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Foreword

This document (EN 15221-4:2011) has been prepared by
Technical Committee CEN/TC 348 “Facility Mana-
gement”, the secretariat of which is held by NEN.

This European Standard shall be given the status of

a national standard, either by publication of an identical
text or by endorsement, at the latest by April 2012, and
conflicting national standards shall be withdrawn at the
latest by April 2012.

Attention is drawn to the possibility that some of the
elements of this document may be the subject of patent
rights. CEN [and/or CENELEC] shall not be held responsible
for identifying any or all such patent rights.

This European Standard is one of the series EN 15221
“Facility Management” which consists of the following
parts:

Part 1: Terms and definitions

Part 2: Guidance on how to prepare Facility Mana-
gement agreements

Part 3: Guidance on quality in Facility Management

Part 4: Taxonomy, Classification and Structures in Facility
Management

Part 5: Guidance on Facility Management processes
Part 6: Area and Space Measurement in Facility Management

Part 7: Guidelines for Performance Benchmarking

According to the CEN/CENELEC Internal Regulations, the
national standards organizations of the following countries
are bound to implement this European Standard: Austria,
Belgium, Bulgaria, Croatia, Cyprus, Czech Republic,
Denmark, Estonia, Finland, France, Germany, Greece,
Hungary, Iceland, Ireland, Italy, Latvia, Lithuania,
Luxembourg, Malta, Netherlands, Norway, Poland,
Portugal, Romania, Slovakia, Slovenia, Spain, Sweden,
Switzerland and the United Kingdom.



Obecny Uvod pro evropské normy
EN 15221-3, EN 15221-4, EN 15221-5
a EN 15221-6

V roce 2002 byl dan pocatecni podnét k vytvoreni
evropské normy pro Gcely benchmarkingu ve facility
managementu. Brzy se ukdzalo, Ze k dosazenf tohoto cile
bude nutné vypracovat a vydat predbézné normy. Prvnimi
vysledky tohoto procesu byly normy EN 15221-1:2006

a EN 15221-2:2006. Na zakladé diskusi béhem zpra-
covavani téchto norem bylo uc¢inéno rozhodnuti vyvinout
Ctyri nové evropské normy pro kvalitu, taxonomii (syste-
matiku), procesy a méreni.

Po realizaci téchto Sesti norem bylo mozné prikrocit
k vyvoji evropské normy pro benchmarking preN 15221-7.

Normy EN 15221-3, EN 15221-4, EN 15221-5

a EN 15221-6 byly vyvinuty, pfijaty a odsouhlaseny jako
soubor zasad, podporujici pfistup facility mana-
gementu v EN 15221-1 tak, aby byla zajisténa konzis-
tence. Jsou zapracovany v hlavnich principech systému
managementu zaloZzeného na procesech, na jejichz
zakladé jsou tyto normy zalozeny.

FM-model uvedeny v EN 15221-1 je zndzornén nize.

Model podle EN 15221-1:2006.

Tyto normy jsou také postaveny na Siroce uznava-

nych principech managementu, konkrétné na hodno-
tovém retézci (Porter, M E, (1993), ,,Konkurencni vyhoda:
Jak vytvofit a udrzet si nadprimérny vykon*“, Free Press,
New York)"” a kontrole kvality (PDCA - Planuj, Délej,
Kontroluj, Jednej); Deming, W E (1986) ,,Out of the Crisis”,
MIT, Cambridge). Odkaz na ISO 10014:2006 Management
kvality - Smérnice pro dosahovani financ¢nich a ekonomic-
kych pfinosd.

Zasady Demingova cyklu (PDCA) jsou zakladem vSech
vySe uvedenych norem, ale v kazdé jsou uplatfiovany

v rlizném méritku a rizné hloubce. V podstaté jsou zave-
deny rlizné typy PDCA cykld v zavislosti na vymezeném
obdobi (napr. dlouhodobé, kratkodobé).

Tyto normy jsou navrzeny v souladu se souborem norem
EN ISO 9000 pro systémy managementu kvality a zavadi
specifické navody tykajici se urcitych pojmd a vyuzi-
vani procesniho pristupu k systémim managementu

v oblasti facility managementu.

Termin ,facility sluzby“ je pouzivan jako generické
pojmenovani v normach. Termin ,normované facility
produkty” se vztahuje k ,normovanym facility sluzbam*
definovanym a popsanym v CSN EN 15221-4, Facility
Management - C4st 4: Taxonomie, klasifikace a struktury
ve facility managementu.

Jednotlivé staty mohou rozhodnout o nahrazeni ter-minu
Lprodukt” terminem ,sluzba“, pokud uvazi, ze je to
dilezité pro spravné prijeti a pouzivani téchto no-rem

v jejich zemi.

] [

Common Introduction for the European
Standards EN 15221-3, EN 15221-4,
EN 15221-5 and EN 15221-6

In 2002 the initiative was taken to establish a European
Standard for Facility Management benchmarking pur-
poses. It was soon recognized that to reach this objective,
preliminary standards had to be elaborated and published.
The first result of that process was the standards EN
15221-1:2006 and EN 15221-2:2006. Based on the
discussions in the development of those two standards the
decision was made to develop four new European
Standards for Quality, Taxonomy, Pro-

cesses and Measurement.

After the realization of those six standards it was possible
to pursue developing a European Standard for
Benchmarking prEN 15221-7.

The standards, EN 15221-3, EN 15221-4, EN 15221-5 and
EN 15221-6 have been developed, adopted and agreed as
a set of principles, underlying the Facility Management
approach on EN 15221-1, to ensure consistency. These are
incorporated in the basic principles of a process-based
management system, upon which these standards are
founded.

The FM-model of EN 15221-1 is shown below.

Model EN 15221-1:2006.

These standards also build on widely accepted mana-
gement principles, in particular value chain (Porter, M E,
(1985), “Competitive Advantage: creating and sustaining
superior performance”, Free Press, New York) and quality
control (PDCA (Plan, Do, Check, Act). Deming, W E (1986),
“Out of the Crisis”, MIT, Cambridge). Reference to ISO
10014:2006, Quality management - Guidelines for
realizing financial and economic benefits.

The principles of the Deming cycle (PDCA) underpin all of
the standards but are applied to a different extent and
depth in each. In fact there are different types of PDCA
cycles depending of the term (e.g. long-term, short-term).

These standards align to EN ISO 9000 family of standards
for Quality Management Systems and applies specific
guidance on the concepts and use of a process-based
approach to management systems to the field of Facility
Management.

The term “facility services” is used as a generic
description in the standards. The term “standardized
facility products” refers to the “standardized facility
services” defined and described in EN 15221-4, Facility
Management -

Part 4: Taxonomy, Classification and Structures in Facility
Management.

Countries can decide to substitute the term “product” into
“service”, when they consider that it is important for

a good acceptance and use of the standards in their own
country.



Cilem vSech téchto norem je poskytnout obecny navod
organizacim v oblasti facility managementu (FM) pro
rozvoj a zdokonaleni jejich FM-procest tak, aby podpofily
primarni ¢innosti téchto organizaci. Toto umozni orga-
nizacni rozvoj, inovace a zdokonalovani a zformuje zaklady
pro dalsi odborny rozvoj FM a zlepSeni jeho pozice

v Evropé. Proto jsou zde uvedeny generické priklady

s cilem pomoci organizacim.

Tyto normy kladou zaklady prace, kterd musi byt nadale
rozSifovana v oblasti rozvoje FM, jako napf. norma pro
benchmarking prEN 15221-7.

Uvod do Taxonomie, klasifikace a struktur ve facility
managementu

V evropské normé EN 15221-1 je facility management
definovan jako integrace procesti v rdmci organizace

k zajisténi a rozvoji sjednanych sluzeb, které podporuji

a zvysuji efektivitu jejich primarnich ¢innosti. Facility
management (FM) podle této definice predstavuje model
podnikani, ktery podnécuje organizaci k optimalizaci jejich
podplrnych sluzeb. Kli¢covym zdjmem je zlepsit efektivitu
primarnich ¢innosti organizace usmérnova-

nim poskytovanych sluzeb a vzajemnym spolupUso-
benim zucastnénych stran.

Pfistup ke zdrojdim nezbytnym k usnadriovani rozvoje
znalosti, inovace a zlepSovani podnikani jsou dlleZité na
globalnim trhu, kde je potreba udrzovat nebo zvy-

Sovat konkurenéni vyhodu jako klicové cile Uspésného
podniku nebo vladni organizace. Taxonomie poskytuje
rdmec, v némz Ize znalosti identifikovat a tridit pro usnad-
néni pristupu odbornikd.

Na zékladé riznych definic je zjevné, Ze taxonomie je
systém tfidéni pro lepsi management informaci, ktery
prispiva ke zlepSeni schopnosti uZivatel(l udrzovat

a zlepSo-

vat provozni ¢innosti pfi jejich podnikani. Tento klicovy
pojem se vztahuje ke zplsobu vyuziti taxonomie pro
zlepSeni provoznich ¢innosti pfi podnikani. V tomto ohledu
mad byt struktura taxonomie Uzce spjata s podnikovymi
procesy tak, aby byl pfistup uzivatele k informacim fizen
intuitivné.

EN 15221-4 poskytuje taxonomii, kterd zahrnuje model
vztah(, ktery integruje FM-model, matici FM-proces,
strukturu produktd/sluzeb a systém klasifikace. To je
neodmyslitelnym prinosem k odstrafiovani bariér harmo-
nizace a mezinarodniho obchodu.

Tato norma pouziva termin ,produkt” v souladu s EN I1SO
9000, kterd definuje produkt jako vysledek procesu.

V kontextu FM je produkt vysledkem procesu a pfislus-
nych ¢innosti/majetkd/zafizent.

Normalizované (klasifikované) facility produkty jsou dobie
definovanym a hierarchicky usporddanym souborem
facility sluzeb. Byly vybrany z nespoctu individudlnich
facility sluzeb, aby vytvorily zaklad pro normalizaci

v oblasti definovani proces(, alokace nakladu,
normalizovanych vybérovych fizeni apod. Jejich vybér byl
proveden z klientského pohledu a snazi se sjednotit riizné
evropské zvyklosti a praxe.

1 Pfedmét normy

The aim of all the standards is to provide guidance to
Facility Management (FM) organizations on the deve-
lopment and improvement of their FM processes to
support the primary activities. This will support orga-
nizational development, innovation and improvement and
will form a foundation for the further professional
development of FM and its advancement in Europe.
Therefore generic examples are provided in the standard
to assist organizations.

These standards lay the foundation of the work that has to
be done further more in developing Facility Management,
for e.g. benchmark standards prEN 15221-7.

Introduction to Taxonomy, Classification and Structures in
Facility Management

In the European Standard EN 15221-1 Facility
Management is defined as the integration of processes
that support the primary business of an organisation.
Facility Mana-

gement (FM) according to this definition envisages

a business model that encourages an organisation to
optimise its support services. The key focus is to improve
the effectiveness of the primary activities of an
organisation by streamlining the service provision and
interaction of the parties.

Accessibility to the resources necessary to facilitate
knowledge development, innovation and business
improvement are important in a global market where
leading edge practices are maintaining or improving
competitive advantage as key objectives of a successful
business or governmental organisation. Taxonomy
provides a framework within which knowledge is able to be
identified and categorised for ease of access by
practitioners.

Based on various definitions, the most evident conclusion
is that taxonomy is a classification system for improved
information management, which contributes to improving
the capability of users to sustain and improve the
operations of their business. The key concept relates to
how the use of taxonomy will improve the operations of
the business. In this regard, the structure of taxonomy
should be closely aligned to business processes so that the
user,s access to information is intuitively driven.

EN 15221-4 provides a taxonomy with a relationship model
which integrates the FM-model, the process matrix, the
product/service structure and a classification system.
These are essential contributions to the removal of
barriers to harmonisation and cross border trade.

This standard uses the term product in accordance with EN
ISO 9000 which defines a product as the result of

a process. In the context of FM, a product is a result of

a process and the respective activities / facilities.

The standardised (classified) facility products are a well
defined (commodified) and hierarchically organised set of
facility services. They have been selected from the
countless number of individual (customised) facility
services to provide a basis for standardisation in the field
of process definition, cost allocation, standardised
tendering etc. They have been selected from a client
perspective and attempt to integrate different European
customs and practices.

1 Scope



FM pokryva a integruje velmi Siroky zabér procesu,
produktl/sluzeb, ¢innosti a majetkd/zafizeni. Tato norma
vychazi ze zvazeni pfidané hodnoty pro primarni Cinnosti
vyplyvajici z uplatiiovani pohledu na produkt z hlediska
priméarnich procesd nebo hlavniho predmétu podnikani
organizace. Proto tato norma zavadi pojem normali-
zované (klasifikované) facility produkty.

Predmétem této normy je poskytnout taxonomii pro FM,
ktera zahrnuje:

* relevantni vzdjemné vztahy prvkd a jejich struktur v FM;

definice termind a jejich obsah pro normalizaci facility produktd,
kterd vytvari zaklady pro mezindrodni obchod, management dat,
alokaci néklad(i a bench-

marking;

vysokou Uroven klasifikace a hierarchické kddovaci struktury pro
normalizované facility produkty;

rozsifeni zékladniho FM-modelu uvedeného

v EN 15221-1 doplnénim ¢asového méritka ve formé cyklu
kvality nazvaného PDCA (planuj, délej, kontroluj, jednej);
navaznost na existujici struktury naklad a majetkd/

zafizen;

soulad s pozadavky na primarni ¢innosti.

Dalsimi prinosy této normy jsou:

zaméreni na klienta, spiSe nez pohled vyslovné orientovany na
aktiva;

harmonizace odliSnych existujicich narodnich struktur (napfr.
klasifikace stavebnich nakladd) na vyssi Grovni, tykajici se
organizace a jejich primarnich ¢innosti.

FM covers and integrates a very broad scope of processes,
products / services, activities and facilities. The approach
of this standard is to consider the added value provided to
the primary activities by adopting a product perspective as
recognised by the primary processes or core business in
the organisation. This standard therefore introduces the
concept of standardised (classified) facility products.

The scope of this standard is to provide taxonomy for FM
which includes:

relevant interrelationships of elements and their structures in
FM;

definitions of terms and contents to standardise facility products
which provide a basis for cross border trade, data management,
cost allocation and bench-

marking;

a high level classification and hierarchical coding structure for
the standardised facility products;

expanding the basic FM model given in EN 15221-1 by adding

a time scale in the form of the quality cycle called PDCA (Plan,
Do, Check, Act);

a linkage to existing cost and facilities structures;

alignment with the primary activities requirements.
Additional benefits from this standard are:

Introducing a client rather than a specifically asset oriented
view;

Harmonisation of different existing national structures (e.g.

building cost codes) on an upper level relevant for the
organisation and its primary activities.

Konec nahledu - text ddle pokracuje v placené verzi CSN.



