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Executive Summary         

Meridia Capital approached WORKTECH Academy to 
compile a report on global amenities to inform the 
development of La Escocesa, a new building in the 
22@ district of Barcelona. Although it is not yet known 
whether this would be a single-tenanted or multi-
tenanted building, the expectation was that it was most 
likely to attract technology companies as future tenants. 
As Spain is currently 5-10 years behind the forefront of 
global amenity trends, Meridia Capital wanted a better 
understanding of what the options might be to place La 
Escocesa at the forefront of the local market.

The proposal made by WORKTECH Academy was therefore 
to work with Meridia Capital to identify opportunities 
and develop some high-level design ideas for the ground 
floor communal areas of the La Escocesa building. The 
scope included:

• Review of global trends in shared facilities and 
amenities

• Understand the local context and potential user 
groups

• Assess the benefits of locating specific amenities in 
the communal areas for La Escocesa

• Present design ideas, opportunities and 
recommendations to Meridia Capital.

This report sets out the conclusions of this research. 

Section One presents an introduction to high-level 
trends in amenities and a summary of research into what 
occupiers typically want most.

Section Two outlines global trends in shared amenities 
across space, services and programming, and technology 
identifying current best practice and presenting case 
studies. 

Section Three includes a short review of the local market 
and building context.

Section Four presents a series of recommendations 
around key design approaches and opportunities. 

Section Five provides a menu of shared amenity options 
for La Escocesa, accompanied by some suggestions on 
zoning. These recommendations draw on global trends 
in architectural design and place making, as well as 
contextual information and local preferences.
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1. Introduction

‘81% of occupiers perceive amenities as integral to the employee 
experience and engage landlords and other service providers to enhance 
these offerings.’ CBRE North American occupier survey 2018

Long leasing contracts, low tenant expectations and a 
lesser need for customer loyalty traditionally stunted 
innovation in the commercial real estate industry. 
But now, an inversion of power in the workplace is 
transforming the real estate needs of businesses 
worldwide. A global war for talent has seen companies 
fighting to attract and retain the best talent available. 
The workplace itself has become a key strategic element 
in this competition, resulting in growing employee 
expectations for a degree of comfort, choice and 
lifestyle support. This trend has been accentuated by 
generational change; Millennials are now the largest 
single generation in the workforce, and their job 
satisfaction is driven predominantly by flexibility, work/
life benefits and amenities. This leaves organisations 
increasingly at the mercy of every emerging workplace 
trend, facing the constant dilemma of whether to 
sacrifice valuable floorspace to accommodate new non-
work spaces without a clear tangible benefit. The answer 
has become increasingly simple; let somebody else do it. 

Strong competition for high-quality tenants is driving 
landlords to meet these expectations; to remain 
competitive, building owners must increasingly now 
offer high-quality, distinctive amenities and activate 
the public spaces in and around their buildings. The 
disruptive influence of coworking is also having an 
impact. Sam Schaefer, Managing Director of Tishman 
Speyer, recently said that they were learning a lot from 
market disruptors such as WeWork and Convene about 
the importance of amenities and the level of service 
associated with them. The consensus is that these are 
now a necessity, not a luxury. 

One way of measuring the increased investment 
in amenities is to look at tenant improvement (TI) 
allowances. This is the sum that landlords agree to spend 
on updating a space during negotiations with tenants. A 
JLL study found spending on TIs rose 10 per cent in 2017 
and 13 percent in 2018. The benefits to landlords of an 
enhanced amenity offer have been variously identified 
as increased rents, higher quality tenants, deal velocity, 
improved tenant retention and higher listing prices 
(Colliers Amenity Report, 2015). In 2017, a NAIOP report 
on activating common areas in office buildings found 
that, while special amenities did not always impact 
rental rates, they were commonly reported to improve a 
building’s leasing velocity and lessen ‘rent resistance’ as 
tenants perceived attractive amenities as concessions to 
their leases. 

For landlords, identifying the facilities and services 
that drive genuine value to the occupant is key; the 
stereotypical ‘pool table and a playstation’ approach 
is now an outdated token gesture of minimal value. 
Potential tenants want their workforce to be as 
productive and collaborative as possible by minimising 
the amount of time they need to spend not at work, 
while ensuring they are happy, healthy and comfortable. 
For businesses, not having to provide these amenities 
themselves is extremely valuable. They can save in 
operational costs, outsource having to recruit and 
train staff for secondary services and maximise the 
internal space available for productive work. Creating a 
diverse, tenant-focused amenity offer that seamlessly 
supports the working lives of tenants is therefore a key 
factor in developing genuine long-term relationships 
with tenants and maximising the rental potential of a 
building. 
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Within this, there are three major trends informing 
the current choice of amenity provision. These are 
community building, wellness and lifestyle support. 
There has been a significant move towards supporting 
tenant interaction and community building, aiming 
to create vibrant ecosystems within multi-tenanted 
buildings by providing lounge areas, games rooms, 
enhanced food and beverage offerings and programmes 
of activities. The importance being placed on wellness 
across workplaces globally is leading to an expansion of 
traditional fitness provision to include fitness classes 
and medical care. Finally, the interest in supporting 
work-life blend is informing the provision of amenities 
that make day to day tasks easier and facilitate the 
‘second shift’; these include services such as meal 
deliveries, day care and concierge desks.

What occupiers want

In terms of sector-related demand, the need to attract a 
highly specialised labour force means that knowledge-
based industries tend to place a stronger emphasis 
on building design and amenities. Within this, the 
industries most likely to seek out enhanced amenities 
were identified in 2017 by the US based Commercial Real 
Estate Development Association (NAIOP) as technology, 
information/media and arts/entertainment/recreation. 
In general, the stronger the growth rate in the industry, 
the stronger the competition for labour and therefore 
the need to provide an enhanced workplace offering. 

With regard to specific amenities, Cushman & Wakefield 
surveyed brokers representing both tenants and 
landlords in 2018. They found that the four most cited 
amenities by both brokerage communities were the 
same: fitness centres, conference facilities, parking 
and food. Overall, the report identified key concerns 
for occupiers as food quality and variety, wellness 
and access to exercise options and the outdoors, and 
collaboration supported by community spaces where 
people will linger, remaining meaningfully connected to 
the organisation and to each other.

A report by Dexus in the same year came to similar 
conclusions, finding that the top ‘wish list’ for 
Australian SME executives was a communal rooftop or 
outdoor space, an on-site gym, health and wellbeing 
classes and a quiet or chill-out zone. They further 
found that more than half of growing SMEs in Australia 
planned to increase their investment in health and 
wellness initiatives for their staff over the coming year. 

Although it focused on amenity provision within 
organisational space, the Gensler 2019 US Workplace 
Survey reported that the amenities with the greatest 
impact on effectiveness and experience were those 
that directly supported the work needs of individual 
employees and their teams. The research concluded that 
the most meaningful amenities were those that spoke to 
the business and employees’ needs, while also offering a 
variety of work spaces and modes. An example given was 
the work café, borrowing elements from hospitality and 
coworking spaces to offer a productive environment that 
was still a change of scenery from one’s regular desk. 
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These pieces of research suggest that, while less 
common amenities provide the opportunity to offer 
something that competitors don’t have, there should 
still be a focus on well-executed essentials. Whatever is 
on offer, amenities provide for the types of tenants they 
seek to attract; for example, collaboration spaces and 
fitness centres for technology companies, or business 
lounges and private fine dining for banking clients. 
These amenities can take the form of physical amenities, 
on-site services and programming, or technology 
offerings. 
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Most commonly cited amenity wish-list.  

Source: Cushman & Wakefield, Space Matters, 2018
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2. Global Amenity Trends Review

Bare minimum amenities:

Clean, modern facilities, dynamic common areas with social, open, collaborative and 
flexible workspace, reliable infrastructure, easy and transparent access to office operators. 

Must-have amenities:

Food options nearby (e.g. coffee shop or salad and grain bowl in the lobby), commuter 
friendly (bike storage, showers), health and fitness options, tech-enabled (mobile UX 
carrying over into office life – how to access the building, order lunch or coffee, sign up for 
classes etc.).

Nice to have and Wow-factor amenities:

Roof deck or high-quality outdoor space, pet-friendly, concierge access (e.g. dry cleaning 
services, car valet, grocery delivery – anything that makes the ‘second shift’ easier for 
people), visiting perks (food trucks, beauty services, espresso carts, happy hours, wine 
tastings), amenities customised to tenants.

Space

There was a standard set of options in the previous real 
estate cycle – a basic fitness centre, parking, bicycle 
racks, high-speed internet and possibly some outside 
space or a roof terrace. These should now be considered 
to be starting points. Tenants are increasingly highly 
incentivised both to take less space and to provide 
greater benefits to employees, both of which make 
usable shared resources big-ticket items. The Colliers 
Amenities Report identified a previous average 
allocation of portfolio space to amenities as around 
three per cent. By 2015, they reported that owners 
should expect to allocate around ten per cent of their 
portfolio to amenities, with those trying to attract 
highly sought-after tenants advised to reserve twelve 
per cent or more. 

With this new emphasis on amenity, shared facilities 
are increasingly located in higher profile areas of the 
building, rather than in basements or tucked away. 
Visibility of amenities to the street is a plus in making 
a positive first impression, presenting the building as 
a vibrant and attractive community. There is now an 
expectation that any office building lobby is activated, 
most commonly by the provision of a café and casual 
meeting spaces. 

The following sections provide an overview of the spatial 
amenities that have come to the fore in recent years, 
starting with the ‘essentials’ before covering a wider 
range of amenities. 

The Essentials

‘I don’t consider these ‘extras’’, (Kathy Barnes, Akridge 
Senior VP of Property Management).

Specialist meeting space, fitness provision and a food 
and beverage offering are now expected as standard, 
although this doesn’t mean that they cannot be used to 
differentiate the building from the competition.

Specialist Meeting Space

All hands space/auditorium 
Specialist video conferencing facilities
Training rooms
Boardroom
Specialist audio-visual/presentation technology
Conference rooms

Tenants will undoubtably provide rooms for meetings 
within their own space as it is necessary to have these 
in close proximity; the shared amenity meeting space 
has to be worth travelling between floors and outside 
of company space for. Providing larger boardrooms, 
specialist audio-visual technology or large presentation/
conference rooms means that tenants can forgo building 
these out themselves, freeing up significant square 
footage and minimising wasted investment in facilities 
which will not be in regular use. The kind of provision 
that is currently gaining favour is functional, sleek and 
technologically sophisticated. These kinds of facilities 
can be combined with AV assistance, food and beverage 
offerings and production services to create an all-in-one 
meeting and events service. The cost of these facilities 
can be passed on as a common area expense but is more 
typically viewed as a building perk. 

In addition to providing facilities in house, some 
buildings also link up with nearby businesses to create 
an extended offer; for example, offering tenants the 
ability to easily rent meeting space at a nearby hotel.

Global Amenities Trends        Minimum, Must-Have, Wow Factor Global Amenities Trends        Space
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Convene are an example of a service provider who 
have developed an innovative offering in this 
area, typically leasing space within a building to 
provide sophisticated meeting and conference 
facilities to both tenants and external visitors. 

 
Dexus Place is a meeting-as-a-service provision 
launched by the Australian developer Dexus 
in 2015. Offering a growing range of space for 
meeting, conferences and training, Dexus Place 
provides a meeting amenity floor that offers the 
kind of facilities that many tenants would not be 
able to justify investing in for their solo use. These 
include immersive video conferencing facilities 
kitted out with the latest Polycom technology. 

Wellness - Fitness Centres

Fully staffed fitness centre
Unstaffed fitness centre
Fitness studio (for classes)
Shower and lockers

Wellness is an increasingly central concern of workplace 
design schemes around the world. Regular exercise 
boosts concentration, productivity, physical wellness 
and mental health. The design firm NBBJ recently 
identified three quarters of major European employers 
as already providing fitness facilities, expecting to 
benefit through reduced healthcare costs and improved 
productivity. These trends have led to a renewed focus 
on top-quality wellness provision as a central amenity.

On-site gym facilities are regularly voted as a top office 
amenity as they allow staff to easily fit their workout 
around their working hours. Fully-staffed fitness 
centres in key locations are supplanting spare-corner 
or basement weight rooms, and a diverse selection of 
fitness classes such as HIIT, spin, yoga and personal 
training help to appeal to a wide range of users. There 
are opportunities in partnering with popular fitness 
providers to create a distinctive offer – for example, 
bringing in a Crossfit branded space to distinguish it 
from nearby gyms. This may offer more value than a 
more conventional gym setup. Occupants don’t generally 
expect the fitness suite to be a free service, so in 
charging a subsidised monthly premium the facility pays 
for itself.

Food Options

Self-service deli/Grab and Go
Pop-up food stalls or food trucks
Café 
Vending
Microkitchens
Delivered food solutions
Rotating restaurant/café vendors
Hosted lounges
Coffee bar and bakery
Bistro/restaurant

The Zeller Realty Group renovated their Minneapolis 
Fifth Street Towers in 2017 to offer a wellness centre 
with nap pods, lounges, an external deck, a staffed 
exercise area with machines and weights, a bicycle 
centre with showers and storage for several hundred 
bicycles. 

Franklin Square Capital Partners have tried to instil 
a health, high-performance work culture at their 
Philadelphia Headquarters. The space offers sit-to-
stand desks throughout, a fitness facility staffed 
with four trainers and on-site wellness rooms. The 
programme includes access to a full-time dietician 
and a nutrition-focused café with a variety of healthy 
food options. 

Private dining
Outside kitchens
Micromarket
Coffee or food carts

Food is arguably the lifeblood of the workplace, driving 
effectiveness both as fuel and as a platform for bringing 
communities together to improve building cohesiveness 
and tenant wellbeing. The quality and diversity of food 
offerings is important; high-quality food offerings 
encourage tenants to move through the building, and 
diversity makes them move likely to choose to stay on 
site. As a minimum, the building should offer a simple, 
self-service deli which could use video-monitored 
self-checkout to complete purchases. A hosted offer is 
preferable; elements such as a coffee bar and bakery can 
elevate the entry experience, activating the lobby and 
making the building feel more vibrant. This space can 
double up as a hosted bar in the evenings. Elsewhere, 
food amenities can encompass anything from informal 

pop-up food stalls to a hosted bistro/restaurant or fully 
serviced private dining. Diversity can either be achieved 
by having one more than one food offering, regularly 
changing out menus, or by partnering with a changing 
roster of local vendors to create a regularly changing 
offer.

Global Amenities Trends        Space Global Amenities Trends        Space
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Food trucks offer an easy way to create a diverse food 
offering and generate a sense of event. The McCarthy 
Cook campus in Florida features a food truck ‘runway’ 
with allotted space for three rotating food trucks 
operated in partnership with a food truck broker. The 
area includes shaded external seating options and 
urban planter beds for vegetables and herbs, used to 
provide ‘Farm to Fork’ menu options. The runway also 
provides a power supply for food trucks so that they 
don’t have to run noisy generators and can be used 
by coffee carts in the morning. 

Work Plus

Library and phone rooms
Creative room
Innovation/workshop space
‘Off site’ rooms
Tenant lounge
Coworking space

‘Properties that offer alternative places to work and 
facilitate more socialisation among building tenants are 
more competitive in today’s marketplace’, NAIOP Report

‘Work Plus’ describes spaces which tenants can use for 
individual or collaborative work outside the bounds 
of their own tenancy. This includes coworking spaces, 
whether provided by a third-party for external members 
or for dedicated tenant use. All provide tenants with an 
‘on-site off-site’ experience that allows them to take 
a break from their office without having to leave the 
building.

Library space and phone rooms: Open plan, 
collaborative workplaces can be hectic and loud. 
Providing a dedicated silent, library environment allows 
tenants to remove themselves from their company 
space, avoid distractions and dedicate themselves to 
individual, focused work. Library spaces typically have 
a no-phone protocol, but are often paired with phone 
rooms for private telephone calls. 

Innovation and ‘off-site’ rooms: These are spaces 
which, rather than offering formal conferencing or 
VC, provide tenants with an on-site innovation space 
which can be booked for creative sessions or team 
brainstorming on an as-needed basis. 

Coworking space as a building amenity: Broadly 
speaking, coworking is workspace offered for lease 
on a short-term to medium-term basis to people who 
are usually not employed by the same organisation. 
Coworking is typically attractive to start-ups, 
independent contractors and people who travel 
frequently; it may also provide overflow space for 
building tenants who need to accommodate visitors 
or temporary workers. A coworking environment 
also facilitates social interaction and – potentially – 
collaboration between professionals. 

Coworking spaces are arguably driving innovation and 
expectations in amenity provision as they constantly 
seek out new ways to attract and retain their members. 
In addition to providing insights into amenity 
innovation, they are increasingly seen as an amenity in 
and of themselves, offering tenants alternative spaces 
to work and meet. They also create an opportunity for 
companies to interact and network. While coworking 
would be seen as a value-add rather than an essential, 
46% of building owners surveyed by NAIOP in 2017 
reported that they offered or were planning to offer 
coworking facilities in their buildings. Coworking is 
now widely seen as a permanent facet of workplace real 
estate provision. 

Coworking can either be provided in house or in 
partnership with an established coworking provider. The 
advantages of in-house operating are the retention of 
control by the building owner, and the ability to offer 
direct access to tenants as a perk or concession of their 
lease, making the overall package more attractive. 
However, it may be preferable to establish a partnership 
with an experienced provider, particularly at larger 
numbers of seats. 

Rubenstein Partners – a fund manager 
specialising in real estate – has partnered with 
premium workplace provider Industrious to 
provide a coworking floor in Carlyle Tower, a 
mixed-use building in Alexandria, Virginia. The 
first coworking floor in one of their properties 
opened in 2018. 

Global Amenities Trends        Space Global Amenities Trends        Space

F&B offers an opportunity to create partnerships with 
local vendors. Clarion Partners, the landlord at the 
Perry Brooks Tower in Austin Texas added a coffee 
vendor and comfortable lounge seating areas to the 
lobby. A respected local provider was brought in to run 
the kiosk rent-free. The lobby doubles up as an event 
space in the evening. At the Fountainhead Tower in San 
Antonio, Transwestern built and equipped a gourmet 
café just inside the entrance, adjusting the rent so 
that the operator could remain viable while catering 
primarily to the building’s tenants. These approaches 
ensure a consistent, high-quality service and create an 
attractive place for tenants to recharge without leaving 
the building.

The Durst Organisation at 4 Times Square in New York 
has moved from a single occupier cafeteria to one that 
is open to the entire building. In a recent renovation, 
they also introduced a comfortable lounge that serves 
coffee and pastries in the morning and craft beer in the 
afternoon, encouraging tenants to use it throughout the 
day. 
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Community 

Arrivals/Hospitality lounge
Cocktail bar/wine lounge
Games room
Music room
Bowling alley
Screening room

‘Work Plus’ areas are complemented by community 
spaces that allow tenants to gather and can be used for 
hosting programmes of events. These include lounges 
and hospitality spaces and entertainment/games rooms.

Tenant lounge: Tenant lounges are an increasingly 
common amenity. They often provide a blend of work 
and social space where tenants can relax away from 
the office, host small meetings or interviews, or pick 
up coffee. The space may have both bookable and 
nonbookable elements, including meeting rooms, 
informal meeting, breakout and games areas, and 
open-plan spaces for larger social events. They typically 
take design cues from hospitality or residential 
environments. 

Hospitality lounges: Hospitality lounges are oriented 
more towards social and community activity, and may 
include a cocktail bar or wine lounge that encourages 
tenants to stay and socialise in the building post-work 
– potentially inviting their friends in and promoting 
the brand in the process. Creating a members’ club type 
space that instills a sense of exclusivity can be a major 
draw for high-end tenants. 

Games and entertainment: Games, music and screening 
rooms all provide opportunities for tenants to relax 
and socialise. As well as providing drop-in space to 
relax, they can offer an additional amenity by providing 
space that can be booked for special events by building 
tenants. They are typically more likely to be found in 
buildings with a tech-oriented population. 

The heart of The White Chapel Building in London 
acts as a focal point and destination for tenants, 
visitors and the wider community. The large central 
atrium houses a reception area, multiple breakout 
and meeting spaces, workstations, lounge areas and 
a café/bar run by Grind to provide a wide range of 
spaces to relax, meet and work. In addition to the 
atrium, the building has a rooftop bar and events 
space. 

Transwestern lease and manage Providence 
Towers in Dallas for KBS. Amenities include a 
tenant wine lounge on the ground floor that 
opens out to the lobby and an outdoor courtyard 
and putting green. The landlord provides the 
lounge, icemaker, glasses and other necessities; 
tenants can bring their own beverages or store 
bottles in private wine lockers. The space has 
been used for several weddings as well as business 
events. 
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At One South Dearborn in Chicago, a tenant lounge 
situated adjacent to the fitness centre offers 
couches, café style tables and booths to tenants 24 
hours a day. Music and TV plays during office houses 
which can be adjusted at a tenant’s request. The 
lounge also includes a communal kitchen area with a 
small fridge and dishwasher. 

Major developers around the world are launching 
their own coworking brands, seeking to keep the 
service in-house rather than bringing in major 
external players. These include CBRE, who recently 
launched Hana, a coworking/serviced office brand, 
in addition to Above & Beyond (A&B), an initiative 
that brings together coworking, am enities and 
technology in 20 office buildings. A&B will offer 
amenity packages, artificial intelligence-powered 
services, and feature more hospitality to those in the 
building.

Blackstone is a landlord that has converted 
underused office space at Willis Tower in 
Chicago into several floors of lounges. These 
offer informal meeting space, comfortable 
lounge seating, table tennis, coffee stations 
and a cocktail bar that opens in the afternoon. 
The building also features a food hall, meeting 
floor and roof terrace alongside a new tenant 
experience app. Purchased in 2015 with an 80% 
occupancy rate, the building is now leased out at 
an average occupancy of 95%. 
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Health and Wellness

First aid room
Doctors room/clinic
Dentist
Meditation/quiet room
Nap pods
Massage/Pop-up massage

Employee wellness is a growing concern, with companies 
increasingly seeking easy access to a range of medical 
and wellness services for their workers. Landlords can 
provide a wellness amenity that not only hosts a fitness 
centre, but adds on clinic space for medical professionals 
or respite services such as pop-up massages. Areas such 
as this can also host healthy food services or juice bars.

Medical provision: Doctors, dentists, physiotherapists 
and specialist health services can all now be found 
as part of an overall amenities package. In larger 
developments these may be full-time in-house services 
but can also be regular visitors at smaller sites. In this 

instance, they would simply need an appropriately 
stocked clinic room which could be used by several 
different professionals. Tenants should be able to book 
appointments through a tenant app or directly with a 
reception or concierge desk. 

Rest and respite: These include spaces such as 
meditation or quiet rooms, or spaces where employees 
can get a massage or other treatment to help them to 
relax and counter the effects of a sedentary workstyle. 
Nap pods are also becoming popular as an amenity, 
recognising the intense cognitive load imposed by 
knowledge work. Rooms dedicated to rest and respite 
can potentially host a range of visiting therapists or 
services.

Outdoor spaces

Roof terraces
Sky garden
Allotment/vegetable growing plots
Walking trail
Outdoor games
Outdoor social spaces

According to surveys of Millennials, green space is one 
of the most desired yet underprovided amenities in 
office buildings. The benefits of access to nature and 
biophilic elements are now well-recognised; providing 
tenants with access to high-quality outdoor space has a 
restorative effect on the weary and can provide valuable 
additional areas for tenants to socialise. For developers, 
part of a wellness initiative would include installing 
walking trails and gardens for tenants. 

Roof terraces and sky gardens: Roof terraces are no 
longer a ‘wow factor’ amenity, but are still valued by 
tenants. An alternative is to use the rooftop space as an 
indoor or ‘sky’ garden that provides tenants with indoor 
green space where they can meet, relax or eat. A sky 
garden can also host a restaurant or wine bar that can 
be open to the public outside work hours, activating the 
whole building.  

Vegetable growing: The importance of food at work 
and the focus on wellness has led to an increase in the 
provision of vegetable or produce gardens. These can 

either be on the ground floor or make up part of a roof 
garden, with produce used in the building’s restaurant 
or sold to building tenants as part of a pop-up farmers 
market. 

Walking trails: A simple landscaped walking trail can 
help to draw people outside, marking out a place for 
walking meetings or space to think. 

Games and social spaces: Space at ground level can be 
used to extend the social life of the building outdoors, 
creating enhanced opportunities for building tenants to 
meet and connecting the building to its surroundings. 
These could include outdoor games courts or ping 
pong tables, or simple landscaped seating areas that 
encourage people to stop and inhabit the space, 
activating urban spaces that people would otherwise 
just walk through. Outdoor social spaces can be 
combined with food truck runways or spaces for pop-up 
food services, creating a sense of event and drawing 
people in.

Lifestyle support

Shower/change/lockers
Bike store and maintenance
Mothers room
Prayer room
Day care
Pet day care
Manicures/beauty services
Hairdresser
These ameniti

These amenities provide support for the lifestyle needs 
of individual buildings tenants. They range from helping 
with essential needs such as commuting and day care to 
added benefits such as in-house beauty services. 

Bicycle storage: Offering options for commuting is 
critical, and buildings should now provide extensive 
bicycle parking on the ground floor. With growing 
numbers of commuters taking the eco-friendly decision 
to cycle into work each day, this is something should 
be actively encouraged by the building. The parking 
entrance should be easily accessible and fit for purpose. 
Good quality shower and locker facilities should also be 
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Tishman Speyer is one of New York’s largest 
commercial landlords. They recently introduced a 
programme called Zo to expand the perks offered 
by their tenants. With a strong focus on wellness, 
this includes nap rooms and pop-up massage 
sessions at the Rockefeller Centre in New York and 
at 1 Bush Street in San Francisco. The nap rooms 
provide pillows and eye masks. Massages can be 
booked through reception or the tenant app. 

Bentall Kennedy’s B6 building in Vancouver 
provides tenants with two rooftop gardens 
with spaces to meet, relax and eat their lunch. 
Tenants are able to reserve these areas for 
private functions. The rooftop also has space 
for vegetable and herb growing, with produce 
available for sale to tenants at farmers market 
events.  

Liberty Property Trust have installed a five-acre 
park with a full range of fitness amenities at the 
Philadelphia Navy Yard. These include a running/
walking track, bocce courts, a TRX Crossfit station 
and table-tennis tables. 
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available. This area can offer enhanced services such as 
bicycle maintenance stations, drop-in repair services, 
vented lockers and access to towels and a clothes dryer. 

Day care: Child day care has been a long-standing 
amenity, with pet day care now an additional add-
on. Some landlords in 2017’s NAIOP report argued 
that day care for children was dropping out of favour 
as parents preferred to use facilities closer to home. 
The attractiveness of pet friendly spaces is likely to 
depend on the population of the building and length of 
commute. 

Beauty and grooming: Offering a well curated and 
varied selection of treatments can save tenants time 
though seamless session booking, saving them the 
inconvenience of fitting in a trip to the hairdresser on 
a busy week. Coupled with a tenant app, frequent users 
can be sent notifications when there is a free slot that 
coincides with an empty space on their calendar.

Other support spaces: Mothers rooms or prayer rooms 
are valuable support spaces for building tenants, 
although their frequency of use will vary. Both could 
potentially be a multi-purpose space that also allows 
other tenants to drop in for periods of respite when not 
in dedicated use.

Learning and Development

Maker space/wood work shop
Photography studio
Edit suite
Recording studio (e.g. Youtube videos)
Performance space

These are spaces that support personal interests and 
hobbies of building tenants, although can also be 
used as valuable specialist work space – for example, 
providing a small recording studio that tenants can use 
to make Youtube content. 

Maker space: A maker space provides somewhere 
for tenants to get on with personal projects or build 
prototypes. It can be combined with coworking 
provision. 

Content studios: Photography studios, edit suites and 
recording spaces all provide tenants with a place to carry 
out personal interests or generate professional content 
without having to invest in highly specialised facilities. 

Services and Programming

The National Australia Bank has opened up its 
ground-floor amenities to the wider community 
in its 700 Bourke Street workplace in Melbourne. 
The ‘Village’ features racks for 600 bicycles, a 
pedestrian forecourt, a rooftop garden that hosts 
wellness classes such as mindfulness and yoga, and 
cafes and coffee stands where passers-by can access 
free Wi-Fi. 

The second major area of amenity provision is services 
and programming. Services describes access to all of the 
things that a tenant might need during a typical working 
day, and programming is the process of activating space 
by organising regular or one-off events. This is a growing 
area of amenity provision, with occupiers increasingly 
adopting a service-driven approach to amenities, 
testing offerings such as hospitality teams or pop-up 
events. The significant advantage of this approach is 
that, while physical amenities can be costly, services 
and programming have a much lower barrier to entry, 
allowing landlords to try different approaches to see 
what is most attractive to tenants with having to make 
significant financial investments. This approach also 
adds value to physical amenities – for example, bringing 
in instructors to offer programming at an existing 
exercise centre, turning a potentially underused space 
into a more distinctive fitness concept in partnership 
with a local operator. 
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At Henry Wood House in London, The Office Group 
have installed a recording studio and sound 
booth that can used to create and edit audio and 
video content as part of their tenant amenity 
package. 

‘It’s really about services, creating the ability for folks to get everything 
they need during the day in these spaces.’ Lauren Coughlin, Design 
Director at D2 Groups LLC 

Above: Service platform for Tishman Speyer properties 

Below: Makers market curated for the external space at 3 
Hardman Square in Manchester
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have left theirs at home. It can also facilitate additional 
services such as AV support for meeting rooms.

Service Wash and Dry Cleaning: For users of the fitness 
facilities or those who cycle to work, being able to drop 
used kit in the morning and pick it up clean later that 
day is a popular perk. For white collar tenants, on-site 
dry-cleaning drop off and pick up means that they no 
longer have to spend lunch breaks in a queue.

Delivery Services: For those who can’t work from home, 
delivery services can offer a significant benefit for 
relatively little effort on the landlord’s part. These can 
include parcels, flowers or even grocery deliveries. These 
can be supplemented by an outgoing postal service, 
allowing tenants to simply drop letters and parcels at 
the front desk rather than having to go out.  

Building Concierge: This has been described as the 
most underutilised amenity in this area. The corporate 
concierge is like a personal building representative who 
is able to field a wide range of requests from organising 
catering, facilitating event bookings and securing local 
services such as flower delivery or dry cleaning. In terms 
of property management, the concierge can take over 
designated responsibilities, freeing up time for more 
urgent issues such as maintenance and security. The 
concierge can also help to coordinate community events 
such as speakers and social functions, serving as a 
visible connection to the building staff. 

Health and Wellness

Physio
Hygienist or nutritionist visits
Eye tests
Yoga/meditation instructors
Fitness classes
Personal trainers
Drop-in therapies

Health and wellness services such as a weekly hygienist 
or nutritionist session can complement and add value 

to fitness facilities and help to differentiate the 
building whilst still providing genuine value to the 
tenant. Fitness classes or instructors are a good way of 
activating a fitness studio, ensuring that it’s well used 
by a varied tenant group and can be adjusted with little 
or no investment to meet changing needs over time. 

Support

Reprographics
Device recharge
Luggage store
On-demand cleaning

Support services revolve around meeting the day-to-
day building needs of tenants such as storing luggage 
when travelling or bringing visitors into the building, 
device recharge, a reprographics service or on-demand 
cleaning. 

On-demand Cleaning: By developing a ticket system 
for a fast-response cleaning service tenants can focus 
on their work knowing that any mess will be cleaned as 
soon as possible, not at the end of the day. Occupancy 
tracking technology can help the cleaning team target 
areas that have been particularly busy, optimising the 
cleaning schedule.

Reprographics service: Although tenants will have 
their own printing areas, a reprographics service can 
add value by offering busy tenants help with printing, 
scanning or collating large documents. It could also 
offer on-site large format printing. 

‘Today, people judge their environments through 
an experiential lens. Our concierges make every 
experience positive, whether it’s ensuring tenants 
have access to their wellness classes or simply 
providing umbrellas on a rainy day.’ Tom Larance, 
Founder of CSS

Earlier in 2019, the property manager JLL 
acquired Corporate Concierge Services (CSS) to 
help its clients with community management and 
hospitality services across all property types. CSS 
provides amenities that go beyond what tenants 
expect, ranging from TSA Pre-Check, dry cleaning 
pick-up and delivery, to health and wellness 
based services such as flu vaccinationss and yoga 
classes. 
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Services

Services are amenities that help tenants meet the 
demands of everyday life – for example, postal services, 
dry cleaning or flower delivery. Most can be offered 
with relatively little demand for physical space - for 
example, a concierge service could be combined with a 
more traditional reception desk and adding on services 
like dry cleaning pick-up and delivery simply requires 
adjacent storage space. Service amenities that can’t 
easily be sourced online – such as picking up dry 
cleaning – are likely to be of most value to tenants. In 
addition to offering in-house services, landlords may 
also curate a list of third-party applications that provide 
services to its tenants (potentially at reduced cost). 
This may include apps for parking, food delivery or 
coordinating personal errands. 

Second Shift

Genius bar
Bicycle maintenance
Service wash
Dry cleaning
Banking/ATM
Amazon lockers
Mail room/post office
Shop
Fedex
Meal deliveries
Concierge desk
Grocery delivery
Car valet
Bill pay

These services are aimed at helping tenants with their 
‘second shift’ – the errands that would typically have to 
be run outside of working hours. As an amenity, these 
help to facilitate a work-life blend for tenants. 

Genius bar: A genius bar provides on-site tech support 
so that tenants can drop in to have simple issues solved 
quickly and easily, or borrow cables and chargers if they 
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Programming

The most innovative amenities require the active 
programming of common areas in office buildings. 
Events such as food trucks in the courtyard, art 
exhibitions, a hosted breakfast in the lobby or 
instructor-led meditation sessions ‘activate’ the 
common spaces and create opportunities for tenants 
to socialise, creating a sense of a vibrant building 
community. In this sense, the lobby area can be thought 
of as the town square of the office building.

Although physical amenities can be provided without 
this element of programming, activating the space in 
this way maximises the value of the amenity provision. 
In addition, these types of functions are now being 
requested by many building tenants, with owners 
increasingly encouraged to offer these types of 
activities. In the 2017 NAIOP report, just over half of 
the building owners surveyed provided some form of 
programming or social activites for their tenants, with 
the general consensus that it was becoming a necessity. 
The interviews highlighted the need for these activities 
to be exciting and relevant to the building population, 
and that they should be frequent, varying from daily 
to two or three times a month. They are not limited to 
special calendar days, but can be varied seasonally. 
In general, smaller tenants place a higher value on 
programming as they are less likely to be able to provide 
equivalent events in their own space. This programming 
can be either outsourced to a coworking operator or 
third-party provider or carried out directly by property 
managers. 

Community

Farmers market
Food or wine tastings
Book club
Barbeques
Coffee mornings
Complimentary snacks
Film screenings
Food trucks/pop-up kitchens
Guest speakers
Happy hours
Dedicated community manager
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Transwestern offer a range of services that 
complement the on-site amenities on offer. They call 
this provision the ‘Transwestern Experience’ – the 
offer is tailored to particular tenancies and might 
include daily food deliveries or a quarterly farmers 
market. 
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Tishman Speyer Properties has developed a full 
services programme to augment the physical 
amenities on offer. Tenants can book amenities 
such as emergency child care, physical therapy, dry 
cleaning, meal delivery, ride shares, haircuts and 
even piglet petting. Some of these are provided in-
house and some through partnership arrangements. 
Tenants can access all of these services through 
Tishman Speyer’s dedicated tenant app, Zo. 

In addition to an extensive range of fixed amenities, 
3 Hardman Street in Manchester hosts an array 
of seasonal events throughout the year. Some of 
these are hosted on a managed green space directly 
opposite the building called ‘The Field’. Recent 
events have included a makers’ market, with artisan 
craftspeople and traders, street food and live music, 
and themed pop-up bars. The latest is called ‘The 
Lawn Club’, providing a range of British cocktails, 
craft beers and wines accompanied by a weekly-
rotating street food menu. 

Programming centres around building a sense of 
community. This has been influenced by the rise of 
coworking, which has added a central community 
component to the serviced office model. Events can 
be held during office hours or after work has finished, 
encouraging tenants to stay in the building and 
extending its use beyond the end of the working day. 
Community events can also be opened up the tenants of 
surrounding buildings or local businesses, helping the 
embed the development in its local context. 

Maintaining a regularly changing programme of events 
requires dedicated input from the building management 
team. It has become increasingly common for building 
operators to learn from the coworking model and hire 
a dedicated community manager to put on events, deal 
with day-to-day tenant enquiries and generally manage 
the tenant experience. There can be crossover here with 
a concierge function, although the two positions are 
typically distinct. 

Learning and Development

Cookery classes
Language classes
Yoga or Pilates
Martial arts classes
Dance classes
Music lessons
Drawing classes
Coding lessons
Skill share programmes

Learning and development programming creates 
opportunities for tenants to extend their skill set or to 
embark on a new hobby or interest. Classes of all kinds 
can be tailored to the tenant community and can be held 
in a range of existing spaces within the building, such as 
meeting rooms, conference rooms or tenant lounges and 
cafés. 
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Technology

‘Adding a level of tenant-facing PropTech makes your property feel more 
amenitised than it is, because a mobile UX is second nature and so 
familiar.’ Katie Sullivan, Director of Communications at HqO

the development, Digital Antenna Systems (DAS) can 
be fitted within the core structure. This ensures that 
people can travel to and from their tenant areas without 
interrupting business calls. The need for this will depend 
on connectivity in the building – if there are any weak 
points, it will become the kind of detail that a highly 
mobile workforce appreciates.

Meeting spaces: Tenants should have access to a 
system that allows them to quickly and easily reserve 
space, and to see whether or not a space is currently in 
use. Meeting rooms of all kinds should be equipped by 
technology that allows users to easily connect a range of 
devices to the room’s technology to increase efficiency 
and productivity – this will increase tenant take-up of 
meeting amenities on offer. 

Wireless charging: Wireless charging is increasingly 
offered in areas such as tenant lounges, cafés and 
formal and informal meeting areas. Companies such 
as Chargespot can install wireless charging points 
underneath virtually any existing surface, so they can be 
added to existing furniture if needed. 

Environmental controls: Using new technologies, 
tenants can be given a much greater level of control 
over the physical environment, adjusting temperature 
and lighting levels to suit their individual preferences 
or local environmental conditions. Some of this can be 
automatic – for example, internal lighting adjusting 
in relation to the amount of sunlight entering through 
windows using smart lighting systems. This can extend 
to the building structure itself; a recent development 
in Manhattan installed ‘dynamic glass’ from View 
throughout, automatically darkening to control internal 
light levels as the sun gets brighter.

that maximise the use of external lighting, PropTech 
providers are producing a range of solutions to enhance 
the tenant experience while restricting energy use to 
keep utility bills low.

Most smart lighting solutions are enabled through Power 
over Ethernet (PoE). PoE connects LED light sources to 
the internet and gives users access to remotely control 
their light source, it also provides power to other 
hardware embedded in the ceiling, such as occupancy 
sensors. Wireless solutions are also available and are 
battery powered; choice of lighting infrastructure is an 
important decision to make early in the planning stages.

Security: For buildings positioning themselves as 
community hubs - welcoming visitors that are not 
necessarily tenants of the space - it is paramount 

While the traditional amenities are typically cited as 
most important, there are significant opportunities 
for landlords to differentiate themselves by offering 
new technology solutions. Investment in real estate 
technology (PropTech) has grown significantly over 
the last five years. According to CBRE, AV costs for new 
office have risen sharply, going from an average of $5 
per square foot five years ago to $10-20 per square foot 
today. High-profile recent schemes such as Bloomberg’s 
London office showcase a distinct focus on data-driven 
design and services. 

This suggests technology is likely to be the next 
service offering that tenants will want, particularly as 
differentiation in physical amenities peaks. Deloitte’s 
2019 Commercial Real Estate Outlook notes that real 
estate companies can help strengthen tenant stickiness 
and therefore valuations by weaving technology 
throughout the tenant life cycle. The positive news 
for building owners is that the cost of implementing 
technology amenities is declining as more third-party 
companies create real-estate focused products. In 
addition, technology solutions can be introduced into 
any building, regardless of class and are a valuable way 
of adding amenity without sacrificing leasable space. 

Technology Essentials

Connectivity: Uninterrupted, fluid connectivity is 
the single most essential technology amenity, with 
tenants expecting to be able to get online throughout 
the building without any drop in service – even in 
core areas or outdoor space. Ensuring connectivity is 
therefore a central requirement. Equipping buildings 
for 5G is the next major development; to futureproof 
buildings and enhance the capabilities of 4G throughout 
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The San Francisco developer DivcoWest has placed 
technology at the forefront of Cambridge Crossing, 
a large mixed-use development in Cambridge, 
Massachusetts. By offering high-tech infrastructure, 
DivcoWest is aiming to attract the same type of 
companies that have signed leases at Kendall Square, 
a nearby high-tech hub with tenants including 
Facebook and Google. The office buildings will have 
an estimated 10 miles of fibre-optic cable delivering 
high-speed Wi-Fi with uninterrupted connectivity. 
Eight conduits offer built-in backup – if one side of 
the building goes down, the remaining conduits will 
maintain sufficient service for all building users. The 
Dutch tech giant Philips has already signed a lease. 

1144 Fifteenth in Denver aimed to differentiate 
itself by opting for the most current technologies 
on the market. The building features a state-of-
the-art filtration system, destination-dispatch 
elevators and a 10 per cent higher energy efficiency 
than competing properties. Smart building system 
controls reduce energy consumption and therefore 
lower occupancy costs for tenants. The developer 
implemented an in-building wireless system that 
ensures connectivity throughout the space, helping 
to activate the tenant amenity spaces. By installing 
this system as part of the shell and core construction, 
the need for tenants to solve cellular connectivity as 
part of their space planning was eliminated, adding 
significant value. 

Lighting: Harsh or overly bright light is considered a 
far greater distraction for employees than low level or 
soft lighting, yet lighting systems that have the ability 
to change their colour tone as the day progresses are 
one of the least common features in offices today. 
Glare control and variable lighting are found to be top 
characteristics of more profitable organisations - A 
British Land survey of over 1,000 London office workers 
found that the four most desirable components for 
the workspace were all related to lighting; with self-
adjusting window shades (53% stated they would 
benefit from this), personalised light controls for each 
space (53%), Circadian Lighting to mimic natural light 
(51%) and heating/lighting that automatically responds 
to weather/occupancy (50%) coming out on top. From 
lighting that aligns with our circadian body clock to 
boost productivity and wellness to daylight saving bulbs 
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that proper physical security is in place.  It is equally 
important that excessive security measures do not 
interfere with the entry experience for regular workers 
nor visitors, causing confusion and delays upon 
arrival. Access control is a particular issue for tenants 
and is an area where utilising emerging technologies 
can drastically boost the user experience. Building 
apps and smart visitor management solutions tend to 
provide visitors with a QR code on their mobile phone, 
sending notifications to meeting hosts and invitees 
upon arrival of their guests. Camera-based facial 
recognition or fingerprint-based scanning can be used 
to manage security without heavy physical presence, 
regular security checks or queues for turnstiles. Facial 
recognition technology such as this can actually provide 
savings by limiting the need for security staff and it 
also has the potential for tenants to integrate these 
biometrics with future services such as ‘follow-me’ 
printing or real-time personalised location tracking.

Premium Technology Amenities

Tenant App: Just as Apps have changed the nature of 
relationships between people, the urban realm, service 
suppliers and ecommerce providers, we are on the cusp 
of a dramatic shift inside the workplace to an experience 
enabled by an ‘App-centric workplace’. Building Apps 
started out by providing basic information about the 
office such as floor plans and wayfinding, and room 
and desk reservations as well as information about 
amenities and services. They are now colliding with 
social networks to add a ‘people dimension’ in addition 
to space. Knowing who is in and where people are, what 
specialist expertise is available and how to connect with 
like-minded cohorts is part of a new dimension that 
encourages the interaction that organisations aspire to. 
The modern building app is a tenant’s access card to the 
building; the way to book desks, meeting rooms, fitness 
classes and even reservations at local restaurants. It can 
also function as a valuable tool for tenants to connect 
with facility managers to seamlessly report maintenance 
issues in real time, reducing the potential for friction in 
the landlord/tenant relationship.

Burgeoning applications in this category include 
Equiem, HqO, Skyrise, and Bixby. All feature services 
such as instant messaging and personal control over 

environmental factors such as lighting and temperature. 
With Skyrise, tenants can book amenities and chat 
amongst each other, and with Bixby, tenants can pay 
rent, get package notifications, and submit maintenance 
requests. 

Occupancy Sensors and Space Management: These 
have not typically been considered to be an amenity, but 
installing occupancy sensors throughout the building 
can be of significant benefit to tenants. These sensors 
assist occupiers in tracking how and when space is used, 
the level of utilisation and potentially even how teams 
are interacting. This assists tenants in limiting wasted 
space. Providing accurate and real-time occupancy data 
as part of the lease package therefore helps tenants 
to make the best use of their space further into their 
tenancy. 

A wide array of sensor providers offer data collection 
that assists occupiers in tracking how and when space 
is used in order to structure the layout and the flexible 
working programme for maximum comfort and cost 
savings. Sensor technologies are also capable of 
tracking a variety of internal environment metrics, 
allowing employees to understand and influence their 
own environment.

By incorporating occupancy sensors in the building 
development, it becomes very simple to also provide 
space management solutions throughout the tenant 
areas. Technologies that allow occupants to easily 
reserve space and then connect their devices with 
a room’s technology will increase efficiency and 
productivity, allowing for greater worker mobility within 
the office. Sensors can also be part of a sustainability 
package; for example, automatically turning of lights 
when a room has been unoccupied for a period of time. 
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A tech campus client of AKF Group now uses more 
than 10,000 sensors to constantly monitor occupancy 
and temperature to maintain efficiency. The badge-
based security system is also integrated with several 
personal amenity technologies; for example, having 
coffee orders ready, or having personal lighting and 
temperature preferences automatically employed in a 
booked space.

INVESTA offers a dedicated tenant portal called 
Insite, offering concierge services, information 
on the building and its surroundings and a social 
platform. INVESTA aimed to create a platform that 
it could use across all buildings in its portfolio, 
encouraging tenants who are familiar with their 
offering to remain within an INVESTA building should 
they consider relocating.

CBRE recently launched a new global capability 
called CBRE 360, which focuses on delivering 
enhanced tenant experiences within the workplace. 
It gives users a single-point of access to building 
amenities and services through a proprietary mobile 
application. This allows tenants to locate colleagues 
and navigate the building, reserve workspaces 
or meeting rooms, and access food and beverage 
services as well as both basic building and high-end 
concierge services. The app can be tailored with 
client-specific branding if required. 

At Dock 72 in Brooklyn’s Navy Yard, the landlord 
developed a proprietary mobile app to serve as 
tenants’ main portal for interacting with the 
building. The Dock 72 app will allow tenants and their 
employees to enter the building, register guests, 
book fitness classes at the in-house studio, order and 
pay for food at the cafeteria, book shared conference 
rooms, and submit work orders for maintenance 
issues. Data from the app will also provide the 
property’s operators and managers with real-time 
insights into the patterns of users, helping to 
improve building services and performance. The app 
will also support a cashless building infrastructure. 
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Barcelona as a Smart City

In 2012, Barcelona City Council committed to unlocking 
the potential of the Internet of Things (IoT) across the 
region, outlining multiple citywide projects to minimise 
waste, improve efficiency of public services and better 
living standards throughout the city. Three years later, 
in 2015, the city was ranked as the smartest in the world 
- where it has largely remained - now second only to 
Singapore. 

The fully-fledged smart city now boasts a network of 
embedded car sensors that feed live parking information 
to drivers; an LED-based street lighting network 
triggered by presence and constantly monitoring the 
environment; IoT-enabled waste bins that report the 
differing levels of waste across the city; and a mobile 
app-operated bicycle rental system touted as the eco-
friendly alternative to the city’s poor public transport 
offerings. 

This thriving IT ecosystem is set to be further 
compounded by the implementation high-speed, 
ubiquitous connectivity citywide, with Barcelona in line 
to become one of the earliest adopters of 5G mobile 
connection – an initiative first introduced late in 2017. 

The roll-out of 5G will facilitate a complete digital 
transformation of society – with broadband speeds 
expected to be some 100 times faster than the current 
4G offering – allowing for flawless connectivity between 
IoT devices and so generating the business case for mass 
adoption of autonomous and connected vehicles, drone-
based services, industry 4.0 and access to remote health 
services.

Equally as prominent as the technological feel to 
the area is the attitude towards coworking. Housing 
more cowork spaces per square metre than anywhere 
else in the world – some 350 – Barcelona is a city rife 
with entrepreneurial spirit, and with 70 people going 
freelance in the city each day 22@ is the playground 
for the digital nomad; a hive of incubators, creatives, 

3. Local Context

developers, and angel investors working from a network 
of shared office spaces, cafes, and meeting venues.

About 22@

At the heart of this foray into a smarter Barcelona 
is the city’s innovation district and home of the La 
Escocesa development, 22@. Formerly a dilapidated 
cotton district, the rundown Poble Nou neighbourhood 
underwent a government regeneration programme in 
2000 aimed at reinvigorating the area and positioning it 
as a specialised knowledge-hub and a home to the city’s 
burgeoning tech sector, capable of competing with the 
CBD as a separate economic powerhouse. 

The number and range of companies now established 
in the district is comparable to the CBD, with a large 
number of international companies. The only type 
of tenants that may still exclude themselves from 
locating in Poble Nou are investment bankers, notaries, 
diplomatic representatives and some services. Having 
welcomed over 100,000 new workers over the past 20 
years, the 22@ district now plays host to universities, 
training and research centres, coworking spaces and 
some 3,500 new businesses, ranging from freelancers 
and start-ups to the likes of tech behemoths Amazon 
and Facebook. 

The south-east side of the district is the area achieving 
the highest rents and strongest investor attention. 
La Escocesa is located in the north-east of the district 
which is still relatively underexplored but represents 
an area of significant potential for future development. 
This would create a new hub with sufficient traction to 
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become a new alternative for investors and occupiers. 
This places La Escocesa in a strong position to frame 
itself as the focal point of the 22@ area. As competition 
in the area develops La Escocesa should be positioned as 
an engaging and transformative development with the 
technological capabilities to host the most innovative 
potential tenants that the region will attract. Hosting 
a unique range of services in a building that champions 
and modernises the culture and ambiance of a 22@ 
workspace will attract both local attention and intrigue 
those from further afield who are considering a change 
of scenery. The amenity package would make up a 
significant part of this offer. 
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This section sets out some high-level design guidelines that should be considered in 
building the amenities package, followed by the identification of the key opportunities 
for La Escocesa.

High-Level Design Guidelines

4. Design Guidelines and Opportunities

Building authenticity: The amenities that are introduced into the building should be treated as a 
manifestation of the building’s values and a direct reflection of the tenant population’s perceived brand 
image. Amenities should therefore tailored and aligned to the culture of the building’s population. For 
example, attracting tech tenants would suggest a different amenity offering than a law firm or investment 
bank. 

Understand the target audience: The global race to provide more amenities has resulted in a diverse range 
of potential amenities. However, it should be considered that some of the examples shown are in premium 
markets or much larger buildings. Where space is limited or there is a lower cap on potential leasing prices, a 
smaller range of well-executed essentials backed up by a carefully curated service and programme offering is 
likely to be of more value than a wider range of more unusual offerings. While tenants benefit from amenity-
rich buildings as a recruiting and retaining tool, they also benefit from being able to be more efficient with 
their space. For example, a tenant may be able to reduce its internal conference rooms where the building 
offers extensive conference facilities and fit in more employees.

Place-making: This is an increasingly popular idea within the workplace. The concept sees corporates and 
developers welcoming local communities into their workplaces while enhancing their public image and 
influence in the wider community. This frames the building as an embedded part of its surroundings, rather 
than a closed-off castle.

Create community: Creating a sense of community within the building rather than having a series of 
isolated tenancies is of increasing importance. Tech tenants in particular are likely to be aware of - or have 
experienced - the kinds of community building that happens in coworking spaces. The ‘passing through’ 
areas of the building should therefore be turned in spaces to linger and congregate. This is not purely a 
spatial solution; developers are now introducing community engagement managers to create dynamic 
communities through event programming and custom services. 

A consistent design attitude: Like consumers, potential tenants tend to be attracted to brands that align 
with their own point of view; design is therefore a strategic tool in helping prospective tenants to self-
curate. The base building is the first interaction that a tenant has with their workplace environment, so it is 
important to link all of the spaces and environments within the building with a consistent design attitude 
that creates a strong building identity that is consistent from ‘street to seat’. 

A holistic experience: A movement towards experience-driven spaces has been a significant recent shift. 
A successful amenity offering should elevate the everyday experience for its tenant population, and sit 
across all aspects of their lives within the building. This means investment in cultural amenities and services 
in addition to more functional support, with a more thoughtful approach to retail, restaurants and other 
programming. Technology solutions can help to pull all of these investments together, connecting building 
systems to something that is much more user facing. 

Activating the space: Activating the space using varied programming keeps tenants engaged and creates 
a sense of buzz and activity within the building. There are opportunities here to adjust the offering if one 
option proves particularly popular with building occupants. For example, Bentall Kennedy surveys tenants 
around every 2 years to get a sense for what can be improved or added.

An ‘on-site, off-site’ approach: Amenities are an opportunity for employees to escape from their day-to-day 
workplace environment, providing a ‘third place’ to drop into for focused work or more social interactions. 
The amenity offer should therefore aim to provide a range of spaces that provide tenants with choice and 
variety around how they spend their working day without necessarily having to leave the building. 
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Key Opportunities

Bringing together the high-level trends with the local 
context, there are several key opportunities for La 
Escocesa. These are in addition to the essentials which, 
in this context, are considered to be:

Meeting space 
Fitness provision 
Food and beverage offering 
Tenant lounge/on-site, off-site space 
Bicycle storage and showers 
Outside space

The key opportunities are outlined in the following 
sections around space, services and programming and 
technology. The final section of the report will present 
a design menu and some zoning options for amenity 
provision. 

Space

To truly maximise the value of the development, La 
Escocesa should play on the existing weaknesses of the 
22@ area, particularly the north-eastern part in which 
it is located. For a working culture in which it is common 
to take extended meetings over lunch, the restaurant 
offering in this area is weak. The food and beverage 
options therefore provide a significant opportunity to 
provide value for tenants, also acting to activate the 
building over the typically quiet lunchtime period – and 
potentially into the evening. A combination of a coffee 
bar, a mainstay sit-down eatery and an external pop-up 
food offering could provide tenants with everything that 
they need during the day. A rooftop bar would also make 
the most of the favourable Catalan climate, activating 
unused space and lengthening the hours of use beyond 
the working day.

The nature of the 22@ as a burgeoning tech hub in 
a city with a significant entrepreneurial drive makes 
coworking a clear opportunity. By incorporating 
subscription-based work areas, the building can help to 
drive a steady flow of the people for whom the amenity 
offering is curated. The market for flexible workspace 
is strong, making up 20% of the offices leased in the 
city in the first quarter of 2019. The 22@ district is one 

of the centres of this activity, exceeding the centre of 
Barcelona in terms of per-desk pricing. With prices at 
the centre averaging 203 Euros per month, the figure 
rises to 223.5 Euros per month in the technology 
district. 

Coworking spaces in the 22@ district are characterised 
by minimalistic design with a stripped-back look; 
comprised of exposed brick and vernacular architecture 
they offer a strong aesthetic, yet the amenity offering 
typically consists of little more than hot drinks 
and a bike rack outside. The pull of collaboration 
opportunities, high-speed internet and space free from 
distraction make cowork spaces a desirable choice for 
freelancers, but in combining the cowork space with 
amenities such as service washes, on-site treatments, 
a fitness centre, and meeting spaces the facility then 
provides a lifestyle support system that enables the 
experience to rival both the home in terms of flexibility 
and the office for interactions and experience.

There is an option around meeting suites and coworking 
to lease out a floor to a third-party provider to provide 
a larger and more commercially viable space. Tenants 
could be offered preferential or discounted access as 
part of their leasing package. This is probably more 
desirable in a multi-tenanted building, where smaller 
individual companies are unlikely want to build out 
significant square footage for meeting suites or 
alternative work areas. 

Services

In Barcelona the trend towards shared amenity is 5-10 
years behind the cities such as London and New York, 
but this is reflected in the lower rents; it is important for 
La Escocesa not to charge too high a premium relative 
to the other options in the area. As identified earlier in 
the report, services and programming are a valuable way 
to amenities the building without significant financial 
investment or loss of leasable space. 

For services such as treatments, pop-up food stalls and a 
gym it is simply a case of providing the space and renting 
it out to providers, who can charge on an ad-hoc basis. 
These rents could be subsidised in order to ensure that 
the service is viable on a long-term basis. These services 
can be rotated to ensure that all tenant needs are 
being met. For example, a space used for personal care 
services could be used by a hairdresser, a manicurist 
and a beauty therapist all coming in for one day per 
week. Operating a hotel-style concierge to manage 
the lifestyle support amenities such as washing, dry 
cleaning and mail deliveries is also an inexpensive yet 
high value approach. Users can then simply pay for the 
services that they require, perhaps at a subsidised rate 
– this means that rental costs can remain competitive 
whilst still offering a high-value amenities package. 

Similarly, while programming requires regular input to 
organise and manage events, the cost of putting them 
on is relatively low. Building in the infrastructure for 
food trucks and outdoor seating means that the only 
ongoing cost would be power and maintenance of the 
outdoor areas. Community events such as food tastings 
or invited speakers can be held in the tenant lounge or 
café with minimal reconfiguration of furniture. 

Technology

For a number of reasons, the proliferation of smart 
buildings has not infiltrated the Spanish market to 
the same extent as in the US, the UK and France, 
but a building need not necessarily be ‘smart’ to be 
tech-enabled and there are significant opportunities 
for landlords to differentiate themselves by offering 
cutting-edge technological solutions. 

Bearing in mind La Escocesa’s location as a focal point 
of the innovation cluster that is 22@; the backdrop 
Barcelona provides as a super-connected, IoT-enabled 
smart city; and the local population of diverse and tech-
savvy innovators, the amenity offering should include 
an emphasis on the technological capabilities of the 
building and be centred around the latest technologies 
emerging from the smart building and PropTech markets.

In addition to the essentials, there are significant 
opportunities to differentiate through the use of 
occupancy sensors that can provide tenants with 
valuable on-going information at the same time as 
helping to identify areas that might need cleaning or 
maintenance. A tenant app can also provide significant 
added-value. While developing a dedicated app can 
require significant investment, this can be done using 
an existing interface which is rebranded to reflect the 
identity and values of Meridia Capital.
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5. Menu of Design Options

The design menu overleaf takes the amenities that 
were identified in Section Two and organises them by 
priority within each section - those which are most likely 
to be relevant to La Escocesa are at the top of the list 
and highlighted in bold. This is followed by a series of 
spatial zoning diagrams that locate combinations of 
these amenities on the ground floor plan. Each of these 
options aims to include at least one space from the 
identified list of essentials, accompanied by one or more 
priority items from the design menu. 

The essentials  that were identified in the previous 
section are as follows:

Meeting space: The priorities here should be 
spaces which tenants may only use occasionally and 
therefore provide the most value in enabling them 
to save space on their own floors. These include 
specialist video/conferencing facilities and larger 
conference/presentation rooms. Each room should 
be technologically enabled so that users can connect 
quickly and simply from a range of devices, and easily 
bookable. These could be incorporated as part of 
coworking provision to save space, with tenants sharing 
the facility with coworking members.

Fitness provision: A staffed fitness centre would be the 
ideal solution, but if it is too space intensive or is not 
considered to be a priority for the eventual tenants, a 
well-equipped fitness studio can be used to provide a 
range of classes in a relatively confined area. 

Food and beverage offering: As a minimum, this should 
be a coffee area where tenants can pick up baked goods, 
snacks and a selection of deli-style food options. As the 
restaurant offering in area is relatively limited, it could 
also include a larger sit-down space where they can eat. 
Rotating the menu or provider regularly in this area will 
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maintain tenant interest, and a well-designed space can 
also be used as informal work or meeting places outside 
of lunch hours. Additional external dining via pop-up 
food stalls or trucks would provide added value during 
all but the coldest months of the year.

Tenant lounge/on-site, off-site space: There should 
be at least one area that provides space for tenants to 
meet, work and relax away from their tenant floors. 
This may double up as a space for events. It could also 
overlap with coworking provision by giving tenants 
access to the coworking space. 

Bicycle storage and showers: Commuter options are 
now an essential aspect of amenity provision, and space 
for showers, changing and lockers should be included. 
The zoning options assume that there is capacity for 
bicycle storage outside the main ground floor internal 
areas. If this is not the case, then bicycle storage should 
be incorporated. 

Outside space: The courtyard between the buildings 
should be thoughtfully landscaped, providing a range of 
seating options. A blend of informal social areas could 
be combined with more fixed seating under shade to 
create space for outdoor dining. Outdoor games such 
as bocce could be used to connect the two areas and 
encourage people into the space. 
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Environment controls

Lighting

Charging stations

Wireless or cabled device 

connection in meeting rooms

Tech-enabled shared spaces 

Tech support

Room booking

Security

Tenant app

Occupancy sensors

High speed Wi-Fi

Distributed Antenna System

Phone signal booster

Specialist video conferencing 

facilities 

Specialist audio-visual/

presentation technology

All hands space/auditorium 

Conference rooms 

Training rooms

Boardroom

Shower and lockers 

Staffed fitness centre

Fitness studio (classes)

Unstaffed fitness centre

Coffee bar and bakery 

Café 

Pop-up food stalls or food 

trucks

Bistro/restaurant

Self-service deli/Grab and Go

Vending

Microkitchens

Outside kitchens

Hosted lounges

Private dining

Coworking space 

Library and phone rooms

Innovation/workshop space

Creative room

‘Off site’ rooms

Food and BeverageFitness centre Work PlusMeeting space

Space

Food and 
Beverage

Wellness Work PlusMeeting space

Services & Programming

Fitness classes 

Yoga/meditation instructors

Personal trainers

Drop-in therapies 

Physio

Hygienist or nutritionist visits

Eye tests

Reprographics

Device recharge

Luggage store

On-demand cleaning

Food and BeverageFitness centre Work PlusMeeting space Food and 
Beverage

Wellness Work PlusMeeting space

Tenant lounge 

Arrivals lounge

Games room

Cocktail bar/wine lounge

Music room

Bowling alley

Screening room

Shower/change/lockers

Bike store and maintenance

Hairdresser

Manicures/beauty services 

Mothers room

Prayer room

Day care

Pet day care

Outdoor dining

Outdoor social spaces 

Roof terraces

Outdoor games

Allotment/vegetable growing 

plots

Walking trail

Maker space/wood work shop

Recording studio (e.g. 

Youtube videos)

Photography studio

Edit suite

Viewing room

Performance space

Food and BeverageFitness centre Work PlusMeeting space

Space

Outside SpaceLifestyle 
Support

Learning & 
Development

Community

Services & Programming

Laundry service/dry cleaning 

Mail room/post office 

Fedex services

Amazon lockers

Concierge desk

Bicycle maintenance

Genius bar

Banking/ATM

Bill pay

Shop

Meal deliveries

Grocery delivery

Car valet

Skill share programmes

Language classes

Cookery classes

Martial arts classes

Dance classes

Music lessons

Drawing classes

Coding lessons

Food and BeverageFitness centre Work PlusMeeting space Outside SpaceLifestyle 
Support

Learning & 
Development

Community

Food trucks/pop-up kitchens

Coffee mornings

Food or wine tastings

Dedicated community 

manager

Complimentary snacks

Film screenings

Guest speakers

Happy hours

Farmers market

Barbeques 

Book club

Food and BeverageFitness centre Work PlusMeeting space

Technology

Space
Management

Environment Work PlusConnectivity

Food delivery 

Rotating restaurant/café 

vendors

AV Support

Large screen TVs in shared 

spaces

Tenant app

Meeting space

Technology

Community
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Note: Essentials are in shades of green, other 
internal spaces in pinks, external spaces are 
teal and services are orange. 

1. Food truck runway/pop-up stalls 
2.  Dining seating 
3.  Walking trail and games  
4.  Bistro/Cafe 
5.  Specialist meeting rooms 
6. Tenant lounge 
7.  Coffee bar 
8.  Juice bar 
9. Concierge 
10.  Fitness centre 
11. Showers, change & lockers 
12.  Treatment/wellness rooms

This option prioritises the essentials, with generous 
space available for sit-down dining, a meeting suite, a 
tenant lounge with adjacent coffee bar, and a fitness 
centre with showers, change and lockers. If a secondary 
door could be added in the coffee bar area it would be 
easily accessible from both lobbies, creating a natural 
meeting point between the two and helping to activate 
the space. A concierge desk is shown in the right-hand 
lobby; this could be combined with a juice bar or similar 
wellness-oriented offering for those using the fitness 
centre.

The outside space could be used to provide dining 
seating and a food truck runway close to the main food 
provision to activate the external space. A walking trail 
and games area combined with well-designed seating 
can encourage tenants to socialise or take informal 

meetings outside the building. 

The only additional amenity in this layout is space 
for pop-up treatments or beauty services which could 
complement the fitness centre provision. 

Locating the tenant lounge next to the sit-down dining 
allows for easy flow between the two and encourages 
tenants to use the dining area as over-flow informal 
meeting space outside meal times. Locating the meeting 
suite close to dining provision means that the additional 
option of catered meetings can be offered. 

In general, it has been assumed that provision for 
showers and changing is ideally located close to the 
service ramp to the right. 
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Option Two
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1. Games area 
2.  Dining seating 
3.  Food truck runway/pop-up food stalls 
4.  Meeting rooms 
5.  Bistro/Cafe 
6. Tenant lounge 
7.  Coffee bar and lounge seating 
8.  Juice bar 
9. Treatment rooms/personal care 
10.  Concierge 
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This option switches the meeting rooms and sit-down 
dining, creating a more direct connection between 
the dining space and the courtyard so that the dining 
provision can overspill when the weather is good. The 
size of the fitness amenity has been reduced to provide a 
tenant lounge in both lobbies, so that users of either lift 
core have ready access to lounge space. Creating a direct 
connection between these lobbies – and potentially 
locating a coffee bar only in one of them – would 
encourage movement between the two and create a 
meeting point between the two core areas. 

One of these lounges could provide more social and 
informal meeting seating, while the other could provide 
quieter spaces for more individual and focused work. The 
aim of this layout is to create an activated space at the 
heart of the building. 

The disadvantage in splitting the lounge space in two 
is that it limits space for events; however, the sit-down 
dining area could be used on occasions when a larger 
event is held. 



4342

Option Three
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1. Food truck runway/pop-up stalls 
2.  Walking trail and games 
3.  Fitness studio 
4.  Meeting rooms 
5.  Tenant lounge 
6. Coffee bar 
7.  Concierge and genius bar 
8.  Bistro/Cafe 
9. Showers, change & lockers

Menu of Design Options        Spatial Zoning

This option prioritises the food and beverage amenities 
within the building, providing a coffee bar, sit-down 
dining space and a food truck runway and covered 
dining seating in the courtyard. Placing the coffee bar 
and dining along the street-facing façade will help to 
activate the space from the street, giving the impression 
of a lively community. The sit-down dining should be 
designed to be used as informal meeting or working 
space outside peak dining hours to ensure that the space 
is well-used throughout the day. 

This option provides a smaller fitness studio on the 
left-hand side of the ground floor; depending on where 
cyclists are likely to be entering the building this may 
mean that shower and changing facilities would need to 
be doubled up.

The tenant lounge and meeting spaces are smaller in this 
option; for them to work in this location, easy access 
through from the main lobby would be needed. The 
meeting rooms could potentially have secondary access 
directly from the outside for visitors, although this 
would require a separate meet and greet space. 

A further variation would be to lease a floor higher in 
the building to a coworking/hospitality provider. This 
would relocate the meeting suite to another floor, 
making space for a more substantial fitness centre and 
tenant lounge. The coworking portion of the space could 
be open to external membership, with the meeting suite 
shared between the coworking members and building 
tenants. 
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Option Four
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1. Social seating 
2.  Games area 
3.  Food truck runway/pop-up stalls 
4.  Coworking 
5.  Library 
6. Tenant lounge 
7.  Coffee bar 
8.  Concierge 
9. Meeting rooms 
10.  Fitness centre, showers and change 
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Option Four introduces a coworking component to the 
amenity provision. This could be accessed separately 
from the main lobby. It is separated from a dedicated 
tenant lounge by a potentially shared library area for 
quiet, focused work. The tenant lounge is adjacent to a 
coffee bar to drive people through the space. 

The footprint to the right of the underpass is taken up 
by a concierge, small meeting suite and a fitness centre 
with shower and changing provision. Co-locating the 
meeting suite and concierge could be used to create a 
visitor-focused lobby, with luggage storage and a small 
lounge/meet and greet space. 

This option offers relatively little in the way of food and 
beverage provision. Pop-up food options such as stall 
or food trucks could compensate for the lack of dining 
provision during all but the coldest months. Ideally the 
coffee bar should offer some grab-and-go food options. 

The chief weakness of this approach is that it may be 
too small a coworking space to make it self-sustaining 
as a commercial space; while coworking spaces can be 
small, part of their appeal is access to a community 
of like-minded peers, and this would require some 
careful consideration. Coworking is typically provided 
at between 75 and 100 square feet per person including 
common areas, although this figure is reduced in some 
cases. 
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Option Five
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1. Games area 
2.  Dining seating 
3.  Food truck runway/pop-up stalls 
4.  Bistro/Cafe 
5.  Specialist meeting rooms 
6. Concierge 
7.  Fitness studio and treatment/personal care 
8.  Coffee bar 
9. Coworking 
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A variation on the previous option, this layout moves the 
coworking to the right-hand side of the ground floor, 
offering an enlarged meeting suite, sit-down dining, 
concierge services and a smaller fitness studio around 
the left-hand core. Locating the sit-down dining in this 
area creates a direct connection with the courtyard, 
allowing for overspill when the weather is good. 

The coworking is located along the perimeter of the 
right-hand footprint, adjacent to a coffee bar. Locating 
the coworking along the street helps to activate the 
building from the outside; making the location visible 
will help to draw potential members or visitors in. 

This option has lost the tenant lounge provision, so 
tenants would potentially need to be offered access 

to the coworking space. This would further reduce 
the number of potentially rentable workspaces for 
external members. Alternatively, it could be framed as a 
dedicated tenant cowork area. 

In this layout, the fitness provision would be limited 
to smaller studio space, possibly with an adjacent 
treatment room. 
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Option Six
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1. Games area 
2.  Dining seating 
3.  Food truck runway/pop-up stalls 
4.  Coworking 
5.  Coffee bar with deli options 
6. Tenant lounge 
7.  Pop-up treatment/personal care rooms 
8.  Concierge 
9. Fitness centre 
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This option prioritises coworking provision, which is 
likely to need a relatively large proportion of the ground 
floor area in order for it to be commercially viable. 
This treats coworking as a largely separate entity with 
the tenant focused amenities wrapping around the 
underpass between the two sections of the building. The 
coworking is adjacent to a coffee bar which should also 
offer grab and go deli-style food options, as this layout 
lacks a dining offering. 

A tenant lounge is located in the lobby to the right; 
ideally there would be free-flow between this area and 
the coffee bar. Pop-up food options such as stall or food 
trucks could compensate for the lack of dining provision 
during all but the coldest months. 

Specialist meeting spaces could be included in the 
coworking footprint, with access to tenants via a 
booking system. 

The fitness centre in this option is also smaller and may 
only be suitable for studio-style classes; it could be 
enlarged by losing the treatment rooms. These would 
provide space for hairdressers, beauty treatments and 
wellness therapies on a regularly rotating basis. 
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About WORKTECH Academy

WORKTECH Academy is a global knowledge platform and 
member community exploring how we’ll work tomorrow. 
It brings the best insights, ideas and evidence from the 
WORKTECH conference series, now in more than 20 cities 
around the world, to a community of professionals all 
over the world. The Academy’s content is curated in six 
streams: people, place, technology culture, design and 
innovation.

About Meridia Capital

Meridia Capital is one of the most established real estate 
players in Spain, offering investors an unique platform 
to unlock value in the Iberian real estate market. Our 
real estate practice has handled numerous real estate 
transactions over the past 13 years and is comprised 
of a team of sector specialists, based in Barcelona and 
Madrid, that have a proven track record sourcing deals 
with strong upside potential as well as creating value 
through diligent asset management.


