
































































 

IN THE FIRST-TIER TRIBUNAL 
PROPERTY CHAMBER  
 

CASE REF:  
LON/00BE/LDC/2023/0074  

All residential leasehold properties managed  
by the London Borough of Southwark 

 
 

LONDON BOROUGH OF SOUTHWARK 
 

Applicant 
 

and 
 
 
 

  ALL LEASEHOLDERS 
 

 
Respondents 

 
_________________________________________ 

 
WITNESS STATEMENT OF STEPHEN ANGEL 

_________________________________________ 
 
 
 
I, Stephen Angel of Gallagher, Station Square, 2nd Floor, One Gloucester Street, Swindon 
SN1 1GW state as follows;  
 

1. I am a Client Director at Gallagher Insurance Brokers ("Gallagher") specialising in Public Sector 

insurance, including Local Government. 

2. I have been asked to provide this witness statement by the London Borough of Southwark ("the 

Borough") in connection with its application for dispensation from the requirements of section 20 

of the Landlord and  

3. The facts and matters set out in this statement are within my own knowledge unless otherwise 

stated, and I believe them to be true.  

Professional background 

4. I am an Associate of the Chartered Insurance Institute and have over 40 years' experience in the 

insurance industry. 

5. I started my career at Aon Insurance Brokers in 1989, where I spent over 20 years arranging 

insurance for clients in both the public and private sectors. I joined Gallagher (or Heath Lambert 

as it then was) in 2009, and have spent the last 14 years dealing exclusively with the insurance 

 



 

arrangements for public sector organisations.

6. In my role as Client Director, I have experience in arranging insurance for all manner of public 

sector organisations; ranging from local government (including district councils, county councils 

and London Boroughs) through to police and fire authorities, universities and colleges, social 

housing and NHS trusts. 

An overview of the insurance market for Local Government Insurance 

7. Unlike central government (which has sufficient financial resource to retain its risk), local 

government relies upon purchasing commercial insurance in order to manage its risk and insure 

its potential liabilities as a local authority. 

8. The market for local government insurance has been challenging for many years, with very few 

insurers willing to underwrite risks for public bodies.  

9. Whilst there are more insurers that have an appetite to underwrite general liability risks (such as 

public liability and employer's liability), there are very few insurers who are willing to provide cover 

in respect of local government leasehold property portfolios. 

10. Unfortunately, leasehold insurance is one of those areas that attracts a high volume of claims. 

Many of these claims, involve escape of water. It has also become increasingly difficult (and 

expensive) for insurers to find alternative accommodation for the leaseholder in the event of a 

significant incident at the property such as a fire or flood. In addition, local government leasehold 

insurance has historically been one of those areas which has attracted either a £NIL or a fairly 

modest excess in the event of claims.  

11. The Grenfell Fire disaster in 2017 had a profound impact on the landscape for leasehold insurance, 

with insurers becoming acutely aware of the increased potential risk posed in respect of high-rise 

buildings; particularly those containing certain types of cladding materials. Ultimately, Grenfell 

served as a tipping point in respect of what was already a very difficult industry. 

12. Thankfully, in the immediate aftermath of Grenfell, the insurance market remained relatively stable. 

However, Insurers increasingly began to ask for more information in respect of properties above 

six or seven storeys in height. However, there remained enough competition in the market, such 

that premiums remained relatively low. 

13. Following Grenfell, the insurance market for local government leasehold insurance comprised just 

five or six insurers: Zurich Municipal, Aspen, Accelerant via Avid, NIG, Protector and a Spanish 

insurer called Ocaso. 



 

14. However, the market worsened with effect from 1 April 2022, when Ocaso announced its complete 

withdrawal from the UK residential property market; citing difficulties caused by additional 

regulatory requirements due to Brexit.  

15. At that time however, the gap in the market left behind by Ocaso was filled by the remaining 

markets. 

16. However, the most seismic shock to the market came when one of the largest public sector 

insurers, Zurich Municipal, announced its intention in September 2022 to withdraw from the local 

government leasehold insurance market due to a change in its corporate strategy. Zurich's 

withdrawal came as a surprise to the whole of the public sector insurance market; as leasehold 

insurance had traditionally been a mainstay of Zurich Municipal's business. 

17. This was followed in December 2022, by the announcement that Accelerant via Avid would no 

longer provide cover for leasehold portfolios with a renewal date of 23rd March 2023 or later. This, 

and the aforementioned withdrawal of capacity by Zurich Municipal, created a very unstable 

market place with many local authorities all seeking to find alternative cover (away from either 

Zurich Municipal or Accelerant. 

The tender process and placement of the policy with Protector 

18. The Borough has been a client of Gallagher dating back to the early 2000s.  

19. Whilst Gallagher had traditionally advised upon and placed cover for certain other aspects of the 

Borough's insurance arrangements, the Borough had historically placed its leasehold insurance 

directly with Zurich Municipal, without the assistance of an insurance broker.  

20. Prior to the events giving rise to this application, I understand that Zurich Municipal had been the 

Borough's leasehold insurer for at least 10 years. 

21. The Borough's insurance arrangement with Zurich Municipal during the period 1 April 2018 to 31 

March 2021 was a 3 Year Long Term Agreement (LTA), with an option to extend on further 1 plus 

1 year basis, meaning the Agreement, if it ran its full term, would expire on the 31 March, 2023. 

This involved a commitment from the Insurer to continue to offer insurance to the Borough over 

the course Agreement at prescribed rates.  

22. Gallagher was approached by the Borough in 2020 (in advance of the March 2021 policy expiry) 

with a view to assisting it with regards to the potential re-tender of the  leasehold 

insurance programme. The Borough chose to engage Gallagher's services because, unlike Zurich 

Municipal, many other insurers in this sector are only prepared to offer terms to local authorities if 



 

the risk is placed via a broker.

23. Ultimately however, as the Borough was happy with the service provided by Zurich Municipal, the 

Borough opted instead to trigger the option contained in the Zurich LTA, extending the policy for 

two further 12 month periods; such that the insurance policy with Zurich would come to an end on 

31 March 2023. 

24. In or around June 2022, the Borough decided to test the market by re-tendering the leasehold 

insurance policy for the insurance period due to commence on 1 April 2023. Between June and 

October 2022, various information was requested and obtained from the Borough to assist 

Gallagher in drafting the tender documents. After undertaking a market engagement meeting with 

prospective insurers in September 2022, the formal invitation to tender went out to the market on 

4 October 2022, with a closing date of 25 November 2022. This allowed more than the time 

required under the relevant regulations, which at the minimum is 30 days. 

25. It is my view that the timing of the tender process was appropriate. If the formal tender process 

had started sooner than the 4 October, bidders might well have reserved their rights to change 

their terms prior to the inception of cover to allow for the possibility of a deterioration in claims 

experience. This would have left the Borough in a difficult position, having to decide at the last 

minute whether they should accept any revised terms or re-start the evaluation process by 

approaching all bidders to request revised bids.  

26. In advance of the tender submission, Zurich Municipal had communicated with us and the Borough 

regarding its intention to exit the market; meaning that it did not intend to participate in the tender 

process.  

27. At that time however, Zurich Municipal indicated that it may be prepared to offer an extension to 

the insurance policy if the tender process was unsuccessful. However, Zurich did not give any 

indication as to the likely premium involved.  

28. As part of the tender process, information was provided by the Borough in respect of properties 

within the leasehold portfolio that comprised of blocks over seven storeys high. However, many 

insurers began to ask further questions in respect of reinstatement valuations, as well as 

information in respect of buildings six storeys in height. That information was not readily available 

to the Borough and therefore the tender process was extended to 25 November 2022 to allow the 

Borough to supply the further information for insurers to consider. 

29. Unfortunately, the formal tender process did not produce any bids from any of the insurers 

involved; namely: Aspen, Accelerant via Avid, NIG and Protector.  



 

30. Gallagher therefore approached the market directly in order to see if alternative cover could be 

secured: 

 

30.1 Accelerant via Avid made it clear that they were not in the market to accept any new 

leasehold insurance business after the 23 March 2023; 

 

30.2 Aspen explained that whilst it would seek to retain its existing risks, it was not in the market 

for new business; 

 
30.3 NIG also declined to quote, indicating that it had reached capacity in terms of the 

leasehold risks it was willing to underwrite. 

31. That left only Protector Insurance, who at that point had requested further information in order to 

consider whether it would be willing to offer terms.  

32. The Borough therefore approached Zurich Municipal who had previously explained that they might 

be prepared to offer terms if the tender process was unsuccessful. Zurich provided terms in respect 

of a 3 and 12 month policy extension on 10 March 2023. In doing so, it made it clear that it was 

only prepared to offer said terms if no other quotation could be secured from the market. If an 

alternative quote could be secured, the Zurich quotation was no longer available for acceptance. 

33. Zurich quoted two separate premiums, which varied depending on the amount of the policy excess 

applied. The premium quotation from Zurich (which was more closely aligned to the quote 

ultimately received from Protector) offered 3 months of cover for £2,057,109 (excluding insurance 

premium tax) whereas 12 months was quoted at £8,228,436 (excluding insurance premium tax). 

That quotation compared to the premium of £4,753,404.14 that was charged by Zurich for the 

policy period 1 April 2022 to 31 March 2023. 

34. Protector ultimately provided a quotation on 16 March 2023. That quotation, which contained the 

same policy excesses applicable as per the Zurich quote (highlighted above), was £8,723,934 for 

an annual 12 month policy. However, Protector were prepared to offer a 3 year LTA, which 

contained the option to extend by two further 12 month periods. 

35. Whilst the Zurich quotation was no longer available for acceptance, there was a concern that even 

if it had been accepted, the Borough was likely to find itself back in the same position (with Zurich 

unwilling to offer terms) at the expiry of either the 3 or 12 month extension offered by Zurich. The 

Protector policy therefore came with the additional security of long term provision of cover afforded 

by an LTA. The Borough therefore considered that the best (and indeed only) option was to 

policy, in order to comply with its statutory obligations to insure its 

leasehold interests. 



 

36. The Leasehold insurance policy was therefore placed on behalf of the Borough with Protector with 

effect from 1 April 2023. 

 
 
 
 
 
 

Statement of Truth 
 

I believe that the facts and matters contained in this statement are true.   
 

Signed 

 

Position or 
office held 

Client Director  

     
Print Full 

Name 
Stephen Angel 

Date 
16 November, 2023  

 
     

 
 
 


