
GUIDANCE FOR LEASEHOLDERS  

The following has been created by Manchester Cladiators as an overview and guide for 
leaseholders who discover their building has or may have fire-safety issues.  

Each building / situation is likely to be different but there are some key actions you can look to 
take to work with the leaseholders in your building and further afield.  

ORGANISE: Get together with your fellow leaseholders  

This can take time as your managing agent is unlikely to share contact details for the leaseholders in 
your building due to data sharing considerations but there are ways to gather this information 
yourself and coalesce, both in your building and with leaseholders in the region. Always remember 
that there is strength in numbers.  

● Set up a (private) Facebook group for your building as a central hub for communication and 
discussion. Facebook allows groups to have qualifying questions and these can be helpful to 
ensure any potentially sensitive detail is only shared with other leaseholders.  

● One useful tactic may be to mail-drop all flats in your building with relevant details, whether 
this be the name of the Facebook group and / or an email address (you may want to set up a 

generic email address for your building). There is usually a large percentage of landlords in  each 
building so ensure your mailshot asks tenants to pass the details to the flat leaseholder.  

● Letting Agents can also help with this - some may not be willing to share details with you but 
can usually be persuaded to let the flat leaseholder know, particularly as these fire-safety 
issues have become more common-place in the last year.  

● If you are new to the Manchester Cladiators’ Facebook group, you may want to post and ask 
if there are any fellow leaseholders of your building in our group. Facebook groups have the 
functionality to search so use your building name to try this and search on Twitter to see if 
anything has already been set up for your building.  

● As you progress, it is beneficial to set up a core “Steering Group”. The make-up of your 
building’s Steering Group may vary in size - it is useful to have a range of skills within the 

core Group although you can also utilise the wider leaseholder base, where necessary.  

● Once the Steering Group has been formed, hold regular meetings - we suggest a minimum of 

monthly meetings although the frequency may vary depending on what stage your building 
is at.  

● Run the meetings as you deem appropriate - this may involve formal agendas and it is useful 
for summary notes / minutes (including designated actions) to be taken and shared with all 
leaseholders. This will help with engagement and a consistent understanding of where your 
building is at and to effectively share any resultant workload. 

FACT-FIND: Understand the legal structure in place at your building & know your rights  

By legal structure, we mean the key parties involved at your building, such as the Freeholder, 
Residential Management Company, Managing Agent, etc. to understand who is making the key 



decisions. This is not always straightforward (which is part of the issue) and there can be different 
terminology in use.  

● The use of the term “Building Owner” and Government’s insistence on their doing “the right 
thing” since the Grenfell tragedy has not been especially helpful as Leasehold Law isn’t so 
straightforward and can interact with other areas of law such as the Regulatory Reform (Fire 
Safety) Order 2005, where duties fall on the “Responsible Person” – please see 
https://manchesterfire.gov.uk/staying-safe/what-we-do/fire-safety-law/ for further detail.  

● If there is a Residential Management Company in place, liaise with the Board of Directors - 
RMC Boards are made up of fellow leaseholders and will usually have the same outlook and 
concerns as you as they will also have to contribute towards any service charge costs. You 
should be able to join the Board of the RMC if you wish to do so, e.g. if you feel the Board is 
not fully representative of the leaseholder base or is making decisions you do not agree with 
- please do note that Directors of RMCs have certain responsibilities and what you will see as 
a leaseholder may not provide the wider / full context.  

● If you are having difficulty understanding the structure and the “interested parties”, the 
Managing Agent (the organisation that sends you your service charge bills) should be your 
first port of call as they are generally instructed by the Freeholder / Residential Management 
Company (i.e. on whose behalf the bills are demanded).  

● Keep in mind that any actions taken by Freeholders / RMCs / Managing Agents must abide 
by the terms of the Lease in place. Unfortunately, Leases are often written in semantic and 
high-level vague terms so to capture as many circumstances as possible (and ensure us 
leaseholders are usually liable for building remediation costs).  

● There are various online sources of useful information including the Government website 
(https://www.gov.uk/leasehold-property) and The Leasehold Advisory Service (www.lease 
advice.org), which provides free advice on residential leasehold and has some useful 
learning modules. The Association of Residential Managing Agents (www.arma.org.uk) is 
one trade association for Managing Agents and the Living in Leasehold section on the 
website also contains helpful information.  

● Service Charge bills must, by law, be sent to leaseholders with a summary of your Rights & 

Obligations. Under the Landlord and Tenant Act, Landlords (usually Freeholders) are legally 
obliged to charge reasonable amounts of service charge for works of a reasonable standard 
- https://www.legislation.gov.uk/ukpga/1985/70/section/19.  

● The process for raising funds will, again, depend on your Lease - this may have to be 
communicated through the Service Charge Estimate at the commencement of the year or it 
may be through ad-hoc demands.  

● If you do receive a large service charge bill out of the blue, it may be beneficial to ensure 
your Managing Agent confirms the covenants in the Lease under which it has issued the bill. 

For example, given the aforementioned Section 19 of the Landlord & Tenant Act, if you  
receive a service charge bill for remediation of the non-compliant, cladding system, it may 
be argued that this is not reasonably incurred as Government has now made £1 billion 
available for this work.  



● Government’s own documentation expressly advises that the Fund is to meet the “costs of 
removing and replacing unsafe non-ACM cladding systems…which would otherwise be 
passed on to leaseholders”. Should this be the reason why you have received an increased 
service charge bill, you are able to feed this back to Government by completing the form 
available at https://www.research.net/r/leaseholderform.  

● Please note that there is also a formal process (Section 20) when qualifying “Major Works” 
are being arranged (when works will cost any one leaseholder in the building more than 

£250). This is a separate process for when the funds held are to actually be expended and 
further information is available at https://www.lease-advice.org/faq/my-landlord-is-going 
to-do-a-lot-of-work-to-my-building-does-he-have-to-consult-me-before-the-work-starts/.  

FIRE-SAFETY ISSUES: Understand the issue(s) at your building  

Different buildings will be at different stages of this fire-safety process, with increasing numbers of               

residents finding themselves in this situation since the start of 2019: from just being made aware                
that their building may not be safe to being advised interim measures (such as a Waking Watch)                 
have been initiated (with costs usually then attributed to leaseholders).  

Unfortunately, fire safety has become a national crisis with at least 500,000 leaseholders in England               
finding themselves in this situation through no fault of their own. It may not be much comfort given                  
the clear impact to both your financial and mental health but please do know that you are not                  
alone.  

The full, actual issues may not yet be fully defined and managing agents will vary in their strategy                  
(and capability) to deal with this. There is also great demand currently on professional advisers with                
the knowledge and expertise to provide advice and we are seeing waiting periods of six months in                 
some  cases for the required surveys and assessments to be completed.  

None of us will particularly feel that we should be the ones who have to research and investigate this                   
issue but having an understanding of the specific situation your building is in (and the national                
landscape) will greatly help you and your fellow leaseholders to understand the position and what               
options may be available.  

● Read all the information and documentation you receive. If you do not understand anything               
then seek clarity from your managing agent. Ask for all the information they hold, whether               
this is the External Wall Survey or the Fire Risk Assessment. If they cite any data sharing                 
concerns, remind them that it is your right as a leaseholder to see this documentation and it                 
is most likely your service charge contributions that have been used to pay for the advice                
received (and that would ordinarily pay the managing agent).  

● There are several useful online resources for information on fire safety / cladding including:  

○ Inside Housing has covered this issue in depth and published 
https://www.insidehousing.co.uk/insight/insight/how-the-government-has-failed 
to-make-buildings-with-dangerous-cladding-safe-three-years-after-grenfell-66565, 
which summarises the three-year timeline since Grenfell.  

○ Susan Bright, Professor of Land Law, has written a number of helpful blogs exploring               
fire safety problems emerging after the tragic events of Grenfell, particularly in            



relation to blocks of flats; these are accessible at         
https://www.law.ox.ac.uk/people/susan-bright and are very useful for background       
reading.  

● Following our #EndOurCladdingScandal campaign, Government announced funding for the          
removal and replacement of unsafe ACM (Aluminium Composite Material) cladding on           
private sector residential buildings 18m and over in May 2019. Costs to remediate in the               
private sector have been estimated as £200m and, should your building have ACM cladding,              
your building owner / manager should either have or be in the process of making an                
application to  that Fund. 

● On 11th March 2020, Government announced a further £1 billion to remediate “unsafe non 
ACM cladding systems”. For further detail on this fund (due to open for applications towards 
the end of July 2020), please see https://www.gov.uk/guidance/remediation-of-non-acm 
buildings.  

● At this stage, Government has advised that the limit to funding will be £1 billion – this is for                    
the remediation of unsafe cladding systems on the outside of buildings and will be              
distributed on a First Come First Served basis. At this point, the funding does not include                
any remediation costs relating to internal building issues, the cost of interim fire safety              
measures (such as Waking Watches / Alarms) or insurance increases. Government’s own            
figures estimate the issue as requiring at least £3.5bn to remediate (with independent             
estimates quoting figures as high as £20bn for both the private and public sectors). Please               
see the Appendix to this document for details on our current campaigning and recent              
submission to the Select  Committee.  

● Manchester Cladiators have produced a high-level two-page summary of the Building Safety             
Fund and this is available via our Facebook group or on request to             
Manchester.cladiators@gmail.com.  

● In broad terms, the Fund is available for buildings over 17.7m (i.e. with a tolerance of 30cm 
below the usual 18m height cut-off).  

● The detail in the Prospectus is technical but it indicates that funding would be available to                 
remediate both unsuitable cladding (i.e. the material that is on the external wall) and what               
lies beneath the cladding to stop fire spread (i.e. the full system to include remediation of                
issues such as no/deficient insulation, no cavity barriers). Costs such as scaffolding and             
professional fees are also specifically noted as being included in the Fund.  

● Your building owner / managing agent should hold, or be due to instruct, both a Fire Risk 

Assessment and an External Wall Survey.  

● The External Wall Survey is a relatively recent requirement and it is this that will review all                  
types of cladding (whether combustible or non-combustible) and the make-up of the            
materials behind the cladding. This is usually then reviewed and commented upon by a Fire               
Engineer(i.e. someone who is appropriately qualified to give the correct advice), who will             
then  advise on remediation requirements.  



● Under the Fire Safety Order, it is a requirement that a Fire Risk Assessment of the common                  
areas of buildings containing flats be carried out. The Fire Risk Assessment (conducted by a               
Competent Person) will usually contain recommendations to be actioned and the           
“Responsible Person” has a duty to take such precautions as may be reasonably required to               
ensure the premises are safe. For further detail on this, please see https://www.lease             
advice.org/fact-sheet/fire-safety/.  

● Historically, a Type 1 Fire Risk Assessment has generally been instructed by the Responsible               
Person. This is the most basic “non-intrusive” inspection completed that has previously been             
deemed as “suitable and sufficient” to satisfy the Fire Safety Order. The general guidance  
now seems to be for a Type 4 Intrusive Fire Risk Assessment to be conducted and this is                  
particularly the case for those buildings where external wall compliance issues have been             
identified. Put simply, if there are concerns with the external walls, the Fire Service will               
usually request a Type 4 FRA is carried out to ensure the internal compartmentation is               
satisfactory,  i.e. to ensure any fire would not spread internally.  

● Again, your Managing Agent should either have these documents or be in the process of                
instructing them and should share such reports with leaseholders so ensure you ask the              
question.  

● If you feel you are making no progress via this route, remember that you can also ask                  
Manchester City Council (e.g. your local Councillor) or Greater Manchester Fire & Rescue             
Service for assistance, advice and guidance.  

Your Strategy & Tactics  

So, you know your building has fire safety issues and you have taken the above steps to coordinate 
leaseholders, what can you do now?  

For some background, Manchester Cladiators formed in early 2019 with the aim of bringing together 
the growing number of blocks and residents (we call leaseholders residents as we believe the term 
leaseholders dehumanises the people we are fighting for and the very real issues they face). We 
have been repeatedly told by Government that it will not pay for the remediation of our buildings 
but, since May 2019, we have had some success in campaigning for Government to amend this 
position with, first, the announcement of the £200m ACM Fund and, then, the further funding of £1 
billion for remediation of buildings with unsafe non-ACM cladding systems.  

We have achieved this alongside Inside Housing and cladding groups across the country but we 
know that success in these battles do not mean the war has been won and we will continue to 
campaign until we succeed in ensuring all fire safety issues that leaseholders may be “on the hook” 
for are remediated and paid for by those parties we firmly believe at fault.  

We completely understand the grievances residents will have, whether with the builders / 
developers who constructed their buildings, the building owners / managing agents and the party 
that “signed off” their building. Our view is that it is clear that the Building Regulatory Regime in this 
country has been defective for years and this formed the findings of Dame Hackitt’s Independent 
Review of Building Regulations and Fire Safety  

(https://www.gov.uk/government/collections/independent-review-of-building-regulations-and-fire 



safety-hackitt-review).  

We are continuing to campaign both in the public sphere and through direct representations to 
Government whether through lobbying events or meetings with Ministers. We have made some 
real progress, but the war is not over.  
The approach your building takes will, naturally, be your decision and we detail below some of the 
tactics we have found have worked:  

● Social Media Presence – As well as the private Facebook account, we suggest you set up a 
Twitter account for your building. We have found Twitter to be a key tool in both coming 
together with affected buildings in the area / nationally and making direct representations 
to Government and Ministers.  

● Include the email address you have created for your building in your Twitter bio and ensure 
anyone (including non-followers) are able to direct message you.  

● Launch a Twitter campaign - post regular updates, daily where possible, with any update you 
can (no matter how small it feels). Some days you may just retweet (with or without 
comment) relevant tweets and others you will have many things to say yourself. Regularity 
(and hence engagement) are key – do not let them forget you!  

● Try to give your social media posts some personality while keeping them relevant and 
focused. Avoid blurring your main issue with other building concerns, i.e. stick to cladding 
and fire safety issues rather than general diatribes about your building manager (however 
valid they may be!)  

● Popular hashtags for fire safety include: #EndOurCladdingScandal #Cladding 
#CladdingScandal #LeaseholdScandal – use these regularly to help widen your 
reach.  

● Follow as many local and national media outlets as possible, follow Manchester Cladiators, 
Grenfell United, other cladding buildings, National Leasehold Campaign (NLC), Leasehold 
Knowledge Partnership (LKP), fire and safety experts – these will often be a good source for 
up-to-date information and will help feed into your campaigning.  

● The more accounts liking and retweeting your posts the better – whilst they will not usually 
reply, Government / Ministers do take notice of Twitter and a post with 100 likes will have a 
great deal more impact than one with under 10 likes.  

● It can take time to build up a following but do not give up – persistence is often rewarded.  

● Remain as professional as possible on social media – you never know who is watching and 
what may impact your campaign.  

● Avoid engaging with “trolls” on social media (there will always be one!) and do not post 
anything libellous, angry or too politically one-sided. This issue has emerged following the 
actions (or inaction) of both main political parties and remember that you will be 
representing a range of different leaseholders with different political persuasions.  

● You may receive requests for technical or sensitive information. Try to avoid publicly 



responding and turn to direct messages where you can.  

● Write a press release – this should be no more than two pages to explain your story and 
include quotes from residents. Try to focus on the human impact (families, can’t sell, can’t 
move, turned down jobs elsewhere etc.). Distribute it to as many media outlets as possible, 
and keep it updated. 

● Take up EVERY media opportunity, no press is wasted. Have residents lined up to support 
when requests come in along with what they are willing to do (tv, radio, photos etc). Media 
often give little or no notice so ensure you have a “waiting list” of residents who are able to 
act quickly.  

● Use all networks and contacts available to you:  

○ Link to the Manchester Cladiators and other buildings facing similar situations. Our 
Facebook page is a ready-made support network where you can ask questions or get 
ideas.  

○ Write open letters (and publicly share them) to your MP, Mayor, Council, Fire 
Service, Government, MHCLG, etc. If you receive no response then share that lack 
of support on Twitter, where appropriate. Ask for conference calls / web-meetings 
too.  

○ Take up messages from anyone who contacts you – no information is wasted. Listen 
to any building / fire / insurance / legal expert who wants to talk. There may be 
some “fishing exercises” from people / companies trying to sell you / your residents 
products and services but there are also some good resources out there who offer 
advice and guidance as they wish to use their expertise help those who are in this 
unfortunate situation.  

○ Ask your fellow leaseholders to reach out their contacts & networks - you may be 
surprised how many people know experts in a relevant field or even those who have 
large Twitter followings and can help promote your cause.  

● Be prepared to dedicate significant personal time:  

○ It is a long and not always straightforward journey; be prepared to give up significant                
amount of your personal time to support the cause. This is why it is important to set                 
up a Steering Group (potentially with sub-groups focused on specific activities) to            
ensure tasks are spread out effectively.  

○ Being on the Steering Group means being pro-active, dedicated and available - this is 
key to success. It can sometimes feel like a part time (unpaid!) job co-ordinating your 
strategy and all parties involved but, if you are willing to take on this fight, it should 
be worth it in the longer term.  

○ There will, naturally, be some leaseholders who don’t feel they are able to help; some                
may be scared that this is all out of their direct control and some will not understand                 
the full complexity of these issues. Be clear what you are asking for and the time                



commitment and distribute tasks so no one person take on too much of the              
workload – there will be ups and downs along the way but focus on pulling together                
as a team both with your fellow leaseholders and Manchester Cladiators – we are              
here to help. 

APPENDIX – Our Campaign: 5 Key Asks  

Our current Campaign is focused on the £1 billion Building Safety Fund and we have made 5 specific                  
recommendations to Government to ensure that more leaseholders are protected by the new Fund              
than currently appear to be given its inherent limitations.  

We were invited to give oral evidence at the Housing, Communities and Local Government Select 
Committee and details of this are available at https://committees.parliament.uk/work/85/cladding 
progress-on-remediation/publications/.  

We also submitted written evidence to the Select Committee (available at  
https://committees.parliament.uk/writtenevidence/5223/pdf/) and we are currently campaigning 

on our 5 Key Asks:  

1. The Government must be held to account for its flawed strategy and resulting severe 
delays and now take urgent steps to make buildings safe.  

2. A review of interim measures is urgently needed, and alarms should be introduced 
wherever appropriate with costs met through the Building Safety Fund.  

3. The Government must put significantly more funding into the Building Safety Fund.  

4. The Building Safety Fund should be available to all residents needing it, not just those who 
fall into its currently limited categories.  

5. The Government should meaningfully take on board residents' experience. 


