
General Update 4
 
Dear All,

Please find below our latest update. The Board of Directors continues to work very hard to 
resolve the current issues facing Warwick Crest. 

The current board welcomes all constructive input that leads to the resolution of the 
issues in respect of the EWS1 in the most cost-effective way.

EWS1

We would refer you to our General Update 3 on the preparations for the proposed 
remediation works to Warwick Crest and in response to specific queries which have 
previously been raised. This further update is by extension to that update.

We do understand the frustrations and concerns of residents about both the extent and 
nature of the works required to the building, and MetroPM and the Board of Directors stand 
ready and very happy to answer any questions you may have on this project.

The Board of Directors has now agreed a specification of proposed works with the cladding 
consultants and Fire Engineers. The cladding consultants will also be the Contract 
Administrators and will be responsible for the project as a whole.  They are now able 
therefore to prepare planning documents and this element of the work will be completed in 
the next few days, following which a planning application will be submitted, if this is required. 
The consultants will then issue to the Directors their tender bundle for Directors’ approval. 
For your information, the general description of works to be tendered is for the ‘External 
refurbishment, cladding replacement, and installation of cavity barriers’.  

The Board has limited the scope of the proposed works specifically to be the minimum 
remediation required to obtain EWS1 certification and the Fire Engineer has confirmed that 
he could not issue an EWS1 pass until all the remedial work is complete, simply 
removing the panels is insufficient, with the only addition being the replacement of the 
rear spine vent windows which we have been identified by several qualified surveyors as 
needing replacement. However, on the last item it is the Board’s intention to ask 
leaseholders to vote on whether to undertake this particular work now as whilst the windows 
are in need of replacement, it is not strictly necessary for fire safety reasons.

It is worth noting that there was some ambiguous wording in the Fire Engineer’s report 
particularly around interpretation of the section on the “stay put” policy. This whole section of 
the report refers to the “stay put policy” which is a fire evacuation policy.  In effect the Fire 
Engineer is saying we don’t need to change the stay put policy because the risk is limited to 
the infill panels and cavity barriers. However, in conversations, the Fire Engineer has 
reiterated that the building is non-compliant for three reasons, and he has been categorical 
in saying he could not issue an EWS1 pass until all the remedial work is complete, simply 
removing the panels, alone, is insufficient. And to be clear, the Fire Engineer confirms that 
all the ACM panels need to be replaced because they are non-compliant in and of 
themselves regardless of the function of some of them as cavity barriers.

The successful tendering principal contractor will be required to produce detailed 
computerised drawings of the scaffolding design plan for review and approval by the 
retained consultants, and the contractor will be responsible for applying for such things as 
scaffolding licences and all other fees in connection with the works.  The exact specification 



and duration need for scaffolding will be determined by the successful contractor in line with 
safety regulations but may involve scaffold lifts and ladders, a 24-hour alarm and monitoring 
system during the course of the works, together with any lighting as may be required for 
Health and Safety purposes.  

Very importantly, it is necessary for the scaffolding to be erected in such a way as to ensure 
residents’ privacy is protected at all times, so far as this is reasonably practicable.  The 
erection and maintenance of scaffolding on a project of this nature is complex and comes 
with many legal and Health and Safety requirements, and as such the principal contractor 
will prepare and continually review a fire risk assessment throughout the project.  

A contractor suggested by a leaseholder will be invited to qualify for the tendering process 
both as principal contractor (assuming they meet the minimum required set of criteria in 
experience, skill, insurance and so on) and as a scaffolding sub-contractor.

The Contract Administrators will appoint a Fire Engineer to review and approve all scaffold 
designs and will provide the contractor with advice on safe workings on site.  

The Schedule of Works for the remediation culminates in a proposed commencement on 
site of around mid-November 2021, although the Board will look to bring this forward as 
much as possible, depending on the outcome of obtaining all necessary building and 
planning consents, the receipt and consideration of tender submissions and the issuing of 
Notices of Estimates and the completion of all necessary consultation requirements with 
leaseholders.  The duration of the project is expected to be 12-16 weeks from 
commencement. Work will however not be able to start until the service charge account is in 
funds for the value of the tendered works.

Funding

There has been no further government statement on the release of any further funds for 
remediation. Until such time as any such statement is made, the management company 
must assume that these works will be funded by the service charge.  It is essential that these 
works are completed as soon as practicable because the management company’s insurers 
require regular updates on progress with certainty that they will be completed at the earliest 
opportunity.

Leaseholders’ Meeting

The Board of Directors, MetroPM and the Contract Administrators will be pleased to 
convene a number of meetings with Leaseholders shortly to discuss any questions you may 
have. The first (virtual) meeting will be Wednesday 23rd June at 6.30pm and a link will be 
provided to any leaseholder who wishes to attend this meeting.  This this extent, please e-
mail your request for an invitation to this meeting to ews1support@metro-pm.co.uk by Friday 
18th June.  The Board would like to give you an opportunity to raise written questions 
beforehand as well as to ask follow-up questions during the meeting.  In order that we can 
prepare for the meeting please submit questions by Friday 18th June.  The subsequent 
meeting will probably be in August when we have responses to the tender, but we will inform 
you of the date nearer the time. 



Costs

When tenders have been received, we will have a better idea of the likely costs of this 
project, and as soon as we have this information, we will notify all leaseholders accordingly 
of the range of costs received.

Insurance Renewal

You will be aware that the UK insurance market is undergoing a prolonged period of change, 
which is likely to continue for the foreseeable future. Since early 2019 we have seen a 
greater degree of risk selection by insurers and moving through 2020 and into 2021 there 
have been pricing increases across most insurance sectors.  On property insurance 
specifically, premium rates are typically priced at least 10% higher for lower risk renewals 
and significantly higher for more challenging risk types.  Warwick Crest falls into the latter 
category by virtue of its fire safety and cladding issues.  The insurance industry has always 
worked in cycles and, for more than a decade, the market has been in a soft cycle – 
characterised by flat (or in some cases, reducing) premiums and a broad insurer risk 
appetite.  Over the past two years however, historic natural disaster losses both at home 
and overseas, coupled with lower investment returns, have seen the insurance market 
transition towards a hardening market cycle. Many blocks of flats with cladding and fire 
safety issues have seen dramatic increases in premiums, sometimes 10--fold increases or 
more, if indeed insurance terms are offered at all.  Notwithstanding this, MetroPM has 
agreed renewal terms for Warwick Crest with a 25% increase in premiums, including 
increases for an inflationary uplift and the specific risk type at Warwick Crest.  While we 
appreciate that this is a significant increase, within the residential property insurance market 
generally, many insurers no longer write residential portfolios and those that do are 
increasing premium rates significantly to address many years of underwriting losses. Your 
policy renews on 14th June and we have accepted those renewal terms on behalf of Warwick 
Crest Limited.

Lift Renewal

Questions have been raised as to whether the 2nd left refurbishment needs to go ahead and 
whether the money reserved for that could be put towards the EWS1 remediation.  The lifts 
have been repaired multiple times and are beyond their normal life and it has been known 
since 2017 that both lifts need full replacement.  The Board has a duty to all residents and 
leaseholders (and it is a lease obligation) to maintain the building including the lifts in safe 
working order and were the non-refurbished lift to fail it may result in infirm residents being 
unable to leave their flats or worse if the lift failed catastrophically or someone were to 
become trapped, either of which could result in claims against WCL. It is worth saying the 
refurbishment is not cosmetic but a complete replacement of the mechanism etc. and it is 
the Board’s judgement that the work is necessary, and that resident safety is paramount.

Proposed Installation of Telecommunications Monopole Opposite Warwick Crest

You may be aware that agents for HG3 UK have submitted a planning application for a 
telecoms installation opposite Warwick Crest.  This will have a significant visual impact on 
residents at Warwick Crest.  If you wish to oppose this application, please note the attached 
suggested letter of objection which you may wish to send to Birmingham Planning 
Department. The address to which this should be sent is: Birmingham City Council, Planning 
and Development, PO Box 28, Birmingham B1 1TU, quoting application reference 
2021/04780/PA

Colin Inglis and Jez Bullock on behalf of the Board


