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Who we are?
London Building Control Ltd are one of the largest Corporate Approved 
Inspectors. LBC work to industry codes and building control performance 
standards to ensure our building control process provides added value -
reducing unnecessary bureaucracy, delays and costs for our clients. With 
offices in London, Manchester, Welwyn Garden City, Chichester and 
Exeter we offer a high-level service for commercial, public sector and 
residential projects.
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Our Professional Team
Our clients are important to us, so we take the time to listen to their needs and 
align our experience and expertise to ensure they are met.  LBC’s surveying 
team provide advice on all areas of compliance within Building Regulations.  
We provide pre-application advice and assistance to design teams throughout 
the process to ensure building regulation compliance.



Current Building Regulation Structure
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Why is Fire Safety important?
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Why is Fire Safety important?
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https://www.expressandstar.com/news/local-hubs/birmingham/2020/06/11/residents-evacuated-after-severe-flat-fire-in-11-storey-tower-block-in-birmingham/

Dwelling death Statistics 
(approximate):

• Fire related – 200

• Falling down stairs – 1000

• Radon related – 1100+

• Overheating – 2000

• Global warming??

• Poor ventilation??

https://www.expressandstar.com/news/local-hubs/birmingham/2020/06/11/residents-evacuated-after-severe-flat-fire-in-11-storey-tower-block-in-birmingham/


Hackitt Report & Building Regs Review
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• Implementation Plan published December 2018

• New regulatory framework

• Single streamlined regulatory route

• Duty holder roles and responsibilities

• Gateway points for regulatory oversight

• Rigorous enforcement powers

• Industry competence

• 53 recommendations made

‘A culture change is needed to support the delivery of 
buildings that are safe, both now and in the future’



Fire Safety Guidance Documents
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Building Regulation changes …

Fire Safety Update
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> 11 m –
Guidance suppression requirement for flats
Wayfinding signage for Fire Service

> 18 m –
Min A2-s1do materials external walls - Reg 7(2)

Height of top floor above external ground floor level

Building Regulation and Guidance Changes



November 2018 changes “The cladding ban”
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• External wall defined, most materials to be min classification 
A2-s1, d0 Regulation 7 “Materials & Workmanship” revised

• New Regulations 7(2) (3) and (4)

• “Relevant Building” term

• Dwellings; Hospitals; Student blocks; Residential care with a 
floor >18m

• Material change of use also applies to “relevant buildings”

• Came into force December 2018



Regulations 7(2) and Requirement B4

ISO9001 Certified

Tel: 0207 099 3636     *     info@londonbuildingcontrol.co.uk     *     www.londonbuildingcontrol.co.uk



ISO9001 Certified

Tel: 0207 099 3636     *     info@londonbuildingcontrol.co.uk     *     www.londonbuildingcontrol.co.uk

Regulations 7(2) and Requirement B4
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Elements excluded from R7(2)

Regulations 7(3) and Requirement B4
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Regulations 7(2) and Requirement B4
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Regulations 7(2) and Requirement B4
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Approved Document Changes – under B3 and B5
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Sprinkler Threshold Height Reduction
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Sprinkler Threshold Height Reduction

• Designed by a specialist to BS 9251 series, ‘Fire sprinkler systems for domestic 
and residential occupancies – code of Practice’.

• Consideration of water supply (wet pipe ‘mains’ or tank supply system)
• Category of system (dependent on height and size of building).
• Flow rates and a minimum operating pressure at any sprinkler head of 0.5 bar. 
• Reasonable efforts to ascertain the supply reliability and capacity

This Photo by Unknown Author is licensed under CC BY

https://www.freeimageslive.co.uk/free_stock_image/ceiling-sprinkler-jpg
https://creativecommons.org/licenses/by/3.0/
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Other approved Document changes
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Wayfinding for fire 
service …
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BSB & Dutyholder update

Fire Safety Update



Dutyholders – Accountability
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Robert Jenrick MP (Secretary of State for Housing, 
Communities and Local Government)

“the draft Bill will introduce a new era of accountability, 
making it clear where the responsibility for managing 
safety risks lies throughout the design, construction 
and occupation of buildings in scope. There will be 
tougher sanctions for those that fail to meet their 
obligations.”



Legal Action & Liability
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https://www.amazon.com/Code-Hammurabi/dp/1519649525

https://www.amazon.com/Code-Hammurabi/dp/1519649525


Dutyholders – Accountability
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Dutyholders – Accountability

‘Cladding Crisis’
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Michael Gove MP
Secretary of State for the Department for Levelling Up, 
Housing and Communities (DLUHC)

https://www.bordercountiesadvertizer.co.uk/news/national/19835552.michael-gove-trapped-bbc-lift-round-broadcast-interviews/

“No leaseholder living in a building above 11m, will ever face any 
costs for fixing dangerous cladding.”

Michael Gove has given firms until March to agree how to help 
leaseholders trapped in "unsellable homes".

He warned those who had mis-sold unsafe cladding or cut corners 
on homes that the government was "coming for you"



Dutyholders – Accountability ‘Cladding Crisis’
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Four-point plan to reset the government’s approach:

• Next phase of the Building Safety Fund to drive forward taking dangerous 
cladding off high-rise buildings, prioritising the government’s £5.1 billion 
funding on the highest risk

• Those at fault will be held properly to account: new team being established to 
pursue and expose companies at fault, making them fix the buildings they built 
and face commercial consequences if they refuse

• Restoring common sense to building assessments: indemnifying building 
assessors from being sued; and withdrawing the old, misinterpreted 
government advice that prompted too many buildings being declared as 
unsafe; and

• New protection for leaseholders living in their own flats: with no bills for fixing 
unsafe cladding and new statutory protections for leaseholders



Protecting Residents ‘Cladding Crisis’
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Remediation costs

• Should industry not agree to a solution, the government will impose one.

• Building Safety Bill allows introduction of levy on developers of high-rise buildings to help pay.

Protecting leaseholders

• An additional £27 million for fire alarms in high-risk buildings and end costly waking watches.

• Legal right of building owners/leaseholders to demand compensation from their building’s 
developer for safety defects extending period up to 30 years old.

Restoring common sense

• Fewer unnecessary surveys, supporting updated guidance, by BSI to help fire risk assessors take a 
proportionate approach (PAS 9980).

• Auditing of building assessments to make sure expensive remediation is only advised where necessary.

• Lenders encouraged to minimise their use of EWS1 in medium and lower rise blocks.

Fairer and safer housing

• Action part of a wider reform to create a fairer housing system, hold landlords to account and ensure a 
crisis can never happen again. Hackitt review and Fire Safety Act, to be implemented.
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The BSB & Competence

Fire Safety Update



Building Safety Regulator – Competence
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Industry Competence
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The BSR & Gateway Process

Fire Safety Update



Building Safety Regulator Overview
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• Health & Safety Executive

• Regulatory decisions under the new regime

• Implementing the new stringent regulatory regime

• Advising on Building Standards

• Overseeing Building control Bodies

• Competence in the built environment

• Assistance from ‘Designated Body’

• Control of materials

• Developing guidance 



Building Safety Regulator Overview
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Building Safety Bill - Gateway Overview
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Building Safety Bill - Gateway Overview

ISO9001 Certified

Tel: 0207 099 3636     *     info@londonbuildingcontrol.co.uk     *     www.londonbuildingcontrol.co.uk



Building Safety Bill – Planning Gateway 1
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Fire safety measures included at an early Planning Stage

• Town and Country Planning changes (pre BSB)

• Relevant buildings

• Establishes the BSR as a mandatory consultee

• Fire Safety Statements

• Exemptions

Issues

• Planning Problems

• The competency and skills challenge

• Wider regulatory framework of BSB?



Gateway 1– Fire Statement
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Two options - dynamic fire statement form 
or static fire statement form

Relevant building (height condition)

• Site address, description, etc

• Competence of person completing

• Building Schedule

• Plans, information, proposals, etc

• Specific technical complexities

• Signatories

Fire statement placed on planning register



The Golden Thread– Regulation 38
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• Escape routes

• Fire-separating elements

• Fire/life safety systems

• Fire door sets

• Type of evacuation?

• Assumptions RE management?

Simple/Complex buildings?

Fire Strategy plans/document!

Fire Risk Assessments!



‘Safety Cases’ for existing buildings
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• Regulator issues Building Assurance certificates.

• Accountable persons must apply for an Assurance 
Certificate and produce a ‘safety case’.

• Mandatory Occurrence reporting system

• Duties on residents to ensure safety

• Leaseholder protection

• The Golden Thread of information.

• Building Regulation 38 changes?
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Other changes…

Fire Safety Update



Fire Safety Act 2021
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The new legislation clarifies that where a building contains 2 or 
more sets of domestic premises, the FSO applies to:

• the building’s structure and external walls (including 
windows, balconies, cladding, insulation and fixings) and any 
common parts

• all doors between domestic premises and common parts 
such as flat entrance doors (or any other relevant door)

The Fire Safety Act clarifies the parts of a premises that apply 
under the Fire Safety Order (FSO). The FSO applies to all non-
domestic premises and multi-occupied residential buildings such 
as blocks of flats
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New version of BS 9991 is due to be published in late summer / autumn 2022. The consultation 
closed in October. Some proposed changes listed below:

• The introduction of guidance for Evac lift and lobby design and specification
• Reduction in height threshold for non-combustible A1/A2 external wall build ups to 11m
• Stay put policy – ‘always free to leave flats but may place greater risk than remaining’
• Introduction of evacuation alert systems to BS 8629:2019 for buildings over 18m
• Revision to open plan design & clarification on open plan kitchens
• Clarification and amendments to smoke ventilation requirements
• Natural Smoke control limited up to 30m
• Smoke control operation should not be reliant on Fire Service
• Co-ordination of guidance with BS EN 12101 series

• Update of fire suppression requirements (height threshold to 11m flats)
• Revision of fire suppression application (misting systems)

BS 9991 – Fire safety in the design, management and use of residential 
buildings – Code of practice Draft Paper



Building Safety Bill – Gateway developments
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London Plan Fire Statements – Policy D12(B) March 2021

Evacuation Lifts
• Policy D5 (B5) requires development proposals to be designed to incorporate safe and 

dignified emergency evacuation for all building users. In all developments where lifts are 
installed, as a minimum at least one lift per core (or more subject to capacity 
assessments) should be a suitably sized fire evacuation lift suitable to be used to evacuate 
people who require level access from the building.

• Evacuation lifts should be provided in addition to Building Regulations requirements for 
firefighting shafts/ lifts to ensure they can be used for evacuation purposes when the 
firefighting lift is in use

• Emergency carry down or carry up mechanical devices or similar interventions that rely on 
manual handling are not considered to be appropriate, for reasons of user dignity and 
independence. The installation of lifts which can be used for evacuation purposes 
(accompanied by a management plan) provide a dignified and more independent solution.

https://www.london.gov.uk/sites/default/files/the_london_plan_2021.pdf



Evacuation Alert Systems – BS 8629:2019 
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A new standard that sets out requirements for Evacuation Alert Systems (EAS), to be used by 
the Fire and Rescue Service (FRS) in the event of emergencies in apartment blocks.

• Not the same as a simultaneous evacuation alarm system.

• If building is in ‘Stay Put’ mode because it has no fire safety failures or those failures have 
been rectified, then there is no need to evacuate unless the Fire Brigade deems necessary.

• The evacuation system is similar to a fire alarm in that it sounds an alarm, but how it’s 
different is that it is used to tell people that it’s now time to evacuate, and the alarm can be 
controlled to create an alert floor by floor, instead of the entire building at once.

• Operated by a control panel inside an apartment block for use by the FRS when they attend an 
emergency. BS 8629 requires an alarm sounder to be situated in each flat in a block - with the 
control panel capable of triggering evacuation alerts for specific areas or floors

• It does not need to incorporate a two-way communication mechanism or a Voice Alarm 
System, but each flat must be fitted with an alarm sounder and a visual alarm device (VAD).

• It is not triggered by smoke/fire detection nor manual call points. It should only be operated 
by the FRS via a panel known as EACIE (evacuation alert control and indicating equipment).

• Requirement in Scotland in high-rise above 18m

https://www.w-fp.co.uk/your-complete-guide-to-emergency-evacuation-alert-systems/
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New BS 9251:2021 came into effect 30 June 2021

Introduces a fourth category of system for residential sprinkler systems. The new 
Category 4 system applied to all residential buildings that have topmost occupied storey of 
>18m. Generally as per a Category 3 system with the following uplifts:

• 60-minute water supply duration.
• Should be provided with two or more tanks, each capable of providing 50% or more of 

the required water supply to the system.
• Be provided with a backup power supply and automatic changeover functionality.
• Changes to the water main feeds into supply.

Changes from BS 9251:2014 to version BS 9251:2021

Revisions to the required areas to be covered via sprinkler protection. Implications of 
wording may require communal corridors with sprinkler protection.

Staircases only exempt if they contain materials Class B-s3 or better for construction 
materials and B(fl) or better for flooring, confirming to BS EN 13501-1:2018.
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Bathrooms, shower rooms and toilets under 5m2 may require sprinkler protection based on the 
updated wording and dependant on linings.

Non-residential accommodation that falls within the scope of BS 9251:2021 edition subject to a 
maximum area of 100m2 per compartment (examples are):

• One or two car garages, where sprinkler protected, attached to a dwelling
• Car parking within or beneath a block of flats
• Bin store within or beneath the flats
• Limited office areas (e.g. concierge or site management)
• Residents’ storage sheds/tenant stores
• PTSN/CCTV/Electrical Rooms
• Plant Rooms
• Retail (e.g., shop or kiosk)
• Foyer/reception
• Bar/restaurant/café

(accommodation not listed below would require protection via either a BS EN 12845 sprinkler 
system or other suitable suppression system)

Changes from BS 9251:2014 to version BS 9251:2021
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Smoke control Guidance



ISO9001 Certified

Tel: 0207 099 3636     *     info@londonbuildingcontrol.co.uk     *     www.londonbuildingcontrol.co.uk

Materials and more…

Fire Safety Update
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Construction Products – Fire Doors
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Construction Products Regulations
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• Construction Products (Amendment etc.) (EU Exit) 
Regulations 2020

• Imposes requirements on product manufacturers

• Declarations of performance

• Secretary of State may regulation make provision 
for products that are ‘safety critical’

• Definition – ‘any product that would cause death or 
serious injury to any person’

• Current discussions (CPA, ASFP, etc)

This Photo by Unknown Author is licensed under CC BY-SA-NC

This Photo by Unknown Author is licensed under CC BY-SA

http://www.ip-watch.org/2016/06/24/uk-brexit-leaves-ip-community-with-many-unanswered-questions/
https://creativecommons.org/licenses/by-nc-sa/3.0/
https://vip.politicsmeanspolitics.com/2019/11/05/grenfell-tower-inquiry-expert-explains-four-main-findings-and-how-emergency-services-must-improve/
https://creativecommons.org/licenses/by-sa/3.0/


From the past to the future
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Prescription V Guidance?

This Photo by Unknown Author is licensed under CC BY

http://fabiusmaximus.com/2013/08/10/posen-future-53627/
https://creativecommons.org/licenses/by/3.0/


Thank you for listening

mmorgan@londonbuildingcontrol.co.uk

Mob. 07586 020848
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