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Intelligent Business Campuses have 
come of age. They began more than 
20 years ago with the concept of in-

telligent buildings that were technology-
enabled to support communications, IT 
and building automation.

Today, commercial tenants increas-
ingly demand intelligent amenities in-
cluding broadband connectivity, diverse 
power sources and other communica-
tions-based applications. And they prefer 
intelligent buildings to be clustered in 
campuses and business parks that support 
synergistic businesses and functions.

Municipalities and regional authori-
ties all over the 
world are also 
establishing cen-
ters for economic 
development, glo-
bal trade and job 
growth. They are 
concerned about  
creating and 
main taining re-
gional sustainability. One of their key 
in gredients is broadband connectivity, 
which, along with power requirements, 
has become part of the master planning 
of new campus environments.

ConneCtIvIty as  
a DIfferentIator
Real estate and property managers some-
times ask, “Is broadband connectivity a 
differentiating amenity?” 

The answer is “Yes.”
Ten years ago, broadband connectiv-

ity rarely made the Top 20 requirements 
list for site selection teams. In the last few 
years, it has become one of the top three 
requirements. Tenants want a higher 
level of network infrastructure coupled 
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Tenants aren’t just looking for specific amenities. 
Corporate site selection teams also value  

“one-stop shopping” and fast-track build-out  
capability facilitated by collaboration between 

municipalities and master developers.

with a redundant power grid. Areas 
without adequate access to connectivity 
feel the loss of interest by companies lo-
cating or relocating their facilities.

For the property manager trying to 
lease a building, broadband connectivity 
is the differentiator that attracts higher-
caliber tenants – which in turn means a 
higher occupancy rate and a more prof-
itable building.

For example, in a county just outside 
Chicago, 60 of the Class A buildings in 
the county have available space. Only 
five of those offer broadband connectiv-

cation, location, connectivity” because 
broadband connectivity has become a 
baseline requirement, not an option, for 
selecting the right site.

The right location now includes a 
high-speed access point for com muni-
cat ing with global customers, clients 
and sup pliers, and for connecting to the 
In ter net and other network services to 
sup port business, research and develop-
ment applications. Just as, for centuries, 
the value of a location was based on its 
prox imity to good transportation, sea-
ports and roads, locations now must also 
be adjacent to information highways 

and have network 
in f ra  structures 
that tie buildings 
and communi- 
ties together.

Real estate 
developers must 
adapt their de-
velopments and 
marketing strate-

gies to meet the changing de mands of 
prospective tenants operating in the 
global economy. In some places, they 
must also learn to work closely with 
municipalities, counties and other local 
government authorities concerned with 
regional sustainability and job growth. 

Some smaller cities have been faster to 
understand and act on these issues than 
larger ones. Fort Wayne, Indiana, with a 
population of 252,000, has been quietly 
upgrading its infrastructure since 2000 
with the motto “Wired and Inspired.” 
City officials have worked closely with 
the incumbent carrier, Verizon, which 
has invested about $100 million in con-
necting 128,000 homes and businesses 
with fiber to the premises.

ity In soft markets, these five buildings 
will not have to deal with competition 
by lowering rents.

Tenants aren’t just looking for spe-
cific amenities. Corporate site selection 
teams also value “one-stop shopping” 
and fast-track build-out capability facili-
tated by collaboration between munici-
palities and master developers. Business 
tenants want to be able to choose from 
a Menu of Intelligent Amenities and deal 
with a Common Campus Response Team. 

eConomIC Development  
= BroaDBanD ConneCtIvIty  
= JoBs
The old real estate adage of “location, lo-
cation, location” must be updated to “lo-
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Fort Wayne already has remote office 
packages for telecommuters with offer-
ings of 30 Mbps and 50 Mbps, with a 
short-term goal of offering 1 Gbps to the 
home. This is where the average house-
hold should be, but this is the exception 
and far from the norm.

Fort Wayne’s network upgrade has 
opened doors for companies like Ray-
theon and ITT to expand their local 
operations, creating new jobs instead of 
relocating somewhere else. 

Lake County in Florida opened up 
its municipal broadband network in 

2001 and its economic growth acceler-
ated 100 percent faster than any other 
comparable county in Florida. A study 
by economist George S. Ford and attor-
ney Thomas M. Koutsky showed that 
broadband connectivity was a major 
contributing factor to this economic 
growth. As the study suggests, “cities 
and counties are beginning to recognize 
that broadband telecommunications in-
frastructure is just as important - if not 
more important – than other areas of 
public infrastructure.”

theme BusIness parks
Many countries are now constructing 
clusters of buildings in campus settings 
with new amenities and connectiv-
ity of 10 Gbps or more. Some of these 
Intelligent Industrial Parks (IIPs) and 
Intelligent Business Campuses (IBCs) 
have themes, allowing them to provide 
specialized capabilities for tenants and 
to create synergies among the tenants. 
Branding these facilities to reflect dis-
tinctive value propositions and amenity 
mixes helps distinguish them from other 
comparable real estate choices, and such 

menu of IntellIgent amenItIes

Source: James Carlini, Certified Infrastructure Consultant
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a theme or park “signature” can be im-
portant for success.

The Asia/Pacific region has many 
well-funded campuses and intelligent 
industrial parks under various levels of 
development by government agencies. 
Some would argue that they are more 
advanced than their counterparts in the 
United States. Cyberport in Hong Kong 
is a multibillion-dollar, government-
funded campus catering to the IT indus-
try. Mainland China’s Hunan Province 
has a new business park focused on the 
construction industry, and several IIPs 
in Taiwan also support specific themes 
or common goals.

Developing successful campuses is 
not a cookie-cutter process. The IBC 
or IIP will take on a unique configu-
ration approach depending on tenant 
mix, theme focus (bioscience, IT, con-
struction industry equipment, etc.) and  
other factors.

IntellIgent InDustrIal parks 
In taIwan anD the us
Taiwan has made great strides in refining 
and implementing the concept of IIPs. 
The government launched an initiative 
in 1999 to establish these sophisticated 
parks, saying they would play an impor-
tant part in making Taiwan an “Island 

of Science and Technology.” The initia-
tive seems to have succeeded: By 2005, 
the World Economic Forum ranked 
Taiwan second only to the United States 
in its Global Technology Competitive-
ness Index. 

The Far Glory Park, which came 
out of that initiative, combines several 
industries at a strategic location close to 
an airport as well as to rail and highways 
for logistical support. Its transportation 
amenities take advantages of the park’s 
centralized location in relationship to 
seven other major Asian cities. With 
connectivity rates of 10 Gbps, the park 
plays on Taiwan’s recognized strength: a 
“strong grasp of technology production 
and research.”

In some ways Taiwan’s Far Glory 
Park parallels the DuPage National 
Technology Park (DNTP) in Illinois, 
even though they were planned from 
very different perspectives. Both have 
been master-planned to provide value-
added amenities and fiber optic–based 
network infrastructures to businesses de-
pendent on high-speed access. They also 
offer other amenities that distinguish 
them from traditional industrial parks.

The DNTP is an 800-acre public/
private development in Illinois focused 

on high-tech industries and companies 
that support them, with a very sophis-
ticated setting serviced by multiple car-
riers and power grids. Connectivity for 
the DNTP is currently 40 Gbps, and 
the park is adjacent to an airport. 

The DNTP’s goal was to create a 
cluster of intelligent buildings that pro-
vide a center for economic development 
and job creation. It did not fit into the 
traditional “university model” or the 
standard business park approach. With 
no model to follow, the DuPage Airport 
Authority, which owns the DNTP land, 
created its own approach. Through ne-
cessity, the Authority hammered out the 
private/public model with the attitude 
of “Innovate or die.”

This public/private approach will 
probably be replicated as the concern for 
regional sustainability grows. But rein-
venting a region to attract and maintain 
new businesses is not a quick-fix ap-
proach; the process can easily take sev-
eral years or even a decade of planning, 
designing and implementing.

The old real estate adage of “Change 
is great – you go first” must be re-
thought. Developers must be flexible, 
adaptive and creative, and they must 
understand the importance of technol-
ogy. Traditional network carriers must 
also do some adapting – they must focus 
on providing the fastest access as well 
as redundant access. All connectivity 
within intelligent industrial parks and 
business campuses must be redesigned 
to the standard of providing business 
continuity, not disaster recovery.  BBp

about the author
James Carlini is a certified Infrastructure 
Consultant. He has advised on major proj-
ects including a six-building complex in 
Silicon Valley for the Santa Fe Southern 
Pacific Development Company, the Chi-
cago 911 Center and the new DuPage Na-
tional Technology Park. He pioneered the 
concept of “Measuring a Building’s IQ” 
and has been an expert witness on cases 
involving major network infrastructures. 
He has also served as an adjunct faculty 
member at Northwestern University. He 
can be reached at 773-370-1888. For 
more information, read his blog, www.
carliniscomments.com. 

The DuPage Airport Authority, which owns the 
land for the DuPage National Technology Park, 
hammered out its unique public/private model 

with the attitude of “Innovate or die.” 
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