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Briefing Paper to the East Area Committee  
 
4 December 2014 

 

Ward: Ings 
 

 

Briefing Paper of the Assistant Head of Service, Housing Investment 
 

 
1. Purpose of the Paper and Summary 
 

1.1 The purpose of this briefing report is to update Members of the East Area Committee of 
the findings and recommendations following an internal window survey to the Bayswater 
and Muswell Court flats 

 
1.2 This briefing report follows the previous briefing note to the East Area Committee 2nd 

October, titled Petition received from residents of Bayswater and Muswell Court high 
rise flats.   

 
1.3 To request the East Area Committee note the findings of this briefing paper and 

actions contained within section four - next steps: 
 

•    The Housing Investment Service proceed on the basis of undertaking these 
works  

 

•    Engage further with KWL to mobilise the works 
 

•    Engage with the residents of Bayswater and Muswell Court for the delivery of the 
works subject to KWL confirming a programme of delivery 

 

•    Undertake works to Bayswater and Muswell Court  to include the easing, 
adjustment and lubrication of windows, and the replacing of gaskets to provide a 
better window seal when residents windows are in the closed positions 

 
 

2. Background 
 

2.1 Bayswater and Muswell Court Flats are high-rise construction multi occupancy blocks of 
flats that each contains 90 individual dwellings.  

 

 

Bayswater and Muswell Court flats window survey findings and recommendations    
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2.2 28mm unit double glazed windows and exterior Insulated overcladding were installed to 
both Bayswater and Muswell Court flats in 1991 as part of a refurbishment improvement 
scheme. This scheme improved the thermal efficiency of the buildings and improved the 
living environment for the residents of both blocks. 

 
2.3 Following the petition from the residents of Bayswater and Muswell Court flats titled “We 

would like to make a request that the Council take a good look at the windows in both 
Bayswater and Muswell Court before the winter months are upon us. The seals on both 
blocks are extremely bad and keep falling out, there are also bad leaks from windows in 
both blocks”, the Housing Investment Service undertook internal window surveys to 
individual flats over a 5 day period on 29th, 30th September, and the 1st , 2nd and 3rd 
October 2014. 

 
2.4 KWL attended over the same 5 day period to obtain details that allowed for the ordering 

of materials to replace gaskets, handles and fixings for the future scheme.  
 
2.5 All residents of the block were informed in writing to note these arrangements and a 

notice was placed in the foyer of the building to further inform residents of the ongoing 
window surveys 

 
2.6 Access was attempted to all 90 individual flats to Bayswater Court over the five date 

period. Of the 90 flats, the Housing Investment surveyors accessed 57 to undertake the 
window survey works  

 
2.7 Access was attempted to all 90 individual flats to Muswell Court over the five date 

period. Of the 90 flats, the Housing Investment surveyors accessed 62 to undertake the 
window survey works 

 
2.8 All windows within each individual flat as accessed were surveyed and results logged 

on a survey sheets 
 

2.9 The survey sheet data requested the following information for each flat accessed: 
 

• Date 

• Weather condition – wind / rain / sunny  / dry 

• Access gained – yes / no 

• Window location -  lounge / kitchen / bed1 / bed2 / other 

• Window furniture check  - ok / repair 

• Opening correctly – yes / no 

• Glazing gasket – good / repair  

• Window frame gasket – good / repair  

• DGU check – good / repair 

• Any draught leaks – yes / no 

• Facing elevation – north / east / south / west 

• Previously reported – yes / no 

• Ventilation – yes / no 

• Window lubrication required – yes / no 

• Comments 
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2.10 The surveys to both blocks captured information to a total of 569 windows within the 
119 flats accessed 

 
2.11 The survey information noted the following repair requirements: 

 
 Bayswater Court 

 

• 3% of window furniture requires repair 

• 2% of the windows did not open correctly (not broken but stiff to open) 

• 28% of the windows require repair to the glazing gaskets 

• 76% of the window frames require repair to the frame gaskets 

• 3% of double glazed units (DGU) had failed 

• Comments – No structural defects  
 

Muswell Court 
 

• 1% of window furniture requires repair 

• 2% of the windows did not open correctly (not broken but stiff to open) 

• 2% of the windows require repair to the glazing gaskets 

• 38% of the window frames require repair to the frame gaskets 

• 2% of double glazed units (DGU) had failed 

• Comments – No structural defects  
 

 
2.12 The details of the survey for both blocks note the window frames hold no structural 

defects but  require easing and adjusting and repair of gaskets   
     
              
 

3. Issues for Consideration  
 

3.1 Bayswater and Muswell Court flats are sustainable assets within of the housing stock  
well located within the city of Hull 

 
3.2 There is a requirement to undertake a planned scheme of maintenance to the 

Bayswater and Muswell Court flat windows  
 
3.3 The works needs to include the easing, adjustment and lubrication of windows and  

replacement of gaskets to provide a better window seals when the windows are in the 
closed positions 

 
3.4 Noting the windows are 28mm double glazed units and hold no structural defects, there 

is no requirement for whole window systems replacement. 
 

3.5 The estimated costs to undertake the easing, adjustment, lubrication and gasket works 
to both blocks (180 dwellings) is estimated at circa £50,000.00 (fifty thousand pounds) 

 
3.6 Kingstown Works Limited have confirmed they have all the materials and resources to 

undertake these works  
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3.7 The Housing investment Service in partnership with Kingstown Works limited (KWL)  

seek to undertake these works subject to KWL confirming a delivery programme for the 
works 

 
4. Next steps 

 
4.1    The Housing Investment Service proceed on the basis of undertaking these works 
  
4.2 Engage further with KWL to mobilise the works 

 
4.3 Engage with the residents of Bayswater and Muswell Court for the delivery of the 

works subject  to KWL confirming a programme of delivery 
 
4.4 Undertake works to Bayswater and Muswell Court  to include the easing, adjustment 

and lubrication of windows, and the replacing of gaskets to provide a better window 
seals when residents windows are in the closed positions 

 
 

Mark Robinson 
Assistant Head of Service, Housing Investment Service  

 
Contact Officer :  Karl Whitehead   Telephone No. :  612536 

Officer Interests: None  
 
Background Documents: - 
 
 

 


