
Warwickshire Warehouse Fire: 5 November 2007 

Briefing on the R R O , Building Regulations - Residential Sprinklers BS 9251 
(Sprinklers for Life Safety and Property Protection) and Arson 

Fire Safety in B u s i n e s s Premises : Regulatory Reform (Fire Safety) 
Order 2005 

Lines to take on the Regulatory Reform (Fire Safety) Order 2005: 

• Those with the responsibility for premises are best placed to manage and 
maintain appropriate fire safety precautions and to understand and address 
the risk to iives and property that fire represents to those working there or 
visiting. 

• A key objective of the Order is to reduce the regulatory burden on businesses 
by simplifying the legislation and reducing the number of enforcing authorities 
businesses have to deal with. It ensure businesses can never forget about fire 
safety issues and must to actively develop and maintain a fire safety 
management plan. 

• Responsible persons can get help and assistance from whoever they think 
competent to help them, including their local fire and rescue authority. 

• Government has produced a series of detailed technical guides for a range of 
specific types of premises, including warehouses, which are designed to help 
with the assessment process and provide advice on every aspect of fire 
safety (eg, training, fire detection systems, emergency escape routes, etc). 

Sprinklers - New Build, Extension or Material Alteration of a Building -
Building Regulations 

L ines to take: 

• The Building Regulations apply to most building work, (typically the erection, 
extension or material alteration of a building) in England & Wales. Separate 
legislation exists in Scotland and Northern Ireland. 

• A recent review of Part B and its accompanying guidance considered fire 
safety in al! types of premises including dwellings, residential care homes and 
warehouses. It also considered the important role that sprinklers and other 
types of fire protection measures may have. 

• Although sprinklers have been asked for in a range of situations for a number 
of years, the amended Part B gives greater recognition to their role and the 
guidance has been expanded, where justified, to include their use in a wider 
range of situations. 

• For example, sprinkler provision is asked for in the majority of tall (30m+) 
buildings, buildings with large compartments (eg shops with a compartment 
over 4,000m2) and certain residential care homes. The guidance has also 
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introduced a maximum unsprinklered compartment size for single storey 
warehouses and for the first time on residential sprinklers. Sprinklers may 
also be used as a compensatory feature in certain situations, for example, to 
mitigate against reduced separation distances between buildings or extended 
travel distances. 

• However, it is important to note that sprinklers and other forms of automatic 
fire suppression are not a panacea and should always be installed as part of 
a package of measures. 

• The powers contained in the Building Act 1984 do not permit Building 
Regulations to be made for the purpose of property protection. This is a 
matter for the relevant building owner and their insurer. 

• It therefore remains open for property owners and developers, in conjunction 
with their insurers, to install sprinklers or other protective measures if they 
consider them to be an effective means to address fire risk. 

Sprinklers - Fire Safety Risk Assessment - factories and warehouses 
(published June 2006) 

For existing commercial buildings, supporting guidance for the Regulatory Reform 
(Fire Safety) Order provides information to the responsible person on the use of 
automated sprinkler systems or other suppression/extinguishing systems. 

Key points: 
• Can be very effective at controlling fires 
• Can be designed to protect life and/or property 
• May be regarded as a cost effective solution for reducing the risks created by 

fire 
• Installed as a result of a business decision for the protection of business 

assets 
• May be imposed under a local act or an integral part of the building's design 
• Where sprinklers have been required by law, for example Building 

Regulations or local acts, such equipment and facilities must be maintained 

In addition, the Fire Protection Association in collaboration between CLG, CFOA, 
ABI, FBU and others published guidance in 2002 "Fire Precautions in warehouses 
and distribution buildings" 

Key points: 
• Intended to assist business in satisfying statutory duties and commercial 

responsibilities 
• And to assist enforcing authorities in taking an informed and consistent 

approach to the application of Building Regulations and fire safety legislation 
• Focused on large single-storey warehouse and distribution buildings 
• States that "one of the most effective methods of controlling the fire risk in 

warehouses is the provision of sprinklers" but goes no further 
• This publication is currently under review and makes a more explicit 

statement that most insurers would recommend over the provision of 
sprinklers for property protection. 
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Allegations of Arson 

Key Facts: 

It has been reported that this fire may have been the result of an arson attack. 

The building is being treated as a crime scene and the Warwickshire Police have 
primacy in the investigation of this investigation. 

The police are working closely with Warwickshire Fire and Rescue Authority and 
specialist forensic teams to establish the cause of the fire. 

Line to take: 

It is would be inappropriate to comment on this whilst investigations are 
continuing. 
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Annex 

Q&A on the Regulatory Re fo rm (Fire Safetv) Order 2005 

Does the RRO put lives at risk by expecting non-fire safety people to conduct a 
fire risk assessment? 

• Those with the responsibility for premises are best placed to manage and 
maintain fire safety precautions and understand and address the risk to lives 
and property that fire represents to those working there or visiting. 

• The purpose of the RRO is to benefit business by simplifying the legislation 
and reducing the number of enforcing authorities that businesses are required 
to deal with. 

• Responsible persons can get help and assistance from whoever they think 
competent to help them, including their local fire and rescue authority. 

• We have produced a series of detailed technical guides for a range of specific 
types of premises, including warehouses. These are designed to help with 
the assessment process and provide advice on every aspect of fire safety 
(eg, training, fire detection systems, emergency escape routes, etc). 

Do businesses understand their responsibilities underthe RRO? 
• The 1997 Fire Precautions (Workplace) Regulations (as amended) provided 

for a risk assessment based approach to fire safety in virtually all places 
where people are employed to work. Although the Order extended these 
requirements to a larger range of premises, the requirement on responsible 
persons to carry out and implement a fire risk assessment is not a new 
concept. 

• CLG invested over £1.3 million publicising the new fire safety obligations on 
businesses and it continues to provide a wealth of fire safety guidance 
material on its website. This is in addition to fire safety advice and guidance 
which is made available by the private sector on a commercial basis, and to 
advice provided by Fire and Rescue Authorities. 

• We recognise that small - medium sized businesses may be struggling to 
understand their responsibilities under the Order. We are working with 
others to maintain awareness of RRO across the broad spectrum of business, 
particularly SMEs. 

What help is available to responsible persons? 
• We developed a series of detailed guides, each dealing with a particular type 

of premises such as factories and warehouses, sleeping accommodation, 
offices and shops, etc. In addition, we have produced a shorter entry-level 
guide to explain the RRO to responsible persons. These guides are freely 
available from the CLG website or as priced publications from bookshops. 

• The Fire and Rescue Service is also available to provide advice to local 
businesses and responsible persons. 
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What does the RRO expect of Fire & Rescue Authorities? 
• Fire and Rescue Authorities are required under the Order to inspect business 

premises within their local areas to ensure compliance with the requirements 
of the Order and that adequate fire safety measures are in place. In addition, 
Authorities have a duty to provide fire safety advice when requested. 

What are the penalties for non-compliance? 
• Fire and Rescue Authorities will not use the RRO as a stick to beat 

businesses, but will, where necessary, offer support and advice on how best 
to improve fire safety arrangements. In doing so, they will take account of 
measures which are proportionate and reasonable to the identified risk. 

• Fire and Rescue Authorities will take enforcement action in those cases 
where a serious risk exists and is not being managed. 

[If pressed: 
In serious cases, penalties of a fine of up to £5,000 for each offence on summary 
conviction (in a Magistrates Court) or an unlimited fine or up to two years 
imprisonment, or both on conviction or indictment in a Crown Court or above.] 

Each FRA delivers its responsibilities duties underthe RRO differently - is 
this what was intended? 

• Experience has shown that enforcement activity and uniformity of approach 
does vary across Fire and Rescue Authorities. Whilst it is a matter of local 
discretion how a Fire and Rescue Authority best delivers its statutory 
responsibilities to provide advice and enforcement, we believe that guidance 
on the intent of the Order may help increase consistency of approach. 

• We have published an Enforcers' Guide to help FRAs better understand their 
duties under the Order, and for the public to better understand the intent of 
specific aspects of the Order. 

Why have C L G waited until now to publish guidance for FRAS as enforcers? 
• This is part of the planned on going rollout of information/guidance relating to 

RRO, and takes account of FRAs' experience of enforcing the Order during 
its first year of operation. 

• The content of the guide has been subject to discussions with the Chief Fire 
Officers' Association; Fire Brigades' Union; Association of Building Engineers; 
DCMS; HSE; Business and Community Safety Form; Local Authorities and 
others. 

There are going to be more fires as a result of this legislation and the abolition 
of fire certificates. 

• The Order aims to ensure that businesses actively pursue fire safety in their 
premises and take responsibility for the safety of their staff and others visiting 
their premises. We believe that businesses are best placed to consider the 
risks that may exist in individual premises and to take action to put in place 
appropriate fire safety measures. 

• Fire certificates represented a prescriptive and time-bound approach to fire 
safety. The RRO represents a proactive approach to managing fire risks in all 
holiday accommodation providers, notjust those designated by the 1971 Fire 
Precautions Act. 
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• Certification established a fixed position in relation to fire safety measures 
which meant that, providing no changes had been made to a premises, there 
was no incentive or requirement on businesses to improve existing fire safety 
precautions on the basis of identified risk. 

Why did the Govt move from a prescriptive fire safety regime implemented by 
the F R S to one that is self-assessment forthe responsible person? 

• The introduction of the Fire Safety Regulatory Reform Order (RRO) 
consolidated the previous 70-plus seperate pieces of fire safety regualtions 
that affected businesses into a single piece of legislation. The introduction of 
self-assessment has enabled the Order to ensure that businesses actively 
pursue fire safety in their premises and take responsibility for the safety of 
their staff and others visiting their premises. 

Is it not putting lives at risk to expect non-fire safety people to conduct a fire 
risk assessment? 

• Responsible persons can get help and assistance from whoever they think 
competent to help them, this includes being able to get advice from their local 
fire service. In addition the Government has produced in depth guides to help 
with the assessment process itself, setting out advice on every aspect of fire 
safety, e g training, fire detection systems, emergency escape routes, etc. 
The duty on the responsible person is to ensure that the risk assessment is 
done, kept up-to-date and that any fire safety improvements needed are 
actively pursued. 

Does the risk assessment check include fire escapes? fire alarms? fire doors? 
sprinklers? 

• The RRO requires that the responsible person undertakes whatever work is 
reasonable and appropriate to remove or reduce fire safety risks in their 
individual premises. The guides identify a range of precautions that are 
possible, including relevant standards and requirements, allowing the 
responsible person to choose and put in place the best precautions for their 
premises. 
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