 Insurance

Insurance for Community Buildings
This briefing is intended to be a general guide to insurance for Management Committees of community buildings. Queries relating to particular circumstances should be addressed to an insurance broker specialising in community buildings insurance.

No part of this publication constitutes specific advice or a recommendation or implied recommendation to purchase any insurance from any particular broker or other insurance provider.

1. Legal Obligations of Charity Trustees
As Trustees, the members of the Management Committee have a duty under charity law to insure the charity’s assets and liabilities and may be personally liable if they fail to do so. 

In view of the importance of insurance and the serious consequences of failing to insure adequately it is essential to seek professional advice in respect of any specific queries which a Management Committee may have. 

Make sure that you have the correct policy for your needs, that you understand the cover provided by your policy and, in particular, any restrictive conditions it contains.
2. Basis of Insurance
Insurable interest
You can only insure something in which you have a legitimate insurable interest – you own it or you have an obligation to the owner. 
This could be an issue in a community building where a user (wrongly) assumes that the hall management committee has responsibility for the user’s property. This gives rise to ‘disclaimer’ notices such as ‘coats left at owner’s risk’.

It is an issue which should be addressed in hiring agreements so that users understand who is responsible for the contents of cupboards containing user groups’s equipment.

Some halls are managed by an association of user groups – the association is the body owning and therefore insuring all the equipment in the hall.

Fair valuation of insured risk
Insurance is based on the assumption that the declared value of the building and its contents is fair. The premium is partly based on the value of the item insured so if the insured has attempted to get a lower premium by deliberately undervaluing the item then the contract is void and the insurer could refuse to pay a claim. (In practice reputable insurers would settle the claim in proportion to the full value – but don’t rely on it!)

In practical terms, establishing the value of the building is very important. The value should be checked from time to time - indexation is unreliable as it is based on average values which may or may not be appropriate in your case. 

Compulsory/voluntary excess
Premiums will be reduced if you agree to pay the first (specified)  part of a claim. Typically, the ‘excess’ – the amount you agree to pay on every claim – ranges from £50 to £500. For landslip or subsidence it may be £1,000. Excesses often apply to each section of the Policy, so claiming under more than one section may involve more than one deduction – check the Policy document! If the excess is compulsory then no reduction in premium will apply. If the excess is selected by the client, then a premium reduction will usually be given.

Basis of claims
The Policy document will make it clear how claims will be settled. Many policies reinstate the damage on a new for old basis – the finished job will be as good as new! However not all policies offer this – watch out for phrases such as ‘allowance for wear and tear’ which mean that a deduction will be made from a claim for worn areas.

The policy will have a list of ‘exclusions’ – events or circumstances in which a claim will NOT be paid. Make sure that you read and understand these exclusions. A common exclusion applies to claims for theft of contents or possessions: the claim will not be met unless the theft occurred through forcible entry to the premises. In other words, someone just walking in off the street and picking up an item and walking out again could not give rise to a claim for theft.

3. What to Insure
Specialist brokers have developed a Village Halls or Community Buildings Policy which includes all the classes of insurance that hall management committees are likely to need. These policies are often described as ‘All Risks’ policies which provide cover for any accidental loss or damage, subject to certain specific exclusions, and should cost no more than the alternative fire and specified perils basis.
However, these policies may well include elements that a particular hall may not need in which case a higher premium is being paid than is strictly necessary. Advice should be taken from the broker in such a situation.

The principal classes of insurance will include:

Building and Contents
The Committee should insure all property that is owned by the trust or for which it is responsible, typically the hall and any outbuildings, and the contents of the insured buildings. 

If the hall is leased and the building is insured by the landlord ask the landlord for details of the cover. The lease may make you responsible for repairing some types of damage which the landlord does not insure. If you are not certain consult your insurance adviser. 

High risk contents (e.g. audio/video equipment, bar stocks and mowers) should be declared separately to insurers as should property owned by users which the Committee has agreed to insure. 

Subsidence cover is usually an extra-cost option. 

Most policies exclude theft losses unless there is forcible and violent entry to the premises. Damage caused directly by freezing conditions is not covered. Water damage caused by subsequent bursting of pipes is, however, insured if the policy is ‘All Risks’ or includes “burst pipes” cover. 
Make sure you understand the scope of the cover provided by your policy. A typical checklist is given in the appendix.
Sums Insured 
The sum insured on buildings should represent the current cost of rebuilding plus an allowance for professional fees and the cost of clearing the site. If you are not sure seek appropriate guidance - don’t guess! 

If your hall is of a particular design or construction which could not be rebuilt in the same manner discuss with your insurer or insurance advisor the appropriate basis of valuation. 

Contents should be insured for the cost of replacement on a “new for old” basis. 
Consequential Loss 
If your hall is damaged you may not be able to continue lettings and will suffer a loss of revenue. Expenses will, however, continue even though the income may be reduced or have ceased entirely. Cover for loss of revenue following insured damage is available and inexpensive. 

It may also be possible to arrange cover for loss of revenue following accidental failure of public utilities, an outbreak of food poisoning or a notifiable disease, a murder or suicide, or enforced closure on public health grounds. 
Money 
Money should be insured whilst in transit to the bank or Post Office and whilst at the home of any authorised official as well as at the hall; also at fetes and exhibitions. Please note that transit excludes money left in unattended vehicles. 

If you have meters or vending machines which take coins make sure your cover includes the cash in them. Insurers may not be willing to cover cash in amusement or gaming machines. It is good risk management practice to remove cash from meters and machines frequently - daily if possible. It may be a condition of your cover that the keys to any safes, meters and vending machines are removed from the premises when closed.

You must keep proper records of money so that you are able to prove a loss 

Personal Accident 
Personal accident cover provides for the payment of cash benefits in the event of accidental injury irrespective of any legal liability. 

Cover can be arranged for all members of the committee, honorary officers, employees and volunteers during duties undertaken on behalf of the committee. 
Employers Liability 
Employers Liability must be insured by law if the Committee has any paid employees whether full or part-time. This insurance would also covered any self-employed person undertaking work at the hall under the direction of the trustees.

A Certificate of Insurance is issued and must be displayed in the Hall. If you have set up a Trading Company (eg. to run a bar) you must make sure that it is mentioned on the Certificate. 

Public Liability 
A Management Committee invites members of the public into the hall and should, therefore, insure its legal liability for injury or damage suffered by visitors. The policy should cover committee members, employees and volunteers for legal liability from all activities connected with the hall including fund-raising events held away from the hall. 

A minimum limit of indemnity of £5 million is recommended. 

In addition to the basic cover there are extensions of cover available to village halls which include:- 

1 extending cover to indemnify users 

2 car park liability 

3 food poisoning liability. 
Trustees Indemnity
Trustees Indemnity insurance is designed to protect village hall trustees against damages and legal costs which arise from a “wrongful act” committed by a trustee, such as a breach of duty, breach of contract or breach of warranty. 
Trustee indemnity insurance is designed to cover only those circumstances where a third party sues individual charity trustees for pecuniary loss resulting from breach of duty, breach of trust, neglect, error, omission, mis-statement, libel, slander and any other act committed by a trustee solely in the course of the activities of the charity.

Fidelity Guarantee
Losses incurred by the charity through fraud and dishonesty by an officer may be covered under fidelity guarantee insurance.

Legal Expenses
Legal expenses cover would give the charity access to legal advice on any matter related to the ownership and management of the building. 
Other ways to limit trustee liability
However, the best way of protecting trustees from personal liability is to make sure such liabilities are not incurred. This can be achieved by ensuring that the charity is well managed and that good practice is followed at all times. 

The Charity Commission, ACRE and the Rural Community Action Network, through its village hall advisers, and Community Matters all issue good practice guidelines. 

Another method is to incorporate as a company limited by guarantee. Members of such a company assume liability that is limited to a set amount, usually £1. The directors of such a company will not incur personal liability provided they act reasonably and honestly and only in the best interests of the company and do not act fraudulently or engage in wrongful trading.

Caution!
Many of the statutory responsibilities placed on trustees involve criminal sanction in the event of breaking the law. For example, failure to provide a safe working environment for staff is a criminal offence. Most offences are punishable by fine but, in serious

cases, imprisonment may result.

There is no insurance cover available for breaches of criminal law.
4.  Where to buy Insurance
The following brokers offer specialist policies for village halls and other community buildings:
Aon Limited
Brokers for Allianz Cornhill Contact 0845 6001682 

Also Aon Charity Unit – 08457 40 20 03 
http://www.aon.co.uk 
Layton Blackham Brokers
Village hall insurance scheme underwritten by Norwich Union 

0870 333 1208
http://www.layton-blackham.com
Norris & Fisher
Offer a village hall policy with Ansvar Insurance Company 

01794 518855. 
http://www.norrisandfisher.com
VillageGuard
Offer policies underwritten by Allied Westminster 

01937 845245 
http://www.villageguard.com 
Zurich Municipal
This scheme is operated by some RCCs under a blanket policy. 

For information direct from Zurich contact 0845 47 86 3 86 
http://www.villagehallinsurance.com/ 
5. Getting Best Value
A checklist
1. Make a list of what insurance you actually need

2. Are you happy with cover and service from current insurer 

3. Check the current valuation of the hall and contents

4. Check what you are currently paying in annual premium 

5. Check to see if premium includes any discounts

6. Phone around to get verbal quotes for similar cover from other brokers.

7. EITHER:

· Phone current insurer and say you have had a lower quote and see if they are interested in matching it;

· Ask the broker offering the lowest quote to send you a summary of cover and application form

When making a comparison, make sure that you are comparing like for like.

“I had a phone call this morning from a village hall chair He wanted to share some experience he’s had with insurance renewal this year. His original quote was £781. He decided to phone around different insurers to get some other quotes, and the quotes ranged from £1370 to £636! So he called the company providing the original quote back and they revised his quote down to £624. Hence he’s saved about £150 for the year which is a substantial amount for them.” 
Building and contents – typical cover for village halls

‘all risks’ policy
· Accidental damage cover on buildings and/or contents, including theft; fire; lightning; explosion; aircraft; impact by vehicles, animals or falling trees; riot and civil commotion; malicious damage or vandalism; storm; flood and escape of water or oil.

· Accidental damage to glass

· Theft of metal from roofs 

· Money, including assault cover if an employee or volunteer were to be attacked during an attempted theft

· Loss of revenue cover

· Public Liability and Property Owner’s Liability

· Products Liability in respect of refreshments served

· Employers’ Liability – which applies to trustees or committee members and volunteers as well as employees

· Hirers' Liability - automatic Public Liability cover for hirers who are individuals or non profit-making groups

· Legal Expenses

· Publishers’ indemnity – which provides libel cover in respect of documents produced by the committee.

