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Summary of key points: 

The National Housing Federation is the voice of housing associations in 

England. Our members have contributed enormously to this evidence 

submission and are committed to supporting the important work of the Review. 

In collating this evidence we have focused on the areas where we best add 

value. Key proposals include:  

 Strategic review and reform of the purpose, form and operation of Building Control 

 A more robust Primary Authority Scheme between housing providers and Fire 

Authorities 

 Standardised and higher quality Fire Risk Assessments  

 A government convened permanent Building Safety Group 

 Periodic review of key safety legislation and regulation 

 Explicit consideration of how recommendations will influence the capacity and 

resources of relevant sectors  
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1. Introduction 

The National Housing Federation (the Federation) is the voice of housing associations in England. 

Our members own and manage more than 2.5 million homes across the nation, as well as providing 

vital care, support and community services. Housing associations are a prime example of what is 

possible through public and private sector partnership and innovation; they exist for public benefit and 

support public bodies in discharging their statutory duties, and maximise their impact by leveraging in 

private finance and reinvesting all surpluses into the communities that they serve.  

The housing association sector is united by a common purpose and ambition – to ensure everyone in 

the country has the opportunity to live in a quality home that they can afford.  

This underpins our bold vision for the future, a future where housing associations have increased their 

output of new homes from 40,000 in 2016/17 to 120,000 in 2034/35, and where it is common 

knowledge that if you want a great place to live, you go to a housing association.  

The quality of places, spaces and homes runs throughout this vision, and the foundation of any 

discussion on quality must be safety. The tragic events at Grenfell Tower have called into question 

the suitability and effectiveness of the legislative and regulatory regime for buildings, and in particular 

high rise, multi-occupancy residential buildings. 

It is imperative that everyone involved in the design, commissioning, construction and management of 

such buildings does everything they can to ensure such a tragedy never happens again. Similarly, 

government must ensure that the regulatory environment provides the necessary support and 

information to those striving for good practice, while also ensuring oversight and enforcement where 

standards are not being met.  

The Federation’s overriding motivation for contributing to the call for evidence is to ensure that in the 

future those who commission, construct, own, manage and live in residential buildings can have 

confidence in the safety of the building and trust in the regulatory regime which applies to it. In order 

to achieve this, we believe the Independent Review of Building Regulations and Fire Safety (the 

Review) must be a catalyst for transformative change across the construction and built environment 

industries, and we offer our support for making this a reality. 

2. Purpose and content of our evidence  

The Federation recognises that the Review is likely to receive wide-ranging and in-depth evidence 

from the significant number of organisations and individuals who have relevant interests or expertise. 

It is therefore important for our submission and input to focus on those areas where we add most 

value to the Review’s terms of reference, and can best represent the views and experiences of our 

members.  

We believe we can best contribute to the success of the Review by sharing the insight and experience 

of hundreds of organisations who commission, procure, construct, own and manage millions of 

residential buildings collectively. Our members have direct experience of building new homes, 

refurbishing existing properties and managing significant property portfolios. Our evidence will focus 

on their experience of the legal and regulatory regime, their identification of its failings, and their ideas 

for making it fit for purpose in the future. 
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As large-scale property developers and managers, our members have been significantly affected by 

the recent developments and uncertainties surrounding building safety. As organisations who have an 

unshakeable commitment to resident safety and security, and a long term stake in the buildings they 

construct and manage, housing associations have been at the forefront of pressing government for 

greater clarity on building safety and key participants in the cladding testing process and the Industry 

Response Group.  Nonetheless, it is of the greatest importance that the current vital focus on safety is 

not limited to the social housing sector. We urge government to recognise that the cladding testing 

programme has unearthed systemic and widespread regulatory failure, and to reflect this in its 

approach by taking into account all relevant buildings, including those in the private sector.  

As described above, our evidence focuses on those areas where we believe we can best add value to 

the Review. As well as on-going member engagement we have convened a cross-sector Expert 

Panel to inform our wider policy work, and they have been involved in the production of this 

submission. It is our hope that the Review will receive comprehensive and wide-ranging evidence if 

each organisation focuses on its particular area of experience and expertise.  

Understandably the Review is being carried out to a very tight timescale. We recognise and support 

the importance of assessing the suitability of the existing regime and making timely recommendations 

for its improvement. In order to contribute to the Review in a coherent and consistent way our 

evidence at this stage focuses on priority issues and key principles. We would encourage the Review 

to see this initial submission as the start of our constructive and ongoing engagement in this vital area 

of work. Similarly, the Review will be aware that there are a number of other related pieces of work 

currently underway or due to commence, namely: 

 The Grenfell Tower Inquiry 

 Social Housing Green Paper 

 Labour Party’s review of social housing 

The Federation is committed to providing support and assistance as appropriate to these work areas 

as well.   

2.1 Key issues with the existing regime 

The key issues with the existing building regulations and fire safety regime we have identified are: 

 The legal and regulatory regime is complex, unclear and disjointed 

 A lack of accountability 

 Insufficient oversight and enforcement 

 Insufficient requirements surrounding expertise, skills and resources  

 Specific challenges for housing associations 

2.2 Key principles for a future regime  

The key principles we are advocating for a future regime are: 

 Clarity – roles, responsibilities, requirements and compliance  

 Accountability – responsible individuals and organisations 

 Expertise and resourcing – improved assurance through skills and resourcing requirements 
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 Holistic and comprehensive – explicit consideration of how the entire legal, regulatory and 

policy environment affects new and existing buildings 

 Trust and assurance – the overall regime must provide assurance and engender trust for key 

stakeholders 

Our submission explores each of these areas in turn, and is supported by ‘Technical Annex A: 

potential changes to current regulations and guidance’ (Annex A), which provides more detail on 

specific options for future reform. 

Our proposals include: 

 Strategic review and reform of the purpose, form and operation of Building Control 

 A more robust Primary Authority Scheme between housing providers and Fire Authorities 

 Standardised and higher quality Fire Risk Assessments  

 A government convened permanent Building Safety Group 

 Periodic review of key safety legislation and regulation 

3. Conclusions and next steps  

We hope the Review finds our evidence useful, relevant and informative. We welcome the opportunity 

to contribute to this vital debate and reiterate our desire to constructively engage with the work of the 

Review as it progresses over the coming months. It is essential that the views of housing associations 

are taken into account, given their central role in the delivery of new and existing affordable housing in 

England. The Federation is well placed to coordinate a representative group of housing associations 

for further engagement with the Review as proposals and recommendations emerge, should that be 

beneficial and appropriate. The sector is determined to deliver great homes in great places and the 

future legal and regulatory regime will play an important role in supporting this to happen.  

For further information please contact: 

Amy Simmons, Head of Policy 

Amy.Simmons@housing.org.uk 

020 7067 1078 

Nick Yandle, Policy Leader 

Nick.Yandle@housing.org.uk  

020 7067 1092 

4. Evidence 

The following sections set out key issues with the existing regime, followed by principles for a future 

regime, supported by Annex A. 

5. Key issues with the existing regime 

5.1 The legal and regulatory regime is complex, unclear and disjointed 

Legislation 

mailto:Amy.Simmons@housing.org.uk
mailto:Nick.Yandle@housing.org.uk
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It is recognised that legislation has been shaped, developed and implemented over time but member 

feedback and evidence indicates that use of the current regime of legislation, regulation and guidance 

is complex, unclear and disjointed. 

 

We welcome the ambition to map the current regulatory system as it applies to both new and existing 

buildings through planning, design, construction, maintenance, refurbishment and change 

management to identify areas of inconsistency. This is of particular relevant to our members who in 

many cases are responsible for buildings throughout their lifecycle. 

Building regulations (fire) 

Following the tragic fire at Grenfell, in depth engagement with members has supported the view that 

current approved documents covering fire safety are complicated and difficult to follow. 

Specific issues have been identified for high rise homes where guidance changes depending on the 

nature of the physical design of the building and its height. For example, the height at which sprinkler 

provision is mandated or restrictions on cladding specification. Where buildings are close to the 

boundary definition on either side, the risks could be seen to be broadly similar and give rise to 

unintended consequences.  

Conversely in some parts of the regulations, too much freedom has led to inconsistency of approach 

in terms of routes to achieving compliance, (for example, desktop review of cladding testing) with out-

sourcing of services exacerbating these inconsistencies. 

Overall, the fire approved documentation is seen as being slow to adapt to technological, material and 

other changes within the construction industry, leaving gaps in guidance. This is particularly important 

in terms of building specifications which are classed as non-traditional, and in light of other sector 

wide drivers such as the uptake of Off Site Manufacturing techniques, to improve housing supply and 

quality. 

Fire safety 

In some locations our members have reported good working relationships with local fire services to 

ensure trust and assurance for customers living in high rise blocks. However, others have reported 

inconsistency in service, advice and approach depending on location. 

A further issue is the lack of a clear and co-ordinated relationship between building regulations (their 

application and sign off) and fire safety regulation, and how this then interacts with landlord / housing 

management responsibilities. Housing associations are particularly aware of this issue as they can be 

involved in the design, commissioning, construction and management of residential buildings.  

Many stakeholders have highlighted the lack of standardisation and consistency in terms of Fire Risk 

Assessment (FRA) reporting and approaches to risk allocation. For example, we know of reports 

produced for two different clients with homes in the same building following non-standard reporting 

formats and highlighting different risks and subsequent recommendations. There is also confusion 

regarding the type or level of Fire Risk Assessment (FRA) that is required and how this is determined. 
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In practice, there is potential conflict and inconsistency between the Regulatory Fire Safety Order and 

the Housing Health and Safety Rating System (HHSRS), particularly in terms of oversight and 

enforcement. This is illustrated in the example below. 

Example 

Two flats owned by a housing association on a council estate of approximately 400 units. The housing 

association was served with an enforcement notice under the HHSRS and instructed to install a full 

alarm system in both flats. This followed an internal inspection by the Environmental Health Inspector. 

The local authority landlord also present on the estate was not required to carry out the same works 

to their identical flats because their stock had been inspected by the local Fire Authority under the Fire 

Safety Order, and had therefore only been subject to a Type One inspection. The outcome being 

inconsistency in enforcement and safety measures for identical properties on the same estate. 

Supporting guidance 

Current guidance sites issues with the complex nature of legislation and regulation, in itself an 

indication of the need for overarching review and reform. Supporting guidance is not easily sourced 

and it is difficult to accurately contextualise it within the wider legislative and regulatory regime.  

While the guidance itself is detailed and comprehensive, it is clear that it has been added to and 

amended over time, and therefore struggles to clearly identify key roles and relationships. In striving 

to manage the interplay between different areas of legislation, it has grown unwieldy and unclear, and 

is therefore of limited use to the individuals for whom it is intended. 

Contractual relationships 

We believe it is important for the Review to consider the role of construction contracts and contraction 

management as a key part of the wider picture of achieving legislative and regulatory compliance. 

While legal theory is clear in respect of liability (definite breach of contractual requirements) and 

defects (either due to design or workmanship), often in practice there are areas of uncertainty which 

may blur legal responsibility. Throughout this evidence, we will also make reference to the behaviours 

and priorities incentivised by current dominant approaches to procurement and contract management.  

To support our members to respond effectively to the building safety concerns that have emerged in 

the wake of the Grenfell Tower fire, we commissioned a briefing from legal advisers on possible areas 

of liability and recourse. This is attached to our submission for the Review’s information.  

5.2 A lack of accountability  

Through dialogue with our members we have identified a lack of accountability as a key problem with 

the existing legal and regulatory regime.  In part this is linked to the overlapping and disjointed 

legislation that applies to building and fire safety and the complexity of the accompanying guidance. 

However, it is also a function of specific developments over time and wider legal and contractual 

issues. 

Under the current regime it is difficult to ascertain with certainty and clarity which organisation or 

individual is accountable for building and fire safety at key stages of the property lifecycle. This has 

been illustrated by the challenges faced by those organisations who own buildings affected by the fire 
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safety issues that emerged in the wake of the tragic fire at Grenfell Tower. These organisations have 

faced a number of currently unanswerable questions: 

 If a building is signed off by Building Control as being compliant with building regulations and 

is later found not to be so, who is responsible for this error and what recourse does the 

building owner have?  

 If materials used by a contractor were thought to be compliant with building regulations and 

are subsequently found not to be, who is responsible for this error and what recourse does the 

building owner have?  

 What legal, regulatory and practical mechanisms are in place to ensure contractors 

undertaking works on a building ensure their staff and sub-contractors have the skills, 

knowledge and expertise necessary to carry out the works in a way which is consistent with 

the intended design and operation of the building, and in a way which is compliant with the 

wider regulatory regime?  

We have discussed legislation and guidance in the section above; therefore here we will focus on 

specific issues relating to Building Control and the effective operation and maintenance of residential 

buildings. 

Building Control 

Certification by Building Control is currently a legal requirement for new buildings and alterations or 

extensions made to existing buildings. In theory, this vital stage should determine whether the building 

is compliant with building regulations. In practice however, this mechanism is failing to provide 

sufficient assurance and those responsible for administering it are not suitably accountable for their 

actions. 

Under the current regulatory regime it is near impossible for building control bodies to gain a full and 

complete understanding of the works undertaken and therefore sufficient assurance that the final 

product is compliant with regulations. Day to day oversight of the project rests with those present on 

site (potentially employed by building clients such as Clerk of Works), with building inspectors only 

reviewing plans and progress at key junctures. This means that significant factors when assessing 

compliance – such as workmanship and materials – are very difficult to inspect and are essentially left 

to the discretion of the contractor carrying out the works. The problematic nature of procurement and 

contract management in this regard will be discussed further below.  

Linked to the lack of assurance, and highlighted by the current concerns about fire safety, is the lack 

of accountability for building control bodies. Under the current regime it is possible for a building 

control body to sign off a building/works as compliant, for the building/works to subsequently be found 

non-compliant, and for there to be no recourse for the building owner or consequences for the 

building control body. We would argue that this is a significant gap in the current regulatory regime as 

it dilutes the assurance provided by Building Control certification and fails to incentivise robust and 

meaningful inspection by building control bodies. 

Operation and maintenance of residential buildings 

The successful operation and management of residential buildings by housing associations involves a 

number of parties, each with their own responsibilities. Vital to the ongoing safety and use of the 

building are the contractors responsible for construction, refurbishment, repairs, maintenance and 
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major works. These are organisations that do not have a long term interest in the building, but are 

contracted with for a specific purpose and agree to certain specifications.  

A consistent challenge faced by housing associations is the divergence in priorities that exists 

between them and their contractors. Housing associations are long term property owners and 

managers and therefore prioritise quality, safety and long term value, whereas contractors are 

transactional and prioritise reduced costs and improved margins. This dynamic poses significant 

challenges to effective procurement and contract management, particularly within a context where 

housing associations have been encouraged to improve their own efficiency and value for money. 

The chief concern being that quality of works and therefore safety is compromised as a result. 

At the heart of this challenge are the priorities and motivations of the contractor. Under the status quo 

they can adopt a value-engineering approach whereby they focus on an agreed price of works, and 

then seek to improve their own margins by reducing time spent on site, substituting materials for 

cheaper alternatives and reducing staff costs through the use of less skilled labour. This is all 

permissible as long as the specification in the contract is met, and the building/works are ultimately 

signed off by Building Control. 

Furthermore, common approaches to procuring new properties, either through Section 106 or Design 

and Build Contracts, severely limit the influence housing associations have over specification, 

materials and the quality of works. This lack of supply chain control, combined with an understandable 

desire to increase the supply of new homes, has contributed to a culture in which cost is often 

prioritised over quality.     

Given the current approach to procuring such works, this is rational behaviour by contractors 

operating within an environment where they are not specifically and independently responsible for the 

quality of the works and the expertise of the staff undertaking them. Currently they are accountable to 

the client (contract) and building regulations (issues discussed above), but as independent 

organisations involved in the delivery and upkeep of residential buildings, they do not have specific 

requirements or accountabilities within the regulatory regime. This is a further gap which we believe 

should be addressed. 

5.3 Insufficient oversight and enforcement  

The lack of oversight and enforcement is intrinsically linked to the accountability issues we have 

identified above. True accountability can only be achieved if compliance is rigorously assessed and 

appropriate enforcement action taken against those who have failed to fulfil their responsibilities. We 

discuss the existing issues with Building Control at length elsewhere in this evidence, so will here 

focus on fire safety and site/works inspections.  

Fire safety 

The fundamental problem with the existing approach to fire safety regulation in residential buildings is 

that there is no identifiable organisation or body with ultimate responsibility for oversight and 

compliance. We have discussed elsewhere the fractured nature of the legislation in this area, and 

unfortunately oversight and enforcement is similarly disjointed.  

What this means in practice is: 
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 Understanding of legal and regulatory requirements is mixed, and it is not easy to seek 
consistent and reliable clarification from a trusted source 

 The quality, consistency and volume of inspection and enforcement is constrained as it rests 
with different organisations operating under different legislation 

 The profile of fire safety, and the resources allocated to compliance, are less than other areas 
of compliance 
 

It is also important to recognise that fire safety in residential buildings, and particularly multi-

occupancy high rise buildings, comes with specific risks, challenges and good practice. These do not 

exist solely in the realm of building regulations, fire safety or housing management, but at the 

intersection of all three. This is not currently reflected in the regulatory regime and cannot therefore 

form part of the current oversight and enforcement process.  

Site and works inspections 

We have noted the challenges faced by Building Control inspectors seeking sufficient on-site access 

to make an informed and reliable assessment of the quality and compliance of works. Dialogue with 

members has suggested that this is also a challenge faced by the Clerks of Works they employ.  

In many ways this issue is another result of the endemic cultural focus on minimising cost and 

maximising speed. Thorough inspection and sign off at key stages in the project, or of key safety 

measures, requires the presence on site of an appropriate number of sufficiently trained 

inspectors/Clerks of Works. This cost would be borne or passed on to the client, meaning that 

minimising it can become a point of competitive advantage. In addition, in some cases effective 

inspection requires works to stop until specific features can be signed off (rather than being covered 

up), and this has the potential to cause delays and increase costs. If the contractor has already 

agreed a price with the client, any delay affects their margins, meaning there are clear incentives to 

prioritise speed over robust inspection. 

5.4 Insufficient requirements surrounding expertise, skills and resources 

Essential to the integrity of any regulatory regime, and the assurance it therefore provides, are the 

skills and expertise of the individuals who have responsibilities within it and those who are involved in 

the activities it regulates. Our engagement with members and other stakeholders has found that 

regarding both building and fire safety there is currently insufficient specification for the skills and 

expertise of key personnel. Not only does this reduce the likelihood of effective compliance, it also 

undermines the assurance provided by the regime.  

The Regulatory Reform (Fire Safety) Order 2005 requires the Responsible Person to undertake a Fire 

Risk Assessment (FRA) for the premises they are responsible for. However, it does not specify who 

should undertake the FRA, and indeed the use of a ‘competent person’ is an option rather than a 

requirement. While we understand that this approach was likely taken to ensure the regulatory burden 

on some organisations/individuals was not excessive, we believe it is insufficient for ensuring a key 

part of the fire safety regulatory framework is completed to the necessary standard. It should be noted 

that while room for interpretation, and an outcome-based approach, allows different organisations to 

apply the Order in a way which is relevant to their operations, it also creates uncertainty and can 

actually add to the regulatory burden as Responsible Persons are unsure whether their legal 

obligations have been fully met. Similarly, public and stakeholder trust in FRAs has been undermined 
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by the knowledge that there is no clear specification regarding the skills and expertise of the individual 

carrying out the assessment.  

Regarding building safety more generally, our members have expressed concern that the framework 

surrounding the skills and expertise of contractors and sub-contractors completing works on site is not 

suitably robust. Not only does this apply to individuals carrying out works on behalf of the landlord, 

such as repairs, maintenance and refurbishment, but also other trades people in the home – such as 

those installing cable for television and other domestic works. As things stand it is very difficult for 

those with overall responsibility for the safety of the building to gain assurance that individuals 

undertaking works within the building have sufficient skills and expertise to complete the work to a 

high standard and in a way which is consistent with the intended design and operation of the building 

– including fire safety measures. In short, legislation, regulation and guidance can be as 

comprehensive as possible, but if a trades person damages, alters or removes an integral part of the 

building’s fire safety design through a lack of skills or expertise, the fire safety strategy of the building 

will be undermined. There is therefore a strong case for more robust training and certification 

requirements for anyone who undertakes works within residential property that could have an impact 

on the building’s safety performance. 

Adopting a more robust approach would not only improve the skills and expertise of the individuals on 

site, it would also provide a mechanism for effective oversight and assurance for those who own and 

manage buildings and commission works. It would provide an additional specification to be included 

within the procurement process, and in doing so, ensure client and contractor had a shared 

understanding of the expected skills and expertise present on site.  

We believe more specific requirements regarding the skills and expertise for relevant persons carrying 

out works in residential buildings is a key area for the Review to consider. A well understood and 

robust approach in this regard has the potential to underpin a far more effective regulatory regime 

going forward. 

Although potentially outside the scope of the Review, it must be noted at this point that skills and 

expertise in the construction industry is a fundamental challenge for the sector and the nation as a 

whole, and will have a significant impact on the success of any future regime. We have heard from 

members and other stakeholders that attracting and retaining suitably qualified construction personnel 

is proving increasingly difficult, with implications for the capacity of the sector and the quality of work 

undertaken. This dynamic is expected to be worsened by the UK leaving the European Union, due to 

the number of skilled EU migrants working in construction. The Review will therefore want to consider 

how any recommendations for future building regulations will actually be implemented on the ground, 

and by whom. 

5.5 Specific challenges for housing associations  

As discussed, housing associations occupy a unique position within the residential property market, 

as large scale developers, owners and managers of residential property. This means that the current 

regime poses significant challenges to them, and also that future changes will impact on the sector in 

nuanced and potentially unintended ways.  

Management of mixed tenure buildings 
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Increasingly, housing association schemes contain a mixture of tenants and leaseholders, due to both 

mixed-tenure new build developments and the historical and on-going impact of the Right to Buy. This 

mix presents particular challenges because it does not fit easily with the legal and regulatory regime, 

particularly in high rise multi-occupancy buildings. 

The legislation regarding building and fire safety has been discussed in detail above. Notwithstanding 

the inconsistencies identified, a fundamental challenge arises from the interaction between legal 

responsibility and tenure. As landlords/freeholders, housing associations are responsible for the 

common parts of the building, and as Registered Providers of social housing they are responsible for 

maintaining the quality of their social rented properties and providing for the health and safety of their 

tenants. But such responsibilities, and therefore powers, do not extend to leaseholders in their 

buildings. This is a significant gap in the current regime and can present barriers to housing 

associations seeking to improve and safeguard the safety of their buildings.  

Our members have provided some illustrative examples of the challenges they may face in 

reconciling fire safety for the building and individual leaseholder behaviour: 

 The removal or alteration of fire doors undermining the fire safety strategy for the building. 

Unless specified in the lease, housing associations have no powers to compel leaseholders to 

replace or maintain fire doors.  

 The installation and testing of fire alarms if these are deemed integral to the overall fire safety 

strategy for the building. Housing associations cannot compel leaseholders to install and/or 

test alarms, and yet their absence could significantly increase the fire risk to the entire 

building.  

 Annual gas servicing. Housing associations must ensure all of their properties have up to date 

gas safety certificates, but there is no comparable responsibility for leaseholders in housing 

association blocks.  

Provision for diverse needs 

Housing associations are at the forefront of providing specialist accommodation for older people, 

people with disabilities, support needs and other vulnerabilities. It is also important to note that social 

housing tenants in general needs stock are on average older and more likely to have a disability or 

support need, than the general population. This has clear implications for housing management and 

service delivery, but crucially also affects health and safety policies and procedures – including fire 

safety. For example, regular fire alarm tests and evacuations could be traumatic and counter-

productive, or may not be possible, for certain client groups, and communicating fire safety 

information effectively to hard to reach groups is a particular challenge.  

In making proposals and recommendations, and as part of any impact assessment carried out, we 

would be keen for the Review and government to engage with us and our members to ensure the 

complexities and sensitivities surrounding older and vulnerable tenants are fully understood and taken 

into consideration.  

Viability of existing housing stock 

Housing associations are integral to the provision of quality, affordable homes in England. In certain 

locations across the country many of these homes take the form of multi-occupancy high rise 

buildings, often as a result of large scale stock transfers from Local Authorities. The housing crisis 
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affecting the nation means that these high rise buildings remain essential to meeting current and 

future need. There are however a number of financial and operational pressures which are beginning 

to challenge their ongoing viability as affordable housing assets. This must be recognised as it is 

these buildings which are most likely to be affected by future changes to building regulations and 

safety requirements.  

In low value markets our members can often find themselves competing directly with a poor quality 

private rented sector (PRS) for tenants, due to very low private sector rents.  

Landlords in the PRS are not subject to the level of regulation our members are, nor do they provide 

homes and services to the high quality that our members do, meaning they are able to minimise their 

costs and undercut housing associations on price. In reality this means more people living in poor 

quality and potentially unsafe accommodation.  

Welfare reform is also having a significant impact on the future viability of these assets. The planned 

introduction of the Local Housing Allowance to social housing in 2019 will have a disproportionate 

effect on high rise buildings in low value areas in the midlands and north of England. The combination 

of rents and service charges for properties in these buildings is often greater than the very low LHA 

(which is determined by the low PRS rents discussed above). For welfare-dependent tenants this 

means that their benefits will no longer cover the combined cost of their rent and service charge, 

requiring them to find the difference or fall into rent arrears.  

These two issues are illustrative of the challenges faced by housing associations operating high rise 

buildings in low value markets in England. We feel it is important for the Review to be aware of these 

factors as it is these organisations that will be required to meet future building and fire safety 

requirements for their high rise buildings, as well as continuing to provide much needed affordable 

housing for those in need. If the outcome of the Review requires relevant existing buildings to 

undergo significant retrofitting in order to meet higher new standards, it will be vital for government to 

introduce a mechanism for funding this programme in order to protect and maintain the provision and 

new supply of affordable housing. Elsewhere we have called for government to create a single 

Building Safety Fund to provide upfront funding for social landlords who need to carry out significant 

works in order to make their buildings safe. We have also suggested that costs could be contained by 

exempting such works from VAT. Under no circumstances should resident safety be dependent on 

landlords’ ability to pay. 

6. Key principles for a new regime 

6.1 Clarity 

Key questions: 

 What are our responsibilities? 

 How do we know we have met them? 

 How can we demonstrate this to others? 

We believe the overarching aim of a future regime should be to engender trust through clarity, 

consistency and ease of understanding. This will support compliance for all those involved with 

residential homes within their lifecycle, including residents and tenants. 
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Considering examples of previous transformational and culture change within the construction 

industry, the implementation and subsequent amendments to the Construction Design and 

Management Regulations (CDM) since 1994 provides a notable example of the introduction of a 

sector wide regime focused on the achievement of increased health and safety. A number of 

transferrable lessons regarding accountability, clarity of roles and responsibilities, planning, 

resources, transfer of information, consideration of potential impacts during the life of the building, 

training and scale of change are relevant.  

 

The ambition of government to achieve a proportionate regulatory regime is understood but 

recommendations resulting from this review should not preclude the need for legislative review and 

regulatory change to achieve fitness for purpose now and into the future. 

Consideration should be given to the relationship between building regulations and fire safety 

guidance; the first is focused on the design and construction of homes, the second on management. 

Compliance with both regimes is influenced by a wide range of factors of which some are easier to 

control and mange than others (including the difference between theory and practice). 

Taking this into account we would support consideration of the need to ensure that compliance with 

future regulation achieves a sufficient margin of redundancy, to ensure buildings and their residents 

remain safe during the daily demands of occupancy. In addition, that compliance with regulation is 

achieved through a holistic approach, not placing disproportionate pressure on the performance of 

one technical design feature. Such an approach will provide a level of assurance for those who are 

accountable that they are in a position to meet their responsibilities and ensure residents are safe in 

their homes now and in the future. 

A number of more specific suggestions to revise and improve existing regulatory regimes are set out 

in Annex A. 

6.2 Accountability 

Key questions: 

 Who are we accountable to and who is accountable to us? 

 What happens if requirements are not demonstrably met? 

First and foremost housing associations are legally and morally accountable to their tenants. The 

wider regulatory regime must therefore provide a framework which empowers housing associations 

and other buildings owners/managers to meet their obligations and safeguard the safety of their 

tenants. 

Housing associations are committed to tenant involvement and engagement, and must ensure it is 

carried out effectively in order to fulfil their obligations under social housing regulation. Our members 

are well placed to describe the structures and approaches they use to deliver this commitment in 

practice, and we are aware that this will form a significant part of the evidence that they submit to the 

Review individually. At a strategic level we are undertaking work to review and understand tenant 

involvement and engagement and would welcome the opportunity to share our findings with the 

Review as they emerge.    
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Genuine and robust accountability is a key requirement of the new regulatory regime. It will be central 

to driving up quality and performance and re-establishing trust in the concept and operation of 

regulation in this area. Our proposals focus on: 

 Building Control 

 Fire Authorities 

 Building owners and managers 

 Contractors 

Building Control 

The purpose, form and operation of Building Control requires fundamental review and reform. Within 

the regulatory landscape it is building control bodies that play the crucial role of actually certifying that 

buildings/works are compliant with building regulations. For this to be done effectively we believe 

building control bodies must be independent, well qualified and accountable.  

Independent – responsibility for Building Control should sit with adequately resourced Local 

Authorities. This would improve consistency and transparency, and remove the possibility of 

stakeholders questioning building control bodies’ expertise and priorities. The current mix of public 

and private providers is unclear and inconsistent, and it is not apparent that the introduction of market 

forces into this area of regulation improves service provision or safety.  

Well qualified – individuals inspecting buildings for compliance with building regulations must be 

adequately trained and resourced. Expectations regarding qualifications, training and performance 

review should be clearly communicated to building control bodies. Similarly, performance monitoring 

and quality assurance must be overseen from a central body in order to determine whether good 

practice is actually happening on the ground. The integrity of the building regulations framework is 

undermined if the quality of inspection and certification is called into question.  

Accountable – the inspection and certification of works/buildings should be thorough and robust. In 

part, this relies on other changes to regulatory environment – namely the need for contractors and 

those on site to take responsibility for the quality and safety of their work. It is also a question of 

resourcing, to ensure inspectors are able to gain a full understanding of the project and dedicate 

sufficient time to ensuring its compliance. Ultimately, we must arrive at a position where those 

responsible for certifying compliance have had sufficient access, information and assurance in 

support of the certification that it is appropriate for them to be accountable for the decisions they have 

reached. For Building Control to play an effective regulatory role it must be accountable, and this 

means that mistakes and erroneous certifications must have consequences. 

Fire Authorities  

Legislation regarding fire safety makes clear who the Responsible Person is, however the question of 

accountability here is more complex, focusing instead on how the Responsible Person can be 

confident that they are meeting their obligations effectively. There is a further challenge around 

improving the consistency, quality and relevance of the advice provided to housing providers by Fire 

Authorities.  
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We believe a potential solution to both of these challenges is to build on the established Primary 

Authority Scheme (PAS) to develop a deeper and more meaningful relationship between relevant 

landlords and Fire Authorities.  

A renewed and focused PAS for fire safety in housing would offer the dual benefit of ensuring housing 

providers have access to high quality, consistent support and advice regarding fire safety in their 

stock, while encouraging Fire Authorities to improve their understanding of different types of housing 

provision and the specific risks and challenges they might entail. 

If this could be successfully developed and tested with the support of both sectors, future regulations 

could require landlords of a certain size to enter into a PAS for fire safety. 

It is important to note that the interaction and relationship between building and fire safety regulations 

must be improved in practice. Our members have suggested a number of ways that this could be 

achieved for new build and existing properties, which are included in Annex A. We would be happy to 

facilitate further engagement between the Review and our members to explore and test these ideas.  

Building owners and managers  

Owners and managers of residential property, such as our members, are responsible and therefore 

must be accountable for meeting legal and regulatory requirements and ensuring as much as possible 

the safety of those who live in the buildings. Housing associations take this responsibility very 

seriously. As discussed elsewhere in our submission, the ability for boards and staff to effectively 

monitor and evaluate compliance can be constrained by more systemic legal and contractual issues. 

In recognition of this, the Federation has begun a project focusing on more effective procurement and 

contract management, with the aim of positioning housing associations as informed and appropriately 

demanding clients. It should be noted that the wider commercial and legal environment does not 

incentivise such an approach at this stage in time. This cultural atmosphere is something that the 

Industry Response Group is alive to, and we believe the Review should be aware of and factor into its 

recommendations and proposals for implementation. 

Contractors 

Contractors and sub-contractors play an enormous role in constructing, maintaining, repairing and 

refurbishing housing association properties. They are therefore integral to a properly functioning 

building and fire safety regulatory regime. However, their primary motivations are to meet contractual 

specifications and secure Building Control certification. This incentivises a process and cost driven 

approach, as opposed to one motivated by outcomes and quality. This is particularly pronounced 

where contractors take the lead on aspects of design, as per a Design and Build Contract.   

In addition to the work we are leading on procurement and contract management, we believe the 

Review should consider how those who actually undertake the majority of works on new and existing 

buildings could be brought more formally within the regulatory regime. The intention of such a move 

would not be to add additional layers of bureaucracy or cost, but to encourage culture change across 

the sector by better aligning priorities and incentivising and rewarding desirable behaviours and 

outcomes. It would also seek to improve the accountability chain as it cascades down from building 

owner to resident.  

This could be achieved through a more robust and demonstrably independent Building Control 

function, specific requirements for the skills and expertise of individuals carrying out and managing 
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works, named individuals responsible for coordinating and evaluating compliance with stated safety 

regimes, and specific legal and regulatory responsibilities for those who are contracted to undertake 

works on residential buildings. A more collaborative and outcome-based system would also be more 

likely if construction frameworks, partnerships and Joint Ventures were encouraged and supported. 

We believe that taken together, the proposals above provide a comprehensive approach to improving 

accountability throughout the property lifecycle. 

6.3 Expertise and resourcing  

Key question: 

 How do we know that the individuals with day to day, management and oversight 

responsibilities have the skills, expertise and resources to fulfil their roles effectively? 

Fundamental to the operation of an effective regulatory regime are the skills and expertise of those 

who have responsibilities within it, and those whose activities it regulates. Our proposals here focus 

on fire safety and wider building safety.  

Fire safety 

We believe fire safety legislation should be clearer in stating what a Fire Risk Assessment (FRA) must 

involve, who should undertake it and how regularly it should be carried out. We recognise the need to 

ensure this is proportionate and relevant to the building in question, and are open to the idea of more 

prescriptive requirements only applying to buildings where the fire risk presents a greater risk to life 

(such as multi-occupancy high rise residential buildings, hospitals, and other buildings in which people 

sleep).  

In particular, it should be a requirement for FRAs to be carried out by an appropriately qualified 

person, as evidenced by their qualifications and certification. We see no reason why the assessment 

of fire risk should be subject to less stringent expectations regarding expertise than gas safety testing 

for example.  

We also note that our recommendation regarding a PAS for fire safety in housing should facilitate 

greater knowledge exchange between the two sectors and generally improve fire safety awareness 

and understanding for those who are responsible for housing and property management. 

The knowledge, understanding and behaviour of those who occupy high rise buildings in particular, 

has a significant impact on the overall fire risk profile of the building. Building owners and managers 

must take the lead in developing resources which effectively engage and inform tenants, but we also 

believe there is scope for national guidance and resources to support good practice. A national 

campaign on fire safety in the home, and easily accessible information resources for occupants on 

managing domestic fire risk, could play an important role in increasing awareness and understanding. 

Building safety 

It is well recognised that effective fire strategies encompass a whole building/system approach, 

whereby the design, fabric, operation, maintenance and management of the building all have a role to 

play in ensuring fire risk is effectively managed. In keeping with this approach we believe more should 

be done to ensure that those carrying out works within residential buildings have the appropriate skills 
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and expertise fulfil their tasks to a high standard, and in a way which is in keeping with the wider 

safety of the building.  

In order to achieve this we would support a requirement for contractors undertaking major works or 

refurbishments to be able to demonstrate robust understanding of the building’s fire safety strategy 

and other relevant documentation, and to be responsible for certifying that the works they have 

undertaken are consistent with them. Not only would this improve contractor accountability, it would 

also provide strong incentives for them to ensure their work force is appropriately skilled. 

Another option would be to require the presence of someone with appropriate training in fire safety to 

be involved in certain types of work being carried out in residential buildings. This could be 

demonstrated through certification and would improve the likelihood of fire safety being considered 

throughout the project.  

Our members have identified the fire safety risks presented by external contractors carrying out works 

within individual properties. Routine tasks such as the installation of cables for television have the 

potential to undermine fire safety measures by tampering with or removing important fire stopping or 

containment materials. This presents unique challenges as the building owner or manager has little 

control over works carried out in individual properties. A potential solution would therefore be to 

require a form of training or certification for all contractors/engineers who carry out works likely to 

impact on fire safety in the home.  

We feel it is important to reiterate the importance of an appropriately skilled workforce, and for the 

skills and expertise of relevant individuals to be evidenced by qualifications, certificates and registers. 

This improves the effectiveness of the regulatory regime and provides greater assurance to those with 

overall responsibility for safety in residential buildings. However, we are aware of broader challenges 

in the construction and property maintenance industries regarding the attraction and retention of staff. 

This is an issue faced by the nation as a whole and can be seen across the construction and built 

environment industry. It therefore requires a strategic response from government, and we would 

encourage the Review to consider the workforce implications of its recommendations. It may be that 

in the long term, the kind of transformation necessary to improve safety across the board can only be 

delivered alongside a bold new approach to increasing the capacity within the construction and 

property maintenance workforce. 

6.4 Holistic and comprehensive  

Key question: 

 How is government maintaining its consideration of how legal, regulatory and policy 

developments impact on the safety and operation of new and existing buildings? 

The new building and fire safety regime must be holistic and comprehensive, and it is welcome that 

the Review is considering the two areas together, as well as wider factors which affect successful 

operation of the regime. We recognise that ‘joined up’ policy making can be challenging due to the 

complexity of the issues involved, the inter-relationship between many areas and competing priorities 

and resources. However, we believe now is the time to devise an approach to building and fire safety 

which is joined up, and which ensure this will remain the case going forward. If this is not achieved it 

is possible that in five, ten or fifteen years in the future we are again talking about a disjointed and 

ineffective system of regulation. 
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Improving the energy efficiency of residential buildings is an example of this dynamic in action. 

Previous governments rightly encouraged housing associations and other developers of residential 

property to improve the energy performance of new and existing properties beyond that required by 

building regulations. This was often achieved through the use of new materials, without explicit 

consideration of how this would impact on compliance with other parts of the current approved 

documents which set out building regulations. This, and broader misunderstanding of the Regulations, 

contributed to the situation we are in now whereby non-compliant materials, such as ACM cladding, 

have been found to be in use and must now be removed and replaced. Similarly, the focus on 

improved energy performance through higher levels of insulation and reduced loss of heat through the 

building fabric (air tightness), has led to overheating and ventilation issues in a number of cases. 

The coordinated response from government and industry has been crucial to responding to the 

challenges emerging from the fire at Grenfell Tower, and we believe could provide a blueprint for an 

effective approach going forward. Government should convene a permanent ‘Building Safety Group,’ 

encompassing civil servants from all relevant government departments and bodies, and 

representatives from industry. The role of this group would be to assess the performance of the 

building safety regulatory regime, monitor developments in construction practices, inform government 

policy and pre-empt potential issues and risks.  

In the short term our members would welcome a comprehensive overhaul of the way the industry 

interacts with building regulations and Building Control. There are opportunities for government to 

embrace modern technology and communication techniques by:  

 introducing digital versions of all key documentation with links to further information and 

resources 

 supporting online applications and more user-friendly interfaces 

 developing a live online tool which pulls together all relevant policy, regulation and legislation 

in one place and ensure it can be almost instantly updated  

Exploring these kinds of options is important, as the way people engage with and understand a 

regulatory regime, is just as important as its content.  

In keeping with the need to be comprehensive, we feel it is important to recognise that the majority of 

domestic fires begin in individual properties. To date, the discussion has rightly focused on the overall 

safety of the building, fire safety measures and systemic failings in the regulatory environment. 

However, at some point consideration must also be given to how domestic fires start, and in particular 

the quality and safety of household goods and appliances such as electric heaters and white goods. 

This is a particular issue for housing associations as their tenants tend to have lower incomes, which 

often means access to poorer quality household appliances and white goods.  

Similarly, effective housing management strategies for multi-occupancy high rise buildings, with 

regards to fire safety, should be developed further and shared across the sector. There is certainly a 

role for the Federation and our members to play here. 

6.5 Trust and assurance  

Key question: 

 How do we, and our stakeholders, know that the legal and regulatory regime we are operating 

within is effective and fit for purpose? 
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The shocking events at Grenfell Tower, and the subsequent discovery of unsafe materials in use 

across the country, has shaken confidence in the nation’s approach to building safety and regulation. 

We have seen first-hand that regulatory failure has the potential to contribute to catastrophic loss of 

life, as well long term trauma for survivors, family members the local community. Similarly, occupants 

of similar buildings are now deeply concerned about their own safety, building owners are seeking 

assurance that their assets are safe and compliant, and financial stakeholders such as funders and 

valuers are questioning the ongoing financial viability of affected assets. 

All of these factors demonstrate the overriding need for a future regime to inspire confidence and trust 

amongst all parties. In many ways, the proposals and ideas for improvement submitted to the Review 

will go some way to achieving this, if they are implemented by government. From our perspective the 

wider construction and residential property sector is united in its desire for transformative change in 

order to prevent such tragedy from happening again. In addition, the outcome of the Grenfell Inquiry 

and the proposals included within the Social Housing Green Paper will have an enormous influence 

on public perceptions.  

However, given the scale of the regulatory failure unearthed through this process we believe there is 

more that can be done to provide greater assurance to residents, landlords and other stakeholders in 

the future. Our proposal is for government to commit to structured, regular and independent reviews 

of the regulatory regimes in key areas of public safety and interest, including building and fire safety. 

On a rolling basis these reviews could consider key questions such as: 

 How is the current regime performing against key criteria? 

 Have there been any major changes or developments in the industry/sector (e.g. 

technological) which require further investigation?  

 Does the regime remain fit for purpose?  

The reviews would offer an opportunity for government to bring together the full range of experts and 

stakeholders in order to gain a comprehensive and informed understanding of the issues, challenges, 

successes, failures and risks. (Our ‘Building Safety Group’ idea above could have a role to play here.) 

They would also demonstrate that government is committed to proactive and proportionate regulation 

in order to safeguard the health and wellbeing of the nation. Such an approach is preferable to the 

status quo whereby a tragedy or accident must occur before fundamental review and change takes 

place. 

7. What can be learnt from other countries? 

It is our expectation that others respondents will be in a position to provide more detailed learning 

from other sectors and countries. However, engagement with members and our expert advisors did 

highlight potential considerations for further review. Specifically feedback, actions and learning 

identified in the oil and gas and transport (aviation and rail) industries following major incidents. 

In respect of building regulations and codes adopted by other countries, the approach to sprinklers 

within new build homes adopted by Scotland and Wales were highlighted. 

Further afield, changes to regulation following high rise fires in buildings in UAE (Dubai) were cited, 

including approaches to fire protection, sprinklers and evacuation policies. In addition, it would be 

worth reviewing approaches to site working practices in the USA (permit to work in relation to skills 

and training). 
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8. Conclusions and next steps  

We hope the Review finds our evidence useful, relevant and informative. We welcome the opportunity 

to contribute to this vital debate and reiterate our desire to constructively engage with the work of the 

Review as it progresses over the coming months. This is a unique opportunity to bring about 

transformative change in an ambitious, proactive and collaborative way. The final result must be a 

comprehensive approach to building and fire safety which inspires trust in key stakeholders and 

supports the delivery and management of high quality, safe residential buildings. 

It must be recognised that delivering a step change in residential building quality and safety will come 

with resourcing implications. When implementing the Review’s recommendations government will 

have a number of options for adequately resourcing new structures, systems or requirements. While 

this will be part of wider fiscal considerations, we feel it is essential that sufficient public funding and 

investment is committed to this vital task, in order to prevent sector capacity – manifested in ability to 

invest in new and existing affordable homes – from being depleted.   

It is essential that the views of housing associations are taken into account, given their central role in 

the delivery of new and existing affordable housing in England. The Federation is well placed to 

coordinate a representative group of housing associations for further engagement with the Review as 

proposals and recommendations emerge, should that be beneficial and appropriate. The sector is 

determined to deliver great homes in great places and the future legal and regulatory regime will play 

an important role in supporting this to happen.  

For further information please contact: 

Amy Simmons, Head of Policy 

Amy.Simmons@housing.org.uk 

020 7067 1078 

Nick Yandle, Policy Leader 

Nick.Yandle@housing.org.uk  

020 7067 1092 
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Annex A: Potential changes to current regulations 

and guidance  

This section covers suggestions for potential changes to revise and improve existing regulation as it 

stands. Our members are keen to support further discussions and exploration of potential changes to 

ensure that proposals are practical and fit for purpose. 

Building regulations 

To improve clarity of use there is potential to consider the current split of building regulations in 

Approved Document (AD) Part B (Fire) into part B1 (dwelling houses) and B2 (buildings other than 

dwelling houses). Aside from the confusion caused by this split and its nomenclature, recent years 

have seen a huge increase in the level of detail contained within the building regulation approved 

documents. It may be prudent to separate any housing requirements for ease of use and reference. 

This would have the benefit of improving compliance across design and sign off processes, 

recognising that there is a significant number of organisations, professionals and contractors who 

specialise in housing. 

Building on this approach and examples earlier in this submission, a general review of all housing 

requirements would be welcome, to ensure that unintended consequences of differing areas of 

regulation do not impact on fire safety. Members have indicated that current requirements for energy 

efficiency (Approved Document Part L) have an impact on the choice of fuel used in homes which in 

high rise buildings could add to fire safety risk. 

Subsequent versions of AD Part B (Fire) should seek to take account of the research and 

recommendations already co-ordinated in respect of usability by DCLG. Future documentation should 

be reviewed to remove reference to ambiguous or outdated terminology and be flexible enough to be 

able to deal with emerging or new materials and technologies to achieve compliance. This in turn will 

inform the approach to risk adopted by lenders and insurers. 

The inclusion of crucial safety information in footnotes and appendices should be avoided and cross 

referenced to EN/BS standards. There is potential for dedicated paragraphs in the body of the 

document with bold headings that should clarify combustibility and spread of flame information. 

Paramount to the success of a future regulatory regime is the need to recognise the differing 

requirements for existing buildings (including any subsequent work required to them) and new build 

homes and how this information is conveyed and supported. Further considerations have been set out 

in this respect in a number of the sections below. 

New build homes 

Members agree further work is required to support the implementation of regulations regarding 

provision of sprinklers and their ability to work as part of an overall approach towards fire safety. 

Similarly, the need for higher standards to be considered for all new residential building projects in 

relation to cladding. 

Cladding 

https://www.gov.uk/government/publications/usability-research-building-regulations-approved-documents-b-and-m
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Following earlier references to a holistic approach to risk and unintended consequences of current 

requirements, learning from member experience post-Grenfell, buildings had the potential to be 

placed in different risk categories purely as a result of their height falling just above or below the 18 

metre definition within regulation in respect of cladding specification. In practice the difference in 

building design could be marginal. The Review should seek to provide greater clarity of approach in 

such instances. 

There are examples of practice already used within other parts of the building regulations approved 

documents which could be used as precedents for reviewing requirements for achieving compliance 

with parts of Part B (Fire). Members have cited the use of “robust details” to meet requirements for 

transfer of sound within dwellings, providing clarity in terms of compliant solutions but less flexibility 

and room for alternatives without further testing. 

One suggestion is that manufacturers of cladding have their product checked as part of a complete 

external wall structure, with variations tested for different façade build ups in terms of background 

construction, insulation type and thickness etc. Building on recent government test information this 

would support a library of approved and tested cladding systems for use under licence. Nominal fees 

paid for use would cover the cost of maintaining the system but cladding and insulation manufacturers 

would pay for the initial test. Use of a system under licence would be deemed to satisfy building 

regulations. Any variation or alternative would need to be fully tested as part of achieving regulatory 

approval limiting the routes for sign off to two and removing the need for reliance on desk top reviews. 

Where cladding and fire stopping are specified (not just fire stopping for cladding), this should only be 

carried out by registered contractors and site operatives. A system of certification could follow the 

precedent of Gas Safety, with operatives having to be trained and tested regularly and the need for 

specific certification for different categories of work. 

Sprinklers 

Regulatory regimes adopted in Scotland and Wales have been cited as worthy of review and it is 

important to understand how examples from other countries work in practice. 

Specific technical considerations raised in regard to the wider provision of sprinkler systems in homes 

include: 

 The need for further clarity as to how misting systems meet UK regulations and their adoption 
and use 

 The potential impact of differing local levels of water pressure and the operational impact this 
might have on systems. For example, the ability to get water to top floors of high rise homes 
when water pressure drops as this leads to the need for tanks which can be expensive. 

 Consideration of the impact of regulation change in respect of risks from exposure to 
Legionella in man-made water systems (see above). 

 The need for greater communication to understand the realities of modern sprinkler systems, 
how they work in practice; including how they are triggered, length of response, appropriate 
use, maintenance and installation with other systems. 
 

From a regulatory compliance point of view, if sprinklers are mandated with a wider scope than 

current regulation, concerns were raised that designers will try to further “fire engineer” designs using 

sprinkler provision as a backstop to allow longer means of escape travel distances. 
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Existing homes 

There is support for separate guidance on both cladding (replacement) and sprinklers (retrofit) that is 

based on risk to residents and users of the building, referencing height, means of escape and 

specification. This should clearly guide building owners and landlords as to whether cladding will need 

to be replaced or sprinklers need to be retrofitted to ensure that residents feel safe in their homes. 

For existing schemes, if cladding needs to be replaced or sprinklers need to be retrofitted under the 

criteria set out, government should set up a Building Safety Fund to provide grant support to help 

building owners with the cost of this work and ensure that eligible works are VAT free. 

 Other 

Members have specifically highlighted the use of the BBA certificate system, citing the need for work 

to make it fit for purpose in terms of clarity and use including following potential changes to 

regulations. Currently many certificates are heavily caveated and do not provide sufficient clarity as to 

the range of uses that products can be used safely.   

Fire safety regulation 

 Additional commentary has picked up the need for the Fire Brigade or enforcement officers to 

mirror the demands of Fire Risk Assessments (FRAs), and in turn the scope of FRAs should 

be reviewed in light of any changes to AD Part B (Fire). This would ensure that all those with 

an interest in the building have a common goal – that building regulations are in place, have 

been followed, risks have been mitigated and residents are safe in their homes. 

 There is potential for greater collaboration between sign off of building regulations by the 

building inspector and subsequent points of clarification regarding fire safety. 

 To support clarity, consistency and confidence, a Fire Risk Assessment Body should be 

established, with approved inspectors qualified to a recognised standard. FRAs should be 

completed following an approved format for scope and content, then submitted to the 

Assessment Body for quality assurance purposes. 

 Focusing on the adoption of greater levels of technology there was support for a legal 

requirement for buildings to come with Safety Handbooks, electronic asset registers, details of 

maintenance and servicing requirements, including suppliers and sub-contractors. 

 Linked to this, there is potential for the use of more remote monitoring technologies which will 

allow responsible parties to ensure systems are working and identify and potential breaches. 

For example, there should be a Fire Strategy document together with an FRA completed on 

day of occupation. Formats could include putting this information in Premises Information 

Boxes, or information could be available in the cloud (other than clear block plans) and 

available through QR codes. These codes could also be fitted to items such as smoke 

detectors, fire doors etc. 


