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Building a Safer Future

On June 14, 2017, the Grenfell Tower fire 
tragically took 72 lives and injured over 70 
residents. This event has fundamentally 
influenced our approach to fire safety in 
buildings. In May 2018, Dame Judith Hackitt's 
report, "Building a Safer Future," led to the 
Building Safety Act 2022 and over 32 new 
regulations.

This new regulatory regime is vast and rapidly 
implemented, transforming how building safety 
is managed throughout a building's lifecycle. 
BIM4Housing members support these changes 
and has established working groups to review 
and develop guidance, contributing to the 
government's efforts and the Building Safety 
Regulator (BSR).

We are proud to be involved in 'Building a Safer 
Future', together.

Dame Judith Hackitt emphasized the 
importance of driving cultural change for the 
right reasons. The new framework impacts the 
entire industry, especially for higher- risk 
buildings, which are crucial to our business.

This guidance document outlines the key 
aspects of the new regulations, provides 
valuable links to reliable guidance (gov.uk / 
HSE) and provide a process maps allowing you 
to navigate the requirements.

Understanding these requirements and our 
responsibilities is essential.

Please read this document and direct any 
questions to:
Jarek@projectdesign.io
das@david- miller.co.uk
simon.collery@camden.gov.uk
george.stevenson@activeplan.co.uk

Please feel free to add your comments directly 
to the
MIRO board via this link:
https://miro.com/app/board/uXjVKuGu- 0s=/? 
share_link_id=753200462040

Password: BuildingS4fety!
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Building Safety Act 2022
Introduction:
The Building Safety Act 2022 is structured into six parts to ensure the safety of people in buildings and improve 
building standards.

Higher- Risk Building (HRBs):
Defines HRBs and outlines the requirements for them when occupied, including the duties of the accountable 
person and resident obligations.

Regulator and Its Functions:
Establishes the Building Safety Regulator (BSR) within the HSE, overseeing all building control functions.

Other Provisions:
Mandates developers to join a New Homes Ombudsman scheme and grants powers to regulate construction 
products. Enhances the Architect Registration Board's ability to monitor architect competence and removes the 
'democratic filter' for social housing complaints.

Building Act 1984 Amendments:
Amends the Building Act 1984 to specify buildings in scope and the new regulatory regime during commissioning, 
design, and construction. Introduces requirements for registering building control inspector to become Building 
Control Approvers (RBCAs) to improve competence.

General Provisions:
Includes general provisions on the Act's commencement, application to the Crown Estate, and regulations. The Act 
contains 171 clauses and 11 schedules divided into six parts.

Golden Thread of Information:
Information must be kept digitally, securely, and be the single source of truth for the building.
Information should be available to those who need it, when they need it, and in a usable format.

Building Safety Regulator (BSR)
The Building Safety Act establishes the BSR within the Health and Safety Executive, reporting to the Secretary of 
State. The BSR oversees building regulations, approved documents, and building control, and develops the 
regulatory regime. It consults with advisory committees on building, industry competence, and resident 
representation.

For higher- risk buildings (HRBs), the BSR forms a multidisciplinary team with registered building inspectors and Fire 
and Rescue authorities to ensure effective regulation. This is in addition to statutory consultations.

The BSR's responsibilities include:
Overseeing all buildings, not just tall ones.
Acting as the building control authority for HRBs.
Inspecting HRBs during design and construction via the Gateway process.
Registering HRBs and assessing safety cases during occupation.

The BSR manage the safety and performance system for all buildings, advise ministers on building regulation 
changes, address emerging risks, and oversee building control bodies and inspectors. It aims to improve 
competence in the built environment industry and enforce the new regulatory regime for HRBs. This includes 
ordering remedial works, halting non- compliant projects, and replacing key dutyholders when necessary.

All Buildings
New duties and processes that
apply to ALL buildings:

BSR governance & new enforcement powers
New dutyholder roles
New Building Inspector registration and

    competency
New competency requirements
Wider changes to building regulations to

    align the existing system with the new
    system

New Building Safety Levy

Scope of Changes to the New Regulatory Framework

HRBs
Enhanced new duties and processes
that apply to HRBs only:

2 new 'hard stop' Gateways i.e. 2 & 3
Note: Gateway 1 is not a 'hard stop'

BSR to directly oversee Building Control
Change control process
Golden thread
Mandatory occurrence reporting
New Principal and Accountable Persons (PAP / AP) 
roles relevant to the occupation phase
Register of HRBs prior to occupation 
Transitional arrangements (Complete Registration 
by 06/04/2024)

https://miro.com/app/board/uXjVKuGu-0s=/?share_link_id=753200462040
https://miro.com/app/board/uXjVKuGu-0s=/?share_link_id=753200462040


Building Safety 
Act (BSA)

 www.legislation.gov.uk

Building Safety Act 2022
Latest Available (revised): The latest
available updated version of the
legislation incorporating changes made
by subsequent legislation and applied
by our editorial team. Changes we have
not yet applied to the text, can be found
in the 'Changes to Legi…

Building Safety 
Regulator (BSR)

 www.hse.gov.uk

Building Safety
Regulator - Building
safety - HSE
At the heart of the building safety
reforms is the creation of the Building
Safety Regulator (BSR) in England.
Currently it is limited to high-rise
buildings.

Fire Safety Act 
(FSA)

Building 
Regulations (BR)

 www.gov.uk

Approved Documents
The Approved Documents provide
guidance on ways to meet the building
regulations.

 www.gov.uk

Fire Safety Act 2021
Information about the commencement
of the Fire Safety Act and how it affects
Responsible Persons and others.

RBIs will fall in to 1 of 4 main 
Class categories.

For HRBs the BSR will employ 
a RBI Class 3 H1/H2

Defective Premises Act (DPA)

 www.legislation.…

Defective Premises Act
1972
An Act to impose duties in connection
with the provision of dwellings and
otherwise to amend the law of England
and Wales as to liability for injury or
damage caused to persons through
defects in the state of premises.

Review of 
insurance and 

regulatory bodies 
(DPA)

Building control bodies for HRBs:
the Building Safety Regulator (BSR)
Local Authorities (LABCs)
Registered Building Control Approvers (RBCAs) for Higher- 
Risk Building (HRB).

Registered Building Inspectors (RBIs) work for building control 
bodies, either as employees or contractors. To register:

Fire Risk Assessment Prioritisation Tool.

England

 www.register-building-inspect…

Register as a building
inspector
Use this service to apply to become a
registered building inspector in England
and Wales with the Building Safety
Regulator (BSR). You must register with
BSR to carry out BSR-regulated activities
(for example, assessing plans and
inspecting). This inclu…

Wales

 www.register-building-inspect…

Register as a building
inspector
Use this service to apply to become a
registered building inspector in England
and Wales with the Building Safety
Regulator (BSR). You must register with
BSR to carry out BSR-regulated activities
(for example, assessing plans and
inspecting). This inclu…

is Building Control Authority Consult National Regulator 
for Construction Products

New Homes Ombudsman Consult RIBA's BSA PD 
Register 

 www.gov.uk

National regulation:
construction products
Information on the role of OPSS, the
creation of the UK regulator for
construction products, and regulatory
statements.

 www.nhos.org.uk

The New Homes
Ombudsman Service
If you have a complaint about a
developer/housebuilder in relation to
your new home, NHOS may be able to
help you. The service is headed by the
New Homes Ombudsman and is
delivered through two teams.

 www.architecture.com

RIBA Principal Designer
Register
The RIBA Principal Designer Register
allows individual RIBA Chartered
Members in the UK to demonstrate that
they meet the competence criteria to
serve as principal designers

Consider action when the 
proposed material change of 
use; and
any work relating to a higher- risk
building that causes it to cease to
be such a building

Implement Fire Safety 
Measures

Duty Holder Assess risk of external wall 
systems and front doors

Use Fire Risk Assessment 
Prioritisation Tool

Update fire risk assessments Updated Fire Risk Assessment.

Maintain Digital Record of 
Building Information

Update Golden Thread of Information

Key Legislation

Any recent change to 
applicable BR on the project ?

Ensure Compliance with 
Building Regulations

Assess impact on the project

NO

YES
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Process Diagram 1 

https://www.legislation.gov.uk/ukpga/2022/30/contents/enacted
https://www.legislation.gov.uk/ukpga/1972/35#:~:text=(1)Where%20premises%20are%20let,is%20reasonable%20in%20all%20the
https://www.register-building-inspector.service.gov.uk/public-register-england
https://www.register-building-inspector.service.gov.uk/public-register-wales
https://www.hse.gov.uk/building-safety/regulator.htm
https://www.gov.uk/government/news/national-regulation-construction-products
https://www.nhos.org.uk/
https://www.architecture.com/education-cpd-and-careers/membership-and-accreditation/riba-principal-designer-register
https://www.gov.uk/government/publications/fire-safety-act-2021
https://www.gov.uk/government/collections/approved-documents


EXISTING BUILDING
Use criteria for buildings in occupation 

under the Building Safety Act 2022 and the 
Higher- Risk Buildings (Descriptions and 

Supplementary Provisions) Regulations 2023

Height: Is the building at least 18 meters in 
height or having at least 7 storeys?

NEW BUILDING 
Evaluate Building Criteria

Height 
Height: Is the proposed building at least 18 

meters in height or having at least 7 storeys?

Usage: Is it a building which falls into one of 
these categories:

(a) contains at least two residential units;
(b) its a care home;

(c) its a hospital.

Process Diagram 1: Determine If New Building or Existing Building Work Must 
Undergo the Gateway Process. 

YES

NO

YES

NO YES

NO

YES

NO

YES

YES

NO

Does the works fall under the 'Exempt' 
definition within the legislation?

NO

YESNO

Process End

Process End

Will the proposed work result in the building 
to become building at least 18 meters in 
height or having at least 7 storeys, and 
containing at least 2 residential units

YES NO

Start collection of golden thread
of information

Is this a review for an existing building?

update the golden 
thread of information

 www.gov.uk

Criteria for determining
whether a new building
that is being designed
and constructed is a
"higher-risk building"
This guidance relates to the legal criteria
for determining whether a proposed
new building is considered a higher-risk
building under the Building Act 1984 (as
amended by the Building Safety Act
2022) and the Higher-Risk Buildings
(Descriptions and Sup…

The Building is 
considered a 

Higher- Risk Building
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 www.gov.uk

Criteria for determining
whether an existing
building is a higher-risk
building during building
work
This guidance relates to the legal criteria
for determining whether a building is
considered a higher-risk building under
the Building Safety Act 2022 and the
Higher-Risk Buildings (Descriptions and
Supplementary Provisions) Regulations
2023. It relates…

Process Diagram 1: Continued 

Caution: complex 
multi- building 
developments / 
existing or new 
require careful 
analysis and 
agreement about 
whether they are 
considered a HRB 
e.g. through 
connections 
through podiums / 
basements etc. Get 
sign- off from the 
BSR in writing 
before proceeding

 www.legislation.gov.uk

The Building (Higher-
Risk Buildings
Procedures) (England)
Regulations 2023
This instrument is part of a number of
Regulations which implement Part 3 of
the Building Safety Act 2022 (c. 30).

Is it a building of a description specified in the 
below:
(a) a building that comprises entirely of—
    (i) a care home;
    (ii) a hospital;
    (iii) a secure residential institution;
    (iv) a hotel;
    (v) military barracks;

(b) a building that contains living accommodation 
provided by the Ministry of Defence (either alone or 
in combination with other accommodation);

(c) a building that contains living accommodation 
(either alone or in combination with other 
accommodation) for—
    (i) His Majesty’s forces;
    (ii) any visiting force or an international 
headquarters or defence organisation designated 
for the purposes of the International Headquarters 
and Defence Organisations Act 1964.

Is it a building that comprises entirely of:
    (i) a secure residential institution;
    (ii) a hotel;
    (iii) military barracks;

(b) a building that contains living accommodation 
provided by the Ministry of Defence (either alone 
or in combination with other accommodation);

(c) a building that contains living accommodation 
(either alone or in combination with other 
accommodation) for—
    (i) His Majesty’s forces;
    (ii) any visiting force or an international 
headquarters or defence organisation designated 
for the purposes of the International 
Headquarters and Defence Organisations Act 
1964.

https://www.gov.uk/guidance/criteria-for-determining-whether-a-new-building-that-is-being-designed-and-constructed-is-a-higher-risk-building#:~:text=Section%20120D%20of%20the%20Building%20Act%201984%20sets%20out%20the,of%20the%20higher%2Drisk%20regime.&text=%28b%29%20is%20of%20a%20description,by%20the%20Secretary%20of%20State.
https://www.gov.uk/guidance/criteria-for-determining-whether-an-existing-building-is-a-higher-risk-building-during-building-work
https://www.legislation.gov.uk/uksi/2023/909/made


Client/Appointing Party 

Client / 
Appointing 
Party 

Notify Client
The Building is considered a 

'Relevant Building' under the BSA
i.e. 

a Higher- Risk Building (HRB)

Progress collection of golden thread 
of information

Planning Application
MUST include a Fire Statement

Update 
Organisational

Information 
Requirements 

(OIR)

Develop Asset Information 
Requirements (AIR)

AIR

OIR

Capture Project Information 
Requirements (PIR)

PIR

Establish Exchange 
Information Requirements 

(EIR)
EIR

Building Safety 
Act (BSA)

 www.legislation.gov.uk

Building Safety Act 2022
Latest Available (revised): The latest
available updated version of the
legislation incorporating changes made
by subsequent legislation and applied
by our editorial team. Changes we have
not yet applied to the text, can be found
in the 'Changes to Legi…

Building Safety 
Regulator (BSR)

 www.hse.gov.uk

Building Safety
Regulator - Building
safety - HSE
At the heart of the building safety
reforms is the creation of the Building
Safety Regulator (BSR) in England.
Currently it is limited to high-rise
buildings.

Fire Safety Act 
(FSA)

Building 
Regulations

 www.gov.uk

Approved Documents
The Approved Documents provide
guidance on ways to meet the building
regulations.

 www.gov.uk

Fire Safety Act 2021
Information about the commencement
of the Fire Safety Act and how it affects
Responsible Persons and others.

 pa.hsl.gov.uk

HSE's Planning Advice
Web App - Login
Land use planning advice

Use planning 
advice web 
app via link

Send Email Query:
Planninggatewayone@hse.gov.uk

Wait 21 Days

HSE/BSR responds to 
the query

Note: The BSR & Fire 
Rescue Service are 
statutory consultee 
during the Planning 
determination stage

Lead Appointed Party - Tender Response  

Design Team Response the Information 
Delivery Plan (IDP)

Create or Update 
BIM Execution Plan (BEP)

BEP

Create Master Information 
Delivery Plan (MIDP)

MIDP

Create Task Information 
Delivery Plans (TIDPs)

TIDP

Design Team 
Response

Appointing Party 
Response

Submit 
Change 
Control 

Requirements
and Process
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Fire Statement 
Form

GATEWAY

Planning

1

Process Diagram 1: Continued   Gateway 1 Process - Typically at RIBA Stages 0-3

Approval  
 

From Diagram 1 

Process Diagram 2 

 www.gov.uk

Design and building
work: meeting building
requirements
The duties and competence
requirements for building regulations
that clients, designers and contractors
must meet.

Client: ensure they understand 
their duties and competence 

requirements for building 
regulations that they, designers and

contractors MUST meet

NOTE: the ISO19650 
guidance is NOT a 

statutory requirement 
for HRBs, however, can

provide a structured 
framework to establish

and maintain the 
'golden thread' 

https://www.legislation.gov.uk/ukpga/2022/30/contents/enacted
https://www.hse.gov.uk/building-safety/regulator.htm
https://www.gov.uk/government/publications/fire-safety-act-2021
https://www.gov.uk/government/collections/approved-documents
https://www.gov.uk/guidance/design-and-building-work-meeting-building-requirements
https://consultations.hse.gov.uk/bsr/building-safety-competence-information-pc-pd/supporting_documents/Building%20safety%20competence%20information%20for%20principal%20contractors%20and%20principal%20designers.pdf
https://www.bsigroup.com/globalassets/localfiles/en-gb/industries-and-sectors/built-environment/built-environment-competence-programme/pas86712022_drm_free.pdf
https://www.bsigroup.com/globalassets/localfiles/en-gb/industries-and-sectors/built-environment/built-environment-competence-programme/pas86722022_drm_free.pdf
https://pa.hsl.gov.uk/


Project  Team 

Designer's 
Contractor's 

Client /
Appointing 
Party 

The submitted application / supporting documents
must holistically, completely and clearly 
demonstrate FUNCTIONAL COMPLIANCE  with 
Building Regulations.

12 week statutory review  to determine the 
application (unless otherwise agreed)

Full design developed 
(RIBA Stage 4) 

to demonstrate compliance 
with building regulations

2 weeks notice to be given prior to submission, to 
give BSR time, to mobilise resource to review 
submission 

Building Control Application 
to 

Building Safety Regulator 

Rejected

Quick initial 
validation review

 www.gov.uk

Manage a building
control application for
a higher-risk building
Use this service to apply for and
manage building control applications for
higher-risk buildings in England.

 www.legislation.gov.uk

The Building
Regulations 2010
These Regulations revoke and replace
the Building Regulations 2000 (S.I.
2000/2531) ("the 2000 Regulations"),
and consolidate all subsequent
amendments to those Regulations with
minor amendments. The amendments
include removing the requirement,
where bu…

Refused
default where

not determined
in time

Request feedback 
to establish  

changes needed 
to re- apply

If auto refused due to time- out how do you obtain 
feedback to establish what needs to be changed?

Valid

invalid

Information model 
acceptance

Production of information

Mobilization
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GATEWAY

Pre- construction

2

Process Diagram 2   Gateway 2 Process - Typically at RIBA Stage 4

From Diagram 1: Continued 

Process Diagram 3 

Approval  
 

Application for HRBs projects must provide the following:
Building control Compliance Statement

Competency Declaration
Construction Control Plan

Change Control Plan and Golden Thread
Fire and Emergency File

Mandatory Occurrence Reporting Framework
Partial Completion Strategy (if applicable)

 www.gov.uk

Managing building
control approval
applications for higher-
risk buildings
How clients can submit and manage a
building control application to the
Building Safety Regulator for higher-risk
building work or building work to an
existing higher-risk building.

Link to application 
portal and which 
identifies costs 
related to a 
submission

https://www.gov.uk/guidance/managing-building-control-approval-applications-for-higher-risk-buildings
https://www.gov.uk/guidance/manage-a-building-control-application-for-a-higher-risk-building
https://www.legislation.gov.uk/uksi/2010/2214/schedule/1


Design Team 

Client 
AppointingParty  Information Model Acceptance

Asset Information Model (AIM)

NOTE: Works CANNOT commence on site, on that particular 
element(s) on site until Gateway 2 approval has been gained and 
the required statutory notices have been sent to the BSR.

Note: more information is required - Building Regulation 38 Fire Safety Information 
‘It is a legal requirement of the Building Regulations 2010 approved document B for England 
and Wales, Regulation 38, that “The person carrying out the work shall give fire safety 
information to the responsible person not later than the date of completion of the work, or 
the date of occupation of the building or extension, whichever is the earlier.” For those not 
familiar with the term ‘Responsible person’ the meaning of ‘Responsible Person’ is detailed 
in Article (3) of the Regulatory Reform (fire safety) Order 2005’.

Note: Mandatory Occurrence
Reporting  inc. things that 
could become a hazard or 
safety issue. 
To be started at the 
beginning of the life of the 
project and continue 
through the whole of the 
lifecycle of the asset.

Notice to be given to BSR, 
5 working days prior to starting on site.

Starting Date is not about strip out / 
demolition, but about when you will be 
putting things back in i.e. new partitions 
/ re- cladding etc. on the permanent 
works.

Commencement Date is when the lowest
floor slab is complete or ground floor or 
when 15% of refurbishment works are 
completed. It relates to the new 
provision for the expiry of building 
control approval for work that is not 
commenced within 3- years of approval.

Commence Work

Notifiable change - can take up to 10 days to review / 
determine by the BSR

 www.register-high-rise-buildin…

Register a high-rise
building
The principal accountable person is the
person or organisation who owns or has
responsibility for the building. If the
building has more than one accountable
person, then the accountable person for
the external common parts of the
building will be the p…

GATEWAY

Pre- occupation

3

 www.gov.uk

Consultation on
implementing the new
building control regime
for higher-risk buildings
and wider changes to
the building regulations
for all buildings
We are consulting on proposed changes
to building regulations under part three
of the Building Safety Act 2022. This
consultation seeks views on policy
proposals for legislation we intend to
introduce to create the building control
procedure for higher-…

Question: what is your experience, do you have any 
references, of how to deal with Partial 
completion/certification and registration to allow 
occupation

 www.hse.gov.uk

Charging scheme -
Building safety - HSE
Information about what the Building
Safety Regulator charges for, charge
amounts, and how they are calculated.

 www.gov.uk

Circular letter: changes
to the building control
process
To: (England only) Local Government
Chief Executives and Heads of Building
Control Approved Inspectors The Chief
Fire Officer Fire and Rescue Authorities
From: Camilla Sheldon, Deputy Director,
Reform Policy, Legislation and
Sponsorship, Department for …

 www.gov.uk

Submitting mandatory
occurrence notices and
reports
A guide for principal designers, principal
contractors and accountable persons to
report incidents or risks of structural
failure, or the spread of fire to the
Building Safety Regulator.

Submit a Mandatory 
Occurrence notice

Review and Notify 
Changes (Gateway 2)

Major change - 6 weeks period is the BSR statutory 
approval period, which can be extended by agreement

Major Change 
Costs and 
Definitions

Notifiable Change
Costs and 
Definitions

Completion 
Certificate Application

8 weeks statutory period to determine the application
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Registering HRB with 
BSR

8 weeks statutory period to determine the application

The Building Safety Case Report shall be 
resubmitted every 5 years to be re- evaluated

S3- Suitable for Comments

Principal Contractor 
Building Regs

Process Diagram 3   Gateway 3 Process  -  Typically at RIBA Stage 5

Approval  
 

From Diagram 2 

Post Gateway 3 Process -  RIBA Stages 6, 7 
and beyond

Final Record / As- Built:
The intended principle is that 
if work is completed in 
accordance with the 
approved design, including 
any approved controlled 
changes, the approved design
will reflect the as- built 
construction. So approved 
design information 
maintained in the golden 
thread is effectively the 
record and as- built 

Completion from a Building Regulatory perspective needs to occur before an 
application for a completion certificate is submitted.
This may not be the same as practical completion under the Building Contract.
What is meant by Building Project Completion needs clarifying.

Building Project Completion

Building can be Occupied 

https://www.gov.uk/government/publications/building-control-changes-for-higher-risk-buildings-and-wider-changes-to-building-regulations/circular-letter-changes-to-the-building-control-process#commencement-of-work-new-definition
https://www.gov.uk/guidance/submitting-mandatory-occurrence-notices-and-reports#:~:text=You%20must%20submit%20a%20mandatory,a%20significant%20number%20of%20people
https://www.hse.gov.uk/building-safety/assets/docs/charging-scheme.pdf
https://www.hse.gov.uk/building-safety/charging-scheme.htm
https://www.gov.uk/government/consultations/consultation-on-implementing-the-new-building-control-regime-for-higher-risk-buildings-and-wider-changes-to-the-building-regulations-for-all-buildings/consultation-on-implementing-the-new-building-control-regime-for-higher-risk-buildings-and-wider-changes-to-the-building-regulations-for-all-buildings
https://www.register-high-rise-building.service.gov.uk/



