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OPINION
In the light of the Farmer review of construction, building surveyors also need to be
sure that they embrace change, argues Alex Charlesworth

I

Modernise or die

In October 2016, a
report concluded that
the construction sector
must “modernise or die”.
The Farmer Review of the
UK Construction Labour
Model was commissioned
in February 2016 by the
Construction Leadership
Council at the government’s
request (http://bit.ly/2dlXYoC).
Researched and written by
the CEO of Cost Consultancy
Mark Farmer, it focuses
mainly on labour issues, where
expectations are that there
will be a 20–25% decline
in the available workforce
within a decade. However, the
knock-on effect would be “a
capacity shrinkage that would
render the industry incapable
of delivering the levels of
GDP historically seen … and
undermine the UK’s ability
to deliver critical social and
physical infrastructure, homes
and built assets required by
other industries”.
The report reiterates many
industry leaders’ fears that
“the current pace and nature
of technological change and
innovation in wider society is
such that unless the industry
embraces this trend at scale,
4 J uly/august 2 0 1 7

it will miss the greatest
single opportunity to improve
productivity and offset
workforce shrinkage. Failing
to embrace change will also
... marginalise the industry by
reducing its attractiveness to
a new generation of workers
who will have grown up in a
digital world”.
This also rings very true for
building surveying. We must
embrace change through
new technologies to remain
relevant and also be attractive
to a new generation.
The review offers some
interesting examples of firms
that are already constructing
residential buildings through
precision-engineered
modular housing produced
in factories. While clearly
working and viable, this model
is small-scale and localised.
Government intervention,
investment by clients and
industry, research and
development, and training
are all required on a large
scale to start the chain
reaction necessary to prepare
construction for the future.
Building surveyors must
be aware of the threats of
disruptive technology by
focusing on where we add
value. We must learn to use
the tools and technology to
enhance our services. If we do
not then someone else will.
For example, property
technology or “proptech” is
changing the way we can
collect data. Drones, laser
scanning, mobile mapping and
other emerging technologies
should all be taken on board.

They are more efficient,
more accurate and provide
data that can enhance our
services to clients. Data is
knowledge, and if stored
somewhere such as the
cloud, can be interrogated to
inform the advice we give to
clients. The tools are there,
and we should ensure we use
them if we are to become
the “go to” professionals for
interpreting the data.

RICS restructure
RICS is also restructuring
internally, with changes
planned for the Governing
Council and the Professional
Group Boards under the
GC2020 and PG2020
initiatives respectively. These
changes are necessary
if RICS is to focus more
on standardisation and
regulation as well as
reconnecting with members.
There is no intention to
change the professional
groups themselves – building
surveyors will continue
to be building surveyors.
The restructure is instead
about making changes to
the boards, which are there
to oversee standards and
guidance for you, the building
surveying professionals.
Currently, there is a board
of 10 building surveyors
who have been selected to
represent a cross-section of
the membership. Although
changes are still being
discussed and members
consulted, early indications
are that, in future, forums
will probably be more

effective conduits than boards
for ensuring that building
surveying is more adaptable
and flexible.
The forums would be made
up of both building surveyors
and clients. For example, we
already have the Dilapidations
Forum, which works well
because it includes barristers,
solicitors, valuers and building
surveyors, meaning that
output is influenced and then
endorsed by stakeholders
outside RICS. This approach
is significantly more
powerful in the marketplace.
Forums will react to market
engagement through digital
media and research.
The aim of the new
structure is to break down
the barriers and work more
closely with other professional
groups and customers – as a
business does.
RICS is aware that there is
a disconnect with members
that needs fixing. This is an
opportunity to create an
organisation that not only
brings confidence through
professional standards but
also provides better value
for the customer and fully
represents the professionals
who fund RICS. Change is
good, if done correctly.
The board will keep you
updated on any changes and
their consequences. b

Alex Charlesworth FRICS
is Chairman of the Building
Surveying Professional Group
BuildingSurveying
ProfessionalGroup@rics.org
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UPDATE

UPDATE
Making inclusivity the
new normal
In March, the Construction Industry
Council (CIC) published Essential
principles for built environment
professionals, a guide to creating
an accessible and inclusive built
environment. Endorsed by many
professional institutions, it promotes six
principles suggested by the Office for
Disability Issues for the built environment:
bb to contribute to the creation of an
inclusive society
bb to apply professional, responsible
judgement and take a leadership role

Principals regulated
As of 31 March 2017, firms seeking
to be regulated by RICS will need to
ensure at least one of their principals is
a qualified professional – MRICS, FRICS
or AssocRICS. Previously, firms could be
regulated if the principal was any class
of member, including student.
The RICS Regulatory Board is
making the change to ensure that only
suitably qualified individuals can act
as principals. This is designed to give
the profession, clients and the wider
public greater confidence in the ability
of regulated firms to adhere to RICS’
globally recognised standards.
Firms that no longer meet the new
requirements will have the opportunity
to make the necessary adjustments
to maintain their “Regulated by RICS”
status. Any firms not meeting the new
eligibility threshold on 1 January 2018 will
lose this status.
n www.rics.org/firmregulation

bb to apply and integrate the principles of
inclusive design from a project’s outset
bb to do more than simply complying with
legislation and codes
bb to seek multiple views to solve
accessibility and inclusivity challenges
bb to acquire the skills, knowledge,
understanding and confidence necessary
to make inclusion the norm rather than
the exception.
The guide emerged from the Built
Environment Professional Education
project, a government initiative now being
advanced by the CIC in industry.
n http://bit.ly/2nsuICG

Report urges more
off-site manufacture
A UK Green Building Council report
has argued that off-site manufacture
can cut construction waste, produce
homes that are better built and
cheaper to run, and enable quicker
and more reliable build times.
Produced in consultation with
industry, Building places that work for
everyone: Industry insights into key
Government priorities also discusses
how to achieve the UK’s legally binding
carbon reduction targets.
n http://bit.ly/2lSKXZm

Brexit response out
RICS’ full response to the UK
government’s triggering of Article
50 and relevant economics papers
are now available online.
n www.rics.org/brexit

Major SuDS survey published

The Chartered Institution of Water and Environmental Management (CIWEM) has
published A Place for SuDS, which is believed to be the largest ever, independent,
UK-wide survey of sustainable urban drainage systems (SuDS).
Key report findings include:
bb the costs and especially the benefits of implementing SuDS are not being assessed
bb where SuDS have been provided, opportunities to ensure there are multiple benefits
are often missed
bb adoption and future maintenance are the greatest problems to be resolved.
n http://bit.ly/2k8npk4

Standards
Recently published

International Construction
Measurement Standards (ICMS)
n https://icms-coalition.org/

Make good guide (Australia)
guidance note
n www.rics.org/standards

Forthcoming

Surveying safely professional
statement
Whole life carbon measurement:
implementation in the built
environment professional
statement
n www.rics.org/standards
All RICS and international standards
are subject to a consultation, open
to RICS members. To see the latest
consultations, please visit
n www.rics.org/iconsult

Conferences
COBRA

This year’s COBRA conference,
which was due to take place in
August, has been rescheduled to
align with the annual World Built
Environment Forum in April 2018.
n www.rics.org/cobrareschedule

RICS Dilapidations
Forum conference
20 September, Victoria Park Plaza,
London

The event will offer technical and
practical advice on dilapidations
disputes from valuation, surveying
and legal perspectives.
n www.rics.org/dfc

New ‘T levels’ planned
The UK government has announced
plans to streamline construction
training by introducing new technical
qualifications to replace those currently
available. Aimed at 16–19-year-olds,
T levels will rival A levels and see a
£500m per year investment across 15
different sectors, including construction.
n http://bit.ly/2lDL9yM
J uly/A U G U S T 2 0 1 7
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Technology

The increasing use of data in building information modelling and other applications
requires robust cyber defence measures, warn Emma Vigus and Philip Tansley

Closed-door policy

T

he Ipsos MORI
Cyber Security
Breaches Survey
2016 reveals that
only 29% of
surveyed companies
have cyber-security
policies and just 10%
have formal incident management plans
(http://bit.ly/2jXeX8Z). Given the lack of
preparedness, 65% of respondents said
they had detected a cyber-security
breach or attack in the preceding year.
The 2016 Crime Survey for England
and Wales (www.crimesurvey.co.uk)
exposed online fraud as the most
common crime in the UK. It is more
prevalent and complex than domestic
burglary, with criminals using methods
from malware to spyware to exploit data
for financial gain. In addition to the
criminal threat, human or hardware error
continues to be a key cause of data loss.

Leaving doors unlocked
Unless an organisation is specifically
targeted, which is rare, cyber criminals
indiscriminately ‘knock’ on lots of system
‘doors’. When they find one open – an
easily accessible system – they enter.
Very few of us leave our house unlocked,
and yet many leave the virtual door to
their business ajar.
The impact of a traditional property
break-in is immediately obvious, but that
of a cyber breach is much harder to
spot. The initial electronic break-in may
go undetected; its effect may be difficult
to ascertain, but an immediate and
informed response can make a significant
difference to the severity of the outcome,
and this is why cyber-liability insurance
policies are so valuable.

Covering your buck
Perhaps because of the use of the term
insurance and the big numbers cited in
press coverage of cyber attacks, the
value of cyber-liability cover is generally
assessed on its ability to remedy a
financial loss. As a result, the buying
6 J uly/A U G U S T 2 0 1 7

decision is heavily influenced by whether
or not that loss would be covered by
another form of insurance, such as
professional indemnity insurance (PII).
Because it often can be covered in this
way, firms are understandably reluctant to
buy a stand-alone cyber policy.
A firm that purchases, for example, an
RICS-compliant PII policy should continue
to look to that policy for indemnification
from third-party civil liability claims
arising from the conduct of professional
business. This would include a claim from
a client who has lost money as a direct
result of a cyber attack against your
business. PII policies are, however, largely
untested in terms of their response to
cyber attacks and cover may not always
be available.
Furthermore, unless your PII policy
contains a first-party fidelity extension, it
is unlikely to offer any protection for loss
of your business’s own funds. This leaves
a potential exposure to electronic funds
transfer fraud, ransomware and cyber
extortion, which are expected to be the
most prevalent cyber threats of 2017.
Cyber-liability insurance provides
24/7 access to an incident response
team that will help manage everything
from communication with your clients
and employees through to the provision
of identity theft mitigation services
and assistance with managing your
reputation. The team will collectively
ensure your business is fully operational
as soon as possible, which is critical in
the case of a ransomware attack.
Very few firms have access to this
expertise in house, and equally few will
know which third-party providers to
approach. A cyber-liability policy will not
only ensure you know where to turn, it will
also cover the cost.
Cyber-liability cover is relatively
inexpensive in the UK at present. Until
recently, there have not been many
claims, and our regulation and litigation
is several years behind the USA’s. As
claims increase, however – which they
inevitably will – insurers are likely to give

greater scrutiny to a firm’s approach to
risk management.
In many cases, a little thought will
help you identify which aspects of your
business are the most vulnerable and
how you can manage that risk. Where you
do not have the necessary expertise in
house, a growing number of consultants
and government schemes are available
to help assess and manage risk, such as
Cyber Essentials.

Complex exposures
However, it may be less obvious how
to protect yourself where the potential
exposures are in a complex system
such as building information modelling
(BIM). Whichever BIM platform is used
and irrespective of where it is hosted, all
project participants need to be aware of
potential cyber-security issues.
The most obvious of these is the loss
or corruption of data held on the platform,
whether accidentally or maliciously
caused. Plainly, this brings a risk of
significant delay and additional cost, even
where data can be replicated or restored.
Ransomware attacks – which can encrypt
a BIM database if left unchecked – are
the most common form of cyber attack, a
trend that is forecast to continue.
Such risks also raise the potential
for contractual penalties, or litigation
for project delays or breach of the
responsible party’s obligations to keep
data secure.

Intellectual property
BIM data is likely to be commercially
confidential or proprietary. Accordingly,
its loss or disclosure creates a significant
first-party risk, and the potential for the
owner of those intellectual property rights
to face third-party exposure.
Increasingly, regulated personal data
is held on a BIM platform. Unauthorised
access to it has various regulatory
implications, most notably the need to
evaluate whether it must be disclosed to
the Information Commissioner’s Office
(ICO), and may occasion regulatory

RI CS Building
surveying JO UR NAL

Principally, this will mean they each
adopt high standards of cyber security to
ensure that issues such as unauthorised
access do not arise from their failure to
follow agreed processes or adhere to
basic security standards.

Risk v reward

enforcement or enforcement and privacy
actions by consumers. Bear in mind, too,
that the increasing power of analytics
software means BIM data that maps the
behaviour of the occupants of a building
may, in certain circumstances, become
regulated as well.
A significant data breach may have
other regulatory implications: for
example, the Architects Code requires
that adequate security precautions are
in place to safeguard clients’ data. The
regulatory burden will only increase with
the advent of the new General Data
Protection Regulation (GDPR) which
brings with it compulsory notification
obligations and increased fines of up to
€20m or 4% of global turnover in the
most severe cases.

Specific risks
These risks manifest themselves in
different ways to different project
participants. Industry standards such as
the Construction Industry Council (CIC)’s
BIM Protocol and PAS 1192-5 require
the appointment of a BIM information
manager. For all but the largest projects,
this role is likely to be taken by the
design lead or project lead, although it is
beginning to be outsourced to specialists,
and that trend is likely to continue.
The information manager has overall
responsibility for establishing and
maintaining the BIM platform, which
also covers cyber security. This includes
ensuring that, when established, the
platform hardware, software and system
architecture are sufficiently robust
Image © Shutterstock

BIM data is likely to
be commercially
confidential so its
loss or disclosure
creates a significant
first-party risk
to withstand cyber attack, as well as
mandating the protocols and procedures
to be followed by BIM users, such as
implementation of plans for information
management and breach response.
Once the platform is up and running,
the information manager has a continuing
responsibility to ensure that it operates
properly, monitoring adherence to
procedures and implementing necessary
updates and security enhancements.
If there is a breach, the information
manager will be the most likely subject of
any ensuing liability claim.
Ultimately, however, project security
measures will be mandated by the
employer according to the sensitivity
of the project. The employer’s main
exposure arises from its responsibility
for appointing a qualified information
manager; failure to exercise this
responsibility properly could make the
employer liable.
Every project member with access
to the BIM system shares responsibility
for protecting platform security, though.

The use of any new technology presents
cyber risks, and though BIM is no
exception, the benefits of it should
outweigh the risks. These should be
managed in a proportionate way. The
CIC and PAS guidance, particularly the
triage process set out in PAS 1192-5, are
very clear that the level of cyber-security
precautions depends on the level of risk
in particular cases.
One of the main lessons emerging
from cyber-security issues in the
automotive and engineering industries
is the importance of designing systems
with cyber security in mind from the
outset, and privacy by design will become
a regulatory requirement under the
GDPR. It is also critical that cyber risk is
recognised and managed at board level.
The most basic protection available
is to be more security-conscious. It is
important to train staff and introduce
breach response plans and information
security policies that are reviewed on
a regular basis. You must also ensure
that you understand any regulatory
requirements, such as whether
registration with the ICO is necessary
under the Data Protection Act 1998.
As a last line of defence, good-quality
cyber insurance policies start at just a
few hundred pounds – less than a typical
home insurance policy. In contrast, the
cost of managing a breach can easily run
into hundreds of thousands. C

Emma Vigus is Director of Professional
Indemnity at Howden Insurance Brokers
emma.vigus@howdengroup.com
Philip Tansley is Legal Director at RPC and
co-founder of its ReSecure cyber incident
response service
philip.tansley@rpc.co.uk

Related competencies include
Building information modelling
(BIM) management
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BIM image of the
library at RICS’
headquarters

Shelby Green explains how laser scanning can
be used with building information modelling in
surveying buildings

Laser pointers

L

aser scanning
is becoming the
preferred method
for recording as-built
3D data quickly and
accurately. This data
can be processed
and used for a
variety of purposes, appealing to many
professions in construction.
A point cloud generated by laser
scanning is effectively an accurate
3D representation of a real object or
environment. Time-of-flight scanners
measure distances by firing a laser beam
at a surface and calculating how long it
takes to return.
Laser scanners can record up to
a million of these points per second,
each with an x, y and z co-ordinate. As
scanners work using a line of sight, the
scan will only record what you can see,
so in order to gain full coverage of a
building, multiple scan set-ups need to be
taken at various locations.
Each scan can take between one
minute and half an hour, depending
on internal accuracy settings. The
individual scans are then collated using
Leica Cyclone software, which allows
for automatic overlap recognition and
target-based data registration. This does
mean that each scan must share details
with the next one to allow for point cloud
overlapping, however.
Before the scanning takes place, a
survey control network must be installed
using robotic total stations to ensure
accuracy. These calculate rounds of
angles using prisms placed on each
visible control point to establish known
locations. Externally, control points
usually comprise survey nails driven into
hardstanding, whereas for internal control
temporary self-adhesive targets are
attached to walls and floors.

Controlled scans
Once a survey grid is established, scan
targets are placed on each of the known
locations and recorded by the scanner
to transform the point cloud on to the
desired survey grid; this is called a
8 J U LY/A U G U S T 2 0 1 7

controlled scan. Uncontrolled
free-station scans, which do not have
an established location, are taken
between control points and later
aligned to controlled scans that share
overlapping detail.
Controlled scans essentially act in
the same way as the corner pieces of
a jigsaw, which is why it is important to
have a robust survey control network
installed before you carry out a laser
scan survey.
While this methodology is used for
static scanning, other methods such
as mobile scanning – which is done
while moving with a hand-held scanner
or one on a trolley – are emerging
for internal scanning. Currently, the
accuracy and quality of mobile scanning
is questionable; however, it does
offer a much quicker and more
efficient workflow.

Why laser scanning?
With advances in technology, laser
scanners have become quicker,
lighter and more accurate. Therefore
the process has become far more
efficient and financially viable for
businesses. Scanning also offers
huge benefits compared with more
traditional methods.
The main reason why there has been
increased interest in laser scanning
and building information modelling
(BIM) in recent years is the government
mandate requiring all centrally procured
projects to be completed to BIM Level 2
from 2016.
The point cloud is a measured survey
represented as billions of points and is
itself fairly unintelligent. For the purpose
of creating a building information model
for an existing asset, the cloud is simply
a way of producing accurate 3D solid
geometry with attributed information.
However, laser scanning is not just
limited to BIM. Severn Partnership
for instance has many clients that
require the point cloud as the main
product, for purposes such as
archiving assets of archaeological
or historical interest, monitoring
Images © Severn Partnership

movement, detecting defects, recording
deterioration of materials over time and
structural analysis.
Some previous projects that have used
mobile scanning to monitor defects have
included rock formations and furnaces
for glass manufacturing. Scan data has
also recently been used to establish the
extent of structural movement in historic
buildings and retaining walls.
Building information models can be
used for a variety of purposes throughout
a building's lifecycle. Although many
assume that BIM is predominately used
for design and construction, this only
contributes to a very small proportion of a
building’s lifecycle and cost.
BIM is about using data to
manage the asset effectively. The data
can be further used for clash detection,
4D scheduling – which represents the
project programme in a digital form – and
5D quantity take-off. Some professions
that are fully implementing BIM include
owner-operators, asset managers,
architects, contractors, engineers and
heritage specialists.

Benefits
Almost any necessary information can
be included in a building information
model depending on the proposed uses,
such as installation dates, materials and
sustainability parameters; for building
surveyors, this may include planned
maintenance schedules. By applying
this information, the surveyor ensures
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A 3D model of RICS’
Parliament Square
headquarters

that all appropriate building elements
are included in the schedule, as well as
monitored and updated.
While information enables better
understanding of how an asset is
managed, 3D geometry allows full
visibility of the way the building is
constructed. This can lead to accurate
defect analysis and therefore reduce the
number of assumptions made. If there is
no existing building information model,
laser scanning alone is an efficient and
accurate way to establish structural
movement. Scans can be made in true
colour, which may further emphasise
any defects present.
Costing information is often attributed
to components in building information
models as well, to allow estimations to
be made throughout a project. Costing

information should also be re-used for
other purposes such as performing
reinstatement cost assessments to offer
a much more efficient and accurate
outcome than the current process does.
Currently, the most common use
for the Scan2BIM process, in which
a point cloud is used to generate a
model, is refurbishment projects. Using
laser scan data to develop 3D models
allows architects to create accurate
designs. These models should then be
used by building surveyors as well as
other stakeholders involved to increase
collaboration, ensure all data is fully
co-ordinated and contextualise the
specification process.
Having all graphical and non-graphical
information in one database eliminates
the need for incomplete or out-of-date

paper-based operation and maintenance
manuals. It is the ability to access this
information efficiently that will have an
impact on day-to-day tasks such as
pre-acquisition surveys.
For instance, I was recently approached
by a building surveyor who was interested
in commissioning a laser scan survey of
a number of residential and retail units
to appraise the service charge recovery
clauses of each commercial lease.
Arguably, laser scanning may seem
unnecessary in this case when traditional
methods could be used. However, the
client was also interested in elevations,
sections and 3D modelling for other
purposes. Along with advancements in
technology, this is when laser scanning
becomes far more viable.
Other specialists such as measured
building and right to light surveyors are
using the technology to its full potential.
New rules are continually governing how
measured data is recorded and used in
the building industry. A recent example is
the International Property Measurement
Standards: Residential Buildings, which
establish a consistent methodology for
measuring such buildings around the
world (www.rics.org/ipmsresidential).
For the right to light surveyor, 3D
models can be used to make an accurate
analysis and extract the necessary
sunlight calculations. Models may also
be used as a reference to support
dispute resolutions in relation to Building
Regulations and other standards.
It is important that surveyors and major
stakeholders understand the merits of
laser scanning and BIM. If an existing
building information model is available,
building surveyors are more likely to use
the data for the variety of work they have.
Widespread BIM implementation is
leading to new efficient workflows, affecting
every profession in construction. C

Shelby Green is Scan2BIM Manager at the
Severn Partnership
shelby.green@severnpartnership.com

Related competencies include
Building information modelling
(BIM) management
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From concept to curtains

O

John Staves explains how his experience of building information modelling in a small
practice proved the benefits of the technology

ur building
information modelling
(BIM) journey started
in 2007 when we
came across the
modelling software
Revit. We knew
then it would fit our
forward vision for the way we wanted to
design, and we went on to acquire the
compatible structural software so we
could adopt it in the future.
When we eventually started using BIM
in 2009 it felt like a leap of faith – it was
an unproven technology but a good fit
for the way we worked. We could see
competitive advantage and the potential
for improved productivity, long before
the 2011 Government Construction
Strategy pushed the industry into at least
considering BIM.

Cost-saving case study
On a large project we persuaded the
client, a design and build contractor,
that a laser scan would allow accurate
modelling of the existing building. The
cost was £5,000 more than a standard
measured survey.
The site was a complicated mix of
buildings knocked together to form
a department store and was being
restructured to suit a new tenant.
The first time I visited, excavation was
being carried out on the ground floor for
an escalator pit. The location looked to
be a potential issue, so I went into the site
office with a laptop.
From the scanned model, it was
instantly obvious that the primary
structure at second floor would need
restructuring to fit the escalator – at a
cost of around £20,000. Nobody had
noticed. If we moved the escalator 1m,
however, that cost would be avoided. The
occupant was happy with the adjusted
layout, and our client was more than
happy with the net saving of £15,000.

Predictable outcome
Using BIM across the design team allows
comparison of discipline-specific models.
The workflow is straightforward, as each
discipline produces its own model. If the
whole team is not using BIM, then the
1 0 J U LY/A U G U S T 2 0 1 7

BIM enables predictability, as this
comparison of rendered prediction (top)
with a photograph of the final
construction (above) shows
total fee is split to reflect who is doing
the work, without increasing the amount
paid by the client. The models are
brought together and conflicts resolved
in the design phase, when costs are
lower than they would be if we waited
until the construction phase.
The construction drawings are issued
from the federated model so there
are no unnecessary queries from the
site, designers’ margins are retained
and there is no need for the builders
to make contingencies for sorting out
problems. Tender prices are lower as
well because the builder can rely on the
design information, and construction
becomes more predictable (see
images, above). Clients also have fewer
surprises – apart from nice ones, such
as having the builder finish on time or
even early, without snags and within the
agreed contract sum.

Content communication
The key to construction projects is
communication. As the model develops,
more content is added. The data loss
that typically occurs as a project moves
from phase to phase is more readily
recorded and communicated, and the
technical content is more intrinsically
Images © Michael Aubrey Partnership

visual. The model can therefore be used
to communicate the design to technical
and non-technical stakeholders alike.
The client also sees its project
before it is built. Technical drawings
can be supplemented with 3D visuals of
details for clarity, and health and safety
information added. Now that projects
for private homeowners are covered by
Construction (Design and Management)
Regulations 2015 – meaning even the
smallest works need a simple way to
communicate safety information –
BIM can help.
We have developed a tool that
integrates Revit data into a virtual reality
experience, which is aimed primarily
at non-technical clients – the mainstay
of smaller practices. Clients can step
into the model via a smartphone and
goggles, and look around each room,
understanding the design and providing
feedback very easily. This is a great
communication tool, and the only
problems are stopping clients walking into
real objects while in the virtual building
and getting them to remove the goggles.
Improved client outcomes encourage
repeat business and referrals – and
services can expand in breadth. We
began life as structural engineers, but
have expanded along the project timeline
to take in architectural design and, more
recently, construction. With the right
approach and the appropriate use of
BIM, the whole process from concept to
curtains can be completed on time, on
budget and with minimal snags. C

John Staves is Managing Director at Michael
Aubrey Partnership
john.staves@mapl.co.uk

Related competencies include
Building information modelling (BIM)
management, Data management,
Measurement of land and property
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Dr Thomas Whiffen assesses the challenges and increasing applications of big
data for the built environment

T

Handling the data flood
he human eye is a complex
visual sensor, connected to
a data processor capable of
making split-second decisions.
Societally, we need similarly
efficient ways to harness the
rising tides of built environment
big data.
“Big data” refers to extremely
large data streams that require
advanced computational
analysis to reveal patterns,
trends and associations, particularly relating to human behaviour
and interactions. Innovation in big data and the “internet of
things” (IoT) – the internet capability and connectivity of
everyday objects – is now commonplace. This has led to a
growing trend among tech-giants to move investment into home
hardware, laying the foundations for the connected home.

Smart homes
There has never been so much information generated about
our buildings and their occupants. This growing surge of data
– brought about by increased connectivity – suggests that the
smart home is no longer a distant dream but a modern-day
reality (http://bit.ly/1znIcTC).
The flow of building condition data is also increasing
exponentially. It is generated and exploited by installed sensors,
smart thermostats, smart meters, IoT devices such as TVs and
fridges, and handheld devices including phones and tablets and
then available to researchers, system and service providers.
Out of context, this flood of localised, personalised data
provides little more than a swamped server and terabytes
of unintelligible alphanumeric garbage. However, a rich data
resource can be produced by sifting and then layering these
data feeds with contextual information, such as building typology
and occupant behaviour.
There are further benefits when historic open national data
sets are added, and relationships refined through machine
learning and optimised statistical analysis. The National
Energy Foundation’s integrated approach to asset information
performance is a good example. It has coupled these layered
data sets with organisational objectives and key performance
indicators to produce strategic investment plans for portfolio
managers (http://bit.ly/2pH26qE).
At a domestic level, big data has the potential to improve the
comfort and control we have in our homes. Using historic data,
cloud analytics, and a plethora of localised sensors and IoT
nodes, smart homes create personalised environments. They
may also change behaviour to drive down energy bills, improve
indoor air quality and reduce carbon emissions.

Domestic solar generation meter in situ, with attached in-house
monitor sensor
bb Awareness: surveyors and decision-makers need to be
aware of how big data could benefit their environments.
bb Trust: systems must be trusted by the building occupants, so
that users understand what to do to achieve the conditions
they desire.
bb Simplification: any interaction between humans and
machines must be simple, intrinsically obvious and satisfying.
bb Empowerment: systems must offer a sense of user
empowerment. Too much automated control too soon will
undermine users’ trust and curtail their engagement, prompting
them to resort to more familiar control methods.
bb Security: trust and engagement must be supported by
watertight cyber security, with appropriate legal and privacy
policies in place to provide a safe framework for progress.

Looking ahead
The ever-rising seas of big data in the built environment provide
the potential for a wealth of benefits. For everyone involved,
there is a need to understand both the promise and ramifications
of big data, and then work hard to bring about the benefits,
prioritising wellbeing.
There have already been legal cases in which building data
has been used to resolve claims of poor performance in
new-builds. With this in mind, residents and occupants should be
encouraged to monitor their energy consumption and internal
environment – to hold developers to account and highlight the
reality of the building performance gap. C

Dr Thomas Whiffen is a Senior Energy Specialist at
National Energy Foundation.
thomas.whiffen@nef.org.uk

Challenges
Big data in the built environment has definite benefits, but before
these can be fully realised, widespread social engagement is
required through an increase in the following qualities.
Image © Martha Whiffen

Related competencies include
Data management
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Can artificial intelligence replace a human building surveyor?
Craig MacDonald investigates

Rise of the robot

A

ccording to
the Q4 2016
Global PropTech
Confidence
Index prepared
by MetaProp
NYC, there are
signs that both
investors and the chief executives of
start-ups are increasingly optimistic
about technology adoption in the
property and construction industry
(http://bit.ly/2kauGOK).
These professions are obliged to
familiarise themselves with new practices
and technology. However, if that
technology is something that could make
you obsolete, you may think differently.

Automating surveying
This is not science fiction. The use of
artificial intelligence (AI) is happening
now, and adoption will accelerate in a
way that has already been witnessed with
earlier technologies: the replacement of
horses with cars, home computers with
mobile devices and 20 human cashiers
with one who oversees 20 self-service
tills. Indeed, earlier this year, Amazon
introduced a high-street grocery store in
Seattle, USA, that has no cashiers.
So, think for a moment what it
might take to automate the building
surveyor’s role.
bb A database: this would comprise
building defects, building archetypes,
corresponding diagnoses and costs.
bb Image collection: laser scanners
can model whole elevations of a building
and the rooms inside, while drones can
methodically photograph the entire
exterior of a property, including the roof
you cannot reach in person.
bb Image recognition: not only can
Google’s search engine recognise
images that you provide, the tech giant
has developed a neural network that
learns to recognise your doodles. If you
sketch a fish, it will tell you before you
have finished that you are drawing such a
creature (http://bit.ly/2klSHo5).
bb Document review: web robots, or
“bots” – applications that run automated
tasks over the internet – can already
1 2 J U LY/A U G U S T 2 0 1 7

review millions of documents and
emails instantly on behalf of lawyers,
extracting key terms or identifying
missing information.
Even though these applications all exist
in some form already, they have not
yet been put together to automate a
building surveyor’s role, however.
There are companies whose mission
is enabling such automation. One has
created a smart hospital using existing
data sets and a machine-learning
algorithm to predict the failure of
heating, ventilation and air conditioning
(HVAC) services (http://bit.ly/2kIOetq),
a facility that could spell the end of
HVAC consultants.
You may have spotted the glaring
hole, though: building surveying – or
more specifically building pathology – is
not limited to routine tasks involving
explicit rule-based activities.
Malcolm Hollis muses in his book
Building Surveying that “surveying
buildings is an art; verifying the cause of
the failure is a science. The surveyor's
work involves a combination of both
the art and the science.” Arguably the
science element can be automated;
the art part, however, is not just about
looking, but about seeing what is there
and what is missing. As surveyors,
we apply our experience and form an
holistic view of the problems. This is
where AI comes in.

Artificial intelligence
Talented programmers can code bots
to teach themselves how to do the
things they can never be coded to
do. Put simply, a bot is provided with
correct examples of a given scenario
and is then able to figure the rest
out itself, a process also known as
machine learning.
This is how bots have been able
to trade on the stock market and
how vehicles have been able to drive
themselves. Data is demonstrating that
self-driving cars are starting to require
less human help (http://bit.ly/2ksw4Ph);
at the current rate cars are learning,
Google believes that using them in
Images © Alamy

the public domain as soon as 2018 is a
realistic possibility.
Meanwhile, after doctors were
unable to diagnose a Japanese
leukaemia patient correctly, IBM’s AI,
Watson, managed to do so. Watson
is programmed to understand natural
language and return an accurate
diagnosis. Like other medical bots,
Watson can access terabytes of data
representing the experience of many
doctors, is able to parse it and add its
own experience to the data set. If AI
can beat doctors as diagnosticians, it is
probable that AI can be just as good as a
building pathologist.
But what about when it goes wrong? AI
has a dark side; algorithms can make bad
decisions with serious consequences,
such as military drones killing innocent
people. As a result, EU member states
and the UK will adopt new legislation next
year that governs how AI can be used.
Early drafts of the EU’s General
Data Protection Regulation, which was
adopted by European Parliament to
protect “all individuals in the EU” in April
2016, enshrined what is called a “right to
explanation” in law, “whereby a user can
ask for an explanation of an algorithmic
decision that was made about them”.
How different is this to a human being
assumed innocent until proven guilty?
Inevitably, AIs and their respective human
creators will be held just as accountable
as humans are when something goes
wrong. California's Department of Motor
Vehicles has been developing regulations
for a number of years now that will
govern self-driving cars when they are
eventually made available to the public.
Building surveyors often find
themselves providing recommendations

Damage to a residential
block following a
third-floor flat kitchen fire

on which a client will rely to make
financial decisions; at times, these
involve considerable investment. We
also identify risks and advise on safety
matters that mitigate loss of life caused
by building failure. Can we rely on AI
when there are such high stakes?
But all AI has to do is have a lower
failure rate than a human. Self-driving
cars have driven millions of miles in the
USA without a fatality. Although a driver
died inside an autopiloted Tesla Model
S in 2016, Tesla maintained that this
was not primarily a self-driving car; in
contrast, 35,000 people lost their lives
in the USA as a direct result of humans
driving cars in 2015. Put clinically, in
certain scenarios where all risks are
considered, AI could be considered to
be still more economical and safe than
relying on a human or even 10 humans.

Economics always wins
Carl Frey and Michael Osborne’s 2013
paper “The future of employment:
How susceptible are jobs to
computerisation?” ranks occupations
from least to most computerisable.
Recreational therapy ranks first,
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with a probability of 0.0028 of
being computerised. The closest
surveying discipline in the list ranks
635th out of 702 occupations tested,
with a probability of 0.96 of being
computerised (http://bit.ly/2klhWXL).
The question of impending
automation is ultimately an economic
one. It is not always a case of whether
it is merely possible to create a robot to
do a job, but whether the value minus
the cost of the robot exceeds the value
minus the cost of the human labourer.
With testing and adoption on the
increase, automation seems more and
more inevitable, as its economic sense
is proven by the industries leading the
charge. AI does not require sleep and its
lifecycle cost is cheaper than paying a
human’s salary over the course of their
career. Not only can it work faster than
you, it can make correlations that would
be impossible to find otherwise.

around the world watched as Google’s
AI defeated the top-ranked player of Go,
a 2,500-year-old Chinese game that is
considered substantially more complex
than chess and also requires a degree of
intuition. Google’s AI beat Lee Sedol in
four of five games.
AI is starting to touch many different
facets of our lives, from ordering coffee
to major industry, and it has already
demonstrated its capability in knowledge
jobs. So it is time to give serious
consideration to the role AI will play in
our careers; after all, the profession is
faced with an ageing membership and
its current strategy is encouraging future
generations into a career in building
surveying. What if AI catches us off guard
with the solution, and new members
are suddenly faced with obsolescence?
The question might not be whether a
computer will take your building surveying
job, but when.
Some firms are gaining a competitive
advantage by adapting their business
activities now rather than later. Last year,
KPMG Australia launched a new practice
to help clients harness the power of AI.
However, it is unclear whether firms have
given this consideration in the context of
building surveying.
We can choose to be integral to this
process, although competition may be
fierce. The development of a building
surveying AI will likely require human
surveyors themselves, albeit far fewer
than the profession now comprises, and
only the most talented.
Otherwise, we should perhaps
consider changing our careers to become
recreational therapists. C

Craig MacDonald MRICS is a senior building
consultant at KPMG SGA, and co-founder of
automated reporting tool Beyond Condition
craig@beyondcondition.com
cmacdonald2@kpmg.com.au

Humans Need Not Apply
http://bit.ly/2jv4VLh

Prepare for change
People used to think chess was a game
that humans alone could play until
IBM’s Deep Blue first won a match in
1997. In early 2016, online viewers from

Related competencies include
Data management
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There is much more to
airtightness testing than
compliance and leakage
diagnostics, maintains
Luke Smith

Tight
spot

B

uildings require
adequate ventilation
to protect the fabric
from moisture
and maintain the
health, comfort
and wellbeing of
occupants.
However, uncontrolled ventilation, also
known as air infiltration or air leakage,
can occur as a result of a discontinuous
air barrier, poor-quality construction and
unintended gaps and cracks.

Air leakage can lead
to a significant
reduction in energy
efficiency

Such leakage can lead to a significant
reduction in energy efficiency,
contributing up to 20% of the total heat
losses observed in existing buildings, a
figure that often increases to more than
40% in well-insulated properties. High
air leakage can also lead to a reduction
in the effectiveness of mechanical
ventilation systems.
In 2006, a requirement for airtightness
testing for new-build homes and
non-domestic properties was introduced
in Part L1a and L2a of the Building
Regulations. The purpose of the
requirement is to quantify the amount
of conditioned heated or cooled air that
is leaking from a building in the form of
uncontrolled ventilation.

Blower-door test
The blower-door airtightness test
involves temporarily mounting a fan on
the external envelope of the building,
sealing up intended ventilation paths and
blowing air into or out of the property to
create a pressure differential between the
inside and the outside.
The introduction of this testing
requirement has drastically improved
the understanding of how to reduce
unintended air leakage. The fan is often
also used to detect leaks, with specially
formulated smoke or a thermal imaging
camera to trace the movement of air as
the building is under pressure.
A significant downside, though, is that
the use of a fan makes it necessary for
the testing to be carried out across a
pressure difference range of 20–70Pa,
with regulations suggesting a 50Pa
average. This is unfortunate, as the

behaviour of the building – and even air
itself – is very different at 50Pa when
compared with its behaviour under
everyday atmospheric pressure changes,
which, at around 4Pa, are much smaller.
So while the blower-door fan method
serves as a great stress test for the
building fabric and enables air leakage
to be diagnosed, the concern is that
the industry has perhaps become
too focused on the use of the test
as a means of purely demonstrating
compliance, sealing leaks but
disregarding potential wider implications.
Regulations, the blower-door fan
test method and compliance software
tools such as the Standard Assessment
Procedure (SAP) all fail to give proper
acknowledgement to the link between
airtightness and the ventilation needs of
our buildings; neither does this approach
take into account actual air change
rates achieved and the risks that may be
present, particularly in relation to indoor
air quality and overheating.

Fresh air approach
Build Test Solutions is addressing
the problem by aiming to change the
way we test and verify the quality and
performance of buildings and introducing
new building performance measurement
tools and techniques.
Most recently, the company has
worked alongside the University of
Nottingham to develop the PULSE air
test as a quick, simple means of testing
the air leakage characteristics of an
occupied building at 4Pa (see image, left).
The technology releases a
low-pressure pulse of air from within a
building to make a realistic and accurate
measurement of air change rates in a
matter of minutes.
The test is conducted at the push of a
button and is not disruptive, enabling the
equipment to be used in occupied homes
as well as in more sensitive environments
such as cleanrooms and laboratories. C

Luke Smith is Head of Business Development
at Build Test Solutions
www.buildtestsolutions.com

PULSE testing can be used to assess air leakage from a house
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Related competencies include
Inspection, Sustainability
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Young Surveyor of the Year 2017
Celebrating the most inspirational young surveying
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∫

Apprentice of the Year (new for 2017)
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Space sentinels
Satellite-based remote sensing can provide a
valuable service for surveyors by monitoring ground
movement in London, writes Graeme Phipps

T

he London skyline
continues to
be dramatically
transformed: there
are already 627
buildings of more
than 12 storeys,
with 455 more
in the pipeline and new ones being
approved every week.
There are a lot of major underground
works also planned or under
consideration in the next 10 years,
including Crossrail 2, High Speed 2 and
the Thames Tideway Tunnel. The latter,
a £4.2bn super sewer being developed
by Thames Water, is the biggest
infrastructure project ever undertaken by
the UK water industry at 25km long, up to
65m deep and more than 7m in diameter.
Possible consequences of climate
change, such as higher temperatures,
drier or wetter seasons, rising sea level,
increasing river volume and rainfall could
exacerbate changes in the large, fastgrowing city environment.
This could increase rates of
subsidence in some areas and ground
uplift in others, together with higher
rates of erosion – which, when combined
with seasonal variations such as
clay shrinkage or swelling, will have
unpredictable effects.
Engineers and infrastructure owners
and managers are looking for new,
data-based technologies to help them
protect and maintain a wide range of
assets, and there are many world-class
technology companies presently looking
at innovative structural health monitoring.

Space technologies
Satellite-based remote sensing offers
a method of surveying the London
region near-instantaneously and
comprehensively. Both Google and
optical imagery are revolutionising our
use of maps and navigation in the city.
Less well-known but in some ways
more impressive technology is synthetic
aperture radar (SAR). This is currently
the most sensitive remote sensing
technique available to survey surface
1 6 J U LY/A U G U S T 2 0 1 7

movement comprehensively over large,
regional scales.
Satellite interferometric SAR (InSAR)
is a remote sensing technology that
involves processing multi-temporal, or
time-lapse, SAR images acquired by earth
observation satellites to detect, map and
monitor surface deformation. It is capable
of remotely detecting deformation
ranging from millimetres to metres in
size, spanning days, months, years or
decades, across specific sites or areas of
thousands of square kilometres, all over
the world.
Since 1991, satellites carrying SAR
instruments have been consistently
acquiring data across much of the world,
establishing an archive of more than
1.5m images; unlike conventional
ground-based surveying techniques,
this makes it possible to produce
retrospective measurements.

InSAR technology
SAR images contain information about
the position of ground and structures at
the time of acquisition. As subsequent
images are acquired over the same
location, they can be compared and used
to map relative terrain motion.
InSAR technology is used widely in the
oil, gas and mining industries on a routine
basis, to allow the monitoring of a few
millimetres’ movement per year over
large areas.
Urban areas were also monitored from
time to time in an ad hoc manner over
the past 20 years; the image (right) gives
an example of processed information
about ground movement based on
historic images of London, with blue dots
equating to uplift and red to subsidence.
Geohazards that can be observed from
this data include:
bb natural processes, such as the
compaction of River Thames sediments
bb anthropogenic instability as a result of
water abstraction and engineering works
during that time period, such as the
Jubilee Line extension.
A new satellite mission called Sentinel is
now being developed by the European
Images ©

Images © ESA

Space Agency (ESA) to provide robust,
continuous SAR data sets and ensure
global surface coverage. Each Sentinel
mission is based on a pair of satellites:
Sentinel-1 is a polar orbiting, all-weather,
day-and-night radar imaging mission for
land and ocean services. Sentinel-1A was
launched on 3 April 2014 and Sentinel-1B
on 25 April 2016 (see image, top). Their
regular data acquisitions will underpin the
new services described below.
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Geological surveys
have shown the ground
beneath a Harrow
primary school to be
unstable

Image © Harrow Council

Sentinel mission
InSAR data for
London

Data service concept
In 2015, a consortium led by UK remote
monitoring business Moniteye developed
a new data service concept as part of
an ESA project (http://bit.ly/2prxLuI).
Moniteye has created a city-scale ground
monitoring archive by combining all
existing ad hoc data from 1992 onwards
and filled the gaps with commercially
available data. At present, the archive
covers the area of Greater London almost

Long-term planning
of urban areas
requires timely and
reliable information
on any changes in
land levels
bounded by the M25 orbital motorway,
including the roads, adjacent land,
earthworks and structures
The service will continuously monitor
ground and structural surface movement
over the long term, and the database
will be updated regularly with Sentinel1A and 1B making repeat acquisitions
every six days. Bespoke satellite InSAR
will be used where it is applicable and
commercially justifiable.
Each coloured point on its map of
London has an associated history,
showing the evolution of the respective
locations and applying a set of
proprietary algorithms to identify the
areas showing changes.
This service is in the process of
combining and integrating other data
sources and algorithms designed to:
bb monitor ground and terrain movement
that threatens existing infrastructure
bb reduce the risk associated with
structures that are built on potentially
unstable ground
bb minimise the risk of damage occurring
during construction.
This new archive will provide a data
record to help diagnose various
geotechnical problems such as
subsidence and heave. The work is still in
progress and subscription to the service
will be available in 2018, but Moniteye can
already help.
Images ©

A school in Harrow is currently
suffering geological instability, caused
by ground collapse on the site. The
movement is associated with underlying
unstable historical chalk mine workings,
likely to date from about 1800 (see
image, above). InSAR data can be used
to monitor subtle changes in ground level
during the ongoing investigation, and
prior to or during any remedial works, as
a risk assessment tool.
Advisors to the local authority from
Peter Brett Associates LLP think that this
monitoring capability provides increased
confidence for checking altered rates of
movement in response to changes in the
stress field in the ground over the mine,
and that the service can assist with the
overall health and safety management of
the site. C
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O ff- site construction

The module has landed
Off-site construction offers considerable potential for expediting projects.
Andy King explains how to make best use of modular methods

W

hile traditional
construction
takes place
entirely on
site, off-site
construction
– as the name
suggests –
tries to minimise the amount of work
done there by pre-engineering building
elements in a factory and then combining
them in situ.
The extent of prefabrication used in
construction can vary, with elements
from wall panels to complete buildings
being delivered to site, and all these
approaches are covered by the term
off-site construction. One of the methods
perhaps most commonly associated with
this is modular construction; modules
are sections of a building manufactured
in controlled factory conditions that are
then delivered and combined on site to
form a complete building.
This process improves on several
aspects of traditional construction.
For example, with building elements
produced in a factory environment, waste
is designed out and quality more easily
assured. There is also less of an impact
on the site itself from construction, while
conditions such as weather have less
effect on the programme, making work
not only quicker but more dependable.

Barriers to adoption
This is not to say that the modular
approach is the answer for every
construction project. However, one of
the biggest barriers to more widespread
adoption of modular construction is not
the limitations of the method itself but
the market’s lack of understanding as to
how the procurement process works. To
get the most from modular construction
methods, projects need to be approached
in the correct way.
The first step is understanding the
modular construction process and what
its implications are. The extent to which
you can standardise the components of
your building, the heating and cooling
methods required or even how modules
1 8 J U LY/A U G U S T 2 0 1 7

As an aside, you should not make the
mistake of thinking all modular buildings
will share the box-like industrial look of
standard temporary accommodation
on a construction site. Features such
as traditional roof configurations and
cladding are well within the capabilities
of modern modular building manufacture,
meaning that good providers can
modularise a traditional design without
compromising the exterior image.
The UK’s first stand-alone modular
custody suite on the Isle of Man
should be delivered to the site all need
to be considered. The finished modular
product can differ from a similar
traditional build in many ways that might
not be immediately obvious.

Stand-alone project
A good example of this is the UK’s first
stand-alone modular custody suite on the
Isle of Man (see image, above). At first
glance, it may seem that it would be more
difficult to transport units to the island
than build the suite on site. However, the
specialist nature of the materials required,
as well as the lack of raw materials
on the island, meant that delivering a
premanufactured building was much
more straightforward, and greatly
reduced the road emissions associated
with the project. The 800 sq. m, 20-cell
building was open just 12 weeks after the
modules arrived on site.
The success of this project was greatly
influenced by the client’s understanding
of modular construction. This enabled
it to select this method in the first place
and engage with module providers in the
early stages of the project. It also meant
that the initial design was based on a
modular system, which in turn expedited
the entire process.
Once you have gained an
understanding of modular methods,
achieving an approved design as soon
as possible is vital to a successful build.
This allows the architectural vision to
benefit from the efficiencies and quality
assurance of a factory build.
Images ©

Buy direct
Another important point is to buy from
a direct manufacturer. Reducing the
number of links in the chain between
you and the building provider will
always expedite the project and reduce
costs. Manufacturers have a better
understanding of the capability of their
products, which in turn allows you the
better to integrate your design with
their systems. This will also give you the
opportunity to visit the manufacturing
plants and examine their products.
Furthermore, only manufacturers can
offer you the warranty and quality
guarantees for your project.
To summarise, modular construction
is very different from traditional methods.
It is faster and more cost-effective,
if the right approach to procurement
is taken. If you want to get the best
from modular construction, commit
to it as early as possible, and use the
expertise of providers to inform your
designs and advise on the completion
of your building. C

Andy King is Managing Director at
Wernick Buildings
andy.king@wernick.co.uk

Related competencies include
Construction, technology and
environmental services, Sustainability

Image © Wernick Buildings

Energ y

A poor
performance
With many variables in play there can be a big difference
between the modelled and actual energy performance
of retrofitted dwellings. Richard Fitton reports on
research conducted to narrow the gap

T

he Applied Buildings
and Energy
Research Group
at the University of
Salford has made a
number of studies
on building retrofits
at the Salford
Energy House. These have identified
that energy models of domestic heating
control performance are not matched
by the way that systems and buildings
behave when tested, a phenomenon
known as the performance gap.
According to the former Department of
Energy and Climate Change, residential
property accounted for 27% of the UK’s
total energy consumption in 2005. Much
of this is attributable to buildings that
were built before the introduction of
robust energy standards.

Policy focus
With the level of energy consumption in
dwellings surpassing that of transport
and industry, the focus of energy policy
in the domestic sector shifted from
standards for new housing to retrofitting
existing stock. Policies such as supplier
obligations and the much-criticised Green
Deal looked to address the performance
of existing stock by funding improvement
to property fabric or systems that would
improve energy efficiency.
When we work out at policy level the
impact that retrofitting will have, we
often rely on regulatory models to help
us understand the associated energy
savings. The Reduced Data Standard
Assessment Procedure, which provides
the basis for energy performance
certificates, is often consulted in this
context. However, there is a growing body
of evidence that suggests that these
retrofits do not perform in the way the
models suggest for a host of reasons.
A study carried out in 2015 at Leeds
Beckett University found gaps between

predicted and actual performance of up
to 73%. Wider research in the area has
identified a series of issues with
the quality of work and building
pathology, such as poorly installed
insulation, use of non-specified materials,
poor detailing and failure to ensure
sufficient airtightness.
Fabric measures such as solid-wall
and cavity-wall insulation have received
some attention, but at the same time,
poor specification and commissioning
of heating and ventilation systems
is contributing significantly to the
performance gap.
One of the most complex areas is the
issue of people’s behaviour. While models
used particular expectations for energy
consumption, studies show that individual
households’ energy consumption can be
far from predictable. Occupancy, comfort
requirements and household incomes all
shape demand.
When we make a property more
energy-efficient, we are essentially
making energy cheaper, but if a
household is underheated for financial
reasons, the occupants may choose
to heat it adequately rather than save
energy. This is known as the Jevons
paradox or the rebound effect.
Individuals with chronic illnesses who
remain in their properties all day may
need higher internal temperatures than
models predict. Habits, values, ethics,
health and finances can all combine to
make a complex picture of energy use
that confounds our predictions and
creates a considerable performance gap.
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The Energy House Testing Facility at
the University of Salford
model that is incorrect, making the
performance gap difficult to establish.
This was highlighted in the Zero
Carbon Hub’s 2014 report Closing the gap
between design & as-built performance,
which identified many issues where initial
Standard Assessment Procedure models
were not reflected in the final building due
to design changes later in the process
(http://bit.ly/1yawkhq).
Recent work at the University of
Salford found that using measured data
rather than assumed values in dynamic
models led to a change of 13%, narrowing
the performance gap in the modelled
energy consumption.
Given the number of variables in
the process, the existence of the
performance gap in particular houses is
almost inevitable. From a practitioner’s
perspective, however, it is important to
understand that the performance gap will
persist. But this does not mean that as a
profession we should accept so big a gap.
Building surveyors have the skills to
address performance issues in existing
properties; building pathology expertise in
particular is vital to ensuring good energy
performance. We have been hampered in
addressing some issues on large-scale
energy efficiency projects by a lack of
specialist assessment and understanding
of the long-term impacts that changes
will have on older properties.
Some of the tools that have been
used in research, such as thermography,
airtightness testing and U-value
measurement, could become useful
on-site checks for practitioners. Improved
understanding of the performance gap
and an increased range of tools create
an opportunity for surveyors to shape the
next wave of retrofits and learn from the
lessons of the past 10 years. C

Model weaknesses
Much of the research, however,
compares measured performance to
the expectations from the model, and on
occasion does not pay enough attention
to potential weaknesses in the model
itself. So it is possible that the measured
performance is being compared to a
Image © University of Salford

Dr Richard Fitton is a lecturer in energy
efficiency at University of Salford
r.fitton@salford.ac.uk
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D ispute resolution

Ask an expert

I

Conflicts of interest

Kevin Woudman explains how independent experts can
offer an effective way of resolving disputes

In November 2016, RICS
published its Independent
expert determination
UK guidance note. This
provides detailed guidance
to all surveyors involved
in independent expert
determinations and
includes sections on terms
of engagement, case
management, evidence, points
of law and technical issues,
as well as the determination
itself and costs.
Independent expert
determination is well suited to
construction-related matters,
such as quality of work and
completion issues under
development agreements or
specific technical disputes,
and in the areas of service
charge disputes and
dilapidations as well.
Indeed, RICS runs a
Dilapidations Dispute
Resolution Scheme designed
specifically for the resolution
of such disputes at lease end
and based on independent
expert determination.
Most disputes can,
in fact, be resolved by
the independent expert
determination route, and
ad hoc agreements to refer
a dispute to an independent
expert are common.
Unlike either judges or
arbitrators, an independent
2 0 J uly/august 2 0 1 7

expert determining a dispute
brings their own knowledge
to bear on the issues, and is
entitled to form a view based
entirely on this expertise,
without the need for evidence
from the parties.
However, independent
expert determination shares
some of the advantages of
arbitration – in particular
speed, privacy and the ability
to choose the decision-maker,
or have a suitable person
appointed by a third party.
Expert determination is
purely contractual, though,
and it should be remembered
that there is no legislative
underpinning, no procedural
code and little case law
governing the appointment or
conduct of a surveyor acting
in this capacity.

Key requirements
It is therefore vital that
surveyors appointed to act
as independent experts
recognise that there are
important differences
between an arbitrator and
an expert, and the following
essential requirements should
be stressed:
bb independent experts
are appointed to determine
the dispute referred to
them based on their own
investigations, knowledge
and experience
bb they may be liable for
damages if either party is
able to show that an expert
has been negligent, either
in the assembly of material
relevant to the determination
or in the application of
their professional skill and
judgement to that material
bb experts must ensure
that they settle terms of

engagement with the parties
in writing before commencing
the procedure, if any, that
they have chosen to adopt,
because they will be unable to
obtain support from statute at
a later stage
bb independent experts must
deal with the specific issues
referred to them.

Powers and duties
Parties who include in
their agreement a clause
for settling by expert
determination any dispute
within the scope of that
clause are thereby referring
those disputes to private
determination rather than to a
court of law or processes that
are overseen by the courts
such as arbitration.
Since it is the parties who
give the independent expert
the authority to act, they can
also agree the principles and
procedure that are to apply in
any dispute that may arise.
The first rule for
independent experts is
therefore to look at the
agreement under which
they are being appointed to
see what it provides, given
that there is no statutory
framework on which to
depend and little case law
that is of assistance.
Because expert
determination is a consensual
procedure, the parties are
free to agree how their
dispute is to be determined.
Therefore, they could also
override the mechanism that
is laid down in the agreement
– including any special
requirements pertaining to
the appointment – and agree
a different procedure for the
determination of their dispute.

The overriding principle is
that every independent expert
should be impartial at the time
of accepting an appointment
and must remain so during
the entire proceedings until
the final decision has been
rendered, or the proceedings
have otherwise terminated.
Accordingly, if they have
any doubts as to their ability
to be impartial, independent
experts must decline to
accept an appointment or,
if the reference has already
been commenced, bring the
new circumstances to the
attention of the parties.
The guidance is designed
primarily to assist those who
are appointed either by the
RICS President or directly
by the parties to a dispute
to serve as an independent
expert to determine that
dispute. It is, however, also
intended to assist the parties
themselves, and those acting
for them, by making them
aware of the procedures likely
to be followed.
Independent expert
determination is now
classified as a kind of
alternative dispute resolution
(ADR) and is one type of ADR
suggested by the courts in
preference to litigation. It is,
therefore, a dispute resolution
route of which all building
surveyors should be aware. b

Kevin Woudman FRICS is lead
author of the RICS Independent
expert determination guidance
note and managing director of
AKD Consulting Limited
ktw@akd-consulting.co.uk

RICS Independent expert
determination guidance note
www.rics.org/independentexpert
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Talk the talk
Communication and negotiation is a mandatory competency for building surveying, and
Ewan Craig, a speaker at RICS’ annual It’s Your APC conference, offers guidance

C

ommunication and
negotiation is key to
working with others
successfully, and
should be clearly
demonstrated in
building surveying
practice. It will take
many guises when providing technical
services; selecting and using appropriate
communication is part of this skill,
enabling all parties to have a clear
understanding of the situation and also
enhancing the other competencies.
Examples relating to the technical
competencies include the following.
bb Building pathology: evident in
ascertaining and clarifying the brief,
gaining further information from people
on site, carrying out research into the
issue and then relaying the findings to the
client in a way they can easily understand.
bb Conservation and restoration:
the Communication and negotiation
competency can be seen in identifying
and selecting appropriate means of
informal and formal communication with,
for instance, the supporting grant bodies
and amenity societies involved in the
refurbishment of a heritage property.

The levels
The requirements for this competency by
level are as follows.
At Level 1
Demonstrate knowledge and
understanding of effective oral, written,
graphic and presentation skills including
the methods and techniques that are
appropriate to specific situations.
At Level 2
Provide evidence of practical application
of oral, written, graphic and presentation
skills that are appropriate in a variety of
situations, specifically including where
negotiation is involved.
At Level 3
Provide evidence of evaluation of your
communication in a variety of situations.

The competency is only required to Level
2 on the building surveying pathway, so
Level 3 is not shown in the pathway guide.
You should be familiar with the
communication and negotiation issues
in your submission documents, and be
ready to address questions on them and
on related matters.

Questions
Actual questions are based on the
candidate’s experience, which should
be at Level 2 but could exceed this. Two
examples are given below.
Would you please explain your
communication and negotiation
with the residents, contractor and
housing manager on the quality of the
maintenance service and works to
portfolio C?
This question is aimed at Level 2
candidates. The answer should explain
pertinent issues to support your
application of knowledge.
This was a routine check on the work
and services of the Measured Term
Contractor (MTC). I received the brief
and confirmed this in writing with the
client. I arranged an appointment by
telephone with them and the MTC to view
the latter’s documentation, which I then
confirmed by email. I also contacted the
residents concerned, by telephone, to
arrange access, from a randomly selected
sample of MTC-invoiced jobs for those
particular properties.
I confirmed the appointment by email,
or in writing where email was unavailable,
with each resident. I did have to negotiate
possible appointments with the residents
to try to ensure they were conducted with
efficiency. When visiting each property, I
discussed the maintenance service with
the resident and gleaned their views,
using neutral questioning to remove bias.
I also obtained information from the
housing manager on their opinion of the
service with a more technically focused
set of questions, through meetings and
telephone calls. I spoke directly with the

MTC staff to clarify and gain supporting
information. I prepared a written report,
which was then emailed to the client,
covering quality, value, process and
customer issues in an agreed format. I
discussed the report by telephone with
the client and confirmed the conversation
by email with them.
Could you briefly describe your
approach to communication and
negotiation for the final design of the
extension to house B?
The domestic client had instructed
the practice to design and specify an
extension to their house. The final design
followed the written confirmation of the
instruction, development of the brief and
the initial designs. I found plans and 3D
sketches to be the most effective way to
present and discuss the extension design
at client meetings as the client found
these easier to visualise. They wanted
some changes that would have increased
the costs significantly, and I discussed
these carefully with them, balancing
their priorities with the budgets. The final
design was confirmed as a set of printed
plans and 3D sketches with the client.

Care
Given the time constraints of the
APC, your answer should be brief but
comprehensive. Care should be taken to
demonstrate your own skills, abilities and
knowledge to the assessors. C

Ewan Craig is an APC assessor
and Associate with Ridge and Partners LLP
ecraig@ridge.co.uk

For details on the APC pathway guide for
building surveyors, please visit
www.rics.org/bsapc
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H ealth and safet y

Hidden hazard
Despite the best efforts of surveyors many buildings
will still contain asbestos. Paul Phillips explains how
to deal with any encountered unexpectedly during
refurbishment projects

A

ny maintenance
or planned works
will need to have
asbestos surveys
carried out prior
to any potential
disturbance.
While many of
the obvious asbestos-containing
materials (ACMs) have been removed
from buildings over the past 30 years, it is
estimated that 2.4m homes and as many
as 75% of commercial, industrial and
municipal properties still contain some,
most of which are hidden in the fabric of
these buildings.
According to the Health and Safety
Executive (HSE), asbestos accounts for
more than 4,000 deaths each year in the
UK – a figure expected to go on rising
for at least the next 10 years. Asbestos
is therefore a key health and safety
issue for building surveyors to manage
throughout a building’s lifecycle.

Inadequate information
As many as one in 10 building projects
involving properties built before 2000
encounter significant quantities of
unanticipated ACMs. There can be
several reasons for this, but it tends to be
due to inadequate asbestos information.
A common misconception is that a
management asbestos survey is sufficient
to inform maintenance or refurbishment.
Areas
that need
intrusive
surveying
should be
identified

However, such surveys typically only
assess surface materials, and if the works
are likely to involve disturbing the building
fabric then hidden asbestos not identified
on the report may be encountered.
Some ACMs are located beyond the
reach of even an intrusive refurbishment
and demolition survey, which assesses
all areas associated with the works.
For instance, the removal of asbestos
insulating board (AIB) often reveals
another layer behind it, contaminated
debris in the void or even redundant
pipework lagged with asbestos insulation.
The additional costs of remediating
such situations may well be
overshadowed by the inevitable delays
to programme and the disruption to the
project team, other contractors and
the building’s occupants. By the time
the asbestos consultant visits the site,
samples the material and verifies that it
contains asbestos, you may have already
lost three or four days.
You then need to contact your licensed
asbestos removal contractor, who will
visit the site to assess the work and give
a quote; in turn, you may have to get the
additional spend authorised then place an
order with the contractor.
If the material is deemed licensable –
that is, it is AIB, spayed coatings or pipe
lagging – the contractor must inform
the HSE, and a 14-day interval must
be observed before a start date can
be agreed. If we suppose three or four
days are needed for set-up and removal
before the analyst can issue a certificate
of reoccupation, you have probably lost
three or four weeks on your programme
– and this is the best-case scenario,
assuming consultants and contractors
are already procured and available at
short notice.

asbestos survey. Although it is not
mandatory, UK Accreditation Service
assessment against ISO 17020 is a good
benchmark for an asbestos consultancy.
Make evidence of such accreditation
mandatory, and obtain evidence that the
consultancy has experience of working
on the type of buildings involved.
Also, give the consultancy as much
background information as you can
about the building and project to let it
plan the survey accordingly and match
its methodology to the works involved.
If you have a scope or specification
for the building works, pass this to the
consultancy so it can accurately target
areas for intrusive survey. For complex
works, you might consider providing
the building’s plans so it can also locate
service ducts, voids and risers where
much ACM is likely to have been placed.
You may also consider commissioning
an asbestos specification before you
procure any removal works. Prepared
by an independent consultant – possibly
your survey company – this will provide
a forensic interpretation of the inventory
of ACMs in the surveyor’s report, which
will have recorded the findings but not
necessarily assessed the implications.
The specification should be prepared
in consultation with stakeholders such as
the facilities management team, building
contractor or wider design team, so it
accounts for the locations, methodology
and extent of planned activity.
The specification can then be used in
the procurement of a licensed contractor
and remove the uncertainty that can lead
to unforeseen or unquoted work arising
later in the project.
This will require some investment,
perhaps costing a few days’ work to
compile and complete, but such a
forensic approach could reduce removal
costs by as much as 30% and provide the
detailed analysis that should prevent any
nasty surprises from occurring. b

Paul Phillips is Operations Manager at asbestos
consultancy Global Environmental
paul.phillips@globalenvironmental.co.uk

Asbestos survey
So how can you mitigate this eventuality?
First, make sure you appoint a reliable,
competent organisation to carry out
the refurbishment and demolition
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Related competencies include
Building pathology,
Health and safety, Inspection

Image © Global Environmental

Health and safety
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Jeffrey Tribich considers how
surveyors can cope with the growing
threat of urban gulls

It’s a gull thing

G

ulls are receiving ever more
publicity and were even the
subject of a debate in the UK’s
House of Commons in early
February, when Oliver Colville,
Conservative MP for Plymouth,
Sutton and Devonport, declared
that “as we head into the
summer, we could very well see
gull wars on our high streets!”
(http://bit.ly/2nfgKoh). Colville
expressed concern about the
effect on his constituents and on tourism – but how can gulls
affect us as surveyors?

Town migration

Seagulls are a regular sight in coastal areas. However, more
and more gulls are moving into towns and built-up areas to
feed and rear their young as fish stocks become scarcer and
the easy pickings from litter and household refuse make urban
environments more attractive.
Breeding pairs start to court each other in April and nest
building begins in early May, with urban birds making nests that
they will use year after year. Gulls are social creatures, and once
roof nesting gets a hold, other gulls will start to nest on adjacent
buildings until their numbers increase to the point that a colony
is established.
In England, Wales and Scotland gulls are protected by the
Wildlife and Countryside Act 1981, and anyone killing, injuring
or taking a bird, damaging or destroying its nest or taking or
destroying its eggs is guilty of an offence. However, if there are
public health or safety concerns, the government may issue a
general licence to allow control measures to be taken.
Gull attacks are generally associated with them swooping to
take food. However, during the nesting season, gulls are known
to be particularly aggressive, and they will attack you if they
believe that you are too close to a nest or chick and do not heed
their warnings.
The warnings usually come in several stages. First comes
the “gag call” – a low, repeated warning that essentially means
“go away”. Next is the low pass, within a metre or two of the
intruder’s head. Then aerial operations commence in earnest.
Phase one is bombardment: gulls target the perceived threat
with droppings and vomit. Phase two is all-out attack – usually a
low, raking strike to the back of the head with talons extended.
Image © Alamy

Much of the colony will often become involved in the attack.
The RSPB advises that a safe distance from a gull nest or young
is around 10m.

Surveying risk
As surveyors, what steps should we take if we encounter gulls?
bb Keep your eyes and ears open, and learn what the gulls are
trying to tell you. Do not ignore their warnings, whether you
are working on a roof or ascending in a mobile elevating work
platform (MEWP).
bb If gull behaviour is threatening or distracting while you are
working at height, stop the inspection to assess the situation.
bb If you are ascending in a MEWP and feel threatened by or
uncomfortable about the risk, ask to stop the inspection to
assess the situation.
bb If, on assessing the situation, you cannot undertake the
inspection from a suitable distance and conclude that it would
not be safe to continue, abort the inspection, make your
manager aware and inform the client.
bb Re-arrange the inspection when the risk is removed or
reduced and it is safe to continue.
bb If in doubt, err on the side of caution.
Nesting in and around roofs is common, and it follows that roof
or high-level inspections for engineers or surveyors will carry
additional risk during the nesting season. Work at height already
has a significant risk profile, and risk is increased if we are
distracted by the presence of aggressive gulls. You should be
aware of the additional risk during the nesting period from April
to July and reflect this in your risk assessments before going on
site, and in the precautions that you take while there. b

Jeffrey Tribich is an associate at Malcolm Hollis LLP
jeffrey.tribich@malcolmhollis.com

Related competencies include
Health and safety, Inspection
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I nternational

A world of
difference
Chris Skinner offers a global perspective on the
definition and role of the building surveyor

I

n the UK, the role of a
building surveyor is a
well-established one,
recognised by all in
the construction and
property industries. But
this has not always been
the case.
RICS did not establish a building
surveying division until 1973, when
general practice surveyors identified the
need for professional advice on ageing
building stock, work that was often
unfavourable for architects and other
construction and property professionals.
RICS subsequently established
accredited courses.
Outside the UK, there is generally more
familiarity with other built environment
professionals such as quantity surveyors,
architects and engineers. When on
holiday in Australia recently, I discovered
that what is referred to there as a
“building surveyor” is what is known as a
“building control surveyor” or “approved
inspector” here in the UK.
This, along with my experiences of
working in Europe, has prompted me
to question how the rest of the world
understands the role of what the UK
calls a “building surveyor”. I have been in
contact with professionals from various
world regions to find out.

Central and eastern Europe
In western Europe, technical advice and
building surveyor services are broadly
recognised and undertaken in a similar
manner to the UK, but this is less the
case in central and eastern Europe.
However the exact term “building
surveyor” is not used; technical or
project engineers and others undertake
technical due diligence, management
and maintenance of building portfolios in
addition to project management work.
The demand for technical advice has
increased in recent years, with more
overseas investment and an active
2 4 J U LY/A U G U S T 2 0 1 7

transactional property market providing
a good source of work. Clients, investors
and lenders are generally becoming more
risk-averse – particularly in technical due
diligence work – because of the recent
financial crisis, which had a significant
impact in mainland Europe.
Overall, the role of a building surveyor
is increasingly practised in both
professional and project work across
Europe but under different titles, by
property professionals who generally
have a background in building pathology
or building engineering as well as building
surveying, and are not always regulated
by the RICS as building surveyors.

Australia and New Zealand
The term “building consultant” has arisen
in Australia because, as mentioned, the
term “building surveyor” has been used
for what the UK knows as a building
control surveyor. Those taking on the
latter role are effectively responsible for
enforcing the Building Code of Australia
and are governed by the Australian
Institute of Building Surveyors (AIBS).
The role of the building consultant,
on the other hand, is primarily that of
a UK building surveyor – managing
refurbishments or repair works, defect
diagnosis, technical due diligence and
so on.
Since the downturn, the Australian
economy and construction industry have
performed well, with increasing foreign
investment and strong financial sectors.
The economic situation combined with
the need to refurbish an ageing building
stock, which has its fair share of legacy
issues and deleterious materials, has
created a high demand for the built
environment professions generally.
The role of the building consultant
in Australia is catching up with that of
the building surveyor in the UK, but
there is a fight over the name. RICS has
only recently begun working to claim
it back from AIBS; for example RICS
Image © Shutterstock

has trademarked the term “Chartered
Building Surveying” in Australia.
In New Zealand, the demand for
building surveying is very high, primarily
as a result of damage caused to
properties by the recent earthquakes and
the need to address the leaky building
legacy issues, which were the result
of the poor design and construction of
timber-framed buildings during the 1990s
and early 2000s.
While there are fewer issues with
differing terminology in New Zealand, the
building surveying role and indeed RICS
itself are not generally well recognised.
In both locations, the recruitment
of building surveyors or consultants is
difficult – particularly in New Zealand,
where there are no degree courses to
qualify potential professionals for the role.
UK-educated professionals are therefore
the main source of building surveyors.

North America
A property condition assessor (PCA) is
as close as the USA gets to a building
surveyor. The PCA’s role is qualitative
in nature: they produce a report that
offers their opinions on the probable cost
for the repair or replacement of major
components and systems over, typically,
a 10-year period. Wider project work and
built environment roles are undertaken
by other professionals, such as project
managers, architects and specialist
engineering consultants.
Therefore, no-one practises as a
building surveyor in the USA as we would
understand the role in the UK. While
professionals from other disciplines offer
technical services, they do not have a
building surveying background; neither
are they regulated by RICS.

Asia
The role of a building surveyor is not
consistently recognised or defined
across Asia, other than in former British
territories such as Hong Kong and
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Singapore where it is well established
and similar to that in the UK. Here,
building surveyors carry out technical
due diligence, condition and feasibility
surveys, serve as expert witnesses,
and monitor and manage projects and
development. RICS also has a strong
presence in these locations.
China’s economic slowdown is affecting
investment in the market, which in turn
affects demand for building surveyors,
but major government projects are also
a large source of work. Other prospects
are continually arising as well, such as
in Myanmar, which is now opening up to
foreign investment.
The influence of expatriates in some
former British territories has enabled
RICS and building surveyors to become
established there, but this is not the
case across Asia. However, the market is
positive, with growing foreign investment
and developing local markets creating
work for built environment professionals.

Different hats
From this quick summary, it is clear that
the role of a building surveyor is being

practised across the globe but under
many different hats. The requirement for
the various roles a building surveyor fulfils
is increasing. Overseas investment and
a risk-averse approach by clients to the
built environment, along with increasingly
complex or ageing building stocks are all
developing recognition of and demand for
building surveyors from clients – whether
they are called a building surveyor or not
is a different matter.
Inevitably, the role of a building
surveyor can be, and is, fulfilled by others
in some instances – architects, engineers,
technicians and so on. These rather
than the building surveying profession
may be may be recognised by their own
relevant governing bodies – a situation
that, as Australia shows, can be difficult
to reverse.
The global disparity does bring into
question the consistency and quality of
services that are on offer. RICS’ approach
of providing global practice standards,
such as the upcoming Technical Due
Diligence of Commercial Property
practice statement, will certainly help to
improve consistency.

Where there are no specific building
surveying degrees, building surveyors in
practice are often either from or educated
in the UK. The development of
RICS-accredited building surveying
courses will be a central part of the
education and development of local,
chartered building surveyors.
RICS’ accreditation of degrees in more
countries will also increase awareness
both of the role and of the organisation
itself enabling building surveying to
compete on a more level playing field
with other more well-recognised built
environment professions. C

Chris Skinner is an associate building
surveyor at Savills
cskinner@savills.com

More time surveying, less time typing
OutSec is the UK’s leading web-based transcription company
specialising in the property sector. We are dedicated to ensuring
high-quality, perfected reports for our clients with a fast turnaround.
Specialist departments handle transcription directly into the RICS
Worksmart iSurv system, ValEx or other third party surveying software
(such as Quest) or into your own custom template.
Our secretarial typing service offers:

Reports including:

• No set up fees, contract, fixed costs or minimum spend

• Project management reports

• Dedicated British OutSec secretaries qualified in the

• Expert and witness submissions

property sector and familiar with all terminology,

• Purchase & sales reports

accents and nuances.

• Building and house surveys

• Reliable, fast, accurate and simple to use service
tailored to your needs
• Highly confidential with secure data transfer

Contact us today

• Record and upload dictation from any location via the

0870 243 0294
sales@outsec.co.uk

OutSec App for iPhone, android, or digital recorder

www.outsec.co.uk

Our most important client is YOU
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Glass for
period windows

The London Crown Glass Company specialises in providing
authentic glass for the windows of period buildings.
This glass, handblown using the traditional techniques
of the glass blowers, is speciﬁed by The National Trust,
the Crown Estates and indeed many others involved
in the conservation of Britain’s heritage.
Specify authentic period glass for your restoration projects.

THE LONDON CROWN GLASS COMPANY
21 Harpsden Road, Henley-on-Thames, Oxfordshire RG9 1EE
Tel 01491 413227 Fax 01491 413228
www.londoncrownglass.co.uk

J. & J.W. LONGBOTTOM LTD
Bridge Foundry, Holmfirth, Huddersfield HD9 7AW

Ironfounders
Cast Iron Gutters
Ornamental Hopperheads
Rainwater and Soil Goods
Gratings, Air Bricks
Exclusive Pattern Range
Comprehensive Stocks
for prompt delivery
Tel: 01484 682141 Fax: 01484 681513
for our fully illustrated catalogue
To ad ve rtise con t a c t J a m e s C a n n o n +4 4( 0 ) 20 7 8 7 1 5 7 3 4 or jamesc @wearesu nday. c om
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Signing off

After six years as Chair
of the RICS Building
Conservation Forum, it is
time for me to sign off and
reflect on my experience,
as well as thanking the
volunteers and the lovely
RICS staff – Alan Cripps,
Elspeth Rumary and
Hannah Matthews-Jones –
who have supported me.
I also wanted to offer
some assistance to the
next Chair. For instance, I
was shocked at the number
of complaints I fielded in
the first few weeks in the
role: I was told that RICS
should be doing this or that,
that surveyors in general
were undertrained, or that
I should be dealing with
particular problems.
Although the complaints
have become less frequent
in recent years they now
encourage me, because
most people who are
moved to complain care
very deeply indeed about
RICS, its standards, building
conservation and how the
Chair views the profession.
Resolving complaints can
be the most satisfying part
of the job – and I hope you
feel that I did my best.

Images © Henry Russell; Alan Forster

I have been in this
role through a time of
considerable austerity,
and observed the impact
on our sector. However,
the projects in which I
have been involved – such
as VAT consultations,
heritage protection
reform, developing RICS’
accreditation mentor
project, sharing resources
with other professional
bodies and the Penfold
Review of development
consents – are all about
doing better with less.
Regardless of resources,
some projects succeed
and some fall away. What
makes the difference is
partly the quality of an idea,
but critically whether or not
people will commit to it.
The mentoring project,
for instance, saw a dozen
accredited surveyors
mentor and support
the next generation of
surveyors, and it proved
to be a success – the
numbers in the scheme
have nearly doubled –
thanks to the commitment
that was demonstrated and
encouraged by John Klahn
and Heidi Shankster.
They have worked
with many RICS member
volunteers over the years;
a full list appears at
communities.rics.org. All
these people have provided
exceptional training, and
often found that teaching is
the best form of learning.

Lynda Jubb
is the outgoing Chair of the RICS
Building Conservation Forum and
Director and a chartered surveyor at
Jubb & Jubb Ltd
lynda@jubbandjubb.co.uk

From personal
experience, I have observed
that if we build the sector,
it will expand in influence
and improve the lives of
everyone involved. I owe
huge gratitude to all those
who have shown me what
commitment means and
how it works.
Finally, a big “thank you”
to the forum for asking
me to share the good
times, and work with such
amazing folk. Launching
Heritage Works with
Historic England, providing
CPD, addressing a select
committee on repairs for
the Palace of Westminster
and helping sift the Heritage
Angel Awards are all
achievements that spring
to mind.
The best task, however,
has been coordinating the
board as it helps prepare
the journal and the summer
school. It liaises regularly
with client groups, other
RICS professional groups
and external organisations,
all the while contributing
to developments in
accreditation, policy
consultations, guidance and
RICS awards.
It has been a worthwhile
experience and I do
recommend it – if you
can get through the first
few weeks. Thank you,
members of RICS Building
Conservation Forum, for
an experience that I will
treasure forever. C
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Conservation skills
and education

Education is at the heart of the heritage profession, says Henry Russell

Heritage homework

T

he care of historic
buildings is a key
skill in its own
right. Most of the
built environment
professions have
recognised this and
have established
conservation accreditation schemes for
members; such accreditation is often
necessary for those working in certain
sectors or managing projects that are
supported by grants. RICS can take pride
in the knowledge that it started the first
accreditation scheme in 1992.
There are now four accreditation
schemes for architects – the Architects
Accredited in Building Conservation
programme, and those run by the Royal
Institute of British Architects, the Royal
Incorporation of Architects in Scotland
and the Royal Institute of the Architects
of Ireland. Civil and structural engineers
have a joint scheme, and the Chartered
Institute of Architectural Technologists
operates another.
Postgraduate conservation skills
training has been available since the
University of York’s building conservation
master’s course started in the 1970s.
Most other courses date from the 1990s,
and one of these is RICS’ postgraduate
diploma in building conservation; although
this no longer exists in the same format,
the University of Reading’s MSc course
closely resembles it.

Heritage protection
Since the introduction of modern town
planning legislation in the 1940s, changes
continue to be made to enhance the
protection of historic buildings and
landscapes. The current regime of listing
buildings dates from the late 1940s, and
the Civic Amenities Act 1967 extended
this approach to conservation areas. The
protection of monuments by scheduling is
much older.
The primary conservation legislation in
England is the Planning (Listed Buildings
and Conservation Areas) Act 1990, as
amended; Wales, Scotland and Northern
Ireland each has its own legislation.
Policy and guidance has developed
more rapidly. For years, we were well
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served by Planning Policy Guidance
(PPG) 15, which applied to historic
buildings, and PPG 16, which applied to
archaeology, and these were replaced by
Planning Policy Statement (PPS) 5 when
the draft Heritage Protection Bill was
published in 2008. Although the latter
never saw its way to the statute book,
PPS 5 introduced us to the new language
of “heritage assets”.

This short document provides guidance
for education and training programmes
for professionals and craftspeople.
Its 14 brief guidelines are founded on
understanding buildings and structures,
making balanced judgements, the
technical skills that are needed for
repair and conservation, and devising
management strategies.

Historic context

As a starting point, programmes
cover conservation philosophy and
approaches, which comprise the theory
underpinning all conservation activities.
An understanding of building history from
both the architectural and construction
points of view is essential, as quirks of the
building may be readily explained.
The legal and policy frameworks
relating to historic buildings are
imperative to learning as well. Protection
of the historic environment is largely
exercised through the planning
system, with separate consent regimes
for scheduled monuments, and
understanding these processes as well
ensures projects can proceed smoothly.
Practical conservation skills are central
to most programmes. The ability to
understand and assess the condition of
traditional buildings and the materials
and techniques used to build them helps
professionals deal with the bulk of our
existing building stock, whether listed
or not.
Many programmes will encourage
students and those early in their graduate
careers to consider how historic buildings
can be made more energy-efficient.
While protected buildings are exempt
from Part L of the Building Regulations,
it makes economic and ethical sense
to ensure they achieve the best energy
performance within the limitations of their
structure and historic interest.
Heritage management is a broad
term. It concerns the way in which the
historic environment can accommodate
changes and respond to new pressures.
At a strategic level it may involve
the production of a conservation
management plan – which is often
required for major projects, especially
those with grant funding. At an everyday

The Council on Training in Architectural
Conservation (COTAC) has played a
key role in developing conservation
education, principally at postgraduate
level. While COTAC has facilitated some
postgraduate building conservation
programmes, entry to the surveying,
planning, architectural or engineering
professions requires a wider range
of basic skills to be demonstrated.
Conservation education is a later
specialisation for most professionals.
However, a number of universities
now offer some conservation modules
as part of their undergraduate courses,
and these tend to be popular where they
do exist. Given that the UK construction
industry is equally divided between
new-build properties and the
refurbishment of existing stock,
practitioners need to understand
construction materials and techniques
from all historic periods.
Conservation programmes in the UK
base their courses on the Guidelines for
Education and training in the conservation
of Monuments, Ensembles and Sites,
published by the International Council
on Monuments and Sites (ICOMOS) in
1993 (http://bit.ly/2pCzYEI). Its language
is international and monuments in this
context include historic buildings.
Students on a field trip at Lydiard
Tregoze Church, Swindon, Wiltshire

Course content
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Students at Avebury stone
circle, Wiltshire

Students visit Bletchley Park code-breaking
centre, Buckinghamshire

level, facilities and maintenance
management may also be covered.
Other subjects that may be addressed
are contracts, as well as procurement
and design in historic contexts. There
are special considerations for heritage
projects when it comes to procuring
works, and many procedures that are
normally used in the wider construction
industry need to be modified when it
comes to historic buildings; indeed,
many may not be appropriate at all.
Where students have no design training,
ensuring that they have the necessary
understanding can be best achieved by
teaching them design evaluation.

Challenges
Three factors have posed problems in
conservation education in recent years.
The first is the increased breadth of
skills that are required by conservation
practitioners. Education providers have
responded to this in different ways. Some
programmes have specialised in aspects
of technical conservation, for example;
they may provide skills in timber framing
or the management of conservation
construction projects.
Others may take a heritage
management position, tackling
conservation from more of a strategic
planning point of view. Other programmes
again offer elective modules so students
can choose their own specialist areas,
such as design, procurement and
management of heritage assets.
Conservation draws on many
disciplines and there is the opportunity
for course directors to consult academic
colleagues in other departments such
as real estate, planning, archaeology,
construction, architecture and history.
Where this collaboration is possible in
universities, it can give added depth to
the programme content.
The second challenge, one of the
most significant, is in the way we assess
historic buildings for their capacity to
Images © Henry Russell

accommodate change. There has been
a shift from regarding the historic fabric
of a building as sacrosanct towards a
values-based approach. Much of this can
be inferred from the ICOMOS Venice
Charter of 1964, as developed in the
Australia–ICOMOS Burra charter.
Modern international conservation
policy and practice is founded on the
Venice Charter, but this was developed
in the Burra Charter in 1979 to take into
account sites such as the eponymous
former tin-mining settlement in South
Australia, where there are no buildings
of outstanding architectural importance,
rather, a rich array of commerce, industry
and social values.
This approach is now firmly embedded
in planning policy, so any proposed
changes or alterations to an historic
building must be justified in these
terms. Maintaining the historic fabric
will of course remain a key priority.
Deriving from section 1 of the 1990
act, the statutory test in England is the
impact that a change will have on the
architectural and historic interest of the
building, but legislation has yet to catch
up with current policy and practice.
There is a hierarchy of primary
legislation, secondary legislation, policy
and then guidance. In England, the
National Planning Policy Framework and
supplementary guidance have taken the
lead; the wider range of values come into
play when applying for grants.
The Heritage Lottery Fund, for
example, will require consideration
of values including social, spiritual,
landscape, environmental, technological,
to name a few. Conservation practitioners
who can think in these terms will have a
skill set that enables them to articulate a
case for change.
The last challenge involves the
changing dynamics of heritage
management. Local authority
conservation officers have declined in
numbers over the last decade. Data

from the Institute for Historic Building
Conservation shows that there are 33%
fewer conservation officers working for
local authorities than there were in 2006.
Some have none at all, so heritage work
there will be carried out by in-house
planners or external consultants.
The significance of this is that the
source of conservation planning advice
is shifting from local authorities to the
private sector. This change may be
exacerbated if proposals for independent
consultation to process listed building
consent applications are implemented.
Conservation students need to have
the basic technical skills, but they must
be prepared for a changing professional
world in which they can justify their
actions against more sophisticated
standards. The wider use of building
information modelling in the heritage
sector and the effects of climate change
on the historic environment are posing
fresh challenges.
In such a complex area of practice,
they also need to be aware that standard
approaches are rarely right. Those
looking to pursue a career in this field
need to know when to ask for expert
advice, making working in conservation a
satisfying career, where no task or day is
the same. C

Henry Russell OBE FRICS is director of the MSc
Conservation of the Historic Environment
programme at the University of Reading.
h.j.g.russell@reading.ac.uk

Related competencies include
Conservation and restoration
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School’s on for summer

T

Marianne Suhr introduces the Building Conservation Summer School

he Building
Conservation
Summer School
organised by
RICS began with
a chance meeting
between myself and
Stephen Boniface, a
chartered building surveyor, at the finals
of BBC2’s Restoration in 2003.
We both lamented the profession’s
lack of awareness of traditional repair,
particularly among graduate building
surveyors. We enlisted Adrian Stenning, a
chartered quantity surveyor, and Matthew
McKaig, a chartered surveyor from RICS
South West, to help organise the first
Building Conservation Summer School in
2004, joining forces with the Society for
the Protection of Ancient Buildings to run
a series of expert lectures.

Now in its 13th year, the school is
a fixture in RICS’ calendar, training
more than 500 surveyors and other
professionals over four days. Historical
lectures and technical discussions
cover areas such as damp, conservation
philosophy, decay, structural diagnosis
and energy efficiency, with specialised
presentations considering particular
materials such as stone, glass and brick.
There is also a “lime day”, when everyone
can get their hands dirty mixing mortars
and plasters and has a chance to wield
a trowel, led by myself and conservation
builders Cliff Blundell and Sean Wheatley.
The highlight of the week is always the
evening tour of Cirencester with artist,
sculptor and conservation practitioner
Rory Young, ending with wine and a look
around his house where art, craft and
architecture make for a unique building.

Although it began with graduate
surveyors in mind, the school is relevant
to a variety of disciplines and ages, and
allows experienced surveyors to develop
specialist knowledge or get up to speed
on current issues. As a result of increased
interest from such practitioners, we added
a further lecture day to the course last
year to look at a range of case studies,
giving an opportunity to hear about the
challenges faced when taking on work of
this kind and how to overcome them.
This year’s school takes place in the
charming surroundings of the Royal
Agricultural College in Cirencester. We
look forward to welcoming you. C
Marianne Suhr is a chartered building surveyor
at the Old House Consultancy
marianne@oldhouseconsultancy.co.uk

RICS & SPAB Building
Conservation Summer
School
10-14 September 2017
Royal Agricultural University, Cirencester
Conference chairs The Whitworth Partnership LLP Conservation Surveyor
Stephen Boniface FRICS and The Old House Consultancy Building Surveyor
Marianne Suhr will introduce this ﬁve day event with leading experts in the
ﬁeld, designed to provide you with a greater understanding of building
conservation philosophy and techniques, and new skills to use within the
workplace.
Our programme will allow you to beneﬁt from the ability to tailor your agenda
to include lectures, case studies, practical workshops and site visits.

Join us and book online at: rics.org/summerschool
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Alan Forster explains the necessity of understanding materials, ahead of our new
series of information sheets

I

The facts of the matter
t is easy to
forget the
role that
materials play
in our built
environment.
They are
culturally
engrained, to the extent that
they frame the epochs of
human development – the
Stone, Bronze and Iron Ages
– and are used frequently
in idioms with positive
associations such as “carved
in stone” or “good as gold”.
Materials are integral to the
pattern, texture and identity
of the world’s architecture,
shaping the way we design
and build. Materials and
construction innovation has
therefore enabled significant
leaps in design and aesthetic
expression, for instance, with
reinforced concrete allowing
fluidity of architectural form,
or the invention of float glass
technologies revolutionising
internal natural lighting.
Materials underpin our
professional practice and are
fundamental for construction,
repair and ultimately, recycling
and reuse. The materials
that we select can only be
evaluated effectively if we
have an implicit practical and
scientific understanding of
their properties.
Today, materials form an
increasingly important role in
fabric-first low-carbon design
for historic and contemporary
architecture. It is clearly a
design aspiration to specify
low-carbon materials that are
exceptionally durable. Yet all
materials deteriorate, and this
process is encapsulated in the
law of entropy, characterised
by increasing disorder in a
system with the passage of
time. Climate and the efficacy
of design, specification

Brick

Harl and
limewash

Concrete

Sandstone

Stained glass

Entropy in action:
corrosion

and construction play an
important role in accelerating
or arresting entropy.
Understanding materials’
performance and the way
they will deteriorate is a
time-honoured requirement.
Indeed, the Italian author
and architect Leon Battista
Alberti described the
“engines” of material decay
as “damp, frost, and storm”
compounded by the ”error
of mind and hand” in The
Ten Books of Architecture
in 1452. Materials, design,
construction and climate are
first-order considerations for
sustainable architecture, and
if the right choices are to be
made they must be given the
required analysis.
It is not easy to develop
a taxonomy for building
materials; traditional attempts
to classify them, though, have
included opposing pairs of
properties such as: organic or
inorganic; natural or artificial;

Terracotta

structural or non-structural;
porous or non-porous; and
elastic or inelastic.
Pragmatically speaking,
common material groups
include: concrete and
mortars; masonry materials
such as stone, brick and
ceramic; timber; metals
and their alloys; polymers;
composites; glass; structural
and non-structural unfired
earth; and roofing materials
such as slate and thatch.
These can be further
subdivided into innumerable
other types, such as
limestones and sandstones;
hardwoods and softwoods;
combed wheat reed and
longstraw, and so on.
The purpose of the Building
Conservation Journal’s new
series of materials information
sheets (MIS), which begins
in the next issue with a look
at glass, is to distil selective
yet significant information
relating to individual materials’

properties. The sheets
will include information on
manufacture, major uses, and
decay and defects.
Together, the MIS series
will offer a valuable resource
for building surveying
practitioners and direct
them to additional reading
on the subject. We will cover
the materials commonly
encountered by practitioners,
and as such, we would
welcome your views on
materials topics: please email
journals@rics.org C

Dr Alan Forster is Associate
Professor in the School of Energy,
Geoscience, Infrastructure and
Society at Heriot-Watt University
and Programme Director for the
MSc in Building Conservation
(Technology & Management).
a.m.forster@hw.ac.uk
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F inancing conservation

It could be
you …
Sara Crofts reveals the impact the
Heritage Lottery Fund has had on the
sector over the past two decades, and
the opportunities it offers for supporting
future conservation work

S

ince 1994, the Heritage
Lottery Fund (HLF) has
awarded £7.1bn to more
than 40,000 projects
from National Lottery
proceeds. Projects
funded have included
restoring natural
landscapes, rescuing neglected buildings,
recording diverse community histories
and providing specialist training.
By understanding, valuing and sharing
heritage, people can be brought together;
taking pride in communities and boosting
investment in local economies. We believe
that our heritage should be protected for
the future, and our aim is that everyone
should have the chance to explore and
look after it.
Highlights of our first 20 years include:
bb millions of people engaging with
heritage, including nearly a quarter of a
million volunteers
Stevens Windmill
in Burwell,
Cambridgeshire,
received money
from the HLF

bb more than 3,000 people undertaking
work-based training in heritage skills
bb more than 19,500 historic buildings
and monuments have been restored
bb the revitalisation of more than 850
public parks
bb in excess of 3,200 projects have been
funded to help conserve threatened
habitats and species.
Through our grant programmes, we
fund the full breadth of heritage in the
UK, investing in skills and growth and
helping heritage organisations thrive.
We are committed to ensuring that all
communities across the UK benefit from
lottery funding, and to recognising and
responding to local priorities.
Under our strategic framework for
2013–18 (http://bit.ly/2pDazul), we provide
a range of grant programmes that allow
us to protect the heritage you care about.
Our goal is to make a lasting difference
for people and communities, as well
maintaining our high standards as a
responsive and collaborative funder.
Using a strategic framework rather
than a plan enables us to provide
certainty as to how we will deploy our
resources while remaining flexible. It
also lets us update existing programmes,
introduce new initiatives and balance
our ongoing programmes with targeted
interventions when the need or
opportunity arises.

Funding for historic buildings
Looking after historic buildings can help
save the places people enjoy visiting;
providing communities with facilities they
need. At HLF, we are keen to support
projects that give a new lease of life to
historic buildings.
Our funding has helped to repair
structures as varied as London’s
3 2 J U LY/A U G U S T 2 0 1 7

Brockwell Park lido and the last
surviving court of back-to-back housing
in Birmingham. Conserving historic
buildings can kick-start regeneration
too. Transforming local landmarks
such as Belfast’s St George’s Market
(see image, above) and the De La Warr
Pavilion in Bexhill has drawn in more
visitors to these special places and
created hundreds of jobs, as can be
seen in the project evaluation reports
that we receive. At Middleport Pottery in
Stoke-on-Trent for instance, HLF’s £1.5m
investment in the flagship regeneration
project has saved 50 jobs and created 66
more already.
Over the past two decades, HLF
funding has:
bb repaired and transformed the historic
buildings central to many communities
bb given hundreds of historic places of
worship a new lease of life
bb allowed volunteers to try their hand at
building conservation
bb helped to remove historic assets from
the Heritage at Risk registers
bb regenerated dozens of historic
town centres
bb supported the care and maintenance
of a variety of local war memorials.

Key programmes
bb Our Heritage: an Our Heritage grant
of £10,000–£100,000 can help you
protect and share local heritage that
you care about. Projects can focus on
anything from personal memories and
cultural traditions to archaeological
sites, museum collections and rare
wildlife. Under Our Heritage, we can
accept applications from not-for-profit
organisations and private owners of
heritage and partnerships. If individuals or
for-profit organisations are involved, the
public benefit from the project must be
Images © HLF (left); Shutterstock (above)
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greater than any private gain.
bb Heritage Grants: this programme is
for larger heritage projects of any kind
with awards of more than £100,000. The
programme can support a wide range
of possible projects, including rescuing
an historic building, breathing new life
into an archive collection, setting up an
archaeological dig, helping people learn
long-lost traditional skills, looking after
rare species and habitats and much
more. Applications to our Heritage Grants
programme go through a two-round
process. This means that people can
apply at an early stage in the planning of
their project and get an idea of whether it
is likely to be funded before they commit
resources to it. Applicants can also ask
for funding to develop their project at the
first round so they can work up suitably
detailed and well-informed proposals for
their second-round application.
bb Heritage Enterprise: the cost of
repairing a neglected historic building
is often so high that conservation and
re-use are simply not commercially viable.
The Heritage Enterprise programme
makes such schemes possible by funding
some of the repair costs with grants of
between £100,000 and £5m.
Not-for-profit organisations are
encouraged to work with private partners
to repair derelict historic places and
give them productive and sustainable
new uses. The aim of this relatively new
programme, introduced in 2012, is to
generate economic growth, creating jobs
and opportunities in those places that
need it the most. An initial analysis of
the first three years of the programme
indicates that it is helping to create more
than 620 jobs and in excess of 19,000
trainee opportunities.

The Bishop’s Gate Hotel
To consider one project by way of
illustration, the Northern Counties
building in Derry/Londonderry, Northern
Ireland, which had been vacant and
derelict since 2006, has been brought
back to life thanks to investment from our
Heritage Enterprise programme. It is now
a 31-bedroom hotel, situated in the heart
of the historic walled city.
Its redevelopment marked a major
milestone for both the regeneration of
Derry/Londonderry and the Heritage
Enterprise scheme. The plan to transform
the Northern Counties was the first
to secure an award from the scheme,
comprising £784,000 in 2014. Now, with
the major construction and restoration
work completed, this much-loved but
neglected building has become an

already done by Inner City Trust in the
Garden of Reflection [an external public
art area] and the internal gallery area at
No. 16 Bishop Street.”

Statistics

93%

see heritage as
important to “the
country”

81%

see heritage as
important to “me
personally’

80%

say local heritage
makes their area a
better place to live

64%
76%

think local heritage
has got better while
they have lived in
the area
of lottery players rate
the HLF-supported
projects in their area
as good or excellent
value for money

Source: 20 Years in 12 Places
economic asset for the city.
HLF investment ensured that vital
repairs and conservation work to the
18th-century building became viable,
enabling experienced businesses to
occupy the commercial spaces that the
project created.
The HLF grant is also supporting jobs,
training opportunities and enhancing
Derry/Londonderry’s tourism offer. More
than 130 people were employed during
the construction phase, which would have
involved architects, quantity surveyors
and structural engineers to name a few
professions, with the hotel business itself
creating around 60 new jobs, boosting
the local economy.
The hotel, which opened in March
2016, hopes to draw more visitors to
this part of the city, sparking further
regeneration. According to the applicant’s
project evaluation report, “the presence
of a thriving hotel is helping to turn the
oft-mooted concept of a Cathedral
Quarter into a reality and the blossoming
artistic and cultural concerns around
Pump Street and London Street are
adding further to our tourism offer. The
hotel perfectly complements the work

Research
In addition to awarding grants, we also
commission research and evaluation
work to help us develop our strategy and
support the wider heritage sector. This
also helps us understand how our grant
programmes are working and the effects
that the projects we fund are having for
heritage, people and communities.
A good example is our 20 Years in 12
Places report (http://bit.ly/2q7e66S),
which revealed that the UK’s heritage
makes people happier about where they
live, putting it at the heart of shaping
and improving quality of life. This was a
significant piece of work commissioned
from BritainThinks, which carried out
research in 12 locations across the UK.
More than 4,000 people responded,
and surveys and workshops were used
to find out what people now think about
heritage and the local projects that HLF
has supported.
The research confirms that people see
heritage as an asset that directly benefits
their quality of life, boosting economies
with tourism and employment, making
places more visually attractive, providing
family leisure opportunities, helping
people understand their own heritage,
instilling local pride and encouraging
social cohesion.
For these varied reasons, we will
continue to honour our commitment to
making a lasting difference to heritage,
people and communities as we start to
develop our thinking for our next strategic
framework, which will be launched in
2019. Consultations about the shape
and content of this will begin later this
year, and we would be delighted to
hear from as broad a range of heritage
professionals as possible. C

Sara Crofts is Head of Historic
Environment at HLF
sara.crofts@hlf.org.uk

Related competencies include
Conservation and restoration
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UPDATE
Historic England consults
Historic England has been consulting on
new guidance on enabling development,
which allow development in locations
where it would otherwise be contrary to
local plan policies, so as to fund repairs
to an historic building.
The general principles are well
established, but this guidance sets
enabling development firmly in the
context of sustainability, as defined by
the National Planning Policy Framework
– notably, paragraphs 6 and 7 of the
NPPF (http://bit.ly/1rESt8S). The useful
short summary of policy has been
removed, and the text largely rewritten,
with revised guidance on market testing
and development appraisals.
Historic England has also issued
draft guidance on the curtilage of listed
buildings. UK law provides that buildings
and structures dating from before July
1948 within the curtilage of a listed
building are to be treated as part of that
building. The extent of curtilage was
not defined in list descriptions, however,
and has been the subject of many legal
decisions over the years.

In its draft guidance, Historic England
states that the courts have stipulated
that three key factors are to be
considered when assessing whether
a structure or object is within the
curtilage of a listed building:
bb the physical layout of the listed
building and the structure
bb its ownership, both historically and
at the date of listing
bb the use or function of the relevant
buildings, again both historically and at
the date of listing, in particular whether
or not the use of the structure was
ancillary to – that is, subordinate to
and dependent on – the purposes of
the listed building at the date of listing;
these tests were first proposed in
Attorney-General ex rel. Sutcliffe and
Others v Calderdale Borough Council
[1982] 46 PCR 399, as accepted by
Debenhams Plc v Westminster City
Council [1987] AC 396.
The guidance provides hypothetical
examples to illustrate the application of
these factors.

Places of worship funding revised
The Heritage Lottery Fund
(HLF) has made important
changes to the operation
of the Grants for Places of
Worship. The current scheme
will close in September, and
places of worship will be
directed to the existing HLF
programmes Our Heritage,
which is for projects requiring
up to £100,000, and Heritage
Grants, up to £5m.
HLF says the new process
will require a one-stage
application rather than the current two. There will be no requirement for partnership
funding. HLF will be discussing the transition from the old scheme to the new with
churches and bodies representing places of worship.
Concerns have been expressed by ecclesiastical organisations that the loss of
ring-fenced funds will disadvantage small churches, which are not skilled at fund-raising.
Building Conservation Journal will report on any further developments.
n http://bit.ly/2nFKKsU
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Heritage Agenda is compiled by
Henry Russell OBE FRICS, School of Real
Estate and Planning,
University of Reading and chair of the
Heritage Alliance’s Spatial Planning
Advocacy Group
h.j.g.russell@reading.ac.uk

HES guidance
highlighted

While there may be differences
in climate, architecture and law
between Scotland and the rest of the
UK, Historic Environment Scotland
(HES)’s suite of high-quality guidance
deserves wider dissemination.
bb Recent blazes in historic buildings
remind us of the need to carry out
fire risk assessments and to plan for
the event of one breaking out. HES’s
Fire Safety Management provides
general principles and advice on this.
bb Interiors offers advice on
assessing the importance of the
interiors of historic buildings, as well
as the different types of finish that
might be encountered.
bb Providing good access to historic
buildings may be a challenge, and
Accessibility sets out a logical
approach to assessing needs, as
well as considering reasonable
adjustments and how to implement
adaptations. Good design is often
necessary if adaptations are to be
successfully integrated with their
surroundings, and there plenty of
illustrations available to show how
buildings have been adapted.
For all documents in the Managing
Change in the Historic Environment
series, see:
n http://bit.ly/2hPMID4
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DUCHY of CORNWALL ESTATE

CONSERVATION

Building Surveyor - Cornwall
Salary dependant on experience + car allowance,
pension contribution and relocation assistance

A rare opportunity has arisen for a talented building surveyor to lead
the management of the Duchy’s portfolio of rural buildings in Devon
and Cornwall. The Duchy is passionate about the design and quality of
the buildings on its estates and is looking for an experienced surveyor
to lead a small professional team to ensure that all aspects of building
maintenance, refurbishment and new build are delivered to the
highest standards.
Applicants will need to be qualified members of the RICS and have
experience of managing residential, agricultural and rural commercial
properties. The estate has a large number of traditional and heritage
properties and the role would suit candidates with an empathy and
interest in traditional methods of construction.
The post is based at newly converted office premises in a beautiful
rural location in Cornwall, which provide an exceptional
working environment.
For further information, please visit the website. To apply, please
submit your CV along with a covering letter to the HR Manager:
recruitment@duchyofcornwall.org
By appointment sculpture conservators to THE NATIONAL TRUST

Closing date: 31st July 2017

We’ll get there faster
if we go together.
Developed and refined in collaboration
with our customers, our surveying
solutions streamline real-world reporting.
•
•
•
•

Do less. Get more done
Effortlessly eliminates errors
Controlled centrally for consistency
Compliance is a breeze

For more information on our full range of surveying solutions contact:
T +44 (0) 28 9049 4008 | E success@goreport.com | W www.goreport.com
To a d ve rtise con t a c t J a m e s C a n n o n +4 4( 0 ) 20 7 1 0 1 2 7 7 7 or jamesc @wearesu nday. c om
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Designed for Building Surveyors
by Building Surveyors
Asbestos Roofs
We understand industrial roofing so designed
our superior roof coatings to meet the needs
of the professional specifier.
Now, we’ve developed a
unique guarantee to match.
The single-point Liquasil
Latent Defects Insurance
Guarantee includes
materials, workmanship
and access.
Liquasil works. Guaranteed!

Call 0121 709 5352

Asbestoseal – the only
BBA Approved asbestos roof
coating on the market.
20 YEARS LATENT
DEFECTS
GUARANTEE

Metal Roofs
Complete metal
profiled roof refurbishment
system with unique hardened
silicone technology.
20 YEARS LATENT
DEFECTS
GUARANTEE

Cut Edge
Corrosion
Finally, a cut edge corrosion
solution that’s easier to apply
and is economical to use.
12 YEARS LATENT
DEFECTS
GUARANTEE
Liquasil Limited
Unit 3 Radway Industrial Estate
Radway Road, Solihull, West Midlands B90 4NR
t 0121 709 5352
e info@liquasil.com
www.liquasil.com
This document is intended only as a summary of the benefits of the insurance policy.
For full details of the policy and the cover it provides, please contact Building and Land Guarantees Ltd which is authorised and regulated by
the Financial Conduct Authority and whose postal address is BLG House, 86A High Street, Whetstone, Leicester LE8 6LQ

