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DECISION
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The consultation requirements of section 20, Landlord and Tenant Act 1985 are
dispensed with in relation to the following work and services at the Property

provided by the Applicant:

2020 supply and installation of a fire alarm system

Waking watch from January 2020 to January 2021 inclusive.

REASONS

1. St George’s Building is a 13 storey purpose built block in central Leeds, containing

92 flats above ground floor level. It is approximately 36 metres high.

2. The Applicant commissioned an External Facade Report on the Property. Dated 15
August 2019, the report recommended that unsafe panels, laminate cladding and
insulation be removed from the facade, that the cladding be replaced with
appropriate fire resistant material, that fire barriers be provided, and that the

wooden balconies be replaced.

3. On 26 November 2019 West Yorkshire Fire advised the Applicant that a waking
watch was to be in place until an effective fire alarm system had been installed and

the cladding had been rendered safe.

4. On 16 December 2019 a quotation for fire alarm provision and installation in the
sum of £29,565 was provided by Aarhus Fire Protection Ltd. Figures were also

provided for annual service and testing visits.

5. A waking watch was in place from early January 2020. Following installation the
new fire alarm system was commissioned early in February 2020. The paid waking
watch service was then reduced from 3 persons 24 hours per day to 1 person 24
hours per day until it was removed with permission from West Yorkshire Fire and
replaced by a volunteer system supplied by the leaseholders. Remedial work to the

facade of the building has yet to be carried out.



6. The fire system installation and the provision of a waking watch service were
required as a matter of urgency once the Applicant had advice from West Yorkshire
Fire. In or about November 2019 Watsons Property Management notified the
leaseholders of the intended expense and the requirement for access to their flats.
The Tribunal has not been provided with any indication that the leaseholders

responded to this correspondence.

7. Section 20 of the Landlord and Tenant Act 1985 (“the 1985 Act”) and regulations
made under the section provide that prior to incurring expenditure on work which
will add more than £250 to the service charge account of any leaseholder or on
services which will add more than £100, a landlord must follow a consultation
procedure to enable leaseholders to obtain alternative quotations for the intended
work, and to warn them of the expense to be incurred. This procedure typically

takes some months.

8. In view of the risk of uncontained fire and potential danger to the residents of the
Property the Applicant arranged for the work to be carried out and the waking
watch service to be provided prior to any consultation taking place. By an undated
and unsigned application accepted by the Tribunal the Applicant sought
retrospective leave to dispense with the section 20 procedure. Section 20ZA
provides that dispensation may be granted if the Tribunal is satisfied that it is

reasonable to do so.

9. The Tribunal is satisfied that in view of the potential danger to the leaseholders, it
was reasonable for the Applicant to take safety precautions as advised by West
Yorkshire Fire, without following the section 20 consultation procedure. This
decision does not relate to the cost or quality of the work and services provided by

the Applicant.

Tribunal Judge A Davies

20 April 2021
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