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Gordian and Sightlines
Owners of the largest verified facilities database in higher education

52,200
Campus Buildings across 
North America

$13.2B
In capital and operational 

budgets currently being 
tracked 

1.5B
Gross Square Feet of 
campus space  

Sightline's members serve over 20% of US College Enrollment

450+
Unique Campuses in 42 

states and 5 Canadian 
Provinces  
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Vocabulary for Facilities Benchmarking & Analysis 

Asset 
Reinvestment

The accumulation of 
repair and 
modernization needs 
and the definition of 
resource capacity to 
correct them 
“Catch-Up Costs”

Operational
Effectiveness

The effectiveness of 
the facilities 
operating budget, 
staffing, supervision, 
and energy 
management.

Annual 
Stewardship

The annual 
investment needed 
to ensure buildings 
will properly 
perform and reach 
their useful life 
“Keep-Up Costs”.

Service

The measure of 
service process, the 
maintenance quality 
of space and systems, 
and the customers 
opinion of service 
delivery.

Asset Value Change Operations Success

© 2021 Gordian, LLC. All Rights Reserved.3
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Scope of Analysis & Meeting Agenda
FY20 analysis is focused on 1.8M GSF across 61 buildings

61%

29%

2%
8%

Scope of Facilities Included in Analysis

Acad/Admin Residential Student Life Support

Space & Capital Profile

Operations Profile

• Identify key space characteristics that have a significant impact on future capital 
and operation demand. 

• Understand historical capital investment compared to both peers and Sightline's 
target levels over time.

• Outline where the future building need  is by system and highlight several key 
buildings.

• Illustrate funding scenarios and their corresponding effect on predicted need.

• Provide insight into the  operational changes across RISD and Peers for FY20.
• Review historic trends across operating expenditure and staffing levels across 

Maintenance, Custodial and Grounds. 

© 2021 Gordian, LLC. All Rights Reserved.



5

RISD: Peer Institutions
Observing total 1.8M GSF, across 61 buildings on campus

Comparative Considerations

Size, technical complexity, region, geographic location, and 
setting are all factors included in the selection of peer 

institutions

Institution Location
Arts Center College of Design Pasadena, CA

Bentley University Waltham, MA

Bowdoin College Bowdoin, ME

Brown University Providence, RI

Connecticut College New London, CT

*Emerson College Boston, MA

Ithaca College Ithaca, NY

Massachusetts College of Arts and Design Boston, MA

Mount Holyoke College South Hadley, MA

Pratt Institute Brooklyn, NY

© 2021 Gordian, LLC. All Rights Reserved.
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Qualifying Metrics – Tech Rating

2.74
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Tech Rating

Average: 2.78

Tech Rating Affects:

Staffing Demands
More complex systems will require 

higher skillsets to maintain.

Repair & Replacement Cost
Complex systems will require more 

capital investment to repair and replace.

Energy Consumption
Complex systems can be more energy 

intensive.

© 2021 Gordian, LLC. All Rights Reserved.
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Qualifying Metrics – Density Factor
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Average: 208

Density Affects:

Wear and Tear of Facilities
High traffic and space usage result in sooner 

lifecycle replacement.

Material and Supplies
Material and supply demand influenced by 

how often the space is used.

Staffing Levels
More space will require more staff to 

clean/maintain space to meet facility standards.

© 2021 Gordian, LLC. All Rights Reserved.
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RISD’s Density Decreases Further Looking Forward
Due to COVID-19, Fall 2020 will start with 1,766 students on campus
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Density Factor Over Time

Density Affects:

Wear and Tear of Facilities
High traffic and space usage result in sooner 

lifecycle replacement.

Material and Supplies
Material and supply demand influenced by 

how often the space is used.

Staffing Levels
More space will require more staff to 

clean/maintain space to meet facility standards.

*2021 staff and faculty at 2020 levels 
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Space per Student Levels at RISD Above Peer Average
More space per students provides a benefit in COVID social distancing policies

9 © 2021 Gordian, LLC. All Rights Reserved.

*Arranged by Density Factor
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RISD Growing Users Faster Than GSF
Since 2009 baseline both RISD and Peers have seen campus footprint and total FTEs continue to rise
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Space Profile
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 Sightlines Database- Construction Age Rhode Island School of Design

12

RISD Construction Profile Compared to Database

Second Wave
Drivers: Program and 
Enrollment Growth

First Wave
Driver: Enrollment 

Growth

Built 1951 - 1990
• Lower quality, quick flash construction
• Needs more repairs & renovation

Built post-1991
• Technically complex
• Higher quality
• More expensive to maintain or repair

Built pre-1951
• Durable construction
• Older but lasts longer

First Wave Second WaveHistorical

© 2021 Gordian, LLC. All Rights Reserved.
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Construction Age Profile By Age Group
Vast majority of space on RISD and peer campuses is over 50 based on original construction date
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Renovations Have Had Greater Impact at RISD
RISD has offset construction age by  57 years through renovations; peers have offset age by 21 years
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Renovations Lower RISD’s Risk Exposure
52% of space is high risk at RISD, vs. 55% of peers space

High Risk

10-25

25-50

Focus on PM:
Significant need for PM in 

young systems.

Low Risk:
“Honeymoon” period –

little need for capital 
reinvestment.

Medium Risk:
Lower cost space renewal 

updates needed.  

Higher Risk:
Life Cycles coming due in 

core building components. 

React as Needed:
Issues in components past 
the end of their lifecycles 

will demand reactive 
maintenance.

Highest Risk:

Life cycles of major 
components past due – end 

of building life cycle 
approaching.

Operational Demands: Capital Risk:

Under 
10

Over 50

Balance PM and Reactive 
Maintenance:

Younger components still 
require PM.

Aging components require 
reactive maintenance. 

High Risk
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Without Renovations, Risk Will Continue to Grow
Currently 52% of campus is considered high risk; by 2030 that could grow to 82%
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Capital Investment Shifts to Existing Space in FY20 
Capital investment into existing space increases by $11.6M in FY20
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Total Capital Investment does not include Infrastructure spending
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Existing Space Investment Peaks in FY20
Nickerson Hall renovation accounts for 63% of FY20 total existing space expenditures
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RISD Total Spending Has Outgrown Peers’ in FY20
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RISD allocating a higher percentage of resources to high ROI project work
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Defining an Annual Investment Target
FY20 Annual Funding Target: $10.7M
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FY20 Annual Investment Target

Envelope/Mechanical Space/Program

Replacement Value: $786M

$20.2M in FY20 $10.7M in FY20

Functional obsolescence drives 
investment prior to life cycles & 

discounts the annual investment target

Life Cycle Need - Determined by:
Size of campus
Age of Space

Function of Space
Technical Complexity
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Strong Capital Investment in FY20 Aids to Low RISD’s Risk Profile
Achieving the Annual Investment Target will help to offset backlog
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Total Capital Investment Performance to Target 
Shift in existing space investment allows RISD to performance above target in the last 5 years
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ROPA+ Prediction: Predictive Investment Model
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Asset Reinvestment Need

✓ Modernization and 
Infrastructure need is 
$56M.

✓ Sightlines recommends a 
10-year capital strategy 
to address the total need.

✓ Total 10-year renewal 
need is $82M.  

✓ This represents the life 
cycle needs coming due 
between 2020-2029.

✓ Current Need Today 
(Highest Risk)
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Total Need (10 Year Renewal and Current)*

Mechanical Need Envelope Need Space Renewal Need
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53% of Needs Falls into Mechanical Systems
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Deeper Dive: Current Need Totals Across Top 15 Bldgs.
54% of RISD’S GSF Carries 93% of Total Estimated Current Needs
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Deeper Dive: Current Need Totals Across Top 15 Bldgs.
54% of RISD’S GSF Carries 93% of Total Estimated Current Needs
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Predicted Building Need Concentrated in MEP
Recent historical spending has aligned with prediction model, with high investment dedicated to existing space
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Operations
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RISD Facilities Operating Actuals Over Time
Facilities expenditures decreased in FY20; COVID has impacted operating costs
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RISD Facilities Operating Actuals Over Time
Facilities expenditures decreased in FY20; COVID has impacted operating costs
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Preventive Maintenance Investment on Incline Since FY10
RISD spends above peer group average on preventive maintenance
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Grounds Metrics RISD Peers Database Bottom Line

Staffing (Acres/FTE) 9.05 27.58 23.09
Covering less space, with 

closer supervision, and less 
materials

Materials ($/Acre) $219.86/ Acre $967.15/ Acre $747.28/ Acre

Supervision (FTE/Supervisor) 4.83 / Supervisor 9.92/ Supervisor 13.08/ Supervisor

Custodial Metrics RISD Peers Database Bottom Line

Staffing (GSF/FTE) 32,082 37,253 35,333
Covering similar space, with 
less supervision, and similar 

materials
Materials ($/GSF) $.11/GSF $.13/GSF $.12/GSF

Supervision (FTE/Supervisor) 31.51/Supervisor 22.58/Supervisor 19.34/Supervisor

Maintenance Metrics RISD Peers Database Bottom Line

Staffing (GSF/FTE) 84,140 91,816 88,391
Covering less space, with 

closer supervision, and less 
materials

Materials ($/GSF) $.10/GSF $.19/GSF $.25/GSF

Supervision (FTE/Supervisor) 8.18/ Supervisor 11.2/Supervisor 12.45/Supervisor
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Staffing Overview
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Longitudinal Energy Consumption vs. Peers
Strong investments into envelope/mechanical projects and the Central Plant contributes to consumption decline 
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Energy Unit Cost by Fuel Type
RISD’s Energy Unit Costs closely track that of its peers for both Fossil and Electric
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Sightlines: Key Takeaways

Continued dedication to building renovations has mitigated potential capital and operational risk.

RISD has offset 50% of space profile through gut renovations within the pre-war and post-war era, mitigating risk 

profile and aligning RISD with peers who have younger construction. Projected from 2029 to 2030, 16% of our space 

profile will cross over into the 25-50 age category, an age category associated with higher capital demand.

Total investment into existing space spending for FY20 exceeds Sightlines advised annual target; 

concentration has been dedicated towards singular projects.

Since FY14 existing space spending has aligned closer with target on average. Spending often concentrated in the 

gut renovation of specific buildings, with Nickerson Hall renovation representing 63% of total spend FY20. On a 

composite level, dedication to existing space spending has leveled out a rising backlog from FY15 to FY20.

Forecasting building need going forward illustrates a concentration of MEP and Envelope throughout total campus 

over the next 10 years. Top 15 buildings accumulate for 79% of total estimated current and renewal need.

Total operational resources fall below historical averages, driven by pandemic at the end of FY20.

Despite total FY20 operating actuals decreasing, PM continues to see rise over 10-year snapshot in time and 

represents a higher percentage of total budget compared to peers. 
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Space Profile Appendix
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Renovations Have Offset A Significant Amount of Age
RISD has offset 57 years of its construction age
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RISD Renovates Campus’ Oldest Facilities
Renovated spaces reduce overall risk exposure and maintain high value
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RISD Has More Program Space per Student
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*Arranged by Density Factor
RISD Museum (Farago wing entrance) and Radeke Museum
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Additional Prediction Slides
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Buildings with the Highest Need
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Buildings with the Highest Need 
Top 15 buildings represent 84% of total estimated current and renewal campus need
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Buildings with the Highest Need - $/GSF
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Buildings with the Highest Need - $/GSF
Top 15 buildings represent 79% of total estimated current and renewal campus need
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Operational Effectiveness 
Appendix
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Facilities Delivers Service to Older Campus Efficiently
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FY20 Energy Consumption vs. Peers
RISD’s total energy consumption decreased in FY20, aligning itself with peer’s average 
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Preventive Maintenance Work Orders by Shop
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Observing 10-Year Staffing Changes vs Peers
RISD operating with less coverage for maintenance and custodial, grounds compared to peers
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Maintenance Resources Lower Than Peers
RISD covers less space with less materials compared to peers
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Custodial Service Less Space with Similar Resources 
Covering less GSF/FTE allows RISD custodial staff  to service areas with increased standards due to COVID
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Grounds Staff Cover Less with Closer Supervision
More urban landscape and less “open green space”  provide more challenges for grounds staff
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