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Ensuring fire safety can be problematic when
dealing with flat entrance doors. Gary Strong
offers advice on the regulatory regime

Cracking the door

S

ince the Grenfell Tower tragedy, responsible
owners and managing agents have been
carefully reviewing their fire risk assessments
(FRAs), which are necessary under the
Regulatory Reform (Fire Safety) Order 2005.
RICS now recommends that for all
high-risk buildings – residential tower blocks
and buildings more than 18m in height, care homes, hotels,
student accommodation and hospitals – that an FRA is
conducted annually, and in all other buildings the assessment
is reviewed at least once a year, with no more than a five-year
interval between new FRAs.

Fielding enquiries
RICS has been fielding enquiries in relation to entrance doors
to flats that open on to common parts such as staircases or
corridors, and how to deal with these during upgrading works
or when door replacement is deemed necessary following
inspection and the publication of an FRA.
In high-risk buildings, RICS now recommends that monthly
visual inspections of the building are carried out to ensure that
fire doors are not compromised. In some instances, leasehold
owners of flats have replaced what were originally fire doors
with new ones that are not fire-resistant, thus compromising the
compartmentation of the block.
4 J U N E / J U LY 2 0 1 8

Enforcing the upgrade or replacement of doors can also prove
difficult when the lease specifically refers to the entrance door
of the flat as being within the demise of the flat – that is, it is the
leaseholder’s responsibility – and it is not under the control of
the freeholder. So what can be done?

Basic principles
On 8 October 2017, all local authority chief executives were sent
a letter by Neil O’Connor (http://bit.ly/2ysOV3L), the Building
Safety Programme Director at the Department for Communities
and Local Government, which is now renamed the Ministry for
Housing, Communities and Local Government (MHCLG).
Although his letter primarily concerned potentially combustible
cladding on the exterior of residential tower blocks, it is worth
reminding readers of the basic principles it sets out that apply,
as these may help in certain circumstances.
MHCLG’s view is that local authority powers under this regime
are available in respect of the external cladding systems of tall
residential buildings. But it has also reminded authorities of
additional enforcement powers that may be available in some
circumstances, and they will need to consider the details of each
particular case.
RICS would further remind readers of existing guidance such
as that on the housing health and safety rating system (HHSRS;
see http://bit.ly/2lXzLvg).
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is designed with a number of different purposes in mind, not
all of which are dealt with expressly in the guidance, and there
are no grounds for considering that the external cladding on a
building or any other aspects of fire hazard are not covered by
the regime.
Taking samples for testing, if necessary under warrant,
would fall under the regime, as well as housing authorities’
enforcement powers under that regime at part 1 and 7 of the
2004 act.
There are many examples in the legislation and guidance
supporting the view that this is the only sensible interpretation.

The 2004 act
Under the 2004 act, the section 1(4) definition of residential
premises includes any common parts of a building containing
one or more flats. The section 1(5) definition of common parts
expressly includes the structure and exterior of the building,
and therefore includes a cladding system on a residential block,
which is part of the exterior of a building, and any doors in the
common parts.
The definition of hazard at section 2(1) includes health
and safety risks arising from a deficiency in a dwelling or in
any building or land in the vicinity, which clearly goes beyond
individual dwelling units.
The enforcement powers available to local authorities – in
particular those at section 239 and section 240 of the act,
among other relevant powers – must be interpreted in line with
these earlier definitions in the act that include common parts;
thus the powers are available in respect of anything that might
pose a hazard.

Prescribed hazards
MHCLG’s considered position is that the Housing Act 2004,
the Housing Health and Safety Rating System (England)
Regulations 2005, and both sets of statutory guidance made
pursuant to the 2004 act – which together comprise the HHSRS
regime – are clearly designed to ensure the safety of residents
in relation to a range of prescribed hazards, including fire.
Many of these hazards will derive from
the construction of the wider fabric of
residential buildings external to individual
dwelling units.
The ministry’s view is the safety of any
cladding system fitted to the common
parts of a residential building, whether in
respect of fire or structural integrity, is
entirely in the scope of the HHSRS regime
and amenable to statutory enforcement
in appropriate cases, and the relevant
powers can be considered and deployed
with other potential enforcement action as
identified above. It follows therefore that
the internal common parts and fire doors of buildings also fall
under this scope.
The provisions of the 2004 act are considered by MHCLG
to be available in principle so local authorities can inspect and
take enforcement action in respect of cladding where this poses
a hazard under the HHSRS. RICS interprets this more widely,
insofar as entrance doors to flats that are not fire-resistant could
also be a hazard under the HHSRS.
MHCLG’s view is that the regime is targeted more broadly
than the individual units of occupation in a block. The legislation

“
RICS now

Regulation 3(1) and paragraph 24 of Schedule 1 of the Housing
Health and Safety Rating System (England) Regulations 2005
define a prescribed hazard for the purposes of the 2004 act as
including exposure to uncontrolled fire and associated smoke.
Exposure to such a hazard is not confined to matters arising,
for example, from the construction of elements in an individual
dwelling unit, but will include aspects
of the wider fabric of the building or
structure in which the unit is located.
In Schedule 1, there are other
examples of prescribed hazards that
will likely derive from the wider fabric
of a building, including paragraph
29, “Structural collapse and falling
elements”. Such hazards clearly require
consideration and inspection of a
building’s wider structural elements.
Indeed, if there were – for example
– potential for cladding panels to fall
from a building because of defects or
deterioration in their fixings, this matter would be in the ambit of
the hazards that are defined by paragraph 29. There can be no
legitimate reason to exclude such hazards from consideration
of any risk of exposure to uncontrolled fire and smoke that they
might present.
Regulation 3(2) prescribes that the risk of harm arising from
hazard may be at a dwelling or house in multiple occupation
(HMO), or “in any building or land in the vicinity of the dwelling
or HMO”. Again, it is clear that a hazard is not confined to
circumstances obtaining in an individual dwelling unit, but is

recommends that a
fire risk assessment
is conducted
annually for all
high-risk buildings

Image © Shutterstock
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defined in much wider terms consistent with the provisions in the
2004 act mentioned above.
In relation to the requirement to consult with fire and rescue
authorities imposed by section 10 of the 2004 act, regulation
4 prescribes that a fire hazard occurs where the risk of harm is
related to exposure to uncontrolled fire and associated smoke.
This duty is not restricted to circumstances that concern only an
individual dwelling unit.
Even if there were ambiguity in the interpretation of provisions
of the 2004 act and underlying regulations – and MHCLG does
not consider that there is such ambiguity – the regime as a
whole must be interpreted purposively so as to ensure the safety
of residences in respect of fire hazards. In any event, MHCLG’s
interpretation of the primary legislation,
as set out above, is also confirmed by the
statutory guidance issued pursuant to
section 9 of the 2004 act.

completed, local authority building control bodies may take one
of the following courses of action.
1. Enter any premises at reasonable hours for the purpose of
undertaking their functions under the Building Act 1984 and
Building Regulations. This includes ascertaining whether there
is, or has been, a contravention of the act or of any regulations,
and to take any action or execute works these require where the
local authority is authorised or required to do so, under section
95 of the act. If admission to the premises is refused, a justice of
the peace may issue a warrant under section 95(3) and 93(4).
2. Serve an enforcement notice on a building owner to require
the removal or alteration of work that does not comply with
the Building Regulations under section 36(1) of the act. Such a
notice must be served within 12 months
of the date of completion of the building
works in question, as per section 36(4).
If the owner does not comply with the
enforcement notice, the local authority
may itself take action to remove the
offending work or effect such alterations
to it as it deems necessary, under section
36(3) of the act.
3. Prosecute contraventions of the
Building Regulations through summary
proceedings in the magistrates’ court under section 35 within six
months of the breach being discovered, provided that action is
taken within two years of completion of the building work that is
in breach, under section 35A.

“
Entrance doors to

Operating guidance

flats that are not
fire-resistant could
also be a hazard

At paragraph 1.1.2 of the HHSRS operating
guidance it states: “the underlying
principles of the HHSRS is that – Any
residential premises should provide a safe
and healthy environment for any potential
occupier or visitor”.
Paragraph 1.13 of the guidance makes it explicit that the
materials with which a dwelling is constructed fall under the
regime; it follows that flat entrance doors are in the scope of the
rating system.
Paragraph 4.03 meanwhile makes clear that the external
elements of the dwelling are expressly covered in the context
of inspections.
At paragraph 5.03, the list of what should be in an
assessment includes, at sub-paragraph (d), “the building
associated with the dwelling”; that is, it encompasses the
wider fabric of a building, which may contain several individual
dwelling units.
Paragraphs B17 to B19 of Annex B of the Operating Guidance,
“Inspections for an HHSRS Assessment”, explicitly mention
the exterior of the building. Paragraph 29.01 of Annex D of the
guidance, “Profiles of potential health and safety hazards in
dwellings”, meanwhile requires assessment of the structure
of the building. Although this is about the risks of fabric being
displaced or falling, it shows that all aspects of the building fall in
the scope of an assessment.

Enforcement guidance
In the HHSRS enforcement guidance, paragraphs 6.6–6.11
specifically contemplate deficiencies in any individual dwelling
unit leading to enforcement action against the wider building
owners. In particular, paragraph 6.9 deals expressly with a
deficiency relating to the structure that should be addressed by
serving a notice on the person who owns the building.
It follows from the above that MHCLG considers there should
be no doubt about the ability to use the enforcement powers
under the 2004 act to address deficiencies that may give rise to
fire hazards.
In addition, there are other relevant enforcement powers,
summarised below.

Building Act 1984
Where building work has been carried out in breach of the
Building Regulations, especially where it has been recently
6 J U N E / J U LY 2 0 1 8

However, it is of course for each local housing authority, building
owner and managing agent to make its own decision about
what is lawful on a case-by-case basis, and to take legal advice
where necessary. Approaches should always be made to the
leaseholders about defective doors at first, but ultimately it
may be necessary to ask the local authority to step in and take
enforcement action.
Any enforcement action taken by local authorities under the
2004 act can be challenged on appeal to the First-tier Tribunal
in the first instance, and it is for the tribunal and the courts to
make any final determination about the application of these
provisions on a case-by-case basis.

Further advice
I hope you find the above helpful in dealing with flat entrance
doors that are not fire-resistant or any other aspects of a
building representing a hazard. If you have any further questions,
please contact housingchecks@communities.gsi.gov.uk. b

Gary Strong FRICS is RICS Global Building Standards Director
gstrong@rics.org

Related competencies include
Fire safety
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Good news for
duty holders

T

Mike Appleby reviews a Supreme Court decision on
appeals against health and safety enforcement notices
he inspector served a prohibition notice
on a stairway on a Scottish offshore
installation, as he was of the opinion
that this was unsafe. Chevron sent the
metalwork from the stairway to be tested.
It passed the British Standard strength
test, meaning there was no risk of
personnel falling
through it and injuring themselves. At
the appeal, Chevron sought to rely on
expert evidence.
The appeal to the Supreme Court arose
because there were different approaches
north and south of the border. The issue
was whether a tribunal is confined to the material that was, or
could reasonably have been known to, the inspector at the time
the notice was served – as is the approach in England or Wales
– or whether it can take account of additional evidence that has
since become available – the approach in Scotland. In this case,
the Scottish approach prevailed.

This is good news for duty holders because it widens the
scope for appealing enforcement notices, and they are now able
to rely on evidence that was not available to the inspector at the
time of service, including expert evidence. Therefore, we can
expect more appeals in the future.
The ruling will also be relevant to challenges to fee for
intervention invoices where the inspector’s opinion that there
has been a material breach is disputed.
Under the disputes scheme, the Health
and Safety Executive has sought to limit
the evidence for determining the dispute to
that available to the inspector at the time
of writing the notification of contravention.
Given the Supreme Court’s decision, it
follows that evidence becoming available at a later date will also
be relevant. b

Expect more
appeals in the future

Mike Appleby is a partner at Fisher Scoggins Waters LLP
appleby@fsw-law.com
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Insulation
information
Cosmas Kamasho
looks at the cost of
reducing heat flow

T

he specification of
insulation has come
under scrutiny after
the horrendous fire
at Grenfell Tower.
The possible role
played by the
combination of
composite aluminium polyester-coated
panels and foam insulation has prompted
some clients to look at alternatives,
especially in residential buildings.
Rigid insulation boards of materials
such as styrofoam, polyurethane and
polyisocyanurate (PIR) have high
strength-to-weight ratios and excellent
thermal properties, and perform well when
subjected to moisture. They are widely
used with external cladding and walls, and
their strength is important on floors and
flat roofs exposed to dynamic mechanical
loads. Spray foam insulation is often
injected into existing external cavity walls.
Fibreglass insulation is soft and flexible
and tends to be used in tightly packed
long rolls or individual batts. The spun
fibres provide a good thermal barrier, but
can trap moisture that leads to mould
growth. Other forms of batt and roll are
made of mineral wool and natural fibres
such as cellulose, sheep wool and cotton.
For the same thickness, rigid boards
are often costlier than alternatives but
more thermally resistant, so mineral wool
batts need to be around twice as thick as
PIR boards for the same U-value, affecting
the cavity wall thickness, as well as
loading on high-rise building frames.
Table 1 provides the latest sample cost
breakdowns for various types of thermal
insulation product. These reflect the
prices a developer may expect to pay
on a medium-sized residential project
for products of low to upper-middle
specifications. Prices do not include the
contractor’s preliminaries, overheads and
profit margin. The base date is January
2018 in the UK, and prices are based
on the BCIS Schedule of Rates Online
Estimating Data (www.bcis.co.uk). b
Cosmas Kamasho is Head of Data Services
Delivery at RICS
ckamasho@rics.org
8 J U N E / J U LY 2 0 1 8

Table 1
Typical unit rates for insulation (£)
Item description

From

To

Unit

100mm-thick expanded polystyrene and geotextile grooved boarding for external use on
basement walls as insulation and protection to the damp-proof membrane

21.55

24.24

sq. m

As above, 130mm thick

27.62

31.07

sq. m

As above, 150mm thick

30.84

34.70

sq. m

50mm-thick PIR rigid insulating board under floor-bearing concrete beds or screeds

12.05

13.56

sq. m

As above, 75mm thick

15.83

17.81

sq. m

As above, 100mm thick

19.45

21.88

sq. m

As above, 130mm thick

23.79

26.76

sq. m

As above, 150mm thick

26.69

30.03

sq. m

As above, 175mm thick

30.30

34.09

sq. m

50mm PIR rigid cavity wall batts/slabs, built in as the work proceeds

11.36

12.78

sq. m

As above, 75mm

15.14

17.03

sq. m

As above, 100mm

22.55

25.37

sq. m

75mm fibreglass cavity wall batts/slabs, built in as the work proceeds

7.72

8.69

sq. m

As above, 100mm

9.22

10.37

sq. m

As above, 125mm

10.85

12.21

sq. m

As above, 150mm

12.48

14.04

sq. m

50mm expanded polystyrene bead injected into cavity wall

9.86

11.09

sq. m

As above, 75mm

10.87

12.23

sq. m

22mm insulated plasterboard with tapered edges, fixed with galvanised nails to softwood, joints
filled, taped and flush-jointed, nail or screw heads filled with joint filler, slurry coat to surface,
ready for decoration, 2,400mm high

94.73

106.57

metre

As above, 30mm

96.56

108.63

metre

As above, 40mm

102.21

114.99

metre

As above, 50mm

107.45

120.88

metre

50mm woollen insulation batts fixed between the members of timber studwork

5.92

6.66

sq. m

As above, 75mm

7.14

8.03

sq. m

100mm recycled paper insulation laid in/poured in between studwork

6.00

6.75

sq. m

150mm recycled paper insulation laid in/poured in between studwork

7.76

8.73

sq. m

50mm wood fibre insulation batts fixed between the members of timber studwork

6.46

7.27

sq. m

As above, 80mm

9.42

10.60

sq. m

600mm-wide straw bale infill, fixed with wooden stakes, rendered both sides with cement lime
render on expanded metal mesh, painted with limewash externally and emulsion internally

97.03

109.16

sq. m

75mm-thick overall insulation system to external face of solid masonry wall, 50mm-thick PIR
rigid insulation board fixed mechanically to wall, alkaline-resistant reinforcing mesh, 20mm-thick
three-coat render, microporous external emulsion paint

59.93

67.42

sq. m

100mm-thick overall insulation system to external face of solid masonry wall, 75mm-thick PIR
rigid insulation board as above

65.20

73.35

sq. m

200mm glass fibre insulation quilt laid between roof joists

10.62

11.95

sq. m

100mm glass fibre insulation quilt laid over joists or above suspended ceiling grid

7.08

7.97

sq. m

Multi-layer foil quilt insulation fixed to sloping soffit of rafter; for use in conjunction with
traditional insulation

10.83

12.18

sq. m

75mm-thick PIR rigid insulation board with low-emissivity composite foil facings on both sides,
laid loose

14.64

16.47

sq. m

As above, 100mm thick

18.57

20.89

sq. m

As above, 130mm thick

23.26

26.17

sq. m

96mm foil-faced PIR rigid insulation board, bonded to a facing of 5.5mm wood-based panel
exterior-grade plywood

30.76

34.61

sq. m

As above, 116mm

31.85

35.83

sq. m

Warm roof insulation to pitch roof, comprising 100mm PIR rigid insulation board fixed between
rafters and 25mm to underside of sloping rafters

13.22

14.87

sq. m

Warm roof insulation to pitch roof, comprising 130mm PIR rigid insulation board fixed between
rafters and 25mm to underside of sloping rafters

14.99

16.86

sq. m

Thermal insulation to basement

Thermal insulation to floors

Thermal insulation to walls

Thermal insulation to ceilings and roofs
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Inspiring the next generation of surveyors is crucial to
sustaining the profession. Karen Rogers outlines
RICS initiatives to encourage future talent

Careering
on course

M

any people believe
that the UK’s
skills shortage
in sectors such
as construction
is hampering
economic growth,
so RICS is
determined to inspire the next generation
of surveyors.
RICS Future Talent research shows
that school students engage with
activities that motivate and interest them,
primarily in a non-academic format; we
found that they were happy to develop
their understanding through short,
interactive experiences with their peers.

challenges that have been designed to
provide a taster of the numerous careers
in the sector, and reflect aspects of
surveying and project management. These
workshops are aimed at Year 9 or 10
students, and the intention is to engage
with more than 9,000 students in the
2017/18 academic year.
These workshops are run by specialist
educational facilitators but at RICS we
have also started to recruit and train
a targeted total of 300 engaged and
motivated members to become Inspire
ambassadors. Based across the UK,
they will share their experiences and
professional knowledge to bring the
workshops to life.

Inspire programme

School debates

Drawing on these findings, the RICS
Future Talent team is working on several
initiatives to raise the profile of surveying
as a career of choice.
From mid-April until mid-July, RICS
is engaging with more than 51,000
school students across the UK through
its Inspire programme of workshops,
which are run jointly with educational
consultancy EdComs.
Using RICS’ insight about the
profession and its desire to promote
the vast number of career opportunities
available to students, EdComs has
designed a workshop programme based
on small teams of students.
During the sessions, the teams
complete project-based tasks and

In March, RICS partnered with an
organisation called Debate Mate, a
leadership and communication training
business that runs after-school debate
clubs in a range of schools. In the first
debating sessions, 3,000 students from
150 schools across the UK debated a
motion on the demise of the high street.
The Debate Mate Cup, sponsored
by RICS, was held in April with regional
winners from across the UK gathering
in London for further debate on another
topic relevant to the built environment.

School students
engage with activities
that motivate and
interest them,
primarily in a
non-academic format
Image © iStock

Virtual reality
RICS will be exhibiting at all the regional
skills shows, which have a potential footfall
of more than 37,000 students. The shows
will see the launch of the RICS World of
Surveying app alongside the organisation’s
existing careers material and brochures.
(www.prospectsevents.co.uk). The app will
be used to enhance various interactive
activities to engage students at these
events, setting surveying apart from other
careers as an exciting vocation that uses
the latest technology.
The World of Surveying, available on
both Android and Apple platforms in
augmented and virtual reality, provides a
3D experience of various elements of the

profession and allows the user to learn
more about it. The aim is to open the eyes
of users and broaden their understanding
of the range of opportunities available.
These shows provide another great
opportunity for RICS professionals to
share their experiences and be role
models for students who are keen to
identify a worthwhile career.

Profession pathways
Once school students have felt inspired
to consider a career in surveying,
the RICS Future Talent team is keen
to support the second stage of the
process of becoming a fully qualified
chartered surveyor, whether through
an apprenticeship or an accredited
university degree.
In 2017, several apprenticeship events
for employers and universities have
been hosted by RICS, and much greater
resources are now being channelled into
this area to build on such events.
Key to the success of all these
initiatives is input from RICS
professionals, trainees, apprentices and
employers. The Future Talent team invites
individuals and organisations alike to
volunteer for school workshops, careers
fairs, university engagements or to share
opportunities being offered by firms –
please contact us at careers@rics.org. b
Karen Rogers is a RICS Future Talent Manager
krogers@rics.org

Related competencies include
Construction technology and
environmental services, Design and
specification, Sustainability
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The clerk’s tale
Whatever their actual job title, clerks of works perform a
vital role in construction projects writes Rachel Morris

T

he barrister and
adjudicator Tony
Bingham once
declared that “the cost
of a clerk of works per
annum is cheaper than
a day in court.”
As the professional body that supports
clerks of works and construction
inspectors, the Institute of Clerks of
Works and Construction Inspectorate
(ICWCI) currently has around 1,000
members working in the UK.
In addition, it has members employed
in the Republic of Ireland, Spain, China,
Hong Kong, Malaysia and Australia as
well as various African nations, among
other countries.

Principles
Traditionally, building superintendence or
site inspection is the role of the clerk of
works. Although building practices and
procedures have come and gone – and
come again in some cases – the very
principles for which clerks of works were
ﬁrst established remain as valid today as
they have ever been.
1 0 J U N E / J U LY 2 0 1 8

The ICWCI defines the role of the
clerk of works as: “A person whose duty
is to superintend the construction and
maintenance of buildings, or other works
for the purpose of ensuring proper use of
labour and materials” (www.icwci.org). In
many cases, even though this traditional
title has given way to modern alternatives
such as construction inspector, site
inspector and quality auditor, the principle
remains the same.
Whether in the ﬁeld of civil engineering,
building, landscaping, tunnelling, electrical
and mechanical engineering, new build
or refurbishment, at home or overseas,
these inspectors ply their trade and
ensure value for money for the client
through rigorous inspection of the
materials in use and the quality of work.
Their skills are honed through study
and years of practical experience. They
have to remain up to date in terms
of legislation and the many relevant
regulations, including those relating
to individuals – health and safety, race
relations, disability discrimination and
so on – as well as those concerning
construction itself.
Image © ICWCI

Cost savings
Through rigorous and detailed reporting
and recordkeeping and thorough
inspection of speciﬁcations and drawings,
the work of these professionals without
questions adds value to any project,
even though it may not be obvious at the
time. The question that should always be
asked is a very simple one: without the
intervention of the clerk of works, how
much would rectiﬁcation, remedial action
or both of these have cost?
Clients – including employers, local
authorities, and housing associations –
have to ensure that their construction
projects achieve value for money and
are completed to a high quality, in terms
of the work itself, the materials used,
construction standards and compliance
with Building Regulations.

Outsourcing of services
Before the mid-1990s, most local
authorities in the UK employed teams
of clerks of works as part of architects
and engineering departments. Under
this regime, the clerks’ role was valued,
understood and respected.
As the country entered recession
during the early 1990s, it prompted
cutbacks, rationalisation and compulsory
competitive tendering. This resulted in
outsourcing of professional services to
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facilities management companies, and
although clerk of works services were
not immediately affected, it has become
apparent over time that as local authority
clerks have retired they have too often
not been replaced.
Forms of contract have changed over
the years, too, and the ICWCI’s view is
that design and build contracts have
diluted the role of the clerk of works.
Many clients consider it a saving if
the contractor is carrying the risk, for
instance, and they do not account for the
cost of a clerk or understand the benefits
of having one as part of the design team.
In the case of the JCT standard or
traditional form contract, the architect
is the lead and the clerk of works is
named and reasonably empowered.
Under the NEC3 engineering contract
there is similarly inclusion for an
engineering and construction supervisor,
which also recognises the clerk of
works’ inspectorial role. Public projects,
procured under the private finance
initiative, however, are usually silent on
the requirement for clerks.

Benefits
Independent third-party inspection by a
clerk of works helps to protect the client’s
interests throughout the construction
process. When employing or appointing a
clerk of works or construction inspector,
the client will not only benefit in terms
of experience, they will also have the
reassurance of knowing that their
interests are being safeguarded.
Clerks of works have:
bb a good general understanding of the
specific construction inspection process,
in particular around the inspection of
materials and quality of work
bb an understanding of the obligations
of all parties, including requirements
and boundaries
bb the foresight to identify issues or
potential issues and the ability to
suggest alternative methods or
mitigation techniques
bb a focus on quality, reducing the need
for reworking and double handling
bb impartiality, offering a fair, considered
and independent approach to ensuring
value for money for the client
bb an awareness of acceptable
standards, benchmarking and
identifying where work does not
conform to regulation
bb the ability to record findings concisely
bb the ability to offer a professional
opinion and recommend alternative
approaches and corrective actions

bb knowledge of construction materials
and components, including their use,
limitations and possible alternatives
bb an understanding and knowledge of
the practical and legal aspects of health
and safety.
When a clerk of works is appointed, there
are a number of factors on which they
can focus, including the following.
bb Compliance: buildings need to be
inspected for safety and structural
integrity to ensure that they conform to
statutory regulations and laws.
bb Quality of work needs to be
monitored and inspected at regular
intervals to minimise problems, defects
and rework.
bb Materials should be inspected to
ensure that they are correct and of an
appropriate quality to fit their purpose.
bb Defects can be minimised and
resolved when regular, thorough
inspection is factored in to the
construction process.
bb Recommendations: clerks of works
can make recommendations to the client
throughout the construction process
about materials, the quality of work and
so on.
A clerk of works’ ability to deal with
all five factors, however, will vary
according to the basis on which they are
contractually employed.

Employment
A clerk of works should be appointed at
the earliest possible stage of a project,
starting before construction commences
so they can work through each
subsequent stage.
It is usual for a clerk of works to
be employed as a representative of the
employer or client, typically working
under the direction of the architect,
engineer or project manager. While
employing a clerk of works is not
mandatory, it is highly recommended.
Bear in mind that the construction
industry continues to be perceived by
both its clients and the general public
alike as being fragmented, disorganised
and unprofessional. Litigation, arbitration
and continuing building failures reinforce
this view.
The industry has become
progressively management-oriented,
and contractors increasingly often face
the quality–cost–time conundrum – a
challenge exacerbated by the decline in
skill and resource levels, knowledge gaps
and poor standards of work.

Clients and developers for their
part demand value for money, cost
optimisation and projects that are
completed right first time. As a
consequence, the quality of work on site
has continued to deteriorate, resulting in
numerous defects, many of a repetitive
nature, as well as delays and additional
costs. Employing a clerk of works can
help obviate these issues.

Decline of quality
Yet government legislation along with
industry trends such as compulsory
competitive tendering for contracts,
prices being set lower to increase
demand, lack of training and the decline
of public control have all exacerbated
the reduction in quality in completed
products. The burden of remedial
costs and users’ dissatisfaction have,
conversely, increased.
The clerk of works, traditionally
the individual responsible for setting,
maintaining and policing quality standards
on site, has been among those badly
affected by these changes.
With falling numbers of experienced,
qualified professionals currently available
and few opportunities or incentives for
training new practitioners, how will the
industry reverse the decline in quality and
ensure that the standards required and
expected are achieved?
Many of these issues can be mitigated
by educating construction industry clients
and the design team as to the value of
systematic, regular and independent
third-party inspection by qualified site
inspection practitioners.
The ICWCI continues to push the
government to acknowledge there
is indeed a greater need to appoint
more clerks of works and construction
inspectors. Meanwhile, we have
also received useful advice from the
Construction Industry Council on skills
pathways and reaching out to larger
clients, while I am myself providing input
on construction quality to the Homes
for Londoners subgroup of the Greater
London Authority. b

Rachel Morris is Chief Executive Officer at ICWCI
r.morris@icwci.org
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Categorically clearer
Questions about fire detection and alarms for buildings persist despite BSI’s revised
standard for systems. Simon Sandland-Taylor offers some clarification

I

n BS 5839–1: 2017, Fire
detection and fire alarm
systems for buildings:
Code of practice for
design, installation,
commissioning and
maintenance of systems
in non-domestic premises, the term “fire
detection and fire alarm system” covers
a range of types (see Building Control
Journal April/May, pp.12–14).
These range from systems consisting
of just one or two manual call points
(MCPs) and sounders to those that
are complex and networked and
which incorporate a large number of
automatic fire detectors, MCPs and
sounders, connected to numerous
intercommunicating control and
indicating panels.
The term also includes systems
that initiate the operation of other
fire protection equipment, such as
extinguishers, automatic ventilators and
automatic door releases.

Domestic premises
The fact that BS 5839–1 does not cover
domestic premises has been questioned,
but this first part of the standard
was never intended for application to
domestic premises, which are covered by
BS 5839–6: 2013 instead. Nevertheless,
many designers and installers continue to
ask the question.
In order to address this, when part 1 of
the standard was updated in 2013, the
title was amended to Fire detection and
fire alarm systems for buildings – Part
1: Code of Practice for design, installation,
commissioning and maintenance of
systems in non-domestic premises.
Despite this addition to the title of both
the 2013 and 2017 standard, which
specifically excludes domestic premises,
the question is still raised.

Categories L and P
Category L and category P cover
automatic electrical systems usually
1 2 J U N E / J U LY 2 0 1 8

incorporated in a building design to
satisfy one or in some cases two
objectives; namely, protection of life,
hence category “L”, and protection of
property, hence category “P”.
An appropriate life protection system
will satisfy the functional requirement
of Building Regulation B1, Means of
warning and escape. Such systems help
to provide early warning of fire and can
therefore afford occupants more time
for escaping before conditions might
become untenable.
Property protection systems,
meanwhile, are required for a number
of different reasons, including the
need for business continuity, insurers’
requirements, and safeguarding the fabric
of listed and heritage buildings.
It is thus essential any fire detection
and alarm system designed for a building
satisfies all the fire safety objectives,
supporting the overall fire strategy and
not being considered in isolation.
As category L and P systems are
designed to satisfy two different
and distinct objectives, their design,
installation and performance are quite
different. Attempting to compare, for
example, a category L1 system with a
category P1 would like to comparing
apples with pears, neither being an
appropriate alternative to the other.
A fire strategy could in certain
situations require provisions for the
protection of both life and property. In
such cases, a mixture of category L and

It is essential that
any fire detection
and alarm system
designed for a
building satisfies all
fire safety objectives

P systems would be incorporated, being
referred to as L1/P1, L2/P1, L2/P2,
L3/P1, L3/P2 and so on, according to the
subdivisions detailed below.

Subdivisions
Category L systems are subdivided
into category L1, L2, L3, L4 and L5
depending on the parts of the property
that they cover (see Figure 1). Category
L1 systems, shown in the area ringed in
blue, are installed through all areas of the
building. They offer the highest standard
of life safety because they provide the
earliest possible detection of fire, and
therefore the longest possible time in
which to escape.
Before explaining the features of
category L2 and L3 systems it is first
necessary to consider category L4.
Included in the area ringed in magenta,
such systems are installed in those
parts of the escape routes comprising
circulation areas and spaces, such as
corridors and stairways.
Category L3 systems, ringed in green,
are in turn designed to warn of fire at
an early stage to enable all occupants,
other than those in the room where the
fire originates, to exit safely before the
escape routes are impassable owing
to the presence of flames, smoke or
toxic gases. To achieve this objective,
detectors are normally installed in rooms
that open onto an escape route.
Category L2 systems are installed
according to the same principles as those
for an L3, with the additional objective of
providing early warning of fire in specified
areas – which are ringed in red in
Figure 1 – where fire hazard, fire risk or
both are at their highest.
Category L5 systems provide
automatic detection to satisfy specific
fire safety objectives other than those
of category L1, L2, L3 or L4 systems.
Protection might be provided as a
compensatory feature to justify a
departure from the normal guidance,
as part of a fire-engineered solution, or
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Figure 1
Category L life protection systems

Figure 2
Category P property protection systems

Source: Sandland-Taylor Consultancy

as part of the operating system for fire
protection equipment.
The simplest form of electrical fire
detection and alarm system for life
protection is provided by a category
M system. Unlike category L systems,
these do not incorporate automatic fire
detectors, but rely solely on manual
activation to raise the alarm, hence
category “M”. Such systems are used
in relatively simple buildings where
occupants will not need to be woken from
sleep to effect an exit. All category L1, L2,
L3 and L4 systems should incorporate
the features of a category M system as a
minimum standard.
Category P systems are subdivided into
P1 and P2 in turn (see Figure 2). Category
P1 systems are installed through all areas
of the building, thereby providing the
earliest possible warning of fire so as to
minimise the time between ignition and
the arrival of firefighters.
Category P2 systems on the other
hand are installed only in areas of high
fire hazard or where the risk to property
or business continuity is high, to provide
early warning of fire. The parts of the
building so defined might be as few as
one or two rooms or may amount to an
entire floor.
Where the fire strategy requires the
provision of a category M in conjunction
with a category P1, P2 or L5 system,
the resultant combination should be
described as a category P1/M, P2/M or
L5/M system respectively.

Compliance
A common question posed by designers
and installers is that, when considering
a Building Regulations submission for
compliance with requirement B1, is it
acceptable for the agent or designer
to include a standard note stating “Fire
detection and fire alarm system to be
designed, installed, commissioned and
certified in accordance with
BS 5389–1: 2017”?
At first glance, this would appear to
be fine, as it refers to the necessity for
certifying the design, installation and
system commissioning as recommended
in the standard.
However, such a note is in fact
completely meaningless as there is
no reference to the actual category
of system to be used in the standard.
Because a BS 5839–1 life protection
system could be any one of the six
systems to which clause 5 refers, it would
be prudent for the building control body
to seek clarification.
There would also be a need to verify
the areas where detection is to be
provided should a category L2, L3, L4 or
L5 system be specified.
The acceptance or approval of an
incomplete note could also result in
confusion, and the wrong system may
then be installed on site. For example, a
contractor following the suggested note
could install, commission and certify a
BS 5839–1-compliant system to a
category M standard, completely unaware

that a category L system is needed to
satisfy functional requirement B1.

MCPs
The rationale for MCPs to be located at
exits on all storeys, whether or not these
are specifically designed as fire exits,
has also been queried. This particular
recommendation was introduced in the
previous version of BS 5839–1 in 2013.
It had always been the norm to provide
MCPs on escape routes and at all
dedicated fire exits. When drafting the
2013 standard, it was recognised that a
building occupant might on discovering a
fire choose to escape via a familiar,
non-dedicated exit.
In such a situation, it would therefore
be possible for someone to escape
without having the opportunity to raise
the alarm if they did not pass an MCP on
their exit from the building. To prevent
such situations arising, it was decided to
require the provision of MCPs at all exits
from buildings.
Subsequent to the introduction of this
recommendation, it was observed that
MCPs were being provided at all exit
doors, even if they did not lead to a place
of safety. This led to instances where
occupants unfamiliar with a building
layout could on seeing a call point
adjacent to an exit door try to escape via
the door only to discover it did not lead
to a place of ultimate safety. They would
also have to re-enter the building to find
a dedicated fire exit, having lost vital
escape time in the process.
To overcome this problem, clause
20.2(a) of the new standard was
amended to read: “MCPs should
be located on escape routes and in
particular at all storey exits and all exits
to open air that lead to an ultimate place
of safety (whether or not the exits are
specifically designated as fire exits)”. b

Simon Sandland-Taylor is Director and Owner of
the Sandland-Taylor Consultancy
info@sandlandtaylorconsultancy.co.uk

Related competencies include
Fire safety
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As there are a range of different building facades, it is not always easy to appreciate
the strengths and weaknesses of each. Diego Alves rounds up the various types

Clad in strength

I

n most major cities
around the world,
buildings have articulated
and eye-catching
facades, but these
can usually be divided
into two basic types:
traditional and modern.
The main difference between the two
is that traditional facades are generally
load-bearing while modern ones, or
curtain walls, tend to be self-supporting
and transfer lateral wind loads to the main
structure through connections at floor
levels or with the columns of the building.
While curtain walls are generally
considered to be modern if they date from
the advent of steel-framed structures,
there is evidence that a rudimentary
version was built for the palace of Curtea
Veche in Hungary as early as the 1700s
(http://bit.ly/2F8FuYb).
Today, iconic buildings such as the
Gherkin in London, the National Centre for
the Performing Arts in Beijing, the Rock
in Amsterdam and the Dancing House
in Prague are a few examples of how
imagination and technology have worked
side by side in the construction of facades
that combine the architect’s vision with
technical excellence.

Modern facades
The division of facades into two types
is quite simplistic. It should be qualified
by noting that, while modern facades
are generally understood to be curtain
walls, these are only one of many kinds of
system available, each having their own
distinctive performance characteristics
and complexities.
Apart from its aesthetics, the primary
functions of a curtain wall are to resist air
and water infiltration, to accommodate
wind and other forces acting on the
building, and to support the wall’s own
dead load.
In specific cases, they must resist
hurricane and blast forces or even
comprise special stealth materials for
radar-absorbent cladding. In every case,
they must meet these requirements
effectively and need minimal maintenance
throughout their design life.
1 4 J U N E / J U LY 2 0 1 8

Rainscreen cladding

The modularity, high performance and
flexibility of modern curtain wall systems
is ideal for use in multi-storey buildings.
There are several types.
First is the so-called stick system,
which is made up of pre-cut metal profiles
– sticks – that are assembled on site to
create a structural grid or frame that is
attached to the structure.
Double-glazed units and spandrel
panels are fitted into the frames and the
panels are retained with pressure plates
and architectural cover caps. Putting
this product together is labour-intensive,
and the finished quality and performance
depend considerably on the experience of
the installation team.
Second is the unitised facade system,
which comprises the same components
although these are invariably assembled
in a factory-controlled environment and
then delivered to the site in their entirety.
When installed on the building, the joints
between individual units are sealed with
purpose-designed gaskets.
This system is more expensive, but
installation is rapid and does not normally
require costly scaffolding.
The evolution of the unitised system
has resulted in the climate wall and
closed-cavity facade (CCF), which may

include interstitial blinds and offer thermal
and acoustic benefits. Both climate wall
and CCF could be described as
high-quality double-glazed units, with the
latter containing pressurised, dehumidified
air in the unit.
To provide a flush face, the glass in
unitised systems is usually bonded to the
aluminium frame with structural silicone or
clamped to it with special hidden toggles
fitted to the sides of the unit.
Panelised facade systems are similar
to unitised ones, but the prefabricated
modules are generally much larger and
can incorporate different materials and
components such as metal panels, brick
and windows.
They can also comprise pre-cast
concrete modules and be finished in a
variety of materials, including off shutter,
granite and reconstituted stone. The
finished panel is delivered to the site to be
installed on the building by crane.
Flue or triple wall facades are rarer,
and comprise an outer and inner curtain
wall separated by a wide air void, usually
incorporating an open-grid walkway
to facilitate air circulation in that void.
This system offers thermal and acoustic
benefits but also requires more space.
Flue walls can be passive or active
Images © CBRE

RI CS BU ILDING
CONT ROL JOUR NAL

depending on the way in which the
passage of air in the void is controlled for
optimum performance.
Regardless of type, all modern facades
are defined by their extensive use of glass
and metal, which gives them a smooth and
slick surface.
Earlier types of modern building
combined traditional construction
materials with modern facade
systems. Typically, such facades will
be made mostly stone or of a pre-cast
construction, with windows installed as
vertical or horizontal ribbons.
These facades invariably rely on
sealants to provide a waterproof barrier
between the structure and the window
system, the failure of which manifests
with time and the degenerative effects of
weather and UV light.

There are fewer options for improving
traditionally constructed building facades
than there are for modern buildings, due
to the former’s intrinsic construction
methods and robust materials such as
brick, granite and limestone.

Rainscreen cladding

The rapid rise of rainscreen cladding
in the past decade or so merits further
discussion. Cladding on older high-rise
buildings commonly uses rainscreen
systems that are particularly suited to
residential tower blocks, offices that have
been converted into housing, student
accommodation and budget hotels.
The aesthetics and energy efficiency
of rainscreens offer immediate benefits.
Such cladding can be fixed directly to
the original construction with relative
speed, and insulation and vapour control
Renovation of older buildings
measures are fitted between them.
It is important to distinguish between the
The cladding comes in a variety
different types of facade already used on
of materials such as high-pressure
such buildings as these dictate options for
laminates, zinc, stainless steel, copper and
improving the fabric’s energy efficiency.
a range of metal composites, including
Given the sustainability agenda,
those that contain aluminium and, in
refurbishment and improvement of
high-profile buildings, even titanium.
existing buildings would seem better than
Glass-reinforced plastics or concrete and
demolishing them and constructing new
compressed cement panels are among
ones, with the planning delays, costs and
alternative claddings.
carbon emissions the latter entail.
Another quick way to improve buildings
is to fix insulation to the
existing wall and then apply
an acrylic render to it, which
Unitised facade
is available in a wide range
with rainscreen
elements
of colours. Readers should
be aware of safety concerns
about such systems following
the Grenfell Tower fire,
however, and ought to discuss
these with their clients at the
earliest opportunity.

Aluminium composite
Aluminium composite material
(ACM) cladding – not to be
confused with the
more common term
asbestos-containing
material, which has the same
abbreviation – is a versatile
product that has been around
since the early 1970s and was
used predominantly in low-rise
constructions, typically at
entrances and lobbies.
In recent years, it has been
developed and used in
high-profile properties such as
the Marina Bay Sands Hotel
in Singapore and high-rise
offices and hotels in Dubai,
among other locations.

ACM is essentially two thin skins of
aluminium or other metal, bonded to
a plastic core to form a relatively rigid
sheet some 3–4mm thick. The sheet can
be folded and shaped easily to form a
cladding panel. The basic core material
can be highly flammable, however, so
it must be used with extreme caution,
particularly on high-rise properties.
The insulation and cavity barriers
behind it must also be selected and
installed carefully to conform to the
appropriate parts of Approved Document
B. The system as a whole – the cladding,
insulation, fixings and cavity barriers –
must also comply with the requirements
of BS 8414. The Ministry of Housing,
Communities & Local Government’s
guidance notes provide the latest
information (http://bit.ly/2EI6yzT).
Readers should also be aware of the
calls for cladding and the insulation
behind them to be non-combustible.
Although a system may satisfy current
requirements, there is a public perception
that fire safety in high-rise and high-risk
buildings needs to be much greater,
and this may affect the demand for and
valuation of such properties in the future.
Both ACM and rainscreen cladding
have limitations in terms of performance,
but in the light of the Grenfell Tower fire,
compliance with Approved Document B4
and, at worst, limited combustibility are
among the most important requirements.
Proper installation of cavity barriers,
compartmentation and fire-stopping are
likewise fundamental to compliance.
Since ACM is fairly light, flexible
and of limited strength, the design and
installation methods must be considered
carefully to prevent it detaching in high
wind, especially in high-rise developments.
For a facade to perform throughout
its design life and beyond, ensure good,
thorough consultation at all stages of the
procurement and installation processes. C

Diego Alves is CBRE Director and Head of
Facade Consultancy
diego.alves@cbre.com

Related competencies include
Construction technology and environmental
services, Design and specification
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authority building control surveyor tends
to result in the work being put right by the
contractor before the process escalates.

Competent person schemes

Enforcement to
be reckoned with
Enforcement of Building Regulations has declined
significantly over the past decade. Anna Thompson
looks at the reasons

I

n January, the question of
infrequent use of Building
Regulations enforcement
tools was raised in a
letter from Clive Betts,
the chair of the Commons
Communities and Local
Government Committee, to Dame Judith
Hackitt, after the interim report of her
independent review into the Building
Regulations and fire safety was published
(http://bit.ly/2oC4umd).
Betts wrote: “you highlighted concerns
regarding the partial privatisation model
in the building control system, where
there are both local authority building
control inspectors and private-sector
approved inspectors.
“As you noted, there are concerns
around the independence of [the latter]
and their inability to take enforcement
action, while local authority inspectors
could be reluctant to take formal
enforcement action due to the cost
of pursuing cases through the courts.
We urge you to continue your focus
on this issue in the second phase of
the review and are keen to hear your
recommendations in this respect”
(http://bit.ly/2G2MnKg).
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It has always been the case that
prosecutions are relatively rare, but
why is that? Are approved inspectors
unwilling for projects to revert to local
authorities because they would get a
reputation for being pernickety? Are local
authorities having difficulties taking cases
to court where they have not carried
out the initial building control? Or, as a
profession, have we become better at
helping clients comply with regulation?
Has manufacturers’ and service
providers’ input meant that compliance
is the positive result of better design,
specification and purchasing?
There has always been an issue
with the fuzzy definition of terms in the
Building Act 1984 as well, particularly for
existing homes. “The person carrying
out the work” is the homeowner, but they
rarely have a good understanding of
how to choose or identify a competent
contractor, or how to judge the quality of
their work.
This means that even though
homeowners may support the successful
prosecution of a contractor by a local
authority, there is no guarantee that the
work will be rectified. Fortunately, issue
of a formal section 36 notice by a local

LABC is looking at all aspects of
compliance and enforcement, including
Competent Person Schemes. In January
2015, LABC and the Association of
Consultant Approved Inspectors
published a joint in-depth study of
Part P of the Building Regulations
(http://bit.ly/2pxSRd5), which LABC Chief
Executive Paul Everall summarised as
follows: “Overall, LABC views Competent
Person Schemes as successful, bringing
order to massive numbers of small
projects that have repetitive elements.
While there is a background level of
issues and complaints, overall these are
at a lower level than they would otherwise
be, and contractors are paying part of the
cost of monitoring standards.
“It’s not perfect and uncertificated
cash work goes on, as does poor work
and fraudulent certificates, but all at a
level that is much lower and at a cost of
resolution that is probably lower too. So
for government policymakers, the status
quo is probably acceptable.”
LABC Director of Technical Policy
Barry Turner has more recently welcomed
the positive discussions on compliance
at meetings of the Hackitt Review’s
Regulation and Guidance Working Group,
and called for stronger government
action on regulatory enforcement.

Prosecutions
Research carried out on behalf of the
Local Government Association in 2017
showed the scale of the problem – the
number of prosecutions under the
Building Regulations has been falling and
is now roughly a quarter of what it was
10 years ago.
The reasons for this are clear, as the
courts have failed to fine perpetrators
sufficiently to deter them and also
failed to award prosecuting authorities
sufficient costs. The survey showed it
cost an average of £10,750 for a local
authority’s building control team to bring

There has always
been an issue with
the fuzzy definition
of terms in the
Building Act 1984
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an enforcement prosecution to court,
while the average award was just £670.
Similarly, average fines were slightly more
than £5,100, while perpetrators were
estimated to gain by more than £12,000
even once fines were taken into account.
“It’s time for the government to make
clear to the courts they should get tough
with the tiny minority in the industry who
don’t comply with the regulations and
standards,” Turner argues. “Taking large
property holders, big developers and
contractors to court simply doesn’t hurt
them. Sanctions and penalties need to be
increased and applied by the courts, and
we need to be awarded full costs”
(http://bit.ly/2Igl3JW).
On reversions from approved
inspectors the picture has changed – but
probably not for the right reasons, as
Paul Everall comments. “For years, the
LABC network barely had a handful of
reversions. Last year this changed but
not, I think, because approved inspectors
became more willing to report
non-compliance. [Instead, it’s] because
the Construction Industry Council
Approved Inspectors Register (CICAIR)
improved the quality management of

‘unfinished’ projects and insisted that final
certificates must be issued in a timely
manner. This forced approved inspectors
to do something ... to pass their audit.”
He explains that, needing to finalise
projects, approved inspectors had to start
referring these back to councils to close
the file when building owners refused
them access or would not put work
right, for instance. “This is unfortunate,”
Everall continues, “because it has
simply dumped their problem on local
authorities. LABC will focus on this issue
through the Building Control Alliance and
CICAIR this year. Enforcement should be
about compliance standards and not just
cleaning up system failures.”
LABC surveyors are still trained in
enforcement, with refresher courses
for experienced surveyors as well as
modules at the LABC “boot camp” for
new starters and trainees. This prepares
them to investigate and subsequently
give evidence in enforcement cases
where prosecutions might occur.
All professional building control
surveyors should have knowledge of
the Building Act 1984 and the relevant
time constraints for prosecution plus the

UPDATE
RICS offers big data insight
RICS has published the insight paper Big
data, smart cities, intelligent buildings –
surveying in a digital world.
“Big data” is a term used to refer to
large, complex data sets that cannot be
analysed by using traditional techniques.
The use of big data is becoming
essential to competition and growth
for professional firms, and is already
affecting every area of business activity,
including the built environment.
n www.rics.org/bigdatainsight

Police and Criminal Evidence Act 1984,
including its rules on admissibility of
evidence, codes of practice and cautions.
They should also know how to plan
and structure an investigation, interview
witnesses and defendants, write witness
statements, collect evidence to ensure
they don’t fall foul of the Regulation of
Investigative Powers Act 2000, prepare a
prosecution report, brief a legal team and
give evidence in court.
This admissible evidence should also
be collected by approved inspectors and
shared with local authority teams in the
event of a reversion, if we as a profession
are to remain credible and implement the
Hackitt Review’s eventual outcomes. b

Anna Thompson FRICS is LABC Business
Development Director and member of the RICS
Building Control Professional Group
anna.thompson@labc.co.uk

Renewable Heat
Incentive reformed

Pitched roofing
standard issued
BSI has introduced BS 8612:
Dry-fixed Ridge, Hip and
Verge Systems for Slating and
Tiling. This new standard frames
minimum performance
requirements for dry-fix roofing
components, establishing that
these are fit for purpose and that
sufficient information is provided to
ensure their correct installation.
n www.bsigroup.com

The Department for Business, Energy
& Industrial Strategy has published
a “reformed and refocused scheme”
for the Renewable Heat Incentive
(RHI) following an industry-wide
consultation. The government had
originally proposed reforms to the
existing domestic and non-domestic
RHI schemes in spring 2016.
The RHI was introduced to support
households, businesses, public bodies
and charities to make the transition
from conventional forms of heating to
renewable alternatives.
n http://bit.ly/2hIOSJg

First hospital being constructed to Passive House standard
The world’s first hospital to be
designed to the Passive House
energy performance standard
is currently under construction
in the district of Hoechst
in Frankfurt, Germany (see
image, left). The building shell
has already been completed,
and the interior finishing is now

Images © iStock/Passive House Institute

under way. To avoid thermal
bridging, a layer of insulation
will be laid between the end
wall of the building and the
brickwork of the roof parapet
above it.
Construction should be
completed next year, followed
by a test phase lasting several

months before the building
goes into full operation. The
Passive House Institute in
Darmstadt has been advising
on the project since the
design phase and will continue
providing consultancy services
during the construction work.
n www.passivehouse.com
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POLICY

Dr Chris Cocking argues that panic is a poor model
for behaviour in emergencies and there should be more
emphasis on trust and resilience

Follow the crowd

A

t the LABC
conference in
Leicester this
March, I was asked
whether building
control surveyors
should give special
consideration to academic research on
crowd emergency behaviour over and
above current guidance. My short answer
was an emphatic “Yes”.
It is vital to think about human factors
in emergency evacuations, as no matter
how well buildings and their alarm
systems are designed for safe egress
we must also consider how people will
behave in such situations.
If we do not, we will only partly be able
to ensure safe and efficient emergency
evacuations. In this article, I hope to
show how the study of crowd emergency
behaviour can inform the current debate
on how we can improve safety in high-rise
buildings and prevent avoidable tragedies
such as the one at Grenfell Tower from
happening again.

Panic model research
Research into crowd behaviour by
psychologists over the past 40 years has
produced a significant body of work to
show that traditional views of crowds as
irrational are not supported by evidence.

Panic is not a useful
or accurate term for
crowd behaviour in
emergencies, and
should not be used
to describe such
incidents
1 8 J U N E / J U LY 2 0 1 8

Research conducted by myself and
others has shown that the assumptions
of the “panic model” of emergency
behaviour are not borne out by reality.
So, for instance, the fear that is often
associated with being in an emergency
does not usually overwhelm people’s
reason to the extent that they engage
in selfish or irrational behaviour.
Furthermore, if individuals start behaving
in selfish or irrational ways, rather than
others mindlessly joining in – as is often
expected – bystanders tend to intervene
to calm the individuals concerned or
regulate their behaviour.
While crowd disasters are often
reported in the media as “mass panic”
or “stampedes”, detailed examination of
events afterwards rarely supports such
irrationalist conclusions. Indeed, panic
is often noticeable by its absence. An
analysis of human behaviour during
the World Trade Center attacks of
11 September 2001 based on published
survivor accounts found that less than
1% of the behaviours observed could be
classified as panic, and people who tried
pushing past others on the stairwells
were told to wait in turn by others.
There are also quite serious
implications to approaching emergency
planning and response based on a
panic model. So, for example, if planners
assume that crowds cannot be trusted
to behave rationally in emergencies, they
will be more likely to adopt paternalistic
or even coercive strategies to protect
people from their potential worst
excesses. The 1989 disaster at the
Hillsborough football stadium in Sheffield
is now widely accepted as a tragic
example of the consequences of viewing
crowd management as a public order
rather than a public safety issue, and
of how victims can be wrongly blamed
for being responsible for a tragedy. The
authorities may also withhold information

in a misplaced attempt to prevent the
possibility of panic when people discover
the scale of the threat they face. There is
therefore a consensus among academic
researchers that panic is not a useful
or accurate term for crowd behaviour in
emergencies, and that it should not be
used to describe such incidents.

Crowd resilience
In response to these problems with the
panic model approach, the Social Identity
Model of Collective Resilience (SIMCR)
was developed by John Drury, myself and
Steve Reicher in 2009. This suggests
that disasters foster a common identity
among those affected – “we’re all in this
together” – that tends to result in orderly,
altruistic behaviour as people respond to
and escape from a shared threat.
Cooperative rather than selfish
behaviour predominates, and any lack
of cooperation is usually because of
physical constraints, especially in densely
Image © Shutterstock

RI CS BU ILDING
CONT ROL JOUR NAL

However, it is not just a simple case
of providing information; it is also
important to think about the content of
any safety messages and the way they
are constructed. Information needs to
be delivered confidently in a clear and
unambiguous way, and be from a credible
source with which people can identify.

Trained fire wardens
As well as having good public address
and fire alarm systems, it is crucial that
there are also trained fire wardens on the
ground during emergency evacuations
who are familiar with the location, the
reasons for the evacuation and the
closest possible route of escape.
This is particularly important when
there are fires as people don’t often use
fire exits equitably during evacuations,
tending to try and leave via the way they
entered, especially if they are unfamiliar
with the venue. However, this may not be
the quickest or simplest path to safety.

Planning priority

packed crowds, rather than a result of
any inherently selfish behaviour on the
part of the crowd.
The SIMCR is supported by evidence
from recent emergencies. Research
that I did with Drury into the 7 July 2005
London bombings (https://bit.ly/2dvi2Lr)
found that while witnesses reported
individual fear and distress, this did not
become mass panic.
Instead, there tended to be a sense
of general calm and cooperation as a
common identity emerged in response to
a shared threat. Therefore, we concluded
that people in emergencies behave in a
much more resilient manner than is often
expected, and we should focus on crowd
resilience rather than vulnerability in
emergency planning and response.

Practical steps
The SIMCR suggests a variety of
practical steps that can be taken
to ensure safer and more efficient

emergency evacuations. For instance, the
emphasis should always be on providing
more rather than less information,
because if people are presented with
clear, practical information on which
they can act to escape threat or keep
themselves and their loved ones safe,
then they will usually do so.
There is minimal evidence that people
panic if made aware of a threat; in fact,
the evidence there is from such situations
tends to show the opposite. Furthermore,
deliberately withholding information
could delay evacuations and may cause
problems in future emergencies, as
people may not entirely trust messages
from the authorities if they believe these
are not sufficiently forthcoming.
It is also not a good idea to include the
phrase “Don’t panic” in public messages,
as this can create an expectation that
there is a possible cause for panic that
is not being revealed, thus potentially
engendering public mistrust.

If I were asked to prioritise one message
for emergency planners to consider,
it would be that they should be aware
that crowds tend to behave better than
expected, and that the concept of mass
panic is largely a myth.
Therefore, paternalistic panic models
should not be used in emergency planning
and response. Instead, perspectives that
encourage greater crowd resilience are
likelier to result in safer and more efficient
emergency evacuations.
This is particularly important
when considering fires in high-rise
buildings, as the time in which people
can safely evacuate is often limited.
It seems clear that there will be
numerous recommendations in Dame
Judith Hackitt’s review of the Building
Regulations and fire safety as to how
building safety can be improved; as
part of this process, I would argue that
considering the role of human behaviour
during evacuations could also help
contribute to safer and more efficient
emergency evacuations in future. b

Dr Chris Cocking is a Senior Lecturer at the
University of Brighton
c.cocking@brighton.ac.uk
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Co-author Simon Sturgis reviews the recently published RICS Whole life carbon
assessment for the built environment professional statement

The whole picture

T

he RICS Whole
life carbon
assessment for the
built environment
professional
statement provides
comprehensive
practical guidelines
to enable reliable and consistent
measurement of emissions during the
entire lifecycle of built projects
(www.rics.org/wholelifecarbonps).
It is not only the day-to-day energy
use of built assets – their operational
emissions – that generates sizeable
carbon emissions, but also material
sourcing, fabrication, construction, repair,
replacement and final disposal: in other
words, buildings’ embodied emissions.
The built environment industry has
to date focused mainly on reducing
operational emissions, through Part L of
the Building Regulations, local authority
planning requirements and sustainability
rating schemes such as BREEAM and
LEED, with embodied carbon emissions
not being fully addressed. Reducing such
emissions could contribute to limiting
resource depletion and pollution, however.

Whole-life carbon
To acquire an overall understanding of a
project’s total carbon output and avoid any
unintended consequences from focusing
on operational emissions alone, it is
necessary to assess both the anticipated
operational and embodied emissions
through the entire life of the asset. This is
known as the whole-life carbon approach.
BS EN 15978: 2011 Sustainability
of construction works sets out the
framework for the whole-life
assessment of the environmental
impacts for the built environment following
lifecycle assessment principles
(http://bit.ly/2yfz7gK).
However, this standard does not go
into any great detail, so the problem has
been that the varying interpretations and
scopes by practitioners and clients, when
undertaking assessments in accordance
with the standard, have led to unreliable
and inconsistent results.
In 2015, after a successful bid for
InnovateUK funding, Sturgis Carbon
2 0 J U N E / J U LY 2 0 1 8

Google’s London HQ at King’s Cross, London, under construction. The company has included
whole-life carbon as a key performance indicator
Profiling (SCP) led an industry-wide
team to resolve this problem. The team
included SCP, Arup, Atkins, Faithful+Gould,
the Sustainable Business Partnership,
Landsec, Laing O’Rourke, the University
of Cambridge, RICS and the UK Green
Building Council.
Following months of detailed
discussions among the team, Athina
Papakosta and Simon Sturgis of SCP
authored the professional statement.
This was then subject to peer review
and subsequent consultation with the
membership of RICS.

Objectives
The specific objectives of this professional
statement are to:
bb provide a consistent and transparent
whole-life carbon assessment
implementation plan and reporting
structure for built projects, in line with
EN 15978
bb ensure whole-life carbon assessments
have coherent outputs to improve the
comparability and useability of results,
thus providing a rigorous source of
reference for the industry
bb increase the understanding of the
relative impacts and the interrelationship
of embodied and operational carbon
emissions to optimise overall reduction
bb make whole-life carbon assessments
more mainstream by enhancing their
accessibility, and therefore encourage

greater engagement and uptake by the
built environment sector
bb promote consideration, at the design
stages, of impacts after a project’s
completion, including maintenance,
durability and adaptability of building
components and the project as a whole
bb promote circular economic principles
by quantifying the recovery, re-use or
recycling potential of building components
and the project as a whole
bb encourage better, more considered
building designs, with greater attention to
the sourcing of materials and products in
the design process.

Building life stages
The professional statement is structured
in accordance with EN 15978, as a series
of modules – A, B, C and D – that cover all
stages of a building’s life from the sourcing
of raw materials through construction,
use, repair or replacement to their ultimate
disposal and their potential for recycling.
Module A covers the first stages from
the sourcing of raw materials through
fabrication, transport and construction
to practical completion. Reducing carbon
emissions in this module concentrates
on the choice of materials, the use
of recycled content, reducing travel
distances with local sourcing, more
efficient construction methods – including
off-site and modular fabrication – and
reduction of waste through recycling.
Image © Google
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Module B covers the in-use stage of
the building over a given period, typically
60 years. This is where the maintenance
regime, durability, flexibility, in-use
efficiency and future adaptability of the
design will all have a bearing on the
resources the building consumes during
its life.
Module C covers the dismantling,
demolition and disposal of the building.
Module D is then reported separately,
as it assesses the potential carbon
benefits that might come about through
re-use or recycling of a building after
demolition, whether as components or as
a whole.
Taken together modules A, B and C
represent the whole-life carbon emissions
cost of the building. The three modules
are interrelated in such a way that if, for
example, you are considering a choice
between double and triple-glazing, the
latter will have significant operational
carbon benefits but also, importantly,
quantifiable embodied carbon costs.
Whole-life assessments enable the
costs and benefits to be assessed and
compared, so, in the example given, we
have found that in a number of cases
double-glazing can be more efficient than
triple because the latter’s carbon costs
outweigh its benefits.
In essence, this is a simple carbon
cost–benefit analysis, which has not
usually been part of the industry’s thinking
given that regulations and standards
focus on the carbon benefit of an action
rather than the cost. This inevitably gives a
distorted picture.
If building designers consider all four
modules together in detail, they will not
only ensure a better building at practical
completion but also one that will be better
thought-through and understood in its
future life. With a more comprehensive,

reliable and consistent approach to
carbon assessment, it follows that
benchmarking and target-setting also
become more achievable and relevant.
The professional statement encourages
all modules to be assessed. But to
enable easy uptake by industry, it has a
reduced mandatory scope that covers
module A to practical completion, module
B4, which includes the replacement of
superstructure – external walls, windows
and doors – and module B6, energy in use.
This ensures that architects and structural
engineers engage not only with carbon
reductions to practical completion, but
also through the design of external walls,
windows and doors with the implications
of lifecycle thinking.
Services engineers already consider
lifetime energy use, but the professional
statement will ensure they think about the
interrelationship between the operational
benefits and the embodied costs of the
external skin design as well.

Developing the statement
During the early stages of developing the
professional statement, it became clear
that there were a number of issues the
interpretation of which can give rise to
significant differences in results.
These include the definitions of
spatial boundaries, a building’s physical
characteristics, quantity measurement
and the units used, and particularly carbon
data sources, carbon sequestration in
timber, carbonation or absorption of
carbon dioxide by cementitious materials,
and grid decarbonisation, the national
transfer from fossil fuels to renewables.
Individually, each of these makes a
difference to any assessment; however,
some such as grid decarbonisation, have
a major impact. Collectively, they can
contribute to hugely varying results. The

21 Moorfields, London. The project, by developer Landsec for occupier Deutsche Bank,
includes detailed whole-life carbon assessments of design, supply chain and construction

statement therefore gives guidance on all
of these points to help reduce variation,
and improve the credibility of results.

Evolving areas
It should be noted that some areas such
as carbon data sources are still evolving,
and therefore the professional statement
identifies, in order of preference,
acceptable data sources based on
environmental product declarations, thus
allowing for future improvements.
Although grid decarbonisation is
part of UK legislation, EN 15978 does
not allow for it. This seems illogical and
unrealistic: therefore, the statement
requires calculations to be consistent
with the standard but also asks for a
second figure that takes account of grid
decarbonisation. This ensures consistency
with the standard while correctly
representing the UK position.
The statement therefore provides a
basis for more accurate and consistent
carbon reporting across the UK. This in
turn will lead to greater uptake of carbon
reporting, and thus increase carbon
reduction across the built environment.
The success of current standards
has led to buildings being operationally
far more efficient. Looking for further
reductions in this area, however, can prove
difficult or expensive. For many building
types today, lifetime embodied emissions
not only outweigh operational ones, but
can also be cheaper. A whole-life carbon
approach additionally makes plain the
value of retaining and reusing a structure
as a whole, or as recycled components.
The Paris Agreement of 2015 commits
the UK to significant carbon reductions
and builds on its low-carbon transition
plan of 2009. The whole-life approach
to emission reductions will allow the built
environment industry to maximise carbon
reductions across all building types,
avoid the unintended consequences
of assessing buildings on operational
emissions alone, and increase its
contribution to UK carbon targets. b

Simon Sturgis is Managing Director at Sturgis
Carbon Consulting
simon@sturgis.co.uk

Related competencies include
Legal/regulatory compliance, Sustainability

Image © Landsec
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Striking the
right note
Changes in the technology used for site visits
should not mean skimping on the notes you
take, cautions Michael Morgan

Y

ou’re always told
these days to have
breaks and move
around the office if
you’ve been sitting
at your desk too
long, to get the cogs
whirring. This isn’t a regular problem for
people in building control.
One of the things that first attracted
me to the profession was the requirement
to make site visits. I can proudly say I
sometimes travel around London on foot
for 16–17km carrying out inspections,
and have app data to prove it (see photo,
right). Not only does this keep me fit, the
tangible connection with the construction
project is invaluable in providing a good
building control service.
The way we work has changed hugely
over the years that I’ve been in the
profession, though. I still remember the
little pad with an elastic strap that I used
to take everywhere, making brief notes
that I would then have to transcribe when
I returned to the office.

Electronic records
We also had an office camera that we
would share, printing pictures we needed
to put on file. Systems have come on a
bit since then, and I now tend to produce
all my records in electronic format. Using
an app to do this saves much time and
produces highly professional results.
The way we approach inspection
regimes has also evolved over the
years. The use of technology and the
Risk assessment decision making tool
for building control bodies produced by
the Ministry of Housing, Communities
and Local Government, formerly the
Department for Communities and Local
Government, has allowed some parts of
process to be rationalised, for instance
(http://bit.ly/2HU2hqV).
Appendix A of this document provides
a methodology for scoring project risk
according to factors such as design type,
complexity and size, and based on this
2 2 J U N E / J U LY 2 0 1 8

score it recommends the number of
inspections necessary.
Other appendices give a useful
guide for the building control body
and contractor alike on inspection
stages and what you should expect
to see during the course of a
construction project.
While pictures and statements
of methodology from the
contractor are often considered to
be reasonable evidence for areas
of construction that haven’t been
inspected, and may be appropriate in
certain circumstances, I still believe that
more care should be taken with such
risk-based practice.

Project notes
Over the years, I have found myself
making more and more notes on
projects, and I’m not sure whether this
is due to the increased complexity of
the work or my greater knowledge and
better understanding of the legalities
surrounding building control.
I have found that I sometimes write
more on what I can’t see or on parts of
the project over which I have no control
but that I feel need stressing in my
records. It’s probably my way of making a
pair of Kevlar trousers for myself to cover
my proverbial, as well as a record for
future professionals.
Ultimately, site reports present a
professional opinion, but I believe they
cannot be professional unless they
cover a wider angle for the benefit of
all concerned. You could call it “added
value”, and although there is such a
thing as writing too much, ensuring
that the balance is just right gives that
completeness to our function.
The risk-based approach to site
inspections revolves around our duties
as part of a building control body. Many
clients – even those in construction –
confuse the function of such a body
with that of a clerk of works contracted
to manage the quality of construction

(whose duties are clarified in the article
on pp.10–11).
But the building control body’s actual
role is fairly limited: it covers the minimum
standards of health and safety described
in the Building Regulations, and aims
to undertake reasonable checks on
compliance with these, then advising on
issues raised.
Inspections of work by building control
bodies are recognised in government
guidance and performance standards
as being by no means exhaustive, hence
the nature of the final certificate is not
conclusive. At present, as there are
very few instruments that can be used
to ensure the quality of construction,
I believe that it would be diligent to
highlight basic quality issues, at least until
the system changes. b

Michael Morgan is a technical manager at Jhai
michael.morgan@jhai.co.uk

Related competencies include
Building control inspections

Image © Michael Morgan
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Take your pick

W

Making sure you cover all competencies on your pathway is crucial as you keep your
APC diary, as Mimi de Paiva-Kynch explains in the second update on her progress

While the last couple of
months have been enjoyable
they have also been harder
than the beginning of the
APC, despite the spring break
from college.
I am now in the final stage
of my studies and so the end
is in sight – although it makes
the coming year critical in
terms of grades, and I’m
definitely feeling the pressure.
I have continued my diary
on a daily basis but have
found I often struggle to fulfil
numerous competencies. At
times my entries feel fairly
repetitive, because I use the
Building control inspections
and Legal/regulatory
compliance competencies
again and again.

Additional training
I think this is because these
duties make up the majority
of my role. To help bridge
competency gaps, my mentor
has therefore suggested that
additional training courses
could be beneficial.
This must be a common
problem for all APC students,
so I am meeting my tutor to

It helps them understand
how to progress through the
APC smoothly, and gives them
insights into other courses
that may be appropriate when
they start to consider the final
assessment document and
professional interview. It’s a
great opportunity to meet
other students, to hear their
experiences and share any
best practice tips for working
effectively through the APC.

The months ahead
get advice about this at the
half-day Understanding the
APC course in May. I may also
need to be smarter in terms
of the way I view my work
and training events. Perhaps
I could think more carefully
about which competencies
I choose to record work
against rather than selecting
the most obvious one, as
this has resulted in a lack of
variation in my diary so far.
The technical
competencies on my pathway
include Environmental audit
(and monitoring) and Fire
safety as well as Building
control inspections and
Legal/regulatory compliance.
Reading the details of these
reminds me how crucial and
far-reaching our day-to-day
decisions can be.
Looking more closely at the
levels for each competency,
I sometimes find it hard to
decide which I have reached
when writing my work up in

“
To help bridge competency

gaps, my mentor has suggested
that additional training courses
could be beneficial

the diary. I recently read Chris
Lindsay’s piece discussing the
proposed new pathways and
competencies (see
Building Control Journal
February/March, pp.24–25),
and Table 2 there helpfully
provides examples of
activities and knowledge at
each level.
This reminded me of the
examples given in the RICS
APC pathway guide, which
specifically document the
different levels for each
technical competency on the
Building Control pathway.
My mentor and I have
discussed ways I might reach
these different levels, such as
by attending and conducting
site inspections, and choosing
a level according to whether I
was working by myself or if I
influenced a decision on site.
Keeping the APC guide close
at hand when filling in my
diary will be useful in future.

Looking forward to the next
few months, I am excited
about starting back at college
to get my final year under way
and progressing with my APC.
I am planning to arrange a
catch-up with my mentor soon
to get her feedback on my
progress, and in anticipation
of this, find a couple of
training courses appropriate
for my progression.
I have also registered to
attend the second stage
of the new LABC Level 5
learning pathway when it is
launched later this year, which
will cover new housing and
blocks of flats up to 11m high.
I attended the first stage on
domestic extensions last year,
and this additional training
has definitely helped develop
my knowledge of legal and
regulatory compliance and
informed my decisions when
on site. C

Clear understanding
The Understanding the APC
course includes information
on objectives, a guide that
takes candidates through
to the process step by step,
and a clear understanding
of students’ roles and
responsibilities as they
complete their assessments.
Image © iStock

Mimi de Paiva-Kynch is a trainee
building control surveyor at South
Oxfordshire and Vale of White Horse
District Council
mimi.depaiva-kynch@
southandvale.gov.uk
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UPDATE
BRE’s Smart Home Lab

BRE gets smart

BBA launches installer scheme
The British Board of Agrément (BBA)
has introduced an assessment and
surveillance scheme for those installing
room-in-roof insulation, which only
requires one inspection.
Ken O’Sullivan, BBA’s Head of Audit
and Inspection, says: “Until now installers
have been required to gain separate
approvals for pitched roof and internal
wall insulation installations. This new

scheme requires just one, lowering costs
and saving time for contractors.”
Properly insulated loft conversions
and rooms in roofs can retain up to 25%
of heat generated in a house. However,
this work must be done correctly to
ensure it complies with energy efficiency,
ventilation and fire protection standards
and the Building Regulations.
n http://bit.ly/2FDF5NM

Building Research Establishment (BRE)
has launched its Centre for Smart Homes
and Buildings (CSHB), designed to be
a collaborative, central hub for industry,
academia and the government. Working
with partners including EDF, BT and
Telefonica, the CSHB aims to support and
improve the use of smart products and
services in the built environment.
Features include the Smart Home
Lab, a house on the BRE site at Watford
created to trial and test smart technology
(see photo, above). BRE is also trialling
smart building technologies in its offices
and developing small-scale city test beds
across the site using networks on the
Internet of Things.
Currently being put to the test in the
lab are a range of devices covering
heating, energy use, safety and security,
lighting and air quality. Scientists at BRE
are also working with the Royal National
Institute of Blind People and others to
look at how smart homes and buildings
can best support older people and those
with disability or chronic illness in living
more independently at home and work.
n www.cshb.com

Research examines wall insulation
The Department for Business,
Energy & Industrial Strategy
has commissioned the Leeds
Sustainability Institute (LSI) at Leeds
Beckett University to examine the
effectiveness of new types of wall
insulation for buildings. The £200,000
project is scheduled to be completed
in October.
Led by LSI Senior Research
Fellow Dr David Glew, the research
will inform future domestic energy
efficiency policy in the UK. Dr Glew
comments: “Current methods
of insulating solid walls can be
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expensive and complicated to install,
so few homes actually have this
insulation. Thin internal wall insulation
provides a slightly lower energy
saving than conventionally used solid
wall insulation but may be simpler and
cheaper, meaning more homes could
be insulated.
“Our research will evaluate the
performance of thin internal wall
insulation against thicker insulation
projects through various building
performance evaluation tests in
homes in Leeds this winter.”
n www.leedsbeckett.ac.uk

BIM health and safety
guidance published
British Standards Institute has published
PAS 1192-6, a specification for the
sharing of health and safety information
digitally through every stage of a
construction project by users of building
information modelling. Because risks on a
construction site vary widely, PAS 1192-6
requires each to be placed in context,
with the rating of hazards according
to a scale. The guidance offers explicit
assistance in prioritising elevated risks
that are safety-critical.
n www.bsigroup.com
Images © iStock/BRE
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Forthcoming

Invention challenges
common practice in
earthquake-proofing

Surveying safely professional
statement

Engineers at Heriot-Watt University in
Edinburgh have designed a sacrificial
device for buildings, which will absorb
the impact of earthquakes or blasts,
preventing collapse and reducing the
damage and residual drifts that can
render buildings uninhabitable.
Current European buildings intended
to be earthquake-proof are designed to
prevent collapse in the event of a strong
quake, but do not prevent extensive
damage that is difficult to repair, nor
residual drifts.
If buildings experience one or both of
these, the cost of repairs can become
prohibitive, and demolition may be the
only viable option.
Dr George Vasdravellis, Assistant
Professor in Structural Engineering at
Heriot-Watt, has used experimental
testing and computer simulations to
prove that the new system minimises the
damage caused to buildings of up to
10 storeys in areas of high seismicity.
n www.hw.ac.uk

Reinstatement cost
assessments of buildings
guidance note

n www.rics.org/standards

Recently published

n www.rics.org/rcabuildings

Whole life carbon assessment
for the built environment
professional statement
n www.rics.org/wholelifecarbonps
All RICS and international standards
are subject to a consultation, open
to RICS members. To see the latest
consultations, please visit
n www.rics.org/iconsult

EVENTS
Digital Built
Environment
Conference
21 June, Victoria Park Plaza, London

This conference will feature
sessions on robot construction,
smart buildings and virtual reality.
n www.rics.org/
digitalconference

Fire Safety
Conference

18 September,
Doubletree by Hilton
– Tower of London Hotel

Save
the
date

HSE construction statistics published
Every year, several thousand construction
workers are injured while working on
building sites. According to the Health
and Safety Executive (HSE)’s Health
and safety statistics for the construction
sector in Great Britain, 2017, around 1,200
of these injuries during 2016–17 were

due to slips, trips or falls. Meanwhile,
an estimated 2.3m working days lost in
construction annually from 2014–15 to
2016–17 were due to workplace injury or
work-related illness, which accounted for
17% and 83% of that total respectively.
n http://bit.ly/1hVYwCx

Compulsory Purchase:
Calculating the Claim
Various dates and locations
This lively training course looks at how to make the right decisions, the
documents required, application, declaration, the legislation applicable, the
Public Inquiry process, objections, calculating the claim and the role of
Lands Tribunal. This course can help you to:
• Analyse the process of making a Compulsory Purchase Order
• Appreciate how the Public Inquiry process works, and how legislation/
case law affects claims
• Identify claimable items, construct a compensation claim and present
your claim
• Calculate the compensation entitlement when no land is taken and
implement the necessary claim procedure.

Book today:

rics.org/uk/training-events
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Integrating fire engineering from the start of the design process can help ensure
safety among other benefits, writes Mark Anderson

Designed in

H

olistic fire engineering
can provide both the
safest and most
cost-effective buildings
– yet this approach
is rarely adopted in
Australia. At present,
fire engineers mainly deal with fire-related
issues after they have arisen and are
noted by a building surveyor or certifier.
There are very few Australian
architecture practices with an in-house
fire engineer who works in an integrated
design team of architects and engineers
to create buildings that are optimised for
all variables, including fire safety.
In the UK, Foster and Partners is one
architecture practice that does have this
capability, using it to identify problems
early and solve them before a design
leaves the concept stage.
But fire engineering should be dealt
with in the same way as sustainability and
environmental aspects are; that is, at the
outset of design, and subsequently as an
integral part of the whole process.

Benefits
There any many benefits to holistic fire
engineering. These include:
bb ensuring that a fire-engineered
solution takes into account all threats to
the building, its occupants and usage; any
hazardous event could be included based
on a risk assessment, such as arson
bb taking into consideration all relevant
fire-related regulations, at both state and
national level
bb using prescriptive or performance
regulations, whichever are most applicable
bb providing an analysis that is auditable
bb an assessment by an independent,
qualified body.
The design process should include the
following measures:
bb a review of quality before design
begins, to enable all stakeholders to
understand the building, its processes and
occupancy profile
bb identification of risks whether
intentional, such as arson, or accidental,
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environmental, those relating to
business continuity, process or threats
to the public, occupants and operators,
evaluating all of these
bb setting objectives, for example life
safety, property protection, business
protection and continuity, and
environmental protection
bb an holistic design review to assess
the risk scenarios and key objectives that
derive from the previous two exercises
bb holistic acceptance criteria, such as
levels of toxic gases and height of smoke
layer, among which the use of evaluation
tools such as fire and evacuation
modelling should be considered
bb an holistic fire safety strategy.
A peer review is the point at which
an independent assessment will be
undertaken, and is also the point
where national requirements will be
evaluated against the proposals and
any discrepancies identified. This gap
analysis should be clear and concise, and
enable professionals without fire safety
expertise to assess whether any such
gaps are acceptable.
A final strategy should then be
established, through which the design
can be approved based on both the
earlier analysis and peer review, and
which ensures that suitable metrics have
been followed.

Challenges
It can be challenging to take an holistic
approach to fire engineering in the
present climate if the designers and other
engineers are reluctant to work closely
with you to develop the most efficient and
safe building.
This could be for various valid reasons;
fire engineering is a relatively new
discipline compared with mechanical and
structural engineering, for instance.
Fire engineers need to have more
influence over the design and the design
process, and we need to take on a more
proactive approach with concept design.
This can be achieved by putting an
emphasis on safer practice, on seamless,

more efficient design of fire safety
measures, on ensuring that fire engineers
are one of the first people designers
want on their team, and on strategic,
methodical development of the discipline
through research and better promotion.
These will not make for an easy
process, but we must collaborate with
other disciplines to ensure that fire
engineering is considered at every
stage. For instance, we need to evaluate
cladding design and the rest of the
building in its entirety, and investigate the
existing building parameters alongside
facade, structural and sustainability
engineers to provide a system that works
as one to prevent vertical fire spread, as
well as fulfilling all the other functions of
a facade.
The full facts have not emerged yet,
but it is possible that each individual
component in last year’s Grenfell Tower
fire in London complied with standards
and then-current practice. However, they
may have together failed to achieve the
necessary requirement of preventing
vertical fire spread, potentially as a result
of a combination of design gaps and flaws
in construction.
The facade is only one area where fire
engineering can ensure safe design, and
others include structural fire engineering,
fire suppression, fire detection, smoke
management, compartmentation, and
safe egress. But holistic fire engineering
can only serve the community through
improved, safer and more cost-effective
designs if it is integrated at the start
of that process rather than providing
stopgap measures later. b

Mark Anderson is Team Leader at Professional
Certification Group
mark.anderson@pcgroup.net.au

Related competencies include
Fire safety

WE’RE HIRING
BUILDING CONTROL

We’re going to change Building Control – be part of it!
Stroma Building Control is ready to launch one of the largest corporate Approved Inspector businesses
in the UK and we want you to become part of our team. Whether you’re an experienced surveyor or just
starting out it’s time to take control of your future and join the UK’s leading multidisciplinary compliance
practice.

Welcome to the future of Building Control
Stroma Building Control has been formed from three established CICAIR Approved Inspectors: Approved Design, BBS
and Greendoor. The result is a dynamic business committed to excellent client service, career progression for staff and
an aggressive expansion plan. Don’t miss this opportunity to join the team as part of our grand launch strategy.
With opportunities at all professional levels in our national network of offices,
a simple call can start your application and ignite your future career:

Building Control Managers
Qualified Building Control Surveyors
Assistant Building Control Surveyors
Trainee/Graduate Building Control Surveyors

We are recruiting right now in your area!
Immediate vacancies are available in Birmingham,
Manchester, London and nationwide.
✓ Attractive salary
✓ Impressive benefit package
✓ Full training and support
✓ Access the wider Stroma Group business

Call now and apply!
For an informal discussion about all roles contact our Managing Director, Dave Allen: 07487 273 383
Or apply directly by sending your CV to our Group HR Manager, Claire King at c.king@stroma.com

