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Failed items 7 Failed 
 

EXECUTIVE SUMMARY / Assessment 
 

Does the façade comply with the latest MHCLG guidance? No 

 
BUILDING FAÇADE ASSESSMENT 

 

REPORT 
 

Does the facade comply with Approved Document B – Fire Safety? Non-Compliant 

— Notes 

Although the render system may have been compliant at the time of construction, we identified that fire 
stopping around windows / doors and floor levels has not been installed. Most externally insulated 
render systems have been fire-tested and all have fire stopping as part of the tested system. As such, 
the render system does not comply with the functional requirements of the Approved Document. 

 

Is the insulation non-combustible? (i.e. A1 or A2-s1,d0 etc) Non-Compliant 

— Notes 

 
From the core samples and trail holes conducted at the East elevation and East stairwell area of the 
property, we have been unable to identify any installed fire barriers within the EPS insulated external 
render system. This includes areas at floor slab, party wall and window surrounds. 

 
We have identified heat damaged EPS insulation above the low-level flat roof at the east elevation. We 
advise further investigations are conducted in the affected area and all damaged insulation is removed 
and replaced with new material. 

 

Are cavity barriers installed at the correct positions and to the 
specification where inspected? 

 
No 

— Notes 

Further visit to inspect the façade. Cavity barriers are required at floor levels, party wall positions and at 
windows and doors. Cavity barriers were not recorded during the inspection on the 3rd of March 2020. 

 

Arson / Waste Poor 

— Notes 

It was noted that the waste store was unsecured, open to the public and to intentional fire setters. 

— Photos 
 

 
Photo 2 Photo 3 Photo 4 
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OPINION 
 

Compliance of façade products? Non-Compliant 

 
MHCLG COMPLIANCE 

 

Advice Note 14 Non-Compliant 



Private & Confidential 4/32 
 

ASSUMPTIONS 
 
 

The scope of the FRA tool is for high rise buildings comprising residential or business occupancies or a 
mix of both. 

Where the building is a mix of residential and business, it should be treated as a residential building due to 
the greater life safety risk associated with sleeping occupants. 

High rise buildings are over 18m in height, measured from lowest point of the fire service access level to 
the floor level of the topmost occupied floor. 

It is assumed that there will be ignition risks throughout the high rise building interior, possibly within the 
facade system cavities and possibly on the exterior of the building (parked vehicles, cabling, electrics, 
lights, PV panels, balconies, BBQs, adjacent buildings etc.). 

The likelihood of a fire considers ignition sources within the vicinity of the exterior combustible façade 
system, within the façade system itself and from a fire breaking out from the interior of the building. 

The tool is intended to have global applicability with minor geographical variations. 

The tool is not a code compliance check, however it is based on the first principles of fire safety to, as far 
as practicable, comply with life safety codes. 
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LIMITATIONS 
 
 

The tool is limited to three occupancy types. 

The tool as originally developed was applicable to timber frame buildings. It was primarily designed to 
assess structural frames such as steel or concrete. However, we are able utilise the basic principles of this 
assessment tool to assess timber frame structures. 

The risk rankings produced by the tool are intended to err on the side of caution. As the building is 
complete it would be impossible to confirm that all the required cavity barriers are in place and installed 
correctly. Building Regulations state that cavity barriers must be installed, however confirming that the 
cavity barriers have been installed compilantly after construction is not achievable. 

The tool cannot address all possible combinations of façade system and building characteristics. The 
complexity of the building, façade patterns or difficulties in identifying the façade 
systems/materials/components may sometimes require a more detailed fire risk assessment by a 
qualified engineering team of façade and fire engineers. 

The FRA tool addresses life safety only. The building owner or their insurer may have further objectives 
around business continuity or property protection that are not addressed in the FRA. 

Issues such as business continuity, property protection, loss of belongings and loss of a place to stay are 
secondary. Whilst important, they are not addressed by this FRA tool. 

The life safety of fire fighters is not explicitly addressed. Mitigation measures for the life safety of the 
occupants can also be expected to reduce the risk to fire fighters. It is assumed that the Commanding 
Officer would risk assess the building’s access and egress routes as well as the structural stability of the 
building before entering the structure for prolonged periods of time. 

There is limited statistical data on fires involving the exterior façade system. Test data is largely 
proprietary and, excluding test data explicitly cited in this report, is not available to inform this study. 

The tool assesses buildings in their completed state. It therefore does not assess “temporary risks” that 
arise from construction work or partially occupied buildings. There are clear guidelines and tools available 
to assess those. 

This guide is not exhaustive and variations on the information presented may exist on specific buildings 
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RISK ASSESSMENT PROCESS 
 

Risk is a function of the likelihood of a fire hazard and the consequence of that fire hazard occurring. 

The process of risk assessment is to identify the hazard(s) and then assess the likelihood and 
consequence of the hazard occurring as illustrated. 

 

 

The FRA tool is qualitative in nature and builds upon the concepts in Publically Available Specification 
(PAS) 79 in the context of a fire spreading over multiple stories of a building via a combustible façade 
system. 

Annex B of PAS 79 suggests actions and timescales linked to the risk level (see table opposite). 

PAS 79 was developed in the UK for fire risk assessments and is published by the British Standards 
Institution (BSi). 

PAS 79:2012, Fire risk assessment-Guidance and recommended methodology, British Standards 
Institution and C.S. Todd & Associates Ltd. 
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The tool considers three different occupancy types. 

1. Sleeping risk and “all out” evacuation strategy (which may occur in phases); 

2. Sleeping risk and “stay put” (defend in place) evacuation strategy; and 

3. No sleeping risk, i.e. Office premises and “all out” evacuation strategy (which may occur in phases). 

Specific risk matrices have been developed for Process A and Process B for each of the occupancy types 
and evacuation strategies addressed by this FRA tool. 
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INSTRUCTION 100% 
 

INTRODUCTION 

Michael A Fox Associates Ltd have been instructed to carry out a fire risk assessment of the facade at: 

Chloe Court 

Bournemouth Road, London, Peckham, SE15 4UN 

Instructing Party 

Wandle Housing Association 

INSTRUCTIONS 

To provide an assessment of the building facade to determine compliance to the latest MHCLG guidance. 

BUILDING DETAILS 

Building Location 

Bournemouth Rd, Peckham, London SE15, UK 

Building Type 

 Residential - Multi Occupancy - 
Above 18m 

Building Risk Group 

 
Sleeping Risk 

Separate Risks Within Building 

Waste Storage within building footprint 

Height of Building 

7 Storeys x 2.7m = 18.9m 

Number of Floors 

7 Storeys at highest 

Balconies Installed 

 
Yes 

Outboard balconies 
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ASSESSOR EXPERIENCE 
 

Assessor Experience 

The risk assessment inspection was carried out by Michael Fox director of MAF Associates Ltd. Michael 
has a wealth of experience as an approved insurance auditor / loss adjuster working for UK, European and 
Scandinavian insurers. Michael offers expertise in the inspection and investigation phases of Expert 
Witness reporting. Michael is a highly qualified and competent risk assessor with specialities in the 
external fabric of buildings. Recognised as one of the major commercial roofing and cladding experts in 
the UK. Michael has attended and gained certification in the following with the Fire Protection Association 
and is has been elected to the Institute of Clerks of Works, is an Associate of the Royal Institute of 
Chartered Surveyors and is a Member Institute Fire Safety Managers. 

FPA - Applied Fire Risk Assessment 

FPA - Advanced Fire Risk Assessment 

FPA - Fire Safety Design of Buildings 

Member Institute of Clerks of Works – Fire Safety (MICWCI) 

Member Institute Fire Safety Managers (MIFSM) 

Member Institute Fire Prevention Officers (AMIFPO) 

Associate Royal Institute Chartered Surveyors – (AssocRICS) 

Member Institute of Roofing – (MIoR) 

Member Fire Protection Association – (FPA) 

Member UK Fire Association – (UKFA) 

Member National Fire Protection Association – (NFPA) 

Michael A Fox as a Clerk of Works is defined in Advice Note 1 - DCLG/BSP/Information Note/01/111217 
as a Professional Advisor for Façade Fire Safety 
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REGULATORY REFORM ORDER – FIRE SAFETY ORDER 2005 
 

 
UK Fire Legislation 

UK Fire Legislation 
Since 1st October 2006 the fire safety law in Scotland has differed from that of England & Wales and 
Northern Ireland, therefore to carry out a Fire Risk Assessments successfully, you first need to know what 
legislation applies to the country that you are in and which Government Sector Specific Guidance applies 
there. This is important information for the Fire Risk Assessors working "cross-border" or a company or 
organisation who has multiple sites spread throughout the United Kingdom of Great Britain and Northern 
Ireland. 

 
England and Wales 
In England and Wales, Article 9 of the RR(FS)O 2005 (The "Fire Safety Order") requires that the responsible 
person, on whom the Order imposes requirements, must make a suitable and sufficient assessment of the 
risks to which the relevant persons are exposed for the purpose of identifying the general fire precautions 
he needs to take to comply with the requirements and prohibitions imposed on him by or under this 
Regime. (For the purposes of this legislation, " relevant persons" are any person who is or maybe lawfully 
on the premises, and also any person in the immediate vicinity of the premises who is at risk from a fire in 
the premises, other than fire-fighters at the time of a fire) 
The same duty is imposed on every person, other than the responsible person, who has, to any extent, 
control of the premises as far as the duty relates to matters within his control. (This would normally 
include, for example, the landlord or managing agent of commercial premises in multiple occupation). 
The above risk assessment is commonly described as a fire-safety-risk-assessment. Guidance on the 
requirements of the Fire Safety Order and on the Fire Safety Risk Assessment required by it is produced by 
the Communities and Local Government. 

 
Scotland 
In Scotland the duty to carry out a Fire Risk Assessment is imposed on every employer by Section 53(2) (a) 
of the Fire (Scotland) Act 2005. The Act requires that the Risk Assessment identifies any risks to the safety 
of the employers, employees in respect of harm caused by fire in the workplace. Section 54(2) (a) of the act 
also imposes a duty, on any person who has control of any extent of the relevant premises, to carry out a 
fire risk assessment, and this risk assessment must identify any risks to the any relevant persons in respect 
of harm caused by fire in the relevant premises that; relevant persons is defined in much the same manner 
as it is defined Fire Safety Order in England and Wales. In Scotland, further requirements in respect of the 
assessments required by the Fire (Scotland) Act are imposed by the Fire Safety (Scotland) Regulations 
2006. Guidance on the requirements on this legislation and the Fire Risk Assessment required by it, is 
published by the Scottish Government. 

It is important to understand the content of the Fire Risk Assessment. Necessary recommendations are 
made if there are actions that are required to protect ‘relevant persons’ from fire. If the content in the 
recommendations section is unclear, clarification should be sought. 

The report is a fire risk assessment of the façade not a fire engineering report as such the report must be 
read within the context of the instructions. 
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EXECUTIVE SUMMARY 1 Failed 66.67% 
 

Introduction 

The Grenfell Tower fire in June 2017 highlighted the need to inspect the building façade. In the aftermath 
of the disaster, local Fire & Rescue Services were charged with inspecting properties which are deemed to 
be “high rise”. Fire & Rescue Services define buildings with a height of 18m or more as “high rise”. There is 
no standard height at which a building is deemed to be “high rise”. However, the Building Regulations, 
which apply to fire safety, state that any floor or storey level above 18m is required to have a higher level of 
fire resistance than a building below 18m. A floor to ceiling level of 3 metres is normally assumed. 
Therefore, a 6-storey building is deemed to be “high rise”. However, a five-storey building may also fall 
within that category if the floor to ceiling height was more than 3m. 

This report details the assessment and provides a methodology of how the risk is determined. The risk is 
split in to two parts: 

 
• The risk posed to the building from external / internal fire sources. 
• How the building would react to a fire. 

Assessment 1 Failed 
 

This assessment sets out the key findings of the inspection. For ease of reference, the risk is set out in 
red/amber/green to illustrate the risk and urgency. 

Products Installed 

Mainly insulated render. 
 

— Photos 
 

 
Photo 1 

Risk 

Considering all information available at the time of the inspection, I believe the risk posed by the products 
installed on the facade is: 

 
MED 

Regulation 

Considering all information available at the time of the inspection, does the facade comply with Approved 
Document B in force at the time of construction 

 
Yes 

MHCLG Guidance 

Considering all information available at the time of the inspection, does the facade comply with the latest 
guidance from MHCLG 

 
No 
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BUILDING FAÇADE ASSESSMENT 

REPORT 

 

4 Failed 73.08% 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1. Facade condition 

The rendered facade is good condition with no defects or damage. 

2. Quality of installation 

The render appears to be well installed; thickness of render appears to be consistent. 

3. Damage or defects of the façade 

No damage or defects were noted. 

4. Detailing at the base of the façade 

The detailing around the base of the building appears to be robust. 

5. Detailing around windows and doors 

No defects were noted. 
 

Inspection Type 

 Type 6 - Visual inspection with 
scrutiny of the buildings 
operating and maintenance 
manuals. Various areas within 
the facade will be opened 

Inspection Date 

  19th Feb, 2020 

Weather 

Overcast with rain spells 

Personnel 

Mike Fox 

Areas Inspected 

 
Externally 

Rendered areas 

Purpose Group 

Purpose group: 1(a) Flat 

General Building Condition 

From the areas inspected, the building appeared to be in good condition and well maintained 
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Observations 

Chloe Court is set back from Bournemouth Road, a steel gate accesses the courtyard. Chloe Court is not 
street facing and does not have an elevation onto a street. Chloe Court is a multi-occupancy building 
comprising of 22no flats over 7 storeys. The building is predominantly constructed around a concrete 
frame and is covered with an insulated render. Balconies are installed on the building and these are 
generally outboard of the main building. There is an entrance to rear elevation of the building. Apart from 
the main exit from the building into the courtyard, there is a sperate fire exit into the courtyard. The main waste 
area is a waste room by the main entrance. At the time of the inspection, the waste room was open. 

 

When considering the risk, there is also a requirement to assess against the Approved Document in force 
at the time of construction and to consider current guidance. The Approved Document in force at the time 
of construction was Approved Document B – Fire Safety 2006 Edition. 

The external envelope of a building should not contribute to undue fire spread from one part of a building 
to another part. This can be assured by constructing external walls so that both of the following are 
satisfied. 

a. The risk of ignition by an external source to the outside surface of the building and spread of fire over 
the outside surface is restricted. 

b. The materials used to construct external walls, and attachments to them, and how they are assembled 
do not contribute to the rate of fire spread up the outside of the building. 

The extent to which this is necessary depends on the height and use of the building. 

The current guidance states that the external wall of a building should not provide a medium for fire 
spread if that is likely to be a risk to health and safety. Combustible materials and cavities in external walls 
and attachments to them can present such a risk, particularly in tall buildings. 

The external walls of buildings other than those described in regulation 7(4) of the Building Regulations 
should achieve either of the following: 

a. Follow the provisions given in paragraphs 10.5 to 10.8, which provide guidance on all of the following: 
i. External surfaces. 
ii. Materials and products. 
iii. Cavities and cavity barriers. 
b. Meet the performance criteria given in BRE report BR 135 for external walls using full-scale test data 
from BS 8414-1 or BS 8414-2. 

In relation to buildings of any height or use, consideration should be given to the choice of materials 
(including their extent and arrangement) used for the external wall, or attachments to the wall, to reduce 
the risk of fire spread over the wall. 

Does the facade comply with Approved Document B – Fire Safety? Non-Compliant 

— Notes 

Although the render system may have been compliant at the time of construction, we identified that fire 
stopping around windows / doors and floor levels has not been installed. Most externally insulated 
render systems have been fire-tested and all have fire stopping as part of the tested system. As such, 
the render system does not comply with the functional requirements of the Approved Document. 

External surfaces 

Do the external surfaces (i.e. outermost external material) of external 
walls on relevant buildings comply with Class A2-s1, d0 or better? 

 
Compliant 

— Notes 

The external surface of the render is unlikely to allow fire to spread over its surface. 
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Is the insulation non-combustible? (i.e. A1 or A2-s1,d0 etc) Non-Compliant 

— Notes 
 

The survey of the insulation was conducted on 3rd March 2020 working from a mobile scaffold tower 
positioned within the courtyard at the East elevation of the property. 

 
During the survey, 2no 100x100mm core samples were taken from the external render and the following 
build up was observed: 

— Concrete block inner masonry wall 
— 100mm thick Expanded Polystyrene (EPS) insulation (mechanically fixed to 

blockwork). Two coat reinforced polyester render finish 

 
When taking the 100x100mm cores, there is clear evidence of heat damage to the installed EPS insulation 
boards above the low-level flat roof adjoining the East stairwell. The flat roof has been covered/ recovered 
with torch on mineral felt and the damage appears to be a result of the naked flame from the gas torch 
used to install the roof felt. From the inspection, the damage extends approximately 1 metre up the wall 
from the roof surface and the EPS material has completely perished. This has also caused the render 
finish to delaminate from the EPS in some areas. 

 
Where possible, we have conducted smaller 8mm diameter trial holes in the render at window surrounds 
and potential party wall positions. Holes were drilled at 3no individual windows and at 2no potential party 
wall positions. From the trail holes conducted, in all cases EPS insulation was confirmed. 

 
On completion, all cores and trail holes were covered over, reinstated or sealed with high performance gun 
sealant. 

 
To conclude, from the core samples and trail holes conducted at the East elevation and East stairwell area 
of the property, we have been unable to identify any installed fire barriers within the EPS insulated external 
render system. This includes areas at floor slab, party wall and window surrounds. 

 
When viewing the East elevations externally, the individual flats appear to occupy the entire floor area from 
the corners to the stairwell. An internal inspection of each floor or issue of floor plan drawings would be 
required to fully understand the layout and confirm the locations of party walls. 

 
We have identified heat damaged EPS insulation above the low-level flat roof at the east elevation. We 
advise further investigations are conducted in the affected area and all damaged insulation is removed 
and replaced with new material. 

Cavity Barriers 

If a fire develops within the building it can break out of windows and attack the exterior facade. If the 
cladding system provides a medium for vertical fire spread, then this can cause secondary fires to quickly 
break out on storeys above the initial fire. 

Cavity fire barriers are typically positioned horizontally at each separating floor within the building and 
vertically at centres determined by the overall building design. Additional fire barriers may be required 
around openings and other penetrations in the façade. 
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Are cavity barriers installed at the correct positions and to the 
specification where inspected? 

 
No 

— Notes 

Cavity barriers are required at floor levels, party wall positions and at windows and doors. Cavity barriers 
were not recorded during the inspection on the 3rd of March 2020. 

It is not always possible to confirm that all cavity barriers are installed compliantly at all the required 
positions. As such the risk assessment assumes that a percentage have not been installed or not installed 
correctly. 

EXTERNAL IGNITION SOURCES 

As part of the façade risk assessment there is a requirement to assess any ignition sources which maybe 
the start or be involved in a fire that could spread to the façade. 

Security to building Fair 

Electronic access to building 

Arson / Waste Poor 

— Notes 

It was noted that the waste store was unsecured and open to the public and to intentional fire setters. 

— Photos 
 

 
Photo 2 Photo 3 Photo 4 

To reduce the risk of arson, flammable materials must be locked away, so they cannot be accessed easily. 

Waste store was open with an accumulation of waste 

 
 
 
Smoking 

No smoking signs displayed in 
entrance to building but smoking 
is allowed within the private 
dwelling. No evidence of 
clandestine smoking around 
building external areas of the 
building 

 
BBQ / Fires 

BBQs and other naked flame 
equipment is prohibited from 
being used on the balcony areas 

 
Car parking 

There is no car parking within or 
around the building 
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STRUCTURAL FRAME Concrete 

GENERAL CONSTRUCTION 

Concrete frame with insulated rendered walls. 

BALCONIES Outboard 

OCCUPANCY TYPE Sleeping Risk 

PERSONS AT RISK 

Occupiers of building and their visitors. Trades, cleaners and anyone legally entitled to be in the building. 

EVACUATION STRATEGY Stay Put - Defend in Place 

BUILDING HEIGHT / STOREYS Floor height above 18m 

APPROXIMATE FLOOR AREA M² 

Not known 

FIRE LOSS EXPERIENCE 

None declared 

 
Facade Risk 1 

COMPONENTS 

Outer Facing 

Insulated Render 

Insulation Type 

100mm Expanded Polystyrene 

Void Depth 

No void 

Frame Type 

Concrete 

Inner Construction 

Plasterboard 

VARIABLE 

Façade Vertical Connectivity 

Yes 

External ignition Sources/Fire Hazards 

People, waste area 

OVERALL RISK MED 
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OVERALL RISK 

INSULATION MED 

CLADDING MED 

IGNITION SOURCES MED 

LIKELIHOOD OF A FIRE OVER MULTIPLE STORIES (CLADDING NOT 
VERTICALLY CONNECTED 

 
MED 

REASON 

 Limited ignition sources and fuel 
from insulation 

LIKELIHOOD OF A FIRE OVER MULTIPLE STORIES (CLADDING 
VERTICALLY CONNECTED 

 
MED 

REASON 

 Limited ignition sources and fuel 
from insulation 
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OPINION 1 Failed 50% 
 

The main concern is always the occupants of the building and fire starting within the property. The 
products installed on the building should not aid fire spread over the façade. For the facade products to 
be compliant with Section B4 of the Approved Document B – Fire Safety and compliant with latest MHCLG 
guidance the products should have a fire classification of A2 s1-d0 or better or have been tested to BS8414 - 
Compliant with BR135. 

 
Non-Compliant 

The lack of fire stopping/cavity barriers at floor, window and door positions means that the render system 
cannot be assessed against a defined BS8414 fire test. Most externally insulated render systems require 
fire stopping at floor levels, windows and party wall positions. None were recorded during the 
inspection, as such I cannot assess the render as compliant with the latest guidance from MHCLG. 

The government has also issued guidance notes on the use of combustible materials within a balcony 
construction. This advice was published in June 2019 and questions the use of timber / composite 
decking as a suitable balcony floor material. The government’s advice is that the balcony construction 
should warrant a fire classification of A2 s1-d0 or better. This would be in line with other government 
advice notes which state that the façade should be classified as A2 s1-d0 or better. 

 
Compliant 

Management of illicit BBQs, storage of combustible materials on the balconies and no smoking on the 
balconies must be enforced. 

The fire risk on balconies can also be increased due to the use of balconies as storage. A significant 
number of balcony fires start from the unsafe disposal of smoking materials and the misuse of 
barbecues. 
Building owners should have policies in place as to what can and cannot be stored and used on balconies 
by residents and should review these in the light of the materials used in the balcony construction. They 
should also communicate with residents to develop their understanding of these risks. 

Sources of ignition from the outside of the building must be limited where possible and the control of 
waste is paramount to occupant safety. Storage of waste should be in a dedicated place and or with 
dedicated waste bins. There must be no storage of combustible materials in the waste store. If the 
waste area is near the building, any fire starting could spread to the main building. 

Storage of personal belongings on the balcony areas must be discouraged and managed. 

Access of people within the perimeter of the building is easier to control. External to the building perimeter 
is more complex as these are usually public accessed areas. 

Car Parking 

No car parking near the building 
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MHCLG COMPLIANCE 1 Failed 50% 
 

Following the revision to Approved Document B in December 2018 and subsequent clarification of the 
Approved Document in July 2019 this risk assessment will also assess the façade against the amended 
regulations and the governments recently published advice notes. The government has issued advice 
notes on the following concerns: 

AN 14 - Advice on external wall systems that do not incorporate Aluminium Composite Material 

 
Non-Compliant 

AN 19 - Advice for owners of buildings which include spandrel panels/ window panels/ infill panels 

 
N/A 

AN 21 - Advice Note on Balconies on Residential Buildings 

 
Compliant 

GENERAL MHCLG COMPLIANCE 

The main issues for compliance against the latest MHCLG guidance is the ability to assess the insulated 
render system against a system which has been BS8414 fire tested. Several tested systems have this type of 
build-up, but all have fire stopping/cavity barriers at defined positions. The insulated render system on 
this building does not have the fire stopping/cavity barriers as such I cannot assess the render system as 
compliant. 
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MITIGATION OF RISK 
 

MITIGATION OF RISK 
 

An invasive inspection is generally considered a requirement to understand the build-up of the façade and 
to understand what mitigation measures can be introduced to reduce the High Risk (Intolerable Areas) to 
Low / Medium Risk (Tolerable). 

This assessment is intended to assess the fire risk associated with combustible façade systems that have 
been installed on high rise buildings. Where there are deficiencies in pre-existing fire safety provisions such 
as sprinklers, fire alarm or passive fire protection that were required by the original design or applicable 
standard, then these should be rectified as a matter of course. 

The mitigation options that will reduce the risk rankings assigned by this tool can be classified as follows: 
Management solutions 
Repair and regular testing/maintenance of existing fire safety provisions 
Installation of additional fire safety provisions (active or passive) 
Facade system remediation 

Management Solutions 

Prohibit the use of BBQs/flames heaters on the balcony areas. Advise the occupants not to smoke on the 
balcony areas and discourage the occupiers from storing items on the balconies. 

Mitigation Option 1 - Management procedures to eliminate occupancy of terraces or prohibit BBQs and 
other similar ignition risks from balconies. This would need to be monitored daily or more often. 

Effectiveness - This will reduce the ignition sources and therefore the likelihood of a fire hazard and is a 
suitable short-term solution but may not give significant gains long-term. It may be appropriate where 
immediate action needs to be taken because a building is classified as “substantial” or “intolerable” 

Mitigation Option 2 - Management procedures to eliminate fire load near the base of the building e.g. no 
parking, no trash containers, no fire load in vicinity etc. This would need to be monitored daily or more 
often. 

Effectiveness - This will reduce the ignition sources and therefore the likelihood of a fire hazard and is a 
suitable short-term solution but may not give significant gains long-term. It may be appropriate where 
immediate action needs to be taken because a building is classified as “substantial” or “intolerable” 

Mitigation Option 3 - Remove or de-energise lighting systems to reduce ignition risks. 

Effectiveness - This will reduce the ignition sources and therefore the likelihood of a fire hazard and is a 
suitable short-term solution but may not give significant gains long-term. It may be appropriate where 
immediate action needs to be taken because a building is classified as “substantial” or “intolerable” 

This will reduce the ignition sources and therefore the likelihood of a fire hazard and is a suitable short- 
term solution but may not give significant gains long-term. It may be appropriate where immediate action 
needs to be taken because a building is classified as “substantial” or “intolerable” 

Repair and Regular Testing / Maintenance 

Ensure all fire safety systems have been inspected, tested and are up to date. 

Mitigation Option 4 - Repair of a faulty fire pump and initiation of a code compliant testing/maintenance 
regime for the sprinkler system. 

Effectiveness - Improvements to the sprinkler system will reduce the risk of ignition of a combustible 
façade system from an interior fire. This type of mitigation should be carried out regardless to protect 
occupants against other fire scenarios interior to the building. 
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Mitigation Option 5 - Initiation of a code compliant testing/maintenance regime for any of the passive or 
active systems that have not been looked after over the life of the building. 

Effectiveness- In the context of this tool, changes which improve means of escape routes, fire alarm and 
compartmentation have the greatest impact on the risk ranking. Introducing sprinklers reduces the 
likelihood of a fire in a building 

Installation of additional fire safety provisions (Active or passive) 

This should be discussed at the earliest opportunity with your fire safety advisors. 

Mitigation 6 - Upgrade of a fire alarm system to permit an “all-out” evacuation strategy i.e. the fire alarm 
will sound simultaneously throughout the building and not just in the apartment of fire origin (“stay-put”). 

Effectiveness - The risk rankings for residential “all-out” are lower within the tool than for the same 
building height, façade risk and fire safety provisions as residential “stay-put”. This means upgrading the 
fire alarm system will have some benefit in reducing the risk ranking. It will not remove the fire risk but it 
will mean occupants are likely to leave the building more quickly. 

Mitigation 7 - Addition of sprinklers to balconies. 

Effectiveness -This will help reduce the likelihood of ignition. Sprinklers on balconies do not offer a 
guarantee that fire will not spread to the façade but they reduce the likelihood. 

Façade System Remediation 

Install fire stopping at the correct positions. 

Mitigation 8 - Replacement or removal of vertical connections in the façade system. 

Effectiveness - This will reduce the “façade hazards” category as the likelihood for flame/fire spread up 
the building facade is reduced. This option does not offer a guarantee that fire will not spread up the 
building as flames could leap from one portion of combustible façade to another or flaming debris could 
ignite the façade at lower levels but it would reduce the risk. 

Mitigation 9 - Removal of combustible façade cladding/insulation near the base of the building. 

Effectiveness -This is an option if the ignition risks are at the base of the building only and the interior of 
the building is sprinkler protected. This option does not offer a guarantee that fire will not spread up the 
building as flames could break-out from an interior fire but it would reduce the risk. 

Mitigation 10 - Removal of combustible façade cladding/insulation in the vicinity of ignition sources. 

Effectiveness - This is an option if the ignition risks are limited and the interior of the building is sprinkler 
protected. This option does not offer a guarantee that fire will not spread up the building as flames could 
break-out from an interior fire but it would reduce the risk. 

Mitigation 11 -Replacement of the combustible cladding and/or insulation system in its entirety. 

Effectiveness -This is the only way of mitigating the risk of a façade fire and reducing the risk to “tolerable 
(B)” or trivial (A)”. 
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ACTIONS TO BE TAKEN 
 

ACTIONS REQUIRED 
It is considered that the following recommendations should be implemented in order to reduce fire risk to, 
or maintain it at, the following level: 

1. Review internal FRA against this assessment to ensure the risks are mitigated as much as possible 
during the remediation process 

2. Advise the occupiers with balconies not to use them for smoking, BBQs or storing of belongings 

3. Review evacuation strategy 
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ASSESSMENT REVIEW 
 

This fire risk assessment should be reviewed by a competent person by the date indicated above or at 
such earlier time as there is reason to suspect that it is no longer valid, or if there has been a significant 
change in 

Internal Risk Assessment 

  23rd Mar, 2020 

External Risk Assessment 

  3rd Aug, 2020 

External Façade Risk Assessor 

Michael A Fox – MICWCI MIFSM AMIFPO AssocRICS MIoR FSIDip 

Michael A Fox Associates Ltd 

34 West Lane Ripon North Yorkshire HG4 2NP 

Tel: 07814 193567 

Email:mike@maf-associates.co.uk 

mailto:mike@maf-associates.co.uk
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APPENDIX 
 

Appendix 1 - Assessor Experience 
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Appendix 2 - Assessor CV 
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Appendix 3 - Statement of Methodology 

External invasive inspection of the façade with the use of mobile access towers to access the façade 
at height. 

Appendix 4 - List of documents supplied by client 

None supplied 

Appendix 5 - Details of literature 

N/A 

Appendix 6 - Chronology 

Instruction – 16/01/2020 

Inspection – 19/02/2020 revisit 03/03/2020 

Report Issued – 13/03/2020 


