
  
        

                                                      

 
 

 
 
 
 

   
 

 
 

 
 
 
 

 
 
 
 
 

 
 

  
 

 
 

 
 

 
        

 

Building (Amendment) Regulations 
(Northern Ireland) 2020 

Public consultation document C.3 

Consultation Response Form 

August 2020 

(closing date for receipt of responses is 4:00 pm on Friday 09 October 2020) 



 
 

   
 

 
  

 
       

           
        

     
  

 
   

 
 

  
  

  
  
  
   

 
    
      

  
    

 
      
     

 
       

       
           
  

      
   

   
           

      
        

  
        

      
 

 

Building (Amendment) Regulations (Northern Ireland) 2020 -
Consultation 

Completion of the Response Form 

The Department will consider all responses to this consultation received on or before the 
closing date for receipt of responses which is 4.00 pm on Friday 09 October 2020. 
Submissions made after this date will not be considered. 
We would be grateful if you would use e-mail to return the completed Response Form to: 
info.bru@finance-ni.gov.uk 

However it may be posted to – 
Karen McKernon 
Consultation Co-ordinator 
Department of Finance 
Building Standards Branch 
Floor 6 
Goodwood House 
44-58 May Street 
BELFAST    BT1 4NN 

Please refer to the package of Consultation Documents which outline fully the proposed 
amendments and to the consultation Regulatory Impact Assessments which accompany 
this Response Form. 
These documents are available at – 
https://www.finance-ni.gov.uk/consultations 
Consultees are encouraged to respond on any aspects of the proposals. However, the 
Department would welcome answers to and comments on the questions in this Response 
Form. 
For ease of use, questions relating to each aspect of the consultation are referenced by a 
letter relating to the Part of the Building Regulations that the aspect is considering, for 
example A1 is a question on Part A: Interpretation and general; B1 is a question on Part B: 
Materials and workmanship; C1 is a question on Part C: Site preparation and resistance to 
contaminants and moisture; while C2, C3 etc. are questions on Technical Booklet C: Site 
preparation and resistance to contaminants and moisture and E1, E2 etc. are questions on 
Technical Booklet E: Fire safety. 
Click on the box (or insert an “x”) beside “Yes”, “No” or “No view” as appropriate.  It is not 
essential to give an answer to every question. The last question is completely open to 
enable consultees to make suggestions or observations on relevant issues that are not 
addressed by answering the preceding questions. 
Please make any comments you might have in the box provided. If you disagree with any 
of the proposals the Department would be interested to know why you disagree. 
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Respondent Details 

In order for your response to be considered valid, you must provide the following 
information: 

Name 

Organisation
(if any) 

British Blind and Shutter Association 

Address PO Box 232, Stowmarket, Suffolk IP14 9AR. 

Telephone 

Email 

Are you responding as an individual? 

Or are you representing the views of an organisation? 

Responses to this consultation may be made available to the Northern Ireland Assembly 
or for public inspection, either at the Building Standards Branch office or website. 
Information provided in response to the consultation, including personal data may be 
published or disclosed in accordance with the access to information regimes (see 
paragraph 3.5 under ‘Code of practice on consultations and Data management’ and 
Annex A, in document C2 ‘Consultation proposals’). 
You have the option of indicating that you wish your response to remain confidential and 
the Department will generally respect that request. Should it be decided that the public 
interest must override that request the Department will contact you before disclosure and, 
if appropriate, provide an opportunity for your response to be withdrawn. 

Is your response confidential? Yes No 
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PART A, INTERPRETATION AND GENERAL: QUESTION 

Part A of the Building Regulations (Northern Ireland) 2012 (as amended) (the Building 
Regulations) defines certain terms used in the regulations and establishes processes 
which relate to the application of the regulations. 

(Refer to Section 4 of the Consultation proposals document) 

It is proposed to amend Part A of the Building Regulations and in particular 
regulation 8 (Application to material change of use) so that, when a building
becomes a ‘relevant building’ due to a material change of use, then that building 
will be subject to the new requirement of regulation 23(2). 

The intention is to amend the existing Table to Regulation 8 (Application to material 
change of use) to demonstrate in the existing Cases where the new requirement in 
regulation 23(2) will apply. 

Note: 
This will mean any building which undergoes a material change of use and 
becomes a ‘relevant building’ by definition will be required to adhere to the 
requirements of regulation 23(2) i.e. remove all combustible material from the 
external walls and replace with non-combustible or limited combustible materials to 
A1 or A2-s1,d0 standard. 

A1. Do you agree with the proposal to require a building which becomes a ‘relevant 
building’ due to a material change of use to be subject to the requirements of new 
regulation 23(2)? 

Yes No No view 

Comments (if any): 
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PART B, MATERIALS AND WORKMANSHIP: QUESTIONS 

Part B of the Building Regulations sets out requirements in relation to the materials and 
workmanship used in construction. 

(Refer to Section 5 of the Consultation Proposals document). 

It is proposed to amend Regulation 23 ‘Fitness of materials and workmanship’ to 
introduce a new requirement through regulation 23(2) so that materials which 
become part of an external wall, or specified attachment, of a ‘relevant building’ are 
of European Classification A2-s1, d0 or Class A1, classified in accordance with BS 
EN 13501-1: 2018 (an effective ban on the use of combustible materials for these 
buildings). 

B1. Do you agree that combustible materials (bar the exemption list - see proposed 
regulation 23(3)) in external walls of relevant buildings as defined, should be banned 
through law? If no, please comment how else the ban could be achieved. 

Yes No No view 

Comments (if any): 

While we agree façade coverings should not permit fire spread across a building’s 
façade, we do not feel this means they need to be made of entirely non-combustible 
materials. For example, it is possible to design and build timber buildings, so they do 
not spread fire but timber itself is combustible. Preventing fire spread in our view is 
better addressed through testing to BS 8414 which tests the materials, products, and 
design of the façade for its ability to spread fire when built. While concerns have been 
raised about this standard these should be investigated and improved upon as 
opposed to changing the testing route. 
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It is proposed to apply the ban to buildings as defined by being a relevant building 
in regulation 23(4) i.e. a building 18m or more in height, that contains one or more 
dwellings, an institution or a room for residential purposes (excluding an hotel, 
hostel or boarding house. 

Buildings not within the scope of the ban (for example office buildings) are usually 
considered to have lower risk due to their reduced occupancy overnight (i.e. no 
sleeping risk) and are provided with different fire safety provisions to those 
buildings within the scope of the ban. 

Remembering that the requirement of regulation 36 ‘External fire spread’ applies to 
all buildings irrespective of the requirements of the ban, designers should ensure 
buildings adequately resist fire spread over the external walls. 

There have been several recent fires in hotels in England that have raised concerns. 
Hotels and hostels are often staffed overnight, can have multiple escape routes, 
signage and emergency lighting to assist evacuation and a higher level of fire 
detection and alarm systems in comparison to residential buildings. On the other 
hand, there is still a sleeping risk in these buildings and residents are generally less 
familiar with their surroundings than in their own residences. 

B2. (a) Do you agree that the ban should apply to the scope of buildings as defined by a 
relevant building? 

Yes No No view 

(b) Do you think hotels, hostels and boarding houses should not be excluded in the 
definition of relevant building but rather included and thus be subject to the ban? 

Yes No No view 

Please provide any details and evidence why in the comments box below. 

Comments (if any): 

We understand that hotels, hostels, and boarding houses have specific fire safety 
requirements for example in terms of alarms and access/egress due to the nature of 
their use. 
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The proposed height threshold for the ban in a relevant building is 18m. In light of a 
recent fire in The Cube building in Bolton which was just under the 18m height, 
there may be a case to set the height threshold lower. Some suggest 11m is the 
accepted upper limit of traditional external fire-fighting techniques. 11m is currently 
used in Scotland for more stringent provisions on external wall construction, 
although not for an outright ban. 

B3. (a) Do you agree that the height threshold of the ban should be set at 18m? 

Yes No No view 

(b) Do you think a lower height threshold of 11m should be set? 

Yes No No view 

Please provide evidence on (a) or (b) in the box below as to your reasons why. 

Comments (if any): 

The BBSA is concerned that whatever threshold is agreed upon that buildings lower 
than this height may be perceived as unsafe. The BBSA has received reported 
issues where Fire Safety experts and Building Control have evaluated buildings lower 
than both 18m and 11m in England and have prevented the installation of external 
shading devices due to their original and incorrect inclusion (December 2018) as a 
specified attachment in Approved Document B. 
While we understand it is the prerogative of those responsible for safety in buildings 
to determine the products and services used, given the complexity of buildings it is 
impossible to have a detailed knowledge of every product, component or service. 
This can lead to a default position of deferring to a higher requirement in a building 
regulation even if it does not apply and this may have unintended consequences. 
Whichever threshold is determined in the regulations it should be robustly evidenced, 
align across the UK and be clear that the requirements only apply to “relevant 
buildings”. 
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Introducing a ban on combustible materials requires consideration of what is meant 
by “combustible”. There are a number of possible classifications for combustibility 
that could be used (National classifications, European classifications and other 
International assessments). The current guidance in TBE includes reference to the 
National classifications for combustibility and the European classification system. 
The Department feels it would be more straightforward to reference a single system 
for external walls and that would be the more up to date European system. 

The European classification system for combustibility is set out in BS EN 13501 and 
classifies construction products from Class A to Class E using a series of tests. 
Class A materials have the best performance in a fire and the proposal is to require 
A2 s1,d0 or better as the acceptable classification under the proposed ban. This is 
in line with England, Scotland and Wales and standards in a number of EU member 
states. 

Alternative classifications Class A2fl-s1 and A1fl are available for materials tested 
horizontally as a floor. Some balcony floors are only tested to A2fl-s1 or A1fl 
classification. These classifications have equally stringent requirements as A2 or 
A1, however these materials need to be tested in a horizontal position rather than a 
vertical position. 

B4. (a) Do you agree that the European classification system should be used and do you 
consider that Class A2 s1, d0 or better to BS EN 13501-1 2018 is the correct classification 
for materials to be used in wall construction for relevant buildings? 

Yes No No view 

(b) Do you think the classifications should include A2fl-s1 and Class A1fl for materials 
used horizontally? 

Yes No No view 

Please explain why. 

Comments (if any): 
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The BBSA oppose the classification standard detailed in the consultation proposed to 
be applied to sun-shading devices (which are considered a specified attachment in 
regulation 23 (2)) on the basis that: 
• Neither the British, European, or International standards for external shading 

products require them to be classified by BS EN 13501-1: 2007 or to the tests 
referenced in this standard. 

• The BBSA has consulted with experts from a UK classification and testing 
laboratory to gain a better understanding of the impacts to external solar 
shading manufacturers if the requirement to classify products to BS EN 13501-
1 was introduced. When presented with three typical extendable and 
retractable external solar shading products (venetian blind, roller blind and an 
awning), the testing laboratory experts confirmed that they would only be able 
to supply a classification certificate for specific components within the shading 
product and not the complete solar shading product itself. This would include: 

• Shading Fabric (used in roller blinds and awnings) 
• Venetian Blind Ladder Braid 
• Powder coating/ Coating applied to all metallised 

components 
This means that a complete external solar shading products cannot be 
classified by BS EN 13501-1 in any instance and only components of a 
products could be certified. 

• It was also the laboratories belief that the products / components defined on 
the exemptions list in Regulation 23(3) would also be exempted from the 
product assemblies of “specified attachments” (referred to in regulation 23 (2)). 

If this exemption list was also applied to components within an external solar 
shading system better guidance would need to be provided as to what 
components constitute a ‘(h) seals, gaskets, fixings, sealants and backer rods;’ 
so the testing process is fair between test laboratories as it is our 
understanding that those components that are exempt would not require 
testing. For reference BS EN 12216: 2018 provides detail on the componentry 
make up of shading products. 

• The BS EN 13501-1: 2007 is not appropriate for products that are extendable 
and retractable and/or folding and by necessity contain a significant number of 
components to provide this important functionality. 

• The testing methods used within BS EN 13501-1:2007 to identify the A2 
classification require a EN 13823 test to be carried out. The guidance for this 
test suggests that the product being tested shall be tested so as to simulate its 
end use application. (See Section 6.3 of BS EN 13501:2018). 

“This end use application mainly includes the following aspects: 
— the orientation of the product; 

— its position in relation to other adjacent products (substrate, fixing, etc.). 

Typical orientations are: 
10 



 
 

  
  

  
  
  

 
 

  
 

  

 
   

 
     

       
  

        
     

    
      

 
  

      
       

     
     

 
 
 
 
 
 
 
 
 
 
 
 
 

— vertical, facing an open space (wall/facade position); 
— vertical, facing a void; 

— horizontal with exposed face downwards (ceiling position); 
— horizontal with exposed face upwards (flooring position); 
— horizontal within a void.” 

“Typical positions in relation to other products are for example: 
— free standing: without any product immediately behind or in front of it. In this 
case the product shall be tested free standing with an appropriate support; 
— on a substrate: glued, mechanically fastened or simply in contact. In this 
case the product shall be tested with a substrate and fastening representing 
the end use application. 
— forming a cavity with a substrate. The product shall be tested as such.” 

For shading products this varies depending on: 

• shading product position - e.g. fully extended (open) or retracted 
(closed). 

• width, drop and or protrusion of the shading product – e.g. larger 
products contain a larger number of fixings. 

• the installation scenario – e.g. air gap between shading and glazing, 
available space to install and material of the window lintel etc. 

When considering the shading product position testing shading in the retracted 
position would mean the curtain of the product would be encased in a 
substantial component (e.g. Headbox (made of aluminium)) that is non-
combustible therefore this does not seem appropriate to test. 
Further guidance is needed within the standards to address the other testing 
parameters that could vary between test lab interpretation. 
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The ban of combustible materials will also apply to specified attachments to the 
external wall. It is proposed that these specified attachments are balconies attached 
to the external wall, solar panels attached to the external wall and sun-shading 
devices (including but not limited to blinds and shutters) attached to the external 
wall. These will all be required to meet the performance requirements of regulation 
23(2). 

B5. Do you agree with the ban applying also to specified attachments (as defined) to 
external walls? 

Yes No No view 

We strongly believe there are no grounds for “sun-shading” devices that extend and 
retract to meet the classification criteria A2-s1, d0 or A1. We propose that they are 
included within the exemption list in regulation 23(3). The BBSA justifies this based 
on the fact there have been no reported cases that extendable and retractable solar 
shading products spread fire, and therefore there is no evidence to suggest this may 
be the case (included within the consultation document, identified during the BBSA 
and SSHCLG in the Judicial Review process or known to the BBSA who are also in 
close contact with other European and International solar shading trade 
associations). 
The BBSA specifically refers here to ‘extendable and retractable’ solar shading 
products. These comprise shading products such as awnings, canopies, venetian 
and roller blinds or other extendable and retractable devices which are able to be 
opened and closed by occupants (manual operation), motorised or automated 
systems (dynamic operation). These products are typically fixed to the wall and are 
demountable as opposed to fixed shading systems for example brise soleil which are 
typically fitted to the building’s main structure during construction of the building. 
However, if the result of this consultation process determines that extendable and 
retractable solar shading products should be in the list of specified attachments then 
the BBSA requests that a comprehensive impact assessment is undertaken with 
solar shading industry support. Such an impact assessment must include the benefits 
provided by extendable and retractable shading devices to the health and comfort of 
occupants who live and work in buildings and the energy efficiency benefits of 
extendable and retractable shading to these buildings (Please see our response in 
Q.B9). It must also include the economic impact to the solar shading industry and the 
building/construction industry. 
If the impact assessment, then determines that extendable and retractable solar 
shading products should be defined as a specified attachment, the BBSA would 
request a deferment of at least 18 months. This will allow a comprehensive review of 
the impact of extendable and retractable shading products on the spread of fire 
across a façade and allow time for the industry to develop alternative solutions if 
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extendable and retractable shading products as currently manufactured are 
demonstrated to be an issue. The existing majority of extendable and retractable 
shading products would not meet the current classification requirement due to the 
complex moveable nature of the product. 
For example, the BBSA has considered the development required for shading 
products that extend and retract to comply with Regulation 23(2). We believe that the 
components that assist in the operation of such shading products should be exempt 
as they are integral to the operation of those devices. For example, nylon bushes, 
small plastic components, cabling to motors and the like. The exemption list in 
regulation 23(3) currently includes seals, fixings and sealants and there should be 
greater clarity in the regulation as to what components in a shading system are 
already exempt from BS EN 13501 Classification A2-s1, d0 or A1. To provide greater 
clarity component terminology in BS EN 12216:2018 Shutters, external blinds, 
internal blinds - Terminology, glossary and definitions should be used. 
The BBSA believes that any detailed Impact Assessment would identify that the 
morbidity and mortality risks of overheating in homes (and any other building where a 
person sleeps) far outweigh the risks from external fires. It is noted that within the 
consultation document that some components may be necessary to exempt from the 
ban in Paragraph 5.6. As it states: 
“There will be some components of the wall system that are necessary for the wall to 
function correctly, and where a Class A1 or A2 product is not available. A proposed 
exemption list will allow the use of some components where there is no practical 
alternative to using materials that are not Class A1 or A2 and where the risk of 
external fire spread caused by the use of combustible materials would be so minimal 
that it would be disproportionate to ban their use.” 

The BBSA considers this a pragmatic approach and one that we would continue to 
support particularly for a product that is not façade covering such as extendable and 
retractable solar shading. 
It should also be remembered that fixed shading devices which we believe would 
conform to the classification requirements cannot offer the same benefits as 
extendable and retractable shading devices. 

Comments (if any): 
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Awnings are a sun shading device which will fall under the definition of specified 
attachment and hence subject to the ban. Retractable awnings provide benefits for 
commercial premises at ground level. We would welcome any views on exempting 
such awnings, particularly retractable awnings over shops at ground level. 

B6. Do you agree that retractable awnings fitted to the ground storey should be 
exempted? 

Yes No No view 

If yes what restrictions should be placed on these? 

Comments (if any): 

The BBSA does not understand why this question only references one distinct 
product category (awnings) when there are other retractable shading devices used at 
ground floor level e.g. external roller blinds and shutters. 
However, dealing with the specific wording in this question the BBSA believes no 
restrictions should be placed on retractable awnings. The BBSA believes extendable 
and retractable shading devices placed at ground storey level present no risk in 
terms of external fire spread and should therefore be exempted and not considered a 
“specified attachment”. Retractable awnings have been fitted to UK shopfronts for 
over 200 years and there has been no evidence provided by any governing body in 
the UK that they are a risk to fire spread. The BBSA has found no evidence of this 
either in the UK or across Europe. 
Awnings at ground storey level cover an extremely small part of the façade and if all 
other components within the building façade design are non-combustible then the 
risk of awnings spreading fire across the external façade becomes non-existent. 
The BBSA would like to highlight the fabric material (termed the “curtain” in BS EN 
12216:2018) used in awnings is selected for its ability to prevent occupants and/or 
furnishings being exposed to ultraviolet radiation and to increase the longevity of the 
product i.e. prevent the curtain fading/deteriorating. Awning fabrics would not meet 
the A2-s1, d0 or A1 classification and the BBSA is not aware of any alternative 
shading fabrics that would provide an equal level of protection from ultraviolet light or 
have equal lifetime longevity benefits. 
In addition, awnings installed on heritage buildings would need to be exempted to 
meet planning permission requirements 
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The proposed ban will apply to all components of the external wall system. There 
will obviously be some components of the wall system that are necessary for the 
wall to function correctly, and where a Class A1 or A2-s1, d0 product is not 
available. 

The proposed exemption list is to allow the use of some components where there is 
no practical alternative to using materials that are not Class A1 or A2-s1, d0 and 
where the risk of external fire spread caused by the use of combustible materials 
would be so low that it would be disproportionate to ban their use. 

Products such as boiler flues that have a plastic inner lining and the use of paint on 
masonry walls which is often applied on site, are products not on the list of 
exemptions. Cavity trays between two leaves of masonry are proposed to be 
exempt and there may be a case to exempt all cavity trays. 

It is proposed that glass including laminated glass is exempt from the ban but only 
when included within a window frame or door. Laminated glass is also used in 
balcony construction. Under the proposal, laminated glass in balconies will have to 
comply with the new requirement of A1 or A2-s1, d0 classification. 

Insulation and water proofing materials used below ground level are proposed to be 
exempt. These materials can be continued up to 250mm above ground to prevent 
moisture penetration of the external walls. 

B7. (a) Do you agree with the list of exemptions in Regulation 23(3)? 

Yes No No view 

(b) Do you think boiler flues with a plastic inner lining should be added to the list? 

Yes No No view 

(c) Do you think certain paints used on external masonry walls should be added to the 
list? 

Yes No No view 

(d) Do you think all cavity trays should be exempt? 

Yes No No view 

(e) Do you think laminated glass in balcony construction should not have to achieve A2-
s1, d0 or A1 classification and be exempt? 

Yes No No view 

(f) Do you think water proofing and insulation material from below ground level to up to 
250mm above ground level should be exempt? 

Yes No No view 
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Please explain your reasons why to the answers to any of the questions to B7 in the box 
below. 

Comments (if any): 

The BBSA questions why certain components enjoy an exemption when there are 
non-combustible alternatives (PVC window frames vs aluminium window frames for 
example). 

We understand that laminated glass cannot meet the A2-s1, d0 classification or A1 
requirement as the standard is not appropriate as explained by Glass for Europe. 
See here: https://glassforeurope.com/classification-of-reaction-to-fire-of-glass-
products/. 

There are several products that are referred to which are being considered to be 
either exempted or banned. We believe for all products for which there is no evidence 
of the risk of fire spread there should be an exemption. No product should be 
immediately banned from being used in the construction of a building when there is no 
equal alternative available on the market. 

Extendable and retractable solar shading devices fitted to the external wall should be 
included on the list of exemptions for the reasons explained in our answers to 
questions B4, B5 and B9. 

Research carried out on behalf of Ministry of Housing, Communities and Local 
Government (MHCLG) in England indicates that products with a polyethylene core 
are by far the most hazardous cladding materials of those tested1 post Grenfell fire 
tragedy. In New South Wales, Australia, the use of Aluminium Composite Metal 
(ACM) cladding (with a core comprised of 30% or more polyethylene by mass) has 
been banned with exceptions, in various buildings. As the use of polyethylene 
cored products as cladding materials poses such a high fire risk, we would like to 
hear views on an outright ban of their use on any buildings, regardless of height or 
purpose. The thinking would be to apply the ban to any metal composite panel 
(including but not limited to zinc and copper) with a core comprised of greater than 
30% polyethylene by mass. 

1 https://www.gov.uk/guidance/aluminium-composite-material-cladding 
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B8. Do you agree metal composite panels with a polyethylene core of 30% or more 
should be banned from being used in external wall construction of any building regardless 
of height or purpose? If no please explain why. 

Yes No No view 

Comments (if any): 

The Department has published a Consultation Regulatory Impact Assessment (RIA) 
as part of the consultation documents and welcomes further evidence to inform a 
final stage RIA. 

(Refer to Consultation Regulatory Impact Assessment) 

B9. Do you agree with the assumptions, costs and impacts set out in the consultation 
stage RIA? 

Yes No No view 

Comments (if any): 
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In relation to the proposed requirements for shading products we believe that the 
assessment would need to holistically analyse the impact this will have on the 
shading industry, the health, wellbeing, comfort and productivity of occupants, the 
energy efficiency and environmental impacts of “relevant buildings”, impact on 
government policy, building costs and the risk of fire spread on external facades. 
More specifically the following costs, risks and benefits should be assessed and 
where possible we have provided links to relevant literature (please note the BBSA 
has a significant database of independent research on building energy efficiency and 
comfort, health and wellbeing and we would be pleased to make this available): 
Energy efficiency and environmental impacts of “relevant buildings” 
• The recently completed SAPIF Overheating group project highlights the 

significant benefits of extendable and retractable external shading to meeting 
the energy efficiency requirements of new homes: 
https://www.bregroup.com/sap/sap-industry-forum/ 

• Extendable and retractable shading devices that are integrated with automated 
control are able to improve the G-value (heat rejection properties) and U-value 
(heat retention properties) of window systems. This is a recommended energy 
saving technology and promoted in the International Energy Agency’s 
Technology Roadmap which states that “exterior shading, proper orientation 
and dynamic solar control should become standard features globally in new 
buildings and can also be applied to existing buildings…”. See here: 
https://webstore.iea.org/technology-roadmap-energy-efficient-building-
envelopes 

• External extendable and retractable shading devices that are positioned 
vertically to the window (e.g. roller blinds, venetian blinds etc) and combined 
with Glazing C (Double low e) will achieve a gtot of 0.05 – 0.15. This means the 
combination of glazing with vertical external shading will not allow between 85 -
95% of the solar energy to be transmitted into the building. The gtot of 0.05 can 
be achieved with an aluminium venetian blind where external screen 
(perforated fabric to provide view and daylight) roller blinds can achieve a gtot 

of between 0.07 and 0.15 depending on the fabric chosen. For a summary 
video on how shading prevents overheating please see the following: 
https://www.shadeit.org.uk/resource/keeping-home-cooler-external-shading/ 

• Shading is also recognised in the ‘UKGBC Net Zero Carbon Building: A frame 
work definition’ as a measure to reduce the environmental impact of buildings 
e.g. reduce embodied carbon and operational energy. Shading passively 
improves the efficiency of the building façade as it is able to reduce heating 
and cooling demand of a building which will lead to appropriate sizing of 
building services that provide both heating and cooling. (See Page 26). 

• The alternative (fixed shading or air conditioning) can result in energy penalties 
and a greater risk of fire spread: 
o Fixed shading options prevent valuable solar gains entering buildings in 

colder weather periods and do not mitigate solar gains as effectively in 
warmer weather periods on all façade orientations. This can lead to an 
increase in heating and air-conditioning use which has been evidenced in 
the work of Dubois (2001) at Lund University, Sweden and the Solar 
Shading Impact Report by the National Energy Foundation (2016). 
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o If fixed shading is not possible to install (as it needs to be integrated ‘in’ the 
façade which means it cannot always be retrofitted to the building design) 
the only alternative to achieving summer thermal comfort for some 
buildings will be installing air-conditioning. The Committee on Climate 
Change have acknowledged that the demand for air conditioning units has 
already grown by 17% between 2011 and 2017 in UK buildings (Please 
see Page 155). These units are already in heavy use in other warmer 
climates and have been found to create a fire risk, particularly when they 
are not installed and maintained by building professionals. Please see: 
https://electronics360.globalspec.com/article/10844/your-air-conditioner-is-
actually-a-major-fire-hazard 
There have also been concerns raised in the UK. Please see here: 
https://www.london-fire.gov.uk/news/2013-news/fire-chiefs-issue-air-
conditioner-warning/ 

Government Policy 
• Discouraging the installation of passive cooling measures in buildings is 

contrary to the recommendations from the Committee on Climate Change in 
their 2019 Progress Report to Parliament (See Pg. 148). 

• The Future Homes Standard Consultation Document referred to an 
Overheating Regulation to be introduced later this year. The overheating 
research produced to assist the structure of the new regulation identifies the 
use of retractable external shading as a product (in combination with other 
building design strategies) that will enable homes (including apartments/flats) 
to reduce overheating and reduce the use or need for air-conditioning. 

Health, Well-being and Comfort and Productivity 
• The MHCLG Research into “Research into overheating in new homes Phase 1 

report” states “In particular, opening windows and using shading (especially 
external shading) are key passive means to mitigate overheating (e.g. 
Mavrogianni et al 2014, Porritt et al 2012).” The Phase 2 MHCLG research 
report identifies the cost/risk of doing nothing to prevent overheating in new 
homes (which includes apartments and flats) and evaluates the cost of 
reduced productivity and the increase in health costs. Please see here: 
https://www.gov.uk/government/publications/research-into-overheating-in-new-
homes 

• Zero Carbon Hub reported increased costs of heat-related mortality of an 
additional £84m and for morbidity £183m by 2050 (based on 2012’s costs). 
Please see here: 
http://www.zerocarbonhub.org/sites/default/files/resources/reports/ZCH-
OverheatingInHomes-TheBigPicture-01.1.pdf 

• Public Health England found there were almost 900 heat related deaths in 
2019. Heat related deaths are predicted to treble to 7,000 a year by 2050 
which was published in the Environmental Audit Committee’s “Heatwaves: 
adapting to climate change” report. Please see here: 
https://www.parliament.uk/business/committees/committees-a-z/commons-
select/environmental-audit-committee/news-parliament-2017/heatwaves-
report-publication-17-19/. 
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• Fabrics for canopies and awnings are selected for their ability to reduce 
transmission of ultraviolet radiation (UVR). They are tested to BS EN 13758-1 
to identify their Ultraviolet Protection Factor (UPF). The World Health 
Organisation identifies that canopies are measure that can protect occupants 
from UVR. Please see here: https://www.who.int/uv/sun_protection/en/ 

• Protected external spaces (from solar gains, ultraviolet light, and rain) are 
provided when awnings and/or canopies are installed. These provide increased 
space for retail outlets, cafés and hotels and outdoor living spaces for 
residential buildings. Providing both a health and economic benefit. 

Building Costs 
• Cost of designing current and future buildings that maintain thermal comfort 

and are net zero carbon. Whilst this cost may be low as current building design 
in England does not utilise the full benefits provided by external shading in 
future years this will be essential in creating energy efficient buildings that are 
thermally comfortable. For example, Passive Haus Building Design. 

Shading Industry Impact 
• The BBSA is concerned that the regulation change will lead to a loss of SME 

businesses if alternative extendable and retractable solar shading products 
that fulfil the same user and building requirements cannot be produced and this 
must be considered within any Impact Assessment. 

• Delay in the supply of shading components for retractable and extendable 
shading products given no other EU nation requires classification for 
combustibility and most external shading products are designed and 
manufactured in continental Europe. 

• Financial impact on manufacturers and suppliers of retractable and extendable 
external shading products and consumers of these products. (e.g. R&D of 
compliant products that provide an equivalent benefit to non-compliant 
products and testing) 

COVID-19 Impact 
The British Blind and Shutter Association (BBSA) is a trade association representing 
approximately 450+ companies involved in the manufacture, selling and installation 
of all types of blinds and shutters. BBSA members employ around 5,000 people 
across the UK. According to Experian there are approximately 2,000 companies 
involved in the blind and shutter trade employing around 16,000 staff. The window 
covering market in the UK is estimated to be worth £1.2bn. 
The sector the BBSA represents, like so many other industries, has been very 
adversely affected by the COVID-19 pandemic. 
We appreciate that changes to regulations are a separate issue and are in place for 
many years to come but it is likely the economic effects of the pandemic will also be 
very long lasting for the shading industry. 
We note that the International Energy Agency latest report “Use energy efficient 
technology to boost economy post Covid-19” calls on governments to look to energy 
efficiency programmes and technologies, as a way of creating jobs and supporting 
the economy, while moving towards cleaner forms of energy. 
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Solar shading in the form of blinds, shutters and awnings is a very important energy 
efficient technology which can help save energy and money. Now, as we look to 
rebuild our economy, is surely the time to make the most of its wide-ranging benefits. 
This is supported by the IEA report which explains: “…economic recovery 
programmes can use the potential of energy efficiency to support the existing jobs, 
create new ones and boost economic activity in key labour-intensive sectors such as 
construction and manufacturing.” 
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PART C, SITE PREPARATION AND RESISTANCE TO CONTAMINANTS 
AND MOISTURE: QUESTIONS 

Part C of the Building Regulations sets out requirements in relation to: site preparation; 
resistance to contaminants (such as radon), subsoil drainage; resistance to moisture and 
weather, and interstitial condensation. 

(See Section 5 of Consultation proposals) 

The proposal is to amend the definition of “radon affected area” in regulation 25(3) 
to make reference to the Public Health England (PHE) publication ‘Radon in 
Northern Ireland: Indicative Atlas’. This will mean through the application of 
regulation 26(2) that a radon affected area for Northern Ireland can only be 
established through the use of this 2015 PHE publication. The subsequent 
measures that need to be taken to prevent or limit the ingress of radon from the 
ground into any dwelling in a radon affected area are then given in guidance in 
Technical Booklet C. 

C1. Do you agree with the proposal to update the definition of “radon affected area” to 
reference the PHE publication ‘Radon in Northern Ireland: Indicative Atlas’ of 2015? 

Yes No No view 

Comments (if any): 
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TECHNICAL BOOKLET C, SITE PREPARATION AND RESISTANCE TO 
CONTAMINANTS AND MOISTURE; QUESTIONS 

The proposed amendment to regulation 25(3) will consequently mean an 
amendment to accompanying guidance in TBC. The Department is issuing a draft 
version of an amended TBC alongside this consultation package (see paragraph 3.1 
of document C2 ‘Consultation proposals’). The amended guidance will: 

• Reference the 2015 PHE publication ‘Radon in Northern Ireland: Indicative 
Atlas’, replacing the previous ‘Radon in dwellings in Northern Ireland 2009
Review and Atlas’; 

• highlight the UKradon website for a free download of the 2015 PHE 
publication and also where free interactive UK maps of radon are available; 

• replace the reference to the Northern Ireland Environment Agency with 
Public Health England, Geological Survey of Northern Ireland and the British 
Geological Survey for further advice; 

• update the ‘Radon protection in dwellings’ guidance with reference to 2015 
BRE publication BR 211 ‘Radon guidance on protective measures for new 
buildings’ which incorporates for the first time, Northern Ireland indicative 
atlas maps for assessing the need and level of protection measures. This 
guidance replaces reference to the previous BRE publication BR 413; 

• reference Section 4 of BR 211 which considers the level of protection 
measures required including consideration of the use of site specific radon 
risk reports (where available) as an optional measure in a radon affected 
area; and 

• reference BR211 as appropriate guidance to follow in the application of 
regulation 26(2) for extensions, alterations to existing dwellings and 
buildings converted to a dwelling through a material change of use. Existing 
references to GBG 73 (2008) and BR 267 (2008) for radon protection 
measures for domestic extensions and alterations and conversions to 
existing dwellings respectively to be deleted. 

The Northern Ireland indicative atlas maps contained in the 2015 PHE publication 
are for the first time replicated in BR 211 ‘Radon – Guidance on protective 
measures in new dwellings’. The new edition of the standard is proposed to be
referenced in the amended guidance as the document to follow in relation to the 
measures needed to limit or prevent the ingress of radon from the ground into a 
dwelling. The BR 211 standard not only gives guidance for new dwellings but also 
extensions and alterations to existing dwellings and to dwellings created as a 
consequence of a material change of use. 
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C2. Do you agree with the inclusion of BR 211 in the draft Technical Booklet C as the 
guidance to follow in relation to the measures for preventing or limiting the ingress of 
radon in new dwellings? 

Yes No No view 

Comments (if any): 

C3. Do you agree with the citing of BR 211 in the draft Technical Booklet C as the 
guidance to follow in relation to the measures needed in relation to preventing or limiting 
the ingress of radon for extensions and alterations to existing dwellings or to buildings 
converted to a dwelling through a material change of use? 

Yes No No view 

Comments (if any): 

Section 4 of BR 211 gives guidance on determining the level of protection required 
for radon in a radon affected area or not. The level of protection is site specific and 
can vary from no protection to basic protection measures (provision of a radon 
barrier) to full radon protection measures (provision of a barrier plus subfloor de-
pressurisation e.g. a sump and stub duct). 

BR 211 also suggests the use of site specific radon risk reports for new 
development sites or for existing dwellings with a postcode as an optional measure, 
that if followed may allow a lower level of protection than would otherwise be 
required. 
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C4. Do you agree with the use of site specific radon risk reports in BR 211 for new 
development sites or for existing dwellings with a postcode, as an optional measure to 
take that may allow a lower level of protection than would otherwise be required? 

Yes No No view 

Comments (if any): 

The Department has published a Part C Consultation Regulatory Impact 
Assessment (RIA) as part of the consultation documents and welcomes further 
evidence to inform a final stage RIA. 

(Refer to Part C Consultation Regulatory Impact Assessment) 

C5. Do you agree with the analysis/principal assumptions, costs and impacts set out in 
the Part C consultation stage RIA? 

Yes No No view 

Comments (if any): 
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TECHNICAL BOOKLET E, FIRE SAFETY; QUESTIONS 

Part E of the Building Regulations sets out fire safety requirements in relation to buildings. 

(Refer to Section 6 of the Consultation Proposals document and consultation 
version Technical Booklet E).  

No changes to Part E legislation are to take place however a number of changes to 
Technical Booklet E (TBE) are proposed. The Department is issuing a consultation 
version of a TBE indicating the proposed changes as part of this consultation (see 
paragraph 3.1 of document C2 ‘Consultation proposals’). The amended TBE will 
provide guidance on demonstrating compliance with the new Part B requirement 
23(2). 

This new guidance to regulation 23(2) in Part B will be placed in Section 5 ‘External 
fire spread’ of TBE. 

E1. Do you agree with the guidance proposals in Section 5 of the consultation version 
TBE for ‘relevant buildings’? 

Yes No No view 

Comments (if any): 
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The proposal will also involve an amendment to the existing guidance in Section 5 
of TBE to give recognition to the alternative method of compliance with external fire 
spread requirements via a BS 8414 large scale test and BR135 classification report 
for other non-relevant buildings. 

E2. Do you agree with the guidance proposals regarding changes to external fire spread 
requirements in external walls which includes introduction of the alternative method of 
compliance via a BS8414 test and BR135 classification report for non-relevant buildings? 

Yes No No view 

Comments (if any): 
We agree that the BS 8414 testing route is our preferred route to identifying the risk of 
fire to spread across a building façade for all buildings. 

The current guidance in TBE includes reference to the National classifications for 
combustibility and the European classification system. The Department feels it 
would be more straightforward to reference a single system and that would be the 
more up to date European system. The European classification system for 
combustibility is set out in BS EN 13501 and classifies construction products from 
Class A to Class E using a series of tests. 

The exclusion of the alternative British Standard classifications from the guidance 
does not necessarily mean these classifications are not acceptable for 
demonstrating compliance with regulation 36 for non-relevant buildings. The 
change brings TBE into alignment with England and Wales equivalent ADBs and 
Scottish Technical Handbook guidance in referencing the European classifications 
only in relation to reaction to fire tests for external surfaces of walls. 

E3. Do you agree that TBE uses only the European classifications for the specification for 
reaction to fire performance of external surfaces of walls for all buildings? 

Yes No No view 

Comments (if any): 
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If BS 8414 is going to be provided as an alternative method of compliance, then the target 
levels should be clearly laid out within the Technical Booklet. 

However, we agree that it is confusing to compare the two standards as the testing 
methodologies are quite different as the intentions of the two standards BS EN 13501 and BS
8414 are different. 

BS EN 13501 is a standard used to classify the reaction to fire for all construction products 
incorporated within a building element. Aimed at testing singular products in isolation from a 
system of products. A system of products is what makes up a façade. 

We therefore reiterate we do not support the inclusion of BS EN 13501 as a method of testing 
fire spread across a façade. BS 8414 and the BR 135 classification does this and is an 
appropriate method for testing a façade which is made up of a system of products. 

The functional requirement of regulation 36 of the Building Regulations 2012 
requires that – “the external walls and roof of a building shall be so designed and 
constructed that they offer adequate resistance to the spread of fire over them, and 
from one building to another, having regard to in the case of an external wall- the 
use, position and height of the building”. This requirement applies to buildings of 
any height. 

Whilst these consultation proposals do not intend to expressly prohibit the use of 
combustible materials within or attached to the external walls of buildings below 
18m, it is necessary to consider the risk from fire spread to health and safety in 
relation to buildings of any height. Designers should ensure that the building 
adequately resists fire spread over the external walls, not just in relation to 
buildings over 18m in height but also to low rise buildings. New guidance in TBE 
will give effect to this clarification. 

E4. Do you agree with the new guidance in relation to external fire spread considerations 
in relation to all buildings irrespective of height or use? 

Yes No No view 

Comments (if any): 

We do not feel that extendable and retractable sun-shading products should be 
considered within regulation 22 when there is no evidence to suggest that extendable 
and retractable sun-shading products can spread fire. 

There are broader benefits that sun-shading products offer to building energy 
efficiency and occupant comfort that should be considered and weighed against the 
risk they pose to spreading fire before discouraging all building owners in installing 
external extendable and retractable sun-shading products. 

Please see our answers to B5, B6 and B9 for further detail. 
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Assessments in lieu of tests (AILOTs) 

The purpose of this new guidance in Technical Booklet E (TBE) is to introduce 
requirements on the use of AILOTs and to ensure that they are only used where 
appropriate, with sufficient and relevant test evidence and that they are carried out 
by organisations with the necessary expertise. Organisations listed as ‘notified 
bodies’ in accordance with the European Construction Products Regulation or 
laboratories accredited by UKAS for the relevant test standard can be assumed to 
have the necessary expertise. 

E5. Do you agree with the guidance proposals in relation to Assessments in lieu of tests 
in the consultation version Technical Booklet E? 

Yes No No view 

Comments (if any): 
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GENERAL COMMENTS 

The Department encourages consultees to respond on any aspects of the 
proposals, therefore the last question is completely open to enable consultees to 
make suggestions or observations on relevant issues that are not addressed by 
answering the preceding questions. 

G1. Please set out any additional comments you have below. 

Comments (if any): 

NEXT STEPS 

The consultation will close on 09 October 2020. Responses to this consultation will be 
analysed and the Department response will follow. 
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