
APPENDIX 5 - PROGRESSIVE FIRE RISK ASSESSMENT ACTION PLAN ISSUES - HOUSING EXECUTIVE TOWER BLOCKS @ JANUARY 2018

Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

Latharna
House

  16/06/17
REVIEW 1

26/09/17
Action plan 
updated 
05/10/17

05/12/2017
Fire door assemblies 70% 

Complete

COMPLETE / Addressed ‐ October 2017 Addressed 95% Undertaken

Yes ‐ 
information 

held in 
NIFRS Fire Safe

In order In order
Delivered
26/11/17

Confirmed 
as broadly 
compliant ‐ 
19/12/17

Wet Riser in order / 
Smoke Clearance linked 
to Passive ventilation / 
Fire Fighting Stair is 

sterile

Planned January 2018

4 identified; 
exercise 

completed ‐ 
Jan 2018

Current Review of 
perspex panels wall 
hung (full height) and 

linked to passive 
ventilation provision

Introduction of 
additional Premises 
"overnight watch" 

introduced ‐ Dec 2017 

Abbotscoole
House

  15/06/17
REVIEW 1

26/09/17
Action plan 
updated 
05/10/17

04/12/2017

COMPLETE / Addressed as part 
of recently completed Health & 

Safety Revenue Upgrade 
Scheme

COMPLETE / Addressed as part of 
recently completed Health & Safety 

Revenue Upgrade Scheme
Addressed

100% 
undertaken

Yes  In order In order
Planned 

February 2018

Confirmed 
as broadly 
compliant ‐ 
01/06/17

Recent Dry Riser issues 
dealt with ‐ awaiting all 

commissioning 
Certificates

09.01.18
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A No Issue
Fire Alarm & CCTV Link 
to 24/7 Bradan Court 

Concierge

Carncoole 
House

  15/06/17
REVIEW 1

26/09/17
Action plan 
updated 
05/10/17

04/12/2017

COMPLETE / Addressed as part 
of recently completed Health & 

Safety Revenue Upgrade 
Scheme

COMPLETE / Addressed as part of 
recently completed Health & Safety 

Revenue Upgrade Scheme
Addressed

100% 
undertaken

Yes  In order In order
Planned 

February 2018

Confirmed 
as broadly 
compliant ‐ 
01/06/17

Recent Dry Riser issues 
dealt with ‐ awaiting all 

commissioning 
Certificates

09.01.18
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A No Issue
Fire Alarm & CCTV Link 
to 24/7 Bradan Court 

Concierge

Beechwood 
House

  15/06/17
REVIEW 1

26/09/17
Action plan 
updated 
05/10/17

04/12/2017
All complete (with the 

exception of 1A, 7A, 12A.)
Addressed Addressed

100% 
undertaken

3 x Mobility 
Scooter users 
being consulted 
and options 
explored

In order In order
Planned 

February 2018

Confirmed 
as broadly 
compliant ‐ 
01/06/17

All measures in order

09.01.18
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A No Issue

CCTV Link to 24/7 
Bradan Court 

Concierge; Fire Alarm 
link direct to NIF&RS

Woodland 
House

  15/06/17
REVIEW 1

26/09/17
Action plan 
updated 
05/10/17

04/12/2017
All complete 
(with the 

exception of 4C)
Addressed Addressed

100% 
undertaken

Mobility 
Scooter users 
to be further 
consulted

In order In order
Planned 

February 2018

Confirmed 
as broadly 
compliant ‐ 
01/06/17

In Order

09.01.18
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A No Issue

CCTV Link to 24/7 
Bradan Court 

Concierge; Fire Alarm 
link direct to NIF&RS

Mount 
Vernon
House

  16/06/17
REVIEW 1

24/10/17
REVIEW 1 

15/01/2017

Work in progress around other 
Fire Door Issues

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 
Signage 

Addressed. Stair 
& landing to be 
completed. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

Andrew 
Twigg 

was sent 
additional 
issues, 
15.01.17

In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Awaiting 
NIF&RS sign‐

off

Dry Risers Complete. 
Smoke clearance to 
Fireman's stair still 
compromised. 

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

11 identified; 
exercise 

completed ‐ 
Jan 2018

No Issue

CCTV Link to 24/7 
Concierge Facility (Ross 
House); Alarm link to 
Remote Monitoring 
Station / Ross House

Ross
House

  16/06/17
REVIEW 1

24/10/17
REVIEW 1 

15/01/2017

Work in progress around other 
Fire Door Issues

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 
Signage 

Addressed. Stair 
& landing to be 
completed. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

Andrew 
Twigg 

was sent 
additional 
issues, 
15.01.18

In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Awaiting 
NIF&RS sign‐

off

Dry Risers Complete. 
Smoke clearance to 
Fireman's stair still 
compromised. 

25.10.17
 NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

11 identified; 
exercise 

completed ‐ 
Jan 2018

No Issue
Concierge Provision ‐ 

24/7

Braden Court 
Concierge

  23/08/17
REVIEW 1

26/09/17
REVIEW 1 

04/12/2017
Work in progress around other

Fire Door Issues
In progress Completed N/A N/A In order In order

Planned 
February 2018

N/A
NO LIFT 

IN BUILDING
N/A N/A N/A

24/7 manned Concierge 
Station

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Outstanding Fire Doors 
(28) being reviewed in 
regard to a further 
scheme  

Outstanding Fire Doors 
(24) being reviewed in 
regard to a further 
scheme  

Fire door‐set issues 
addressed

All small 
compartmentation issues 
including lift room complete

All small 
compartmentation issues 
including lift room complete

YES

YES

Fire Safety 
training 
completed 
12th & 
13th 

Fire Safety 
training 
completed 
12th & 
13th 

Fire Safety 
training 
completed 
12th & 
13th 

Fire Safety 
training 
completed 
12th & 
13th 
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Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Glencoole
House

  15/06/17
REVIEW 1

26/09/17
REVIEW 1 

04/12/2017
Work in progress around other 

Fire Door Issues

Service duct risers / Electrical 
cupboards yet to be addressed.

No issues
100% 

undertaken
Yes  In order In order

Planned 
February 2018

Confirmed 
as broadly 
compliant ‐ 
01/06/17 & 
19/12/17

Dry Risers 
Complete. 
Fireman's 

override switch 
for smoke 

clearance located in Lift 
plant Room. Powered 
door actuator required 

09.01.18
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A No Issue
Fire Alarm & CCTV Link 
to 24/7 Bradan Court 

Concierge

Monkscoole
House

  15/06/17
REVIEW 1

26/09/17
REVIEW 1 

04/12/2017
Work in progress around 

temporary measures to existing 
Nominal Fire doors

Work in progress around temporary 
measures to existing Nominal Fire 

doors

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% 
undertaken

Yes  In order In order
Planned 

February 2018

Confirmed 
as broadly 
compliant ‐ 
19/12/17

Dry risers
complete. Passive
ventilation issue
relevant to lift 

lobby and secondary
lift lobby

09.01.18 
No Fire Fighting

 measures available
N/A No Issue

Area Manager 
appraising increased 
Concierge walkabouts 
to Tower Block IN 

INTERIM; CCTV link only 
to Bradan Court 

Concierge

Magowan
House

  29/06/17
REVIEW 1

12/10/17
REVIEW 1

14/12/2017
All urgent issues completed 
September 2017. Fire door 
upgrade work all complete. 

Specialist contractor appointment 
imminent

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

Still to be 
undertaken as of 
January 2018

Yes ‐ 
consultation on 
1 x Mobility 

Scooter still to 
be initiated

In order In order
Planned 

February 2018

Confirmed 
as broadly 
compliant ‐ 
13/10/17

Dry Riser complete. No 
smoke ventilation within 
stair lobby. Fire fighting 
measure to alternative 

Means of Escape

Planned January 2018
Planned 

January 2018

Marley Eternit 
Cladding Panels 
installed to Rear 
Escape Stair ~25 

years ago; FRA notes 
Class 0 A2‐s1, d0

MULTI‐OCCUPANCY 
ARRANGEMENT with 
Magaowan West 

Shopping Complex; fire 
alarm linkage from 

commercial complex; 
NIHE Tower Block has 
alternative escape stair

Grainne
House

  14/06/17
REVIEW 1

24/10/17
REVIEW 1

15/01/2017

Work in progress around other 
Fire Door Issues 
(80% complete)

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry Riser Complete. 
Smoke ventilation ‐ 
some windows to the 
stairs noted as screwed 
shut. Reconfiguration of 
smoke vents to fire floor 
only to be confirmed 
(not passive system)

25.10.17
Fireman's switch not working 
‐ lift not descending to GF on 

odd

17 identified; 
exercise 

completed ‐ 
Jan 2018

No issue

Hostel name reversion 
to 'Grainne House 

Family Units'. Refer to 
briefing minutes 

22/09/17

Oisin
House

  14/06/17
REVIEW 1

24/10/17
REVIEW 1

15/01/2017

Hopper doors complete. Lift 
Plant Room access doors 

complete.  Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry riser complete. 
Smoke ventilation ok. 

Stair ok. 

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

13 identified; 
exercise 

completed ‐ 
Jan 2018

No issue
Polystyrene has been 

removed from 
Roofspace ‐ sterile

Outstanding Fire 
Doors (48) being
reviewed in regard 
to a procurement  

Outstanding Fire 
Doors (21) being
reviewed in regard 
to a procurement  

Bin chute wall rodding eye 
large compromises complete 
at all levels and bin chute 
seals.

All small compartmentation 
issues including lift room 
complete

Bin chute hopper seals ‐ 90% 
complete; breaches within lift 
lobby complete. All small 
compartmentation issues 
including lift room complete.

Fire Safety 
training 
completed 
12th & 
13th 
December

Fire Safety 
training 
completed 
12th & 
13th 
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Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Cuchulainn
House

  14/06/17
REVIEW 1

24/10/17
REVIEW 1

15/01/2017

Hopper doors complete. 
Lift Plant Room access doors in 

rogress. 
Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block
2G has a 
mobility 
scooter

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

NIF&RS 
temporary 
mitigation 
measures in 
place in 
regard to 
smoke 

ventilation 
& clearance

Dry Riser Complete. 
Ventilation 

compromised 
(significant finding) both 
to lift lobby and drying 
area and fireman's stair 

still outstanding. 
Mitigation proposals in 

progress

PRIORITY

25.10.17
FMS not working to EVEN ‐ 
unable to take full control, 

Peek‐a‐boo okay

13 identified; 
exercise 

completed ‐ 
Jan 2018

CLADDING SYSTEM 
has been subjected 
to full scale fire test 
under BS 8414‐1 and 

a BR 135 
Performance 

Classification Report 
is available. BR 135 
Report confirms 

system as 
COMPLIANT.

External cladding and 
pyrmaidal roof ‐ 

reintroduction of inlet 
ventilation drying area 
still outstanding and 
services within roof 

void not yet addressed ‐
non extension of 

services within roof 
void. Mitigation 

proposals in progress

PRIORITY

Eithne
House

  14/06/17
REVIEW 1

24/10/17
REVIEW 1

15/01/2017

 Hopper doors complete. 
Lift Plant Room access doors in 

Progress.
Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

NIF&RS 
temporary 
mitigation 
measures in 
place in 
regard to 
smoke 

ventilation 
& clearance

Dry Riser Complete. 
Ventilation 

compromised 
(significant finding) both 
to lift lobby and drying 
area and fireman's stair 

still outstanding. 
Mitigation proposals in 

progress

PRIORITY

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

13 identified; 
exercise 

completed ‐ 
Jan 2018

CLADDING SYSTEM 
has been subjected 
to full scale fire test 
under BS 8414‐1 and 

a BR 135 
Performance 

Classification Report 
is available. BR 135 
Report confirms 

system as 
COMPLIANT.

External cladding and 
pyrmaidal roof ‐ 

reintroduction of inlet 
ventilation drying area 
still outstanding and 
services within roof 

void not yet addressed ‐
non extension of 

services within roof 
void. Mitigation 

proposals in progress

PRIORITY

Carnet
House

  16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017

All small 
compartmentation issues including lift 

room in progress. 
Service duct risers / Electrical 
cupboards yet to be addressed.

Addressed

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

NIF&RS 
Enforce‐

ment Notice 
withdrawn 
18/08/17

Dry riser complete. 
Smoke ventilation ok. 

Stair ok. 

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A

CLADDING SYSTEM 
has been subjected 
to full scale fire test 
under BS 8414‐1 and 

a BR 135 
Performance 

Classification Report 
is available. BR 135 
Report confirms 

system as 
COMPLIANT.

External cladding  ‐ no 
issues

Outstanding Fire Doors 
(22) being reviewed in 
regard to a further 
scheme  

Outstanding Fire Doors 
(22) being reviewed in 
regard to a further 
scheme  

Outstanding Fire Doors 
(15) being reviewed in 
regard to a further 
scheme  

Bin chute wall rodding eye 
large compromises in progress 
at all levels and bin chute 
seals. 

Bin chute wall rodding eye 
large compromises in progress 
at all levels and bin chute 
seals. 

Urgent NIFRS action 
plan issues completed 

Fire Safety 
training 
completed 
12th & 
13th 

Fire Safety 
training 
completed 
12th & 
13th 
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Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Whincroft 
House

  16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017 No issues. 

All small 
compartmentation issues including lift 
room complete. Service duct risers / 

Electrical cupboards yet to be 
addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Dry Riser Complete. 
Smoke ventilation 
compromised to 

Fireman's stair given 
pyramidal roof. Smoke 
clearance (lift lobby 

through drying area) still 
to be reviewed. 

Mitigation proposals in 
progress

PRIORITY

21.11.17  NIFRS can take 
control, Lift descends to 

Ground Floor okay, Peek‐a‐
boo okay,  

 NO PLANS IN SAFE

N/A

CLADDING SYSTEM 
has been subjected 
to full scale fire test 
under BS 8414‐1 and 

a BR 135 
Performance 

Classification Report 
is available. BR 135 
Report confirms 

system as 
COMPLIANT.

External cladding and 
pyrmaidal roof ‐  drying 
area still outstanding 

and services within roof 
void not yet addressed ‐

non extension of 
services within roof 
void. Mitigation 

proposals in progress

PRIORITY

Coolmoyne 
House

16/06/17
REVIEW 1
16/11/17
REVIEW 2

15/11/17
REVIEW 1

15/01/2017 5 x temporary door sets 
installed post 15/11/17 FIRE.

 Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% 
undertaken

Yes ‐ 
information 

held at 
caretaker 
reception 
within each 

block

Complete
COSHH cabinets 
to installed on 
ground floor ‐ 
currently on 

order

In order
Planned 

February 2018

Awaiting 
NIF&RS sign‐

off

Dry riser complete. 
Smoke ventilation ok. 

Stair ok. 

21.11.17 
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay, 
 no secondary key for 

inside ODD lift

Planned 
January 2018

Small infill panel as 
part of window 
arrangement and 

extending full height ‐
this has been 
established as 

fibreglass wrap with 
Polyurethane foam; 
this to be replaced

Tower Block Fire 
recorded in Flat 9B ‐ 

15/11/17

Rathmoyne 
House

16/06/2017 
REVIEW 1

 REVIEW 2 in 
prep

15/11/17
REVIEW 1

15/01/2017 Work in progress around other 
Fire Door Issues

 Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% 
undertaken

Yes ‐ 
information 

held at 
caretaker 
reception 
within each 

block

Complete
COSHH cabinets 
to installed on 
ground floor ‐ 
currently on 

order

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Dry riser complete. 
Smoke ventilation ok. 

Stair ok. 

21.11.17 
 NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay 

N/A

Small infill panel as 
part of window 
arrangement and 

extending full height ‐
this has been 
established as 

fibreglass wrap with 
Polyurethane foam; 
this to be replaced

Divis tower
16/06/17
REVIEW 1

12/09/17
REVIEW 1

15/01/2017

Work in progress around other 
Fire Door Issues

(19 inner bin chute doors) job 
raised not yet initiated

 Separating door between Lift 
Lobby and stair still in dispute 
at each level ‐ Fire door scheme

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% 
undertaken

Yes ‐ 
information 

held in 
NIFRS Fire Safe
(no mobility 
scooters)

COSHH 
cabinets 
have been 
requested 

for 
flammable 
liquids

In order

Planned 29th 
January and 
5th February 
2018. 6 staff in 
total, all staff 
will be present 
on both dates

Confirmed 
as broadly 
compliant 
17/01/18

Smoke clearance ‐ repair 
issues noted. Confirmed 

as action. 
Smoke ventilation 

system for stair to be 
extended to uppermost 

level 

21.11.17
No access to override switch, 

no key for padlock; key 
available to use inside lift 
simply shuts down lift to 

remain at 
ground floor ‐ no control. 
Unable to test Peek‐a‐boo 

okay

No issue 24/7 Concierge

Outstanding Fire Doors 
(9) being reviewed in 
regard to a further 
scheme  

Dry riser complete. 

Infill panel replacement appraisal 
and glazing option initiated. 
All small 
compartmentation issues 
including lift room complete.

Infill panel replacement 
appraisel and glazing option 
initiated. 
All small 
compartmentation issues 
including lift room 
complete.
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Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Maeve House
14/06/17
REVIEW 1

14/10/17
REVIEW 1

15/01/2017
 Work in progress around other

Fire Door Issues 

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Confirmed 
as broadly 
compliant 
17/01/18

Dry Riser complete. 
Smoke ventialtion is 

passive

25.10.17
 NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay, 

12 identified; 
exercise 

completed ‐ 
Jan 2018

No issue

Fianna House
14/06/17
REVIEW 1

24/10/17
REVIEW 1

15/01/2017
 Work in progress around other

Fire Door Issues 

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry Riser complete. 
Smoke ventialtion is 

passive

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

13 identified; 
exercise 

completed ‐ 
Jan 2018

No issue

Finn House
14/06/17
REVIEW 1

24/10/17
REVIEW 1

15/01/2017
 Work in progress around other

Fire Door Issues 

Service duct risers / Electrical 
cupboards yet to be addressed.

Fire 
Extinguisher 

Signage; Stair & 
landing in 

preparation. 

100% undertaken

Yes ‐ 
information 

held at 
caretaker/
concierge 
reception 
within each 

block

In order In order
Additional 
training 

Planned 29th 
January and 
5th February 

2018.

Confirmed 
as broadly 
compliant 
18/12/17

Dry Riser complete. 
Smoke ventialtion is 

passive

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

13 identified; 
exercise 

completed ‐ 
Jan 2018

No issue

Belvoir House
16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
Service duct risers / Electrical 
cupboards yet to be addressed.

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Dry Riser complete. 
Smoke ventialtion is 

passive

21.11.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A

Small infill panel as 
part of window 
arrangement and 

extending full height; 
currently being 

reviewed

Mains Gas pipe runs to 
outside of building. 
Emergency shut off 
valve to be checked

Breda House
16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
Service duct risers / Electrical 
cupboards yet to be addressed.

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Dry Riser complete. 
Smoke ventialtion okay. 

21.11.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

N/A

Small infill panel as 
part of window 
arrangement and 

extending full height; 
currently being 

reviewed

Mains Gas pipe runs to 
outside of building. 
Emergency shut off 
valve to be checked

Outstanding Fire Doors (22) 
being reviewed in regard to 
a mop‐up scheme  

Urgent NIFRS action 
plan issues completed 

Outstanding Fire Doors 
(21) being reviewed in 
regard to a mop‐up 
scheme  

Urgent NIFRS action 
plan issues completed 

Outstanding Fire Doors 
(21) being reviewed in 
regard to a mop‐up 
scheme  

Urgent NIFRS action 
plan issues completed 

Outstanding Fire 
Doors (21) being
reviewed in regard 
to a procurement  

Urgent NIFRS action 
plan issues completed 

Outstanding Fire 
Doors (73) being
reviewed in regard 
to a procurement  

Urgent NIFRS action 
plan issues completed 

Bin chute wall and access 
drawers in progress at all 
levels and bin chute seals. 

Bin chute wall and access 
drawers in progress at all 
levels and bin chute seals. 

Bin chute wall and access 
drawers in progress at all 
levels and bin chute seals. 

Bin chute wall and access 
drawers in progress at all 
levels and bin chute seals. 

Bin chute wall and access 
drawers in progress at all 
levels and bin chute seals. 

Fire Safety 
training 
completed 
12th & 
13th 

Fire Safety 
training 
completed 
12th & 
13th 

Fire Safety 
training 
completed 
12th & 
13th 
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Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Kilbroney 
House

16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017 Urgent NIFRS action plan issues 
completed 09/17.  

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry Riser complete. 
Smoke ventialtion okay. 

21.11.17 
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay, 

N/A N/A

Moveen House
16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
  Service duct risers / Electrical 

cupboards yet to be addressed.

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Repairs required to 
smoke ventilation 

system.

Issue with smoke 
ventilation ‐ windows 

screwed shut to 
stairwell

PRIORITY

21.11.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay
(LIFTS TO BE REPLACED 

JANUARY '18)

N/A N/A

Moylena 
House

16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
 

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Repairs required to 
smoke ventilation 

system.

Issue with smoke 
ventilation ‐ windows 

screwed shut to 
stairwell

PRIORITY

21.11.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay
(LIFTS TO BE REPLACED 

JANUARY '18)

N/A N/A

Clarawood 
House

16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017  Work in progress around other 
Fire Door Issues 

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

NIF&RS 
Enforce‐

ment Notice 
withdrawn 
18/08/17

Dry Riser complete. 
Smoke ventialtion okay. 

21.11.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay

No floor plans

16 identified; 
exercise 

completed ‐ 
Jan 2018

Open lattice 
arrangement below 
Flat Living Room 
Window at each 
level ‐ to be 
reviewed

Woodstock 
House

16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
Urgent NIFRS action plan issues 

completed 09/17.

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry riser ok. 
Smoke vent ok.  

Smoke clearance lift 
lobby  ‐ no evidence of 

test / maintain

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay,  

N/A

Open vent 
arrangement 
definition to 

concrete panel at 
each level; to be 

reviewed

Outstanding Fire 
Doors (16) being
reviewed in regard 
to a procurement  

Urgent NIFRS action 
plan issues completed  Dry riser complete. 

Outstanding Fire 
Doors (16) being
reviewed in regard 
to a procurement  

Urgent NIFRS action 
plan issues completed  Dry riser complete. 

Outstanding Fire 
Doors (34) being

Urgent NIFRS action 
plan issues completed 
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Follow up / 
Progress 

Meeting with 
Area Manager 
on earlier 

Briefing issues 

Status of identified Fire Door 
Issues

Breaches in Compartmentation 
identified as part of FRA Review (post 

Grenfell)

Fire Safety 
Signage

Local Housing 
Office 

undertaking 
Resident Flat 

Visits

Persons 
identified in 

FRA as 
potentially 
requiring 
assistance

House‐
keeping

Tower 
Block 
Fire 

Safety 
Log & 
User 
Checks

Delivery of Fire 
Safety 

Awareness 
Training by 
NIHE Fire 
Safety 

Manager

NIF&RS 
Audit / 

Action Plan 
issues

Maintenance and 
Operation of Fire 

Fighting 
Measures

Joint Lift Surveys with 
NIF&RS including review of 
contents of NIF&RS Safe (GF 

Entrance Lobby)

Hose Reel 
Survey

Cladding / Infill 
Panel(s) 

subsequently 
identified which may 

contribute to 
external fire spread

TOWER 
BLOCK

Current Fire 
Risk 

Assessment 
Review & 
Date

Briefing of 
Area Manager 
on FRA Issues 

Briefing

KEY FIRE PROTECTION MEASURES

Other Key Issues

MANAGEMENT OF FIRE SAFETY RELEVANT NORTHERN IRELAND FIRE & RESCUE SERVICES ISSUES

Willowbrook
16/06/17
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
Urgent NIFRS action plan issues 

completed 09/17.

Local Office 
requested 

checklist ‐ no 
visits taken place. 

Not complete; 
Chris Green to 
undertake a 
letter drop 
(next of kin 
form) to 
tenants 

Local Office is 
proposing to 
undertake a 
letter drop to 

tenants 
regarding 

housekeeping in 
the common 

areas

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Dry riser ok. 
Smoke vent ok.  

Smoke clearance lift 
lobby  ‐ no evidence of 

test / maintain

25.10.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay,  

N/A

Open vent 
arrangement 
definition to 

concrete panel at 
each level; to be 

reviewed

Riverdale 
House

15/06/2017
REVIEW 1

14/11/17
REVIEW 1

15/01/2017
Urgent NIFRS action plan issues 

completed 09/17.
100% undertaken

Yes ‐ 
information 

held at 
caretaker 
reception 
within each 

block

Complete
COSHH cabinets 
to installed on 
ground floor ‐ 
currently on 

order

In order
Planned 

February 2018

Confirmed 
as broadly 
compliant 
17/01/18

Dry riser ok. 
Smoke vent ok.  

Smoke clearance lift 
lobby  ‐ no evidence of 

test / maintain

21.11.17
NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay, 
 No additional secondary 

key

N/A N/A

Parkdale
House

15/06/2017
REVIEW 1

14/11/17
REVIEW 1

15/01/2017
Urgent NIFRS action plan issues 

completed 09/17.
100% undertaken

Yes ‐ 
information 

held at 
caretaker 
reception 
within each 

block

Complete
COSHH cabinets 
to installed on 
ground floor ‐ 
currently on 

order

In order
Planned 

February 2018

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry riser ok. 
Smoke vent ok.  

21.11.17
 NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay, 

N/A N/A

Ferndale
House 

15/06/2017
REVIEW 1

14/11/17
REVIEW 1

15/01/2017
Urgent NIFRS action plan issues 

completed 09/17.
100% undertaken

Yes ‐ 
information 

held at 
caretaker 
reception 
within each 

block

Complete
COSHH cabinets 
to installed on 
ground floor ‐ 
currently on 

order

In order
Planned 

February 2018

Remedial 
works 

complete ‐ 
awaiting 

NIF&RS sign‐
off

Dry riser ok. 
Smoke vent ok.  

Smoke clearance lift 
lobby  ‐ no evidence of 

test / maintain

21.11.17
 NIFRS can take control, Lift 
descends to Ground Floor 
okay, Peek‐a‐boo okay, 

N/A N/A

Belvoir / Breda 
Concierge 

05/09/2017
REVIEW 1

17/10/17
REVIEW 1

15/01/2017
Urgent NIFRS action plan issues 

completed 09/17.
Compartmentation issues yet to be 

addressed.

Fire 
Extinguisher 
Signage 

Addressed. 

N/A N/A

Chris Green to 
inform 

concierge of 
housekeeping 

issues

In order
Planned 

February 2018
n/a

Dry riser ok. 
Smoke vent ok.  

Smoke clearance lift 
lobby  ‐ no evidence of 

test / maintain

N/A N/A
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Northern Ireland 

Current Regulation (Requirements) - Building Regulations (NI) 2012 (as 
amended) 

4.1 External Fire Spread - Regulation 36 - The external walls and roof of a 
building shall be so designed and constructed that they afford adequate 
resistance to the spread of fire over them, and from one building to another, 
having regard to: 

(a) in the case of an external wall – the use, position and height of the 
building 
Current Guidance – Technical Booklet E (Fire safety) 2012 

4.2 The current guidance in Northern Ireland states: 

 The external surface of a wall should meet the requirements given in Table
5.1 relevant to the height of the building and the distance between the
building and the relevant boundary. The provisions of Table 5.1 are
illustrated in Diagram 5.1. In the case of the external wall being of
“rainscreen” construction (i.e. an outer cladding with a drained and ventilated
cavity behind) the surface of the outer cladding which faces the cavity should
also meet the relevant requirements of Table 5.1.

 Where a building has a storey the floor of which is 18 m or more above
ground level, any materials used for supporting cladding and any insulation
material incorporated within the wall construction (other than a masonry
cavity wall complying with Diagram 4.5) should be a material of limited
combustibility. (Advice on the incorporation of thermal insulation in such
walls is given in Building Research Establishment Report – Fire performance
of external thermal insulation for walls of multi-storey buildings (BR 135:
1988)). 

Table 5.1 and Diagram 5.1 are included below. 
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Building Regulations Guidance in Northern Ireland- Technical Booklet E 
 

Table 5.1 Provisions for external surfaces of walls 

Maximum height 

of  building 

(m) 

Distance of wall from any point on the relevant boundary 

Less than 1 m 1m or more 

Less than 18 Class 0 (National class)

or Class B-s3,d2 

or higher 

(European class) 

(a) Purpose Group 5 -no requirement other thanas 

described in Note 1 

 
(b) Allother purpose groups-no requirement 

18 or more Class 0 (National class)

or Class B-s3,d2 

or higher 

(European class) 

(a) Suriaces 18m or more above ground level- 

Class 0 (Nationalclass) or Class B-s3,d2 

or higher (European class) 

(b) Surtaces lessthan 18m above ground level- 

see Note2 

Notes: 
 
 

1.  In a Purpose Group 5 buliding of more than one storey any part of a wall which is less than 10 m above 

- (a) the ground; 

(b) a roof to which the public have access;or 

(c) any other part of the building to which the public have access, 

should have an index of periormance (I) of not more than 20 when tested to BS 476:Part 6 (National class);have a 
classification of Class C-s3,d2 or higher (European class) surtace;or be timber cladding at least 9 mm thick. 

 
 

2. Surtaceslessthan18m abovethe ground should-beofa materialwhichhas anindexof pertormance (I)ofnot 
more than 20  when tested to  BS  476:f'art 6 (National class);be of a  classification Class C-s3,d2 (European 

class) or higher;orbe timbercladdingat least9 mmthick. 
 

3. The National classifications do not automatically equate with the equivalent European classifications,therefore 
products cannot typically assume a European class unless they have been tested accordingly. 

 
 

4. When a classification includes 's3,d2',this means that there is no limit set for smoke production and/or 
flaming  droplets/particles. 

APPENDIX 6 - BUILDING REGULATIONS - RELEVANT REQUIREMENTS AND GUIDANCE

152



 
 

 
 
 
 
 

 

 

  
 

 
 

Max mumheightof b uld ng-less than18m 

 
 
 
 
 
 
 
 
 
 

,..... 
18m 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Maximum height of bui d ng -18m Of 

more 

 
 

 
Externalwallsurface classificatio 

 
 
 

Cta550(Nat!Oflailcta55):or 
Cta55 6-63.-<12 or n 
(Elf"'PNN\cta66) 

 
 
 

nopf'OIII610n 
1nrespector 
tneoounaay 
lrtCllcated 

 
 
 

1naex(I)not more :JI¥120 
(N3tronallc136&): 
Cia&&C-63.<12 orer 
(ElfO!lean ClaM}::or 
amt er Cl3oalng a;le.361: 
9 nYI\ m!Cl 

 
 

Diagram 5.1 Provisions for externalsurfacesof walls 
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England 
 

Current Regulation (Requirements) - Building Regulations 2010 (as 
amended) 

 
4.3 External Fire Spread – Regulation B.4 (1) - The external walls of the building 

shall adequately resist the spread of fire over the walls and from one building 
to another, having regard to the height, use and position of the building. 

 
Guidance – Approved Document B (Fire safety) 2006 – Buildings other than 
dwelling houses 

 
4.4 The current guidance in England states: 

 
 External walls should either meet the guidance given in paragraphs 12.6 to 

12.9 or meet the performance criteria given in the BRE Report Fire 
performance of external walls of multi storey buildings (BR135) for cladding 
systems using full scale fire test data from BS8414-1:2002 or BS 8414- 
2:2005. 

Clause 12.6 and 12.7 state as follows: 

External surfaces 
4.5 The external surfaces of walls should meet the provisions in diagram 40. 

Where a mixed use building includes Assembly and recreation purpose 
group(s) accommodation, the external surfaces of walls should met the 
provisions in diagram 40c. 

 
Insulation Materials/Products 

4.6 In a building with a storey 18m or more above ground level any insulation 
product filler material (not including gaskets, sealants and similar) etc. used 
in the external wall construction should be of limited combustibility. 
Clause 12.8 and 12.9 relate to the provision of cavity barriers. 

Diagram 40 is included below. 
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Scotland 

 

Current Regulation (Requirements) - Building (Scotland) Regulations 2004 
(as amended) 

 
4.7 Mandatory Standard - Every building must be designed and constructed in 

such a way that in the event of an outbreak of fire within the building, or from 
an external source, the spread of fire on the external walls of the building is 
inhibited. 

 
Guidance - Technical Handbook 2017 Non-Domestic - Fire 

 
4.8 The current guidance in Scotland states: 

 External wall cladding not more than 1m from a boundary should have 
a non-combustible classification; 

 Where the cladding is more than 1m from the boundary and is 
constructed from combustible products more than 1mm thick, that have 
a low, medium, high or very high risk, the cladding should be 
constructed from materials with a reaction to fire in accordance with 
table 2.9. 

 
4.9 In addition it states: 

 In a building with any storey at a height of more than 18m above the 
ground, any insulation material situated or exposed in a cavity formed 
by external wall cladding should be non-combustible. However an 
insulation product need not achieve a non-combustible classification 
where: 

 
o the insulation product is located between two leaves of masonry 

or concrete at least 75mm thick; 
o the external wall is provided with cavity barriers around all 

openings and at the top of  the wall-head. 
 

4.10 As an alternative to this its states: 
 BR 135, ‘Fire Performance of external thermal insulation for walls of 

multi-storey buildings’ and BS 8414: Part 1: 2002 or BS 8414: Part 2: 
2005 have been updated to include the most up-to-date research into 
fire spread on external wall cladding. The guidance provided in these 
publications may be used as an alternative to non-combustible or low 
risk classifications (as described in clauses 2.7.1 and 2.7.2) and for 
materials exposed in a cavity, as described in clause 2.4.6. 

 
Table 2.9 and the reaction to fire categories (Table 2.20) are included below. 
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Table 2.9 Reaction to fire of external wall cladding more than 1m from 
boundary 

 

Building height Building type Location Maximum level of 
risk 

Not more than 18m Entertainment and Not more than 1Om Low risk 
above the ground assembly buildings above the ground (or 

above a roof or any 
part of the building 
to which the general 
public have access) 

10 -18m above the 
ground 

Very highrisk 

Residential care 
buildings  and 
hospitals 

Any Low risk 

All other buildings Any Very highrisk 

more than 18m 
above the ground 

Any Any Low risk 

 

 
Table 2.20 Reaction to Fire 

 

Risk British Standards European Standards (1) 

Noncombustible The materialis certmed non-
combustible accordni g to the
test specified in BS 476 Part 
4: t970 (1984) throughout; 
or 
 
The materialdoes not name 
or cause any risein 
temperature on either the 
centre (specimen) or furnace 
thermocouples according to 
the test specified in BS 476: 
Part 11: 1982 (1988). 

The materialhas achieved a 
classificationof A1 when 
testedin accordance with BS 
EN ISO:1182:2002 and BS 
EN ISO:1716:2002 or 
 
The materialhas achieved  
a classification of A2-s3,d2 
when tested inaccordance 
with BS EN: 13823: 2002 
and BS EN ISO:1182:2002 
orBS EN   ISO:1716:2002, 
or 
 
Products made from only 
1 or more of the materials 
considered as Class A1 
without the need for testing, 
as definedin Commission 
Decision 961603/EC of 4 th 
October 1996 estabilshing 
thelist of products 
belonging to Class A1 "No 
contribution  to  fire· 
provided for In 
the Decision 941611/EC 
implementing Article 20 of 
the    CouncilDirective 
8911061 
EECon the construction 
products.None of the 
materials contain more than 
1.0% by weight or volume 
(whichever is the lower) of 

Low risk The surface material (or 
where it is bonded 
throughout to a substrate, 

The materialhas achieved 
a classification of B-s3,d2 
or better when testedin 
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Risk British Standards European Standards (1) 

  the surface material  
combined with the  substrate) 
has a surface of Class 1 and,
when testedin accordance 
with BS 476: Part 6: 1981 
orBS 476: Part 6: 1989 has 
an index of performance (I) 
not more than 12 and a sub- 
ndex (i1) not more than 6.

accordance with BS EN: 
13823: 2002 and BS EN 
ISO  11925-2: 2002. 

Medium risk The materialof the wall or 
ceiling when tested to BS 
476: Part 7: 1987 (1993), 
attains a Class 1 surface 
spread of name. 

The materialhas achieved 
a classification of C-s3,d2 
or better when tested in 
accordance withBS EN: 
13823:2002and BS EN 
ISO  11925-2: 2002. 

High risk The materialof the wall or 
ceiling when tested to BS 
476: Part 7: 1987 (1993), 
attains a Class 2 or Class 3 
surface spread of name. 

The materialhas achieved 
a classification of D-s3,d2 
or better when tested in 
accordance withBS EN: 
13823:2002and BS EN 
ISO  11925-2: 2002. 

Very high risk A materialwhich does not attain the recommended 
performance for high risk. 

 
Wales 

 

Current Regulation (Requirements) - Building Regulations 2010 
(Amended) 

 
4.11 External fire spread - Regulation B4.(1) The external walls of the building 

shall adequately resist the spread of fire over the walls and from one building 
to another, having regard to the height, use and position of the building. 

 
Guidance – Approved Document B 2006 (Amended) – Buildings other than 
dwelling houses 

 
4.12 The current guidance in Wales states: 

 External walls should either meet the guidance given in paragraphs 
13.6 to 13.9 or meet the performance criteria given in the BRE Report 
Fire performance of external thermal insulation for walls of multi storey 
buildings (BR 135) for cladding systems using full scale test data from 
BS 8414-1:2002 or BS 8414-2:2005. 

Clause 13.6 and 13.7 state as follows: 

External surfaces 
4.13 The external surfaces of walls should meet the provisions in Diagram 40. 

Where a mixed use building includes Assembly and Recreation Purpose 
Group(s) accommodation, the external surfaces of walls should meet the 
provisions in Diagram 40c. 

 
Insulation Materials/Products 

4.14 In a building with a storey 18m or more above ground level any insulation 
product, filler material (not including gaskets, sealants and similar) etc. used 
in the external wall construction should be of limited combustibility. This 
restriction does not apply to masonry cavity wall construction which complies 
with Diagram 34 in Section 10. 

 
Clause 13.8 and 13.9 relate to the provision of cavity barriers. 
Diagram 40 is included below. 
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Building Regulations Guidance in Wales- Approved Document B 2006 
(Amended) 
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Review of Requirements and Guidance 
 

Difference in ‘Requirements’ 
4.15 The requirements (regulation) in relation to external fire spread over the 

surface of a building are very similar across the UK. These are currently 
functional performance based standards in NI, England, Scotland and 
Wales. It would be difficult to argue that any difference exists in the 
mandatory functional requirement which is to limit or resist fire spread over 
the surface of a building. Whilst there are minor variations in wording the 
requirements are effectively the same. 

 
Difference in ‘Guidance’ 

4.16 All regulatory systems across the UK operate a guidance based system with 
technical guidance documentation giving solutions which if followed should 
in normal circumstances satisfy the requirements cited in the regulations. 

 
4.17 None of the measures described in guidance can be deemed mandatory 

however they do provide the means by which each country in the UK set the 
benchmark standards for compliance with regulations. 

 
4.18 Currently in England, Scotland and Wales there are two clear options 

provided in guidance documentation for the design of the external façade of 
a building in relation to fire spread over the surface.  These can be 
summarised as follows: 

 
Option 1 – Full Scale Fire Test Approach 

4.19 For cladding systems an option is given to test the whole system to measure 
against a performance criteria given in the BRE Report Fire performance of 
external thermal insulation of multi storey buildings (BR135) for cladding 
systems using full scale test data from BS8414-1:2002 or BS8414-2:2005 

 
Option 2 – Elemental Approach 

4.20 This is a method contained in England, Scotland and Wales guidance to look 
at individual components within the wall and apply minimum standards to the 
materials in terms of combustibility and have a minimum external surface 
classification depending on building height, type and proximity to boundary. 
This is an alternative to option 1, not an addition to. 

 
The elemental approach looks at two distinct areas: 
 External Surfaces; 
 Insulation Materials/Products. 
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External Surfaces 
4.21 In England and Wales the guidance provided in terms of the surface 

classification of external walls is the same with the highest classification 
Class 0 (National class) or Class B-s3,d2 (European class) or better applying 
to any building elevations which are less than 1m from the boundary 
irrespective of building height. 

 
4.22 In Scotland they take a slightly different approach to the cladding and use 

different terminology. It states that the cladding should be constructed from 
materials with a reaction to fire classification ranging from non-combustible 
to very high risk depending on the distance to the boundary. A material 
attains a specific reaction to fire risk category depending on its performance 
against National or European standard fire tests. 

 
4.23 In Scotland any external wall cladding which is less than 1m from a 

boundary should have a non-combustible classification. A non-combustible 
classification in Scotland is a product which complies with European Class 
A1 or A2-s3,d2. This is a higher standard than in England and Wales which 
stipulates European Class B-s3,d2 or better in this situation. 

 
4.24 In terms of building facades more than 1m from the boundary the 

requirements in Scotland are generally for low risk cladding assemblies for 
any building over 18m high (the entire building) and for any residential care 
buildings/hospitals under 18m high. A low risk classification is a product 
complying with European Class B-s3,d2 or better. This would be a higher 
standard than in England and Wales which only requires this classification 
on the part of the elevation above 18m. 

 
Insulation Materials/Products 

4.25 In England and Wales the guidance would advise that in a building with a 
storey 18m or more above ground level any insulation product, filler material 
(not including gaskets, sealants and similar) etc. used in the external wall 
construction should be of limited combustibility as defined by guidance. A 
material of limited combustibility is a material which complies with European 
Class A2-s3,d2 or better. 

 
4.26 In Scotland in a building with any storey at a height of more than 18m above 

the ground, any insulation material situated or exposed in a cavity formed by 
external wall cladding should be non-combustible. However it should be 
noted that the definition of non-combustible under the guidance in Scotland 
is a material which complies with European Class A2-s3,d2 or better. 

 
4.27 The standard in terms of the insulation is therefore the same in Scotland as 

in England and Wales when following the elemental approach. 
 

4.28 It is also important to highlight that DCLG in their note to Local Authority 
Chief Executives and Housing Association Chief Executives on ‘Safety 
checks following Grenfell Tower fire’ took the opportunity to clarify the 
intention of the guidance in ADB regarding insulation material and products 
as follows. 
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4.29 “For the avoidance of doubt; the core (filler) within an Aluminium 
Composite Material (ACM) is an “insulation material/product”, “insulation 
product”, and/or “filler material” as referred to in Paragraph 12.7 
(“Insulation Materials/Products”) in Section 12 “Construction of external 
walls” of Approved Document B (Fire safety) Volume 2 Buildings other 
than dwelling houses. (The important point to note is that Paragraph 12.7 
does not just apply to thermal insulation within the wall construction, but 
applies to any element of the cladding system, including, therefore, the 
core of the ACM)”. 

 
4.30 In Northern Ireland the current guidance (TBE 2012 edition) does not 

describe two options for compliance but rather focuses on option 1 - 
elemental approach. The external surface classification is the same as 
that above for England and Wales. 

 
4.31 In relation to insulation it would recommend that any insulation 

material incorporated within the wall construction and any materials 
used for supporting cladding should be a material of limited 
combustibility i.e. a material under European classification classified 
as Class A2-s3,d2 or higher. 

 
4.32 In terms of BR135 the Northern Ireland guidance references the 1998 

version for advice as opposed to guidance. The 1988 version of BRE 135 
has been superseded by the second and third editions which have now 
moved away from the methodology outlined in the 1988 document and 
detail a method for establishing the performance of a cladding system using 
full scale fire tests as described in guidance in England, Scotland and 
Wales. The approach using full scale fire testing may be acceptable in 
Northern Ireland although not offered as a solution in guidance as with other 
parts of the UK. 
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20 July 2017 

 
 
 
 
 
 

Dear Sir or Madam 
 

Since the Grenfell Tower tragedy the government has been working with BRE to help 
establish where there may be safety concerns in other high rise buildings, as a result of 
what we know from that fire. 

 
BRE is undertaking an initial screening programme of Aluminium Composite Material 
(ACM) panels, to identify which panels do not meet the requirements for limited 
combustibility. The government has now commissioned BRE to undertake a set of 
large scale BS8414 tests to understand better how different wall systems – including 
cladding and insulation - behave in a fire. 

 
The purpose behind the large scale tests is to give landlords more information to help 
them make decisions – for example on whether they need to replace their cladding 
and/or insulation. However, the set of six tests government is commissioning will only 
ever be illustrative and landlords will need to take their own advice on further action 
they may need in their particular circumstances. To help inform these decisions further, 
I would like to ask for your help. I understand you have previously undertaken BS8414 
tests with BRE. I realise that there may be commercial sensitivities with sharing this 
information, but given the circumstances and public interest at stake I would appreciate 
it if you were willing to share the results of your tests publicly. 

 
The CPA are supporting this approach. 

Yours 

Tamara Finkelstein 
 
 
 
 
 
 
 
 
 

Department for Communities and Local Government 
2 Marsham Street 
SW1P 4DF 
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  26 July 2017 
 

Our Ref. DCLG0717 
 
 
 

FIRE PERFORMANCE OF EXTERNAL CLADDING SYSTEMS 
 

I am writing to you as you have previously successfully carried out testing at BRE in accordance with BS 
8414 and have an associated BR 135 classification report for your cladding system(s). As such, I have 
been asked to contact you by the Department for Communities and Local Government to pass on the 
attached letter which has been produced in the aftermath of the Grenfell fire tragedy. 

 
Obviously, we are subject to the terms and conditions of our testing contract(s) with yourself and are 
bound by Client confidentiality and therefore not in a position to release any of your reports without your 
express permission. If you are content to release your reports in the context of public interest so that the 
information can be shared with local authorities, housing associations, landlords and building owners who 
may have specific concerns about the external cladding systems on their properties, please can you 
confirm to me in writing (by email to my email address below) as soon as possible, with specific reference 
to your BR 135 report number(s) and we will then make them available on your behalf. 

 
If you have any questions or concerns about what has been requested, then please don’t hesitate to 
contact me. 

Yours sincerely 

Debbie 

Dr D A Smith OBE 

Managing Director 
For and on behalf of BRE Global 
Telephone: +44 (0)1923 664923 
E-mail: debbie.smith@bre.co.uk 
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Thanks Debbie, 
Further to your circular we can advise that our Client is very aware of the situation and has 
already carried out their own inspections of the cladding solutions that we have installed on their 
properties. 
They are aware that the cladding used does not employ ACM panels. 
We have already furnished our Client with the specfic reports for the Piperhill 
system tested at BRE. The Client has also been copied into this response. 

 
Regards, 

 
Brian Burns 

 
Brian	Burns	
Piperhill	
Constru
ction	Ltd	
Mob		
07885	
964365	
Tel	 028	3833	2151	
email	brian.burns@piperhill‐construction.co.uk	

	

From: Smith, Debbie [mailto:Debbie.Smith@bre.co.uk] 
Sent: 28 July 2017 09:25 
To: Brian Burns 
Subject: RE: URGENT: Request regarding your large-scale cladding fire test and classification reports 

 
Dear Brian 

 
Please  see  attached  letters  from  myself  and  the  Department  of  Communities  and  Local 
Government  regarding  your  large‐scale  cladding  fire  test  and  classification  reports.  Can  you 
please  consider  this  request  as  a  matter  of  urgency  and  refer  to  anyone  else within  your 
company as required. 

 
Kind regards 

 

Debbie 
 
Dr D A Smith 
OBE Managing 
Director of BRE 
Global 

For and on 
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behalf of BRE 

Global Ltd T

  +44(0

)1923664923 
M  +44(0)7772228715 

 
BRE Global Ltd, Bucknalls Lane, Garston, Watford, 
Herts, WD25 9XX, UK  www.bre.co.uk 

 

BRE Global Ltd is wholly owned by a charity, the BRE Trust. The BRE Global Ltd profits are passed to 
the BRE Trust to  promote its charitable objectives. 

 

Building a better world together 
 
 

 

Follow BRE on Twitter: @BRE_Group 
 

Privileged and confidential information and/or copyright material may be contained in this e-mail. If you are not the intended addressee you may 
not copy or deliver it to anyone else or use it in any unauthorised manner. To do so is prohibited and may be unlawful. If you have received 
this e-mail by mistake, please advise the sender immediately by return e-mail and destroy all copies. Thank you. 
Building Research Establishment Ltd, Registered under number 3319324 in England and Wales. VAT Registration No GB 
689 9499 27 www.bre.co.uk BRE Global Limited, Registered under number 8961297 in England and Wales. 
www.breglobal.com 
Building Research Establishment and BRE Global are subsidiaries of the BRE Trust. 
BRE Trust is a company limited by guarantee, Registered under number 3282856 in England and Wales, and registered as a charity in England 
(no. 1092193) and in Scotland (no. SC039320). www.bretrust.org.uk 
Registered Offices: Bucknalls Lane, Garston, Watford, Hertfordshire WD25 9XX - Travelling to BRE: see www.bre.co.uk/directions 
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ADVICE NOTE 13
   DCLG/BSP/Advice Note/13/111217 

Advice for building owners: External Wall Insulation (EWI) systems with a 
render or brick-slip finish 

This Advice Note is for the attention of anyone responsible for the maintenance of a 
building with External Wall Insulation (EWI) systems with either a render or brick-slip 
finish, particularly those over 18m tall or in an exposed location. 

It has been developed in consultation with DCLG's Independent Expert Advisory Panel 
and the Standing Committee on Structural Safety (SCOSS). 

1. It has been brought to the attention of DCLG that External Wall Insulation (EWI)
systems with either a render or brick-slip finish may in some circumstances be
vulnerable to deterioration, resulting in parts of the EWI system falling from
buildings.

2. We are not aware of any injuries arising from these concerns but building
owners should note the following information and take appropriate action to
ensure the safety of their building.  There is no suggestion that the overall
structural safety of these buildings is compromised.

Summary 

3. All EWI systems need to be designed to resist pressure from predicted wind
loads in the location and at the height that they are installed.  The fixing system
of the EWI system must be adequately designed to deal with predicted loads,
including the weight of the system itself.  Guidance on how to achieve this is
provided in paragraphs 3.3-3.8 of Approved Document A Structure of the
Building Regulations www.gov.uk/government/collections/approved-documents.
This includes undertaking suitable design calculations.

4. Design calculations for EWI systems typically include safety factors to ensure
that even where an installation is not perfect, or in the event that unusual
circumstances occur (such as high winds), the system will remain safe.  This
information should be available from system manufacturers.  However,
evidence submitted to Government suggests that in some circumstances these
safety factors are being eroded by inadequate design (structural calculation
methodologies) and / or poor installation.

5. Where inadequate design and / or installation reduces safety factors, EWI
systems are more vulnerable to: damage from high wind speeds; other
installation defects such as poor water-tightness (which can lead to insulation
becoming water-logged and heavier as a result); and variations in the design
and installation quality of mechanical or adhesive fixings.  These potential
defects increase the risk of the EWI system becoming detached from the
building and falling from height.  This in turn poses risks to life safety.  With

APPENDIX 8 - CORRESPONDENCE WITH DCLG

214



ADVICE NOTE 13
   DCLG/BSP/Advice Note/13/111217 

render or brick-slip EWI systems there is a heightened risk of the render or 
brick-slip layer detaching from the insulation underneath where these defects 
are present. 

6. We are aware of a small number of instances where inadequate design and / or
inadequate installation has resulted in parts of EWI systems falling from tall
buildings. Building owners should therefore consider the actions listed below.

Which buildings could be affected? 

7. It is good practice to periodically check the condition of any EWI system (see
note Annex A) on any building of any height and all building owners should
consider the need to undertake such checks as part of their regular
maintenance and management plan.

8. Due to the nature of the problems that have been identified, this advice is
particularly relevant for tall buildings subject to high wind loading due to high
wind speeds.  Specifically this advice should be followed if you own a building
which has an EWI system, particularly if it is over 18m tall or in an exposed
location.

9. If not undertaken recently, building owners should consider an immediate audit
or review of the buildings for which they are responsible to identify their height,
construction, location and wind exposure.  It is likely that you will need to seek
expert advice from a suitably qualified person such as a Chartered Structural
Engineer or Chartered Building Surveyor.  A link to the relevant section of the
Institute of Structural Engineers and Royal Institution of Chartered Surveyors
(RICS) websites are provided below:
www.istructe.org/finding-a-structural-engineer/notice-to-building-owners
www.ricsfirms.com

10. There is no prescribed definition of an exposed location but typically this would
include buildings in an elevated or hill-top location, sea side locations, areas
where the surrounding terrain will not provide sheltering from wind, or a
combination of these factors.  In dense cities, funnelling will need to considered,
which could increase the wind effect.

New External Wall Insulation installations 

11. In order to ensure risks are mitigated in future installation the  Government has
written to all Building Control Bodies and all certification schemes for EWI
systems to highlight the need to ensure adequacy of structural design and
installation in accordance with the requirements of the Building Regulations –
the relevant circular letter can be found at the link below:
www.gov.uk/government/publications/wind-loading-calculation-for-cladding
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Existing External Wall Insulation system with a render or brick-slip finish 

12. Steps also need to be taken to assess existing installations.  It is recommended
that for relevant buildings, assessment should be undertaken to reassure
building owners of the structural integrity of their EWI systems. Visual condition
inspections may still be advisable for owners of buildings of any height with an
EWI system (see below).

13. In general, the key steps for building owners are as follows (further guidance is
provided at Annex A), however building owners should also take their own
professional advice:

• Undertake a visual recorded survey of EWI system condition, including
checking that waterproofing is adequate and that the system is not
absorbing moisture (which can increase risk of structural failure).  EWI
systems are likely to fail gradually rather than catastrophically, meaning that
ongoing visual inspection will also be important in identifying any at risk
EWI systems in the longer term.

• Obtain design records, construction details, structural calculations,
specifications, system certification for the EWI system, and appoint suitable
expert advisors to assess the adequacy of the design and installation.

• On the basis of both of the above, establish what further non-invasive or
invasive investigations are needed to confirm that the EWI system is
installed in a way which can safely resist all likely actions, including wind-
loads and dead loads.

• If necessary, commission remedial work to address inadequacies in the
design or installation of the EWI system. Also consider mitigating measures
to protect people moving around the outside of the building until remedial
work is complete.

• Consider what ongoing inspection regime is advisable.
14. Government is working with the Independent Expert Advisory Panel and the

Standing Committee on Structural Safety (SCOSS) and in co-ordination with
the devolved administrations to assess whether further guidance on the
structural design, installation and maintenance of EWI systems is necessary.

Maintenance and alterations 

15. Building owners with an EWI system with a render or brick-slip finish also need
to review procedures for making alterations or additions to walls where this
involves fixing to or making holes in the surface. Maintenance manuals for EWI
systems should provide further detail on specific considerations in relation to
each type of system.

16. In general, wherever work is undertaken, care must be taken to ensure that
fixings or penetrations (such as fixings for a satellite dish, hanging basket,
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washing line or penetrations for cables or pipes) are sealed with a durable 
finish and do not permit water to enter into the EWI system. 

Next steps  

17. We have written to all local authorities and housing associations.  We will also
write to organisations representing private sector building owners. Local
authorities should also consider circulating this advice to other tall building
owners in their area.

18. Where building owners identify that their building may have inadequate design
or poor installation of EWI systems, they are invited to contact the tower case
work team towercaseworkteam@communities.gsi.gov.uk so that the issues can
be logged.
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Annex A: Visual inspection and condition survey of External Wall Insulation 
(EWI) systems with a render or brick-slip finish 

1. This annex provides initial advice on considerations in undertaking a visual
condition survey of External Wall Insulation (EWI) systems with a render or
brick-slip finish.  This guidance is not comprehensive, and you should
consider seeking expert professional advice from a suitably qualified
professional such as a Chartered Structural or Façade Engineer, or Chartered
Building Surveyor.

What is a visual condition survey? How is this done? 

2. A visual condition survey is a non-intrusive inspection of the key elements of
the rendered EWI system to assess whether there is any deterioration that
could lead to the system failing in some way.

3. As a first step, you should obtain inspection and maintenance guidance
information from the manufacturer/installer for the specific EWI system that
has been used on your building.  This will normally provide advice on how
often visual inspections should be undertaken and key features to look for. If
you already have regular inspections undertaken of the building, you should
obtain the inspection records and review these.

4. The type and frequency of all inspections should be as advised by the system
manufacturer/approved installer.  Typically visual checks should be
undertaken on at least an annual basis, encompass a full review of the
exterior and a representative sample of key junctions and features.
Increasingly drones with high fidelity cameras, thermal imaging and other
sensor packages are available to undertake this type of work. It is generally
considered good practice for a full condition survey by a suitably qualified
professional to be undertaken at least every ten years.

5. Due to the fact that a visual survey of the EWI system might not identify the
potential for wet insulation or insufficient fixings, an intrusive inspection should
be considered.  However, initial steps may include those listed below.

General 

6. Access via a cherry picker, Mobile Extendable Working Platform (MEWP) or
local portable scaffolding might be required to provide a safe work
environment (consideration should be given to relevant requirements of the
Construction Design and Management (CDM) regulations:
www.hse.gov.uk/construction/cdm/2015/index.htm).

Inspection 

7. Inspection sequence (staged as required):
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a. Identify manufacturers (markings/signage/stickers etc.), consult building
manuals, and operation and maintenance documentation.

b. Inspect externally for wet patches or  discolouration of the finish.
c. Inspect for any cracks or gaps at junctions in the finish that could let

rainwater in, ideally investigate width and depth of the cracks using a crack
width ruler.

d. Consider using special infrared thermographic camera (mid to high
resolution) equipment that might show insufficient insulation or wet
insulation.  The temperature difference between inside and outside would
require ideally to be 20° Kelvin. Hence this assessment is generally best
performed during winter months.

8. If necessary to undertake intrusive investigations, you should seek
professional advice on a case by case basis but this might include:
a. Identify/select randomly approximately 10% of the EWI system for

intrusive survey via micro-invasive access, endoscopic equipment and
sample extraction, which shall be sealed afterwards adequately.

b. Extract a core sample of the build-up (~50mm diameter and full depth of
the EWI system); store in adequately sealed container; and submit for
examination by specialist sub-contractor.

What is a visual condition survey looking to identify? 

9. EWI systems need to remain watertight in order to avoid water penetrating
behind the render layer.  This can cause failure in a number of ways including
by making the insulation layer heavier; by weakening the bond between the
render/brick-slips and insulation (or insulation and substrate) or spalling
caused by freezing of rain water.

10. There are also a number of other common indicators that the EWI system is
failing or has problems which might – for instance – indicate inadequate
fixings, excessive wear and tear caused by repeated exposure to wind loads,
or differential movement in the underlying structure that has not been
accounted for in the design of the system.
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11. A visual inspection will typically be looking for common features such as:

• Cracking of render allowing water penetration or suggesting underlying
movement.

• Brick slips or render falling away from the insulation.

• Cracking or deterioration of seals at junctions between the EWI system
and adjacent features such as windows, doors, service penetrations etc.
Deterioration could allow water to penetrate into the EWI system.

• Damaged or incomplete waterproofing e.g. damaged or missing copings,
cappings or seals that could allow water to penetrate into the EWI system.

• Spalling – where small pieces of render are falling from the EWI system.

• Blowing – bulges or distortions in the render finish indicting that it has
pulled away from the underlying insulation, often confirmed by tapping
giving a hollow sound compared to other areas of non-blown render.

• Bubbling – groups of bubbles under the surface of the render finish, which
can be indicative of water penetration.

• Effervescence – effervescence often manifests as salt staining due to the
migration of salts from the substrate into the finish, and can be indicative
of water penetration in the insulation / substrate.

• Mould – on the inside of external walls.

12. The above list is not exhaustive and you should seek further professional
advice as necessary.  All necessary health and safety precautions should be
followed when undertaking a visual inspection, particularly when working at
height.  A full risk assessment will be necessary in accordance with the
requirements of the current Construction Design and Management (CDM)
Regulations and advice notes from the Health and Safety Executive.

What should I do if I identify problems / defects? 

13. You should contact the original system manufacturer for advice and
assistance, and to obtain guidance on how to undertake any necessary
repairs to the EWI system.  You may also need to expert professional advice
from a suitably qualified professional such as a Chartered Structural or
Façade or Building Engineer  in order to be able to interpret the extent to
which any defects or damage may give rise to a risk of any part of the EWI
system failing.

14. You may want to consider contacting the installer and notify them of the
suspected faults/defects, before any remedial works are carried out.  You
should consider taking independent legal advice prior to undertaking any
remedial actions, particularly in relation to your position with regard to latent
defects and warranty provision.
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15. If you are unable to contact the original installer, you may want to contact the
Insulated Render and Cladding Association for further advice, at: www.inca-
ltd.org.uk/.

16. If you believe there is any imminent danger of parts of the EWI system falling
from the building you should contact your Local Authority Building Control
Body, who have a duty to advise on dangerous structures.  Residents inside
the building are unlikely to be at any increased risk but you should
immediately consider what mitigation measures are necessary to protect
people moving around the exterior of the building (including on balconies),
such as controlling movement or access in the immediate vicinity below the
area of EWI system that is of concern.

17. You should then consider:

• What further non-intrusive or intrusive investigations are needed.

• Whether repairs or remedial works are necessary.

• What further advice is required on how to proceed.

APPENDIX 8 - CORRESPONDENCE WITH DCLG

221



 ADVICE NOTE 14 
   DCLG/BSP/Advice Note/14/111217 

Advice for building owners on external wall systems that do not incorporate 
Aluminium Composite Material 

This Advice Note is for the attention of anyone responsible for residential buildings 
over 18m in height who are concerned about the fire safety implications of external 
wall systems that do not incorporate Aluminium Composite Material. 
It has been developed in consultation with DCLG's Independent Expert Advisory 
Panel.  

1. The Grenfell Tower tragedy has raised concerns amongst building owners
and residents about the fire safety of external wall systems on high-rise
residential buildings.  The Government’s Building Safety Programme has to
date focussed on identifying and advising on interim and remedial measures
for high-rise building with Aluminium Composite Material (ACM) cladding
systems, where such systems do not meet current Building Regulations
guidance for resisting fire spread across external wall surfaces.

2. This advice is for owners of high-rise residential buildings where the external
wall system of their building does not incorporate ACM.  Building owners will
want to satisfy themselves and their residents that buildings are safe.

3. Building owners should take their own professional advice on any further
action, reflecting their building’s particular circumstances.

Summary 

4. With a series of large scale fire system tests for ACM cladding systems now
complete and advice issued to building owners
[https://www.gov.uk/government/publications/building-safety-programme-
update-and-consolidated-advice-for-building-owners-following-large-scale-
testing], the Government, supported by the Independent Expert Advisory
Panel, has been considering whether there may be heightened risks linked to
other external wall systems.

5. The potential that there may be incorrectly specified or substituted products
installed on tall buildings should not be ignored. Building owners will want to
satisfy themselves and their residents that buildings are safe, and may
therefore wish to carry out the checks set out below.
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Advice 

6. As with ACM cladding systems, the Independent Expert Advisory Panel
recommends that building owners seek professional advice where there is
any uncertainty about the fire safety of their external wall systems. The expert
panel maintains the view that the clearest ways of ensuring an external wall
system adequately resists external fire spread are to use materials either of
limited combustibility1, or an external wall system which can be shown to have
passed a large scale test conducted to the BS 8414 standard; and where the
construction of the building also meets the other provisions of Building
Regulations guidance, including fire stopping between floors and the required
cavity barriers being in place (see Section 9 of Approved Document B volume
2). 

7. Where only a technical assessment (sometimes referred to as a desktop
study) of the likely performance of particular external wall systems has been
undertaken and where directly applicable BS 8414 test data is not available,
the technical basis of such assessments should be checked.

8. Building owners should understand the construction of their buildings and how
best to maintain their safety in use.  To do so, building owners should check
their records for information about the external wall systems used on their
buildings. It should also be possible to obtain advice and information from the
product manufacturers and/or contractors about the fire performance, correct
installation and maintenance of materials used.

Common external wall systems 

9. ACM is part of a wider range of Metal Composite Materials (MCM) faced with
other metals such as zinc, copper, and stainless steel. Like ACM, the filler or
core material of MCM panels varies between products and can include
combustible materials. In addition, the facing materials of MCM have different
melting points, therefore the fire performance may differ depending on the
type of metal facing. Building owners should seek professional advice over
the suitability of MCM cladding.

10. There are many different types of components used in the construction of
external wall systems, for example, High Pressure Laminates (HPL) and

1 Materials of limited combustibility would either include a material or product which is at least Class A2-
s3, d2 in accordance with BS EN 13501-1:2007; or has achieved a national equivalent classification in 
accordance with Table A7 of Approved Document B volume 2. 
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Rendered Insulation systems and all perform differently when exposed to a 
fire. It is, therefore, important that the right combination of products has been 
installed and maintained correctly, to ensure they adequately resist the spread 
of fire over the wall to the standard required by current Building Regulations 
guidance. Building owners should seek to confirm the combination of products 
within the external wall system and the type of cladding (rainscreen or render) 
system on the building. Where there is potential for a product to have been 
substituted from what was originally specified at the design stage, onsite 
checks can help provide confirmation of product type. Where the product type 
(and associated fire classification) cannot be confirmed or there is doubt, then 
manufacturers’ advice on the identification of their different products, systems 
and their fire performance details may be needed. 

BS8414 tests 

11. Some external wall systems incorporate insulation and other components,
which do not meet the limited combustibility requirements of current Building
Regulations guidance (on external fire spread). This may include rigid foam
insulation or other components such as rainscreen panels. To determine
whether the standards for external wall systems set out in current Building
Regulations guidance would be met in cases where combustible components
are included as part of an external wall system, building owners should
determine if the external wall system has completed a BS 8414 test and
successfully attained BR 135 classification. In support of this we have asked
the laboratories that offer BS 8414 testing to list those systems they have
tested and classified. This should help professionals in identifying whether a
system on a building has or has not been tested and to identify product
manufacturers and/or external wall system suppliers.

12. The Building Research Establishment’s catalogue of historical data of external
wall systems, which have completed a BS 8414 test and successfully attained
BR 135 classification can be accessed on their website
[https://www.bre.co.uk/regulatory-testing].

External wall systems which have been tested to BS 8414, and shown to 
adequately resist fire spread, rely upon design detailing such as cavity 
barriers and in some cases external renders to inhibit fire spread.  Building 
owners with BS 8414 tested external wall systems should seek professional 
advice on whether the external wall system has been installed and maintained 
as recommended by the manufacturer/supplier. For example, missing or 
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incorrectly fitted cavity barriers, or damaged render can compromise the fire 
performance of an external wall system.  

Further advice on fire safety 

13. Helpful advice on how to manage fire safety in blocks of flats is set out in fire
safety in purpose built blocks of flats published by the Local Government
Association. This advice can be accessed on their website
[https://www.local.gov.uk/fire-safety-purpose-built-flats].

14. This Advice Note is for building owners to act on now. However, the
Government is commissioning further research to support further
understanding in the industry of the fire performance of external wall systems.
This will be developed with a view to publication in summer 2018.
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