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	The 4 year Asset Management Strategy was approved in November 2012 and upon its approval the Board asked for the Action Plan to be updated and reported on in each subsequent year. 
The update due in November 2014 was delayed by 5 months due to the adverse situation with the demise of the repairs contractor and therefor this report is 6 months ahead of the full completion of the original strategy.
Below is an overview of the progress to date:

Title

Likely to be Achieved

Carried Forward

Planned re-investment
Yes
7% data over 5 years old to be updated by November 2016
Energy efficiency & affordable warmth
Yes
Ongoing updating of new build stock data
Maintaining Decent Homes
Yes
6 “hoarders” refusing access to allow us to update components.
Planned Cyclical and Improvement Programmes
Yes
7% of data still over 5 years old
Responsive Maintenance & Void Repairs
Yes
Last of the new reporting tools to go live by September 16
Disabled Adaptations
Partially
Identification of redundant aids for recycling to be collated.
Estate Improvements
Yes
Bedding in new Estates Service Contracts Officer & Improving data sets

Asbestos Management

Partially
Last remaining low level risk properties to be surveyed
Electrical Testing

Partially
Plan of action to be agreed for rolling programme of testing
Fire Regulations

Yes

Reviewing latest best practice

Gas Servicing

Yes
Review possibilities of achieving an 11 month cycle
Water Treatment & Testing

Yes
4 monthly compliance audits
Tree Management

Yes
Ongoing Japanese Knott Weed activities
Water conservation

Yes
New website tool for water conservation advice to be installed
Value for Money

Yes
Service Days
Risk Management

Yes
Ongoing monthly reviews
Sustainability

Yes
SHIFT / Sustainable Homes activities
A final round up of all actions will be given in November 2016 when the new Asset Management Strategy is presented to the Board. 
The current action plan is reproduced below and is annotated with progress or completion comments, however as this is a live document there are some elements that will roll forward into subsequent years as identified above To show progress against the base line I have listed below the 16 key elements identified in the original Asset Management Strategy Action Plan to show the changes achieved to date.


	2. 
	Recommendations 

	2.1
	The Board is asked to note the progress made. 


BASELINE ACTIVITY     MOVEMENT SINCE OCTOBER 2012
	Planned Re-investment

	Original Position
	Linked to SWOT
	Action Plan
	Outcome  April 2016

	The 30 year projections are, in places, not aligned causing increased financial projections making accurate forecasting unreliable. Changes to component costs are currently inflating projected forward budgetary requirements.  
	Quality / quantity of stock data and projections
	Undertake a review of all stock data on the Lifespan System, identify and prioritise any anomalies for rectification, sort out all stock data by March 2015 ensuring 100% confidence on data captured and entered into the system. 100% stock condition survey data, is now validated and managed on a month by month basis driving forward the planned reinvestment activities on 3 yearly cycles.
	Each year the data held on lifespan has been validated and checked by Property Techtonics as we have inputted the stock condition surveys. Now at an all-time high of over 90% of data being live (that is within 5 years of collection) We now have a reliable base upon which accurate planning and financial forecasting is possible. The final activity is to review lifecycles to ensure we are getting VFM

	Energy Efficiency and Affordable Warmth

	Original Position
	Linked to SWOT
	Action Plan
	Outcome April 2016

	A comprehensive strategy for tackling the fuel poverty / affordable warmth implications will follow on from this asset management strategy taking its lead from the Green Deal, ECO and Renewable Heat Incentive programmes about to be launched. Isolated interventions have already taken place where and when resources have allowed, but these have not yet formed part of a comprehensive strategy.
	Fuel poverty / affordable warmth interventions
	To generate detailed energy performance data from our surveying activities, mapping across our stock energy performances as identified by our involvement with SHIFT and Eco Homes XB. Using this to review our current standard and identify improvements that can enhance stock performance across the piece. First phase of this to be completed by February 2013, with Second phase completed 1 year thereafter.  
	We have benefitted from 2 detailed assessments of our data in the last 3 years the most recent confirming that we are ahead of our peer group in our activities. This has been reflected in our SHIFT Gold status, which we hope to retain later this year. Our investments will continue into the 16-17 year albeit at a lower level as we take further stock of our activities in relation to our reduction in income. But we remain on target to achieve minimum SAP 65 by the end of 2017

	Maintaining Decent Homes

	Original Position
	Linked to SWOT
	Action Plan
	Outcome April 2016

	Currently we have 6 properties where tenants have refused   improvements to take place. A substantial number of properties have not been physically surveyed since 2006 and several hundred prior to that, giving rise to further concern in relation to accurate Repairs Maintenance and Improvement forecasting
	Not maintaining Decent Homes standard or HHSRS
	Stock data is being updated and audited and will be completed by end November 2012. Stock Condition Surveys are being carried out and 1000 of the most out of date have been targeted be completed by March 2013. A review of the Hexagon Standard will be undertaken in January 2013 once further details emerge from the current activities underway. A new approach to developing our annual core programme will be established and implemented in 2013


	With nearly 3800 properties having live data logged onto Lifespan we have been able to keep a close eye on all of our stock. Whilst there a still 6 properties where tenants have refused improvements we have a much clearer view of the true condition of our stock. This has been timely with the reduction in income and preparing to move towards a Portfolio Management approach.

	Planned, Cyclical and Improvement Programmes

	Original Position
	Linked to SWOT
	Action Plan
	Outcome April 2016

	Planned programmes at present are hampered by data projections that are unrealistic, in a recent review nearly 43% of components identified for renewal in the next financial year were between 5 and 10 years ahead of schedule. Improvement plans are further hampered by limited data, gaps within Tree Management, Electrical testing, and energy efficiency upgrades are pertinent examples.
	Quality / quantity of stock data and projections
	The updating of the core data combined with the auditing exercise will give a clear picture on nearly half of our properties. By amending our Lifespan automatic calculation process we will remove the uncertainty of work identified as required, giving us a dedicated year for replacement / renewal. This will be in place by March 2013
	This has been a slow and at times difficult process. However we have been able to get a clear picture of the Stock Condition on almost 94% of our properties. The surveys will be re visited every 5 years when 20% of the stock is re appraised once more.

	Responsive Maintenance & Void Repairs

	Original Position
	Linked to SWOT
	Action Plan
	Outcome April 2016

	Responsive repairs accounts for £2m of our total annual budget. It generates a significant amount of interest from customers in terms of performance and the impact it has on their homes. Having moved our entire repairs operation (excluding Gas) to one main external contractor we are in a position of moving from a reactive client to that of a pro active one. We undertake circa 10000 repairs per year with an aspiration of securing a max cost of £115 per repair. Void costs and performance continue to be challenging and new requirements identified by our customers are being implemented. New IT systems are being rolled out by both Client and Contractor in an effort to increase compatibility and reliability.
	Detailed responsive repair knowledge and cost implications
	To establish a Management Information System that gives detailed and accurate monthly information, assisting in shaping the service as we move forward. By March 2013, 6 months detailed information will be able to be reviewed, highlighting elements in terms of costs, volumes, effectiveness and sustainability. This info will then be utilised in developing CI targets, for our contractors resulting in added value benefits for our customers.
	Having failed twice to continue to improve the systems with our contractors MHS and RRR ceasing to trade, during the enforced interregnum Mazars were engaged to create a financial reporting tool that would greatly assist our efforts on day to day financial control. We can now clearly identify our trends and instead of relying upon an average cost per job calculation we can predict that 75% of our repairs will cost us less than £80 each with the remaining 25% costing £376 each. The revised controls on the Voids and now PIV activities have seen us bring down the costs once again despite higher volumes and more complicated activities. New reporting tools are in place with the new contracts and a daily dashboard will be in use by the end of July 16.

	Disabled Adaptations

	Original Position
	Linked to SWOT
	Action Plan
	Outcome April 2016

	Hexagon has local agreements in place with local councils where any Aids and Adaptation works below £1k are carried out direct by us. Anything over that automatically triggers a Disabled Facility Grant (DFG) application which has to be completed by the tenant, supported by the LA Disability Officer. This is by no means a guarantee for funding and certainly can take between 2 – 8 months plus before we can effect a solution. In 2012 we contacted over 390 residents over the age of 65 to see if they could benefit from minor adaptations to enhance their lifestyle, 96 opportunities were identified and to date 56 such adaptations have taken place.
	Improved services / portfolio; general needs / supported housing
	To further streamline our activities, pulling our surveyor support services together under 1 surveyor, who will be the main contact for all requests and actions, thereby generating internal knowledge across all the stock. This surveyor will also be targeted with opportunities for re cycling equipment and liaising with the Housing department in respect of homes already adapted which are due to become void in an effort to stop unnecessary adaptation reversals.
	We have consolidated the works under one surveyor and are managing to maintain the  demands within the £100k per year budget. We are currently looking at our value for money on this activity and exploring the options for recycling redundant aids.

	Estate Improvements

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	This is a very successful element of the strategy, with well-established and effective procedures in place. Housing officers undertake monthly visits to monitor standards and quarterly visits with Surveyors to address any physical issues. An Estate Grading Team consisting of 7 residents carry out inspections served at ensuring best possible standards are constantly achieved, grades of Bronze, Silver and Gold act as an audit trail highly visible to residents based upon month on month service delivery.
	Not achieving resident consultation / participation
	To continue to support / learn from the feedback and suggestions made by the residents, and to reflect this in business planning for successive years. To hold at least twice yearly meetings, with estate champions, to review opportunities for enhancements and to undertake visits to sites where specific issues reoccur.
	Following some less than satisfactory result on the estate improvement activities, we have benefitted from the introduction of a dedicated Estates Services Contract Officer based in Housing Services who monitors service provision and identifies repair requirements. We have a dedicated contractor who undertakes all communal repairs and improvements to our estate inspection programmes have seen increased investments and some notable results. Bulk Rubbish removal is our current Achilles heal, not the removal but the volume and frequency.

	Asbestos Management

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	At present we have an asbestos register which is accessible to Hexagon staff and via a web portal to our contractors. We have 836 records completed, out of 2178 pre 1991 properties. Currently out of the 836 we are showing 210 properties with 378 occurrences of Asbestos Containing Materials of which we have removed 137 and clearly labelled the remainder. Tenants have been advised on how we are managing this and the remaining 1342 properties will all be surveyed before March 2015
	Not maintaining decent homes of HHSRS
	All asbestos surveys are targeted to be completed by March 2015, any properties with anything above low level will be targeted and specialist removal programmes will be initiated. Care will be taken to inform and advise tenants in a way which is informative and confident reducing the risk of anxiety or stress.
	All high and medium level surveys have been completed and only low level potential occurrences remain. Yearly monitoring on low level properties have been scaled back from yearly to three yearly reviews to save money after undertaking a risk review.
We are removing ACM’s where there is a chance of the materials being disturbed. The Lifespan product is linked directly to our specialist surveyor to update directly and a new KPI together with our 4 monthly compliance audits keep progress going.

	Electrical Testing

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Hexagon currently undertakes electrical inspections only when a property becomes void, with circa 130 voids per annum this is does not meet industry best practise and has implications for our insurance premiums.
	Improved services / portfolio; general needs / supported housing
	A programme of electrical safety checks will be drawn up to deliver a 5 yearly cycle of activity, this will be linked where possible to our Gas servicing activities to combine efficiency and reduce impact on our tenants. This plan will commence in April 2013
	Electrical certificates from both Void and upgrading activities have all now been entered on to the lifespan system. A plan of action to roll out the inspections across a 7 year period has been initiated. This activity had been seriously delayed for several operational reasons, but is now ready to begin in earnest.

	Fire Regulations

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Fire risk assessments have been completed for all Hexagons stock. Housing officers and Surveyors are currently engaged in reviewing on a monthly basis those properties due for follow ups this year and will inform Stock Improvement of any anomalies to be revisited. The Stock Improvement Administrator maintains a central register of all FRA’s undertaken and this is updated on a monthly basis. Supported housing have revised some categorisation of properties in terms of vulnerabilities and amendments are nearing completion to the policy documents to reflect this.
	Not maintaining decent homes / HHSRS
	All Fire risk assessment documentation that is collated centrally will be migrated to project management software that will be set up specifically to monitor and drive forward this activity. This is targeted to be fully operational by May 2013
	We have achieve a significant baseline of data and repairs activities, regularly monitored and audited. Detailed records are kept, audited and shared on line for all. New developments within LFB have for the first time accepted a joint approach across all boroughs giving us a single format for assessments with no differentials between area commands.

The impact of Lacknal and Southampton Row fires resulted in review of all of our properties and communal areas leading to changes in several properties to reflect and fully adopt the recommendations from the coroner. 

	Gas Servicing

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Hexagon has just changed it contractors after 7 years. Cost savings have been made and early indications are that of improvements to the service. We currently have a 10 month servicing cycle, this enables us to ensure we are as close to the 100% compliance targets month on month even allowing for legal interventions. In July and August 2012 we achieved 100% across all of our stock the first time ever.
	Not maintaining decent homes / HHSRS
	Targets have been set for the contractor to achieve 100% constantly from September 2012 onwards; once this has been achieved in April 2013 we will be looking to change the cycle to that of 11 months, saving approximately 300 additional visits per year.
	We have achieved the 100% more often than not with only recourse to legal interventions detracting from that position.  Our existing contractor was successful in retaining the contract, which will give us continuity and options to review the 11 month cycle. Which if achieved could save us £40k in 2017-18

	Water Treatment and Testing

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Our specialist contractor undertakes the majority of this work based upon a service contract which is due for revision next year 2013. Their service is for a mixture of annual and bi annual visits with a call out option as and when required. Handy persons monitor / test temperatures on a monthly basis which also informs and remedial actions.
	Not maintaining decent homes / HHSRS
	We will be changing our contract next year, 2013, to a six monthly activity with one visit being the main control visit with the follow up six month later acting as a mid term safety check. Additional training is being sourced to be given not only to Handy persons but staff to enable them to play a pro active role in water treatment and testing.
	All the relevant staff have been trained and we have secured the services of a reliable contractor to undertake the statutory obligations for us. 4 monthly audits are ensuring a focus is maintained and we have expanded our compliance team to build upon the advice and knowledge imparted. 

	Tree Management

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	At present we do not have a tree management policy or pro active plan in respect of managing such. We have a specialist tree surgeon / arboriculturist who undertake discrete pieces of work and advise us on specific requirements such as pruning, lopping, disease management and removal / replacements.
	Improved services / portfolio; general needs / supported housing
	A dedicated management plan will be commissioned, to identify a rolling plan of action in relation to our tree conservation, management and replacement requirements. This will be completed by March 2013 and included in our 2013 -2014 planned programme
	The plan is in place and working well, year on year additional elements get added and we are picking up several instances of Japanese Knott Weed which requires a 3 year treatment plan. Work with contractors has identified alternative and more cost effective ways of unblocking gutters from fallen leaves without the use of expensive scaffolding.

	Water conservation

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Integral part of the sustainability strategy whereby new build decisions are shaped by questions in relation to water conservation. Aerated taps are specified as replacements to existing stock and dual flush toilets are standard replacements in refurbishment programmes.
	Sustainability
	Part of the “Greening of the Stock” will incorporate specific targets in relation to water conservation. Discussions with Thames Water have indicated we can benefit from a web based educational tool to assist residents in understanding their water usage and how they can assist in its conservation through small lifestyle changes. Web based tool to be available from March 2013
	Water conservation forms an integral part of the new Design & Build brief and both our planned and responsive activities install water saving products across the patch. Groundworks are sole agents for the water saving work activities from Thames Water and we have entered into partnership with them to explore this angle. The website tool did not materialise, a new opportunity has recently arisen and is being secured for our own new website.

	Value for Money

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Hexagons VFM policy is fully embedded within the business and has been acknowledged by both auditors and external consultants as having prominence amongst staff daily activities. The Property Services Department has made significant strides in achieving substantive savings in the last financial year, based upon focused tendering activities and the use of buying clubs such as the South East Consortium and Fusion 21 to name but two.
	Failure to provided VFM in service procurement
	To build upon the successes of this past year, identifying other contracts that can be improved upon, reviewing our service level agreements and turning our attention to some of the smaller elements where we can make some progress. Planning visits more effectively, amalgamating service visits and creating service days for schemes where repair requests are grouped together for servicing on one day not the subject of several visits per week.
	In the years covered by this strategy the golden thread has been value for money and through re tendering, looking at lifecycles and new products we have been able to save money and increase our services. Service days on schemes have proved popular and have saved on average £200 per visit. Changes to repairs activities have also brought about VFM on delivering Planned activities where bulk buying and programmes of work cut down on multiple and un co-ordinated calls and purchases.

	Risk Management

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	Risk management within the business unit is subject to quarterly reviews and benefits from the new programme of activities undertaken by our auditors. Management are responsible for monitoring their areas and producing action plans with SMART objectives which are captured in cross cutting plans that are reviewed and challenged by the Directors Group
	Not maintaining proactively the Risk Register
	As part of developing the Property Services Department the Risk Map will be actively reviewed by all staff at their team meetings and where possible individuals will have the opportunity of being responsible for risk mitigation. Under the supervision of the management team members will be encouraged to take the lead on delivering solutions and maintaining mitigation activities as part of their everyday role.
	The regular updating of the risk maps, alongside the 4 monthly compliance audits have strengthened further the risk management activities within the department. With the challenges in the last 4 years we have seen several incidences where the approach to risk mitigation has been well founded.

	Sustainability

	Original Position
	Linked to SWOT
	Action Plan
	Outcome 2016

	We are focusing on getting the core baseline data into a position where we can confidently develop a strategic approach to the “greening of our stock”. We are in advanced discussions with several bodies that can assist us with securing the resources to meet our aspirations over a 15 year period. The imminent launch of Green Deal and associated programmes are seen as the foundation on which Hexagon can build it programmes of retro fitting its properties to achieve substantive carbon reductions and reducing their energy consumption.
	Fuel poverty / affordable warmth interventions
	In November 2012 we will be producing our draft strategy in relation to “Greening the stock” This will outline in some detail where we currently are as a business in relation to the performance of its stock and identify where we can make some early wins that will assist us in getting tenants on board with lifestyle changes and choices in respect of future energy based impacts on them. Whilst not at this moment in time anticipating becoming a Green Deal provider we will be identifying where Hexagon is best suited to achieve its longer term ambitions within its financial and operational constraints.
	Despite the failures clearly documented with the Green Deal, we have been able to achieve a significant amount of work in relation to our carbon reduction and fuel poverty alleviation. Our efforts are being closely monitored by sustainable homes and our Sustainability action plan monitored by the Board have ensured real progress is made year on year.
The transition from office base to company based actions is working well with additional elements now being captured across all departmental activities.
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