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1.0 [bookmark: _Toc134204649]Introduction
This report aims to examine four areas of building maintenance and asset management that have evolved since the early 2000’s, asset management has changed beyond recognition since world war two with expectations now focusing on safety, environmental and productivity (Campbell, 2010). The report will look at current legislation and policy, both local to Wales and the wider UK, to ascertain if they are robust enough to hold organisations to account and if they are fit for the future. Legislation around Asset Management (AM) and Facility Management (FM) has changed dramatically over the last two decades with a greater emphases on control, data, and sustainability (Maletič, et al., 2018), key drivers of these changes have come from a greater acceptance of social responsibility around climate change and suitable living (Bouman, et al., 2022). The report will highlight key events that have triggered changes within asset management approaches, and how these have affected overarching legislation and policies. Finally, the report will outline recommendations with new blue sky thinking to help building maintenance and asset managers to cope with the forever changing landscape. For the purpose for this report, it will focus on social housing, public sector building owned by Welsh and UK governments and other publicly owned assets. 

2.0 [bookmark: _Toc134204650]Building Maintenance & Asset Management Drivers
This report will focus on four areas of change, that are all intrinsically linked within the social housing and public buildings sectors. The four areas are.

· Data
· Energy Efficiency & Technology
· Flexible Buildings 
· Fire Safety

These links are driven for the need for greater control and understanding of building components through a data driven agenda (Aziz, 2017). A data driven agenda will be the driving force behind the three other areas that the report will review.   
2.1 [bookmark: _Toc134204651]Data
Over the last 20 years Asset/Facility Managers have had to deal with a changing landscape when it comes to the desire for data, but understanding and using the data in a way that produces positive outcomes has been the most challenging aspect.  “Having strong and robust asset management data is key to making informed decisions” (Carnero, 2017). With a greater demands for a more data driven solutions comes an array of challenges, some of these include.
· Lack of suitably trained surveyors
· Lagging IT/Data management software
· Suitable physical technology to enable accurate data gathering. 
· Pace of technology change 
The driver for enhanced data gathering is a direct consequence of changing legislation and government policy, which has been driven by the acceptance from the general public of climate change within the UK and wider world (Schwirplies, 2018). Interpreting all this new data will require a new skill to be added to the typical facilities management team and this a data analyst. Data analysts will be able to interpret and analyse data to help organisations make the best financial decisions (Kirkham, et al., 2002). Data itself cannot be the solution but it should be the key enabling tool upon which all key strategic and financial planning is made, the overall aim for collecting “big data” is to achieve value for money (Aziz, 2017) via “smart investing” (Hugues Langlois, 2017). 

2.2 [bookmark: _Toc134204652]Energy Efficiency & Technology 
The need for energy efficiency and sustainable technology to power and heat homes/buildings is a direct consequence of several factors, firstly UK buildings are some of the most thermally ineffective in Europe with about 1/3 of homes and buildings build before 1900’s (Jofeh, 2019), please see Appendix 1 for an average EPC ratings of homes in Wales. The British public have become increasingly concerned around energy consumption and cost due to the ongoing energy crisis because of the war in Ukraine, this has caused a direct increase in the take-up of renewable technologies among private sector homes and has caused social housing providers and public building owners to fast-track sustainability plans. The take-up of solar photovoltaic systems has increased over 400% in the last 12 months alone (Tyrrell, 2023).  Finally a requirement from governments to achieve net zero in terms of building operations and to do this new technologies will need to be installed in a variety of building types across all areas of the FM sector to keep up to customer and industry expectations, but currently there are a range of barriers that exist from cost, ongoing maintenance and user understanding (Fylan, 2021). Buildings themselves will need to be designed so they become ’smart buildings’ and have a level of autonomy that helps balance the grid (Mbungu, 2019).

2.3 [bookmark: _Toc134204653]Adaptable Buildings
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Description automatically generated]A significant shift has been slowly building with the FM sector for some time but since Covid-19 the requirement for this change has been expedited considerable. This has been predominantly down to the fact that working from has been a necessity and is now considered a normal practice amongst certain industries, with the widespread acceptance of video conferencing as a viable work platform the need for traditional office space has diminished considerably. Employees planning to work from home in 2022 jumped 12 % from the previous years with trends increasing month on month (Office for National Statistics, 2022). 
(Office for National Statistics, 2022)
Fig. 1
With this seismic shift in how organisations will be working in the future the building space and requirements will come into question. Organisations will require less physical space but more adaptability within these spaces, traditional approaches to building design and layout will need to be replaced with innovative ideas and will be experimental in nature, buildings and office space of the future will have multiple ways to use the space without need for major alterations or user input. These spaces will be almost semi-intuitive flexing to the needs of the user on demand (Kamara, et al., 2020). 

2.4 [bookmark: _Toc134204654]Fire Safety 
Fire safety is a major area of importance to the housing and FM sectors, given that a large number of fires that go unreported “usually because they are without any major or immediate financial and human consequences. This invisible element of the problem will leave the lessons from the near misses and fires where any processes or procedures lead to successful control.” (Hinks & Puybaraud, 1999). When it comes to fire safety and buildings remaining compliant the housing and FM sectors are required to complete various checks to their building. 
· Fire Alarm Tests
· Emergency Lighting Tests
· Fire Risks Assessments (FRAs)
· Fire Extinguisher Checks
· Evacuation Plans/Procedures 
· Sprinkler Serving 
· Fire Door Checks 
The list above is not exhaustive, but it does outline the about of checks/tests/data that needs to be collected to ensure that a building meets fire safety requirements. These requirements have developed over time and are now at a point where inhouse FM teams are having to bring in specialised fire safety officers, please see Appendix 2 for a recent example.

3.0 [bookmark: _Toc134204655]Policy & Legislation 
Over the four areas that this report is analysing there are some common pieces of legislation and sector policies that are applicable to all, and these are. 
Headline Driver  
· Climate Change Act 2019 (Amendment) – UK wide 

Specific Drivers 
· Facilities Management Standard 002: Asset Data – UK Government 
· Corporate Asset Management Strategy 2021-2024 – Welsh Government 
· Corporate Asset Management Policy 2021-2026 – Welsh Government
· PAS 55/ISO 55000
· Decent Homes Standard 2006 – England Only 
· Welsh Quality Housing Standard (2008 & 2023) – Wales Only 
The above are some of the key overarching drivers that are within the FM sector and sit alongside more aea specific requirements.


3.1 [bookmark: _Toc134204656]Data
Data sits behind every action in facilities management and is the baseline in which the other three points in this report are built upon. Currently data is collected by both the social housing and public building sectors, but it is not consistent across sectors and the quality of data is questionable at best. Both WHQS23 & the Corporate Asset Management Strategy 2021-2024 place a greater emphasis on data harvesting than anything in previous years. In subsequent years there was requirements for data collecting, but it was basic in terms of overall component details. The document was called Housing stock condition surveys: guidance for local authorities and was published in December of 2000 (please see Appendix 3 for further details). Recently there has been an additional requirement for damp and mould in England (but Wales is adopting later this year). Damp and Mould Awaab’s Law - Social housing landlords will have to investigate and fix damp and mould in their properties within strict new time limits, Housing Secretary Michael Gove (Department for Levelling Up, Housing and Communities , 2023).  The main driver for this surge in data harvesting is the Climate Change Act 2019 (Amendment), having string and robust asset manage data is key to making informed decisions (Carnero, 2017). 



3.2 [bookmark: _Toc134204657]Energy Efficiency & Technology 
The overarching driver for energy efficiency and innovative technology is to meet the UK and Welsh Government target of net zero by 2050 (legislation.gov.uk, 2019). Housing and FM sectors currently have significant pressure to be the forerunner in the goal of decarbonisation of the homes and buildings, Welsh government have currently set a very ambitious timeframe of net zero for all social housing homes by 2030 (Welsh Government, 2023) which without significant public investment will be almost unachievable. Welsh Government have also set the same deadline for publicly owned buildings in Wales to be net zero by 2030 (Welsh Government, 2021). The sector has other regulations and policies in which it needs to adhere to and these compliment both WHQs and Welsh Governments Corporate Asset Management Policy 2021-2026.

· Ban on combustion engine cars by 2030, UK wide.
· Ban on new build properties having gas boilers in Wales.  
· Changes to Institute of Engineering BS7671:2022, UK wide.

For homes and buildings to be able to achieve and maintain there net zero status in the future home automation will be required the ensure that energy is used at the most economical time, this will also help the grid from a balancing aspect. Undertaking energy efficiency and technology upgrades alone will not achieve net zero, social and infrastructure changes will be needed, UK Government have set a target for 2035 for the electrical grid to be decarbonised (UK Government, 2021). Finally, a skilled labour force and training for energy efficiency and technology is currently lacking across the UK, Welsh government have recently announced changes to the personal learning accounts which now removes the earning cap of £329,534 (Careers Wales, 2023). 

3.3 [bookmark: _Toc134204658]Adaptable Buildings
The overarching legislation that controls agile or flexible working for employees is the Employment Rights Act 1996 (Legislation.gov.uk, 1996), but this was in place before Covid-19 and isn’t really aimed at modern day agile working policies that currently exist within modern work environments. Currently Labour MP Yasmin Qureshi has recently introduced a private members bill into the houses of parliament looking to amend the Employment Rights Act 1996 to look to make minor changes and these are.
· removing the requirement for employees to explain in their applications what effect they think it will have on the employer.
· allowing employees to make two flexible working requests per 12 months instead of the one currently allowed.
· requiring employers to consult with the employee before being allowed to refuse an application.
· reducing the deadline for an employer decision on flexible working requests from three months to two months.
(Brione, 2023)

During Covid-19 the advice from UK and Welsh Governments was to “work from home wherever possible” (Welsh Government, 2022), and in early 2020 the Welsh government asked Alan Felstead to undertake a report into the future of home working and the outcome was they would like to see more than 30% of Welsh workers work from home, even without covid restrictions (Felstead, 2020). Covid-19 has accelerated the needs and aspirations from both organisation and employees to have more freedom of how and where they work. Buildings will need to be flexible and adapt to the needs of the occupant, this will require a total mindset shift, so buildings are designed with this in mind (a cradle to grave approach). 

3.4 [bookmark: _Toc134204659]Fire Safety 
The Fire safety sector is heavily regulated sector with a wide range of compliance checks required to meet various statutory requirements, they are as follows.  

· Fire Safety Act 2021
· BS 5839:2020 - Fire Detection and Fire Alarm Systems
· BS 1838:2013 – Emergency Lighting 
· Sprinklers in New build Property as per Building Regulations 

Given the demands on the sector as a whole it is completely understandable as to why organisations are now bringing in the specialist skills in-house to help manage their legal obligations. 

4.0 [bookmark: _Toc134204660]Recent Events & Concerns 
4.1 [bookmark: _Toc134204661]Data
The Welsh Government have recently updated the regulatory judgement for a social housing provider in Wales, Group Cynefin has had their judgment changed to amber/yellow (the extract below is from a free to use document on the Gov.wales website) 
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Description automatically generated with low confidence]











(Gov.Wales, 2023)
Fig. 2

This change in regulatory judgement now means they are under supervision from Welsh Government and there will be significant organisational changes made to ensure Group Cynefin are put back on the right track. Part of the judgment is in relations to data and asset liability. 
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(Gov.Wales, 2023)
Fig. 3
Its clear that having data that is meaningful and accurate is critical to successful planning of future asset spending. The industry wide concerns are that more organisations will need intervention from government due to there lack of or misleading of data in relation to there assets. The lack of understanding of how data is its critical to business continuity is  unfortunately widespread and this is mirrored in other sectors such as banking, Carnero states “Asset Management should be a multidisciplinary and strategic practice that considers the complete life cycle of the asset: Asset Life Cycle Management” (Carnero, 2017) but unfortunately in a modern, data driven age we are still not recognizing the important of big data strongly enough. Having big data on its own isn’t enough, we need suitable training and skilled data analyst to be embedded within teams to help understand how to translate data into viable financial business plans. 

4.2 [bookmark: _Toc134204662]Energy Efficiency & Technology 
The drive to more energy efficient buildings and better use of renewable technology is driven from the Climate Change Act 2019 (Amendment) which mandates the net zero target for the whole of the UK. Under the Climate Change Act 2019 there have been a series of regulations, policies, guidance documents in which the sector needs to comply with to ensure they meet the Climate Change Act 2019. Given the array of separate pieces of regulations that organisations need to comply with, it seems likely that this will draw confusing at some pint in the net zero journey and where errors I compliance will be made. The next area of concern is around the contractor and labour availability, organisations will need highly skilled contractors to install a wide variety of technology over the next 20 years. Currently we have a skills shortage within the UK in the retrofit sector, this has been amplified by Brexit and covid. A shortage on renewable technology is the final concern, with the demand rise of renewable technologies such as solar photovoltaic up 400% in recent times due to the ongoing energy crises, this will inevitably push up costs which could make the implementation non-viable. 

4.3 [bookmark: _Toc134204663]Adaptable Buildings
Covid-19 pushed the demands for agile/home working over the last three year, but currently we have a situation where organisations are still unsure on how they will move forward in terms of their operating model. Employees are seeking more options to work from home, and this is leading to people leaving organisations if this is not being offered as a standard option (Lufkin, 2022). So, organisations are now looking at refitting/remodelling their office space to suit home working/flexible working, some organisations are downsizing their office space requirements or giving up their office space entirely. Many social housing providers are now downsizing or reconfiguring their office space, the positives include cutting overheads and flexibility for their employees. With buildings being more adaptable in the future there will be an additional requirement for buildings to be smart and intuitive (packed with technology), given that there is already a shortage in skilled labour in the construction industry, this will put an already strained industry under more pressure. In office space that is being left unused due to there being no requirement in the future it does pose the question what will happen to the masses of square footage that we have in our big cities like London, Manchester & Birmingham. 

4.4 [bookmark: _Toc134204664]Fire Safety 
Grenfell Tower has been one of the most tragic fire safety instances in living memory, the enquiry undertaken by Sir Martin Moore-Bick has completed phase one of the Inquiry and come up with 46 recommendations within chapter 3 of the phase one document (Moore-Bick, 2019). Recommendations range from strengthening communication, fire door checks and fire brigade inspections, it was found that ultimately the fire could have been prevented. Since the tragedy the industry has been struggling to cope with the increased spotlight and demand on fire safety compliance, the fear is that unfortunately lessons won’t be learnt from Grenfell and a similar tragedy will unfold. Again, the fire safety industry suffers from the same issues as the construction sector whereby skilled and suitable people are few in number, getting suitable skilled in-house experts will be the challenge for FM teams over the coming years. 

5.0 [bookmark: _Toc134204665]Recommendations 
5.1 [bookmark: _Toc134204666]Data
Organisations both in housing and public sector first need to reassess their own objectives around what it is that they need to achieve and then embed data at the heart of all processes. organisations should look to embed data analysts within FM teams and use them as the gate keepers of 5, 10, 20, 30-year business plans. Training costs for both digital and green skills can be drawn from the now uncapped personal learning accounts which would not cause any barriers for organisations. Digitalisation of data harvesting will be essential to maintain accurate data within asset management systems, investing in these technologies is already underway but the industry needs to accelerate this to achieve all the goals set. Building information modelling should be more widely adopted within the FM sector (Yassine Bouabdallaoui, 2021), this would allow asset managers to have tighter controls on the individual components within buildings and this would help in the flexibility of building spaces. Finally planned maintenance programmes should be targeted and planned based on data and not set dates for replacement. 

5.2 [bookmark: _Toc134204667]Energy Efficiency & Technology 
Firstly, a long-term stable funding strategy needs to be implemented which is backed by Welsh and UK governments and the wider financial sector. It will be imperative that funding is secured and available to be able to meet the 2030 goals set by Welsh Government, this would help the labour training issues currently within the sector. When looking at procurement of goods and services to be able to meet these targets and collaborate approach would be taken with organisations coming together via merger or a more informal arrangement, this would achieve two things, increased funding options from lenders which would help when negotiating lender covenants and secondly help to achieve value for money and economies of scale when it comes to the physical works. 
Training should be provided to both technical experts and customers and this training could be delivered through the organisations themselves and the cost of this training could be taken from their personal learning accounts or built into their rent as a service charge. With buildings that are listed or situated within a conservation area, governments need to either heavily fund these upgrades or let landlords look at other options like property disposal into the private sector or relax the regulations around what is permittable on these types of buildings. 

5.3 [bookmark: _Toc134204668]Adaptable Buildings
Welsh government would like to see more than 30% of Welsh workers work from home, even when covid restrictions are lifted (Felstead, 2020), this point links to the data sections of this report. The demand for flexible and adaptable buildings will be on the rise over the next couple of years, so collaboration will be needed between organisations to see if space sharing and building optimising can be achieved which will help organisations with costs. Governments will need to look and supporting organizations who own large retail space throughout the UK to help them repurpose these building into something thats fit for the future. Redeveloped spaces could be used as a multipurpose space not only for office working but for local communities and organisations. 

5.4 [bookmark: _Toc134204669]Fire Safety 
Fire compliance within organisations could be managed by digital systems instead of using manual processes which lots of organisations currently use. Using manual processes could cause potentially serious errors. To mitigate this organisations could invest in an automated scheduling system, several digital compliance tools exist, TCW are one of the leading compliance safety tools and there is clear evidence that adopting systems of this kinds to automate the management on fire compliance increases compliance and safety (TCW, 2021). Linking this back to data, ensuring that data is updated correctly by trained professionals will be key. Organisations will need to look at training/upskilling existing staff due to the lack of suitable skilled people in the sector. This will take time and funding, so the Welsh Government could look at relaxing personal learning accounts to incorporate fire safety training, removing the earnings cap would help the sector considerably. The current legislation is amongst the tightest in the world when it comes to fire safety, the focus needs to be on training and understanding going forward. 
6.0 [bookmark: _Toc134204670]Conclusion 
Looking at how the priorities for building maintenance and asset management have evolved since 2000 and how the priorities are changing, there has been significant shift both in legislation and policy over the last 20 years, the majority of this has been reactive in regard to fire safety and Covid. The climate agenda has been the driving force behind many other aspects of asset management and maintenance. its clear that a data driven strategy is key to achieving the desired outcomes (Au-Yong, et al., 2019).  Governments will need to do more to help bridge the void when it comes to financial support to support both the climate agenda and the change in culture with agile/home working here to stay, if not we could be looking at the potential collapse of a part of the commercial rental sector when large organisations own multiple office block premises and are unable to let them in their conventional setups. And finally housing and public sector landlords will need to work in collaboration on all issues given the scale of the problems with the sector. 
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Average EPC rating in Welsh homes, used as an example to highlight the need for improved energy efficiency.
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8.3 [bookmark: _Toc134204678]Appendix 3
Extract of data requirements from the housing stock condition surveys: guidance for local authorities. 
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ROLE PROFILE

P

people making a difference  RIGHT JOB, RIGHT PERSON

Job Details:
Job Title: Fire Safety Lead

Company: Pobl Group Department: Compliance Team (Asset
Management)

Location: Newport or Swansea.  Reports To: Property Compliance
Manager

Job Family: Staff DBS: None
Responsible For: Fire Safety Surveyor & Fire safety Inspectors
Hours: 37 hours per week

Job Purpose

The Fire Safety Lead wil help ensure our built assets and estates comply with
Statutory Health and Safety Regulations to keep tenants, staff and contractors
healthy and safe.

Responsible for the statutory compliance oversight for Fire Risk and Safety
ensuring that risk to our customers and their homes is reduced and/or
managed effectively.

The Fire Safety Lead will manage a small team consisting of a Fire Safety
Surveyor & two inspectors, fo ensure effective use of resources, excellent
service delivery and provision of data and information to senior
management, and health and safety forums.

Duties will include the management of inspection and testing regimes, risk
management, creation and supervision of safe working practices, confract
management and procurement of services, compliance data management,
property compliance monitoring and reporting, and the provision of support
and advice to infemal teams, internal and external contractors and partners.
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APPENDIX 1 - COMPONENT LIFE CYCLE PREDICTIONS
NATIONAL ASSEMBLY FOR WALES (NAIW)

NAW Tolerance
Eloment | Component | Material | Default
Lifo
(Years)
yoars | yoars
ROOF Structure | Timber 60 40 10
Covering | Natural Slate | 60 40 10
Artifcial 35 s s
Shate
Concrete 40 20 s
Tie
3layer 15 s s
feltroofing
Fascias& | Timber 2 s s
Bargeboards.
PVCu 40 10 10
Rainwater | Auminum | 40 10 10
Goods.
PVCu 20 s s

Docomber 2000
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Judgement

Non-Compliant The Association partially meets the regulatory
standards and is unlikely to be able to achieve
the required improvements without regulatory
intervention.

Compliant The Association partially meets the regulatory
standards and has the potential to be able to
achieve the required improvements with
increased regulatory oversight.





