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Tupmpered By i taniediane proximiny ro the Leeds and Liverpon! Canl,
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# Managed occupation i desirable in
larger and important histone
buildings, especially those open o the
public and with valuable conrens.
Standing orders should be instmred
for vesting fire procawtions and
response o inruder alarms, Conerols
an smoking, on the storage of
flammable materials, and on the use
of heat-producing appliances can also
help to reduce risks, Planned
inspection and maintenance are mot
anly beneficial to the building, but
should alse prevent or identify
hazardous situations, Contngency
plans for the removal, salvage, and
emergency conservation of valuable
items should be drawn up, including
lines of responsikility, availability of
manpower at different times of the
day or night, and places of safe
storage. Proper training of staff
(including volunteers) in fire Hghting,
prevention, salvages technigues, and
response to break-in s essential, as
are simulation exercises, to test that
plans will work in proctice, This 15 a
particular problem with unoccupied
buildings, in which case remote
sensors o detect unauthonsed entry
ar fire, reportimg tooa 24=hour madin
contrel point, could be investignied as
could the isolation of electrical
supplies from all but essential circuits,

& Protection against water damnge
can he comsidersd, for example, leak
SENSOTS On PIpes, leak trays under
pipes in high msk areas (eg over
elaborare decoranve plaster ceilings),
ar aukcimatic selaror valves.

# The risk of addivicnal damage from
the actions of the emeegency services
can be mitigated by regular liaison
berween owners and the services,
Marked-up ground plans and
elevations are invaluable o those
fighting a fire or doing salvage work
during a disaster.

#® [ i= essential to review all
management arrangements regularly,

For further information on this topic
oo Mentage wnder five, published by
the Fire Protection Association,
second edition 1994 (avalable from
English Heritage Postal Sales at
L2500, by relephoning (ad
TE1163, quoting product code
KCHrey, The Fire Protection
Association also operanes an
informanion service (see pl5). In all
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Clrafron Hall G-:H'm'-el}', Clernberland! Labstodys ad ather bl:l]'.'.fz'm_g:r begidy main roads ane
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cases it 15 important that "deemed to
satisfy’ provisions for means of
escape and structural fire precautions
are not impesed on histonic builldings
il this would result in significant
damage 1o their appearance or
special interest. Where potential
conflices berween lisved buildings and
fire or safery regulations arise, risk
asseasment from fiest principles and a
sirategy o address ir are strongly
recommended. Specialist consulranes
can advise you.

Vacant property

Empty buildings are particularly
vulnerable to theft, vandalism, and
arsorn, and it s customary for
IMSUrers o IMpose restrictions n
cover where buildings are lett empty
for extended periods. It is important

that they are notified whenever this
ocours; failure to do this may affect
cover to that building. Special terms
are also normally imposed for holiday
homes and untenanted buildings,
such as redundant agncultural
buildings and garden or purcly
decorative estate buildings.

Extent of perils

Srandard perils include fire,
lighming, explosion, storm, escape of
warer oF oil from ranks, apparatas or
pipes, theft (including theft of
clemenes of the building and
fixtures}, riot and rmalicious damage,
impact by aircraft, vehicles, animals,
falling trees, and food. Landslip,
subsidence, heave, and acts of
terrorism can also be covered at
additional cost. "The owner chooses

the extent of perils covered, bearing
in mind the specific risks 1o historic
buildings. Architectural theft, in
particular, has become a serious
problem in recent years. Reduction
in cover from the full standard perils
tends o achieve only minimum
reductions in premiums, but can
leave serious gaps in cover. Who in
southern England thought storm
damage insurance was important
before the storms of 1987, 1989, and
RIS

Fixtures and contenis

It may be possible 1o adjust the
extent of cover by excluding, or
removing to a safer location, fixmires
which are irreplaceable works of an
or very fine examples of
craftsmanship, and therefore almost
mmpossikle to recreate. However,
listed building or scheduled
monument consent is required for
the removal of hxtures, and if they
are histoncally associated with the
banlding, 1t 15 most unlikely o be
granted, If such items are to be
excluded from cover, then full details
should be given to the insurers

Megotinhle terms

Long-term agreements with an
INSUreT over, say, three or five years
may provide a discount in premiums,
Grroup policies, such as
those available vo churches through
the Beclestastical Insurance Group,
can also provide a diseount, and
groups of histocic bullding owners
may be able (o negoniare similar
schemes. A reduction in premivms
can also be negotiated in retern for
an cxccss, e the insured agreeing 1o
pay the first part of any claim, up o a
fioped sum.

In effect, with an excess the owner
s providing a proportion of the
nsurance Cover, 8 course only o be
recommended if capital is available
to cover the loss which could be
meurred, Whilst most policies are
subject to an excess of, say, £ 100,
mereasing this to, say, £1,500
L5000 on a large property, can make
a considerable difference to
premiums because of the eimimation
of the high administeative costs of
small claims, They can be well worth
considering. A no-claims discount is
alao offered by many insurers,
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Valuing an historic building
for reinstatement

Diefinition

Value in the context of propercy
insurance is defined as the cost of
complerely reinstating a building or
structure (it totally destroyed) to its
present design, quality, and style, but
also in sccordance with current
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legislation (which can involve
significant additional work and
therefore costs). Allowances will also
need to be made to cover temporary
site works, demolition and site
clearnnce, professional fees, and any
other ustifinble expense related to o
claim, The sum insured must be
enough to cover the value of the
building at the time reinstatement s

completed, not just at the time of the
loes, It is essential that provisions for
inflation take into account
foreseeable timetables for planning
and rebuilding.

Yaluation

I miost accurate estimate 15 lkely
to be obtained by an elemental cost
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analysis. This needs the definition
and guantficaton of all the elements
of the building and assessment of
their rebuilding costs, Other methods
riamge trom calculations based on a
cost per square metre to ‘signibcant
item” estimating and cost models.
One method based on a cost per
sfuare metre approach s the BCIS
{irede fo fowese |'|:|':|r4r.l'|1'zu_a costr, Thes
may be appropriate for recent
bunldings, say post- 1914, but where
older, complex buildings are mvalved
a more derailed assessment of cost
will be appropriate. In all cases
prolfessional advice will be needed 1o
ensure that the relevant factors are
accounted for and approprate mares
applicd. Specialist chamered quantiry
surveyors, and some insurance
companics and specialist building
surveyors and architects, can provide
this advice. Some insurance
companics also do this, bur are not
professionally accountable for its
geouracy, When appointing a
consulant it is important to agree, in
advance, the level of detail expected

in an estimate and the fee.

Wharever the approach adopred,
all the relevant information should be
brought together at the swarc of the
valuation, Floor plans and other
measured surveys of the buillding will
be useful, not only tor taking off
measurements but alse in helping to
identity amy vouds or features hidden
by later alterations. If accurate survey
drawings are not available, grent care
must be taken to make sure that the
whaole structure i included. Deils
of the extent of each tvpe of
construction, of finishes, special
features, and assocated
rmegsurerments will nesd o he
recordied o allow the remnstatement
cosls 0o be established.,

In the case of lisred bulldings and
scheduled monuments 1115 important
te remember the need o replace like
with like., The mypes of construction
and marterials need o be assessed
accurancly, as stamutory authorities
mav not accept substinuces, such as,
for example, reconstructed or
artificial stone for natral stone. The

cost of using the appropriate marcrial
must be the basis of valuarion.

Additional provisions

To arrive at a true estimate of the
reinsiatement cost of large,
important, and historically or
archacelomically sensitve buildings,
some special factors will need o be
considerad, including:

# The cost of temporary support to
save further collapse, or the careful
taking down of structures which
canmat be stabibised to protect
achncent property, "The statutory
puthonties will normally regquire you
to reduce such mking down to g
roinimem. and to make sure that
sound matenals are salvaged for
reuse in therr original locations,

& The cost of emporary protection
being erecred rapidly, v aid salvage
Operations, o propect adjoining
property, and w reduce deterioration
of the remains and/or exposed




structures following the loss of a roof
or another enclosing element,

# The cost of detatled recording of
what 15 left after serious damage or
total loss, and the research necessary
for accurate reinstatement, This cin
imvolve an archacological excavanion
of debris, and the subsequent
conservation of materals, which can
be expensive,

& The time maken o wndertake
safeguarding, clearance, and research
work, prepare tender documents,
imvite and evaluate tenders, receve
all necessary approvals, and place a
contract wath a suitable contractor, as
this can span many months, You
should make allowances for this delay
i1 ASRESSINE MeinsElement Cosls.

& Making allowances for fluctuarions
in the coat of labowr, materials, and
plant which are likely oo oocur during
the life of the building contrace and
which will cither be incorporared in
tenders, or may be recoverable under
variation of price (fucruarion)
provisions within a contract. It
should be noted thar insurers may
need agreement on the form of the
contrace, &8 well as the overall
approach (o CONITacT ProCurement.

# The cost of additional works o
meel CUFrent sEAtory requirements,
cspecially in cases where the building
is 0 remain in use, Waivers may be
given when compliance with the
building regulations would be in
conflict with the preservation of the
architectural or historis interest of
the building. With that proviso,
compliance is likely to be needed
when rebuilding is to take place after
damage so extensive that the
structure must be treated us o “new
building” under the regulations,

# Historic plant and machinery which
contributes to the special interest of
the building, if not separately
covered, (IF 1t 15 to be operuted,
especinlly with the public present,
special public nhility insurance will
also be needed).

& VAT, depending on the legizlation
in operation al the tme of valuacon,
thiz should be included where the
OWTIET 1% 100 i A position o reclaim.
Thiz 1% a commplex ssue and specialist

advice may be necessary. For
example, VAT will not be pavable on
works of alteration which reguire and
have recerved hsted bullding consent,
and very exiensive reconstruction is
likely to be treated as new bulding,
generally free of VAT il i is a
reswlernce.

Audvace fromm HM Customs and
Excize should be sought for
individual cases where an element of
work does not clearly march one of
the srapdard defined caregories.
Insurers ane usually very helpful on
this sue and it is often possible o
insure exclusive of VAT, with the
insurer accepting the vanable risk of
WAT being charged.

Updating of valuations

Waluattons should be updared
annually, by changing the rates from
the original pricing source o those
likely po be prevailing in renders
sought on the last day of the policy
(or later if special factors would be
likely o involve long delay in lerting
a contract]. If a standard inflation
clause is relied upon, such a check is
desirable every five years, since the
meneralised figures used may not
accurately reflect changes in costs in
the more specialised area of historic
huilding repairs {and may indeed
lead o over-insurance and thus
LUNMECEssary expensa).

The importance of records

It is very important to have a
permanent record of the bulding to
help with reinstatement, of which at
least one copy should be held off the
premises, At the most basic level, the
record should consist of photographs
tuken by the surveyor preparing the
valuation, cross-referenced to enough
mensured drowings, floor plans at the
very lenst,

With particularly fine or complex
buildingz, it s worth considenng
commissioning rectified photography
of the elevations and prncipal
interiors, or steren photographs
related o a control survey which can
form the basis for producing
photogrammetric drawings, The
expense of photgrammerric ploming
af the survey may be deferved unless
or until details are required for a
claim or other purpose.
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Presentation o insurers

The total of the rebuilding cost and
the addition of other provisions and
allowances when applicable
represents the valuation for total
reinstatement, At this stage the
maximum petential loss can be
determined and the options for cover
explored.

The final submission of the
valuation should, where possible,
include a duplicare ser of available
drawings, record photographs with a
reference plan, and a sumimary of the
valuation caleulation, with any
qualifications required by special
circumsiances. In the event of a
claim, a duplicate set of records
would be available to help with
reconsruction and in negotiations
with the inswrer.

It is important that full dewails of
the cover pequired, as well as an
accurare claims history, are
submirted, rogether with a full
description of the activitics carried
out at the premises and details of the
loss prevention measures undermaken.

Insuring works in progress
Materials on site

The responsibility for building
materials will normally be defined by
the terms of the building contract. It
i5 & requirgment, under the terms of
the 1L suite of contracts (such as
the Agveement for mirar buglding
warks), that where work 15 to an
existing bunlding, the employer takes
out an all-risks msurance policy
jeintly on behalf of himself and the
contractor for the works and for all
unficed matertals and goods stored
an gibe, The nsurance should cover
the replacement of stolen or
damagred materials by others of the
same quality. The premature delivery
of valuable muaterials such as lead o
the site should be discouraged.

Contractors” rishs

Losses caused by the dineet
carelessness or inefficiency of the
contractors or their agents must be
covered by their own all-risks
insurance, which should include
substantial cover for thied party
injury and damage risks, the later
enough to cover the property
involved. The gquestion of insurance
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shomld be clanfied where a
contractor 15 emploved on a labowr-
only hasis,

Major works are 8 material fact
wffecting any contract of insurance
maintamead by an owner, potentially
nposing additional nsks unless these
are fully coverad by the contractor's
inguranee, The terms ol thig
insurance should be discussed and
agreed with the owner's underwriter
ar render stage, 1o ensure that all
risks arising from the works are fully
covered by the insurance maimtained
by the owner and contractor during
the works. MMosp UK insurers now
ask for compliance with a joant code
of pracrice {available from the Fire
Protecrion Association, see pl5) o
limit the risk of fire during building
wiorks as a condition of providing
COVET on larger projecs.

Financial failure of contractor

Financial failure almoest inevitably
leads to increased costs in finding a
new contractor and negotating new
prices. It is wise with larger contracrs
to investigate the financial standing
of the proposed contractor before
pwarding the contract, especially if a
particularly low tender is received.
While it i= not normal practice to
insure against the financial faillure of
A contractor, it may, particularly for
large projects, be appropriate oo
agree some form of performance
bond and/or a parent company
Euarantes

This leaflet draws substantially on
information sheet no 1 1ssued by
the RICS Building Conservation
Skills Panel, Approgch fo proferiy
mmsurarnce and menrance valwaions for
Reestorie budldimgs, It has been
updated and expanded for wider
circulation by a joint working party
of the RICS and English Heritage.
English Heritage gravefully
acknowledge the contribution of
the RICS rowards the cost of
publication. The general advice
given abour the tvpes of insurance
policies available at the rime of
going o press should not be
considered a substiture for specific
professional advice from brokers or
other adwvisors.

March 1994

ENGLISH HERITAGE

ENGLISH HERITAGE

ENGLISH HERITAGE

Uppark, Sussex: this house was damaged by fire in 1989 rowards the end of an exteniive
resrovarion. Deraied records have allowed o o Be cargfidly recovsimected. (Photos:

Nanowmal Truer Photographic Librarpllan Wesr and Tine Srepleens)




Useful addresses

Asgociarion of British Insurers
51 Gresham Street

London EC2V THQ

Tel: 071 600 3333

Council for the Prevention of Art Theft
17 Whitcomb Street

London WC2H 7TPL

Tel: 071 839 5845

Fire Protecton Association
140 Aldersgate Strect
London EC1A 4HX

Tel: 071 606 3757

Historic Houses Association
2 Chester Street

London SWi1X 7TBR

Tel: 071 250 5688

Royal Institute of British Architects
66 Portland Place

London W1k 4AD

Tel: 071 580 5533

Royal Institution of Chartered Survevors

12 Great George Street
Parliament Square
London SWI1P 3AD
Tel: 071 222 7000

15



16

Produced by Englich Heritage
23 Savile Row, London WIX 1AB
071 973 3000

March 1994

Summary

English Heritage and The Royal Institution of Chartered
Surveyors urge owners of historic buildings to take all
reasonable measures to prevent and limit the extent of loss,
through fire, theft, or other catastrophe and ensure that if the
worst happens repair 15 affordable. In particular they should:

* Carry enough insurance cover to meet their starutory and
contractual responsibilities to reinstate and repair damage
after fire or other catastrophes.

* Act promptly both to safeguard a damaged building from
further harm by the elements and set permanent repairs in

maotion, o avoid statutory action by local planning authorites.

* Adopt risk management strategies to reduce the chance of loss

of historic fabric, particularly by:

o Tlzing physical barriers to reduce the spread of fire,
particularly in voids, and installing detection svstems.

* Providing physical and alarm protection against intruders
and thieves.

¢ Ensuring that contracts include provisions to reduce the
high risks otherwise inherent in building works.

¢ Reducing hazards and losses through managed occupation
and cstablished salvage procedures.

# Ensure that valuations for insurance purposes are accurate,
taking into account the need for special provisions (such as
archacological clearance of debris) where appropriate.

® Maintain records of buildings which will guide reinstatement
if major damage occurs.

Owners are strongly advised to ensure adequate cover by
secking advice from specialist insurance brokers or
companies, and professionally from architects and
surveyors with specialist experience in dealing with
historic buildings.



