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 QUESTION ANSWER 

54 Was the building built to the designed specifications and are 

there any records still in existence of the building 

drawings/specifications. 

 

We have no sight of any documentation from a suitably qualified professional confirming 
that the buildings were built to the designed specification. Similarly, there is nothing to 
say they were not. There was mention of discrepancies between the as-built plans and 
records which culminated with the recommendation for further intrusive investigation to 
be undertaken. Building drawings are available within the Operations and Maintenance 
Manuals handed over by Berkeley Homes.  
 

55 Who was the building control surveyor who signed the building 

off as passing building control standards at the time? 

 

We will need to enquire with Berkeley Homes. 

56 Would the building control surveyor (or possible architect for 

the scheme) hold professional indemnity and commonly is there 

a time limit for any legal claims being made on the building 

control surveyor/architects for either failure in assessing work 

for building regulations or design of a scheme that did not 

comply with building regulations at the time of build? 

 

We would assume so.  
 
This would be best assessed by a solicitor.  

57 I am curious how AFP will apportion these costs to each 

leaseholder of Brecon and Centurion? A studio in Brecon (which 

is in the lower ground floor) and outside the main Brecon 

building should not pay the same as the penthouse units. 

 

Costs will be apportioned in accordance with leaseholders’ service charge percentages. 

58 The shops occupying the ground floor should also contribute to 

this waking watch scheme. I do not support this approach at 

all. Why has the leaseholder not been consulted by this? 

 

The commercial units will contribute a proportion of the costs through their service 
charges.  
 
Leaseholders have not been consulted because there would not have been time for it. 
The Board was faced with the news that two of their high-rise buildings had combustible 
materials on their external walls and they had to manage the risk. The management of 
the risk was through the change of fire strategy from “stay put” to “simultaneous 
evacuation”. In order to achieve this, waking watch had to be deployed until at least fire 
alarm systems could be installed. The Board had a small window of opportunity in which 
to apply for government funding to pay for the alarm installation. One of the qualifying 
criteria for application was that waking watch was in place. The Board took the view that 
it must put residents’ safety first by abiding by the recommendations made by the fire 
engineers, as soon as practicable. Waking watch was introduced allowing the application 
to be made to the government fund. The fire alarm system will be commissioned as soon 
as detailed tenders have been returned. This is expected to happen before the 
Christmas break and it is hoped that the installation works can be carried out in January. 
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It is also hoped that the application will be successful and that the cost of the fire alarms 
will be met by the Government Fund. If the Board had taken the view to consult with 
leaseholders before instigating the recommended changes, it could have been months 
until the risk was seen to be suitably controlled. 
 

59 Can you really think that these bored men would detect smoke 

or fire quicker than the people who are actually living in the 

apartments? 

We have managed without them for twenty years with no 

problems so stop wasting our money and get rid of them now. 

The concept of the waking watch has been brought in by government as a means of 
keeping occupiers in blocks of apartments safe whilst awaiting either remedial action 
following intrusive testing or the installation of a fire alarm system. The idea of the 
waking watch has been tried and tested in many hundreds of buildings across the 
country and it is fully supported by the Fire & Rescue Services. We are not seeking to 
waste anybody’s money but need to keep people safe in accordance with the legislation 
and guidance.  
 

60 Every apartment already has a smoke alarm but if another fire 

alarm is necessary then please advise cost. 

The apartments have a stand-alone smoke detector which will sound if smoke is 
detected within the immediate vicinity of the device. These are, however, not interlinked 
with other flats or the common parts. It was never the intention for these buildings to 
support a simultaneous evacuation – which is why they are fitted with Automatic 
Opening Vents. If there was a fire in one of the apartments, there would be no 
guaranteed means of raising the alarm to a level that would be sufficient for the whole 
building to evacuate safely.  
 
The preliminary costs of a fire alarm have come in between £80,000 and £100,000 plus 
VAT for Brecon House, and £43,000 to £48,000 plus VAT for Centurion Court.  
 

61 Is Berkley Homes also the legal owner (Freeholder) of Brecon 

House? If not, who is? 

The Freeholder of Brecon House (and of Centurion Court) is Fairhold Athena Limited 
and it is this company that charges your ground rental to you.  
 

62 In what capacity did DACKS, who were the Residents’ Company 

agent, instruct the survey, as commissioning such an 

investigation, as well as addressing its consequences, is a 

responsibility of the building owner (Freeholder) 

Under the tripartite leases, Gunwharf Quays Residents Company Limited, is the 
“Manager”, with Berkeley (Canalside) Limited (or successors in title) being the “Lessor”. 
The Freehold interest was sold by Berkeley (Canalside) Limited and transferred to 
Fairhold Athena Limited. Whilst Fairhold Athena own the reversionary interest on the 
properties, GQRC under the “Manager’s Covenants” in the leases, undertake to observe 
and perform the covenants requirements and stipulations relating to compliance with 
legislation, orders or statutory requirements concerning the buildings. As such, it was 
Dack’s remit as managing agents on behalf of GQRC to commission the intrusive 
investigation as that was required in order for GQRC to meet its obligations under the 
leases.  
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63 Why did the Board make the decision for change to 

“simultaneous evacuation”, when this is the job of the 

Responsible Person (i.e., the building owner)? 

The “responsible person” is GQRC.  

64 Why have the prescribed procedures not been followed and 

cost-effective options for simultaneous evacuations not 

discussed with leaseholders? 

The Board was advised by qualified fire engineering professionals that it had to mitigate 
the levels of risk as soon as practicable because of the materials found on the external 
wall construction. The Board notified the leaseholders as soon as it could but there was 
no time to undertake a Section 20 consultation before interim measures had to be 
introduced. The Board did not wish to leave the risk unmitigated as it would be in direct 
breach of the Fire Order 2005 and various items of government guidance relating to fire 
safety in high-rise, high-risk apartment blocks.   
  

65 Why has the waking watch been chosen, even though it is not 

only less financially beneficial but also a less efficient fire safety 

measure compared with a common fire alarm? 

The fire alarm required by guidance is an L5 category which includes heat as well as 
smoke detection within various key rooms of the apartment and the common parts. 
Unfortunately, it takes time to obtain detailed proposals for the installation to then enable 
the Board to select a suitable contractor and instruct the works. The waking watch was 
the most immediate way of controlling the risk and supporting the change of fire strategy. 
As advised previously, it is the Board’s intention to proceed with the fire alarm installation 
as soon as detailed tenders have returned. This is hoped to be achieved early in the new 
year.  
 

66 Why has the management been waiting for more than a year 

before deciding to upgrade the fire alarm, instead of taking 

proactive steps in anticipation of fire safety issues and 

arranging its installation well in advance, thereby avoiding the 

much less efficient and more expensive Waking Watch? 

The buildings are not equipped with fire alarms so it would have been unreasonable to 
upgrade something that wasn’t there in the first place. The buildings could maintain their 
intended “stay put” policy if the external walls were found to be safe. The risk posed by 
the construction of the walls only became known to the Board on the 22nd November with 
recommendations being made to mitigate the risk following on the 6th December.  
 
 

67 What are the anticipated time scales and respective costs for 

the Waking Watch and the planned new fire alarm? 

The fire alarms will be installed as soon as possible after detailed proposals are 
obtained. This is hoped to be instructed in early January. As soon as the system is fully 
commissioned, the waking watch can be removed. The waking watch costs circa £424 
plus VAT per property per month. Preliminary costs for the fire alarms in Brecon House 
are between £80,000 and £100,000 plus VAT and £43,000 to £48,000 plus VAT for 
Centurion Court.  
 

68 Why has no Section 20 consultation taken place regarding the 

introduction of Waking Watch and the planned installation of a 

new fire alarm? 

Because there was no time in which to undertake this ahead of safety measures needing 
to be put in place. The Board will be applying the First Tier Tribunal for dispensation of 
the requirements under Section 20 of the Landlord & Tenant Act 1985. 
 

69 How is the management planning to ensure that administrative 

and financial responsibility for the fire safety is undertaken by 

The building owner is not responsible for the administrative and financial costs of fire 
safety in these buildings. The costs fall to GQRC and their sole source of income is the 
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the building owner and is not transferred to the apartment 

owners without incurring large and unnecessary legal fees? 

service charges payable by all owners under their leases. To date no legal fees have 
been incurred by the Board. There will be some administrative costs necessitated by the 
need to apply to the tribunal under Section 20ZA for dispensation as noted above.  
 

70 Is the managing agent able to provide the relevant documents 

for inspection? These include the official report from the 

intrusive survey of the external walls, the enforcement 

document allowing the introduction of the Waking Watch etc. 

These have now been circulated to the owners of both buildings. They can be provided 
again upon request.  

71 We have no dangerous outside walls. That is not the result of the professional intrusive testing.  
 

72 We have a short bridge from our apartment to the lift landing 

protected by a smoke detector outside our front door. 

The issue is that if there was a fire in another apartment in the building, there would be 
no means of raising the alarm to allow residents in all apartments to evacuate safely.  
 

73 Our apartment is fitted with approved fire doors to all rooms all 

fitted with self-closing mechanisms and an approved smoke 

detector. 

That is reassuring. The “approved smoke detector” is not connected to the rest of the 
building, the other apartments or commercial units on the ground floor. This means in the 
event of a fire in your property there would be no means of raising the alarm to allow 
residents in all apartments to evacuate safely. 
 

74 Why this panic now, nobody has received a penny from the 

Government so far and we live in the safest buildings around? 

The urgency in addressing the risk comes from the findings on the fire engineer’s report. 
No Government funding was applied for in relation to remediating the external walls (the 
fund closed in July 2020) but hopefully funding can be achieved for the installation of fire 
alarm systems. The fact that there has not been a fire in these buildings before does not 
make them safe.  
 

75 My apartment had a Zurich Building Guarantee or 10-year 

warranty. What liability, if any, do they have. Did they inspect 

the build? 

 

They would have inspected the buildings and signed off their guarantee. We will make 
enquiries with Zurich and see what their formal response is, however, these buildings 
are 17 years old and beyond their warranty period. 

 


