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Office of the 
Deputy Prime Minister 
Creating sustainable communi t ies 

GTN No: 3533 
E-mail: firesafe@odpm.gsi.gov.uk 
Web Site: www.odpm.gov.uk 

July 2005 

Anne Hemming 
Head of Buildings Division 
Zone B4 
Eland House 
Bressenden Place 
London SWlE 5DU 

Consultation on proposals for amending Part B (Fire safety) of the 
Building Regulations 2000 and Approved Document B 

1. This letter invites you to comment on the Government's proposals for 
amending Part B (Fire safety) of Schedule 1 to the Building Regulations 2000 
(as amended) and the accompanying technical guidance in Approved 
Document B (AD B). 

2. The key proposals on which your views are particularly sought are summarised 
below (paragraphs 10-18) and their potential impact set out in the draft 
Regulatory Impact Assessment (RIA) in Section 1. The detailed drafting 
changes to AD B are set out in a track-changed format in the separate parts 
which accompany this document. A response fo rm is provided in Section 4. 

The deadline for receiving responses to this consultation is 
18 November 2005. 

Background 
3. AD B provides technical guidance on ways of demonstrating compliance 

wi th the requirements set out in Part B (Fire safety) of the Building 
Regulations 2000 as amended. The last substantive revision of AD B was 
published in January 2000. It was subsequently amended in 2002 to take 
account of the development and adoption of new European technical 
specifications, and supporting standards, that underpin the Construction 
Products Directive. 

4. However, this did not amend any of the existing technical guidance in the 
2000 edition of AD B. A major review of the wider technical elements of the 
fire safety aspects of the Building Regulations and AD B was announced in 
the Government's White Paper 'Our Fire and Rescue Service' in June 2003. 
This sets out the Government's desire to reduce the number and consequence 
of fires by moving much more towards a fire prevention and protection 
strategy. In particular, ODPM's Public Sector Agreement (PSA3) target, calls 
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for a 20% reduction in the number of accidental fire deaths i n dwellings 
by 2010. Building Regulations are seen as a key strand for delivery of this 
strategy, in terms of designing in fire safety into new and altered buildings, 
alongside Community Fire safety and the Reform of Fire Law. 

5. This review of AD B was begun in 2003 and has drawn upon recent experience 
and taken into account the findings of relevant research. (The main research 
projects are listed in Section 2, w i t h details of where they can be obtained.) 
It has considered fire safety in all types of premises including dwellings, 
residential homes, schools and warehouses. The review has also considered 
the important role that sprinklers and other types of fire protection measures 
may have. 

6. Stakeholders participated in both the 'Backward Look', which evaluated the 
implementation of the 2000 edition of AD B, and the 'Forward Look', which 
considered what issues a new A D B should address. 

7. For the Backward Look stakeholders1 were interviewed to help assess the 
impact of 55 significant changes in the 2000 A D B in terms of economy, 
safety and workload. Some of the key results were that it w o u l d be helpful 
if significant changes were highlighted and that greater explanation of the 
changes should be provided to show how old and new guidance differ and 
why specific changes were required. 

8. For the Forward Look, over 200 people including architects, building 
control surveyors, fire service officers, fire consultants, local authorities and 
manufacturers contributed through a series of regional workshops and an 
electronic web-based questionnaire. Although fire safety is a broad subject, 
three strong common themes did emerge: 

• fire safety management and particularly the importance of ensuring 
that information about the fire safety design of the building is passed on 
to the person responsible for its management; 

• the important role of residential sprinklers; and 

• the need for improved guidance w i t h respect to means of escape for 
disabled people. 

The findings of both of these evaluation exercises have been taken into 
account in this review of A D B. 

9. Where there are any issues common to more than one Part of the Building 
Regulations, this w i l l be looked at in the review of each Part as required. 
In this way guidance on a particular issue is consistent in all the relevant 
Approved Documents. 

i Around 80 stakeholders were interviewed from various types of organisation including clients, 
contractors, designers, manufacturers. Building Control Bodies, a Fire Authority, trade associations 
and professional organisations. 
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Letter to consultees 

Proposals - Regulations 
10. The Government is proposing to introduce a new general Regulation into 

the Building Regulations, which w i l l apply to non-domestic properties. This 
w i l l require that sufficient information should be provided for persons to 
operate, maintain and use the building i n relative safety before a completion 
certificate can be issued. In practice, this is likely to mean that the Building 
Control Body w i l l need to satisfy themselves that the developer has passed 
on relevant fire safety information to the owner/user of the building. This is 
seen as particularly important given the increasing use of building designs 
which rely, at least in part, on fire safety management strategies. There 
wou ld also be potential cost savings as drawing this information together at 
the construction stage w o u l d reduce future costs of sourcing and assessing 
this information at a later date. It could particularly assist owners/occupiers 
in the production of their risk assessment under the terms of the Regulatory 
Reform (Fire safety) Order, which is expected to come into force around 
1 Apri l 2006. 

11. It is not proposed to make any changes to the requirements of Part B of 
Schedule 1 to the Building Regulations 2000. However, the questionnaire 
asks whether you w o u l d wish to revise functional requirement B3 (Internal 
Fire Spread (Structure)) or to introduce a new requirement B6 SO as to address 
more explicitly the issue of fixed firefighting equipment (e.g. sprinklers). 

Proposals - Format of AD B 
12. Following representations f rom a number of stakeholders, AD B has been 

split into two volumes: 'Dwellings' and 'Buildings other than Dwellings'. This 
change was intended to make the guidance more accessible for smaller firms 
that specialise in domestic work. However, due to the amount of technical 
information that is common to both, neither volume is particularly small. 

13. Another formatting change is the intention to more clearly highlight the 
proposed changes and the reasoning behind them. For the purposes of 
consultation, we have used a different colour for amended text and strikeout 
where the change is a deletion. Text boxes have been used to identify the 
reasoning behind significant changes. Further consideration w i l l need to be 
given as to how the changes could be highlighted in the final document and 
we welcome your comments. 

Proposals - Guidance in AD B 
14. The proposed changes to the guidance in AD B fall into four main categories: 

• responses to changes in construction practice or to fire experiences that 
indicate that present guidance may not give sufficient protection; 

• updating to take account of changes to British Standards and other 
technical references (such as the recent publication of BS 9251 on 
residential sprinklers); 
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• updating to take account of changes to associated legislation and; 

• deregulatory measures that clarify an area that experience has shown is 
subject to misunderstanding, or to lessen a particular provision in the 
existing guidance that is now considered to be onerous. 

15- The most significant changes the Government intends to make include: 

• Amend the provisions for smoke ventilation of common access areas in 
apartment buildings; 

• Provide for an additional smoke alarm in apartment buildings and 
dwellmghouses; 

• Provide for a suitable system of smoke alarms where a domestic 
extension is proposed; 

• Provide for cavity barriers in dwellings and non-dwellings; 

• Introduce provisions for measures on inclusive design; 

• Introduce a national maximum unsprinklered compartment size for 
warehouses (and potentially repeal the relevant parts of Local Acts); and 

• Design compartment walls to take account of deflections during a fire. 

16. In addition, the Government is minded to introduce the fol lowing provisions 
but is explicitly seeking further information on the potential impacts, particularly 
the costs and benefits, of these proposals before deciding on the way forward: 

• Provide for sprinkler protection in high rise apartments and residential 
care homes; 

• Provide for fire protection of corridors in, typically 'self-storage', 
warehouses; 

• Amend provisions for firefighting shafts; 

• Provide additional dry rising mains in certain tall buildings; 

• Discounting stairs in tall buildings with phased evacuation procedures; 

• Remove the separate guidance on loft conversions in dwellinghouses; and 

• Remove provision for self-closing devices within apartments and 
dwellinghouses (except doors into garages and those opening onto 
common escape routes). 
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Letter to consultees 

17. It is proposed that AD B w i l l , in future, cross-refer to the DfES Building 
Bulletin 100 (BB100) on 'Designing Against the Risk of Fire in Schools1. This 
consultation document w i l l be going out to public consultation shortly and 
w i l l be found on the DfES website www.dfes.gov.uk/consultations. 

18. As wel l as the proposed amendments set out above, there are a number of 
proposed amendments which w i l l provide alternatives to existing provisions. 
For example, the potential to provide sprinkler protection instead of an 
alternative escape route where currently provided in both houses (typically 
4 storeys and above) and multi-storey apartments. These new options w i l l 
provide greater design freedoms and promote innovation and may, in some 
cases, produce a cost saving compared to current guidance. 

19. It should be noted that, although all these proposals are being consulted on 
as part of a package of measures, they are not mutually exclusive, i.e. one 
or more of them could be disregarded or amended in the light of the 
consultation exercise. 

Consultation 
20. Following this letter there is a list of the organisations to which this consultation 

document has been sent. Additional copies may be downloaded f r o m the 
ODPM website www.odpm.gov.uk/buildingregs or hard copies obtained 
f rom the address listed inside the front cover of this document. 

21. In addition to people in the construction industry, such as building designers, 
developers, contractors, manufacturers etc, the invitation to comment is also 
extended to other organisations and individuals who have either a specific or 
general interest. Al l responses w i l l be considered, irrespective of origin. 

22. Comments are welcome on any aspect of Part B and AD B or the RIA. 
However, to assist i n our analysis of responses, we w o u l d appreciate it 
if you w o u l d complete the response f o r m in Section 4. I f you prefer, 
an electronic version may be downloaded f r o m our website 
www.odpm.gov.uk/buildingregs. Please feel free to submit any additional 
comments, evidence and/or supporting documentation. 

23 Please return your response to this consultation as soon as possible 
and i n any event no later than 18 November 2005. Please reply direct 
to the contractors engaged i n collation and initial analysis at: 

Part B Review Or email to: partb@bre.co.uk 
BRE 
Garston 
Watford 
WD25 9XX 
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24. Al l information in responses, including personal information, may be subject 
to publication or disclosure under freedom of information legislation. I f a 
correspondent requests confidentiality, this cannot be guaranteed and w i l l 
only be possible if considered appropriate under the legislation. Any such 
request should explain w h y confidentiality is necessary. Any automatic 
confidentiality disclaimer generated by your IT system w i l l not be considered 
as such a request unless you specifically include a request, wi th an explanation, 
in the main text of your response. 

25. Confidential responses w i l l nevertheless be included in any statistical summary 
of numbers of comments and views expressed, although individuals w i l l not 
be identified. Names and addresses may be held in an electronic database of 
interested parties for the purpose of distributing future consultation documents 
on similar issues. However, any such details w i l l not be given to any third 
party. A summary of responses to this consultation w i l l be published by 
31 March 2006 at www.odpm.gov.uk/buildingregs. Paper copies w i l l be 
available on request. 

26. To ensure that writ ten consultations are fu l ly effective, the Government has 
introduced a code of practice on how they should be carried out. This code 
includes six criteria that a consultation should satisfy, and these criteria are 
listed in Section 3 of this document. In my opinion this consultation satisfies 
five criteria, and the remaining one on feedback regarding the summary of 
responses w i l l be covered at the end of the consultation period. 

27. I f you have any complaints or comments about the way this consultation 
has been conducted please contact Adam Bond, ODPM Consultation 
Co-ordinator, Room 2.19, 26 Whitehall, London, SW1A 2WH or by e-mail to: 
adam.bond@odpm.gsi.gov.uk. 

Anne Hemming 
Head of Buildings Division 
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List of principal organisations 
consulted 

(A f u l l list of all individuals, companies and other organisations to which this 
consultation documents has been sent (at the beginning of the consultation 
process) is available f rom firesafe.br@odpm.gsi.gov.uk) 

Abbeyfield Society Ltd 
Able Community 
ADSS 
Age Concern England 
Airport Operators Association 
Alpha Health Care Ltd 
Alzheimers Society 
Amalgamated Chimney Engineers 
Amicus 
Anchor Trust 
Ans pic 
ARC 
Architectural & Specialist Door Manufacturers Association 
Ashbourne Ltd 
Ashley Homes 
Associated Self Bui ld Architects Ltd 
Association for Environment Conscious Building 
Association for Specialist Fire Protection 
Association of British Insurers 
Association of British Theatre Technicians 
Association of Builders Hardware Manufacturers 
Association of Building Component Manufacturers 
Association of Building Engineers 
Association of Consultant Approved Inspectors 
Association of Consultant Architects 
Association of Consulting Engineers 
Association of Directors of Social Services 
Association of Fire Consultants 
Association of Interior Specialists 
Association of Manufacturers of Domestic Electrical Appliances 
Association of Plumbing & Heating Contractors 
Association of Residential care 
Association of Rooflight Manufacturers 
Autoclaved Aerated Concrete Products Association 
B & M Care Group Ltd 
Barchester Healthcare Ltd 
Barnado's 
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Basement Development Group 
BBS Building Control Ltd 
Bettercare Ltd 
Bingo Association 
Blanchworth Care 
BLD 
BM TRADA Certification Ltd 
Bondcare Ltd 
BRE Certification Ltd 
Brick Development Association 
Britannia Health Care Ltd 
British Adhesives & Sealants Association 
British Approvals for Fire Equipment 
British Association of Domiciliary Care 
British Association of Social Workers 
British Automatic Sprinkler Association Limited 
British Board of Agrement 
British Cables Association 
British Chamber of Commerce 
British Concrete Masonry Association 
British Constructional Steelwork Association 
British Council for Offices 
Bntish Federation of Care Home Proprietors 
British Federation of Care Providers 
British Fire Protection System Association 
British Institute of Architectural Technologists 
British Institute of Facilities Management 
British Masonry Society 
British Non-Ferrous Metals Federation 
British Plastics Federation 
British Plastics Federation - Windows Group 
British Plumbing Fittings Manufacturers Association 
British Ports Association 
British Precast Concrete Federation Ltd 
British Property Federation 
British Resilient Flooring Manufacturers Association 
British Retail Consortium 
British Rigid Urethane Foam Manufacturers Association 
British Standards Institution 
British Waterways 
British Wood Preserving & Damp-Proofing Association 
British Woodworking Federation 
British Youth Council 
Building Control Research Group 
Building Control Wales 
Bupa Care services 
Care fo rum 
Care UK pic 
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List of principal organisations consulted 

Caring Homes Ltd 
Carrick Care Homes Ltd 
CBI 
Celtech Consultancy Ltd 
Center for Policy on Ageing 
CERAM Building Technology 
Charing Healthcare 
Chartered Institute of Building - Northern Region 
Chartered Institute of Environmental Health 
Chartered Institution of Building Services Engineers 
Chief Fire Officers Association 
Church Heritage Forum 
Church of Scotland Boarder of Social Responsibility 
Churches Main Committee 
Civil Engineering Contractors Association 
CLS Care Services 
Cold Rolled Sections Association 
Colton Care Ltd 
Committee of Vice Chancellors & Principals of the Universities of England 
Community Integrated Care 
Concrete Block Association 
Concrete Industry Alliance 
Confederation of Passenger Transport 
Congregation of the Sisters of Nazareth 
Construction Confederation 
Construction Industry Council (Wales) 
Construction Industry Training Board 
Construction Plant-hire Association 
Construction Products Association 
Construction Round Table 
Consumers Association 
Cornmill 
Cornwall Care Ltd 
Corporation of the Church House 
Council for Aluminium in Building 
Coverage Care (Gloucestershire) Ltd 
Craegmoor Ltd 
Department for Education and Skills - Schools Premises Policy & Support 
Team 
Department of Health and Social 
Department of Trade & Industry 
Disability Rights Commission 
Disability Wales 
District Surveyors Association 
Door & Shutter Manufacturers Association 
Dorset Trust 
Drivers Jonas 
East Midlands Electricity 
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Electrical Contractors Association 
Electrical Installation Equipment Manufacturer's Association 
Electricity Association 
Elizabeth Finn Trust 
Elizabeth Fitzroy Homes 
Engineering Equipment Users Association 
English Heritage 
English Partnerships 
Environment Agency 
Environmental Audit Committee 
Eurisol - Mineral Wool Association 
European Care (UK) Ltd 
Excelcare Holdings pic 
Expanded Polystyrene Cavity Insulation Association 
ExtraCare Charitable Trust 
Faculty of Architects and Surveyors, CIOB 
Federation of Master Builders 
Federation of Plastering and Dry Wall Contractors 
Federation of Small Businesses 
Fire Brigades Union 
Fire Extinguishing Trades Association 
Fire Industry Confederation 
Fire Protection Association 
Fire safety Development Group 
Fire Service College 
Flat Glass Manufacturers Association 
Flat Roofing Alliance 
Football Licensing Authority 
Forestry Commission - Estate Management 
Forestry Commission Forest Enterprise 
Forum of Private Businesses 
Four seasons health care Ltd 
Fremantle Trust 
Fuel Industry Association 
Gas Consumer Council 
GMB 
Guardian Care Homes (UK) Ltd 
Guide Dogs for the Bl ind Association 
Guild of Architectural Ironmongers 
Guild of Incorporated Surveyors 
Gypsum Products Development Association 
Hafod Care Association Ltd 
Hallmark Healthcare Ltd 
Hampshire Care Association 
Haslam Homes l td 
Health Regulatory Bodies Branch 
Heating & Ventilating Contractors Association 
Heating Equipment Testing & Approval Scheme 
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Helen McArdle Group 
Help The Aged 
Heritage Railway Association 
HICA Ltd 
Highclear Homes Ltd 
Highfield Group 
House Builders Federation 
House Builders Federation (Wales) 
House of Commons Environment Select Committee 
Housing Association Property Mutual 
Improvement and Development Agency/Employers Organisation for Local 
Government 
Incorporated Society of Valuers & Auctioneers 
Independent Healthcare Association 
Independent Tank Storage Association 
Initiative in Care 
Institute of Clerks of Works of Great Britain Incorporated 
Institute of Construction Management 
Institute of Healthcare Engineering & Estate Management 
Institute of Historic Building Conservation 
Institute of Housing 
Institute of Leisure & Amenity Management 
Institute of Plumbing and Heating Engineering 
Institute of Quality Assurance 
Institution of Civil Engineers 
Institution of Fire Engineers 
Institution of Gas Engineers & Managers 
Institution of Mechanical Engineers 
Institution of Structural Engineers 
International Association of Cold Storage Contractors 
International Fire Consultants 
Jewish Care 
Joint Committee on Mobility of Bl ind & Partially Sighted People 
Kent Community Housing Trust 
LABC Services 
LACOTS 
Life Style Care Ltd 
Lift and Escalator Industry Association 
Lighting Association 
Lighting Industry Federation 
Linda H o w Associates 
Little Sisters of the Poor 
Local Government Association 
Local Government Technical Advisers Group 
London District Surveyors Association 
Manchester Care Ltd 
Master Locksmiths Association 
Mastic Asphalt Council 
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Mencap 
Meridian Healthcare Ltd 
Metal Cladding & Roofing Manufacturers Association 
MHA Care Group 
Mimosa Healthcare Group Ltd 
Modular & Portable Building Association 
Morgan, Graham 
National Assembly for Wales 
National Association of Citizens Advice Bureaux 
National Association of Councils for Voluntary Service 
National Association of Estate Agents 
National Association of Fire Officers 
National Association of Local Councils 
National Association of Shopfitters 
National Autistic Society 
National Care homes Association 
National Council for Voluntary Organisations 
National Federation of Builders 
National Federation of Residential Landlords 
National Federation of Roofing Contractors 
National Fireplace Association 
National House Building Council 
National Housing & Town Planning Council 
National Housing Federation 
National Inspection Council for Electrical Installation Contracting 
National Insulation Association 
National Specialist Contractors' Council 
National Trust 
NHS Professional Special Health Authority 
Northern Electric 
Norwood Ravenswood 
Office of Government Commerce 
Oi l Fire Technical Association for the Petroleum Industry 
Orders of St John Care Trust 
Passive Fire Protection Federation 
Persimmon pic 
Phenolic Foam Manufacturers Association 
Planning Officers Society 
POPAN 
Precast Flooring Federation 
Prime Life Ltd 
Property Tectonics Building Standards Ltd 
Quantum Care Ltd 
Registered Nursing Homes Association 
Relatives and Residents Association 
RESCARE 
Residential Landlords Association 
Ridgmont Care Homes Ltd 
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Royal Association for Disability & Rehabilitation 
Royal Commission on the Environment and Pollution 
Royal Institute of British Architects 
Royal Institute of Public Health & Hygiene 
Royal Institution of Chartered Surveyors 
Royal Institution of Chartered Surveyors (Wales) 
Royal Masonic Benevolent Institution 
Royal National Institute for the Blind 
Royal National Institute for the Blind - Housing Service 
Royal National Institute for the Deaf 
Royal Society for the Prevention of Accidents 
Royal Society for the Promotion of Health 
Royal Society of Architects in Wales 
Royal Town Planning Institute 
Runwood Homes pic 
Santuary Care Ltd 
SEEBOARD 
Sense 
SHAW? Healthcare (homes) l td 
Sheffcare Ltd 
Shell UK - photovoltaics 
Shelter 
Shop & Display Equipment Association 
Single Ply Roofing Association 
Small Business Bureau Ltd 
Small Business Service 
Society for the Protection of Ancient Buildings 
Society of British Gas Industries 
Somerset Care Ltd 
Southern Cross Healthcare Ltd 
Spinal Injuries Association 
St Georges Nursing Agency 
Standing Committee on Structural Safety 
Steel Construction Institute 
Steel Window Association 
Tarmac Topfloor Ltd 
Terrapin Ltd 
Textile Services Association 
The National Assembly for Health & Social work semces 
Theatres Trust 
Thermal Insulation Manufacturers & Suppliers Association 
Tile Association 
Timber Industry Alliance 
Timber Research & Development Association 
Timber Trade Federation 
Tolley Construction Law Service 
Trades Union Congress - Construction Industry Committee 
Traditional Housing Bureau 
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Transport & General Workers Union 
Trinity Homecare Ltd 
UK Association of Frozen Food Producers 
UK CARES 
UK Petroleum Industry Association 
UK Steel Association 
UK Timber Frame Association 
UKHCA 
Union of Construction Allied Trades & Technicians 
UNISON 
Upkeep (Trust for Training & Education in Building Maintenance) 
Welsh Assembly Government 
Welsh Development Agency 
Welsh Federation of Housing Associations 
Welsh Local Government Association 
Westminster Healthcare Ltd 
Wood Panel Industries Federation 
Youth Hostels Association 
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Section 1 Regulatory Impact Assessment - draft for consultation 

Partial Regulatory Impact Assessment 

Proposed amendment of Part B: Fire safety 
of the Building Regulations 2000 and 
Approved Document B 

Purpose and intended effect 

OBJECTIVE 

1. The objective is to improve the overall level of fire safety in buildings in 
England and Wales where relevant building work is carried out by reducing the 
size and consequence of fires and thereby saving lives and preventing injuries. 

2. This consultation is considering a proposed change to the Building Regulations 
2000 (as amended) and a number of changes to Approved Document B 
(AD B), which provides practical guidance on implementing the functional 
requirements of the Regulations wi th respect to Part B: Fire safety. 

3. The proposed changes include a number of deregulatory and better regulation 
measures, for example, by providing alternatives that permit flexibili ty and 
encourage innovation, or by clarifying or simplifying existing guidance. The 
consultation also links to the Regulatory Reform (Fire safety) Order 2005, 
a major deregulatory measure, which w i l l consolidate over 100 pieces of 
existing legislation that contain fire safety provisions, and also remove the 
building certification requirement by repealing the Fire Precautions Act 1971. 

4. The Government is seeking further detailed evidence to enable it to take 
forward the measures proposed as part of this consultation. However, should 
this evidence not be forthcoming or be insufficient to support the proposed 
measures on a cost-effective basis then they w i l l need to be reconsidered. 

5. The proposals w i l l affect all those dealing wi th relevant building work 
(typically the erection, extension or material alteration of a building) in 
England and Wales. (Separate legislation applies in Scotland and Northern 
Ireland.) This may include architects, developers, builders, Building Control 
Bodies (BCBs), manufacturers, property owners/occupiers, insurers etc. 

STRUCTURE OF REGULATORY IMPACT ASSESSMENT (RIA) 

6. This RIA is intended to set out the impacts, including costs and benefits, of 
amending A D B and is presented under the fo l lowing headings: 
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• the purpose and intended effect that such amendments might have 
(pages 21 to 26); 

• details of relevant consultation (pages 26 to 27) 

• the options that have been considered (pages 27 to 30); 

• the benefits (social, economic and environmental) that could result 
(pages 31 to 39); 

• the costs (social, economic and environmental) that may be incurred, in 
particular, the compliance costs for builders, building owners, developers 
etc, as wel l as other costs that may accrue (pages 40 to 48); 

• issues of equity and fairness which includes consideration of 
disproportionate impacts (pages 49 to 50); 

• enforcement and sanctions (page 50); and 

• arrangements for monitoring and review (page 50). 

7. A s u m m a r y and recommendations is given on pages 50 to 53. 

8. Further information is set out in Annexes A to C on pages 54 to 63. 

BACKGROUND 

Building Regulations and Part B 
9. The Building Regulations 2000 (as amended) apply to most building w o r k 

in England and Wales, typically the erection, extension or material alteration 
of a building. (Separate legislation applies in Scotland and Northern Ireland.) 
The Building Regulations do not, therefore, affect the majority of 
existing buildings. Building Regulations may be made for a number of 
purposes but Regulation 8 currently limits the locus of many of the Parts, 
including Part B, to ensuring reasonable standards of health and safety 
of persons in and around buildings. 

10. The five existing requirements of Part B are writ ten in a functional manner 
requiring the building w o r k to achieve a performance that is adequate, 
reasonable or appropriate. These are broadly: 

B l . To provide appropriate means of warning and escape 

B2. To adequately resist internal fire spread (linings) 

B3. To adequately resist internal fire spread (structure) 

22 

CLG00000025 0022 
CLG00000025/22



Section 1 Regulatory Impact Assessment - draft for consultation 

B4. TO adequately resist extemal fire spread 

B5. To provide reasonable access and facilities for the fire service. 

11. It is for the relevant BCB, and ultimately the Courts, to decide whether the 
work meets these requirements on a case by case basis. The guidance given 
in AD B has been approved by the First Secretary of State as being one 
method that, i f fol lowed, w i l l tend to show compliance w i t h the statutory 
requirements. However, other methods may be used i f the BCB is satisfied 
that in that case the functional requirements have been met. 

12. AD B was last subject to significant technical review during the period 
1997 to 1999 and came into force on 1 July 2000. This edition was 
subsequently amended in 2002 to give visible recognition to the new 
European harmonised product standards and the supporting test standards 
produced in support of the Construction Products Directive. These 
amendments came into force on 1 March 2003. A consolidated version 
is available at: www.odpm.gov.uk/approved-documents. 

13. However, this did not amend any of the existing technical guidance in the 
2000 edition of AD B. A major review of the wider technical elements of 
the fire safety aspects of the Building Regulations and AD B was announced 
in the Government's White Paper Our Pire and Rescue Service. The White 
Paper sets out the Government's desire to reduce the number of fires that 
currently occur by moving much more towards a fire prevention strategy. 
The Building Regulations are seen as one of the 'main strands' for delivery 
of this strategy, alongside Community Fire safety and the Reform of Fire Law. 

14. This review draws upon the findings of recent research and experience and 
takes account of a number of proposed legislative and procedural changes. 

15. At the time of updating AD B to incorporate the new European fire test 
methods and classifications it was suggested that the production of smoke 
and burning droplets f r o m construction products used to fo rm walls and 
ceilings be controlled wi th in the AD. Provisions in AD B for greater control 
of smoke production and burning droplets f r o m these construction products 
were assessed using a cost-benefit analysis, but the results showed that they 
could not be justified. The costs to industry in terms of moving to alternative 
products and re-engineering existing products, as well as the burden of additional 
testing and certification, amounted to many millions of pounds, whereas the 
benefits in terms of reduction in risk of death and injuiy were minimal 1 . As a 
result the amendment is not pursued further in AD B or this RIA. 

"The production of smoke and burning droplets from products used to form celling linings" 
BRE Output 213073 available from www.bre.co.uk/adb. 
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Developments in fire safety arena 
16. Since the 2000 edition was published there have been a number of 

developments which need to be taken into account when reviewing A D B. 
These include: 

• changes in construction methods and trends (e.g. a trend towards larger 
single storey warehouses); 

• actual incidences of fire; 

• relevant research findings; 

• new or amended standards (e.g. a new standard for residential sprinklers, 
BS9251); and; 

• changes to other policies and legislation which have an effect on fire 
safety in buildings (for example DfES is about to publish for consultation 
its own, more detailed guidance on fire safety in schools). 

17. In particular, the Office of the Deputy Prime Minister (ODPM) commissioned 
a number of pieces of research to look at various aspects of fire safety such 
as the effectiveness of sprinklers in residential premises and the ventilation 
of common access corridors. Also, fo l lowing the World Trade Centre (WTC) 
incident of September 11 2001, ODPM commissioned a number of pieces of 
research concemed w i t h fire safety in tall buildings, as directed by the 
Building Disaster Assessment Group (BDAG). The results of all this research2 

have been considered when preparing this revision of A D B. 

18. Al l of the above developments are discussed further in Annex A. 

Stakeholder engagement 
19. ODPM commissioned a 'Backward Look5' to evaluate the implementation of 

the 2000 edition of AD B (see paragraph 12). It identified 55 changes in the 
A D ( f rom a total of over 600) as being significant. Around 80 stakeholders 
f rom various types of organisation 4 were interviewed about these changes to 
help assess their impact in terms of economy, safety and workload. One of 
the key results was that stakeholders felt it wou ld be helpful if significant 
changes w rere highlighted and that greater explanation of the changes should 
be provided to show how old and new guidance differ. I n particular, BCBs 
requested help in explaining to clients why specific changes were required. 
Another important result was that understanding the implications of a change 
has a cost even if the change is a simple alteration. 

2 All relevant research reports can be found at: www.bre.co.uk/adb 

3 "The Impact of the ADB 2000" ref 113302 available from http://www.arup.com/fire/ 
feature .ofm?pageid=6452. 

4 Those interviewed were clients, contractors, designers, manufacturers. Building Control Bodies, 
a Fire Authority, trade associations and professional organisations. 
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20. To complement the Backward Look, ODPM also commissioned a 'Forward 
Lookv to determine what issues a new AD B should address. I n all over 200 
people including architects, building control surveyors, fire service officers, 
fire consultants, local authorities and manufacturers contributed through a 
series of regional workshops and an electronic web-based questionnaire. 
Although fire safety is a broad subject, three strong common themes did emerge: 

(a) f ire safety management and particularly the importance of ensuring 
that information about the fire safety design of the building is passed on 
to the person responsible for its management; 

(b) the important role of residential sprinklers; and; 

(c) the need for improved guidance w i t h respect to means of escape for 
disabled people. 

21. The findings of both of these evaluation exercises have been taken into 
account in this review of A D B. 

22. One further recommendation of the Forward Look, was to separate the 
current AD B into two: one to deal wi th dwellings, and another to deal wi th 
buildings other than dwellings. This reflects the fact that the audiences for the 
two documents are very different and, as AD B is one of the most extensive 
and technically complex ADs, it was considered that this wou ld make the 
guidance easier to understand, particularly for many (typically smaller) 
construction companies who specialise in domestic work. A similar approach 
has been adopted wi th the current edition of AD L Consumption of fuel and 
power. For the purposes of this consultation AD B has therefore been split 
into two; this w i l l be reviewed in the light of consultees' responses. 

RISK ASSESSMENT - OVERVIEW 

23. From 1983 to 1999 the total number of accidental building fires (i.e. not 
arson) in England and Wales rose steadily by about 1% per year before 
beginning to level out in recent years. During the period 1999-20026 there 
was an average of around 67,500 building fires each year of which about 
69% were in dwellings. 

24. Over the last 20 years there has been a reasonably steady fall in the number 
of fatalities f rom fires but again this trend has begun to level out in recent 
years. I n the 1999-2002 period, the number of fatalities ranged f rom 290 to 
370 per year w i t h an average of about 335. Throughout this time the 
proport ion of deaths that wrere in dwellings was about 95%. 

"Forward Look", BRE Output 21661 available from www.bre.co.uk/adb. 

At the time of writing 2002 is the most recent year for which figures are available. Although there 
are figures for 2003, these are provisional and will be subject to revision. 
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25. Conversely, the number of non-fatal injuries in fires has risen substantially 
over the last 20 years. Much of this rise results f r o m the considerable 
increase in non-fatal casualties in dwelling fires, and can probably be 
attributed to an increase in the number of 'precautionary check-ups' arising 
f rom the referral of less seriously injured people to hospital 7. During 1999-
2002 the number of non-fatal injuries ranged f r o m 10,200 to 11,600 per year 
wi th an average of around 11,000. As w i t h fatalities, the situation w i t h non
fatal injuries is dominated by dwelling fires, about 90% of injuries are 
recorded in dwellings. 

26. Indications are that the falling trends for the number of fires, fatalities and 
injuries are levelling out ( in fact, preliminary figures for 2003 show a slight 
increase in the number of deaths) and that, i f no further measures are 
introduced, the numbers w i l l not continue to fall . 

27. More detailed risk assessment is given in Annex B where individual 
proposed changes to AD B are considered. 

Consultation 

WITHIN GOVERNMENT 

28. This review of the Building Regulations has been conducted by the ODPM 
in conjunction wi th the Building Regulations Advisory Committee (BRAC) 
who are appointed as independent statutory advisors to the First Secretary 
of State. The technical Working Party steering the review includes members 
of BRAC and representatives f r o m both the Business and Community Safety 
Forum and the Practioners Forum. It also includes a number of seconded 
experts and personnel f r o m ODPM and the devolved administrations. 
Further, this RIA has been subject to review by ODPM's Better Regulation 
Unit, Cabinet Office Regulatory Impact Unit (CORIU) and the DTI's Small 
Business Service. 

PUBLIC CONSULTATION 

29. The proposals discussed in this draft RIA have been developed f r o m issues 
raised during consultation w i t h a broad cross-section of the industry through 
both the 'Backward Look' and the 'Forward Look' (see paragraphs 19 and 20 
respectively). The proposals have been assessed by the BRAC Part B 

7 Non-fatal casualties consist of persons requiring medical treatment beyond first aid given at the 
scene of the fire and those sent to hospital or advised to see a doctor for a check-up or observation 
(whether or not people actually do). People sent to hospital or advised to see a doctor as a 
precaution, having no obvious injury, are recorded as "precautionary check-ups". Further details 
can be found in the publication 'Fire statistics: A user guide for research' which is available at: 
http://www.odpm.gov.uk/stellent/groups/odpm_oontrol/documents/oontentservertemplate/ 
odpm_index.hcst?n=4837&l=2 
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Working Party which includes a number of members drawn f rom industries 
directly affected by the proposed changes, including the Fire Service. 
Wider industry and the general public now have the opportunity to consider 
and comment on the proposed changes during the public consultation 
exercise. This RIA together w i th the draft AD forms the core of the public 
consultation package on which an extensive range of industry bodies are 
invited to comment and which is widely available both on the internet at 
www.odpm.gov.uk/buildingregs and in hard copy. A summary of the 
responses w i l l also be made available on this site in due course. 

Options 
30. The options considered are: 

Option 1. Do nothing 

Option 2. Encourage industry to draw up a voluntary code of practice 
and promote best practice 

Option 3. Implement changes to AD B as proposed 

31. Option 1 is self-explanatory. 

32. Option 2 w o u l d involve work ing wi th in the context of existing Government 
dissemination programmes related to fire safety. It wou ld involve running 
road shows, producing guidance material, holding seminars etc to encourage 
the industry to adopt the changes w i t h regard to fire safety. The focus of this 
activity w o u l d be those changes considered under Opt ion 3. 

33. Option 3 consists of a series of proposed changes to AD B and these fall 
into four main categories: 

(i) responses to changes in construction practice or to fire experiences 
that indicate that present guidance may not give sufficient protection; 

(ii) updating to take account of changes to British Standards and other 
technical references; 

(iii) updating to take account of changes to associated legislation; and 

(iv) deregulatory and/or better regulatory measures that clarify an area 
that experience has shown is subject to misunderstanding, or to 
lessen a particular provision in the existing guidance that is now 
considered to be onerous. 
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34. Accordingly, a number of significant changes have been proposed for each 
building purpose group", and these are summarised in Tables l a and l b . Al l , 
except the proposed introduction of a legislative requirement on the 
provis ion of f ire safety information for non-domestic buildings, take 
the f o r m of amendments to the guidance i n A D B. The rationale for 
proposing these measures and the risks they are designed to address are 
discussed in Annex B. 

35. It should be noted that, although all these proposals are being considered as 
a package of measures for the purposes of this RIA, they are not mutually 
exclusive, i.e. one or more of them could be disregarded or amended 
i n the light of the consultation exercise. 

36. Furthermore, although the majority of proposals are amendments which 
ODPM intends to make (subject to the outcome of the consultation), others 
are included on the basis that the ODPM is 'minded' to make the change. 
For these proposals, which are clearly identified, the ODPM is very keen to 
receive detailed information on the potential impacts, particularly costs and 
benefits, as part of the consultation process. 

37. As wel l as the proposed amendments set out in Tables l a and l b , there are a 
number of proposed amendments which w i l l provide alternatives to existing 
provisions. For example, the potential to provide sprinkler protection instead 
of an alternative escape route where currently provided in both houses 
(typically 4 storeys and above) and multi-storey apartments. These new 
options w i l l provide greater design freedoms and promote innovation and 
may, in some cases, produce a cost saving compared to current alternatives. 
However, as their use w i l l be optional, the potential impacts have not been 
formally appraised in the Costs and Benefit sections of this RIA. 

38. Generally, it is anticipated that all the proposals that are implemented as a 
result of the consultation w o u l d take effect at the same time w rhen AD B 
comes into force, although it may be possible to delay implementation of 
some measures on the basis of negotiations wi th affected industries. 

39. When considering the potential costs and benefits of these proposals it 
should be noted that the changes w i l l only apply to that building w o r k 
(see paragraph 9) which is given consent after these amendments come into 
force. The changes w i l l predominantly impact upon new buildings, currently 
estimated to be about 1% of current building stock per annum. The rate of 
construction of new dwellings and apartments is obtained f rom D T I and 
NHBC housing statistics and for non-domestic buildings f r o m analysis of 
planning applications. 

8 Purpose group is a classification of a building according to the purpose to which it is intended to 
be put. These are given in Appendix D of the draft Approved Document B. 
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40. It should be noted that there w i l l still be some cost of dissemination 
as described in Opt ion 2. However, this w i l l take the fo rm of a one-off 
programme of events at the time that the revised A D B is published to 
inform people of the changes, rather than a rolling programme designed 
to encourage improvements. 

Table 1a Summary of proposed amendments to Part B 
(Dwellings) broken down by purpose group 

Purpose 
Group 

Building type Proposed amendment 

1(a) Apartments (formerly 
known as Flats and 
Maisonettes) 

ODPM is minded to remove the provision for any form of 
self closing device within an apartment, other than doors 
opening onto common escape routes. 

1(a) Apartments (formerly 
known as Flats and 
Maisonettes) 

Revise guidance on the provision of ventilation systems 
suitable for the protection of stairways. 

1(a) Apartments (formerly 
known as Flats and 
Maisonettes) 

ODPM is minded to introduce a provision for sprinkler 
protection in new high-rise (30m+) apartment buildings 
subject to further assessment in the light of response to the 
consultation and more accurate cost data. 

1(b) and 
1(c) 

Dwellinghouses ODPM is minded to remove the provision for any form of 
self closing device within a dwellinghouse, other than doors 
to garages. 

1(b) and 
1(c) 

Dwellinghouses 

Clarify that a suitable system of smoke alarms may be 
required where an extension is proposed. 

1(b) and 
1(c) 

Dwellinghouses 

ODPM is minded to remove separate loft conversion 
guidance so that, with respect to the provisions for means 
of escape, all "loft conversions" in 2 storey houses are 
treated in the same way as a new 3 storey house. 

All All Dwellings Include a provision for an additional smoke alarm in the 
main bedroom. 

All All Dwellings 

Enhance provision so that cavity closure around windows 
and doors meets a reasonable standard of fire resistance. 

Introduce provision for cavity barriers in floor voids. 

29 

CLG00000025 0029 
CLG00000025/29



Proposals for amending Part B (Fire safety) of the Building Regulations 

Table 1 b Summary of proposed amendments to Part B 
(Buildings other than dwellings) broken down by purpose group 

Purpose Building type Proposed amendment 

2(a) Residential, institutional 
(e.g. hospital, home, 
school, establishment 
used for living 
accommodation or care 
of elderly or disabled 
people etc) 

ODPM is minded to introduce a provision for sprinkler 
protection in residential care homes subject to further 
assessment in the light of response to the consultation 
and more accurate cost data. 

3, 4 & 5 Office (e.g. buildings 
used for administration, 
handling money, 
communication etc) 

Shop and Commercial 
(e.g. buildings used for 
retail trade or business etc) 

Assembly and Recreation 
(e.g. studios, museums, 
galleries, stations, clubs, 
cinemas etc) 

Include a provision for a series of measures regarding 
inclusive design on: 

(i) Warning for people with impaired hearing; 

(ii) Management procedures to assist escape of all 
people, including those with disabilities; 

(iii) Level thresholds for final exits; 

(iv) Refuges for disabled people awaiting assistance; 

(v) Emergency voice communication (EVC) to facilitate 
evacuation of people waiting in refuges. 

5 Assembly and Recreation ODPM is minded to add a provision for firefighting 
shafts 9 for buildings over 7.5m tall [Note removal of this 
requirement for buildings falling Into Purpose Group 7(a)]. 

6 & 7(a) Industrial (e.g. factories 
and other premises used 
for manufacturing etc) 

Storage (e.g. place for 
storage or deposit of 
goods) 

Repeal those parts of Local Acts requiring a maximum 
compartment size for unsprinklered storage and 
potentially replace with a single national provision of 
440,000m 3. 

7(a) Storage ODPM is minded to introduce a provision for 1 / 2 hr fire 
protection to all corridors in warehouses. 

7(a) Storage 

Remove provision for firefighting shafts in buildings over 
7.5m tall. 

2 to 7 All buildings other than 
dwellings 

Require the provision of information on fire safety design 
and procedures for operating and maintaining a building's 
fire protective measures. 

2 to 7 All buildings other than 
dwellings 

ODPM is minded to provide dry rising mains in escape 
stairs in all unsprinklered buildings between 18 and 
30m tall. 

2 to 7 All buildings other than 
dwellings 

ODPM is minded to discount an escape stair in tall 
(30m+) buildings with phased evacuation. 

2 to 7 All buildings other than 
dwellings 

Design compartment walls to take account of the 
deflections that occur in the structural frame of the 
building during a fire. 

2 to 7 All buildings other than 
dwellings 

Enhance provision that cavity closure around windows 
and doors meets a reasonable standard of fire 
resistance. 

Introduce provision for cavity barriers in floor voids. 

g A protected enclosure (i.e. enclosed in fire resisting construction) containing a firefighting stair, 
firefighting lobbies, fire resistant doors, a smoke shaft and, where provided, a firefighting lift, 
together with its machine room. 
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Benefits 

OPTION 1 

41. Option 1 wou ld produce no additional benefits. In fact, it w o u l d not keep 
pace wi th changes in risk and developments in technology. It wou ld also 
leave Part B out of step wi th related regulations, standards and guidance 
which w o u l d cause confusion wi th in the industry. Indeed, the industry 
suggested a number of areas that AD B needed to consider in the 'Forward 
Look' (see paragraph 20) and these wou ld not be addressed. Further, the 
potential benefits of Options 2 and 3 w o u l d be foregone because the lives 
saved and injuries prevented under these options wou ld not be realised. 

OPTION 2 

42. Option 2 wou ld produce benefits, but these are likely to be small because 
only a small proport ion of the industry - probably that i n the public sector -
is likely to adopt the changes. This is supported by experience gained f rom, 
for example, DTI's Construction Best Practice (now Constructing Excellence) 
which suggests that only a small proportion (about 20%) of the target market 
has used the Programme, although this figure is much higher (nearly half) 
in respect of public sector clients. Given that life safety should have equal 
priority across all building types and sectors, an option that is not implemented 
uniformly may give rise to problems. 

43. A further difficulty is that AD B is an extensive document addressing a 
disparate range of building issues and hence is of interest to a very broad 
audience. Given the multitude of proposed changes, it is difficult to target 
guidance on best practice easily and cost-effectively. 

44. The benefits produced w o u l d be predominantly social, i n terms of a 
reduction in the incidence of fires, as we l l as a reduction in risk of fatality 
and injury attributable to fire. There w o u l d also be some economic and 
environmental benefits. Further details on the nature of all three impacts 
are discussed under Option 3. 

OPTION 3 

45. Option 3 w o u l d produce the greatest benefits which would be mostly social 
but w o u l d also have some economic and environmental benefits. It has the 
advantage over Option 2 in that it provides clear and consistent guidance 
to all parties. In new apartments and dwellinghouses, the provision for 
additional smoke detectors w o u l d lead to reductions in deaths and injuries, 
and in tall apartment buildings the provision of sprinklers wou ld also lead 
to risk reductions. Similarly, sprinklers in new residential care homes w o u l d 
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have a positive benefit. In non-domestic buildings the proposed provisions 
w o u l d assist in occupants escaping f r o m fires and help the fire service to 
affect search and rescue and, consequently, limit fire spread. 

Social benefits 
46. The basic approach for assessing social benefits is to determine the annual 

risks of death and injury per accommodation unit, estimate how the proposed 
revision w o u l d reduce these risks and then calculate the number of lives 
saved and injuries prevented over 10 years in a set of buildings constructed 
during that time. A 10-year period has been considered simply to allow 
a measurable number of lives saved to be realised, as we l l as providing a 
common basis for comparing each of the proposals. In order to calculate 
a financial benefit deaths and injuries have been converted into a cash sum 
using standard valuation figures agreed w i t h ODPM economists. Specifically, 
the value of life used was &1.24m and value of injury was £58k (this is a 
weighted average of serious and minor injuries). 

47. As wel l as looking at the individual risk of fire based on historic trends (see 
paragraphs 23 to 27) we have also considered the likely incidence of societal 
risk fires. Societal risk for fire is defined as the possibility of a fire that kills 5 
or more people in the same incident and as such it is an estimate of the 
l ikelihood of an extreme event happening at some point i n the future. The 
occurrence of societal risk fires has driven much of the fire safety legislation that 
is in place today. It is additional to the individual risk described in paragraph 
46 and has been calculated on the same basis (i.e. over 10 years, using the 
same value of life) w i t h respect to the proposals affecting tall buildings. 

48. There can be other social benefits associated w i t h reducing the severity 
and incidence of fires, such as the distress and disruption caused by fire, the 
loss of a person's home and belongings etc. These are far harder to quantify 
and can be considerable but are arguably outwith the locus of Part B (see 
paragraph 9) and so can only be of secondary consideration. 

Economic benefits 
49. The economic benefits of Option 3 could potentially be quite extensive but 

are beyond the current locus of Part B (and, wider, beyond the current locus 
of much of the Building Regulations, see paragraph 9). Where the proposed 
amendments give alternative approaches to meeting the requirements of 
Part B (see paragraph 37) this could produce cost savings in terms of 
reduced construction costs. They also provide greater design freedom 
and promote innovation. 

50. Finally, there may be substantial savings in terms of avoiding the economic 
loss associated wi th buildings and their contents damaged or destroyed by fire. 
A particular example of this is cavity barriers which can prevent extensive 
fire spread and hence damage. In the case of very large fires the negative 
impact on the local community/business could be significant. However, these 
impacts are beyond the current locus of Building Regulations and are mostly 
addressed through insurance. 
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Environmental benefits 
51. The environmental benefits of Option 3 w o u l d arise f r o m limiting the size 

and hence the consequence of fires. Combustion products, including smoke 
and toxic substances, f r o m fires can not only lead to localised deterioration 
in air quality (which can cause respiratory symptoms, including asthma) but 
also larger, particularly industrial fires, may have a widespread effect both on 
people and on the natural environment. Water usage as a result of action to 
extinguish fires depletes resources and the run-off can lead to pollut ion of 
water courses. 

52. It is estimated that some 40 fires per year result in a Category 1 or 2 pollution 
incident 1 0. Fewer, smaller fires w o u l d reduce water usage and help to reduce 
air and water borne pollution. Although these impacts cannot be considered 
directly wi th in the locus of Part B (see paragraph 9) they are a secondary 
consideration. However, such benefits are extremely difficult to quantify, 
although they are likely to be small in comparison to the social benefits. 

Benefits by Proposal 

Remove provision for self-closing devices in apartments (except doors 
opening onto common escape routes) and dwellinghouses (except 
garage doors) 

53. Currently A U B provides that most doors wi th in apartments, dwellinghouses 
wi th 3 or more storeys and in 2 storey dwellinghouses where the lof t is 
being converted, should be fit ted w i t h self-closing devices (see Annex B, 
paragraph B2). The material and labour cost for installing a self-closing 
device on a door is about £25 so the total cost per apartment/dwellinghouse 
is likely to be about <£150. Therefore, based on construction rates11, it is 
estimated that the saving arising f r o m the removal of this provision is about 
£14.2m per year (see paragraph 74). The resources saved w o u l d be used to 
better target life safety measures through other proposals. ODPM is minded 
to take this proposal forward but would particularly welcome 
comments o n the impacts it may have. 

Amend the provisions for smoke ventilation of common access areas in 
apartment buildings 

54. The number of apartments constructed each year has been rising over the last 
2 to 3 years in response to the need to increase housing densities. Apartments 
are now the most popular fo rm of new housing and make up over a third of 
all new dwellings. Based on these figures and the data presented in paragraph 
B5, it is estimated that installing improved ventilation systems in apartment 
blocks could reduce the risk of death or injury by 

10 Source: Environment Agency Pollution Incident Statistics 2001 -2003. 

11 Source: NHBC (National House Building Council) New House-Building Statistics. Prior to this time 
detached houses were the most common form of construction making up about 40-45% of all 
dwellings and apartments only about 15%. Since 2000 the proportion of detached houses has 
fallen and now makes up about 30% of new dwellings. 
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a b o u t a h a l f , t h e r e b y s a v i n g a t l eas t 2 l i v e s a n d p r e v e n t i n g s o m e 130 i n j u r i e s 

o v e r 10 y e a r s . T h e r e m a y a l s o b e a s m a l l e c o n o m i c b e n e f i t i n t e r m s o f a n e t 

c o s t s a v i n g ( s e e p a r a g r a p h 75). 

Provide for an additional smoke alarm in apartments and dwellinghouses 
55 . T h e r i s k o f d e a t h i n d w e l l i n g s w i t h o p e r a t i o n a l s m o k e a l a r m s is d i s c u s s e d 

i n p a r a g r a p h B6. T h e p r o v i s i o n o f a n a d d i t i o n a l s m o k e a l a r m i n t h e l o u n g e 

a n d m a i n b e d r o o m w e r e d e t e r m i n e d t o h a v e t h e p o t e n t i a l f o r t h e g r e a t e s t 

r e d u c t i o n i n c a s u a l t i e s . H o w e v e r , t h e r e is a g r e a t e r p o t e n t i a l f o r f a l se a l a r m s 

f r o m a s m o k e a l a r m i n t h e l o u n g e a n d h e n c e i n c r e a s e d p o s s i b i l i t y t h a t t h e 

s y s t e m w o u l d b e d i s a b l e d b y t h e h o u s e h o l d e r . A n a l a r m i n t h e b e d r o o m 

w o u l d b e b o t h a d e t e c t o r a n d s o u n d e r a n d so m o r e l i k e l y t o a l e r t t h o s e 

a s l e e p t o a p r o b l e m b o t h i n t h e r o o m o r e l s e w h e r e i n t h e h o u s e so t h i s 

o p t i o n h a s b e e n t a k e n f o r w a r d . B a s e d o n t h e r a t e o f c o n s t r u c t i o n o f n e w 

d w e l l i n g s , a n a d d i t i o n a l s m o k e a l a r m i n t h e m a i n b e d r o o m is e s t i m a t e d t o 

s a v e 7 l i v e s a n d p r e v e n t 215 i n j u r i e s o v e r a 10 -year p e r i o d . 

Provide for a suitable system of smoke alarms where an extension is proposed 
56 . T h i s p r o p o s a l is a c l a r i f i c a t i o n o f e x i s t i n g g u i d a n c e . T h e c u r r e n t e d i t i o n 

o f A D B is w i d e l y i n t e r p r e t e d t o ' r e q u i r e ' t h i s a l r e a d y s o t h e p r o p o s e d 

a m e n d m e n t w o u l d p r o d u c e n o signiflcant a d d i t i o n a l b e n e f i t i n t e r m s o f 

r e d u c t i o n s i n c a s u a l t i e s . H o w e v e r , t h e c l a r i f i c a t i o n w o u l d e n s u r e t h a t t h e r e is 

a c o n s i s t e n c y o f a p p r o a c h a c r o s s E n g l a n d a n d W a l e s a n d w o u l d r e d u c e r i s k s 

o f d e a t h s a n d i n j u r y i n t h o s e a reas w h e r e t h e g u i d a n c e w a s n o t p r e v i o u s l y 

i n t e r p r e t e d i n t h i s w a y . 

Remove the separate guidance on loft conversions in dwellinghouses 
57. T h i s p r o p o s a l w o u l d r e m o v e t h e s e p a r a t e g u i d a n c e i n A D B i n r e l a t i o n t o 

l o f t c o n v e r s i o n s i n e x i s t i n g 2 s t o r e y d w e l l i n g h o u s e s , w i t h r e s p e c t t o m e a n s 

o f e s c a p e , s o t h a t t h e y w o u l d b e t r e a t e d i n t h e s a m e w a y as n e w 3 s t o r e y 

d w e l l i n g h o u s e s , t h e r e b y r e m o v i n g c o n f u s i o n a n d e n s u r i n g c o n s i s t e n c y o f 

a p p r o a c h . T h e r e m a y b e p o t e n t i a l f o r s m a l l c o s t s a v i n g s d e p e n d i n g o n t h e 

s i ze a n d l a y o u t o f i n d i v i d u a l p r o p e r t i e s ( s e e p a r a g r a p h 7 8 ) b u t i t is e x p e c t e d 

t o p r o d u c e n o s i g n i f i c a n t e c o n o m i c b e n e f i t s . ODPM is minded to take this 
proposal forward but would particularly welcome comments on the 
impacts it may have. 

Provide for sprinkler protection in high rise apartments and residential 
care homes 

58 . T h e p r o p o s a l t o i n t r o d u c e a p r o v i s i o n f o r s p r i n k l e r p r o t e c t i o n i n h i g h r i s e 

a p a r t m e n t s ( a s s u m e d t o b e 11 s t o r e y s o r m o r e i n h e i g h t ) a n d r e s i d e n t i a l c a r e 

h o m e s h a v e a l r e a d y b e e n s u b j e c t t o a s e p a r a t e p r e l i m i n a r y a n a l y s i s 1 2 . T h i s 

s u g g e s t e d t h a t p r o v i d i n g s p r i n k l e r s i n h i g h r i s e a p a r t m e n t s c o u l d s a v e 4 l i v e s 

a n d p r e v e n t 65 i n j u r i e s o v e r a 10-year p e r i o d a n d i n r e s i d e n t i a l c a r e h o m e s 

c o u l d s a v e 1 l i f e a n d p r e v e n t 16 i n j u r i e s . O D P M is m i n d e d t o t a k e t h i s 

p r o p o s a l f o r w a r d b u t w o u l d p a r t i c u l a r l y w e l c o m e c o m m e n t s o n t h e i m p a c t s 

i t m a y h a v e . 

12 "The effectiveness of residential sprinklers", BRE Output 204505 available from www.bre.oo.uk/adb. 
NB This report oalculated proposed costs and benefits over a 50 year period. 
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Provide for cavity barriers in dwellings and non-dwellings 
59- This proposal is to introduce a requirement for cavity barriers in f loor voids 

and enhance the requirement for cavity closure to ensure adequate fire 
protection. With respect to f loor voids the buildings affected are l ikely to 
be the in the non-domestic sector, but not exclusively. For dwellings the 
proposal w o u l d have most impact on cavity closure around windows and 
doors (see also paragraph 81 and B23-24). As many buildings already adopt 
these measures, it is considered that this w o u l d produce no significant 
additional benefit i n terms of reductions in casualties, however, it wou ld 
ensure consistency of approach and w o u l d reduce the risk of casualties 
where not previously adopted. 

Introduce provisions for measures on inclusive design 
60. These proposals bring A D B into line w i t h the Approved Document that 

supports Part M to the Building Regulations 1 3 as wel l as other supporting 
British Standards and are also required to help businesses meet their duties 
under Part I I I of the Disability Discrimination Act 1995 (DDA). It is therefore 
considered to impose no significant additional benefit. 

Amend the provisions for firefighting shafts 
61. This proposal w o u l d remove the provision for firefighting shafts in buildings 

over 7.5m high but less than 18m f r o m Purpose Group 7(a) - Storage 
buildings but introduce it to Purpose Crroup 5 — Assembly and Recreation 
buildings. On balance this wou ld save lives because the casualty risk in 
Purpose Group 5 is considered to be greater and more buildings of this type 
are constructed each year (see paragraph B15). This proposal is intended to 
target resources on those buildings w i t h a greater risk of fire casualties. 
Using these figures it is suggested that overall this proposal w o u l d save 1 life 
and prevent 15 injuries over a period of 10 years. ODPM is minded to take 
this proposal forward but would particularly welcome comments on 
the impacts it may have. 

Introduce a maximum unsprinklered compartment sizes for warehouses 
(Local Acts) 

62. The proposal is to repeal those parts of Local Acts in respect of the maximum 
unsprinklered compartment size for storage and industrial buildings and 
introduce a single national limit. This w o u l d ensure consistency of approach 
across England and Wales and remove local distortions in the location of 
such buildings. (For example, one area w i t h a more demanding compartment 
size w o u l d not be disadvantaged economically should a developer choose 
to bui ld in an adjacent area w i t h a more relaxed l imit .) Furthermore, whilst 
statistics indicate that this type of building is not currently a major risk, as 
warehouses are becoming increasingly large, the risk of death and/or injury 
is increasing. The proposal can, therefore, also be seen as a proactive 
measure to reduce future risks of death and/or injury of occupants and 
firefighters alike. 

is Part M - Access to and use of buildings. Can be found on ODPM website at: 
www.odpm.gov.uk/buildingregs 
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63- However, experience has shown that warehouses - in particular large 
warehouses (i.e. those wi th a f loor area of 30,000 to 40,000m-) - are often 
sprinklered anyway for insurance purposes. Therefore, this proposal w o u l d 
produce no additional social or economic benefit except where they wou ld 
not otherwise have installed sprinklers, although it wou ld ensure clarity and 
consistency of approach across England and Wales. 

Provide for fire protection of corridors in warehouses 
64. The main concern here is the rapid growth of a new type of building ('self-

storage warehouses') where there are risks to both occupants and firefighters 
as discussed in paragraphs B17 to B19. It is difficult to quantify the benefits 
of this proposal as there are no historic figures for this type of building, 
therefore this can be regarded as a proactive measure to address these risks. 
ODPM is minded to take this proposal forward but would particularly 
welcome comments o n the impacts it may have. 

Provide for dry rising mains in tall buildings 
65. As noted in paragraph B21, the work on fire safety in tall buildings 1 ' in the 

light of the World Trade Centre (WTC) incident showed that firefighters may 
not be able to penetrate safely more than 34m into a compartment to rescue 
a casualty. This conflicts w i th current guidance in AD B which suggests that 
firefighting shafts should be arranged such that this distance is no more than 
60m. The proposal to amend the guidance to reduce the distance to 45m by 
installing additional dry rising mains in unsprinklered buildings is intended 
to go some way towards addressing this potential conflict. Other measures 
w i l l include consideration of changes to firefighters' clothing, equipment and 
procedures. Whilst statistics indicate that these issues are not a problem in the 
UK, there is evidence that they may increasingly become so as the number 
of high rise buildings, and the height to which they are built, increases. 
The proposal is, therefore, a proactive measure to ensure that, i n the future, 
firefighting and search and rescue operations can be more effective. ODPM 
is minded to take this proposal forward but would particularly 
welcome comments o n the impacts it may have. 

Discounting stairs in tall buildings with phased evacuation procedures 
66. The proposal to discount a stair i n tall buildings w i t h phased evacuation also 

stems f rom research undertaken in the light of the WTC incident. As noted in 
paragraph B22, the relationship between stair width and evacuation requirements 
of buildings has shown that there is a potential conflict between persons 
escaping down a stair and firefighters undertaking firefighting and search and 
rescue operations over several levels wi th in the same stair enclosure. Whilst 
statistics indicate that these issues are not problem in the UK, there is evidence 
that they may increasingly become so as the number of high rise buildings, 
and the height to which they are built, increases. The proposal is, therefore, 
a proactive measure to ensure that i n 

14 "Physiological Assessment of Firefighting, Search and Rescue in the Built Environment" 
Fire Research Technical Report 2/2005 available from www.odpm.gov.uk/stellent/groups/ 
odpm_fire/documents/page/odpm_fire_029625.hcsp 
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the future means of escape for occupants and firefighting and search and 
rescue operations can be more effective. ODPM is minded to take this 
proposal forward but would particularly welcome comments o n the 
impacts it may have. 

Design compartment walls to take account of deflections during a fire 
67. The proposed amendment incorporates into AD B existing guidance (BS5950 

Part 8 and SCI Publication 288) already in the public domain. As many 
buildings already adopt these measures it is considered that this w o u l d 
produce no significant additional benefit in terms of reductions in casualties, 
however, it w o u l d ensure consistency of approach and w o u l d reduce the risk 
of casualties where not previously adopted. 

Require the provision of information 
68. It is proposed that for non-domestic buildings builders/developers should 

be required to pass on information on fire safety design and procedures for 
operating and maintaining a building's fire protective measures to the owner/ 
occupiers. This w o u l d help to reduce risks of casualties that might occur as 
a result of failure to adopt appropriate management procedures for the 
design of the building or through failure to maintain protective measures 
(e.g. damaging a cavity barrier when running computer cabling). This is seen 
as particularly important given the greater use of, and increasing complexity 
of, fire engineering in building design. 

69. There w o u l d also be potential cost savings as drawing this information 
together at the construction stage w o u l d reduce future costs of sourcing 
and assessing this information at a later date. (For example, if a different 
contractor/client is involved between base-build and fit-out, when a building 
is refurbished or when a new owner or tenant takes over). It would particularly 
assist owner/occupiers in the production of their risk assessment under the 
terms of the Regulatory Reform (Fire safety) Order (RR(FS)O), expected to 
come into force around 1 Apr i l 2006. 

Summary of benefits 
70. The benefits arising f rom Option 3 are summarised in Tables 2a and 2b: 
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Table 2a Benefits arising from Option 3 (Dwellings) 

Proposed amendment to Part B 
(Dwellings) 

Benefit 

ODPM is minded to remove the provision 
for self-closing devices on doors 

Economic benefit (cost saving) of £14.2m per 
year. Better targeting of resources. 

Revise guidance on the provision of 
ventilation systems suitable for the 
protection of common stairways 

Social benefit. Save 2 lives and prevent 
130 injuries over 10 years. (£1m pa) Possible 
small economic benefit (cost saving). 

Provide an additional smoke alarm in 
the main bedroom 

Social benefit. Save 7 lives and prevent 215 
injuries over 10 years. (£2.1 m pa) 

dar i fv that a ^uitahlp ^v^fpm of ^mnkp 
K-s 1 CA I l l y L l l d L C l O L*l 1 Lwl k_/1 \ ^ O y O L O 1 1 1 \y 1 O 1 1 1 Vw/1\ ̂ 7 

alarms may be needed where an extension 
is proposed 

l\lo ^innifirant aHHifinnal hpnpfit hut 
1 N Vw/ O 1 \*j I I I I I *—' a 1 1 L C-̂ \_4 \—4 1 L1 Vw/ 1 1 C l 1 k> w 1 1 \ j 1 1 L k_/ l_-l L 

should ensure consistency of approach 

ODPM is minded to remove seoarate loft 
conversion guidance for means of escape 
so that loft conversions are treated as 
for a new three storey house 

No sianificant additional benefit Removes 
1 *i Vw/ O 1 I I I I I *—' d 1 1 L U ^ l \-4 1 L1 *w/ 1 I d 1 k-/V—' 1 1 1 1 L • 1 I w 1 1 1 V-/ V *—'\J 

confusion and ensures consistency of approach 

ODPM i^ minripri to intrnHupp a nrnvi^inn 
V / 1 / 1 I V I I O I I I I I I v i w V l I I I L I W U U O w C I kJ 1 W V 1 O l W l 1 

for sprinkler protection in new high-rise 
(30m+) apartment buildings 

Snpial hpnpfit Savp 4 livpc;* anH nrpvpnt 7 iniuripc; 
V̂ -l WV_y I d i k_/V_> 1 i d i L . ' ' C l V C» ~ i i V C O d i 1 \-4 l _ / I V U V d i L 1 II 11 d 1 ICJ O 

over 10 years. (£0.5m pa) 
'including from societal risk fires Enhance requirement so that cavity closure 

around windows and doors meets a 
reasonable standard of fire resistance 

Social benefit in terms of reducing disruption and 
distress caused by fire. Environmental and 
economic benefits in terms of reducing fire 
spread and hence fire size and fire damage. 

Total 13 lives saved and 352 injuries prevented over 
a 10 years (£3.6m pa) and reductions in 
disruption and distress caused by fire 

Cost saving of £14.2m pa and better targeting 
of resources 

Clarification and consistency of application 

Environmental benefits 
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Table 2b Benefits arising from Option 3 (Buildings other than dwellings) 

Proposed amendment to Part B 
(Buildings other than dwellings) 

Cost 

ODPM is minded to introduce a provision 
for sprinkler protection in residential 
care homes 

Social benefit. Save 1 life and prevent 16 injuries 
over 10 years. (£0.2m pa) 

Introduce provision for cavity barriers in 
floor voids 

No significant additional benefit (already largely 
done by industry) but should ensure consistency 
of approach 

Inpornoratp mpa^urpc; rpnarrlinn inrluciivp 
design to bring Part B into line with other 
guidance 

No ^innifirant additinnal hpnpfit hut ^hnuld pn^urp 
1 N C 0 1 C j 1 1 1 1 1 C ' d 1 1 L C I C I C I 1 L1 C 1 1 d 1 k_/ Cf 1 1 C* E 1 L C / d L O i l C d 1 C l C* 1 1 O d i w 

consistency of approach 

ODPM is minded to provide for firefighting 
shafts for buildings over 7.5m tall in PG 5 
and remove this requirement for buildings 
fallina into PG 7(a) 
1 U I I I I I C i 1 1 1 L C 1 \mA 1 I d / 

Social benefit. This is intended to better target 
resources and would save 1 life and prevent 15 
injuries over 10 years. (£0.2m) 

Repeal parts of Local Acts requiring a 
maximum compartment size for 
unsprinklered storage and replace with a 
single national requirement of 440,000m 3 

National limit should ensure consistency 
of approach across England and Wales. Proactive 
as storage buildings become increasingly large. 

No significant additional social or economic 
benefit as many buildings already sprinklered. 

ODPM is minded to introduce a provision 
for 1 /2 hour fire protection to all corridors in 
warehouses 

Social benefit. Proactive measure to address 
risks posed by a new type of building 

ODPM is minded to provide for dry rising 
mains in escape stairs for all unsprinklered 
buildings between 18m and 30m high 

Social benefit. Proactive measure to improve 
future firefighting and search and rescue 
operations 

ODPM is minded to discount an escape 
stair in tall (30m+) buildings with phased 
evacuation 

Social benefit. Proactive measure to improve 
means of escape for occupants and future 
firefighting/search and rescue operations 

Design compartment walls to take account 
of the deflections that occur during a fire 
bringing AD B into line with other guidance 

No significant additional benefit but should 
ensure consistency of approach 

Introduce a requirement to provide 
information on fire safety design and 
procedures for operating and maintaining 
a building's fire protection measures 

Primarily economic benefit. Reduce future 
costs in sourcing and assessing this information/ 
assist with preparation of risk assessments 
under RR(FS)0. 

Would have some social benefit by indirectly 
reducing risk of death/injury by ensuring all stages 
of design are joined up and ongoing 
maintenance/management is appropriate 

Total 5 lives saved and 15 injuries prevented over a 
10 year period (£0.8m pa) including those from 
societal risk fires in tall buildings. 

Proactive measures to improve future 
firefighting and search and rescue operations 

Economic benefits arising from future cost 
savings 

Providing clarification and consistency of 
application 

Environmental benefits 
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Costs 

OPTION 1 

71. Option 1 imposes no direct costs, although the benefits realised under 
Options 2 and 3 wou ld be missed. 

OPTION 2 

72. Option 2 wou ld impose some costs on Government to fund efforts to 
encourage industry to adopt best practice principles and produce guidance 
material to show how this could be achieved. Such costs are difficult to 
estimate but based on experience gained running comparable dissemination 
programmes this could amount to £0.5m per year. There w o u l d also be a 
cost on those parts of industry that choose to adopt best practice. As w i t h 
the potential benefits (see paragraph 42), these costs are difficult to estimate 
since they depend on the take-up rate but they could amount to about a tenth 
of Option 3 and it is likely that take-up would be highest in the public sector. 

OPTION 3 

73. The proposed changes to Part B (Option 3) are all summarised in Tables l a 
and l b . Overall it is considered that all costs are economic, i.e. there are no 
significant environmental or social costs associated w i t h these proposals. 
The costs for each of the proposed amendments, as wel l as general costs 
of implementation, are discussed below. 

Remove provision for self-closing devices in apartments (except doors 
opening onto common escape routes) and dwellinghouses (except 
garage doors) 

74. Based on construction rates11 the annual national saving arising f rom the 
removal of this provision is about .£14.2m. However, there may be an indirect 
economic impact on the manufacturers and installers of self-closing devices in 
terms of reduced turnover. ODPM is minded to take this proposal forward 
but would particularly welcome comments on the impacts it may have. 

Amend the provisions for smoke ventilation of common access areas in 
apartment buildings 
The key proposal here is to amend the guidance on the installation of smoke 
ventilation in the common access areas of apartment buildings to provide 
more effective protection for the occupants of apartment buildings. The costs 
of using this new approach w o u l d be similar to existing practice and, in 
many cases, could provide a cost saving as it wou ld increase the amount of 
f loor space available per apartment. However, as current practice already 
adopts many aspects of the proposed amendments, any additional benefits 
are unlikely to be significant. 

75. 
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Provide for an additional smoke alarm in apartment buildings and 
dwellinghouses 

76. The cost to install an additional smoke alarm in the main bedroom is about 
£30-35. Based on the rate of construction of new dwellings this equates to 
an annual national cost of £4.8m. 

Provide for a suitable system of smoke alarms where an extension is proposed 
77. This should not lead to significant cost increases because (as noted in 

paragraph 56) the proposal is a clarification, and the current edition of Part B 
is widely interpreted to require this already. However, there may be a small 
cost in those locations which do not currently adopt this interpretation. 

Remove the separate guidance on loft conversions in dwellinghouses 
78. Currently all new-build 3 storey houses should have a protected stairway, i.e. 

all doors leading onto the stairway need to have V2 hour fire resistance and be 
fitted wi th self-closing devices. However, when converting an existing 2 storey 
house to a 3 storey house by means of a loft conversion, the current guidance 
allows for existing doors onto the stair to be retained, provided they are fitted 
w i th self-closing devices, the fire resistance of the floor/ceiling is improved to 
give V2 hour fire protection 1 5 and a suitable escape window/rooflight is installed. 
This proposal wou ld mean that this alternative approach would be removed 
and a protected stair wou ld need to be provided in all cases. 

79. For a typical 3-bedroom semi-detached house this would cost approximately 
£1,250 (assuming 5 additional 1 6 fire-resisting doors at £250 per door), which 
is comparable to the current provision (£1,000 to increase the fire resistance 
of a 40m 2 f loor and £300 for a suitable window) 1 7 . There may even be a small 
net saving overall, although in some cases the floor area might still require 
upgrading (at least in part) or more doors might be required depending on 
the design. It is therefore assumed that this proposal w i l l impose no significant 
additional cost. ODPM is minded to take this proposal forward but would 
particularly welcome comments on the impacts it may have. 

Provide for sprinkler protection in high rise apartments and residential 
care homes 

80. The cost to install sprinklers has been subject to a separate preliminary analysis12. 
For apartment buildings the cost is about £900 per apartment (amounting to an 
annual national compliance cost of £0.2m for those buildings 11 or more storeys 
in height), and the cost in a typical residential care home is about £3.5-5k 
(amounting to an annual national compliance cost of £0.8m). However, the 
figures obtained by ODPM from the industry vary considerably, but appear to be 
conservative. Also the overall cost-effectiveness of sprinklers is very dependent 
on the installation cost. ODPM is minded to take this proposal forward but 
would particularly welcome comments on the impacts it may have. 

15 e.g. by fixing 12.5nnm plasterboard to the oeiling - see "Inoreasing the fire resistanoe of existing 
timber floors". BRE Digest 208. 

16 A fire resisting door would need to be fitted to the loft oonversion itself in either soenario. 

17 The need to fit self-closing devices (or not, as proposed) applies equally to new and existing doors. 
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Provision of cavity barriers (Dwellings) 
81. The proposal relating to cavity barriers in dwellings wou ld have most impact 

on cavity closures around windows and doors. The vast majority of new 
houses are covered by the NHBC warranty or the Zurich building guarantee. 
Inspection 1 8 of their supporting technical guidance highlights a concern that 
installation of PVC-u and aluminium frames in timber frame construction does 
not provide adequate cavity closure in the event of a fire and so additional fire-
resisting materials would need to be installed. There would be no impact on 
traditional masonry constmction regardless of the window and door frame type. 

82. It is understood though that house builders are adopting the Robust Details 
guidance 1 9 that supports Part L or equivalent and, as such, meet all the 
proposed requirements for cavity closure. Therefore, there wou ld be no 
cost impact for new-build dwellings. There wou ld however be an impact 
for PVC-u and aluminium w i n d o w replacements in the existing stock where 
the dwelling is of timber framed construction. 

83. Data f r o m the English House Condition Survey (EHCS) suggests that just 
under 2% of dwellings in England and Wales have this f o r m of construction. 
Data f r o m FENSA20 show that there are some 1.2 mi l l ion replacements per 
year of which the vast majority are PVC-u and aluminium frames. Excluding 
like for l ike 2 1 replacements, it is therefore estimated that there are about 
20,000 window/door replacements of this type in timber frame dwellings. 

84. Assuming an average window size of 2.5m2 gives an average window perimeter 
length of 6.3m, and, based on the total number of installations, this equates 
to a total cavity length of 136,000m per year which w o u l d require proper 
closure. Investigations on the cost of suitable materials amongst relevant 
suppliers suggest that this ranges f rom about <£! to <£11 per linear metre so 
the total cost wou ld be £130k to <£1.4m (average £760k) per year. Given the 
relative ease of application of these materials it is assumed additional labour 
costs are minimal. 

Cavity barriers (Buildings other than dwellings) 
85. This proposal is to introduce a requirement for cavity barriers in f loor voids 

and enhance the requirement for cavity closures to ensure adequate fire 
protection. Discussions21 wi th industry indicated that cavity barriers are specified 
in new-build and refurbishment work, and that 20m spacing was often used 
in accordance wi th Loss Prevention Council (LPC) guidelines. Part E 

is Colwell,S. & Hartless,R. "Impaot assessment report for proposed changes to AD B on oavity 
barriers". BRE Report 213428, August 2004. 

19 "Limiting thermai bridging and leakage: Robust construction details for dwellings and similar 
buildings" ISBN 0 11 753612 1. 

20 See www.fensa.org.uk/index.phtml. FENSA is the scheme set up to ensure that the replacement 
external fenestration in dwellings meets the thermal requirements of the Building Regulations and 
that it makes the building no worse in terms of the other requirements of the Building Regulations, 
including Part B. 

21 Replacing old PVC-u frames with new PVC-u frames would not make the compliance with the 
Building Regulations worse than at present and so the requirements of Part B would not apply. 
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provisions for sound insulation between offices often meant that barriers 
were installed in f loor voids to prevent sound transmission. Further, any 
proposed changes wou ld be unlikely to have much impact because the 
material used for sound insulation purposes is often already based on typical 
1 /2hour fire protection designs (it is covered in fo i l to facilitate handling). 
In addition, such materials were also used where air-conditioning systems 
were present to help improve distribution of air throughout the building. 

86. In conclusion it is suggested that introducing the requirement w o u l d have no 
significant cost impact in this case. 

Introduce provisions for measures on inclusive design 
87. These proposals bring A D B into line w i t h the Approved Document that 

supports Part M to the Building Regulations 2 2 as wel l as other supporting 
British Standards and are also required to help businesses meet their duties 
under Part I I I of the Disability Discrimination Act 1995 (DDA). It is therefore 
considered to impose no significant additional cost. 

Amend the provisions for firefighting shafts 
88. To construct a firefighting shaft in a building over 7.5m tall (but less than 

18m tall) w o u l d cost about £100k. Such a shaft wou ld consist of a firefighting 
lobby, fire-resisting doors, firefighting stairs and possibly a smoke shaft, but 
not necessarily a firefighting l if t . However, as the majority of such buildings 
wou ld already have a stair, to upgrade this to a firefighting shaft wou ld cost 
around ±24k per building. The proposal to replace the provision of firefighting 
shafts in Purpose Group 7(a) buildings wi th those in Group 5 wou ld produce 
some savings, but overall there wou ld be a cost because of the greater number 
of buildings in Group 5 that are constructed (see paragraph 6l). Based on the 
differences in construction rates it is estimated that the annual compliance 
cost w o u l d be £22m. ODPM is minded to take this proposal forward but 
would particularly welcome comments on the impacts it may have. 

Provide for fire protection of corridors in warehouses 
89. The proposal that corridors in warehouses (primarily 'self-storage' type 

warehouses) should provide 1/2 hour fire resistance could cost up to an 
additional £90k per floor. For a typical 3-storey building this w o u l d amount 
to <£270k. Based on the industry's figures for construction rates this w o u l d 
equate to annual compliance cost of about £8.1m. ODPM is minded to take 
this proposal forward but would particularly welcome comments on 
the impacts it may have. 

22 Part M - /Access to and use of buildings. Can be found on ODPM website at: 
www.odpm.gov.uk/stellent/groups/odpm_control/documents/contentsetvertemplate/ 
odpm_index.hcst?n=4217&l=3 
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Maximum unsprinklered compartment sizes for warehouses (Local Acts) 
90. Analysis of planning applications suggest that about a quarter of warehouses 

and related industrial buildings are built in areas covered by Local Acts. 
Repealing the parts of Local Acts that have requirements for a maximum 
compartment size for unsprinklered storage space and replacing w i t h a 
single, national limit at a higher threshold could potentially produce savings, 
as analysis of planning applications suggest fewer buildings overall wou ld 
be captured. However, as most such warehouses appear to be sprinklered 
anyway for insurance purposes there are likely to be no significant savings. 

Provide for dry rising mains in tall buildings 
91. The proposed amendment w o u l d effectively require additional dry risers 

in the stairways of appropriate tall buildings to ensure that the penetration 
distance along a route for laying hose does not exceed 45m. The cost to 
install a d iy riser consisting of a 120mm diameter pipe w i t h all necessary 
fixtures and fittings is about £2k per storey. Inspection of planning applications 
for such buildings indicate that this w o u l d primarily affect buildings in 
Purpose Groups 3, 4 and 5 as these are generally the only buildings tall 
enough (i.e. between 18 and 30m high) to be affected by the proposal. Only 
the largest buildings (i.e. f loor area 4,500m 2+) wou ld be likely to require 
additional rising mains to meet the proposed requirement. Further analysis of 
planning applications suggest that about 5% of buildings in Purpose Groups 
3, 4 and 5 w o u l d require an additional dry riser and this equates to about 
300 buildings per year. However, if they were fitted wi th sprinklers then an 
additional rising main wou ld not be required. As a maximum therefore this 
w o u l d amount to an annual compliance cost of some £13m. ODPM is 
minded to take this proposal forward but would particularly welcome 
comments o n the impacts it may have. 

Discounting stairs in tall buildings with phased evacuation procedures 
92. The proposal to discount a stair in tall (30m+) buildings wi th phased evacuation 

means that the stair in many buildings wou ld need to be constructed wider. 
The exact impact w o u l d vary f r o m building to building and w o u l d depend 
on the f loor area of each storey, the number of persons per f loor and the 
number of stairs. The increase in stair wid th wou ld range f rom 70 to 1,400mm 
(as a maximum this is equivalent to a new stair), but typically it w o u l d be 
about 300-400mm. This equates to a f loor area increase of about 0.5 to 3%, 
wi th a typical value of just over 1%. 
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93- Either floor space would be lost to accommodate the wider stair within the 
existing footprint or the building would need to be made larger (or maybe 
a combination of the two). This would result in one of two cost impacts: 
within the existing footprint the key cost would be loss of floor space for 
rental (the costs of stair construction are assumed to be offset by the savings 
in floor construction) whilst outside the existing footprint the main cost 
would be the increase in construction costs (assuming no additional land 
needs to be purchased). The additional construction cost would range from 
£l4-54k per storey, with an average of about £34k and the annual loss of 
rental per storey would range from £3-13k, with an average of about £8k. 
The exact cost would be dependent on the total floor area and the number 
of stairs serving it. 

94. Analysis of planning applications suggests that the proposal could potentially 
affect between 75 and 125 new-build offices in England and Wales each 
year. However, it is not clear what proportion of these affected buildings 
would use phased evacuation as opposed to simultaneous evacuation. 
Certainly the proposed amendment would shift the balance between these 
two alternatives. Overall, it is suggested that the cost impact nationally would 
be: c£27m to c£35m in terms of increased construction costs per year (which 
would be incurred as a one-off for buildings constructed in that year), or, 
£6.9 to £8.9m per year in lost rental (which would be incurred throughout 
the life of the buildings). ODPM is minded to take this proposal forward 
but would particularly welcome comments on the impacts it may have. 

Design compartment walls to take account of deflections during a fire 
95. The proposal is to locate compartment walls where floor deflections are 

likely to be low. An alternative approach is to provide deflection heads 
to accommodate the anticipated movement, or even to design the wall to 
accommodate the increased load. As noted in paragraph 67, it is considered 
that the proposal is merely adopting guidance in the public domain which is 
already widely used in buildings. Therefore, it is likely to pose no significant 
additional cost. 

Require the provision of information 
96. The proposed requirement for builders/developers to provide information 

to owners/occupiers on fire safety design and procedures for operating and 
maintaining a building's fire protective measures (see paragraph 68) is 
already widely, though not universally, adopted and is seen as good practice. 
The main impact would be on Building Control Bodies (BCBs) who would 
be required to satisfy themselves that adequate information has been collated 
and made available. In some cases this is likely to be a very simple 
procedure, but in others there may be a need to review the documentation. 
There is, therefore, likely to be a small cost for this activity. 
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Implementation costs - training and familiarisation 
97. Although there w i l l be a small cost of publishing the new edition of AD B, 

the main implementation cost w i l l be the need for training and familiarisation 
wi th the new legislative requirement and the amended guidance in A D B. 
An industry sector that w o u l d require particular training is the BCBs w h o are 
responsible for enforcing compliance. These can be either local authority 
building control departments or Approved Inspectors (Als) 2 3 . Currently there 
are about 400 LA building control departments 2 4 and 24 individual Als and 
24 corporate Als 2 5 . Together these Bodies employ some 4,000 staff directly 
engaged in building control activities in England and Wales. These are the 
specific public services that w o u l d be affected by the proposed changes to 
Part B. As such a Public Services Threshold Test (PSTT) has been undertaken 
- see Annex C. The results of this Test are that a f u l l RIA to thoroughly 
assess the impact on public services is not required, and that the training 
and familiarisation cost for BCBs is likely to be some £0.56m. 

98. There are also going to be training and familiarisation costs for all parts of the 
construction industry including builders, developers, consultants, contractors etc. 
Based on attendance levels at training seminars for the changes to the Building 
Regulations that came into effect in Apr i l 2002, the cost of training related to 
one part of the Building Regulations has been estimated at £3.5 mil l ion. This 
cost w o u l d tend to occur in year one and includes both extemal training 
and in-house training, often using matenals f rom seminars and workshops 
sponsored by Government, professional bodies and trade associations. 

99. This cost is considered to be a general business expense rather than a burden. 
Good employment practices recommend that at least 1% of the employer's 
wage bi l l should be spent on training. Professional institutions that include 
designers, building control surveyors and project managers in their membership 
require that at least 20 hours a year are spent on continuing professional 
development. This indicates that employers in the construction industry 
should spend at least £7.5m a year on training. Building Regulations are a 
considered to be a core skill for all building designers and supervisors. It is 
also possible that some of the cost may be offset by the greater clarity and 
consistency the proposals w o u l d bring. 

Summary of costs 
100. The costs for Option 3 are summarised in Tables 3a and 3b. 

23 A number of companies and individuals have been appointed as Approved Inspectors under Part II 
of the Building Act 1984, and are BCBs in their own right. Under the provisions of the Act, an 
alternative building control service can be offered to designers and developers working on schemes 
throughout England & Wales. 

24 See www.labo-servioes.co.uk 

25 See www.cic.org.uk/cicair/Alregister.htm 
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Table 3a Costs of meeting Option 3 (Dwellings) 

Proposed amendment to Part B 
(Dwellings) 

Cost 

ODPM is minded to remove the provision 
for self closing devices on doors 

Cost saving of £14.2m per year - negative impact 
on manufacturers/installers 

Revise guidance on the provision of 
ventilation systems suitable for the 
protection of common stairways 

Potential small cost saving (cost of installing 
measures offset by benefits of space savings 
and hence larger apartments) 

ODPM is minded to introduce a provision 
for sprinkler protection in new high-rise 
(30m+) apartment buildings 

Cost is about £900 per apartment. Amounts to an 
annual national cost of £0.2m. 

Provide an additional smoke alarm in the 
main bedroom 

Clarifv that a suitable svstem of smoke 
N r \ U I l l y L l l d L CJI O \A \ L d k_/ 1 \ j O y w L *—' 1 1 1 \J 1 O 1 1 1 \ j 1 \ w 

alarms is needed where an extension 
is proposed 

Cost is about £30-35 per alarm, amounting to an 
annual national cost of £4.8m 

No sionificant additional cost — small cost in those 
1 il \ j 0 1 C j l l l l 1 w d 1 1 L d C I C l 1 L1 C 1 1 d 1 C / C / O L O 1 1 1 d 1 1 w C / O L l l l L l l C / O C/ 

areas where not current practice 

ODPM ic; minHprl tn rpmn\/p cipnaratp Inft 
V—/ I—/ 1 1 V 1 1 O I I I I I 1 V J ^ V J L V> i d i i \J V \Z/ C l i O L i W i L 

conversion guidance for means of escape 
so that loft conversions are treated as for 
a new three storey house. 

Nn ^innifinant aHHitinnal nn^it iccs^t nf mpptinn 
1 N C / O i d i i i l i C f d i i L d C l C I 1 L1 C 1 i d i C < C / 0 L \ C - C / O L C 1 1 1 I C C L I 1 I d 

current loft conversion guidance comparable 
to cost of meeting requirement for treating as 
3-storey house) 

Enhance requirement so that cavity closure 
around windows and doors meets a 
reasonable standard of fire resistance 

Material cost of £1-£11 per m to effect closure, 
amounting to cost of £0.8m per year in affected 
houses. 

Total Compliance cost £5.8m per year 

Negative impact on door closer manufacturers 

[Cost saving £14.2m per year - see benefits] 
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Table 3b Costs of meeting Option 3 (Buildings other than dwellings) 

Proposed amendment to Part B 
(Buildings other than dwellings) 

Cost 

ODPM is minded to introduce a provision 
for sprinkler protection in residential care 
homes 

Cost is about £3.5 to £5k per home. Amounts 
to a national cost of £0.8m pa 

Introduce provision for cavity barriers in 
floor voids 

No significant cost (already largely met by 
industry) 

Measures regarding inclusive design -
bringing Part B into line with other guidance 

No significant additional cost 

ODPM is minded to provide for firefighting 
shafts for buildinas over 7 5m tall in PG 5 
O 1 1 1 L O 1 Vw/ 1 KJ 1 1 SmA 1 1 1 V—4O Vw/ V w 1 f • w 1 1 1 L C i 1 1 I I I 1 v A \w/ 

and remove this requirement for buildings 
falling into PG 7(a) 

Additional cost to upgrade facilities to provide a 
firefiohtina shaft is about £24k oer buildina 
1 11 C* 1 1 C j 1 1 L 11 1 C j O 1 1 C i 1 L 1 O C i C / C/ d L 4— £_ l \ lw/ C 1 KJ d 1 1 Cl 11 1 CJ • 

Equates to a national cost of £22m pa 

Reoeal oarts of Local Acts reauirina a 
1 l \P> 1 Iw/Ci 1 L w Vw/ 1 1 C w C i 1 / \Vw/ L w 1 C CJ Cl 1 1 1 1 1 C j C i 

maximum compartment size for unsprinklered 
storage and replace with a single national 
requirement of 440,000m 3 

No sianificant additional costs 
1 VI C/ O 1 C j i i i i i C* d 1 1 L CL CI C4 1 L1 C/ 1 I C i 1 w C / w L O 

ODPM is minded to introduce a provision 
for 1 /2 hour fire protection to all corridors 
in warehouses 

Cost is about £90k per storey (£270k per average 
3-storey building). Amounts to £8.1 m pa. 

ODPM is minded to provide for dry rising 
mains in escaoe stairs in unsorinklered 
l 1 1 C i 1 1 1 O 1 1 1 Vj vj CJ C i k_/ C* *—} L C i 1 1 O I I I Cl 1 1 O C/ 1 II 1 1 \ 1 C/1 C/ CJ 

buildings 18m-30m tall 

Cost is £2k per storey for riser. Amounts to a 
maximum cost of £13m oa 
1 1 1 d / \ 1 1 1 1 d 1 1 1 Vw/ Vw/ O L C/ 1 «C 1 C/ 1 1 1 lw/Ci • 

ODPM is minded to discount an escape 
^tair in tall ^3nm+^ builrlinns with nhaspd 
O L c i li i i i L C i 1 1 \ C/ C/ 1 1 1 1 J KJ Ci 1 1 C l 1 1 1 C* O VV 1 L1 1 C/ 1 1 C i W w d 

evacuation 

Average construction cost £34k per storey. Annual 
avpranp Inst nf rpntal PRk npr stnrpv Amounts 
d V C/1 d C j C* i C/ O L C/ 1 1 C/ 1 1 L d 1 JC C/ 1 \ C/\> 1 O L C/i w y • / Vi 1 1 C/ d 1 1 L O 

to a one-off cost of £27-£35m in increased 
construction costs pa, or an annual ongoing cost 
of £6.9-£8.9m pa in lost rental 

Desian comoartment walls to take account 
1 s C' 0 1 C j 1 1 w C/ I I I C /Ci 1 L 1 1 i C/ 1 1 L V V C i 1 1 w L C L C i 1 VC/ C i w C* C d 1 1 L 

of the deflections that occur during a fire -
bringing AD B into line with other guidance 

No sianificant additional cost — small cost where 
1 V C/ O 1 C j i i i i i C/ d 1 1 L CL C l C l 1 L1 Vw/ 1 I C i 1 C/C O L O 1 1 1 C i 1 1 C/ C /O L V V I 1 C/ i C/ 

guidance not currently adopted 

Introduce a requirement for the provision 
of information on fire safety design and 
procedures for operating and maintaining 
a building's fire protective measures 

Small cost for BCBs to inspect information -
unlikely to be significant - and offset by need 
to have information for RR(FS)0. 

Total Compliance cost £74.9m per year 
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Issues of equity and fairness 
101. Both Option 3 and, to a lesser extent. Option 2 wou ld impose burdens across 

all sectors of the building industry (developers, builders, manufacturers etc) 
and on clients who are requiring relevant building work to be carried out. 
There w i l l clearly be some burdens on builders and developers w h o w o u l d 
have to provide additional fire protection and smoke control in some buildings. 

102. Should the proposal to remove the provision to install self closing devices on 
doors in apartments (excluding doors to common areas) and dwellinghouses 
(except for garage doors) be taken forward fol lowing consultation, the greatest 
burden wou ld be likely to fall on manufacturers of such devices. In addition, 
the proposals generally may have a disproportionate impact on large scale 
non-domestic developments (e.g. office blocks) as the long timescale for 
procurement, design and construction mean that changes to AD B need to be 
anticipated. However, some proposals would provide alternative approaches 
for compliance which would give builders and developers greater design 
scope (e.g. sprinklers could be provided instead of an alternative escape 
route f rom floors above 7.5m ground level i n dwellinghouses). 

103. BCBs, along w i t h the rest of the industry, w o u l d have to bear the cost of 
training and familiarisation w i t h the proposed new guidance but this is 
regarded as a general business expense rather than a burden (see paragraphs 
97 to 99). In addition, the intention of many of the proposed amendments 
is to clarify guidance and to make compliance more straightforward which 
should result in a more effective and efficient building consent process. 

104. There could also be impacts on charities and the voluntary sector i f the 
proposal to install sprinklers in residential care homes is pursued and further 
information in respect of this proposal has been explicitly requested f rom 
consultees. Overall, the proposed changes are unlikely to have a significant 
adverse effect on the industry, nor w o u l d they place an unfair burden on 
small businesses. However, firms spend a significant amount of time keeping 
up to date w i t h revised and new regulations, and the cost of this is likely to 
be proportionately higher for small firms than large ones. 

105. It is considered that the proposals w o u l d not lead to a disproportionate 
impact on ethnic groups, nor on people living in rural communities. 

CONSULTATION WITH SMALL BUSINESSES 

106. Firms spend a significant amount of time keeping up to date w i t h revised 
and new regulations. The cost of this is likely to be proportionately higher 
for small firms than large ones. The specific impact of the proposals on small 
businesses through the small firms' impact test w i l l be carried out during the 
consultation, as agreed wi th the Small Business Service. 
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COMPETITION ASSESSMENT 

107. It is expected that there w o u l d be minimal impact on UK competitiveness 
(as Building Regulations apply to building work and it makes no difference 
whether the work is carried out by or on behalf of UK or non-UK firms) or 
on competition wi th in the UK markets (except where indicated above). 

Enforcement and sanctions 
108. Intended work that is subject to the provisions of Part B, or of any other 

Part of Schedule 1 to the Building Regulations 2000, must be notified to the 
local authority. The work is subject to inspection by the LA building control 
department, or, at the election of the person carrying out the work, by an A I . 

109. Failure to comply w i t h the requirements of Schedule 1 to the Building 
Regulations 2000 is a criminal offence. Local authorities also have powers 
to require the removal or alteration of work that does not comply wi th the 
requirements of Schedule 1. The local authority's enforcement powers are 
suspended in a case where building control is being carried out by an A I . 
However, if a person carrying out building work fails to comply wi th instructions 
f rom an A I to rectify non-compliant work, the A I must cancel the 'initial 
notice' which brought the project under his supervision. Building control 
then reverts to the local authority. 

110. No changes to this process are proposed as part of these proposals. 

Monitoring and review 
111. This RIA and proposals w o u l d be reviewed in the light of the response to 

consultation and a revised version w o u l d be published should it be decided 
to proceed w i t h amending the Building Regulations and AD B. It is ODPM's 
practice to investigate experience a reasonable time (usually about 3 years) 
after implementation to monitor how the changes are work ing in practice. 
This is likely to take a similar fo rm to the 'Backward Look' report (see 
paragraph 19) and w i l l consider the actual impacts of the amendments in 
practice, including the issues explored in this RIA. 

112. However, we recognise that there is a cost to industry of changes to this and 
to the other Parts of the Building Regulations. Therefore the questionnaire 
accompanying the consultation asks whether this time period is appropriate. 

Summary and recommendations 
113. This partial RIA has considered proposed revisions to Part B of the Building 

Regulations (England and Wales) and AD B which are concerned w i t h fire 
safety. The proposals w i l l typically impact upon new buildings and those 
existing buildings that are extended or materially altered. 
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114. Three options have been considered: (i) do nothing; (i i) encourage good 
practice; and (iii) implement the proposed changes to Part B / A U B as set out 
in Tables l a and l b . 

115. A summary of costs and benefits for the three options is given in Table 4. 
A more detailed summary of the costs and benefits of Option 3 is given in 
Tables 2a & 2b and 3a & 3b respectively. 

Table 4 Summary of costs and benefits in England and Wales arising from 
implementation of proposed changes to Part B/AD B 

Costs Benefits 

Option 1 • No direct costs - but 
would forego benefits 
of Options 2 and 3 

None 

Option 2 • £0.5m per year 
Government/industry 
good practice campaign 

• £14m per year for all 
buildings 8 

Small 

Option 3 • £5.8m per year for 
dwellings 

• £74.9m per year for 
buildings other than 
dwellings 

• £0.56m familiarisation 
for BCBs 
(first year only)" 

• Cost saving £14.2m per year in dwellings 

• 13 lives saved and 352 injuries prevented in 
dwellings in 10-year period 

• 5 lives saved and 30 injuries prevented in buildings 
other than dwellings over 10 years 

• Additional benefits in terms of: 

• £5.8m per year for 
dwellings 

• £74.9m per year for 
buildings other than 
dwellings 

• £0.56m familiarisation 
for BCBs 
(first year only)" - reduction in distress and disruption due to fire 

• £3.5m familiarisation - future economic savings 
for industry (first year 
only)0 

- environmental benefits (less water pollution, less 
water usage, improved air quality etc) 

• Negative impact on 
self-closing device 
manufacturers 

- improved clarity of guidance and consistency in 
application 

• proactive measures to reduce future risk and assist 
in firefighting and search and rescue operations 

a As noted in paragraph 72 about 10% of the industry would adopt measures for Option 2. 

b For derivation of this cost see Annex C. 

c The cost should be accommodated by the industry's basic training budget (see paragraph 98). 

116. Table 4 shows that Opt ion 1 should be rejected as, although it imposes 
no direct costs, it produces no benefits and w o u l d leave Part B out of step 
wi th related regulations and guidance. The benefits of Options 2 and 3 
wou ld be foregone. 

117. Option 2 w o u l d have some costs which w o u l d be dependent on the take-up 
rate of the industry. The social housing sector is most likely to respond but 
this w o u l d leave large sectors unaffected. Given that life safety should have 
equal priority across all building types and sectors an option that is not 
implemented uniformly may give rise to problems. 

118. Option 3 gives the highest costs of some c£81m per year, most of which 
wou ld be in the non-domestic sector G£75m). There w o u l d also be a one-off 
cost of around c£4m to cover training and familiarisation of the industry. 
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However, a large proport ion (approximately 70%) of the non-domestic cost 
concerns the provision of proactive measures and so addresses future risks 
in new building types, as we l l as assist firefighting and search and rescue 
operations i n tall buildings, particularly in the light of the WTC incident. As a 
consequence it is not possible to quantify the benefits that might accrue f r o m 
these particular proposals at this time 2 6 . 

119. In dwellings the benefits are quite substantial in terms of lives saved and 
injuries prevented, i.e. 13 and 352 respectively over a 10-year period. In addition 
there wou ld be an annual cost saving of <£l4m. Cost-benefit analysis has 
s h o w n that the proposals producing these benefits would be cost 
effective i n the longer t erm (over 50 years) . 

120. It should be noted that the benefits in terms of lives saved and injuries 
prevented are cumulative - i.e. the benefits for the properties built in year 1 
are experienced again in year 2, together w i t h those for the properties built 
in year 2, in year 3 the benefits are experienced for properties built in each 
of the 3 years etc and continue to accrue exponentially in this way over 
the life of the building. However, other than a small element of routine 
maintenance associated wi th some measures (e.g. sprinklers), the costs and/or 
savings associated wi th building the properties in accordance wi th the revised 
guidance in Option 3 are only experienced when the properties are built. 
Therefore, over time, the proposals become increasingly cost-effective. 

121. For both building types Option 3 w o u l d bring other extensive benefits in 
terms of reducing distress and disruption due to fire as wel l as reducing 
environmental impacts in terms of water pol lut ion (less water run-off) , less 
water usage and improved air quality. There w o u l d be substantial economic 
benefits in terms of reducing damage and loss of buildings and contents but 
this goes beyond the current locus of Building Regulations. 

122. There are also a considerable number of changes to AD B that w o u l d not 
have a significant cost impact but they wou ld improve clarity of the document 
and ensure consistency of application and thereby constitute better regulation. 

123. In many ways the proposed changes to Part B are not significant (excepting 
proactive measures addressing future risks and improving firefighting and 
search and rescue operations), but this review has taken the opportunity to 
use risk assessment to target resources more effectively so as to maximise 
the number of lives saved and injuries prevented. 

26 It is proposed to take steps to try and identify this during the coming year so as to inform final 
decisions following the consultation process. 
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124. In terms of cumulative impacts, this sector is subject to a number of requirements 
under the Building Regulations in addition to Part B (Fire safety). Non-
dwellings may also be subject to legislation governing fire safety i n buildings 
in use (e.g. Fire Precautions (Workplace) Regulations 1997 (as amended)), 
environmental and health and safety legislation, and the Disability Discrimination 
Act 1995. Dwellings may also be subject to the requirements of housing 
legislation, such as the need to carry out a risk assessment in Houses of 
Multiple Occupation. Although these changes wou ld place additional burdens 
on this sector, they are not considered onerous given the potential risks to 
life safety that they address. 

125. It is therefore proposed that Opt ion 3 be adopted. 

Enquiries and comments regarding this partial Regulatory Impact Assessment 
should be addressed to Tracey Cull at: 

Contact point 

Office of the Deputy Prime Minister 
Buildings Division 
Zone 4/A5 Eland House 
Bressenden Place 
London SWlE 5DU 

Fax: 

e-mail: 
flresafe.br@odpm.gsi.gov.uk 

ODPM, BUILDINGS DIVISION 
July 2005 
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ANNEX A 
Developments in the fire safety arena leading 
to the review and proposed changes to 
Part B and AD B 

FIRE WHITE PAPER 

A l . A key development was the publication of the Government White Paper 
Our Fire Service'" in June 2003. This sets out the Government's desire 

to reduce the number of fires that currently occur by moving much more 
towards a fire prevention and protection strategy. In particular, the White 
Paper, as wel l as the Public Sector Agreement (PSA3) target, calls for a 20% 
reduction in the number of accidental fire deaths in dwellings by 2010. 
Building Regulations is seen as one of the main strands for delivery of 
this strategy, alongside Community Fire safety and the Reform of Fire Law. 
However, it should be noted that, as any changes to Part B /AD B are unlikely 
to come into force much before the end of 2006, and as only approximately 
1% of the building stock is affected by Building Regulations each year, their 
overall contribution to meeting this target in the short term w i l l be relatively 
small compared to measures that impact on the majority of, particularly 
existing, buildings. 

UNDERPINNING EVIDENCE 

A2. The ODPM has commissioned a number of pieces of work related to 
fire safety. High profile pieces of research work undertaken include 'The 
Effectiveness of Residential Sprinklers', 'The design of common access areas 
of flats and maisonettes', 'Cavity barriers' and 'The propensity of linings to 
produce smoke and burning droplets'2*. 

A3. A further high profile research project sponsored by ODPM is on the subject 
of fire safety in tall buildings. Specifically, the Building Disaster Assessment 
Group (BDAG) 2 9 was established to consider the issues, for fire authorities 
and their fire brigades in the UK, that have been highlighted by the World 
Trade Centre incident of 11th September 2001. The terms of reference of 
BDAG were: 

27 Further details can be found at: 
www.odpm.gov.uk/stellent/groups/odpm_control/documents/contentservertemplate/ 
odpm_index.hcst?n=3341 &l=1 

28 Further details can be found at: www.bre.co.uk/adb 

29 Further details can be found at: www.odpm.gov.uk/stellent/groups/odpm_fire/documents/ 
page/odpm_fire_029625.hcsp 
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"To consider the potential implications, for the UK fire service, of terrorist 
activities within the built environment, taking into account fire authorities 
responsibilities for ensuring the provision of appropriate fire precautions for 
buildings in use and safe operating procedures that reflect building design." 

More generally, BDAG is looking at the interaction between fire brigade 
operational responses and building design, assessing the way the underlying 
assumptions behind building regulations are based on traditional fire service 
operational practices, and whether they are still appropriate in the light of 
current fire service operational practices. To this end, BDAG is managing a 
group of research projects including: 

• physiological performance criteria for fire-fighting; 

• firefighting in under-ventilated compartments; and 

• firefighting media i n high-rise buildings. 
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ANNEX B 
Rationale and risk assessment behind 
proposed amendments to Part B and AD B 

INTRODUCTION 

B l . The risks of death and injury in fires wi th in each purpose group and, where 
possible and appropriate, for each of the proposed amendments in Tables l a 
and l b have been evaluated. Generally, where the proposed amendment is 
merely offering an alternative approach or is bringing AD B into line w i th 
other standards and guidance it is considered that the change is risk neutral 
and is not discussed below. 

PURPOSE GROUP 1(A) - APARTMENT BUILDINGS 

Self-closing devices 
B2. The use of self-closing devices on fire doors has been queried because some 

types do not effectively close the door and their use can reduce the fire 
resistance of the door. Further, householders regularly complain that these 
devices are a hazard to children and are a nuisance to other occupants. 
As a result such closers are often disabled or removed soon after occupation. 
Consequentially, the proposal to remove the provision for self-closing 
devices on doors (other than those opening onto common escape routes) is 
considered to be risk neutral. The need to close doors, especially at night, is 
referred to in AD B and is reinforced via community fire safety programmes 
(see also paragraph BIO Dwellinghouses). 

Smoke ventilation of common access areas 
B3. Research30 has shown that the current provisions in Fart B in respect of 

external wal l ventilation to control smoke in stairwells and lobbies and 
corridors of apartment buildings are inadequate. There is concern that 
occupants trying to escape f rom a fire can be overcome by smoke. Analysis 
of fire statistics shows that some 60 people outside the room of fire origin 
die each year in apartment buildings and about 70% of these are overcome 
by smoke, gas or toxic fumes. A further 10% are ki l led by a combination of 
burns and being overcome by smoke/gas. 

B4. However, although the fire statistics show whether a death or injury occurred 
outside the room of origin, they do not reveal whether a casualty was in 
another room in the affected apartment. It is suggested that many of these 

30 "Smoke ventilation of common access areas of flats and maisonettes and their relationship to the 
provision of compartmentation and means of escape procedures". BRE Report 213393 available 
from www.bre.co.uk/adb. 
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casualties are in the apartment itself and so would not be addressed by this 
proposal. The statistics do however identify casualties on floors other than that 
where the fire took place, and these would be addressed by the proposal. 

B5. On this basis, there are some 15 fatalities per year and 50% of them are 
overcome by smoke/gas. In addition, there are nearly 1,000 injuries per year 
and again about half of them are affected by smoke/gas; a further third are 
for precautionary check-ups (see paragraph 23). 

Additional smoke alarm 
B6. The newly published BS 5839 Part 6: Code of practice for the design and 

installation of fire detection and alarm systems in dwellings includes the 
provision of a heat alarm in the principal habitable room. The concern w i t h 
installing a smoke alarm in such a room is that false alarms may lead to the 
alarm being disabled. However, smoke alarms do potentially give householders 
more time to escape as they are more sensitive than heat alarms, particularly 
i f located in other rooms in the dwelling. 

B7. Detailed analysis of fire statistics showed that there are some 65 deaths per 
year in dwellings which have operational smoke alarms. The majority of 
these casualties (around 45%) of these occur in the lounge, w i th about a 
third in bedrooms and just under a quarter in kitchens. The impact of four 
alternative proposals were assessed: (i) additional heat alarm in the lounge, 
(ii) additional smoke alarm in the lounge, (ii i) additional smoke alarm in the 
bedroom, and (iv) additional heat alarm in the kitchen. Effectiveness factors 
were assigned in terms of casualty reduction for each option based on a 
review of available experimental data. In particular, the results of a research 
project on the effectiveness of residential sprinklers 1 2 was used as it also 
involved a number of fire tests using domestic fire loads wi th smoke and 
heat detectors present. 

B8. It is therefore proposed to require the installation of an additional smoke 
alarm in the main bedroom in both apartment buildings and dwellinghouses. 

Sprinkler protection for high rise apartments 
B9. There is continued concern about the number of deaths and injuries arising 

f rom fires in dwellings (see paragraphs 22 to 25). ODPM is keen to explore all 
approaches for reducing these risks and so is minded to introduce sprinkler 
protection for high rise apartments. The issue of residential sprinklers in 
general has been already been subject to separate preliminary analysis which 
shows that the risk of death and injury increases wi th height of the apartment 
building. However, more detailed analysis undertaken subsequently shows 
that a large proport ion of deaths occur at ground floor level, typically as a 
result of a fire at that level. One explanation may be the poorer security of 
much of the older existing stock of high-rise apartment buildings in England 
and Wales, which also tend to be located in areas where there is a high 
degree of social deprivation. 
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PURPOSE GROUP 1 (B) AND 1 (0) - DWELLINGHOUSES 

Self-closing devices 
BIO. This issue is the same as that discussed in paragraph B2 for apartments. 

Consequentially, the proposal to remove the requirement for self-closing 
devices on doors (other than those opening to garages) is considered to be 
risk neutral. The need to close doors, especially at night, is referred to in 
AD B and is reinforced via community fire safety programmes. 

Additional smoke alarm 
B l l . It is proposed to require the installation of an additional smoke alarm in the 

main bedroom in both apartment buildings and dwellinghouses so this issue 
is discussed in paragraph B6. 

Remove separate loft conversion guidance 
B12. This is proposed because the suggested new guidance on fire doors (without 

self closers - see BIO) and smoke alarms is considered to make it obsolete. 
Also, the current lof t conversion guidance is the only situation whereby the 
Approved Document effectively acknowledges that occupants may have to 
wait to be rescued by means of a ladder, as opposed to the basic principle 
that occupants should generally be able to make their o w n escape, unassisted, 
f rom a fire. 

PURPOSE GROUP 2(A) - RESIDENTIAL, INSTITUTIONAL 

Sprinkler protection for residential care homes 
B13. As noted above in paragraph B9 there is concern about the number of 

deaths and injuries in dwellings and other residential premises. In particular, 
there was a major fire at a care home in Uddingston, Scotland in January 
2004 where 14 people died 3 1 . This was fo l lowed by fires in a care home in 
Pembrokeshire which resulted in 2 deaths and 4 injuries, in Cambridgeshire 
which resulted in 2 deaths and 3 injuries and in Redcar which resulted in 1 
death and 1 injury. ODPM is keen to explore all approaches for reducing 
these risks and so is minded to introduce sprinkler protection for residential 
care homes. 

B14. The issue of residential sprinklers in general has been already been subject 
to separate preliminary analysis which shows that the risks of death and 
injury in residential care homes are equivalent to that in apartment buildings 
and certainly greater than those seen in single occupancy dwellinghouses. 
However, the annual frequencies of death and injury are relatively small in 
comparison to those seen in single occupancy dwellinghouses simply 
because there are far fewer care homes. 

31 Further details can be found at: www.scottish.parliament.uk/business/officialReports/ 
meetingsParliament/or-04/sor0204-02.htm 
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PURPOSE GROUP 5 - ASSEMBLY AND RECREATION 

Firefighting shafts 
B15. In the current edition of Part B, buildings in Purpose Groups 4, 6 and 7(a) 

are required to have firefighting shafts if they are more than 7.5m tall but 
less than 18m tall. (All buildings over 18m tall require firefighting shafts.) 
Analysis of fire statistics shows that the risk in terms of the number of 
casualties per fire is greater for buildings in Purpose Group 5 compared to 
those in Purpose Group 7(a), specifically 75 casualties per 1,000 fires compared 
to 47 casualties per 1,000 fires. Therefore, it is proposed to remove the 
requirement for firefighting shafts for buildings in Purpose Group 7(a) over 
7.5m in height and apply this requirement to buildings in Group 5 instead. 
Analysis of planning applications shows the rate of construction of affected 
buildings in this Purpose Group is four times greater than those in Purpose 
Group 7(a). 

PURPOSE GROUP 6 AND 7(A) - INDUSTRIAL AND STORAGE 

Local Acts and compartmentation 
B l 6 . There are over 20 Local Acts that contain provisions relating to the control of 

buildings (including the London Building Acts). However, a number of these 
Acts contain provisions that are similar to other legislation. They include 
provisions for large storage buildings, tall buildings and parking places in 
respect of fire alarms, smoke control, sprinklers and fire service access. 
Research into the impact of the additional requirements of Local Acts showed 
that they have no significant impact on life safety, but do improve property 
protection in warehouses and car parks 3 2. It is therefore proposed to repeal 
those parts of Local Acts requiring a maximum compartment size for 
unsprinklered storage (this is usually about 7,000m3) and replace w i t h a 
single national requirement of 440,000m3. Using a typical warehouse height 
of 11m this is equivalent to a floor area of 40,000m 2. 

PURPOSE GROUP 7(A) - STORAGE 

Corridors in warehouses 
B17. In recent years there has been a tremendous growth in so called self-storage 

warehouses. These buildings are subdivided into a series of secure spaces 
which are then rented out to private individuals and businesses. 

32 "Effect of Local Acts on fire risks". BRE Project Report No.216664(7) www.bre.co.uk/adb 
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B18. The operators have limited control over the fire loading in the buildings (i.e. 
flammable materials may be introduced) and there is typically no fire resistance 
between each storage space. The extensive subdivision of these buildings 
also results in a more complex layout than has been assumed for storage 
buildings in the past. In particular, users of such facilities may be unfamiliar 
w i th escape routes, and some of these warehouses have out-of-hours access 
when staff wou ld not be present. There is therefore some concern that a 
significant fire in one of these buildings may be inevitable and would 
present a considerable risk to both the occupants and to firefighters. 

B19. Information f rom the Self-Storage Association of the UK (SSAUK) 3 3 shows that 
there are currently about 280 such facilities in England and Wales which are 
run by its members, although there are probably more run by organisations 
and individuals that are not members of the SSAUK. Given that these types 
of buildings have only appeared in the last few years any incidents wou ld 
not have been recorded in the available fire statistics. Anecdotal evidence 
suggests that whilst there have been some minor fires associated w i t h self-
storage warehouses, there have been no deaths or injuries. But, given the 
potential for problems (paragraph B18) and the tremendous growth rate in this 
sector (about 35% per year - though this is expected to fall to nearer 10% 
per year), it is considered that these buildings require additional fire protection. 

firefighting shafts 
B20. As discussed in paragraph B15 it is proposed to move the requirement for 

firefighting shafts in these types of buildings to buildings in Purpose Group 5 
because of the greater risks in Group 5 buildings. 

PURPOSE GROUPS 3 TO 7 

Dry rising mains 
Bll. A key element of the work on fire safety in tall buildings (see paragraph 17 

as we l l as paragraphs A3 to A4) has been a physiological assessment of 
firefighting and search and rescue operations in the built environment. 
Firefighters were asked to carry out a set of firefighting and rescue exercises 
whilst measurements of their core body temperature and other physiological 
parameters were recorded. A key conclusion f rom this work is that firefighters 
may not be able to penetrate safely more than 34m into a compartment to 
rescue a casualty. This conflicts w i th the current design guidance wi th in 
AD B which suggests that firefighting shafts should be arranged such that 
this distance is no more than 60m. Therefore it is proposed that additional 
dry rising mains in unsprinklered buildings between 18 and 30m tall should 
be provided in stairways such that the penetration distance along a route for 
laying hose does not exceed 45m. 

33 For further details see: www.ssauk.com/ 
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This is intended to go someway towards addressing this potential conflict. 
Other measures w i l l include consideration of changes to firefighters clothing, 
equipment and procedures. Whilst statistics indicate that these issues are not 
problem in the UK, there is evidence that they may increasingly become so 
as the number of high rise buildings, and the height to which they are built, 
increases. The proposal is, therefore, a proactive measure to ensure that in 
the future firefighting and search and rescue operations can be more effective 

Discounting stairs 
B22. Research into the relationship between stair width and evacuation requirements 

of buildings has shown that there is a potential conflict between persons 
escaping down a stair and firefighters undertaking firefighting and search 
and rescue operations over several levels wi th in the same stair enclosure. 
It is therefore proposed to discount an escape stair (i.e. assume it w o u l d 
not be available for escape purposes i n the event of a fire) in tall (30m+) 
buildings wi th phased evacuation. (Such buildings wi th simultaneous evacuation 
are not affected.) As a result staircases in many of these buildings wou ld need 
to be made wider. Again whilst statistics indicate that these issues are not 
problem in the UK, there is evidence that they may increasingly become so 
as the number of high rise buildings, and the height to which they are built, 
increases. The proposal is, therefore, a proactive measure to ensure that i n the 
future firefighting and search and rescue operations can be more effective. 

Design compartment walls to take account of deflections during a fire 
B23. Research" into the performance of compartment walls i n a fire indicates that, 

unless appropriate measures are taken, deflections can lead to a breach of 
the wal l , thereby leading to fire and smoke spread, compromising means of 
escape and, ultimately, premature structural collapse. Fire statistics do not 
indicate that there is a particular problem although any failure of the wall 
wou ld be likely to occur i n the latter stages of a fire when any occupants 
wou ld be more in danger f rom toxic fumes rather than structural collapse. 
Nevertheless, there is sufficient concern that it is proposed that compartment 
walls are properly designed to ensure this does not happen. 

ALL PURPOSE GROUPS 

Cavity barriers 
B24. The concern here is that if cavity barriers in floor voids and cavity closure 

around windows and doors is inadequate then there is scope for uncontrolled 
fire spread in buildings thereby increasing the risk of death and injury. 

34 "The integrity of compartmentation in buiidings during a fire" BRE Report available from 
www.bre.co.uk/adb 
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B25. Unfortunately, fire statistics do not record the level of detail required to establish 
exactly the role played by fires in floor voids and cavities. However, a report" 
for ODPM describes a number of incidents where fire had spread through 
building cavities, including a town house, a warehouse, a dwellinghouse and 
a timber-framed block of flats. Currently, the quantities and types of cables 
used in service voids is uncontrolled and the surfaces of products such as 
pipe insulation is restricted to Class 1. Both these products offer a potential 
risk for unlimited, unseen fire spread to occur wi th in the f loor void when 
no cavity barriers are present. Certainly damage caused by such fires can be 
extensive, as shown by the incident in timber-framed block of flats where 15 
flats were damaged due to lack of adequate fire-stopping. On the basis of 
l imited statistics it is suggested that there may be a handful o f such fires each 
year but that there appears to be no injuries or deaths directly attributable 
to such fires. The main problem is that of damage resulting f r o m extensive 
fire spread. 

35 "Review of cavity barrier guidance in AD(B) and generai iiterature review". BRE Report 213419 
available from www.bre.co.uk/adb 
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ANNEX C 
Public Services Threshold Test (PSTT) 
for Part B 

C l . As discussed in paragraph 97 the proposed changes to Part B w o u l d directly 
affect Building Control Bodies. The estimated costs for training and 
familiarisation - which are a one-off — are set out in Table C l . 

Table C l Cost calculation table for PSTT for proposed changes to Part B 

Number of public 
service staff affected 
(per group) 

Time impact per person 

Total additional days 

Time impact per group* 

Total additional days 

Total additional 
monetary cost 
(£ million)** 

400 Local Authority 
Building Control 
Departments 

1 day 3,500 £0.49 

24 individual 
Approved Inspectors 
and 24 corporate 
Approved Inspectors 

1 day 500 £0.07 

Total 1 day 4,000 £0.56 

'Based on 4,000 staff in England and Wales engaged on building control activities. 

'Based on average annual salary of £35k. 
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LIST OF RELEVANT RESEARCH PROJECTS 

Al l the research reports listed below may be downloaded free of charge via 
the internet at the adresses given. 

• The Impact of the ADB 2000 

www,arup.com/flre/feature.cfm?pageid=6452 

• Forward Look 

• Effectiveness of Sprinklers in Residential Premises 

• Smoke Ventilation of Common Access Areas of Flats and Maisonettes 

• Fire Suppression in Buildings using Water Mist, Fog or Similar Systems 

• The Integrity of Compartmentation in Buildings During a Fire 

• A Review of the Guidance in AD B on the Provision of Cavity Barriers 

• Fire Resistance Requirements for Dampers and Ducts 

• The Production of Smoke and Burning Droplets f r o m Wall and 
Ceiling Linings 

www,bre.co .uk/adb 

• BDAG - Operational Physiological Capabilities of Firefighters 

• BDAG - Physiological Assessment of Firefighting, Search and Rescue in 
the Built Environment 

• BDAG - Collection and Analysis of Human Behaviour Data 

• BDAG - Collection and Analysis of Emergency Services Data 

• BDAG - Firefighting in Under Ventilated Compartments 

• BDAG — Effect of Reduced Pressures on Performance of Firefighting 
Branches in Tall Buildings 

• BDAG - Hydraulic Calculation of Wet and Dry Risers, Hoses 
and Branches 

www.odpm.gov.uk/ stel lent/groups/odpm_fire/documents/page/ 
odpm_fire_029625 .hcsp 
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THE CONSULTATION CRITERIA 

The Government has adopted a code of practice on consultations. The 
criteria below apply to all UK national public consultations on the basis of a 
document in electronic or printed form. They w i l l often be relevant to other 
sorts of consultation. 

Though they have no legal force, and cannot prevail over statutory or other 
mandatory external requirements (e.g. under European Community Law), 
they should otherwise generally be regarded as binding on UK departments 
and their agencies, unless Ministers conclude that exceptional circumstances 
require a departure. 

1. Consult widely throughout the process, al lowing a m i n i m u m of 12 
weeks for written consultation at least once during the development 
of the policy. 

2. Be clear about what your proposals are, w h o may be affected, 
what questions are being asked and the timescale for responses, 

3. Ensure that your consultation is clear, concise and widely accessible. 

4. Give feedback regarding the responses received and h o w the 
consultation process inf luenced the poUcy. 

5. Monitor your department's effectiveness at consultation, including 
through the use of a designated consultation co-ordinator. 

6. E n s u r e your consultation follows better regulation best practice, 
including carrying out a Regulatory Impact Assessment if appropriate. 

The fu l l consultation code may be viewed at: 
www.cabinet-office.gov.uk/regulation/Consultation/Introduction.htm 

Are you satisfied that this consultation has fo l lowed these criteria? I f not, or 
you have any other observations about ways of improving the consultation 
process please contact: 

Adam Bond, ODPM Consultation Co-ordinator, 
Room 2.19, 26 Whitehall, London, SW1A 2WH; 

or by e-mail to: 
adam.bond@odpm.gsi.gov.uk 
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Response form for the consultation on 
proposals for amending 

APPROVED DOCUMENT ASSOCIATED WITH BUILDING 
REGULATIONS PART B - FIRE SAFETY 

Respondent Details 

Name: Please return by 

Organisation: 
18 November 2005 to: 

Address: 
Part B Review 
BRE 
Garston 

Town/City: 
County/Postcode: 

WATFORD 
WD25 9XX 

Fax: 
E-mail: 

e-mail: partb@bre.GO.uk 
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Organisation type (tick one box only) 

Approved Inspector Manufacturer 

Architects Other non-governmental 
organisation 

uivii/oTrucLurai engineer rrivaie inuiviouai (unaTTiiiaieaj 

Commercial Developers Professional body or institution 

Consultancy Property funder 

Fire & Rescue Authority Property Management 
(Facility Manager) 

House or property developer Property Manager 
(Energy Manager) 

Housing Association Research/academic organisation 
(Registered Social Landlords) 

Individual in practice, Specific interest or lobby group 
trade or orofession 

Journalist/media Testing bodies 

Local authority - Building Control Trade body or association 

Local authority - Insurer 
Environmental Health 

Local authority - other Other: 
(please specify) 

Please use a or in answering the following questions 

Is your response confidential? Yes No 
If so please explain why. 

(See disclaimer on page 114) 
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Foreword: It is appreciated that not all consultees will wish to express an opinion 
on every question. Where no response is given it will be presumed that consultees 
do not wish to contribute to the consultation on that specific matter. Where 
consultees strongly support particular aspects of the guidance please use the 
comments sections of this form to note that support. 

Please note that provision is made throughout this questionnaire for you 
to provide additional comments. If, however you wish to provide more 
detailed comments on any aspect of the consultation then please feel free 
to append additional materials and supplementary documents, clearly 
marked and cross referenced to the relevant questions, as necessary. 

1 THE FORMAT OF APPROVED DOCUMENT (AD B) 

1.1 Do you support the two volume format 
(Dwellings & Buildings other than dwellings) 
of the proposed AD B? Yes No 

1.2 If you answered No to 1.1 do you prefer the 
format of the existing AD B i.e. a single volume? Yes No 

1.3 Do you think that the format of AD B could 
be improved by creating three volumes 
where the third volume contains the technical 
appendices forthe "Dwellings" & "Buildings 
other than Dwellings" volumes thereby 
reducing duplication and the overall size of 
the volumes? Yes No 

Comments: 
If you would prefer a different format please 
state what this would be and explain why it 
would be an improvement. 
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2 ADDITIONAL SECTIONS WITHIN AD B 

2.1 It has been suggested that either an additional 
functional requirement (i.e. B6) or perhaps an 
expanded B3 (Internal fire spread (structure)) 
(i.e. B3(5)) could be developed to consolidate 
existing provisions on fixed firefighting 
equipment such as sprinklers. Would this be 
beneficial to future editions of AD B? Yes No 

Comments: 

Questions on technical guidance within AD B 
Volume 1 (Dwellings) 

3 INTRODUCTION TO THE GUIDANCE 

3.1 Does the introductory text clearly and 
adequately describe its purpose and context? Yes No 

Comments: 

Adult placement 
3.2 Do you support the reference to Adult 

Placement Schemes? (paragraph 0.9) Yes No 

Comments: 
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Residential sprinklers 
3.3 Do you support the new general guidance on 

residential sprinkler systems? (paragraph 0.21)) 

Residential sprinklers are also mentioned in 
paragraphs 2.14, 3.15, 7.16, 12.16 and 16.5 Yes No 

Comments: 

Inclusive design 
3.4 Do you support the guidance on inclusive 

design? (paragraph 0.24) Yes No 

Comments: 
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Provision of information 
3.5 Do you support the proposals for guidance 

on the provision of information set out in the 
General Introduction? (paragraph 0.25) Yes No 

3.6 Should the proposals for a new Regulation 
requiring provision of information for 
"Buildings other than Dwellings" be extended 
to "Dwellings"? Yes No 

3.7 If so, should these proposals cover material 
alterations and extensions? Yes No 

3.8 If so, do you think this proposal would be 
enforceable? Yes No 

3.9 If so, do you think there would be a cost 
involved? Yes No 

Comments: 

4 B1 MEANS OF WARNING AND ESCAPE 

Section 1: Fire alarm and fire detection systems 

4.1 Do you support the general amendments of 
Section 1 to align with BS 5839 part 6 on 
domestic alarms? Yes No 

Comments: 

80 

CLG00000025 0074 
CLG00000025/74



Section 4 Response fomi 

Material alterations 
4.2 Do you support the proposed guidance on 

material alterations? (paragraph 1.8) Yes No 

Comments: 

Installations based on smoke alarms 
4.3 Do you support the proposals for providing 

an additional smoke alarm in the principal 

bedroom? (paragraph 1.3 & 1.11) Yes No 

Comments: 

Section 2: Dwellinghouses 

Inner rooms 
4.4 Do you support the proposed note in 

the guidance for "inner inner rooms"? 

(paragraph 2.3) Yes No 

Comments: 

Ga//er/es 
4.5 Do you support the proposed guidance on 

galleries? (paragraph 2.6) Yes No 

Comments: 
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Emergency egress windows 
4.6 Do you support the proposed guidance on 

locks and stays for emergency egress 

windows? (paragraph 2.10 Note)) Yes No 

Comments: 

Material alterations - loft conversions 
4.7 ODPM is minded to replace the existing 

guidance on loft conversions with proposed 
new guidance aligning such building work 
to the formation of a three storey house, 
(paragraph 2. 18 a) Would you support this 

proposal? (see also Question 26.5) Yes No 

Comments: 

Replacement windows 
4.8 Do you support the proposed guidance on 

replacement windows? (paragraph 2.19) Yes No 

Comments: 
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Section 3: Apartments 

Terminology 
4.9 Do you support replacing the term flats and 

maisonettes with the more commonly used 

term "apartment"? Yes No 

Comments: 

Replacement windows 
4.10 Do you support the proposed additional 

options for the internal planning of apartments 
with more than one storey? 

(paragraph 3.15 c & d) Yes No 

Comments: 

Ventilation of common escape routes 
4.11 Do you support the proposed guidance on 

natural ventilation for common escape routes? 
(paragraph 3.25) Yes No 

Comments: 

4.12 Do you support the proposed guidance on 
smoke control for common escape routes 

using pressure differentials? (paragraph 3.26) Yes No 

Comments: 
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Live/work units -
4.13 Do you support the proposed new guidance 

on live work units? (paragraph 3.51) Yes No 

Comments: 

5 B2 INTERNAL FIRE SPREAD (LININGS) 

Section 5: Wall and ceiling linings 
5.1 Do you find the extended definition of ceilings 

helpful? (paragraph 5.3 c & d ) Yes No 

Comments: 

6 83 INTERNAL FIRE SPREAD (STRUCTURE) 

Section 7: Compartmentation 
6.1 ODPM is minded to introduce sprinkler 

protection in apartment buildings over 30m 
tall, (paragraph 7.16) Would you support this 
proposal? (see also Question 26.6) Yes No 

Comments: 

8-1 
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6.2 Do you support the new guidance on 
accommodating the predicted deflection 
of floors above compartment walls? 

(paragraph 7.23) Yes No 

Comments: 

Section 8: Concealed spaces (cavities) 
6.3 Do you support the proposals for revised text 

on cavity barriers in dwellings? (paragraphs 
8.1 to 8.8) Yes No 

Comments: 

Section 10: Special provisions for car parks 
6.4 Do you support the proposals for car parks? 

(paragraphs 10.1 to 10.4) Yes No 

Comments: 
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7 B4 EXTERNAL FIRE SPREAD 

Section 12: Space separation 
7.1 Do you support the proposed changes to 

the guidance on notional boundaries? 
(paragraph 12.6) Yes No 

7.2 Should these provisions only apply to premises 
in different ownership? (paragraph 12.6) Yes No 

Comments: 

Section 13: Roof coverings 
7.3 Are you satisfied with the proposals for 

amending paragraph 13.5 and Table 6 

(Limitations on roof coverings) for roofing? Yes No 

Comments: 

8 B5 A C C E S S AND FACILITIES FOR THE FIRE SERVICE 

Section 14: Fire mains and hydrants 
8.1 Do you support the new proposals for private 

hydrants? (paragraph 14.7) Yes No 

Comments: 
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Section 15: Vehicle access 
8.2 Do you support the proposals for amending 

the guidance on buildings not fitted with fire 
mains? (paragraphs 15.2 to 15.3) Yes No 

Comments: 

Section 16: /Access to buildings for 
fire-fighting personnel 

8.3 The ODPM is minded to amend the guidance 
on number and location of firefighting shafts 
and the provision of dry rising mains, 
(paragraphs 16.5 to 16.6) Would you support 
this proposal? (see also Question 26.7 and 

Question 26.8) Yes No 

Comments: 

8.4 Do you support the proposals for amending 
the guidance on design and construction of 
firefighting shafts? (paragraphs 16.7 to 16.9) Yes No 

Comments: 
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8.5 Your views would be welcomed on what, if 
any, sections of BS 5588-5:2004 on "Fire 
precautions in the design, construction and 
use of buildings - access and facilities for 
firefighting", should be referred to (paragraphs 
16.7 to 16.9) 

Comments: 

Section 17: Venting of heat and smoke from 
basements 

8.6 Do you think the guidance in Section 17 
"venting of heat and smoke from basements" 
should be changed as a result o f the findings 
of the ODPM report "Firefighting in under-
ventilated compartments"? (paragraph 17.1) Yes No 

Comments: 

9 APPENDIX A: PERFORMANCE OF MATERIALS, 
PRODUCTS AND STRUCTURES 

9.1 This appendix has been amended to take 
account of the new European classification 
system for roofing. Do you support the 

proposed changes? (paragraph 6) Yes No 

Comments: 
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10 APPENDIX B: FIRE DOORS 

10.1 The ODPM is minded to remove the 
requirement for self-closing devices on doors 
within dwellings, (paragraph 2) Would you 

support this proposal? (see also Question 26.9) Yes No 

Comments: 

11 APPENDIX E: DEFINITIONS 

11.1 This appendix includes a number of new or 
amended definitions. Do you support the 

proposed changes? Yes No 

Comments: 

12 ANY OTHER ISSUES 

12.1 Are there any other issues regarding AD B Volume 1 
"Dwellings" that you would like to raise? 

Comments: 
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Questions on technical guidance within AD B 
Volume 2 (Buildings other than Dwellings) 

13 INTRODUCTION TO THE GUIDANCE 

13.1 Does the introductory text clearly and 
adequately describe its purpose and context? Yes No 

Comments: 

Schools 
13.2 Do you support the proposal to remove all 

guidance on fire safety in schools and refer to the 
new Building Bulletin 100 instead? (paragraph 0.21) Yes No 

Comments: 

Inclusive design 
13.3 Do you support the proposed new guidance 

on inclusive design? (paragraph 0.27) Yes No 

Further new guidance addressing the needs 
of disabled people is proposed in paragraphs 
Bl .ix, 1.9, 3.1, 3.6, 3.14, 4.33 & 4.38 

Comments: 
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Management 
13.4 Do you support the proposed advice on the 

management of fire safety in premises? 

(paragraph 0.28) Yes No 

Comments: 

Provision of information 
13.5 Do you support the proposals for a new 

Regulation for the provision of information 
as set out in the General Introduction? 
(paragraph 0.29) Yes No 

13.6 Should these proposals cover material 
alterations? Yes No 

13.7 Do you think this proposal is enforceable? If not 
please give reasons in the comments box. Yes No 

13.8 Do you think there would be a cost involved? 
If so please give details in the comments box. Yes No 

Comments: 
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Alternative approaches 
13.9 At the time of preparing this consultation 

document British Standard Draft for 
Development (DD) 9999 on Fire Precautions 
had not been published. However, should 
this document become available during the 
consultation period on this Approved Document 
we would welcome consultees' thoughts on the 
adequacy of DD 9999 to meet the functional 
requirements of Part B of the Building 
Regulations and as an eventual replacement 
to the 5588 series of standards, 
(paragraph 0.15) 

Comments: 

14 Bl MEANS OF WARNING AND ESCAPE 

Section 1: Fire alarm and fire detection systems 
14.1 Do you support the general amendments to 

Section 1 so as to align with BS 5839 Part 1 
on fire detection and alarms in buildings? Yes No 

Comments: 

14.2 Do you support the proposed additional 
guidance on warnings for people with impaired 
hearing? (paragraph 1.9) Yes No 

Comments: 
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Section 2: Design for horizontal escape 

14.3 Do you support the proposed guidance on 
access control measures? (paragraph 2.6) Yes No 

Comments: 

14.4 With the imminent removal of the relevant 
"Home Office" guides do you support the 
proposed text in Table 2 (Limitations on 
travel distance) on the classification of normal 
or higher hazard premises? (Table 2 Note 6) Yes No 

Comments: 

14.5 Do you support deletion of the "21/2degree rule" 
in Diagram 2 (Travel distance in dead-end 

condition)? Yes No 

Comments: 

14.6 Do you support the proposed new guidance 
on means of escape in buildings with open 
spatial planning? (paragraph 2.12) Yes No 

Comments: 
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14.7 Do you support the proposed new guidance 
on calculating the minimum width of ground 
floor storey exits? (paragraph 2.23) Yes No 

Comments: 

14.8 ODPM is minded to introduce guidance for the 
provision of protected corridors in storage 
buildings. This is intended to address safety 
concerns relating to self storage type premises, 
(paragraph 2.24) Would you support this 

proposal? (see also Question 26.10) Yes No 

Comments: 

14.9 If not, do you agree that some additional 
measures are necessary in this type of 

premises? Please give details. Yes No 

Comments: 

14.10 Do you support the proposed new guidance 
on progressive horizontal evacuation in residential 
care homes? (paragraphs 2.32 to 2.43) Yes No 

Comments: 
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14.11 ODPM is minded to introduce a provision for 
the use of sprinkler protection in care homes, 
(paragraph 2.36) Would you support this proposal? 
(see also Question 26.11) Yes No 

14.12 If you do support the introduction of this 
provision should it apply to; 

New build premises Yes No 

Material alterations Yes No 

Change of use Yes No 

Comments: 

14.13 Do you think that the need for sprinkler 
protection should only apply to care homes 
designed using progressive horizontal 

evacuation? Yes No 

Comments: 

Section 3: Design for vertical escape 

14.14 Do you support the proposed guidance on the 
provision of refuges? (paragraphs 3.6 to 3.13) Yes No 

Comments: 
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14.15 Do you support the suggestion that firefighting 
lifts can be used for the evacuation of disabled 
people? (paragraph 3.14) Yes No 

Comments: 

14.16 ODPM is minded to change the guidance on 
discounting of stairs for tall buildings designed 
for phased evacuation, (paragraph 3.21) 
Would you support this proposal? 

(see also Question 26.12) Yes No 

Comments: 

14.17 Do you support the proposed change to the 
guidance on phased evacuation so that, in the 
first instance, only the fire floor is evacuated? 
(paragraph 3.27) Yes No 

Comments: 

Section 4: General provisions 

14.18 Do you support the proposed additional 
guidance on the provision of door fastenings? 
(paragraph 4.11) Yes No 

Comments: 
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14.19 Do you support the proposed guidance on 
level thresholds for final exits? (paragraph 4.33) Yes No 

Comments: 

14.20 Do you support the proposed additional guidance 
on the provision on mechanical ventilation and air 
conditioning systems? (paragraphs 4.46 to 4.50) Yes No 

Comments: 

B2 INTERNAL FIRE SPREAD (LININGS) 

Section 5: Wall and ceiling linings 

15.1 Is the extended definition of ceilings helpful? 
(paragraph 5.3 c & d ) Yes No 

Comments: 
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16 B3 INTERNAL FIRE SPREAD (STRUCTURE) 

Section 6: Compartmentation 

16.1 It has been suggested by some stakeholders 
that the 2,000m2 compartment size for single 
storey shops adopted in the 2000 edition of 
the AD B is too onerous and could be 
increased to 4,000m2. Are you in favour of this 
relaxation? (Table 11 Maximum dimensions 
of building or compartment) Yes No 

Comments: 

16.2 It is proposed to introduce a national maximum 
compartment size for single storey storage 
buildings of 440,000m3 coupled with the 
potential repeal of similar provisions in Local 
Acts (typically set at 7,000m3). Do you support 
this proposal? (Table 11 - Maximum dimensions 
of building or compartment) Yes No 

Comments: 

16.3 Do you support the new guidance on 
accommodating the predicted deflection 
of floors above compartment walls? 

(paragraph 7.24) Yes No 

Comments: 
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Section 8: Concealed spaces (cavities) 

16.4 Do you find the rewritten Section 8 on cavity 
barriers an improvement? Yes No 

Comments: 

16.5 Changes to the guidance within Section 8 
mean that cavity barriers will be necessary in 
underfloor service voids. Do you support this 
change? (paragraph 8.7 and Table 12 -

Maximum dimensions of cavities) Yes No 

Comments: 

16.6 Changes to the guidance within Section 8 
mean that window and door frames with a low 
melting point will no longer be considered as 
an adequate alternative to a cavity barrier. 

Do you support this change? (paragraph 8.12) Yes No 

Comments: 
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Section 9: Protection of openings and 
fire-stopping 

16.7 Do you support the additional guidance on 
ventilating ducts and fire dampers? 

(paragraphs 9.10 to 9.16) Yes No 

Comments: 

Section 10: Special provisions for car parks 
and shopping complexes 

16.8 Do you support the proposed changes to the 
guidance on car parks? (paragraph 10.3) Yes No 

Comments: 

17 B4 EXTERNAL FIRE SPREAD 

Section 12: Space separation 
17.1 Do you support the proposed changes to 

the guidance on notional boundaries? 

(paragraph 12.6) Yes No 

Comments: 
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Section 13: Roof coverings 

17.2 Do you support the proposals for amending 
paragraph 13.5 and Table 15 (Limitations on 
roof coverings) for roofing? Yes No 

Comments: 

B5 A C C E S S AND FACILITIES FOR THE 
FIRE SERVICE 

18.1 Do you support the proposed additional 
guidance for buildings where the means 
of escape has not been designed in 
accordance with the Approved Document? 

(paragraph B5.ii b) Yes No 

Comments: 

Section 14: Fire mains and hydrants 

18.2 Do you support the new proposals for private 
hydrants? (paragraph 14.7) Yes No 

Comments: 
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Section 15: Vehicle access 

18.3 Do you support the proposals for amending 
the guidance on buildings not fitted with fire 
mains? (paragraphs 15.2 to 15.3) Yes No 

Comments: 

Section 16: Access to buildings for 
firefighting personnel 

18.4 ODPM is minded to amend the guidance on 
number and location of firefighting shafts and 
the provision of dry rising mains, (paragraphs 
16.7 to 16.8) Would you support this proposal? 
(see also Question 26.7 and 26.8) Yes No 

Comments: 

18.5 Do you support the proposals for amending 
the guidance on design and construction of 
firefighting shafts? (paragraphs 16.9 to 16.11) Yes No 

Comments: 
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18.6 Your views would be welcomed on what, if 
any, sections of BS 5588 Part 5 2005 should 
be referred to here (paragraphs 16.9 to 16.11) 

Comments: 

Section 17: Venting of heat and smoke from 
basements 

18.7 Do you think the guidance in Section 17 
"venting of heat and smoke from basements" 
should be changed as a result of the findings 
of the ODPM report "Firefighting in under-
ventilated compartments"? Yes No 

Comments: 

APPENDIX A: PERFORMANCE OF MATERIALS, PRODUCTS 
AND STRUCTURES 

19.1 This appendix has been amended to take 
account of the new European classification 
system for roofing. Do you support the 

proposed changes? (paragraph 6) Yes No 

Comments: 
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20 APPENDIX B: FIRE DOORS 

20.1 Do you support the additional guidance on 
fire resisting doors highlighting the importance 
of considering the door set as a complete 

assembly? (paragraph 1) Yes No 

Comments: 

20.2 Do you support the additional guidance on 
the 25% restriction for fire resisting doors in 
compartment walls? (paragraph 5) Yes No 

Comments: 

21 APPENDIX E: DEFINITIONS 

21.1 This appendix includes a number of new or 
amended definitions. Do you support the 

proposed changes? Yes No 

Comments: 
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22 APPENDIX G: PROVISION OF INFORMATION 

22.1 Does this proposed new appendix adequately 
address the need for guidance on what 
information should be recorded and passed 
on the building owner? Yes No 

Comments: 

23 APPENDIX H: SMALL PREMISES 

23.1 Do you support the inclusion of this guidance 
in the Approved Document? Yes No 

Comments: 

23.2 Should the guidance on small premises be 
retained in an annex or included in the main 
body of the Approved Document? Yes No 

Comments: 
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25 ANY OTHER ISSUES 

Are there any other issues regarding the AD B 
Volume 2 "Building other than dwellings" that 
you would like to raise? 

Comments: 

26 REGULATORY IMPACT ASSESSMENT (RIA) 

Frequency of change 
26.1 Some stakeholders have suggested that 

Part B of the Building Regulations should be 
reviewed and updated every 5 years. Would 
you support this frequency of change? Yes No 

Comments: 

Costs 
26.2 Do you have comments on the costs identified 

in the draft RIA? Yes No 

Comments: 
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Benefits 
26.3 Do you have any comments on the benefits 

identified in the draft RIA? Yes No 

Comments: 

Specific costs 
26.4 As part of your response to this questionnaire 

are you willing to provide an assessment of the 
impact of these new standards? Yes No 

Comments: 

Specific impacts of removal of separate 
guidance on loft conversions 

26.5 ODPM is minded remove the provision of 
separate guidance regarding loft conversions 
in 2-storey dwellinghouses (see Question 4.7). 
In order to facilitate further consideration of 
this proposal are you able to provide any 
information, with supporting evidence, on 

the likely impacts, costs and benefits? Yes No 

Comments: 
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Specific impacts of sprinkler protection in tall 
apartment buildings 

26.6 ODPM is minded introduce a provision for the 
installation of sprinklers in apartment buildings 
over 30m in height (see Question 6.1). In order 
to facilitate further consideration of this proposal 
are you able to provide any information, with 
supporting evidence, on the likely impacts, 
costs and benefits involved with the use of 
such systems? Yes No 

Comments: 

Specific impacts of changes to guidance on 
firefighting shafts 

26.7 ODPM is minded to amend the guidance on 
the provision of firefighting shafts (see Question 
8.3 and 18.4). In order to facilitate further 
consideration of this proposal are you able 
to provide any information, with supporting 
evidence, on the likely impacts, costs and 

benefits involved? Yes No 

Comments: 
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Specific impacts of changes to guidance on 
provision of dry rising mains 

26.8 ODPM is minded to amend the guidance on 
the provision of dry rising mains (see Question 
8.4 and 18.4). In order to facilitate further 
consideration of this proposal are you able 
to provide any information, with supporting 
evidence, on the likely impacts, costs and 

benefits involved? Yes No 

Comments: 

Specific impacts of removal of provision for 
self-closing devices 

26.9 QDPM is minded remove the provision for the 
installation of self-closing devices on doors 
within apartments (except doors onto common 
escape routes) and in dwellinghouses (except 
on doors to garages) (see Question 10.1). In 
order to facilitate further consideration of this 
proposal are you able to provide any information, 
with supporting evidence, on the likely impacts, 
costs and benefits? Yes No 

Comments: 
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Specific impacts of protected corridors in 
storage buildings 

26.10 ODPM is minded to introduce guidance for 
the provision of protected corridors in storage 
buildings (see Question 14.8). This is intended to 
address safety concerns relating to "self storage" 
type premises. In order to facilitate further 
consideration of this proposal are you able 
to provide any information, with supporting 
evidence, on the likely impacts, costs and 

benefits involved? Yes No 

Comments: 

Specific impacts of sprinkler protection in care homes 
26.11 ODPM is minded introduce a provision for the 

installation of sprinklers in premises with special 
risks such as care homes for the elderly (see 
Question 14.11). In order to facilitate further 
consideration of this proposal are you able 
to provide any information, with supporting 
evidence, on the likely impacts, costs and 

benefits involved with the use of such systems? Yes No 

Comments: 
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Specific impacts of changes to discounting stairs 
26.12 ODPM is minded to amend the guidance on the 

need to discount a stair in tall buildings with 
phased evacuation procedures (see Question 14.15). 
In order to facilitate further consideration of this 
proposal are you able to provide any information, 
with supporting evidence, on the likely impacts, 
costs and benefits involved? Yes No 

Comments: 
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26.13 Do you have any general comments you would 
like to make on the draft RIA? 

112 

CLG00000025 0106 
CLG00000025/106



Section 4 Response fomi 

Do you have any other comments? 
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THANK YOU FOR YOUR TIME 

Please note: 

All information in responses, including personal information, may be 
subject to publication or disclosure under freedom of information 
legislation. If a correspondent requests confidentiality, this cannot be 
guaranteed and will only be possible if considered appropriate under 
the legislation. Any such request should explain why confidentiality 
is necessary. Any automatic confidentiality disclaimer generated by 
your IT system will not be considered as such a request unless you 
specifically include a request, with an explanation, in the main text 
of your response. 

Confidential responses will nevertheless be included in any statistical 
summary of numbers of comments and views expressed, although 
individuals will not be identified. 

Names and addresses may be held in an electronic database of 
interested parties for the purpose of distributing future consultation 
documents on similar issues. However, any such details will not be 
given to any third party. 

A summary of responses to this consultation will be published by 
31 March 2006 at www.odpm.gov.uk/buildingregs. Paper copies will 
be available on request. 
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