
Section 2  
Key Risks 
 
(extract from safety case file) 
 
The following extracts are provided to give an example of the type of issues identified 
following intrusive survey of the subject building. This is a small selection of key risks 
identified within a typical 1960/70 tower block. 

  



 

 
1. Summary of Key Risks: 

 
Further to completion and receipt of the current FRA, the block has since been 
subject to a full building survey to include both a visual and invasive inspection 
(where possible) of the building in its entirety, to include all areas: site and structure, 
including roof area; all plant and services rooms including all risers; all communal 
areas; a percentage of occupied flats and any available void properties.  
 
The survey/s conducted highlighted all safety features included within the block, to 
include as built construction, and any post construction improvement works packages 
implemented over the life span of the building. Including recent fire safety 
improvement works conducted.   
 
From the range of surveys conducted a number of elements were identified which 
have been classified as a risk to the building safety. 
 
 

2. Key risks/areas identified: 
 
2.1. Aluminium Composite (Panels (ACP)) - Spandrel Panels: 

The window details throughout the block are of replacement PVCu double glazed 
units, comprising a combination of opening side hung casements, and top hung 
fanlights and fixed panes to all elevations. Spandrel (infill) panels have been 
incorporated to all elevations where the window (combination) frames span the 
junction of both internal partition walls within some compartments to flats, and some 
party wall details between flats within the Kitchen areas. The combination frame 
details which span the flats are located at the end flank details. 
 
Invasive inspection of the spandrel panels confirmed the panels comprise of powder 
coated aluminium composite panel (ACP) insulated panel. The ACP spandrel panels 
are formed of 2 layers of aluminium, approximately 1.0mm thickness which are 
bonded to either side of a lightweight polystyrene based insulation core, 
approximately 26mm thickness, approximately 28mm in total thickness, the size of a 
glazed sealed unit.   
 
Given the approximate age of the window installation, it is likely that the insulation 
core material of the spandrel panel is not suitably fire rated.  
 
The construction at the rear of the window frame and spandrel panel is finished with 
a single skin blockwork, forming the inner leaf cavity wall. The block work extends 
full width of the infill panel.  
Due to the construction of the spandrel panel being of identical thickness of the 
double glazed sealed unit, there remains a small void between the rear face of the 
spandrel panel and the face of the inner leaf block work. The junction of the window 
frame to masonry opening is finished with a small section PVCu trim.  
 
Further to invasive inspection of the spandrel panel installation, with particular 
concern being within the end flank adjoining flats (Kitchen to Kitchen detail); removal 
of the window trim section to the party wall exposed the cavity to the rear of the ACP 
panel. Opening up this detail confirmed that fire rated cavity barriers had not been 
incorporated at this detail during installation of the replacement windows. Within the 
flat inspected it was possible to see daylight from the adjoining flat, across the cavity 
between flats.  



ACP Spandrel Panel/s: 

 

 
 

 

 
 

End flank elevations – ACP panels incorporated within combination frame span the internal 
party wall between flats.  

 

 
 

 

 

Internally the junction of the inner leaf 
(masonry block) and the PVCu 
combination frame is finished with a 
PVCu trim section.   

Removal of the PVCu trim section revealed a non 
fire rated void passing between flats at the rear of 
the ACP spandrel panel. There is no fire barriers 
present within the void.  
 
Day light from the adjoining flat is visible junction 
of the rear of the PVCu trim.      
 

  



ACP Spandrel Panel/s: 

 

 
 

 

 

Removal of one of the ACP spandrel 
panels confirmed the rear of the panel 
and inner leaf is formed of masonry 
block construction. The void to the 
rear of the panel has not been fire 
stopped.   

The ACP spandrel panel was confirmed to have a 
polystyrene insulated core sandwiched between the 
two thin aluminium skins to the inner and outer face 
of the panel.  

 

 
 

Drawing shows the relationship between the ACP panel and the adjoining flats. Both areas 
within the flats are kitchen locations containing gas appliances.   

 
 
 



2.2. Internalised service risers (central 1-Bed flats): 
The centrally located one bedroom flats, which face the front elevation incorporate  a 
separate services riser located within the central core of the flat. The riser is 
accessed from the living room and is shared by the adjoining Kitchen and bathroom 
areas.  
 
The service risers contain a range of services which include: water supply / down 
service; communal waste pipe and branches to Kitchen and bathroom/WC; and 
original ventilation duct and, and shunt duct branches serving the bathroom/water 
closet combined. All services pipes pass vertically through the riser core passing 
through the party ceiling/floors at all levels, to full height of the building.  
 
Inspection within two void properties within this configuration identified both lateral 
and vertical breaches through the structure of the partition walls and party 
ceiling/floor slabs where services pass through the structure.   
 
Phenolic pipe insulation applied to the water services pipes are of approximately 
100mm diameter which pass through the party floor ceiling slab. The diameter of the 
water pipe, internally to the insulation is approximately 50mm diameter. No fire 
stopping has been applied at this junction. Other pipes where insulation has not 
been applied have had paper placed I the opening.  
 
Within one of the units, a large void within the partition wall has been formed to allow 
the passage of the services to pass from the bathroom in to the riser. A large section 
of the wall (block work) has been removed. Other services which pass laterally to 
the Kitchen and bathroom are not suitable stopped. The redundant warm air heating 
system is also shared within the riser, which traverses the cupboard at low level, 
before rising vertically within the riser passing in to the kitchen. The redundant warm 
air heating duct is enclosed with a thin timber ply material. In its current condition 
there is a high risk of lateral spread of fire/smoke between the adjoining rooms, and 
vertical passage of fire/smoke to adjoining flats. Urgent fire stopping works are 
required.  
 
Internalised service risers to central 1-Bed flats: 

 

 
 

 

 
 

Location of internalised riser – sited off of the 
living room to the central core of the flat.  

Phenolic foam insulation used to 
wrap the water services pipes. The 
pipe and insulation layer combined 
(100mm diameter) pass through the 
party ceiling/floor slab.  

  



Internalised service risers to central 1-Bed flats: 

 

 
 

 

 
 

Redundant warm air heating duct is 
exposed within the riser. The duct in 
linked to the living room, hall, bedroom 
and kitchen areas.  The duct is wrapped 
in a mineral wool insulation material with 
paper covering.  
 

Large void created through the partition 
wall with the Bathroom and riser to allow 
passage of services pipe to pass.    

 

 
 

PVC waste pipe located within riser. The PVC waste pipe passes through the party 
ceiling/floor slab. Breaches visible at the junction of the slab. At present there are no 
intumescent collars installed at the junction of the PVC pipe to slab detail.    
 

  



Internalised service risers to central 1-Bed flats: 

 

 
 

Floor plan layout indicating the location of the one bedroom centrally located flats 
and location of the service riser located at the central core of the flat.  
 

 
 

2.3. Internalised warm air heating / ducts (redundant): 
Inspection within flats identified the all flats within the block were originally installed 
with individual gas fired warm air heating and drying cupboards. 
 
Both the warm air heating and drying cupboards vent in to a communal vent shaft 
located at the rear of the cupboard/s and which runs full height of the building 
venting at roof level.  
 
The original installation incorporated ventilation flaps (2no.) which were operated via 
a mechanical means to vent warm moist air and spent gasses from the 
heating/drying cupboard in to the vent shaft. The vent flaps incorporated an 
Asbestos Containing Material (ACM) rope gasket to seal the vent closed at the vent 
shaft, when the cupboard door was in the open position to the flat. When the door 
was closed the vent flaps would open venting the cupboard.   
 
Invasive inspection within the vent shaft confirmed that the vent shaft does not 
incorporate any shunt duct mechanism or fire dampers to prevent the spread of 
smoke/fire between flats on the vertical run. 
 
The liner of the cupboard and cupboard door originally incorporated ACM material 
likely to provide a basic thermal and fire rated enclosure. Over time the original 
installation has been modified and in part removed, exposing a risk of fire/smoke 
spread between flats on the vertical run.  

 
 



Warm air heating / ducts: 

 

 
 

 

 

Redundant heating element left in flat. 
Original AIB (Asbestos Insulation Board) 
to the right side of cupboard has been 
removed and MDF (combustible) material 
installed. Panel adjoins the Kitchen area. 
 

Metal vent flaps (x2) connected to the 
redundant warm air heating system internally 
of the flats. Some flats the vent flaps were 
missing, others boarded over with thin 
combustible ply/hardboard material.   

 

 
 

 

 
 

Metal vent flaps (x2) connect laterally to 
the redundant warm air heating system 
internally of the flats. No shunt ducts 
visible, vent is direct in to vertical shaft.   

Base / entry point of the open vent shaft 
connected to redundant warm air heating 
units internally of flats. Opening is located 
within the lower ground level store room.   
 

  



Warm air heating / ducts: 

 

 
 

 

 
 

Open vent shaft connected to redundant 
warm air heating units internally of flats. 
Shaft does not incorporate any shunt 
ducts or fire/smoke dampers. Vent shaft 
is open at the lower ground and roof 
levels.  

Vent stacks located at roof level, which vent 
the open vent shaft serving the redundant 
warm air heating units internally of flats.    

 

 
 

Redundant heating element left in flat. Original AIB (Asbestos Insulation Board) to the 
right side of cupboard has been removed and MDF (combustible) material installed. 
Panel adjoins the Kitchen area. 

 


