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Introduction

When looking at a building or facility there are times and seasons within its life where all or part of its services and function are not

required. This period of time can range from seasonal shutdowns i.e. boilers not required in the summer months to rooms in a

seaside town hotel not required in the winter months to more full scale ‘mothballing’ where the services/building/facility is shutdown

for a longer period of time but with the long term idea that the service/building/facility will be brought back on line.

1

Often people think of mothballing as simply closing services and securing the building.2

This is not the way to look at the issue as there are often conflicting needs that should be addressed.2.1

Often insurers will require some form of fire detection, security system, external lighting or CCTV. This will require power and

often buildings have evolved so all the required circuits will not be fed from a single board. This may mean you can re-feed

circuits to enable some distribution boards to be shutdown whilst keeping others live to feed required circuits.

2.2

Equally if you are required to have security staff or Estates staff coming into the building in order to carry out condition surveys,

you may need to retain emergency lighting. If these security staff are on the site, they will require welfare facilities i.e. flushing

WC’s etc. but you wouldn’t want to keep a complete water system on just to flush a single WC say twice a day.

2.3

Therefore, you might consider installing temporary separate feeds directly from the incoming supply so the rest of the

downstream services could be isolated.

2.4

Ventilation is another major issue in a building/facility that is not in use.3

With the air tightness of most buildings that have mechanical ventilation, if there is no air flow through the building it can sweat

or in the case of the winter months, condensation can be formed on surfaces which can cause mould.

3.1

If mould becomes wide spread the cost to clean it up will outweigh the savings made in mothballing the building.3.2

This could mean that power has to be left on to certain general air handling units to retain some air flow through the building.

The control of these air handling units may also necessitate the use of the BMS system being left on.

3.3

As can be seen the knock-on effect of parts of a system being required (and live) make the shutting down of a whole system very

difficult.

4

Every building/facility will be different and requires extensive planning prior to any shutdown or mothballing.4.1

You will need to consider the service and if any part of it is required to remain alive:4.2

How are the services run vertically, horizontally?4.2.1

How quickly are the services required back on line if things change on site?4.2.2

How much are the services worth?4.2.3

How much economical life is there left in the plant or items of plant?4.2.4

Is it better to remove certain services completely and replace when the building is re-commissioned?4.2.5

Certain services are easier to mothball than others and often it depends on the length of time they are expected to be idle which will

dictate the method to be used.

5

If it’s a shorter-term shutdown the systems can often be left wet i.e. heating and chilled water systems.5.1

If this period is likely to be longer term these same systems would be better mothballed in a dry method.5.2

Equally services like cold water need to be flushed weekly or there is a danger to anyone using them.5.3

Maintenance of some type is going to be required in any shutdown or mothballing period.6

A full and detailed risk assessment must be carried out on each service and the building use in the idle period.6.1

The outcome of the risk assessment(s), the manufacturers recommendations for shutdown/mothballing of their plant/equipment

and this task schedule will give you guidance of what is required.

6.2

“Mothballed" status applies to buildings that have been deactivated, but maintenance measures have been taken to prevent

deterioration of essential systems. 

7

Mothballing generally results in higher first-year costs, but future annual costs are lower due to reduced maintenance and repair

requirements.

7.1

The total time to deactivate and then to reactivate a facility, including the mothballed period, generally exceeds 36 months.7.2

“Seasonal or Standby” status applies to buildings that are temporarily not in use, but appropriate maintenance measures have been

taken to maintain essential operating systems in a state of readiness or availability for future use.

8

U
ncontrolled C

opy - P
rinted: 24/03/2020 | D

arenth V
alley B

uilding S
ervices Ltd | 104-01: M

anagem
ent of M

othballing/S
hutdow

ns | servicedesk@
darenthvalley.co.uk

© 2020 BESA All rights reserved Page 1 of 5



Selective, cost effective facilities maintenance and repair are required.8.1

Total time to deactivate and then to reactivate the facility, including the standby period, is expected to be 36 months or less.8.2

Mothballing is the closure of a facility/building with the implementation of measures to:9

Maintain buildings, structures and equipment in a state where deterioration is minimised and reuse is possible upon re-

activation;

9.1

Access to the site is controlled;9.2

Contamination on the site is stabilised, treated, and removed, or controlled as necessary to ensure compliance with applicable

regulations; and

9.3

Site conditions are regularly monitored.9.4

Mothballing of a building/facility may be feasible if it can be determined that reactivation would be implemented in the foreseeable

future.

10

Mothballing should not be used to postpone the task of decommissioning. The plant shutdown and the extended storage of

equipment should be treated as a significant event with extensive planning and budgeting to preserve equipment that

otherwise can suffer rapid deterioration.

10.1

The decision to protect a plant should be based on sound economic principles and on the results of an extensive inspection to

establish equipment condition and its ability to withstand the forecast idle period.

10.2

When a building becomes empty and occupancy is not imminent, it is necessary to manage the shutdown in an orderly and

structured fashion.

11

Where a managing agent, builder or specialist firm is taking over responsibility for an empty building, a formal handover should

take place, which should include an accompanied inspection prior to handover.

11.1

When a building is vacated, even on a temporary basis, the insurer of the property should be informed.12

If the equipment is worth preserving, the next step is to determine the probable shutdown period.  The length of this period affects

every aspect of planning and costs because the longer the equipment is idle, the more protection is required.

13

An inaccurate prediction of idle time will affect the cost of maintaining the equipment and the ability to restart in the future.13.1

In fact, underestimating the idle period is not only the most common complaint associated with mothballing but also is

responsible for the greatest deterioration in shutdown plants.

13.2

A risk assessment must be undertaken in compliance with the current Regulatory Reform (Fire Safety) Order (or equivalent

legislation in Scotland and Northern Ireland), either by the owner or agent, with appropriate measures taken to reduce the risk of

fire and/or intrusion.

14

Where the assessment indicates that there is a high risk of intrusion or malicious damage, steps should be taken to improve

the levels of both security and protection.

14.1

Items of value should be removed immediately and if the building is likely to remain empty for more than a few weeks, action

should be taken to remove all waste, surplus furniture and other items not forming part of the fittings.

15

This should include floor coverings where possible, if these are likely to be combustible.15.1

Action should then be taken to ‘put the building to sleep’.15.2

This should include arranging redirection of post, providing physical protection to the exterior elevations and possibly

upgrading the level of perimeter security.

15.3

The necessary disconnection/isolation of selected services and checking of protective installations such as fire detection and

alarm systems and sprinkler systems should also be undertaken at this stage.

15.4

Liaison with the local planning authority may help ensure that any proposed external security alterations do not create planning

problems.

16

Prior to the shutdown of a building, useful information which the building owners should pass to the fire safety department at their

local fire brigade headquarters includes:

17

The state of the water supplies to the site, particularly where fire water supplies or sprinklers have been disconnected;17.1

Occasions when the building is to be brought into temporary or occasional use, particularly where this may result in a

significantly higher fire load within the building;

17.2

The ease or otherwise of access to the building, including the availability of roads, the presence of high security fencing and

the availability of keyholders;

17.3

Any predetermined arrangements for re-securing the building; and17.4

Unusual or unexpected hazards which may be encountered.17.5

It is in the interest of persons responsible for any building which is close to an empty building to recognise the potential danger to

their own building from criminals attracted to the empty one.

18

Accordingly, owners of buildings close to an empty building should seek the co-operation of neighbours or security

officers employed in neighbouring buildings, requesting that they be alerted to incidents that are identified by them occurring in

and around the empty one.

18.1

Where there are means of escape from or via adjacent buildings, the means for maintaining access to these routes must be

discussed with the local fire service at the earliest opportunity.

19

Insurers must be informed of any material change in the circumstances of an insured building, otherwise insurance cover could be

invalidated.

20
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It is therefore essential that the insurer or broker is informed immediately when a building becomes empty, and ideally as soon

as the policyholder becomes aware of the intention.

20.1

This is an important part of managing the shutdown of the building.20.2

Furthermore, compliance with, and disclosure of, any advice given by the emergency services following an arson assessment

of the premises will be considered by insurers as material to any claim made for loss or damage connected with the change in

the use of the building.

20.3

In many cases the insurance cover for the empty building will be dependent upon an agreed minimum level of physical,

electronic or manned security commensurate with the perceived risk and the duration that the building is expected to be

unoccupied.

20.4

Conducting regular site inspections (to be carried out by an appropriate and responsible person) to check the general condition of

the building, the integrity of all security measures and that no accumulation of litter, unsolicited mail or external waste has occurred.

21

The frequency of such inspections will depend upon the building’s vulnerability, but weekly is a typical minimum frequency.21.1

Details and observations from such visits should be recorded in a log or register, with any noted defects/damage attended to

promptly.

21.2

Empty buildings should be managed in such a way that the demands on police resources are not increased due to avoidable

problems.

22

The police can help with specialist crime prevention advice and knowledge of crime patterns in the area.22.1

If all parties work together the risks can be minimised and the resource demands on everyone can be reduced.22.2

An up-to-date list of building keyholders should be provided to the police.22.3

The Occupiers’ Liability Acts of 1957 and 1984 impose on those responsible for properties a duty of care to visitors and

trespassers.

23

Depending upon the circumstances of an accident suffered by a visitor or trespasser in an empty building, the owner of an

empty building could be legally liable for the death of or injury to that person.

23.1

Children may view an empty building as an interesting and exciting playground and it should be noted that where trespass

by children is likely, it is necessary to take stricter precautions to prevent their access.

23.2

To help discharge the duty of care to trespassers the following measures should be taken:23.3

The building should be well secured, especially against access by children;23.3.1

If there are dangers within the building, for example due to structural defects, contamination, fragile roofs or security

measures such as razor wire, suitable warning notices in accordance with the relevant British Standard should be

displayed around the site; and

23.3.2

The use of any guard dog(s) should be strictly controlled in accordance with the Guard Dogs Act.23.3.3

Authorised visitors such as surveyors, security guards, building contractors, prospective purchasers and local authority officers may

need to access empty buildings.

24

Arrangements must therefore be made to ensure that they are not placed at undue risk while undertaking their duties.24.1

To help discharge the duty of care to visitors, the following measures should be taken:24.2

Suitable warnings should be given regarding specific dangers, such as structural defects, isolated services, and

contamination etc.;

24.2.1

Adequate lighting should be provided;24.2.2

Barriers should be provided around dangerous and unsafe areas;24.2.3

Details of those visiting should be recorded; and24.2.4

Visitors on their own should carry either a lone worker’s alarm or a mobile telephone and ensure that they register or log

in with a responsible person prior to entry and on return.

24.2.5

Please refer to the overarching introduction (SFG 00-01) to make sure you are of the correct skill level as indicated within the

task schedule to carry out the described works.  Ensure you have read and understood the manufacturer’s recommendations,

carried out risk assessment(s) on each item of plant to identify the correct frequency of maintenance, identified all safety

procedures that need to be applied and recorded in order to carry out the work in a safe and reliable manner.

Notes:

The Building/Estate should have its own Waste Management policy in place. This needs updating to include for the

mothballing/reactivation phases of the buildings life. This policy will cover all areas and is not limited to the following:  flushing

contaminants down into the drainage system from closed services systems such as chilled water; LTHW system; greases and oils from

catering facilities etc.

Where the building is being emptied to reduce the fire risk, things such as Waste Electrical and Electronic Equipment Directive needs full

consideration as does the Landfill Directive and the Hazardous Waste Regulations.

Display Order Tasks
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1

Management - Administration Requirements

Criticality: Amber Frequency: 0U Skill Set: Manager

Action: Confirm there is a plan controlling the shutdown and itemise any actions required.1

Have the building’s insurers been notified?2

Have any requirements or recommendations made by the insurers been implemented?3

Have arrangements been made for carrying out and recording routine external and internal

inspections?

4

Has a redirection of mail been set up and any letter plate aperture(s) sealed?5

Have keyholders been nominated?6

Has any alarm monitoring centre been given keyholder details?7

Have the local police/fire service been given keyholder details?8

Has the advice of the local police/fire service been sought?9

Have any requirements or recommendations made by the police/fire service been implemented?10

Has the local planning authority been consulted regarding any proposed external security

alterations (planning permission considerations)?

11

Notes: All actions need to be itemised, dates recorded for when actions are due, dates recorded when actions

were completed and signed off on completion.

2

Management - Health and Safety Requirements

Criticality: Amber Frequency: 0U Skill Set: Manager

Action: Have suitable risk assessments (fire, security and general safety/building condition) been carried out?1

Has the health and safety of visitors, surveyors and potential trespassers been addressed?2

Has the health and safety of security staff been addressed?3

If there are means of escape from or through adjacent property, has the means for maintaining

access to these routes been discussed with the local fire service?

4

Have suitable signs been displayed to warn visitors or trespassers of any health and safety hazards?5

Notes: All actions need to be itemised, dates recorded for when actions are due, dates recorded when actions

were completed and signed off on completion.

3

Management - Fire Safety Requirements

Criticality: Amber Frequency: 0U Skill Set: Manager

Action: Has all combustible and non-combustible waste/refuse been removed from site?1

Have all non-essential contents been removed?2

Where possible, have any temporary buildings and skips been removed from the site?3

Have all non-essential services been disconnected or isolated?4

Are any water supplies that are likely to be needed for firefighting suitably signed and accessible?5

Have any flammable liquid stocks been removed from the building?6

Have any tanks, pressure vessels and pipework containing combustible, flammable or explosive

liquids or gases been properly drained and purged, and have appropriate safety measures been

implemented?

7

Is any existing automatic fire detection system operative?8

Is any existing automatic sprinkler installation operative?9

Are any fire hoses operative?10

Are any portable fire extinguishers operative?11

Notes: All actions need to be itemised, dates recorded for when actions are due, dates recorded when actions

were completed and signed off on completion.

A record showing what systems are working, isolated, removed etc. needs to be made so that it is clear to

anyone needing to access the site what is and isn't going to be available/cause issues.

4

Management - Physical Security Requirements

Criticality: Amber Frequency: 0U Skill Set: Manager

Action: Are existing perimeter barriers in good repair?1

Are existing doors and door hardware adequate?2

Are existing windows in good repair?3
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4
continued

Are accessible windows adequately protected?4

Are all keys accounted for?5

Have all potentially vulnerable access points been suitably protected and has boarding up been

considered?

6

Is any existing intruder alarm operative?7

Is any existing CCTV system operative?8

Has the need for a manned security presence been considered?9

Is there external security lighting?10

Is interior lighting appropriate?11

Is there a method of recording authorised visitors?12

Notes: All actions need to be itemised, dates recorded for when actions are due, dates recorded when actions

were completed and signed off on completion.

A record showing what systems are working, isolated, removed etc. needs to be made so that it is clear to

anyone needing to access the site what is and isn't going to be available/cause issues.
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