
Safer Buildings in Wales: A Consultation
The Future of Building Safety in Wales 

An update from Welsh Government on building safety and plans for future reforms to ensure 
residents feel safe and secure in their homes



Managing Building Safety



Scope of the Building Safety Regime in Wales: 
Why not just focus on High Rise?

• Statistically risk in HMOS/converted 
properties is higher 

• Over the past 10 years there have been 
around 29 casualties per 100 fires in HMOs in 
Wales and 26 per 100 fires in purpose-built 
blocks of flats

• Balance between likelihood and catastrophic 
risk 



Identifying Buildings Within Scope



Design and Construction Phase:
The UK Government’s draft Building Safety Bill

We have been working with the UK Government to consider how parts of the their draft 
Building Safety Bill, in relation to the design and construction phase only will apply in Wales. 

The content of the draft Bill as amended to apply to Wales, has yet to be published. 

The draft Bill, when introduced, will be subject to the full parliamentary scrutiny process (UK). 

Much of the detail of the new regulatory regime will be addressed though secondary 
legislation and will go through the Senedd scrutiny process. This will be the subject of public 
consultation in due course.



Dutyholders During Design & Construction
Client - Any person for whom a construction project is carried out as part of their business; 

Principal Designer - A designer appointed by the Client to control, plan, manage, coordinate 
and monitor the pre-construction phase, when most design work is carried out; 

Principal Contractor - A contractor appointed by the Client to plan, manage co-ordinate and 
monitor the construction phase; 

Designer - Any person who carries on a trade, business or other undertaking in connection 
with which they: 

• prepare or modify a design, or 

• arrange for, or instruct any person under their control (including, where the person is an 
employer, any employee) to prepare or modify a design; 

Contractor - Any person who in the course of furtherance of a business carries out, manages or 
controls construction work (e.g. building, altering, maintaining or demolishing a building or 
structure). Anyone who manages this work or directly employs or engages construction 
workers is a contractor. 



Gateways for Category 1 Buildings



Regulation during Design & Construction 

Local authority building control will take on sole responsibility for regulation of the design and 
construction phase for Category 1 Buildings.

There are no proposed changes for Category 2 buildings. Local Authorities or Approved 
Inspectors will be able to be the Building Control Body for works.



Occupation Phase: Accountable Person

Maintaining a robust and effective approach to safety remains critical over the course of 
occupation to safeguard residents. As such we propose a dutyholder role during occupation; 
the ‘Accountable Person’. The Accountable Person will have legal responsibility for the safety of 
the whole building used for residential purposes.

Proposed responsibilities: 

• A duty to register all in-scope buildings under their ownership/control
• Undertaking relevant fire/risk assessments
• Probity and responsible working
• Providing sufficient funds to undertake duties
• Maintaining proper engagement with others
• Informing and supporting residents



Proposed responsibilities: 

• Creating, reviewing and maintaining building data and information (i.e. 
Golden Thread)

• Planning and monitoring any maintenance or improvement works
• Ensuring any third parties engaged to work on the building are suitably 

competent and qualified 
• Maintaining a reasonable amount of contact with the AP 
• Cooperating with the regulator and relevant enforcement bodies
• Resident engagement

Occupation Phase: Building Safety Manager



Duties in Occupation
All buildings in scope:

• have to be registered have to have an annual fire risk assessment undertaken by a 
suitably qualified person; and

• have to record the fire risk assessment and the actions taken in light of it.

PLUS Category 1 Buildings:

• Safety case

• Mandatory reporting

• Resident engagement strategy



Fire Risk Assessments
A robust fire risk assessment is at the core of 
the new Building Safety Regime. We propose 
to put in place new arrangements for fire risk 
assessments that will ensure both that the 
system has flexibility to deal with the 
particular circumstances of each building, and 
that responsibility for identifying and 
implementing fire safety measures properly 
resides with those in control of the building 
rather than with government or regulators.

We propose to define fire safety outcomes, 
which Accountable Persons should be seeking 
to attain. 

Fire safety outcomes

i. Fire prevention. The risk of fire breaking 

out in the building should be as low as 

possible.

ii. Fire protection. If a fire does break out, it 

should be contained where it originates, 

without spreading to other flats, the 

exterior of the building or a common area.

iii. Escape. All people who are in immediate 

danger from fire should be able to leave 

the premises swiftly and safely.

iv. Firefighting. Any fire that does break out 

should be extinguished as quickly and 

safely as possible. 



Compartmentation
Compartmentation is the capacity of the structure of a building to contain a fire where it 

originates for long enough to allow it to be extinguished. It relies on the building being 

constructed and maintained in ways which resist the spread of fire. Effective 

compartmentation is critical to fire safety. 

We believe compartmentation should be covered in fire risk assessments. The fire risk 

assessment should identify and address any flaws in compartmentation. 

We propose to create a new general duty to maintain compartmentation in all buildings within 

scope of the Building Safety Regime. The duty would apply to everyone, including residents 

and contractors, as well as to the Accountable Person.

This would apply to all buildings within the scope of the proposed regime.



Registration & Licensing
Accountable Person

As part of the registration process, the Accountable 
Person for all buildings would:
• Provide information in relation to the building 

including the key dataset
• Identify the person/entity that is performing the 

property management function (this could be the 
same person)

• Have undertaken or committed to undertake a Fire 
Risk Assessment 

• Have established systems and protocols for working 
and sharing information with others 

For Category 1 buildings they would have to create a 
Safety Case for the building

Others Managing Buildings

For Category 1 buildings - the Building Safety Manager 
would have to obtain a ‘Building Safety Manager Licence’. 

For Category 2 buildings - we are considering whether all 
third parties nominated to manage these types of 
buildings are suitably qualified to do so. If this proposal is 
supported a less onerous licensing arrangement would be 
established. 

More broadly –Those with residential property 
management responsibilities, including for collecting and 
administering service charges, organising works etc. 
should be required to meet a minimum standard, and 
there should be a mechanism to prevent those with poor 
performance from continuing to practice. It could also be 
extended to include those which administer charges to 
freehold properties on estates. 



Residents
Promoting Building Safety

We would expect that all Accountable Persons provide 
a minimum level of information to residents to promote 
safety in their buildings including:

• Fire safety measures within the building e.g. fire 
doors, sprinklers, fire breaks, escape routes

• Advice on what to do in the event of a fire/if the fire 
alarm is activated. 

• Information on the roles and responsibilities of the 
Accountable Person and residents; but also the 
expectations on residents (e.g. compartmentation, 
allowing access for fire safety issues, not interfering 
with fire safety equipment).

• General fire safety advice for residents – for example 
this might include where to access general 
information on fire safety (e.g. electrical safety, 
storing dangerous materials, etc). 

The level and detail of information provided to 
residents should reflect the complexity of the building. 
We want to promote a culture of openness and 
transparency, our expectation is that the Accountable 
Person is proactive, providing information to residents 
and updating them as and when appropriate. 

The Accountable Person should be mindful of the needs 
of residents. Information should be provided in a way 
that is accessible and understandable. For example, 
proportionate provisions will need to be made for 
vulnerable residents and those with additional needs. 
We would also expect the language profile of residents 
to be taken into account.



Resident Engagement Strategy
For Category 1 buildings there will be 
additional requirements to develop, and, 
more importantly, deliver resident 
engagement. 

This engagement should be genuine and 
ongoing. It is not sufficient to merely create a 
strategy and issue information on a regular 
basis; that is lip service and will not be 
acceptable. 

The Accountable Person will need to ensure 
they are working in partnership with 
residents to ensure the safety of the building.

• How the Accountable Person will deliver 
resident engagement

• How the Accountable Person will establish 
effective two way communication including:

– Setting out what information will be 
shared with residents, when and how. 

– How residents can get more actively 
involved. 

– How residents can access additional 
information on request. 

• How the effectiveness of resident engagement 
will be assessed.

• How residents can raise concerns and issues.

• How residents can escalate concerns to the 
regulator.



Roles and Responsibilities of Residents
The roles and responsibilities of residents should not be underestimated. In the vast majority 

of fires, regardless of setting, it is the unsafe behaviour of people that can lead or contribute to 

fires and their severity, or the efficacy of for example evacuation procedures. 

In all multi-occupied buildings we believe that additional responsibilities for residents should 

be introduced in order to support the safety of the building for all. This would include a 

requirement on residents to cooperate with the Accountable Person and to support them in 

fulfilling their duties in relation to building safety. This could include for example: 

– Providing access to their property for safety check or work to be carried out (subject to 

reasonable notice to the resident). 

– Providing reasonable information on works undertaken within their properties.

– Seeking prior consent for works that were likely to compromise fire safety measures



Regulating during Occupation: What would a new 
Regulatory Model need to Address?

• Complexity - the regulatory system as a whole is complex. This is especially problematic 
when seeking to empower residents, and members of the public generally, to navigate 
the regulatory landscape, engage in building safety matters and hold the right people to 
account

• Communication and information sharing between existing regulatory authorities

• The absence of the skills and expertise of Building Control during the occupation phase

• Unequal access between authorities - Local Authorities have access to individual 
dwellings but do not have the same level of expertise around fire; conversely, FRAs have 
the necessary skills and expertise but do not have any right of access to individual 
dwellings

• Ineffective sanctions - sanctions under the current systems are not robust enough to 
encourage compliance creating a culture where cost cutting and ‘gaming the system’ 
has taken precedence over safety and quality of build



Regulatory Objectives & Functions

When considering a new regulatory model 
for Wales, it is helpful to first consider the 
types of functions we might expect a 
regulator to possess. 

The key aim of the regulator will be to 
ensure the safety of residents and others in 
and around buildings by holding 
dutyholders to account in performance of 
their duties under the regime. 

In meeting this overarching aim, we 
propose that regulators will have 9 core 
functions that can be grouped into 3 broad 
regulatory objectives.

Oversight

Monitoring 
effective 

operation of the 
regime

Compliance

Ensuring 
adherence to 

regime 
requirements

Collaboration

Working with 
others to achieve 
regime objectives



https://gov.wales/safer-buildings-wales

For further information:

Building Safety Team 

Welsh Government 

Cathays Park Cardiff

CF10 3NQ

email: BuildingSafety@gov.wales

https://llyw.cymru/adeiladau-mwy-diogel-yng-nghymru

I gael rhagor o wybodaeth:

Y Tîm Diogelwch Adeiladau 

Llywodraeth Cymru 

Parc Cathays Caerdydd

CF10 3NQ

ebost: BuildingSafety@gov.wales
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