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ABSTRACT

Enterprise real estate assets are one of the largest largest balance sheet assets and
second largest operating expense, after only human capital. Despite being material to the
capital stack and financial performance, many public and private enterprises have not
historically prioritized optimizing real estate. The strategic importance of enterprise real
estate has elevated dramatically with the recent COVID-19 pandemic, with operating costs,
utilization, and the workplace being re-evaluated by almost every entity. This newfound
materiality has created a monumental opportunity to contribute new research and theory
on real estate optimization relating to financial performance, productivity, talent retention,
DEI ESG, and cultural competency. The following research proposal is designed to
undertake qualitative and quantitative research through a mixed-methods protocol to
develop new insights on how to better align real estate with business strategy, measure the
financial impact of real estate’s contribution to enterprise value, and apply these findings
to enhance workplace culture and productivity. The mixed-methods protocol consists of
two related studies. Both are anchored in developing a better understanding of whether real
estate optimization is being proactively executed in public and private enterprises as a
driver of financial performance, shareholder value, and productivity, and how optimization
is being measured in terms of real estate and human capital optimization. The proposal
includes an introduction, literature review, data approach and methods, data analysis,
discussion of the results from both studies, expected contribution, timeline for completion
of the dissertation, and concludes with new theory and insights on an under-explored
frontier in corporate strategy. In Study One, semi-structured interviews were conducted

with 10 subjects producing key themes from the literature review, interview codes, and



v
practical experience, and theoretical assertions that optimization is possible when there is:
1) a centralized real estate function; 2) alignment between real estate and business unit
strategy; 3) real estate has a seat at the table for long range planning, and; 4) a financial
dashboard to measure the financial and earnings impact of real estate optimization.

In Study Two, a Qualtrics survey was used to gather quantitative data from 48
subjects producing results based on dependent variables of: 1) enterprise real estate
function contributing earnings and shareholder value, and 2) enterprises having a
dashboard to measure the financial and earnings impact of real estate optimization. The
key findings from Study Two are that enterprise real estate optimization is not universally
mandated, practiced, measured, or prioritized as a driver of shareholder value and earnings.
The evidence from the survey in this study reports efforts to foster alignment by providing
a “seat at the table” for some real estate teams in long-range planning; however, the
operating frameworks necessary to achieve real estate optimization within many
enterprises are not in-place, such as financial dashboards, KPI’s, and enterprise real estate
team’s mission to deliver earnings and shareholder value. Examples of this factor include
survey results for Question 6 (whether there is untapped potential and cost savings,
earnings, and workplace productivity in the enterprise real estate portfolio), where over
85% of the respondents agreed that there was potential. However, this one survey question
finding could be interpreted as there being a lack of prioritization, or enterprise barriers to
facilitating optimization. This possibility is meaningful because there is no logical reason
why any enterprise would not want to generate new earning and shareholder value in any
area of their business, especially from their largest asset class. Study Two further

highlighted this key finding of 85% agreement on the untapped potential coming from a



sample population of experienced corporate real estate and senior management respondents,
of whom 80% have more than 10 years of experience, with over 50% having more than 20
years, and where less than 50% have a financial dashboard and data analytics to measure
real estate optimization, earnings, and shareholder value from real estate optimization.
These combinations of findings are at the core of the primary research question and were
significantly helpful in answering why these enterprises are not more proactive about real
estate optimization. Through the combination of Studies One and Two, and the synergistic
results of both, it is exciting to share new insights and contribute more robust findings and

theory on enterprise real estate optimization.
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CHAPTER 1

INTRODUCTION

“Real estate is the largest single component of wealth in our society” (Archer &
Ling, 2019, p.1). This statement is further validated by the chart below (see Figure 1) from
Savills, which reports that “the value of the world’s real estate reached US$326.5 trillion,”
far exceeding the next category of financial instruments (2021). Savills’ research indicates
that of the total world real estate value, US$258.5.2 trillion is in residential real estate,
US$32.6 trillion in commercial, and the remainder, US$35.4 trillion, comes from

agricultural real estate (Savills, 2020).

2020 Global real estate universe in comparison

Equities $109,2m/\’

Source: Savills Research

Figure 1. Global real estate universe in comparison to other asset classes.
According to a 2020 Zillow study, the total market value of all the real estate
assets in the United States is around $70 trillion, with $33.6 trillion of market value

comprised of residential homes, an amount equal to the world’s two largest annual



GDP’s, U.S., and China (Zillow, 2020). Based on NAREIT data in the chart below (see
Table 1), the total value of institutional commercial real estate in the U.S. is about $16
trillion (NAREIT, 2019). This leaves a remaining value for real estate assets owned by

public and private enterprises, not in the real estate business, of approximately $20

trillion (Zillow, 2020).

Table 1
Estimated of Commercial Property Value: 201804

Square Footage Price per Square Foot

(Millions) () Value (5 Trilions)

Multifamily 17,541 $165 $2.9
Office 11,266 $218 $2.5
Retail 13,646 $179 $2.4
Health Care 2,705 5364 52.3
Specialty, Sports and

Other N/A MN/A 2.2
Hospitatlity 2,625 $617 $1.6
Industrial 20,745 73 $1.5]
Flex 2,401 $145 $0.3
Self-Storage N/A N/A 0.2/
Towers MN/A N/A S0.1
Total 70,933 $16.0
High Estimate 517.0
Low Estimate $14.4

Source: Nareit calculations using the CoStar All Properties database 2018:Q4 and CoStar's
Commercial Real Estate Market Size Estimates 2018Q4.

Table 1. Total value of institutional real estate
Corporate real estate assets are usually the first or second largest balance sheet
item and second biggest operating expense in enterprises after human capital (Apgar,
2009). Knowing there is $20 trillion of capital and value dedicated to real estate value
sitting on the balance sheet of public and private enterprises should trigger higher levels
of strategic management to optimize these assets. The core of this research is to
determine why the recognition of real estate optimization as a financial driver has been

slow to permeate the C-suite. Real estate is, after all, the “connective tissue” within



enterprises in terms of change management, workplace and corporate culture, I'T
infrastructure, supply chain and logistics, corporate image, ESG, DEI, and productivity.

Real estate optimization is defined by iOptimize Realty as “both a process and a
way of doing business. It spans multiple disciplines but has two primary goals -- lowering
your overall occupancy costs while also improving the productivity of your company's
space” (Catalano, 2018).

Our research explores the following overarching question: Why aren’t public and
private enterprises more proactive about optimizing real estate and providing data
analytics that measure real estate’s contribution to earnings, shareholder value, and
productivity? To answer this, we use inductive reasoning and interpretive paradigms, and
discover there is operational alignment between business strategy, real estate strategy, and
long-range planning.

Using a mixed methods approach, starting with qualitative research, and
following with quantitative, we aim to better understand the potential impact of real
estate optimization on enterprise value and whether there may be barriers to realizing
these benefits. Semi-structured personal interviews with executives, board members, and
real estate directors of public and private enterprises will be conducted, coded, and
analyzed to try and establish a new theory on this topic. The qualitative phase was
augmented by quantitative research using a Qualtrics survey tool presented in Chapter 4
and Appendices A and B. Study One developed new theory around strategic alignment of
enterprise RE optimization as a pathway to greater earnings and shareholder value,
through centralization and real estate having a “seat at the table’ for long-range planning.

It also highlighted gaps in being able to measure the impact of optimization through data



analytics and financial dashboards, which should be highly valuable to senior
management. The discussion of real estate alignment was enhanced by including
“Strategic Alignment Frameworks and Methods from Strategy Hero” (Minsilo, 2022), as
well as Balanced Scorecard and Deloitte 5 Key Questions methods. These insights
formed a great foundation for the Study Two analysis where we further explored and
tested strategic alignment, centralization, data analytics and KPI’s, the real estate team’s
mission of contributing earnings and delivering shareholder value, and the level of data
analytics and financial dashboards being used to measure optimization through the
survey.

Study Two provided exciting new insights on measuring the impact of real estate
optimization on financial performance, and what levels of adoption there were in
developing data analytics that impact enterprise value and earnings. These results should
provide strong benefits to the C-Suite and Board room, corporate real estate managers,
commercial real estate practitioners, academics and researchers, and shareholders and
investors in public and private enterprises.

Motivation

When considering the total value of enterprise real estate, years of consulting
practice and recent academic research confirmed that optimization is an understudied and
under-researched segment of the industry, with a significant literature gap as well.
Enterprise real estate is still mostly seen as a “necessary evil” when generating business
revenues, as opposed to a “strategic resource” capable of driving financial performance
and shareholder value (Apgar, 2009). These gaps in practice and literature are further

analyzed through our research and development of this dissertation.



The strategic importance of enterprise real estate optimization has elevated
dramatically with the recent COVID-19 pandemic, and this is not simply due to
employees working from home. The cost, capital dedication, and future utilization of real
estate space and work locations, in conjunction with the health, safety, and wellness of
workers, is being re-evaluated by almost every entity (Sargent, 2021). At the same time,
there is a unique opportunity for enterprises to rethink how real estate can contribute to
overall productivity and employee morale (Sargent, 2021). A better understanding of the
value creation potential and strategic benefit of scaling-up corporate real estate to
enhance earnings, productivity, and drive cost savings, is also synergistic with optimizing
human capital, the largest operating expense in public and private enterprises.

Our research findings will contribute to developing new management strategies
where real estate optimization creates new enterprise value and earnings. It will also
generate strong interest from managers, leaders, and business practitioners seeking to
measure the financial impact of real estate optimization on firm performance, post-
COVID, align RE with corporate strategy to yield major dividends and value (Arkesteijn,
2019), and implement digitization and workplace strategies that position real estate as a
primary driver of financial performance. Showing how real estate optimization using data
analytics (KPI’s, metrics) can also enhance productivity, supply chain, digitalization,
cybersecurity, and workplace strategies, will appeal to a broad audience.

U.S. corporations also have a huge global footprint, occupying many offices
around the globe where CRE teams (CoreNet Global & CBRE, 2019) around the world
approach workplace strategies and technological changes in different ways and speeds,

creating another level of untapped value potential from optimization. Developing more



KPI’s and analytics for real estate professionals will be paramount to future survival and

profitability. This is the inspiration and motivation for our research contributions.



CHAPTER 2

LITERATURE REVIEW AND STRUCTURE OF DISSERTATION

The current body of research related to enterprise real estate optimization
constructs in A-rated journals is lacking, creating an opportunity to develop new
management and business theories. (Bullen, 2019). Enterprise real estate optimization
should be a major contributor to value, especially given globalization, technology
advances, and digitalization. In this section, we discuss several streams of research
relevant to our work in contributing new insights and relevance to real estate
optimization. These include: (i) alignment of real estate strategy with business strategy,
(i1) measuring real estate optimization’s contribution to enterprise value through data-
driven decisions and analytics that produce customizable key performance indicators
(KPTI’s), and (ii1) workplace strategies that foster enhanced productivity and human
capital optimization. We also highlight the expected contributions of our study by
comparing them to the extant literature.

Alignment of Real Estate Strategy with Business Strategy

The most prevalent enterprise real estate research prior to COVID-19 centers
around how enterprises align real estate strategy with business strategy (Arkesteijn,
2019), a discovery that seems almost too simplistic. However, previous practical
experience and further research has demonstrated that alignment is not prevalent in most
enterprises due to decentralized management between business units, lack of C-suite
mandate, and non-practitioner real estate managers who depend on outside sources for

real estate strategy (Venable, 2020). Roulac (2001) presented research entitled “How



Corporate Property Strategy is Integral to Corporate Business Strategy,” reinforcing the
notion that without this alignment, there is a huge, missed opportunity for value creation
in enterprises (Haynes, 2012). To further frame real estate alignment, we widened our

research through incorporating insights from www.strategyhero.io, Chapter 5: Strategic

Alignment Frameworks and Methods (Minsilo, Inc., 2022).

Shaffer et al. (2006) studied corporate real estate’s alignment with strategy, but
advanced the existing research further by addressing “how to provide corporate real
estate executives with a measurement tool for pinpointing and enhancing the contribution
of corporate real estate to corporate strategy” (Schaffer et al., 2006). This opened the
possibility of researching the measurement of corporate real estate to enterprise value
creation. One of the possible explanations for why it has historically been so challenging
to align real estate and business strategy was developed by Heywood and Arkesteijn
(2016) through a meta-analysis on corporate real estate alignment, where they concluded
alignment to “be pluralistic and complex...and not a singular, definitive thing” using an
interpretive study.

Appel-Meulenbroek and Haynes (2014) added valuable insights and theory about
real estate alignment with business strategy because their research pushed to give
corporate real estate management an increasing amount of attention, although they wrote
that due to the “immobile character and often long-term commitments that accompany
CRE this alignment is not as easy as it sounds” (Appel-Meulenbroek & Haynes, 2014).

Compounding the difficulty of implementing enterprise real estate alignment with
business strategy, Haynes and Appel-Meulenbroek discussed how enterprise real estate

decisions were often made without consulting other business units, such as human


http://www.strategyhero.io/

resources, technology, capital, and communication. In a survey of 59 leading
organizations, only 40% of the respondents collaborated routinely with HR, IT and
finance (Appel-Meulenbroek & Haynes, 2014). In the same study, they reported that 80%
of enterprise real estate managers indicated that real estate decisions were dominated by
consideration of immediate business needs and not by strategy (Appel-Meulenbroek &
Haynes, 2014). Further, “only 55% of these respondents thought their property plan was
well (or highly) aligned with corporate strategy” (Appel-Meulenbroek & Haynes, 2014).
De Vries, et al. further showed that “ignoring CRE does not only prevent an
organization from obtaining its potential benefits but can even have a negative effect on
the organization” (De Vries et al. 2008). Their contention was, as earlier posited in the
introduction, that enterprise real estate is usually the second largest operating expense
behind human capital but questioned whether cost savings is really the most critical real
estate strategy (De Vries, et al., 2008). They opined that enterprises primarily focusing on
operating costs and building condition is a major reason why enterprise real estate
management “still keeps failing to capture full strategic attention” (De Vries et al., 2008).
Heywood (2011) concluded in an ERES conference presentation that “a long-
standing issue for corporate real estate management (CREM) practitioners and
theoreticians is the alignment of corporate real estate (CRE) strategy with organizational
strategy (Heywood, 2011, p1). Heywood further presented that an overview of steps to
take (and specific tools to make them successful) in achieving alignment and
implementing an aligned strategy are still missing”, and an “informed, flexible adaptive
practice to operate as an enterprise real estate professional is key to strategic alignment

... and most needed by CREM practitioners.” (Heywood, 2011, p11).
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The literature cited and associated research demonstrate a significant gap in
enterprise alignment of real estate and business strategy, further validating and motivating
the contribution of answering our research questions. After submitting and completing
previous research proposals along the pathway to this dissertation, I dug deeper into
recent research and literature on corporate real estate and found two new current
perspectives. The first, a May 2022 article written by McKinsey titled “Workplace real
estate in the COVID-19 era: From cost center to competitive advantage” discusses how to
“use real estate to create competitive advantage, compete for talent and client work,
bolster teamwork, and enable fast breakthroughs and ongoing innovation” (McKinsey
Insights, 2022). The second, from June 2022, is a report from KPMG titled “A game
changer: How corporate real estate drivers are elevating the strategic importance of
corporate real estate” (KPMG, 2022).

In addition to providing validation for the results of Study One, these articles
clearly tied together the concept of how enterprise real estate is being evaluated in a new
light post-COVID, and described ways that various enterprises were recognizing and
embracing the strategic importance of real estate in the future success of their companies.
KPMG was very informative in the approach they took when summarizing “decision-
making in corporate strategy as leaders plan for the new world” (KPMG, 2022). They
pointed out three main drivers of corporate strategy are: 1) the race to net zero

(sustainability); 2) digitization (urgency), and; 3) the future of work (KPMG, 2022).
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The overall takeaways from the KPMG article are presented in Figure 2 below:

[ _ldeais

— The COVID-19 pandemic
accelerated existing
trends and created the
necessity for new corporate
strategies.

Organizations are

competing to transform to
respond to the race to net
zero, digitalization and future
of work dynamics.

Financial performance and
operational excellence
remain important priorities
and are used as a lens to
view digital and sustainable
transformation investments.

Figure 2. Takeaways from KPMG article

KMPG’s takeaways are that corporate strategy needs to be constantly reimagined
to compete more effectively with the race to net zero, digitization, the future of work,
financial performance, and operational excellence. This can be achieved by capturing
opportunities to reduce spending, becoming more efficient by incorporating disruptive
technologies into enterprise productivity, and enhancing brand by leading in
sustainability, cultural competency, talent retention, and employee productivity.
Corporate real estate lies at the intersection of these priorities, and its potential
contribution to these factors, plus supply chain, logistics, and overall profitability are
further explored based on the Deloitte 5 Key Questions strategic alignment framework
(Minsilo, 2022). These current insights by KPMG, Deloitte, Minsilo, and McKinsey

became exciting catalysts for expanding the research in Study Two through further testing
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the market for insights on how real estate can be a transformational asset class for
enterprises as they navigate through the post-COVID global business world.
Measuring Real Estate Optimization’s Contribution to Enterprise Value

Another under-explored area of corporate strategy and real estate research is
identifying financial analytics and KPI’s that can provide dashboards showing real estate
optimization’s contribution to shareholder value and profitability (Shaffer, 2006).
Surprisingly, there was limited research found on this topic other than Shaffer, which
energized our research investigation and reinforced its contribution.

From our discussion of strategic alignment of real estate and business strategy in
the previous subsection, the greatest challenge for real estate optimization (Carn et al.,
1999) is developing tools that “show the C-suite the numbers” and gaining buy-in on
implementing technologies and workplace strategies that leverage real estate into a
financial driver (Bullen, 2019). To address this challenge and expand our research
contribution, our literature review and research, we attempted to identify previous studies
or reports showing financial analytics, KPI’s, and dashboards or scorecards that provides
senior management with real estate optimization’s contribution to shareholder value and
profitability. There was limited research found on this topic which motivated me even
more to better understand this gap or potential barriers more intentionally (Bullen, 2021).

Real estate has been shifting for years to new technology management platforms
(ERP, iOT, AI) which can be “fracked” into multiple pieces (Sargent, 2019). These
technological changes further highlight a critical baseline challenge for enterprises, which
is to establish data-driven dashboards for leased and owned properties, KPI’s, and

productivity measures (Casimir, 2021). Although technology will be a big contributor to
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optimization, the biggest takeaway from this research subsection is the imperative to
build a new generation of customized analytic dashboards for real estate that unlock
hidden shareholder value through optimization (Apgar, 2009), occupier strategies, and
capital decision-making, especially as firms recover from COVID. Because of the current
gap in literature on analytics of real estate optimization, the expected research
contribution should be highly impactful in showing the benefits of this value proposition.
Workplace Strategies and Productivity

The Great Recession was a “wake up call” for enterprises to pay more attention to
their first or second largest asset class, and the impact real estate has on firm and
employee productivity. In a presentation to commercial real estate professionals in 2011,
HOK national workplace leader, Kay Sargent, shared fascinating insights about worker
engagement in the workplace including what percentage (80%+) were disengaged as they
sat at their desks every day (Sargent, 2011). Ten years later, the impact of COVID-19 has
challenged enterprises to address what return to work will look like, while also
implementing rapid advances in technological innovations such as Al, blockchain,
augmented and virtual reality (A/R, V/R), and the 10T (internet of things) into their
future business strategies (CoreNet Global, 2018). Even more exciting is how Al,
automation, blockchain, VR/AR, and optimization technologies can be implemented to
enhance productivity, information encryption, cybersecurity, workplace strategies, and
happiness levels of the workforce through ESG and DEI stewardship and sustainability
(CoreNet Global, 2019). Given the trauma and impact of COVID-19, most enterprises are

re-evaluating their real estate footprints, shedding excess assets, being more cautious and



14

flexible in incurring real estate liabilities, and pushing for more data-driven analytics in
managing their workplace and real estate portfolios (Faccio, 2021).

These current conditions make the timing ideal to focus on optimization as a
major goal in aligning business and real estate strategies around the concepts of resiliency
and adaptation to change management (Venable, 2020). Keenan (2015) developed
research analysis on how sustainability impacts resiliencies and the firm’s adaptive
capacity. Using Goldman Sachs as a case study, Keenan reported there was a positive
finding that sustainability and adaptive capacity have a significant role in the framework
for successful real estate strategy, which is critical to optimization. According to Keenan,
“The findings of this case suggest that positive and practical relationships between
sustainability, resilience and adaptation do exist. However, the extent to which specific
actions or strategies are deterministic of outcomes or capacities remains the subject of
future research” (Building Research & Information, 2015).

Adaptive capacity can include a wide array of business and real estate functions
such as building design, employee shared workspaces, and new technologies. These types
of CRE planning details need to be addressed when firms make strategic decisions. The
overall goal of revisiting these topics post-COVID is tying rationalization of space to
realignment of business strategy, leveraging technology, and reconfiguring space for
maximum resiliency (Mitchell, 2021). There were some theoretical conflicts in the
frameworks for sustainability and adaptiveness noted by Mullen (2015). The article
acknowledged that sustainability is not perpetual, and adaptive resources depend on

sustainable environments, so adaptive capacity is key to a firm’s resilience and



15

optimization. This also comports with Clayton Mitchell from Jefferson Health’s key
future workplace priorities (2021).

According to a survey conducted by Deloitte Consulting LLP and CoreNet Global
on Workplace Experience, “approximately two-thirds of the 140 national organizations
either didn’t have a specific name for their workplace programs, or employees were
unaware of the name of their workplace experience program, if it existed” (CoreNet
Global & Deloitte, 2018). These findings validate the need and opportunity to increase
the awareness for real estate asset optimization and the productivity impact of space
utilization within corporate strategy. Tim Venable, Senior Vice President of Research at

CoreNet Global (www.corenetglobal.org) shared the following perspective: Corporations

need real estate to support the work of their business and adapt to the speed of business,
far beyond just knowing where facilities are located and how much they cost. The ‘holy
grail’ is for enterprise real estate to become a major contributor to productivity through
increased collaboration, creativity, and innovation (Venable, 2020).

The corporate workplace continues to change at a rapid pace due to technological
advancements, economic conditions and shifting demographics — factors all enterprises
should be aware of. It is also vital to track how and where employees best work to
provide the appropriate spaces needed to be more productive, collaborative, and fulfilled
(Sargent, 2021). Even before the COVID-19 pandemic, the importance of enterprise real
estate was increasing, and according to a JLL 2018 global survey, the need for dynamic
workplaces with digital and innovation drivers that promote the wellbeing and health of
employees was already in high demand. Space continuously being optimized based on its

utility and contribution to the employee experience has been the mantra.


http://www.corenetglobal.org/
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Now that workplace norms have been shattered by COVID-19, enterprises are
starting to better recognize the importance of optimizing real estate assets and space
utilization in reshaping the corporate agenda or the strategic vision of an enterprise.
Departments like finance, HR and legal are already at the table, but surprisingly, many
enterprises have been slow to include real estate in long range planning (Bullen, 2021).
Most enterprises are not planning to migrate from the current state of working from home
to a return to office without significant adjustments to space utilization, employee
classifications (in-person, hybrid, remote) and occupancy (Georgetown University, 2021).
This creates a major opportunity to reimagine the future of remote working, work/life
balance, the overall employee experience, and cost savings, leading to a more efficient
future real estate strategy. This context is further reflected in a May 2020 EY publication
titled “Work from home: an opportunity for corporate real estate optimization.”

EY team members discuss how cost reduction of the real estate footprint is a key
focus of managing disruption, and how alternative workplace strategies are becoming the

“new normal” (EY, 2020). EY charted a roadmap towards optimization in Figure 3:

D

Based on the data Collected in the
lockdown and thereafter, prepare a
transition plan to optimize real estate.

Identify a combination of Corporate
Real Estate (CRE) and working models
that best meets your business needs.
These may include:

- Reassess CRE footprint

. . - Identify technology to help optimize
- Remote and flexible Working occupancy and multi-use space
- Combination of co-location and co-

: - Conduct a cost-benefit analysis
working

Figure 3. EY Optimization Roadmap (2020)



17

The primary takeaway from this subsection of my literature review is that
workplace strategies seem to be the most prevalent area of activity and attention from
public and private enterprises in the short term, due to the massive disruption of real
estate space utilization from COVID. In my research, I found a substantial amount of
new content in this area and expect this area of research to continue expanding as firms
return to more normalized operations with greater urgency and innovation (Mitchell,
2021). However, for this dissertation, the focus is on alignment and measurement
constructs.

Summary of Literature Review

The literature on enterprise real estate optimization is fairly well researched in the
areas of alignment, but not well established in the areas of measurement, contribution to
earnings and shareholder value. Consistently cited are alignment, cost savings, workplace
change, and non-financial elements, leaving great opportunities for further contribution to
strategy, measurement, centralization of decisions, and the imperative of making business
and real estate strategy more aligned. The limited research found on measurement of real
estate’s contribution to shareholder value and the enterprise real estate function’s mission
of delivering earnings, sparked the motivation to focus my research on two primary
directions; 1) centralization of real estate decisions and whether the enterprise real estate
team has a “seat at the table” for long range planning; 2) whether the enterprise real estate
function has a mission of contributing earnings and delivering shareholder value, through
financial dashboards and key performance indicators (KPI’s) that measure the impact of

optimization.
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With the identified gap in the literature on specific investigation of enterprise real
estate optimization, the following research studies investigate centralization of enterprise
real estate decisions, alignment of business strategy and real estate strategy as drivers of
real estate optimization, and measurement of financial contribution through KPI’s and
dashboards. In addition, investigating the impacts of alignment and centralization of real
estate decisions through having a “seat at the table” in long range planning when part of
key enterprise processes, is designed to report findings on the potential to generate
significant shareholder value and earnings by the enterprise real estate function. The two
research studies conducted examined the phenomena of enterprise real estate
optimization and help explain why enterprises might overlook their largest asset class.

Chapter 3 presents a qualitative study using semi-structured interviews to identify
prominent themes and propositions that are key drivers of enterprise real estate
optimization. The qualitative analysis highlighted the importance of key variables such as
centralization, “seat at the table” for real estate decisions, reported the lack of financial
dashboards (also addressed in the literature review) for measuring real estate’s
contribution to shareholder value and earnings, and place that into the context of today’s
significant change and uncertainty in the workplace and overall productivity.

Chapter 4 presents a quantitative study using a survey tool to examine the data
analytics/results that expands the key themes from the qualitative study in Chapter 3. The
quantitative study investigates and tests the relationship between dependent variables of
“mission of contributing earnings” and “enterprise real estate function delivers
shareholder value” and independent variables of “centralized decisions and seat at the

table”, and “financial dashboards and KPI’s”, in developing and testing three hypotheses.
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In full, the combined research studies provide strong new contribution to the research and
literature of measuring enterprise real estate optimization and value contribution.
Structure of the Dissertation

The following section presents a conceptual model illustrating the plan to frame
and conduct the research, centered around the following primary research question:

Why aren 't public and private enterprises more proactive about optimizing real
estate and providing data analytics that measure real estate’s contribution to earnings,
shareholder value, and productivity?

The conceptual model below in Figure 4 branched out to further support an
approach that involved a mixed methodology (qualitative and quantitative) in answering

three specific underlying research questions that correspond to the literature review:

RQ 2:

How do you measure
RE's contribution to
enterprise value

through data analytics
Primary RQ: ‘

RQ 1:

Is real estate strategy
aligned with business
unit strategy?

Why aren’t public and
private enterprises more
proactive about optimizing
real estate and providing
data analytics that
measure RE's contribution
to earnings, shareholder
value, and productivity

Figure 4. Conceptual Model
Figure 4 presents two sub-research categories and questions that are analyzed
through qualitative and quantitative methods using semi-structured interviews and

surveys, respectively.
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In regard to alignment of real estate strategy with business strategy, I proposed a
first research question: How closely aligned is real estate strategy with long range
planning and business strategy?

In regard to measuring real estate’s contribution to enterprise value through data
driven decisions, [ asked: How could financial information be presented in a way that
would demonstrate how real estate is enhancing earnings, shareholder value, and
productivity?

Through executing this study in two parts following the aforementioned
conceptual model, I was able to better understand the potential impact of real estate
optimization on enterprise value, whether there may be barriers to realizing these
benefits, and where the goal is to optimize, but the tools (or dashboards) to demonstrate
or measure the resulting value are not in-place.

Study One, presented in Chapter 3, consisted of a qualitative method involving 10
semi-structured personal interviews with executives, board members, and real estate and
finance directors of public and private enterprises, which were coded and thematically
analyzed in effort to build new theory on this topic using NVivo and Word.

Study Two, presented in Chapter 4, involved quantitative research deploying a
Qualtrics survey tool that was taken by 48 respondents. The results of the survey were
analyzed using descriptive statistics, correlations, and regressions, to identify patterns and

insights for future analytics on optimization.



21

Data Approach and Methodology

The research methodology used a mixed-methods approach to better understand
the potential impact of real estate optimization on enterprise value. The data approach
and methodology included work streams starting with IRB Status and Protocol, followed
by qualitative research using inductive reasoning and interpretive paradigms. This was
conducted to better understand why public and private organizations are not more
proactive about optimizing real estate, and what if any, barriers there are to operational
alignment between business strategy, real estate, and long-range planning.

Enterprise participation in the diagnostic survey research was motivated by
highlighting the value of developing new data-driven analytics, more accurate financial
reporting, digital migration, supply chain enhancements, and technological
advancements, as key to gaining competitive market advantage.

Study One consisted of semi-structured personal interviews that were coded and
analyzed to better understand key themes and as a foundation to Study Two. The Study
One qualitative interviews were followed by quantitative research in Study Two, using a

Qualtrics survey tool (See Appendix B).

The research process resulted in understanding more about management
dashboards from the interviews, Qualtrics survey, and coded responses using KPI’s that
measure optimization. The investigations also created a strategic framework for the
potential of introducing an “Earnings Scorecard” and “Payoff Matrix” for enterprises to
consider in the future. In summary, the qualitative/quantitative research and resulting
findings around financial dashboards and measurement tools (KPI’s) fostered a greater

understanding of how companies can optimize their portfolios and measure the financial
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impact of increased earnings and cost savings through strategic alignment using the

“Balanced Scorecard” strategic alignment framework from www.strategyhero.io

(Minsilo, 2022). This is portrayed in the exploratory model (See Figure 5) below:

Why aren’t public and private Better understanding the value
enterprises more proactive creation potential and strategic
about optimizing real estate by benefit of scaling-up corporate real
Ideas providing data-driven analytics estate to enhance earnings,

that measure real estate’s productivity, and cost savings, is a
contribution to earnings, pathway to optimizing human
shareholder value, and capital, the most important asset in
productivity enterprises

Enterprise Real Estate

Observation Optimization

(Interviews and Surveys)

Measurement

Figure 5. — Exploratory Model of Mixed Method Research
We provide further details and methodological approaches to our study in the
forthcoming sections. In the following section, we present the IRB approval. In Chapter
3, we discuss the details of the qualitative research Study One, and in Chapter 4, we

discuss details on the quantitative research Study Two.


http://www.strategyhero.io/
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IRB Status and Interview Protocol

We received IRB approval on January 18, 2022, with the below letter (Figure 6):

Research Integrity & Compliance Institutional Review Board
Temple Student Faculty Center Phone: (215) 707-3390

University 3340 N. Broad Street, Suite 304 Fax: (215) 707-9100

:_‘))frﬁ'(a‘:z:?:‘ Vice President Philadelphia PA 19140 e-mail: irb@temple.edu

Approval for a Project Involving Human Subjects Research that is Approved as Exempt

Date: 18-Jan-2022
Protocol Number: 29086
PI: MICHAEL RIVERA

Review Type: EXEMPT
Approved On:  18-Jan-2022

Risk: Minimal risk

Committee: Al
Sponsor: NO EXTERNAL SPONSOR
Project Title:  Don't Overlook Your Largest Asset Class: Value Creation Through
Enterprise Real Estate Optimization

The IRB approved the protocol 29086.

The study was approved under Exempt review. The IRB determined that the research does not require a continuing
review, consequently there is not an IRB approval period.

As this research was approved as Exempt, the IRB will not stamp the consent or assent form(s).

Figure 6. IRB email with approval (exempt, minimal risk)

We received the above approval after submitting the HB 504 minimal risk
protocol template and the survey-interview focus group consent form in ERA. The
following information summarizes salient details on the IRB submission and overall
approach to the study. The setting of the human research (semi-structured interviews) will
be in-person or Zoom (if in-person can’t be achieved). There are no site-specific
regulations on these interviews, and they can occur at the interviewee’s choice of
location, or at the PI’s. For Study One, the researcher identified 10 subjects through
professional, academic, and personal relationships.

The interview questions are already prepared and don’t need additional staff to
complete. No approvals are required for the research other than IRB. Several subjects
will be local, others will be remote. Based on the IRB approval in January 2022, the

researcher commenced the interview process and has completed ten (10) interviews so far
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with the total estimated time for the investigator to complete this study being 60 to 90
days. The duration of a subject’s participation in the study will be less than one hour.
There will be no procedures involved in human research other then interviews and no
specimen banking. Data files will be anonymized and stored on a cloud drive that is
password protected and encrypted. No shadow copies of the files will be created nor
emailed. Transcribed interviews will be anonymized. The potential benefits that
individual subjects may experience from taking part in the research include access to
results and new knowledge, increased proficiency in real estate optimization within their
current roles, innovation tools which will help create new value for their enterprise, and
contributing to industry benefits in the future. Copies of the approved consent form and
interview questions are presented in Appendix C and D of the Addendum.

For Study Two, which is a Qualtrics survey, the duration of a subject’s
participation in the study will be less than ten minutes. There will be no procedures
involved in human research other than the surveys and no specimen banking. Data files
will be anonymized and confidential. No shadow copies of the files will be created nor
emailed. Transcribed interviews will be anonymized. The potential benefits that
individual subjects may experience from taking part in the research include access to
results and new knowledge, increased proficiency in real estate optimization within their
current roles, innovation tools that will help create new value for their enterprise, and

contributing to industry benefits in the future.
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CHAPTER 3

STUDY ONE

Background

Taking an explorative research approach (Myers, 2013; Dahlberg & McCaig,
2010), this research effort in Study One gathered data through approximately 10 semi-
structured personal interviews. The interviews were coded to help identify patterns or
ideas within the data. Those insights were then used to help formulate theory and
propositions on enterprise real estate optimization and, in certain instances, be
incorporated into a case study framework.

Since available literature and related research studies were limited, the qualitative
aspect of this research was approached with the goal of describing, explaining, and
understanding the current beliefs and practices around corporate real estate from the
interviews. Insights were triangulated to identify key themes and propositions that could
form a great path forward for quantitative research in Study Two. By utilizing both
qualitative and quantitative methods, theory can be built and tested (Myers, 2020). The
semi-structured interviews focused on identifying the meaning of real estate optimization
and explored how that is actioned in the context of today’s business environment, post-
pandemic. The research will carefully balance the seven principles of interpretive
research as suggested by Klein and Myers (1999), including understanding of iterative
process, contextualization, critical reflection of researchers and subjects, balancing

abstraction and generalization, reasoning, and suspicion. (Myers, 2020).
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The interviews were an important aspect to gathering data as they helped us focus
on the “subject’s world” (Myers, 2020, p. 145) by gathering primary data that provided a
unique lens and input. The composition was semi-structured and started with pre-
determined questions that elicit responses on strategic imperatives within enterprises that
facilitate or are barriers to real estate optimization (see Appendix A) but allowed
flexibility to pivot as questions arise during the interview. The semi-structured approach
allowed the subjects (global real estate directors, occupier services consultants, and C-
suite members who influence real estate decisions) to talk freely and enabled insightful
feedback to be provided. The interview results elicited the most relevant features of real
estate optimization focused on the “how” and “why.”

Framing the Investigation

Once our interviews with real estate leaders and influencers in the real estate
industry were completed, we constructed a thematic analysis to get a sense of which
direction the industry is headed. This analysis contributed to a descriptive statistics
dataset, informed us about overall trends from the interviews so we could see the level of
relationships across interview topic, and gave an indication of where there is alignment
and misalignment in the optimization of real estate. We also obtained further insights on
"outliers to the scope" of the interview relevant to the understanding of real estate
optimization. Our initial device of choice to analyze data was NVivo to:

e Transcribe the interview recordings

e Group the responses to each question

¢ Find and catalog themes to make sense of the data

e See the connections between themes and move toward analytical insight
e Make comparisons between participants

e Organize research design
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After completing many of the interviews, which were in person, it became evident
that simply transcribing the responses on a Word document by interview question from
the template in Appendix D to formulate the first and second order codes, and ultimately
the primary themes, would be more useful than NVivo. Therefore, we used NVivo as an
initial tool and then transitioned to more specific coding from the Word documents.

Methodology

After receiving IRB approval, we began Study One execution while also
transitioning to the data analysis. The first step in Study One was providing consent
forms (See Appendix C) to interviewees for the qualitative component, including consent
language in the survey form which included all the IRB requirements. From there,
individual semi-structured interviews were conducted with 10 subjects who earn most of
their income from managing an enterprise’s real estate function, leading enterprises from
the C-suite, providing management consulting services relating to enterprise real estate
activities, and running a professional organization whose membership focuses on the
above groups (CoreNet Global). Recruiting for the sample was done through personal
contacts and clients, guest speakers from my Management of Corporate Real Estate
Assets class at Temple, Academic Case Competitions at CoreNet Global, and leaders of
enterprise real estate activities and public and private entities. The sampling process was
“purposive rather than random” (Miles et al., 2020). Within the subset of enterprise real
estate professionals, there was a reasonable amount of diversity, in terms of gender, age,
and career stage. The participants ranged in age from about 35 to 65. Six were male, four

were female.
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Interviews

Ten (10), semi-structured interviews were conducted. All received a copy of the

consent form in advance and gave verbal, and sometimes written, permission to proceed.

Most were conducted via telephone, with others in person and via Zoom. The interviews

took between 20 and 45 minutes. The questions posed related to their experiences in

enterprise real estate, and their observations of the field and of their internal and external

clients in a post-COVID context. The questions are set forth as follows:

1.

How would you describe your organization as it relates to real estate decisions
and strategy?
a. Centralized or decentralized based on business units

How would you describe the enterprise real estate role within your organization?
a. Outsource or consultant/preferred vendor structure?

Does real estate have a seat at the table for long range planning?
a. HR, IT, supply chain
b. Change management and business cycles

Is there an income statement or financial analysis that you can generate showing
how much per year is spent on real estate so you could measure the annual
contribution to the enterprise?

Does the corporate real estate function have a defined strategic mission of
contributing earnings to the enterprise?

Does the C-Suite recognize the importance of optimizing real estate, either before
or after COVID?

Is there a mandate from the C-Suite or a priority to achieve real estate
optimization, or is it just not a top priority despite being the #1 or #2 largest asset
on the balance sheet and #2 largest operating expense?

What are the barriers to real estate optimization in your enterprise?

Materiality

Inability to navigate through constant change management

Lack of understanding by C-suite on how to optimize?

No willingness to devote adequate resources to the process of optimization
and measurement of real estate contribution

cooe
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9. What type of changes should be implemented in your enterprise to recognize the
strategic importance of real estate?

10. Would you say that real estate is aligned with business strategy, and if not, what
should be done to accomplish this goal?

11. What is the current strategy for your enterprise based on post-COVID conditions
and the workplace?

12. If you had a “magic wand” for real estate’s place in the enterprise, what would
that structure and process look like?

Semi-Structured Interview Questions

The process of analyzing, coding, and interpreting the data collected from the
interviews and answers to the questions above was undertaken to develop data results in
the following sections. The interviews were not recorded, but responses were transcribed
into individual Word documents alongside or below the questions asked. Prior to
uploading information to NVivo, data on the interviews was de-identified and
anonymized with an interview number. Thematic analysis was conducted to identify
codes, patterns and themes on the research question and sub-questions from the specific
interview questions. This analysis was further expanded into more specific themes and

codes through Figure 7 below:

Interview coded, themed,
and analyzed using NVIVO
and customized word
documents

Thematic analysis to Identified key themes that
identify second order were prevalent between
coding, patterns, and first and second order
emerging themes in real codes and formed
estate optimization contextual patterns

Figure 7. Research Method Process Flow
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The following data analysis and methodology chart for Study One (Figure 8) is

presented as an initial view towards how the Study One qualitative method was executed.

Inductive Semi-
Structured
Interviews

|

nvestigated
attributed of
enterprise real
optimization

Identify strategic

imperatives in
enterprises that
candrive or be a
barrier to RE

optimization

Theoretical Sample

10 to 15 global
corporate real estate
managers, CFO’s, and
occupier services

consultants

Derived from
professional network,
professional
associations, and direct
sourcing

1) Directors,
consultants, &
executives who directly
manage enterprise
portfolios

2) C-suite and CFO’s
who don’t manage RE,
but indirectly influence
RE decisions

Centralization or
Decentralization

RE Alignment with Strategy

Seat at the Table for LR
Planning

LI

Financial Measurement

el

[ KPI's & Metrics — RE

Optimization

Barriers to Optimization

|

[ Post-COVID work strategy

“

Figure 8. Data Analysis Methodology (Study One)

The semi-structured interviews were designed to investigate key attributes

impacting enterprise real estate optimization based on the literature review, practical

experience from management consulting, and identifying strategic imperatives or

priorities that either drive or are barriers to optimizing real estate. The sample of

interviewees included 10 global corporate real estate managers, members of the C-suite,

and occupier services consultants derived from professional networks, associations, and

direct sourcing. After completing the initial 10 interviews, the results were manually

studied to develop first order coding, and to also identify patterns that would lead to

further descriptive codes. This process led to an initial set of seven themes which capture

the two primary research questions from our conceptual model in Figure 3 on page 15.
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Below in Figure 9, we present interview feedback that included global strategy

and alignment with real estate (RQ1), measurement of financial contribution (RQ2),

workplace of the future, biggest challenges, disruptive technologies, and aspirations.

Prominent
Themes

Global Strategy &

Alignment w/RE

Measurement of
Financial
Contribution

Workplace of
Future

ESG/DEl/Culture

Biggest
Challenges or
Barriers

Disruptive
Technologies

Aspirations

Takeaways

Flexibility & Cost/Space
Reduction

Reduce space

In place but mostly about
space reduction

Hybrid future

Space Consolidation

Reduce space

Slowly being included in

financial dashboard &
lona range plannina

40% of current workforce

will stay in WFH status

Key to future of workplace Major priority in

and revolution is hers

operations and HR

Corp RE Directors are not KPI's and metrics for

idea people, not sure
what to do

Al, blockchain,
automation, iOT, AR

Work revolution is here,
people-centric strategy

Period of uncertainty on
how to move forward

measuring RE's
contribution

Metaverse, streaming,
AR, VR

Data analytics project
which will elevate RE
contribution to earninas

Come a long way, still a
ways to go

Merger Intregration &
Divestitures

Major shift in business

strategy after Dow merger

Have a "seat at the table"
with senior management
and centralized model
Space reduction and
consolidation of existing
locations

Older culture which is
adapting, but WIP

Pace of change makes it
difficult to reach
equilibrium

Blockchain, Al,
automation, IP, Patents

Manage RE strategically
after M&A, divestitures, &
excess properties

No real estate decisions
are made with including
central RE group

Monetizing RE & Cost
Reduction

RE is not seen as a
strategic resource to PE

Mostly focused on cost
reduction and
consolidation
Partnering with, and
supporting Portco
management

Still "old school” but
looking to migrate more

Optimizing RE through a
Chief RE Officer at PE
level

Al, iOT, automation for
Portco's

Increase returns to
investors in PE funds
throuah areater RE plays
Lots of opportunity for
future optimization - hard
to implement

Figure 9. Initial Coding & Prominent Themes

What will our members do
from here? Post-COVID

Employee-centric, ESG,
DEI, Sustainability

Collects data from
member companies to
publish cases & findinas
Radical change underway
and lots of uncertainty for
members

Major focus of
organization and value
creation

Incorporating disruptive
technology and
innovation into operations

Al, blockchain,
automation, iOT, AR

Support and continue to
educate business on the
importance of Corp RE
Each industry has its ow
unique challenges, but E
COVID really complicate

The initial feedback from the interviews with comments such as “still old school

but looking to migrate more,” “lots of opportunity for future optimization, but hard to

implement,” and “mostly focused on cost reduction and consolidation” were insightful in

addressing RQ1. For our analysis under RQ?2, interview comments like “slowly being

included in financial dashboards and long range planning,” “having a seat at the table

with senior management and centralized model,” and “have come a long way, but still a

ways to go” also provided us invaluable insights. All interviewee thoughts were ideal in

creating “Early Stage” takeaways and initial coding categories which are presented

below:

e (Centralization or Decentralization of Corporate RE Function

e Service Structure - Outsource or Preferred Vendor

e Long Range Planning - “Seat at the Table?”
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¢ Financial Dashboard Insights (List of props, current-future state RE costs)

e Disruptive Technologies/IT Tools for Measurement/Analytics (dashboard)

e (C-Suite recognition/mandate for RE contribution to enterprise value

e Barriers to optimization

e Materiality

e Constant Change Management (moving target)

e Uncertainty of what RE optimization is and how to attack/approach

e Willingness to devote resources to measure RE contribution

(prioritization)

e Alignment of RE and Business Strategy (Business Unit vs. Centralized)

e Formal matrix relationship with field team in BU’s

e Enhance performance & accountability

These “early stage” categories became foundational to identifying prominent
themes that evolved from our research that were further broken down into our final set of
five first order codes analyzed then integrated into four, second order codes, and three
major themes leading to theoretical assertion.
Summary of Data Analysis
The data collected from the 10 interviews and coded in NVivo and Word formed

the foundation for extracting highly valuable takeaways, insights, and findings from a
further Word document analysis. From the initial rounds of interpreting the interview
answers and themes, we gained clarity in coding for prominent thoughts and reactions

which were further refined into first and second order themes. This information is
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presented in Figure 10 below, including a summary of key themes leading to the

theoretical assertions:

FIRST ORDER CODES

Centralized or

Decentralized Real
Estate Decision

SECOND ORDER CODES

Business Unit

Making ’ Control prevents
alignment and
optimization

Alignment of Real
Estate & Business
Strategy

Long Range Planning —

IT, Human Resources,

Supply Chain H

Measuring the
Financial Impact of

Real Estate

Post-Covid Workplace
Strategies

“Seat at the
Table”

Dashboard and
Analytics

Hybrid, Work from Home,
Cultural Competency,

Productivity, Employee-
H ¥ Centric, Work Revolution

Figure 10. Coding & Thematic Analysis

Discussion

/

o

KEY THEMES \

Importance of
Centralization and
Real Estate having a
“Seat at the Table”

Major areas of
opportunity and gap
for most enterprises

Priority during a

major period of
uncertainty in
enterprises

The primary intent of the qualitative research performed in Study One was to

better understand our research questions in the context of optimization of real estate

within enterprises. Our analysis and findings so far show a wide dispersion of themes

which all tie into optimization but exist in many different forms in enterprises due to each

having their own unique business strategy and focus.

The results of the interviews along with the qualitative analysis of the data and

coding resulted in two key themes: 1) The importance of centralization and strategic

alignment in making real estate decisions, through real estate having a “seat at the table”

in long range planning; 2) Having financial dashboards and IT tools to manage RE
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occupancy, space utilization, and measure real estate’s contribution to shareholder value
through optimization. Each of the key themes will be discussed in further depth in the
following sections.

Alignment between Business and RE Strategy and Importance of Centralization

(ROI)

In answering RQ1, a threshold theme which is primary to the optimization of real
estate is alignment of real estate and business strategy between the C-suite, Business
Units (“BU’s”), and the real estate team. As the semi-structured interviews were
conducted, a variety of different answers were received about alignment that ultimately
made a further connection to whether there was a centralized function for real estate
decisions or decentralized. Initial findings indicated that the more centralized the real
estate decisions, the more alignment there was within the enterprise. On the surface, or
intuitively, this seems obvious, even to a layperson, but our interviews demonstrated that
this was not always the “norm”. When comparing these findings to Chapter 5 (Strategic

Alignment Frameworks and Methods) from www.strategyhero.io (Minsilo, 2022), there

were two methods presented that were most applicable to real estate alignment. The two
methods are the Balanced Scorecard and Deloitte 5 Key Questions and the plan is to

expand discussions on these strategy frameworks in Study Two.

The www.strategyhero.io alignment frameworks studied also provide additional
insights on the most common response given for non-centralized, or decentralized real
estate function within an enterprise, that the C-suite was “hesitant to mandate decision-
making to the leaders of business units responsible for multi-billion dollar revenues and

performing at high levels”. Other responses included that “no real estate decision can be


http://www.strategyhero.io/
http://www.strategyhero.io/
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made without the global corporate real estate team sign off or involvement, although that
structure was only implemented in the last few years through using new scorecards, rapid
change management, and merger/ acquisition activity, whereas before it was highly
decentralized”.

On the public side of enterprise real estate alignment, a major city government
lacked alignment on real estate decisions because “there was still a major need to educate
elected officials on real estate concepts and infrastructure connectivity, and that decisions
were delayed indefinitely due to a lack of understanding on the part of decision makers as
voters on a City Council”. This education process was not singularly observed in the
semi-structured interviews of public or governmental enterprises, but was a recurring
theme in private and public companies where real estate decisions were often not made
due to a lack of understanding of what was meant by optimization, or how a particular
strategy would pay off, versus be perceived as risky and uncertain.

Real Estate having a “Seat at the Table” for Business Unit Decisions (RQ1)

Once the alignment issue was coded and further observed in our semi-structure
interviews, the next logical theme which emerged was whether real estate had a “seat at
the table” for business unit decisions. Interviewees from three Fortune 50 enterprises
were unable to reach a consensus, with one stating that “real estate finally has been
invited to the table for certain but not all business units”, while the other two indicated
that “real estate sits in the Corporate suite and there are no decisions made on leasing,
sales, operations, or optimization in business units without the real estate team being
integrally involved”. The themes highlighting the importance of centralization, strategic

alignment, and having a “seat at the table” were conclusive in that optimization of
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enterprise real estate can’t be achieved if all these themes are not synergistic within the
enterprise.

Even when all three of the above themes co-exist, there are still barriers to real
estate optimization based on a particular enterprise as per the following comments from
interview participants. Navigating through change management requires a constant need
to “re-imagine the strategies for real estate assets, in particular, now that most enterprises
are still adjusting to post-COVID realities of workplace strategy and cultural shifts in
human capital”. The materiality behind optimization can be hard to demonstrate where
“revenues are so large that a 1% category is not given prioritization”. Other barriers
mentioned included the lack of willingness to “devote adequate financial and human
resources to optimization and measurement of real estate’s contribution to earnings and
shareholder value”, and finally, a lack of understanding of “how to optimize or what does
optimization look like”.

Financial dashboard and IT tools to measure RE optimization (RQ2)

In answering RQ2 from the semi-structured interviews, there seemed to be a
common theme that having a financial dashboard or customized IT tools to manage real
estate optimization was lacking in most enterprises. In several of the Fortune 50
companies previously mentioned, “none of them had a real estate dashboard or scorecard
that was capable of providing data analytics around real estate optimization on a global
level”. In fact, the semi-structured interview led to a request from “one of the enterprises
to develop an analytics dashboard or scorecard using a pseudo-set of data that was

provided for experiential learning purposes”. In addressing this request, we collaborated
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to create a Power BI dashboard populated with the pseudo-information and is in the
process of being reviewed by their Enterprise real estate team.

We also observed from the interviews that many enterprises might have an Excel
spreadsheet of owned and leased properties, but according to a major IT firm that
specialized in ERP systems, of the “customers who have implemented a major ERP
system, over 90% of the enterprises purchased the real estate module but have not
activated it due to a lack of resources or materiality from senior management”. In
addition to the surprising lack of centralized financial information on real estate, there
was a consistent theme of “challenges in obtain[ing] an accurate list of owned and leased
properties with detailed information”. Because our interviews indicated there was a lack
of basic threshold levels of property information, it further demonstrates that optimization
is not in existence at those enterprises, leaving much future potential for further
contribution to theory and practice in the critical thematic area of financial measurement.

The data analysis and initial findings from Study One provided multiple
takeaways for further study and contribution to new theoretical assertions. The first level
assertion is that “Real Estate optimization is often overlooked as a driver of financial
performance, is not well aligned with business strategy, is way underdeveloped in terms
of financial dashboards, and data analytics, and “most enterprises are in the midst of a
post-COVID work revolution” (Wilk & Zuabi, 2022).

Study One informed our research that there is “no going back™ and there exists a
great deal of uncertainty on how to re-imagine or redesign the workplace of the future in
a more employee-centric way and layers of disruptive technologies all intersecting at the

same time. Decisions on “how enterprises are going to implement post-COVID real
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estate strategies are being made in every organization, resulting in radical change across
the board*. Contributing new theory and practice on enterprise real estate optimization

could not be timelier.
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CHAPTER 4

STUDY TWO

Background

Study One established the importance of centralization of real estate decisions as
a key component in strategic alignment between business and real estate decisions, and
supported the need for the enterprise real estate team to have a “seat at the table” for
long-range planning and maximum productivity. Study One also suggested that without
this alignment and centralization, real estate optimization can’t occur, which seems way
too intuitive, but having these insights highlighted the importance of greater focus and
attention on this largest asset class for most enterprises. Lastly, Study One identified a
willingness among interview participants to openly suggest that in order to get alignment
and centralization to become a mandate at the C-suite level, there is still a need to provide
more quantitative measures through financial dashboards and KPI’s.

The research findings from Study One established among the interview
participants that enterprise real estate optimization is an important driver to not only
financial performance, but is also important to workplace productivity, talent retention,
and happiness levels. It was further found that an enterprise’s response to the dual social
crises of COVID-19 and DEIB were also a key future factor in implementing enterprise
real estate optimization due to the uncertain future of work scenarios that are being

pursued by most enterprises at the time of this study.
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Going back to the primary and sub-research questions for this dissertation, Study
One created greater clarity on key themes that matter most to executives, corporate real

estate managers, and service providers as depicted in the Figure 11 below:

SECOND ORDER CODE! f KEY THEMES \

Business Unit
Control prevents
alignment and
optimization

Importance of
Centralization and
Real Estate having a
“Seat at the Table”

“Seat at the
Table”

Major areas of
opportunity and gap
for most enterprises

Dashboard and
Analytics

Priority during a

Hybrid, Work from Home,

Cultural Competency, major period of

uncertainty in
enterprises

Ny F

Figure 11. Key Codes and Themes from Study One

Productivity, Employee
Centric, Work Revolution

The sub-research questions around alignment (RQ1) asked whether real estate
strategy and business strategy are aligned, and the results of Study One indicated that
centralization and having a seat at the table for long-range planning are key to alignment
and optimization. The sub-research question (RQ2) asked whether the enterprise has the
financial dashboards in-place, KPI’s, and C-suite mandate (or mission) to measure
contribution to shareholder value, as originally presented in our conceptual model in
Figure 3, and further illustrated in the exploratory model in Figure 5. This allowed us to
conclude that Study One validated the integral relationship between centralized real
estate decisions and the aspiration to optimization, but did not directly demonstrate that

enterprises know how to, or have a mission to, measure the benefits or value of
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optimization. This was a major motivation for Study Two, since as Figure 11 above
showed, most interviewees felt there was still a lot of opportunity or gaps in this area.

Study One's insights formed an ideal foundation for undertaking Study Two using
a larger sample of responses to create more clarity on the primary research question of
why companies are not more proactive in providing data analytics on optimization. Then
in RQ2, we further asked “how do enterprises measure real estate optimization”, and
while Study One indicated there was a continuing gap in measuring this impact, and the
literature review was lacking in this type of prior research depth, the opportunity to
further examine this phenomenon through a Study Two quantitative methodology was
synergistic with, and additive to, our initial Study One results. This synergy was exciting
to find, especially in the quest for contributing new insights, theory, and knowledge on
this subject to executives, board members, corporate real estate professionals, service
providers, academics, and investors.

Study Two involved quantitative research utilizing a Qualtrics survey tool that
builds on the aforementioned Study One themes, theoretical assertions, and propositions
through a broader audience of participants. The goal for Study Two was to gain additional
insights on the research questions through executing statistical data analysis that expands
the future impact of the dissertation and contributes more robust findings and theory on
enterprise real estate optimization. Study Two also provided evidence supporting Study
One propositions so that enterprises can recognize that, without strategic alignment, and
centralization of real estate decisions, optimization is not possible. Further confirmed by

Study Two was that even when real estate has a seat at the table, measurement of real
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estate’s contribution is still critical to the global mission of delivering shareholder value,
and remains a gap and opportunity area for most enterprises.
Enterprise Real Estate Optimization Conceptual Models and Hypotheses

The results of the Study One qualitative analysis resulted in two key themes: 1)
The importance of centralization and strategic alignment in making real estate decisions,
through real estate having a “seat at the table” in long range planning; 2) Having financial
dashboards and IT tools to manage RE occupancy, space utilization, and measure real
estate’s contribution to shareholder value through optimization. Each of these key themes
formed a basis for the following section on hypotheses development.
Hypotheses Development

The in-depth study of management dashboards and IT tools to manage real estate
occupancy, space utilization, and measure real estate contribution to shareholder value is
relatively unexplored. Much of the qualitative research into enterprise real estate
optimization addresses alignment as an important element of business strategy for real
estate decisions, but stops short of offering deeper insights on a possible mission of
contributing earnings to the enterprise and having financial dashboards and analytics
(KPI’s) for measuring the delivery of shareholder value through real estate optimization.
This became the catalyst for expanding the propositions from Study One and developing
the following hypothesis H1 for Study Two:

H1: Centralized real estate decisions and real estate having a seat at the table are each
positively related to the enterprise mission of contributing earnings.

A key takeaway from Study One was the lack of literature and real examples of
financial dashboards and IT tools that measure enterprise real estate optimization as

confirmed by the comments from participants interviewed. Study One reported that out of
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several Fortune 50 company real estate managers “none of them had a real estate
dashboard or scorecard that was capable of providing data analytics around real estate
optimization on a global level”. This finding was surprising, but also opened up the
opportunity to build on this finding by testing the existence and magnitude of the
financial measures of enterprise real estate optimization and shareholder value through
developing Hypothesis 2 for this research study, which is:

H2: Having financial dashboards and IT tools to manage real estate occupancy, space
utilization, and measure real estate’s contribution will result in creating shareholder
value.

Another potential area of quantitative testing came out of wanting to explore
whether there was statistical significance around whether “the enterprise real estate
function has a clear mission of contributing and measuring earnings from the enterprise’s
RE portfolio. This further research possibility formed the basis for Question 7 (DV) in
our survey, which along with Questions 9 and 11 (IV’s), allowed us to develop and test

Hypothesis 3 which is:

H3: When a KPI of earnings per square foot of RE spaces is used, the enterprise real
estate function delivers shareholder value.

The following sections of this dissertation present the methodology, survey,
sample, data analysis, insights from initial survey answers, descriptive statistics,
correlations, regressions, hypotheses testing, and discussion of results.

Methodology

Study Two was conducted through a process of data collection using a Qualtrics
survey tool. The survey and questionnaire gathered data on demographics, mission,
contribution to earnings and shareholder value, operating expenses and KPI’s, impact of

COVID on the managing the real estate portfolio, whether real estate optimization and
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management take into consideration productivity, employee happiness, and talent
retention, and whether there is a financial dashboard that measures the financial and
shareholder impact of optimization, building on the themes of the McKinsey and KPMG
articles, plus practitioner knowledge from management consulting.

The Qualtrics survey was taken by senior managers of public and private
enterprises, C-suite executives, and corporate real estate service providers, and is more
fully detailed in Appendix A. The survey used Likert scales and other measures useful for
descriptive statistics, correlations, and regressions, to gather data on alignment,
centralization, measurement, KPI’s, dashboards, and the enterprise real estate function’s
mission of contributing earnings and delivering shareholder value. The survey gathered
testable data for statistical and consultative analysis that is reported as quantitative
interpretations leading to new insights and theses for optimization of enterprise real estate
in the future. As mentioned in the introduction and background for Study Two, a “still
remaining” under-explored frontier in enterprise real estate identified in Study One is the
lack of, or gap in, management dashboards and measurement tools to quantify the impact
of enterprise real estate optimization on enterprise value. This is one of the key focus
areas for Study Two and the results provided great perspectives on whether the Study
One propositions were further supported by the Study Two analysis.

Through the quantitative analysis of survey results, new insights were gained on
how a sample of 48 respondents view their current efforts around real estate mission,
measurement of real estate performance on enterprise value, plus strategic alignment of

real estate to corporate strategy post-COVID. The following sections provide the details
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on the hypothesis development, survey, sample, and data analysis using statistical tools
that include SPSS, Strata, and personal interpretations.
Survey

The Study Two survey was built using Qualtrics and contained 19 questions, of
which five were demographic related, two were yes or no response, two were short
answer responses, and the balance were choice questions using a seven (7) point Likert
scale. The data collected was analyzed using descriptive statistics, correlations, and
regression analysis to better understand the significance of testing the research questions,
analysis and propositions identified in Study One around centralization of real estate
decisions, alignment of real estate strategy with business strategy, measurement of the
financial impact of real estate optimization. The findings from Study One helped form the
basis for identifying independent and dependent variables for regression, t-test, and
correlation analyses. A copy of the survey tool and survey results are provided in
Appendices B and C.

For ease of reference in reviewing the subsequent data analysis and findings, a

short summary of the survey questions is presented on the following page.
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Summary of Survey Questions

Q1. What is your enterprise Sector/Industry?

Q2. What type of entity is your enterprise?

Q3. How many employees are there in your enterprise?

Q4. How many years of Corporate real estate-related experience do you have?

Q5. Does the Enterprise’s Real Estate portfolio include international properties or assets?

Q6. There is untapped potential, or hidden value, in your Company’s RE portfolio that
could generate cost savings, earnings, and greater workplace productivity?

Q7. The enterprise real estate function has a clear mission of contributing earnings

Q8. Real estate decisions are centralized between the corporate real estate team and
business units

Q9. The Company has established Key Performance Indicators (“KPI’s”) and data
analytics for measuring RE’s contribution to the success of the enterprise

Q10. The enterprise uses the following KPI’s for analyzing real estate (RE) data (check
all that apply)

Q11. The Company has a financial dashboard that provides analytics for management of
RE occupancy costs and future utilization.

QI12. It is important that the enterprise real estate function delivers shareholder value
Q13. Does your Enterprise’s real estate portfolio tie into the ERP system?

Q14. The enterprise real estate function has a higher level of awareness and importance
post-COVID

Q15. In RE asset decisions, the real estate team is at the table for long range planning

Q16. The Company’s RE decisions take into consideration employee satisfaction,
performance, and talent retention

Q17. Does the Company’s outsource real estate functions?

Q18. Is there anything else you wish to add about increasing real estate optimization in
your organization?

Q19. Is there anything else you want to add about how the real estate function of your
organization is preparing for the future?
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Sample

Recruiting for the sample was done through personal contacts and clients, end-
user members speakers from CoreNet Global, and leaders of enterprise real estate
activities and public and private entities. The sampling process was “purposive rather
than random” (Miles et al., 2020) and involved gathering data with target population
samples, including:

e CoreNet Global (www.corenetglobal.org) members identified as users

e CFO.com

e Contacts, DBA cohort members, and peers from management consulting
and real estate who regularly engage in corporate real estate activities

The demographic composition of the survey respondents is presented in the
following section and further depicted in Figure 12:

o 43.75% from FIRE (Finance, Insurance, Real Estate
o 12.50% from Life Sciences & Healthcare

e 12.50% from Technology and IT

e 8.33% from Manufacturing and Logistics

o 20.83% from other industries

Q1 - What is your enterprise Sector/Industry?

# Answer % Count

1 Financial Services, 43.75% 21
Insurance, Real Estate

2 Legal & Accounting 2.08% 1

3 Technology & IT 12.50% 6
Life Sciences & 12.50% 6
Healthcare

5 Manufacturing & 8.33% 4

Distribution-Logistics
6 Other 20.83% 10
Total 100% 48

' ' ' N ) ' '
=y

Figure 12. Survey Respondent Industry Composition
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Q2 respondents had the following entity type composition depicted in Figure 13:

o 54.17% were publicly traded companies
e 20.83% were privately owned

e 12.50% were non-profit

e 12.50% were government or municipal

Q2 - What type of entity is your enterprise?

Answer % Count

|
©
o

sy _ 1 Publicly traded 54.17% 26
1 2 Privately owned 20.83% 10
B - 3 Non-profit 12.50% 6
1 4 Government or 12.50% 6
o— - Municipal
| Total 100% 48

Figure 13. Survey Respondent Entity Type

Q3 respondents had the following number of employees as depicted in Figure 14:

e 16.67% had less than 50 employees

e 10.42% had between 50 and 500 employees

e 2.08% had between 500 and 1,000 employees

o 22.92% had between 1,000 and 5,000 employees
o 47.92% had greater than 5,000 employees

Q3 - How many employees are there in your enterprise?

I

Answer % Count

_ 1 Less than 50 16.67% 8
1 2 Between 50 and 500 10.42% 5
. - 3 Between 500 and 2.08% 1
1 1,000
s I 4 Between 1,000 and 22.92% 11
J 5,000
_ 5 Greaterthan 5,000  47.92% 23
1 Total 100% 48

Figure 14. Survey Respondent Number of Employees
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Q4 respondents had the following number of years of corporate real estate
experience as depicted in Figure 15:

e 10.42% had less than 5 years

e 8.33% had between 5 and 10 years

e 29.17% had between 10 and 20 years
e 35.42% has between 20 and 30 years
e 16.67% had over 30 years

Q4 - How many years of Corporate real estate-related experience do
you have?

1 Less than 5 10.42% 5
2 Between 5 and 10 8.33% 4
3 Between 10 and 20 29.17% 14
5 Between 20 and 30 35.42% 17
6 More than 30 16.67% 8
Total 100% 48

Figure 15. Survey Respondent Years of Corporate RE Experience

In summary, within the demographic factors (or control variables) collected from
the 48 respondents for Q’s 1-4, there were good results for further analysis in terms of
diversity in terms of industry, entity types, size of company, number of employees, and

years of experience in corporate real estate.
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Data Analysis

Five analyses were conducted for Study Two. First, global data observations were
discussed in the context of the demographics, initial findings based on percentages of
respondent’s answers to certain key questions as they relate to the primary and sub-
research questions. Second, descriptive statistics were performed to provide an overview
and overall description of the survey sample and data. Third, regression analysis was
performed to test significance of independent variables’ effect on the dependent variable
for specific hypotheses. The goal of the regressions was to provide a narrower view
testing the significance of individual independent variables and their specific effect on
real estate optimization and the research questions. Fourth, a detailed correlation analysis
was completed through discussing the significant and medium correlations between
various survey questions. Fifth, regression analysis was performed to ascertain whether
there were significant correlations among the survey responses and the hypotheses
through further robustness of testing. The regression testing was based on developing
multiple hypotheses from the survey and applying the data analysis to test for
significance. The five analyses are presented in the following sections, followed by
additional discussion.
Results from Initial Global Data Observations

The initial step in the data analysis was to conduct an initial (non-statistical
testing) review of the data collected to gather global observations that provide context for
the subsequent statistical analyses, and strongly contributed to the understanding or initial

survey results, and to interpreting and extrapolating the most meaningful data for the
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statistical tests performed. The following section provides initial takeaways from the
survey responses context for the primary research question and sub-questions RQ1 and 2.
In Q6, the survey asked “whether there is untapped potential, or hidden value in
your Company’s RE portfolio that could generate cost savings, earnings, and greater
workplace productivity”. Over 85% of the respondents answered with either 5, 6, or 7,
none of the 47 respondents answered 1 or 2, and only 6.38% answered 3, or slightly

disagree, per Figure 16 below:

Q6 - There is untapped potential, or hidden value, in your Company’s
RE portfolio that could generate cost savings, earnings, and greater
workplace productivity?

# Answer % Count

1 Strongly disagree 0.00% 0

2 Disagree 0.00% 0

3 Slightly disagree 6.38% 3

4 Neither agree or 8.51% 4
disagree

5 slightly agree 19.15% 9

6 Agree 36.17% 17

7 Strongly agree 29.79% 14
Total 100% 47

Figure 16. Survey Responses to Question 6
Reflecting on these results for Q6, compared to the primary research question, the
responses provided strong evidence that our primary and sub-questions of “why

enterprises are not more proactive” are highly relevant in current industry practice,
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answer the question of “who cares,” and indicates that we are “on the right track” in
continuing to further analyze this “why”.

A follow-up data observation to Question 6 results is Question 7 asking if “the
enterprise real estate function has a clear mission of contributing earnings”, 57.45% (if
adding those answering neither, increases to 76.6%) of the respondents answered with
either 5, 6, or 7, none of the 47 respondents answered 1, and 14.89%, or 7, answered 3, or

slightly disagree, and 19.15% answered neither, per Figure 17 below:

Q7 - The enterprise real estate function has a clear mission of
contributing earnings

1 Strongly disagree 0.00% 0
2 Disagree 14.89% 7
3 Slightly disagree 8.51% 4
4 Neither agree or 19.15% 9
disagree
5 Slightly agree 12.77% 6
6 Agree 27.66% 13
8 Strongly agree 17.02% 8
Total 100% 47

Figure 17. Survey Responses to Question 7



The key takeaway from the Question 7 data is that although 57.45% of
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respondents have a clear mission of contributing earnings, or optimizing real estate, there

still were 42.55% who disagreed, indicating proactive optimization is not mandated.

Question 8 allowed us to test one of the primary propositions from Study One of

“centralized real estate decisions being a key component in optimization”. Q8 showed
that 63.04% of the 46 respondents agreed, answering either 5, 6, or 7, whereas 19.57%

disagreed answering 1, 2, or 3, and 17.39% answered neither, per Figure 18 below:

Q8 - Real estate decisions are centralized between the corporate real

estate team and business units

|
S L S i3 P S 3 it
; I | | |

Answer % Count
1 Strongly disagree 4.35% 2
2 Disagree 6.52% 3
3 Slightly disagree 8.70% 4
4 Neither agree or 17.39% 8
disagree
I 5 Slightly agree 23.91% 11
6 Agree 26.09% 12
7 Strongly agree 13.04% 6
' Total 100% a6

Figure 18. Survey Responses to Question 8

The results of this section of initial data observations, before statistical testing,

will be further expanded in the following sections along with the statistical analyses.



Survey — Descriptive Statistics

The following section provides a summary and analysis of the descriptive

statistics compiled from the survey responses. Based on the design of the Qualtrics

survey, the 48 completed responses were subjected to statistical analysis by beginning

with the descriptive statistics and variables summarized in Table 2:
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N Range Minimum Maximum Mean Std. Deviation

Statistic  Statistic Statistic Statistic Statistic Statistic
Durationinseconds 47 1643 108 1751 304.30 271.498
Q6 46 4 3 7 5.80 1.108
Q7 46 6 2 8 5.00 1.955
Q8 45 6 1 7 4.80 1.632
Q9 46 6 1 7 4.54 1.735
Q10 21 5.0 1.0 6.0 4.095 2.2339
Q11 46 6 1 7 4.07 2.004
Q12 46 5 2 7 6.04 1.192
Q14 46 6 1 7 5.65 1.581
Q15 46 5 2 7 5.59 1.185
Q16 46 4 3 7 5.52 1.049
Valid N (listwise) 21

Variance Skewness Kurtosis
Statistic Statistic ~ Std. Error Statistic  Std. Error
73711.344 3.819 .347 18.038 .681

1.228 -.824 .350 .134 .688
3.822 .000 .350 -.951 .688
2.664 -.647 .354 -.234 .695
3.009 -.530 .350 -.866 .688
4.990 -.518 .501 -1.615 972
4.018 -.093 .350 -1.410 .688
1.420 -1.569 .350 2.368 .688
2.499 -1.510 .350 1.925 .688
1.403 -1.307 .350 2.289 .688
1.100 -.725 .350 .420 .688

“breakthrough” insights on their own, but when combined into other analytical

Table 2. Survey — Descriptive Statistics

The results of the initial descriptive statistics include the following observations:

The mean statistics for all the non-demographic questions, less Q10 (KPI
choices), were from 4.07 on Q11 to a high of 6.04 on Q12.

The standard deviations for the above questions ranged from a high of
2.004 on Q11 and a low of 1.049 on Q16

The range of responses from participants on the above questions was from

a low of 45 for Q8 and a high of 46 on the rest

Overall, the descriptive statistics from the survey questions do not provide a lot of

comparisons, and correlated in the following section, provide quite a few significant

insights from further examination and testing.



Survey — Correlations

An analysis of the survey responses was completed using SPSS and provided
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correlations between various questions that factored prominently in the hypothesis testing

section. Details of the SPSS data correlations for Q6-Q11 are presented in Table 3 below:

Durationinseco

nds Q6 Q7 Qs Q9 Q10 Q11 Q12 Q14 Q15 Q16
Durationinseconds Pearson Correlation 1 -.238 -.090 .008 .169 .071 .020 .073 .147 -.045 -.036
Sig. (2-tailed) 11 552 .959 .263 .761 .895 .631 .328 .768 .812
N 47 46 46 45 46 21 46 46 46 46 46
Q6 Pearson Correlation -.238 1 -.133 .149 -.233 .032 -.104 -.044 -.002 -.249 -.369"
Sig. (2-tailed) 11 377 .330 120 .892 .491 772 .991 .095 .012
N 46 46 46 45 46 21 46 46 46 46 46
Q7 Pearson Correlation -.090 -.133 1 .246 .373° .271 .215 .210 -.101 .182 -.076
Sig. (2-tailed) .552 377 .104 .011 .234 .150 162 .506 .225 .616
N 46 46 46 45 46 21 46 46 46 46 46
Qs Pearson Correlation .008 149 .246 1 493" 124 .376" .189 134 .307° .073
Sig. (2-tailed) .959 .330 104 .001 .592 .011 .215 .380 .040 .636
N 45 45 45 45 45 21 45 45 45 45 45
Q9 Pearson Correlation .169 -.233 .373° 493" 1 .001 629" 139 .143 .328" 293
Sig. (2-tailed) .263 120 .011 .001 .998 .000 .358 .342 .026 .048
N 46 46 46 45 46 21 46 46 46 46 46
Q10 Pearson Correlation .071 .032 271 .124 .001 1 -.151 .411 -.056 -.015 .055
Sig. (2-tailed) .761 .892 234 .592 .998 513 .064 .809 .947 .813
N 21 21 21 21 21 21 21 21 21 21 21
Q11 Pearson Correlation .020 -.104 .215 .376 629" -.151 1 .101 232 .255 406"
Sig. (2-tailed) .895 .491 150 .011 .000 513 .504 121 .087 .005
N 46 46 46 45 46 21 46 46 46 46 46

Table 3. SPSS Data Correlation Matrix — Q6-Q11

*. Correlation is significant at the 0.05 level (2-tailed).
**. Correlation is significant at the 0.01 level (2-tailed).

Details of the SPSS data correlations for Q12-Q16 are presented in Table 4 below:

Durationinseco

nds Q6 Q7 Qs Q9 Q10 Q11 Q12 Q14 Q15 Q16

Q12 Pearson Correlation .073 -.044 .210 .189 .139 411 .101 1 -.074 .092 .106

Sig. (2-tailed) .631 772 .162 .215 .358 .064 .504 .623 .544 .484

N 46 46 46 45 46 21 46 46 46 46 46

Q14 Pearson Correlation .147 -.002 -.101 .134 .143 -.056 .232 -.074 1 -206 .099

Sig. (2-tailed) .328 .991 .506 .380 .342 .809 121 .623 .169 .515

N 46 46 46 45 46 21 46 46 46 46 46

Q15 Pearson Correlation -.045 -.249 .182 .307" .328 -.015 .255 .092 .206 1 -213

Sig. (2-tailed) .768 .095 .225 .040 .026 .947 .087 .544 .169 .155

N 46 46 46 45 46 21 46 46 46 46 46

Qie Pearson Correlation -.036  -.369  -.076 073 293 055 406" .106 .099 213 1
Sig. (2-tailed) .812 .012 .616 .636 .048 .813 .005 .484 .515 .155

N 46 46 46 45 46 21 46 46 46 46 46

Table 4. SPSS Data Correlation Matrix — Q12-Q16
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From the data in Tables 3 and 4, several significant positive correlations were
observed and will be discussed in this section, prior to applying these results to the
hypotheses testing section that follows. The parameters of correlation presented along
with Tables 3 and 4 are noted by either a (**) for significance at the 0.01 level or a (*) for
significance at the 0.05 level.

Question 7 (mission of contributing earnings from RE) responses showed a
significant positive correlation (.493**) with Question 9 (the use of KPI’s). This
correlation indicates that of those respondents whose mission is generate earnings, they
are using KPI’s to achieve that contribution.

Question 8 (centralized real estate decisions) responses showed a significant
positive correlation (.493**) with Question 9 (the use of KPI’s). This correlation
indicates that of those respondents whose enterprise operates with centralized real estate
decisions, are using KPI’s to achieve that contribution.

Question 11 (financial dashboard that provides analytics for managing RE)
responses showed a significant positive correlation (.629**) with Question 9 (the use of
KPI’s). This correlation indicates that those respondents who have a financial dashboard
that provides analytics are using KPI’s to populate the financial information provided.

Question 15 (real estate has a seat at the table for long range planning) responses
showed medium positive correlation (.307*) with Question 8 (centralized real estate
decisions). This correlation indicates that of those respondents who have a seat at the
table for long range planning also have centralized real estate decisions in pursuit of real

estate alignment with business strategy.
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Question 15 (real estate has a seat at the table for long range planning) responses
showed a medium positive correlation (.328*) with Question 9 (the use of KPI’s). This
correlation indicates that of those respondents who have a seat at the table for long range
planning are using KPI’s to provide real estate insights to management in furtherance of
alignment with business strategy.

Question 16 (real estate decisions take into consideration employee satisfaction,
performance, and talent retention) responses showed a medium positive correlation
(.293*) with Question 9 (the use of KPI’s). This correlation indicates that of those
respondents who recognize the importance of employees within RE decisions are also
using KPI’s to provide real estate insights on workplace strategy and decisions relating to
space occupancy in furtherance of alignment with business strategy.

Question 16 (real estate decisions take into consideration employee satisfaction,
performance, and talent retention) responses showed a significant positive correlation
(.406**) with Question 11 (financial dashboard with analytics for management of RE
occupancy costs and future space utilization). This correlation indicates that of those
respondents who recognize the importance of employees within RE decisions are using
financial dashboards to provide analytics for workplace strategy and related management
decisions relating to space occupancy and alignment with business strategy.

In summary, there were quite a few significant correlations between the survey
questions 7, 8,9, 11, 12, 15, and 16 explained in the above analysis. These correlations
provide a good basis for testing the H1, H2, and H3 hypotheses previously presented. The
additional insights provided in the “Initial Global Data Observations” from Question 6

created more possibilities for hypothesis testing, especially since the combined analyses
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are directly related to the primary and sub-research questions in this dissertation. In this
regard, the highlights of the analysis so far are that:
e Over 85% of survey respondents felt there was untapped potential, or hidden
value, in their Company’s real estate portfolio that could generate cost

savings, earnings, and greater workplace productivity (Q6).

e Over 42% of the respondents do not agree that the enterprise real estate
function has a clear mission of contributing earnings (Q7).

e 63% of the respondents agreed that real estate decisions are centralized,
leaving 37% of real estate decisions that could be out of alignment with
business strategy (Q8).

e Over 40% of respondents disagreed (or answered neither) that the Company
has established KPI’s and data analytics for measuring RE’s contribution to
enterprise success (Q9).

e Over 53% of the respondents disagreed (or answered neither) that the
Company has a financial dashboard that provides analytics for management of

RE occupancy costs and future utilization (Q11).

e Over 85% of respondents agreed that it is important for the enterprise real
estate function to deliver shareholder value (Q12).

e More than half of the respondents answered that their enterprise’s real estate
portfolio is not tied into their ERP system (Q13)

e Almost 90% of the respondents answered that the real estate team is at the
table for long-range planning (Q15).

Building on the above recap of general observations and initial statistical data
analysis on correlations, the next section provides another level of survey analysis and

results using regression analysis and other tools like t-tests to test the hypotheses.
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Survey Results, Hypothesis Testing and Regression Analysis

Detailed results from the survey are presented by question in Appendix B, and the
outcomes of the statistical tests were analyzed for each hypothesis in the following
section through either a regression analysis, or t-test, or both.
H1: Centralized real estate decisions and real estate having a seat at the table are each
positively related to the enterprise mission of contributing earnings.

A regression was conducted to analyze the significance of survey responses with
Q7 as the dependent variable, and Q8 and Q15 as the independent variables, as presented
in Figure 19 below. The regression results had a significance factor of .215 at the p<.05
level, and a histogram that was not highly skewed. The R Square for this test was .071
and the Adjusted R Square was .026. Although the model is not significant, there is some
effect of centralized real estate decisions, and having a seat at the table for long-range
planning on the enterprise real estate function having a mission of contributing earnings,

but it is not statistically significant to the level of p<.05.

Model Summary b Histogram
Dependent Variable: Q7

Adjusted R Std. Error of
R Square Square the Estimate

.266°
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a. Predictors: (Constant), Q15, Q8
b. Dependent Variable: Q7
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a. Dependent Variable: Q7

b. Predictors: (Constant), Q15, Q8

Regression Standardized Residual

Figure 19. Regression Data Summary (H1)

Mean =-1.14E-16
Std. Dev. =0.977
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H2: Having financial dashboards and IT tools to manage real estate occupancy, space
utilization, and measure real estate’s contribution will result in creating shareholder
value.

A regression was conducted to analyze the significance of survey responses with
Q12 as the dependent variable, and Q9 and Q11 as the independent variables, as
presented in Figure 20 below. The regression results showed a significance factor of .654
at the p<.05 level, and a histogram that was highly skewed, making this test not a
meaningful model for this hypothesis. In further analyzing this regression result, it
doesn’t seem logical that there would be such non- significant statistical results when
testing whether having a financial dashboard and IT tools to manage real estate contribute
to shareholder value. A possible explanation for the lack of significance is that 85% felt
that real estate, “‘should” contribute to shareholder value, and the survey responses
indicated that 53+% did not have a financial dashboard and 40% don’t use KPI’s,
skewing the regression results. The regression results and histogram are presented in

Figure 20 below and were further tested/explored by t-tests and H3 analysis that follow:

Histogram
Adjusted R Std. Error of Dependent Variable: Q12
Model R R Square Square the Estimate ii
1 .140? .020 -.026 1.207
a. Predictors: (Constant), Q9, Q11
b. Dependent Variable: Q12
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o
a E
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w
Sum of g
Model Squares df Mean Square F Sig.
1 Regression 1.252 2 .626 429 654"
Residual 62.661 43 1.457
Total 63.913 45 0
-4 3 .2 1 0 1 2
a. Dependent Variable: Q12 Regression Standardized Residual

b. Predictors: (Constant), Q9, Q11

Figure 20. Regression Data Summary (H2)
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During the analysis of H2, it was thought to reconsider the relationships between

the DV’s and I'V’s through a t-test correlation. The t-test began by comparing the mean

responses and when looking at the independent samples t-test, equal variance assumed,

the t-value is -1.78, and the one-sided p value is .04 as presented in Figure 21 below. The

p value was less than the p<.05 level for statistical significance. Therefore, the t-test

indicated that when the KPI of earnings per square foot of real estate space is used, it is

perceived that the real estate function delivers shareholder value, supporting H2.

Group Statistics KPI — earnings per square foot of space

Std. Std. Error
RE N Mean Deviation Mean

It is important that the .00 40 5.93 1.228 194
enterprise real estate  1.00 6 6.83 .408 167
function delivers

shareholder value

The enterprise real .00 40 4.93 2.018 319
estate function has a 1.00 6 5.50 1517 .619

clear mission of
contributing earnings

It is important that the

Independent Samples Test

enterprise real estate
function delivers
shareholder value
The enterprise real
estate function has a
clear mission of

Independent Samples Test

Equal variances
assumed

Equal variances not
assumed

Equal variances
assumed

t-test for Equality of Means

Equal variances not

t-test for
Levene's Test for Equality of  Equality
Variances of Means

2.729 106 -1.783

-3.550
1.281

.264 -.668

-.826

Significance
One-Sided Two-Sided
df p p
It is important that the Equal variances 44 .041 .082
enterprise real estate assumed
function delivers Equal variances not 22.464 <.001 .002
shareholder value assumed
The enterprise real Equal variances 44 .254 .508
estate function has a assumed
clear mission of Equal variances not 7.936 217 433
contributing earnings assumed

Figure 21. T-test for equality of means (H2)

The t-test results were exciting to see because it identified a data analytic

indicated that led to the delivery of shareholder value, supporting H2, and creating a great

opportunity to contribute this finding to multiple groups of stakeholders.
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H3: When a KPI of earnings per square foot of RE space is used along with a financial
dashboard, the enterprise real estate function will deliver earnings.

A regression was conducted to analyze the significance of survey responses with
Q7 as the dependent variable, and Q9 and Q11 as the independent variables, as presented
in Figure 22 below. The regression results showed a strong significance factor of .000 at
the p<.05 level, and a histogram that was not skewed. The R Square for this test was .396
and the Adjusted R Square was .368. The coefficients also clearly illustrate the impact of
Q9 on the model being significant to a level of p<.05, meaning that respondents
perceived that by using a KPI of earnings per share on the financial dashboard, the

enterprise real estate function is perceived to be able to measure and deliver earnings.

b Histogram
Model Summary Dependent Variable: Q11
Change Statistics Mean w2 08E18
Adjusted R Std. Error of R Square 10 at:.‘bsov. =0.978
Model R R Square Square the Estimate Change F Change df1
1 .629° .396 .368 1.594 .396 14.076 2
8
Model Summary b
>
Change Statistics E 6
&
Model df2 Sig. F Change E
1 43 .000 4
a. Predictors: (Constant), Q9, Q7
b. Dependent Variable: Q11 5
ANOVA? i
-3 -2 -1 o 1 2 3
Sum of
Model Squares df Mean Square F Sig. Regression Standardized Residual
1 Regression 71.538 2 35.769 14.076 .000°
Residual 109.266 43 2.541 Normal P-P:Plot of Regressi zed Resl
Total 180.804 45 o Dependent Variable: Q11
a. Dependent Variable: Q11
b. Predictors: (Constant), Q9, Q7 ol
2
- - a E
Coefficients £ %
3
Standardized 3
Unstandardized Coefficients  Coefficients g o
%
Model B Std. Error Beta t Sig. “
1 (Constant) .836 779 1.073 .289
Q7 -.023 .131 -.022 -.176 .861
0.0
Q9 .736 .148 .637 4.985 .000 %

Observed Cum Prob

Figure 22. Regression Data Summary (H3)
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After the hypotheses testing, regression analyses for H1, H2, and H3, and the t-
test for H2, the results indicate that H1 is somewhat supported by the regression p value
of .10, H2 is supported by the t-test results, and H3 is highly significant for the p value.
Further discussion of these results in combination with the descriptive statistics,
correlations, and global observations from the data results follows in the next section.

Discussion

A key significant finding for this study is that enterprise real estate optimization is
not universally mandated, practiced, measured, or prioritized as a driver of shareholder
value and earnings. There is evidence from the Study Two survey of efforts to foster
alignment by providing a “seat at the table” for some real estate teams in long-range
planning, however, the operating frameworks necessary to achieve real estate
optimization within many enterprises are not in-place, such as financial dashboards,
KPTI’s, and enterprise real estate team’s mission to deliver earnings and shareholder value.
The survey results for Question 6 (whether there is untapped potential and cost savings,
earnings, and workplace productivity in the enterprise real estate portfolio) indicated that
over 85% of the respondents agreed that there was potential. This survey question finding
could further be interpreted as aspirational, but not mandated, due to a lack of
prioritization, or other enterprise barriers to facilitating optimization such as lack of
alignment. This possible answer to our “why” is meaningful because there should be no
logical reason why enterprises would not want new earnings and shareholder value in any
area of their business, especially the one that is their largest asset class. This study
highlights the key finding that there is 85% agreement on the untapped potential from a

sample population of experienced corporate real estate and senior management
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respondents, of whom 80% have more than 10 years of experience, with over 50% having
more than 20 years of experience, and where less than 50% of them have a financial
dashboard and data analytics to measure real estate optimization, earnings, and
shareholder value from real estate optimization. These combinations of findings are at the
core of the primary research question and help to explain why these enterprises are not
more proactive about real estate optimization.

A second key finding is that the statistical testing of H1, H2, and H3 resulted in a
lack of significance for H1, being significant through t-testing for H2, and being highly
significant for H3 through the regression analysis using a dependent variable of Q7
(enterprise real estate team has a mission to contribute earnings), and independent
variables of; 1) the use of KPI’s and data analytics (Q9); and 2) having a financial
dashboard that provides analytics (Q11). Again, the level of statistical significance for H3
of .000 is closely linked to the primary research question, even though each of the three
variables demonstrated 42%, 40%, and 53% of respondents did not agree with these
questions, respectively. Another takeaway from Study Two findings is that they align
with a key finding from Study One, which was that it is essential to have centralized real
estate decisions and the real estate team to have a “seat at the table” for long-range
planning, but there were still significant gaps in measurement and financial dashboards
with data analytics (KPI’s) that gauge or quantify real estate’s contribution to earnings
and shareholder value.

The third key finding in this study relates to two hypotheses (H2, H3) proving
statistically significant in the effects of centralization, having a “seat at the table” and the

enterprise real estate function having a clear mission of delivering earnings. This finding
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is important because it demonstrates that there is a viable pathway through alignment
(centralization and seat at the table for strategy between real estate the business units),
and intentionality in terms of the mission to contribute earnings from this process or
operating imperative. The missing link, which again has been a steady theme throughout
the research in Study’s One and Two, is the lack of financial dashboard and data analytics
such as KPI’s with which to measure the contributions of real estate optimization to the
enterprise. The regression analysis for H3 with a .000 significance quantitatively
validated the hypothesis that “When a KPI of earnings per square foot of RE space is
used along with a financial dashboard, the enterprise real estate function is perceived to
deliver earnings”. This allows for an initial conclusion from this dissertation that all the
pieces are in-place within the strategic framework for real estate optimization, except for
the financial dashboard and further implementation of KPI’s and other data analytics to
realize the benefits of earnings, cost savings, and greater workplace productivity. This
conclusion is the central theme of my primary research question as per the conceptual

model presented again in Figure 23 below:

Primary RQ:

Why aren’t public and
private enterprises more
proactive about optimizing

real estate and providing

data analytics that
measure RE's contribution
to earnings, shareholder
value, and productivity

Figure 23. Conceptual Model
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There were also unexpected findings from this study. The most notable ones came
from the summary of global observations presented on page 55 around some of the
responses from the survey, which are insightful enough to re-insert below:

e Over 85% of survey respondents felt there was untapped potential, or hidden
value, in their Company’s real estate portfolio (Q6).

e Over 42% of the respondents did not agree that the enterprise real estate
function has a clear mission of contributing earnings (Q7).

e 63% of the respondents agreed that real estate decisions are centralized,
meaning 37% could be out of alignment with business strategy (Q8).

e Over 53% of respondents disagreed (or answered neither) that the Company
has a financial dashboard providing analytics for management of RE (Q11).

e Over 85% of respondents agreed that it is important for the enterprise real

estate function to deliver shareholder value (Q12).

The biggest, unexpected findings were that over 85% of the respondents agreed
that “there was untapped potential, or hidden value, in their Company’s real estate
portfolio” and that “it is important that the enterprise real estate function delivers
shareholder value”. However, over 42% of the same respondents did not agree that the
enterprise real estate function has a clear mission of delivering earnings, 37% did not
agree that real estate decisions were centralized, and over 53% responded that the
company did not have a financial dashboard providing analysis for management of real
estate and contribution to shareholder value. These “surprise” findings were key to our

conclusions and further research implications.
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Implications for Further Research

Based on the research and analysis completed, the implications for further
research are plentiful, especially in the area of financial measurement of earnings and
contributions to shareholder value from real estate optimization, since 85% of
respondents agreed that there was “untapped potential and hidden value in the Company’s
real estate portfolio. A possible takeaway from this finding is that historically, convincing
the C-suite to dedicate resources to this potential value, was conditioned on being able to
quantify the results. Since over 53% of the respondents indicated that the Company did
not have a financial dashboard or analytics to measure the potential value impact, this
area should be robust for future research. It was also the motivation for this dissertation
and associated research studies, to explore whether the results would be confirmatory of a
significant opportunity, or future potential, to dig deeper into KPI’s, data analytics, and
dashboards to unlock the future of real estate on the balance sheets of public and private
enterprises.

The other primary area with great potential for further research is how real estate
optimization can be measured and implemented in the realm of workplace strategy post-
COVID, a hot topic in most enterprises, but not the primary focus of this dissertation. The
most interesting aspect of this workplace strategy research opportunity is it seems to have
gotten the full attention of the C-suite, as a primary “pain point” today, even as the
opportunity to measure optimization pre-COVID through developing better analytics and
dashboards, and associated earnings, have received the same priority. This current state or
condition of management prioritization should be a great pathway to further research

insights and theory development.
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Limitations

In reflecting on possible limitations to this study, the primary possibility in the
future would be increasing the sample size to gather data from a larger sample. It was
initially unclear how many responses we would get to take the survey, and ultimately a
total of 48 respondents completed the survey. The good news was that the statistical
analysis with the current sample was very insightful and led to some strong correlations
and marginal to strong statistical significance. Future research where we are able to have
a larger sample size could allow us to develop stronger data analysis from a statistical
accuracy standpoint. Given the interesting findings from this dissertation once published,
should also be a strong motivator for additional respondents to complete the survey in the

future.
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CHAPTER 5

CONCLUSIONS

This research study proposed and validated the concept of enterprise real estate
optimization as a driver of financial performance, moderated by key issues such as
centralization of decision-making for strategic alignment between business and real estate
strategy, having a mission of generating earnings and contributing to shareholder value
through having a “seat at the table” for long-range planning, and developing financial
dashboards and KPI’s to measure the impact of earnings. The research questions that
were initially formulated into the semi-structured interview tool for Study One greatly
informed our research and identified the above pathways to achieving a new future state
in understanding the significance of enterprise real estate optimization. The surprise
finding from Study One was how much COVID had the unintended consequence of
impacting the prioritization of real estate as a driver of future productivity, and how most
enterprises are now more proactive than ever in focusing on real estate decisions and
workplace strategy. This was not the primary focus of this dissertation, but future
research in the area of workplace strategy, productivity, and their intersections with
cultural competency, DEI, and talent retention should be robust.

Study Two was designed to explore and report on statistical relationships through
the quantitative data analysis completed in this dissertation and was successful in
contributing more robust findings and theory on enterprise real estate optimization in
combination with Study One. The surprise findings from Study Two that were previously

mentioned at the end of the Chapter 4, were that although COVID has impacted the
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prioritization of real estate as a driver of future productivity, and most enterprises are
more proactive than ever in focusing on real estate decisions and strategy, Study Two
results do not specifically focus on “implementation” of enterprise real estate
optimization as a foundational element of the dissertation. However, Study Two brought
greater clarity to both research studies, contributing to new theory and practice, and
paving the way going forward for this research to provide a “roadmap” for implementing
the quantitative data findings by adding strategic alignment management tools
(“Scorecards”) that measure and implement optimization in the future. This pathway
from “need or priority, to result” should trigger actionable steps on the part of
management to incorporate the drivers from the McKinsey and KPMG articles and real
estate (including the future of work) into corporate or business strategy going forward.
The next level of innovation and strategy in enterprise real estate optimization is to
challenge the C-suite and corporate real estate managers to better understand where the
areas of improvement and opportunity are within their portfolios, through developing
KPTI’s and financial dashboards for measurement of real estate assets contribution to the
enterprise, and continuing to compete on net zero, digitization, and the future of work.
The Qualtrics survey results should create greater C-suite understanding of the
financial, market, and human potential of real estate asset optimization as my research
question challenged me to explore. The “blue ocean” strategy in real estate optimization
will be for enterprises to develop new analytics and financial dashboards to develop
customized KPI’s for measuring optimization through the delivery of earnings and
shareholder value. An additional bonus will be to align the future of earnings to employee

productivity. As we discovered in Studies One and Two, aligning real estate with business
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strategy, and developing dashboards that measure the value impact of optimizing their
real estate portfolios, still remains a largely unexplored frontier in corporate strategy.
Contributions

Contributions of this research are academic, methodological, managerial, and
practical. From an academic perspective, there is limited existing research or literature on
measuring real estate’s contribution to shareholder value and earnings, which is still
surprising to me after 25 years of practice and academic activities. That is why it is
exciting to share that the expected managerial contribution from both Study One and Two
will be to accelerate an innovation push from the C-suite to make corporate real estate a
strategic contributor to financial performance through developing a real estate
“dashboard” as also suggested by Strategy Hero in Chapter 5 (Minsilo, 2022).

The expected contribution of both research studies centers around three primary
categories: 1) a target audience of C-Suite and Board room, corporate real estate
managers, commercial real estate practitioners, academics and researchers, and
shareholders and investors in public and private enterprises; ii) the impact of Studies One
and Two, which included both qualitative and quantitative methods, in gaining a better
understanding of the value creation potential and strategic benefit of enterprise RE
optimization to drive earnings, productivity, and cost savings, developing new insights,
solutions and pathways to optimizing the most important asset in enterprises, human
capital, and iii) after Study One interviews identified gaps in the use of data analytics,
KPTI’s, and financial dashboards, Study Two, or the quantitative method, provided
significant evidence to support the Study One propositions that centralization of real

estate decisions create strategic alignment between real estate and business strategy.
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Study Two went on to statistically test the relationship between a dependent variable of
the enterprise real estate function have a mission of delivering earnings, against
independent variables of having a financial dashboard to measure the shareholder value
contribution from optimization through using a KPI of earnings per square foot of real
estate space. This strong statistical significance solidified the idea that there is a tangible
way to measure the financial impact of real estate optimization on firm performance,
value and productivity, which was not the case before our research.

Both Study One and Study Two results and observations delivered key new
insights, theoretical assertions, and value propositions for innovation in future enterprise
real estate and business strategy. Study Two survey results indicated that although 85% of
survey respondents answered that there was untapped potential and hidden value in
enterprise real estate portfolios, over 53% did not have a financial dashboard to measure
the impact, leading to a strong conclusion that in most enterprises, corporate real estate is
not given the respect it deserves at the C-Suite level as a strategic financial driver,
confirmed by the survey results of less than 50% of respondents having a dashboard.
Although COVID seems to have changed that as reported by McKinsey and KPMG,
despite real estate being the first or second largest balance sheet asset and operating
expense for companies, most enterprises continue to weight their resources towards IT
and human capital platforms versus optimizing real estate. The semi-structured interviews
in Study One not only validated this phenomenon from a qualitative perspective, but
pushed us to dig deeper in the quantitative analysis in Study Two, and the results were
significant and contribute to new methods of unlocking enterprise value through real

estate optimization.
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The interviews in Study One also confirmed that many companies are still
“primarily focused on cost reduction and consolidation” versus strategic alignment.
Fortunately, that seems to be changing due to COVID. Over the past two years, COVID
has done more to accelerate this awareness and prioritization than over 10 years of
presenting Real Estate Asset Optimization University Symposia around the country from

2012 to present (as per Figure 24 below).
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Figure 24. Real estate symposia on optimization and economic development

Co-innovation activities with SAP and collaborations with national commercial
real estate firms and organizations (Colliers, SVN, CoreNet Global), successful
executions from projects with Thomas Jefferson University, American Water, DuPont,
Sun Capital Partners, Johnson & Johnson, Comcast, Girl Scouts of Chesapeake Bay, the
City of Delray Beach, and Teaching Management of Corporate Real Estate Assets at the
Fox School of Business, have also furthered theoretical and practical contributions to
Enterprise Real Estate Optimization. However, no single factor has done more to drive

real estate optimization than the after-effects of COVID. This makes the timing of Study
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One and Study Two ideal as there is no post-COVID roadmap to real estate optimization,
meaning that our Study One and Two results will be “groundbreaking” and “‘highly
relevant” in many ways, which was further validated by McKinsey and KPMG in their
recent articles.

Study One also confirmed that many enterprises delegate management of
Corporate Real Estate to someone who is a steady, loyal company person, but lacks
practical experience in real estate (brokerage, valuation, or consulting). Without a
significant practitioner’s understanding of real estate valuation, markets, finance, or how
to optimize assets during change management disruption, corporate real estate is often
outsourced (61.70% of survey respondents said yes to Question 17) to a company that is
pre-disposed towards transactions and not optimization. These findings confirm that a
gap exists in leading efforts to optimize if there isn’t a subject matter expert and C-Suite
mandate. This gap was further confirmed and helped explain our primary research
question of “why are enterprises more proactive” with in our Study One thematic analysis
where we presented barriers to optimization, one of which was understanding “what
optimization is and how it can be implemented”. This continuing gap in being proactive
about enterprise real estate optimization and answering the question of “why” was a
major inspiration for creating more propositions, theoretical assertions, and C-suite
awareness around the strategic importance of real estate optimization. These Study One
findings set the foundation for Study Two to provide quantitative data analysis that is
highly valuable to the C-suite in the ultimate pursuit of enhancing shareholder value from

the largest asset class.
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The research findings from the Study Two survey also presented statistically
significant evidence on how to develop better strategy around the significance of real
estate optimization through financial dashboards, KPI’s, measuring new earnings and
shareholder value from real estate, through the real estate function delivering earnings to
the enterprise.

The final element of this dissertation is to suggest possible future management
contributions by developing real estate optimization toolkit, which includes a Payoff
Matrix, Earnings Scorecard, and a sample dashboard designed to help enterprises better
manage their real estate portfolios with a foundation of strategic alignment, optimization,
and measurement.

The toolkit would begin with a qualitative dashboard of value components known

as a Payoff Matrix (see Figure 25 below):
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Figure 25. Payoff Matrix
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The Payoff Matrix would be populated through an internal assessment of business

impact and timeframe of implementation for enterprise real estate elements that are

relevant to this matrix. This classification of opportunity areas would be followed by

developing measurement metrics and KPI’s that provide qualitative data on the range of

magnitude of earnings and shareholder value from optimization.

KPMG (2022) provided insights on the importance of measurement of KPI’s in

their June 2022 article, which further bolstered our research and the aforementioned next

steps. Their sample of current KPIs, some which are generic, others real estate-related,

are presented in Figure 26:

Sample of current KPls:

— Portfolio and building vacancy

i — Employee satisfaction
— Service quality

i — Space utilization

— Site accidents

— CRE operating costs per
square meter and FTE

i — Number of buildings under
management

— Number of leasehold and
freehold properties

i — Total square meters (by
asset type, business unit and
country)

— Total operating expenses
under management

— Total capital value under
management

i — Sales proceeds

! — Data quality and
completeness

Sample of current KPlIs:

Portfolio and building
vacancy

Employee Satisfaction
Service quality

Site accidents

CRE operating costs per
square meter and FTE

Number of buildings
under management
Number of leasehold
and freehold properties
Total square meters (by
asset type, business
units and country)
Total capital value
under management
Sale proceeds

Data quality and
completeness

Figure 26. KPIs from KPMG article
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The previous KPI’s are illustrative of the analysis that an enterprise would
undertake to develop their own custom KPI’s which as our Study Two results
demonstrated, will deliver earning and shareholder value if implemented properly in
alignment with business strategy.

The sample “enterprise real estate optimization scorecard” in Figure 27 below
represents a future pathway to have the C-suite, corporate real estate managers, and
service providers take our survey and to use the results to grade them on how well they

are managing their real estate portfolios.

@)

Welcome David Wilk

B

Real Estate Portfolio ~
Analysis for Earnings B+
Generation

Operating Expense &
Occupancy Cost
Savings

Monetization of

Excess Real Estate A
Assets

IT Tools for Earnings
Measurment

L

Figure 27. Example Real Estate Earnings Scorecard
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The previous Earnings Scorecard sample shows how to use a grading tool to drive
the areas and functional activities within an enterprise to optimize and unlock earnings
from real estate and shareholder value.

These management tools (Payoff Matrix, KPI’s, Earnings Scorecard) are designed
to demonstrate the untapped potential and hidden value in the enterprise’s real estate
portfolio that could deliver greater earnings, cost savings, and shareholder value. They
should be invaluable, are easily understandable, and become highly impactful to the
market capitalization of the enterprise, which would be wonderful to celebrate after 25

years of wondering “why not”.



79

REFERENCES CITED

Apgar, M. (2009). What every leader should know about real estate. Harvard Business
Review. https://hbr.org/2009/11/what-every-leader-should-know-about-real-estate

Appel-Meulenbroek, R. & Haynes, B. (2014). An overview of steps and tools for the
corporate real estate strategy alignment process. Corporate Real Estate Journal, 4
(1), 44-61.
http://shura.shu.ac.uk/14130/1/Haynes%200verview%200f%20steps%20and%20
t001s%20for%20the%20corporate%20real%20estate%20strategy%20alignment%
20process%20.pdf

Archer, W., & Ling, D. (2021). Real Estate Principles: A Value Approach, 61 Edition:
McGraw Hill. ISBN: 9781260013931

Arkesteijn, M. (2019). Corporate Real Estate alignment. A+BE|Architecture and the Built
Environment, [S.L.], n. 12, p. 1-414, nov. 2019. ISSN 2214-7233.
https://journals.open.tudelft.nl/abe/article/view/4125
https://doi.org/10.7480/abe.2019.12.4125

Arkesteijn, M., Valks, B., Binnekamp, R., Barendse, P, & De Jong, H. (2015). Designing
a preference-based accommaodation strategy: A pilot study at Delft University of
Technology. Journal of Corporate Real Estate, 17(2), pp. 98-121.
https://doi.org/10.1108/JCRE-12-2014-0031

Bullen, J., Casimir, D., Sargent, K. (2019, 2021) Temple Fox Real Estate Symposia on
Optimizing Real Estate within Enterprises for Social Impact. Temple Fox Real
Estate Center (Comcast Center — 2019, Zoom — 2021)
https://templeuniversity14.createsend.com/campaigns/reports/viewCampaign.aspx
?2d=j&Cc=A1422719EFAD955F&ID=BBB8871DB3B719552540EF23F30FEDED
&temp=False&tx=0&source=SnapshotHtml

Bullen, J. (2021). Connecting Enterprise Real Estate at Comcast with financial
measurement and long range planning (Symposium presentation). Temple Fox
Real Estate Symposium, June 24, 2021.

Carn, N., Black, R. & Rabianski, J. (1999) Operational and Organizational Issues Facing
Corporate Real Estate Executives and Managers. Journal of Real Estate
Research, 17:3, 281-299, DOI: 10.1080/10835547.1999.12090980

Catalano, D. (2018). An Introduction to Commercial Real Estate Optimization. iOptimize
Realty


https://hbr.org/2009/11/what-every-leader-should-know-about-real-estate
http://shura.shu.ac.uk/14130/1/Haynes%20Overview%20of%20steps%20and%20tools%20for%20the%20corporate%20real%20estate%20strategy%20alignment%20process%20.pdf
http://shura.shu.ac.uk/14130/1/Haynes%20Overview%20of%20steps%20and%20tools%20for%20the%20corporate%20real%20estate%20strategy%20alignment%20process%20.pdf
http://shura.shu.ac.uk/14130/1/Haynes%20Overview%20of%20steps%20and%20tools%20for%20the%20corporate%20real%20estate%20strategy%20alignment%20process%20.pdf
tel:2214-7233
https://journals.open.tudelft.nl/abe/article/view/4125
https://journals.open.tudelft.nl/abe/article/view/4125
https://journals.open.tudelft.nl/abe/article/view/4125
https://journals.open.tudelft.nl/abe/article/view/4125
https://journals.open.tudelft.nl/abe/article/view/4125
https://doi.org/10.7480/abe.2019.12.4125
https://doi.org/10.7480/abe.2019.12.4125
https://doi.org/10.7480/abe.2019.12.4125
https://doi.org/10.7480/abe.2019.12.4125
https://doi.org/10.1108/JCRE-12-2014-0031
https://templeuniversity14.createsend.com/campaigns/reports/viewCampaign.aspx?d=j&c=A1422719EFAD955F&ID=BBB8871DB3B719552540EF23F30FEDED&temp=False&tx=0&source=SnapshotHtml
https://templeuniversity14.createsend.com/campaigns/reports/viewCampaign.aspx?d=j&c=A1422719EFAD955F&ID=BBB8871DB3B719552540EF23F30FEDED&temp=False&tx=0&source=SnapshotHtml
https://templeuniversity14.createsend.com/campaigns/reports/viewCampaign.aspx?d=j&c=A1422719EFAD955F&ID=BBB8871DB3B719552540EF23F30FEDED&temp=False&tx=0&source=SnapshotHtml
https://doi.org/10.1080/10835547.1999.12090980

80

CoreNet Global & Deloitte — CRE Technology and Data Strategy & Analytics Trends.
https://www.corenetglobal.org/KCO/content.aspx?ltemNumber=41194

Corporate Real Estate Perspectives. Retrieved October 1, 2016, from
http://realestate.business.uconn.edu/wp-
content/uploads/sites/489/2014/08/KOchalla-041211.pdf

De Vries, J.C., De Jonge, H., & Van der VVoordt, T.J.M. (2008). Impact of real estate
interventions on organisational performance. Journal of Corporate Real Estate, 10
(3), 208-223.Evolving Corporate Real Estate Operating Models and
Organizational Structure: Deloitte (2016)

Faccio, E.. (2021). How Corporate Real Estate can Reinvent Itself in the Era of Remote
Work. www.Pwc.com, https://www.pwc.com/us/en/industries/asset-wealth-
management/real-estate/library/corporate-real-estate-and-remote-work.html

Gerrity, M. (2020). U.S. Housing Market’s Combined Value Equal in Market Value to
the World’s 2 Largest Annual GDP’s, US and China Combined. World Property
Journal. https://www.worldpropertyjournal.com/author/Michael-gerrity/

Haynes, B.P. (2012). Corporate real estate asset management: aligned vision. Journal of

Corporate Real Estate, VVol. 14 No. 4, pp. 244-254. https://doi.org/10.1108/JCRE-
10-2012-0022

Heywood, C. & Arkesteijn, M. (2018). Analysing fourteen graphical representations of
corporate real estate alignment models. Journal of Corporate Real Estate, Vol. 20
No. 1, pp. 16-40.

https://doi.org/10.1108/JCRE-02-2017-0005

Heywood, C., & Arkesteijn, M. (2017). Alignment and theory in Corporate Real Estate
alignment models. International Journal of Strategic Property Management, 21(2),
144-158. https://doi.org/10.3846/1648715X.2016.1255274

Heywood, C. (2011) Approaches to aligning corporate real estate and organizational
strategy. proceedings of the 18th ERES conference, June 15-18, Eindhoven,
Netherlands.

Jones Lang LaSalle. (2021). Global Real Estate Perspectives.
https://www.us.jll.com/content/dam/jll-com/documents/pdf/global-real-estate-
perspective-november-2021-summary.pdf

Keenan, J. M. (2015). From sustainability to adaptation: Goldman Sachs’ corporate real
estate strategy. Building Research & Information, 44(4), 407-422.
https://doi.org/10.1080/09613218.2016.1085260



https://www.corenetglobal.org/KCO/content.aspx?ItemNumber=41194
http://realestate.business.uconn.edu/wp-content/uploads/sites/489/2014/08/KOchalla-041211.pdf
http://realestate.business.uconn.edu/wp-content/uploads/sites/489/2014/08/KOchalla-041211.pdf
http://www.pwc.com/
https://www.pwc.com/us/en/industries/asset-wealth-management/real-estate/library/corporate-real-estate-and-remote-work.html
https://www.pwc.com/us/en/industries/asset-wealth-management/real-estate/library/corporate-real-estate-and-remote-work.html
https://www.worldpropertyjournal.com/author/Michael-gerrity/
https://doi.org/10.1108/JCRE-10-2012-0022
https://doi.org/10.1108/JCRE-10-2012-0022
https://doi.org/10.1108/JCRE-10-2012-0022
https://doi.org/10.1108/JCRE-10-2012-0022
https://www.emerald.com/insight/search?q=Christopher%20Heywood
https://www.emerald.com/insight/search?q=Monique%20Arkesteijn
https://www.emerald.com/insight/publication/issn/1463-001X
https://doi.org/10.1108/JCRE-02-2017-0005
https://doi.org/10.3846/1648715X.2016.1255274
https://www.us.jll.com/content/dam/jll-com/documents/pdf/global-real-estate-perspective-november-2021-summary.pdf
https://www.us.jll.com/content/dam/jll-com/documents/pdf/global-real-estate-perspective-november-2021-summary.pdf
https://doi.org/10.1080/09613218.2016.1085260

81

KPMG (2022). A game changer — How corporate strategy drivers are elevating the
strategic importance of corporate real estate assets.
https://home.kpma/xx/en/home/insights/2022/03/strategic-importance-of-
corporate-real-estate.html

Management Practices in Global Corporate RE Organizations: CBRE, CoreNet Global
(2016)

McKinsey (2022) — Workplace real estate in the COVID-19 era: From cost center to
competitive advantage. https://www.mckinsey.com/industries/real-estate/our-
insights/workplace-real-estate-in-the-covid-19-era-from-cost-center-to-
competitive-advantage?cid=eml-web

Minsilo, Inc. (2022) — Complete Guide to Strategic Alignment: Chapter 5: Strategic
Alignment Frameworks and Methods.
https://www.strateqgyhero.io/resources/strategic-alignment/alignment-frameworks-
and-methods

Pfaffmann, G. (2008, January 1). Are You Overlooking Your Largest Financial Asset?
Retrieved October 1, 2016, from www.sapinsider.wispubs.com

Roulac, S.E. (2001). Lessons from the Past and Future Directions for Corporate Real
Estate Research. Journal of Real Estate Research, 2001, 22:1/2, 7-57

Roulac, S. (2001). Corporate Property Strategy is Integral to Corporate Business
Strategy. Journal of Real Estate Research, 22:1-2, 129-
152, DOI: 10.1080/10835547.2001.12091062

Schaffer, J.J.L., Singer, B.P. & Van Meerwijk, M.C.C. (2006), “Enhancing the
contribution of corporate real estate to corporate strategy”. Journal of Corporate
Real Estate, VVol. 8 No.4, pp. 188-197.
https://doi.org/10.1108/14630010610714862

Venable, T. (2020).Return to Work at a Trickle, CoreNet Global Finds. Commercial
Property Executive, October, 2020.
https://www.commercialsearch.com/news/return-to-the-office-at-a-trickle-
corenet-global-finds/

Wannick, D. (2019). Portfolio Optimization. Retrieved from
https://www.hubstar.com/blog/4-ways-how-corporate-real-estate-portfolios-can-
be-aligned-with-corporate-strateqy/

Wilk, D.J., & Zuabi, L. (2020). Enterprise Value Creation through Real Estate and
Human Capital Optimization. Thomson Reuters Real Estate Review, Fall, 2020.
https://documentcloud.adobe.com/link/review?uri=urn:aaid:scds:US:c0a3cdOc-
f8dc-4c60-b50f-b9e327ddf892



https://home.kpmg/xx/en/home/insights/2022/03/strategic-importance-of-corporate-real-estate.html
https://home.kpmg/xx/en/home/insights/2022/03/strategic-importance-of-corporate-real-estate.html
https://www.mckinsey.com/industries/real-estate/our-insights/workplace-real-estate-in-the-covid-19-era-from-cost-center-to-competitive-advantage?cid=eml-web
https://www.mckinsey.com/industries/real-estate/our-insights/workplace-real-estate-in-the-covid-19-era-from-cost-center-to-competitive-advantage?cid=eml-web
https://www.mckinsey.com/industries/real-estate/our-insights/workplace-real-estate-in-the-covid-19-era-from-cost-center-to-competitive-advantage?cid=eml-web
https://www.strategyhero.io/resources/strategic-alignment/alignment-frameworks-and-methods
https://www.strategyhero.io/resources/strategic-alignment/alignment-frameworks-and-methods
http://www.sapinsider.wispubs.com/
https://doi.org/10.1080/10835547.2001.12091062
https://doi.org/10.1108/14630010610714862
https://doi.org/10.1108/14630010610714862
https://doi.org/10.1108/14630010610714862
https://www.commercialsearch.com/news/return-to-the-office-at-a-trickle-corenet-global-finds/
https://www.commercialsearch.com/news/return-to-the-office-at-a-trickle-corenet-global-finds/
https://www.hubstar.com/blog/4-ways-how-corporate-real-estate-portfolios-can-be-aligned-with-corporate-strategy/
https://www.hubstar.com/blog/4-ways-how-corporate-real-estate-portfolios-can-be-aligned-with-corporate-strategy/
https://documentcloud.adobe.com/link/review?uri=urn:aaid:scds:US:c0a3cd0c-f8dc-4c60-b50f-b9e327ddf892
https://documentcloud.adobe.com/link/review?uri=urn:aaid:scds:US:c0a3cd0c-f8dc-4c60-b50f-b9e327ddf892

APPENDIX A

QUALTRICS SURVEY TOOL
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XM

Enterprise Real Estate Optimization
Survey

Q1 What is your enterprise Sector/Industry?

®)

©C 0 00O

Financial Services, Insurance, Real Estate (1)
Legal & Accounting (2)

Technology & IT (3)

Life Sciences & Healthcare (4)
Manufacturing & Distribution-Logistics (5)
Other (6)

Q2 What type of entity is your enterprise?
O Publicly traded (1)
QO Privately owned (2)
O Non-profit (3)
QO Government or Municipal (4)
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Q3 How many employees are there in your enterprise?
O Lessthan 50 (1)

Between 50 and 500 (2)

Between 500 and 1,000 (3)

Between 1,000 and 5,000 (4)

Greater than 5,000 (5)

(ORNORNORNG

Q4 How many years of Corporate real estate-related experience do you have?
O Lessthan5 (1)

Between 5and 10 (2)

Between 10 and 20 (3)

Between 20 and 30 (5)

More than 30 (6)

© 00 O

Q5 Does the Enterprise’s Real Estate portfolio include international properties or assets?

O Yes (1)
O No (2)

Q6 There is untapped potential, or hidden value, in your Company’s RE portfolio that could
generate cost savings, earnings, and greater workplace productivity?

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 00000 O0
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Q7 The enterprise real estate function has a clear mission of contributing earnings

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (8)

©C 0000 O0O0

Q8 Real estate decisions are centralized between the corporate real estate team and business units

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 00000 O

Q9 The Company has established Key Performance Indicators (“KPI’s”) and data analytics for
measuring RE’s contribution to the success of the enterprise

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 0000 O0O0



Q10 The enterprise uses the following KPI’s for analyzing real estate (RE) data (check all that
apply)

Square feet (SF) of space per employee (1)

RE operating expenses (opex) per employee (2)

RE opex per SF of space (3)

Earnings per Employee (4)

Earnings per SF of RE space (5)

None of the above (6)

Q11 The Company has a financial dashboard that provides analytics for management of RE
occupancy costs and future utilization.

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)

Neither Agree or Disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 0000 O0O0
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Q12 It is important that the enterprise real estate function delivers shareholder value

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 0000 O0O0

Q13 Does your Enterprise’s real estate portfolio tie into the ERP system?

QO Yes (1)
QO No (2)

Q14 The enterprise real estate function has a higher level of awareness and importance post-
COoVID

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)

Neither Agree or Disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 0000 O0O0

86
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Q15 In RE asset decisions, the real estate team is at the table for long range planning

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 0000 O0O0

Q16 The Company’s RE decisions take into consideration employee satisfaction, performance,
and talent retention

Strongly disagree (1)
Disagree (2)

Slightly disagree (3)
Neither agree or disagree (4)
Slightly agree (5)

Agree (6)

Strongly agree (7)

©C 00000 O

Q17 Does the Company’s outsource real estate functions?

O Yes (1)
O No (2)

Q18 Is there anything else you wish to add about increasing real estate optimization in your
organization?




Q19 Is there anything else you want to add about how the real estate function of your
organization is preparing for the future?

88
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APPENDIX B

QUALTRICS SURVEY RESULTS

Page 1
Enterprise Real Estate Optimization Survey
Mar 21, 2023 2:21 PM

What is your enterprise Sector/industry? 45 ®©

What type of entity is your enterprise? 45 @



What type of entity is your enterprise? 45 ©

Privatety owned

Non-profit

Government or Municipal

How many employees are there in your enterprise? 48 ©

Less than 50

Between 50 and 500

Between 500 and 1,000

Between 1.00¢

Greater than 5,000 |

How many employees are there in your enterprise? 48 ©

Between

g

How many years of Corporate real estate-related experience do you have? < ©
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How many years of Corporate real estate-related experience do you have? < (©

Less than §

Between S and 10

Does the Enterprise’s Real Estate portfolio include international properties or assets? 48 (©

Does the Enterprise’s Real Estate portfolio include international properties or assets? 48 (O

No

There is untapped potential, or hidden value, in your Company’s RE portfolio that could generate cost savings, earnings, and greater workplace productivity? 47 ©

2

Stightly disagree
Neither agree or dissgree
Stightly agree

|
I
1}
R ——
e ______________________________________________________________________________________________________|
a0 0na— 0000

Strongly agree
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There is untapped potential, or hidden value, in your Company’s RE portfolio that could generate cost savings, earnings, and greater workplace productivity? 47 ©

disagree

Disagree

Siightly disagree

Neither agree or dissgree

Stightly agree

e | ——

Strongly agree

sughtly
Neither agree or

Agree

Strongly

sugntly

Neither agree or




Real estate decisions are centralized between the corporate real estate team and business units 45 (©

Disagree

sugntl

Neither agree or o

Stightly agree

Strongly agree

("KPI's") and data analytics for measuring RE's contribution to the success of the enterprise 47 ©

Sughtly disagree

Nelther agree or disagree

Slightly agree

Strongly agree

-

The Company has i Key F i (*KPI's") and data analytics for measuring RE's contribution to the success of the enterprise 47 ©

Strongly disagree
Disagree
Sughtly disagree

ot disagree

Slightly agree

Agree

Strongly agree

»

The ise uses the ing KPI's for ing real estate (RE) data (check all that apply) 45 ©

o [ EEEEEEEEEEE——

]

1 RE space

None of the scove [

0 H 10 15 20 2s
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The ise uses the ing KPI's for ing real estate (RE) data (check all that apply) 45 @

RE operating expenses (open) per epicyee

t-+pce |

RE opex per

0 B 10 20 25

The Company has a financial dashboard that provides analytics for management of RE occupancy costs and future utilization. <7 ©

o

- |

o 2 s 6 8 10

The Company has a financial dashboard that provides analytics for management of RE occupancy costs and future utilization. <7 ©

Strangy dsopree
B
B e

]

2 4 6 8 10

It is important that the enterprise real estate function delivers shareholder value 47 ©

Strongly disagree |
oesses I
-

Strongly agree
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It is important that the enterprise real estate function delivers shareholder value 47 ©

swrongly disagree |

.|

Stightly agree

Agree

s 10 15 20

Does your Enterprise’s real estate portfolio tie into the ERP system? 46 ©

Does your Enterprise’s real estate portfolio tie into the ERP system? 45 ©

The enterprise real estate function has a higher level of awareness and importance post-COVID 47 ®

Strongly disagree

Disogree
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The enterprise real estate function has a higher level of awareness and importance post-COVID 47 ®

ngly disogree

Siightly disagree

Neither Agree or Disagree

Sughtly agree

agree

In RE asset decisions, the real estate team is at the table for long range planning 47 ©

swongly disagree |

The Company's RE isions take into i i i i and talent i a7 ©

srongly disagree |

Siightly disagree

Neither agree or disagroe

Slightty agree
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The Company's RE take into i i ploy i i and talent ion 47 ©

Strongly

gree

Disagree

siightly disagree

Neither agree or ¢

Strongly agree

Does the Company’s outsource real estate functions? 47 ©

Does the Company's outsource real estate functions? 47 ©

Is there anything else you wish to add about i ing real estate optimization in your ization? ®

The company has a very centralized decision making that is center lead at company hq and not resident in regional or local business heads. Very different than pre2008 when decisions were highly decentralized in large regional leadership centers.

In assessing footprint optimi;

s important to develop differentiated strategies for each of the asssts classes that you manage: office, lab, warehouse, manufacturing, retail, etc

Real estate is becoming less important as companies mave away from a focus on the office as the only place to work

Municipal govemment undervalues the benefits of considering investment as part of improving its asset base and therefore, its net position relative to the balance sheet.

Energy savings (solar) and electric chargers are increasingly requested by clients

We have one RE professional for our entire organization and believe we are underequipped and in need of a more professionalized approach to managing our portfolio.
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Is there anything else you wish to add about i real estate optimization in your izati (0]

The company has a very centralized decision making that is center lead at campany hq and not resident in regional or local business heads. Very different than pre2008 when decisions were highly decentralized in large regional leadership centers.”"

In assessing footprint optimization it is important to develop differentiated strategies for each of the assets classes that you manage: office, lab, warehouse, manufacturing, retail, etc...

Real estate is becoming less important move away from a focus on the office as the only place to wark.

Municipal the benefits of i as part of improving its asset base and therefore, its net position relative to the balance sheet.
Energy savings (solar) and electric chargers are increasingly requested by cbents
We have one RE professional for our entire organization and believe we are underequipped and in need of a more professionalized approach to managing our portfolio.

Is there anything else you want to add about how the real estate function of your organization is preparing for the future? ®

The company is evolving quickly from a strategic position reporting directly to the office of the CEO or direct to the CFO where results from 2019-2021 were key strategic impact to a reduced position as a simple function within the company's sourting
group and which most CRE functions would be outsourced.

We are at an interesting time where real estate is a bit on hold as our company decides how and where they want to work in the future. | also see a lot of replacement of people with machines just now starting.

Flexibilty is key. With current interest rates and costs of construction, we are taking in more buildout work as the cost of our capital is lower than that of the Landlord. No reason to pay an increased baseline rent starting now that you will be locked in for
next 10+ years and compounding every option period.

We own critical infrastructure that continues to accumulate deferred maintenance liabilities due to lack of investment. Government does normally (but shauld) weigh the retum on in real estate and i as an economic
development benefit

We are futther developing BI dashboards and rolling out to most employees

Is there anything else you want to add about how the real estate function of your organization is preparing for the future? ®

The company is evolving quickly from a strategic position reporting directly to the office of the CEO or direct to the CFO where results from 2019-2021 were key strategic impact to a reduced position as a simple function within the company's sour&'n'g
group and which most CRE functions would be outsourced.

We are at an interesting time where real estate is a bit on hold as our company decides how and where they want to work in the future. | also see a lot of replacement of people with machines just now starting.

Flexibility s key. With current interest rates and costs of construction, we are taking in more buildout work as the cost of our capital is lower than that of the Landlord. No reason to pay an increased baseline rent starting now that you will be locked in for
next 10+ years and compounding every option period.

We own critical infrastructure that continues to accumulate deferred maintenance labilties due to lack of investment. Govemment does normally (but should) weigh the retum on i in real estate and i as an economic
development benefit

We are further developing Bl dashboards and rolling out to most employees
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APPENDIX C

DETAILED RESEARCH CONSENT

You are being invited to take part in a research study. A person who takes part in a
research study is called a research subject, or research participant.

In this consent form “you” generally refers to the research subject.
What should | know about this research?

Someone will explain this research to you.

This form sums up that explanation.

Taking part in this research is voluntary. Whether you take part is up to you.

You can choose not to take part. There will be no penalty or loss of benefits to

which you are otherwise entitled.

e You can agree to take part and later change your mind. There will be no penalty
or loss of benefits to which you are otherwise entitled.

e If you don’t understand, ask questions.

e Ask all the questions you want before you decide.

Why is this research being done?

The purpose of this research is to collect insights and perspectives from corporate real
estate executives, senior leaders of public and private enterprises, and management
consultants on how the real estate owned and leased by companies can be optimized more
proactively.

About 10 to 15 subjects will take part in this research.

How long will | be in this research?

We expect that your taking part in this research will last less than one (1) hour.
What happens to me if | agree to take part in this research?

You will be asked questions about optimizing enterprise real estate in a live or virtual
meeting via Zoom.

The questionnaire or interview will be about 10 to 12 questions in length and the
interviewer will take notes on your answers.
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What are my responsibilities if | take part in this research?

If you take part in this research, you will not be responsible for anything other than
answering the questions and discussing your thoughts on real estate optimization.

Could being in this research hurt me?

This research will be confidential as to not hurt you.

Will it cost me money to take part in this research?
No, it will not cost money to take part in this research.

Will being in this research benefit me?

We cannot promise any benefits to you or others from your taking part in this research.
However, possible benefits to you include gaining new perspectives on how real estate
assets within public and private enterprises can be more proactively managed and
optimized.

The opportunity to contribution new knowledge to the profession of corporate real estate
management is also a benefit of your participation.

What happens to the information collected for this research?

We may publish the results of this research. However, we will keep your name and other
identifying information confidential.

We protect your information from disclosure to others to the extent required by law. We
cannot promise complete secrecy.

Who can answer my questions about this research?

If you have questions, concerns, or complaints, or think this research has hurt you or
made you sick, talk to the research team at the phone number listed above on the first

page.

This research is being overseen by an Institutional Review Board (“IRB”). An IRB is a
group of people who perform independent review of research studies. You may talk to
them at (215) 707-3390 or irb@temple.edu if:

¢ You have questions, concerns, or complaints that are not being answered by the
research team.

You are not getting answers from the research team.

You cannot reach the research team.

You want to talk to someone else about the research.

You have questions about your rights as a research subject.


mailto:irb@temple.edu
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Can | be removed from this research without my approval?

Yes, the person in charge of this research can remove you from this research without your
approval.

What happens if | agree to be in this research, but | change my
mind later?

If you decide to leave this research, contact the research team and the investigator will
honor your request.

Will | be paid for taking part in this research?

No, you will not be paid for taking part in this research.
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