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1. Introduction 

In response to the tragic fire at Grenfell Tower, Dame Judith Hackitt has been leading an independent 
review of building regulations and fire safety, with a particular focus on multi-occupancy, high-rise 
residential buildings. The Federation responded to the initial call for evidence and has been engaged 
closely with the review on behalf of members since. 
 
The Hackitt Review interim report, published in December 2017, contains a diagnosis of the 
problems, key findings to date, the future direction of travel and some actions/recommendations for 
relevant people to consider adopting voluntarily. The Review will publish its final report in May 2018. 
 
In line with interim report recommendations, the Ministry of Housing, Communities and Local 
Government (MHCLG) has published a consultation and impact assessment on proposed 
amendments to building regulations guidance set out in Approved Document B (Fire Safety). 
 

The consultation seeks views on proposed amendments that would restrict the use of 
“assessments in lieu of tests”, also known as desktop studies, to assess the fire 
performance of products and assemblies such as cladding systems. 

 
The consultation runs until 25 May 2018. However, to allow us to co-ordinate a sector response on 
behalf of members, we are requesting representations and evidence by close of Monday 7 May. 
 

2. Hackitt Review background 

Quality assurance and products 

The Government’s Building Safety Programme identified more than 200 high-rise residential buildings 
across England fitted with ACM cladding systems that are likely to present a fire hazard. 

There was no single reason identified for this. Issues included the way specification data is presented 
during product marketing, individual elements being used as part of compound systems that are not 
fully tested, and the widespread use of assessments in lieu of a test or desktop studies, to assess 
equivalence of products and systems. Test results, desktop studies and the details of those who 
produce them are also not made public, and test conditions used do not adequately reflect real-life 
conditions. 

Crucially, the integrity and efficacy of product and system classifications are highly dependent on 
correct installation by competent and knowledgeable persons.  

 
Direction of travel 

Phase two of the Hackitt review is examining the case for product testing data to be made transparent 
and publicly available, and for a much clearer system of product classification and labelling. 

There is a need to ensure oversight of the quality of installation work carried out as well as of the 
materials used. A number of members have been supportive of proposals to reinstate a Clerk of 
Works or similar to act as the primary gatekeeper of quality assurance on significant projects. 

3. Review recommendations 

Dame Judith’s interim report recommended that: 
 

https://www.housing.org.uk/resource-library/browse/independent-review-of-building-regulations-and-fire-safety-submission/
https://www.gov.uk/government/publications/independent-review-of-building-regulations-and-fire-safety-interim-report
https://www.gov.uk/government/consultations/approved-document-b-fire-safety-amendments-to-statutory-guidance-on-assessments-in-lieu-of-tests
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“The Government should significantly restrict the use of desktop studies to approve changes to 
cladding and other systems to ensure that they are only used where appropriate and with 
sufficient, relevant test evidence. Those undertaking desktop studies must be able to 
demonstrate suitable competence. The industry should ensure that their use of desktop studies is 
responsible and in line with this aim”. (Paragraph 1.94) 

 
This was supported by a commitment from the Secretary of State to revise the Approved Documents 
on fire safety and commission work to produce a new British Standard on when and how desktop 
assessments can be used. 
 

4. Current routes to compliance, testing and assessments 

The current building regulations require that external walls on all buildings adequately resist fire 
spread. Guidance in the Approved Documents referred to above sets out the ways that this can be 
achieved: 
 

 To ensure that each individual component of the wall (insulation, filler, etc.) meets the 
required standard for combustibility – linear route (see below).  

 To ensure that all the combined elements of a wall, when tested as installed, adequately 
resist the spread of fire to meet a set standard. 

 
Further detail regarding routes to compliance is contained within Annex I Figure B1 of the consultation 
document and copied below: 

 
Routes to compliance 
 

 Linear route – requires that 'all elements of the façade construction' are of limited combustibility 
or better (England & Wales) or non–combustible (Scotland), which, in this context, is defined by 
being a material that either is ‘listed’ or has met the required performance criteria after having 
been subjected to specific small-scale fire tests. Unlike in large-scale fire tests, testing is 
performed on the insulation in isolation from all other materials comprising the façade system.  

 

 Fire safety engineering route – the whole building is assessed for spread of fire, undertaken by 
a fire engineer. The assessment is based upon scientific principles from an integrated or a 
‘whole building’ perspective. Fire Safety Engineering considers the performance of structures, 
systems, products and materials when exposed to fire, it also includes human behavioural 
aspects, fire prevention and active and passive fire protection measures, e.g. effective means of 
egress and adequate measures for alarm, detection, control and extinguishment.  
 

 Undertake full BS8414 fire test – which comprises building a sample of the complete façade 
and exposing it to a standardised fire. The results of the test are set out in a Classification Report 
(BR 135). This test ensures that the complete façade build-up meets the acceptance criteria set 
out in BR 135 (Fire performance of external thermal insulation for walls of multi-storey buildings), 
using large scale test data. This route is typically undertaken by manufacturers on all new 
products or product variants. Only two organisations based in the UK are accredited to undertake 
the BS8414 test at present. This approach has become more popular since the fire at Grenfell 
Tower as more systems have been tested.  
Note: (BS 8414 is the British Standard which sets out the test method for non-loadbearing 
external cladding systems. It can be used to test rainscreen cladding and external wall insulation 
systems and their fixings). 

 

 Assessments in lieu of test (desktop study) – this route will be available if the proposed 
façade is largely the same as a previously BS8414-tested product, but which includes only a 

https://www.gov.uk/government/publications/fire-safety-approved-document-b
https://www.gov.uk/government/publications/fire-safety-approved-document-b
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slight variation in design (including different finish colour). An assessment may reference one or 
several existing BR 135 classification reports.  
 

 
Appendix A of the Approved Document Part B guidance outlines how tests should be carried out and 
establishes the principle of assessments in lieu of a fire test or desktop studies. This is an established 
part of the system for classifying the fire performance of construction products and systems. 
 
In some cases, there are additional standards which provide rules for assessments in lieu of tests 
(desktop studies). These are known as “standards for extended application” and set out rules for 
extrapolation and use of data from actual tests such as those in a BR 135 report. 

5. Consultation scope and proposals 

Guidance regarding carrying out assessments in lieu of a fire test (desktop studies) is set out in 
Approved Document Part B, paragraph 1b of Appendix A. (Refer to Annex 2) 
 
The consultation paper: 
 

1. Sets out proposed amendments to this guidance to improve clarity, create new requirements 
for assessments in lieu of fire tests, and ensure assessments are carried out in line with Dame 
Judith’s recommendation above. 
 
The changes seek to provide guidance on use of all assessments in lieu of tests to meet Part 
B fire safety requirements, including those covering cladding and external insulation (where 
test classifications are covered by BS 8414). 
 
Proposals include: 
 

 Where a relevant standard for extended application exists, this should be followed. 

 Where there is no such standard, then the principles of BS EN 15725:2010 (which sets 
out how to carry out extended application reports) should be followed. 

 Following this BS EN will mean test data used to support an assessment must be 
referenced in the report to allow transparency and scrutiny. 

 The Government has commissioned the British Standards Institution (BSI) to draft a 
standard for the extended application of BS8414 results – following this will become 
the expectation, providing detailed rules for assessment relating to cladding systems. 

 Assessments should be carried out by experienced bodies with the necessary 
expertise – those listed as “notified bodies” or accredited laboratories as described to 
address the competence of assessment authors. 

 
2. Seeks views on whether the Government should go further and prohibit the use of 

assessments in lieu of a test (desktop study) either for: 
 

 all fire test classifications or 

 the fire test classifications relating to the BS 8414 full-scale cladding test 
 

A full set of the consultation questions is included in Annex 1. There is a commitment that the 
Government response to this consultation will take into account findings and 
recommendations made by the Hackitt review final report due to be published in Spring 2018. 
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6. Consultation impact assessment 

The consultation includes an impact assessment which considers two options: 
 

 Option 1 
To do nothing – make no changes to current guidance to restrict the use of assessments in 
lieu of tests (noting that this option fails to address a lack of reference to appropriate test 
data). 

 

 Option 2 
To issue amendments to clarify current guidance (whilst not changing its meaning) and create 
new rules for assessments in lieu of fire tests (desktop studies). 

 
Additional cost of adopting Option 2 
The main additional costs from the proposed changes under option 2 would derive from: 
 

 An increase in the cost of undertaking assessments in lieu of tests reflecting the more exacting 
standards (circa 25% increase per test). 

 More assessments in lieu of tests being commissioned due to greater clarity and industry 
confidence in the more demanding assessments, and a corresponding reduction in use of the 
BR 135 report based on a successful BS 8314 test. The assessments in lieu test costs around 
three times more than a BR 135 report. 

 Transition costs from the current position to option two, due to build-up of industry familiarity. 
 
The total present value cost to business over a 10-year period of implementing the proposed changes 
to Approved Document Part B, compared to doing nothing, is set out as £8.0m. This translates to 
an Equivalent Annual Net Direct Cost to Business (EANDCB) of £0.93m. 
 
The impact assessment does not currently include the cost implications of a further option to prohibit 
the use of assessments in lieu of a test (desktop studies) or reliance on full-scale testing has not been 
included. 
 
Current costs 
The impact assessment identifies the following test and assessment costs: 
                                  
                                1 façade  2 façades 
BS 8414 test per façade                   £48,000   £96,000 
BR 135 classification report per façade          £2,100    £4,200 
Assessment in lieu of test (desk top study) option 1   £6,450    £8,700 assume cost falls by 10% after 2yrs 
Assessment in lieu of test (desk top study) option 2*  £8,063    £10,875 +25% due to increase in quality 

                    due to new BS 

 
*We have identified an inconsistency in the reported costs for assessment in lieu of test (desk top study) option 2 and have submitted a 
query to MHCLG. (Costs have been reduced by 10% as opposed to increase by 25% due to increased complexity). 

7. Consultation considerations 

The Federation welcomes the opportunity to respond to this consultation, and to contribute to a 
fundamental overhaul of the regulatory system with the objective of creating a system which is more 
robust, simple and trustworthy. 

The housing association sector is determined to be at the forefront of the cultural and behavioural 
change needed to place quality and value at the heart of the construction, maintenance and asset 
management industries. Providing safe and secure homes is housing associations’ top priority and 
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they sit in the unique position of commissioning, developing and then managing buildings for the long 
term. As such, we are keen to understand member perspectives on the proposed changes, including 
their scope and ambition, how a new system could work, what it should achieve and its wider impact. 

Engagement to date has identified that members recognise the need for: 

 regulations that are unambiguous about the safety outcomes they are designed to achieve, 
and guidance that clearly responds to these outcomes 

 a full review of the safety testing regime for the products and materials central to fire safety in 
high-risk, high-rise and complex buildings. 

Our initial engagement suggests that members want to see regulation become more similar to the 
Scottish regime, where the linear route to compliance requires that 'all elements of the façade 
construction' are non-combustible. However, we recognise that in the current context an immediate 
move to this position may be challenging for existing projects where cladding replacement is 
underway. 

Members have also told us that any new system or proposals should limit the potential for future 
‘gaming’ of compliance or approval, and that building commissioners and managers must have 
sufficient trust and assurance (supported by evidence) in the system to allow them to carry out their 
duties. 

We are keen to understand member views from across the sector, supported by evidence of past, 
current and future working practices, to allow us to collate a clear sector ambition on routes to 
compliance. 

The consultation questions are listed in Annex 1 but a number of further topics for consideration are 
set out below: 

General topics 

 Sector ambition regarding cladding combustibility  

 The merits/shortfalls of recognised routes to compliance, including the proposed changes 

Proposal specifics 

 Do you support the proposals? Can you provide supporting evidence? 

 Are the proposed changes clear and do the changes/restrictions go far enough? Are you 
confident that the changes would support you in meeting your wider responsibilities under a 
new, more demanding regulatory regime for complex, high risk and high rise buildings post-
Hackitt? 

 Are there any further changes or clarifications which you would support or might alter your 
view? 

 Has transparency been addressed? For example, should test data have to be made public? 

 Are there implications in terms of compliance sign off/potential for delay? 

 Does the sector have the capacity and access to professional expertise to support the 
proposed guidance? 

 What are the potential cost implications? Are these supported by the consultation impact 
assessment? 

 Will there be an impact on innovation? 

 Are there any other risk or considerations which have not been identified? For example, 
marginality of test results and the relationship to build quality, product substitution during the 
project? 
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8. Future work 

To continue to support members, responses will be reviewed and collated prior to submission, 
building on the work the Federation has done to date with the Hackitt Review team and MHCLG. 

The Hackitt Review into building regulations and fire safety is due to publish its final report in May. 
Once it has been published, the Federation will organise member engagement events across the 
sector to discuss the recommendations and the implications for member businesses.  
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Annex 1: Consultation questions 

The first two questions are administrative in nature. 
 
3. Do you agree with the recommendation in Dame Judith Hackitt’s interim report to restrict 
the use of desktop studies to ensure that they are only used where appropriate and with 
sufficient, relevant test evidence by people with suitable competence? 

Yes / No / Don’t know – if no, please provide reasons and suggest alternative text. 

4. Do you agree with the proposed amendment to the text on how to undertake an assessment 

in lieu of test as outlined in Annex A? 

 

If no, please provide reasons and suggest alternative text. 

5. Do you agree with the proposed amendment to the text on who is permitted to undertake an 

assessment in lieu of test as outlined in Annex A? 

Yes / No / Don’t know – If no, please provide reasons and suggest alternative text. 

6. Do you agree with the proposed amendment to the text on the circumstances under which 

an assessment in lieu of test may be carried out, as outlined in Annex A? 

Yes / No / Don’t know – If no, please provide reasons and suggest alternative text. 

7. Do you agree with the impact assessment? (Please see Annex B of the consultation 
document)  

Yes / No / Don’t Know - If no, please provide evidence. 

8. The impact assessment is principally focused on external wall construction. Do you 
consider it will impact any other building features? If yes, please specify. 

Yes / No / Don’t know 

9. Do you think that making this change will achieve the desired outcome expressed in Dame 
Judith Hackitt's interim recommendation?  

Yes / No / Don’t Know – If no, please explain why and provide alternatives. 

10. Do you consider that the use of assessments in lieu of fire tests should be prohibited for 
all construction products?  

Yes / No / Don’t know – please provide an explanation of your answer. 

11. Do you consider that the use of assessments in lieu of fire tests should be prohibited for 
wall systems tested to BS 8414?  

Yes / No / Don’t know – please provide an explanation of your answer. 

12. Do you have any further comments? (Where appropriate please provide evidence). 
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Annex 2: Comparison of original / proposed Approved Document Part B Appendix A  

Original 
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Proposed 

Replace paragraphs 1 and 2 of Approved Document B Appendix A (both volumes) with:  
 
“A1 Much of the guidance in this document is given in terms of performance classifications in relation 
to British or European Standards. In such cases the performance of products and systems should be 
demonstrated using one of the following methods:  
 

a. be in accordance with a specification or design that has been shown by specific test to 
be capable of meeting that performance classification;  

b. have been assessed in lieu of a specific test from relevant test evidence as being 
capable of meeting that performance classification; or  

c. have been designed by using relevant design standards, as meeting that performance 
classification.  

 
A2 Any test evidence used to demonstrate the fire performance classification of a product or system 
should be carefully checked to ensure that it is applicable to the intended use. Small differences in 
detail, such as fixing method, joints, dimensions, the introduction of insulation materials and air gaps 
(ventilated or not), can significantly affect the performance.  
 
A3 Where it is proposed to assess the classification of a product or system in lieu of carrying out a 
specific test (as in A1b. above) this should be done in accordance with the relevant standard for 
extended application for the test in question.  
 
For performance classifications where there is no specific standard for extended application, 
assessment reports should be produced in accordance with the principles of BS EN 15725:2010 and 
should include details of the test evidence that has been used to support the assessment.  
 
A4 Tests and assessments should be carried out by organisations with the necessary expertise. 
Organisations listed as “notified bodies” in accordance with the European construction products 
regulation or laboratories accredited by UKAS for the relevant test standard can be assumed to have 
the necessary expertise.  
 
Note Standard fire tests do not directly measure fire hazard. They measure or assess the response of 
a material or system to exposure to one or more aspects of fire conditions. Performance in fire tests is 
only one of a number of factors that should be taken into account.” 

 


