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The Building Safety Bill paves the way for an overhaul of building safety 
regulations which, according to government officials, will bring about the 
“biggest changes to building safety for nearly 40 years.”

The move was long overdue. When the Grenfell Tower fire claimed the lives 
of 72 innocent people in 2017, it became abundantly clear that our existing 
systems to uphold fire safety were grossly inadequate. 

Following the tragedy, the Independent Review of Building Regulations and  
Fire Safety was commissioned. This review, led by Dame Judith Hackitt,  
exposed “deep flaws” in regulations covering high rise buildings.  
Her report cited “ignorance”, “misinterpretations of guidance”, “indifference 
to quality”, “insufficient enforcement tools” and a “lack of clarity on roles and 
responsibilities” as just some of the failings putting human lives at risk. 

The purpose of this e-book is to help construction 
professionals, developers and asset owners understand: 

 The implications of the Building Safety Bill

 The timescales that you should be working towards 
for compliance

 Where you might be falling short 

 What you can do to prepare

 The opportunities the Bill presents to the industry

The Building Safety Bill is the response to that review.  
It is intended to eradicate those failings and prevent further 
disasters. As its full implementation draws ever nearer, we  
are thankfully moving ever closer to a safer built environment.

But, as Dame Judith Hackitt’s strong words suggest, there is a lot of work to do.

The Building 
Safety Bill



[The Bill is] a significant 
milestone on our journey to 
fundamentally improving 
building safety and 
delivering real change that 
will keep people safer in 
their homes. I am calling  
on the industry to  
actively prepare for  
these changes now.

UK housing secretary, Robert Jenrick
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[The bill is] a once in a 
generation opportunity 
for change.

Chartered Institute of Builders 

An opportunity for change
While the Bill is vast in its scope and ambition, it should be viewed by the 
industry as a chance to modernise and improve. With substantial implications 
for design, specification, procurement, building control and asset lifecycle 
management, the CIOB has described the Bill as a “once in a generation 
opportunity for change.”

And ‘opportunity’ is the key word. Ultimately, and most importantly, the Bill 
will make residential buildings safer. But beneath that core focus exists a host 
of potential benefits for developers who get ahead of the curve and take a 
proactive approach in their preparation.

Processes and assets can be made more efficient, building quality can be 
boosted, ambiguity around responsibility and accountability can be clarified, 
communication can be improved, and value can be prioritised over cost.
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The Building Safety Bill 
in a nutshell
The Bill will bring sweeping changes to housing and fire regulations. It is  
a highly complex area with many permutations impacting many different 
stakeholders. Because of this, it’s not easy to provide a simple summary  
of everything that it entails.

What’s more, until the Bill goes through parliament and receives royal 
assent, aspects of the proposals might still be subject to change. 

Nonetheless, it is vitally important that architects, contractors, developers, 
specifiers, asset owners and facility management teams familiarise  
themselves with the Bill in its current form and start preparing for a new  
era of building safety.

Below is a simple summary of how new regulations will function: 

   The objectives of the Bill: To give residents more rights, 
powers and protections and make them safer in their homes.

   How the Bill will be introduced: The Bill is being introduced 
in three phases known as gateways. Gateway one is effective 
as of 1st August 2021, while gateways two and three will follow 
later. (See page 6 for more information on gateways).

   How the Bill will be enforced: The new Building Safety 
Regulator will be granted strong powers to apply the law and 
punish non-compliance.

  The key elements of new regulations: 
   An enhanced safety framework for HRRBs will be introduced 
   More stringent competence requirements and accountability  

measures will be enforced 
   A clearer framework for the standards of construction 
products will be applied 

   All developers of new build homes must belong to a  
New Homes Ombudsman 
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Useful terms
There is lots of specific terminology in the Bill which you’ll be hearing more and more frequently in the coming months and years. 
Should you ever need to jog your memory as to what that terminology means, this glossary of terms might just come in handy!

The Accountable Person is appointed by building owners as the named contact responsible for building safety in HRRBs.

Building Safety Inspections
are sometimes referred to as ‘consolidated advice note inspections’. They will be conducted by fire safety engineers 
or Chartered Building Surveyors to confirm whether or not HRRBs comply with regulations.

The Building Safety Regulator 
(BSR) will operate under the HSE to uphold and enforce new regulations.

The Duty Holder 
is the term used within the Bill to describe the person responsible for fire safety at any stage of an asset lifecycle.  
In design this would be the Principal Designer, during construction it would be the Principal Contractor and during 
occupation it would be the Accountable Person.  

EWS1 forms are a fire safety rating used by mortgage lenders to determine whether or not to issue loans to prospective leaseholders for HRRBs.

Fire Safety Act 
changes the terms of Fire Safety Order 2005. It effects any house which has two or more separate homes and shares common parts. 
Amongst other things, it stipulates the information which owners must share with authorities surrounding external walls and sets  
a requirement for a public register of risk assessments.

Fire statements are mandatory at the planning application stage in line with planning gateway one to demonstrate that fire safety 
has been considered in the plans.

The gateway system refers to three key phases in the building lifecycle where checks will be conducted and work deemed unsafe will be stopped.

The Golden Thread is the term used in the bill to describe how asset data must be managed throughout the asset lifecycle. Supporting accountability 
and facilitating maintenance, this data must be accurate, complete and up to date.

HRRB is an initialism for high rise residential buildings, sometimes referred to as ‘relevant buildings’. HRRBs are currently categorised 
as multi-occupied residential building of 18 metres or more in height, or seven or more storeys (whichever is reached first).
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Introducing the Building 
Safety Regulator

 The Building Safety Regulator (BSR) will operate under the umbrella of the HSE (Health & Safety Executive).

 The new regulator will be responsible for conducting inspections to ensure HRRBs are safely designed and 
constructed and that they continue to be safe once occupied.

 The BSR will have the power to halt projects at any stage if works are considered to contravene regulations. 
It will conduct mandatory inspections at gateways one, two and three.

New powers will be granted to the BSR to impose hefty sanctions for serious acts of noncompliance.

These may include orders to rectify work, significant fines or jail time in serious cases.

2017 2019 2020 2021 2023

14th June 2017:
Grenfell Tower fire claims 
the lives of 72 people.

July 2017:
Government announces 
an Independent Review of 
Building Regulations and 
Fire Safety to be led by 
Dame Judith Hackitt. 

December 2019:
The new Building Safety 
Bill is announced in the 
Queen’s Speech.

July 2020:
Draft Building Safety Bill 
is published.

April 2021:
The Fire Safety Bill becomes law 
providing a more joined up  
approach to fire safety between 
building owners and authorities, 
and clarifying which parties bear 
responsibility.

May 2021:
‘Gateway’ system announced 
which will phase in controls for 
the Building Safety Regulator 
over HRRBs. Fire Safety to be led 
by Dame Judith Hackitt.

1st August 2021:
Gateway 1 introduced.

2023:
Building Safety Bill expected to 
be implemented in full.

2023 and beyond:
‘Gateway’ secondary legislation 
expected to uphold objectives of 
the Building Safety Bill.

The Building Safety Bill Timeline
This chart outlines the key dates of incidents and legislation, and maps out expected timeframes for implementation of the Bill.  

The HSE operates in terms of being 
a firm but fair regulatory body –  
and it won’t be a minor rap across 
the knuckles when you get it  
wrong anymore.

Dame Judith Hackitt 
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Understanding the gateway system
The building safety bill is upon us. As of the 1st August 2021, the first changes to 
building safety regulations became law with the introduction of planning gateway 
one. Gateways two and three will follow over the coming years and this phased 
approach allows stakeholders and authorities time to adapt and implement the 
necessary measures. Below, we list the known details of these gateways: 

01. Planning Gateway One
 A new facet of the existing planning application stage, planning gateway one is 
implemented via amendments to the Town and Country Planning Act 1990.

 Duty holders must now submit a fire statement to the planning authority 
demonstrating that fire safety requirements have been considered and 
incorporated into their proposals, including emergency access to the building.

 HSE is now a statutory consultee for all HRRB planning applications, and will 
support local authorities with specialist assessments of applications.

 Relevant planning applications are those that provide for one or more HRRBs, 
development of an existing HRRB, or development within an HRRB.

We have been trialling the 
fire statement reports and 
we have found they should 
only take one or two hours 
to complete if you have  
the correct information  
to hand.

Andrew Mellor, PRP Architects 
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02. Gateway Two
(technical design and construction phase)

 Duty holders required to submit ‘key information’ to the BSR demonstrating 
how the building, will comply with regulations, including: 
  Full plans as defined in the regulations.
   A construction control plan, describing how building safety will be maintained 
during the construction phase and the framework for mandatory reporting of 
safety concerns.

   A fire and emergency file, setting out key building safety information.
   A signed declaration from the client that the principal designer and principal 
contractor meet ‘competency requirements’ as defined in the draft Bill.

   A ‘key dataset’ and supporting information to demonstrate that regulations 
are complied with and that safety risks will be managed sufficiently.

03. Gateway Three
(building control completion / final certificate stage)

 The client, supported by duty holders, will be required to submit 
information on the final as-built building to the BSR, including:
   Updated as-built plans indicating any variations since gateway two.
   The construction control plan with complete change control log.
   An updated fire and emergency file.
   A ‘key dataset’ and supporting information, based on the information 

provided at gateway two and updated accordingly.

 The client, principal designer and principal contractor will be required 
to produce and co-sign a final declaration confirming that the building 
complies with regulations.

 BSR will issue a completion certificate for all or part of the building.

 All prescribed information and documents will then be handed over to the 
accountable person who will be required to register the building before 
it is occupied, and will be responsible for appointing the building safety 
manager during its occupation.
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How will the gateways fit into the RIBA Plan of Work? 
This simplified version of the RIBA Plan of Work illustrates where the gateways fall within the standard construction lifecycle. 

0 – Strategic Definition 1 – Preparation & Briefing 2 – Concept Design 3 – Spatial Coordination 4 – Technical Design 5 – Manufacturing & Construction 6 – Handover 7 – Use 

Stage outcome The best means  
of achieving Client 
Requirements 
achieved 

Project Brief approved  
by the client and  
confirmed that it can be a 
ccommodated on the site 

Architectural Concept 
approved by the client 
and aligned to the  
Project Brief 

Architectural and  
engineering information 
Spatially Coordinated 

All design information required to 
manufacture and construct the pro-
ject completed 

Manufacturing, construction and Com-
missioning completed 

Building handed 
over, Aftercare  
initiated and  
Building Contract 
concluded 

Building used, 
operated and 
maintained  
efficiently 

Pre-existing core 
statutory processes 

Strategic appraisals 
of planning  
considerations 

1.  Source pre-application
Planning Advice

2.  Initiate collation of
H&S Pre-construction
Information

1.  Obtain pre-application
Planning Advice

2.  Agree route to
Building Regulations
compliance

3.  Option: submit outline
Planning Application

1.  Submit Building
Regulations Application

2.  Discharge pre-commencement
Planning Conditions

3.  Prepare Construction Phase Plan
4.  Submit form F10 to HSE

1.  Carry out Construction
Phase Plan

2.  Comply with Planning
Conditions related to construction

Comply with 
Planning 
Conditions 
as required 

Comply with 
Planning 
Conditions 
as required

Gateway 1,  
Pre-planning.
Commencing  
1st August 2021 

1.  Ensure the Project Brief
includes a Fire Statement
covering fire safety
requirements, processes
and management.

2.  Local planning authority
to establish HSE as
statutory consultee

Gateway 2, 
Pre-construction. 

A Building Control Application  
must be submitted to the BSR  
and approved before construction 
can begin 

Gateway 3, 
Pre-occupation. 
BSB expected to  
be fully implemented 
by 2023

1.  BSR inspects built asset and
as-built information and documents

2.  All relevant info must be handed
over to the accountable person
in occupation

3.  The BSR must issue a completion
certificate before occupation
can commence
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Are you a duty holder?  
Here are some practical things 
you need to do! 
By now, you’re familiar with the basic ins and outs of the Building Safety Bill.  
That’s the first step towards compliance. Next, you’re going to need to start  
changing your processes in accordance with the regulations and their consequences. 

   Get an EWS1 form: This is a black and white assessment which – in the eyes 
of the building societies – will demark your HRRB as either safe, or unsafe. If 
deemed unsafe, mortgage lenders won’t offer loans against your property, 
effectively rendering it worthless! 

   Prove competence: The Bill will utilise advice from the Competence Steering 
Group and demand competence in line with a new set of Standards from the 
BSI. Principal Contractors and Principal Designers working on HRRBs will need 
to prove competence, and clients will need to sign a declaration confirming  
that their appointed teams meet these standards.

   Become meticulous: One of the central themes of the Bill is the clear golden 
thread of asset information to provide transparency and accountability. Data 
gaps and inaccuracies will undermine your compliance with the bill, so you need 
watertight systems to record product information, asset plans, risk assessments, 
quality and safety inspections, O&M manuals and much more. Now is the time 
to review your systems for full rigour and efficiency!  

   Establish a reporting system: The Bill calls for Mandatory Occurrence 
Reporting to the BSR throughout the entire building lifecycle. This will include 
any structural or fire safety issues which could cause significant risk to life.  
For the sake of simplicity and diligence, a reporting system which can be  
applied throughout the asset lifecycle is the way to go. 

   Maintain a Residents Engagement Strategy: Moving into the occupation 
phase, the Accountable Person will need a system to provide residents with 
information and enable them to file complaints. Once again, a single  
information management platform is the best way to make this workable. 

   Join the New Homes Ombudsman: Developers will have to sign up to the 
New Homes Ombudsman, intended to create a new Code of Practice  
governing sales, marketing, standards and quality, complaints and  
enforcement of the Code.

Did you know?
The time limit for claims under the Defective 
Premises Act has been extended from 6 to 15 
years, which will apply retrospectively once 
legislation is in force.
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Focus on the golden thread
And why digital building information management 
is needed to stitch everything together
The golden thread is a central aspect of the Building Safety Bill which demands 
an accurate and up-to-date record of building data detailing how a building has 
been designed, built and maintained.

It almost goes without saying that stakeholders are going to need a rigorous 
digital information management system to comply with the Bill. And no aspect 
of the Bill drives that notion home harder than the golden thread.

Accuracy: What good is data if it is inaccurate? The terms of the Bill make 
clear that Duty Holders have a legal responsibility to make sure their records 
are correct and up to date. With a digital information management system, 
workflows which can be adapted to provide a rigid data collection system for 
your specific project will help ensure you have all the right data for compliance.

Accountability: Ambiguity around accountability costs lives. Accountability 
is not something to be feared. It is a way to make sure that every stakeholder 
knows and understands what is required of them. It drives efficiency, improves 
quality and (most importantly) ensures safety. Digital building information 
management provides a ‘digital fingerprint’ at every stage of the construction 
lifecycle making accountability easy to trace and also empowers you to 
delegate responsibilities from the outset of your projects.

Accessibility: The amount of data required for the golden thread, especially 
in complex developments, is enough to melt the mind. While you might be 
able to record that data accurately and thoroughly, it’s no use if you’re unable 
to extract it when needed. Digital building information management systems 
allow for easy navigation and automated reporting.

Completeness: When it comes to the completeness of your building data, 
there are two things to consider. First, is anything falling through the gaps? 
And second, will your data maintain its integrity through the entire building 
lifecycle? A system like Zutec’s building lifecycle information management 
platform is the perfect way to ensure you capture all the data you need  
and that it can be accessed and applied in perpetuity.

Roadblocks to compliance
Paper-based systems and siloed teams and phases are a sure-fire way 
to make the golden thread unravel.

The gold standard for the golden thread
Thankfully, in ISO 19650, there is an existing, robust standard for information 
management. Firms that already comply with or have knowledge of this 
standard (or the preceding PAS 1192.  will already have processes in place  
to comply with the golden thread element of the new regulations.

Did you know?
Zutec’s Building Information Modelling 
(BIM) software is Kitemark approved, 
which means it is recognised and 
recommended by the BSI for 
supporting ISO 19650 compliance.

KM 741560 
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Go digital, stay compliant.
Zutec is a building lifecycle information management system which will help 
you adhere to every requirement of the Building Safety Bill. Our solutions 
integrate cohesively – and even dovetail with many existing systems which you 
may be using – to help drive efficiency, facilitate communication, guarantee 
compliance, improve decision making and ensure safety.

A selection of our solutions which will help you comply with the Building 
Safety Bill include: 

 Single Source of Truth – Our Data Management Platform brings all project 
information together under one roof for ease of access throughout the 
building lifespan. Track and share design information, collect and verify AIM, 
manage submittals, RFIs and workflows, and much more. 

 Field Productivity – Covering all construction-based activity, Field 
Productivity is a tool for streamlining and improving Quality Assurance and 
H&S inspections, for managing snags and defects and permit management, 
progress tracking and more. Gather vital quality, safety and BIM data as your 
project progresses.

 BIM – Stores the 3D model in one convenient, accessible location for 
collaboration and information management. Links Asset and Project 
Information to the model to create a searchable, robust and thorough 
Building Information Model that will last for the entire building lifecycle.

 Handover – Guides projects through regulatory and contractual obligations 
to completion on time, every time. Acts as a secure repository for the asset 
register, O&Ms, Health & Safety and COBie data throughout the facilities 
management term. 
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For more information on how Zutec can help you, 
get in touch or request a free demo.

The Building Safety Bill is being implemented to keep people 
safe in their homes and save lives. For developers, designers, 
contractors and building safety managers, no other objective 
can be prioritised above this. But, with software like Zutec on 
your side, your transition into a new era of building safety will 
not only go smoothly, it can also bring opportunity. 

Find out how Zutec can help you comply with new safety 
regulations and improve efficiency and productivity.

Choose Zutec 

https://www.zutec.com/book-a-demo/
https://www.zutec.com/book-a-demo/

