FEATURE ARTICLE

oday’s buildings incorporate a

wide array of new technologies

that enable owners and proper-
ty managers to achieve cost-effective op-
erations, reduced capital equipment
and operational expenses, remote man-
agement capabilities, enhanced comfort
and security features, and energy sav-
ings. Intelligent buildings not only
offer a professional appearance, they
can help corporations to save money,
energy and time, providing a competi-
tive edge.

Intelligent device networks facilitate
the exchange of real-time information
between remote devices and mission-
critical applications and building sys-
tems. These "smart" devices have the
ability to communicate with each other
over wireless or wireline communica-
tions pathways, including existing
power lines. Increasingly, property
owners, architects, and developers are
realizing the value of a single, non-pro-
prietary Building Automation System
(BAS). Some of these benefits, as we
will examine, include: the freedom for
the system to grow and expand with
corporate needs, enabling remote mon-
itoring and repair, flexibility to extrap-
olate data for a single site or view infor-
mation on the whole, the ability to set
company standards across a portfolio of
properties, etc. Why should corpora-
tions and building managers consider
open building automation systems?
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Greater efficiency, cost savings and
energy automation

Building Automation Systems not
only "look nice", they provide many
business benefits to corporations that
adopt them. By networking everyday
devices—such as lighting, AV equip-
ment, security systems, air condition-
ing and other systems—corporations can
gain greater efficiency throughout head-
quarters and satellite buildings. Devices
can be programmed at certain levels, to
turn on only when required, to shut off
after hours, to interact with other de-
vices for increased conservation, etc.,

etc. Open building automation systems
provide cost savings and a professional
atmosphere and improved work envi-
ronment. With limited resources on
the planet, corporate conservation is be-
coming increasingly important, and
more often expected by outside groups.

Remote monitoring and repair
Frequently accessible through the In-
ternet, an intelligent device network
gives owners and facility managers a
real-time, detailed view of every system
throughout the building or campus—
from HVAC and lighting, to security
and landscaping irrigation—24 hours a



day, 7 days a week from any location.
Alarms indicating fluctuations in equip-
ment performance often enable man-
agers to anticipate problems before the
system fails. Scheduled repairs, and
even repairs done remotely through the
network, replace costly breakdowns. As
a result, systems are maintained with
minimal disruption to tenants. Adjust-
ments to air handlers, lighting, and
heating or cooling can often be done
online. Improved preventive mainte-
nance leads to longer equipment life,
again reducing costs.

Greater efficiency

This ability to remotely access real-
time information through device net-
works allows building operations to be
far more efficient. The operator can be
at the building site or at a remote loca-
tion and access the devices via the In-
ternet using a PC. This remote control
is enabled by an Internet Protocol (IP)

backbone to route the building’s sub-
systems data to the remote operator. It
allows for the management of critical
functions like energy management, se-
curity, lighting, and inventory control
from corporate headquarters, or even
using a laptop with mobile Internet ac-
cess.

With immediate access to informa-
tion on a single building or a fleet of
stores, property managers can be far
more efficient. No longer must each
system be monitored and managed in-
dividually. One manager can effectively
and efficiently manage a portfolio of
sites with millions of square feet —
across the US or around the world. This
reduces labor costs by allowing build-
ing management companies, such as
KENMARK to bundle service agree-
ments and efficiently deploy mainte-
nance teams and outside contractors.
In turn, building owners experience
lower ongoing operating expenses and
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increased ROI and can ensure greater
consistency in temperature and lighting
across a campus and/or offices, ensur-
ing a better atmosphere for owners and
employees alike.

Universal controls

The ability to share more informa-
tion makes possible many long sought-
after applications, including integrated
energy control systems. For example,
in response to access control reader data
and daylight illumination sensors, the
HVAC and lighting systems can auto-
matically adjust the comfort and illu-
mination levels in different work areas
based on individual preferences to re-
duce energy costs. Lighting can be ad-
justed on an office-by-office basis to ad-
just for peak daylight and weather
changes- either automatically or
through commands entered from a
user’s PC via the corporate LAN. Heat-
ing and air conditioning can be
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similarly tailored.
Better business processes

As more and more disparate systems
are tied together, building owners and
property managers can gain other ben-
efits of efficiency and integration.
When devices are able to communicate
with one another, information can be
captured and aggregated to better ana-
lyze energy costs, fostering greater un-
derstanding of requirements and proce-
dures to reduce costs. Fuji Electric
recently announced their commitment
to help corporations achieve these effi-
ciencies by creating a business that uses
a leading control network platform to
tie automation systems with enterprise

applications like MRP, ERE, CRM, etc.

Flexibility, growth and expansion

A non-proprietary control system (as
opposed to a proprietary or closed sys-
tem) provides an open network to
which many systems can be integrated.
As new portions of a building are up-
graded, building managers and corpo-
rations themselves are free to select
products and services based on perfor-
mance, features, and costs from vendors
they choose. New devices and func-
tions can be added and integrated more
easily than with closed systems.

Greater marketability for building
owners

The marketabilicy and appeal of
properties can become a major concern
for building owners when demand soft-
ens and vacancy rates rise. An intelli-
gent control system gives tenants more
control over their environment and also
monitors and automatically adjusts en-
ergy consumption to minimize operat-
ing expenses. Building operators can
create customized tenant profiles for the
delivery of basic and enhanced building
automation services and track the costs
of energy, maintenance, etc. in order to
properly bill tenants and/or corporate
departments for their individually re-
quested services. Enhanced comfort
and security features and the potential
for energy savings that make the prop-
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“Intelligent device networks facilitate the exchange of

real-time information between remote devices and

mission-critical applications and building systems."

erty more desirable and cost effective.

A case in point, is the corporate head-
quarters for Echelon Corporation, the
creator of the LonWorks® platform,
one such building automation system.
The ability to monitor and control
lighting, security, HVAC, elevators, and
many other functions, are all automat-
ed in the company’s San Jose building.
The operator can be at the building site
or at a remote location and access the
devices via the Internet using a PC. The
benefits of this system are obvious: If at
3 a.m. one of the roof-top units goes
down, not only are facility operators no-
tified, but data, on the operation of the
system, can be quickly obtained and
building managers can react right away.
Add several buildings with similar open
systems and a building management
company can monitor a portfolio of
properties 24/7 with even greater effi-
ciency. This open network-enabled sys-
tem contrasts with the way facility
monitoring has been done in the past
and the way that some companies still
do it today, which requires a separate
software package for each building sys-
tem. That traditional method means
several PCs might be needed, resulting
in greater complexity and less efficiency
for the building manager. The advan-
tage of open systems stems from the
ability to link products from different
manufacturers together into one uni-
fied network.

The applications for companies in di-
verse industries to use open, intelligent
device networks to increase productivi-
ty and cut costs are numerous.

Italian Utility Company Enel is using
control networks for automation and
energy conservation. The company
plans to eliminate the need for meter
readers and expensive data collection,
while empowering customers with in-
formation on personal electricity use
and conservation.

St. Charles Parish Waterworks tracks

filter runs, monitors breakdowns and
determines more efficient backwashing
procedures for more than 40,000 peo-
ple that it provides water to from plants
on both sides of the Mississippi River.
Plants, such as St. Charles Parish, can
save 30 percent on installation and 50
percent on cabling using open systems.

MST Measurement systems uses in-
telligent device networks to help semi-
conductor companies better manage
powet, monitor and control hazardous
gas leaks, and collect more detailed in-
formation, such as status of the alarm,
sensor cells, general system status and
concentration levels. With control sys-
tems, MST can save these companies
40 percent in installation costs.

Conclusion

Open networking standards and
turnkey, end-to-end control systems are
changing the way building owners and
managers monitor critical operations by
enabling this information to be easily
and readily accessed through a Web
browser and modified in real-time. Bet-
ter ways of managing heating and re-
frigeration, lighting and air condition-
ing, and the ability to monitor and
adjust this information across the board
can provide a corporation with a com-
petitive edge. Costs of these systems
often pay for themselves many times
with savings that are achieved through
automation and conservation. In the fu-
ture, intelligent device networks will be-
come increasingly more mainstream to
reduce energy costs, improve efficiency
and operating margins and facilitate
overall decision-making processes. ll
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