization.

After that point, the Design Firm’s services were limited to the design
and production of the working drawings and specifications. The administration of
the construction and the coordination of the moving was managed in-house by the
Client Organization’s project manager.

The general contractor was also invited by the Client Organization to
submit a price to construct the work in lieu of soliciting bids from other
contractors or issuing a tender call. This approach was used by the Client
Organization due to the limited amount of time available to complete the work to
accommodate the relocated staff moving to Winnipeg in the upcoming fall. All
the companies involved had previous experience and good working relationships

with the Client Organization. The construction was also phased to enable the
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Client Organization to maintain operating in the renovation area throughout the
entire construction period.

A unique feature of this project was that the Client Organization was
very knowledgeable with the programming, design, and construction processes.
They had many pre-determined ideas and construction specifications which
facilitated the production of the design and construction documents. They
essentially “knew what they wanted” and had a lot of control in the direction and
extent of the work done by the Design Firm.

The Feasibility Study was another unique feature normally not found in
this type of renovation work. Essentially the study analyzed 1) what they wanted
to do, and 2) identified and defined what they could afford to do.

3.2 ARCHITECTURAL PROGRAMMING PROCEDURES &
METHODS

3.2.1 Procedure

The architectural programming of the space was completed by both the
Client Organization and the Design Firm. Taking direction primarily from the
Corporation’s management and integrating results from the employee survey
responses and their own planning experience, the Client Organization’s Planning
Department established the Basic Requirements/Criteria for the project. In
addition to the Criteria list, the department also compiled the Square Footage
Requirements for the various departments being renovated.

Once approved by the Corporation’s Board of Directors, the Criteria and
preceding documentation, including the Square Footage Requirements, were

passed on to the Design Firm. Following a tour of the facility, the Desi‘gn Firm



33

distributed the Room Data Sheets to the various departments who in turn filled
them out on their own. Once the Data Sheets were returned and reviewed, the
Design Firm met with the department managers to clarify any questionable or
missing items.

After the Room Data Sheet material was completed, the design
alternatives were developed and the final Feasibility Report was submitted to the
Client Organization. Following the approval from the Corporation’s Board of
Directors to proceed with one of the alternatives, the Design Firm completed the

final design and conducted the furniture assessment and inventory for the space.

3.2.2 Methods

The Basic Requirement/Criteria and Square Footage Requirements
compiled by the Client Organization’s planning department were based primarily
on the company’s current space allotments, management experience, and best-
guess estimates made by the individual departments. No evidence was found or
references made in the interviews to any formal corporate standards or systematic
projection techniques being applied in determining these requirements.

Specific tools applied by both the Client Organization and the Design
Firm over the course of the project included the staff opinion survey, individual
in-person interviews with department managers, and the standard Room Data

Sheets.

3.2.3 Program Documents
The following is a list and brief description of the “program documents”
that were identified in the archival analysis of the Design Firm’s project files.

This list excludes the final design drawings and construction documents:



1)

2)

3)
4)
5)

6)
7)

8)

9)

10)
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The results of a “Location Opinion Survey” conducted by the Client
Organization’s Building Review Committee prepared initially as a decision-
making tool for management to help decide on whether they should stay in
the same location or not.

A list of “Basic Requirements and Criteria” compiled by the Building Review
Committee outlining specific issues and items to be addressed in the
renovations.

An independent “Building Appraisal” of the existing facility.

The Design Firm’s “Services/Fee Proposal”.

The Client Organization’s “Outline of Requirements for the Architectural
Programming” required for the renovation.

The Client Organization’s “Organizational Charts”.

A “Room Data Sheet Survey” provided by the Design Firm and completed by
the Client Organization’s individual staff and department managers.

A summary of the existing and projected “Staff and Square Footage
Requirements” compiled by the Client Organization.

A “Feasibility Report” initiated and directed by the Client Organization and
produced by the Design Firm to evaluate options for accommodating the
company’s physical requirements. The report included a Building Code
Review of the existing facility and a Functional Space Program of
Requirements for the users of the space.

An “Inventory of Office Furniture and Equipment” compiled by the Client

Organization for the users of the space.
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3.3 ARCHITECTURAL PROGRAM INFORMATION

3.3.1 Types of Program Information
Appendix I contains a summary of all the various types of information
identified in the program documents listed above. The information types that

were and were not emphasized in the main categories were as follows:

3.3.1.1 Information About the Organization

Information on the Staff and Work Groups included Types, Amounts,
and Names. Descriptions of Gender Types and Relationships were limited to the
naming of individuals and departments.

The Organization’s Plans, Goals & Objectives identified were limited to
specific project plans and operations. For example, “phasing the construction”,
“making more space available”, “determining the feasibility of the options”,
project costs and schedules, and identifying “who will be doing what over the
course of the project”. The one Business Plan identified in the literature was the
company’s immediate plan to relocate people to Winnipeg from the east.

Information on their Corporate Culture was limited to the graphic
representation of their organization in a chart form which provided the names of
individuals and departments, and illustrated the basic reporting hierarchy within
the company.

Conditions that projected beyond the initial occupancy identified under

this category were limited to the Staff Types and Amounts.

3.3.1.2 Information About the Organization’s Operating Environment

This category of information focused primarily on aspects directly

related to the built environment. Information on Laws & Regulations, Building



36

Operations & Maintenance, and Business Conditions were specific to property
zoning, bylaws, and code conditions. This also included specific property costs,
value, taxes and office market conditions in the immediate vicinity. No
information was found on actual business market conditions, labor force .
conditions or lease conditions under which the company or individual departments
operate.

Of the conditions identified under all Operating Environment sub-
categories, only the Real Estate Office Market condition referenced conditions
projecting beyond the Client Organization’s initial occupancy of the renovated

space.

3.3.1.3 Information About the Physical Conditions Within Existing Or Proposed

Spaces

Information on physical conditions were identified in a variety of sub-
categories including: Outside Conditions, Building Conditions, Building
Information Technology, Work Group, Work Station, Furniture & Equipment, and
Layouts. The Building, Work Station, and Furniture & Equipment categories were
fairly inclusive with information about most component elements being identified.
General descriptions and details were provided on the existing building history,
size, finishes, image, structure, fenestration, mechanical, electrical, and fire
prevention systems. Almost all the floor, wall, ceiling, and service component
elements were also identified at the work station level.

The Outside Conditions were limited to a brief description of the
. neighborhood and building site with no information found on outdoor climate,

security, site/building access, parking, or transit. Technology conditions identified
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were less inclusive under all associated categories, especially in the work group,
work station, and furniture categories.

Future conditions in this category were also limited. With the exception
of the descriptions for future uses for some mechanical and furniture systems, the
only other conditions projected beyond the initial occupancy were the numbers of

people within the existing work groups and the amounts of work station types.

3.3.1.4 Information About Individual Work Styles and Job Functions Within the

Organization

There was significantly less information made available to the project in
this category as revealed by the limited number of elements identified under each
sub-category. Most of the information identified focused on aspects of the
physical space and not on actual staff or job functions. For example, Task
Analysis information identified the days, times, and types of use for when and
how rooms were to be used. The only Human Factors identified listed the
temperature and privacy requirements for individual rooms.

Individual or group adjacency requirements were not identified other
than what could be implied through the Client’s organizational charts. The
meeting room conditions identified consisted of a single statement in the Basic
Requirements provided by the Client Organization identifying that more small
meeting rooms were needed. The information on Communication Patterns
consisted of a checklist in the Room Data Sheets for identifying communication
equipment used (i.e. telephones, faxes, etc.) and their locations. No data or
recommendations on individual staff assessments or characteristics were identified

in any of the documents listed.
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Work Style and Job Function conditions that were included did not
make any reference to conditions beyond the company’s initial occupancy of the

space.

3.3.2 Summary of the Types of Program Information Provided

- The predominate category of information types identified were Physical
Conditions, with an emphasis on present Building, Work Station, and Furniture
Conditions. The information types found on the Organization’s Operating
Environment were mainly project and building oriented as well. Information types
identified on the Organization tended to emphasize project conditions and names,
amounts, and types of Staff and Work Groups. Few types were identified under
Individual Work Styles and Job Functions. A total of 7 information types out of

94 had conditions projected beyond the initial occupancy of the space.

3.4 HOW THE PROGRAM DOCUMENTS WERE REFERRED TO
The results of the individual interview responses from the Design Firm,
Client Organization, and the General Contractor are summarized and graphically

illustrated in Appendix 1.

3.4.1 Design Firm Responses

Both the Firm’s principal and key project people acknowledged referring
to most of the program documents over the course of the project with the
exception of the Technician.

The Firm’s Principal identified “indirectly” as the best way to describe

how he used the programs with more detailed information such as the
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Organization Charts, the Room Data Sheets, the Square Footage Requirements,
and the three parts of the Feasibility Study including the Functional Requirements.
He “never or seldom” used the Building Review Survey or the Building Appraisal
and identified “ad-hoc™ as the best way to describe how he referred to the Project
Requirements and their own Fee for Services Proposal. The Fee Proposal was also
the only document he identified as using in a “systematic way”. He used it in this
manner to monitor personnel time costs on a weekly basis.

“Ad-hoc” was the predominant way the firm’s key project personnel
said they referred to the various program documents. “Indirectly” was the next
most frequent way . Only the project architect identified “systematic” as the way
he referred to the “Requirements/Criteria” program over the course of the project.

The technician only referred to the “Room Data Survey Sheets” as he
needed to or in an “ad-hoc” manner during the production of the working

drawings.

3.4.2 Client Organization Responses

The most often “ways” identified to describe how the key people
involved in implementing the project used the documents were “indirectly” and
“ad-hoc”. Only the manager of the planning department acknowledged using the
Square Footage Requirements in a “systematic way” on a regular basis to monitor
the amounts of floor space against projected numbers of employees.

Most of the “ad-hoc” use of the program documents identified by the
Client Organization’s management was by the vice-president of the areas directly
affected by the renovation. Remaining management interviewed said they

“seldom or never” used most of the documents. The staff interviewed did not
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have access to any of the programming material except for the Organizational
Charts and the Building Review Survey Results.

The O&M personnel interviewed used the documents in a similar
manner as management. “Ad-hoc” or “seldom or never” was the most common

responsces.

3.4.3 General Contractor Responses
Other than acknowledging an “indirect” use of the Building Code
Review, the Construction Supervisor felt “seldom or never” best described his use

of the program documents.

3.5 WAYS IN WHICH THE PROGRAM DOCUMENTS WERE USED

3.5.1 In the Creative Process of Design

In the creative process of design, the programs were used exclusively by
the Interior Designer and Project Architect. During that process, the Interior
Designer used “seldom or never” to describe how she used the program

documents.

“It’s (designing) just something that you get so familiar with doing that
you don’t, even when you are putting together a proposal for somebody, it
comes so easily that you don’t even think what you are doing”.

The project architect however, explained that the program documents
gave him the control of his team members (i.e., the designer) and directed which
way the project should go. His reference to the documents during this process

was described as “ad-hoc”.
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3.5.2 During Presentations to the Client

In the initial presentation made to the client by the Principal-in-Charge
and the Project Architect, the high-lights of the feasibility study were reviewed
prior to presenting the preliminary planning options to “refresh memories of what
was agreed on and approved”. Subsequent presentations made by the Interior

Designer did not utilize any of the program documents directly.

“You become so familiar with the plan that you’re not needing to refer to
those documents. You might for certain information, specifically for desk
sizes and that, you need to refer to those. But in terms of the areas you already
knew where one department was compared to the other and you knew how they
functioned already within by that time so it wasn’t difficult to discuss that with
the client”.

3.5.3 In Evaluating Design Solutions

Individuals from both the Design Firm and the Client Organization
acknowledged using program documents to evaluate the design solutions. All the
key people from the Design Firm used “ad-hoc” to describe how they used the

programs in their own evaluation process. As described by the Interior Designer:

“Only when I needed to check things to make sure they were included in
the design”.

The Client Organization manager’s also used them in a similar fashion:

“Did they get the number in (furniture) and did we have enough space for
filing cabinets and that sort of thing”, “The one about the square footage per
person and the fact that did we have the fire code regulations, the elevators and

stairwells right? Did we have enough washrooms in?”.
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3.5.4 In Evaluating Changes to the Design Solution

In evaluating any changes made to the design solution over the course of
the project, the Design Firm’s project team most often identified “seldom or
never” to best describe how they referred to the program documents. “Indirectly”
was their only other choice. Responses from the Client Organization and General
Contractor were similar except one client manager that acknowledged referring to

the documents “as [ needed to” when evaluating changes to the design.

3.5.5 In Post-Occupancy Evaluations

No formal Post-Occupancy-Evaluations were conducted by either the
Désign Firm or the Client Organization. In any informal evaluations that were
done, no one acknowledged using any of the program documents to help in their

evaluations.

3.5.6 Other Ways of Using the Program Doecuments

Other ways of using the program documents that were identified
included: 1) the Principal-in-Charge of the Design Firm said some of the
documents may be used to market their services, and 2) the Client Organization’s
O & M Manager indicated that the department areas and staff numbers would be

useful in planning the execution of future moves.

3.5.7 Summary of the Ways in Which the Program Documents Were Used
The most common responses for how the program documents were

referred to was “seldom or never”, “indirect”, and “ad-hoc”. This pattern was

consistent among all respondents in all three companies. “Systematically” and “in
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a systematic way to measure performance” were rarely identified as a way to

describe how the program documents were used.

Based on the responses from the key project people interviewed, the

program documents were used predominately in the following ways over the

course of the project:

1)

2)

3)

4)

3)

“Seldom or Never” by the Interior Designer during the creative process of

design.

“Indirectly” by the Design Firm during presentations of the design solutions
to the Client Organization.

In an “ad-hoc” way by both the Design Firm and the Client Organization
when evaluating the design solutions.

“Seldom or never” and in an “ad-hoc” way when evaluating changes to the
design solution.

“Seldom or never” during informal post-occupancy evaluations.
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CHAPTER 4
CASE STUDY SITE-B

4.1 PROJECT DESCRIPTION

Case Study B involved the construction of 14,280 square feet of interior
office space to accommodate the expansion of the Data Processing Department of
a large commercial bank. The area renovated was a single floor of a high-rise
office tower located in the city’s downtown central business district. The bank
occupies several floors within the building including their regional head offices.
The building is operated and maintained by the building Owner’s Property and
Tenant Services Department.

The space is considered to be a Class “A” office space with a rental rate
of approximately $22.00/sf. The totai construction cost per square foot for the
renovation was approximately $54.00 (excluding fees and furnishings).

The type of work the area was designed for included the operation and
administration of the Bank’s data processing functions for the local region. The
types of activities involved included administrative, training, file storage, and data
entry. The total area renovated involved the working spaces of approximately 90

people.

4.1.1 Project Participants

The Banking corporation itself employs thousands of people and
occupies several million square feet of banking and commercial office space all
across Canada. For this project, the Bank was represented by the regional
management from the Processing Centre and the Corporation’s local and national

Property Management Divisions.
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The Design Firm is a privately owned, professional consulting practice
with approximately 60 full time employees. The firm was founded in 1947 and
offers full architectural, interior design, structural, mechanical, and electrical
engineering services. Over the course of those 48 years, the firm has been
responsible for the design and development of well in excess of one million square
feet of office space.

The General Contractor is a privately owned construction company
established in 1945. During this time the company has been responsible for the
construction of several million square feet of commercial office space, throughout

Manitoba and Northwest Ontario.

4.1.2 Roles and Responsibilities

The Client Organization was represented by the management of the Data
Processing Centre and the Bank’s local and national property management
divisions. The role of the property management group was to act as the Owner
representative. They were responsible for overseeing the project implementation,
review, coordination, and move-in.

The Design Firm was contracted by the Client Organization to deliver a
complete range of interior design services. These included developing the
architectural program, producing the design and construction documents,
administrating the tendering and construction of the space, and procuring the
furnishings.

The General Contractor was contracted by the Client Organization

through a competitive tender process to construct the space.
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4.1.3  Project Goals and Objectives

The development of the Data Processing Centre was a result of the
Bank’s decision to centralize all branch back-office operations. To accommodate
the increased work load on the original central processing centre, the centre had to
be revamped, modernized, relocated, and expanded. An initial renovation project
to provide for those needs was under construction when the need to expand the
Centre was identified. This second project subsequently addressed those
expansion requirements and is the focus of this case study.

The goals and objectives for the expansion were identified in the
Functional Space Program prepared by the Design Firm. Of the issues listed in
the document and in other subsequent project correspondence analyzed, no set
priori of issues were identified. However, management and implementation
people from all three companies involved acknowledged having a clear

understanding of what issues were most important.

4.1.4 Project Implementation

The expansion to the Data Processing Centre began just before the
construction of the new Data Processing Centre itself was completed. Because
they were familiar with the Client and the Processing Centre and because the two
projects were to be physically connected together, the Design Firm was also
contracted to provide the architectural services for the development of the
expansion area.

After selecting the Design Firm for the initial renovation, the Client
Organization’s Property Management Department acted as the Client

Representative. They maintained design control and directed communications
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between the user groups, consultants, and contractor, oversaw the construction,
and eventually coordinated the move-in.

The Design Firm essentially defined and directed the development
process in both projects. Once they had been informed to proceed with the
expansion area, they conducted the functional programming for the space. This
was followed by the development of the final design and eventually the production
of the working drawings and specifications. After coordinating the tender process,
the Design Firm helped administer the construction of the expansion area under
the direction of the Client Organization’s Property Management Department.
Finally, the Design Firm procured and administered the installation of the
furnishings and equipment for the space. 7

The development of the design, construction documents, and tendering
of the Data Processing Centre project was also fast-tracked for the expansion area.
The speed-up was initiated to facilitate the completion of initial renovation to the
Data Processing Centre located on the two floors above. The programming,
design, and production of the construction drawings for the expansion took
approximately 3 1/2 months. Construction was completed in three phases over a
period of approximately 5 months.

A unique feature of the project as identified by the Project Architect was
to have a Functional Program completed for the space. In his experience with
commercial office work, this is often not the case. Having to fast track the work

and coordinate it with the previous job also made the project somewhat unique.
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4.2 ARCHITECTURAL PROGRAMMING PROCEDURES AND
METHODS

4.2.1 Procedure

The first step by the Design Firm in developing the Functional Space
Program was to measure the existing space. Next, they began collecting
information on the Users’ physical requirements. Some information was provided
by the Client Organization while the majority of it was collected by the Design
Firm. Schematic plans were developed at the same time the Functional Program

was being put together. As explained by the Interior Designer,

“We do a schematic as part of that (the functional programming) because
now, with jobs speeding up in their delivery, phases overlap. Instead of
collecting every piece of information you can, you are already trying to steer it,
you are trying to sort of draw conclusions that could help direct you to what
questions you need or what questions you ask.”

As additional information was collected it was compiled and organized
into a preliminary program document to solicit further feedback from the Client
Organization and the various User groups.

Once the initial program and schematic plan were reviewed, both were
refined and re-submitted for a final approval. After the program and schemaﬁc
plan were signed-off by the Client Organization, the final design development
process began.

The Project Architect orchestrated the development of the program and
edited the final document while most of the production and schematic design was
done by the Interior Designer. The Architect and Technician were not involved in

developing the program to any large degree.
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4.2.2 Methods

At the time of the initial renovation and subsequent expansion, the
Design Firm was initiating the use of a problem-seeking model in their office to
enhance their existing architectural programming process. The Project Architect
responsible for introducing this approach to the firm described it as a “matrix of
function, form, economy, and time against goals, facts, needs, and concepts.” The
result being a “definition of the problem at the end of the process”. This approach
was based on the CRSS model developed by William Pena.

Specific tools used during the collection of the User requirements
identified by the Design Firm included in-person interviews, group meetings, and
working sessions with staff and management. The basic format and project
objectives from the previous Functional Space Program completed for the initial
project was also utilized in developing the Functional Space Program for the

expansion area.

4.2.3 Program Documents
The following is a list of the “program documents” that were identified
in the archival analysis of the Design Firm’s project files for the expansion area.
This list excludes any design drawings and construction documents:
1) The Functional Space Program developed by the Design Firm.
2) Client/Design Firm Correspondence. The correspondence was comprised of
minutes of meetings that occurred over the course of the programming,
design, and construction stages.

3) The Project Schedule developed by the Design Firm.



50
4.3 ARCHITECTURAL PROGRAM INFORMATION

4.3.1 Types of Program Information
Appendix J contains a summary of all the various types of information
identified in the program documents listed above. The information types that

were and were not emphasized in the main categories were as follows:

4.3.1.1 Information About the Organization

Information on Staff and Work Groups identified included the Types
and Amounts of each and the Names of the various Work Groups involved in the
renovation.

The majority of information categorized under Plans was on
implementing the renovation itself. One Operational Plan was identified. This
plan was implied in a project objective listed in the Functional Space Program
which described the need for the design to accommodate further expansion of the
Centre’s operations at this location over the next five to ten years. This was also
the only information about the organization that was projected beyond the initial
occupancy of the space.

The same was found under the Goals & Objectives category.
Information on project conditions like cost, schedule, and implementation
requirements tended to be emphasized. This included one O & M Project
Objective to provide after-hours heating and cooling in the new space.

Information identified under the Corporate Culture category was also
limited to a project objective listed in the Functional Space Program that described
the need for the space to “reflect the management philosophy of the company”
which required that a “sense of teamwork be engendered” and that the “staff are to

be treated as the most important resource of the organization”.
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4.3.1.2 Information About the Organization’s Operating Environment

One information type was identified on the organization’s operating
environment, the Building Code Requirements listed under the sub-category Laws
and Regulations. No other information types were found or future conditions
were identified under Business Conditions, Competitive Actions, Labor Force,

Lease Conditions, or the Building’s Operation & Maintenance.

4.3.1.3 Information About the Physical Conditions Within Existing or Proposed

Spaces

Information types describing physical conditions were identified in all
sub-categories with the exception of Outside Conditions. The types of physical
information identified were fairly inclusive especially under the Building,
Building Information Technology, Work Station and Furniture & Equipment
categories. Less information types were found under the Work Group category
than under the Work Station category.

Physical conditions projecting beyond the initial occupancy of the space
that were identified included the requirements for flexibility and the need to

accommodate additional computer terminals.

4.3.1.4 Information About Individual Work Styles and Job Functions Within the

Organization
Information types under Task Analysis, Adjacencies, and

Communication sub-categories were all identified. However, most of the content
was limited to a list of equipment requirements. That is, the information
identified under Communication included Types and Location and was essentially

equipment check lists (telephone, data, computer network lines) for each work



52

station found in the Functional Space Program. Descriptions of working
procedures, patterns, types, assessments of work flow and employee interaction,
etc., were not identified. Few, 3 of 17 information types, were identified under

Human Factors.

4.3.2 Summary of the Types of Program Information Identified

The predominate category of information types identified within the
program documents analyzed were Physical Conditions with an emphasis on
present Work Station and Furniture Conditions. Information types found on the
Organization tended to emphasize project conditions as opposed to the business
being conducted within the space or organization. Essentially no information was
found on the Organization’s Operating Environment. Information types found on
Individual Work Styles and Job Functions were less limited, yet minimal. A total
of 4 information types out of 96 had conditions projected beyond the initial

occupancy of the space.

4.4 HOW THE PROGRAM DOCUMENTS WERE REFERRED TO
The results of the individual interview responses from the Design Firm,
Client Organization, and the General Contractor are summarized and graphically

illustrated in Appendix J.

4.4.1 Design Firm Responses
Of the three program documents analyzed, all five key project people
from the Design Firm acknowledged referring to them all over the course of

project.
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The Firm’s principal used “ad-hoc” to describe the way he tended to
refer to all the program documents. “Ad-hoc” was also the most predominant way
the implementation and production people chose to describe how they used the
documents, the most consistently being how they all referred to the Functional
Space Program. Other ways in which the Client/Design Firm Correspondence was
used included “seldom or never” by the Design Architect and “sysfematically” by
the Project Technician. Both the Project Architect and the Project Technician
chose “systematically” and “systematically to measure performance” to describe
their use of the Project Schedule while the Interior Designer felt “indirectly” best
described how she had referred to it.

Other program documents identified by the respondents over the course
of the interviews were the previous project’s Functional Space Program and a
standards manual called “Architectural Graphic Standards”. The implementation
people who acknowledged using these documents all chose “ad-hoc™ as the best

way to describe how they had referred to them.

4.4.2 Client Organization Responses

Management interviewed tended to chose “ad-hoc” as the way to
describe how they used both Function Space Programs over the course of the
expansion project. It is worth noting when considering their use of these
documents that both managers had limited involvement in the expansion project
during its construction. They both however, were heavily involved in the initial
project and acknowledged using the initial Functional Space Program during that
time in an “ad-hoc” manner as well.

There was a range of ways used identified by the Implementation

people. The on-site project manager used “seldom or never” to describe his use of
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the Functional Space Program while the Senior Manager for the Corporation’s
Facilities used “systematically to measure performance” to describe his. The

Senior Facility Manager’s described how he used the document as:

“a benchmark... where we were constantly having to go back and say, ‘is
this the way it is going to be?’. We were constantly challenging it”.

The Client/Design Firm Correspondence was used mainly by
management and the Senior Facility Manager in “ad-hoc” and “systematic” ways,
while the staff and remaining implementation people identified “seldom or never”
as the way they used the correspondence. Management tended to use the
correspondence as checklists for deficiencies, predominately in the later stages of
construction. The Facility Manager used the correspondence on an on-going basis
to update his project diary and keep abreast of what was happening over the
course of the project.

The staff interviewed indicated that they never saw any of the program
documents after they had given their feed back on the initial draft of the
Functional Space Program.

One additional type of program document, the cashflow documents,
were identified by the Senior Facility Manager. He described his use of these
documents as “ad-hoc” to compare the financial status of the project with the

actual progress of the construction.

4.4.3 General Contractor Responses
The Construction supervisor used “systematically to measure
performance” to describe how he used the Project Schedule. “Seldom or Never”

best described his use of both the other documents.
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4.5 WAYS IN WHICH THE PROGRAM DOCUMENTS WERE USED

4.5.1 In the Creative Process of Design

Both the Design Architect and the Interior Designer acknowledged using
only the Functional Space Program in the creative process of désign. Both
identified “ad-hoc” as the predominant way in which they referred to it during the
design process. Both described their creative process in very broad terms and did
not make specific reference to times or conditions when the program Functional
Space Program was referred to after becoming familiar with it initially.

The Design Architect described how the program helped his creative
efforts by providing:

“...motherhood statements about what kind of qualities the place should
have. Ilook through it (the program) and start thinking. That’s how it
generates ideas. It’s a very holistic thing. We have this little diagram that
shows schematically where the program areas should be laid out on the floor.
And so, you have that to work with. But you also have this notion that you are
trying to maximize the transparency of the space. So you synthesize the two.”

The Interior Designer explained how the initial schematic layout (as
opposed to the Functional Space Program) helped her to creatively solve the

problem:

“You get a feel for the shape of the space. The schematic definitely gave
you a sense for how they had to be clustered. It made you choose certain
solutions like, ‘I think we can really play up this group aspect, teamwork,
connecting work stations, or...” ”
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4,5.2 During Presentations to the Client

Both the Design Architect and the Interior Designer acknowledged using
the Functional Space Program during their presentations to the Client and
described the way it was used as predominately “ad-hoc”.

The Interior Designer described part of the presentation process as such:

“You probably have in your mind an idea of which option you are going to
recommend. But you are sort of walking them through part of the process you

»»

went through: “This is why we discarded this, this is why we discarded this’.

During this process she felt the program would have been used:

“...mostly ad-hoc, referring to it only as we needed to”.

The Project Architect and Production Technologist felt the Functional

Space Program likely wasn’t used at all during presentations to the Client.

“What generally happens is you write these programs, then you start
designing. X day is when the program is complete. Then you start your design
process... and then the program gradually becomes obsolete, throughout the
design process. But without it you can’t get to this point to start. So, in terms
of referring back to the program, a lot of it is obsolete by the time you are
referring to it”.

4.5.3 In Evaluating Design Solutions

Only two of the six key people interviewed from the Client Organization
acknowledged participating in reviewing the design proposals. Of these two, the

Senior Facility Manager explained that his review incorporated :
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“...the program, many years of knowledge, a view to economy, and the
utilitarian.”

In this instance, referring to the durability of specific finishes. The sole

manager who reviewed the designs described his use of the programs as

“a ‘check-list’, to make sure that we had been given adequate space, and
what have you”.

The Design Firm unanimously felt that the programs were used when

reviewing the designs and were referred to in an “ad-hoc” fashion

“...they might have been referred to ‘This is why I did this, because of
this”,.

The other reason for referring to the Functional Space Program
identified was to review physical relationships and sizes.

By these accounts, the program’s role was again more of a space check-
list for the Client Organization and an ad-hoc reference for the Design Firm to

help explain why they did what they did.

4.5.4 In Evaluating Changes to the Design Solution

“Ad-hoc” was the most predominant way identified to describe how the
programs were used to evaluate any changes that occurred to the design solution
over the course of the project. The Client Organization’s department Manager and
site Project Manager chose “seldom or never” to describe how they used them to

evaluate changes.
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4.5.5 In Post-Occupancy Evaluations

The Design Firm did not conduct any formal post-occupancy evaluation
of the space. In any informal post-occupancy-evaluations, none of the
respondents from the Design Firm or General Contractor used any of the program
documents to help with their evaluation.

One respondent from the Client Organization acknowledged using a
program document in a post-occupancy evaluation. This was the Senior Manager
of the Facilities Administration Department. After the completion of any new
space, his department distributes a questionnaire to the users with a copy of the
Functional Space Program attached. The questionnaire asks if the final space has
met the requirements as they were laid out in the program. None of the
respondents from the Client Organization acknowledged receiving a questionnaire

at the time of the interviews.

4.5.6 Other Ways of Using the Program Documents

Other ways key project people identified using the program documents
included: 1) the Principal-in-Charge of the Design Firm said the Functional Space
Program may be used to market their services, and 2) as an indirect training tool
for younger staff to “help order their thoughts and think in a more focused, clearer
scenario”, 3) the Interior Designer acknowledged using the Functional Program as
a format guide and data base for future projects, and 4) the Senior Facility
Manager used the Functional Space Program as part of his project review process

throughout the construction of the space.



4.5.7

59

Summary of the Ways in Which the Program Documents Were Used

Overall, the most common ways in which the various program

documents were used by all levels within all three companies were “ad-hoc” and

“seldom or never”. The least most common ways were “indirectly” and

“systematically to measure performance”.

Based on the responses from the key project people interviewed, the

project documents were used predominately in the following ways over the course

of the project:

1y

2)

3)

4)
5)

In an “ad-hoc” way by the Design Architect and the Interior Designer during
the creative process of design.

Both “seldom or never” and in an “ad-hoc” way by the Design Firm during
presentations of the design solutions to the Client Organization.

In an “ad-hoc” way by both the Design Firm and the Client Organization
when evaluating the design solutions.

In an “ad-hoc” way when evaluating changes to the design solution.

“Seldom or never” during informal post-occupancy evaluations.
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CHAPTER §
CASE STUDY SITE - C

5.1 PROJECT DESCRIPTION

Case Study C involved the construction of 12,000 square feet of interior
office space to accommodate a regional Call Centre for a national corporaﬁon.
The area renovated was a single floor of an office tower located near the city’s
central business district. The building is operated and maintained by the building
Owner’s Property and Tenant Services Department.

The space is considered to be a Class “A” office space with a rental rate
of approximately $22.00/sf. The total construction cost per square foot for the
renovation was approximately $42.00 (excluding fees).

The space was designed for the operation and administration of a
telephone call-in centre and a courier service. The types of activities occurring in
the space included administrative, training, meeting, telephone call taking, a
computer main-frame area, and basic employee support services including change
rooms and a lunch room. The total area renovated involved the working spaces of

approximately 120 people.

5.1.1 Project Participants

The Corporation itself employs thousands of people all across Canada
and occupies approximately three million square feet of commercial office and
distribution space. For this project, the Corporation was represented by it’s
national management in charge of Call Centres across Canada and the

Corporation’s local and national Construction Management Divisions.
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The Design Firm is a professional consulting practice offering full
architectural and interior design services with approximately 30 full time
employees. Over the last 35 years, the firm has been responsible for the design
and development of well in excess of one million square feet of commercial office
space.

The General Contractor was an employee owned construction company
‘established in 1906. The company has been responsible for the construction of

several million square feet of commercial office space all across North America.

5.1.2 Roles and Responsibilities

The Client Organization was represented by their national Customer
Service Development Department (CSD), their Corporation’s Architectural
Services Department (AS), and their local and national Construction Management
divisions (CM). The CSD were responsible for the organization, program
development, and operation of all the Corporation’s Call Centres across Canada.
CSD management provided the quantitative functional program requirements for
the Call Centre to the Corporation’s AS department. They in turn developed the
qualitative building program for the space, established the Corporate Standards
and technical building details, and selected the Consultants. The Construction
Management division acted as the liaison between the Corporation’s various
departments, the Consultants, and the General Contractor. They were responsible
for overseeing the project implementation, review, coordination, and move-in.
Most of the key project people from the CSD, AS, and CM departments were
stationed in the Corporation’s headquarters located in eastern Canada.

The Design Firm was contracted by the Client Organization to deliver a

limited range of interior design services. These included helping determine the
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site, producing the design and construction documents, administrating the
construction of the space to make sure it was built according to the construction
documents, and finally procuring the furnishings and equipment.

The General Contractor was engaged by the Client Organization to
manage the construction of the space. As construction managers, they solicited
tenders from the various sub-trades and coordinated their work on site throughout
the construction phase. They were responsible for having the space complete on

time and on budget.

5.1.3 Project Goals and Objectives

The development of this Call Centre was part of the Corporation’s
national plan to improve customer service by upgrading their communication
technology and centralize their call-taking operations from ten divisional units
into three regional centres across Canada.

The goals and objectives for the development of the space were limited
to specific project tasks and physical details listed in the Building Project Brief
provided by the Client Organization. In addition to the Functional Program
Requirements, the Brief prioritized what conditions were desirable, what were
essential, and what were mandatory. The Corporate Design Directives were
desirable, the Corporate Design Standards were essential, and the Corporate
Specifications were mandatory. No further set priori of issues were identified in
the Brief or in any other subsequent programming documentation. However,
management and the implementation people from all three companies involved did
acknowledge having a clear understanding of what issues were most important.

As described by several of the respondents:
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“A program (Functional Program Requirements) like this is so basic,
there’s no priority rating on here. So that has to come from questions, usually
telephone conversations or faxes.”

“...no, they (the priorities) were not written down, like in a written form...
but the designer had them in her head.”

... I think it (the priorities) was kind of in the minds of everybody, but
never formally put down - it would be implicit.”

5.14 Project Implementation

The development of the space was initially directed and conducted by
the Corporation’s Architectural Services Department. First, they helped the CSD
to identify and document their functional and spatial requirements for the Call
Centre in the form of the Functional Program Requirement document.

Following the Functional Program Requirements, the AS prepared a
Building Program Requirements document which listed the qualitative conditions
for each work group and work station. This document however, was not found in
the Design Firm’s project files or identified by any of the Design Firm’s key
project people interviewed. A copy of the document was provided to the
researcher by the Corporation’s Architectural Services Department and is included
in the content analysis.

The AS department then compiled a series of documents that were given
to the Consultants that were collectively referred to as the Building Project Brief,
The Brief included the Call Centre’s Functional Program Requirements, budgets,
and schedules, as well as the Corporation’s design directives, standards,

specifications and general procedures.
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At this point, the Construction Management Department took control of
the project. The Design Firm was then selected and given the Building Project
Brief.

Next, the location of the Call Centre was determined. Using the
Building Project Brief and specifically the Functional Program Requirements, the
Design Firm identified and evaluated four or five existing spaces prior to
recommending its current location.

Following the site selection, the Design Firm proceeded to develop the
planning and design for the space. During this time they met with the CSD and
CM representatives and visited an existing call centre facility to clarify any
outstanding issues not initially provided. A final design proposal was then
submitted to the Corporation. It was reviéwed, then revised, and subsequently
approved. The Design Firm then proceeded with the production of the contract
documents. The General Contractor subsequently coordinated the tender process
for the various sub-trades. Once the tenders were accepted, the Design Firm
administered the construction of the space and the procuring of the furniture and
equipment under the direction of the Corporation’s Construction Management
Department.

The programming, design, and production of the contract documents for
the space took approximately four months. Construction was completed in one
phase over a period of approximately 2 months.

Except for the type of facility, the implementation procedure was fairly
typical for both the Corporation and the Design Firm. The Design Firm
acknowledged that having the Functional Program Requirements provided was
quite common when working with large corporate clients. In their experience,
most Corporations will have the in-house expertise to establish building standards

and conduct their own space programming.
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5.2 ARCHITECTURAL PROGRAMMING PROCEDURES AND
METHODS

5.2.1 Procedure

The Manager of the Customer Services Development Department
determined the number of call-takers that had to be accommodated based on the
volume of calls that were projected for the facility. From there, using the
Corporate Standards provided by the Company’s Architectural Services (AS)
Department, he was able to determine the types and amounts of work stations,
offices, and support rooms that would be required in the space. The AS
Department then calculated the amount of square footage required for each of the
spaces.

Next, the AS Department defined the Building Program Requirements
for the Centre. This included describing the basic architectural, structural,
electrical, and mechanical requirements for each space listed in the Functional
Program Requirements. The remainder of the Building Project Brief was copied
from the Corporation’s Master Building Project Brief. This included the
following four sections: Design Directives, Codes and Regulations, Corporate
Design Standards, and Corporate Specifications.

Once the Design Firm had reviewed the Building Project Brief, they
visited an existing call centre facility, had in-person meetings, and personal
communications with the various Client Organization departments to clarify any
outstanding programming issues they required to design the space. These
programming activities overlapped into the design development stage until

ultimately the final design solution was determined and finally approved.
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5.2.2 Methods

The types and amounts of spaces that were identified for the Centre
were based primarily on the projected volume of calls the facility was to handle
and the personal experience of the Manager of the CSD Department. The
Corporation’s Master Building Project Brief was used to describe implementation
procedures, building requirements, and calculate the square footage of the space.

The Design Firm used in-person meetings and personal communications
extensively as well as personal observations of similar operations to help them
identify the outstanding programming requirements. They did not however,
memorialize these in writing but incorporated them directly into their on-going

design proposal.

5.2.3 Program Documents

The following is a list of the “program documents” that were identified
in the archival analysis of the Design Firm’s project files. This list excludes the
Building Program Requirements and any design drawings and construction

documents:

1) The Functional Program Requirements prepared by the Client Organization.

2) Corporate Standards provided by the Client Organization.

3) Client/Design Firm Correspondence comprised of minutes of meetings and
hand notes that occurred over the course of the programming and design
stages.

4) An Equipment List and Layout provided by the Client Organization.

5) The Project Schedule developed by the General Contractor.
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5341 Types of Program Information
Appendix K contains a summary of all the various types of information
identified in the program documents listed above. The information types that

were and were not emphasized in the main categories were as follows:

5.3.1.1 Information About the Organization

Information types about the Corporation were identified in five sub-
categories. They included: Staff, Plans, Corporate Culture, Goals & Objectives,
and Work Groups. Staff and Work Groups types focused primarily on present and
future amounts of staff types within the various work groups. Types identified in
the Building Project Brief under Plans and Goals & Objectives of the Organization
tended to emphasize generic project issues and requirements. However, several
business plans and goals & objectives were identified in the Client/Design Firm
Correspondence including “consolidating call centres”, and “minimizing stress and
maximizing production”. The types found under the Corporate Culture category
also applied generically to the overall Corporation and was not specific to Call

Centre conditions.

5.3.1.2 Information About the Organization’s Operating Environment

The one information type identified in the Building Project Brief
documents under this category was “Building Code Requirements”. Two other
types, “Other Company Actions” and ‘Experiences”, were identified in the
Client/Design Firm Correspondence. No other information types were identified

under this category.
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5.3.1.3 Information About the Physical Conditions Within Existing or Proposed

Spaces

Information types describing physical conditions were identified in all
seven sub-categories. The types of physical information identified were fairly
inclusive especially under the Work Group and Work Station categories.

Physical conditions that projected beyond the initial occupancy of the
space emphasized sizes and amounts of work groups, work stations, and I.T.
equipment, No other information type identified under this category addressed

any other future conditions.

5.3.1.4  Information About Individual Work Styles and Job Functions Within the
Organization
Very little information referencing individual or specific job conditions
was identified. This was likely due to the absence of staff involvement in the
development of the new facility. Two information types on generic job functions
were identified in the Building Project Brief while the remaining types were

contained in the Client/Design Firm Correspondence.

5.3.2 Summary of the Types of Program Information Identified

The most predominant type of information identified in the program
documents was clearly Physical. A fairly wide range of Organizational
information was present, however it tended to emphasize project conditions as
opposed to information on work or business conditions. Information about the
Organization’s Operating Environment and Individual Work Styles & Job

Functions were much less inclusive with several categories of information types
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absent including Building O & M; Business, Labor, and Lease Conditions;

" Individual Communication and Human Factors.

5.4 HOW THE PROGRAM DOCUMENTS WERE REFERRED TO
The results of the individual interview responses from the Design Firm,
Client Organization, and the General Contractor are summarized and graphically

illustrated in Appendix K.

5.4.1 Design Firm Responses

The most predominate way in which the key people from the Design
Firm identified using the various programs tended to be “ad-hoc”. The least
predominant way identified was “systematically to measure performance”. The
Functional Program Requirements tended to be used mostly by Management and
Implementation People and used in an “ad-hoc” manner. The remaining Building
Project Brief and program documents were used by all three types of people in the
firm. The various ways in which they were referred to included “indirectly” , “ad-
hoc” and “systematically”.

Descriptions of how the documents were referred to included:

“I went through it (the Functional Program Requirements) with a fine tooth
comb. Then I came up with my questions of things that I wasn’t sure about,
got all of my answers and, when I had it clear in my head what they wanted
with this program, I would only refer back to it when I needed it... during
planning to check back and say ‘I can’t remember what space they needed in
this room’, so you’d go back and look it up.”

“The information (Client/Design Firm correspondence) really becomes part
of your active memory, so that if you focus enough on the material, you don’t
have to keep going back to review it. It’s there as a reference record.”
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5.4.2 Client Organization Responses

The most predominate way in which the management and staff from the
Customer Services Development Department identified using the various programs
was clearly “seldom or never”. Ways not identified included “indirectly”,
“systematically”, and “systematically to measure performance”. Both groups also
identified “ad-hoc” to describe how they referred to the Functional Program
Requirements, the Client/Design Firm Correspondence, and the Project Schedule.

The predominant ways in which the Implementation and O&M People
referred to the program documents were “ad-hoc” and “seldom or never”. The
Senior Project Manager consistently identified “ad-hoc” as the way to describe
how he referred to the documents except the Project Schedule. He referred to this
document on a regular basis in a “systematic” fashion to monitor the progress of
each trade and the overall project.

Descriptions of how the documents were referred to included:

“If you don’t remember what the sizes were etc., you’d go back to it (the
Functional Program Requirements) and say ‘yeah, we asked for ten square
meters and we got ten square meters’... It’s a check.”

“I don’t really refer that much to it (Functional Program Requirements),
other than myself having knowledge of what we are looking for. Then when
we get a concept together, of looking that the concept drawing satisfies what
has been asked for. From that standpoint then, other than for quick reference if
someone was asking me, ‘All right, how many operators are there in this
place’, I may research it. But other than that, once the working drawings are
done, I refer to the working drawings.”

“When you ask me what do I do with the standards (Building Project Brief)
after I get the design back, it’s a funny question. The only time I would look at
the standards was if I didn’t remember what was in there, so I’d go back and
check them.”
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5.4.3 General Contractor Responses

The Project Coordinator tended to refer to the various program
documents in a one of three ways. He acknowledged the Functional Program
Requirements or the Client/Design Firm Correspondence were “seldom or never”
referred to while the remaining documents tended to be referred to either in an
“ad-hoc” or “systematic” manner.

Descriptions of how the documents were referred to included:

“We needed to lay out this equipment, to make sure it fit. We did have
some trouble making sure it fit. We had to switch it around. This plan here
(Equipment List & Layout) for example, I think we went through about five
generations of this plan before we found out we could fit everything in.”

5.5 WAYS IN WHICH THE PROGRAM DOCUMENTS WERE USED

5.5.1 In the Creative Process of Design

Both key people from the Design Firm responsible for the development
of the design solution acknowledged using the program documents in an “ad-hoc”
way during the creative process of design. Additional comments on the programs

role in the creative process included:

“Well, it’s (the design solution) certainly open to personal interpretation,
because somebody else... anyone else in our firm... or any other designer for
that matter, could be given the same information, and they’d come up with a
different solution that would be just as valid. There is more... you can’t help
but have your personal taste influence the job. But for most of the design
elements in the job, there was a reason.”

“Well, we had defined certain key issues, like acoustics, and that (the
Building Project Brief) helped focus on issues, such as baffling the sound, that
became design elements.”
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5.5.2 During Presentations to the Client

The Principal-in-Charge and the Interior Designer acknowledged using
the Functional Program Requirements during their presentations to the Client and
described the way it was used as both “ad-hoc” and “indirect”. The Client
Organization’s Senior Project Manager identified “seldom or never” as the way he
recalled the program documents being referred to during presentations.
Descriptions of the how the programs were used during client presentations

included:

“I think we actually did refer back... there were a few times... because the
design committee was so large, the people that we were presenting to...
sometimes they can’t even remember what it was they asked for initially, and
so I think we actually did go back and refer to the initial program. Saying, you
know, ‘how many people did we say we were going to put here’, and go back
and, ‘well this is how many you wanted’. We went back to it (Functional
Program Requirements) a few times.”

“By the time they were doing this (the presentation) they had essentially
prepared documents from a point of view of working documents and scope and
what have you, so that could be referred to. But in general, to the client, it is
more of a pictorial presentation... and a verbal, sort of description.”

5.5.3 In Evaluating Proposed Design Solutions

In the process of evaluating their design solutions, the Design Firm
respondents identified “seldom or never” and “indirectly” to describe how they
tended to refer to the program documents. This was accounted for by the lack of
change that occurred to the requirements over the course of the design. Thus, the
key Design Firm people had essentially committed the main issues and criteria to
memory. On the other hand, the Client Organization referred to the documents in

predominately an “ad-hoc” manner when reviewing the design proposals, making
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sure that room types and sizes appeared on the drawings as they appeared in the
program. None of the respondents felt they used the programs in any kind of
systematic fashion while evaluating proposed design solutions. Descriptions of

evaluation processes included:

“Because it’s (design) such a progressive thing, I was referring to this (the
Functional Program) more at the onset when I wasn’t as familiar with the job,
and then as you go along, you use this information. But then they may change
their mind about certain things, and the plan progresses. So, because it’s
always progressing, and they always are responding to what the client wants,
there’s really... I didn’t find there was any need to go back and check this,
because it didn’t really change... they didn’t change it.”

“It’s just an ad-hoc way. It’s... I think the natural process is if... you know
what you are looking at, and you have to refresh your memory, so it becomes
more ad-hoc rather than... you don’t take the document and check off each item
and say ‘yeah, yeah, yeah, you’ve done that...” other than probably the
functional program. Because you would want to make sure that every space
that was requested does appear on the drawing.”

“I mean we did certain things when we did the design review, we’d make
sure that everything that we wanted was in there. I don’t know if you would
call that systematic. We’d just make sure every time that we saw something
that... we made sure all the numbers and that ‘the training room was there, and
the washrooms were there... and all the computers were there.””

5.5.4 In Evaluating Changes to the Design Solution

“Ad-hoc” and “seldom or never” were the most predominant ways
identified to describe how the programs were referred to when evaluating any
changes that occurred to the design solution over the course of the project.
Responses to whether the programs played a role in evaluating the changes

included:
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“No, I think as it came up and we discussed the merits of it with the client,
and if it was agreed upon, we’d go ahead. But not from a point of view of
referring to the documents, no.”

“It (the design) evolved. The client changed their minds as they go. So
you just respond to that. So after that, these (the program documents) may not
even be valid.”

“Where I would have used them (the programs) directly was if I felt that
they (the changes) triggered services that weren’t anticipated in the scope of
the work. If there’s a change in the scope of work from what you have agreed
to, because they had a fixed fee, you had to have grounds to argue with them
for additional fees.”

5.5.5 In Post-Occupancy Evaluations

The Design Firm did interview some of the staff after they were moved-
in and using the space. They did not use the program documents during this
process. Any informal post-occupancy evaluations done by Client Organization or

Design Firm respondents also did not utilize any of the program documents.

5.5.6 Other Ways of Using the Program Documents
The only other way the program documents were used was as a
reference or benchmark for future call centre projects. This was identified by both

Design Firm and Client Organization respondents.

5.5.7 Summary of the Ways in Which the Program Documents Were Used

Overall, the most common ways in which the various program
documents were used by all levels within all three companies were “ad-hoc”,
“seldom or never”, and “indirectly”. The least most common ways were

“systematically” and “systematically to measure performance”.
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The program documents were also used most commonly in the following

ways:

1)
2)

3)

4)
3)

In an “ad-hoc” way during the creative process of design.

Both “indirectly” and in an “ad-hoc” way during presentations of the design
solutions to the Client Organization.

“Indirectly”, “seldom or never”, and in an “ad-hoc” way when evaluating
proposed design solutions and changes to the design solution.

“Seldom or never” during informal post-occupancy evaluations.

In an “ad-hoc” way on future projects.
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CHAPTER 6
CASE STUDY SITE-D

6.1 PROJECT DESCRIPTION

Case Study D involved the construction of 27,780 square feet of interior
office space to accommodate the Information Services Department of a large
publicly-owned Corporation. The area renovated was a single floor of an historic
office tower located in the city’s central business district. The building is owned
and operated by an independent Real Estate company.

The space is considered to be a Class “C” office space with a rental rate
of approximately $12.00/sf. The total construction cost per square foot for the
renovation was approximately $22.00 (excluding fees).

The space was designed to accommodate the operation and
administration of the Corporation’s Information Services Department. The types
of activities occurring in the space included computer programming, research and
development, administrative, group meetings, and basic employee support services
including a staff room. The total area renovated involved the working spaces of

approximately 205 people.

6.1.1 Project Participants

The Corporation itself employs thousands of people throughout the
province of Manitoba and occupies in several hundred thousand square feet of
commercial office, retail, and industrial space. For this project, the Client
Organization was represented by the management of the Corporate Information

Services Department (CIS) and it’s Real Estate Division.



77

The design team consisted of an architectural firm and an interior design
firm. The architectural firm was founded in 1986 and had 3 full time employees
while the interior design firm was founded in 1985 and had 4 full time employees.
Both companies were sole proprietorships.

The General Contractor was a subsidiary company of the Building
Owner. The company has been responsible for the construction of numerous

commercial office spaces located predominately in Winnipeg.

6.1.2 Roles and Responsibilities

The project was a turn-key development where the Building Owner
negotiated and secured a lease arrangement with the Corporation’s Real Estate
department and subsequently contracted the consultants and General Contractor to
design and construct the space. The CIS Department assigned an in-house
representative who acted as the liaison between the consultants, user groups, and
the department’s management.

The Interior Design Firm was responsible for designing the tenant space,
producing the construction documents, and procuring the furnishings. The
architectural firm was responsible for coordinating the consultants and
administrating the design and construction of the tenant space. At the same time
they were also engaged by the Building Owner to provide full interior
architectural services to upgrade the building’s core facilities to meet current
Building Code requirements.

The General Contractor was engaged by the Building Owner to manage
the construction of the space. As construction managers, they solicited tenders

from sub-trades and coordinated the work on site throughout the construction
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phase. They were responsible for having the space completed on time and on

budget.

6.1.3 Project Goals and Objectives

As aresult of an expiring lease and the need to locate their operations
closer to the city’s central business district preferably on a single floor, the CIS
Department 1initiated the move.

The goals and objectives for the development of the space that were
identified in the program documents were essentially limited to specific project
tasks. Of the these conditions and issues, no set priori of importance were
identified among them. Responses to how priorities were or were not understood

included:

“There would have been objectives stated initially which unfortunately
were quite loose objectives and very little was written down.”

“We didn’t have a list of written priorities. But things were covered in the
minutes in that way.”

“There were no design issues. It was just straight planning.”

6.14 Project Implementation

The decision to move the department from their previous location was
determined at the Vice President level of the Corporation’s Real Estate and CIS
departments. The Real Estate department identified potential sites and negotiated
the final lease arrangement with the Building Owner on behalf of the CIS
Department.
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It wasn’t until after the lease agreement was signed that the Design
Consultants were brought in by the Building Owner to prepare the space for the
new tenant.

Once the construction documents were finalized, the Construction
Management Firm solicited bids from the various sub-trades and proceeded to
implement the demolition and construction of the new space.

The programming, design, and production of the contract documents for
the space took approximately 6 weeks. The construction phase was completed

over a period of approximately 2 months.

6.2 ARCHITECTURAL PROGRAMMING PROCEDURES AND
METHODS

6.2.1 Procedure

The two design groups basically worked independent of each other. The
Architectural Firm was not involved in the programming or design of the Client
Organization’s space. This was the responsibility of the Interior Design Firm.

The Interior Design Firm began the development of the space by first
meeting with the Corporation’s Senior Project Manager and the representative
from the User group. The representative provided them with the programming
information on the CIS Department including types, amounts, and adjacencies of
work groups and work stations as well as the Corporate Standards previously
developed by the Real Estate Department. They then toured their existing
facilities and conducted the furniture and equipment inventory. Next, they began
developing the block plan for the space, meeting several times with the User

group’s representative due to changes to the initial programming information.
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Once the block planning was confirmed, the more detailed planning and design of
the space began.

Changes to the design were ongoing throughout the design process.
This was largely a result of the short project time frame, additional client
demands, and unknown building conditions that were discovered as the work
progressed. A design was finalized and subsequently approved by the Client

Organization prior to the Design Firm completing the construction documents.

6.2,2 Methods _

Specific programming tools applied by the Interior Design Firm included
the Corporate Standards document provided by the Client Organization, in-person
meetings, personal communications, and personal observations.

The sizes of the various spaces were initially based on the company’s
Corporate Standards. However, due to existing conditions within the new space,

many of these standards were not incorporated into the final design.

6.2.3 Program Documents
The following is a list of the various program documents that were
identified in the archival analysis of the Design Firm’s project files. This list

excludes any design drawings or construction documents:

1) Corporate Standards developed by the Corporation’s Real Estate Department.

2) The Client Organization’s Organizational Charts developed by the Client
Organization.

3) The Floor Plans and Work Group Layouts from the Client Organization’s

previous location.
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4) The Client Organization’s Employee List prepared by the Client
~ Organization.
5) The Furniture & Equipment List prepared by the Interior Design Firm.
6) Client/Design Firm Correspondence comprised of minutes of meetings and
hand notes that occurred over the course of the programming and design
stages.

7) The Project Schedule prepared by the Project Architect.

6.3 ARCHITECTURAL PROGRAM INFORMATION

6.3.1 Types of Program Information
Appendix L contains a summary of all the various types of information
identified in the program documents listed above. The information types that

were and were not emphasized in the main categories were as follows:

6.3.1.1 Information About the Organization

Information types about the Corporation were identified in five sub-
categories. They included: Staff, Plans, Corporate Culture, Goals & Objectives,
and Work Groups. Staff and Work Groups types focused primarily on present
amounts of staff types within the various work groups. Types identified under
Plans and Goals & Objectives of the Organization emphasized project issues and
requirements. The information types found under the Corporate Culture category
were derived mainly from the department’s organizational charts. Few types were
found that described conditions relating to the nature of the business or

management of the department. Only one information type about the
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Organization, under Plans, identified a future condition for the department. This

was that the department would be growing.

6.3.1.2 Information About the Organization’s Operating Environment

Only one category was identified that related to the Corporation’s or the
CIS Department’s operating environment. These were the code requirements
contained in the minutes of a meeting. No information types, present or future,
were found under Building O & M, Business Conditions, Competitive Actions,

Labor Force, or Lease Conditions.

6.3.1.3 Information About the Physical Conditions Within Existing or Proposed

Spaces

Information types relating to physical conditions were identified in six
of the seven sub-categories. Nothing was found on the Outside Conditions of the
space. Very few types were noted under Building and Building Information
Technology Conditions. The predominate category of physical information types
were under the Work Group Conditions, Furniture & Equipment, and Layouts.
However, none of the categories had extensive amounts of any of the types listed,
especially Work Station Conditions. No physical conditions that projected beyond

the initial occupancy of the space were identified in any of the six sub-categories.

6.3.1.4 Information About Individual Work Styles and Job Functions Within the

Organization

Only three information types referring to individual or specific job

conditions were identified. One Task and two Adjacency Conditions were found
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in Client/Design Firm Correspondence and extrapolated from the Department’s

Existing Floor Plans.

6.3.2 Summary of the Types of Program Information Identified

The information types identified in the various program documents were
limited primarily to Physical Conditions and Information About the Organization.
However, none of the categories were comprehensive and all focused exclusively
on present project conditions. Any information types found under Work Styles &
Job Functions or the Organization’s Operating Environment were found in
Client/Design Firm Correspondence. The types identified in the Corporate

Standards document referred predominately to Physical Conditions.

6.4 HOW THE PROGRAM DOCUMENTS WERE REFERRED TO
The results of the individual interview responses from the Design Firm,
Client Organization, and the General Contractor are summarized and graphically

illustrated in Appendix L.

6.4.1 Design Firm Responses

The most predominate ways in which the Design Firm’s key people
acknowledged referring to the program documents tended to be “ad-hoc” and
“gystematically”. “Systematically to measure performance” was not identified by
any of the respondents as a way of referring to the documents. The more formal
program document, the Client Organization’s Corporate Standards, were

addressed primarily by the Senior Interior Designer in an “ad-hoc” manner.
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Descriptions of how the documents were referred to by the Design Firm

included:

“We referred to it (Corporate Standards) a lot at the beginning, when we
had to heed the office standard sizes, and the cubicle sizes.”

“This (Client/Design Firm Correspondence) became our check-list of
entering things on to the record. So as (the Client) made decisions, or (the
Building Owner) was asked for formal requests, it would occur through these
documents.”

6.4.2 Client Organization Responses

The predominate ways in which the Client Organization’s management
and implementation people referred to the program documents included “seldom
or never”, “indirectly”, and “ad-hoc”. The way the Staff referred to the
documents was clearly “seldom or never”. No O & M personnel were
interviewed.

Descriptions of how the documents were referred to by the Client

Organization included:

“This (the Corporate Standards) would be as a reference in more of an
indirect... We are dealing with the issues surrounding the document and
possibly questioning the need to apply these standards in a methodical way, to
everybody...”

“Strictly for office sizes. Sizes of offices are number one in interior space
configuration. I wasn’t particularly involved in any of the building standards
or the finishes. It was merely reviewing the number, office sizing, and space
available.”

“I would have used it (the Organizational Charts) during this project,
mostly from memory, and may have had a copy in the file, if there was
questions from the interior design consultant.”
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6.4.3 General Contractor Responses

The Construction Manager tended to refer to the certain program
documents in a one of two ways. He acknowledged referring to various
Client/Design Firm Correspondence and Building Code Requirements in an “ad-
hoc” way and the project schedule on a weekly basis in a more “systematic” way.

None of the other program documents listed were identified.

Descriptions of how the program documents were referred to by the

General Contractor included:

“We were at subsequent meetings, and of course we discussed, particularly
in April and May, exactly how we were going to build the space, and what we
were going to do, and how it was going to be designed, and then what the
requirements were, and basically we referred as we were building it... and we
referred back to the minutes (Client/Design Firm Correspondence) to
incorporate whatever they wanted.”

6.5 WAYS IN WHICH THE PROGRAM DOCUMENTS WERE USED

6.5.1 In the Creative Process of Design

The key people from the Design Firms responsible for the development
of the design solution felt that the program documents did not help them in the

process of coming up with design alternatives:

“I wouldn’t say they really helped in a creative way. More of an
informational gathering... planning information to... have the work stations
fully functional, but as to the creativity of them, no.”

“Yes, I did use this, and I used all these things, but that was more for the
logical side of my brain, like the logical side of the project. That is, what had
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to happen and what had to work. I don’t think that these contributed to my
creative side.”

6.5.2 During Presentations to the Client

The Interior Designers both acknowledged using the previous or
Existing Floor Plans/Layout during the presentation of the final design solution to
the Client. They described their reference to it during this proceés as being both
“ad-hoc” and “systematic”. They used it to compare the new plan with the
existing layout and to illustrate to the client that the new space accommodated all

the existing work groups and work stations identified in the previous location.

“We used it at the presentation, and then questions would arise from it.
But we would say ‘OK, now we’ve got 12 people in this orange group, and
here they are here. Have we missed anyone? Oh, well, I see that we should
take this one and put them in, or adding one’... things like that.”

No other program documents were identified by either the Design Firms
or Client Organization respondents as being referred to during design

presentations.

6.5.3 In Evaluating Proposed Design Solutions

When evaluating the proposed design solutions, the Design Firms and
Client Organization respondents used “ad-hoc” the most to describe how they
tended to refer to the program documents. “Seldom or never” and “indirect” were
also identified. In the descriptions of their evaluation processes, references made
to the documents focused on using them to ensure things were included in the

design.
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“Minutes of meetings and client and consultant interactions became a
check-list at the end, and periodically, to make sure that all things are dealt
with.” '

No mention of any kind of systematic reference was made by any of the

respondents during the evaluation of the design proposals.

6.5.4 In Evaluating Changes to the Design Solution

“Ad-hoc” was also the most predominant way used to describe how the
programs were referred to when evaluating changes that occurred to the design
solution over the course of the project. “Seldom or never”, and “indirectly” were

also identified.

6.5.5 In Post-Occupancy Evaluations

There were several post-occupancy evaluations done on the space that
were conducted by both Design Firms and the Client Organization. These
evaluations included a formal survey distributed by the Interior Design Firm as
well as formal and informal walk-throughs. The survey solicited feedback and
ratings on certain qualities of the finished space.

Only the Client/Design Firm Correspondence played a role during
formal walk-through evaluations to help resolve several conflicts that occurred
after the project was complete. Several respondents acknowledged referring to
these documents during their evaluations in both an “ad-hoc” and “systematic”

manner.
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6.5.6 Other Ways of Using the Program Documents

As mentioned during post-occupancy evaluations, the Client/Design
Firm Correspondence also played a role in clarifying events and responsibilities
over the course of the project. The Organizational Charts and the Corporate
Standards remain in use today on a regular basis, assisting the Corporation’s Real

Estate Department to design and plan future moves.

6.5.7 Summary of the Ways in Which the Program Documents Were Used
Overall, the most common ways in which the various program
documents were referred to by all levels within all three companies were “ad-hoc”

and “seldom or never”. The least most common ways were “indirectly” and
systematically”. “Systematically to measure performance” was not identified by
any of the respondents.

The program documents were used and referred to over the course of the

project in the following ways:

1) “Seldom or never” during the creative process of design.

2) In both an “ad-hoc” and “systematic” way during presentations of design
solutions to the Client Organization.

3) “Indirectly”, “seldom or never”, and in an “ad-hoc” way when evaluating
proposed design solutions and changes to the design solution.

4) “Seldom or never”, “ad-hoc”, and “systematically” during post-occupancy
evaluations.

5) Inan *ad-hoc” way during project reviews and on future projects.
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CHAPTER 7
CASE STUDY SITE - E

7.1 PROJECT DESCRIPTION

Case Study E involved the construction of 13,575 square feet of interior
office space to accommodate the regional headquarters of a large, international
insurance company. The area renovated was a single floor of a high-rise office
tower located in the city’s central business district. The building is owned and
operated by an independent Real Estate company.

The space is considered to be a Class “A” office space with a rental rate
of approximately $24.00/sf. The total construction cost per square foot for the
renovation was approximately $22.00 (excluding fees).

The space was designed to accommodate the operation and
administration of two branches of the company’s insurance sales offices. The
types of activities occurring in the space included sales, training, administration,
small group meetings, file storage, and basic employee support services including
a staff room. The total area renovated involved the working spaces of

approximately 90 people.

7.1.1 Project Participants

The Corporation employs thousands of people throughout Canada and
the United States and occupies in excess of a million square feet of commercial
office space. This project was a turn-key office package in which the Building
Owners provided the Client Organization with a finished space for a fixed price.

The Insurance Company’s primary contact was the leasing coordinator from their
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Property Division located in Toronto. Locally, the company’s representatives
were limited to the Director and his project coordinator.

The design team was comprised of an Architectural Firm and an Interior
Design Firm. The Architectural Firm was founded in 1954, They currently
employ approximately 20 full time staff and offer a full range or urban,
architectural, ahd interior design services. The Interior Design Firm was a one-
person practice specializing in commercial interiors.

The General Contractor was founded in 1985 and has been responsible
for the construction of numerous commercial office spaces located throughout

Winnipeg.

7.1.2 Roles and Responsibilities

The project was a turn-key development in which the Building Owner
negotiated and secured a lease arrangement with the Insurance Corporation’s
Branch Office. The Architectural Firm and the General Contractor were
contracted by the Building Owner to design and construct the space. An Interior
Design Firm was contracted directly by the Branch Office to select the various
room finishes and furnishings.

A leasing agent from the Insurance Company’s Toronto Property
Division acted as the Corporation’s primary representative. Their role was to
initially identify potential office locations, analyze the various spaces and lease
conditions, and then make the appropriate recommendations to the Branch
Director. In negotiating and setting out the lease conditions, the Property Division
also dictated the Branch Office’s construction and space standards.

The Architectural Firm was responsible for providing an initial layout of

the space to secure the lease agreement, develop the final design, produce the
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construction documents, and administer the construction of the space. The
Principal-in-Charge of the project over saw the work produced and administered
by one of the firm’s senior designers. The Interior Design Firm was responsible
for selecting the wall and floor finishes as well as procuring the new furnishings.
The two firms worked independently from one another. For the purposes of this
report, the Architectural Firm’s senior designer will be referred to as the Interior
Designer and the Interior Design Firm’s key project person will be referred to as
the Furniture Designer.

The General Contractor was engaged by the Building Owner to provide
a construction budget and manage the construction of the space. As construction
managers, they solicited tenders from the various sub-trades and coordinated their
work on site throughout the construction phase. They were responsible for having

the space complete on time and on budget.

7.1.3 Project Goals and Objectives

The project was initiated as a result of the Branch Office’s lease
expiring at their previous location. The Corporation and Branch Office’s
objectives were to secure a space that would best accommodate their operational,
functional, and economic requirements.

The goals and objectives for the design of the space that were identified
in the program documents were essentially limited to specific project tasks. Of
these conditions and issues, no set priori of importance were identified among
them. The respondents acknowledged that despite not having any documented

priori of issues or conditions, the important ones were basically understood by all.
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“Nobody asked me if, since you are moving, what is it you absolutely
want in any particular order of importance. We implicitly, I think, suggested
that location on the floor was the most important.”

- “Nobody will say, ‘make sure the branch manager has the best office
because he’s the guy that is gong to give the final OK on the building.” Yes,
you know that.”

The leasing agent from the Corporation’s Property Division did however
utilize a prioritized list of issues and conditions to help them analyze and identify
the best potential sites for the Branch Office. The actual survey and the results of
this analysis were not made available to the Design Firms or referred to by any

other of the key project people interviewed.

7.1.4 Project Implementation

The first step in securing a new lease for the Branch Office was first to
determine the amount of space required. The second step was to identify potential
locations. Once the Branch Office submitted their space requirements to the
Corporation’s Property Division for approval, the Property Division conducted a
site survey to identify potential locations. In each case, the Building Owners were
provided the space requirements and Corporate Standards to enable them to
formulate their turn-key proposals. Each proposal submitted was in turn evaluated
by the Property Division and used as the basis for further negotiations and counter
proposals.

After the Corporation and the Branch Office accepted the final lease
agreement, the Building Owner’s Architectural Firm proceeded to develop their
final design and produce the construction documents. Once the construction
documents were complete, the General Contractor solicited bids from the various

sub-trades and began implementing the construction of the new space. At the
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same time, the Furniture Designer selected the wall and floor finishes and
prepared the tender call for procuring the furnishings and equipment.

The initial programming, layout, and lease negotiations took place over
approximately four months. Finalizing the design, and producing the construction
documents took approximately 4 weeks after the lease agreement was signed. The
actual construction and procuring of the furniture and equipment was completed
over a period of approximately 7 weeks. The move-in was coordinated by the

Branch Office and done in one phase.

7.2 ARCHITECTURAL PROGRAMMING PROCEDURES AND
METHODS

7.2.1 Procedure

Essentially, the bulk of the architectural programming occurred when
the space calculations were initially completed by the Branch Office themselves.
Because the Architectural Firm did not have access to the client initially, they
developed their preliminary layout based on these requirements and the
Corporation’s Office Alteration Standards provided to them by the Corporation’s
Property Division.

Prior to developing the preliminary layout, the Architectural Firm
revised the Corporation’s Program to more accurately reflect their building
conditions. This concluded with a leasing plan analysis to compare the initial
program areas with the preliminary layout areas being proposed in the lease
negotiations.

Any outstanding conditions or issues not addressed in the preliminary

layouts were identified in meetings and discussions with the Corporation’s leasing
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agent, the Director of the Branch Office, and his project coordinator. Most of
these items were noted in minutes and correspondence and incorporated directly
into the final design that was being developed at the same time. The final layout

of the space did not change much from the original proposal.

7.2.2 Methods 7

The Corporation provided the Branch Office with a guideline for the
various types and sizes of offices that were being applied to their retail office
space all across North America. They also provided them with standard formulas
to help them calculate the various office types and sizes they would need. These
numbers were based on the Branch Mahager’s hiring criteria and his sales
projections over a five year period. In developing the standard formulas and space
requirements, the Corporation utilized a ratio/trend and projection technique to
plot and project, through the use of their company’s sales and size history, the
square footage per sales per person for that particular region. The Corporation’s
Head Office in turn evaluated the Branch’s calculations using a computer program
that confirmed the number of people in each type and size of office space based
on previous local and national retention periods.

No other programming techniques or methods were identified other than
the in-person meetings and personal correspondence that occurred over the course

of the project.

7.2.3 Program Documents
The following is a list of the various program documents that were
identified in the archival analysis of the Design Firm’s project files. This list

excludes any design drawings and construction documents:
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1) Program developed initially by the Client Organization and reformatted by
the Design Firm.

2) Leasing Plan Analysis completed by the Design Firm.

3) Lease Agreement & the Corporation’s Office Alteration Standards developed
by the Client Organization.

4) Client/Design Firm Correspondence comprised of minutes of meetings and
hand notes that occurred over the course of the programming and design
stages.

5) The Project Schedule prepared by the Building Owner.

7.3 ARCHITECTURAL PROGRAM INFORMATION

7.3.1 Types of Program Information
Appendix M contains a summary of all the various types of information
identified in the program documents listed above. The information types that

were and were not emphasized in the main categories were as follows:

7.3.1.1 Information About the Organization

Types of information about the Corporation’s Organization were
identified under Staff, Plans, Goals & Objectives, and Work Groups. All the types
identified focused exclusively on project conditions and present types and
amounts of space. No information was found that described conditions relating to
the nature of the business or management of the Branch. No future conditions

were identified under any sub-categories.
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7.3.1.2 Information About the Organization’s Operating Environment

Only one category was identified that related to the Corporation’s
operating environment. These were the current lease conditions contained in the
Lease Agreement between the Branch Office and the Building Owner. No other
information types, present or future, were found under Laws & Regulations,

Building O & M, Business Conditions, Competitive Actions, or Labor Force.

7.3.1.3 Information About the Physical Conditions Within Existing or Proposed

Spaces

The Information types relating to physical conditions identified in the
program documents were minimal in all seven sub-categories. They included two
Outside Conditions, two Building Conditions, no Building Information
Technology or Layout Conditions, and three Work Group Conditions. The
information types under the Work Station and Furniture & Equipment categories
were also limited to basic types and amounts. There were no physical conditions

identified that projected beyond the initial occupancy of the space.

7.3.1.4 Information About Individual Work Stvles and Job Functions Within the

QOrganization

Only one information type that related to a present adjacency

requirement between two work stations, was identified under this category.

7.3.2 Summary of the Types of Program Information Identified
The types of information identified in the various program documents
were very limited in all four main categories. All the information contained in the

program documents focused exclusively on present project conditions. No future
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conditions were found. The information types identified in the Program and the
Corporation’s Office Alteration Standards referred primarily to types, amounts,

and sizes of work groups and stations.

7.4 HOW THE PROGRAM DOCUMENTS WERE REFERRED TO
The results of the individual interview responses from the Design Firms, the
Client Organization, and the General Contractor are summarized and graphically

illustrated in Appendix M.

7.4.1 Design Firm Responses

Of the four people interviewed, the Principal-in-Charge and the Interior
Designer from the Architectural Firm were the only ones who acknowledged
referring to the documents. The Furniture Designer and the Architectural Firm’s
Technician consistently used “seldom or never” to describe how they had referred
to all the documents, except the Project Schedule. The Project Schedule was
referred to in one of three ways: “indirectly”, “ad-hoc”, and “systematically to
measure performance”.

The Principal-in-Charge and the Interior Designer acknowledged

referring to the documents in either an “ad-hoc” or “systematic” way.

Descriptions of how they referred to the documents included:

“...you basically have that (the Program) on your desk the whole time you
are doing planning...”

“...once you have got the plan done then you go back and you check the
areas and so this (the Leasing Plan Analysis) was provided to (the Building
Owner) for their purposes of getting the client.”
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. in my supervisory role, I simply referred to these documents (the Lease
Argument & Corporate Alteration Standards) to see that we were doing the job
that we were hlred to do.”

“... I would read that (the Lease Agreement and the Corporation’s Office
Accommodation Standards) at least once a week from cover to cover to
memorize it, because you would have to know that information.”

7.4.2 Client Organization Responses
The most prevalent ways in which the Corporation’s management tended

k> 11

to refer to the documents were “ad-hoc”, “systematically”, and “systematically to
measure performance”. The staff did not have access to any of the documents
over the course of the project. The Project Coordinator acknowledged referring to
only the Schedule and the Correspondence as she needed to. Examples of how

management described referring to the documents included:

“...yeah, saying that those sizes were met. And that there was the right
number for each scenario, understanding that sales manager’s offices, for
instance, that there would be five, approximate two hundred square foot,
corner, sales manager offices.”

“... I would refer back to our lease agreement, and to our standards and
make sure that they were followed.”

7.4.3 General Contractor Responses

In this scenario the General Contractor’s Construction Manager was
involved in the development of the lease proposal. Hence, they did have reason to
refer to some of the program documents. How they referred to the Program and
Standards was more “indirect”. The Schedule was something they referred to very

“systematically”, while the correspondence was referred to only as they needed to.
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“... in helping them come up with their price in court. We did use it (the
Corporation’s Office Alteration Standards) indirectly in that sense. You know
‘is it well worth it?’... ‘can we save a bit of money here?’...”

>

7.5 WAYS IN WHICH THE PROGRAM DOCUMENTS WERE USED

7.5.1 In the Creative Process of Design
The Architectural Firm’s Interior Designer responsible for the
development of the design solution felt that the program documents did not help

her in the process of coming up with design alternatives:

“As far as the planning goes... I've got many years of experience in this, so
I can plan quickly, the first time. It’s just what you do. It’s hard to explain
that one. You have a program and you know the various ways that you can
change say a room size. It could be ten by ten, but it could be eight by twelve,
and you have the same square footage... that’s what you look at.”

“All it (the Program) did was develop the limitations. From there I would
go, ‘Well, what can I do with these limitations, how can I make that work?’”

7.5.2 During Presentations to the Client

The Interior Designer acknowledged using the Program document during
the presentation of the design solution to the Client. She described their reference
to it during this process as being “ad-hoc”, to show that the space accommodated

all the work groups and work stations listed in the Program.

“I would always take along this (the Program) in case they said, “Why did
you do that?” “Well, because I have to do that, it says right here...””

“... that was the purpose of my meeting with them, it was strictly to say
that the plan works... and then the leasing arrangements and square footage
sizes were for someone else to deal with.”
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No other program documents were identified by either the Design Firms
or Client Organization respondents as being used as a reference during design

presentations.

7.5.3 In Evaluating Proposed Design Solutions

The Architectural Firm, the Client Organization, anci the General
Contractor’s respondents used “ad-hoc” and “systematically” to describe how they
tended to refer to the program documents when evaluating the design solutions.

Descriptions of this process included:

“... we had to meet various standards. That is why that document (the
Leasing Plan Analysis), comparing the Program with the actual plan, was
terribly important to review.”

“We used it again as a check, and that’s why I was saying, I would keep
going back to the Alteration Standards. Because, once you do the plan, then
you go back and say to yourself, ‘Now did I get that room right, did I get the
zoning...””

“I utilized these ones (Program), because when I would see the design
plan, I would say, ‘“We’re supposed to have twenty-nine ‘one hundreds’, let’s
count them, etc., etc.’”

Essentially, the program documents were used as check lists to ensure

space types, amounts and sizes were accommodated.

7.5.4 In Evaluating Changes to the Design Solution
The various levels within the Design Firms and Client Organization
tended to use the same program documents in a similar way to evaluate changes to

the design as they did when they evaluated the design itself.
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“Once you change the plan from 5 foot corridors to 4 foot corridors,
you’re basically re-planning. So you went right back to stage one...”

7.5.5 In Post-Occupancy Evaluations

There was no formal post-occupancy evaluations done by any of the
companies involved with the exception of the construction deficiencies and an
informal walk-through by the Branch manager and his project coordinator. The
only reference to any of the program documents was made during the informal
walk-ﬂuough. They tended to refer to the Program again, both in an “ad-hoc” and

“systematic”, way to confirm actual room sizes and dimensions.

7.5.6 Other Ways of Using the Program Documents

The only other ways that the program documents could be used was
identified by the Design Firm. The Principal-in-Charge and the Interior Designer
both felt the Program could be used as an example to market their services in
similar types of turn-key developments. The format for the Leasing Plan Analysis

was also identified as being useful in similar future office projects.

7.5.7 Summary of the Ways in Which the Program Documents Were Used
Overall, the most common ways in which the various program
documents were referred to by all levels within all three companies were “ad-hoc”

and “systematically”. The least most common ways were “indirectly” and
“systematically to measure performance”.
The program documents were used and referred to in the following

ways:



1)
2)

3)

4)

5)
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“Seldom or never” during the creative process of design.

In an “ad-hoc” way during presentations of design solutions to the Client
Organization.

In an “ad-hoc” and “systematic” way or “seldom or never” when evaluating
proposed design solutions and changes to the design solution.

“Seldom or never”, “ad-hoc”, and “systematically” during informal post-

occupancy evaluations.

In an “ad-hoc” way to market services and in similar future projects.
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CHAPTER 8
CROSS CASE STUDY ANALYSIS

8.1 ARCHITECTURAL PROGRAM INFORMATION

8.1.1 Types of Program Information Across Case Study Sites

The architectural programming processes in most of the case studies
consisted of a series of information gathering phases. With the exception of one
case, basic programming activities all overlapped into design stages. As a result, a
variety of different kinds of documents were identified that contained a variety of
types of programming information. These included, but were not necessarily
limited to, a range of corporate standards, minutes of meetings, project
correspondence, lease agreements, feasibility studies, and property appraisals.
Only one case study had a single program document prepared specifically for that
particular project that contained a wide variety of programming information types.

A summary of all the various types of information identified in all five
case studies is listed in Appendix N. The information types and categories that

were and were not emphasized across all five case studies were as follows:

8.1.1.1 Information About the Organization

Organizational information was consistently found in all five cases
under four sub-categories of information including Staff, Plans, Goals &
Objectives, and Work Groups. Information about Corporate Culture was
identified in only four of the five case studies.

The most predominant types of Staff information were Types and
Amounts. Gender was identified in three cases. The least most common Staff

types were Names, Location, and Opinions. The Types, Amounts, and Names
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were also predominant under the Work Group category. No Historical or
Projected Rates of Growth for any work group in any of the case studies were
1dentified. |

Types of information on Organizational Plans that were identified
referred mainly to the implementation of the projects themselves i.e. either
describing the project, the various individuals and groups involved in the project,
or the various tasks that were to be done over the course of the work. Only two of
the five cases included information about Plans that related to the business being
conducted by the Client Organization. Operational Plans were identified in three
cases. These plans were limited in detail, focused exclusively on project
conditions, and tended to relate to only one condition i.e. the need for or the
availability of space.

The information types found under Goals and Objectives also
emphasized project conditions, predominately schedule and budget. In only one
case study was a Client Organization’s Business Goals & Objectives found.

Information types identified under Corporate Culture varied among the
case studies, none being predominant throughout all five cases. In only two or
three of the five cases were types found that referred to information on the Client
Organization’s Corporate Structure, Social Culture, Image, and Hierarchy.
Overall, the cultural conditions found in the program documents tended to be more
implicit, implied through organizational charts, previous plans, or lists of the
various spaces/activities to be accommodated within the renovation area. Few
explicit descriptions of cultural conditions or requirements were identified.

Three of the five Organizational categories identified had information
types that referred to conditions beyond the initial occupancy of the space. Future
Staff Types and future Operational Plans were found in two of the five case
studies. Future Staff Amounts, Gender, Business Plans and Business and O & M
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Goals & Objectives were identified only once each and were spread out among
four of the five case study projects. Future Corporate Cultural conditions or

requirements were not found in any of the case studies.

8.1.1.2 Information About the Organization’s Operating Environment

There was one Operational information category and one information
type that was predominant in most of the case studies. Building Code
Requirements, under the category of Laws & Regulations, was found in four of the
five case studies. All other Operational information types and categories were
found in only one out of five cases. No information on Labor Force conditions
were identified in any of the five case studies.

Of the 17 information types found that referred to the Operating
Environments of the Client Organizations, only two types referred to conditions
beyond the initial occupancy of the spaces. One made reference to future trends
in the local office real estate market. The other related to possible future action to
be taken by another company in the same business with regards to the density of

their workstations.

8.1.1.3 Information About the Physical Conditions Within Existing or Proposed

Spaces

Six of seven categories of Physical information were found in all five
case studies. These included Outside Conditions, Building Conditions, Work
Group Conditions, Work Station Conditions, Furniture & Equipment, and Layouts.
Building Information Technology Conditions were found in four of the five cases.

Of the 139 information types listed under these seven categories, 12

were identified in all five cases. These included: Work Group Sizes; Work
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Station Types, Sizes, Amounts, Floor Finish Qualities, and IT Equipment Types;
Furniture Types, Sizes, Amounts, and Details; and Equipment Types. 11
information types appeared in four of the five cases, 27 types appeared in three
cases, and 65 types were found in only one or two‘ of the cases studies. 17 types
were not identified in any of the five case studies. These included information on
exterior conditions such as climate, public transit and site acéess, as well as
specific building and Information Technology conditions like telephone service
and security, and I.T. surge noise protection requirements.

The predominant physical information categories were the Work Station
Conditions and Furniture & Equipment categories. Less emphasized categories
included Outside Conditions and Building Information Technology Conditions.

A total of 7 of the 139 physical information types listed made reference
to conditions beyond the initial occupancies of the five spaces and were found in
only three of the five case studies. These 7 types appeared a total of one or two
times each within all three of those case studies combined. The seven types
' included information on Work Group Sizes and Flexibility; Work Station Types,
Sizes, Amounts, and I.T. Equipment Types; the need for future furniture
requirements like file storage space; and the potential use of existing Building

HVAC Systems in the future.

8.1.1.4 Information about Individual Work Styles and Job Functions Within the

Organization
Two of the four categories under this heading, Task Analysis and

Adjacencies, were found in four of the five case studies. Human Factors were
found in three cases and information on individual Communication conditions

were identified in only two cases.
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The information types found in the four case studies under Task
Analysis tended to refer to brief descriptions of what, how and when an activity
was being done. For example, answering phones on 8 hour shifts between 6:00
a.m. and 10:00 p.m. The information types on work group and work station
adjacencies identified in four and three cases respectively were basically limited
to short, written descriptjions of the need to have “one group or work station be
close to another”. Information on individual or work group communication found
in two of the cases was also limited in scope, essentially consisting of lists of
equipment tjpes (telephones, faxes, modems, etc.) and their room locations.
Information types identified on individual Human Factors were the least prevalent.
In only one or two cases were conditions or requirements found on temperature,
acoustics, privacy, meeting, ambiance, natural lighting, and views/sight-line for
individual users of the space. No information was identified in any of the case
studies on individual characteristics of the people working in the spaces or
requirements for individual conditions such as screening, stress, perceptions,
productivity, or interaction.

Only 2 out of 33 listed conditions i.e., what was done and when, made
any reference to future work styles or job functions within a Client Organization

and both were identifted in only one of the five case studies.

8.1.2 Summary of the Types of Program Information Identified Across
Case Study Sites
In most cases, the programming information was found dispersed within
several different types of documents. In only one case was there an inclusive
architectural program document, compiled specifically for the project and prior to

any design activity, that contained a variety of programming information types.
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The predominant categories of program information found in all five
case studies were clearly Organizational and Physical. The least emphasized
categories of program information were Operational and Individual Work Styles &
Job Functions. In each case, very little program information referred to any
condition beyond the initial occupancy of the spaces being constructed.

The predominant Organizational information focused on project
conditions as well as types and amounts of work groups and staff. Information on
client organizations’ business and operating environments were not common or
very detailed. The same was true for information types found on individual work
styles and job functions within the five Client Organizations. The most common
physical information tended to focus on work station and furniture conditions.
Outside, Building, and Building Information Technology conditions were much

less emphasized overall.

8.2 HOW THE PROGRAM DOCUMENTS WERE REFERRED TO
The results of the individual interview responses from the Design Firm,
Client Organization, and the General Contractor are summarized and graphically

illustrated in Appendix N.

8.2.1 Design Firm Responses Across Case Study Sites

Design Firm management acknowledged referring to the program
documents in any of four ways. The most predominant ways included: “ad-hoc”
(39%), “indirectly” (23%), “systematically” (20%), and “seldom or never” (16%).
The most uncommon way management had made reference to the documents was

clearly “systematically to measure performance” (2%). In the cases where the
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program documents were referred to in a “systematic” way by Design Firm
management, the Principals-in-Charge acknowledged referring less to documents
that contained specific information on space conditions and more on documents
that quantified the amount of work they were commissioned to do and the time
their design teams had to do it in.

Implementation people, consisting mainly of Interibr Designers and
Project Architects, tended to refer to the documents in much the same way as their
management, mostly “ad-hoc” (58%). The less prominent ways were also similar
to their management including “indirectly” (20%), “seldom or never” (13%), and
“systematically” (8%). “Systematically to measure performance” was never
identified by any of the implementation people in any of the case studies. In the
turn-key developments, the systematic way of referring to the documents was
slightly more prominent. This was likely a result of the predominately
quantitative nature of the programming information that was available in these
projects (i.e., types and amounts of spaces and furniture) which was ultimately the
focus of any evaluation process of the project.

Overall, the most predominate way in which production people tended
to refer to the program documents was clearly “seldom or never” (68%).
However, in two cases the production people were more involved with reviewing
the changes that were being made as the design stage overlapped into the
production stage. These two cases generally accounted for the remaining 32% of
the responses which included “ad-hoc” (16%), “systematic” (8%), “indirect” (4%),
and “systematically to measure performance” (4%).

The least most common way all three groups found they referred to the
program documents was “systematically to measure performance” (2%, 0%, and

4% respectively).
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8.2.2 Client Organization Responses Across Case Study Sites

On a whole, Client Organization management tended to refer to the
program documents in predominately one of two ways: either “seldom or never”
(41%), or in an “ad-hoc” way (39%). “Indirectly” (11%), “systematically” (6%),
and “systematically to measure performance” (3%) were obviously less prominent
ways management made reference to the documents. Comparing the individual
case study responses did not reveal any significant use patterns among the Client
Organization management.

Very similar to management, the Client Organization’s implementation
people also identified “seldom or never” (33%) and “ad-hoc” (38%) as the most
common ways of referring to the program documents. “Systematically to measure
performance” and “systematically” were the least common (4% and 7%
respectively) while “indirectly” was slightly more prevalent at 18%. There were
no other discernible patterns identified between the individual groups of
implementation people from each case study.

Clearly, in the majority of the case studies, staff had minimal
involvement in the development process. This was reflected in the singularly most
common response to how they referred to the program documents - “seldom or
never” (92%). Most had not seen the program material. Few had direct input into
the programming or feedback on the design of their spaces. In one case, the staff
essentially did not even exist.

Of the two O & M people that participated in the study, “seldom or
never” was clearly the most predominant way in which they referred to the
program documents. “Ad-hoc” and “indirectly” was the only other way in which
one of the respondents acknowledged referring to several of the program

documents prepared for their particular renovation project. In this case however,
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the respondent’s duties were much more comprehensive and included operating

and managing the entire Owner-occupied facility.

8.2.3 General Contractor Responses Across Case Study Sites

_ In at least four of the five case studies, the General Contractor was more
involved with the initial development of the spaces than what would normally
occur in tendered situations. They provided their construction expertise on behalf
of the Client Organizations in efforts to identify construction and budget
requirements. During this process, they did have occasion to refer to several types
of program documents including: corporate standards, furniture and equipment
lists and layouts, project schedules, and project correspondence.

On a whole however, the implementation people from the various

General Contractors tended to “seldom or never” refer to most of the program
documents (61%). Of the ones they did, no patterns of how they referenced them
in each case was evident. How they referred to them included: “indirectly”
(12%), “ad-hoc” (12%), “systematically” (12%), and least of all “systematically to

measure performance” (3%).

8.2.4 Comparison Analysis

It would appear that both the Design Firm and the Client Organization’s
management and implementation people tended to refer to the program documents
in similar ways, with some variations in the proportions of identical response
categories. “Ad-hoc” was consistently a predominate way, accounting for
between 33% and 58% of the collective responses in each group. “Seldom or
never” was more prominent with Client management and implementation people

(41% and 33%) verses Design Firm management and implementation people (16%
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and 13%). “Indirectly” and “systematically” also appeared to be consistent ways
these four groups and the Implementation people from the General Contractors,
tended to refer to the program documents. In each of these groups, these two
ways accounted for 11% to 23% and 8% to 20% of the responses.

The patterns of use established by the Design Firm production people
and ﬂie General Contractor implementation people were extremely similar.
“Seldom or never” was clearly the most common category of response in both
groups, 68% and 62% respectively. All four of the remaining categories combined
together to account for the 32% and 38% of the remaining responses.

Client Organization Staff and Operations & Maintenance people tended
to refer to program documents very similarly. Oanly three ways of referring to the
documents were identified by the key people interviewed in these two groups. By
far the most predominate way was “seldom or never” (92% and 65% respectively).
“Ad-hoc” and “indirectly” were the only other two ways identified.

Overall, the most prominent ways of referring to program documents by
all the groups was clearly “seldom or never” and “ad-hoc”. The most uncommon
way of referring to the documents by all groups was “systematically to measure

performance”.

8.3 WAYS IN WHICH THE PROGRAM DOCUMENTS WERE USED

8.3.1 In the Creative Process of Design Across Case Study Sites

Of all the Design Firm management interviewed, 67% felt they “seldom
or never” referred to the program documents during the creative process of design.
Of all the implementation people interviewed from the Design Firms, 57% used

“ad-hoc” to describe how they referred to them during this process. In all cases,
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the implementation people included those individuals who were primarily
responsible for developing the design. In two cases the designers indicated that
the program documents identified the conditions or requirements that they could
choose to develop as design elements or themes. In one case, a project architect
described how the program gave him control over his team members and directed
which way the project should go. However, the designer in that casé, felt the
programs did not play a role in her creative process. The designers in the other
three cases also made it clear that the documents, after setting out the guidelines
for the conditions to include in the final solution, did not help them with the
creative aspect of coming up with solutions.

In the two turn-key cases, the degree of design complexity was
considered very limited by the people responsible for developing the designs. In
both cases the designers referred to the design development as basically “planning
exercises”. This may explain their responses in which both the Design Firm
management and implementation people unanimously chose “seldom or never” to
describe how they referred to the program documents during the creative process
of design. “Ad-hoc” and “seldom or never” were the only other ways that were
identified to describe how the program documents were referred to during this
process.

It would appear then, that in two cases, the program documents did play
a role in helping initiate the creative process and were referred to during that time
in an exclusively “ad-hoc” fashion. However, in the remaining cases, the
designers clearly indicated that the program documents did not play a part in the
actual creative process and as a result were “seldom or never” referred to during
this process. Clearly, no systematic reference was made to any programming

material during the creative process of design by any of the designers interviewed.




114

8.3.2 During Presentations to the Client Across Case Study Sites

The two most common ways in which the program documents were
referred to during presentations of the design solutions by the Design Firms to the
Client Organizations were “indirectly” and “ad-hoc”. 50% of the Design Firm
management interviewed acknowledged referring to the programs “indirectly”
during presentations to the client, while the same percentage of implementation
people tended to refer to the programs in more of an “ad-hoc” manner. 25% of
both groups identified referring to the documents “systematically” during this
activity as well. The only other way noted was “seldom or never” by 13% of the
implementation people interviewed. In no cases was “systematically to measure
performance” identified as a way to refer to the program documents during a
presentation to a client.

Why the two groups tended to refer to the documents differently is
likely due to the implementation people, mainly designers, having more intimate
knowledge of the program information than their management. Thus they would
have been more readily able to refer to the information directly when questions
arose over the course of a presentation.

In cases where more systematic references were utilized, the program
documents that were referred to consisted of previous plans and lists of spaces and
areas. These documents were used during the presentations to compare the design
proposals with previous spaces and ensure all the rooms and sizes were correct.
In the one case where a feasibility study was conducted prior to the renovation
project, the Design Firm reviewed the study first, prior to presenting the final
solution. They acknowledged however, that after that point in the presentation,
they did not refer back to the study but focused on the drawings to illustrate the

proposed design solutions.
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Clearly the program documents did not play an integral role in the
presentation of the design proposals in any of the case studies. At best, they were
check-lists for ensuring areas and rooms or activities had been accommodated in
the design and were referenced, either by memory or directly, only if questions

required them to be.

8.3.3 In Evaluating Design Solutions Across Case Study Sites

The way in which most key people referred to the program documents
while evaluating the design solutions was predominately “ad-hoc”. This was true
for about 67% to 70% of the management and implementation people from both
the Design Firms and the Client Organizations overall. The main exception was
the Client Organizations’ staff who, of the ones who had input, did not refer to the
program documents to help them evaluate the designs.

The General Contractor also acknowledged reviewing design proposals
in three of the case studies. Overall, the Contractors tended not to refer to the
program documents during their evaluation process. However, in one of the turn-
key projects, the Construction Manager did use them on an “as-needed” basis
when developing their cost estimate for constructing the space.

From the descriptions of the various design review processeé given by
the key people iﬁvolved in the projects from all three types of companies, it would
appear the program documents tended to be used largely as check-lists, both
formally and informally, during these evaluations. Similar to how the Design
Firms tended to refer to the programs during presentations to the Client
Organizations, most respondents described referring to them only if they needed
to, to ensure the design accommodated all the spaces, sizes, furniture, equipment,

and/or specific physical conditions listed in them.
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This was also true in the turn-key project were the majority of the
respondents identified “systematic” to describe how they referred to the program
documents while evaluating the design proposals. In both the Design Firm and
Client Organization’s descriptions, it was clear that the extent of their evaluations
was to ensure the spaces and areas designed were equal to those originally listed

in the program document(s).

8.3.4 In Evaluating Changes to the Design Solutions Across Case Study

Sites

In only two of the cases did Design Firm management people
acknowledge evaluating changes to the design solutions. Of the three respondents
who did, one felt that he “seldom or never” referred to the program documents
during that process. One indicated that they were referred to more “indirectly”,
and the third acknowledged using them only if it was necessary, in an “ad-hoc”
manner.

Approximately half of the remaining groups, including Design Firm
Implementation and Production people, Client Organization Management,
Implementation people and Staff, as well as the Contractor’s Implementation
people, acknowledged using the programs at some point when they were
evaluating changes to the design. When they did, they tended to do so
predominately in an “ad-hoc” manner. The other half of the respondents in these
groups however, indicated that they did not refer to the programs while evaluating
changes to the design.

The only systematic reference made while reviewing changes to design
solutions was identified by Client management in 9% of the their responses. This

can be accounted for by the nature of their assessments as described by most
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Client management when evaluating changes to design solutions. The only
purpose for referring to program documents when evaluating changes to the design
solutions was to ensure types, amounts and sizes of spaces remained correct.
Therefore, like in the initial evaluations of the design éolutions, the
program documents again played at best “bit-parts” in any evaluation of changes
to the design in all the case studies. Possible explanations for the large percentage
of respondents who did not use the program documents to evaluate design changes
could be that over the course of developing the spaces, the user requirements
changed, making the original program requirements invalid. In a case where there
was not a lot of change, the key people involved in the project could have become
so familiar with the program requirements that they had less reason to refer back

to them unless it was absolutely necessary.

8.3.5 In Post-Occupancy Evaluations Across Case Study Sites

The majority of respondents in all the groups indicated that they did not
conduct any formal post-occupancy evaluation of the finished spaces. In two
cases, where both the Design Firm and the Client Organization did informal
evaluations, the respondents did not acknowledge using any of the program
documents when evaluating the final built spaces. The same was true for most of
the management and implementation people and staff in all five case studies with
a few exceptions.

One Client Organization’s Senior Project Manager felt that he did refer
to some of the program documents, primarily the correspondence, when
conducting his walk-through of the space. During this process the correspondence
became his checklist to ensure all the changes that had occurred over the course of

the project had been carried out as ordered. Similarly, the management of another
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Client Organization used the documents in their walk-through to ensure that all
the spaces were there and that their sizes were right. In another instance, a Client
Organization’s Senior Facility Manager indicated that the Functional Program was
to be appended to a formal post-occupancy evaluation survey and distriEuted to
the users of the space to confirm that they “got what they asked for”. In these
three cases, the respondents felt that the best way to describe how they referred to-
the documents during their evaluations was “systematically”.

The only other way in which a key project person referred to a program
document during an informal post-occupancy evaluation was in an “ad-hoc” way.
Again, only if they needed to.

Overall, the program documents tended to play a minimal role in any
kind of evaluation done on the spaces after they were constructed and occupied.
At most, some of the more ad-hoc programming material, such as correspondence,
acted as a deficiency check-list for specific physical conditions. In no cases were
the documents referred to in an effort to evaluate performance (except to check
square footage). This may have been a result of the limited types of information
contained in most of the program documents as well as the lack of formal POE

assessments conducted by the Client Organizations and the Design Firms.

8.3.6 Other Ways of Using the Program Documents Identified Across Case
Study Sites
There were a variety of other ways of using the program documents that
were identified by the key project people interviewed in the case studies. Three
Design Firms acknowledged that they would use the formal program documents
(as opposed to correspondence or schedules) to market their firms services if the

potential work required a similar application. Individuals from four of the five
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design firms and three Client Organizations felt the programs would also be used
as reference documents in similar future projects. One Architect, one Interior
Designer, and a senior Facility Manager also identified using some of the program
documents, predominately the correspondence, to assist them in feviewing the
project throughout the various stages.

Some of the more unique ways identified by Design Firms includéd
assisting management in monitoring the scope of services for the project to ensure
the costs for implementing changes to the design were appropriately reflected in
their final fees. Using them as a training tool for their young designers was
another way in which one firm acknowledged the program documents were used
in their office.

Only one other way of using a program document was identified by a
Client Organization. A Maintenance Supervisor acknowledged using the list of
square footage prepared for the project to assist him with managing staff

relocation on a day-to-day basis.

8.3.7 Summary of Ways the Program Documents Were Used Across Case

Study Sites

The program documents were identified as playing a role in initiating
the creative process of design. However, according to the majority of the
designers of the spaces, the documents did not play a role in the actual creative
process of coming up with design alternatives.

In presentations to the clients, the documents tended to be referred to
only if the need arose, either by memory or directly. The same ad-hoc way of
referring to specific kinds of program information appears to be true both in

evaluating design alternatives and evaluating changes to design solutions. In most
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cases, quantitative programming information was at best, a check-list for both

~ Design Firms and Client Organizations to ensure that specific types, amounts, and
sizes of activities were in fact accommodated by a design alternative or by
changes made to a design solution.

The program documents were even less involved in any kind of post-
occupancy evaluations of the five spaces. This was due largely to the absence of
any formal POE’s being conducted. In only one case was a program document
identified as being used as an appendage to a formal post-occupancy evaluation.

Other ways of using program documents included: as reference
documents for future projects; as an aid in reviewing the project; in monitoring the
scope of services provided by the Design Firm; as a training tool for young
designers; and as a tool to assist the Client Organization with managing staff

relocation.
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CHAPTER 9
CONCLUSIONS

9.1 ARCHITECTURAL PROGRAM INFORMATION

In most cases, the programming information was found dispersed within
several different types of documents. In only one case was there an inclusive -
architectural program document, compiled specifically for the project and prior to
any design activity, that contained a variety of programming information types.

The most emphasized type of information found across all five case
studies were clearly Physical and Organizational. Information on a Client
Organization’s business and operating environments was not common or very
inclusive. Information on individual work styles and job functions within the
Client Organizations was also much less emphasized overall.

- The nature of these businesses, the nature of the work being conducted
in these spaces, the nature of the individual workers occupying these spaces, as
well as the nature of how that work and worker may change over time (i.e., future
conditions) were largely, if not entirely, ignored in the programming of these
interior office spaces.

As a result, the information not included in the program documents,
could only have been considered through other means of discourse, including
verbal communications, personal observations, and previous experiences.
Therefore, the final design solutions were more likely open to subjective

interpretation in lieu of grounded, objective analysis.

9.2 HOW THE PROGRAM DOCUMENTS WERE USED
Generally speaking, the role of the program documents tended to be

fairly limited throughout the development of the five spaces. They were identified
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as playing a role in the creative process of design, however, only in initiating the
process, not in the actual creative process of coming up with design alternatives.
In presentations to the clients, the documents tended to be referred to only if the
need arose. This was similar when any of the stﬁdy groups evaluated design
alternatives and/or changes to design solutions. The use of program documents
was even less prevalent in any post-occupancy evaluations done on the spaces.

Other ways key people identified using various programming material
included: as reference documents for similar future projects; as an aid in
reviewing the project; in monitoring the scope of services provided by the Design
Firm; as a training tool for young designers; and as a tool to assist Client
Organizations with managing staff relocation.

Design Firm and Client Organization Management and Implementation
people tended to refer to program documents in similar ways. The most consistent
way these respondents acknowledged referring to the program documents was in
an “ad-hoc” manner (38% to 58%). The Design Firm production people and
General Contractor implementation people also tended to refer to the documents
in very similar ways, “seldom or never” being the most predominant way for both
groups (68% to 62% respectively). Typically, Client Organization staff rarely
used any programming material at all (92%). Interestingly, a significant portion of
General Contractors (38%) did acknowledge using some programming material.
Under more traditional development circumstances, this wrould not be expected.
However, in most of the case studies, the General Contractors were involved very
early in the development process, thus the likelihood and need for them to make
reference to program information was increased.

The most significant pattern to appear out of the interview data was that
the program documents were much less likely to have been referred to in any

systematic way by any of the groups using the information. The two most
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cofnmon responses across all the groups in all five cases was clearly “ad-hoc” and
“seldom or never”.

These findings support a conclusion similar to the one drawn in the
previous section. If the documents were more likely referred fo indirectly or in an
ad-hoc manner (if at all), then it was more likely that the program information was
open to personal, subjective interpretations (predominately the qualitativé as

opposed to the quantitative design issues).

9.3 FURTHER GENERALIZATIONS

These five cases represent a significant sample (38%) of all the interior
office alteration projects over $250,000.00 that were registered with the City of
Winnipeg between May of 1992 and 1994. Therefore, the programming
conditions identified and the conclusions drawn can be extended, with sufficient
reliability, to represent all the office renovation projects that were completed
within this sample pool. Based on the total number of work stations affected in
the five case studies (approximately 610), these conditions would apply to the
programming of the working environments of over 1,600 people in Winnipeg

during this period of time.

9.4 LIMITATIONS OF THE RESEARCH

Caution must be exercised when applying findings of this research.
Each corporate organization had special needs and different approaches to
developing and managing their office space. Each design consultant had a
different approach to programming. Results found in one case based on one set of

conditions may not be replicated elsewhere. The context in which the program
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information was developed and applied in was also essential in identifying and
describing how that information was put to use.

One condition worth noting was that the documents identified in these
case studies did not necessarily represent the best examples of curreﬁt
programming practices. Nor did the analysis of the material assess the accuracy,
amount, or quality of the program information found in the documents. However,
because the intent of the study was to describe what was actually being done in
practice as opposed to what could be done, these limitations do not reduce the
quality of the research or the value of the final conclusions drawn in any way.

Another limitation of the research was verifying the inclusiveness of the
data collected. There was no way to confirm how comprehensive the available
archival documents were and in particular, in identifying all the various ways in
which the information were in fact used. As well, the information obtained
through the interviews was limited to the spoken content and was subject to bias
introduced by the human interaction in the interview process. Although these
conditions may limit the study's comprehensives, it does not diminish the insights
gained from the data that was collected. The pre-testing, pilot study, and the
external review by the independent judges have minimized bias, improved the
reliability of the data obtained, and contained the extent of the conclusions drawn
from the data.

Ideally, the research would have followed the implementation of each
project from its inception through it's requirement, pre-design, design,
construction, and occupancy stages. This alternative was not considered a viable

alternative due to the time constraints and limited resources available to the study.
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9.5 IMPLICATIONS FOR FURTHER RESEARCH

This study only begins to explore the nature of programming
information and how it is actually being applied in practice. More work is needed
to provide a clearer understanding of why these conditions prevail in practice and
subsequently what can be done to improve the process of programming office
space to effectively address these conditions.

The most overwhelming finding in the study suggests that syétematic
application of programming material is limited. Further investigation of the
design process could yield a more in-depth understanding of the conditions
necessary to facilitate more objective use of the material when creating design
alternatives or evaluating design solutions. Conversely, understanding the
emerging frends within office space development better could lead to more diverse
yet dynamic programs that would allow designers, clients, and even contractors to
refer to the information more effectively and systematically throughout the

complete building cycle.

9.6 EXPANDING PROGRAM INFORMATION TYPES: ISSUES TO

BE ADDRESSED

In light of this study’s results, it appears that specific types of program
information are not being identified or addressed in the development of a lot of
interior office space. Results from the five cases found that information on a
client organization’s business and operating environments as well their staff’s
work styles and job functions were not being documented or assessed in the
programming of their space.

Several issues have to be addressed before this void in programming

office space can be reduced:
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- Institutionalized programming methods and procedures have to change;

- Clients and design practitioners have to be made more aware of and trained on
innovative programming methods and techniques;

- An understanding of the relationship between organizational and individual
performance (hence performance data) and the environment is required by both
client organizations and their designers;

- A common language is required to ensure a proper understanding of the
programming process (e.g. participatory performance programming can mean
different things to different people);

- Establishing a client’s philosophy has to become more of a priority in order to
develop programs, and ultimately space, that supports that philosophy;

- The value of program information has to be recognized by the client;

- Programming methods and techniques have to address real world situations
such as time, cost and change.

9.7 IMPROVING THE USE OF PROGRAM INFORMATION

The lack of systematic application of programming information, as
established in the study, leads us to believe that in order to make better use of this
program information, it likely has to be referenced more systematically. That is
not to say that design cannot be spontaneous and creative. It does mean however,
that in order for good design to be identified and assessed, the rationale and
implications of the design must be understood by the people who are using and
ultimately paying for the space.

To do so, designers will have to modify their current train of thought.
The traditional, illusive decision-making process, prevalent in many creative

design processes, has to be replaced with one that is more accessible and
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measurable by other people and other professions. To do so, a framework is
required for fitting in this new train of though into.

Challenging the traditional linear programming model may also improve
the use of program information. In this scenario, a programiner prepares a
program who, in turn, hands it to a designer who designs the space who hands it to
the client who manages the space who passes it on to the users who use the space,
etc. This kind of production approach is falling apart in manufacturing processes
everywhere as evidenced in the automotive industry in recent years. By bringing
disciplines, knowledge and skills together from across the entire production line
and integrating them into teams, North American automotive makers have
drastically reduced their product development cycles and are now producing cars
that are well built, less expensive, and that customers love to buy.

An alternative in architecture therefore, might be to utilize an integrated,
cross-functional product team approach where the programmer, designer and
client group work together, from day one, throughout the entire development
process and building lifecycle. The “turn-key” development approach identified
in a number of the case studies supports the idea of a more integrated project
team.

~ One last notion for improving the use of program information is to
approach programming more from the client side as opposed to the design side.
Structuring a process for a client in which _they can require the designer to
produce and demonstrate how a design addresses issues critical to their
organization is more likely to realize effective results than having the design
industry take the lead in determining what is best for their clients. This is
evidenced by the work currently being done by Becker & Sims & Associates in

New York. Their role, as the Client’s representative, is to identify and define the
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criteria for design and then ensure that the product being produced satisfies those
requirements.

As with any service industry, designers are susceptible to their own bias,
experience and interests. It’s not too different from asking a cook what you
should have for breakfast. In most cases he’ll offer what he knows how to cook as
opposed to what you like or what is the most nutritional for you. The onus is on
you to know what you want to eat, where to get it, and what you want out of it

now and later on in life.

9.8 CONCLUSION

The content and use of the program document in the development of
commercial office space in Winnipeg appears to be limited and subject to personal
interpretation. That does not mean that the quality of the programming or the
final design solutions are inferior. It means that the information compiled to
define what is required of an office space, plays less of a role in the actual
development of the final product than one might expect. The result is clearly a
higher incidence of subjective decision-making and final design solutions that may
be more prone to failure.

These findings underline the need for a further understanding of the
relationship between architectural programming, the design process and the
prevailing conditions designers, clients, and contractors face when producing
office environments. They also imply the need for designers to challenge
traditional thinking, programming models and service delivery practices in order
to improve the application of information in the development process and

ultimately improve their design products.
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Appendix A:  Case Study Floor Plan
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1.0 EXECUTIVE SUMMARY

Dawa Centre has undergons a major redevelopment program in the past 18 monhs,
Formesly silated on the  th tloor of . the recenuly renamed "Processing
Centre™ now ox¢upics both the  thand st floors.

‘The mandats of the Processing Centre has recendy been changed to include several additional
funcrions and as a result, the  th Boor of . has been leased by for the
inclusion of these additional funcu The purpose of this funciional space program is to
ideutify funcdonal and spatial nceds for this cxpanded mandate. Several funcions cumvently
being pesforned oa the  th floor ase to be moved up W the ¢ W achicve a eloser relationship
withthe " thand g floors. It is anticipated that in order to ensure secure wravel between floors
and Lo ent the pLs of y and interaction that aa iaterconnected stair between
levels  and  will be required.

The objectives of he project include easuring that the Centre mainiains thc same high level of
sccunity established forthe  thand st floors while enhancing the management philosophy of

This study anticipates that alt required funciions for the th Noor expansion can be
accommodated in the 13,945 square foot space available, A tatal area within this limit has becn
idendfied a3 being required for these funcii The Returned ltem Charge back System (RICS)
funclion is 10 be located on the st Nloor which will require some re~configuration of space on
that leved,

Praliminary building systems analysis indicate that the new interconneeiled stair ¢an be
accommodated on the south side of the floor plae, Suppl at hanical sy will be
tequired 1o ensure that occupants of a second shift will have appropriate heating, air conditioning
and humidification levels when the base building mechanical system is slowed dowan aiter hougs,
Security and communications systems will conncet with levels  and (o ensure integrated
systems,

As with the redevelopment of the  thand st Noars, the intent of the design is w0 maximize
transg Yy and i ion in order 10 engender a team phere within the entire Cenure,
Security must of course be maintained at all arcas within and peripherat to the Centre.

Based oa the information conuined in this progmm, the redevelopment of the  th floor is
projecicd 1o have a construction cost of §

Processing Centee - Funcuanad Spacg Progemin 2.1

3.0 INTRODUCTION

The purpase of this document cntitled * B ing Centro = Funciional Space Program*
13 Lo providz the Processing Centre with 2 detailed summary of functional 2nd space oeeds for
new functions o be located on the Fleor of The redevelopment will
lavolve relocation of existing functions and will Include all furnishi gs and misecll

;‘unm.? hase and installation of all computer hardware and equipment will be coordinated
¥ .

Thls program will be used for schematic and deslga develog The devel of factual
data for this program involved the cfforts of Mz + Processing Ceatre Manager, Ma,
. and Ms. - The program has beca compiled by
and personacl.

Many mecrings and working sessions were held to detorming the organizational famework of
Prt_\c'mm‘g Ceatre functions 1 be located on level . Staff opinions and requirements were
sohcu_uad in order to gather facts regarding functional and spacc neods.  The results of these
meetings and sucveys are conained in this program.

Processdng Ceatrs - Functional Space Program 3.1
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4.0 PROJECT OBJECTIVES

The primary purposs of this swdy is 10 outline the requi s for an cxpansion of the

Processing Ceatre 1o the  th floor of

. The primary objectives

of the project are outlined below,

4.1

4.2

4.3

4.4

4.5

4.6

4.7

To accommodate funcuons of the Proccasing Centre, same of which arc
curreatly on the & floor of , in appropriate new quaners
onthe  th floor. The pew space will be designed Lo sccommodale fumre
expansion anticipatcd over 2 5 - 10 year time frame.

The degres of security which currenily exists for the cente will bc a
continuing requirement for the new facility.

The new ceatre is 1 incorporaws *State of the An® lechnalogics in order
10 ensure a level of quality and sefvice appropaate 10 serve Processing
Ceaue customers.

The design of the new Centre should reflect the managemeat philosophy
of . This philosophy requires that a scase of wamwork be
cagendered. SWaff arc 10 be weated as the most important resource of the
organizaton.

‘The completion of the new Centre must intnimize “Down Tine” dusing
construction. This is paniculasly importnt duc to the 24 hiour operatian
of the Processing Centre.

Flexibility 1o allow for (uturc organizavonal and funciional changes.

Provision of supplementl heating and air conditioning sysiems (@ pravide
services when the base building systcms are slowed down after normal
building hours,

Proccuing Centre « Funaional Spac frogrmm 4.1

5.0 ASSUMPTIONS

5.1

5.2

5.3

5.4

5.5

The expansion of the Processing Ceatre will occupy both the  th floor of
and will be connecied by an intemal stair o the ¢
floor.

Storage functions previously programmed for the north west comer of the
st floor have been displaced by ihe swiement rendering function. The

storage function which was displaced will be located oa the  th floor on

the weat side of the floor where foading i1 150 pounds per square foot,

The dumbwaiter which is located on the west side of the hand u
floors i3 16 be cxtcnded down one level to . The dumbwailer has beea
installed 30 that this exwnsion downward should be rclanvely
straightforwasd.

Construction must be accamplished while the Centre is fully operational.
‘This will require minimal disrupdon of the dumbwaiter operation and
appropriate hoardiag at the location of the new stair.

The construction of the now stair will requine use of the elevacor to travel

from Jevels  and 1o the  th during consitruclion, Appropriate
protocol is 10 be eutablished by duging this phase of the work.

Proccuing Centre - Functional Space Prugram 5.t
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6.0 FUNCTIONAL RELATIONSHIP DIAGRAM
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7.0 FUNCTIONAL SPACE REQUIREMENTS

Each functional i Identified by mmubh the pmgmnmmg process has bccn
documented in detail in this soction of the audy. Sp ]

idendfied including the Net Area reqf of cach funciion. Sec sncuon 8fora summz.ry
of space needs.

Proceuaiog Contre - Functioual Space Program 7.1
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7.0 ADMINISTRATION & SPECIAL SERVICES

No. of Units - 48 @ 39 ?

7.1 Typical Warkstatlo
ypieat War " Net Area - 1872 0

Activity Description:

- manua) verificati hecking, balancing. Speciaf Services performs analytical functiona.

Adjacencies:

- direcetly adjacent w Current Account Suatement area.

Architecturah

Y y ]

Mechapical/ Electncal/Structural:
- daa, ielephone, & 2 clectrical outlets,

RE——
Furniture/ Equipment:
- workswatan 2 1/2° decp x 6° long. - Two (2) supervisors workstations with
- panct height 42° PC's
« 1 s0mpe pedestal - 2 box, | file
- calculator
- sapler

garbage conliner
- paper management accessares {0 be
determined.

Geperzal C eatss Schematic Layout:
~ worksiations 10 be grouped in clusiers as
shown. }
- cach cluster 10 be similar, .
- panci heights 10 accommodate pancl hung K .
paper management accessofies but not o — I .
prevent ease of communicition between ] - r r
workstations. .
+ Future Growth: 48 of the 48 workslations D Q IS
(administration workstations) may utilize L ___ _ _! J__
termipals for on screen verification. i

Processing Cenue - Functional Space Program 12

7.1.0  ADMINISTRATION & SPECIAL SERVICES

7.1.2 Photocopler, Fax, Filo Equipaleut

Net Area - 167 f*

Activity Deserlption:

Ad|acencies:

- closc to workstation clusters,

Architectural:

Elam:mmuﬂecu-lmusmuuml: .

- Ielephone, & power lines.

Furniture/ Equipment:

- panel hung worksurface min. widith 4*
wide x 2' decp

- lackable surface

- whiteboard

« | swrage pedesial - 2 box, 1 file

- 6 lateral file cabints, § high

“securs chest” (safc) provide space for
one 4 dmwer 2 HR rated file cabinet with
dual custody for each door (CIBC to
confifin)

General Comments:

Schematic Layout:

Proccuing Centr » Functioaa) Space Progrun 7.3
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7.1.0  ADMINISTRATION

7.1.3 COINS Terminals

& SPECIAL SERVICES

No.of Units - 6 @ 21 fi2
Net Area - 126 0?

Actlivity Description:

- coins terminals for entering data

Adjacencies:

- cental 0 workstation clusters

Archijtectural:

iy
Mech:niuul-llmﬂmuglruuuml:

- daw, & 2 ¢lectrical outlets.

Furniture/ Equipment;

- panci mounted 2 1/2° decp z 5° wide

worksurface

- worksurface could be mountad at 36°

high,

General Comments:

Schematic Layour:

- terminals to be grauped into clustess
- clusiers 1o be centrally tocated

!'Gqﬁ —J

i
i

Proooaing Contre - Functivaal Spuce Brogoum

8.0 AREA SUMMARY

In order to determine accurate space aeeds for  th floor funstions, each functional grouping was
assigned 2 Net Area as per Section 7.0 This represents the tolal space needs for this function
exclusive of local circulation. To determing the locad circulaton needs, a Grosstog Factar has
bocn assigned 10 cach functional grouping. This Grossing Factor ix determined based on needs
such a3 cart taffic, number of people moving within the area, eic. The Grossing Factor is
multiplicd by the Net Arca 1o artive at & Grosy Area. All Gross square foor totals arc added
10 determing a Totul Gross Area. An additional space allocation i thea assigned for geacral
circulation and subservice clectricat and jeations arcas withia the floor plate to arrive 3¢
a Grand Total Ares, Notc that the RICS function is o be located on level  and 50 is nat
Included in the Grand Total.

Function Grossing  Net Gross
Fattor Area Apea
ne n
7.1.0 Adminigtration & Specluf Serviees
(AN Typical Workstation 1.3 1,372 2,434
7.1.2 Phatocopier, Fax, Filc Equipment 1.3 167 217
713 COINS Terminals 1.3 126 164
Sub total 2,815
T.2.0 Data Entry & Ledger Keepers
7.2.1 Daw Entry 13 1185 1,541
722 Ledger Kecper Warkstaton 13 %0 Rl
723 Superviser Worksadon 1.3 Tr' 100
724 Photocopier, Fax 1.3 n 100
7.2.5 Sorng Slows, Table & Misc. Equipment 14 204 286
Sub towal 2,534
7.3.0 Clieat Services
7.3.4 Typical Workstation 1.3 488 634
7.3.2 Central Files, Fux, Printer 1.3 71 92
Sub 1otal 6

7.4.0 Current Account Statement Arca

7.4.1 Typical Workstation 1.3 320 416
74.2 Depanment Equipment 1.5 236 354
7.4.3 Cheque Filing 1.5 324 486
Sub total 1,256

7.5.0 RIS
7.5.8 Typieal Worksiations 1.3 152 198
Suby totut 198
Procasing Centre - Funcrionst Spacs Progoam 8.1
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9.0 EXISTING SYSTEMS ANALYSIS

9.1 BASE TH FLOOR PLAN

Showing p 4 location of dumbwaitr ¢ ion and inwerconnccted

P

stair.
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Processing Centee - Fuisctionul Space Progeasn
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9.2 BUILDING CODE REQUIRENMENTS

Design solutions will be developed w comply with the Manitoba Building Code (MBC) 1985

edition). Refe 10 the 1990 Nadonal Building Code (NBC) will also be made, (The
MBC follows very closely the NBC) Processing Centre space is classified as a ‘D’ occupancy.
Particular aucntion must be paid to enswre 3 2 HR fire sqparaton betweea floors, This
requirement will be of particul at the i ing stair and dumbwai i
Another area of concern will be the manner 1o which exiting is achicved for cocupants of the
¢levator lobby in #a cmesgency siation in order not 10 compromise the sccure nature of the
Ceatre. & sprinkler system for the entine building has been installed reeently.

9.3 STRUCTURAL ANALYSIS

The {loor soructure of the  1h through  th floors are designed to provide a columa free space
which is designed for a live load of 50 psf except for the area immediatzly weat of the central
corc. This area is designed for a live load of 150 psf. and is approximately 1700 3q. fi. in anc.

The structural floor system includes two-way concrets joists in the comers of the building and
onc-way joists perpendicular o the central core. In esseace, these onsway joiats act as 4 scries
of T-beams. A3 4 result, the top flange, which includes a portion of the slabs which span
berween the joists, is in compression when the joisis arc in beading. Any attempt to remove this
shab would result in a reduction in capacity of the joists.

One requirement of diis project is for an interconncoted stals between levels - and |, Sinee
the clevator maching room for the building's low rise el 3, ples the prefemed locat
for 2 stair, an altemate location has been identified and evaluated s being accepuable. “Thiz
location is on the south side of the floor plale between grd lines *A* and *B* a¢ prid line ‘4.
See page 9.1,

Prucasing Ceatrg - Functional Space Program 9.2
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9.4 MECHANICAL SYSTEMS

9.4.1 DESCRIPTION OF EXISTING SYSTEMS
9.4.1.1  Air Conditioning Systems

.l The perimeter arcas of the tloor are served by the building induction unit
system. This system is both heating and covling, with night se¢ back on
heating and seasonal operation of the building's central ebiller system on
cooling,

2 The ioterior areas of the floor ars served by the building intesiar zone
cenual air sysiem.  This syswem is constant volume comfart cooling with
hot water rcheat. The system operates on scheduled basis 10 suit the
overall occupancy of the building with eato0al operating constraing on
the availability of mechanical cooling.

9.4.1.2 Heating System

B The perimetsr arcas of the building ars sesved from the building inductiva
unit 3ysiem.

3 The supply air ductwork distribution sysiems hive a number of hot water
reheat coils each complele with control valve and space thermostat. The
hot water cails are served from the base building system during normal
occupancy hours.

9.4.1.3 Plumbing Systzms

N The cxisting plumbing systems are primanily the base building washrooms
which are presently confined within the building core.

2.4.1.4 Humidification

1 The building ceatral supply air sysiem is humidified. ‘The individual
floors are not equipped with humidifiers.

Processag Coutrn - Functigaa] Spaie Program 9.3

9.5 ELECTRICAL SYSTEMS

9.5.1

9.5.11

9.5.1.2

4 These iz no evidence of any clectrical distrib

DESCRIPTION OF EXISTING SYSTEMS

Lighting
.1 The cxisting lighting on the  th floor Incorporses the
sandard luminaire, which is a d fl luminai
approximately 18 x 36" with two F30 Lmps and a framed prismatic
acrylic leas,

2 The voliage of the cxisting fluoresccnt lighting is 347 volts.

] Switching is provided via low vollage relays located in the ceiling space
and low volage switches. The majority of the  th floor is vacant and
many of the remaining walls arc being demolished. Hence, alt switching
is provided from a cenwra locadon.

K Emergeacy lighting in the stairwells, elevator lobby and a minimal amount
in the floor arca 1o allow for safc cgress, is fed from building's cmergency
power system. The emergency power panel is located on the  ad floor.,

.5 Exit lighing is provided on the floor to indicate means of cgress,

Power and Distribution

B The 347/600 volt lighting pancl, A, onthe  th floor is located i the
‘Corc Electrical Room and is fed from ihe bus duct diser via I
Level bus duct pancl.

2 The 120/208 volt receplacle pancls are fed from a 1207208 volt CDP and
dry type transformer located on the  th floor, This CDP fecds Panel R
and G, each with a {00 amp, 3-pole breaker,

3 Power i distributed from the 120/208 volt receptaclc panela o individua!
les and small equig by means of an under floor duct,

dedi, d for

computer power (ie. UPS, power condidoning, :hid:iing).

.5 A splitter and disconnect type distribulion in the maia core electrical room

is serving loads that arc not specific 1o the  th floor, but shalf remain in
place,

Procctsing Centra - Functional Space Program 2.6
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10.0 PROGRAMMATIC CONCEPTS

Py

Programmatic concepts are absiraet notions intended w stimulate physi I design solutions. The
fall 9 H

& pra

10.}

0.2

10.4

prs will act as a guide in design decisions.

The cancept of "transparency” was discussed at leagth during the design
process for the  th and & floors, This idea involves casuring that
functions within the Ceatre arc visuzlly accessible to all saff b order D
cacourage teamwork and promote interaction, Trnsparency is 1o be a
major programowade ¢oncept in the desiga of the  h Floor.,

Management saff should be intcgrated in such a Wiy a1 0 promote
"aceessibility” for all staff,

“Iateracion” should be promoted af &very opponunity,
The Processing Centre must be "secure® from all sources extermal to the

operation, Menitoring of the 4 floor elevator fobby from botk the  th
and st guard stawons will also be requised.

Frocoaing Centre - Functional Space Frogram (0.1

11.0  COST PROJECTIONS

As with any building project thiee factors impact project budget, with two of these factors
determining the third. *Quantity® of wark to be completed and the complexity of that work is
ona factor. The fevel of *Quality” desired Is another, and the *Cost” to realize the eompleted
project is the third,

The: Processing Ceatre's available space and functicaal requirements ag 4 resuit of this study have
fixed the Quanticy component, The  th floor has approximately 14,325 sq.fi, of space which
will require redevelopment. (lacludes the clevatac lobby and exit corridogs)

From numerous discussions with client group it has been determined thas the level of
“Quality* required o meet the project objectives is fo be similar to the remainder of the Centre
onlevels “and ., (ie, “above average® lo “high™ quality). Fumishings are 10 be included
in the project and the manufacturer Is astumed o be Haworth, using the same system found in
the semainder of the Centre,

With Quality and Quantity fixed, the third coinponent of Cost has been determined for budget
purposes.  As the design proceeds Quantity and Quality will be defined more precisely and a
more definitive cost projection will be deveioped. This cost projection is based on currently

available inf ion. Market conditions at tine of tender will detanmine final costs.
Base Archiloctural ’ H
Base Mechanical 5
Buse Electrical . $
Base Sub Total

GST & OH & Profit

Total Base Construction Cost H
M280 SQFT, « §  /pa

) Furniture {ine] GST & PST)

TOTAL Base Constructlon & Furniture Cost s
5% Conungency

BASE GRAND TOTAL H
14,280 SQ.FT, » mnt

Erocessing Contre « Functonal Space Program 1.
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Appendix B: 2. Room Data Sheets

145

ROOM DATA SHECET TIIR

QFFICE BUILDING

INC, PAGR I OP 10
MARCEHL, 1993

PROJECT: DEPARTMENT: V&
COMMISSION NO ROOM NAME: fa}( ?"WA /’7?
DATE: ROOM NO.
REVISED: Ck

e DY R

providzd whenever
GDE AN

Insiructions: Where applicable, give quantitles and pliysical dimemnsia
ailable. Oihcrw:se chec.k rnuk e Jppmprla!: spaces.

Copies of product lll’/xuuyhould be

Al GUNCERAL DOSCRIFTION , 5 '

2  FREQUENCY OF USE: /
DAYS PER WEEK § T
. WORKING DAY FROM 25 - HIS TO 227+
CONTINUOUS USE nmanmmﬁm

r
B. ARCIIITECTURAL REQUIREMENTS
B PRIVACY: DSSENTIAL
DESIRABLE
NOT NECESSARY

.1 FUNCTION: G0t TIRR S T Co-ok2s24? 7 ROOM POTULATION:

USUAL NO.
MAXIMUM NO, 3

ROOM IN USB
ROOM NO, ONLY
ROOM NO. & TITLE
OCCUPIED/VAC«\NT
DO NOT DISTURD

ShieR. s

2 SIGNAGT:

ROOM DATA SHEET THR

OFFICE DUILDING

INC. PAGI} 2 OTF 10
: MARCIL 1993

3 WALLS: SOLID __ GLASSPANEL
SLIDING FOLDING PANBL™
ACOUSTIC &7 SECURITY GRILIR
WIRE MBESH __ PARTIAL HEIGHT ____
OTHER

5 DOORS: STYLE /
SOUD(STANDARD)
DUTCH ALF GLAZED
VIEW WINDOW ___ FULLGLAZED ___
SLIDING ___ FOLDING ____
woon _ METAL _
OVLERHEAD
OTHER

§. DOOR 1HARDWARE:
{I0LD OPEN ___ CLOSURE ___
SECURITY ___ LOCK __
PRIVACY PANICTAR ___
LEVERY KNOD ___
COMMERCIAL DUTY __
HUAVY DUTY ___
OTIER

1, ARCUNTICTURAL REQUIREMENTS - CONTINUED

i CEILINGS: STANDARD HEIGHT 2390 MM/8'6"
SPECIAL REQUIRBMENT

WIDTIE

300 MM/32" (STANDARD) l/
900 MM/36°

1200 MMas
1500 MM /60"
1800 Mh/72°
OTILER
7. HATCHOS/PASS THRUS:  A/E
SIZE
UEIGHT ABOVE FLOOR
DOOR ROQUIRED: YES —_ NO ___
DOOR STYLE: FOLDING _— SLIBING ___
SOUD __ SEETURU
SECURITY
SIIELF REQUIRED: YE§ WO
ONESIDE __ 2SID65

DU
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3. Basic Requirements/Criteria

I

10.

i

COMMITTEE

BASIC REQUIREMENTS/CRITERIA
Cpen workspace concept (use of cubicles, ¢rc.)
Provide for smoking and non smoking statf.
Standardized office sizes by various levels or positions.
Work stadons etc. must provide space for computer screens or PCs.
Adequate aumber of smailer meeting rooms required.
Faciliies (0 accommedarte up 10 ______jull dme or fuil-time equivalent staff,

Master pian should be prepared in suc 3 manner ‘o permit 2 phased in
approach to ail floors.

Each work station should provide, at 2 minimum, the following:
1 desk
2 side chairs

OFf site record storage at Distributon Ceatre.

Men's and ladies’ shower reoms.

Physicaily handicapped.

Mir, cost incurred to alter existing swucure,

Accommodate marketing immediate requirerzents,

01/20/93
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FUNCYIONAL PHOGRAM REQUIREMENTS §2-12.2

LA INTRODUCTIOH
Facility purpose  ; Customaor Seevic Call Cantro
Occupancy dale AP, 19337 Operational by: Jung 1, 1933
Preterrod facation
Project Numbar 1 92:817

R VRN chElope Gliphone
Ll --L l‘-'t‘-u.,a)n.,\ s
GALL CENTRE WORK SPAGE friniae Teé "-l’-ubw optnsbotads 1-18,
araa (M2} special raGuiromants
Cugtomer Call Conira, Ono opon spaca prelorr it cotild
Oparaiorss Supervisors _Ergonomically degiinod wodkilation:
84 wk st'n @ 4 2 3q m/sI'n 3530 Lighting mon-glaro environment appropnalg 1o VOT ugg.
Pricrdy Gourner Sound maghing. Stimulating colour sehdmeg.
Oporatorss Suporvisors Oninking founrain{a),
29wk sI'a @93 sq mvs'n 2700 Time yong ciocks Display boards.
Disinbuted within open operators’ space,

a8 QUANTITATIVE REQUIREMENTS

IT SPACE

ICH Rogm 490 2620 proflered: Refer to attached fayout; UPS
Telecom Entrance Room u 50
Technical Space 44 50 wihin ICN Room?,

ADMINISTRATION

= Arnval Ared 5t 50 Coatcloset; 2 chairs: Comarpte idantiy (ucsekfon £ eepis
Card aecoss 3ys1om 1o work space. Call boll for visaors 77
L JJ:.:-'- Site Managor 1S0g 140 Enclozed office *
~ ¥achmecal Ollicer Cvird Encloged offica {ocurty requitamant)
~ Analyst N Scroaned ofice
~ Agmin Clork A0 4 Scregned oitice
~ Admin Suppon Aro3 485 240 Filg cabinets; Copiorg; Fax,
~ Meeling Room 206 400 .15 person capachy; ANV lacllmg;
~ Traning Room 5380 500 -10 Rg1£oN capacty pug instrucior; PC's for all
AN Jacitigs, including VECR; closg to Meeting Room
~ S!alagn Room hﬁﬁ Adjustablo motal shalving
EMPLOYEE SUPPORT
~ tynchioom 3234 300 Counler ghw sink: microwave, lidge, ovemgad gupboands
Spaca toc 2 vending machines; bullglin boad,

~ Man's Washioom O Accossibla
~ Woman's Washroom 0 Acessqibly
«~ Man's | ocker Room 3340 0  Coat Rack, (137w 20)h3! hewght lockgrs) bonchoy
- Womon's Locket Room 85 @ 0 Coal Rack, {24+6+30) halt haxghy loc acs, bonchos

BUILDING SUPPORY

Janaar 20 Sl sink; adiystabily shelving
Mechanical 7 Elecincat Dapuendent on pukding

TOTAL AREA, NET 579 6

TOTAL AREA, GROSS (+15%, 11270 12000 st

GROWIH ALLOWANCE at

~leall apes p‘c\ Bt Cnoet s Qaborvln cxnsfe,

Paga2ol2
‘FUNCTIOMAL PAOGRAK REQUIAEMENTS 52.12.2
c QUANTITATIVE REQUIREMENTS - SITE
numbar spacial requicements
Signage No oxigrior i nage.
Intgnor signal 2 atg Sign Cala
‘Numbored workstafions
PRrriing
Sig Manager I
Employgg
e YigHOTS 4
Handicappod 2
Lommunications

TelgcomFeeds =~ =~ 02 2% and ant int 1o T

Zloodsandonrypoinigoraloned,
SatpftorMicrowavg Potential Buildi iaf for §atallitg or i Vi nieatho
No powgy transmission liney in immadtigla areg

Public transportatian,
Accoss 1o childears {aciltias,

Location crigna

] QUANTITATIVE REQUIREMENTS - PERSONNEL

1995-1996
Dascription First Yoar Futura No. Max Shit
Cuatomar Call Contro
Oporatgra 100 78
. Supprvisars
Sio Manaqar
Tachnical Officar
Analys
_Adminizitation Glark
Priotity Counor e
Opgralors px] 26
Supervitors 3 3
Largost Shik —7
MalorFemale Ratio 40 60
Lockar Population 113{45 68}
Washioom Population (M/F) 117047:70}
Lunchroom Population 25

E RELATIONSHIP CHART

Rotor 10 ailached chan.

q xipuaddy
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DESIGN DIARECTIVES

DESIGH DIRECTIVES
Roal Eatale

Real Estate

4.2.9 Tachniques

4.29a Use durable matertals and linishes assembled with proven construciion technlguos.

4.2.10 Economy

42,102 QOasign strictly within the allogated budgual.

4.2,10b Take inlo nocounl tha i!a of the bulkding In lha seloction of tha matgrials and appatalus and
ensura 1 and with the use expactarncy.

4.2.11 Raquired Space & Clrculation

4,2.11a Provida individual roems to the aceas required In the Functlonal Program Roquiraments within o
loloranca of plus/ninus 2.5%.

4.2.1th Provldu ancillary space such as washrooms, lanllor's toom, furnace roams, lelophang

p spaco, electrical panel and I rooms, steraga rooms, fransit and garbage

huldlng aroas, and othor tullding service spaces nol specificatly fistad tn tho Functional
Program Fequiremants but lat to tho aitective op of the bulkiing,

42.1tc Provida hor. and venicat SPaca 33 dato the building
function under nommal -and omargency svacuation condlllons Clrculallon routes shall he
simple, pracﬂcnl of adoquma widll tor function. and kepl as short as posslblc Plan Individual
rooms to i Locala & yS 10 giva the bost usa ol adjacant floar and wall
argas for tumnilure, ftlings, ste.

4.2.11d  Plan fo mini ralio b ditculation and worklng space,

4.2.12  Mbointenance

4.2.12a  Salect matonal and apparatus, and dosign fof 8336 of tlaaning and maintenanca with adequate
Servico spaco and accoss to piping nnd oquipmont, etc. Consider wall abuse by vandalsm or
by casual biyndor (Inzide and outsida). Pay spocial atlaniion fo the selection of lloor covering
for colaurs and paltem to mask din and usual marks, lor finish to resist wear and rolting loads and
for surtaca to be easily restored and malntained.

4.2.13  Aestholica

4.2.13a Tha C axpocts | and racognized aosthetlc exprossion on
projecis wilh high customer visi nblily In such instances, contemporary dasign fraalment Is
prolareed,

4.2.136  Whare praciical, design shall be regional In character, using taal maladals and construction
techniquas,

4.2.13¢  Elovation Ireatmont shall sallect tha nature of the bullding and the neads of its varous inlornal
spaces L in tarmsg of window openings, doorways, cancpies, changa of matadal, ortentation, elc.

shall bo D with adjacent buildings,
4.2.13d  Consultants shall submil colour schama for Intarlor and extador of tha lacility 1o Acat

Estale tor approval,

Daslgn PHHCIEIUS

93/08/16

Version 5.1

4.2.14 Sita Development

4.2.142  Sling, sito services and access should account for the best possible use of land and the

protection of entrances lrom nalural ol such as winds or slorm
fronts.
42,140 Truck coun app i 4 and glevations shall be estadlished and

approved prior 1o the establishment of the buitding’s configuration and placoment,
4.2.34c  Parkdng aroas shali ba paved and positively dralnad.
4.2.14d  Allag pole shall ba providad when Indicated by the Buikfing Program Raquiremants,

4.2.140  Landscaping shall be providad in such mannar as to minimize future maintenance ragquiremanis
arxd shall includo:
- cancrelo padestian wallways
= $6d 10 sinorwise undovaloped areas of the proposy
« focal arvas of iroes or tushes
- cancrate curbs 1o 2l roadways and parking argas
« concrelg pads 10 all buikding exils
= goncreta pad lof garbaga disposal bin(s)
« lgncing it Indigatod by F Program Rogqul
« dralnage

Landscape alemonts shall consider socurity of the building andpropery. Elements shall not
obstrucl surveillance or alkew parsons to gain accass to Ihe mof or other pans ef the facility.

4.2.135 Roceaplion Atoss

4.2 15a Cbjoctive:

Pubnc Racopllon aroas shak smwlate 3 Comporata ldnmlly of 3n oﬂldunl plaasant pnd
andd

Aroas for
Agménistraliva offices are opponunlly 1o convey a national prida In
service and profasslonalsm. The dosigners (o Ihis ideat Is oxp d through

doslgn dovelopmant and implemantation.
42150  Godls:

Customors should percalva (ho Recoplion Area’s appoearance 1o be:
« A markof profassional commitmert 10 national puble sprvica.
= Etliciant, ploasant and busingssike.

+ Clean neat and well organized.

Vioy shouid p iva tha F ption Area's appearance o ba:
- A positive refloction of their prolessional and Sorparate idanlity.
+ Anancouragemant 1o glve the best possiblo sarvicn,
o A syrobol ol pride in their work and work environmant,

To achlova an appropriate Corporate appeatanca lor tha Receplion Area, Ihe foliowing design
guideinos are for direction,

Design Principles

93/08/16 Vorsion 5.1
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GENERAL CIRCULAR 303.05 GENERAL CIACULAR 303.05 | '
SPACE STANOARDS . 2 QFFIGES ' -
1. GENERAL 2.01 . Vice-Presiienial Officex (300 squars faet)® - Contact Property Sarvices - ‘
1.01_-_ As of Jonuary 1892, 19# spaca will bﬂh olarned md-u‘iomm? \?,Am the = Design and Construction for dusign consultation. -
= following standards. 630 standards hdve besn dovelopad by Proparty " . Rat
Servicos asslsted by a Space Standards Task Force. Each Vice-Praaldantist zo2 2{'{";’:&";& Gonecal Managers Offfcox (225 squara faur]® - Rutar 10 Offlca :"1
Graup otferad mombars to this Team. Renovatlons will not bg undartaken - .
aolaly for the purpose of adapting spacoe ta these standards, The pollcy i3 . w
tlearly Intended ta apply on & golng forward basis, ]
1.02 Objectves - Tha objectiva of this program Is 10 develop worksbly and o1
accoptable Space Standgrds that will: ()
- ensure aquitabla troatment of employaas; [¢°]
- en3ure uniformity and control of ¢orparata imaga; w
- support an affecuve, efficlunt, wall planned approach to facliitias iy
projects; &
+  cantrol costs; fem
«  guido and stay within facilities budgerts;
- faduce deslgn time and Improva response time to cllent requests: =
- reduce costs resulting trarn moving paople not furniture; and o
= ansure woarker health, safety, satistaction and quality of work fifa. -
j=
1.03  Space Confguradan - Thia document is ta be used a3 & gulda ta determina o
the size of atfice ond workstutlons commonly used In the

Varlancas may occur when It s nacessary to sccammodata tha particular
maduls at a buildlng.

Offics A-1 and A-2 are for the wio of Directors or General Manogers.
Qffices B-1 and B-2 ara grantad baeed-on—the—tesaitaoitheOtfice—Lligib
Mamhe B VP, pRPR(AC ek,

0ST

For the ramslnlng categaries C-1, C:2, D and E-1, E-2, E-3 thoy are ta bo
granied basad an the speclfic job funcilon. Your Projact Manager will assist
you In datermining the appropriata workstation for each Individual.

1.04  8uiding Standards - Wherever practlcal, employees should have accass o
natural light.

Based on the building and the numbcs of offices to be constructed offices
may of may not ba on the windaw wall. Sida lights wiil ba consideced if
offices ara bullt In an interior location.

1.06 Buldlng Finizhey - Where [ustified excoptlons may be made to standard
building finlahes for SBU's with customar intarfaca.

1.06 G Arcay - C v 4roas will ba provided as required for_files, -
sloraga, ftax machines, mail statlons, camputar resourcas, etc, -

1.07 AMewting Roams - Goneral meeting rooms will be mada available as spaca . -
parmhs. Thay will provide support, particularly for those not parmirted an
snclosad wifica undor thesa guidolines.

1.08 CGirculatfors - Dapendant upon the bullding cantlgurotion and tha number of
affices a 20% - 35% flgura will ba addad for planning purposes to the tocal
aquare fooIsge to allow for circulation area.

= Qffice ures may vacy deponding on ta bullding conagucton mvdule.
January 1332 ~Puge-3-0t13- “Pege2-0t-34— January 1992
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8. Organizational Charts

February 1993
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Fubruary 17, 1994

on

faleghone (41§)

Properciaes Ltd.

sSuite . - Cantra
P.0. Box

Vancouvar, B.C.

Attantion: Mr. Tony

Dgar Tony:

Re: Proposed Qrrica

(Hinnipeg Assiniboine Branch)

in

Yinnipeqg, HMapitohn

This lattar will

Tanant with

sarve to confira that thae
is prepared to antar into 4 laase agreament asm
Ltd. as landlord for 2paca

(tha “premiuesa®) on the floor af tha abava noted building
upon the following terms and conditians: .

Tora:

Area of Promisas:

Bazic Rantal Rate:

Rent Abacemant:

-Tha_term of tha laase will ba for

The preaisas shall comprise an araa
outlinad in red on tha apaca plan
(Approx. 14,100 rantable square foat)
known as Schedule *A¥ attached barato and
locatud an  tha sighth floor of thae

in wWinnipag.
This ares aball be subject to measurenent
and vritten verification as to the squars

footage therain by tha Landlord‘a
archibact.

Per rsntabla aquara foat

‘par rontabla square foot par
@nnum. (The rant abatewanc will coincida
with thu basic rent)

Propartisc
Fabruary 17, 1994

Lansa Taksover
of Pragant Onit
ofrica Lasne:

Hoving Expanpasi

Additional costs:

Parking:

Right or
Fixat Rofumsal:

}

-2—

Sea Appandix A"

periTe I a1 d L k. a1l
1 cbligations ar . lansa
af tha pr % located at

Street Winnipeq, MHanitobaD
{capy of this laszma gan supplied to
the landlerd) effactive o

1994 until tarmination date of

Frers

The Landlord will provide tha Tanane vith
a ‘Par rantable squaxs foot moving
alIDeante. The landlord will iseua the
chequa to tha Tenant, ‘ .
en July 1, 1994 the
lease counance data. This chaqua should
be mniled to the attantlon of Pavid A.
+ Branch Laasing Coordinator, th
Fleoor, Strmat Waat, Toranta,
Ontario.

The Tanant shall pay its’ proportianata
shore of operating costa and raal
taxes, including Hydre, applicabla to tha
lonsad premises which has baan aatimatad
at § .00 par aquara foot in 1894,

Tha Landlord will make availabla to the
Tanant during the term of the lense thraae
(3) vandom, Qor parking atallas in the
parking qarage on the Propaxrty at no
charga during tha tarm of tha lsass and
alavan (11) random indoor stalls at tha
currant monthly xate of § .00 pax
stall. The Landlord will alac makae
availahle another thirty (30) randem
Parking atalls on a month-to-month baaia
only, ac tha cgurrant monthly rata of
3 +00 par stall. It {a undarstood and
4gresd that tha wonth-to-month parking
atalls can he c¢ancellad by either party
upon (30) dayw written notica.

D el 3

lsnzay a TAriqh: a; tirgt rntu‘;;). on
all ailakbla 3 a tlaor
~ofrhive -~

Appendix [
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-3- SCHEDULE "B" o
Propertiea Lt
February 17, 1894
Sue Appundix I COC DESCRIPTION OF
Lease Form: ST I PP TS Sy SN VT ST /‘-Ll g OFFICE ALTERATION STANDARDS
ut ubjact te euck amandmants a

P S R L T

[+l
AXQ LOBGON. o oved by tha Tenant’y {lh‘“- @W%“MM 4: ‘?

Offica altaration standards include the following:

o
.
o
0
Tanant w
Ioprovements: The Landloxd agrees to undertake all Carpat A minimum of 28 oz, pila throughout o
Tanant improvemants roquired in tha tha Branch axcapt in tha Managar‘s
demisad premizes on a fully turnkay Offica vhich shall ba a mininum of > .
baais, and at no cest to the Tanant, in 32 oz. pila. Conferenca Room alao 3=
accordance with tha space plan attachad, has 32 oz. carpat. -
e
3::“ ::zlh:,d j;.’z:rr 4 Jnavn as ch:g‘;;‘:': Bazobhoard Carpat bazaboard la to ha usad, g :
altaration wstandards as daucribad on :
Schedula *B~ attachad. Pleasas nota that Tila Start lunch room and starage room E
windoy side lights are to be supplied for shall be finished in tila. ')
interior ofricas only, -
) ( Vinyl and Faint All walls ig Hunaq;rés O:rico, g
N Such improvemants shall includa carpat Ko ¥ Conterence Room an ecaption area
h’f,y;!%al carpet basa, sntranca doors and Lntfgipé-"?_!; Y] to ba finished in vinyl. Balance eo
ot ’ partitioning, T-Bar cailing and 1ig ﬁq, N of surfaces ta be painted with opae
[ wmachanleal and  adx condition?# a1l M* basa coat plus two wegular coata. n
powar and talephona cutleta inglfiding all
outlats andgolrouits raqu'i/vad ta housa.l‘—wr‘“- Glass Partitions 18 inch glass sidelights ars to be o o
Cempwi[” ~ TaRTATE CoRPULAr aquiprant? a1l milluock kr used for intarior office partitions = Lh
roquired, all plunbing raquired includingf. A [V that face corvidors. . g=} )
ETIETTCR ajnk, water access at Coffaa station, (78 . o
Hb building astandard windew cavaringa, Sound Preoofing The Branch Mansger’s Offics and tha -
V&“{\ “Tindividual 1ight suwitch for Hanager’s Training Room are ta be =
! . office, conference roem and at night 7 il soundproofed by extending tha =
" \J" entranca vith main 1light switch at main [F” fren e by drywall partitions to tha slab, ]
antrance. Tha Landlard shall alsa obtain , . ,//. ? / such partitions to be packaed
the necassary building parmit, spacae PPN LI 28 /,17'«44, throughout with *Roxul™ }
plana, vorking dravinga, anginear‘a s Ll [4 soundproofing insulation. Tha atud [
drawinga. Millwerk shall be deaned to alze and thickness of tha drywall o
include all millwark raquiruments in on both aldes zhall follow tha ]
raception area, storage, lunch teom, appropriate provincial building ~
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Individual of2ice doors should ba
tull height solid cora doors with
¢oat hooks behind each doar.

Locks are required for tha
Managuar’s Qffica, Stock Room and
Canfarance Roem. Latch zats ara
accoptable on the balanca of
individual offica doors.

A countar and cablnpoet te ba
installed In tha Staff Loungs to
provide space for the aink,
mierowava and any other alactyical
appliances.

The stock room should have pigeon-
holes for the mail and a &ounter
with locked doors tor the postage
matar, fax machina, ote.

’
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provided with a counter far the
computer. Leroot e Lot -
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e
iling. [ 51227 peecrn Il Py
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A dimmar switch should ba installed A~
en~potilights gathered in tha

centra of the room {n addition to
incandescant lighting,

Dua to thae extra heat producad by
tha PC’z and tha overhead projuctor
during training sessions, airc-
conditioning should be boostad for
thu comfort of all participants.

Two evlectrical outlets are to ba
installed on each wall, axcept tha
counter seccion which has to ba
traated separately. wa T Ve o

—

Partitions:

Outlata:

™

A3 por bullding scandard. If a building
standaxd has not beaen aestablizshed tha
partition should he painted drywall.

An adequate numbar of pewar and taelaphona
outlats ara to be furnished in all afficen
and at work station locations. The
Sacratarial staff, approximately 13 in
sunbar, locations are squipped with IBM
systam 38 equipmeant and sspaRrate
oircuit ocutlets should be included at thasze
stations. The Lundlerd shall not ba zeguirad
to aupply wire or hook up to computers,
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Comm, No.
Asvised Qcrober 15, 1993
PROGRAM Qcrceer 8, 1953
Sranch Managers Qffics 12200 = ke
Vico Prasident’s Offica 4x 150 = 500
Sales Mansqers Offics 5x200 = 1.000
Agent Cffics 29x100 = 2,900
Agent Qtfice 0x120 = 2,400
“AQent WYS - smad x40 = 360 Concantrix
“AQent 'M/S - iarge 4170 - 2 Sleex Trim
Exscutive Sscrery WiS 1270 = ]
Secretanas Wis Tx70 = 430
Receotionist (2 sharn 00 - 300 118 x 16)
Office Sucervisor's Qifica 1x100 = 100
*Training Aoom 1x700 = 700
*Clasing Reom 3x 10 - 300
“Stere Ream 1x220 = 220 Accass 2 Sides
Pigeon Holes
Coat Storage 40 - 10
*Caftes Room 1 %150 = 180
Faclites - opeaspzmily closed
ey, Covier, Fax, Comoutsr Equipment 12200 = 200
*Caay Room 1x75 « 7
2ranen CQifice 750 = 9
Suttenl 11,235
CGirculation Faczor (30%) 137
Yol Area Programmed 14,607

Lecate at intenor

Locate store room clote to sacratanes WIS - visible erzance

Loeatn gtfice suservisor 39i2Cent to secratacies
Locata cotfes room agjacent 1o ooen ares sttt

Locate medhwork on ptans, in waining ream,
PC room squiomant o te locateg

Summiey

in closing room

Actual Arez (1o line of class, inel. columns)
Actual Cuculaton (34 5°-0° wide ccmaars

Lenty

Total Usadis Area
Actual Creulaben Factor

Tieck reom, and coHes room

12.625
3.285
s )

15.310
22.3%
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11. Client/Design Firm Correspondence

ISy SUILDING
MEETING NO. | - START-UP MESTIMNG

OATE: Aoril 97, 1992 - 3roun Boargrasn
HINUTES_QF MESTING 3ISCUSSIONS:
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2ill - 1B Project Hanager
Ralph
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INTENT 0F MZET M5

To Zo=wrdinate the START-UP reiatedg %o
Larporate information Systems seve o the
Suilding.

1.0 START=-UP MEZ T INIG:

.1 “th Floar Tenant %o be LORPORATE TENANT
INFORMATION SEAVICES givision, currently CONF IRMED
tocated at Avenue.

.2 IS space will basically Se “soen alan“ QPEN

uzilizing axiatiag louar laval zar%izian
systems from Avanue, Pouar anc
communizations from cawling via powar noles,

SPRLE ZLAM

.3 IS equioment basivally Jeskses AC's, no FEO2ASED
mailn frame eguipmen: at :thils iasacien, 515 LOMFUTES
will ke tige s Local Area Networw

systam.

T

-+ LIS i1s 3 secure (garm aciesss flogr spacs.
Slavator ang Stair Loboies will ze auolis,

“ith acsass o LIS Sy Card roader.

t

MTS %2 <onfirm their “stangdars arset speq,”
@1Th STAri< raduwizicn Jack:ing.

I

lengral frojaes Timing was r
illustractea sn the 7
attached T3 thesa
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Appendix C:  Content Analysis Work Sheet Example

CONTENT ANALYSIS PROCEDURE:

1
2,
3.
4

Indicate each main heading or section of the document.

Identify whether line(L), graphic (G), or table (T).

Indicate lines, graphics, or tables that are simply explanatory.

Identify the component element(s) contained in the line(s), graphic, or table (if
not on existing component element lists, add it to the appropriate list or
establish a new main category and sub-category for it).

Indicate an example of the component element.

Classify component element into sub-category (if the existing sub-categories
are inappropriate, establish a new sub-category).

Classify sub-category into main category (if the existing main categories are
inappropriate, establish a new main category).

Indicate if component element refers to Present or Future.

DEFINITIONS:

Program Document: Documented information made available to plan, design,
manage, and/or use the space.

Work station: A individual work space.

Work group: A group of workstations or a single activity space.

Present: Information that is on existing conditions forecasted for initial occupancy
only.

Future: Information that is forecasted beyond initial occupancy.
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Content Analysis Work Sheet Example

PocuMENT: FUNCIICNRL. ZPAee PR eat CASE STUDY: CATE
) o4os503.
45 T3 : : Sl |ty
23z H|ex 2 3 SAFEINELE
e HEE > 2 ék‘f EA
9 9la D 1 & SFE S
TIE oF COMVENTS
L= Exftieroe - — -
PACTINL. SPACE PReaeall AfnaiiL DezlLAZATION
Ll- % ISipuriaToer] J——
X UIVE SUMMATY
A EXpL TR —
L2 VLKL LaraTlan) Testesy e 0 20, 2] Wi - comb:
L3 Qe LefeN 191 Pl S . N0 - e
L4 pusEl 1A% PUISE oF F.S.P PLEAS
- b X bescamon BMULENS TD MOVE N $
(9] Pod IMPL./ PROSEZT ASK.  |RQRE B2+ EuMms Sa.] GA D 7 PLANS <] U<
L8-9 Bgl- FEE. 81FE - LA oerfonl P0G - ol
Lo WG Loranon: Rlscs N 2 U7 . LOMD. N TX
Lo 4 Paleer Y/ o | Wotil on 2| Lo
L3 WHEW IS BEM L DS APTER. MXR WOBKC FEgp.i =L dvi§$ L
Us CCUBL CULIUG BUAISE. ToM ATMITIGUS  Ipef. COLDUE
Lig el ML /PlolE] ASES | MWMAN SEZad [TY L /LS
Lig floketr cogt LONET « LT - (S5 e <]
IMzoprTnes)
Li BPUAIATDR —
Lz PUOCELT PAPTIUPEMTS /i | BBAEL00 UL BVEIE - - PLAND
e K TARSES- ARLASIMG BY cupt | LA, - <
4 EPLArATOR - —_—
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Li~1 (=<flans To@) - —
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Appendix D:  List of Client Organization Interview Questions

Purpose
The purpose of this interview is to identify the ways in which the key people that were involved in the

project used the program information that was made available to him/her. The following questions need
not be asked in exactly this order, but indicate a general sequence which might be followed. Additional
questions may be added to probe for more information.

Did you have any specific role or responsibilities in the development of this space? If yes, what
were they?

In my review of the architect's files, I've identified a number of documents that contain
architectural programming information on this project. (Use the following prompts for each
document):

Are you familiar with this document? How did you use this information over the course of the
project? After the project? How would you say best describes the way you referred to this
document over the course of the project?

Were there any other program documents that you utilized at any time over the course of the
project that I may have missed? If so, please describe the information and how you used it.

Did you participate in reviewing the various design proposals prepared for the space? If yes, did
you use any of these program documents to help you evaluate the design proposals? If yes,
describe how you used that information to evaluate the proposals. How would you say best
describes the way in which you referred to the program documents when evaluating the design
proposals?

Did you review any of the changes to the design that were proposed over the course of the
project? If yes, did you use any of these program documents to help you evaluate these change
when they were proposed? If yes, describe how you used this information to help you evaluate
these proposed changes. How would you say best describes the way in which you referred to the
program documents when evaluating changes to the design?

Were the design issues identified for this project prioritized in any way? If yes, describe how
these issues were prioritized. How would you say these priorities were identified? Explain.

Have you personally conducted any kind of post-occupancy evaluation on the renovated space?
If yes, did you use any of these program documents to help you conduct the evalnation?
Describe how you used this information to help you conduct your POE., How would you say best
describes the way you referred to the program documents when conducting your POE?

Can you think of any other ways in which you personally may have used these program documents or
information? If yes, please describe.
Additional Questions:

Did you use any of these program documents to help you manage the staff relocation? If yes, please
describe.
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Appendix E:  List of Design Firm Interview Questions

Purpose
The purpose of this interview is to identify the ways in which various key people that were involved in

the project used the program information that was made available to him/her. The following questions
need not be asked in exactly this order, but indicate a general sequence which might be followed.
Additional questions may be added to probe for more information.

What was your role and specific responsibilities in the development of this space?

Was there anything different or unique about this project in terms of the process involved in developing
the architectural programs, design, and construction documents for this space? If yes, what was unique
or different about it?

Briefly describe the architectural programming process that took place over the course of this project:

In my review of the architect’s files, I've identified a number of documents that contain
architectural programming information on this project. (Use the following prompts for each
document):

Are you familiar with this document? How did you use this information over the course of the
project? After the project? How would you say best describes the way you referred to this
document over the course of the project?

Were there any other program documents that you utilized at any time over the course of the
project that I may have missed? If so, please describe the information and how you used it.

Did you do any of the design work on this project? If yes, did any of these program documents help you
in the creative process of coming up with design alternatives? If yes, describe how that information
helped you in this creative process. How would you say best describes the way in which you referred to
the program decuments during this process?

Did you participate in presenting the various design alternatives to the client? Did you use any of these
documents to help you present the design alternatives to the client? Describe how you used that
information to present the design alternatives to the client. How would you say best describes the way in
which you referred to the program documents during those presentations?

Did you participate in evaluating the various design proposals prepared for the space? If yes,
did you use any of these program documents to help you evaluate the design proposals? If yes,
describe how that information helped you to evaluate the proposals. How would you say best
describes the way you referred to the program documents when evaluating the design proposals?

Did you review any of the changes to the design that were proposed over the course of the
project? If yes, did you use any of these program documents to help you evaluate these change
when they were proposed? If yes, describe how you used this information to help you evaluate
these proposed changes. How would you say best describes the way you referred to the program
documents when evaluating changes to the design?

Were the design issues identified for this project prioritized in any way? If yes, describe how
these issues were prioritized. How would you say these priorities were identified? Explain.
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Have you personally conducted any kind of post-occupancy evaluation on the renovated space?
If yes, did you use any of these program documents to help you conduct the evaluation?
Describe how you used this information to help you conduct your POE. How would you say best
describes the way you referred to the program documents when conducting your POE?

Can you think of any other ways in which you personally may have used these program documents or
information? If yes, please describe.

Additional Questions:
Did you use any of these program documents to market your firm services?

Briefly describe how your project team was organized and the roles and responsibilities of your staff who
worked on it.

How was the client represented and who did they involve in the project?
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Appendix F:  List of General Contractor Interview Questions

Purpose
The purpose of this interview is to identify the ways in which various key people that were involved in

the project used the program information that was made available to him/her. The following questions
need not be asked in exactly this order, but indicate a general sequence which might be followed.
Additional questions may be added to probe for more information.

What was your role and specific responsibilities in the development of this space?

In my review of the architect's files, I've identified a number of documents that contain
architectural programming information on this project. (Use the following prompts for each
document):

Are you familiar with this document? How did you use this information over the course of the
project? After the project? How would you say best describes the way you referred to this
document over the course of the project?

Were there any other program documents that you utilized at any time over the course of the
project that I may have missed? If so, please describe the information and how you used it.

Did you participate in evaluating the various design proposals prepared for the space? If yes,
did you use any of these program documents to help you evaluate the design proposals? If yes,
describe how that information helped you to evaluate the proposals. How would you say best
describes the way you referred to the program documents when evaluating the design proposals?

Did you review any of the changes to the design that were proposed over the course of the
project? If yes, did you use any of these program documents to help you evaluate these change
when they were proposed? If yes, describe how you used this information to help you evaluate
these proposed changes. How would you say best describes the way you referred to the program
documents when evaluating changes to the design?

Have you personally conducted any kind of post-occupancy evaluation on the renovated space?
If yes, did you use any of these program documents to help you conduct the evaluation?
Describe how you used this information to help you conduct your POE, How would you say best
describes the way you referred to the program documents when conducting your POE?

Can you think of any other ways in which you personally may have used these program documents or
information? If yes, please describe.
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Appendix G:  Descriptions of How the Program Documents Were

Referred To

"Seldom or never used it"

You hardly ever referred to the information in the document over the course of

the project.

"In an indirect way"

You mostly referred to the document indirectly (i.e. mostly by memory).

"In an ad-hoc way"

You mostly referred to the document directly on an "as-you-need" type basis.

"In a systematic way"
You mostly referred to the document at pre-determined times in a very

methodical, formulated way.

"In a systematic way to measure performance"
You mostly referred to the document at pre-determined times in a very
methodical, formulated way to evaluate the performance of various project

conditions,
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Appendix H: Standard Introduction Memo

MEMO: July 13, 1994

TO:

FROM:

SUBJECT: Participation in University of Manitoba Corporate Office Programming
Study

A few weeks ago, Doug Mckay, a graduate student at the University of Manitoba, asked
if we would participate in a local study he is conducting for his masters thesis in
Architecture. The study involves several case studies on recently completed office
renovation projects here in Winnipeg. Specifically, Mr. McKay has asked if he could use
our new office space at as one of his case study sites.

The goals of the study include identifying the various ways in which the client
organization used the architectural program information made available to them. We feel
this study might give us some unique insight into how we used this kind of 1nf0rmat10n
and how it may be used in future projects.

This memo is to let you know that we have agreed to participate in the study, and would
ask for your cooperation.

Mr. McKay will be contacting you within the next few days to arrange an in-person
interview (out of town interviews will be conducted by telephone). The interviews will be
brief (10 to 15 minutes maximum) and made to accommodate your schedule. Mr. McKay
will be taking notes and tape recording the conversation as back-up. If you have any
strong objections to being recorded, please advise Mr. McKay when he contacts you so
other arrangements can be made. All information will remain confidential and the
identities of all participating companies and individuals will be masked in the final report.

Please contact me if you have any questions or concerns. Your cooperation is greatly
appreciated.
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Appendix I:  Survey Data for Case Study Site - A

Content Analysis
How the Program Documents Were Referred To
Ways In Which The Program Documents Were Used



CASE STUDY -A

INFORMATION ABOUT THE ORGANIZATION

STAFF PLANS CORPORATE CULTURE GOALS & OBJECTIVES WORK GROUPS
STAFF TYPES BUSINESS PLANS ORGARIZATIONAL STRUCTURE BUSINESS GOALS & OBJECTIVES WORK GROUP TYPES
STAFF AMOUNTS OPERATIONAL PLANS SOCIAL CULTURE 0 & M GOALS & OBJECTIVES WORK GROUP AMOUNTS
STAFF NAMES O & MPLANS CORPCRATE IMAGE PROJECT - SCHEDULE WORK GROUP NAMES
STAFF GENDER PROJECT - DESCRIPTION STAFF IMAGE PROJECT - BUDGET HISTORICALRATES OF GROWTH
STAFF LOCATION PROJECT - PARTICIPANTS CORPORATE HIERARCHY PROJECT - COST PROJECTIONS PROJECTED RATES OF GROWTH
STAEF OPINION RESULTS PROJECT - TASKS MNGMT - PHILOSOPHY PROJEGT - MPLEMENTATION
PROJECT ORGNZTNL STRUGCTURE
INFORMATION ABOUT THE ORGANIZATION'S OPERATING ENVIRONMENT
LAWS & REGULATIONS BUILDINGO & M BUSINESS CONDITIONS COMPETITIVE ACTIONS LABOR FORCE LEASE CONDITIONS
TAX LAWS PROPERTY VALUE BUSINESS MARKET CONDITIONS OTHER CCMPANY PLANS DEMOGRAPHICS LEASE RATES DEPT. CHARGE-BACK TERMS
BUILDING CODE REQUIREMENTS PROPERTY TAXES COMPETITION ACTIVITIES OTHER COMPANY ACTIONS TRENDS DURATION OF LEASE
BUILDING USE DEFINITIONS 0 3 MCOSTS ECONOMIC CONDITIONS OTHER COMPANY EXPERIENCES CHARACTERISTICS SIZE OF AREA LEASED
ZONING BYLAWS OFFICE MARKET CNDTNS TENANT IMPROVEMENT TERMS
LEGAL DESCRIPTIONS PAST OFFICE MARKET CNDTNS LANDLORD IMPROVEMENT TERMS
INSURANGE TERMS
INFORMATION ABOUT THE PHYSICAL CONDITIONS WITHIN EXISTING OR PROPOSED SPACES
QUTSIDE CONDITIONS BUILDING CONDITIONS BLDG. L.T. CONDITIONS WORK GROUP COND. WORK STATION CONDITIONS FURNITURE & EQUIP. LAYOQUTS
CLIMATE BUILDING FINISHES T - NETWORK EQUIF TYPES F |SIZES F |TYPE IT - EQUIP SIZES "IFURNITURE - TYPES FLOOR
EXTERNAL SECURITY BUILDING HISTORY IT - NETWORK EQUIP LOCATION LOCATION SIZE IT - EQUIP AMCUNTS FURMITURE - BRAND NAMES WORK GROUP
NEIGHBOURHOOD CHRCTRTCS BUILDING SIZE IT - NETWORK EQUIP AMOUNTS SECURITY AMOUNTS IT - EQUIP LOCATIONS {FURNITURE - SIZES WORK STATION
SITE ACCESS (CAR, PEDESTR ) BUILDING IMAGE T - NETWORK EQUIP DETAILS MAGE LOCATION T - EQUIP DETAILS | FURNITURE - AMOUNTS CIRCULATION CONDITIONS
PARKING TYPES BUILDING SECURITY IT - HORIZONTAL DISTRIBUTION FLEXIBILITY FLOOR LOADING T - EQUIP MANUFACTURERS FURNITURE - LOCATIONS
PARKING AMOUNTS BUILDING STRUCTURE T - FEEDER/RISER MEETING REQMTS STORAGE REQM'TS T - SURGE & NGISE REQMTS FURNITURE . ERGONOMICS
PARKING LOCATIONS BUILDING FENSTRATION IT - RISER/DIST SHIELDING ACOUSTICS SECURITY T - GROUNDING REQM'TS |FURNITURE - DETAILS
PARKING CONDITIONS BUILDING DOOR HARDWARE IT - GROUNDING PRIVAGY PARTITION - TYPES IT - POWER REQW'TS EQUIP - TYPES
PUBLIC TRANSIT HVAG SYSTEMS IT - SECURITY AMBIANCE PARTITION - FINISH QUALITIES EQUIP - SIZES
BUILDING LOCATION PLUMBING SYSTEMS T - HUMIDITY/DUST CONTROL, NATURAL LIGHTING PARTITION - DETAILS EQUIP - AMOUNTS
SITE SIZE HUMIDIFICATION SYSTEMS IT - SURGE & NOISE PRCTECTION HISTORICAL ACCMMOTN INFO CEILING - TYPES EQUIP - LOCATIONS
AMENITIES TEMPERATURE CONTROLS IT - CABLING DETAILS WINDOW TREATMENTS CEILING - FINISH QUALITIES EQUIP - DETAILS
LANDSCAPING CONDITIONS FIRE SUPRESSION SYSTEMS TEL - BUILDING SERVICE SIGNAGE REQM'TS CEILING - DETAILS 5YS FURNITURE - CABLE CAP
FIRE ALARM SYSTEMS TEL - FEEDER/RISER PLANTING FLOOR - TYPES SYS FURNITURE - ELEC RECP DIST
AMBIENT LIGHTING SYSTEMS TEL - RISER/DIST. SHIELDING ART VWORK FLOOR - FINISH QUALITIES SYS FURNITURE - BRAND NAMES

SERVICE AREA - TYPES
SERVICE AREA - SITES
SERVIGE AREA - AMOUNTS
SERVICE AREA - LOCATIONS
PROJECT LOCATION
PROJECT SIZE

TEL - HORIZ DISTRIBUTION

TEL - SECURITY

TEL « REGULATIONS

SAT - TYPES

SAT - DETAILS

ELEC - BLDG SERVICE CNDTNS
ELEC - FEED/RISER

ELEC - HORIZ DISTRIBUTION
ELEC - RISER/MOR SHIELDING
ELEC - GROUNDING CONDITIONS
ELEC - SURGE & NOISE CNDTNS

ELEC - BACK-UP

HVAC - SYSTEM TYPES

HVAC - §YSTEM LOCATIONS
HVAC - SYSTEM DETAILS
HUMIDITY CONTRQL
TEMPERATURE

VENTILATION

POLLUTICN & DUST CONTROL
LIGHTING LEVELS

FLOOR - DETAILS

MATERIAL COLOURS

LIGHTING - FIXTURE TYPES
LIGHTING - FIXTURE LOCATION
LIGHTING - FIXTURE DETAILS
ELEC - RECEPTICAL TYPE

ELEC - RECEPTICAL AMOUNTS
ELEC - RECEPTICAL LOCATIONS
PLUMBING - FIXTURE TYPES
PLUMBING - FIXTURE LOCATIONS
PLUMBING - FIXTURE DETAILS
IT - EQUIP TYPES

SYSF

PNITURE - DETAILS

INFORMATION ABOUT INDIVIDUAL WORK STYLES AND JOB FUNCTIONS WITHIN THE ORGANIZATION

TASK ANALYSIS ADJACENCIES COMMUNICATION HUMAN FACTORS
WHAT IS BEING DONE INDIVIDUAL / WORK STATION TYPES TEMPERATURE MATURAL LIGHTING
HOW IS IT BEING DONE WORK GRQUP FREQUENCIES VENTILATION VIEWESIGHTLINES
WHEN IS IT BEING DONE BUILDING LOCATION HURMIDITY
WHY 1S IT BEING DONE SITE TIME POLLUTION & DUST CONTROL ENING CHRUTRTCS

WHO IS DOING WHAT

SEQUENCE OF gVENTS ACOUSTICS IONSIFRICRITIES
TYPE OF WORK PRIVACY

MEETING CONDITIONS

AMBIANCE

QEGREE OF IMPORTANCE

LIGHTING CONTROL

33 ASSESEMENTS

BOLD TEXT - Indicates information type WAS identified in the content analysis of the program decuments

LIGHT TEAT - Indicates information type WAS NOT identified in the content analysis of the program documents.

F - Indicates the information type identified refered to conditions beyond the inifial occupancy of the space.
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0 - Respondent did not respond and/or did not identify program document
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** - Occupants of the renovated space.

0 - Respondent a) was not interviewed, b) did not respond, c) did not apply




167
Appendix J:  Survey Data for Case Study Site - B
Content Analysis

How the Program Documents Were Referred To
Ways In Which The Program Documents Were Used



CASE STUDY -B

INFORMATION ABOUT THE ORGANIZATION

STAFF PLANS CORPORATE CULTURE GOALS & OBJEGTIVES WORK GROUPS
STAFF TYPES BUSINESS PLANS CORGANIZATIONAL STRUCTURE BUSINESS GOALS & QBJECTIVES WORK GROUP TYPES
STAFF AMOUNTS F |OPERATIONAL PLANS SOCIAL CULTURE F |0 & M GOALS & OBJECTIVES WORK GROUP AMOUNTS
STAFF NAMES O &MPLANS CORPORATE IMAGE PROJECT - SCHEDULE WORK GROUP NAMES
STAFF GENDER PROJECT - DESCRIFTION STAFF IMAGE PROJECT - BUDGET HISTORICALRATES OF GRCWTH

STAFF LOCATION
STAFF OPINION RESULTS

PROJECT - PARTICIPANTS
PROJECT - TASKS

CORPORATE HIERARCHY
MNGMT - PHILOSOPHY
PROJECT ORGNZTNL STRUCTURE

PROJECT - COST PROJECTIONS
PROJECT - IMPLEMENTATION

PROJECTED RATES OF GROWTH

INFORMATION ABOUT THE ORGANI

ZATION'S OPERATING ENVIRONMENT

SERVICE AREA - TYPES
SERVICE AREA - BIZES
SERVICE AREA - AMOUNTS
SERVICE AREA - LOCATIONS
PROJECT LOCATION
PROJECT SIZE

TEL - HORIZ DISTRIBUTION

TEL - SECURITY

TEL - REGULATIONS

SAT - TYPES

SAT - DETAILS

ELEC - BLDG SERVICE CNDTNS
ELEC - FEED/RISER

ELEC - HORIZ DISTRIBUTION
ELEC - RISER/HOR SHIELDING
ELEC - GROUNDING CONDITIONS
ELEC - SURGE & NOISE CNDTNS

ELEC - BACK-UP

HVAC - SYSTEM TYPES

HVAC - BYSTEM LOCATIONS
HWYAC - SYSTEM DETAILS
HUMIDITY CONTROL
TEMPERATURE

VENTILATION

POLLUTION & DUST CONTROL
LIGHTING LEVELS

F

FLOOR - DETAILS

MATERIAL COLOURS

LIGHTING - FIXTURE TYPES
LIGHTING - FIXTURE LOCATION
LIGHTING - FIXTURE DETAILS
ELEC - RECEPTICAL TYPE

ELEC - RECEPTICAL AMOUNTS
ELEC - RECEPTICAL LOCATIONS
PLUMBING - FIXTURE TYPES
PLUMBING - FIXTURE LOCATIONS
PLUMBING - FIXTURE DETAILS
IT - EQUIP TYPES

LAWS & REGULATIONS BUILDING O & M BUSINESS CONDITICNS COMPETITIVE ACTIONS LABOR FORCE LEASE CONDITIONS
TAX LAWS PROPERTY VALUE BUSINESS MARKET CONDITIONS OTHER COMPANY PLANS DEMOGRAPHICS LEASE RATES DEPT. CHARGE-BACK TERMS
BUILDING CODE REQUIREMENTS PROPERTY TAXES COMPETITION ACTIVITIES THER COMPANY ACTIONS TRENDS DURATION OF LEASE
BUILDING USE DEFINITIONS 0 &M COSTS ECONOMIC CONDITIONS OTHER COMPANY EXPERIENCES CHARACTERISTICS SIZE OF AREA LEASED
ZONING BYLAWS OFFICE MARKET CNDTNS TENANT IMPROVEMENT TERMS
LEGAL DESCRIPTIONS PAST OFFICE MARKET CNDTNS LANDLORD IMPROVEMENT TERMS
INSURANCE TERMS
INFORMATION ABOUT THE PHYSICAL CONDITIONS WITHIN EXISTING OR PROPOSED SPACES
CUTSIDE CONDITIONS BUILDING CONDITIONS BLDG. I.T. CONDITIONS WORK GROUP COND. WORK STATION CONDITIONS FURNITURE & EQUIP. LAYOUTS
CLIMATE BUILDING FINISHES IT - NETWORK EQUIP TYPES SIZES F |[TYPE IT - EQUIP SIZES FURNITURE - TYPES FLOOR
EXTERNAL SECURITY BUILDING HISTORY IT - NETWORK EQUIP LOCATION LOCATION SIZE IT - EQUIP AMOUNTS FURNITURE - BRAND NAMES WORK GROUP
NEIGHBOURHOOD CHRCTRTCS |BUILDING SIZE IT - NETWORK EQUIIP AMOUNTS SECURITY AMOUNTS IT - EQUIP LOCATIONS FURNITURE - SIZES WORK STATION
SITE ACCESS (CAR. PEDESTR.) BUILDING IMAGE iT - NETWORK EQUIP DETAILS IMAGE LOCATION IT - SQUIP DETAILS FURNITURE - AMOUNTS CIRCULATION CONDITIONS
PARKING TYPES BUILDING SECURITY IT - HORIZONTAL DISTRIBUTION F |FLEXIBILITY FLOOR LOADING IT - EQUIP MANUFACTURERS FURNITURE - LOCATIONS
PARKING AMOUNTS BUILDING STRUCTURE IT - FEEDER/RISER MEETING REQMTS STORAGE REQM'TS IT - SURGE & NOISE REQMTS FURNITURE - ERGONOMICS
PARKING LOCATIONS BUILDING FENSTRATION IT - RISER/DIST SHIELDING ACOUSTICS SECURITY iT - GROUNDING REQMTS F [FURNITURE - DETAILS
PARKING CONDITIONS BUILDING DCOR HARDWARE IT - GROUNDING PRIVACY PARTITION - TYPES IT - POWER REQMTS EQUIP - TYPES
PUBLIC TRANSIT HVAC SYSTEMS T - SECURITY AMBIANCE PARTITION - FINISH QUALITIES EQUIP - SIZES
BUILDING LOCATION PLUMBING SYSTEMS iT - HUMIDITY/DUST GONTROL NATURAL LIGHTING PARTITION - DETAILS EQUIP - AMOUNTS
SITE SIZE HUMIDIFICATION SYSTEMS IT - SURGE & NOISE PROTECTION HISTORICAL ACCMMDTN INFO CEILING - TYPES EQUIP - LOCATIONS
AMENITIES TEMPERATURE CONTROLS IT - CABLING DETAILS WINDOW TREATMENTS CEILING - FINISH QUALITIES EQUIP - DETAILS
LANDSCAPING CONDITIONS FIRE SUPRESSION SYSTEMS TEL - BUILDING SERVICE SIGNAGE REQMTS CEILING - DETAILS SYS FURNITURE - CABLE CAP
FIRE ALARM SYSTEMS TEL - FEEDER/RISER PLANTING FLOOR - TYPES $YS FURNITURE - ELEC RECP DIST
AMBIENT LIGHTING SYSTEMS TEL - RISER/DIST. SHIELDING ART WORK FLOOR - FINISH QUALITIES SYS FURNITURE - BRAND NAMES

SYS FURNITURE - DETAILS

INFORMATION ABOUT INDIVIDUAL WORK STYLES AND JOB FUNCTIONS WITHIN THE ORGANIZATION

TASK ANALYSIS ADJACENCIES COMMUNICATION HUMAN FACTORS
WHAT IS BEING DONE INDIVIDUAL / WORK STATION TYPES URE NATURAL LIGHTING
HOW IS IT BEING DONE WORK GROUP FREQUENGIES - VIEWS/SIGHTUINES
WHEN {S IT BEING DONE BUILDING LOCATION H ODOURS
WWHY IS 1T BEING DONE SITE TIME POLLUTION & DUST CONTROL IND SCREENING CHRCTRTGS

WHO {5 DOING WHAT

DEGREE OF IMPORTANCE

LIGHTING CONTROL

IND. STRESS ASSESSMENTS

SEQUENCE OF EVENTS ACOUSTICS IND PERCEPTIONS/FRICRITIES

TYPE OF WORK PRIVACY IMD PRODUCTIVITY ASSESSMENTS
MEETING CONDITICNS IND INTERACTION NEEDS
AMBIANGE

BOLD TEXT - Indicates information type WAS identified in the content analysis of the program documents

LIGHT TEXT - Indicates information type WAS NOT identified in the content analysis of the program documents.

F - Indicates the information type identified refered to conditions beyond the initial occupancy of the space.
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- Document was not included in the content analysis and/or identified during the interview process
** - Occupants of the renovated space

0 - Respondent did not respond and/or did not identify program document
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** « Qccupants of the renovated space.

0 - Respondent a) was not interviewed, b) did not respond, ¢) did not apply
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Appendix K:  Survey Data for Case Study Site - C
Content Analysis

How the Program Documents Were Referred To
Ways In Which The Program Documents Were Used



CASE STUDY -C

INFORMATION ABOUT THE ORGANIZATION

STAFF PLANS ] CORPORATE CULTURE GOALS & OBJECTIVES WORK GROUPS
F |STAFF TYPES F |BUSINESS PLANS ORGANIZATIONAL STRUCTURE F IBUSINESS GOALS & OBJECTIVES WORK GROUP TYPES
STAFF AMOUNTS OPERATIONAL PLANS SOCIAL CULTURE 0O & M GOALS & OBJECTIVES WORK GROUP AMOUNTS
STAFF NAMES O & M PLANS CORPORATE IMAGE PROJECT - SCHEDULE WORK GROUP NAMES
F |STAFF GENDER PROJECT - DESCRIPTION STAFF IMAGE PROJECT - BUDGET HISTORICALRATES OF GROWTH

STAFF LOCATION
STAFF OPINION RESULTS

PROJECT - PARTICIPANTS
PRO