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[bookmark: _Toc134570768]1.0 Introduction 
The asset management and building maintenance sector has seen many changes in policies and legislation over the last couple of decades, which has forced building managers and owners to re-think strategies and embrace change to act proactively. The need for incorporating sustainability, the heightened risks in safety and security issues and the advancement of new technologies have all contributed to strategic behaviour changes by building and asset managers alike. 
The Grenfell incident saw the introduction of the The Fire Safety (England) Regulations 2022 which requires building owners to provide plans of building layouts and information on materials to the local Fire Brigade. It also stipulates that they must carry out monthly checks to all lifts, and firefighting equipment intended to be used by the Fire Brigade (Gov.uk, 2023).
The Building Safety Act 2022 sets out safety requirements for higher risk buildings and introduces an accountable person for which claims can be made against (Gov.uk , 2022).
Following the COP 26, meeting in Glasgow world leaders set targets to aim to limit global temperatures to 1.5C and Carbon net zero by 2050 or sooner, the Glasgow Climate Pact was agreed by nearly 200 countries and world leaders (UKCOP26, n.d.)
The commitment to be net Carbon Zero by 2050 and the need for sustainability has rapidly increased technologies and changed the way building managers function and prioritize budgets. 
We have seen a number of environmental regulations come into force by the European union and the UK and home nation governments respectively. 
The Energy Performance of Buildings Directive 2010(EPBD)  is a directive set out by the European union that requires all buildings new or old to meet set energy standards. Initially a goal of decarbonisation of building stock by 2050 was set but this was revised in 2018 and required all new buildings to be net zero by 2020 and existing buildings to be net zero by 2030. 
To ensure the target for net zero is meet the UK government also introduced in 2018 The Minimum Energy Efficiency Standards (MEES) for commercial buildings. The Minimum Energy Standards(England & Wales) is applicable to private rented domestic and non-domestic properties and stipulates that continuation of or new tendencies could be restricted unless the property has an energy efficiency certificate of  at least a rating of F and G. (RICS, 2023)
This will be changing in early 2025 with an EPC rating of a C on all newly rented properties and existing will have until 2028 to meet these changes.  
In 2018 the EPBD was revised to set higher energy efficiency standards for buildings. The revised directive requires all new buildings to be nearly zero energy buildings by the end of 2020 while existing buildings must meet this min requirement by 2030. 
Following the introduction of energy performance rules in national building codes, buildings consume only half as much today, compared to typical buildings from the 1980s.
(European Commision, 2018)
The UK has implemented this directive through the Energy Performance of Buildings Regulations 2012  a section of this requires Energy Performance Certificates to be supplied with all newly constructed buildings, rented or out up for sale with the objective to ensure the new tenant or owner if fully aware of the building’s energy efficiency. 




[bookmark: _Toc134570769]2.0 Sustainability 
Thiele has defined sustainability as “meeting current needs in a way that does not undermine future welfare” (Thiele, 2013). 
Government commitments have forced facility and asset managers to be more aware of the impact the building within their portfolio has on the environment and have implemented sustainable energy sources to combat it. 
The conclusion of the COP 26 meeting Glasgow 2021 aimed to target global temperatures to 1.5C and carbon net zero by 2050 or sooner. This commitment and the demand for sustainability has propelled the technologies available and the way budgets are set, with facility and asset managers more aware than ever on energy wastage within the buildings. The focus has been on conserving energy by means of implementing energy efficient heating, ventilation and cooling systems, building automation and reduced wattage lighting.
It has been estimated that Buildings consume 40% of EU energy and responsible for 36% of energy related carbon emissions (European Commision, 2018) 

Improved energy efficiency by facility and asset managers will contribute to lower energy bills for building owners and occupants, help to meet net zero obligations and targets and enhance occupant comfort levels. 







Energy Efficiency strategies -

Improve the building envelope, adding or upgrading insulation and measuring losses caused by air and sealing will reduce wastage and improve occupant comfort levels. 

Improve lighting and heating systems, replacing light fittings, or retrofitting energy efficient lamps will reduce energy consumption and enhance light quality. 

Upgrading plant for more energy efficient equipment will lower wastage and costs. It was reported that in 2010 The average electricity consumption in UK offices is 33% on lighting, and 41% on heating and cooling (CIBSE, 2010)

A continued rise in energy prices due to wholesale gas increases, on April 2022 the Energy Price Guarantee (EPG) was introduced and protects customers from further increases until June 2023. Ofgem has set their annual price cap from 1st April to 30th June 2023 at £3,280 but with the EPG reduction this will reduce a typical dwelling annual bill to £2,500 (Gov.uk , 2023)  
The UK government has a collective saving target of £28 billion by cutting demand by up to 15%. In 2013 the Energy Company obligation (ECO) scheme was launched and to date has supported energy efficiency measures to 2.4 million households. The new ECO+ scheme has just started (2023) and will run until 2026, will continue to offer free or subsidised loft and cavity wall insulation and boiler upgrades along with over £12 billion of energy efficiency funding to support this pledge (Department for Business, Energy and industrial strategy, 2022)
Becoming less reliant on the grid system as a source of energy can dramatically reduce energy costs and even act at a source of income with feed in tariffs available by suppliers. 
On the 1st of January 2020 the Smart Export Guarantee was introduced to allow small scale energy generators to export excess generated renewable energy back to the National grid and receive payment in return from energy suppliers for every KW. This has encouraged building owners to install renewable energy sources such as solar PV panels, Micro-CHP plant, wind turbines and even hydro. The scheme is open to energy generators up to a capacity of 5MW or up to 50KW for micro-chp (Ofgem, 2023)
Sustainability should be prioritised for maintenance and asset management strategies. With the use of renewable energy sources, embracing energy efficient technologies and modernising the building envelope/fabric, carbon emissions can be reduced, and the buildings energy performance can be greatly improved. Looking at installing renewable energy sources such as solar panels can generate electricity to enhance sustainability, reduce reliance on grid fed energy and lower the buildings carbon footprint, with ongoing financial incentives and government backed funding available.

[bookmark: _Toc134570770]3.0 Technical Advancements

Advancing technology has had a key role in driving strategic drivers in asset management and building maintenance.  Maintenance has historically been reactive driven but with the advancement of new technologies. BIM (Building Information Model) is a 3D modelling system that can be used to model a buildings design, construction, and maintenance for the buildings whole life cycle. All elements of the building are available the building owner, managers including handover information and product details allowing proactive maintenance schedules and reduced maintenance costs. 
One of the major benefits of BIM is the unlocked potential that comes from having trusted information available early, that make for better informed decisions (Hardin, 2015)

Real time data monitoring and data collection can be used for facility and asset managers to monitor equipment and systems within the building and notify maintenance teams of any issues that may arise so that they can be deal with before there is any detrimental effect on the running of the building. Response times can be monitored for tasks to help building managers identify any delays and improve processes. Preventative and reactive maintenance tasks can be monitored to improve plant, systems life span and down times. Maintenance cost can be monitored to help in forecasting annual budgets. Energy usage data can help building managers track where high levels of energy are used and highlight wastage. Occupancy data can help determine the footfall within the building establishing capacity levels. Marr says, that everything we do leaves a data trace which we can potentially analyse to become smarter, the problem is that we still don’t know how to understand the data or what to do with it the true value in data is not the quantity we obtain but the how we use it once gathered (Marr, 2015)







Management software and energy monitoring hardware has allowed building owners and managers to monitor and control the performance of the building more efficiently, this has allowed facility and asset managers to monitor maintenance activities and plan future planned maintenance objectives,
Embracing new technologies can help to improve building performance and enhance asset 
Management. The introduction of smart building controls can lower energy consumption and improve the buildings carbon footprint. These automation controls can control lighting, heating and cooling systems, whilst monitoring energy usage and recording data on the building performance. 

CIBSE Guide H states that the complexity of systems varies, but whatever the size of the structure, good controls maximise energy conservation and reduce harmful emissions (CIBSE, 2009)
Re-educating occupants on behaviour and changing habits can save building energy consumption, introducing building behaviour CPDs and teaching fundamentals of the buildings controls and usage can help occupants understand the workings of the building. In the paper, Ten questions concerning occupant behaviour in buildings it is stated that -
Understanding occupant behaviour is crucial for achieving high-performance and low-energy use in buildings, both in the commercial and the residential field (Tianzhen Hong, 2017).  If we can understand occupants pattens and habits, we can run the buildings to perform at max efficiency and lower running costs. 

[bookmark: _Toc134570771]4.0 Health & Safety 

Facility and asset managers have increased their awareness for the need to ensure the safety and security of their portfolio and its occupants. Following the Grenfell incident in 2017, the Building Regulations (amendment) 2018 came into effect and bans the use of combustible materials on the external walls of high-rise buildings that are over 18 meters in height whether that be new, residential buildings, dormitories, student accommodation, care homes or hospitals.  The ban applies to existing buildings that have a material change of use that brings it into one of the above categories (architectural technology, 2018) 
We also saw The Fire Safety (England) Regulations 2022 implemented, which requires high rise building responsible persons to provide copies onsite and to the local fire brigade floor plans and firefighting equipment details.  Information on the external wall materials and its level of risk along with mitigating processes in place. 
The buildings responsible person is to ensure that monthly checks are carried out on all lifts within the building and report any defect to the local fire brigade. Information boxes shall be installed on site and contain responsible persons contact details and floor plans of the building. Signage is to be installed identifying flat and floor numbers in the event of low light or smoky conditions. 
Fire doors to flats entrances require annual checks, whilst all fire doors to communal areas require quarterly checks. The Building Safety Act 2022 sets out safety requirements for higher risk buildings and introduces an accountable person for which claims can be made against.
 (Gov.uk, 2023)

Facility and asset managers have a requirement to install fire detection and suppression systems.
October 2013 saw the National Assembly for Wales pass new Building Regulations with the requirement of automatic fire suppression systems installed on all new and converted domestic properties in Wales and following amendment to the Domestic Fire Safety (Wales) Regulations applies for all of Wales from January 2016 including new homes, flats, care homes and sheltered housing.
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Building occupancies security is paramount and facility and asset managers have increased security measures such as CCTV systems and access control systems. 
Data Protection Act 2018 and the General data Protection Regulations stipulate that is CCTV systems are used within a business then the buildings responsible persons details must be registered to the Information Commissioner’s Office (ICO) and unless exempt pay a data protection fee. As well as displaying signage, notifying people that they may be recorded, controls must be in place to limit the persons who can view the recordings. Article 35 of the GDPR states that a privacy impact assessment (PIA) must be conducted by the nominated data protection officer prior to any data being processed detailing -
· The categories of individuals whose data will be collected.
· The categories of personal data being collected.
· Whether any special categories or criminal offence data will be processed.
· How much data will be collected/used and how often.
· How long the information will be retained.
· The number of individuals affected.
· The geographical area covered. (ICO, 2022)
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In May 2018 the EU General Data Protection Regulations (GDPR) replaced the Data Protection Act 1998 and has eight principles and it is law to comply to these- 
Data gathered must be processed fairly and lawfully. Data cannot be transferred to another country without adequate protection. Any data gathered must be obtained for a specific purpose and lawfully. It must be relevant and but not excessive. Data must be accurate and up to date kept securely and not held for longer than necessary. All data must be processed in accordance with the individuals’ rights. 
Facility and asset managers should ensure that there is a data protection policy developed and they must review what data is being gathered how they are going to collect and process and use it. any online activity must have a privacy notice and a consent for retrieving personal data and cookies (Business Wales , 2023)
As we move into a time where collection of data seems to be paramount, the question needs to be asked whether we are we collecting the right kind of data, the right amount of data and we have the right system in place to process it and keep it secure. 





[bookmark: _Toc134570774]6.0 Covid-19 Pandemic

The outbreak of the Covid-19 pandemic in March 2020, saw the UK government rule a nation-wide lock down and stay at home order.
This meant that all non-essential businesses, shops, gyms, libraries, pubs, and places of worship were forced to close. People were instructed to stay at home and only leave their homes for essential purposes. All social gatherings was prohibited and restricted to the same household and a social distancing rule was imposed with the public, times scales and social distancing rules were different between England, Scotland Ireland, and Wales due to devolution of powers. 
Key workers were allowed to operate within the same capacity and use their normal place of work. But for the majority of the nation and the world, a work from home system was introduced, leaving many office spaces empty and not in use. Early 2022 Government restrictions started to relax, businesses started to re-open, and workers returned to the office, but many employees are still working remotely from home or in a hybrid capacity. 
The covid-19 pandemic has had a significant impact on facility and asset managers alike. The introduction of the need to include Covid-19 to all risk assessments, we have seen an increased need to improve cleaning regimes and strategies to enhance employee safety, including providing hand sanitizer stations, disinfecting wipes, and ensuring high contact areas were cleaned regularly.
We saw changes to how buildings operated following the Covid-19 pandemic, including the introduction of newer technologies, improved infostructure and conference style software, improved ventilation within the buildings and the reconfiguring of works stations and office layouts to accommodate social distancing and the increased need for agile work areas and “hot desks”. 

[bookmark: _Toc134570775]7.0 Ageing Buildings 

Ageing buildings can be challenging for facility and asset managers to maintain and forecast budgets for. The older a building gets the fabric determinates and facility, and asset managers can see an increase in time and costs. As the building may require more maintenance than newer building this can have an impact on budgets and workforce. Due to the age of these buildings, they may be less efficient than newer stock, such as dated plant and components, minimal or even zero insulation and poor-quality windows and doors. As a result, we would expect higher energy costs. The office of National Statistics has found that the biggest factor associated with the building’s energy efficiency is its age. Nearly all dwellings in England and Wales build after 2012 have a high energy rating (energy rating of C or above), compared to 12% of surveyed dwellings build pre 1900 in England and 8% in Wales. In Wales a fifth of homes are constructed before 1900 and one in six in England  (ONS, 2021).
As building regulation and guidance evolves, these buildings are potentially noncompliant to current standards requiring greater investment form budget holders for upgrades and renovations. Occupancy satisfaction may be affected as the buildings are older and are less appealing. Facility and asset managers must be proactive in addressing maintenance and compliance issues to ensure their portfolios are fit for purpose, functional and attractive for the building users. 




[bookmark: _Toc134570776]8.0 Economic Affects

Over the past few decades, the global economy has seen substantial changes and challenges that have proved to be testing for facilities and asset managers. The 2008 financial crisis had a major impact on budgets, as a result Facilities and asset managers were forced to prioritise spending and still ensure buildings were fit for purpose and met current standards. High unemployment and closures caused a reduced demand for office space which left buildings empty and neglected.
 In 2016 the UK voted to leave the European union (Brexit) and in January 2020 the UK left the EU. Freedom to work and live between the Europe and the UK stopped and visas will be mandatory for UK residents to stay in an EU country for more than 90 days in 180 day period. following this the UK is free to operate its own trade policies and negotiations with other non-European counties.  This led to changes in regulations as the UK was no longer subject to European law or regulations forcing change in corporate strategies. Uncertainty to labour , supply issues, logistics, investments, and import/export tariffs has also forced budget holders to rethink priorities and adapt. 







[bookmark: _Toc134570777]9.0 Risk Management 

The purpose of Risk Management is to supply guidance on managing risks, facilities and asset managers have a major role in ensuring the safety of the buildings within their portfolio and the occupiers. The role of a building manager in managing risk is to firstly identify potential risks and the impact it could have on the building and end users. 
The likelihood and impact of the potential risk will be assessed by means of a risk assessment. Once risks have been identified strategies should be developed to mitigate and address the findings. Such as improving safety equipment, sprinkler systems, emergency lighting, fire fighting equipment. Implementing security measures and strategies whether that be building security or online security to mitigate cyber risks. Improvement to data protection and operational risks. 
Facilities and asset managers need to continue to review and monitor these strategies to ensure they remain effective by conducting regular inspections and reviewing current mitigations. To ensure the ongoing safety of the portfolio and its tenants. 
  






[bookmark: _Toc134570778]10.0 Conclusion 

This report has highlighted how building maintenance and asset management has evolved over the past two decades and how priorities have changed. It has been identified that the main drivers that have had the most profound affect are the Covid-19 and the effects this has had on building use and work areas. Building managers need to adapt to a hybrid working system and the possibility that the need for office space for each employee is no longer needed. workers are more in need for agile working areas that provide high quality facilities for comfort and ease of working. Workstation numbers can be reduced with access to meeting rooms to accommodate online conference calls.  
Sustainability is the main driver for reducing buildings carbon footprint and improving efficiency. Implementing sustainable renewable energy sources such as solar panels, heat pumps etc. can improve running costs, can free up cash flows for maintenance budgets and help improve issues with an ageing building stock. 
As we see advances in technologies and the way data is gathered in buildings, maintenance issues with assets can be forecasted and managers can be more proactive and prioritise preventative maintenance tasks. Facility and asset managers need to be aware of the data collected is the right data, can be analysed and stored correctly and that it can be beneficial for the portfolio asset stock. 
These are challenging and existing times for facility and asset managers with the effects of the Covid-19 pandemic still evident are we potentially seeing a shift in the way we work forever, are the days for working in a traditional office environment over and the need for hybrid working is in more demand. The freedom to work flexible hours, reduced commuting and an improved work/home life is improving productivity.  Economic challenges ahead are reducing budgets and facility/asset managers need to ensure health and safety and security are not compromised.  
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