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Committees: 
Community & Children’s Services – For decision 
Projects Sub-Committee – For decision 
 

Dates: 
30 April 2021 
17 May 2021 

Subject:  
Installation of Sprinklers in Social Housing Tower Blocks 

o Great Arthur House – Golden Lane Estate 
o Petticoat Tower – Middlesex Street Estate 
o East Point – Avondale Square Estate 
o West Point – Avondale Square Estate 
o Centre Point – Avondale Square Estate 

 
Unique Project Identifier: 

12030 

Gateway 5: 
Regular 
Authority to start 
work 
 

Report of: 

Director of Community & Children's Services 

For Decision 

Report Author:  
James Illsley – Project Manager, New Developments & 

Special Projects, Barbican & Property Services   

NOT FOR 
PUBLICATION 

By virtue of paragraph(s) 3 of Part I of Schedule 12A of the Local Government 
Act 1972.  Specifically, paragraphs 3 of the report contain sensitive 
information which may be exempted under the Act, and as this cannot be 
presented to Members as a separate appendix this report needs to be 
considered in closed session. It is considered that information falling under the 
following paragraphs outweighs the public interest in disclosing information:  

3) Information relating to the financial or business affairs of any particular 
person or body (including the authority holding that information). 

 

 

1. Status Update Project Description: This project is to install retro-fit automatic 
water fire suppression systems (sprinklers) to five of the City of 
London’s residential tower blocks in the housing portfolio 
including: Great Arthur House on the Golden Lane Estate, 
Petticoat Tower on the Middlesex Street Estate, and East 
Point, West Point and Centre Point on the Avondale Square 
Estate.  Following discussion with the London Fire Brigade and 
City of London fire advisors, the scope has been upgraded to 

http://www.legislation.gov.uk/ukpga/1972/70/schedule/12A
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include the installation of fire alarm systems in Petticoat Tower, 
Centre Point, East Point and West Point (Great Arthur House 
already has a fire alarm system).  The cost for this upgrade has 
been included in the total estimated project cost. 

RAG Status: Red (Red at last report to Committee due to 
delay in completion) 

Risk Status: Medium (Medium at last report to committee due 
to delay in completion) 

Total Estimated Cost of Project (excluding risk): 
£3,722,649  

Change in Total Estimated Cost of Project (excluding risk): 
Increase of £522,649 since last report to Committee.  The 
reason for this increase is that the last report to committee was 
approximately 2.5 years ago and was prior to the completion of 
any survey or design development.  We have now completed 
this process and completed a tender exercise so have been 
able to accurately refine the estimated cost of the project.  The 
project now also includes the installation of fire alarm systems 
into Petticoat Tower, Centre Point, East Point and West Point, 
an upgrade to the specification highly recommended when 
delivering retrofit sprinkler installations. 

Spend to Date: £278,236.25 

Costed Risk Provision Utilised: £0   

Funding Source: Housing Revenue Account - Major Repairs 
Reserve (Capital Account) 

Slippage: This project has been delayed due to the impacts of 
COVID19 on the design process (surveying residents flats and 
the communal areas), the procurement process and the 
planning process. Project originally due for completion in Q2 
2020, however this has slipped to Q2 2022 

2. Requested 
decisions  

Next Gateway: Gateway 6: Outcome Report 

Next Steps:  

Approval required from committee to proceed with the 
appointment of the contractor United Living (South) Ltd and 
start mobilisation to site.  

Requested Decisions:  

1. That additional budget of £3,420,705 (including 
construction costs, consultants’ fees, and staff costs) is 
approved for the appointment of United Living (South) 
Ltd to deliver the project and reach the next Gateway. 

2. Note the revised project budget/total estimated cost of 
£3,722,649 (excluding risk). 

3. That a Costed Risk Provision of £350,000 is approved 
(to be drawn down via delegation to Chief Officer). 
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4. That the revised estimated completion date of April 2022 
is approved 

3. Budget - The total project cost reported to committee in 
November 2018 was in the region of £3.2m. 
 

- Following a procurement exercise using the City’s 
Housing Lot 1 framework, three tenders were received 
with the winning bid from United Living (South) Ltd being 
£3.14m.  Our quantity surveyor has assessed the 
financial return from United Living (South) Ltd, clarified 
several elements of the bid, and confirmed that the cost 
is in line with their pre-tender estimate (£3.11m) and 
represents value for money.   
 

- When combined with the design & consultant fees, 
statutory authority fees and staff costs, this results in a 
total project budget of £3,722,649 which is an increase 
of £522,649 since the Gateway 1-4 report to committee 
in November 2018 
 

- A detailed breakdown of the costs is included in 
Appendix 4 

  

Item Reason Funds/ 
Source of 
Funding 

 Cost (£) 

Construction 
Costs 

To deliver 
the project 

HRA MRR 
Capital 
Account 

£3,146,285 

Design & 
Consultant 
Fees 

To deliver 
the project 

HRA MRR 
Capital 
Account 

£476,364 

Building 
Regulation 
and Planning 
Fees 

To deliver 
the project 

HRA MRR 
Capital 
Account 

£20,000 

Staff Costs To deliver 
the project 

HRA MRR 
Capital 
Account 

£80,000 

Total   £3,722,649 

 
Costed Risk Provision requested for this Gateway: 
£350,000 (as detailed in the Risk Register – Appendix 2) to be 
funded from the HRA MRR Capital Account. 
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4. Design summary - The proposed retrofit sprinkler system and routing of the 
new pipework has been designed by our specialist 
consultant Butler & Young. 
 

- This project involves the installation of retrofit sprinkler 
systems inside 424 residential flats in the City of London 
Corporation’s 5 residential tower blocks.   

 
- The system will include sprinkler heads in the living 

room, kitchen, bathroom, bedrooms, and balconies. 
 

- Each sprinkler head is designed to activate 
independently only when the temperature in its 
immediate vicinity reaches 60 degrees c.  Records show 
that the chance of a sprinkler head being faulty are 
approximately one in sixteen million. 
 

- This project also now includes the installation of fire 
alarm systems in Petticoat Tower, Centre Point, East 
Point and West Point which will provide additional early 
warning fire detection for the blocks and will be 
integrated with the new sprinkler systems.  Great Arthur 
House already has a fire alarm system which will be 
integrated with the new sprinkler system during 
installation.  
 

- The sprinkler system for Great Arthur House will require 
listed building consent due to the Grade II listed status 
of the building. This application is currently being 
finalised and submitted by our design consultants 
 

- We have a communications consultant working closely 
with the residents of Great Arthur House to assist with 
the resident engagement aspect of the listed building 
consent application.  In addition, they are releasing 
‘myth-busting’ information to be distributed to residents 
regarding how the sprinkler system will operate and will 
also assist with coordinating all resident consultation 
and engagement. 
 

- Images have been included in Appendix 5 
demonstrating what a typical sprinkler installation will 
looking like (including the style of boxing mounted at 
ceiling level and the type of sprinkler head) 

      

5. Delivery team - The project will be managed on the client side by City of 
London officers, DCCS Housing Property Services. 
 

- An external Project Manager and Contract Administrator 
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will be appointed to manage the day-to-day delivery of 
the project with the successful contractor (Keegans) 

 
- The Quantity Surveyor appointment will be continued to 

support the financial assessment of the project during 
delivery and to agree final account (Keegans) 

 
- A Clerk of Works with expertise in mechanical & 

electrical installations will be appointed to monitor the 
technical side of progress on site (FCM Clerk of Works) 

 
- Butler & Young will be retained during mobilisation to 

support design requirements during delivery and act as 
Principal Designer. 

 
- A Communications Consultant will be appointed to 

support mobilisation and delivery, working closely with 
the residents of the blocks as effective communication 
and liaison will be crucial to the success of this project.  
A mock-up of the sprinkler boxing and sprinkler heads 
will be shown to residents ahead of installation (PPCR). 

 
- The delivery contractor will be United Living (South) Ltd 

     

6. Programme and 
key dates 

- Contract signed June 2021 
 

- Mobilisation July-August 2021 
 

- Works commence on site September 2021 
 

- Works completed by April 2022 
 

- Gateway 6 report June 2022 
 

7. Risks 
The key risks associated with this project are as follows: 
 

- Delays in accessing residents’ properties to complete 
the works due to COVID19 restrictions and / or residents 
refusing access. 

 
- Listed building consent for the installation in Great 

Arthur House not being granted resulting in a new 
application delaying the commencement of the works in 
this block  
 

- Issues identified during installation which require 
significant amendments to the designs impacting on the 
programme and potentially cost 
 

- A detailed risk register has been produced in 
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collaboration with our quantity surveyor and is included 
in the appendices.  This will be used to cover issues 
including any problems identified during strip out which 
require design changes, the cost impact of any delays 
due to issues accessing residents properties to 
complete the works, the discovery of any asbestos 
beyond that previously costed for and any construction 
inflation of approximately 1.5%. 

 
Costed Risk Provision Utilised at Last Gateway: £0  
Change in Costed Risk: N/A 
 
Further information is available in the Risk Register (Appendix 
2). 
 

8. Success criteria 
The key benefits identified in the Gateway 1-4 report included: 
 

- The installation of modern, effective sprinkler systems, 
that comply with BS9251-2014 in our five social housing 
high-rise blocks of flats to provide an enhanced level of 
protection for residents in the event of a fire 
 

- An enhanced level of protection for the building fabric 
and structure in the event of a fire 

 
- Increase in levels of confidence from residents and 

greater customer satisfaction 
 

- Potential reduction in insurance premiums   
 

The design process has addressed these key benefits and we 
can confirm the following: 
 

- The new sprinkler system has been designed in 
accordance with BS9251-2014 and the London Fire 
Brigade have been consulted on the designs 
 

- Over the last 130 years sprinklers have had a better 
than 99% success rate in controlling fires globally 

 
- Sprinkler systems have proven to virtually eliminate fire 

deaths and reduce injuries by at least 80%, reduce 
property damage by 90% and substantially reduce 
damage to the environment from fire 

9. Progress 
reporting 

This project will be monitored by City of London officers and 
project vision will be updated monthly.  In addition, a report will 
be presented to Housing Programme Board monthly  

 
 
Appendices 
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Appendix 1 Project Coversheet 

Appendix 2 Risk Register 

Appendix 3 PT8 Procurement Form 

Appendix 4 Cost Report 

Appendix 5 Typical sprinkler components - photographs 

 
Contact 
 

Report Author James Illsley 

Email Address james.illsley@cityoflondon.gov.uk  

Telephone Number 07713305720 
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