


The Building Safety Act 2022:  
Questions and Answers



This page intentionally left blank



The Building Safety 
Act 2022: Questions 
and Answers
A practical approach to 
design and management  
of higher-risk buildings

Pat Perry
CMIOSH



Published by Emerald Publishing Limited, Floor 5, Northspring, 
21-23 Wellington Street, Leeds LS1 4DL.

ICE Publishing is an imprint of Emerald Publishing Limited

Other ICE Publishing titles:
Fire Safety in Buildings: Questions and Answers
Pat Perry. ISBN: 978-0-72776-647-2
CDM 2015: Questions and Answers: A practical approach to 
design, safety and wellbeing, Fourth edition
Pat Perry. ISBN: 978-0-72776-584-0
Building Regulations, Codes and Standards: A guide for safe, 
sustainable and healthy development
Mark Key. ISBN 978-0-72776-535-2

A catalogue record for this book is available from the British Library

ISBN 978-1-83662-467-7

© Pat Perry 2025 publishing under exclusive licence by Emerald 
Publishing

Permission to use the ICE Publishing logo and ICE name is granted 
under licence to Emerald from the Institution of Civil Engineers. The 
Institution of Civil Engineers has not approved or endorsed any of the 
content herein.

All rights, including translation, reserved. Except as permitted by the 
Copyright, Designs and Patents Act 1988, no part of this publication 
may be reproduced, stored in a retrieval system or transmitted in 
any form or by any means, electronic, mechanical, photocopying 
or otherwise, without the prior written permission of the publisher, 
Emerald Publishing Limited, Floor 5, Northspring, 21-23 Wellington 
Street, Leeds LS1 4DL.

This book is published on the understanding that the author is solely 
responsible for the statements made and opinions expressed in it and 
that its publication does not necessarily imply that such statements 
and/or opinions are or reflect the views or opinions of the publisher. 
While every effort has been made to ensure that the statements 
made and the opinions expressed in this publication provide a safe 
and accurate guide, no liability or responsibility can be accepted in 
this respect by the author or publisher.

While every reasonable effort has been undertaken by the author 
and the publisher to acknowledge copyright on material reproduced, 
if there has been an oversight please contact the publisher and we 
will endeavour to correct this upon a reprint.

Cover photo: shutterstock_1256193715

Commissioning Editor: Michael Fenton
Content Development Editor: Ryan Molyneux
Books Production Lead: Benn Linfield

Typeset by KnowledgeWorks Global Limited
Index created by David Gaskell



v

Contents Preface� xviii
About the author� xx

1 . . . . . . . . . . . . . . . . . . . . . . . . .The Grenfell Tower fire	 1
What was the Grenfell Tower fire?	 1
How did the fire start?	 1
How did the fire spread?	 2
What caused the fire to spread so quickly?	 3

2 . . . . . . . . . . . . . . . . . . . . . . . . The Public Inquiry� 5
Why was a Public Inquiry set up in relation to the  
Grenfell Tower fire?	 5
How long did the Public Inquiry take to finalise all 
hearings and publish its final report?	 6
When were the reports published?	 6
What was the outcome of the Public Inquiry?	 6
What were the recommendations in the Inquiry  
Phase One Report?	 6
What were the recommendations in the Inquiry  
Phase Two Report?	 12
Will anything change as a result of these 
recommendations?	 14

3 . . . . . . . . . . . . . . . . . . . . . . . . Understanding the Building Safety Act 2022� 17
Does the Building Safety Act apply to all of the UK?	 17
What is the Building Safety Act?	 17
Why was the Building Safety Act 2022 needed?	 19
What is the role of the Building Safety Regulator?	 20
What are the duties of the Building Safety  
Regulator?	 21
A new role of ‘Accountable Person’ is to be created 
under the Building Safety Act. Who is this and  
what are their duties?	 21
The Building Safety Act 2022 refers to a Principal 
Accountable Person. Who is this and what duties  
do they have?	 23
What is a ‘higher-risk building’ under the Building  
Safety Act?	 25
How is a building storey defined?	 26
How does the Building Safety Act 2022 influence  
fire safety matters?	 26
What are building safety risks as defined in the  
Building Safety Act?	 27



vi

Who is responsible for managing the building risks 
associated with a higher-risk building?	 28
What is the Safety Case?	 28
What is the ‘golden thread of information’?	 29
What is the Building Assessment Certificate?	 30
What are the ‘gateways’ referred to in the Building  
Safety Act?	 30
What is mandatory occurrence reporting under  
the new Building Safety Act?	 32
Information has to be kept in relation to higher-risk 
buildings. What does this mean?	 32
Who will be duty holders under the new Act?	 33
What are the key amendments proposed for  
the Building Act 1984 and the Building  
Regulations 2010?	 35
What will change regarding the competency of 
architects?	 35
What is the residents’ panel?	 36
What is the residents’ engagement strategy?	 36
Will officers, managers and employees of a  
corporate body be liable for prosecution should  
offences be committed?	 37
What are the fines and sentencing provision under  
the Building Safety Act for failing to comply with  
regulatory duties?	 37
The Building Safety Act 2022 introduces  
Building Liability Orders and Information Orders.  
What are these?	 38
Are there any costs involved when the Building  
Safety Regulator acts under the Building Safety  
Act 2022?	 39

4  . . . . . . . . . . . . . . . . .                 Enforcement sanctions� 43
The Building Safety Act 2022 allows for the  
Building Control Authority to issue a ‘stop notice’.  
What is this?	 43
When could a stop notice be served?	 44
What is a ‘compliance notice’?	 44
Who would receive the enforcement notices?	 45
Can a compliance notice be appealed?	 45
Is it an offence to ignore a compliance notice?	 46



vii

What is a ‘section 36’ notice under the Building  
Act 1984?	 46
Can either a stop notice or a compliance notice be 
withdrawn by the Building Control Authority?	 46
Time limits for enforcement action have changed 
significantly under the amendments brought in  
by the Building Safety Act 2022 and its secondary  
legislation. What are the differences?	 46
Can individuals be personally liable for  
contraventions of the Building Safety Act 2022?	 47
What are Remediation Orders?	 47
What is a Building Liability Order?	 49
How has enforcement for non-compliance with  
Building Regulations changed under the Building  
Safety Act 2022?	 49

5  . . . . . . . . . . . . . . . . .                 Competency standards� 55
Why is there a new emphasis on competency  
standards in the construction industry?	 55
Who is responsible for checking the competency 
standards of those working on a construction  
project?	 57
Who checks the competency of the Principal  
Designer and the Principal Contractor, as required  
by the Building Regulations?	 58
What are the key competency requirements?	 58
Are there any recognised published standards  
against which to check competency of organisations  
and individuals?	 58
What are the steps I need to take to check  
competency levels of those undertaking the  
legal duties of Principal Designer?	 59
Is the Principal Designer expected to be an expert  
in all design disciplines?	 60
Is checking competency standards an ongoing  
event during the project?	 60
Can an organisation take on the role of Principal 
Designer?	 60
Do Principal Designers need to demonstrate any 
additional competencies if they are appointed  
to a project involving a higher-risk building?	 61



viii

Does the Client have to carry out additional  
assessments where the Principal Designer is also  
carrying out the Principal Designer role under the 
Construction (Design and Management) (CDM) 
Regulations 2015?	 62
What are the competency requirements for the  
Principal Contractor?	 63
Are there any set procedures or templates that  
can be used to determine the competency of  
duty holders?	 64
Principal Designers, Designers and Consultants: 
Competency Assessments	 67

6 . . . . . . . . . . . . . . . . . . . . . . . . The Building Safety Regulator� 77
What is the Building Safety Regulator?	 77
What is the purpose of the Building Safety  
Regulator?	 77
What is the most important function of the  
Building Safety Regulator?	 78
Is the Building Safety Regulator the Building  
Control Authority for higher-risk buildings?	 78
Does the Building Safety Regulator oversee the  
building control requirements for refurbishment  
works to existing higher-risk buildings?	 79
Are there any specific Regulations setting out  
the procedures that need to be followed when  
applying for building regulation approval for either  
new building works or works to existing buildings?	 79
What is the Building Safety Regulator’s approval role?	 80
What is the Regulator’s enforcement role?	 80
What other duties does the Building Safety  
Regulator have?	 81
Why do individuals and organisations carrying out 
building control works have to be registered?	 82
What is the role of multi-disciplinary teams within  
the Building Safety Regulator’s department?	 83
What are the responsibilities of multi-disciplinary  
teams?	 83
Does the Building Safety Regulator charge for its 
services?	 84



ix

7 . . . . . . . . . . . . . . . . . . . . . . . . The Client� 85
What is meant by the term ‘Client’ under the  
Building Safety Act 2022?	 85
What is the essential duty of the Client?	 85
I understand that I must appoint duty holders if  
there is or is likely to be more than one contractor  
on site. Surely these duty holders will be responsible  
for making suitable arrangements to manage and 
supervise the project?	 85
In summary, what are the Client’s responsibilities  
under the Building Safety Act 2022?	 86
When do appointments need to be made?	 86
What happens if the Client fails to make these 
appointments?	 86
I have already appointed a Principal Designer and  
a Principal Contractor under the Construction  
(Design and Management) (CDM) Regulations 2015.  
Do I need to make additional appointments?	 86
The Building Safety Act 2022 contains many  
references to duty holders and their competence.  
What does this mean for the Client?	 86
What additional requirements relating to  
competency are placed on clients in respect of  
higher-risk buildings?	 87
The term ‘serious sanctions’ is used in the Building  
Safety Act 2022 and its secondary legislation  
relating to higher-risk buildings. What does the  
term mean?	 87
What steps need to be taken if there is more than  
one Client on a building project – for example,  
a mixed-use development with residential,  
commercial and retail development schemes?	 88
Are there any duties placed on a person who 
commissions a domestic project for their own  
use – that is, someone who is a domestic Client  
under the legislation?	 88
Does a Client have any additional duties in respect  
of higher-risk buildings?	 89
Can clients delegate their legal responsibilities to  
other duty holders?	 89



x

8 . . . . . . . . . . . . . . . . . . . . . . . . Accountable Persons� 91
New roles of ‘Accountable Person’ and ‘Principal 
Accountable Person’ have been created under the 
Building Safety Act 2022. Who are they and  
what are their duties?	 91
What are the duties of the Principal Accountable  
Person and the Accountable Person?	 92
Accountable Persons must follow the ‘prescribed 
principles’ when managing risks in higher-risk  
buildings. What are these?	 93
What are building safety risks as defined in the  
Building Safety Act?	 93
What is a ‘higher-risk building’ under the Building  
Safety Act?	 94
Who or what is ‘a single point of contact’?	 95
What are the penalties for not complying with  
the duties imposed by the Act?	 95
Accountable Persons are responsible for registering  
a building with the Building Safety Regulator.  
What does this mean?	 96
What are some of the measures necessary to  
comply with the duty of taking all reasonable  
steps and actions necessary to manage the building 
safety risks?	 107
I am an Accountable Person – what golden thread 
requirements do I need to be aware of if I am  
responsible for an occupied higher-risk building?	 114
I am a duty holder – what golden thread  
requirements do I need to be aware of if there  
is building work in an existing higher-risk building?	 116

9 . . . . . . . . . . . . . . . . . . . . . . . . The Principal Designer� 121
The Building Safety Act 2022 has introduced new  
duty holder roles. I understand that one of these  
duty holders is to be called the Principal Designer.  
What does this mean?	 121
Will the Principal Designer appointed under the  
Building Regulations be the same as the Principal 
Designer appointed under the Construction  
(Design and Management) Regulations 2015?	 121
Why is there a need for two different duty holders  
both called the Principal Designer?	 122



xi

What is the role of the Principal Designer as required  
by the Building Safety Act 2022?	 122
Can anyone take on the role of Principal Designer  
under the Building Regulations?	 123
What is the difference between the Principal  
Designer appointed under the Construction  
(Design and Management) Regulations 2015  
and The Building Regulations etc. (Amendment)  
(England) Regulations 2023?	 124
When does the requirement to appoint a  
Building Regulations Principal Designer apply?	 124
Can the Principal Designer be changed during  
the course of a building project?	 125
What is the definition of Principal Designer?	 125
Who appoints the Principal Designer under the  
Building Regulations and when?	 125
What additional duties does the Principal Designer 
have in relation to higher-risk buildings?	 126
How should the Principal Designer demonstrate  
that they have taken all the steps necessary to  
ensure that other designers have complied with  
their duties under the Building Regulations?	 126
Is the Principal Designer under the Building  
Regulations the same as the Lead Designer  
on a project?	 127
The Principal Designer must take ‘all reasonable  
steps’ to ensure compliance with all relevant 
requirements. What does this mean?	 128
The Principal Designer must liaise with the  
Principal Contractor and share information  
with them. What does this mean in practice?	 129
The Client has requested that I combine the  
Principal Designer (Building Regulations) and the  
Principal Designer (CDM) into one appointment.  
How is it best to do this?	 129
The Client wishes to replace the initial Principal  
Designer with a new organisation. Is this permissible  
and if so, what steps should be taken to comply  
with the law?	 131
Schedule of services	 133
Checklist for the role of Principal Designer	 135



xii

10 . . . . . . . . . . . . . . . . . . . . . . . The Principal Contractor� 139
Who or what is the Principal Contractor on a  
building project?	 139
What does the Principal Contractor have to do  
once they have been appointed?	 139
What other duties does the Principal Contractor  
have?	 139
Can the Principal Contractor delegate all or some  
of these responsibilities?	 140
What are the differences between the Principal 
Contractor appointed under the Construction  
(Design and Management) (CDM) Regulations 2015  
and the Principal Contractor appointed under the 
Building Regulations etc. (Amendment) (England)  
Regulations 2023?	 140
Is it possible for the Principal Contractor appointed  
under the Construction (Design and Management)  
(CDM) Regulations 2015 to also be appointed for 
Building Regulations roles?	 140
Can the same individual or organisation serve as  
both the Client and the Principal Contractor?	 141
What are the duties of the Principal Contractor  
appointed under Construction (Design and  
Management) (CDM) Regulations 2015?	 141
What additional duties does the Principal  
Contractor have in relation to higher-risk buildings?	 141
We have been appointed as a Principal Contractor.  
How should we approach the duty of coordinating 
matters relating to building work to ensure the  
building work complies with the Building  
Regulations?	 142
What is the Construction Control Plan that is  
required to be submitted to the Building Safety  
Regulator in respect of higher-risk buildings?	 143
Is the Construction Control Plan the same as the 
Construction Phase Plan required under  
Construction (Design and Management)  
(CDM) Regulations 2015?	 143



xiii

11 . . . . . . . . . . . . . . . . . . . . . . . Fire safety in high-rise residential buildings� 145
What are some of the lessons relating to fire  
safety in high-rise buildings that have been  
learned so far from the Grenfell Tower fire?	 145
How does the Grenfell Tower fire affect fire risk  
assessments for residential buildings, especially  
those that are high rise?	 146
What is a higher-risk building under the Building  
Safety Act 2022?	 147
What are the recommended methods for carrying  
out a fire risk assessment in high-rise residential  
buildings?	 148
What needs to be assessed regarding fire doors  
to individual dwellings?	 150
What is cladding and why is it important for fire  
safety?	 152
What are the different types of cladding?	 152
How is cladding dangerous?	 152
Is cladding on every building?	 153
What do the Building Regulations require  
regarding cladding?	 153
Should a fire test be carried out on all cladding?	 153
What changes have the Fire Safety (England)  
Regulations 2022 introduced regarding external  
cladding?	 153

12 . . . . . . . . . . . . . . . . . . . . . . . �Managing safety risks in occupied high-rise  
residential buildings� 159
What is a high-rise residential building?	 159
What must Accountable Persons do to manage  
fire safety under the Building Safety Act 2022?	 159
What is a reasonable step?	 159
What are the key steps that need to be taken?	 159
How should existing safety measures be checked?	 160

13 . . . . . . . . . . . . . . . . . . . . . . . The Safety Case and the Safety Case Report� 167
What is the Safety Case?	 167
What is the Safety Case Report?	 167
Why is the Safety Case needed?	 167
What are building safety risks?	 168
What is the difference between a Safety Case 
and a Safety Case Report?	 168



xiv

What should be included in the Safety Case  
Report for a higher-risk building?	 173
Can I be prosecuted for failing to comply with  
the Building Safety Act 2022?	 177
What are the levels of fines and what are the  
lengths of custodial sentences?	 178
Safety Case information checklist	 181
Safety Case Report: example content	 184

14 . . . . . . . . . . . . . . . . . . . . . . . The three gateways� 187
What are the three gateways applicable to  
higher-risk buildings?	 187
Why was the gateways process recommended?	 187
What are the gateways?	 187
What are the implications of the gateways?	 188
Gateway one	 188
Gateway two	 190
Gateway three	 195
Fire statement form from Gov.uk	 199

15 . . . . . . . . . . . . . . . . . . . . . . . The golden thread of information� 205
Why was the ‘golden thread of information’  
introduced?	 205
What is the purpose of the golden thread?	 205
Is the golden thread of information a legal  
requirement?	 206
When does the golden thread start?	 207
Who is responsible for the golden thread?	 207
How will the golden thread be used?	 208
What is the format required for the golden thread?	 208
What should be included in the golden thread?	 209
Who holds or keeps the golden thread of  
information?	 211
What are the golden thread principles?	 212
One of the golden thread principles is the  
‘single source of truth’. What does this mean?	 214
What is needed during design and construction  
of a higher-risk building?	 214
What role does the Principal Designer have in  
relation to creating the golden thread?	 215
What role does the Principal Contractor have in  
relation to creating the golden thread?	 215



xv

What information is needed after a refurbishment 
project?	 215
How do the three ‘gateways’ referred to in the  
Building Safety Act 2022 fit into the golden thread?	 216

16 . . . . . . . . . . . . . . . . . . . . . . . Mandatory occurrence reporting� 221
What is mandatory occurrence reporting?	 221
What is a safety occurrence?	 221
What is a risk condition?	 221
Is a building safety risk the same as a safety  
occurrence?	 221
What are some examples of what must be  
reported as a safety occurrence?	 222
Who is responsible for making a mandatory  
occurrence report to the Building Safety Regulator?	 222
When must a mandatory occurrence notice  
be submitted?	 223
What is a mandatory occurrence report?	 223
During the design and construction phases of a  
higher-risk building, who is responsible for setting 
up a mandatory occurrence reporting procedure?	 223
Do the Principal Designer and Principal  
Contractor each operate their own mandatory  
occurrence reporting system?	 224
Is the need for a mandatory occurrence reporting  
system applicable only to new build higher-risk  
buildings?	 224
When is a mandatory occurrence report  
submitted to the Building Safety Regulator?	 225
What happens after the report is submitted to  
the Building Safety Regulator?	 225
Does the Building Safety Regulator charge for  
dealing with mandatory occurrence notices  
and reports? And if so, who pays?	 225
A dangerous occurrence has happened on site  
and the Principal Contractor has submitted a  
notification under RIDDOR. Will a mandatory  
occurrence notice and report have to be  
submitted to the Building Safety Regulator?	 226
Mandatory occurrence notice	 227
Mandatory occurrence report	 229



xvi

17 . . . . . . . . . . . . . . . . . . . . . . . The new change control regime� 231
What is the change control regime introduced  
by the Building Safety Act 2022 for higher-risk  
buildings?	 231
Why has a new process been implemented?	 231
What is required in respect of the new change  
control process?	 231
What is a ‘controlled change’?	 232
What is a major change?	 232
What examples are there of major changes that  
need to be notified to the Building Safety  
Regulator?	 232
A major change has been notified to the Building 
Safety Regulator. Can we start or continue with  
the construction works?	 233
What is a notifiable change?	 233
A notifiable change has been made to the Building  
Safety Regulator. Can we start or continue with the 
construction works?	 233
What is a recordable change?	 234
Who is responsible for managing the change  
control process?	 234
Can the Building Safety Regulator change the  
category of notification once all the documents  
have been received?	 234
Who is responsible for creating the change  
control log?	 234
What is the change control log?	 234
Is there a specific process to follow when  
notifying the Building Safety Regulator of a  
notifiable change to the proposed design or  
construction works?	 235
Is there a specific process to follow when notifying  
the Building Safety Regulator of a major change to  
the proposed design or construction works?	 235
What are the options for the Building Safety  
Regulator when considering a change control  
request?	 236
Does the Building Safety Regulator levy costs  
for dealing with the change control process?	 237
Are there any criminal offences associated with  
any failures to follow the change control process?	 237



xvii

18 . . . . . . . . . . . . . . . . . . . . . . . Residents’ engagement strategy� 243
What is a residents’ engagement strategy?	 243
Why is a residents’ engagement strategy necessary?	 243
Is a residents’ engagement strategy legally required  
under the Building Safety Act 2022?	 244
Who has to draw up the residents’ engagement  
strategy?	 245
When is a residents’ engagement strategy required?	 245
Is a residents’ engagement strategy required for  
higher-risk buildings that are already in existence or  
just for new build premises?	 245
Does the residents’ engagement strategy need to  
be submitted to the Building Safety Regulator?	 246
What needs to be included in the residents’  
engagement strategy?	 246
Are there any other legal duties in respect of the 
residents’ engagement strategy?	 246
What happens after the residents’ engagement  
strategy has been drafted?	 247
Does the residents’ engagement strategy need  
to be reviewed and updated regularly?	 247
How can the strategy be communicated to all  
residents?	 248

19 . . . . . . . . . . . . . . . . . . . . . . . Construction products� 249
Why are construction products important in  
relation to the Building Safety Act 2022?	 249
What is a construction product?	 250
How will the Building Safety Act 2022 affect  
construction products?	 250
What has the Secretary of State done in respect  
of construction product regulations?	 251
What are the requirements of section 148 of the  
Building Safety Act 2022?	 251
What are the details in Schedule 11 of the  
Building Safety Act 2022?	 252
Which products are considered ‘safety critical’?	 253
Does the Building Safety Act 2022 change  
liability in respect of construction products?	 253
What liability do manufacturers and suppliers  
have in respect of cladding materials?	 254

	 Index� 255



xviii

Preface The Building Safety Act 2022 represents a pivotal moment 
in the evolution of building safety regulations in the UK. 
This book, structured as a series of questions and answers, 
aims to provide a thorough understanding of the Act and 
its implications for various stakeholders in the construction 
industry.

This book follows the successful format of practical 
questions and answers found in previous titles such as Fire 
Safety in Buildings: Questions and Answers (2023), CDM 
2015: Questions and Answers: A practical approach to 
design, safety and wellbeing (2021), Health and Safety:  
Questions and Answers: A practical approach (2016), and 
Risk Assessments: Questions and Answers: A practical 
approach (2017).

The Grenfell Tower fire in June 2017 was one of the UK’s 
most devastating modern disasters and serves as a tragic 
backdrop to the necessity for reform. The fire exposed 
significant failures in fire safety measures, resulting in 
72 fatalities and numerous injuries. The subsequent public 
inquiry revealed critical shortcomings in building safety 
regulations, underscoring the urgent need for comprehensive 
reforms.

The Building Safety Act 2022 is a new regulatory 
framework designed to address these failures and enhance 
safety standards, particularly for high-risk residential 
buildings. Key provisions include the establishment of the 
Building Safety Regulator, the introduction of Accountable 
Persons and the implementation of enforcement sanctions 
such as stop notices and compliance notices. The Act also 
emphasises the importance of competency standards, and 
the need for effective communication and collaboration 
among various stakeholders involved in building safety 
management.

This book covers various aspects of the Building Safety Act 
2022, including the roles and responsibilities of Clients, 
Principal Designers and Principal Contractors, as well as fire 
safety measures in high-rise residential buildings. It provides 
guidelines on managing safety risks, outlines the concept of 
the Safety Case and the Safety Case Report, and discusses 



xix

the three gateways designed to enhance safety standards  
during the design, construction and occupation phases.  
It also covers the golden thread of information and addresses 
mandatory occurrence reporting, the new change control 
regime, residents’ engagement strategy and the significance 
of construction products in relation to building safety.

By offering a pragmatic approach to conveying the 
information needed to comply with the legislation, this book 
aims to equip a broad range of professionals – including 
engineers, architects, project managers, company directors 
and health and safety professionals – with the knowledge 
and tools necessary to navigate the complexities of the 
Building Safety Act 2022 and contribute to the creation of 
safer built environments.

Pat Perry CMIOSH
April 2025
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Chapter 1
The Grenfell Tower fire

What was the Grenfell Tower fire?
The fire that destroyed Grenfell Tower in June 2017 was one of the UK’s worst modern 
disasters.

Just before 01:00 on 14 June, fire broke out in the kitchen of a fourth floor flat at the 23-storey 
tower block in North Kensington, West London.

Within minutes, the fire had accelerated up the exterior of the building and then spread to all 
four sides. By 03:00, most of the upper floors were engulfed in flames.

Seventy-two people died and many suffered severe injuries from burns and smoke inhalation.

A fire in the multi-storey building was not expected to spread as rapidly as it did. Such speed 
took the emergency services by surprise and they were ill equipped to deal with it.

How did the fire start?
The fire began due to an electrical fault ‘in or around’ a Hotpoint fridge-freezer in Flat 16 on 
the fourth floor of the tower block.

The occupier immediately called the fire brigade, which logged the call at 00:54.

Four fire engines were sent to the scene, the first arriving at 00:59.

The first fire crew entered the flat at 01:07 – an approximate timing taken from a thermal 
imaging camera. They initially searched the bedrooms and did not enter the kitchen until 
01:14.

In the kitchen, a firefighter described seeing an ‘isolated curtain of flame from about 2–3 feet 
in the air to the ceiling’.

Thermal images captured by the fire crew appear to show that ‘hot fire gases and flames had 
spread across the window space’.

As the fire crew dealt with the fire in the fridge-freezer, their thermal images also appear to 
show falling embers outside the kitchen window.

https://doi.org/10.1108/978-1-83662-464-620251001


The Building Safety Act 2022: Questions and Answers

2

Mobile phone images taken by the tenant from outside Grenfell Tower approximately 11 min 
after his first 999 call show an orange glow of flames around the kitchen window, and later a 
fire burning more intensely in the area of the window filler panel and extractor fan.

Subsequent photos suggest that the ‘fire was continuing to develop and grow’, by 01:09 
becoming ‘external to the building’.

Although the timings provided are approximate, it appears that the fire had spread to the clad-
ding before the firefighters had entered the kitchen.

How did the fire spread?
From the fourth floor, the fire spread rapidly upwards and across the eastern side of the build-
ing. From there, it spread across the north face of the tower.

Mobile phone videos show the blaze reaching the top floor on the east side of Grenfell Tower 
by about 01:26, less than 30 min after firefighters had arrived.

In a report to the Grenfell Public Inquiry, fire safety engineer Dr Barbara Lane identified the 
fire spreading vertically up the tower columns, and ‘laterally along the cladding above and 
below the window lines (and) the panels between windows’.

The fire had spread to the north side of the tower by 01:42, Dr Lane recorded.

At 01:52, the fire also began travelling across the eastern side towards the south in the other 
direction.

At 02:06, London Fire Brigade declared the fire a ‘major incident’. At this point, some 40 fire 
engines were either at or en route to the scene.

Grenfell Tower had a ‘stay put’ fire policy – essentially, the building design would contain a 
fire in a single flat for as long as it took fire crews to bring it under control.

On the night, many residents were told to remain in their flats by the emergency services, only 
to become trapped as the fire blazed out of control and thick, poisonous smoke spread up the 
single narrow stairwell.

Dr Lane said that the stay put policy had ‘substantially failed’ by 01:26 – less than 30 min 
after the first firefighters were at the scene.

Some people ignored the stay put advice and made it down the stairs to safety.

A total of 65 people were rescued from the building by firefighters.

Some residents went upwards and sought refuge in flats of friends and neighbours on the 
upper floors. Twenty-four people died on the top floor of the tower block.
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By 02:10, multiple internal fires could be seen burning inside the building.

At 02:22, fire had spread to the south side of the tower and by 02:30 it was reported that the 
eastern side of the building was ‘fully involved in fire’.

The stay put advice was finally abandoned at 02:47, when the incident commander gave the 
order to ‘advise people to make efforts to leave the building’.

Counsel to the Grenfell Inquiry, Richard Millet QC, told the Public Inquiry hearing that 
144 people managed to evacuate before 01:38, but only 36 after the stay put guidance was 
abandoned.

By 02:51, the fire had reached the western side. At this point, some 63 flats were on fire and 
more than 100 people remained in the building.

At 04:30, the whole building was engulfed, with more than 100 flats on fire.

The blaze did not burn itself out until 01:14 BST on Thursday – 24 hours later.

What caused the fire to spread so quickly?
The most significant part of the renovation of Grenfell Tower was the addition of external 
cladding. This consisted of aluminium sheets bonded to a central plastic (polyethylene) core 
(aluminium composite material (ACM)) cladding.

In his report to the Public Inquiry, Professor Luke Bisby said evidence ‘strongly supports’ the 
theory that the polyethylene material in the cladding was the primary cause of the fire’s spread.

The ACM (aluminium composite material) product on Grenfell Tower incorporates a highly 
combustible polyethylene polymer filler which melts, drips, and flows at elevated tempera-
ture. The polyethylene filler material is expected to release large amounts of energy during 
combustion.

Images after the fire show evidence of melted cladding on the tower’s columns. His report 
also suggests that vertical cavities within the cladding structure played a role in the spread of 
the fire, as did the insulation, although evidence was inconclusive.

A number of other flammable materials, including a polyurethane polymer foam insulation 
board that pre-dated the refurbishment were also present and may have contributed, Professor 
Bisby found.

In her report, fire expert Dr Barbara Lane identifies combustible materials used in the refur-
bishment of the tower’s windows as another factor in allowing the fire to spread.

The Grenfell Inquiry heard that the building’s smoke extraction system was not working, 
and that firefighters experienced problems with the water supply because there were no ‘wet 
risers’ – water-filled pipes running up the building to be used in the event of fire.
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Giving evidence to the Inquiry, Dr Lane said exposed gas pipes installed in 2016 were another 
contributory factor and none of the flat doors met current fire resistance standards.

Work done on the lifts in 2005 and 2012–2016 left them unfit for evacuating vulnerable resi-
dents and aiding the emergency response, Dr Lane said.

Numerous fire protection measures failed and stair lobbies became full of toxic smoke.

Glass in windows failed due to the heat generated by the fire and allowed flames to penetrate 
flats.

A catalogue of failures in respect of fire prevention and fire precautions caused the fire to 
spread rapidly with devastating consequences.
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Chapter 2
The Public Inquiry

Why was a Public Inquiry set up in relation to the Grenfell 
Tower fire?
The Grenfell Tower fire was a major catastrophe causing the loss of many lives. It should not 
have happened.

The Inquiries Act 2005 provides a comprehensive statutory framework for inquiries set up 
by Ministers to look into matters of public concern. The Grenfell Tower fire was a matter of 
public concern. It had caused outrage among the public. People wanted the circumstances of 
the fire investigated and they wanted answers as to why it happened. People wanted those 
responsible to be held accountable for their failings.

The Prime Minister at the time announced on the day after the fire that there would be a Public 
Inquiry.

The Inquiry’s Terms of Reference were

(i)	 to examine the circumstances surrounding the fire at Grenfell Tower on 14 June 2017, 
including

(a)	 the immediate cause or causes of the fire and the means by which it spread to the 
whole of the building;

(b)	 the design and construction of the building and the decisions relating to its modifi-
cation, refurbishment and management;

(c)	 the scope and adequacy of building regulations, fire regulations and other legisla-
tion, guidance and industry practice relating to the design, construction, equipping 
and management of high-rise residential buildings;

(d)	 whether such regulations, legislation, guidance and industry practice were com-
plied with in the case of Grenfell Tower and the fire safety measures adopted in 
relation to it;

(e)	 the arrangements made by the local authority or other responsible bodies for receiv-
ing and acting upon information either obtained from local residents or available 
from other sources (including information derived from fires in other buildings) 
relating to the risk of fire at Grenfell Tower, and the action taken in response to such 
information;

(f)	 the fire prevention and fire safety measures in place at Grenfell Tower on 14 June 
2017;

https://doi.org/10.1108/978-1-83662-464-620251002
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(g)	 the response of the London Fire Brigade to the fire; and
(h)	 the response of central and local government in the days immediately following 

the fire; and

(ii)	 to report its findings to the Prime Minister as soon as possible and to make recom-
mendations.

Sir Martin Moore-Bick was appointed Chairman of the Inquiry. He was a former Court of 
Appeal Judge and was deemed by the Lord Chancellor to be suitable for the post. He could 
start the Inquiry immediately thus forestalling any criticisms of the government delaying its 
response to the fire.

Sir Moore-Bick set the agenda for the Inquiry and determined its timetable. He appointed a 
team of officials to assist him and assumed the powers of the Inquiries Act 2005 to demand 
evidence be submitted from whomever he deemed necessary.

How long did the Public Inquiry take to finalise all hearings 
and publish its final report?
Sir Martin Moore-Bick acknowledged in a statement that it had taken 7 years for the Inquiry 
into the disaster to be concluded because of the number of failings it had uncovered and the 
time it had taken to investigate them all. ‘As the investigation progressed, it uncovered many 
more matters of concern,’ he said.

When were the reports published?
The Public Inquiry reported in two stages. The Phase One Report was published in late 
October 2019 and the final, Phase Two Report was published in late September 2024.

What was the outcome of the Public Inquiry?
Both reports made recommendations to the government about shortcomings in legislation 
and enforcement procedures, emergency services responses to major incidents, construction 
industry standards, design and management of high-rise buildings and numerous miscellane-
ous matters.

Fire safety laws were strengthened, Building Regulations were amended, building safety sys-
tems were introduced and a new regulatory framework was introduced.

The Building Safety Act 2022 was passed and came in to force in stages from 2022.

High-rise, high-risk residential buildings were to be controlled for the first time.

What were the recommendations in the Inquiry Phase 
One Report?
Phase One of the Inquiry Report made 46 recommendations relating to key topics explored 
during the Inquiry hearing.
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Many of them have been actioned by the government in association with the National Fire 
Chiefs Council and London Fire Brigade.

Recommendation 33.10a
[References reflect the numbering from the Inquiry Report, i.e. Chapter 33.]

That the owner and manager of every high-rise residential building be required by law to pro-
vide their local fire and rescue service with information about the design of its external walls 
together with details of the materials of which they are constructed and to inform the fire and 
rescue service of any material changes made to them.

Recommendation 33.10b
That all fire and rescue services ensure that their personnel at all levels understand the risk 
of fire taking hold in the external walls of high-rise buildings and know how to recognise it 
when it occurs.

Recommendation 33.11a
That the London Fire Brigade review, and revise as appropriate, Appendix 1 to Policy 
Number 633 to ensure that it fully reflects the principles in Generic Risk Assessment 3.2.

Recommendation 33.11b
That the London Fire Brigade ensure that all officers of the rank of Crew Manager and above 
are trained in carrying out the requirements of Policy Number 633 relating to the inspection 
of high-rise buildings.

Recommendation 33.12a
That the owner and manager of every high-rise residential building be required by law to 
provide their local fire and rescue services with up-to-date plans in both paper and electronic 
form of every floor of the building identifying the location of key fire safety systems.

Recommendation 33.12b
That the owner and manager of every high-rise residential building be required by law to 
ensure that the building contains a premises information box, the contents of which must 
include a copy of the up-to-date floor plans and information about the nature of any lift 
intended for use by the fire and rescue services.

Recommendation 33.12c
That all fire and rescue services be equipped to receive and store electronic plans and to make 
them available to incident commanders and control room managers.

Recommendation 33.13a
That the owner and manager of every high-rise residential building be required by law to 
carry out regular inspections of any lifts that are designed to be used by firefighters in an 
emergency and to report the results of such inspections to their local fire and rescue service 
at monthly intervals.
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Recommendation 33.13b
That the owner and manager of every high-rise residential building be required by law to 
carry out regular tests of the mechanism which allows firefighters to take control of the 
lifts and to inform their local fire and rescue service at monthly intervals that they have 
done so.

Recommendation 33.14a
That the London Fire Brigade review its policies on communications between the control 
room and the incident commander.

Recommendation 33.14b
That all officers who may be expected to act as incident commanders (i.e. all those above the 
rank of Crew Manager) receive training directed to the specific requirements of communica-
tion with the control room.

Recommendation 33.14c
That all control room operators of Assistant Operations Manager rank and above receive 
training directed to the specific requirements of communication with the incident 
commander.

Recommendation 33.14d
That a dedicated communication link be provided between the senior officer in the control 
room and the incident commander.

Recommendation 33.15a
That the London Fire Brigade’s policies be amended to draw a clearer distinction between 
callers seeking advice and callers who believe they are trapped and need rescuing.

Recommendation 33.15b
That the London Fire Brigade provide regular and more effective refresher training to control 
room operators at all levels, including supervisors.

Recommendation 33.15c
That all fire and rescue services develop policies for handling a large number of fire survival 
guidance calls simultaneously.

Recommendation 33.15d
That electronic systems be developed to record fire survival guidance information in the con-
trol room and display it simultaneously at the bridgehead and in any command units.

Recommendation 33.15e
That policies be developed for managing a transition from ‘stay put’ to ‘get out’.

Recommendation 33.15f
That control room staff receive training directed specifically to handling such a change of 
advice and conveying it effectively to callers.
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