
 

The Cloisters, Kirkby Stephen 

Assessment of Building Reinstatement Cost for Insurance Purposes 

Report Particulars 

 

REINSTATEMENT COST ASSESSMENT 

FOR 

INSURANCE PURPOSES 

 

In respect of 

 

The Cloisters, Kirkby Stephen,  

Cumbria CA17 4QT  

 

On behalf of 

Kirkby Stephen Town Council 

 

 

Our Ref: 2810 Prepared by: 

Date: 18th October 2024 Lewis Surveying Associates Ltd 

  Unit 24A Cumberland House, St Lukes Road, 
  Kirkby Stephen CA17 4HT 
    

  

Signed: ............................................ Tel:  01768 339278 

For and on behalf of   
Lewis Surveying Associates Ltd  Email: claire.turner@lewissurveying.co.uk 
 
   

 
 

 

 

 

 



  

The Cloisters, Kirkby Stephen    

1 | P a g e  

 

 

Contents 
 

 

1.1 Inspection ................................................................................................................................................ 2 

1.2  Description ............................................................................................................................................. 2 

1.3 Site Photographs ..................................................................................................................................... 3 

1.4  Declared Value........................................................................................................................................ 8 

3.0 Reinstatement Cost Assessment ........................................................................................................... 10 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

The Cloisters, Kirkby Stephen    

2 | P a g e  

 

 

1.0 Introduction 

1.0.1  Introduction 

In accordance with instructions received from Mr C Barnes we have inspected the property known as 
The Cloisters to carry out a Reinstatement Cost Assessment for building insurance purposes on a 
reinstatement basis and confirm our recommendations. 

1.1 Inspection  

1.1.1 The inspection was undertaken by Lewis Surveying Associates on 16th September 2024. 

1.1.2 Access was possible to all areas of the property during our inspection.                                                                                                                             

1.2  Description 

1.2.1 The Cloisters is a grade II listed structure situated at the southern entrance to St Stephen’s Church 
and dates from 1810.  

1.2.2 The roof is pitched with slate covering laid in diminishing courses accompanied by stone ridges and 
lead lined valley gutters. The structure appears to have been replaced in more modern years with 
sawn timber trusses accompanied by purlins, rafters and modern breathable sarking felt evident. The 
eaves level detail shows half round cast iron gutters which are served by cast iron down pipes.  

1.2.3 The front elevation consists of a dressed sandstone cornice, frieze and architrave with dentil and 
triglyph details which supports a central stone pediment which incorporates lettering within the 
tympanum referring to the architect and mason. Above the pediment stands a small dressed stone 
belfry with an orb finial. All of the dominant stone work is supported by eight circular Roman Doric 
columns with plinths.  

1.2.4 The rear elevation consists of random rubble sandstone and incorporates two arched door way 
entrances with stone voussoirs. The central opening incorporates a pair of wrought iron gates.  

1.2.5 The internal floor is of traditional construction finished with dressed stone flags. The remnants of the 
former railings can be seen along front step while the wrought and cast iron railings and gate to the 
left hand side survive internally. On the rear wall, stone seats have been constructed that finished 
with timber. The internal ceilings are of metal lathe and lime plaster construction. 
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1.3 Site Photographs 

 

1. Existing front south elevation  

 

2. Existing rear north elevation 
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3. Internal view facing west  

 

4. Internal view facing east  
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5. Surviving wrought iron gates to rear entrance   

 

6. Surviving gates and railings to left hand side    
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7. Example of internal floor finishes  

 

8. Example of internal roof 
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1.4  Declared Value 

1.4.1 We recommend that for the forthcoming year commencing 1 October 2024 the base sum insured for 
the buildings be as shown on the attached schedule in the total sum of £290,700 plus VAT. 

1.4.2 No allowance has been made for the effects of inflation. 

2.0  Reinstatement Cost Assessment Parameters 

2.1 Parameters of Assessment 

2.1.1 This figure is our assessment of the cost of reconstructing the property at the date of the assessment 
and has taken into consideration demolition, debris removal, temporary shoring and professional fees 
likely to be incurred in its reconstruction.  This figure may be used to make your own insurance 
arrangements or for you to negotiate a claim with the assistance of your broker and your insurers. 

2.1.2 The figure is calculated on the basis of estimated building costs and may not, in all circumstances, 
reflect the lowest tender price available. 

2.1.3 The figure is calculated using an element-by-element basis by allocating costs against measured 
quantities on site for specific elements of construction. The gross external floor area (GEA) has been 
used for select items which has been calculated from site measurements recorded during our 
inspection and drawings. 

2.1.4 In estimating the cost of reinstatement it has been assumed that the building and its use will be 
similar to those existing, and the rebuilding will be to the original design in modern materials and 
using modern techniques to a standard equal to the existing property, whilst complying in all aspects 
with current legislation and statutory requirements.  We have made no investigations into local or 
structure plans. 

2.1.5 We have made allowance in our assessment for the reinstatement of, for example, services and the 
like, which are assumed will be damaged as a result of a fire or similar loss. It is noted the structure 
is located between two adjoining buildings. Allowance has been made for professional fees linked to 
any services under the Party Wall etc Act 1996.  

2.1.6 We have not included within our assessment allowances for tenant’s fitting-out works, fixtures, 
fittings or furnishings.  However, in assessing the extent of the building structure, services and 
fittings, we have made reasonable assumptions in respect of the inclusion of items that may have 
been installed by tenants but which, with reference to the lease and their degree of permanence and 
annexation to the structure, are now deemed to be of benefit to the owner. 

2.1.7 No allowance has been made for any remediation works that may be required under legislation 
relating to contaminated land, which may arise in the event of reinstatement of the property, since the 
extent and costs of such cannot be reasonably determined without separate detailed and costly 
investigation.  You may wish to draw this to your insurer’s attention. 

2.1.8 This assessment does not include allowances for providing alternative accommodation from the date 
of damage to the date of re-occupation. 

2.1.9 The assessment makes no allowance for loss of rent or other pecuniary loss that may arise from the 
destruction of the building. 

2.1.10 This assessment does not include allowances for cover in respect of other property insurances, such 
as plant and machinery within the buildings, occupiers’ fitting-out works, contents, plate glass and 
Third Party and Public Liability matters. 
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2.1.11 Attention is drawn to the need to re-assess the base sum insured on a regular basis.  Good practice 
advises that this is dealt with by way of a desktop update on an annual basis, with a full re-
assessment undertaken in every third year.  A full assessment also needs to be prepared in the event 
of substantial alterations being undertaken to the property. 

2.1.12 With regard to Value added Tax (VAT), works closely connected with the rebuilding of a dwelling 
or dwellings qualify for zero rating.  These works include demolition of existing buildings and 
construction of new buildings in their place, ground works, site clearance, site access such as road, 
footpaths and drives, boundary structures and means of providing water and power to buildings.  

2.1.13 No allowance has therefore been made for VAT on building costs. VAT has to be paid on 
professional fees relating to the construction of the dwelling and the inclusion of this can be seen on 
the schedule below.  

2.1.14 It is advisable that the client discuss with their insurance company the inclusion of the VAT element 
of the insured sum. 

2.2  Declaration 

2.2.1 This report is provided for insurance reinstatement purposes only and does not contain any advice 
concerning the condition of the property or possible defects therein. 

2.2.2 It should be noted that there is no direct relationship between the reinstatement assessment and the 
market value of the property. 

2.2.3 This assessment has been prepared with regard to the advice given by The Royal Institution of 
Chartered Surveyors and insurance companies for building insurance purposes and is not appropriate 
for any purpose other than insurance. 
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3.0 Reinstatement Cost Assessment  

Reinstatement Basis          October 2024 

Property Address 

The Cloisters, Kirkby Stephen, Cumbria CA17 4QT 

Day One Assessment 

Gross external floor area: 

The Cloisters           61m2 

 

Rebuild Add On Costs 

a) Externl stone finishing to elevations       Inclusive 

c) External paving and steps        Inclusive 

f) Statutory costs          Inclusive 

g) Demolition cost         Inclusive 

h) Professional fees (including those associated with demilition and party wall)  

Inc VAT          Inclusive 
     

Rebuilding period: 

Inclusive of redesign, demolition, site clearance, tender, statutory consents and construction:  18 months 

 

       

 

TOTAL REINSTATEMENT COST ASSESSMENT (excluding VAT)   £290,700 


