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Predmluva

Tento dokument (EN 15221-3:2011) vypracovala tech-
nickd komise CEN/TC 348 Facility management, jejiz
sekretariat zajistuje NEN.

Této evropské normé je nutno nejpozdéji do dubna 2012
dat status narodni normy, a to bud vydanim identického
textu, nebo schvélenim k pfimému pouzivani, a narodni
normy, které jsou s ni v rozporu, je nutno zrusit nej-
pozdéji do dubna 2012.

Upozorfiuje se na moznost, ze nékteré prvky tohoto
dokumentu mohou byt pfedmétem patentovych prav. CEN
[a/nebo CENELEC] nelze ¢init odpovédnym za identifikaci
jakéhokoliv nebo vSech patentovych prav.
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Foreword

This document (EN 15221-6:2011) 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conflicting national standards shall be withdrawn at the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 respon-
sible 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



Cést 4: Taxonomie, klasifikace a struktury ve facility
managementu

Cast 5: Ndvod na procesy ve facility managementu

Cést 6: Méfeni ploch a prostor( ve facility mana-
gementu

« C4st 7: Smérnice pro benchmarking vykonnosti

Podle vnitrnich predpisd CEN/CENELEC jsou tuto evropskou
normu povinny zavést narodni normaliza¢ni organizace
nasledujicich zemi: Belgie, Bulharska, Ceské republiky,
Danska, Estonska, Finska, Francie, Chorvatska, Irska,
Islandu, Italie, Kypru, Litvy, LotySska, Lucemburska,
Madarska, Malty, Némecka, Nizozemska, Norska, Polska,
Portugalska, Rakouska, Rumunska, Recka, Slovenska,
Slovinska, Spojeného kralovstvi, Spanélska, Svédska

a Svycarska.

Obecny Uvod pro evropské normy EN 15221-3, EN 1522-
-4, EN 15221-5 a EN 15221-6

V roce 2002 byl dan pocatecni podnét k vytvoreni
evropské normy pro Gcely benchmarkingu ve facility
manage-

mentu. Brzy se ukazalo, Ze k dosazeni tohoto cile bude
nutné vypracovat a vydat pfedbézné 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
Ctyfi 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 zdsad, podporujici pfistup facility managementu
v EN 15221-1 tak, aby byla zajiSténa konzistence. Jsou
zapracovany v hlavnich principech systému manage-
mentu zalozeného na procesech, na jejichz zakladé jsou
tyto normy zalozeny.

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

Model podle EN 15221-1:2006.

Tyto normy jsou také postaveny na Siroce uznavanych
principech managementu, konkrétné na hodnotovém
fetézci (Porter, M E, (1993), ,Konkurencni vyhoda: Jak
vytvorit a udrzet si nadpréimérny 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 ekonomickych 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 rdizné typy PDCA cykld v zavislosti na vymeze-

ném obdobi (napr. dlouhodobé, kratkodobé).

] [x]

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.

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 purposes.
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, Processes 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 Mana-

gement approach on EN 15221-1, to ensure consistency.
These are incorporated in the basic principles of a pro-
cess-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).



Tyto normy jsou navrzeny v souladu se souborem norem
EN 1SO 9000 pro systémy managementu kvality a zavadi
specifické pokyny tykajici se uréitych pojm0 a vyuzi-
vani procesniho pristupu k systémim managementu

v oblasti facility managementu.

Termin ,facility sluzby” je pouzivan jako generické pojme-
novani v normach. Termin ,normované facility produkty*”
se vztahuje k ,normovanym facility sluzbam" definova-
nym a popsanym v EN 15221-4, Facility Management -
Cast 4: Taxonomie, klasifikace a struktury ve facility
managementu.

Jednotlivé staty mohou rozhodnout o nahrazeni terminu
~produkt” terminem ,sluzba“, pokud uvazi, ze je to
dilezité pro spravné prijeti a pouzivani téchto norem

v jejich zemi.

Cilem vSech téchto norem je poskytnout obecny navod
organizacim v oblasti facility managementu (FM) pro
rozvoj a zdokonaleni jejich FM-proces( tak, aby pod-
pofily primarni ¢innosti téchto organizaci. Toto umozni
organiza¢ni 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
rozsirovana v oblasti rozvoje FM, jako napf. norma pro
benchmarking prEN 15221-7.

Uvod do Mé&feni ploch a prostortl
ve facility managementu

V zajmu podpory jednotného evropského pristupu k faci-
lity managementu tento dokument poskytuje konstruktivni
ramec s jasnymi terminy, definicemi a principy pro méreni
podlahovych ploch a prostort v budovach, tj. spolecny
jazyk pro vSechny z(c¢astnéné strany ve stavebnim
odvétvi.

Pro potieby jednotného evropského pfistupu k ,méreni
ploch a prostor(” svédc¢i skute¢nost, Ze mnoho evropskych
zemi v soucasné dobé pouziva riizna pravidla a rizné
definice pro posuzovani podlahovych ploch v budovach.
Nésledné je obtizné data z méreni prostord z jedno-
tlivych zemi interpretovat a jejich srovnani budou s nej-
vétsi pravdépodobnosti nepresna. Pravé srovnatelnost
téchto informaci je nesmirné dllezita pro celou radu
subjektd rozhodovani, jako jsou projektanti a architekti,
ekonomové a investofi, vlastnici a ndjemnici, politici

a spravci atd.

Nedavny vyzkum European Committee of Construction
Economists (CEEC) upozornil na skutecnost, ze vSechny
evropské zemé pouzivaji podobné prvky pro méreni
podlahové plochy v budovach. Zplsob, jakym jsou tyto
komponenty seskupovany a kddovany, se vsak vyrazné
mezi rdznymi zemémi lisi. Nasledné je porovnani Cisté
vnitini plochy budovy ve Spojeném Kralovstvi (méfeno
podle RICS) s Cistou uzavrenou plochou (Netto-Grund-
flache) budovy v Némecku (méfeno podle DIN) nebo

s Cistou podlahovou plochou (Netto Vioeropperviakte)
budovy v Holandsku (mérena podle NEN) velmi zava-
déjici, protoze jednotlivé podlahové plochy se méfi odlisné.

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 descrip-
tion in the standards. The term “standardized facility
products” refers to the “standardized facility services”
defined and described in EN 15221-4, Facility Mana-
gement - 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.

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 Mana-
gement, for e.g. benchmark standards prEN 15221-7.

Introduction to Area and Space Measurement in Facility
Management

In order to support a consistent European approach to
Facility Management, this document provides

a constructive framework with clear terms, definitions and
principles for measuring floor areas and spaces in
buildings, not least a common language amongst all
stakeholders in the entire construction industry.

The need for a harmonised European approach to “area
and space measurement” is evidenced by the fact that
many European countries currently use different rules and
definitions for assessing building floor areas. Subse-
quently, space measurement data from different countries
is difficult to interpret and data comparisons are most
likely to be inaccurate. It is this comparability of data
which is eminently important for a wide range of decision-
makers, such as planners and architects, economists and
investors, owners and tenants, politicians and
administrators, etc.

Recent research by the European Committee of Con-
struction Economists (CEEC) highlighted the fact that all
European countries use similar elements for measuring
floor areas in buildings. The way these components are
grouped and coded, however, differs vastly between
various countries. Subsequently, comparisons between the
Net Internal Area of an UK building as measured by RICS
with the Net Enclosed Area (Netto-Grundflache) of

a German building as measured by DIN or the Net Floor
Area (Netto Vloeroppervlakte) of a Dutch building as
measured by NEN are highly misleading as the floor areas
are measured differently.



Strucné rec¢eno, méreni konkrétni podlahové plochy u téze
budovy se bude podle jednotlivych narodnich norem lisit
az 0 30 %. To jasné ukazuje potrebu jednotného
evropského pristupu k oblasti ,méreni ploch a prostor“.

1 Pfedmét normy

Tato evropska norma stanovuje spole¢ny zaklad pro
planovani a navrhovani, management ploch a prostord

a pro financ¢ni ocenovani a také nastroj pro benchmarking
v oblasti facility managementu.

Tato norma zahrnuje méreni ploch a prostord ve sta-
vajicich budovach, vlastnénych nebo pronajimanych,
a také v budovéach ve fazi planovani nebo ve fazi pripravy.

Tato norma poskytuje ramec pro méfeni podlahovych
ploch uvnitf budov a venkovnich ploch. Kromé toho
obsahuje jasné terminy, definice a metody pro méreni
vodorovnych ploch a objem{ v budovach a/nebo ¢astech
budov nezavisle na jejich funkci.

In short, the fact that measuring specific floor areas in one
and the same building using different national standards
result in variations up to 30 % clearly highlights the need
for a harmonised European approach to “area and space
measurement”.

1 Scope

This European Standard establishes a common basis for
planning and design, area and space management,
financial assessment, as well as a tool for benchmarking in
the field of Facility Management.

This standard covers area and space measurement for
existing owned or leased buildings as well as buildings in
state of planning or development.

This standard presents a framework for measuring floor
areas within buildings and areas outside of buildings. In
addition, it contains clear terms and definitions as well as
methods for measuring horizontal areas and volumes in
buildings and/or parts of buildings, inde-

pendent of their function.

Konec nahledu - text dale pokracéuje v placené verzi CSN.



