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Are Smart Buildings Key to a More Connected, Resilient & Zero Carbon 
Future? 
Built Environment Networking ConTech series Wednesday 9th December 2020, featuring Dan 
Drogman of Smart Spaces OS, Janine Cole of Great Portland Estates and Jamie Hills of Ask Real 
Estate 
 
Good morning everybody and welcome to the next webinar in the Built Environment 
Networking Contech series. 
 
Are Smart Buildings Key to a More Connected, Resilient & Zero Carbon Future? We will 
find out today. 
 
My name is Phil Laycock. I’m your host for today. Quick mention to our national 
partners: Wilmott Dixon, Sypro, SPC, Frame, Perfect Circle, Lead Associates, Langley 
Roofing Systems, Recoup Capital, The Chartered Institute of Building, Newforma, 
Cornerstone, ABB, Barbour ABI, CLS, DCW Group, VU City and Mail Manager. Thank you 
for your support. 
 
So, this morning’s webinar, we will be asking if the development of smart buildings is 
key to delivering a more connected, resilient and zero carbon future. We’re going to 
look at the advancement of smart buildings that will change our futures including 
personalisation and mobility, with offerings such as location sensors to improve 
occupant satisfaction, productivity, smart lighting, heating, air conditioning etc. So 
we’re going to look at what the benefits of these advancements will bring in both the 
commercial and residential developments.  
 
So, this online event is part of our series on the future of the construction industry, 
which is taking place over the last few months and the coming months, and it’s 
exploring the next big trends, innovations and challenges that the industry needs to 
prepare for. 
 
Jamie Hills is a Senior Development Executive at Ask Real Estate. The firm has 
significant plans to develop smart buildings, having teamed up with Smart Spaces. The 
first involves the next phase of their First Street commercial development in 
Manchester, a 400,000 square foot building which will comprise of office space and 
retail. The second development is a 21-storey bed aparthotel in the Deansgate area of 
Manchester. 
 
Dan Drogman is the Chief Executive of Smart Spaces, who are a leading smart 
technology platform for commercial real estate focussed on enhancing occupier safety 
and engagement. They’ve worked with Great Portland Estates, Canary Wharf and Ask 
Real Estate. Dan will discuss how commercial property needs to be adapted so that it’s 
suitable for what will come to be known as the new normal post-covid 19. 
 
Janine Cole is the Director of Sustainability at Great Portland Estates. Smart buildings 
will play an important part of progress towards more resilient and zero carbon future 
developments. Janine heads up Great Portland Estates’ sustainability team and she is 
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going to reveal their future plans to incorporate smart tech into their extensive office 
portfolio and look ahead to their future smart building developments. 
 
Welcome to you all. First Jamie. 
 
Morning to you all. Good to be here and talking about smart buildings and the way that 
we think they are going to future proof sustainability, particularly in offices. I’m just 
going to share with you a presentation on First Street which is our flagship scheme.  
I’m particularly going to talk to you about the next office phase at First Street where for 
the first time we’re going to see a smart platform integrated into the design of the 
building. First Street has always been at the forefront of sustainability in the past, from 
in 2008 where we completed the first post-construction BREEAM office building and we 
were also one of the first in Manchester to use geo-thermal holes within an office 
development to help the M&E systems.  This time with plot 9, it’s smart buildings, smart 
building technology. In working with smart spaces, from the outset of the design we’re 
integrating a smart platform which we believe will be one of the most sustainable 
platforms and make the building one of the most sustainable outside of London. 
 
The building itself sits on plot 9, First Street, fronting the main part of the site. It’s about 
280,000 square feet of net space, of which about 80,000 square feet has been pre-let. If 
you don’t know Manchester at all, it sits on the Southern side of the city, in quite a 
prominent part of the city, sat in between Oxford Road Station and Deansgate Castle 
Field station, just a short walk from St Peter’s Square and the Manchester Convention 
Centre. There’s a huge amount of development in this area including some big 
residential tall towers, as well as office development at First Street itself. 
 
What we’re trying to aim to do with Smart Spaces is produce a platform that not only 
provides the softer services for occupiers such as a building community, a building 
social media platform, but also allows us to manage more efficiently some of the harder 
services, such as access into the building and energy saving through integrated building 
intelligence. We believe that having a smart platform in an integrated platform built into 
the design of the building is the only way to make the building sustainable in the long 
term.  
 
Smart Spaces have sat alongside our design team throughout the design process so 
that we can fully understand how the technology works and it can be filtered through 
the design process. Smart Spaces effectively works by installing a smart sensor into 
every electrical component in the building and that then feeds data through to an 
incorporated app which controls the system from one place. This then can monitor 
energy usage and data throughout the building, creating opportunities to create energy 
savings through building intelligence.  
 
Dan Drogman from Smart Spaces is going to be speaking later on this which will provide 
a bit more detail.  
 
What this allows you to do is effectively create a Smart Spaces Ecosystem, with access 
to all of these parts of the Ecosystem through one dedicated app, which can be 
controlled by various users of the building. More importantly the energy usage for the 
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building can be monitored and then creating opportunities to analyse the energy usage 
and data throughout the building to save energy for both building occupiers and 
landlords. Data is then collected securely, stored for the purpose of the future 
prediction of hardware maintenance and management automation to establish a truly 
intelligent building.  
 
On the softer side of the Smart Spaces app, the building also allows the creation of a 
small community for staff through a social platform. This allows some of the softer 
services such as booking communal spaces for staff, such as the roof terrace or the 
fitness studio, while also providing access arrangements, staff and visitor access 
control. We can also share building sustainability targets and results on the forum for 
occupiers to engage and participate in. This is all done through a very user friendly app 
that can be downloaded on phone tablet or PC.  
 
We firmly believe that using Smart Spaces and smart technology is clearly the way to 
make buildings sustainable in the future. 
 
I’m going to pass you over to Dan Drogman now. 
 
Throughout the period we’ve deployed this technology, we’ve now expanded out of the 
UK, so our first toes out of London were Manchester, and the guys at Ask are brilliant 
because they signed our first scheme in Manchester, and since then we’ve landed a 
project in New York for Brookfield properties. It’s really nice to see the global demand 
for this technology. I really feel that the UK could start to lead this technology. 
 
There’s some fantastic clients we get to work with and the reason we’ve managed to 
land these clients is because of this amazing team. It’s a people business, everyone is so 
passionate about what we do, which makes things so much easier because when you 
love it you want to invest your time into it and do the best job possible and that’s been 
the key reason, we’ve had this success to date. I really miss being together like this, it 
seems like a distant memory now and I’m really keen for us to get back together like this 
in the future. Also, one of the great accolades we’ve had this year is the British Council 
of Offices recognising Great Portland Estates 160 Old Street Scheme as the most 
innovative this year, developed last year, which is actually amazing because it’s one of 
the first times they’ve started to award a building based on its technology. 
 
Why would we want to create a smart building? The key is to create the best possible 
experience for the occupier. The way you deliver that is through making it efficient. No 
one wants to waste time having to get access to the building. Contact-less access 
makes it efficient. Getting a visitor into the building, but they have to fill out some 
health and safety information, especially with the advent of COVID, efficiency is key. To 
stop and prevent waste – today we’re talking about the journey to net zero, and that’s 
one of the key elements of aggregating data from all the systems on our platform is to 
understand where there potentially is waste and how can we stop and prevent it. 
Through the efficiencies we’re saving time, and I think productivity is one of the key 
reasons you’d want to develop a smart building. Also, the advent of saving energy, 
through some of the time saving elements but also around just monitoring every 
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component and understanding if it’s delivering the best experience but with the right 
amount of energy. I’ll talk to you in a bit more detail about what that means in a second. 
 
How to create a smart building? It’s really about connecting all these systems. There’s a 
huge amount of systems that go into a building. Some are very much down to the 
infrastructure, so the M&E, some are more soft services, procuring a coffee, booking a 
meeting room, those sorts of things. But it’s centralising it back to a simple database, 
and these components that sit on the outer ring, they don’t necessarily have to be 
developed by Smart Spaces, we interface with hundreds of different third party 
systems, but the key is bringing them back to a central system. 
 
So, what is a smart building? 
 

• Contact-less entry. That’s a digital entry pass using your smart phone, QR codes 
for temporary visitors but also starting to experiment with LFC and BLE for 
those purposes.  

 
• Climate and lighting control. That’s where a lot of the energy savings are realised 

because we can control for very tight deadbands on the HVAC to ensure energy 
is saved where possible, alongside driving things on occupancy. 
 

• Air quality monitoring. This is a really important one because it’s been used 
throughout lockdown to evidence that the air’s being changed in the space as 
much as possible, but we’ve also used it to provide energy savings, so if we can 
see that the air is being replaced at the most optimised rate, we can actually turn 
the AHU down. Where most AHUs in buildings at the moment are running at 
100% to try and prevent the spread of COVID, we can monitor that and reduce it 
and you can see in excess of £30K savings in a large office building. 
 

• Lift destination control. One of the key things our clients asked us for during 
lockdown was to take away the need to press a button in a lift. So now we have 
full lift control available in our platform. 
 

• Security and safety. The sensor networks we deploy can see where social 
distancing is being adhered to and make recommendations on layout changes.  
 

• Desk booking. With the return to work you need to manage that effectively and 
desk booking and meeting room booking within the app are two key features 
we’ve been deploying recently. 
 

• Food ordering. The food ordering actually is quite an interesting one, where 
some of our buildings have been exceptionally quiet, they’re actually delivering 
to your desk, and I feel that actually when the building gets a little more busy, is it 
going to be a challenge to continue to deliver such a great service. 

 
All coming back to the utilisation and analytics dashboard. 
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So I’ve got a short film now which I’m going to talk over and explain some of the 
features available in the app. This is Sesame, this is the GPE app deployed across their 
portfolio. The home page is a customer experience platform, so it’s where anything 
happening with the building, anything to do with COVID, anything to do with an event, 
health and safety is published on the social wall. Visitors are invited through the app, 
they can also invite them through Outlook or through the web platform and they’re 
delivered a QR code, and recently we’ve also been asking them to complete a COVID 
safety questionnaire.  
 
We have the ability to provide control of all the base built systems, you’ve got your 
access control there, we’ll have lighting control, HVAC control and energy 
management. What we’ve noticed is, with power-assisted doors you actually can 
completely remove the need to touch a door, and that’s something that on all our 
projects we’re engaged with at the moment, our clients are looking to add that power 
assistance. Here we have Bluetooth lighting, there the phone is connecting directly to 
the luminaire above your head so rather than have to go through the central building 
systems and find where you are, we can just go direct to the luminaire, and that’s where 
the technology’s evolving at a fast pace. That building there was The Hickman another 
GPE scheme.  
 
Transport – I’ve got to give credit where credit is due. We listen to our customers and 
our esteemed client James Pellatt at GPE said to us, why don’t you look at the data sets 
available at TFL around how busy tube stations are. So we were able to pull that data 
into our platform very quickly and provide feedback on how busy your station was, so 
before you leave to come to the office you can look at that chart and see whether the 
station’s quiet or not to make a decision on whether you’d like to travel or not at that 
time.  
 
Desk booking – I’d possibly say this, alongside air quality, is the most in demand product 
we have in the market at the moment.  
 
Entertainment – This has been crucial to retaining users on the app during lockdown. So 
that’s people coming back to consume this content, because it’s great and you can 
share it on your iPad, it goes far beyond just the use within the office, it’s something 
that’s really sticky content. 
 
What is ‘truly’ smart? 
 
I think it’s cause and effect relationships, so like I said, all those systems being 
connected back to a central system, that is providing that smart automation and the 
automation is where you find the optimisation, and the optimisation is achieved from 
monitoring the environment you’re providing to the occupier and then looking to see 
what savings can be made. And that could be turning an AHU down slightly, that could 
be dynamically adjusting the timers to work to new schedules. One of our unmanned 
properties in the Thames Valley, we provided the timers for the HVAC into our app. So 
the people that were working in the office could automatically change them based on 
when they were going to go to the office. So rather than have a Monday to Friday, nine 
to five, or nine to seven time clock, they edited that time clock themselves from within 
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the app, and that was crucial to get them making savings and not wasting, heating or 
cooling the office when they weren't there. 
 
And really, this is still coming back to, you know, a building that performs for the 
occupier and adapts to an ever changing environment. So before we wrap up, I just 
want to sort of show you, once you've connected all the systems within a building, how 
that comes back to to a central location. And one of the best places to connect these 
systems is back to the BIM model, because the BIM model is a 3D representation and an 
asset register of all your assets within a building, why not connect that back to all the 
connected systems within the building to access and see how they function in real time.  
So we have the access control integration here. So this is the Future Works in Slough. 
And when we select an item that's connected to our system, we'll get a live status 
update. So we can see that turnstile there is locked, we can provide a mechanism to 
unlock that turnstile, if required. Same for the lifts. So we have full lift control here. So 
we select the DOP, we can select the lift, and we can understand if there's congestion, 
whether the lift waiting times are excessive. And we can look to see what can be 
remedied there. And you know, on these destination control systems, one of the things 
we typically find is one lift always seems to get used far more than the others. And we 
can actually come back with feedback, which can be implemented in the lift control 
system to change the way the lifts are managed to make sure that they they're used 
evenly to maximise their length of period they don't require a service.  
 
Climate Control. So yeah, point of contention in every office. But you know, if you're the 
building manager, and you can click on the desk of the occupier that's complaining, 
they're too hot or too cold. And you can see what the real time status is and what the 
real time temperature is, you're really well informed to help them. You might just start 
to understand that a client in a 20 Celsius environment does feel cold. So we should 
probably run their environment at 22 Celsius. We can also see the temperature at the 
desk differs from your fan coil unit. So actually, it seems that you've got a faulty fan coil 
unit. By surfacing all these data points into the model it really helps us understand how 
to provide an optimised working environment. Desk booking’s also been a key function 
from this so we can understand whether the cleaning roster should be adapted, based 
on how the desks and spaces have been used within the day. 
 
So thank you very much. It's been really good. So yes, I'd like to introduce Janine Cole 
our esteemed client from Great Portland Estates. So thank you and handing over. 
 
Good morning. And thank you, Dan. So firstly, thanks for the invitation. And also, I'm 
very grateful for Phil ensuring that Dan's here on the panel as well so that any technical 
questions can be about our systems can be answered by Dan rather than me. So it's a 
big thanks for that. So I'm Janine. I'm Director of Sustainability and Community for 
Great Portland Estates and I'm responsible for setting sustainability strategy in the 
business, specifically driving our response if you like to the E and the majority of the S of 
ESG.  
 
So, a little bit about GPE. We are a property owner and developer, we are 100% based in 
central London and our business focus is to reposition properties that's either through 
refurbishment or redevelopment or through re-gearing of leases. So 71% of our 
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portfolio is office based and 69% of our portfolio is located in the West End. As you'll 
see, we have a significant development pipeline and three projects currently 
committed.  
 
So, sustainability, which is, I think why I'm here. So, we've been working on sustainability 
for more than a decade, we delivered our first BREEAM Excellent building back in 2011. 
But I think, as with a lot of the industry, there has been a seismic shift in the way in which 
people are thinking and dealing with sustainability. And it's no different at Great 
Portland Estates, within the last two to three years, there has been a big shift in thinking 
and sustainability now sits at the core of everything that we do. And that was reflected 
in May 2020 when we put out our sustainability statement of intent, The Time is Now. 
And then we followed that back followed that up last month with our net zero carbon 
roadmap.  
 
So how do smart buildings support sustainability strategy? I'm not really going to spend 
any time talking about what a smart building is, because Dan far more eloquently went 
through that than I could. But how does this support the sustainability strategy? And I 
think that for us, in a way, it's one of the things that brings the four pillars of our 
strategy together. So our four pillars are to decarbonize our business to become net 
zero by 2030, design climate change resilient and adaptable spaces, to create a lasting 
positive social impact in our communities, and to put health and wellbeing front and 
centre.  
 
So if we think then about what smart building can do to support that, well, it's giving us 
information on energy consumption. It's also supporting improved maintenance, which 
allows us to improve longevity and adaptability of the building and hopefully prolong the 
life of our mechanical electrical equipment within the building. Also, it gives information 
to our occupiers on our community activities. So what's going on in the local 
community? What's going on in the building? What charities are we supporting as a 
business? How can our occupiers get involved?  
 
What we're also able to do is, is focus on health and wellbeing. So Dan's already touched 
on some of the air quality information that we're providing. And I think that's key to be 
able to support what we're doing on health and wellbeing and also give confidence to 
our occupiers, as they start to return back to our buildings post COVID. And I think also 
the key is to support behavioural change from our occupiers. And now they've got this 
information, it enables us to have very different conversations with our occupiers on 
sustainability. And ultimately, as well it’s providing us with a nice feedback loop to 
influence the design and operation of the buildings. And I think, when I go on to the 
examples, you'll probably see that starting to happen.  
 
So Dan's already touched on 160 Old Street, which was really our first tech enabled 
building, but it sort of happened by accident. So we purchased it in 2013. The building 
was completed in 2018, and was our smartest building until we completed The 
Hickman, which is in Whitechapel last month. And why did it happen by accident? 
Well,cthe reason it happened by accident is because I think what we did was we had an 
open mind to innovation. So we've been using BIM for some while on our developments, 
and we'd built nine buildings using BIM. But 160 Old Street was the first one where the 
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first refurbishment where we used BIM. So did we use BIM because we thought it might 
help us create a digital twin? No, we didn't. We used it because we realised that from a 
construction project point of view, it was going to be quite complicated. We retained a 
lot of the structure, and we were building on new floors. And so we thought it was 
important to use BIM to help improve the efficiency of the build. Similarly, if you turn to 
Sesame, did we use that to actually reduce energy consumption at our buildings? Well, 
actually, where we started off with Sesame was looking at how can we improve the 
customer experience? How can we improve how the building feels for them? How can 
we give them increased immunity around a concierge service? But as we started to 
develop the app, we started to realise the other benefits that would come hand in hand. 
The ability for our occupiers to control their immediate environment also provided us 
with data on energy consumption. So again, what we were able to do is connect the app 
up to the BIM model to create our first digital twin. And again, this process really 
evolved as we moved from 2013 from creating the building, up to completion in 2018.  
 
And what we've been able to do since then is take that learning into the Hickman. So the 
Hickman at Whitechapel all the business as usual sustainability was there. So BREEAM 
Excellent, EPC A rated… we spent a lot of time trying to understand how we could 
reduce the embodied carbon of the building, absolutely key to achieving our 
sustainability targets. But also, it's a smartest building yet. So we're wire scored 
platinum and the Sesame app that we started on 160 Old Street is starting to provide a 
lot more feedback on occupancy temperature, lighting levels, air quality, noise and 
energy use. And with the digital twin technology in place here at the Hickman, and also 
at 160 Old Street, we're really looking forward to seeing how that helps with 
understanding maintenance, how can we improve proactive maintenance through the 
digital twins at both buildings?  
 
So back to the sort of $50 million question, I suppose is, is it driving improved 
sustainability outcomes, and it's a little bit early to tell. And the reason it's a bit early to 
tell is we completed 160 Old Street in 2018. And our larger occupiers spent the whole of 
2019 fitting out. So we've not really reached full occupancy at 160 Old Street. But what 
we can tell you now is that we have much better information that we can give to our 
occupiers, on their energy consumption, on waste recycling statistics, on what the air 
quality is like in the building and occupancy levels. And we've got good take up of the 
app across our entire portfolio. So definitely starting to allow us to have different 
conversations with our occupiers. But I think they're also, as a bit of a sustainability 
anorak, what's really important for me is that 160 Old Street, what we've been able to 
do is create a carbon footprint for the building, using a lot of the information that we're 
getting from Sesame. Now what that will mean, and when we're not just looking at 
energy consumption, here, we're looking at the carbon impact of waste, we're looking 
at the carbon impact of water consumption, we're looking at the number of deliveries 
coming into the building, and we're pulling that all into one platform to measure the 
carbon footprint of 160, what we're hoping to be able to do is extend that across our 
portfolio. And that's a really exciting opportunity for us to really start to understand 
how we can improve our data and ultimately reduce our carbon emissions. And so I 
think here and at The Hickman, there's a little bit of watch this space, really. But I think 
I'd say the signs are good. 
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Thank you, Janine, I would like to invite Jamie and Dan back onto the platform, if you'd 
like to come on, we've got about half an hour for Q&A. So you got the timing spot on 
with those presentations. Thank you for that. And Janine has just asked a big question, 
really. Is it driving sustainability? And your answer was maybe Janine, which was quite 
an interesting take on this. I mean, the question we're asking: smart buildings key to a 
more connected, resilient and zero carbon future. Jamie, do you think we're ticking all 
three of those boxes at the moment? 
 
Jamie: I think it's difficult to right now say that we are ticking all those boxes, I think the 
information is not quite available yet. And the proof will be in the pudding over the next 
sort of five to 10 years. But I think we need to prepare, we need to future proof to 
provide the data to allow us to analyse that in the future. That would be my stance on it. 
Phil: And that was what you were saying as well, Janine, isn't it really, effectively you're 
nearly there, but the proof will be in the pudding as to the fact that you can provide 
better data to your occupiers now is obviously moving us in the right direction towards 
2030. From your point of view. 
 
Janine: Yeah, I mean, I think it's definitely part of the solution. I think there is no silver 
bullet when we're dealing with net zero carbon and I think that where technology is 
concerned, it can definitely help and drive behavioural change and also really start to 
help us understand where we can make improvements. So yes, definitely part of the 
solution, if not the whole solution. 
 
Phil: Dan - more connected resilience and zero carbon, the connectivity bits I get, just 
tell us through your interpretation of resilient, I suppose from that point of view. 
 
Dan: Definitely. Well, I think Jamie touched on this earlier. And we had already placed 
the contract with First Street well before COVID came along, and the same of Janine. 
And what's happened with those two buildings is more than two buildings with those 
two clients, they've already had the technology in place to be future proof. So the 
resilience is that if you've got a smartphone technology, where you can adapt how 
people access and access services within the building, very quickly, we could provide 
touchless interfaces for most things that an occupier would need to touch or engage 
with in the building. And so that resilience has come through having the technology in 
place, it can adapt very quickly. And you know, in the future, we don't know what might 
happen. But we'd like to think that by having all the systems connected in the fashion 
we can overcome obstacles as they arise. 
 
Phil: Is resilience the same as future proofing? Resilience is one of the words of 2020 
isn't it? Really, that's come out. 
 
Dan: No, definitely. There's definitely synergies. I think that, you know, when I think of 
resilience, it's always my techie hat on so it's how can we ensure that the software 
doesn't fall over, the building stays active. And there's lots of what we do, you know, our 
software is very much an overlay, it's an optimization strategy system. So if you took 
our system out, so say, Smart Spaces has disappeared from 160 or First Street, the 
building still behaves as a conventional building, you can still use an access card, you can 
still use the BMS, you can still use the energy. So I always think of resilience from that 



 

Smartspaces.app  Building Engagement. 
A D2 Interactive Limited Company, Registered Office: Portsoken House, The Minories, London, EC3N 1LJ Company Reg No. 7116878, Vat No. 984-4271-88 

from that standpoint. But once you have got that in place, and that is the foundation, 
that's your resilience, you build on top with the technology. That's what provides the 
future proofing. And you know, as new technologies arrive, you know, voice is 
becoming very, very popular. And so we've already had an Alexa skill for the platform, 
and also in 22 Bishopsgate, that PC-ed last week, we've got facial detection. Now, you 
don't have to use that facial detection, it's completely up to you whether you want to 
use it. But if you do, all you need to do is take a photograph of your face, and then you 
just get let through the barrier. So not even having to put your hands in your pockets. 
And so the future proofing is there. It's how people are comfortable with the 
technology, you know, you've got those sort of early adopters, that will probably be 
using the facial detection day one, and then you've got others that will wait and see 
what happens. 
Phil: I could go to the chat. Now I’ll just pick up on some of the questions. James asks a 
question, I'll come to you first Janine if I may, however attractive technology may be it's 
going to challenge the viability of some schemes, is there a danger that it will be value 
engineered out of the scheme? Or have we gone beyond that stage now? 
 
Janine: I think it’s probably going to be different depending on the business that you're 
talking about. But I think for us the benefit of including technology into our building, 
design has already been well demonstrated. So as a result, we're not going to be value 
engineering it out, I'm sure Dan will be relieved to hear. So I think that, you know,  from 
our point of view, the case is proven that it impacts and drives value. I think probably it's 
more about the extent, and I think this is you know, from my point of view, one of the 
things I'm always keen to do is understand the benefits of the technology that we are 
introducing within our buildings, and from my point of view, almost the whole lifecycle 
cost of it from a carbon point of view. But in terms of, you know, the viability of the 
schemes, I just don't see it being an issue. 
 
Phil: I mean, let's just introduce health and wellbeing into this as well really, in terms of 
you know, resilience and zero carbon. Because that's going to change the way that we 
design buildings, it's going to change the way we design public realm and the whole 
interaction piece. And it's not really something that can be value engineered out of this 
stage. Is it? 
 
Janine: Now I think that's right. That's I think that's absolutely right. It's, you know, 
health and wellbeing is key to our offer now. It's something that is right at the top of the 
list from occupiers when they're coming to us to look for space, they want to see that 
we have considered their health and wellbeing and, and can offer that as part of building 
design. So it can't be on the Value Engineering list. 
 
Phil: Jamie, I'll come to you next on this because I know Dan's chomping at the bit and 
from speaking beforehand, I feel sure that he's going to put a compelling case forward 
as to why it shouldn't be value engineered out. But how difficult is it for you to get the 
balance between getting the building right that's fit for purpose, but also working within 
a budget that sometimes is obviously being squeezed a little? 
 
Jamie: I mean, look, the pressures on viability are always there. When new technology 
comes along, whether it be smart buildings or the other aspects, but I mean, how we've 



 

Smartspaces.app  Building Engagement. 
A D2 Interactive Limited Company, Registered Office: Portsoken House, The Minories, London, EC3N 1LJ Company Reg No. 7116878, Vat No. 984-4271-88 

done it, I think is we've got Smart Spaces involved at the earliest possible point in the 
design process. And I think that saves a lot of time and cost. And that allows you to get 
to a point in the future where you don't need to value engineer it, because you've 
almost built in and integrated it into the design of the building. In that is crucial with it 
with any smart spaces, particularly on new builds, I think, obviously, she needs to know 
that from a slightly different basis on a refurbishment, but from a new building. It is 
getting them in, integrated into that design team from day one. And so on First Street 
for us, with the main contractor and the design team. I admit it has been a bit of a 
learning process. And we've not done this before. We found it a bit of a challenge at 
first, and we've overcome that. And there's various problems that we've solved through 
the design process. And I think that's how you create a product that is viable. 
 
Phil: First Street has obviously evolved from when you put the first building up number 
one First Street that correct me if I'm wrong was probably 10 years ago. Now, Jamie, 
something along those lines? 2008. And it was a very impressive building, then just as it 
is now, how, how easy is it to add technology to a building like that? Do you still own 
number one? Or was that passed over? 
 
Jamie: No. Well, I mean, but with we were a developer trader, so we can to sell the 
building is owned by a by a large fund. But I mean, I think you can fit it retrospectively. 
And I'm sure Dan can comment on that. From a new build point of view, which is 
certainly our experiences. And the earlier the better. But I think it's not just about the 
building as well. I think smart platforms can extend to obviously the streets and estates 
as well. And I think it can extend to the estate as well as individual buildings, and really 
create that sort of, I suppose that social platform to the whole estate as well as just 
individual buildings, which is what we're trying to work on with Smart Spaces as well. 
 
Phil: Dan we're setting you up quite nicely here for you to talk about viability and Value 
Engineering. So go on then, this is your moment. 
 
Dan: Definitely so thank you. Oh, yeah, I mean, it's interesting what Jamie said, actually, 
that last piece around the estate, because when we started out with this application, 
that's where we first rolled out our first ever Smart Spaces development was actually a 
business park. So it's proxy park for Columbia Threadneedle, and that was about 
consuming the wealth of amenity that you have available in a park. And then when we 
took it to Great Portland Estates, we actually did enhance this from smart building 
technology and took it to the next level. And so on a new build, one of the key things is 
that what we're looking to do is buy the best in class services. So this is your access 
control, your lighting control systems, your HVAC your BMS, but not necessarily the 
intelligent variants, you know, it is very much the standard variants, but using open 
protocols, and using the right network topology. And so by buying these, right, this 
equipment, actually, your build costs won't be any more expensive for the underlying 
systems, you are enforcing best practices. So you know, if an ME consultant was trying 
to point you in the direction of something proprietary that can't be integrated or 
extended, we're protecting the customer from that happening so and so you know, sad 
as it is to say in the future when there's more players in the market and competitors are 
Smart Spaces. The buildings we created are open building so you know anyone can 
come in and integrate and that's the best to cater to a bright future. You think all the 
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tech platforms we use, whether it's Android or Apple, are open for developers to 
develop software. And so that's what we like to do there. Retrospective. So the refurbs, 
you mentioned, they can be challenging because you might get unlucky and find that 
there is a proprietary system. And we've had a scheme where the lighting control 
system just couldn't be integrated post completion. And if the cost was too expensive 
to repair and replace it, and so we lost that lighting element. And people might say, 
okay, you've just lost control the lights, sadly, it's a lot more than that, because we use 
those PIR sensors to detect occupancy, where people are, and turn systems on and off 
to save energy. So it was quite sad that we couldn’t achieve that. 
 
Phil: Thank you, Dan. Mark Sampson of H and n project services I’ll come to you first 
with this Jamie said, we've had a wake up call re technology this last 12 months as an 
industry, are we ready to go tech crazy as we react to COVID-19. And the obvious 
healthcare benefits? I guess, a bigger picture, you know, the property sector, the 
development and investment sector. We talk about it a lot. But are we actually ready to 
react to this? 
 
Jamie:  I think we are, I think we were reacting beforehand. And COVID is I think Dan 
picked this up in his presentation that COVID almost accelerated our response. I mean, 
we were already talking about touch free environments, throughout an office building. 
As a developer, now we're extending that into possibly the bathrooms and use of the 
toilet facilities. In terms of  touch free flushes and wash and elements of that. But I do 
think it was coming already. We've had to accelerate, it almost being forced to. And I 
think sort of post COVID, when we will get back to it, occupiers are going to expect this 
as a standard. And it's not a thing of the past or a thing that we're thinking about. It's in 
the now. 
 
Phil: Okay, have you got a view on that Janine? 
 
Janine: I mean, I think it depends what you mean by tech crazy. I mean, I think the most 
important thing really is to make sure that we use tech in the right place for the right 
benefits. And I think that COVID has brought many elements of health and wellbeing 
into sharp focus. And I think the technology side of that has undoubtedly helped 
because what we're able to do is give our occupiers more information, which in turn 
gives them more confidence. And I think that I'm sure that Dan can testify that he's the 
number of inquiries that he would have received on bringing in technology to buildings 
to support health and well being outcomes have gone through the roof because of 
COVID. And so I think it you know, rather than are we ready to react, I think the industry 
are reacting because we have to react. And because COVID is just sped up what was 
already happening anyhow. 
 
Phil: Tell us how busy you are Dan. 
 
Dan: Quite busy. And I've said before we started the session, some projects were 
cancelled, you know, there was a few buildings were due to go live with. And they 
couldn't find the budget for it after COVID. But at the same time, your contact is entry, 
those kind of technologies that have been deployed for our clients, we've had a lot of 
demand for. We actually deployed for Canary Wharf group, and the contact list, visitor 
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management system and access across three buildings including One Canada square, 
40 Bank Street and Seven West Ferry, in lockdown, with never setting foot within 
Canary Wharf, which was great. 
 
But I quite like that ‘tech crazy’. And you know, we definitely have tech crazy clients. But 
that's great for us, you know, they are passionate about tech, they want to try new 
things. They're not afraid to fail, you know. So we will have a whole wealth of the 
sensors in that we can deploy in a building. But we’re as honest as we are with the client, 
we say that actually this is a new technology, a new sensor, we've only just procured it, 
we've bench tested in our office, but there is an element of risk deploying it within your 
real estate. But as long as the cost is right, and there's a budget for this innovation, we'll 
trial them. And today I'm struggling to think of one that's really failed, I haven't so much 
failed, we've probably just found a better version of the same unit a better cost. So 
yeah, we quite like tech crazy. But at the same time, the clients that are not tech crazy 
will just go with a reduced offering of our system. So it will just be the contactless entry 
and the access. They won't go crazy with CO2 sensors. But funnily enough, a year later, 
some of those have come back to us and gone. Oh, yeah, I've seen what you've been 
doing there. Can we have a conversation around that? So it's nice that we can sort of 
constantly innovate over time. 
 
Phil: But we've got to, we've almost got to start thinking about planning for the next 
pandemic. You know, I think even when we get back to normal people will still want 
doors to self open or they will use their elbows or their feet and they're going to be, you 
know, we're probably still going to be washing our hands a damn sight more than we 
were this time last year. Forever now, I think that that's almost a given. So it's 
interesting. Louise Meadows almost builds on Mark's question. Is the supply chain ready 
to contribute to the development and construction of smart buildings? Are they fully 
conversant with the installation of technology? I mean, Dan, you sit in the middle of the 
supply chain, your tech needs to be installed in the buildings alongside other technology 
that compliment yours and adds to that. Do you think the supply chain is keeping pace 
with this? Do they understand? You know, does the average building contractor and 
subcontractor have the technical understanding to be able to, to put your kit in 
buildings? 
 
Dan: Yeah, definitely. I mean, Funny enough, when we first get introduced them, I think 
Jamie touched on this earlier, there's a little bit of panic from the main contractor, MEP 
consultant, some MEP consultants feel we might be treading on their toes. The main 
contractors like risk, risk, risk risk. But after a few sessions, when we explain the 
principles of how we deploy this software, all of a sudden they go, well, it's pretty much 
what we've been doing for the past 10 years. But okay, we need an open interface, we 
need to follow a better naming convention document on strategy on how we name 
assets within a BIM model. Oh, and there's a few other network considerations. And 
actually, it's not as scary as they think. And then there's no doubt and I don't mind this, 
they're probably going out to market now the same contracts or the same MEP 
consultant, delivering a smart service, because they've sort of seen how we do things. 
And they think actually, we can do this and fair play to them, you know, it's good to see 
them engaged. So actually, that's the sort of my take on it. 
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Phil: Janine, would you agree with that?  
 
Janine: Yeah, I mean, I think it's all to do with how you set these things up in the first 
place. And it's about the information that you give to contractors, when you first start 
to introduce it. And I think that how clear you are with the specification on how it's going 
to impact the contractor. And I think the experience we've had is generally our supply 
chain are really keen to get involved, and to learn more and understand where we're 
going with it. But I think, as always, as an education process that needs to go hand in 
hand with it. So they understand. So they don't see it as a threat. And they see it as 
something that's going to add value to the building and ultimately improve the finished 
product. So I think, yes, they're absolutely ready to contribute to the development and 
construction of smart buildings. And are they fully conversant? No, probably not. But 
like, I don't think any of us are. And I think that we're all on a bit of a learning journey 
anyway. 
 
Phil: Yeah, indeed. That's a fair point. It's been a fast-learning curve this year, isn't it in in 
many different respects? Jamie, I'll come to you with Thomas Steel's question, which is 
quite an interesting one moving tech, moving tech forward a little bit. How do you see 
virtual reality and AI and augmented reality, adding value to the design process and 
allowing people to gain more of a feel for the building at the design phase? When will 
this be the norm like CGIS are now? There we go get your crystal ball out, Jamie?  
 
Jamie: Oh, well, I think that there's an extent of this going on, or already and Architects 
and the rest of the design team are working with various providers of the RNAI to try 
and better the design process and understand it a bit more. But it is very much in its 
infant stages, I understand. And I mean, you can get carried away. Ultimately, your 
purpose as a developer and design team is to complete the design process for a 
building. And if you're getting carried away with trying to pursue a VR route, just to 
improve the design it might lead you off track a little bit. But I think gradually they will 
come in a bit more and help that design process. But I think you can't lose focus 
sometimes. The main purpose of a design team is to get a building on site. And don't 
get sidetracked by the fact that there's a bit of VR that might help. 
 
Phil: So we ran a webinar like this on VR and AI and the discussion was very much around 
if you can, if you can help people develop a feel for the place. It's one thing looking at the 
images, but you put someone in a place and they'll start to understand how it feels and 
that that could be you know, transformational in terms of how placemaking works, as 
well as different spin offs there. Janine, how far away from this do you think we are in 
reality? 
 
Janine: I think it's something we're headed that way. I think. And I think that actually, it's 
another thing that COVID has probably accelerated, because one of the issues that we 
have is actually getting people into the buildings to see them, and understand them and 
actually get to a place where they can picture their business in that space. I think there's 
no doubt that VR will really start to improve that. Because, you know, most occupiers 
don't look at new space all that often. So it's not something that they're used to doing. 
So we need to help them understand what it will feel like when it's occupied. And VR will 
really support that I think. So again, I think undoubtedly, it's going to become part of the 
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offer. And I think probably, there are a number of developers and landlords who are 
going to be sort of moving that way to use VR to support the lettings process. 
 
Phil: What your thoughts on that Dan in terms of how that dovetails with what you're 
doing, I guess, it's a great way of showcasing your, your capability as well, isn't it? 
 
Dan: And that definitely, interests me, I think, always fun to play VR. You know, it's been 
around for quite a while, actually. But Matterport I think have made it so accessible. And 
we're actually doing Matterport tours of a lot of the buildings we're doing with GPE and 
our other clients, because we don't always have a BIM model. And so we can use the 
Matterport model to display real time data. And sometimes that's even more relevant, 
because it's such a visual representation of what the building really looks like, or the 
plant that we're monitoring really looks like that you get that greater detail. And now it's 
starting to experiment with AR. So what you can't see inside that component, when you 
scan it with the virtual reality Matterport tour, we can show you the inner workings by 
overlaying the 3D models. So definitely they're being incorporated into our production 
and maintenance management side, but you can also see the great benefits throughout 
lockdown for providing remote viewings. 
 
Phil: I want to finish with a zero carbon point, really. And I just, I want to ask you all 
what's the technology, in the context of achieving zero carbon, let's say by 2030? I 
know the government backstop is 2050. But most people are talking as 2030 as 
something to aim for - what's the technology that excites you most in terms of enabling 
us as an industry to get there? Janine, this is very much your bag. So I'll start with you. 
 
Janine: Um, so rather than pinpoint an actual technology, I think the place where we 
really need to do some work is around the circular economy and repurposing elements 
of buildings, I think the technology, it's developing the technology that will support us in 
doing that, because actually, the way in which we need to move towards zero carbon 
future is to stop making so many of our building component parts from virgin materials. 
And so actually, the more we can do to recycle, the more we can do to use a circular 
economy and reuse materials in as high a state of value, if you like as possible, then the 
more the closer we get to zero carbon. And I think the technology that enables that to 
help will be the technology that supports us in getting there. 
 
Jamie: Yeah, I think it's going to be a challenge to go full, zero carbon during the 
construction process. I mean, to do that, you're going to have to be talking about 
timber frames, which, which at the moment, are probably not viable and uncertain, not 
viable if you're talking about large office floor plates. Almost impossible. But I agree with 
Janine, I think, the use of more recyclable materials, that there are other ways of 
adapting and evolving from a to a carbon zero. And so, but I also think once a building's 
up and run, I think that overlays back to smart buildings and Smart Spaces is, is the 
collection of data and allowing, I mean, I think buildings have collected data in the past, 
but they haven't been analysed. I think from the ongoing running of buildings, I think we 
need to analyse the data and so much wasteful energy in buildings. I mean, you still walk 
past a building an office building in the middle of the night and there's lights on, I think 
that's in this day and age, we need to work that way through that and get over that. And 
so that that's from an operational point of view. 
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Phil: And Dan with your zero carbon hat on and your sustainability, sustainability hat, 
what's the tech that really does it for you?  
 
Dan: Definitely, I think, you know, incorporates into our system we have a rules engine 
and a rules engine is there to prevent the energy wastage that Jamie just touched on 
whether our lights been left on whether an IQ is overrunning and all these add up to 
quite a significant impact when they're monitored across an estate. But looking at a 
technology that I feel for the future will definitely be AI and more specifically machine 
learning. Because actually the building level the rules engine is more than enough 
capable of making the savings. But as we come up to the sort of portfolio level, and 
you're aggregating huge amount of data is only really machine learning that is able to 
study that data and have the time and the capability to find insights. And we don't know 
what we don't know. So through AI, machine learning, we're hoping to find new ways we 
can manage these buildings, which we wouldn't find through traditional analysis or 
human analysis. 
Phil: Well, thank you. Thank you for that. I've been prepping for one of our webinars in 
the new year on 3d printing, which I have to say is, is quite interesting research. I don't 
know how far off we are from that. But that that will be interesting, because again, the 
wastage you know, zero waste. 
 
Dan: Okay, righty 3d printed IAQ sensor, indoor air quality. So yeah, we've done a lot of 
3d printing during lockdown, we 3d printed some flags to go outside bathrooms to say 
whether it was safe to enter based on the occupancy. So we're big fans of 3d printing 
here at Smart Spaces.  
 
Phil: I had no idea that Dan had one that he prepared earlier, which is. So thank you very 
much for your contributions today. Really, really interesting and great to talk about 
ConTech. Just to give you a heads up as well as the audience we've got in the new year, 
on the sixth of January. We have our ConTech conference, which you guys are all 
welcome to join us. But come and continue the discussion on the sixth of January. And I 
think the other one we've got Monday the 11th of January. Yep. This is our 3d printing 
one. How is it changing construction? Again, Dan, I need to pick your brains on that as 
well. I think so. But certainly, it's been really interesting today. Thank you for your time 
and to the audience, we we've still got a half an hour's worth of networking. So please 
do make use of the networking lounges. And I will see you again at a conference very, 
very soon. Thank you very much indeed.  
 


