
DO YOU HAVE:

	� A leak detection system?

	� A building hazard analysis? 

	� A domestic water valve list 
and plumbing drawings? 
(See page three for common 
plumbing valve symbols.)

	� An emergency response plan?

	� Emergency response 
team personnel trained 
to respond quickly?

The hazard
Undetected liquid leaks, whether from a 
small drip, spray or large flow, can severely 
damage a building’s finishes, equipment 
and contents if the leak isn’t quickly 
contained, detected, stopped, and then 
dried and cleaned. The longer the leak 
goes undetected, the more severe the 
damage. Minutes = Millions (of dollars).  

Facilities with drywall, water absorbent 
floor coverings, ceiling tiles, insulation, 
cabinetry, elevators and high-value 
equipment are significantly exposed. Liquid 
damage can cause extended business 
interruption while affected areas are 
shut down for renovations and critical 
equipment is repaired or replaced.

Prompt detection of the leaks (using 
leak/flow detection systems) and a quick 
and effective response to stop the leak 
are both key steps that can help reduce 
the severity of the resulting damage. 
Maintaining the building envelope and 
conducting regularly scheduled preventive 
maintenance programs can also eliminate 
or reduce the potential for leaks.

Guidelines for commercial and residential properties

Liquid damage
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Emergency response
	� Perform a hazard analysis of your 

facility to identify critical and high-value 
equipment, rooms and buildings. 

	� Create a written emergency 
response plan (ERP) in accordance 
with FM Property Loss Prevention 
Data Sheet 10-1, Pre-Incident and 
Emergency Response Planning.

	� Train emergency response team (ERT) 
members on an annual basis and prior 
to the winter freeze season. Ensure 
they have the authority and training 
to close non-fire protection valves. 

	� Develop a valve list and plumbing 
drawing that shows responders where 
domestic, chilled, steam and fire 
protection water systems are located. 
Map the area where each valve/
pipe supplies water, and document 
on the back of the valve tag.

	� Ensure all shutoff valves are well marked 
and accessible. Use the FM valve tag.

	� Exercise water and liquid isolation 
valves annually to ensure they 
will operate and fully close.

	� Label water supply and drain lines 
indicating the direction of water flow. 

	� Maintain a spill cart that will help 
contain the leak and remove the 
escaped liquid. Make sure to include 
a ladder to reach valves above the 
ceiling, sprinkler head plugs, and 
wrenches to turn difficult valves.

	� Prequalify and maintain a list of vendors 
and contractors able to provide services 
and equipment during or after an event. 

Provide detection  
and containment for 
susceptible areas
Areas with high water usage and frequent 
occurrence of escape liquids include 
bathrooms, kitchens, laundry areas, 
food service areas, hot water heaters, 
mechanical rooms and utility areas. 
Protect your investment by providing:

	� FM Approved leak detection systems 
with alarms sent to building management 
systems, a monitored mobile device, 
or to a constantly attended area

	� Flow detection devices on all incoming 
domestic/make-up lines and on each 
floor of multi-story office, hotel, and 
apartment/condominium buildings

	� Shut-off/isolation valves on each floor of 
a multi-story building and at critical areas

	� Water collection trays with spot 
detectors and drainage for water 
heaters, clothes washing machines, 
dishwashing machines, and below piping 
located above existing critical equipment

	� Braided stainless steel fill 
hoses for clothes washing and 
dishwashing machines.

Building protection
Prevent damaging water 
penetration into the building: 

	� Equip sewer lines with FM Approved 
backflow protection to prevent a backup 
of municipal systems into the facility.

	� Review site drainage and stormwater 
design to ensure surface water 
will drain away from buildings.

Preventing cold temperatures inside 
the building will minimize the potential 
for a frozen pipe break leading to 
escaped liquids. In climates subject 
to 20°F (-6.7°C) or colder weather, 
follow FM Data Sheet 9-18, Prevention 
of Freeze-Ups. Make certain to:

	� Conduct a Process Freeze 
Hazard Analysis.

	� Implement a Freeze Emergency 
Response Plan per FM Property Loss 
Prevention Data Sheet 10-1, Pre-Incident 
and Emergency Response Planning.  

	� Ensure all windows and doors are 
well maintained, close properly 
and latch. Repair glass, seals, and 
weather stripping, as needed

	� Avoid installing water or other fluid 
filled lines in exterior walls and 
in unheated building areas. 

	� Maintain temperatures higher than 
40°F (4°C) inside buildings.

	� Equip building areas with liquid filled 
piping susceptible to freeze with low 
temperature sensors (thermometers) 
that will alert to a constantly attended 
location when interior temperatures fall 
below 40⁰F (4⁰C). Examples include attic 
spaces, stairwells, vestibules, mechanical 
spaces and other concealed spaces that 
share a wall or roof with the exterior.

	� Prior to the onset of cold weather, 
ensure heat is in working order, 
especially for areas with small heaters.

	� Survey and seal ceiling and 
wall penetrations to prevent 
water and liquid intrusion.

	� Provide weather stripping for exterior 
doors and windows to prevent cold air, 
rain and snow from entering the building. 

	� Provide freeze protection 
for critical equipment. 

	� Insulate liquid-filled pipes with 
non-combustible materials in hard-
to-heat areas. If pipe insulation is 
not practical, use FM Approved 
heat trace with backup power.

	� Maintain dry pipe systems. 
Drain low points frequently.
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Below are plumbing valve symbols commonly found in a riser diagram.

Gate valve 	
normally opened

Check valve 	
(also called swing check or 

backflow preventer) Ball valve
Faucet valve Lift check valve

Valve in pit
Control value	

 diaphragm actuator
Hot water 	

balance valve

Spring 	
check valve 3-way valve

Contact us: To report an impairment or to find an FM office nearest you, visit fm.com/contact.

Report a loss: Dial (1)877 NEW LOSS (639 5677)* to report a property or cargo loss 24 hours a day, seven days a week. 	
Or, to contact your client service team or designated claims office directly, go to fmglobal.com/claims or affiliatedfm.com/claims 	
for location and contact information.

*For clients of FM  and FM Affiliated in Canada and the United States only.

Product ordering information: For additional copies of this publication or other FM 
resources, order online 24 hours a day, seven days a week, at fmcatalog.com.

Or, for personal assistance worldwide, contact our U.S.- based customer services team,

Monday – Friday, 8 a.m. – 5 p.m. ET:

•	 Toll-free: (1)877 364 6726 (Canada and the United States)

•	 Phone: +1 (1)401 477 7744

•	 Fax: +1 (1)401 477 7010

•	 Email: customerservices@fmglobal.com
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