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1.
 INTRODUCTION

1.1  The purpose of this summary is not to repeat what is in the main plan but rather to draw out salient elements to emphasise many of the issues the Council’s property must face and address.

1.2  The Asset Management Plan deals with the City Council's management of its property and the various influences both internal to the Council and externally driven factors which influence that management.  
2.
AMBITIONS 

2.1   The ambition in respect of property is expressed in the corporate vision statement
‘The City Council shall strive to utilise the optimum property for service delivery
 in accordance with the Council Plan.’

3.
ASSET MANAGEMENT PLANNING

3.1  It is important the plan is seen as a part of the Council’s normal business planning process being both driven by service needs and ensuring its influence upon service delivery is accounted for.

3.2  There is a ‘golden thread of connectivity’ between the Council’s strategy and objectives expressed in a variety of documents including the Council Plan and the Local Area Agreements and the service asset management plans from which a great deal of this AMP is derived.  However there are also factors outside the above connectivity that this plan seeks to ensure is acknowledged as well.   Those factors include Business Transformation as well as government regulation and consultation outcomes (e.g the Quirk Review).

3.3  Work is still required to align the AMP with the Council’s evolving business planning strategy and timetable
3.4   It must also be recognised that the purpose of property is it is there to help deliver the Councils objectives as a handmaiden to services.  Property itself does not drive the services.  
4.
THE FUTURE
4.1  The future is best expressed by the Single Property Management Function model.  Single Property Management Function is a sub programme of Working for the Future.  The intent is to establish a centre of expertise, that will directly manage the CAB Office and Shared Buildings portfolios as corporate resources and fully meets the property needs of service directorates, citizens, developers and strategic partners 
4.2  The SPMF propose to implement the following mode of operation: 
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Asset management is at the heart of this having a role across the whole, whether in supporting the governance, creating managing and monitoring corporate standards, using the data to support the core team looking at corporate property standards or supporting the services when evaluating fitness for purpose.  Asset management will seek to ensure that specific building related issues are brought to the fore and managed appropriately, especially to reduce the risk to the Council.

5.
THE CURRENT PORTFOLIO 
5.1  The Council’s ownership mirrors the broad spectrum of the council’s business.  What is clear in the plan is that the services are operating from a wide range of properties which only in limited cases could be termed fit for purpose by any of several measures.  In turn this implies that services are delivered despite the property rather than because of the property.  This will only get worse because in broad terms the status of the portfolio is one of an ageing portfolio whose repair and maintenance budget is insufficient to retain the property condition at an acceptable level.  
5.2  In addition there are external government led factors which will exacerbate this situation with the introduction of energy certificates.  These when produced will demonstrate the energy inefficiency of much of the portfolio which must then be weighed against the Council’s own commitment to reduce its carbon footprint.  Shortly we are expecting the Government to set its carbon reduction targets.  
5.3 The Working for the Future Business Transformation programme is seeking appropriate service delivery models for the property portfolio that will address many of these issues over time.

6.
THE INFLUENCES FOR CHANGE - EXTERNAL AND CORPORATE 

6.1  External – Central Government

6.1.1 The government announced the result of the Quirk Review which has not in itself led to changes in legislation but has highlighted the role of property within and to help the community.  The Council has now four working parties looking at how the Council meets the challenges Quirk has introduced.
6.2  External - Comprehensive Performance Assessment

6.2.1 The issues about the management of assets is tied up within CPA under the evaluation of our use of resources.  The 2007 CPA process has evolved further lines of enquiry directed at asset management planning, challenging its strength and influence.  Further changes have been confirmed in respect of 2008.  

6.3  External - Regulations
6.3.1 The Council must meet its Health and Safety obligations in respect of asbestos, legionella and fire safety.  Mostly this is driven via regulations however there have been several prominent  Health and Safety prosecutions which need to be accounted for in how property is managed.  The Barrow legionella outbreak having the most immediate influence. There is a safety working party looking specifically at ensuring the various required documents and working practices are available and suitable training is available.
6.3.2  The European Union is seeking a Carbon Reduction Commitment.  The documentation is not yet finalised but current understanding is that the government will commit to a carbon reduction and will expect the public sector to take a lead by reducing its carbon footprint at a higher and faster rate.

6.3.3  The Energy Performance in Buildings Directive has seen the introduction of energy certificates, effectively showing a property’s energy efficiency rating.  Many of our public buildings require one to be displayed.  Any property the council seeks to sell or let requires one to be available. There is a cost in their production and an ongoing cost in their annual  reassessment.  This will divert resources from repairs and maintenance and add to the cost of doing business.

6.4  Corporate - Business transformation

6.4.1  This is one of the biggest and most fundamental influences upon property and asset management across the Council.  The various transformation programmes and their associated sub projects are having a wide ranging influence upon property both in terms of demand as well as its management.   

6.4.2  Working for the Future is having the most overt influence which is to be expected given its main remit is property.  Here we are seeing in-depth changes to the portfolio, property management and the way property is treated.

6.4.3  Having a more ‘consequential‘ influence are the other programmes.  Corporate Services Transformation is influencing the methods of financial reporting and while the effect has to be more fully examined it should allow better business management reporting around property performance.  It is also influencing business planning so the production of the AMP will need to alter to ensure it accommodates the business planning needs.  In projects and planning it is however also driving change (recognised as required in the 2006 AMP) around effective option appraisal and whole life costing.  The efficencies team is assisting asset management looking at the details of centrally procured contracts and extracting efficiency via corporate buying rather than one off contracts.  This is mostly having an effect on revenue costs, although work already undertaken by Urban Design last year in renegotiating maintenance contracts will see the results at the end of this financial year.
6.4.4  Excellence in Information Management is considering the issues around Geographic Information systems (GIS) amongst others.  This has the potential to assist services to get more powerful information analysis from a spread of information available across the authority from widely disparate sources.

6.4.5 Customer First is driving a specific property need which will need to be matched within Working for the Future but also has some exciting concepts re corporate branding which again asset management will need to accommodate.  
6.5  Corporate - Carbon Reduction
6.5.1 Here there are a variety of issues which have an influence upon asset management whether it is seeking energy from sustainable sources or changing behaviours to reduce energy consumption.  Such will do much to influence property performance and future investment proposals especially around energy management.

6.6  Corporate - Asset Management Planning

6.6.1 To underpin asset management planning, services have continued their production of service asset management plans.  These are fundamental to understanding the range of influences upon services and hence their existing property and any future property demand.  It is here that the lack of fit for purpose property is evident.  Across all services there is a concern about the state and condition of the property being used for service delivery and its fitness for purpose for the future.  This is evidenced by a variety of service produced research documents, examining needs both from the service and user expectations.

6.6.2  There are many service plans developed to seek to address the poor quality of the properties occupied by the services but it is evident these plans are hampered in their delivery by a lack of capital.  If the service is reliant upon the property for its service delivery (for example a residential care home) by inference if the property is not fit for purpose then the property is hindering the service achieving excellence.  The capital pot from April of next year is six times oversubscribed.  Admittedly not all those bids are for property related expenditure.  The purpose of this AMP is not to seek in itself to close the gap between property needs and availability.  That will be the responsibility of separate plans embodied within for example Working for the Future.

6.6.3  The Corporate asset management plan seeks to influence how asset management planning is conducted.  An emphasis here is on ‘corporate’.  It is essential in many circumstances that a corporate approach is identified and adopted to meet specific influences, many of which have been touched on above and are dealt with in  more detail in the plan itself.  Easy examples include the approach to asbestos, legionella and service asset management planning.  More subtle has been the drive to a single source of property information.  This is centred upon the Technology Forge software and seeks to provide a supportive resource for all services containing the property information needed to help plan and manage service delivery as well as a corporate analytical ability on property performance.

7.
ACHIEVEMENTS
7.1  A number of actions were proposed within the 2006 AMP.  Many of those targeted actions have been achieved in whole or in part and several more are ‘in-flight’.  Of importance is
· The creation of policy and strategy around the Council’s investment portfolio and the development of key performance indicators.   A Heritage strategy has been approved and several other policies and strategies are in-flight many driven by the Business Transformation programme.
· The development of the asset management database which remains in-flight as this continues to be strengthened by the addition of more data.  
· The web browser is anticipated to be in place by winter which will widen corporate access to the data.  The role of the software as the depository for building management data has been enhanced by the ability for Birmingham City Laboratories to undertake their asbestos surveys directly into the system making full use of the technology.
· The role of asset management touches and impacts upon many areas of Business Transformation especially around the data held within the asset management software.  Over the last year the importance of that data has been acknowledged by Business Transformation although  in turn this has shown some of its shortcomings and gaps in the data.  
8.  THE RECOMMENDED ACTIONS 2007-2010
8.1  The prime actions are :-

· To continue to evolve the database to support Business Transformation, which includes obtaining further and more detailed information, 

· To develop appropriate strategies and policies as determined both by Business Transformation and corporate asset management including around asbestos and fire risk assessments 
· To evolve further key performance indicators for property including around energy and the carbon footprint
· To support Business Transformation in the development of the Single Property Management Function with emphasis on property policies and procedures within the corporate landlord concept.

· Develop asset management planning to support the proposed changes to Council business planning

GLOSSARY

AMP

Asset Management Plan

BPS

Birmingham Property Services

BSF
Building Schools for the Future

CAD

Computer Aided Design
CCP
Cabinet Committee (Property)
CPG

Corporate Property Group

CPO

Corporate Property Officer

CMG
Corporate Asset Management Group
DCLG
Department of Communities and Local Government (previously ODPM)

FM
Facilities Management
GIA

Gross Internal Area

GIS

Geographic Information System

IPMS

Integrated Property Management System

LAA

Local Area Agreements

NLPG

National Land & Property Gazetteer
ODPM

Office of the Deputy Prime Minister
PFI

Private Finance Initiative

PPI

Property Performance Indicators

SPWG

Surplus Property Working Group

TF

Technology Forge (corporate property database)

UD

Urban Design 

WLA/C 

Whole Life Appraisal / Costing






































































