
The Building Safety 
Reform is coming,  
are you ready?

Are you a Duty Holder, such as: 

•  Client, Principal Designer, Principal Contractor 

(Design and Construction Stages) 

•  Accountable Person, Principal Accountable 

Person or Building Safety Manager 

(Occupation Stage)  

Do you understand your roles and 

responsibilities under the Bill?

Do you have an effective fire safety 

management system in place?

Do you have all the required information to 

create a Safety Case to demonstrate how you 

manage the risk of fire spread and structural 

safety of your building(s) and apply for a Building 

Assessment Certificate?

How will this 
affect you?



The Draft Building Safety Bill, published on 5 July 2021 will 

improve building and fire safety so that people will be and will  

feel safer in their homes.

It will create a lasting generational change and set out a clear 

pathway for the future on how residential buildings should be 

constructed and maintained.

Government are now introducing a robust package of legislative 

changes, to ensure that the problems identified with the current 

building and fire safety regimes are rectified.

This includes the measures in the Building Safety Bill, and 

additional changes to fire safety legislation following the Fire 

Safety Act 2021.

Once enacted, it is intended that the Bill should:

•  Apply to all buildings (new or existing) over 18 metres in height

•   Create a more effective regulatory and accountability framework 

for the construction industry

•  Introduce clearer standards and guidance

•  Put residents at the heart of a new system of building safety

•   Create a systemic change in culture and responsibility within the 

building industry

The Draft Building Safety Bill was introduced into Parliament on  

30 June 2021 and is currently going through consultation within 

the House of Commons and House of Lords before the Bill is 

issued formally.

There is still a long way to go with gaining Royal Assent and 

Government have stated that it is not possible to set a firm 

timetable ahead of scrutiny by Parliament, but to assist industry in 

preparing for the new regime they have set out the key aspects 

proposed in the Draft Building Safety Bill, and their indicative plan 

for commencing these provisions. 

Following Royal Assent the Government intend that a number  

of changes will come into force within the first 12 months followed 

by the bulk of the new provisions within 12 – 18 months of  

Royal Assent.

What is it about  

• Creations of the Building Safety Regulator

• The design and construction stage – Duty Holders

• Strengthening the building control profession

• Oversight of the built environment

• Gateway points

• The Golden Thread of information

• Industry levy

• Residents’ voice

• Strengthening enforcement

• Costs to leaseholders and the Building Safety Charge

•  Amendments to the Defective Premises Act 1972 and 

commencing section 38 of the Building Act 1984

• New Homes Ombudsman

• A new construction products regime

• Regulatory Reform (Fire Safety) Order 2005 changes

• Amendments to the Architects Act 1997

• Removal of the Democratic Filter

The Building Safety 
Bill aims to deliver:



The Golden Thread
A key theme to come from the Independent Review was the 

importance of developing and maintaining a ‘Golden Thread’ 

of information and data throughout the lifecycle of a higher-risk 

building, from design, construction and throughout occupation. 

This will be the information that allows you to understand a 

building and the steps needed to keep both the building and 

people safe, now and in the future.

The Primary Legislation of the Building Safety Bill will place a 

legal duty on Duty Holders  to create, obtain, store, and share 

documents and information about their building, in a  

prescribed format.

Secondary legislation and guidance on the Golden Thread 

Regulations will be provided which will define the principles that 

the Duty Holder must follow in maintaining and storing their 

golden thread information. It will also define the information, data 

and documents that should be stored in the Golden Thread. This 

information will be created through other processes in the new 

regime e.g., gateways, safety case and resident strategy.  

Guidance on implementing the golden thread will sit underneath 

the regulations and will outline best practice to creating and 

maintain the golden thread and provide practical ways for Duty 

Holders  to meet the legal duties placed upon them by the  

primary and secondary legislation.
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Golden Thread is a ‘paper trail’ of fire safety information starting 

from initial concept design, through construction, handover, 

occupation and beyond. At any point throughout a building’s 

lifecycle, the Golden Thread will enable Duty Holders and the 

Building Safety Regulator to understand how a building should 

be and has been constructed, how safety is designed into the 

building, how it is to be maintained, its current condition, statutory 

compliance status and any outstanding remedial actions.

During construction the Duty Holders responsible for the Golden 

Thread are – The Client, Principal Designer and Principal Contractor. 

At occupation stage the Duty Holders through construction are 

required to handover the golden thread of information to the 

Principal Accountable Person who will be the Duty Holder for 

occupied buildings. 

Whilst it will take many years to embed these changes in the sector 

it is essential that those who will need to put in place a Golden 

Thread for their buildings understand what is required and can 

begin to prepare for the legal duty to provide it.

The Department for Levelling-up, Housing and Communities 

(DLUHC) are encouraging the sector to begin preparing for the 

upcoming legislation now, by considering the way you currently 

manage and exchange information.



Fire Statements 
At Gateway 1, Developers will need to submit a fire statement 

setting out fire safety considerations specific to the development 

with an application for planning permission for development 

which involves one or more relevant buildings. They will support 

the consideration of information on fire safety matters as they 

relate to land use planning matters (e.g. layout and access).  

The fire statement will evidence thinking that fire safety matters,  

as they relate to planning, have been incorporated into the 

planning application.

Fire statements should include as much information as is relevant 

regarding fire safety. DLUHC have issued a draft fire statement 

which shows that they expect information submitted with planning 

applications to include consideration of external wall systems, 

balconies, evacuation plans and emergency vehicle access. 

Safety Case and Safety Management Systems
The new Building Safety Bill introduces a duty on the Principal 

Accountable Person for a higher risk building to produce a 

Building Safety Case. The Building Safety Case is a key part of the 

system that will assess, control, and manage risks of occupied 

higher-risk buildings.

The Building Safety Case report must be submitted to the new 

Building Safety Regulator as part of registering the building and 

securing a Building Assessment Certificate.

The Building Safety Case will be used by the Building Safety 

Manager on a day-to-day basis to manage the higher-risk building.

There are two key terms relating to the safety case. These are 
safety case and safety case report:

Safety case 

The safety case is all the information you use to manage the risk of 

fire spread and the structural safety of your building.

Safety case report 

The safety case report is a document that summarises your safety 

case. The safety case report identifies the major fire and structural 

hazards associated with your building. It shows how you are 

managing the risks they present, as far as you can, to prevent a 

major accident.

The Safety Case Report should contain:

• The major hazards associated with the building  

•  What measures are in place to manage, control and  

mitigate the risks from these hazards, including your safety 

management systems and the physical systems and precautions 

in the building

• How these measures are maintained

•  What checks you do to make sure the measures will work when 

they are needed

•  How you keep the safety case up to date (e.g., periodic reviews, 

and before and after major changes, such as when the building 

is refurbished)
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Safety Management System 
As part of the safety case requirements for managing building safety risks, the Principal Accountable 

Persons must make and implement arrangements which deliver the effective planning, organisation, 

control, monitoring and review of all the measures in place to prevent an incident involving building 

safety risks materialising and to limit the impact should one occur.

This is set out under Clause 86 of the Bill. The foundation for delivering this approach is to apply a 

safety management system. A safety management system is a systematic approach to managing 

safety, including organisational structures, accountabilities, policies, and procedures.

Safety management systems include goal setting, planning, and measuring performance and 

promotes a ‘Plan, Do, Check, Act’ approach for ensuring the effective planning, organisation, control, 

monitoring and review of safety measures.

In line with the Plan, Do, Check, Act methodology, the safety management system is likely to include 

processes to identify, select, define, implement, monitor, maintain, review, and improve the range of 

control measure on which safety depends.

• Policy

• Planning

•  Learning 
Lessons

•  Reviewing 
performance

• Risk profiling

• Organisation

•  Implementing 

your plan

•  Ensuring  
performance

•  Investigating 
accidents, incidents 
and near misses



Accountable Person/Principal Accountable 
Person and Building Safety Manager

The Building Safety Bill refers to 
Accountable Persons and Principal 
Accountable Person:
Accountable Person – anyone that holds a legal estate in any  

of the common parts or has an obligation to repair any of the 

common parts 

 Principal Accountable Person – someone who has a legal  

estate over the external walls and structure of the higher-risk 

building and retains repairing obligations for the exterior and 

structure of the building.

The Principal Accountable Person Must:

 • Register and apply for Building Assessment Certificate

 • Appoint a Building Safety Manager

 • Establish Residents Engagement Strategy

 • Establish Mandatory Occurrence Reporting Framework

 • Submit Safety Case

 • Maintain the Golden Thread

Building Safety Manager
The Principal Accountable Person is responsible for appointing the 

Building Safety Manager. 

The main role of the Building Safety Manager is to assist the 
Accountable Person(s) in:

 • Day-to-day management of fire and structural safety

 • Engagement with residents

 • Establish mandatory occurrence reporting system

PAS 8673 has been released for consultation (ending on 15th 

September 2021), which is the framework for competence of 

individual Building Safety Managers and nominated individual 

Building Safety Managers. 

It specifies requirements for the building safety competence 
relevant to the role, functions, activities, and tasks of the 
Building Safety Manager and covers areas such as:

 • Building structures and systems

 • Interaction of systems and components

 •  Operational practices necessary to maintain buildings  

safe for occupants

 • Risk management 

 • Leadership, communication, and planning skills  



The Draft Building Safety Bill was introduced into Parliament on 30 

June 2021 and is currently going through consultation within the 

House of Commons and House of Lords before the Bill is issued 

formally.

There is still a long way to go with gaining Royal Assent and 

Government have stated that it is not possible to set a firm 

timetable ahead of scrutiny by Parliament, but to assist industry in 

preparing for the new regime they have set out the key aspects 

proposed in the Building Safety Bill, and their indicative plan for 

commencing these provisions. 

Building Safety Reform Preparing for Change
Following Royal Assent the Government intend that a number  

of changes will come into force within the first 12 months followed 

by the bulk of the new provisions within 12 – 18 months of  

Royal Assent.

Whilst it will take many years to embed these changes in the  

sector it is essential to start to prepare for the changes afoot. 

DLUHC are encouraging the sector to begin preparing for 

the upcoming legislation now and at Ashton Fire we have the 

knowledge and expertise to help you every step of the way to 

prepare for transition to the new regime.



 Developing the Golden 
Thread which includes:

•  Gateway 1 (Planning Stage 

and fire statements)

• Gateway 2 (Design Stage)

•  Gateway 3 (Completion 

Stage)

•  Application for the Building 

Assessment Certificate

•  Building the Safety Case for 

each high-rise building as 

part of the application

Tailored training for 
accountable and principal 
accountable person(s)/
Building Safety Managers 
and/or organisations who 
want to

•  Understand their statutory 

obligations

Services - how Ashton Fire can help

•  What the bill means for them 

and the residents

•  What to prepare in 

anticipation for Royal Assent 

Summer 2022

Consultancy to support 
implementation of effective 
fire safety management 
systems such as BS9997 

•  Full Gap Analysis of fire risk 

management compliance

•  Gap Analysis report 

identifying any shortfalls 

in fire risk management 

compliance with 

recommendations for a 

pathway to compliance

•  Surveillance and focus visits 

to monitor and measure 

ongoing performance

 Building Safety Case 
deliverables

•  Fire Strategy reviews or 

creation of retrospective fire 

strategies to understand 

what your building is and the 

features it contains 

•  Implementation of a fire 

safety management system 

to effectively manage, 

for example, processes, 

procedures, preventative 

maintenance, instructions, 

training, and supervision

•  Compartmentation surveys 

to assess and confirm 

the integrity of existing 

fire compartment walls 

(including doors), floors and 

ceilings (including void areas 

and roof spaces) 

• Fire risk assessments 

• Fire door surveys 

•  External wall reviews EWS1/ 

PAS 9980 assessments 

Premises Information Box

•  Emergency response 

packs to include relevant 

information to the FRS for 

operational firefighting  

and rescue

Fire safety programmes to work holistically alongside 
Accountable and Principal Persons and Responsible Persons to 
work in harmony with your responsibilities within the Building 
Safety Bill / Regulatory Reform (Fire Safety) Order 2005 and 
Fire Safety Act 2021

•  Annual fire risk assessments

• Six monthly fire door surveys

•  Annual Surveillance audits of your fire safety  

management system

• Full fire safety management audits every three years

•  EWS1 review (every 5 years)

•  Competent, considerate, and pragmatic solutions

Phase 1 – Preparation for Royal Assent
Phase 2 – Fire safety five-year 
programmes for buildings over 18m 



Drop us a line today
If you would like further information on our services or would 
like to have a chat with one of our experts, please get in touch:

0203 9956 600

0121 8099 700

enquiries@ashtonfire.com 

London | Ireland | Oxford | Birmingham 
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