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OPINION
Alex Charlesworth illuminates the future by detailing changes taking place in RICS
as well as digital opportunities for the profession

Light-bulb
moments

T
The important topic of
diversity featured prominently
at this year’s RICS Building
Surveying Conference, and
I am pleased to see it is
also covered in this issue
(see pp.20–1). As always,
conference topics are
selected because of their
relevance to our profession
and the sessions are designed
to entertain and inform – plus,
of course, being a great
networking opportunity.
I have mentioned previously
some of the issues with
which the Building Surveying
Professional Group Board
(BSPGB) deals, and
one example relates to
the term “construction”,
which is used by RICS’
marketing team to group
together the professions of
building surveying, project
management, quantity
surveying and building control.
Yet most of the services
we provide relate to existing
properties, and therefore
“construction” is not a
particularly helpful category
4 M AY/ J une 2 0 1 7

for marketing building
surveying. This matters.
The BSPGB is seeking
to change the term to
“Construction and the Built
Environment”, which would
be more appropriate to the
global market in which RICS
operates. The board is also
seeking to redefine the
“Building Surveying” brand
through marketing, aiming to
demonstrate how vibrant our
profession is.

RICS changes
There are some important
changes going on in RICS as
well. The Governing Council
and Professional Groups
(PGs) are looking at ways to
serve professional members
better by changing their focus,
and perhaps their structure.
All this is good news, and
as I write a consultation is
about to go to the PG boards.
This places more emphasis on
PGs focusing on international
standards, professional
statements, market insight
and what RICS regulates, plus
the threats and disruption
from property technology
that may affect the future of
our profession, as well as the
opportunities that we should
be promoting.
This will involve more
communication with members
– who are, after all, best
placed to flag issues as they
arise. PGs should be relaying

recommendations to RICS,
which is then charged with
pursuing these and feeding
back on progress to the PGs.
We are at the beginning
of the process, and it will
continue throughout this
year. I will ensure updates are
issued when appropriate.

Digital prototyping
There has been a great
deal written about building
information modelling (BIM)
and I know many building
surveyors do not think it is
relevant to them.
However, I was recently at
a presentation and had one
of those light-bulb moments:
I suddenly understood the
huge impact that BIM will
have on our profession,
thanks to the precedent it
has set in other industries.
Take the aviation industry:
by the time a prototype is
built, the engineers know
with absolute certainty it will
fly, what its fuel consumption
and load-carrying capability
are, how it will react in
certain weather conditions
and so on.
Furthermore, they no
longer need to test planes
to potential destruction
because computer models
will give them the information
they need to satisfy the
regulators, resulting in huge
cost savings. This process is
called digital prototyping, and
enables designers to explore
the complete product
virtually, before it is built.
Another example is the
car industry, which has been
digitally prototyping since
1995. This has resulted
in more exciting designs
and cheaper cars through

more efficient manufacturing
techniques, and of course, the
use of robotics.
Now consider the
construction industry and
think how far behind the curve
we are. Or are we? While the
industry has not yet innovated
fully, it is happening. Buildings
are already being constructed
using off-site manufacturing
processes, and BIM is at the
heart of this process.
Take the Leadenhall
Building in London: 80%
of its components were
prefabricated off site, then
delivered and assembled
on site by the construction
team. Designing by computer,
fabricating in factories
and assembling on site
are possible thanks to
the accuracy of BIM. This
results in less waste, less
on-site labour and shorter
programmes, meaning that
buildings are going to be
constructed in this way more
and more frequently.
So BIM is certainly
relevant to new construction
projects, but perhaps
not yet in refurbishment
projects or even in repair and
maintenance. This will change
as the wider market requires
its use – which the public
sector already does. BIM is
here to stay, so we had better
embrace it. b

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

UPDATE
Standards
Forthcoming
Surveying safely professional
statement

Recently published

Surveying assets in the built
environment guidance note
n www.rics.org/surveyingassetsgn

Flood resilience

The Building Research Establishment
(BRE) has developed a prototype
“Resilient House” to show how practical
measures can be taken in a home to
prevent the entry of flood water, including:
bb flood-resistant doors and windows
bb water-resilient walls and insulation
bb a resilient kitchen with moveable units
bb floor and wall membranes to channel
water towards floor drains
bb an automatic sump pump that stops

water rising through the floor and
disperses water quickly if it gets inside
bb one-way valves fitted to the toilets and
sinks to prevent flooding via the sewers.
BRE Centre for Resilience Director
Dr Stephen Garvin said: “The project
aims to show that resilient repair isn’t as
difficult as may be thought.”
BRE has announced a new certification
scheme for independent property flood
resilience surveyors as well, in response
to The Flood Property Resilience Action
Plan published by the Department for
Environment, Food and Rural Affairs last
year (see http://bit.ly/2cvWl7A).
Supported by training from the BRE
Academy and industry partners including
RICS, the scheme will allow certified
surveyors to collect and upload data
to a property flood resilience database
developed by BRE, AXA and LexisNexis
under a programme funded by Innovate
UK. This will create a nationwide industry
data source for flood-resilient properties
and support insurance applications.
n For more information, email
floodsurveyorsscheme@bre.co.uk

Conferences

29 June, Grange St Paul’s Hotel, London

Find out how industry leaders can make a
difference at a day of knowledge-sharing
and practical workshops.
n www.rics.org/divconference

Dilapidations Forum
Conference
20 September, London

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

Image © Shutterstock

Dilapidations
roadshows
2 May, London; also May–June,
various locations around UK

n www.rics.org/dilaproadshows

Building Regulations
update
17 May, London; also May–June,
various locations around UK

Includes introduction of Part R.
n www.rics.org/buildingregsupdate

CDM Regulations
25 May, Manchester; also May–June,
various locations around UK

Covering the impact of changes.
n www.rics.org/cdmregulations

Stabilising structural
problems
n www.rics.org/structuralprobs

6 June, Hilton Tower Bridge, London

Diversity and Inclusion
Conference

Training and events

12 June, London; also May–June,
various locations around UK

BIM Conference
The annual BIM conference will consider
the challenge of promoting further
adoption of Level 2 BIM in the private
sector, while also looking to the future as
the UK government’s BIM Taskforce aims
to enact the Digital Built Britain Level 3 BIM
strategic plan.
n www.rics.org/bimconference

In brief...

Party walls
guidance

Construction
bounces back
Expectations across the
construction sector have now
regained ground lost after
the UK’s referendum on EU
membership, according to the
RICS UK Construction Market
Survey for the fourth quarter of
2016. The report shows that:
bb national workloads are still
increasing, with the strongest
momentum in private housing
bb road and rail are set to be the
fastest-growing infrastructure
sectors over the next 12 months
bb expectations for workloads,
employment and profit margins
have improved.
n www.rics.org/
constructionsurvey

3 July, London; May–June, various
locations around UK

Party walls Guidance
n www.rics.org/partywallsguidance

RICS Online
Academy
31 May

Building Surveying Series:
Right to light
n www.rics.org/bsrighttolight
5 July

Building Surveying Series:
Expert Witness
n www.rics.org/bsexpertwitness
12 July

Building Surveying: Principles
in Practice
n www.rics.org/bsprinciples
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P rojects

Easing the load
Shirley Waldron explains how legislative provisions
were lifted to enable work on Crossrail with the
application of a range of practical techniques

W

hen the Crossrail
project is
completed in
phases from
2018, it will run
118 km from
Maidenhead
and Heathrow
Airport, lying to the west of London, to
Shenfield and Abbey Wood, to the east. It
will link the West End, the City of London
and Canary Wharf for the first time and
increase the rail capacity of the capital by
a tenth.

The Crossrail Act 2008
The Crossrail Act 2008 has legislative
powers to dis-apply several pieces of
legislation, including the Party Wall etc.
Act, 1996; this follows the successful
precedent of the Channel Tunnel Rail Link
Act 1996.
The need to serve notices for the
extensive excavations required by
Crossrail prompted the provisions of
section 6 of the Party Wall Act to be
lifted under the 2008 act. Without this
measure, party wall awards would have
to be agreed with tens of thousands
of owners along the route before any
of the 21km of tunnelling works could
commence or any of the station boxes
could be constructed.
To convince parliament that the
provisions of a key piece of protective
legislation can be lifted in a particular
case, there must be a robust alternative
in place. The 2008 act outlines mitigating
measures to protect buildings that are
identified as being in areas at risk of high
levels of ground settlement.
Areas of equal settlement, as assessed
by geotechnical engineers, are often
shown as contour lines on a plan,
denoting a “zone of influence”. Different
activities cause different kinds of ground
movement; demolition may cause heave,
while tunnelling with a boring machine
causes a ripple effect, with the ground
6 M AY/ J U N E 2 0 1 7

eventually settling according to the depth
of the tunnel and the face area of the
cutting shield. If the contour lines on
the zone of influence drawing are close
together, differential settlement is more
likely to be in evidence, and it is this
rather than actual settlement that causes
most damage.
A schedule of condition was
undertaken for all buildings that were
estimated to be subject to 10mm or
more of settlement, and owners of those
affected properties had the opportunity
to enter into a Deed of Settlement with
Crossrail Ltd. Vulnerable buildings were
also identified, assessed and categorised
according to the risk of damage from
predicted movement; those at a high risk
were subject to further assessment as
outlined in Crossrail paper D12.

Protective undertaking
Along the whole Crossrail route only one
property, the grade II* listed 20 Hanover
Square, has a protective undertaking that
effectively re-applied the Party Wall Act
for all works that would normally require
awards. The property will be adjacent to
the new eastern ticket hall of Bond Street
Station, and 18 and 19 Hanover Square
were compulsorily purchased by Crossrail
Ltd prior to their demolition.
An in-depth structural assessment
was carried out of 20 Hanover Square
due to its proximity to the tunnelling
works, its heritage status, its age and its
construction. Following this assessment,
it was considered prudent to follow the
most stringent settlement mitigation
practice, and a dedicated grout shaft was
constructed in Dering Yard to the west of
the property, from which controlled heave
could be directed.
On this site, Crossrail’s work consisted
of the following:
bb demolition of other existing buildings
bb construction of a contiguous piled
retaining wall
bb excavation of the soil to create the
Images © Shirley Waldron

Dering Yard
grout shaft
with lifting arm
station box, using top-down construction
to five underground levels
bb construction of two types of tunnel
using a tunnel boring machine (TBM) and
enlargement with spray concrete lining
bb construction of a single-storey ticket
hall for passengers to enter, buy tickets
and descend to trains.
The site of 18 and 19 Hanover Square will
be bought back by its previous owner for
the development of a masterplan scheme
that will include areas of public realm,
commercial and retail spaces.
To phase the works and allow early
access to the tunnels for subterranean
work at other sites, extensive temporary
access shafts were created.

Monitoring
A multitude of systems is available to
21st-century designers to ensure that
complex civil engineering projects can
take place in the world’s busiest cities
without causing excessive damage to
neighbouring buildings.
Baseline readings at 20 Hanover
Square were taken for a year prior to
demolition. Horizontal north–south
(x axis), east–west (y axis) and vertical
movement or settlement (z axis) of a
building can be monitored using a wide
range of equipment of varying precision.
As demolition progressed and the party
wall was exposed, reflective monitoring
targets were fitted to the wall itself.
Additional monitoring was required for
the excavation works. The full range of

RI CS Building
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Temporary works at
20 Hanover Square
of a crack accurately as the sliding
armature moves relative to the fixed body
of the displacement transducer.
monitoring conducted on the adjoining
building included:
bb tilt meters connected to an electrical
supply to show real-time north–south and
east–west movement over a duration,
as a reliable early warning system for
differential settlement
bb invar scales, which are narrow 600mm
long ‘barcodes’ made of nickel–iron alloy
that are read manually
bb precise levelling points
bb automated total stations that read
geodetic prisms fixed to adjoining
buildings, in real time
bb hydrostatic levelling cells to detect
vertical ground movement and differential
settlement; a whole terrace of buildings
can be linked in this way
bb inclinometers to detect lateral
deflection of piles.

Vibration monitoring

Cracks were monitored with:
bb demountable mechanical (demec)
studs, which are read with vernier
callipers and can be used to detect
widening of cracks and shearing to a high
degree of accuracy
bb ‘tell tales’ or calibrated bars fixed
across the cracks
bb vibrating wire gauges that are pulled
taut across an existing crack; the natural
frequency of the wire changes when the
tension in it is altered, so should the crack
open then the movement can be read
from a transmitter box that is fixed to a
nearby structure
bb linear variable differential
transformers, which can read the opening

A proven method of limiting settlement is
the use of compensation grouting. This
methodology was successfully used in
the Jubilee Line tunnel construction to
prevent the collapse of the Elizabeth
Tower at the Palace of Westminster,
better known as Big Ben.
Grout is accurately targeted and
pumped under pressure into the ground
beneath the vulnerable building, causing
controlled heave, but it can only be used
in clay soils and underneath shallow
footings and will not work on piled
buildings. Shafts around 20m deep are
positioned in the zone of influence.
Crossrail’s Bond Street Station had
five grout shafts strategically positioned

Vibration is not permanent movement –
it terminates once the relevant activity
stops – but the damage it causes can
be permanent. Buildings can withstand
a much higher level of vibration or peak
particle velocity than people, who can
experience feelings of nausea at very low
vibration levels.
Demolition, particularly of concrete,
can cause high levels of vibration,
which can be transmitted to connecting
buildings. To mitigate these effects, 20
Hanover Square was separated from
19 Hanover Square by stitch drilling the
slabs to disconnect them from the walls
and undertaking the works on a two
hours on, two hours off rota, which gave
some respite.

Compensation grouting

in the zone of influence in Davies Mews,
Haunch of Venison Yard, Tenterden
Street, South Molton Lane and Dering
Yard (see main photo, left). Steel tubes
up to 100m in length called “tubes à
manchettes” (TAMs) were then arranged
in a horizontal array like the spokes of a
bicycle wheel around the central shaft.
Settlement was detected by the
monitoring instrumentation and grout was
pumped along the length of the TAM to
the precise area where it was needed.
There is an exclusion zone of about 5m
adjacent to any piled walls; if grout were
pumped under pressure too close, the
wall could be breached.
Grout was pumped as a pre-treatment
to mitigate predicted settlement levels; if
necessary, it was pumped concurrently
with the TBM’s passage beneath and
also as a post-tunnelling operation, to lift
the ground again once the machine had
completed its pass.
When a TBM passes through clay, the
settlement it generates depends on the
diameter of its face and the depth of
the tunnel. The greater the diameter or
the closer the TBM is to the surface, the
greater the settlement. The predicted
settlement is initially based on an open
greenfield site. The TAM array is designed
and settlement is then recalculated
until the predicted settlement is within
manageable levels.
The volume of grout to be pumped
depends on the heave required. Beneath
20 Hanover Square, it was pumped in
phases or ‘passes’ to allow the ground
to assimilate the grout and avoid
overheaving the ground, which could lead
to building damage. The grout is a clay
or mix of similar consistency to the clay
into which it is pumped, and the aim is to
heave the ground by no more than 1–2mm
at a time. C

Shirley Waldron is a senior surveyor at
Delva Patman Redler
shirley.waldron@delvapatmanredler.co.uk

Related competencies include
Measurement of land and property
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Chris Skinner explains how commercial building
surveyors can provide a technical bid support role
to protect a client’s interests with a case study for a
complex site acquisition

More than
a building
survey report

A

client wished
to acquire a
freehold interest
in a 5.7ha site in
Egham, Surrey;
the freehold
owner and
occupier was,
however, to remain on the site under
a new leasing structure that was to
be drafted as part of the acquisition.
The client was to hold the site as an
investment, with the long-term intention
of refurbishment or redevelopment.
Savills Building & Project Consultancy
was instructed to provide technical due
diligence advice for the acquisition.
Around 20,000 sq. m of office,
laboratory and ancillary accommodation
were provided on the site as well as
a multistorey car park. The buildings
were in the main of concrete frame
construction, dating from the 1950s
to the late 1990s. The site had a long
history of commercial and light industrial
uses and ownerships, including British
American Tobacco and Shell Oil.

In practice
Considering the client’s requirements
and the potential liabilities associated
with a site of this nature, a full scope of
technical due diligence services were
required. Building services engineers,
environmental and flooding consultants
and structural engineers inspected and
advised on the site, alongside a team of
chartered building surveyors.
The aim of this multidisciplinary team
was to ensure that all technical risks were
considered as part of the acquisition
and the lease agreement process. The
transaction developed over a six-month
period, during which the team effectively
provided a technical bid support role to
8 M ay/ J une 2 0 1 7

the client as the parties negotiated the
finer detail of the transaction, as set out
in the agreed heads of terms.
The nature of the site and the need
for a new leasing structure meant
that the technical due diligence
findings formed an integral part of the
transaction process and overall advice
to the client. Below are examples of the
building surveying advice provided to
protect the client’s interest, highlighting
the diverse skill and knowledge base a
commercial building surveyor needs to
act on a site of this size and complexity.
Repair and dilapidations obligations
First, it was critical to understand the
client’s drivers for the acquisition, while
having an appreciation of the seller’s
perspective. This enabled informed,
technical advice to be provided in the
correct legal and transactional context.
The client briefing was combined
with an initial site inspection and liaison
with the client’s and seller’s legal teams,
investment surveyors, asset managers
and property managers. A lengthy lease
negotiation process involved numerous
complications, such as a reduced
reinstatement liability, phased site
handback, service charge mechanisms
and a unique repairing obligation.
The dilapidations advice provided
as part of the technical due diligence
process was integral to the lease
negotiations. An example of this was
the structure of the lease repairing
obligations: both parties required a
mechanism that would provide clarity
and de-risk the potential leasehold and
dilapidations liabilities. They agreed
that a schedule of condition would be
incorporated into the lease repairing
covenants, recording the standard of
repair required at lease term expiry.
Images © Jones Lang LaSalle (above), Chris Skinner (top)

An aerial view of the
Egham site
A schedule of defects was also to be
appended to the lease, identifying items
of disrepair that were to be addressed
by the tenant in the first 12 months of
the term. These obligations provided
clarity by setting out works required of
the tenant to remedy existing defects,
while recording the condition in which
the buildings would be returned to the
landlord at term expiry. This leasing
arrangement formed the basis and
context of the technical advice provided.
Structural integrity
Most buildings on site dated from the
1950s to the 1970s and were structurally
formed with concrete cast in situ. On
initial inspection, concerns were raised
about the potential for concrete defects
such as high levels of chlorides, surface
carbonation and a lack of concrete cover
to the embedded steel reinforcement. To
clarify the nature of the risk, specialist
concrete testing was instructed.
The results identified that the general
levels of chlorides in the concrete were
acceptable, but that there were areas
of insufficient concrete cover where
carbonation had reached the embedded
reinforcement to localised areas. Isolated
repairs were required by the defects
schedule and leasing obligations to

RI CS B uilding
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Water ingress through
structural slabs
requirement on duty holders to assess
and manage ACMs in non-domestic
premises for which they are responsible;
therefore, the requirement to manage
asbestos remained with the tenant, as
the duty holder, during the lease term.

protect the client’s interest and the
concrete structures’ long-term durability.
Car park defects
The multistorey car park on the site
was constructed in the late 1990s, with
a pre-cast, reinforced-concrete frame
supporting hollow pre-cast concrete
planks. These planks were pre-stressed,
using wires that were put into tension
prior to the curing of the surrounding
concrete. This form of construction
enables a greater span to be achieved
with a thinner structural slab depth.
The car park had a history of
structural movement, water ingress and
surface repairs. The waterproof coating
to the upper deck had failed, and there
was evidence of ongoing water ingress
through or into the hollow structural
slabs below.
Further testing was instructed to
assess the risk; a key concern was
whether the exposure of the structure
to long-term saturation and de-icing
salts had induced corrosion of the
embedded reinforcement to the main
frame and the pre-stressed wires in the
hollow slabs.
The results showed that the
long-term durability and performance
of the concrete and reinforcement had
not been significantly affected, but the
waterproofing had failed and needed to
be replaced, alongside other drainage
and more minor structural repairs.
Asbestos
As would be expected for a site of
this age and nature, there was a long
history of asbestos-containing materials
(ACMs). Numerous phases of removal,
encapsulation and refurbishments had
left a significant level of documentation,
including survey reports, air clearance
certificates and so on. These were
reviewed and the client was advised of
the potential risks and obligations.
However, regulation 4 of the Control
of Asbestos Regulations 2012 places a

Environmental investigations
Given the previous light industrial and
commercial uses on the site, ground
contamination was a potential risk.
A phase 1 Site Environmental Risk
Assessment identified the presence
of underground fuel tanks and stored
chemicals. Savills, alongside specialist
environmental consultants and the
client’s lawyers, considered the potential
risk to the client.
The possibility of undertaking further
phase 2 vapour sampling or borehole
testing was considered; a solution was,
however, eventually agreed through
the drafting of the legal documentation
by the lawyers to provide protection
to the client against historic or future
contamination claims.
Flooding risk analysis
The site had been subject to historic
flooding from a fluvial source, a
small stream to the south of the site.
The findings of an initial flood risk
assessment did not correlate with the
flood mapping data available from the
Environment Agency; it was therefore
believed that the data did not provide
an accurate assessment of the flood
risk at the site. This was a cause for
concern, particularly considering the
client’s long-term interests and potential
redevelopment ambitions.
To clarify the flood risk posed to
the site and potential impact on the
future development options, flood
modelling was undertaken by specialist
consultants as part of the technical
due diligence instruction. This was
then used for consultation with the
Environment Agency to clarify the flood
risk attributable to the site.
Energy performance and sustainability
In accordance with the Energy Act 2011,
it will be unlawful to let properties that
have an energy rating of F or G under a
new lease from April 2018, or from April
2023 for existing leases. The energy
performance certificates for the site did
include some F and G ratings; this was
not surprising considering their age,
form of construction and dated building
services installations.
On expiry of the proposed lease
term, improvements to the energy

performance of F- and G-rated buildings
on the site would become a legal
consideration. The client’s ambition
was to undertake a refurbishment or
redevelopment project after the expiry
of the lease term, providing an
opportunity to enhance the energy
performance of the site to fulfil this
statutory requirement.

Challenges
A commercial building surveyor is
required to offer a complex mix of
technical and legal advice. Providing clear
solutions to problems, managing a large
multidisciplinary team and incorporating
advice from the client’s legal and property
advisors were all significant challenges on
this project.
This was a multifaceted instruction,
one which developed over a number
of months. It was therefore not a case
of simply providing a technical due
diligence or a building survey report.
Savills performed a supporting role as the
transaction progressed, which we often
refer to as “technical bid support”.
This is a role that can be undervalued
by building surveyors and our clients; on
the appropriate instruction, this scope
of services can add significant value by
providing clients with protection from
technical risks and liabilities throughout a
transaction process.
As built assets, property transactions
and the associated advice are all
becoming ever more complex, the
requirements for this role are likely
to continue to develop. However, the
combination of these factors with
increasingly restrictive timescales creates
a challenging environment.
Subsequently our approach to
technical due diligence, along with our
proposals and advice, needs to continue
to adapt to meet these changing client
and market requirements. C

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

Related competencies include
Development/project briefs, Inspection
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P rojects

Total refurb

P

Daniel Henn explains how Pinnacle House in
south-west London was sustainably refurbished

innacle House in
Wimbledon,
south-west London
(see image,
right), has been
refurbished to
provide a total of
3,940 sq. m of
high-quality sustainable office space.
The client has a strict policy that all
such projects should achieve the highest
sustainability credentials, where this is
practical and viable, achieving a minimum
BREEAM rating of “Very Good” and a
rating of C for the energy performance
certificate on all refurbishment projects,
including Pinnacle House.
The building had to comply with the
requirements of the London Borough
of Merton’s local plan, namely that all
non-domestic developments of more
than 500 sq. m are expected to be
built to a minimum standard of “Very
Good”. Other considerations included
sustainable urban drainage design and
the preparation of a transport statement.
London Plan Policy 5.2B requires,
too, that all major non-domestic
developments which result in additional
floor space of more than 1,000 sq. m
should improve on the requirements
of Building Regulations Part L 2010 by
35%. In the case of Pinnacle House, the
new-build and existing elements also
had to be considered separately, coming
under Parts L2A and L2B of the Building
Regulations respectively.
The developer is obliged to take all
reasonable efforts to improve on Part L
levels and, where the full 35% improvement
cannot be achieved, a carbon offset levy is
applied to the shortfall.
Due to the quality of the proposed
scheme, including the high thermal
performance of the envelope in respect
of insulation and its sustainability
credentials, it attracted a high-quality
tenant that committed to leasing the
whole building at completion under an
agreement for lease.
Although the building size, timing,
function and quality of the space and
location were major factors in the tenant’s
decision, so too were the sustainable
aspects of the building.
1 0 M ay/ J une 2 0 1 7

In practice
The inclusion of very clear sustainability
requirements in the brief made it easy
for the team to ensure that these were
integrated into the project. By holding
BREEAM workshops at an early stage,
all initial credits could be secured,
and the team would take active
responsibility for ensuring sustainability.
It was critical to discuss sustainability
with the planning department, including
the climate change officer, from the first
pre-application planning meeting.
This level of stakeholder engagement
proved that the client was committed to
sustainability and helped in negotiations
to determine the best approach. As a
result, CO2 emissions associated with
the retained part of the building are
lower than would be expected from
an office building constructed to the
current Building Regulations standard.
The facades of the fifth and sixth
floors of the extension have been
designed using modern building
simulation techniques in order to
minimise solar gain and heat losses
through passive design measures.
Photovoltaic panels have also been
integrated on the roof to supply
low-carbon electricity to the building,
while simultaneously maintaining the
area available for the green roof and the
aesthetic of the building.
The mechanical and electrical
building services had to be designed to
meet the highest efficiency standards.
Features include:
bb high-efficiency ventilation systems
including demand-based controls and
heat recovery
Image © Tuffin Ferraby Taylor

bb high-efficiency boilers and
cooling systems
bb high-efficiency light fittings with
sophisticated controls
bb robust energy metering arrangements.
Energy and thermal modelling ensures
energy efficiency is balanced with
comfort for occupants, which is an
equally important consideration.
A living roof has been retrofitted as
part of the refurbishment, primarily for the
biodiversity benefits it will offer, including
roofscape features suitable for birds and
for invertebrates.
It was important for both landlord and
tenant that consultants worked hard
to design out the waste that is often
generated when the tenant’s Cat. B
requirements – specific fit-out works –
result in the stripping out of the landlord’s
completed Cat. A installation, the generic
fit-out standard for offices before an
occupier makes their mark on a space.
With close engagement, we were able
to include certain of the tenant’s Cat. B
items, while leaving out some of those
from Cat. A.
The project had to honour
commitments made in the planning
conditions, the section 106 agreement
and the agreement for lease. The team
had to ensure that there was a robust
set of employer’s requirements for the
contractor to fulfil. Rather than using
the contract as a stick to beat them, the
client’s team worked closely with them
to agree how to overcome any technical
challenges and ensure that the project
met the criteria of both the contract and
third-party agreements.
The project owes its effectiveness to
setting out clearly at the start the factors
that would indicate sustainable critical
success, and to ensuring a clear strategy
for engaging with the key stakeholders at
the right time in order to achieve the best
possible outcomes. C

Daniel Henn is a partner at
Tuffin Ferraby Taylor
dhenn@tftconsultants.com

Related competencies include
Design and specification, Sustainability
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Richard Jackson explains why University College London developed and applied a
dedicated Ska rating for higher education to its extensive programme of refurbishment

Putting sustainability first

U

niversities are
fast-moving
environments
that reflect the
nature of their
core activities:
research and
teaching. The
university estate is thus regularly
modified and adapted to respond to the
needs of specific research, teaching and
increasingly, the student experience.
Given the pace of change and the
potential for waste in all its forms, it is
fundamental to integrate sustainability
into all estate projects, particularly
small-scale refurbishments and fit-outs.

Dedicated approach
University College London (UCL) is
undergoing a massive programme of
works with more than £1.25bn being
spent over the next 10 years. This will
include improvements to its Bloomsbury
campus as well as the development of
a new campus on the Queen Elizabeth
Olympic Park site. Given increasing
pressures on resources and issues
of global significance such as climate
change, UCL wants all of its projects to
meet higher sustainability requirements.
At the heart of its approach is a
sustainable buildings specification
that sets out key requirements for
all its projects: a BREEAM rating of
“Excellent” is needed on all major
new-build and refurbishment works.
Integrating sustainability into smaller
projects has proven more challenging,
though, particularly as UCL may
undertake more than 50 of these a year.
In 2012, it adopted the RICS Ska
office tool as a means of introducing
sustainability into such projects. The
tool allowed UCL to challenge its design
and construction teams to find ways of
following good practice in sustainability.
A university estate is a complex
environment that includes offices,
lecture theatres, laboratories, museums
and other spaces. While Ska office was
helpful, UCL was keen to develop a
bespoke tool for the higher education
sector. As such, the Ska rating for
higher education, Ska HE, emerged.

It was developed in collaboration
with RICS, consultants, HE specialists,
fit-out contractors and clients, and was
launched at UCL in June 2016 (see
Building Surveying Journal December
2015 – January 2016, p.17).

and showers. Over the course of a year,
UCL will undertake 50 or more fit-out
projects of this scale, and by applying the
Ska criteria these will add long-term value
to the university estate.
UCL believes it is important that
sustainability is not only taught and
understood, but demonstrated by the
institution itself, and Ska HE is a practical
way of doing so.
As an institution that undertakes
extensive fit-out works, UCL is able
to encourage suppliers to reassess
their sustainability credentials and
certifications, for example, by simply
specifying sustainable timber be used.
Ska HE has enabled active engagement
with many smaller construction suppliers
and builders that would generally not
consider sustainability measures.

Wellbeing

Positive response

Like Ska office, Ska HE encourages
projects to consider various aspects of
sustainability, from re-use of materials
such as furniture to energy-efficient
lighting. But crucially for learning
environments, it also highlights a range
of wellbeing considerations, such as:
bb maximising natural daylight
bb using low-volatility organic
compounds to produce benign finishes
bb using monitors to keep CO2 at levels
where cognitive function is not impaired.

Responses to the tool have also been
positive. UCL and members of the
development committee have been asked
to speak at numerous events on Ska HE,
and been contacted by many estates
colleagues in the sector who are keen to
trial the scheme on their own projects.
What is particularly encouraging about
Ska HE is that UCL has been able to
achieve the highest Ska “gold” rating level
at its new School of Management fit-out
at 1 Canada Square. This project showed
that high-quality spaces are compatible
with high standards of sustainability.
As more universities begin to use the
tool, UCL and its partners will look to
refine the details of the scheme, as well as
raise the bar in terms of the sustainability
measures that are required. C

The new UCL School of Management
fit-out at 1 Canada Square

The tool also reflects a strategic
approach to sustainability in the wider
campus environment, rewarding
projects that contribute to campus-wide
measures on recycling or biodiversity.
Since the tool’s launch last year, UCL
has mandated Ska HE for all its
small-scale projects. Five projects
have now adopted the scheme, and a
further 10 will be using Ska HE shortly.
Elsewhere, the RICS Ska HE tool is
being used on another 97 projects
throughout the HE sector, with the first
six having already been completed.
UCL has also applied Ska HE
principles to large-scale minor works,
such as major redecoration, which now
uses Ska-compliant paint, and bathroom
fit-outs, which apply water efficiency
measures such as low-flow taps, toilets
Image © University College London

Richard Jackson is Director of Sustainability
at UCL
richard.jackson@ucl.ac.uk
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F ire safety

What are the key components of an effective fire safety
management system? Andrew Little offers some insights

Don’t play with fire

I

n 2015, the Department
for Communities and
Local Government
reported 294 deaths in
connection with fires
in buildings in the UK,
up 21% from 2014 – the
largest increase since
figures were first published in 2001–02.
As has been well publicised over the
last year, local fire and rescue services
have not been under such strain since
the Second World War as government
financial cuts have started to have a
severe effect.

New approach
In the social housing sector, a
catastrophic fire on 3 July 2009 at
Lakanal House, a council-owned high-rise
tower block in south London, saw the
loss of six lives. The subsequent legal
investigations and prosecutions have
reshaped how social landlord bodies
approach the management of fire safety
in their buildings forever (see Building
Control Journal November–December
2016, p.12).
At a local level, pressures remain
high for social landlord bodies and
their corporate property services and
compliance departments as they balance
their capital spending against priorities
and reduced income through their
housing revenue accounts following last
year’s 1% rent reduction.
Although I have no doubt that many
organisations uphold fine fire safety
records and management systems, the
Lakanal blaze, coupled with ongoing
revenue pressures, has prompted a wave
of reviews across landlord bodies, which
have had to ask themselves how effective
their fire safety procedures are, what
lessons can be learnt from the south
London incident and what improvements
should be implemented.
Fire safety awareness should feature
highly in our day-to-day interaction with
buildings as professional surveyors.
When it comes to building design,
construction and use, we should have a
clear understanding of how legislative
and statutory obligations on responsible
1 2 M ay/ J une 2 0 1 7

persons affect the management of a
built asset throughout its lifecycle.
The management of fire safety is
underpinned by the requirements of
the Regulatory Reform (Fire Safety)
Order 2005, or RRFSO, across England
and Wales, which superseded previous
fire safety legislation, including the
Fire Precautions Act 1971 and Fire
Precautions (Workplace) Regulations.
In Scotland, the Fire Safety Regulations
were introduced in 2006 with similar
measures rolled out in Northern Ireland
in 2010.
The RRFSO came into force on
1 October 2006 and is designed to
provide minimum fire safety standards
in all non-domestic premises with a
few exceptions. This includes offices,
corporate, educational and residential
buildings managed by social landlords,
including purpose-built blocks and
houses in multiple occupation.
The social housing sector provides
4.1m homes, 2.2m of these through
local authorities and 1.9m through
registered social landlords and housing
associations. The sector is, collectively,
the largest provider of housing across
the UK.

Policy
The RRFSO sets the requirement that:
“The responsible person must take
general fire precautions to ensure,
so far as reasonably practicable, the
safety of any of [their] employees
and in relation to relevant persons,
take such general fire precautions
as may reasonably be required in the
circumstances of the case to ensure
that the premises are safe.”
Central to fulfilling this responsibility
is a clear and effective fire policy, risk
management strategy and associated
suite of procedures. In short, the
fire policy is the “what and why”,
the strategy is the “how, who and
when”, and procedures the “doing”.
The function of the policy is to act
as an overarching document, defined
as “the intentions and direction of
an organisation, in respect of fire
safety, as formally expressed by
Images © Baily Garner

Fire damage
to the
communal
area of a
building
managed by
a housing
association

its top management”, and reflect an
organisation’s culture from top to bottom.
All social landlord bodies need to have
an established policy that should:
bb be appropriate to the purpose and
nature of the organisation
bb offer a structure for setting objectives
bb include a corporate commitment to
satisfying statutory requirements
bb outline their commitment to
continuous improvement
bb be formally documented
bb be reviewed regularly
bb be ultimately authorised by the top tier
of management.

Strategy
The fire risk management strategy
provides the structure and methodology
for implementing the overarching
policy requirements. It will set out roles,
responsibilities and accountabilities in the
organisation, and it takes into account

Damage to a residential
block following a
third-floor flat kitchen fire
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Impact of a fire
in a sheltered
housing block
bin store area
during the 2011
London riots

Table 1
Types of fire risk inspection
Type

Intrusive/
destructive

Common
area

Dwelling
interior

1
2
3
4
the capabilities and competencies
required. It should also describe the
organisation’s approach to monitoring,
measurement, analysis and evaluation
and as a minimum, set out the strategic
approach for the procedures.

Procedures
The final component of a fire safety
management system is the individual
procedures, which are quite simply
defined as the specific way of
performing an activity or process that
reflects routine operations.
Once policy, strategy and procedures
are established, it is critical that the
responsible body adheres to them,
both to manage and to mitigate fire
risk: failure to do so may result in
prosecution if proved to be negligent.

Risk assessment
The purpose of the risk assessment is
to put on record all fire safety matters
relating to a particular building; a
“suitable and sufficient” assessment is a
legal requirement of the RRFSO.
This term, “suitable and sufficient”,
is key, but for a number of years now
the built environment profession has
seen individuals and organisations of
varying competency undertaking risk
assessments, with assessments of
dubious quality being the result.
Common terms that I have often
heard used in general risk assessment
discussions include “rogue” or
“cowboy” assessors, which is perhaps
reflective of the poor reputation this
profession has attracted in recent
years. With heightened awareness,
efforts have however been made to
improve standards and ensure that risk

assessments meet the criteria of the UK
Accreditation Service-recognised
third-party certification schemes, such
as the Fire Risk Assessors Certification
Scheme through Exova Warringtonfire
and the British Approval for Fire
Equipment SP205 to name just two.
There are various options for fire
risk assessment, and the choice of the
most appropriate is largely dictated by
the level of intrusive investigations and
extent of inspection. A type 1 inspection
is most common in the UK (see Table 1).
However, more intrusive inspections
are emerging, particularly after the
Lakanal House inquest, at which expert
witness David Walker, a chartered
building surveyor, suggested that social
landlords should consider carrying out
a minimum inspection of 10% of internal
areas of dwellings when undertaking a
risk assessment.

Programme management
Risk assessments have little to no value
if they are just placed on a database,
shelf or filing system. Statutory
obligations do not cease once an
assessment has been completed; in
fact, it is just the start of the process.
It is imperative that features which do
not comply with regulatory requirements
are effectively identified and reported,
and an organisation is established to
carry out remedial works. Such an
organisation should be made up of
suitably qualified and experienced
partners with an understanding of the
re-inspection regime.
Two key questions often asked at
this stage include: how long is a fire risk
assessment valid, and how frequently is
it reviewed? In short, a risk assessment

is a live document; its validity is not
unlimited, and it should be reviewed
whenever the building is materially altered
or there is a significant change in its fire
safety precautions.
PAS 79: 2012 offers useful guidance
on answering these questions. The
frequency of inspections is more difficult
to define, but it should be enshrined in the
fire management strategy and reflect the
level of risk that is associated with the
building type, as well as the current fire
safety measures.
Ultimately, there is at present no
defined timetable for re-inspections,
although best practice encourages
engagement with the local fire authority
to promote a transparent structure and
review for policy and strategy documents.
This needs to include the organisation
formalising its fire risk management
system with guidance from PAS 7:
2013, then engaging with the local fire
authority and developing a proposal for
consideration and agreement.
Fire safety now appears to be receiving
the level of attention it warrants, as
Paul Coffey, Fire Safety Manager at the
London Borough of Ealing, noted when
he advised that: “Management of fire
safety is given highest priority in Ealing.
This year alone, we are delivering £2m
of improvement works and have installed
in excess of 1,000 communal and front
entrance doors. We have a dedicated fire
safety programme and delivery partners
that have taken time to establish, and
we plan to provide £19m of improvement
works over the next five years to
demonstrate our commitment to the
safeguarding of our residents.”
I believe fire safety awareness is
improving; but, to reiterate, a fire safety
system will only be effective if the
correct partners are engaged, with
the appropriate level of experience
and expertise to satisfy the three
cornerstones of a robust system –
policy, strategy and procedure. C

Andrew Little is a partner at
Baily Garner
andrew.little@bailygarner.co.uk

Related competencies include
Fire safety, Health and safety
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IPMS and ICMS can work together to improve comparability
between projects, explains Alexander Aronsohn

Go compare

M

ost of you
are already
familiar with the
International
Property
Measurement
Standards
Coalition, made
up of 84 professional and not-for-profit
organisations from around the world.
Many of you will also be familiar with
the International Property Measurement
Standards (IPMS) for Office Buildings and
Residential Buildings(www.ipmsc.org).
But how many of you are aware of the
International Construction Measurement
Standards (ICMS), and of their link with
the IPMS?

Cost categorisation
The construction industry is subject to
national, regional and local variation,
causing difficulties when making cost
comparisons on projects where the exact
cost breakdown is unknown.
The ICMS document, now out for
consultation, provides an internationally
agreed framework of 13 categories, each
identifying a different type of construction
project and a template against which
costs can be classified, recorded,
analysed and presented.
Subject to comments received during
the two extensive public consultations
there may be further revisions, but
presently, the draft ICMS hierarchical
framework has four levels:
1. project category
2. cost category
3. cost group
4. cost subgroup.
A project category is defined as the
“classification of a project based on the
United Nations International Standard
Industrial Classification (United Nations
ISIC) structure of economic activities”,
covering buildings and infrastructure
such as roads, railways, bridges, tunnels,
sewage and water treatment works,
pipelines, power generation plants, and
chemical plants and refineries.
For level 2, these can be further
subdivided into capital construction costs
and associated capital costs. At level
3, cost groups are divided into a small
1 4 M ay/ J une 2 0 1 7

number of broad groups to enable easy
estimation or extraction of cost data for
quick, high-level comparison.
The cost groups can be divided again
into cost subgroups at level 4 according
to their functions or common purposes
to enable the costs of alternatives to be
evaluated and selected.

Gained in translation
ICMS can be used by all
construction-related and real-estate
specialisms to analyse and compare
historic, present and future costs of new
and retrofit or refurbishment projects.
Applications include, but are not limited
to, global investment decisions; cost
comparisons; feasibility studies; project
work; dispute resolution; reinstatement
costs for insurance; and valuation of
assets and liabilities.
The various cost analysis standards
that are in place worldwide require the
measurement of either the gross external
floor area (GEFA) or the gross internal
floor area (GIFA) of buildings.
Currently, research shows that
measurements can vary by up to 24% for
office buildings and more than 50% for
residential buildings depending on which
standard is used.
To make comparisons, it is therefore
necessary to adopt IPMS, which act as a
common basis for measurement and can
also be translated into local standards
through the use of component areas.
The linking of ICMS with IPMS
provides a valuable tool for overcoming
inconsistencies, allowing dual
reporting where necessary, increasing
transparency and reducing risk in the
construction process.
ICMS require a cost report to include
both GEFA (IPMS 1) and GIFA (IPMS 2)
measured in accordance with the rules in
IPMS. In terms of GEFA and IPMS 1, these
measurements are more or less identical,
and GEFA can be converted into IPMS 1
with the following formula:
bb GEFA = IPMS 1 – Balconies –
Accessible Roof Terraces.
There are slightly more variations
between IPMS 2 and GEFA, but IPMS2
can still be converted into GIFA by using
the following formula:

bb IPMS 2 = Gross Internal Floor Area +
Limited Use Area 1 + External Balconies
+ Roof Terraces.
Formula re-entrants are balconies
where half is inside the building and the
other half is outside. These are treated
as external; Limited Use Area 1 is the
area difference subtracting the Internal
Dominant Face.
It should be noted, though, that IPMS:
Office and Residential Buildings states
that: “If there is no Internal Dominant
Face, because no face in a Vertical
Section exceeds 50%, or if the Internal
Dominant Face is not vertical, the
measurement should be to the wall–floor
junction, ignoring skirting boards, cable
trunking, heating and cooling units,
and pipework.”
When dealing with a building that lacks
an Internal Dominant Face because
the final fenestration has not yet been
decided, then measurements are to be
taken to the nominal finished wall surface.
RICS has provided a more detailed
pro forma for converting IPMS to GIFA,
available for download from BCIS
(www.rics.org/uk/knowledge/bcis/).

Under consideration
Consultation on the ICMS closed in
January. The ICMS Standard Setting
Committee is reviewing the comments
received and revising the document prior
to a potential second consultation and
eventual publication later this year.
Possible future revisions to ICMS are
planned to incorporate whole-life costing,
while IPMS will also be revised and
consolidated once they have been issued
for the four main building classes: namely,
office, residential, industrial and retail, and
mixed use. C
Alexander Aronsohn is Technical International
Standards Director at RICS
aaronsohn@rics.org

Related competencies include
Design economics and cost
planning, Quantification and
costing of construction works
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Access, not excess
Flood Re can help people living in flood areas to access
affordable insurance cover, writes Aidan Kerr

F

lood Re launched
on 4 April 2016 after
years of planning.
The scheme was set
up by the insurance
sector and the
UK government
to ensure that
householders living in areas at risk of
flooding are able to access affordable
insurance; before its establishment,
householders were often paying high
premiums or left with large excesses in
the event of making a claim.
According to modelling carried out
during the scheme’s design, up to
350,000 UK households at risk of flood
could eventually be ceded to the scheme
over a four-year period.
The insurance sector invested in Flood
Re to put in place the complex systems
needed for its operation. Once the
scheme had launched, it was then down
to insurers to make use of it to benefit
their customers.
In its first six months, the scheme had
taken on more than 53,000 policies. It
has enabled insurers to offer competitive
premiums and lower excesses to homes
across the UK at high risk of flood. Flood
Re is on track to handle 130,000 policies
in its first year of operation. The number
of insurance brands signed up to Flood
Re is now 60, representing 90% of the
UK home insurance market. A list of
participating insurers is available at
www.floodre.co.uk.

How it works
Insurers pay Flood Re a set amount per
policy based on the council tax band of
the property being insured; in exchange,
Flood Re reinsures that risk against
flooding. In addition, a total levy of £180m
is paid by UK home insurers.
Using these two revenue streams,
Flood Re then purchases reinsurance
on the global capital markets in order
to cover flood claims linked to those
properties that have been ceded to
the scheme. In the event of a flood that
gives rise to a claim, the householder still
deals directly with their home insurer,
the only difference being that Flood Re
reimburses the insurance company for
the cost of the claim.

It is estimated that
one in six properties
in the UK is at risk
from flooding
As the premiums charged per policy
by Flood Re are set at an affordable level
and it also sets a £250 excess on all
policies ceded to it, insurers are able in
turn to offer more affordable insurance
cover to their customers.
Flood Re does not interact directly with
consumers; instead, insurance companies
cede the flood element of a policy to
the scheme. Potential customers should
check the Flood Re website to see which
insurance providers are participating and
find out more about the scheme.

included because no evidence has
been produced of a systemic failure
in this market. Homes built after 2009
are not covered by the scheme either,
because that could potentially encourage
inappropriate development in areas at
risk of flooding. A full list of exclusions is
available on the Flood Re website.
It is estimated that one in six properties
in the UK is at risk of flooding. In the
past, homeowners in areas at high risk
of flooding have struggled to sell their
properties because potential buyers
could not find sufficiently affordable
home insurance to secure a mortgage,
and could not be certain of the continued
availability of such insurance on an
ongoing basis. Sellers and buyers of such
properties can therefore benefit from
the Flood Re scheme and the risks it
addresses across the real-estate sector.

Next steps
Flood Re is due to run until 2039. As
well as helping to keep home insurance
affordable in areas at risk of flooding,
it also has a role in helping manage a
transition to home insurance prices that
properly reflect flood risk. This means
that people benefiting from the scheme
need to become more aware of their
flood risk and, if possible, take action to
reduce it.
The scheme also provides an
opportunity to take action at a household,
community and national level to reduce
both the risk and cost of flooding over
this period, so that by 2039 home
insurance remains affordable for those at
risk of flooding without the need for Flood
Re to be in place. C

Cover and exclusion
Anyone with an insurance policy should
speak to their current provider and be
prepared to shop around as the market
becomes increasingly competitive. When
buying a policy, I would recommend that
people in flood-prone areas make sure
that it is the best for them, rather than
just the cheapest.
Flood Re was set up to help
households at risk of flooding to get
affordable insurance, but small and
medium-sized enterprises are not
1 6 M ay/ J une 2 0 1 7
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Aidan Kerr is Operations Director at Flood Re
@floodre
www.floodre.co.uk

Related competencies include
Insurance, Risk management

Surveying assets
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As expected

T

Alan Cripps details how the recently published RICS Surveying assets in the built
environment guidance note can help you ensure client briefs are properly fulfilled

he RICS Surveying
assets in the
built environment
guidance note is
designed to assist
the professional
practitioner in
carrying out a
particular survey type, outlining how to
fulfil the client brief and covering the
unique features of numerous different
asset types and their uses.
Surveys can take many forms, but there
are general characteristics shared by the
different methodologies for recording the
core asset information.
The guidance note provides details of
each different kind, and you are strongly
advised to consider in full the sections
relevant to each market sector and
survey type.
The purpose of surveys will differ with
every client instruction. It is therefore
vital to establish a full brief with the client
and agree their expectations for the
work being undertaken, especially the
outcomes they require. The guidance
note includes the following sections:
bb client brief
bb survey content
bb asset types
bb pre-site survey preparation
bb survey and data collection
bb post-reporting deliverables.

Client expectations
You will need to have a clear
understanding from the client at
inception, before any site inspection or
survey, how any information you gather
will be used, and whether there is a need
for the ongoing use of data rather than
simply as a snapshot of a moment in time.
Clear comprehension of the
occupational profile of the client’s assets
is fundamental to the initial process of
establishing their requirements. It may
be necessary to interrogate the existing
brief to ensure that you have a complete
and detailed understanding of their
expectations; failure to do so could mean
you do not end up fulfilling these.
An outline of the purpose, intended
outcome and limitations of the survey
and the information in the report should

be recorded in the surveyor’s terms
of engagement. Reference could also
be made to RICS Scope of Building
Surveying services and RICS Standard
Form of Consultant Appointments
currently being updated.

Survey types
There are many types of survey that are
common to the various market sectors.
The surveyor who is charged with a
survey in a particular sector might like to
consider the following aspects to ensure
that their work meets the requirements of
the agreed client brief:
bb technical due diligence:
bb building reinstatement cost
assessment
bb fire risk assessments
bb dilapidations
bb building services
bb party wall awards
bb fulfilling the requirements of the
Equality Act 2010.
The guidance note covers the following
asset types, and although this list is by no
means exhaustive, it is considered to cover
the majority of the survey evaluations
required to meet the client brief:
bb commercial
bb residential
bb agricultural and industrial
bb healthcare
bb education.

Desktop study
In preparation for the site survey, it
is important to complete a thorough
desktop study, with information from the
client informing this. The desktop study
list in Surveys of residential property can
also be used as a guide for other types of
assets referred to in the guidance
(www.rics.org/respropsurveythirdedgn).
Image © iStock

Collecting and studying such
information will ensure you understand
something of the asset before visiting
the site. This will enable appropriate
preparation for and execution of the
survey, ultimately ensuring that it is a
success and the client’s brief is met.
On completion of the report, a
meeting with the client should be held
to discuss the content of and any
recommendations in that report. This
will provide an opportunity to ensure the
client is satisfied that the brief agreed at
the outset has been followed, as well as
discussing strategies for dealing with any
findings and recommendations.
There may be an opportunity to provide
further additional advice or services if the
findings of the report are to be pursued,
for example with the implementation of
planned or lifecycle maintenance and
repair or development of a programme
of works to ensure compliance with
relevant statute. Clear, reasoned advice is
what your client is seeking from you as a
chartered building surveyor.
The executive summary and conclusion
of the report should highlight the most
important and salient matters identified
by the survey, offering clear, unambiguous
advice and conclusions. Any further
proposed surveys or work should be
clearly identified. C

Alan Cripps is RICS Associate Director
of the Built Environment
acripps@rics.org

Surveying assets in the built environment
guidance note
www.rics.org/surveyingassetsgn

Related competencies include
Client care, Conduct rules, ethics and
professional practice, Inspection
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D ilapidations

Out of court

T

Martin Burns explains why it is important to resolve
dilapidations disputes quickly, cheaply … and early

he ultimate venue
for the resolution
of a dilapidations
dispute is a court
of law, but the
litigation process is
not without pain. It
costs money to go
to court – perhaps more than the amount
in dispute.
Litigation is a lengthy and tiresome
process. The result is almost always
unpredictable, and the landlord and
tenant will undoubtedly forfeit control of
the process at some point to lawyers and
the judge.
Typical phases of a dilapidations
dispute can be as follows.
bb At the end of a tenancy or lease, a
landlord considers that the property
has fallen into decay. It is in such a state
of disrepair that the landlord wants to
compel the tenant to pay for the cost of
restoring it.
bb The landlord prepares a schedule of
dilapidations. This document, inter alia,
itemises the areas of alleged disrepair,
recommends specific remedial works and
includes estimates of the costs for these.
bb The tenant questions some or all of
the alleged dilapidations or the amount of
the costs that the landlord has estimated
for repairs.

Alternatives to litigation
What alternatives to litigation would
enable landlords and tenants to find
quicker and cheaper solutions to their
dilapidations problems, and help them
retain influence over the outcomes?
The earlier and quicker a disagreement
is addressed, the more likely the result
will be better for both parties. Most
surveyors working in this area will be
aware of legal obligations under the
Dilapidations Pre-action Protocol. This
procedural law codifies requirements
for parties considering legal action to
communicate with each other openly
and transparently, to try to resolve their
differences without the need for the
courts to intervene, and to explore and
use alternative dispute resolution (ADR).
In 2014, following work by the RICS
Dilapidations ADR Working Party, which
1 8 M AY / J U N E 2 0 1 7

comprised surveyors and lawyers
experienced in property and dilapidations,
RICS launched an ADR service to
resolve dilapidations disputes that would
otherwise be going to court. The service
has been built around a process known
as independent expert determination.
The expert determination service is
well structured, is relatively quick and
costs significantly less that litigation.
It enables parties to opt for a decision
by someone who has immense
subject matter expertise and is highly
experienced in dilapidations matters,
rather than by a judge, who knows a lot
about the law but perhaps less about
property matters.
The parties are also able to decide the
timetable and agenda for the process.
They can make submissions to the
expert, who will fully understand technical
issues that may otherwise need to be
explained to a judge. The process results
in a binding decision, which will negate
the need for further legal action.
While the number of dilapidations
claims is reportedly on the rise, there
are still very few cases where landlords
decide it is worth pursuing matters
through the courts. RICS’ expert
determination service is a viable and
cost-effective alternative to resolve
disputes that would otherwise be
destined for litigation.
If only a small number of disputes
are heading to court, it follows that

Litigation is a
lengthy and
tiresome process
– the result is
almost always
unpredictable, and
the landlord and
tenant will certainly
forfeit control of
the process
Images ©

expert determination as an alternative
to litigation is likely to be used sparingly.
Still, it remains a viable and worthwhile
option for parties who are involved in
medium- to high-value disputes, or for
those contemplating legal proceedings.

Small claims settlements
But what about the untold number of
lower-value claims? Many such claims
come across the desks of specialist
chartered surveyors who routinely handle
dilapidations matters, and will never end
up in court – or expert determination –
because it would not be cost-effective to
do so, or there is little or no appetite on
the part of the landlord to go down that
particular route. There should perhaps be
a way for parties to resolve such issues
cheaply and quickly too.
For this reason, the working party
is currently scoping an additional ADR
service that parties can use to provide
prompt and inexpensive resolution. This
service will offer early analyses of claims
and support parties by enabling useful
and open conversations about possible
solutions. It will offer fully reasoned
recommendations by an impartial expert
in the subject matter, to achieve sensible
and mutually acceptable settlements. C

Martin Burns is RICS Head of
ADR Research and Development
mburns@rics.org

RICS Dilapidations 7th edition guidance note:
www.rics.org/dilapguide
Independent expert determination
guidance note:
www.rics.org/independentexpert

Related competencies include
Conflict avoidance, management and
dispute resolution procedures

Dilapidations
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Implied repair

State of disrepair
The nuances of landlords’ obligations on repair
obligations proved crucial in two recent dilapidations
rulings, as Emma Humphreys details

I

t has been a while since
a dilapidations case
has headed to appeal,
but last year saw one
considered by the Court
of Appeal and another
by the Supreme Court.
In South Essex
Partnership University NHS Foundation
Trust v Laindon Holdings Limited [2016]
EWCA Civ 377, a mixture of re-used and
new carpet tiles had been laid during the
tenant’s fit-out works. Shortly before the
tenancy terminated, the tenant replaced
these with strips of broadloom carpet of
the same specification at a cost to itself
of £38,234.

A question of alteration
The subsequent dilapidations claim made
by the landlord included £41,445 for
carpets. It alleged that the recarpeting
carried out by the tenant had failed to
comply with its obligation “to repair or
replace from time to time the Landlord’s
fixtures and fittings in the Premises as
may be or become necessary”.
The tenant argued that the tiled
carpets were either its own fixtures,
because it had paid for their installation
or else that, if they were landlord’s
fixtures, their replacement by a
broadloom carpeting system was an
Image © Shutterstock

“internal non-structural” alteration
permitted by the lease.
The Court of Appeal upheld the finding
that the original carpet tiles constituted
landlord’s “fixtures and fittings” despite
the tenant’s payment for their installation.
However, it found that the tenant’s right
to make alterations was sufficiently
unqualified to extend to allowing
replacement of the tiled carpets, whether
they were landlord’s fixtures or “fittings”,
that is, chattels. Since the landlord had
failed to require reinstatement of the
alteration and the carpet was in repair at
the end of the tenancy, the claim for its
replacement was rejected.
The landlord’s loss of rent claim was
also dismissed in respect of the void
period that it had allowed for undertaking
the works once a new tenant was found.
The decision to delay starting work was
found to be a commercial decision by the
landlord rather than an issue arising from
the tenant’s breach.
However, the court did not interfere
with the High Court’s decision to assess
the costs of the repair works at the trial
date rather than at the tenancy expiry –
based on the landlord’s delay in starting
work and following the principles in Dodd
Properties v Canterbury City Council
[1980] 1 WLR 433 – because there was
no appeal on this point by the tenant.
Images ©

There was a better outcome for the
landlord in Edwards v Kumarasamy
[2016] UKSC 40, where the Supreme
Court considered the implied repairing
obligations under section 11 of the
Landlord and Tenant Act 1985.
Kumarasamy sublet his flat to Edwards
on an assured shorthold tenancy, granting
him a right to use “any shared rights of
access, stairways, communal parts, paths
and drives” of the building. It was agreed
that section 11 applied to the tenancy,
which implies certain repair obligations
in leases of dwellinghouses granted for
a term of less than seven years. These
include an obligation on landlords “to
keep in repair the structure and exterior
of any part of the building in which [he]
has an estate or interest”.
After tripping on an uneven paving
stone, Edwards brought a claim against
Kumarasamy, alleging that the failure to
keep the paved area in repair breached
section 11 of the act. Edwards succeeded
in obtaining damages of £3,750 at the
first instance, but this was overturned on
appeal and the matter eventually ended
up before the Supreme Court.
The court decided that the paved area
from the front door of the building to the
car park did not constitute part of the
building’s “structure and exterior” for the
purposes of section 11. It emphasised
that words must be given their ordinary
meaning unless this produces a
nonsensical result or a result inconsistent
with the intention of the legislation.
Since the paved area was not within
the ambit of section 11, Kumarasamy
had not breached his obligations and
the appeal failed. The Supreme Court
nonetheless considered the question of
whether notice of disrepair is required by
section 11 and found that it is not always
required. However, the court felt it would
have been needed from Edwards – not
least because he was in a far better
position than Kumarasamy to know of
any disrepair. This should be a relief to
buy-to-let landlords, as well as a reminder
of the benefits of expressly requiring a
tenant to give notice of disrepair. C

Emma Humphreys is a partner at Charles
Russell Speechlys LLP
emma.humphreys@crsblaw.com
@PropLitEmmaHump
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Equal footing
Sophie Smith encourages
efforts to attract more women
into the profession

R

Rigger boots and hard
hats are not just for men.
As we move forward with
the diversity and inclusion
agenda, it is an exciting time
for anyone to be working in
the built environment, and I
hope to see similar numbers
of both men and women
entering our profession.
RICS has played a key
role in attracting more
women as well as influencing
2 0 M AY/ J U N E 2 0 1 7

diversity and inclusion more
broadly. This article looks at
some of the key changes,
innovation and initiatives that
are encouraging diversity,
as well as my own work in
helping move these forward.
Remember that we can all
contribute to change in the
surveying profession; it is
everyone’s responsibility.

Conference speech
I have continued to work
hard for change and to
encourage others to join
me. For instance, in January
2016 I was invited to speak
at Gloucestershire College’s
Diversity and Inclusion
Conference in front of 400
staff members.

The author on site wearing
the ‘Sophie Shoe’

The college offers technical
education that can provide a
basis for a career in surveying.
Its range of construction,
building services and
engineering courses reflects
the wide range of surveying
careers available and equips
students for RICS-accredited
degree courses.
As much as the experience
was nerve-wracking, it
was also an excellent
opportunity to educate and
to broaden debate about the
challenges faced by women in
construction. Lecturing staff
who were in attendance at
the presentation will all now
know about RICS’ provision
of advice to students making
career choices.
Image © Atkins

We can make a significant
impact when we speak
directly to those who will
influence young people’s
decisions, and I suggested
that the audience consider
their approaches to teaching
and encourage the next
generation to think widely
when it comes to their career
choices, as well as seeking
to promote diversity in their
own workplaces.

Role models
As professionals, we are
well equipped to make
presentations and exercise
our influence. For instance,
I have always made myself
available to attend careers
conferences and give

RI CS Building
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RICS has played a key role in
attracting more women as well
as influencing diversity and
inclusion more broadly
presentations in schools
whenever my workload allows.
The role model approach
is an effective way to engage
young people in thinking
about their choice of career,
as well as older people
looking to retrain. Current
RICS President Amanda Clack
is another keen advocate for
role models to play a part in
surveying for the future.
In terms of outreach, it is
crucial to be out and about
building strong networks with
influential professionals. For
example, I have developed
a good relationship with
organisations such as
Women in Property (WIP),
being invited to be a guest
speaker at WIP South West’s
Christmas Lunch in 2015 and
participate in its International
Women’s Day celebrations.
On both occasions, it was
empowering for me to be
among such talented and
inspiring women while telling
my story. I spoke to many
individuals, sharing ideas
and examples of how we are
fostering the next generation.
We also spent time
encouraging each other to
work on our own professional
development, in the hope
that this will eventually
lead to more women in the
boardroom. WIP’s principles
and frameworks should be
applauded because they show
that by working together we
are able to make a difference.

Awards
In the past 18 months, I
have been a finalist in three
different award schemes,
largely as a result of my
contribution to attracting
more women into our industry.
The awards include:
bb Construction Youth Trust:
the Duke of Gloucester’s

Young Achievers Scheme,
Surveying category
bb Inspiration Awards
for women
bb Gloucestershire Women
of the Year Awards: Diversity
Champion, and Woman to
Watch (Under 30).
Being shortlisted for these put
my career in the spotlight as
an inspiration to others.
It had been finding
someone who inspired me
that had helped me to aim
high in the first place. Early
in my career when I was
taking an apprenticeship in
building control, I was the only
woman in a class of 30 on the
Higher National Certificate in
Construction course.
But my lecturer put me
in touch with a chartered
surveyor called Debbie
Copeland, who was
instrumental in encouraging
me in my career. Debbie
is now the chair of the
Gloucestershire RICS
Matrics group, and I sit on the
committee with her.
My current employer,
Atkins, also has a refreshingly
supportive way of working. It
focuses on having a diverse
workforce and actively
promotes the benefits of this
in terms of innovation, profit
and being better able to meet
its clients’ needs. For example,
it has an internal Women’s
Professional Network and a
buddy and support system, as
well as diversity and inclusion
committees across the world.
The RICS Inclusive
Employer Quality Mark (IEQM)
has had a positive impact on
employers too, and is a great
way for them to lead the way,
as well as enabling employees
to choose companies that
they know support diversity.
An ever-expanding list of

employers is signing up to the
IEQM; if you are interested in
reading more, please visit
rics.org/inclusiveemployer.

Protective gear
However, it is not just personal
support and professional
initiatives that influence
who enters and stays in our
profession. Have you ever
considered the importance
of innovation in personal
protective equipment (PPE) in
relation to changing the future
of our workforce, and how this
has led to a lack of diversity in
the past?
I have had considerable
involvement in PPE innovation
for women, having designed
the ‘Sophie Shoe’ with women
in mind. Because women tend
to have smaller, narrower
feet, we have been poorly
served by the safety shoes
that are available for use on
most construction sites and
for surveying work in the
past; so it has been great
to devise comfortable and
stylish footwear (see image,
left), which is manufactured
by Amblers Safety and is
available across Europe,
and which also provides the
required safety features.
As a result of designing
the shoe, I was chosen to be
on the judging panel of the
national Professional Clothing
Awards. I considered the
entries along with designers,
manufacturers and industry
experts. I learnt so much from
the experience, which should
contribute to the overall
objectives of attracting more
women into the profession
and highlighting the
challenges we face.

President precedent
It was a moment to celebrate
in 2014 when Louise
Brooke-Smith became the
first female president of the
RICS in its 144-year history.
Neither has she been a
one-off, as Amanda Clack
began her term as President
in 2016.
Amanda is a fantastic role
model, and her enthusiasm

and hard work in diversity and
inclusion in the profession
is infectious. She has been
inspiring to many and has
continued to bring RICS’ drive
for change to the fore.
I have discussed the ways
in which you can help support
change, from giving talks
to designing PPE, and even
becoming RICS President.
But there are also simple and
effective initiatives to which
every member can contribute.
Social media is a powerful
tool helping us to get our
message across. The hashtag
#SurveyingtheFuture has
been instrumental, for
instance, and in the past
12 months there have been
2,779 tweets that have used it.
These have had the potential
reach of more than 1.5m
Twitter users; that is, the total
number of times it could have
appeared in feeds over the
last year.
More recently, RICS has
launched the #LoveSurveying
campaign. This is designed
to encourage professionals
to post about why they
love surveying on social
media such as Twitter and
Instagram, using the hashtag
to spread the word about
what we do and in turn
influence career choices.
It is clear that we have
achieved a lot in recent years,
but looking at the bigger
picture – being aware that
only 13% of RICS members
are women – there is clearly
still much further we need to
go. We all have a part to play,
and we must continue to help
women fulfil their potential.
Let us work together to make
this happen. The bottom line
is that greater diversity makes
good business sense b

Sophie Smith is a building
surveyor at Atkins
sophie.smith@atkinsglobal.com
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Earn and learn

Y

As part of the government’s trailblazer initiative, RICS has developed new routes into
the profession through two surveying apprenticeships, as Barry Cullen explains

ou may have seen recent
media stories about
apprenticeships in various
industries and the levy
introduced in April.
Firms that hire
apprentices can access
at least 90% of the costs
of training and final
assessment either from
their own levy payments
or from the government,
and two surveying routes that lead directly to RICS-accredited
qualifications are now open.
If your organisation has not been looking into apprenticeships,
then it is time you did.

Future leaders

Apprenticeships combine working and studying for a
qualification. The new trailblazer routes are a fantastic way of
developing future high-quality professionals.
RICS has been working with both businesses and the
government to create professional trailblazer apprenticeships
in surveying, which enable studying for a diploma or an
RICS-accredited degree, or taking an APC or Associate
assessment alongside paid employment.
We see apprenticeships as an important way to widen
pathways into our profession. Those who learn better through
part-time study with direct application of knowledge are
supported from enrolment through to qualification without
incurring study or tuition fees.

Apprenticeship levy
As of 6 April this year, all UK employers with an annual wage
bill of more than £3m – which represents less than 2% of
businesses – are required to pay 0.5% of that bill as an
apprenticeship levy, to fund new apprenticeships. In England,
control of such funding will be put in the hands of employers by
the Digital Apprenticeship Service.
Each employer receives an allowance of £15,000 to offset
against this payment, payable to HM Revenue and Customs via
PAYE. For construction firms already paying the Construction
Industry Training Board levy, they are working with these
employers on a temporary transition package.

What is available?
Currently, a Surveying Technician Level 3 apprenticeship and a
Chartered Surveyor Level 6 degree apprenticeship have been
approved by the Department for Education and are ready for
employers to recruit new starters or upskill existing staff.
The Associate assessment is the final examination for the
Surveying Technician apprenticeship, while the APC is the end
point for the Chartered Surveyor degree apprenticeship. These
programmes cover the following areas of practice:
2 2 M AY/ J U N E 2 0 1 7

RICS has been working with
employers and the government
to create professional trailblazer
apprenticeships in surveying,
which enable studying
alongside paid employment
bb
bb
bb
bb
bb
bb
bb
bb
bb
bb

building surveying
commercial property
residential property
land (Level 3 only)
minerals and waste management (Level 6 only)
planning and development
project management
rural (Level 6 only)
valuation
quantity surveying.

We are working with other employers and universities to develop
other apprenticeships and areas of practice.

Funding and eligibility
All businesses get 90% funding for an apprentice’s training,
assessment and certification, whether from their own levy
payments or from the government, though some small
businesses recruiting young people may be eligible to receive
100% of the costs.
Only apprentices whose workplace is based in England are
funded under this system. To be eligible, the individual must
spend 50% or more of their time at work, be training to a higher
level of qualification, or be retraining to an equivalent or lower
level provided that the apprenticeship is in a different area and
giving them substantive new skills. C

Barry Cullen is RICS Future Talent Director
bcullen@rics.org

For full details about which employers pay the levy and which do not,
please visit www.rics.org/employanapprentice

APC
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On the money
Ewan Craig, a speaker at the RICS annual It’s Your APC conference, details the optional
competency of Project financial control and reporting

P

roject financial
control and
reporting is one
of the optional
competencies
of the Building
Surveying APC.
It is associated
with the core competency of Contract
administration, and covers the effective
cost control of projects during the
construction phase.

The levels
At Level 1
Demonstrate knowledge and
understanding of the effective control
of costs during a project. Demonstrate
understanding of the legal and
contractual constraints and the effect of
time and quality on the cost of a project.
At Level 2
Apply your knowledge to the
management of project costs. This should
include the preparation and presentation
of financial reports on the performance
of a project at appropriate intervals, to
provide effective forecasting of costs,
risks and their financial implications.
At Level 3
Advise on strategies and procedures to
control predicted expenditure in line with
a budget. You should be familiar with
the controlling and reporting of costs on
construction issues in your submission
documents and be ready to address
questions on them and related matters.

Questions
Actual questions are based on the
candidate’s experience, which should
be at Level 2 but could exceed this. Two
examples are given below.
You prepared cost reports for a new
three-storey commercial building on
project X. Could you please explain
the items you included in the report
summary at the midpoint of the project?
This question is aimed at Level 2. It
could, however, be extended to Level 3

if you provided advice on the predicted
expenditure for the project. The answer
would explain pertinent issues to support
your application of knowledge.
I monitored the works on a regular
basis, and compared the out-turn costs
against the authorised expenditure for
the works.
I used my practice’s pro forma of
interlinked spreadsheets to calculate
the out-turn costs for the cost reports.
I followed the RICS Cost reporting
guidance note to prepare the cost reports
on a monthly basis, with the midpoint in
January 2016.
My report summary confirmed the
costing parameters of the report; the
cut-off date for data; seven contract
variations; five anticipated variations,
actual to anticipated cash flow; and that
there had been no fluctuations or loss
and expense that would affect the
out-turn cost. The costing analysis
provided the current authorised
expenditure; current underspend; current
allowance for risk; remaining provisional
sum; direct client payments; change from
the previous report; and a breakdown of
the primary changes.
The report showed which costs were
known, which were forecast, and the
risks, to inform the client of the likely
out-turn cost. A partner checked
the report for our quality assurance
procedure. At the project’s midpoint, the
report predicted an overall underspend to
the client of £101,500, with an authorised
expenditure of £3,560,601, excluding VAT.
You prepared cost reports for the new
building on project X. Could you please
explain how you treated the provisional
sums in those reports?
This question is aimed at Level 2.
However, it could be extended to Level 3 if
you provided advice for the project.
I included the full amount of all the
provisional sums in the first cost report
to show the estimated potential cost of
£230,000 at that point, which included
utility supplies for telecoms, gas, water
and electricity. Subsequent reports
incorporated adjusted provisional sums

where the works were instructed and
valued for the items; each provisional
sum was adjusted to omit the original
provisional sum and add the contract
instruction value.
Each contract instruction was
cross-referenced with the respective
provisional sum and noted as a confirmed,
agreed or pending cost item. The report
on contract variations had two columns
against each instruction: one to omit
sums, and the other for additions for the
contract instruction. The sum of the two
columns gave a net adjustment, including
provisional sums, to the authorised
expenditure that was used in the
summary. The final net adjustment for the
contract variations on provisional sums
was £210,000, so the out-turn cost was
reduced by £20,000, excluding VAT.

Care
Given the time constraints of the APC,
your answer should give a brief but
comprehensive response. The answers
above are not exhaustive; care should be
taken to show your own skills, abilities
and knowledge to the assessors. C

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

For details on the APC pathway guide
for building surveyors, please visit
www.rics.org/bsapc

Related competencies include
Construction technology and environmental
services, Contract administration,
Legal/regulatory compliance, Quantification
and costing of construction works, Works
progress and quality management
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Under review
Chris Lindsay
discusses progress on
implementing the outcomes
of RICS’ pathways and
competencies review

T

he RICS pathways
and competencies
framework defines
the knowledge,
skills, experience
and level of
competence
that are required
to become a chartered surveyor. The
framework was launched in 2006, and
we currently offer 20 pathways, including
Building Surveying.
Each pathway combines core and
optional competencies across three
defined levels (see Table 1).
bb Level 1: Knowledge and understanding
bb Level 2: Application of knowledge
and understanding
bb Level 3: Reasoned advice and depth
of technical knowledge.
Candidates for the Building Surveying
pathway provide professional
technical advice on land, property and
construction for commercial companies
and consultants, central and local
government, and private individuals.

Review
RICS conducted a review of the
framework, to ensure that it is globally
relevant and represents contemporary
practice, and proposed the following
outcomes based on its findings.
bb In recognition of the broad nature of
the profession and the robust nature of
the framework, the existing 20 pathways
will be retained, subject to a review of the
content of each.
bb New competencies for emerging
areas are being created and duplication
and overlaps between existing
competencies will be removed.
bb Pathways should offer greater choice.
This can be achieved by expanding an
existing principle in some pathways that
lets candidates select a limited number of
competencies from the full technical list.
bb While there is no standard model, the
number and the level of competencies
2 4 M ay/ J une 2 0 1 7

should be broadly consistent between
different pathways.
bb Each competency statement will be
further refined.
bb Three new pathways will be
considered for the broader areas of the
Built Environment, Land and Resources,
and Real Estate.

Consultation
We consulted widely on these
proposals for 10 weeks from August
to October last year through RICS’
online iConsult platform, and also had
detailed discussions with RICS’ Building
Surveying Professional Group Board.
Respondents were asked to review
a range of documents, including the
exposure draft of the new requirements
and competencies guide.
This draft included a descriptor
for each competency. These were
intended to be fairly broad; more
detailed information about the context
and Level 1, 2 and 3 examples for each

area of practice will be included in every
individual pathway guide, which are to be
developed separately.
We received a total of 172 responses
through the iConsult questionnaire, the
second highest number of responses
to an RICS consultation in 2016. Some
of these responses were collective, for
example coming from employers rather
than individuals.
All views have been taken into account,
although only the iConsult responses
appear in the quantitative analysis
contained in the final feedback report.

Core competencies
The only change that was proposed for
the Building Surveying pathway was to
bring together two existing competencies
– Contract administration and Contract
practice – under a single competency
entitled Contract administration and
practice. Support for this proposal was
mixed, however, and this change will not
be taken forward.

Table 1
The current competencies in the Building Surveying pathway
Mandatory
competencies
Level 3
¬ Conduct rules, ethics 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
¬ Sustainability
¬ Team working

Image © Alamy

Technical core
competencies

Technical optional
competencies

Level 3
¬ Building pathology
¬ Construction technology and
environmental services
¬ Contract administration
¬ Design and specification
¬ Inspection
¬ Legal/regulatory compliance

T hree competencies to Level
2 from the list below:
¬ Analysis of client requirements
¬ Building information
modelling (BIM) management
¬ Commercial management of
construction
¬ Conflict avoidance,
management and disputes
resolution procedures or
Sustainability or Health and
safety, taken to level 3
¬ Conservation and restoration
¬ Contract practice
¬ Design economics and cost
planning
¬ Development/project briefs
¬ Fire safety
¬ Housing maintenance,
repair and improvements or
Maintenance management
¬ Insurance
¬ Measurement of land
and property
¬ Project financial control
and reporting
¬ Quantification and costing of
construction works
¬ Risk management
¬ Works progress and quality
management

RI CS Building
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Pathway guides will be developed
for the new pathways of Land and
Resources and Real Estate, with the latter
focusing on corporate real estate. Further
consideration and research is required for
the Built Environment pathway.

Timeline

Optional competencies

Summary of actions

The main change proposed for the
optional competency list was giving
candidates the option of choosing one
competency to Level 2 from the entire
list of technical competencies, allowing
candidates more flexibility.
New competencies such as Inclusive
design were suggested, as was the
inclusion of the existing Landlord and
tenant competency. The feedback report
includes a breakdown of which proposed
changes will be taken forward to the next
phase of the project.
Proposed changes to the mandatory
competencies, also outlined in the
feedback report, were well supported.

Based on the feedback that we have
received across all pathways, we
will proceed with the next phase of
the project, which is to look at the
development of the individual pathway
guides. There will then be a second-stage
consultation on that basis.
The exposure draft of the requirements
and competencies guide and the
proposed competency matrix will be
updated to reflect the feedback that was
received through the consultation period.
Both of the documents will be reissued
for further consultation alongside the
updated pathway guides some time later
this year.

Changes relating to our qualifications are
made in January and July each year.
The initial date for implementing the
outcomes of the review was July 2017;
there may be some minor changes this
July, but most will now take place in 2018.
Carefully agreed transitional
arrangements will be made for all
candidates who are already enrolled. C
Chris Lindsay is RICS Global Education and
Qualification Standards Manager
globaleqs@rics.org

To offer any comments on the review,
or to receive a copy of the feedback report,
please contact RICS Global Education
and Qualification Standards
globaleqs@rics.org

COMMERCIAL BUILDING CLEANING
& RESTORATION

contact us



CONTACTCLEANINGBUILDINGS.CO.UK
020 8935 5534
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See the world differently
The long-reach camera system
that allows you to capture
16 MP
or 1080
images up to 12m high from
HD video
the safety of the ground!
camera
Easy to use – Strong & lightweight
carbon fibre poles with lockable latches.
Safe – Eliminates the risks associated
with using ladders.
Cost Effective – Easily operated by a
single person.
Camera connects to your smart device
via a free App.

For further information please call us on 0800 980 3113 sales@airocam.uk www.airocam.uk

For all your equipment needs

01200 429870

FREE Leica Disto D210

When you purchase the Flir C2 Thermal Imaging Camera
For just £499+vat only whilst stock lasts

surveyorsequipment.co.uk
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Meet the
membership

C
CPD lies at the heart of
services and regulation in
many professional bodies,
as chartered building
surveyor and past chair
of the Institute of Historic
Building Conservation
(IHBC) Mike Brown,
observed when leading
IHBC’s CPD programme.
“A professional body is
defined by the skills of its
membership, and by how
that expertise develops,”
he said. “Members are
required to maintain their
professional competence
throughout their working
lives under the institute’s
code of conduct.”
RICS also has excellent,
concise guidance on CPD:
“Members plan their own
learning and development,
and we recognise that there
are many other relevant
methods of learning.”
A lot can be learned by
exploring ideas of heritage
values and conservation
with people new to you
or your practice. You may

Images © iStock, Shutterstock

start your conservation
CPD by getting out and
talking to people – for
example, you might ask a
new acquaintance about
how much they would have
missed St Pancras Station
had it been demolished half
a century ago. Speaking
with people who are
unfamiliar with heritage is
critically important, not least
as the public interest is a
primary consideration in
conservation practice.
Questioning people with
specific but not specialist
interests in heritage that are
different from yours is the
next step if you want to add
real depth and diversity to
your conservation CPD.
An easy way to
accomplish this is to
check out your local civic,
community or history group
and see what it is doing,
for example in relation to
current planning issues.
You could also offer your
skills to a group with
heritage interests that differ
from yours, to help you
understand why their values
are important to them.
CPD concerns practice
as well as understanding,
so for the next step, engage
with people who have
heritage-related knowledge
or skills that are new to you.
Conservation invariably
entails more than one area
of professional practice,

Seán O’Reilly
is Director at the IHBC
director@ihbc.org.uk

as recognised in the 1993
ICOMOS Guidelines on
conservation training
(http://bit.ly/2mZiWOX),
the British Standard on
conservation BS 7913, and
the IHBC’s membership
standards and CPD support
(www.ihbc.org.uk).
To satisfy those
guidelines and standards,
be sure to explore ideas on
conservation from people
with unfamiliar specialist
backgrounds. These may
include people from other
trades and disciplines,
those at different stages in
their careers and, ideally,
some with an alternative
understanding of what the
purpose of conservation
is. Always start by trying
to see their point of view
rather than forcing your
own on them.
Conservation
perspectives from
informed specialists with
different approaches will
help you refine, sharpen
and strengthen your
professional skills. That
diversity of experience
is especially useful in
conservation CPD because
it develops personal
awareness and helps
manage the most damaging
of CPD tendencies, namely,
peer reinforcement. Instead
– or as well – challenge
yourself to take up some
proper conservation CPD. C

Registering risks

John Edwards explains how to
manage risks faced by building
conservation projects
PG.

28

Digital eye on damage
Alan Forster, Fred Bosche and
Enrique Valero detail the results
of research into digital surveying
of building maintenance needs
PG.

31

Heritage update
PG. 34
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R isk management

John Edwards explains how to manage risks in
building conservation projects

Registering risks

A

robust risk
management
strategy starts
when one looks
at a building for
the first time, and
does not end at the
completion of a project, but continues
into the use and occupation of a building.
A robust approach also involves
employing a competent team,
deploying the necessary activities
and risk management tools, and then
understanding that when one moves
away from this ideal situation that risks
are increased. However, one has to be
proportionate, and through a cost–benefit
analysis, the balance of what are deemed
to be reasonable actions and activities
can be ascertained.
There are many types of risk: although
controlling costs and completion dates
often steal the headlines, specifying the
most appropriate work and making sure
it is properly undertaken while optimum
quality standards are achieved should
also be considered part of evaluating risk.
The most critical initial stage starts
with the appointment of the consultant
or in-house team to follow the standard
BS 7913: 2013: Guide to the Conservation
of Historic Buildings, which sets out
the overall process for undertaking
work to historic and traditional older
buildings. Describing competence
and citing accreditations, also known
as certifications, to identify suitable
personnel is one way of minimising risk.

Understanding the building
There are greater risks in dealing with
existing buildings than there are in
constructing new ones. There can be
uncertainty as to the exact design and
condition, and we must also understand a
building’s historic significance.
It is not uncommon to find that a
building’s condition is worse than one
thought, and to expose features that
were previously unknown requires an
awareness that more will be found
2 8 M ay/ J U N E 2 0 1 7

out about a structure as the project
progresses. However, we should aim to
keep the risk of these unknowns to an
absolute minimum.
Such risks can be minimised if their
possibility is understood at the outset,
and a well thought-out strategy is
developed at that stage. This needs to be
properly resourced and implemented. The
strategy should stretch into the ongoing
management of a building and not end at
the completion of a project.
At the outset, a risk management
strategy must focus on the logical stages:
1. understanding the design and
materials, as well as the chronological
stages of its development
2. understanding the significance and
vulnerability of the building
3. understanding the building’s condition.
The more work that is put into
comprehending these, the less risk one
takes. One has to be proportionate and
consider the cost–benefit analysis; there
will be a limit to the amount of work
that can be undertaken before this is
considered unreasonable.
In relation to points 1 and 3 above, the
amount and quality of information derived
will depend on:
bb the type of building survey: the
choice between a purely visual inspection
or a building pathological analysis
bb the competence of the surveyor:
whether they are accredited or certified
for conservation work can make a very
big difference to the outcome
bb the equipment used: this can range
from a simple electric moisture meter to
surveying equipment that can test the
strength of materials, analyse moisture
sources and record true moisture levels
as well as environmental conditions.

Interventions
All interventions will rely on these factors,
and the extent to which the building is
understood will have a huge bearing
on the risks that are taken. Proper
understanding of the impact of all the

types of possible intervention, including
repair, is essential.
The problems that necessitate the
repair should be the focus; if not, then
there remains a possibility that they will
occur again. If a repair is not on a
like-for-like basis, it runs the risk of having
an adverse effect on a building’s historic
significance. Therefore, a heritage impact
assessment needs to be undertaken. If
this process is properly followed by those
with the required competence, the risk
of inappropriate and technically unsound
repairs will be minimised.
When planning to adapt a building,
the same risks apply, but these can be
even greater. Older buildings may have
been performing in a reasonable way
for a hundred years or more, but when
adaptations are made, they can have a
huge impact on that function, depending
on the form of the adaptation. Risks can
be managed if we understand the building
and all the issues sufficiently.

Procurement
Selecting contractors that are specifically
suitable for the project in question could

RI CS Building
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time of year to begin will reduce this risk,
although specifying protection measures
will also help.

Cost management

1
1 At Cardiff Castle, project risks were
managed in several ways, including an
extensive research and analysis programme,
proactive quality management and an
ongoing building management regime with
environmental control
2 A major repair and refurbishment project
at Trafalgar Square in Sunderland; the
reintroduction of vapour permeability means
managing the risk of residents applying
impermeable decoration by having the
landlord supply permeable paint to each
resident regularly

the best results for the least risk, as it is
to ensure that responsibilities are clearly
understood and backed up in contracts.
The contractor will always be taking
some risk in terms of its tender and
allowances. Such risk needs to be
reasonable because if excessive risk
is put on the contractor then a higher
tender sum may result, or tenders may
not even be received.

Programming
go some way to minimise any potential
risk. Look at a contractor’s previous
experience – both recent and historic
– talk to its former clients, obtain the
CVs of those working on the project and
review the contractor’s management
structure and the expertise of its staff.
The extent to which this is necessary
will depend on the scale of the project:
it could be that the contractors are so
well known that not all of this would be
required. However, overlooking any of the
above will increase risks.
Procurement options have particular
advantages and disadvantages, so it is
important to choose one that can provide
Images (top) © City of Cardiff Council; (right) John Edwards

Clients and their consultant team will
program a project before appointing
a contractor – it is wise to be aware
that there are many preparations
needed before the commencement of
a project, and these may take longer
than expected. Examples may include
consenting to undertake work, though
using competent advisors will help to
reduce the risk of uncertainty. It is always
possible, too, that the scope may change
as the work progresses, especially if the
client is relying on occupying the building
soon after the project’s completion.
Factors such as weather can affect the
work; choosing the most appropriate

Controlling the scope of a project is
essential if costs are to be managed.
The risk that the work will change and
budgets may have to be increased
must be accepted at the outset and a
framework put in place to ensure that the
cost of the work, including any variation,
is fairly tendered. Any extension of a
contract owing to an increase or variation
of work should be on the basis of the
original tender sum or done pro rata.
This means that sums received from
each tendering contractor should be
broken down consistently. The only way
of doing so is for a measured schedule of
works to be produced for all competing
contractors to price. This may include
provisional quantities, which are an
estimate of what might be required. This
will help to manage the risks of the client
paying inflated prices for additional works
to those previously specified.

Quality management
Ensuring that the contractor complies
with the specification is essential, and
BS 7913: 2913 contains advice through
project supervision. This emphasises
that simply checking over the work on
completion may not always be adequate.
Bearing in mind that some defects
resulting from failure to comply with
the specification may not themselves
become obvious for many years – a more
concerted approach is necessary in order
to reduce these risks.
M Ay/ J une 2 0 1 7
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H eritage Case Study

It is a contractor’s responsibility to
ensure specification compliance, and not
that of a clerk of works, architect or any
other member of the design team. Work
should only be certified as complete
on either an interim or final basis if it
complies with the specification.
BS 7913: 2013 highlights a risk
management approach to ensuring
specification compliance and quality.
From the outset, it requires the specifiers
to detail areas of work that are high
priority in terms of quality.
It means that, where it is not possible
to determine whether an item of work
has been properly implemented through
inspection on completion, the contractor
has to propose a method in a project
execution plan by which they will manage
the quality of work and demonstrate this
to the architect, building surveyor or other
client representative.
It is the responsibility of the architect or
building surveyor to be satisfied, and they
can undertake their own inspections and
tests as necessary. In this way, the risk
of non-compliance with the specification
can be reduced.

There are many activities that one
would expect to see in a contractor’s
project execution plan that include
inspections at certain times, tests,
managing materials storage and such like.

Soft landing
If a project has been properly initiated
and completed, with all risks understood
and managed, then the building should be
appropriate for its intended occupation.
If there are any limitations on this, then
they must be understood by the building’s
occupants and managers.
It is also important from the inception
stage that appropriate expertise is
deployed in the use and operation of the
building, as this will minimise the risk of
adapting a building in a way that renders
it unsuitable. Such expertise may cover
both operational and commercial factors.

Implementing mitigation
All the various possible risks need listing
collectively at the very beginning of a
project in a risk register. In this way, they
can be assessed, mitigatory approaches
determined and recommendations made.

These may include the ideal means of
managing the risks along with second,
third and perhaps further options.
There will no doubt be instances when
implementing risk mitigation may depend
on the client’s willingness to put in
sufficient resources. C

Prof. John Edwards FRICS is Director of
Edwards Hart Chartered Surveyors and lead
author of BS 7913: 2013: Guide to the
conservation of historic buildings. He is also
isurv lead author on risk management on
conservation projects and Professor of Practice
at the University of Wales Trinity St David.
john@edwardshart.co.uk

Related competencies include
Building pathology, Conservation and
restoration, Design and specification,
Inspection, Risk management, Works progress
and quality management

Gain new building
surveying skills
Build on your existing professional practice knowledge with our Building
Surveying Series, courses which provide an opportunity to develop
technical knowledge in key areas of building surveying:
• Dilapidations
• Party Wall
• Boundary Disputes
• Right to Light
• Expert Witness
By the end of your chosen one-month interactive distance learning course,
you will be equipped with the fundamentals of practical application, a ﬁrst
step in progressing your career into more complex areas.

Find out more: w rics.org/surveyingseries e training@rics.org t 020 7686 8584
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Digitally surveying damage
Assessing maintenance needs can be a time-consuming task, so recent research
looked at digital techniques to survey structures. Alan Forster, Fred Bosche
and Enrique Valero explain their results

M

aintenance of the external fabric
of buildings represents a large
portion of their lifecycle costs.
Access is an important aspect of
such inspection and intervention,
with scaffolding accounting for
a significant proportion of the
project budget. Obviating the need
for scaffold for inspection would
logically be cheaper and safer,
and was an important motivation for research we undertook to
survey buildings’ maintenance needs digitally.
Digital data capture – that is, scanning and photogrammetry
– is commonplace and used extensively for historic recordings,
although largely in visualisation and manual assessment. An
important component of our Historic Digital Survey project was
to evaluate the efficacy of certain forms of certain technologies,
mainly various photogrammetry and laser scanning set-ups,
highlighting both their benefits and drawbacks. Importantly,
the project also developed novel algorithms to extract primary
survey information automatically. Both project components aim
to help those entrusted with survey operations to move beyond
digitally recording historic structures, for instance, using scan to
building information modelling (BIM) applications.
Images (right) © Heriot-Watt University; (top) © Shutterstock

Figure 1
Point cloud of the rampart wall facing the east garden and
(inset) detail of a blocked-up window

n
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A pilot study was conducted with a 10m-high section of
rampart random rubble masonry wall (see Figure 1) facing the
east garden of Craigmillar Castle in Edinburgh. The wall was
ideal for study due to its relative complexity; specifically:
bb the random nature of its stonework
bb the variation in width and depth of mortar joint
bb its planar and curved surfaces
bb blocked window openings and masonry dressings
bb stone soiling and associate colour and texture variation
bb difficulty of access to upper parts of the wall.

Comparing 3D reality capture technologies
The study compared four 3D “reality capture” technologies:
bb two terrestrial laser scanners (TLSs)
bb a pole-mounted single-camera photogrammetric (PG) system
bb a single-camera PG system mounted on an unmanned aerial
vehicle (UAV), or drone
bb a pole-mounted stereo camera PG system.
This stage compared the relative merits of commonly available
technologies and considered the accuracy and completeness
of the acquired data, as well as the efficiency of data acquisition
and preprocessing. The results confirmed the overall superiority
of TLS to PG systems in terms of accuracy. However, the far
cheaper pole-mounted PG system performed remarkably well,
with results close to one of the TLS systems. The UAV PG
system’s performance was poorer than that of the pole-mounted
one, but this was probably the result of an inadequate flight path
– that is, one that provided incomplete or insufficiently accurate
data – as well as using a lens with an overly large focal length,
which resulted in insufficient overlap between images.
Focusing on completeness, the limitations of a ground-based
TLS were noted at the top of the rampart, at which point the
stones occluded the mortar joint areas. In contrast, the mobility
of the UAV, and to a lesser extent the use of the pole, ensured
that all parts of the wall were recorded with the same level of
point density as by PG systems.
All systems were found to be equally efficient, at least for
survey jobs of this size. Furthermore, data acquisition typically
required similar amounts of time for preprocessing – cleaning
and merging scans or conducting the PG reconstructions.
UAV-based data acquisition seemed somewhat slower than with
a pole-mounted system due to the need to change the battery
frequently. Overall, for larger projects, a TLS may perform better
if access is adequate. Yet the pole-mounted system can be
a reasonable, cheaper alternative, and the UAV may in other
contexts be the only option, provided the issues identified in this
pilot study are addressed.

Developing automated data processing
The use of scan data for BIM or its enhancement, as in scan
to BIM for instance, is generally undertaken manually and is
therefore costly and prone to human error. Practically, efficient
and effective methods to process data from modern reality
capture technologies semi-automatically enable surveyors to
focus on value-adding activities, such as identifying defects and
developing repair strategies.
The evaluation of complex masonry such as random rubble
walls has been particularly difficult due to differently sized
stones, a lack of uniform coursing and bonding, and the walls
themselves not being planar. This research evaluated the
feasibility and value of developing and using bespoke, highly
novel automated data processing algorithms for 3D point clouds
of stone masonry walls. These support the evaluation of specific
3 2 M ay/ J une 2 0 1 7

Craigmillar Castle,
Edinburgh

Figure 2
Wall stone segmentation results in the 3D view; each
compact coloured region is a detected stone

features of masonry walls such as labelling individual stones,
identifying and quantifying recessed mortar joints that require
repointing, and ascertaining the volume of pinning stones, also
known as gallets, to be rebuilt into the masonry.
The system developed in this initial project segmented the
wall into individual stones and mortar regions and reported on
the length of mortar joints, their depth, and thus whether there
are recessed zones, and where pinning should be considered
during repointing. This helps surveyors to assess and quantify
targeted repair needs accurately.
While most of the analysis was conducted using point clouds
– a set of data points in a coordinate system such as X, Y and Z,
obtained using laser scanning technologies – 3D reality capture
technologies could be used.
The results obtained for the algorithm effectively detect
individual stones and mortar joints of various shapes and profiles
(see Figure 2). A quantitative assessment of the segmentation
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Figure 3

Figure 5

Centre lines of the mortar areas are shown in red

Automated detection of potential pinning stone locations
(in red) overlaid on point cloud

accuracy was undertaken by comparing the results obtained
with the algorithm against those acquired through a meticulous
manual segmentation in the section’s orthophoto. The
segmentation performance results were good, although the
size of the stones seems slightly overestimated by the current
algorithm. Most stones were typically well segmented, with
ratios over 90% for the majority.
The automatically segmented data of each stone and mortar
joint enables reporting of the mortar in linear metres and gives
accurate depth profiles along the mortar lines
(see Figures 3 and 4). This information enables an accurate
estimate of the quantity of repointing to be undertaken and is
a visual indicator of undercutting mortar (see Figure 4). The
algorithm automatically measures the length, width and depth
of mortar joints, initially detecting the mortar area’s centre lines
or skeleton (see Figure 3). From these centre lines, the length of
mortar joints in the wall can be obtained exactly. An accuracy of
around 90% was obtained for an actual mortar length of 125m.
This is promising, and extremely valuable given current valuation
methods that are inherently more laborious and imprecise.
The knowledge of the joint width of the mortar can also be
used to quantify automatically the amount of pinning normally
used to fill large lime mortar joints between masonry units;
Figure 5 strikingly illustrates the number of pinning stones that
would be required to repoint repair. This is a visual reminder of
the scope necessary for effective lime works.

but also confirm their limitations in terms of access. PG systems
seem generally inferior, although not always significantly, but
offer great potential in terms of access, efficiency and cost.
The results support the idea that well-crafted algorithms can
constitute powerful tools for extracting significant additional
value from reality capture data. This will help surveyors to
achieve more complete, objective and efficient surveys. We do
not suggest that such algorithms could replace surveyors, but
they could reduce the amount of painstaking tasks conducted
by surveyors that add little value, such as measurement, thereby
freeing time for them to focus on value-adding tasks such as
defect analysis and the development of repair strategies. It is
envisaged that these techniques will have a significant impact
on proactive maintenance programmes and broader building
portfolio management. C

Conclusions
It is essential that both the capabilities and limitations of digital
technologies are better understood. The results show the
strengths of modern laser scanners in terms of data precision,
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Figure 4
Automatic measurement of the depth of mortar recess
along the mortar centre lines (in centimetres)

For a full version of this report, please see Bosche, FN, Forster, AM and
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Beyond: Technical Report, Historic Environment Scotland
http://bit.ly/2mHdRiV
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Repointing historic structures
Repointing – renewing
the pointing, the external
part of mortar joints of a
wall – seems a simple task.
However, when dealing
with an historic structure,
certain precautions have
to be taken.
Damage can be caused
by using inappropriate
materials or poor
workmanship. Many types
of brick and stone are soft
and permeable. Repointing

with cement mortars
or strong hydraulic lime
mortars comes with a risk
of damage. The principle
is that mortar should be
sacrificial, so that it, rather
than the walling material,
deteriorates. More historic
fabric is preserved if the
mortar erodes rather than
brick or stone.
This issue’s update
offers advice on repointing
historic buildings.

Historic England guidance
New Historic England guidance includes
Repointing Brick and Stone Walls:
Guidelines for Best Practice. Aimed at
homeowners and non-professionals,
these documents offer some sound and
basic advice.
The nature of the mortar will depend
on the type of wall and the material from
which it is made. It may be a rubble stone
wall with a coarse aggregate, or a
fine-gauged arch with mortar rich in lime
putty and silver sand.
Historic pointing is usually flush with the
surface of the wall and may have a variety
of patterns, such as the penny-struck
line common in the 18th century.

Scottish
guidance
Historic Environment Scotland
has published guidance,
Repointing Rubble Stonework,
as part of its Inform series of
short guides.
n http://bit.ly/2lYF6kP
For more comprehensive
information, see the technical
advice note Preparation and Use
of Lime Mortars.
n http://bit.ly/2naDgxf
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Poor-quality bricks could be given a
fine finish with tuck pointing. With this
technique, the bricks are first pointed
with mortar coloured to match the brick.
Then false jointing lines are incised for
the horizontal joints and perpends, then
carefully filled with lime putty. This is a
highly skilled task.
n http://bit.ly/2jJTQSD
More detailed advice on this subject is
available in Historic England’s Practical
Building Conservation series. Relevant
material in particular can be found in
Mortars, Renders & Plasters and Earth,
Brick & Terracotta.
n http://bit.ly/2nEe8m8

SPAB advice
The Society for the Protection of Ancient
Buildings (SPAB) has also published a
series of technical pamphlets, including
Repointing Stone and Brick Walling.
n http://bit.ly/1JMjAKg
Also available is The Old House
Handbook, a practical guide to the repair
of old buildings by Roger Hunt and
Marianne Suhr MRICS. These explain
the principles of letting old structures
breathe and the need to repoint with
permeable materials
n http://bit.ly/2n8CFMi

Mortar analysis
With buildings of major
significance, repointing needs to
be carefully specified on the basis
of scientific mortar analysis. A
specialist consultant will identify
the binder – lime – and the
aggregate. There will probably be
a mixture of aggregate, varying in
size, stone type and colour. For
other buildings, premixed mortars
can be bought from suppliers of
traditional building materials.
The main difference between
hydraulic and non-hydraulic limes
is that hydraulic limes naturally
include clays and other materials,
which give a chemical set. They
are identified as “hydraulic” as
they set underwater.
Non-hydraulic limes, typically
lime putty, are air-setting.
Hydraulic qualities can be
imparted with pozzolanic additives,
named after the volcanic ash and
pumice from Pozzuoli used by the
Romans. Brick dust and pulverised
fuel ash have similar effects, but
should be specified by an expert.
The key stages to obtaining a
good-quality finish are:
bb taking care to remove old
mortar and ensure the wall’s
edges or arrisses are undamaged
bb raking out to a depth of at least
twice the width of the joint; all
loose mortar must be removed
bb joints should be wetted before
applying mortar, and non-hydraulic
mortar will need more aftercare by
pressing back the mortar the next
day; all mortars should have slow
drying conditions, and this can be
achieved by protecting the wall
with damp hessian sheeting.
The Building Limes Forum lists
organisations that provide training
in lime, as well as sources of
traditional materials.
n http://bit.ly/2nZVZ2U
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IT IS TIME TO

THINK
GROUND ENGINEERING

At Uretek we have been working for over
30 years to develop and deliver fast, efficient
solutions to ground engineering problems.
We are the pioneers of geo-polymer injection
technology which we use to stabilise and
improve the strength of ground under any kind
of structure.
Our technology is used by engineers and contractors as
they seek effective ways to maintain assets from roads
and airports to warehouses and homes. Contact us
today about a project or request a CPD presentation
to learn more about our methods.

Asset failure due
to weak ground
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liquid directly into
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reacts, expanding
and strengthening

Assets are
stabilised and
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To request a CPD presentation, or to learn more
about Uretek solutions, scan the QR code or call

0800 084 3503
uretek.co.uk
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Designed for Building Surveyors
by Building Surveyors

Asbestos Roofs

We understand industrial roofing so designed
our superior roof coatings to meet the needs
of the professional specifier.
Now, we’ve developed a
unique guarantee to match.
The single-point Liquasil
Latent Defects Insurance
Guarantee includes materials,
workmanship and access.
Liquasil works. Guaranteed!

Call 0121 709 5352

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

Metal Roofs

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

Cut Edge
Corrosion

Finally, a cut edge corrosion
solution that’s easier to apply
and is economical to use.
12 YEARS LATENT
DEFECTS
GUARANTEE
Liquasil Limited
Unit 3 Radway Industrial Estate
Radway Road, Solihull, West Midlands B90 4NR
t 0121 709 5352
e info@liquasil.com
www.liquasil.com

This document is intended only as a summary of the benefits of the insurance policy.
For full details of the policy and the cover it provides, please contact Building and Land Guarantees Ltd which is authorised and regulated by
the Financial Conduct Authority and whose postal address is BLG House, 86A High Street, Whetstone, Leicester LE8 6LQ

