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Enhancing Our Organization in 2015
By David Wright, BOMA President
U.S. Bank Corporate Real Estate

E

very year at this time I take a look back
on the past year and take an inventory
of the things that I accomplished both
professionally and personally. I’m especially
interested in measuring my accomplishments
against the goals I set out at the beginning of the
year. At BOMA Greater Minneapolis, we have
done the same thing. The organization had an incredibly
successful 2014, and we are now focused on our goals
and objectives for this year. I want to take a moment to
thank Kevin, Kristine, Laurel and Mackenzie for their solid
contributions and accomplishments this past year.
Looking at 2015, the Board of Directors has approved goals
and objectives that will continue to enhance the organization’s
efficiencies and user-friendliness as well as continue to
expand the marketing of the BOMA Greater Minneapolis
brand. As an organization, we will focus on assessing our
committee structure by establishing governance rules that
will outline committee terms, rules and policies that every
committee will operate within. As part of this assessment we want to
create consistency and standardization in how our committees are run.
We are also going to create new supportive marketing materials including
a membership promotion brochure and external “About BOMA” literature.
We also plan on creating an Energy & Environment Committee flier. As it
relates to rebranding, we are going to develop a marketing strategy for a
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new look, feel and image of BOMA Greater Minneapolis. This includes a
look at our logo, packaging and marketing materials.
Finally, we are going to represent our members diligently as the
reconstruction of the Nicollet Mall commences. We will especially be focused
on the assessment methodology that will be presented to the City Council
in the next few weeks. In this effort, we will continue our very successful
collaboration
with
the
Minneapolis
Downtown Council/
D o w n t o w n
Improvement District
to make sure that
the
assessment
methodology
is
fair and equitable
to each and every
BOMA member that
is affected. Each of
these goals is centric
to our Strategic Plan, which we review and update on an annual basis.
While I believe these goals are challenging, I also believe they are very
achievable and I look forward to updating our members on our progress
as the year advances. All the best to each of you for a highly successful
and rewarding 2015! t
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What’s New with
E-Cigarettes?
By Betsy Brock
Director of Research, Association for Nonsmokers - MN

E

lectronic cigarettes, or e-cigarettes, are battery operated devices that
vaporize nicotine and other chemicals into an aerosol which is then
inhaled and released
into the air. Because these
products mimic smoking,
they can complicate and
confuse enforcement of
clean indoor air laws. The
cities of Bloomington,
Minneapolis, Edina, and
Eden Prairie have recently
chosen to regulate the
indoor use of e-cigarettes
like traditional cigarettes. These new policies will ease enforcement for
employers and building managers.
In Bloomington, e-cigarette use is now prohibited in all indoor public places
and places of work (e.g. office buildings, restaurants, bars, retail locations,
etc.). In addition, use of e-cigarettes within 25 feet of doorways is also

prohibited. For more information and to download a free sign template
visit: http://bloomingtonmn.gov/cityhall/dept/commserv/publheal/topics/
smokefree/smokefree.htm
In Minneapolis, Edina, and Eden Prairie, e-cigarette
use is prohibited where smoking is prohibited by state
law. This means that use of e-cigarettes is prohibited
in nearly all indoor workplaces. If you are located in
Minneapolis, free signage is available to you. Email
health@minneapolismn.gov to order signs or request
additional information about the Minneapolis policy.
In addition to these local policies, Minnesota state
law also prohibits the use of e-cigarettes in hospitals, clinics, most
government-owned buildings, public schools, any facility owned by the
University of Minnesota or Minnesota State Colleges and Universities,
foster care environments for children, and licensed daycare facilities
(during hours of operation). For more information about e-cigarettes and
Minnesota law, visit: http://www.health.state.mn.us/ecigarettes t

Save the Date!

Inspec’s 9th Annual Seminar
Chicago
Monastero’s
Ristorante
Mar. 11, 2015

Milwaukee
The Italian
Comm. Ctr.
Mar. 10, 2015

Minneapolis
Golden Valley
Country Club
Mar. 17, 2015

Best Practices for Maintaining
Your Building Exteriors
Proper maintenance of the building envelope will
save significant amounts of money over the life of
the facility, extend the life of the facility, and can
also help prevent or minimize serious problems like
building leaks and subsequent damage to the
building, poor indoor air quality, and energy loss.
Attend this seminar and learn from experts how to
best maintain and manage your building exteriors
and avoid major problems and “surprises” that can
occur with a lack of proper maintenance and
planning.
Registration – 7:30 am, Seminar – 8:30 am
Continuing Education Credits applied for:
AFE, Facility Managers, AIA, P.E.’s
For information or to register, contact
John Skraba, 763.546.3434, jskraba@inspec.com
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ikings Stadium: Update on Construction
By Jenn Hathaway
Director of Communications
Minnesota Sports Facilities Authority

T

he new Minnesota MultiPurpose Stadium broke
ground on December 3,
2013, and is scheduled to open in
July of 2016. The new stadium will
have 65,000 seats and 1.75 million
square feet of space. The stadium
will be able to accommodate
professional football, youth and
amateur soccer, basketball, and
baseball as well as other civic

outside without being exposed to
the elements. The other half of the
roof will be metal decking.
The stadium construction project
is currently 28% complete. Sixty
percent of the concrete has been
poured, and deep foundation work
has been completed. The project
has been awarded almost all of the
construction contracts.

The ridge truss that will support
the roof has had two major steel
pieces set in place. Over the next
6 months, four more pieces of
the ridge truss will be placed. The
roof is scheduled to be finished in
November of 2015.
There are over 600 people working
on the construction site daily; over
2,000 people have worked on the
construction site to date. The hiring
goals for minorities and women
are being exceeded – the original
goal for minority workforce was
32%, the project has reached 38%.
The original goal for women in the
workforce was 6%, the project has
reached 9%.

and community events. The new
stadium has been named host of
the 2018 Super Bowl and the 2019
NCAA Final Four championship.
The design of the new facility was
informed by citizens of Minnesota
and a Stadium Implementation
Committee
comprised
of
community and business leaders
as well as elected officials. The
Implementation Committee worked
with the architect, HKS, to develop
design guidelines that represented
Minnesota.
The stadium will have 5 of the
largest pivoting doors in the world.
Half of the roof will be constructed
of Ethylene tetrafluoroethylene,
ETFE, a transparent material that
will give visitors the feeling of being

Construction will continue through
the winter – concrete will continue
to be poured as the ring beam, the
support for the roof, is constructed
from east to west. Two lower
levels of the stadium have been
completed, and masonry and metal
wall framing as well as mechanical,
electrical and plumbing will go
on throughout the winter. The
entire building will be enclosed by
December of 2015.

Nearly 80% of the construction
contracts have been awarded
to Minnesota companies, and
over
200
Minnesota-based
companies are working on the

construction project. The equity
goals for minority and womenowned business inclusion in the
stadium construction project are
9% minority business, and 11% for
women-owned businesses. The
project has included 11% minority
-owned businesses in stadium
contracts and 17% women-owned
businesses in stadium contracts.
The stadium development has
impacted the Downtown East
neighborhood as well. Wells Fargo
broke ground on a $400 million
office tower development that will
house 5,000 employees and offer
street-level space for retail and
restaurants. There will be a two
block area as part of the Wells
Fargo development that will be
located next to the office towers on
the west side of the stadium. t

Two shifts are working at the
stadium site, the second shift is
working on setting the precast
stadia – the platforms that seating
will be connected to, and the
exterior metal framing which is the
base for the exterior skin of the
building.
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Placemaking and the Changing Nature of the Workplace
By Max Musicant
Founder and Principal, The Musicant Group

E

merging technology and changing preferences by the next
generation of workers are driving a wholesale shift in the way
people work. Employees are demanding new kinds of amenities,
experiences and flexibility from their workplaces. With “place” being the
operative word.
The next generation of workers is demanding more than just a cubical,
break room, and coffee machine from their offices. They want to work in
real places that facilitate community, connection, and wellness; that give
them options on when, where, and with whom they can work. The impact
of shifting preferences towards more walkable, amenity rich areas with
lots of “3rd places” is not just isolated to the residential market, but is
impacting the future of office space too.
Employees are Demanding More Flexibility
In a 2011 study by Price Waterhouse Coopers, they found that for the next
generation of workers, personal development and work/life balance would
be more important than financial reward. The most essential benefit they
wanted from employers was personal learning and development, followed
by flexible working arrangements, with the traditional benefit of cash
bonuses coming in third.1 Further, 67% of respondents expected some

level of flexible working arrangements at their future place of employment.
And flexible working is already here. A Forrester Research found in a
June 2012 study that 56% of surveyed employees work outside the office
regularly.2 The rise of flexible working speaks to a potential reduction in
the amount of square feet per employee future tenants will need.
Will the growing demand for flexible off-site working arrangements
combined with increasingly effective remote working technology doom
the modern office building to irrelevance?
Hardly. But these changing currents will force building owners and
managers to think differently about their facilities and services, especially
their common areas. The most savvy owners, managers, and leasing
agents will utilize a placemaking approach to capitalize on these shifts to
create experiences and environments that make tenants actually want to
come to work at the office every day.
Placemaking Common Areas as an Adaptive Approach to Changing
Trends
While creating fun, flexible spaces is common within single user corporate
campuses (Google-plex, Target Plaza, etc.) across the country, it’s rare to
find these in multi-tenant buildings. The reasons are obvious: multi-tenant
buildings are shared, often open to the public, and don’t have as much
space for these amenities and experiences. That said, buildings of all

Continued on next page.

BUILDING MAINTENANCE MANAGEMENT
A F U L L S E R V I C E P R O P E R T Y M A I N T E N A N C E C O M PA N Y

NO JOB TOO BIG OR TOO SMALL
SERVING MANAGEMENT COMPANIES

SINCE

1987

INTERIOR MAINTENANCE
A/C STARTUPS
GENERAL FACILITY MAINTENANCE
PREVENTATIVE MAINTENANCE
PLUMBING
ELECTRICAL

COST EFFECTIVE MAINTENANCE

PAINTING

Our staff are licensed boiler engineers and experienced in all aspects
of building maintenance. We provide back up and supervision for our
maintenance staff eliminating the time & expense involved in hiring,
training, and supervising in-house maintenance employees. We
offer flexible schedules based on your needs.

LIGHT REMODELING

BMM offers on call maintenance – call us when you need us. No job is
too small! We also provide temporary maintenance to fill in during a
hiring process, staff vacations & sick leave.

CONTAINER PLANTING

TILE REPAIR & REPLACEMENT
MOVING SERVICES

EXTERIOR MAINTENANCE
CONCRETE WORK
DECK REPAIR
FLAT ROOF & DRAIN CLEANUP
BULB & BALLAST REPLACEMENT

1724 Douglas Dr. N Ste. 100, Golden Valley, MN 55422
763-541-4886 // office@bmm-pro.com
BuildingMaintenanceManagement.com
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PAINTING & STAINING
PARKING LOT & RAMP MAINTENANCE
PUMP STANDING WATER FROM FLAT ROOFS

Placemaking and the Changing Nature of the Workplace
Continued from previous page.
types – class A, B, and C - often have relatively large indoor and outdoor
common area spaces that are used as little more than glorified hallways.
By utilizing a placemaking approach within these common areas, building
owners and managers can create the sorts of experiences that tenants
and their employees are craving without breaking the bank.
What is Placemaking?
Placemaking is a people-centered approach to improve the every-day
experience of users in any given space; combining design, management,
marketing, and events to do so. Placemaking is also an ongoing and
iterative process that utilizes loops of affordable, small-scale experiments
and feedback loops. This approach allows owners and managers to try
new concepts without breaking down a wall (or the bank) and being able to
involve the tenants in the process. The latter creates a sense of ownership
over the space
by
tenants,
increasing
their usage of
the space and
retention within
the building when
their lease is up
for renewal.

coffee bar coming soon. On top of these physical features, there will be
regular events, installations, and programs for tenants and guests. These
new physical features and amenities create a dynamic experience for
tenants and guests to get away from the office, while still being productive;
a space for connections, creating, and collaboration. The renovation
represents the largest move yet within the regional market to capitalize
on aforementioned trends. While only open a few weeks, the space is
already full of creative events, tenants having meetings, eating lunch, and
working on laptops.
As the office market continues to evolve, these projects will likely prove
to be just the tip of the iceberg as the next evolution of the workplace
emerges. Stay tuned! t

Max Musicant is the Founder and Principal of The Musicant Group, a
placemaking, events, and public space management firm that helps
property owners transform their common areas into places where people
want to be.
Millennials at work: Reshaping the workplace
http://www.pwc.com/gx/en/managing-tomorrows-people/future-of-work/millennials-survey.jhtml
2
Forrester Research, “Provisioning a Flexible Workplace Pushes Boundaries of IT and Drives a Search
for Outside Help”, June 2012. http://public.dhe.ibm.com/common/ssi/ecm/en/rll12349usen/RLL12349USEN.PDF
1

Local Examples
and Results
333 Turf Club
The first of note is
333 S. 7th Street, formally known as Accenture tower, which is managed
and leased by CBRE. The building has an attractive outdoor lawn/common
area. Prior to 2014, that space was not creating much value for tenants
(and thus building ownership), as no one was using it. Over the last year,
the “333 Turf Club” was launched, an activation strategy that added new
furniture, games, and activities to the space. Post project evaluation found
that 90% of tenant survey responders felt more satisfied as tenants within
the building because of
the initiative.

New Capella Tower Common Area

The second building of
note is Capella Tower,
managed
by
Ryan
Companies and leased
by CBRE. The building
recently underwent a
$7M renovation of its
first and second level
common areas, designed
by Perkins + Will. The
new publically accessible
common area is equipped
with a fireplace, lounge
seating, lots of A/V
capabilities, a common
“harvest table,” with a

Providing Professional Consulting
Services from Rooftop to Below-Grade

www.ambeltd.com

ROOFING
WATERPROOFING
WALL RESTORATION
BUILDING ENVELOPE
CONSULTANTS
•

952-831-1233
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7201 Ohms Lane, Ste. 150, Minneapolis, MN 55439
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Studying for the next test shouldn’t be an all nighter!
Lessons from the last recession to help prepare for the next.
By John Saunders
Vice President, United Properties

“Those who forget the past the financial statements are very 3. Make hay while the
strong, “credit enhancements” sun shines (so you can
are doomed to repeat it.”

R

George Santayana

eceding rapidly from our
individual and collective
memories is the “Great
Recession” of the early 2000s.
This is, of course, good. That was
a frustrating and very difficult time
for many of us in the commercial
real estate industry. These painful
experiences teach us invaluable
lessons to incorporate into
business strategies going forward.
Here are four of those lessons:
1. A renewed focus on tenant
credit, business strength and
credit enhancements. At United
Properties, understanding the
credit and business of our tenants
has always been important. In the
recession years, the grades for our
previous work came back pretty
high, but we have since redoubled
our efforts to understand our
tenants’ businesses and assess
their credit. The irony of this is
that in order to fully assess their
credit, we would need to know
their product, their position in the
industry, their competitors, their
competitive advantage, etc. This
we can do. But only if we quit
our jobs and spend many months
immersing ourselves in analysis.
Since this is impossible, and unless

are important. We view it as the
tenant’s job to get us comfortable
with the credit/security of the
transaction, not our job to
understand their business credit
entirely. Letters of Credit and
Security Deposits are best as credit
enhancements, followed distantly
behind by Personal Guaranties.
Having the parent company as
the tenant on the lease is also
important. As persuasive as we
are, however, often we do not get
the credit enhancements we want
(see lesson 2).
2. Hogs get slaughtered.
Sometimes, the music can stop
abruptly and when it does, we
want well-occupied buildings. To
hold out for the extra few cents
on a lease deal is foolish if a good
tenant is lost as a result. Of course,
sometimes in order to capture a
deal, we have to take a risk on the
tenant’s credit (see lesson 1). This
is often more an art than science,
but when the bad times return,
having full buildings with a couple
of credit risks may work out better
than having vacancy. Also, most
tenants renew, so getting to a full
building makes future life easier.
At United Properties, we like to
say that “we are in the occupancy
business.”

Dana Krakowski

Director of Sales and Marketing
4330 Centerville Road
White Bear Lake, MN 55127

Environmental

763.788.7713 main
612.327.1630 cell
dkrakowski@mavo.com

and Specialty
Contracting
Services
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have it when the rain
pours). The quality of
building engineers and
property managers and
their attention to detail is
really revealed when the
hard times hit. When it’s all
going well, if we push to keep
up with (and in fact get ahead of)
maintenance and capital projects,
we can save costs when the rains
come. For example, in the good
times, implement the energy saving
technologies so the property stays
competitive in any downturn.
Smart and proactive engineers
and property managers are critical
here to alert owners to building







Asbestos/Lead/Mold Abatement ■ Air Duct Sealing ■ Concrete/Terrazzo Polishing
Epoxy/Terrazzo Flooring ■ Floor Preparation/Removal ■ HVAC Cleaning and
Decontamination ■ Interior Demolition ■ Interior Protection ■ Mechanical Insulation
Scaffolding Services ■ Specialty Cleaning ■ Water, Fire and Storm Restoration
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needs
a n d
projects
that
can be addressed early.
I
think the most valuable trait in
property management (includes
engineering) is to be proactive.
We cling to smart and proactive
PM’s and engineers.

Continued on next page.







Lessons from the last recession to help prepare for the next
Continued from previous page.
4. If you wait for opportunities
to turn into problems, all that’s
left is a problem. Because we at
United Properties were proactive,
thorough and fairly conservative
(see lessons 1-3 above); we did not
have a lot of large problem projects
during the recession. Many of the
executives of our competitors, who
shall remain nameless, spent their
time solving problems, winding
and unwinding their organizations
and lender relationships. For a
while, their distraction allowed
fewer competitors for new deals.

We were able to take advantage
of this because we had the capital
and the time to keep looking for
deals. This is a cyclical business,
and anticipating each cycle cannot
be more important to long term
success. We take extra effort to try
to understand and anticipate the
cycles. Again, often more art than
science, but a critical undertaking.
So, what is to be learned by those
in the commercial real estate
industry from enduring the “Great
Recession?” Perhaps the same as

confronted Winston Churchill in the
1930’s:

“When the situation was
manageable it was neglected, and
now that it is thoroughly out of hand
we apply too late the remedies
which then might have effected a
cure. There is nothing new in the
story. It is as old as the sibylline
books. It falls into that long, dismal
catalogue of the fruitlessness of
experience and the confirmed
unteachability of mankind. Want
of foresight, unwillingness to act

when action would be simple and
effective, lack of clear thinking,
confusion of counsel until the
emergency comes, until selfpreservation strikes its jarring
gong-these are the features which
constitute the endless repetition of
history.”
-House of Commons, 2 May 1935,
after the Stresa Conference, in
which Britain, France and Italy
agreed, futilely, to maintain the
independence of Austria. t

BOMA Winter Business Meeting Provides Timely Information
By Kevin Lewis, Executive Director
BOMA Greater Minneapolis

T

he recently concluded BOMA
International Winter Business
Meeting in Arizona celebrated
the many accomplishments by the
International office and various
local BOMA’s and introduced
programs and initiatives to provide
short and long-term roadmaps to
propel our industry.
BOMA Greater Minneapolis was
represented prominently at the
meeting. Bruce Koehler serves on
BOMA International’s Executive
Committee and also chairs the
important Industry Defense Fund
Oversight Committee. Last fall, I
was asked and accepted a position
on the Membership Dues Task
Force Committee, an ad hoc group
of BAE’s asked to evaluate and
recommend changes to the current
dues and member reporting
process. Our group met for 2 ½
hours with additional conference
calls scheduled in the ensuing

weeks. BOMA Greater Minneapolis
currently chairs the Midwest
Northern Region which includes
Denver, Duluth, Iowa, Kansas
City, Omaha, St. Louis, Wichita
and Wisconsin. Our President,
Dave Wright, chaired the regional
meeting as we discussed the TOBY
judging process and timelines
and also had active dialogue with
various locals regarding issues of
relevance to our industry from their
region.
Interesting BOMA International
‘Factoids’ Presented
• The federation has 92
U.S. associations and 17
international affiliates.
• BOMA members own and/or
manage 10.4 billion square
feet of U.S. office space that
supports 1.8 million jobs and
contributes $227.6 billion to
the GDP.
• Our industry impact is $71.7
billion in new personal
earnings and $82.4 billion
spent on building operating
expenditures.
• 86% of the members manage
multiple buildings while
34% manage more than 20
buildings.

Here is a brief rundown on some
of the issues and sessions we
attended:
BOMA issues we track and lobby
• Energy and the Environment:
Energy-efficiency
tax
incentives, energy use data
acquisition, benchmarking,
lead in paint, water efficiency,
storm water management
• Tax and Financial Issues:
Tax reform, carried interest,
fire sprinkler tax incentives,
Foreign Investment in Real
Property Tax Act (FIRPTA),
leasehold deprecation, roof
tax incentives
• Other Legislative Issues:
Immigration, labor policies,
catastrophe
insurance,
TRIA, metal theft, building
security and emergency
preparedness,
ADA
compliance
• Codes and Standards:
Development of national
model
building
codes,
local adoption of model
codes, energy and green
building codes, firefighter
air replenishment systems,
sprinkler retrofit
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BAE (BOMA Association Executive)
Sessions
Session I – The entire focus of this
session addressed social media.
Like BOMA Greater Minneapolis,
most locals are looking to either
start utilizing social media platforms
or take it to the next level. The
panel discussed which platforms
work for them, how they utilize their
sites, member responsiveness,
social media policies, etc.
Session II – As mentioned above,
research is underway to assess
current dues and member reporting
to BOMA International. There is a
wide range of different models and
categories of membership among
the locals and what is forwarded to
International. The task in hand is to
develop and standardize reporting
so the amount paid by the locals is
fair and equitable for all.
I would highly encourage you to
consider attending the BOMA
International
Every
Building
Conference & Expo in L.A. June
28-30, 2015 to monitor these and
many other issues important to
our industry. For more information,
please visit www.bomaconvention.
org. t
•
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121 South 8th Street, Suite 610
Minneapolis, MN 55402

