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MEETING JANUARY 11, 2012 at ISLINGTON TOWN HALL

BUILDING INSURANCE QUERIES
Please could you advise us on the following points [additional queries may be raised by members present]

1) Please can you explain the insurance cover position for leaseholders, when a builder commissioned by the council/HFI undertakes building works? Is any damage covered by the OCASO insurance?
The Ocaso policy does not specifically cover works undertaken by builders, however, in the event of a claim resulting from an insured peril, the policy will respond. If the claim is as a result of another companies negligence, then a claim may be pursued against that party.
Could you clarify what happens at the various stages, i.e. 
a) While design work is being carried out, and builder is not on site
We cannot see how damage could occur during this stage, therefore this is not relevant. During the design phase of a project, there will be no contractors on site, therefore I don't see how related damage could occur. Damage could of course occur during the design phase as a result of a peril unrelated to the works contract. Should this happen, the policy will respond as normal. 
b) While builder is on site, and damage occurs on items the builder is working on, e.g. the roof
Please see above, under first general comment1.
c) While the builder is on site, and damage occurs to parts of the building the builder is NOT working on
This will depend on the cause of the damage. If the damage is caused by an insured peril, the policy will respond. 
d) When the builder is finished, but the works are still in the defects period
Again, this will depend on the reason for the claim. If the claim is linked to poor workmanship, this is not covered by the policy.
e) After the work is finished – who established whether the damage is the builder’s fault or is due to another cause
If the claim relates to an insured peril (fire, flood etc), the policy will respond and the loss adjuster will investigate. The loss adjuster will make a recommendation to Ocaso with regards to the responsibility for the claim. If the building company is responsible, Ocaso will seek to recover their outlay from that company.
2) If the property is NOT covered at all by OCASO while a builder is on site, does the Council/leaseholder nevertheless pay insurance cover for the property during this time?

If the answer to this question is “yes”, please could you explain why this is so

How can the leaseholder obtain recompense in case of damage, if the property is NOT covered by the OCASO building insurance?

Please see above.
3) Can you explain the position of the leaseholder if a neighbouring tenant or visitor from outside the building has caused the damage?
So long as the damage caused is covered by one of the insured perils (i.e. Fire or flood), the policy will respond. 

4) What is the position if the leaseholder’s property is flooded, for any reason?

Flood is a peril listed on the policy and such claims are covered. Please note that there are some restrictions if the property is sublet or if the property is left unattended for more than 30 days.
5) Can a leaseholder choose to pay a higher premium to get better coverage by way of lower excess payment or sufficient to ensure that Ocaso take effective and immediate action to chase the source of the damage? This would be attractive to some leaseholders, especially those in flats, who are unable to obtain their own separate building insurance.
The level of cover is determined by HFI/LBI. The premium would be considerably more expensive to remove the excess completely. Also, the policy requires that all Leaseholders have the same excess so this is not something which could be offered on an optional basis.
6) How is the valuation of the property for the purpose of rebuilding established?

This is provided to us by HFI. HFI can provide more information about how this is calculated.
7) What does the insurance cover if the property has to be rebuilt, e.g. following a fire, a structural collapse or major flooding?
The policy is based upon reinstatement which means that the Leaseholder should be put back in the position they were in prior to the loss. The property will be rebuilt and all fixtures and fittings covered by the policy will be replaced. Please note that contents will not form any part of the costs of reinstatement under this policy.
8) What control does the leaseholder have over the time it takes to carry out the building work in such cases?
Ocaso and Davies like all repairs to be conducted as quickly as possible. The Leaseholder will provided with contact details for the loss adjuster dealing with their case and any issues concerning timescales should be referred to that person in the first instance.
9) What should the leaseholder do if the works are taking an unreasonably long time?
Please see the above question.
10) In case the damage to a property is extensive, what is the position regarding alternative accommodation whilst the property is being rebuilt...who pays what, for how long, and who decides on the level/type of accommodation...and what is the position on storage of the leaseholders personal possessions/furniture and other such goods?
Alternative accommodation costs are included in the policy. This is shown under clause C on Page 9 of the policy booklet. The benefit is limited to 20% of the total sum insured for the flat which is uninhabitable. Therefore, if the rebuild valuation for a flat is £100,000, this cover is limited to £20,000. 
 

In the event that this clause is called upon, the adjuster will provide advice about sourcing accommodation that is comparable. If the Leaseholders property is going to be uninhabitable for a long period of time, the adjuster would usually recommend a short-term property let rather than hotel accommodation as this would be more cost effective. We would expect the Leaseholder to accept a similar sized property in a similar location to their own property.
 

With regards to storage, we would expect goods belonging to the leaseholder to either stay at the damaged property or to move with the leaseholder to the alternative accommodation address where practical. Where this is not the possible, this should be discussed with the adjuster. So long as the costs are reasonable and justified, they would be met under the alternative accommodation provision as outlined above.
