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This briefing provides:  

• A summary of the Federation’s work on building safety issues.  
• Key points from the report of Phase 1 of the Grenfell Tower Inquiry that are likely to have 

an implication for housing associations.  
• Details of the recommendations in the report that apply to or affect owners and managers 

of large residential buildings.  
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1. Introduction 

The Grenfell Tower Inquiry, chaired by Sir Martin Moore-Bick, was established following the 
disastrous fire at Grenfell Tower on 14 June 2017. Seventy-two people lost their lives.  

Sir Martin decided to conduct the inquiry in two phases: the first looking at the fire itself and the 
second at the background and underlying causes. The report of phase 1 was published on 30 
October 2019 and forms the basis of this briefing. 

The structure of the inquiry means that many critical factors will not be considered until phase 2, and 
this necessarily limits the scope of the phase 1 report. Nevertheless, many key issues have become 
much clearer as a result of phase 1 of the inquiry, allowing the report to draw some firm conclusions, 
and make recommendations accordingly, on a large number of points of great importance to owners 
and managers of residential buildings.  

This briefing focuses on aspects of the phase 1 report that are of particular relevance to landlords, 
owners and managers of tall residential buildings (although some parts of the report may be 
significant for some other types of building). It does not cover other aspects of the report, such as 
those addressing issues specific to the police or the fire service. It should also be noted that some 
issues of key importance to building owners and managers, especially relating to the background to 
the fire, will be the subject of phase 2 of the inquiry, and consequently are not included in this briefing. 

2. The Federation’s view  

The Federation welcomes Sir Martin Moore-Bick’s report into the events on the night of the tragic fire 
at Grenfell Tower. The report contains a number of important recommendations for building owners. 
We will be reflecting on these with our members, so that as a sector we can do everything we can to 
ensure an event like this never happens again.  

The Federation fully supports the Government’s proposals to reshape the building regulatory system, 
and our sector is committed to adopting the proposed new responsibilities. We want to work with the 
Government and other partners to achieve our shared aim of ensuring that residents are, and feel, 
safe in their homes. 

Since the fire, housing associations have been acting with urgency to remediate building safety issues 
in their buildings, and working with residents to ensure their safety until this complex work concludes. 
We are calling upon the Government to expedite this vital work by:  

• Establishing a Building Safety Fund, to pay for the one-off costs building owners will incur to 
ensure their buildings meet safety requirements. 

• Leading a strategic response to unresolved safety remedial works on existing buildings. 
• Providing clarity and transparency on information such as the completed testing programme on 

glass-reinforced plastic fire doors. 
• Granting some additional powers to dutyholders under the new regulatory system, directly linked to 

their responsibilities for whole-building safety, to enable them to access all parts of a building. 



 

Page 3 

3. Summary of findings  

In this section, we summarise two issues considered in the report that are likely to have an implication 
for housing associations: 

• Compliance with building regulations.  
• The role of the landlord in a major incident.   

3.1 Building regulations 

Much comment and discussion since the Grenfell Tower fire has focused on the role of building 
regulations and the approved document regime. In particular, questions have been asked as to 
whether the Aluminium Composite Material (ACM) cladding panels used to refurbish Grenfell Tower 
were compliant. Detailed consideration of the role of building regulations and approved documents 
will take place in phase 2 of the inquiry. However, Sir Martin Moore-Bick states that the evidence 
heard during phase 1 is sufficient to answer the question of whether the ACM panels used as 
cladding on Grenfell Tower were compliant with building regulations. His answer is that they were not 
(paragraph 26.4). 

His reasoning is that building regulations are outcome based. The specific requirement, B4(1) of 
Schedule 1, is that the external walls of a building should ‘adequately resist the spread of fire’. In the 
case of Grenfell Tower, this requirement was clearly not met. 

There is a separate question, however, about the correct interpretation of the approved documents, 
which, although not strictly part of the building regulations, are issued with statutory authority to assist 
with compliance with them. This is likely to be a major factor in understanding the background to the 
fire and will have far-reaching implications concerning liability both for the fire itself and for the use of 
combustible materials on other buildings. This will be considered in phase 2. 

3.2 The role of the landlord in a major incident 

Although day-to-day management of Grenfell Tower was in the hands of Kensington and Chelsea 
Tenant Management Organisation (the TMO), the building owner and landlord was the Royal Borough 
of Kensington and Chelsea (RBKC). The report examines the role of both the TMO and RBKC on the 
night of the fire.  

There are valuable lessons here for housing associations, even though the exact arrangement at 
Grenfell will not be found in our sector. RBKC is both the local authority and the landlord for Grenfell 
Tower. As a local authority, it is a statutory ‘Category 1 responder’ under the Civil Contingencies Act 
2004 (CCA). Category 1 responders, which include both local authorities and relevant emergency 
services, are required under the CCA to formulate plans for dealing with emergencies.  

The distinction between RBKC’s local authority and landlord responsibilities was not drawn out in the 
phase 1 report, but it is important when considering the report’s implications for other landlords. 
Housing associations do not have dual landlord and local authority functions, so they do not have 
statutory Category 1 responder responsibilities. However, the phase 1 report makes it clear that they 
do have a responsibility to attend the scene of a major incident and provide information and 
assistance to first responders. 
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On the night of the fire at Grenfell Tower, two local authority liaison officers (LALOs) attended from 
RBKC in accordance with the council’s role as a local authority under the CCA.  

Two senior officers from Kensington and Chelsea TMO also attended on the night, Roger Black and 
Teresa Brown, as well as other TMO staff. In his evidence to the inquiry, Mr Black, the CEO, 
suggested that the involvement of the LALOs meant that the TMO had ‘no role’. Ms Brown described 
the attendance of TMO staff as ‘voluntary’. The report is highly critical of both senior officers:  

… [the TMO’s] senior executives did not have a clear view of what they were supposed to do on the 
night of the fire. Robert Black, in particular, did not appear to have any clear perception of how he 
personally, or the TMO as an organisation, could assist either RBKC or the [London Fire Brigade] 
and he had no plan by which he could lead his staff. Critically, his view that the TMO had nothing 
else to offer was incorrect. It was in possession of, or had access to, important information, such as 
plans of the building, a list of residents and a list of survivors at rest centres, that had been 
repeatedly requested by the emergency services and by Nickolas Layton as LALO. That information 
was unsatisfactorily late in coming to the incident ground. (Paragraph 30.96) 

This has important implications for the role of housing associations as landlords and building 
managers in the event of a major incident, which will be discussed further in the next section. 

4. Recommendations 

In this section, we explain the recommendations in the report that are likely to have implications for 
owners or managers of large residential buildings.  

4.1 Attendance at scene 

The report is clear that in any major incident involving a high-rise residential building, it is essential for 
the building owner or manager to be represented on the spot by staff of appropriate seniority, 
potentially backed up by other colleagues either at the scene or remotely. This applies whether the 
incident occurs within the normal working week or not.  

The staff members on the spot must be able to access, rapidly and reliably, the kind of information 
that may reasonably be required by the emergency services and other first responders. As well as the 
emergency services, first responders will usually include at least one LALO, and the landlord or 
building manager should seek to support that person in carrying out their responsibilities. 

4.2 Information and the ‘premises information box’ 

The report stresses the difficulties experienced by the emergency services at Grenfell Tower in 
obtaining information that would have assisted them in fighting the fire and rescuing occupants. 
Specifically, the fire brigade requested floor plans of the building and a list of occupants. Many hours 
passed before the TMO was able to provide this information.   

The report also noted that although the TMO had an emergency plan which had been revised in 
February 2016, many of the parts of the plan containing information about specific properties had not 
been updated for a number of years. Details relating to Grenfell Tower had not been modified since 
February 2002, over 15 years before the fire, which meant that no account was taken of the major 
refurbishment that took place between 2012 and 2016. 
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A number of recommendations address this issue: 

• That the owner and manager of every high-rise residential building be required by law to provide 
their local fire and rescue service with information about the design of its external walls together 
with details of the materials of which they are constructed and to inform the fire and rescue service 
of any material changes made to them (33.10.a). 

• That the owner and manager of every high-rise residential building be required by law to provide 
their local fire and rescue services with up-to-date plans in both paper and electronic form of every 
floor of the building identifying the location of key fire safety systems (33.12.a). 

• That the owner and manager of every high-rise residential building be required by law to ensure 
that the building contains a premises information box, the contents of which must include a copy of 
the up-to-date floor plans and information about the nature of any lift intended for use by the fire 
and rescue services (33.12.b).  

Housing associations will need to consider how they can ensure that they meet these requirements. 

4.3 Evacuation 

Chapter 4 of the report reviews the history of the ‘stay put’ policy in large residential buildings, and 
some recent press reporting implied that it recommends abandoning this approach. In fact, it sets out 
persuasive arguments for retaining such a policy and points out (paragraph 4.10) that the only 
alternative approach, namely immediate evacuation, presents serious practical problems and is not 
necessarily safer. 

The report does, however, make the point that a ‘stay put’ policy is dependent on effective 
compartmentation. It therefore argues that evacuation must be provided for as an alternative should 
the building’s compartmentation fail, as they did at Grenfell Tower. This gives rise to several 
recommendations: 

• That the government develop national guidelines for carrying out partial or total evacuations of 
high-rise residential buildings, such guidelines to include the means of protecting fire exit routes 
and procedures for evacuating persons who are unable to use the stairs in an emergency, or who 
may require assistance (such as disabled people, older people and young children) (33.22.a). 

• That fire and rescue services develop policies for partial and total evacuation of high-rise 
residential buildings and training to support them (33.22.b). 

• That the owner and manager of every high-rise residential building be required by law to draw up 
and keep under regular review evacuation plans, copies of which are to be provided in electronic 
and paper form to their local fire and rescue service and placed in an information box on the 
premises (33.22.c). 

• That all high-rise residential buildings (both those already in existence and those built in the future) 
be equipped with facilities for use by the fire and rescue services enabling them to send an 
evacuation signal to the whole or a selected part of the building by means of sounders or similar 
devices (33.22.d). 

• That the owner and manager of every high-rise residential building be required by law to prepare 
personal emergency evacuation plans (PEEPs) for all residents whose ability to self-evacuate may 
be compromised (such as persons with reduced mobility or cognition) (33.22.e). 
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• That the owner and manager of every high-rise residential building be required by law to include 
up-to-date information about persons with reduced mobility and their associated PEEPs in the 
premises information box (33.22.f). 

• That all fire and rescue services be equipped with smoke hoods to assist in the evacuation of 
occupants through smoke-filled exit routes (33.22.g). 

A requirement to plan for the evacuation of large residential buildings has far-reaching implications 
not only for the emergency services but also for building owners and managers.  

Key issues that housing associations will need to consider include: 

• How and by whom the decision is taken to evacuate. 
• How that decision is communicated to residents. 
• How the evacuation is carried out. 

4.4 Other recommendations 

The report makes some other recommendations that apply to building owners and managers, which 
we have grouped by topic below. Please note that we have not included recommendations that have 
no direct bearing on building owners and managers, such as those directed at the fire service. 

Lifts 

• That the owner and manager of every high-rise residential building be required by law to carry out 
regular inspections of any lifts that are designed to be used by firefighters in an emergency and to 
report the results of such inspections to their local fire and rescue service at monthly intervals 
(33.13.a). 

• That the owner and manager of every high-rise residential building be required by law to carry out 
regular tests of the mechanism which allows firefighters to take control of the lifts and to inform 
their local fire and rescue service at monthly intervals that they have done so (33.13.b). 

Signage 

• That in all high-rise buildings floor numbers be clearly marked on each landing within the stairways 
and in a prominent place in all lobbies in such a way as to be visible both in normal conditions and 
in low lighting or smoky conditions (33.27). 

• That the owner and manager of every residential building containing separate dwellings (whether 
or not it is a high-rise building) be required by law to provide fire safety instructions (including 
instructions for evacuation) in a form that the occupants of the building can reasonably be 
expected to understand, taking into account the nature of the building and their knowledge of the 
occupants (33.28). 

Fire doors 

• That the owner and manager of every residential building containing separate dwellings (whether 
or not they are high-rise buildings) carry out an urgent inspection of all fire doors to ensure that 
they comply with applicable legislative standards (33.29.a). 

• That the owner and manager of every residential building containing separate dwellings (whether 
or not they are high-rise buildings) be required by law to carry out checks at not less than three-
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monthly intervals to ensure that all fire doors are fitted with effective self-closing devices in working 
order (33.29.b). 

4.5 Points without recommendations 

In addition, the report notes two points on which it is not making a recommendation. 

Fire-fighting equipment 

Several witnesses asked the inquiry to recommend that equipment be placed in buildings allowing 
occupants to fight fires themselves. The inquiry did not adopt this suggestion. 

Sprinklers 

The consideration of sprinkler systems will form part of phase 2 of the inquiry. Consequently, no 
recommendation is made at this stage.  

The Government is currently consulting on proposals to reduce the trigger height at which sprinkler 
systems are required in new building, alongside other fire safety measures. We prepared a briefing for 
members and collected feedback which we will use to inform our sector response.  

5. Conclusion 

On the day the phase 1 report was published, the Prime Minister announced that the Government 
would accept all of its recommendations. Many of the recommendations require legislation to be 
passed, particularly where new duties are imposed. However, this does not mean that landlords and 
building managers need to wait to consider what steps they will need to take to comply with the 
recommendations – and where these can be implemented prior to legislation.  

The safety of residents is the number one priority for housing associations. They are already engaged 
in a major programme of activity to identify and address potential safety risks in their stock and ensure 
that residents are safe in their homes. The findings and recommendations in the phase 1 report have 
important implications for this work, and for housing associations’ wider building safety plans and 
procedures. Our sector will carefully consider these implications and ensure we are taking all action 
necessary to make sure everyone can feel safe and secure in their homes. 
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