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by Allc. D.vlnc, CPM', FPA

UUl,h p"n.il pokcd ovcr rracing prper, the architcct
sketchcs plans for a ncw olfice. A cornice herc, a down-

lighr rhcrc. Fivc minures and four glass-block otliccs htcr,

thc spacc planning mcetint has carc.ned wildly out of

conrrol, and (h€ properry managcr silendy rchearscs ways

ro rcll rhe prospccrivc renant it cannot afford .his Tri

Majal of an ofticc.
with some kcy tips garnercd from architects and leas-

ing personnel, properry mrnagcn can avoid this scenrrio

rnd insrcad conducr rn cffccnvc rpace plan mceting.

Wha|r io Draw

A disorganized spacc planning sesion oftcn resuln from

inappropriare riming. ft is difficult for even the rnosr ral-

enred rrchirecr m formrlrre r space plan when r landlord

has nor qualificd a tcnant or a tenanr has nor rhoughttully

anticipatcd the type of ol{ice ir will need. Thc rcsuhs will

be an cxpensivc exercise ofvrlue ro no ooe.

Because rhe landlord rypically bean space planning

cosrs. ir is prudenr ro €strblish some basic tenrnt qurlifica'

A Manager's Guide to

Successful Space Plans

tion critcria bcforc undcrtaking any plans. Do thc tcnant!

linancials justily the propo'cd lelse cost? Is your building

rhe rcnanr's firsr choicc? In tight markcts, landlords mry

require a lcncr of intcnt prior ro spacc phnnin& ln soft

markes. a landlord may be sadsicd knowing that a rcnant

is sincere ebou( rclocating, ind not simply shopping thc

marker ro procurc a bencr ratc. In eirher;nstinc., you necd

somc critcria to ensure markcring tunds are wcllspcnt.

In a rccenr survey of top-norch commcrcial architec-

rural firms on rhe Vesr Coast. Scott Srcph€ns, vicc

prcsidenr and regional opcrations managcr of Vikon

Conrerstone. found commcrcial space planningcosts rangc

from $0.l5 to $0.35 pcr rcntable squarc foot. Assuming a

5,000-square-foor space and $0.25lrsf planning costs. the

landlord would spend $1,250 for initialspace planning-

hardly an amounr ro wasrc on a nonviable renanr. Vhile it

may be posiblc to lower space planning costs by working

wirh an in-housc planner or using rhe scrviccs ofstudents

ar a local architectural or design school, the coss ofspace
phnning should nor be mken lighrly.
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Occasionallv a renanri urgcncv ro
move ncccsitrtes a spac< plan before
a landlord can qual i6 a teranr.
Undcr thosc circumsranccs, one solu-
rion ro rhis dilemma is for rhe tenanr
to indemnifr the landlord for rhe cosr
of thc space plan. In rhe evenr rhat
vou do nor approvc rhc tcnanr\
financials or thar rhc tcnanr docs nor
sign a leare, thc landlord can reck
reimbursemenr for the cost of spacc
planning. Even bcncr, rhr tenant crn
pay rhc architen iniriallr,, and dre
landlord u'ill rcimburse rhc tcnanr
oncc lcasc requirenrenrs arc tul6lled.
Your attornev should rcries rhn let-

Bccausc rn indemnificrrr<n lcrrcr
cxpedi'es rhc lelsing proccss $,irhout
qual;toing ircms kuch as linanci*),
pressur. ro dclitcr thc ircms can bc
lifrcd from thc tenrnt. Should rhe
ttnant later produce rveal financink,
choosing nor ro consummatc rhe
leasc becomcs more diFllcult as borh
part ies have inrcsred t ime rnd
rcsources. Consenarne landlords usc
indemn;6carion Iener judiciouslv

Ererclslng Control
Ar thc conrr.crinS prrn, tle land-
lord! reprcsentarive musr conrrol
what space plan informa(ion goes ro
the tcnansand how rhat informarion
rs communicared. Do nor allos the
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architcc or drr conracror () scn( is
iDr€rncdiar ies. ' fhe Iandlord sh,,utd
hosr rll mecrings: npprorc.rll corc-
spondence, esr imates, and pi ,rns
before theyarc sent ro the tcnant: and
oversec thc complction of rll worh.
This ovtrsig|r cnsurcs rhat rncerings
nn cfficicnt and rhar u,orl, is ofr high
quali$r Jusr is inrtorriDd\r rhc sprc(
planning phase rllos,s lou t,, ftxgr r
rclrrionship with rhc prcspectirc rcn-
anr and decrsion nrnkcr:

The llrdbrd also hrs drc rcspon-
ribilin of cnsuring tlr,rr dr. 5l'.rcc
planning proccs is srnooth rncl ctll,
c icnt.  Conrrrunicare si th r l re
rrchitect ahead of tinrc regrrding rhc
anric i tnrcd rcn:rnr iDpro!(nrcnr
hLrdger.  rhc r tnanri  nrds, rnd thc
nrcenrg ancndc!\. Conlsh & (lircr

Connrercials Scnior vi€( I , r( \ idenr
Bob (;arn€! says orrc of thr nrrxt
rmportanr el€D(nrs is hnring rLc
architect undcnr:rnd rhc (dcrt)

taf t 'n ierer. . .doDr phn r 535 rcnrnr
spice on a 55 a foor rlkrr:rncc.
AlrhoL,sh rhe archirect shouLl ncyrr
discLFs rhe economic poirrs of tlrc
lease dcal wirh the renanr,  hudccr
knowledce \!ill h.lp rhurclli'ccr
design rld value-cneireer thr plar-
so that rou doni r ind up rr i th r
c?s€adjng lourraiD in the renanri
recepr;on arc. on r sp.rrin ill(nv.nccl
Should rhis n1x ot phnninr: rnor

occur. rhe lardlord rnd rhc trrckcr
frt rhc challtrging rask ot rcrdiusr
ing the tenut\ expctrrrions.

. l  
hc landbrd-ard posiblr  rhe

ryacc phnner-slrtnld lisir rhe ro,,
rnr i  cxnr ing suirc in adrrncc of rhr
space planning 

'nccr iDg 'o 
hel l ,

undcrtand thc tcn;rnt\ perspccrilc.
thc difTcrenccs bcnvecn rhc c:risring
stace ind rhc prospcctnc rirc. rnd
gcner.rl oflicc operirbns. .lhn 

ri$ir
nri! h(lp rsceriain rn! sP(ciil stic(
ncctls t|e rcnnnr has ovcrlookcd.

Kno\ '  lour o\r  buikt iDe lr i rcs.
WrlL thc rirc ro rcfrcsh rour nrenr
orr:  Arc f i r ) ishes in good.ondi ' i ( ) ' r :
\\'h(r( is (h( cnrrr door? \\'har rrc
thc rscrs nnd dcrr intnrs r l  rhe suirc?
\'()u ar( rh(n ltncr prepnrcd ro rrq
gcsr rnr;nrpncn,enrs.rnd ro lscs
rh. s l , : rc( pi in.  ( i ) ' r r(ncl ! .  ( l (D,d,, .

of  rhc cr i , r ing r i rc nr;rr  bc rcnirct i ,
rcsuhing in k*cr Lonsrnrcr i ,n cors.

Nicli ltr.rc()'r. princifrl ot Srn
Ijrincisco-brscd lircruron Archirc.ts,
h. l i ( f (s i r  i \  inrponanr ro rnJlvc
!our t) l r i ld ing trel i r rc pl , rrrning in
(,rd(r  r( '  nr i , r in, i , f  e l lc r : rpcnses
such r conprnnrnnl iz iu ot l icc
rprcc. rc l t l ing l l rc r lu,rr .  ctc I t r
undc^nni l ine rh( \c.rkD.ses ot x
huiki ins f(rn ln (xi \ r ins . ,ndpoiIr
rnd knosinq r rcnrnr i  ol l lcc l rroLrr
i ( l tu ir .nreD'5,

r lkrvrncs rrrnr cf l lc icnr lr .

A Product lva Procas3
Ar drc snfi of rhc nr(tirg. rur
slmuld irtroducc rhc .rrchittcr rnd
(xpl. iD rhe spicc planning prrcts.
IieDr(nrber ir is r rtlrc rcnrnr conrcr
srnt s i rh planning-smoorh rhc
proce* br rel l ine rhc renrnt shrr ro

ln DlrnI c.scs. rhc proccs s;ll
bcgin wirh the rrchi tecr:rsking r  scr
ol  ! rosr.n,mins qucsrions :rnd



rh€n preprr ing some pr€l iminarv
skrrches. \flhile rechnologv orTen
paperles leasing took ro rhe rerl
estare indusrn', manv archirecs rnd
tenrnrs srill rclv on old-hsh;oned
paper and pencil. replete r.irh craser.
Srock vour office rvith rracing paper,
"as buili blucprins. a scalcd rLrlcr.
building srrndard painr :rnd crryer
finishcs. erc. Space planning mcerings
arc gcncrallv held rr the building
rnanagemenr otlice. so rhat voLr crn
conr<niendr' !irir rhe prospe.(n'c
suite.  A suirc r is i r  also:r l lorvs rhe
prosp€ct io take o$rcrship.

Archi.ects speil r srrangc lan-
guagc oflines, doned lincs. trinngles,
and circlcs. lrlrm rhese svmbols rnd
other architectur:rl nonrenclature tu
bccomc flLrcnt. Duringrhc sprcc plan
mceting, vou rvill undcntand ex:rcdl
whar is b€ing drawn ind ca'r become
a rmnslator of sorrs for voLrr renant.
Like thc Pig l-atin ol old, vou ll rko
h.t,c r uniquc langurgc to conrnrrrni,
catc sirh voLrr archirecr while rhr
rcnatrt mnY nor urderst,rnd :rll rhr
nuances. For insmncc. asumc vou
ask voLrr archirect ifn sidelighr woukl
qork much tltrrcr rhan gl$s bk{k.
This shonhand hnguagc relk rhc
archirecr ro suggest r less cosrlv ahcr
Datilc $,irhot'r €xprcsslv sifing $'ch
in front of the renrnt.  Ofcoun< this
ako rsunres you knorv vour unir
prices and rhat vou realize ghs block
k signilcandl more expcnsivc.

Use rour conrmcror to educrre
lourself on Lrnit cosrs. \bu can prc,
pare a sheer of tlre nrost connron
unns used in renant imprormenrs

kee rhe sidebir). Ther have loLrr
conrracror assign i price. Remcnrl,er
to add rhe conrracrori olerhe;d ud
profit onto each unir price.

Shonll rfter the mcering. t|e
archheo should conrplere a space

plan for drc renrnri appmval. Most
archirccrs uill hrre r predetermined
Iead tinre for producing space plans
based on squrre footage. In rhe case
ofa smal lsuire (1,500 square feet or
under), thc renrnr should be rble to
leave thc meeting wirh a space pbn
in hand. For largcr sLrires, cxpecr a
longer nrrnrround timc of r$'o to
fivc davs which is morc appropriatc.
Make sure rour rrchitect finishes t|e
space plan on r ime, as you promiscd.
Your r imcl ines :rnd organizar ion
spcak ro vour qualiry ofservice as a
landlord.

Sp.c6 Plennlng Ar Markot lng
Tcranrs often complctcspacc plans in
one or rwo contender buildings prior
to makinga 0 nal lcase decision. Thus,
rhc space pbn is rnother opporruniq'
r<' csrablish vour building as drc forc-
runner ro comperidon. The space
pl.rn should bc well drrwn and clean
ofderails v,:rs not roconfLrser renrnt.
Most landlords h:rvr r spacc pl;rn
givcn ro rhe renanr ;rnd a nrore
dctailed pricing plnn prcscnred ro rhc
conrracror for quores. The space plan
gilcn ro rhe renant slrould notedoon,
prrriri<,rx. elecrrical, and r kirchcn (il'

appl icrblc).

sonrcrinres i pl:rn looks |lerrcr
with fLrminrre or plants dr.tvr ir or
rrrwork rn.rs indicated. V/hilc rhese
woni n(.sirilv lx consrnrcred bl
thc landlord (rnd should bc narhcd
is N1C. no( includcd iD conrracr. oo
the plans. such inchrsions gi\c rl)e
tcn:urr ir b.rrer feel for the sp;rce.
Pmvide rhc renant wirh m'o sprce
pl inst one idenri f ies rhe lar ioL's
off:ices wirh specific enrplovee nrmes
slilc thc othrr shosr ofices s'ithour
names.-Ihis rrl the tenant car plor
emploree locarions ard can rlrc c;r
culire rhe "clern spicc pl.n sirhour

r:i

ti':':..1

gcncririns r rash of office polirio
rcgardnrg scaring locirions.

Hrve rhe renanr rake furthcr own-
crship of thc wirc bv lht ing rhc
co'llp:rnll\ nlnle, nes suire nunrbcr.

anrl I'Lrilding addrcs on rht spacc
plrrn. l.isr rhr rcntable square footage,
bur onrjr rhc uuble squarc icx,tagc
(rvhich bcgs a tcnanr ro fcrus on rlrr
anrunt oi rent it is paling versus rhe
sprrcc rcnnllr uscd).

l)clilcr rhc sprc plan ir prson if
posiblc.  rnd rer ies rhc phn ui t l  t |e
tenant. Somc renanrs havc r difficuh
rinrc risMlizing sprcc. rnd your brief-
iDg regirding parh of travel, rhe
drawing scale. erc., uill asisr in deci'
phcriDg tu phn. B€rrcr. \,or'll rcc€n€
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thc rcnanr! immcdbre f.dback.
Should thc tcnant han any minor
changa, you can rchy thcs ro thc
tchit.ct for r prompt rcvision.
bndlordr typicdly rcqui.c thc rcn-
.nts inirials o. signaNrc of,
thc :pprovcd spa(! phn. Bcceuse
rhis phn will bc conrtncd into con-
strucdon documcnB, ir is impor|rnr
th.t .[ p€ni.s rrc in.grc.dcnr.

Staylng Fl6r lble
"lbdayi focu: is on nfing ofticcs
mr.sablc," srys Brcrcton. Hc norcs
that specc plmning trcnds lcan
tom.d "dc.igning morc and morc
gcncric spccs to dlov for company
flcribiliry O6ccs arc gcrting smallcc
end company sundrrds fcrcr.' Thc
@mbination ofpaintul t980s harkct
downturns couplcd with 6rms' ncccs-

sry busincss plans for cxit stntcgics
providc inccntivcs to dcsign ofiiccs
that appal to z multitudc of uscrs.

Onc mahod to cnsurc flcxibiliry
is to s<tk standard officc sircs th:t rn
bc uscd for a varicty of purposcs.
Stendard priurc oftica arc l0 6ct by
12 ftct, but rrchitcca zto rc plan-
ning l3-fcct by l5-Gct oficcs rhat
allow for additioml confcrcncing
options. Spr<6 rvcnging 12 fcct by
15 ftct erc ncithcr tuh nor fowl; thcy
us€ tnorc specc but dont dlow for
rnud morc then r dcslq cr€dcn?:,
and sidc chrir. Whilc priyrrc v.rsus
opcn ofiicrs trcnds continuc to fluc-
tu c, Brcrcron b€lic'6 rh.t ir is
importmt to raain aisting pcrimc-
tcr officer if posiblc in ordcr to
minimiz. construction costs.
C-ons$uction in thcs. .rcas is p.nic-
ulerly costly bceusc of scpar:tcly
,oncd HVAC, s.pcnrc lbhting, .nd
rddd dcmolition cxpcrxa.

Plannlng Prya
By knowing thc premctcrs of your
t.hant imProvcm.nt rllowrncc,
undcrsonding how erchitccts work,
ncmorizing basic unit pdca, and
strlng focustd, you will conduct
b€rtcr sp.cc planning meingr. Your
gntctul rcnant will apprcciatc thc
work, end thc subscqucnt construc-
tion .nd movc-in will go much morc
smood y---laying rlc fouod.tion fo.
r solid, long+crrn rclationship.

Note: fhis a.tlcle lses lha @.d .atchL

Gcl- lo rcfat to ellhe. archttact ot space

Ali.e Oevine, CPM, RPA, t5th€ dtrecrorot
mafkering al wlson corne.stone
Properties (to.heny ul an witson &
assocaates). she has 15 yea.s ot teasing
and p.operty management exoerience
and holds a LA. in economics from the
unirers(y of Calitornia ar Berk€tey.


