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BUILDING CONTROL

Designing to meet the Building Regulations and other legislation 
needs good client co-ordination as well as designer specification. 

When agents engage with building control professionals early in 
the process, it enables them to consider the client’s aspirations on 
design. Furthermore, the standards required from building control 
can be communicated back to clients and end users, which can assist 
in upholding the physical aspects of the proposal. 

It is important to get the professionals who are signing off a 
building for safe occupation to be involved as early as possible. Early 
engagement in building control can bring foresight to a project to 
prevent redesigns and lengthy delays, as well as the costs associated 
with changes. 

An example of this is as follows: a client could have a development 
for a small building, such as a health club, that has a single stair to 
some spa facilities. Various scenarios could then present themselves, 
such as the building could be compliant to the Approved Document 
B (ADB) under the ‘prescriptive’ guidance. However, if this is not 
the case and the building is assessed as non-compliant to ADB, 
then the designer could be faced with a remodelling strategy which 
may include an additional stair. This could have multiple impacts 
on the original concept, which is sometimes unavoidable; however, 
if changes are able to be made at the start of a project before 
submission to planning, or after tender stage, it could reduce the 
need for contract variations. 

There are many unknown variables in construction during the on-
site period, so changes and variations are sometimes unavoidable. 
However, through building control and design consultation, 
avoidable variations to a building contract could be prevented. For 
example, if a building’s occupant travel distances are excessive and 
cannot be compliant to any guidance, an additional escape stair 
would be added to facilitate safe means of escape, which can cause 
disruption.

A further scenario could be that there may be alternative ways to 
achieve compliance. This would normally include additional fire 
safety measures that rely on client engagement and sit in line with 
the RIBA Stage 2 third party consultation Undertake third party 
consultations as required and any Research and Development aspects 
(Royal Institute of British Architects 2013).

Using a building management inclusive approach, with additional 
fire safety measures based on a risk assessment process, allows 
designers to look at the long-term physical occupation and operation 
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of the building that affect the risk using BS 9999 (or BS 9991 when 
considering a residential building). By its design BS 9999 considers 
the management of the building life-cycle and, whilst designer 
and building control providers can strategise the constructional 
measures of a project, this document relies on client contact to gain 
the information. Standards for the management levels and long-term 
fire strategy of a building are considered in BS 9999 (BSI Standards 
Publications BS 9999:(2017) and the sub-headings of this document 
are shown below.  

The construction designs are reliant on following the document 
with completeness and it is not suitable for a partial application to 
overcome a single fire risk problem in isolation. Furthermore, the 
end user management is key to the setting of design parameters. 
This relies on effective communication between the building control 
service, designer and client/end user. A BS 9999 design cannot rely 
on unfounded assumptions about the way the building will be used, 
again pointing towards consultation being key to the initial design 
process. It would be negligent to take the best options available 
within BS 9999 without having the dialogue and understanding 
about the management of the building.

The intention of this approach is to reflect on the nature of the 
use of the building, the occupants and the processes. This is why 
engagement with the building control body fits within the stage 2 
RIBA guidance; to facilitate the design during the initial briefing 
periods between designer and client, to set out the long-term 
operation of the building in conjunction with designing a compliant 
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building and to fit the client brief. This is also an area which is 
identified in the Building a Safer Future – Independent Review of 
Building Regulations and Fire Safety by Dame Judith Hackitt. The 
report highlights that ‘Transparency of information and an audit trail 
all the way through the life-cycle of a building from the planning 
stage to occupation and maintenance is essential to provide 
reassurance and evidence that a building has been built safe and 
continues to be safe ’ (Hackitt 2018 p.7). Early compliance checks 
are also supported by Hackitt (2018) with the recommendation of 
‘gateways’, which highlight the need for early pre-planning fire 
safety checks in the first gateway. This leads into a second gateway 
where the duty holder must prove that the building’s safety is 
understood and will be managed in accordance with design. This 
links into the fundamentals of BS 9999 on the risk-based long-term 
occupation of the building. The first two gateways are set out to 
improve the transparency of a building’s proposed safety, whereby 
the third gateway is about the building meeting the approved design. 

As well as fire safety, there are other scenarios when early contact 
with building control professionals are valuable. I have recently 
been approached about a building project which had gone 
through planning, with amendments to comply with the planning 
requirements, which included a Dutch hip and was designed to 
accommodate rooms 
in the roof space. 
However, due to 
the spans of what 
would be a cranked 
ridge beam, this 
proposal was both 
uneconomical 
and impractical 
for construction 
because the depth 
of the required 
steel would not 
accommodate 
a suitable head 
height. As a building 
control provider, I 
was able to provide 
guidance to the 
agent, so that a 
review could be 
carried out and 
some changes 
in layout and a 
variation to the 
side extension roof 
configuration could 
be implemented 
to provide an 
alternative design 
solution. However, 

this unfortunately meant a redraw and re-application to planning. 
The client suffered months of delays and the owners explored 
options to move home before deciding to proceed with the project. 

Having worked as a building control professional for over ten years, 
my message to industry is to engage with your building control 
provider early. As professionals we can often provide significant 
interventions to assist in design stages, offering solutions or 
highlighting major issues that can be addressed before they result 
in major changes to planning applications or, indeed, the tender 
processes. Furthermore, RIBA Stage 2 discussions with building 
control can assist designers to shape a project to truly meet the 
requirements of the end functioning of a building.  

 For further information contact Andrew Hill,  
Quadrant Building Control. Tel: 0115 860 0605.  
E-mail: nottingham@quadrantai.co.uk

References: 
Hackitt, J. (2018) Building a Safer Future – Independent Review of 
Building Regulations and Fire Safety

BSI Standards Publications BS 9999:(2017) – Code of practice for fire 
safety in the design, management and use of buildings

BSI Standards Publications BS 9991:(2015) – Fire Safety in the 
design, management and use of residential buildings

Royal Institute of British Architects (2013) – The RIBA Plan of Work 
2013 https://www.ribaplanofwork.com/


