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n 1 April, the
Minimum Energy
Efficiency Standards
(MEES) come into
force in England
and Wales, making
it unlawful for a
landlord to let or
renew a lease on a property if the energy
performance certificate (EPC) rating
is F or G. This includes sublettings, so
those tenants who wish to dispose of
unwanted space must also comply with
the regulations (http://bit.ly/2z2Mapn).
On 1 April 2020, the regulations become
more burdensome again as they will apply
to all domestic properties with an F or a G
rating, and then, from 2023, they will apply
to all such substandard properties.

Financial risk
Readers will know that the introduction of
MEES represents a significant financial
risk for landlords due to the potential
for loss of rental income, irrecoverable
capital expenditure on improvements and
penalties for non-compliance, which can
range from £2,000 to £150,000.
Compliance also adds another layer
of complexity to transactions, which is
especially problematic for short-term

lettings where a landlord wishes to prolong
the rental income stream – for example,
some developers who had planned
redevelopments are already having to
postpone these due to market conditions.
Although MEES do not apply to sales
transactions, prospective purchasers are
increasingly paying close attention to
EPC ratings given the potential financial
implications of the standards, which
for owners of substandard or at-risk
properties may disrupt or delay the sales
process or result in a reduced sale price.
Many practical and energy-conscious
landlords already have plans in place, so
the formal introduction of MEES should
not be a concern. However, research
suggests that landlords have not made
much progress in mitigating their risks
(http://bit.ly/2l1D6ww).
The government has published
further guidance on MEES
(http://bit.ly/2kPFWnv), but there are
still several grey areas and further
complications, particularly in relation to
listed buildings, voluntary EPCs and retail
properties, as discussed below.
Although MEES apply to F- and G-rated
properties, the methods used to prepare
EPCs have become more stringent and
their quality has improved. Therefore,

when an E-rated, compliant property is
reassessed today, there is a risk of the
rating dropping to an F or a G, especially
if it was assessed shortly after EPCs
were introduced in 2008–09. Conversely,
accurate assessment of a property’s
EPC using dynamic simulation modelling,
factoring in any energy efficiency
enhancements, can often improve a rating.

Exemptions
The regulations do not capture all F- and
G-rated properties. Those with a short
lease, which is defined as less than six
months, or with a long one, greater than
99 years, are excluded.
Properties that are not required to
have an EPC under the current Energy
Performance of Buildings Regulations
(EPBR) 2012 are also excluded; for
example, buildings to be demolished
(http://bit.ly/2AMslAp). Although there
is uncertainty over whether lease
renewals and re-gears – that is, when
a landlord grants a tenant a new lease
under different terms, typically to prolong
their occupation – require an EPC, such
transactions are within the MEES’ scope.
Exemptions arise when:
bb all relevant energy efficiency
improvement works to the building fabric

Avoiding the
MEES trap
With the Minimum Energy
Efficiency Standards due to
come into force on 1 April,
Mat Lown outlines their
implications
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and services that have a simple payback
period of seven years or sooner have
been undertaken
bb a landlord is unable to obtain
third-party consent for improvements,
for example from the planning authority,
tenant, lender or superior landlord
bb an independent surveyor determines
that energy efficiency improvements
such as providing thermal insulation to
the internal face of external walls would
devalue the property by more than 5%.
Exemptions last for five years, and to
qualify a landlord must list the property
on the public Private Rented Sector
Exemptions Register. There are a few
points to note in relation to this.
bb Exemptions are not transferrable,
which means that when a property is sold
the new owner or landlord must either
improve it to meet the minimum standard
or register another exemption.
bb When registering an exemption
because improvements do not pass the
seven-year payback rule, the evidence
must include copies of three quotes from
qualified installers – which may present
difficulties when installers realise there is
no prospect of securing work.
bb A temporary exemption exists when
a substandard property is sold, allowing
the new owner or landlord six months
to comply, which may prove to be a
costly and time-consuming exercise for
complex properties.

Listed buildings
There is a common misunderstanding
that listed buildings or those in
conservation areas are exempt from
MEES because they do not require an
EPC. However, under the EPBR, listed
buildings will only be exempt from
requiring an EPC if “compliance with
certain minimum energy performance
requirements would unacceptably alter
their character or appearance”.

Retail properties
When an existing retail unit is refurbished
and marketed as a shell – that is, without
any lighting or heating, which will be
installed by a new tenant – convention
requires that the assessor’s model must
use the most energy-intensive default
inputs allowable under the version of Part
L of the Building Regulations that was
applicable at the date of construction of
the base building.
Image © Alamy

It is essential that
landlords pay close
attention to all
EPCs lodged on
their properties
The same rules apply where an existing
unit is enlarged or subdivided and no
services are installed. In both scenarios,
it is highly likely that when assessed the
property would have an F or a G rating,
which is significantly worse than the C
or D rating that would be achieved if the
energy model were based on a tenant’s
Part L-compliant fit-out.
Although an F or a G rating could be
used for marketing purposes, a landlord
would be prohibited from completing a
letting, and the poor rating could also be
off-putting for a prospective tenant.

Voluntary EPCs
Many diligent landlords obtained EPCs
voluntarily when there was no legal
requirement to do so at the EPBR’s
original introduction in 2008; these
certificates will therefore be expiring
shortly after MEES come into effect.
Properties with such EPCs are not
required to meet the minimum standard.
However, it is still possible to obtain a
voluntary EPC for a property rated F or
G, and if this is lodged on the Landmark
register, where all certificates are held,
then it will supersede any earlier EPC,
which could conceivably have been a
compliant rating. Therefore, it is essential
that landlords pay close attention to all
EPCs lodged on their properties.

will have financial implications, and if it
does, how they can then factor this into
their investment appraisals. It may well
be that compliance has an impact on the
investment value, which in turn influences
the price investors are willing to pay for
the property. Occupiers should consider
whether compliance with MEES might
constrain any future plans to sublet part
of the space.
For transactions concerning listed
buildings without an EPC, an initial view
must be given on the likely rating, which
would typically entail preparing a draft
certificate. If it is F or G, surveyors should
consider what works are necessary to
secure an E, and this may require support
from a heritage specialist to assess
whether the improvements would have
a detrimental effect on the property’s
character or appearance.
Second, when involved in maintenance
and refurbishment projects, surveyors
can consider energy performance and the
improvements that can be incorporated
within the scope of works. Quite often,
a rating can be improved at no or little
additional cost when undertaken as part
of a planned package of works.
Third, when reviewing tenants’
alterations and fit-outs, it is important
that surveyors pay close attention to the
proposals to make sure that they do not
have a detrimental effect on the EPCs.
This also presents a chance to identify
any opportunities to improve a rating. For
non-compliant or at-risk properties, the
landlord client may be willing to contribute
towards the cost of the improvements.
Like it or not, MEES come into force on
1 April. But with help and support from a
surveyor and a diligent and recognised
energy assessor, the introduction need
not be traumatic. C

Role of surveyors
There are three areas where building
surveyors can play a central role in
assessing properties in light of the MEES.
First, when undertaking technical due
diligence for investors and occupiers, they
can review the EPC to determine whether
the property could be at risk or not be
compliant. This applies not only to F- and
G-rated properties but also to E-rated
ones, given the issues mentioned earlier.
For those properties at risk or
non-compliant, investors will want to
know whether compliance with MEES

Mat Lown is Partner and Head of Sustainability
at Tuffin Ferraby Taylor
mlown@tftconsultants.com

Related competencies include
Legal/regulatory compliance, Sustainability
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Christopher Sullivan looks at the potential impact
of the Minimum Energy Efficiency Standards on
dilapidations claims

Beyond repair?

M

uch has been
written already
about the phased
introduction of
the Minimum
Energy Efficiency
Standards
(MEES). Tenants
and landlords alike should ensure they
understand the potentially significant
impact of this incoming legislation on
dilapidations claims, particularly in
relation to a building’s mechanical and
electrical (M&E) installations.
Although there are exceptions, from
1 April 2018 most buildings will require
an energy performance certificate (EPC)
when sold, and one with a rating of E
or better on a new letting. If the rating
falls below this, works will be needed to
improve the building’s energy efficiency.
From 1 April 2023, these provisions will
then extend to cover existing leases.
The most obvious and often the
cheapest way to improve an EPC is
to replace older light bulbs with those
using LEDs. Replacing older heating and
cooling systems also tends to improve
EPC ratings significantly.
But how do the MEES affect
dilapidations claims? What happens if the
landlord elects to replace ageing but still
functioning M&E systems to boost the
building’s marketability?

Disrepair
Demonstrating that there is disrepair
is essential in dilapidations claims. In
terms of M&E services, this can be an
expensive and time-consuming process,
and may require specialist validation. If
the only method of repair is renewal then
6 M A R C H /A P R I L 2 0 1 8

there should be no issue with using the
modern equivalent of the installations
originally demised.
Such replacements must also comply
with the current Building Regulations
and any other applicable standards and
legislation. It would, for instance, be illegal
to replace a 25-year-old boiler with a
similarly inefficient one as this would not
comply with the Building Regulations.
In circumstances where repair rather
than replacement is the most appropriate
way of complying with the repairing
covenant but the landlord still opts to
replace the system, the repairs would
be effectively rendered valueless and
the landlord would very likely lose the
claim for the system’s repair. In practice,
however, it is often difficult for the tenant
to prove that this is what the landlord
plans to do.

Renewal
But does this mean that tenants
can just stop maintaining their plant
and equipment in hope of arguing
supersession at lease expiry? In a word,
no. This is a short-sighted and risky
approach since such neglect could result
in the equipment’s premature failure: the
tenant would then certainly be in breach
of an obligation to maintain. Renewal may
then be the only viable option to comply
with the covenant, and any hope of
claiming supersession will evaporate.
Aware that their improvement plans
may scupper claims to upgrade or
improve M&E installations at lease-end,
many landlords are simply not even
attempting to pass the costs of such
improvements on to the tenant at this
stage. During the lease, however, interim
Image © iStock

dilapidations claims are not hampered
by the prospect of supersession, and
we may well see a rise in the number of
these as a result.
Nevertheless, this course of action is
not without difficulty, particularly where
the landlord relies on Jervis v Harris
[1996] Ch. 195. The relevant clause
in this case enables them to inspect
premises, serve a repairs notice on
the tenant, carry out repairs when the
tenant fails to do so, and recover the
cost as a debt.
Landlords will undoubtedly be looking
at redrafting their standard leases to
take advantage of this opportunity to
make improvements in the future.

Misconceptions
At this point, it is worth dealing with a
couple of misconceptions. Many in the
industry mistakenly think that, come the
2018 or 2023 deadlines, every building
will need an EPC. This is incorrect: there
is no such legal requirement unless it is
triggered by a sale or letting event.
Another important point is that if
an existing EPC expires before 1 April
2023 then a new certificate will not be
required until a trigger event occurs.
This means such buildings with ongoing
leases can continue to be let beyond
2023, even if they are F- or G-rated. It is
only on sale or a new lease that a new
EPC will be required and the property
must satisfy the minimum rating.
It seems highly likely that we will
see an escalation in dilapidations
disputes relating to MEES and services
installations. The best advice at this stage
is to continue to maintain and repair
M&E equipment, and for both tenants
and landlords to be aware that specialist
validation may be required to support – or
defend – a dilapidations claim. Sooner
or later the legislation will bite, so the
prudent landlord must plan ahead. C

Christopher Sullivan is a partner
at Malcolm Hollis
christopher.sullivan@malcolmhollis.com

Related competencies include
Legal/regulatory compliance, Sustainability
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UPDATE
New FFI disputes
process implemented
Following a judicial review brought by
facilities management company OCS
Group (UK) Ltd, the Health and Safety
Executive (HSE) has agreed to amend
the “fee for intervention” (FFI) dispute
process to make it independent. The new
process came into effect on 1 September.
FFI was introduced under the Health
and Safety (Fees) Regulations 2012,
now covered by the Health and Safety
and Nuclear (Fees) Regulations 2016. It
had been proposed in 2011 by the then
coalition government in its paper Good
Health and Safety, Good for Everyone,
which stated: “it is reasonable that
businesses that are found to be in serious
breach of health and safety law – rather
than the taxpayer – should bear the
related costs incurred by the regulator in
helping them put things right.”
Under the scheme, if a health and
safety inspector is of the opinion that
a duty-holder is in “material breach” of
legislation, they will serve a notification of
contravention setting out that breach with
reasons for their opinion, and often what
remedy is required. This then triggers
recovery of the cost of the inspector’s
time, currently charged at £129 per hour.
The finding of material breach or the
amount invoiced can be challenged first

RICS offers
intelligence
insight
RICS has published an insight
paper that explores the impact
of artificial intelligence (AI)
in the built environment. It
highlights the urgent need for
professionals to understand
how AI will affect their role, as
the industry comes to depend
less on human labour and more
on technology.
n www.rics.org/aiinsightpaper

Image © Shutterstock

by raising a query, which is determined
by the inspector’s line manager, and
then, if the duty-holder is unsatisfied
with the decision, by raising a dispute
determined by a panel. This panel
originally comprised two senior health
and safety executive managers and an
independent person. From the outset,
however, concerns have been raised by
stakeholders about the independence of
the of the dispute process – hence the
HSE’s action.
Under the revised process, the
disputes panel will be chaired by
an independent lawyer from the
Attorney General’s civil panel and two
independent people with experience
of health and safety management.
The panel can also at its discretion
convene a meeting with the HSE and
the duty-holder to determine the dispute
in appropriate circumstances. The new
process is detailed in the HSE’s Fee for
intervention – query and dispute process
(http://bit.ly/2iWxO1c). C
Mike Appleby is a solicitor at Fisher Scoggins
Waters LLP, who acted for the claimant OCS in
the judicial review cited above
appleby@fsw-law.com
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STANDARDS
Recently published

Whole life carbon assessment
for the built environment
professional statement
n www.rics.org/wholelifecarbonps

Forthcoming

Reinstatement cost
assessments of buildings
guidance note
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

The World Built
Environment Forum
Summit
23–24 April, Intercontinental –
The O2, London

The two-day programme will
explore the impact of digitalisation
on business models and the
consequences for cities and their
surrounding regions.
n www.rics.org/wbefsummit

Building Surveying
Conference 2018
2 May, QEII Centre, London

The focus of the conference is
leading the way in innovation,
standards and technical expertise.
It will feature sessions on:
bb emerging technologies
bb building defects
bb dilapidations
bb building contracts
bb modular construction
bb flooding.
n www.rics.org/bsconf

Training

Property flood
resilience surveyors
course
8–9 March, BRE Academy Watford

n www.bre.co.uk
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Co-author Simon Sturgis reviews the recently published RICS Whole life carbon
assessment for the built environment professional statement

The whole picture

T

he RICS Whole
life carbon
assessment for the
built environment
professional
statement provides
comprehensive
practical guidelines
to enable reliable and consistent
measurement of emissions during the
entire lifecycle of built projects
(www.rics.org/wholelifecarbonps).
It is not only the day-to-day energy
use of built assets – their operational
emissions – that generates sizeable
carbon emissions, but also material
sourcing, fabrication, construction, repair,
replacement and final disposal: in other
words, buildings’ embodied emissions.
The built environment industry has
to date focused mainly on reducing
operational emissions, through Part L of
the Building Regulations, local authority
planning requirements and sustainability
rating schemes such as BREEAM and
LEED, with embodied carbon emissions
not being fully addressed. Reducing such
emissions could contribute to limiting
resource depletion and pollution, however.

Whole-life carbon
To acquire an overall understanding of a
project’s total carbon output and avoid any
unintended consequences from focusing
on operational emissions alone, it is
necessary to assess both the anticipated
operational and embodied emissions
through the entire life of the asset. This is
known as the whole-life carbon approach.
BS EN 15978: 2011 Sustainability
of construction works sets out the
framework for the whole-life
assessment of the environmental
impacts for the built environment following
lifecycle assessment principles
(http://bit.ly/2yfz7gK).
However, this standard does not go
into any great detail, so the problem has
been that the varying interpretations and
scopes by practitioners and clients, when
undertaking assessments in accordance
with the standard, have led to unreliable
and inconsistent results.
In 2015, after a successful bid for
InnovateUK funding, Sturgis Carbon
8 M A R C H /A P R I L 2 0 1 8

Google’s London HQ at King’s Cross, London, under construction. The company has included
whole-life carbon as a key performance indicator
Profiling (SCP) led an industry-wide
team to resolve this problem. The team
included SCP, Arup, Atkins, Faithful+Gould,
the Sustainable Business Partnership,
Landsec, Laing O’Rourke, the University
of Cambridge, RICS and the UK Green
Building Council.
Following months of detailed
discussions among the team, Athina
Papakosta and Simon Sturgis of SCP
authored the professional statement.
This was then subject to peer review
and subsequent consultation with the
membership of RICS.

Objectives
The specific objectives of this professional
statement are to:
bb provide a consistent and transparent
whole-life carbon assessment
implementation plan and reporting
structure for built projects, in line with
EN 15978
bb ensure whole-life carbon assessments
have coherent outputs to improve the
comparability and useability of results,
thus providing a rigorous source of
reference for the industry
bb increase the understanding of the
relative impacts and the interrelationship
of embodied and operational carbon
emissions to optimise overall reduction
bb make whole-life carbon assessments
more mainstream by enhancing their
accessibility, and therefore encourage

greater engagement and uptake by the
built environment sector
bb promote consideration, at the design
stages, of impacts after a project’s
completion, including maintenance,
durability and adaptability of building
components and the project as a whole
bb promote circular economic principles
by quantifying the recovery, re-use or
recycling potential of building components
and the project as a whole
bb encourage better, more considered
building designs, with greater attention to
the sourcing of materials and products in
the design process.

Building life stages
The professional statement is structured
in accordance with EN 15978, as a series
of modules – A, B, C and D – that cover all
stages of a building’s life from the sourcing
of raw materials through construction,
use, repair or replacement to their ultimate
disposal and their potential for recycling.
Module A covers the first stages from
the sourcing of raw materials through
fabrication, transport and construction
to practical completion. Reducing carbon
emissions in this module concentrates
on the choice of materials, the use
of recycled content, reducing travel
distances with local sourcing, more
efficient construction methods – including
off-site and modular fabrication – and
reduction of waste through recycling.
Image © Google
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Module B covers the in-use stage of
the building over a given period, typically
60 years. This is where the maintenance
regime, durability, flexibility, in-use
efficiency and future adaptability of the
design will all have a bearing on the
resources the building consumes during
its life.
Module C covers the dismantling,
demolition and disposal of the building.
Module D is then reported separately,
as it assesses the potential carbon
benefits that might come about through
reuse or recycling of a building after
demolition, whether as components or as
a whole.
Taken together modules A, B and C
represent the whole-life carbon emissions
cost of the building. The three modules
are interrelated in such a way that if, for
example, you are considering a choice
between double and triple-glazing, the
latter will have significant operational
carbon benefits but also, importantly,
quantifiable embodied carbon costs.
Whole-life assessments enable the
costs and benefits to be assessed and
compared, so, in the example given, we
have found that in a number of cases
double-glazing can be more efficient than
triple because the latter’s carbon costs
outweigh its benefits.
In essence, this is a simple carbon
cost–benefit analysis, which has not
usually been part of the industry’s thinking
given that regulations and standards
focus on the carbon benefit of an action
rather than the cost. This inevitably gives a
distorted picture.
If building designers consider all four
modules together in detail, they will not
only ensure a better building at practical
completion but also one that will be better
thought-through and understood in its
future life. With a more comprehensive,

reliable and consistent approach to
carbon assessment, it follows that
benchmarking and target-setting also
become more achievable and relevant.
The professional statement encourages
all modules to be assessed. But to
enable easy uptake by industry, it has a
reduced mandatory scope that covers
module A to practical completion, module
B4, which includes the replacement of
superstructure – external walls, windows
and doors – and module B6, energy in use.
This ensures that architects and structural
engineers engage not only with carbon
reductions to practical completion, but
also through the design of external walls,
windows and doors with the implications
of lifecycle thinking.
Services engineers already consider
lifetime energy use, but the professional
statement will ensure they think about the
interrelationship between the operational
benefits and the embodied costs of the
external skin design as well.

Developing the statement
During the early stages of developing the
professional statement, it became clear
that there were a number of issues the
interpretation of which can give rise to
significant differences in results.
These include the definitions of
spatial boundaries, a building’s physical
characteristics, quantity measurement
and the units used, and particularly carbon
data sources, carbon sequestration in
timber, carbonation or absorption of
carbon dioxide by cementitious materials,
and grid decarbonisation, the national
transfer from fossil fuels to renewables.
Individually, each of these makes a
difference to any assessment; however,
some such as grid decarbonisation, have
a major impact. Collectively, they can
contribute to hugely varying results. The

21 Moorfields, London. The project, by developer Landsec for occupier Deutsche Bank,
includes detailed whole-life carbon assessments of design, supply chain and construction

statement therefore gives guidance on all
of these points to help reduce variation,
and improve the credibility of results.

Evolving areas
It should be noted that some areas such
as carbon data sources are still evolving,
and therefore the professional statement
identifies, in order of preference,
acceptable data sources based on
environmental product declarations, thus
allowing for future improvements.
Although grid decarbonisation is
part of UK legislation, EN 15978 does
not allow for it. This seems illogical and
unrealistic: therefore, the statement
requires calculations to be consistent
with the standard but also asks for a
second figure that takes account of grid
decarbonisation. This ensures consistency
with the standard while correctly
representing the UK position.
The statement therefore provides a
basis for more accurate and consistent
carbon reporting across the UK. This in
turn will lead to greater uptake of carbon
reporting, and thus increase carbon
reduction across the built environment.
The success of current standards
has led to buildings being operationally
far more efficient. Looking for further
reductions in this area, however, can prove
difficult or expensive. For many building
types today, lifetime embodied emissions
not only outweigh operational ones, but
can also be cheaper. A whole-life carbon
approach additionally makes plain the
value of retaining and reusing a structure
as a whole, or as recycled components.
The Paris Agreement of 2015 commits
the UK to significant carbon reductions
and builds on its low-carbon transition
plan of 2009. The whole-life approach
to emission reductions will allow the built
environment industry to maximise carbon
reductions across all building types,
avoid the unintended consequences
of assessing buildings on operational
emissions alone, and increase its
contribution to UK carbon targets. b

Simon Sturgis is Managing Director at Sturgis
Carbon Consulting
simon@sturgis.co.uk

Related competencies include
Legal/regulatory compliance, Sustainability

Image © Landsec
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A roof under
your head
As well as providing environmental and financial benefits, green
roofs are good for mental health, as Sara Wilkinson and Fiona Orr
demonstrate in this case study from an Australian project

A

round one
in every five
Australians
experiences a
mental illness.
Elsewhere,
the statistics
are equally
concerning (http://bit.ly/2fkgT6K); the UK
Mental Health Foundation, for instance,
states that:
bb mental health is the main cause of
overall disease burden and the primary
cause of disability globally, resulting in
more than 40m person-years of disability
annually in 20–29-year-olds per year
around the world
bb one in six people in the UK
experience a common mental health
problem every week
bb anxiety and depression are the cause
of 20% of days lost from work each year
in the UK.
Mental health may be affected by
individual or societal factors, including
economic disadvantage, poor housing,
lack of social support and the level of
access to, and use of, health services.
The elderly are also at particularly high
risk and, with our ageing populations,
numbers afflicted Will grow.
In our increasingly urbanised,
high-density, high-pressure and some
say increasingly isolated world, there is
growing evidence of a way to mitigate
stress, pressure and mental illness. And
it’s right above our heads.
1 0 M A R C H /A P R I L 2 0 1 8

Unused and unloved
Rooftops are typically unused and
unloved spaces. However, around 32%
of all horizontal spaces in our cities are
rooftops, and their potential is significant.
Green roofs, whether retrofits or new
builds, provide multiple economic,
environmental and social benefits.
They can for example attenuate
stormwater run-off, improve air quality,
mitigate the urban heat island, increase
biodiversity, improve thermal performance,
increase property value and, importantly in
this context, provide amenity space.
Where and how we live affects our
mental health and wellbeing. The benefits
of green spaces include offering a place
to participate in activities that promote
social interaction and physical exercise,
reductions in stress, helping improve mood
and attention, and having positive effects
on anxiety and mood disorders. Proximity
to green spaces and plants has also been
demonstrated to increase productivity in
the workplace.
In 1984, Edward Wilson advanced the
biophilia hypothesis, which proposed
that humans have an innate tendency
to seek connections with nature for its
calming effects. Biophilia literally means
“love of life” or “love of living systems”; the
question is, can biophilia be incorporated
into the lives of people recovering from
mental illness?

Green spaces
Green roofspaces take three main forms.
bb Intensive green roofs: these have

St Canice’s
retrofitted
rooftop
garden,
Sydney

greater variations in the depth of substrate,
or growing medium, which is typically
more than 20cm, thus enabling it to host a
greater variety of plants and shrubs (see
Figure 1).
bb Extensive green roofs: these have
substrate depths of less than 20cm, require
minimal or no irrigation, and are planted
with low-growing succulents and stresstolerant herbaceous species (see Figure 2).
bb Rooftop gardens: these are typically
small containerised garden beds
interspersed with paths and recreational
spaces and using varying depths of
substrate with a higher organic component
than extensive and intensive rooftops (see
photo, above).

Sowing seeds
What do an engineer, a building surveyor
and a mental healthcare nurse have in
common? The answer is a retrofitted
rooftop garden, where together they
evaluated the impact of horticultural
therapy on the health and wellbeing of
people recovering from mental illness.
Engineer Rob Casilick contacted one
of the authors, building surveyor Sara
Wilkinson, with the news he had funding to
evaluate the GROW Horticultural Therapy
(HT) programme on a retrofitted rooftop
garden at St Canice’s, an inner-city church
in Sydney’s Kings Cross district. Sara knew
she couldn’t evaluate the health effects and
so she contacted mental health nurse, and
co-author, Fiona Orr.
St Vincent’s Hospital in Sydney agreed
to trial two HT programmes for people
Images © Sara Wilkinson and Fiona Orr
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Figure 1
Intensive green roof section

Figure 2
Extensive green roof section
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Source: US National Roofing Contractors Association

recovering from mental illness. The
rooftop space at St Canice’s was around
55 sq. m, with garden beds containing
vegetables, small shrubs, flowering plants
and herbs, as well as a small vertical
garden for flowers and strawberries.
Some vegetables and herbs grown on
the rooftop garden were used by the
church’s kitchen in preparing meals for
local homeless people.
The GROW HT programme comprised
eight weekly two-hour sessions led by
a horticultural therapist and supported
by a professional gardener. During
two sessions, guest presenters with
specialist skills in music and cookery led
activities that complemented that week’s
gardening programme.
The majority of the participants
did not have their own garden, so the
HT programme provided them with
opportunities to access a relaxing and
beautiful space that enhanced their
health and wellbeing. Regular connection
with others, developing friendships,
experiencing enjoyment and restorative
health were some of the many benefits
they identified.
These outcomes are not surprising,
but all too often we fail to take the
opportunities around us to improve and
enhance our environments and, with
them, our wellbeing. Imagine the savings
we could make in the costs of healthcare
nationally with widespread adoption of
such spaces.

made a case to retrofit three unused
rooftop spaces at the hospital itself.
The case was supported, and the
hospital is now retrofitting two of the
roofs for on-site HT programmes that
will start in mid-2018. The authors will
be undertaking pre-and post-retrofit
evaluations of staff, visitor and consumer
experiences of the spaces, as well as the
ensuing HT programmes.
The roofs were not previously used
for on-site amenity or HT space but are
visible from the wards, so the pre-retrofit
evaluation will explore the property and
health staff’s rationale for selection and
the physical and technical drivers and
barriers for retrofitting the spaces, as well
as the organisational ones.
This approach could also be taken in
other contexts where people experience
periodic stress or isolation, such as
the corporate sector or high-density
residential areas. Increased productivity
and less social isolation are two significant
factors that will ensure a good social
return on investment. Concurrently, there
are environmental gains such as improved
thermal performance, reduced stormwater
run-off, improved biodiversity, attenuation
of the urban heat island and increased
property value.
Indeed, a recent AECOM report
(www.aecom.com/au) estimated the
typical uplift in property value for the
average Sydney home from green space
on the site to be AUS$50,000 (£30,000).

Positive outcomes

Considerations

The benefits to participants in the weekly
programme were clear, as they were for
both authors. Possibly the best outcome
is that, on the basis of the evaluation
of the two programmes, the education
liaison officer at St Vincent’s Hospital

When assessing the potential for a green
roof, the aspects to consider include:
bb roof size
bb type of construction
bb pitch
bb orientation

bb overshadowing
bb structural capacity
bb drainage
bb water supply
bb substrate
bb plants
bb suitability for a design life of around
50 years.
Bear in mind that rooftop gardens, as
opposed to green roofs, have less contact
with roof coverings, so are potentially
relocatable and cheaper.
All these considerations have been
evaluated in the RICS guidance note
Green roof and walls first edition, Australia
(www.rics.org/greenroofsguidance).
Published in 2016, this was produced by
a chartered building surveyor, a valuation
surveyor, a property management
surveyor, an engineer and a green roof
designer and installer.
The guidance note also provides
a template for a licence to develop a
rooftop, and a valuation methodology for
rent so owners can generate income from
the space – green roofs can be good for
your health and your wallet too. b

Sara Wilkinson is an associate professor in the
School of Built Environment at the University of
Technology Sydney, Australia
sara.wilkinson@uts.edu.au
Dr Fiona Orr is a lecturer in the School of Nursing
at the University of Technology Sydney, Australia
fiona.orr@uts.edu.au
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F LO O D I N G

Water can’t always be kept out of buildings in the
event of a flood, but repairable approaches offer a
way forward. Jessica Lamond considers recent
research on such strategies

Letting it in

A

lthough people at
risk from flooding
would prefer to
keep water out
of their buildings
this is not always
practical or
cost-effective, and
the ease of doing so will depend on the
type of flooding and the way the building is
constructed, among other factors.
Flood-repairable approaches, also
referred to as recoverable approaches,
water-entry approaches or resilience,
take this into account, and attempt to limit
damage or speed up recovery in the event
that water enters a property.
The approaches can be designed to
keep water away from vulnerable elements
– for instance, electrics – or to incorporate
waterproof or water-resistant materials.
Alternatively, materials that can get wet
but that retain their integrity and dry
quickly can be chosen.
The advent of flood-barrier technology
made it possible to think about excluding
water; repairable approaches have
therefore been regarded as a last resort,
and more expensive than buying a couple
of door guards or smart airbricks, which
seal themselves when flooded to prevent
water from entering.
However, there is a growing recognition
that water-entry strategies might need
to be considered more often, as gates
are overtopped and groundwater seeps
through and beneath supposedly
water-resistant technology. In addition,
when reinstatement or any other work is
being carried out on a property,
cost-neutral or low-cost modifications
could be included as part of the scheme.

Resilience research
In July 2016, a Department for
Environment, Food and Rural Affairs
(DEFRA) research project examined the
technical, social and behavioural aspects
of supporting low-cost, flood-repairable
1 2 M A R C H /A P R I L 2 0 1 8

“
The surveyor can

ensure measures
are consistent
with building type
and comply with
regulations

approaches (http://bit.ly/2CxAPRB).
It identified more than 130 different
measures to improve resilience, including:
bb the use of tiling and loose rugs instead
of fitted carpets
bb raising of sockets and other electrics
with isolation of vulnerable circuits
bb cement render or lime plaster for walls
bb painting or varnishing wood, or using
good-quality, flood-resilient hardwood
bb closed-cell insulation rather than loose
fill in cavities
bb simple technological fixes, such
as rising hinges on internal doors and
cabinets that allow easy removal when a
flood warning is received
bb use of removable drawers in kitchens
bb membranes that allow reoccupation
even before the building fabric is totally
dried out.
Although many of these are well within the
expertise of a property owner or occupier
to implement, the expertise of the
surveyor can ensure that the measures
are consistent with building type, and that
they comply with regulations.
Consultation with professionals and
with flooded households revealed some
of the common barriers that prevent
such changes being made during flood
reinstatement. Prominent among these
barriers are stipulations of “no betterment”
by insurance providers, and the lack of a
mandate for surveyors to recommend and
implement measures.

Initiatives such as the recent repair and
renew grants and the advent of Flood Re
could start to shift these barriers
(www.floodre.co.uk). Inevitably, this will
require a change in practice: improved
protocols and incentives are needed,
which include clarifying the autonomy of
different actors in the repair process and
their responsibility for recommending
adoption of repairable measures.

Checklist
To explore methods that will help surveyors
giving advice during the reinstatement
process, the DEFRA project designed
and trialled a simple checklist. When used
during the discussions around repair
strategy in the aftermath of the 2015–16
winter floods, this enabled consideration of
flood-repairable measures.
While a few of the households
accepted the recommendations, many
did not because other barriers were still
present. Resilience to flooding is a difficult
concept to grasp because it requires
an acceptance that water might enter a
property, whether a home or a business,
and changes in the living space that might
feel abnormal.
There are also concerns about
the appearance and effectiveness of
recommended measures. Improved
confidence in appropriate approaches
could perhaps be fostered by providing
households and small businesses with
exemplars and factsheets.
The research highlighted that other
windows of opportunity, outside the
recovery period, could also be targeted
to support the uptake of low-cost
flood-repairable approaches. Insurance
renewal and property transfer represent
opportunities to raise awareness of
measures at very low cost with minimal
training of professionals, and may directly
prompt action. b

Jessica Lamond is Associate Professor in the
Centre for Floods, Communities and Resilience at
University of the West of England
jessica.lamond@uwe.ac.uk

Related competencies include
Design and specification, Insurance,
Sustainability

O F F- SITE C O NSTR UC TIO N

Jeff Maxted says now is the right time to embrace
modular construction and precision manufacture

Off-site insight

A

s The Farmer
Review of the
UK Construction
Labour Model
makes clear,
the UK housing
sector is facing
a crisis that
requires a radical rethink of construction
and procurement techniques (see Building
Surveying Journal July/August 2017, p.4).
We must increase housing supply
at a time when the average age of the
construction workforce is increasing: over
the next 10 years, this will result in the
net loss of 25% of the workforce and it
is likely to be exacerbated by Brexit. Not
only are these factors reducing output and
increasing cost, quality is suffering as well,
with a rise in construction defects and the
failure of buildings to perform as they were
designed to do.
The gap must be filled with housing
that is both sustainable and of the highest
quality – yet the traditional housebuilding
community is neither able nor willing
to change its business processes and
increase output to solve the problem.

New players
It is time that industry embraced off-site
or precision-manufactured construction to
bring new players into the housing market.
We must modernise the industry in a way
that will make it more attractive to new
entrants, and offset attrition and shrinkage

while improving productivity to increase
output even while labour is constrained.
Factory prefabrication is by no means
a new concept, and the benefits are
clear: it ensures speed of construction,
reliable materials and manufacture as
well as improved performance, and can
lower construction costs if units can be
completed at scale to repeatable designs.
Most build-to-rent and housing
association projects coming to market can
be replicated at scale, for instance, so are
suited to off-site construction. Funding
will come predominantly from institutional
investors looking to put their money into
secure, large-scale developments, where
the economic benefits will be matched by
the consistency and sustainability that
off-site manufacturing provides.
Precision manufacture will also become
mainstream in other sectors such as
hotels and low-cost homeownership
through registered social landlords.

Quality
One of the main advantages of precision
manufacture is its quality. A YouGov survey
for housing charity Shelter found that 51%
of homeowners of recent new builds in
England said they had had major problems
including construction issues, unfinished
fittings and utilities faults. Properties built
in a factory enable more quality control
than those put together on site. Their
subsequent improved performance should
reduce energy and maintenance costs.
Vision Modular Systems
student accommodation at
Felda House, Wembley
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We are already seeing major developers
such as Essential Living and Pocket Living
using modular manufacturers including
Elements Europe and Vision Modular
Systems for large-scale projects. Both
firms have gained Buildoffsite Property
Assurance Scheme (BOPAS) accreditation,
giving the developers the confidence to
adopt this method of construction.
The most attractive features of modular
housing are the speed of construction and
the potentially lower cost of development.
Another is the particular suitability of this
approach for infill sites where traditional
construction set-up is difficult.

BOPAS
Launched in March 2013, BOPAS was
developed by Buildoffsite, Lloyd’s Register
and BLP Insurance with RICS, the Council
of Mortgage Lenders and the Building
Societies Association. The BOPAS process
gives an independent, 60-year minimum
assessment of quality and provides
reassurance for investors, developers and
owners alike (www.bopas.org).
The BOPAS website can be valuable
to surveyors who might not be familiar
with some of these modern construction
techniques. It contains detailed information
on the methodology, materials and
maintenance required for all systems
that have been assured by the scheme. If
surveyors with a design or maintenance
brief are on a site they think has been built
with non-traditional techniques, they can
enter the postcode into the website search
engine and see whether it uses a
BOPAS-approved system.
A number of traditional housebuilders
are starting to adopt modular construction
techniques and forming partnerships with
manufacturers that have been accredited
by BOPAS. The UK government is also
now funding schemes that include off-site
fabrication, which will help to kick-start
precision-manufactured construction and
move it into the mainstream. b

Jeff Maxted is Director of Technical Consultancy
at BLP Insurance
jeff.maxted@blpinsurance.com

Related competencies include
Construction technology and
environmental services, Design and
construction,Sustainability

Image © Vision Modular Systems
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STA N DA R D S

RICS Director of Professional Standards Ken Creighton talks to Building
Surveying Journal about what has been achieved in the past year to establish
standards for the profession, and the work that lies ahead

The way forward
Q

What is your overall assessment
of the past financial year in terms
of standards?

A

Standards cover both professional
behaviour as well as the technical
aspects of chartered surveying. We
are working on standards across this
spectrum; in the past year we have
accomplished a lot.
For example, we produced major
professional statements on conflicts
of interest, which came into effect this
January. We also carried out in-depth
research on professionalism to get the
market insight that would guide our
standard-setting. Thus we have projects
focused on key issues such as money
laundering, ethics and data security.
On the technical side, we made
advances in property measurement
standards, including residential and
industrial; we also published the updated
valuation Red Book. The International
Construction Measurement Standards
(ICMS) were launched in Vancouver,
Canada, in July. This is a major suite of
international standards supporting the
benchmarking, measuring and reporting
of comparable construction costs across
the world. Moreover, land measurement
standards and business valuations are
other big technical areas where we have
made great advances in the past year.
For instance, in business valuation we
have launched the credential Certified
in Entity and Intangible Valuations
(CEIV). This is for professionals who
perform fair-value measurements for
businesses and intangible assets.
The project originally came about
after the US Securities and Exchange
Commission expressed concerns about
professionalism in valuation. Working with
other key stakeholders and professional
bodies such as the American Institute
of Certified Public Accountants and the
American Society of Appraisers, we
jointly launched CEIV.

14 M A R C H /A P R I L 2 0 1 8

Q
A

What has been the biggest
challenge you have faced?

Our biggest challenge relates
to how we actually deliver these
standards as a profession. Creating
standards is just the first step. The
challenge is to have those standards
adopted and used in the marketplace
so that they benefit the market in the
public interest. Each standard starts
as simply words on a page; they need
the professionals to do the work for the
benefit to be realised.
We need the conferences where they
will be discussed and explained, the
training and all the related support to
ensure professionals and the market
realise the benefits of adopting and
using these standards. The challenge
is not just to create the standards, but
have them make a positive impact. This
is the role of RICS, and where we need
to succeed.

Q

Where are the opportunities
for adoption of standards and
growth of the profession?

A

There are a few specific areas
with great opportunities. I
mentioned ICMS: we have already
had amazing take-up, with major firms
and governments around the world
using them to compare costs on their
projects. For example, the province of
Ontario in Canada, the Irish government
and the UK government have all been
looking at ICMS to examine and
compare their spend on infrastructure
projects. This is a real opportunity for
RICS, as we add value by speaking to
the world about how ICMS can benefit
such a substantial part of the market.
Another example is the International
Property Measurement Standards
(IPMS). Along with the IPMS for Office
Buildings, we are soon publishing
an updated professional statement

“
The challenge is

to have standards
adopted and used
in the marketplace
so they benefit
the market in the
public interest

to cover residential and industrial
buildings. Now entities with warehouses,
residential and office space can
compare space consistently across
their portfolio.
We can develop the skills in the
profession and the numbers employed
by getting companies, governments
and individuals to adopt our standards
and hire the professionals to use them.
That in turn makes people want to
become professionals, maintain their
professional status and take advantage
of the training and products we offer.
It’s an opportunity to connect those
standards through adoption to growth
of the profession. There is a lot of good
work ahead. b

Ken Creighton is RICS Director of
Professional Standards
kcreighton@rics.org

Related competencies include
Conduct rules, ethics and professional
practice, Legal/regulatory compliance
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BIM

Model clients
Using building information modelling for refurbishment is
a less straightforward proposition than it is for new builds.
Andy Radley looks at the implications

Owning accurate information in this way
helps clients when it comes to assessing
the scope of works and costs accurately.
While there is no doubt that
multidisciplinary model coordination and
BIM collaborative workflows will promote
better outcomes, using BIM on existing
assets may need a slight shift of focus.
In the case of listed buildings, there is
usually discussion with a governance
body such as English or Scottish Heritage.

Case studies

I

The King’s Cross Midland Goods Shed refurbishment project successfully used BIM
n these austere times,
clients seem to be
stretching budgets by
redeveloping existing
estate, and along with
contractors are using
building information
modelling (BIM) and
other digital tools the better to understand
the challenges of refurbishment.
Traditionally, BIM is underpinned by
the creation, collation and exchange of
shared information. But when it comes to
the refurbishment of existing assets, its
use has become less structured, and the
lack of a clear understanding is leading to
less well-defined outcomes.
There appear to be fewer obvious
benefits to using BIM with these assets,
largely due to the difficulty of obtaining
detailed models and the limited amount
of useful data that can be extracted from
or added to them. Without the practical
ability to test everything invasively, the
data set built up to represent visible
entities is in most cases fairly generic.

Refurbishment risks
Additional challenges are often uncovered
on refurbishment and heritage projects
that can lengthen the programme of
works, which in turn affects the budgets.
However, using BIM properly can mitigate
risks, and while the emphasis is still on
multidisciplinary collaboration, it is clear
its application is slightly more nuanced
than in its conventional use. Managing
and sharing the risk by setting the right
contractual framework is also critical.
1 6 M A R C H /A P R I L 2 0 1 8

Recent Kier research has shown that
the use of NEC contracts is becoming the
mainstay of procurement and contracting
strategies for refurbishments. In particular,
the use of Main Option C, together with
the pain–gain mechanism, encourages the
project team to focus on creating the right
scope with the right budget and schedule.
It is also important to recognise the need
to reward innovative practice and the
solving of shared problems.

Absence of data
A common issue on refurbishment
projects hoping to use BIM is an absence
of data. This is attributed to inaccuracies,
deficiencies or simply the lack of an as-is
model; access to the latter is fundamental
to enable the benefits of using BIM
on some challenging refurbishments.
Historically, the lead designer will be
commissioned to procure a high-definition
laser scan and model, but the accuracy of
this is difficult to benchmark.
At Keir Group, we are seeing more and
more clients proactively sourcing accurate
models of their assets to get maximum
benefit from any future refurbishment
or repair work. Some universities are
now digitising entire estates with a view
to making better-informed decisions on
future capital works.
King’s Cross Central Limited
Partnership (KCCLP) meanwhile
recognised the internal benefits of having
digitised most of its portfolio of central
London properties, some of which are
listed, and released these models to
consultants as new projects came online.

When Kier successfully won the King’s
Cross Midland Goods Shed scheme,
the client, KCCLP, had already issued
a detailed model of the grade II listed
structure to all tendering parties (see
image, left). Not only did this provide Kier
with a detailed insight into the condition of
the building, it allowed for more detailed
engagement with the supply chain, in
terms of both accurate pricing and scope.
Kier was also the appointed contractor
to restore the Glasgow School of Art’s
Mackintosh building to its original
condition after the fire there in 2014.
The client procured a highly detailed 3D
point cloud scan of what remained of the
building, which Kier used extensively.
This could be incorporated into a
3D-modelled environment, and it ensured
any items that had to be removed could
be rebuilt or repositioned as was originally
intended. The point cloud was also the
focus for discussions carried out off site.
The high level of detail in the scan was
instrumental in discussing approaches
to construction methodology, temporary
works, restoration and gaining approvals,
while keeping site visits to a minimum.
In many ways, new-build projects
are much more predictable than
refurbishment. Understanding how to get
the best out of BIM on such projects is as
much down to experience as technology
and process. b

Andy Radley is Group BIM Director at Kier Group
andy.radley@kier.co.uk

Related competencies include
Building information modelling (BIM)
management, Design and specification,
Design economics and cost planning

Image © Kier Group

LEG A L

RI CS BU ILDING
S URV EYI NG JOUR NAL

A different case?
The first case involving building information modelling has been through the courts.
Laurence Cobb assesses the implications

F

inally, and to some
fanfare, there has
been a reported
cased involving
building information
modelling (BIM).
Although Trant
Engineering v Mott
MacDonald [2017] EWCH 2016 can,
on detailed analysis, be seen as a
case of non-payment and the
ability to use injunctions
to access key project
documentation, it does
raise issues about
how BIM affects
projects and how
it is handled in
contracts.
There is no
universally adopted
definition of BIM,
but one of the most
popular is that provided
by Keith Snook, the former
RIBA Director of Research and
Technical, who said it is the “digital
representation of physical and functional
characteristics of a facility, creating
a shared knowledge resource for
information about it [and] forming a
reliable basis for decisions during its
lifecycle, from earliest conception to
demolition” (http://bit.ly/2Am4cFn).
Most standard contracts now
incorporate BIM, usually by way of a
protocol. Parties to a contract should take
into account issues such as the use of a
building information model and the priority
of contract documents, the appointment
and role of the BIM information manager,

“

The case
addressed the
critical issue of
access to the
documents in
the model

the obligations of each of the project
team members, the nature of their
collaboration, and what the various team
members will produce, including how
electronic data will be exchanged.
As you will appreciate, there are
concerns about who has responsibility
and liability for various activities, including
coordination, ownership and delegation of
design, and data sharing.
Trant addressed the critical
issue of access to the
documents in the
model. The case
concerned a UK
Ministry of Defence
base on the
Falkland Islands,
where Trant was
engaged as main
contractor, with Mott
MacDonald having
tendered to provide
some design consultancy
and BIM support.

Access to documents
There was an issue as to the terms and
form of the contract between the parties,
which also included a £1m liability cap
for any breaches material to the case by
Mott MacDonald. A number of invoices
were submitted for work carried out
and then paid, although the contract
was never finalised or executed. Then
Mott MacDonald issued an invoice for
£475,000, though Trant neither paid this
nor served a pay less notice.
As a result, Mott MacDonald
suspended services, including access
to the building information model that
contained all the key design details for
the project. Trant argued it was therefore
unable to complete the project, and
issued proceedings for a declaration that
there was a contract in place, seeking an
interim injunction to restore access to the
building information model.
The decision of the Technology
and Construction Court was based
on the existing law regarding the
appropriateness of issuing an interim
injunction. It found that there was a
serious question to be tried and that
Image © iStock

damages would not be an adequate
remedy, given that the cap on damages
in Mott MacDonald’s conditions was
potentially insufficient as well as the
confidential and complex nature of a
defence project.
Because of the seriousness of the
risk that Trant would, in effect, have
to start the project all over again, the
court concluded that there would be an
injunction granted giving the company
access to BIM. This would be done on
the basis that Trant paid the amount of
the outstanding invoice, which would be
held in court pending the outcome of
subsequent litigation.

Risks
While this is not a case that purely
concerns the application of BIM, it is a
useful illustration of the risks relating to
the technology in terms of responsibility,
access and coordination.
Anticipating the likelihood of further
issues involving BIM, it is perhaps
sensible to step back and apply some
sound principles in ensuring that rights,
responsibilities and liabilities regarding
BIM are clearly set out in any fully
executed contract so that all parties –
and, if it comes to it, their insurers – are
clear as to where both individual and
shared liabilities may sit.
One anticipates that, as for further
cases on BIM, it will only be a matter of
time before it reappears as a topic in
case reports. b

Laurence Cobb is a consultant at law
firm Taylor Wessing
lcobb@taylorwessing.com

Related competencies include
Building information modelling (BIM)
management, Legal/regulatory compliance
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Fire drill
Following the Grenfell Tower fire, Anthony Taylor and Richard Edwards
offer a detailed rundown of roles and responsibilities for ensuring safety

A

fter the terrible
tragedy at
Grenfell Tower,
fire safety has
become a matter
of major interest
to surveyors,
with many having
personal obligations in this regard.
With respect to life safety, it should
also be remembered that the duty of care
to occupiers is more stringent when it
relates to residential accommodation.

Reformed responsibility
Before 2006, buildings such as hotels,
boarding houses, factories, offices, shops
and railway premises were required
to have an inspection by the local fire
brigade, and were issued a certificate
before being allowed to operate.
This system was replaced with
the Regulatory Reform (Fire Safety)
Order 2005 in England and Wales,
with similar legislation enacted in
Scotland and Northern Ireland; this
passed responsibilities for fire safety
management on to owners and
employers as duty-holders.
Operational management procedures
for fire safety should include a fire
strategy, fire manual, fire logbook,
emergency arrangements such as plans
for evacuation or invacuation – that is,
keeping people indoors out of harm’s way
– and, explicitly, fire risk assessments.
1 8 M A R C H /A P R I L 2 0 1 8

The actual titles and content of each
of these may vary depending on who
has developed them, and documents
are commonly separate as they have
different objectives and tend not to
be considered together. However,
in combination, they should ensure
appropriate fire safety.
On completion of a development, the
plans and details of installed fire safety
arrangements must be passed to the
person responsible for ongoing fire
safety management of the building, who
is referred to as the “responsible person”
or “person in control”.
Section 38 of the Building Regulations
2010 requires the person carrying out
the work to provide this information no
later than the date of completion or the
date of occupation, whichever is earlier.
If a premises is being developed or
refurbished and has been designed
and constructed or altered using an
advanced or fire safety engineering
approach in line with BS 9999, BS 9991
or BS7974, then a fire strategy is needed.
The fire strategy is required as part
of the building control process to
demonstrate how the designer will meet
the fire safety criteria of the Building
Regulations or relevant technical
standards where they are not using
the “general approach” set out in the
regulations. The strategy will inform fire
services, building control bodies and
occupiers how the proposals will affect

the design, and ensure that suitable fire
safety measures are in place.

Key elements
With respect to life safety, there are two
key elements for fire safety management.
bb All the fire safety measures should be
kept in good working order.
bb In the event of a fire, the planned
actions will enable all occupants to reach
a place of safety in good time.
Unfortunately, experience has shown
that many original strategy documents
or those required by the Building
Regulations are either missing or
have become out of date. It is also
fairly common to find that the actual
construction differs from the planned,
agreed design. In such circumstances,
it is not unknown for the original fire
strategy document to remain unchanged,
where it exists at all.
Engineered premises – that is, those
that have not used a general approach
– are legally required to have a fire
strategy to comply with the Building
Regulations. However, we recommend
the development of a current fire strategy
document in all cases where one does
not already exist: this will ensure fire
safety arrangements are clear.

Historic issues
There are a number of historic issues that
could still affect the current integrity of a
Image © iStock
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building’s safety, and these can include
the following:
bb refurbishments or small works carried
out without consulting the fire strategy or
relevant guidance may have occurred any
time since the building was constructed
bb removal of asbestos without the fire
protection measures being replaced
bb lack of effective, or lack of
replacement of, fire-stopping through
compartmentation in walls, ceilings or
floors, often as a result of alterations,
including service installations
bb installation of gas and other utilities
that may have changed the fire loading
bb changes to fire doors or exit routes
bb changes in occupation, including
volume of personnel and usage or
conversion from commercial to residential
bb removal of fire hose reels, risers,
sprinklers or other suppression systems
bb changes made to fire detection
systems and alarms, including any that
may have influenced the envisioned
evacuation strategy
bb works on small retail units below blocks
bb inappropriate cladding
bb lack of full comprehension by
occupants or the responsible person of
the fire safety arrangements, whether
these are installed measures or written
plans, and how these need to work in
conjunction to be effective.
There is the potential for a range of
parties to contribute to or hinder the
safety of a building over its lifecycle. The
competence of all these organisations,
and of the individuals carrying out the
works, must be sufficient for them to
understand the potential effect their work
could have on fire safety.
While there is an abundance of
excellent advice on these matters, much
of the language used can be confusing,
and many occupiers may not realise their
responsibility in law or where to obtain
the information they should have to hand.

Compartmentation
Much of the success in restricting fire
growth in high-rise blocks over the past
few years has been because of the fire
compartmentation designed into the
building on construction.
This has also led to the development
of the “stay put” policy, as maintained at
Grenfell Tower, where certain occupants
of the burning dwelling evacuate, closing
the door behind them, while others
remain protected by compartmentation
until the fire brigade can extinguish
the blaze or carry out a rescue under
controlled conditions.

“
There are a number

of historic issues
that could affect the
current integrity of a
building’s safety
This, of course, depends on the
integrity of fire compartmentation and
other safety measures – as originally
conceived or later improved – remaining
intact and protecting residents as
designed. These in turn rely on a good
fire safety management system and a
competent standard of work.
Bear in mind there is more risk to life
in residential accommodation, not least
because residents could be asleep, and
may include children, the infirm, the ill,
and pets.
Commercial premises, while also at
risk from fire, are less of a risk to life
because occupiers will be active and
each employer should have undertaken a
fire risk assessment and shared this with
other occupiers.
In order to understand the actual,
current status of basic passive fire
protection measures built into a property,
it is necessary to review all the existing
fire safety arrangements, with the
knowledge of related safety design
documentation; this review will include
assessment of the current integrity of any
compartmentation, including fire doors
and fire-stopping.
The compartmentation of buildings is
essential in preventing the spread of fire.
Suitably competent fire risk assessors
should carry out a full survey of the
building, including the integrity of the
compartments, in line with appropriate
standards and guidance. They should
check for all aspects of fire breaks
including walls, wall coverings, insulation,
voids, ceilings, floor coverings and risers.
This will probably require an intrusive
survey by appropriately competent
personnel as many penetrations of
compartments will be hidden from
obvious view. They should also review
whether the building is clad, how any
cladding is affixed and the material used.
Fire doors and associated safe exit
routes should be inspected (see
www.firesafe.org.uk/fire-doors), with
inspection including operational tests
such as closing time and the force
needed to shut doors.

There should also be a visual check of
all components, including the presence of
self-closers, intumescent strips and letter
plates, fire hinges, and cold smoke seals,
to ensure these all contribute to the door
set’s integrity.
In order to understand what active
systems are in place, it is advisable
to audit the plant and equipment that
contributes to fire safety, as well as those
mechanical and electrical items that
could compromise it.
The exercise should review the planned
preventative maintenance schedules
to establish that they are maintained
in accordance with manufacturers’
requirements or with a standard set of
requirements such as SFG20 codes
(www.sfg20.co.uk).
In some circumstances, it may be
necessary to review the ownership
of, and responsibility for, assets
in accommodation units; for more
information on this, see RICS Health
and safety for residential property
managers first edition guidance note
(www.rics.org/hsresprop).

Fire strategy document
A fire strategy document should be
developed if one does not exist, or
updated if it does already. Guidance
can be taken from PAS 911: 2007 Fire
strategies – guidance and framework
(http://bit.ly/2jkC3Dh) in putting such a
document together.
The document must be prepared
by a suitably competent fire engineer;
a register of competent persons is
available from the Institute of Fire Safety
Managers (http://bit.ly/2hPf16A).
This should be supported by the
following documents:
bb a fire manual recording all the
fire-related assets and instructions for
servicing, maintaining and testing them
(www.sfg20.co.uk)
bb a fire logbook recording how all
the service, maintenance and test
arrangements have been implemented
bb emergency response planning, which
gives details of how the building ought to
be evacuated
bb incident response procedures and
accountabilities to protect and minimise
the impact of unplanned events, such as
flooding, incursion by protestors, fire or
bomb threats.
Once all the documents have been
written and assembled by a suitably
competent person and there is
appropriate assurance that these
accurately reflect the requirements and
M A R C H /A P R I L 2 0 1 8
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Figure 1
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n

intent of each party, the basis for fire
safety arrangements are in place.

Fire risk assessment
The final part of assuring that fire safety
is properly managed in a building is the
fire risk assessment. This requires every
employer or responsible person – that
is, the duty-holders – to ensure a risk
assessment is carried out by a suitably
competent person.
It also means duty-holders have to
cooperate and coordinate with one
another to ensure that the assessments
and emergency arrangements are
complementary. The more complex and
higher-risk the building, then the higher
the level of competence that is required
of the assessor.
Risk will be affected by the height of
the building, its usage, the occupants and
whether it is new or old, or perhaps an
historic building. Competent advice will
also be required to help determine who is
the appropriate person to undertake the
risk assessments.
There is currently no regulation to
define how often a fire risk assessment
is carried out, but it is now recommended
that high-risk buildings are assessed
2 0 M A R C H /A P R I L 2 0 1 8

Emergency
manual

Building
maintenance
records

Tenant’s fire risk
assessment

Smoke ventilation
strategy

Isolation
procedures

Fire logbook

Refurbishment/
project
management

Fire
procedure

Security
procedures/
patrol records

Schedules of
equipment/
asset register

Personal
emergency
evacuation
plans
Testing of
emergency voice
alarm
communications

Fire training
records

Evacuation drill
records

Fire alarm testing, gas suppression testing, generator testing, electrical
inspection records, extinguisher servicing, sprinklers, emergency light records, fire
dampers, dry risers, fire doors, smoke ventilation records

at least every year, with other buildings
every five years. An annual review should
be undertaken in all cases, particularly
when there have been alterations to a
building or any other changes that could
affect the risk of fire or escape.
There may be a number of risk
assessments for a single commercial
premises, with one from each tenant in
their role as the employer as well as one
for the common parts. However, where an
employer has fewer than five staff, there
is no legal requirement to have a written
fire risk assessment.
A fire risk assessment may, depending
on the condition of the accommodation,
be appropriate for the accommodation
areas of rented flats as well, if there
is reason to suspect serious risk to
residents in the event of a fire. This might
be because of the age of the block or
suspicion of widespread, unauthorised
material alterations. This type of fire risk
assessment will not be possible for flats
on long leaseholds without consent and
appointment, however.
There is also a need to ensure that
all parties are properly trained and
understand their roles in regard to the
various documents and procedures

outlined, as well as a need to undertake
emergency evacuation practices.

Summary
It is hoped that this article has
explained how the complex matter of
understanding, setting up and managing
fire safety can be effectively and
systematically put in place. Figure 1
provides an overview of what can be
required to ensure fully functioning
fire safety management, but do please
contact the authors if you require any
more information. b

Anthony Taylor is a health and safety
director at GVA
anthony.taylor@gva.co.uk
Richard Edwards is Business Development
Director at Alcumus Group
richard.edwards@alcumusgroup.com
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INSUR A NC E

Cladding
cover
Matt Farman assesses the possible
fallout from the Grenfell Tower fire for
professional indemnity insurance

T

he Department for Communities and
Local Government initiated the Building
Safety Programme in July 2017, to identify
buildings that posed a fire safety risk. Under
the programme, testing was conducted
by the Building Research Establishment
to establish whether aluminium composite
material (ACM) cladding samples from
high-rise residential buildings meet the limited combustibility
requirements of the Building Regulations guidance.
The results were damning: 266 of the 278 buildings screened
in England failed the tests. Concerns are not restricted to
residential blocks either, and hospitals, schools and shopping
centres are expected to come under future scrutiny.
The cost of fire safety improvement works on residential blocks
will run into millions, with leaseholders of the Citiscape block in
Croydon facing a bill of between £750,000 and £1m to remove
non-compliant cladding (http://bit.ly/2B68s8v). The government
has said it will not fund improvement works, so it is possible that
local authorities will look to insurers to bear some of the cost.

Concerns are not restricted
to residential blocks, and
hospitals, schools and
shopping centres are expected
to come under future scrutiny
Cladding exposure
Most professional indemnity insurance (PII) providers have
reviewed their books to establish what exposure they have to
cladding or other materials that pose a fire safety risk. At the time
of writing, some have received notifications of potential claims
in relation to Grenfell Tower and other buildings of concern. The
number of such claims is only likely to increase over time.
If a client asks you to comment on the cladding specified or
used on buildings and whether it complies with the government
guidelines, current Building Regulations or standards, you should
revisit your designs or specifications to identify any issues.
Based on the results of that process, you can make an informed
decision on whether it is something that could give rise to a claim.
If you believe it could, you should notify insurers immediately in
accordance with the relevant provisions of your PII policy.
Not all notifications will be accepted by insurers in the first
instance, as each has to be considered on its individual merits
and in accordance with the PII policy notification provisions. If an
insurer feels that a matter does not amount to a circumstance,
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you have at least put a marker down and the issue can be
revisited if there is any subsequent development.

PII renewal
At renewal, insurers are asking additional cladding-related
questions of firms involved in the design, construction,
refurbishment and management of buildings, and the responses
given may affect the terms you receive. Insurers will typically ask
for information going back 12 years, so you should pull out any
relevant files well in advance of your renewal date.
The fallout from the Grenfell Tower fire may affect the full
spectrum of property, engineering and construction firms, from
architects to property managers. Various parties could have
contributed to the situation, so when claims do arise they may
affect multiple PII providers.
The insurance profession is understandably concerned. While
feedback from most insurers to date suggests that they are
not looking to withdraw from the market immediately or change
cover mid-term for existing clients involved in designing, installing
or specifying cladding, they will expect detailed information on
this work at renewal.
At the time of writing, we have only seen a few cases where
the existing insurer has declined to provide renewal terms,
but this may change if the number of notifications relating to
cladding and fire safety increases.

Future projects
If you are asked to carry out fire risk assessments on high-rise
buildings, this should be disclosed to your insurers, irrespective
of whether you are undertaking the work yourselves or engaging
a specialist consultant.
For any ongoing or future projects involving cladding, you must
carefully consider your approach, putting in place additional
protocols where you deem necessary. You should also ensure
your scope of duties and responsibilities are explicit, and that
your client understands them. Where possible, limit your liability
under contract and ensure that you and your team are aware of
the ongoing implications of any changes to either good practice
or regulation made in response to the Grenfell Tower fire.
The recent Independent Review of Building Regulations and
Fire Safety: Interim report (http://bit.ly/2oC4umd), commissioned
by the government, concluded that there need to be sweeping
changes across the entire construction industry and a universal
shift in culture.
The final report is expected in the spring and will include
targeted work to be done in partnership with the sector. In the
meantime, what future claims may arise in relation to fire safety
and the use of ACM cladding remain uncertain. But if you have
any concerns, you should discuss them with your insurance
broker at the earliest opportunity. b

Matt Farman is a director at Howden Professional Indemnity
matt.farman@howdengroup.com

Related competencies include
Conduct rules, ethics and professional practice, Fire safety
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Charles Blamire-Brown
is a senior associate of
Pinsent Mason LLP
charles.
blamire-brown@
pinsentmasons.com

Interim payment

Q

My contractor has issued a breakdown of its “initial
assessment” of the value of works by email and is
now contending that this constitutes its interim payment
application. However, I do not consider this is a valid
payment application, given that it has been issued by email
and refers to the wrong valuation date. What should I do?

> Charles Blamire-Brown

A

The interim payment process can be a veritable minefield
for the unwary, with potentially serious consequences if it is
not followed to the letter. It is therefore important to be clear as
to the requirements of this process.
The Housing Grants, Construction and Regeneration Act 1996,
as amended by the Local Democracy, Economic Development
and Construction Act 2009, sets out a statutory regime for
payment, with which contracts agreed after 1 October 2011, or
1 November 2011 in Scotland, must comply. The process is
usually as follows.
bb The contract may provide for a payee to make a payment
application before the payment due date; let’s assume that in
your case it does.
bb Within five days of the due date, the payer or specified
person must serve a payment notice setting out the sum they
consider due at that date and the basis on which it is calculated.
bb If a payment notice is not issued in this time frame then the
payee can issue a notice of default. If they have issued a valid
payment application this becomes the de facto notice of default,
and there is no need to issue a separate notice.
bb The payer may still serve a notice of its intention to pay less
within the prescribed period before the final date for payment.
This must set out the sum the payer considers to be due at the
due date, and the basis on which that sum is calculated. If it fails
to do so, it will have to pay the amount sought in the payment
application or notice of default, as appropriate.
The key issue is whether the breakdown issued by the
contractor constitutes a valid payment application. Unless the
contract expressly provides otherwise, the fact that it is issued
via email does not render it invalid.
However, the breakdown must be clear that it is a payment
application and comply with any requirements in the contract
as to its form and content. Arguably, the fact it is described as
an “initial assessment” suggests that it might not be intended
to be a formal application. The reference to the wrong valuation
date may also render it an invalid application; indeed, this was
2 2 M A R C H /A P R I L 2 0 1 8

held to be the case in the recent decision in Jawaby Property
Investment v Interiors Group [2016] EWHC 557 (TCC).
The first step in your case will be to reply to the contractor
setting out the reasons why you consider the application
invalid. In any event, whether or not it is a valid application, it will
be important to ensure that a payment notice is issued in time
or, failing this, that a valid “pay less” notice is issued within the
prescribed period before the final date for payment.
If one of these is not issued, then there is a risk that the
contractor will commence an adjudication for the amount
sought in its application on the basis of a lack of a valid
payment or “pay less” notice. If the adjudicator determines that
the application is valid, the contractor will be entitled to the
amount sought, even if the valuation is disputed.
Such “smash and grab” adjudications have become common
in recent years, particularly after ISG Construction Ltd v Seevic
College [2014] EWHC 4007 (TCC). In this case, the court
confirmed that the employer as payer could not commence a
successive adjudication challenging the valuation of the works
at the time of the contractor’s application because another
adjudicator had found the contractor was entitled to payment
on the basis of a lack of valid payment or “pay less” notice.
The situation may well be different, however, if this is a final
account application. The court confirmed in Harding v Paice
[2015] EWCA Civ 1231 that the absence of a payment or “pay
less” notice does not preclude a party from challenging the
value of a final account in an adjudication. However, the payer
must pay the sum applied for and cannot withhold payment
pending the adjudicator’s decision on the proper valuation;
in other words, it must pay first and argue later.
No matter whether or not there are grounds for challenging
a payment application, it is important to follow the process and
issue the requisite payment notice or, failing that, a “pay less”
notice. This will avoid the risk of the application later being
found to be valid when the contractor commences a “smash
and grab” adjudication and thus being entitled – absent a
payment or “pay less” notice – to the amount sought. C

Related competencies include
Conflict avoidance, management and dispute resolution procedures,
Contract administration, Legal/regulatory compliance, Project
financial control and reporting
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It all adds up
Business planning and Accounting principles and procedures are mandatory
competencies for Building Surveying, and Ewan Craig, a speaker at RICS’ annual It’s
Your APC conference, offers guidance

B

usiness planning is
key to knowing how
your organisation
aims to achieve its
objectives and, as it
covers any technical
services offered, it
will have a bearing
on the other competencies.
Accounting principles and procedures
are an integral part of this process and
help to inform business decisions.
Business planning particularly
influences the technical competencies.
One example of this is where building
pathology advice is offered, or is
intended to be offered. In this case, the
business plan will influence: the provision
of professional advice; resources such
as information services or equipment;
staff allocation or recruitment such as
chartered surveyors, other professionals
or support staff; and the range of
building pathology services offered and
the geographic coverage.

The levels
Both competencies are required to be
taken to Level 1.
Business planning
At Level 1, you should demonstrate
knowledge and understanding of how
business planning activities contribute to
the achievement of corporate objectives.
Accounting principles and procedures
At this level, you should demonstrate
knowledge and understanding of
accounting concepts and the format
and preparation of management and
company accounts, including profit and
loss statements, cash-flow statements
and balance sheets.
These competencies are only required
to Level 1 on the Building Surveying
pathway, so Level 2 and 3 are not shown
in the pathway guide.
You should be familiar with issues
relating to Business planning and
Accounting principles and procedures 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 1 but may exceed this. Two
examples are given below.
Using examples, could you please
explain your understanding of
SWOT analysis?
This question is aimed at Level 1
candidates. The answer should explain
pertinent issues to support your
knowledge and understanding.
This is a business tool used to gain a
focused understanding, at a given point in
time, of the strengths and weaknesses in
an organisation and external opportunities
and threats – hence “SWOT”. These
factors can help shape the business
strategy, highlighting areas of concern or
advantage for the business.
My organisation’s strength lies in having
staff with considerable experience in the
education sector, though our weakness
is that we do not cover a wider range of
services and instead focus on just two
primary disciplines. A new opportunity
arose thanks to a recent government
commitment to provide significantly
greater funding to a number of our
education clients, specifically for services
that my organisation offers. One threat
we face would be the bid for work by a
new competitor in the past year, which
was notably under the market norm and
resulted in a reduction in our fee income.
Please tell me about cash-flow
statements, with some examples of the
factors that may affect cash flow.
A cash-flow statement shows the actual
cash flow for the business. It reconciles
the income with the business expenditure
to give a cash flow for the business over a
set period, usually on a monthly basis for
the year ahead. My organisation revises
this on an ongoing basis so it is more
accurate for the forthcoming month and

quarter, and may be reviewed against
actual cash flow and business needs.
It is an essential business tool for
decision-making as it predicts any
negative cash flow – when reserves or
loans may be needed – and also positive
cash flow. This enables my organisation
to be proactive in managing cash. Factors
that affect income or expenditure will
affect cash flow, and can include: finishing
a project early so it can be invoiced
and paid, or delays in a payment point
that delay an invoice; and winning more
work at the same or a greater fee rate to
increase income, or being unsuccessful in
winning fees, thus reducing income.
Factors affecting expenditure can
include: increases in staffing that put up
costs, or reductions in staff that bring
savings; increases in salaries and bonuses
at a set pay review being larger than
forecast and increasing expenditure, or
smaller than expected and thus reducing
expenditure.

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 consultant

For details on the APC Building Surveying
pathway, please visit
www.rics.org/bsapc

Related competencies include
Accounting principles and procedures,
Business planning
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Chris Lindsay explains how the RICS Building Surveying pathway
and competencies have been revised following consultation

The right pathway

W

hat are the
knowledge,
experience, and
skills required
of a chartered
surveyor? This is
a question RICS’
Global Education
and Qualification Standards team has
been asking of the profession.
In a previous article (Building Surveying
Journal May/June 2017, pp.24-5),
we reported on the pathways and
competencies review, including the
consultation on proposed changes to the
Building Surveying pathway. One of the
main outcomes of consultation was that
surveyors wanted the proposed changes
to be made in the pathway guides, the
detailed documents setting out particular
requirements for an area of practice.

Consultation documents
Working groups were formed for each
area, comprising representatives from
RICS Professional Groups and employers,
to draft the content of the new guides.
These were then presented as part of a
second-stage consultation that ran for two
months during autumn 2017.
The key consultation documents were:
bb 21 individual pathway guides; these
were working documents for consultation,
and not reflective of final branded versions
bb a draft of the new mandatory
competencies, with expanded descriptors
and examples
bb a summary of the proposed changes.
The responses we received were on the
whole positive and, subject to updating
the draft guides based on the comments,
the content of the new framework will
be ready for implementation later this
year. At the time of writing, the launch
date is to still to be confirmed, but
transitional arrangements will be in place
for candidates to come forward for
assessment under the current version.

New competencies
The current competencies for the Building
Surveying pathway are included in the
current guide (www.rics.org/pathways),
while Table 1 and Table 2 together detail
the new competencies.
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Table 1
Main changes to competency requirements in the Building Surveying pathway
Optional competency requirements changed from
three to two competencies to be taken to Level 2. A
requirement to choose one competency from the full
list of technical competencies has been added, so the
overall requirement remains the same at three.

Competency requirements
Optional competencies
Analysis of client requirements

This will be deleted, and incorporated into an updated
Client care competency, which is also mandatory to
Level 2.
The title of this has been changed to Commercial
management.
This has been added to the optional list, and its title
changed to Landlord and tenant.

Commercial management of
construction
Landlord and tenant (including
rent reviews and lease renewals)
Measurement of land
The title has been changed to Measurement.
and property
Procurement and tendering
This has been added to the optional list.
Project financial control; Project
These have been deleted, and will be incorporated into a
funding and finance
new Project finance competency.
Quantification and costing of
The title of this has been changed to Quantification and
construction works
costing.
Additionally, proposed changes to the mandatory competencies were overwhelmingly supported
by respondents to the second-stage consultation and will be introduced as part of the new
framework. This includes a new competency, Inclusive environments, that will be mandatory to
Level 1 for all candidates.

Table 2
Overview of competency requirements in the Building Surveying pathway after revisions
Mandatory

Core

Optional

Level 3
¬ Ethics, rules
of conduct and
professional practice
Level 2
¬ Client care
¬ Communication and
negotiation
¬ Health and safety
Level 1
¬ Accounting principles
and procedures
¬ Business planning
¬ Conflict avoidance,
management and
dispute resolution
procedures
¬ Data management
¬ Diversity, inclusion and
teamworking
¬ Inclusive
environments
¬ Sustainability

Level 3
¬B
 uilding pathology
¬ Construction
technology and
environmental
services
¬ Contract
administration
¬ Design and
specification
¬ I nspection
¬ Legal/regulatory
compliance

Two to Level 2
¬ BIM management
¬ Client care
¬ Commercial management
¬ Conflict avoidance, management and dispute
resolution procedures; or Health and safety (to
Level 3); or Sustainability
¬ Conservation and restoration
¬ Contract practice
¬ Design economics and cost planning
¬ Development/project briefs
¬ Fire safety
¬ Housing maintenance, repair and improvements;
or Maintenance management
¬ Inclusive environments
¬ Insurance
¬ Landlord and tenant
¬ Procurement and tendering
¬ Measurement
¬ Project finance
¬ Quantification and costing
¬ Risk management
¬ Works progress and quality management

One competency should also be taken to Level 2 from the full list of technical
competencies, including any not already chosen from the optional list.

Table 3
RI CS BUILDING
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Examples of likely knowledge, skills and experience required at each level
Mandatory

Core

Level 1
Demonstrate your
knowledge and
understanding of building
defects.

Optional

Level 2
Apply your knowledge to
undertake surveys, use survey
and other information to diagnose
cause and mechanisms of failure.
Examples of knowledge at
Examples of activities and
this level are:
knowledge at this level are:
¬ on typical building
¬ identifying in detail the cause
defects, being able to
and mechanics of varying types
explain cause and effect
of failure
of – for example –
¬ using detailed examples,
dampness, timber defects, explaining the relationship
building movements
between observations taken on
¬ knowing the defects likely site and the diagnosis of failure in
to be encountered in typical building fabric
building surveying activities ¬ gathering information from
¬ understanding different
several sources, including
types of testing, and their
specialist inspections, to diagnose
limitations; for example,
and explain building fabric failure
the use of damp meters,
if necessary
and borescopes
¬ demonstrating an
¬ identifying construction
understanding of the appropriate
detailing of different
level of detail required in typical
building types and ages
reports, including examples of
of construction.
layout, and the use of sketches,
drawings and photographs.

Level 3
Give reasoned advice and
appropriate recommendations,
including preparation and
presentation of reports.
Examples of activities and
knowledge at this level are:
¬ explaining the causes
and the likely results of
failure, together with
recommendations of
appropriate remedial
measures
¬ analysing information
gathered from inspections
to formulate the necessary
remedial or preventative
works, including specific detail
in the form of a schedule
of works, with sketches,
drawings and photographs
if required
¬ discussing in detail
examples of unusual
defects you have identified
and the remedial works
recommended.

Sample competency

Fire safety

To take one example, Building pathology
is a core competency to Level 3. This is
core to many areas of surveying, and it
is essential that all candidates have an
understanding of defects analysis, and the
likely defects that will result from failures
in building fabric (see Table 3).

At the time of writing, a further proposal
to add Fire safety as a core competency
requirement to Level 1 is being considered
(for more on fire safety see pp.18–20 of
this issue). Fire safety is about having the
skills to assess buildings and proposed
projects and being able to advise how to

meet the necessary safety requirements
where they have not been achieved.

Assessment Resource Centre
Any changes to the framework need to
be reflected in the Assessment Resource
Centre (ARC), which allows candidates to
manage all their training, CPD and selected
competency records online. User guides and
instructional videos for the ARC are available
on the RICS website (www.rics.org/arc).
The ARC also enables counsellors to
support candidates through each stage of
the final assessment and, when required,
sign off competencies and the candidates’
summaries of experience. All new enrolments
in English from 31 January 2017 and all final
assessments taken in English must now use
the ARC.
If you have any questions or comments
about the review, please do contact us. b
Chris Lindsay is RICS Global Education and
Qualification Standards Manager
globaleqs@rics.org

Related competencies include
Conduct rules, ethics and
professional practice

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
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ARE YOUR REPORTS GETTING TYPED ON TIME?
Our team of highly skilled transcriptionists work directly into
• Quest
• iSURV WorkSmart
• ValEx or any other third party surveying software
• Your own unique templates.
Homebuyer Reports, Building and House Surveys, Valuation
Reports, Project Management Reports, Expert and Witness
submissions, Purchase & Sales Reports, Quinquennial Reports etc
•

Pay-as-you-go UK based company with access

•

in the world.

experience in the surveying and property sector.
•

SSL secure data transfer (as used by all the

•

You can start with OutSec today and have total
flexibility with no contract or monthly fees.

major online banks).
•

Record and send your audio files using an iPhone,
Android or digital dictaphone from anywhere

to British typists all of whom have a wealth of

Same lead typist with back up always available.

•

Your own dedicated Account Manager.

Contact Tracey Pulfer TODAY!
01366 348088
tracey.pulfer@outsec.co.uk
www.outsec.co.uk

Our most important client is YOU

CLIVEDEN
CONSERVATION

Position: Quantity Surveyor
Location: Airport branch, Feltham Middlesex
Company car: Yes
Bonus: (TBA)
Palmers Scaffolding UK Limited is one of the UK’s leading
access, scaffolding and multi service companies providing
innovative solutions for “blue chip” clients across the
country. An opportunity has arisen in connection with our
Heathrow and Gatwick Airport operations. The role is based
at our Heathrow servicing office in Feltham, Middlesex.

Knowledge and Applied Skills:
∆ Experience as a Quantity Surveyor
∆ Expertise with relevant software packages (esp. MS-Excel)
is required. Knowledge of CASE is advantageous.
∆ Preference will be given to applicants with a relevant
university degree (e.g. Commercial Management,
Surveying, etc.) and / or professional membership of RICS.

For more information and to apply please contact
hr.palmers@palmersgroup.co.uk
By appointment sculpture conservators to THE NATIONAL TRUST

To ad ve rtise con t a c t C h r i s C a i r n s +4 4 2 0 7 87 1 0 9 2 7 or c hrisc @wearesu nday. c om
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Constant care

I

I often cycle past William
Morris’ former home,
Kelmscott House in
Hammersmith, west
London, and consider
his wise words from the
Society for the Protection
of Ancient Buildings’
(SPAB) 1877 manifesto: “to
stave off decay by daily
care”. I fondly imagine him
there, looking over the
Thames, setting down the
principles we still use to
think about conservation.
But revisiting the manifesto
recently, I was surprised by
a couple of things.
First, it was written a
year before Morris moved
into his riverside home;
second, parts of the
document are challenging
to my 21st-century eye. For
instance, he wrote: “if it has
become inconvenient for
its present use [it is better]
to raise another building
rather than alter or enlarge
the old one”. We should
“treat our ancient buildings
as monuments of a bygone
art, created by bygone
manners, that modern art
cannot meddle with without
destroying”, he added.

Our contemporary
view of what we think
of as heritage has
broadened, though, and
we are much keener to
keep old buildings viable
through adaptation and
alteration. However, what
the manifesto was trying
to fight against – the
unnecessary loss of old
buildings that represent
our shared heritage – still
requires constant vigilance.
SPAB has dropped the
assertion that it would
rather see a restored
building demolished
than have it ultimately
be illegible – part of the
evolving narrative of
development. But Morris
was indeed pivotal in
advancing the concept of
custodianship, and was
principally influenced
himself by John Ruskin’s
essay “The Seven Lamps
of Architecture” of 1849.
We owe Morris a huge
debt of gratitude: writing
overarching principles
such as he did is always
challenging, and inevitably
these are the products of a
particular time and place.
Having spent a great
deal of time recently
working on the second
edition of Conservation
Principles, Policies and
Guidance, first published
by English Heritage in
2008, Historic England
canvassed views on the
updates and additions in

Duncan McCallum is Policy Director
at Historic England
duncan.mccallum@
historicengland.org.uk

a consultation that closed
early in February.
The new edition will seek
to retain the essence of the
original document, while
recognising that the world
has moved on with the
emergence of the National
Planning Policy Framework
(NPPF) in 2012. The revised
version also responds
to the need to strip
supporting guidance down
to the bare essentials.
Central to the changes
is a new explanation of
“significance” that focuses
on heritage interests – that
is, historic, architectural,
archaeological and artistic
interests, the terms used
in legislation and planning
policies that we and our
partners implement.
Despite our best efforts
to express our approach
to conservation in a more
accessible language that
aligns with the NPPF, some
consultation respondents
feel that we are moving
backwards, for example by
over-emphasising the role
of experts and by changing
the words used to analyse
impact on heritage.
Our objective is not to
draft a set of principles that
will last for 150 years, as
Morris managed. Rather,
we want to supply a clear,
flexible and practical
framework for the current
context so that we can
successfully manage
change to our heritage. C

Welsh protection

Bill Zajac details recent changes
to national heritage regulations
and the work that is still planned
PG.

28

Material information

Rosamond Artis looks at the use
of limewashes and lime paints
PG.

31

Retrofit for the future
The Heritage Lottery Fund
has revised its sustainability
guidance, explains Sara Crofts
PG.

33

Heritage update
PG. 34
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New measures
for old sites
Bill Zajac details recent changes to Welsh historic
environment legislation and work that is still planned

T

he Historic
Environment (Wales)
Act 2016 is the first
legislation enacted
specifically to cover
the Welsh historic
environment. Now,
two years after its
passage, most of its provisions and a
number of supporting measures are in
force, and significant steps have been
2 8 M A R C H /A P R I L 2 0 1 8

taken to improve the protection and
management of the historic environment.
The act has placed Wales’s historic
environment records on a secure,
statutory footing. The online records
(https://archwilio.org.uk/arch/) provide
local planning authorities, developers and
others with the information they need
to make sound management decisions
and promote public understanding of the
historic environment. Their importance

is underscored by statutory guidance for
certain public bodies, Historic Environment
Records in Wales: Compilation and Use
(http://bit.ly/2wmIOKy).
Wales also has a statutory list of
historic place names – a first for the
UK, if not the world. The list is publicly
accessible online (http://bit.ly/2vxrgOc)
as well as through the historic
environment records, and will raise public
awareness of historic place names and
encourage their continued use. The
guidance includes instructions for the
relevant public bodies on using the list to
name and rename developments, streets
and properties.

Consultation
Wales has led the way in introducing a
formal requirement for consultation with
owners and occupiers before scheduling
a monument or listing a building. However,
many feared that open consultation
would place historic assets at risk,
Images © Visit Wales
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because unscrupulous individuals might
deliberately damage or destroy them to
prevent designation.
Interim protection therefore safeguards
an asset during the consultation period
as if it were already scheduled or listed.
In certain circumstances, owners and
occupiers may ask for a review of a
designation decision, which will be
conducted by the Planning Inspectorate
(http://bit.ly/1PcNKE0).

Scheduled monuments
The 2016 act made important
amendments to the Ancient Monuments
and Archaeological Areas Act 1979,
the essential legal framework for the
designation, protection and management
of scheduled monuments in Wales. For
instance, the definition of a monument
now encompasses any site that offers
evidence of past human activity. A small

“
A number of early
Porth Wen brickworks

prehistoric sites as
well as battlefields
and other sites
devoid of structures
will now be eligible
for protection
Gardens at Powis Castle

number of early prehistoric sites that
are nationally important – often just
scatterings of artefacts – as well as
battlefields and other sites devoid of
structures or works will now be eligible
for protection as scheduled monuments.
There are more than 4,000 scheduled
monuments in Wales, and most owners
manage these responsibly. However,
every year some are damaged by
unauthorised works and other activities.
The Welsh Government’s Historic
Environment Service, Cadw, is now able
to serve a temporary stop notice to halt
unauthorised works; a complementary
enforcement notice can require
restoration, or, if that is impractical or
undesirable, the alleviation of any effects
that the unauthorised works have had.
A loophole in the 1979 act has
also been closed so people can no
longer escape prosecution for serious
damage by claiming ignorance of a
scheduled monument’s location or
status. A defendant has to prove that all
reasonable steps were taken to find out
whether planned works or other activities
would cause harm to such a monument.
Cadw’s online, map-based designated
assets database, Cof Cymru
(http://bit.ly/2hC8zmN), has been
launched to make it easier to obtain
reliable information on scheduled
monuments and other historic assets.

Listed buildings
The 2016 act also amended the Planning
(Listed Buildings and Conservation
Areas) Act 1990. Local planning
authorities can now use temporary
stop notices to put an immediate halt to
unauthorised works on listed buildings,
and these dovetail with existing listed
building enforcement notices.
Urgent works can now be carried out
for the preservation of any listed building,
provided they do not unreasonably
interfere with residential use. The
legislation also reduces the financial risk
of urgent works for local authorities by
making the costs a local land charge and
allowing an authority to levy interest on
any outstanding sums.

Preservation notices
The 2016 act has also laid the
groundwork for establishing preservation
notices, which would give local authorities
a new tool to deal with listed buildings in
disrepair. The legislation makes specific
provision for civil sanctions to support the
notices, which could bring fixed financial
M A R C H /A P R I L 2 0 1 8
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penalties for owners who permit listed
buildings to decay.
While the act provides the basic
structure for preservation notices, further
regulations are needed to bring them
into effect. Research commissioned to
inform their development has also been
published on the Cadw website
(http://bit.ly/2DhQTGB).

Historic parks and gardens
Wales has had a non-statutory register
of historic parks and gardens since 1994;
nearly 400 sites have been logged.
These will be transferred to a statutory
register after a programme of boundary
review and consultation with owners is
completed later this year. The statutory
register will introduce no additional legal
restrictions, however, and changes to
historic parks and gardens will still be
managed through the planning system.

Heritage partnerships
Heritage partnerships are voluntary
agreements into which owners,
consenting authorities and other
interested parties can enter for the
long-term management of scheduled
monuments or listed buildings. Such
agreements can incorporate relevant
consents for agreed works, so will be
particularly attractive to multiple asset
owners who need to make frequent, and
often repetitive, consent applications.
Since these agreements will last for
several years, it is important that the
supporting regulations and guidance
are well founded and practical. Cadw is
therefore working with partners on the
development of proposals.

Complementary measures
From its beginnings, the 2016 act was
intended as the core of an integrated
body of measures for the careful
management of change in the Welsh
historic environment. The guiding tenets
of the conservation philosophy were
embodied in Cadw’s Conservation
Principles for the Sustainable
Management of the Historic Environment
in Wales (http://bit.ly/2vwtzkM).

Heritage impact statements
A central tenet of Conservation Principles
is that decisions about the future of
an historic asset must be based on a
sound understanding of its significance.
Regulations that came into force on
1 September last year substituted
heritage impact statements for design
3 0 M A R C H /A P R I L 2 0 1 8

The Park and Dare Workmen’s Institute and Hall, now a theatre, Treorchy
and access statements in applications
for listed building and conservation area
consents. The fundamental basis for
a heritage impact statement will be a
thorough but proportionate evaluation of
a building’s significance.
It will also include a structured
assessment of the objective of proposed
works, design and access considerations,
where appropriate, and strategies to
mitigate any impacts. New best-practice
guidance, Heritage Impact Assessment
in Wales, has been published to assist
owners, agents and local planning
authorities (http://bit.ly/2gEN1FV).

Planning policy and advice
The development of the 2016 act
afforded an opportunity for a review of
the Welsh government’s planning policy
and advice for the historic environment. A
revised historic environment chapter was
issued as part of Planning Policy Wales 9
in November 2016 (http://bit.ly/1OQjCN9).
Technical Advice Note (TAN) 24: The
Historic Environment followed at the end
of May 2017 (http://bit.ly/2veLr37), and
is the first TAN for the Welsh historic
environment. This replaced outdated
Welsh Office historic environment
circulars 60/96, 61/96 and 1/98 and
covers all areas in which the planning
system touches on the management of
historic assets.

Best practice
Cadw is preparing a wide range of
best-practice guidance that is freely
available online (http://bit.ly/2flXjdj). Ten

titles have already appeared, including
two likely to be of wide general interest:
Managing Change to Listed Buildings in
Wales, aimed principally at owners and
agents, and Managing Listed Buildings at
Risk in Wales, for local authorities.
These should complement existing
UK-wide guidance, such as BS 7913
Guide to the Conservation of Historic
Buildings (http://bit.ly/2mz0deI), which
may be the first port of call for many
non-specialists who are aware of British
Standards but have no established links
with conservation bodies. Work is under
way on further best-practice titles,
including one on the management of
scheduled monuments.

The future
The 2016 act and these supporting
measures will give Wales a robust
structure for the effective protection
and responsive management of its
precious historic environment. That in
turn will provide a stable foundation
for the future development of coherent
legislation and policy. C

Bill Zajac is Legislation and Policy Officer at Cadw
bill.zajac@gov.wales

For any general enquires to Cadw, please email
cadw@gov.wales
For updates on the 2016 act, please email
historicenvironmentleg@gov.wales
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BUILDING MATERIALS INFORMATION SHEET 3

Limewashes and
lime paints

This Materials Information
Sheet was compiled by
Rosamond Artis MRICS,
RICS Accreditation in
Building Conservation,
Director of the Scottish
Lime Centre Trust
director@scotlime.org

Summary
Limewash is still used all over the world, and has traditionally been tinted with cheap, local earth or mineral pigments. In northern
Europe, warmer limewash colours have traditionally been favoured under the greyer skies.

Composition and performance
Limewashes and lime paints are traditional external and internal
finishes for many stone and brick buildings, applied either
directly to the masonry or, more commonly, to a coating of lime
plaster, render or harling. Being vapour-permeable, limewash
is the most effective and aesthetically appropriate finish for
traditional buildings.
As with other lime-based materials such as mortars and
plasters, limewashes and lime paints can incorporate a variety
of lime types and additives to augment their decorative and
protective qualities. Traditionally based on thinned-down lime
putty – air lime CL90 – they can be made from hydraulic lime
powders or slaked straight from fresh quicklime. Lime paints
are typically based on hydrated or powdered air lime, CL90, to
which pigments and water are added, and they are chemically
no different from limewashes. Local coloured earths can provide
pigments for limewashes from off-whites, yellows and bright
orange to deep browns (see image, right).
For internal works and other sheltered areas, an air
lime-based limewash is likely to be most appropriate. By
contrast, the weather and exposure to which the building
is subject, the nature of the masonry and lime jointing, the
properties of any applied finishes and the building detailing
should all be assessed when formulating limewash or paint
mixes for external coverage.
No limewash should be denser than the material it is covering
as this may accelerate the substrate’s decay. As limewashes
and lime paints are very thin coatings of lime, they readily cure,
carbonate and become fully durable given the appropriate
conditions – meaning they can be used successfully in the
harshest of environments.

Traditional farmhouse, Gotland,
Sweden. Poor maintenance
has resulted in distress
of limewash at the
gable wall head

An array of earth pigments available from southern France

Lime finishes can easily be damaged by
excess moisture, pollution and mechanical
abrasion and will gradually develop a
patina of age, which, unlike most modern
paint systems, can be beautiful as they
mature and decay.
In certain lights, limewash finishes may
appear to glow – particularly at sunrise
and at sunset – partly as a result of light
refracting through the calcite crystals in
two different directions.

n
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n Identification and application

Limewash has a lively finish that reacts to weather conditions,
appearing darker while wet but returning to its original colour
on drying. Lime more faithfully reproduces historic finishes
than modern paint, and appears more aesthetically pleasing
as a result. Some pattern staining may develop at points of
concentrated run-off, but can be observed on any similar
traditional building and is not directly related to use of lime.
As with any painted finish, limewash must be re-applied at
intervals, so a long-term programme will greatly prolong the
lifespan of lime harls and renders as each successive coat
improves stability. The necessary intervals depend on conditions,
but after a sufficient number of coats, once every 10 to 15 years
should be adequate.
After initial application of the limewash – perhaps a thin coat
each day for five or more days – some weathering is often
allowed before a further two or more thin coats. As well as
sealing hairline cracks, this enables the progress of the harl to
be monitored and any problem areas remedied.
bb Any necessary repairs to plaster, render, harling or the
surface of other walling materials should be carried out
in advance, in matching materials, and be allowed to cure
thoroughly before limewashing.
bb Vegetation should be removed with a scrubbing brush
and a dilute solution of household bleach, brushing off loose
flaking material and thoroughly wetting the wall the day before
applying limewash. The surface should be lightly brushed down
or plastic or wood scrapers used to remove loose material and
moss, lichens, algae, and the masonry cleaned with a bristle
brush dipped in dilute household bleach. If not totally removed,
lichens will regrow through the limewash within a few years; use
biocides if necessary.
bb Old limewash does not require removal, and can be
strengthened by repeated spraying with limewater before
treatment, or by the preliminary application of a very diluted coat
of limewash.
The application process for of homemade limewash, prepared
from mature lime putty CL90, is as follows.
bb Immediately beforehand, dampen the wall surface about two
square metres at a time, then apply the limewash as the surface
stops glistening.
bb Limewash should be kept well stirred and applied with a thick,
soft bristle brush. It should be well brushed into the surface,
working in all directions.
bb The limewash must be thin and should appear transparent
when first applied. Thick coats will crack and flake.
bb The required density of coverage and colour is built up by
applying several coats. Normally, at least five will be required on
new lime-based external surfaces, and further coats are likely to
be necessary on slightly more impervious backings.
bb Each coat should be allowed to dry slowly and thoroughly
before application of the next.
bb As the top coat starts to gel, the surface should be burnished
with the brush to produce a smooth silky texture and improve
the durability and water-resistant properties.
bb The completed work should be protected from wind, sun and
rain or frost, and maintained in a humid condition for around a
week to 10 days to ensure adequate curing.
bb As best practice, a further coat of limewash should be
applied the following year, and the finish may then be expected
to last for a number of years with minor attention, unless it is
subject to pollution or poor building maintenance.
3 2 M A R C H /A P R I L 2 0 1 8

Effects of water-repellent
tallow limewash

bb Existing limewashed surfaces should be well dampened
before application of fresh coats, as noted above for new
limewash. Where full scaffold protection is impractical, the
work should be carried out in cool, moist weather and surfaces
protected from rain or direct sunlight until dry. If further coats
are required, these should be applied to a re-dampened surface
once the previous coat has thoroughly dried.
bb Historic glass can be etched by limewash, so place
protective panels over windows before work.

Types of limewash
bb Simple basic limewash: this provides the most permeable
finish and is the foundation for a number of variations.
bb Coloured, including copperas limewash: the addition of
various lime-fast pigments to plain limewash can produce a
large number of different colours and shades. Dark, intense
colours are not easily obtained, and exact colour matching
between batches is difficult; if a consistent colour is required for
large quantities, then all batches should be intermixed before
starting work.
bb Tallow limewash: this will shed water, but has increased
resistance to moisture vapour and is therefore less breathable.
Those with a high proportion of tallow will often not accept a
second coat until the surface has weathered, which can take
several years; alternatively, further hot coats can be applied. For
external use, particularly where the limewash was subjected to
severe water problems or positive waterproofing was required,
tallow was sometimes added to the mix, normally at the slaking
stage. The addition of a small quantity of alum or common
salt assists in emulsification; however, the latter is now not
recommended because of the risk of damage to building fabric
from repeated salt crystallisation.
bb Sanded limewash: for backgrounds that may be rather too
impervious to accept a plain limewash, small quantities of very
fine silica sands may be added to the undercoats to improve
bonding and provide a more substantial base for later coats.
bb Casein limewashes: this is more weather-resistant than
plain limewash, but is still highly permeable. The calcium
caseinate formed is less soluble than calcium carbonate.
bb Hydraulic and gauged limewashes: these are more durable
but less permeable than non-hydraulic limewashes. They should
be applied in thin coats to reduce flaking. b
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Retrofit for the future
Sara Crofts explains why the Heritage Lottery Fund has revised guidance on
sustainability to ensure that good practice is followed by all grant recipients

H

eritage Lottery
Fund (HLF) Chief
Executive Ros
Kerslake delivered
the keynote speech
at the Fit for the
Future Network
Harvest last
November (https://fftf.org.uk), explaining
how we are leading action to adapt to
climate change in the heritage sector.
Fit for the Future is a partnership
between the National Trust and Ashden,
a charity that celebrates and supports
sustainable energy trailblazers. The
network, which is only open to client
organisations, comprises more than
80 such bodies whose members work
together to make them climate-friendly,
adaptive and resilient. The partnership
operates on the principle that, when it
comes to making buildings, land and
organisations more sustainable, solutions
are, more often than not, already
available. It encourages organisations
from the not-for-profit sector and beyond
to join the network so they can learn from
others and share their stories, to continue
to develop good practice.

Messages that matter
As the largest funder of UK heritage
projects, HLF has always been
acutely aware of its environmental
responsibilities. The policies we set
and the funding decisions we make
send strong messages about what
matters most in the long-term care of
our heritage. We aim to show leadership
on key issues and encourage all those
involved in caring for the natural and built
environment to be good custodians, so
we can pass on our heritage to future
generations. We were one of the early
major funders to focus on environmental
sustainability, introducing our first
environmental impact policy in 2008.
This was intended to deal with the
most significant negative environmental
consequences of projects that we fund,
and covered energy, water, construction
material and waste, timber, soil,

“
Many grant

recipients told us
that they already
have a strong
environmental
ethos and expert
technical advisors

biodiversity and visitor transport. In
more recent years, we have included
“reducing negative environmental
impacts” as one of the outcomes in our
current strategic framework.
General awareness of the need to
consider environmental sustainability in
relation to climate change has moved on
a great deal in the past 10 years. Many
measures such as low-energy lighting,
renewable energy generation, recycling
and rainwater harvesting are now
commonplace in capital projects.
We also know much more about how
to retrofit old buildings in a way that does
not harm their character or performance,
thanks to pioneering work by the
Society for the Protection of Ancient
Buildings and the Sustainable Traditional
Buildings Alliance. Building owners and
their professional teams have access
to excellent sources of advice, and can
learn from projects where measures have
been successfully implemented to reduce
energy use.

Grants and guidance
So it came as no surprise when
research we commissioned last year – to
investigate how well HLF grant recipients
were tackling environmental sustainability
– showed us that for many project teams
this has become a mainstream issue
(http://bit.ly/2lPPL2j).
Given the abundance of good practice
guidance now available to culture and
heritage organisations, we were also

keen to understand whether there was
a need to update ours to ensure that
people focus on the most relevant issues.
Many grant recipients told us that, as
they already have a strong environmental
ethos and expert technical advisors,
HLF’s guidance did not make a significant
difference to overall outcomes.
This has given us the confidence to
suggest a change in our approach to
environmental sustainability; we now feel
that it is entirely reasonable to expect
that all of our applicants should address
the issue as an integral part of delivering
good projects.
In the future, we will send a clear
message that we expect projects
to follow best practice on climate
change adaptation and environmental
sustainability measures, in the same
way that we expect them to follow
best practice in terms of conservation
approaches and evaluation. However,
we recognise that some organisations
will need support to do this, so we are
encouraging grantees to build a closer
relationship with Fit for the Future in order
to tap into the knowledge and experience
of others.
HLF-supported projects are already
doing great things in this respect, but by
pooling knowledge and resources we
can achieve much more. You can read
online about how two such projects have
tackled this issue in our case studies on
the Capability Brown Festival
(http://bit.ly/2n8En23) and the
transformation of the Whitworth Art
Gallery (http://bit.ly/2n6wWZV).
As always, if you have any suggestions
for us, then it would be great to receive
your feedback. C

Sara Crofts is Head of Historic Environment at
Heritage Lottery Fund
sara.crofts@hlf.org.uk
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Heritage Agenda is compiled by
Henry Russell OBE FRICS,
Department 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

Heritage Counts marks 50 years of conservation areas
Heritage Counts, the annual stocktake
of England’s historic environment, was
published in December. The key theme
of the 2017 edition is conservation areas,
which celebrated their 50th anniversary
having been introduced in the Civic
Amenities Act 1967, as distinct from
individual listed buildings or scheduled
monuments. Heritage Counts says such
areas need not limit growth, reporting that
5.1% of new-build property transactions
took place there in 2016, compared with
6.9% for the country as a whole.
Heritage Counts also includes a
heritage indicators section, which this
year reports that England has 377,388

listed buildings, 19,885 scheduled
monuments and 10,100 conservation
areas. The number of listed buildings rose
by 811 over the year, with the largest rises
in the South West, the North East, the
South East and the East of England.

Heritage Statement promises policy
coordination
The Department for Digital, Culture, Media and Sport (DCMS) has recently issued its
Heritage Statement, recognising the sector as a powerful economic asset. It claims that
in England, heritage is estimated to have generated a gross value added of £987m in
terms of the economy, society and the environment.
The statement reviews heritage policy and initiatives to date, with the promise of an
action plan for the future. It also celebrates the 50th anniversary of conservation areas,
using them as an example of how communities can be engaged in their own heritage.
The government has meanwhile announced the creation of a ministerially chaired
Heritage Council, which will have a remit
to coordinate heritage policy across
departments. DCMS adds that tax and
other financial incentives available for
conservation will continue to be reviewed.
VAT has long been an issue as there are
strong tax incentives for new-build, which
makes adaptation of existing buildings less
attractive, it notes.
n http://bit.ly/2BIBfAz

Fund given ringing
endorsement

The government has undertaken a
tailored review of the Heritage
Lottery Fund’s activities, concluding
that the organisation’s finances have
been proving “transformative” for
both the cultural heritage and natural
heritage sectors.
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While 79% of survey respondents
from the UK saw it as a very or
extremely effective funding body,
though, there are recommendations
to strengthen its effectiveness by
establishing relationships with other
funders and experts, streamlining the
application process, and improving
internal processes and transparency.
n http://bit.ly/2iWiaD5

Images © Henry Russell

Local lists are encouraged by the
National Planning Policy Framework,
and 50% of all district councils and
unitary authorities now have one.
However, coverage varies, with 94%
of local authorities in London having a
list compared with just 19% in the East
Midlands region.
Heritage Counts also reports that the
Heritage Lottery Fund awarded nearly
£500m for 1,775 projects in 2016/17, and
has distributed more than £7.6bn since
1994, making it the largest source of
public funding for the historic environment
in the UK.
n http://bit.ly/2gByPvY

Organisations
express energy
efficiency concern
Heritage bodies including the
National Trust, the Sustainable
Traditional Buildings Alliance,
the Country Land and Business
Association and the Church
of England have expressed
their concern about energy
conservation policy and its impact
on historic buildings.
In a letter to ministers, the
organisations note that current
energy efficiency policy is
predicated on modern buildings,
which may result in measures
being taken that damage old
buildings. They maintain that policy
lacks a “whole building approach”
and an insufficient appreciation
of building physics, such as the
way traditional properties and
structures need to breathe. They
also refer to a lack of clarity about
a listed building exemption in the
Private Rented Sector Energy
Efficiency Regulations.
n http://bit.ly/2ms2tW1
n http://bit.ly/2mDCWI1

The only BBA certiﬁed
and guaranteed gutter
refurbishment system
BBA
certiﬁed

25 year single
point guarantee

1 million
metres installed

full speciﬁcation
support

• Site survey

We manufacture the non-bonded, bespoke Plygene Gutterline
challenges of the gutter environment in the industrial and
commercial sectors.

UK
manufacturing

How we support you:

Plygene® Gutterline. Engineered
to guarantee leak prevention
system. It is speciﬁcally engineered to meet the many

building lifecycle
performance

• Speciﬁcation
• 25 year single point guarantee
• Site audit and inspection
• Quality approved Trained
Contractor network

Our CPD: Why gutters fail and the options to repair, replace and
refurbish: A speciﬁer’s guide
As part of its speciﬁcation support service the
Sharman’s CPD “Why gutters fail and the options to
repair, replace and refurbish: A speciﬁer’s guide”, is
interactive in its design. The programme explores the
common causes of gutter failure in the commercial and
industrial sectors and the options to repair, replace
and refurbish. It ﬁnishes with a practical gutter network
demonstration using a purpose made rig.

Call:

01298 812371

Visit:

hdsharman.co.uk/cpds

Recognised by RICS and 1600 other
professional bodies
• Accrue points

• Certiﬁcate awarded

Commercial / Industrial Roofing
Accredited CPD Sessions
Designed and presented by Building Surveyors
Based on 40 years building surveying
experience, our Accredited CPD sessions
will help you with dilapidations, condition
and acquisition surveys.
Conducted nationwide at your premises:

Asbestos Roofing
Examines fault diagnosis, replacement,
over-cladding patch repairs, coating
solutions and warranties.

Cut Edge Corrosion
and Metal Roofing
Challenges conventional thinking with an
interactive Assessment of what’s actually
happening on metal roofs.

For more information call

0121 709 5352
Liquasil works.
Guaranteed!

Asbestos Roofs
Asbestoseal – the only
BBA Approved asbestos roof
coating on the market.
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

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

Cut Edge
Corrosion
Finally, a cut edge corrosion
solution that’s easier to apply
and economical to use.
LATENT
DEFECTS
GUARANTEE

