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Fire safety strategy 
(external wall systems) 
summary 

This document summarises L&Q’s approach to managing fire risks associated with the external wall 
systems of our buildings, in line with the latest building safety advice from Government.

Our strategy outlines how we will prioritise and mitigate risk, and our approach to inspections and 
any necessary remediation works.

Building safety standards for external wall systems
We are responding to the Advice for Building Owners of Multi-storey, Multi-occupied Residential 
Buildings (also referred to as the ‘consolidated advice note’), published on 20 January 2020, and the 
subsequent Government Update on Building Safety issued on 2 April 2020.

The key requirements that we must address are:

1. Buildings that are 18 metres and above or more than 6 storeys high (whichever is lowest) should use 
only materials of limited combustibility (or that have passed certain safety tests) in the construction  
of their external walls

2. Materials used in the construction of external walls and balconies, of buildings that are 18 metres  
and above or more than 6 storeys high (whichever is lowest), must have been installed and 
maintained correctly

3. Building owners (such as L&Q) should assess and manage the risk of external fire spread for buildings, 
of any height of multiple occupation which have communal parts; taking into account factors 
including external wall systems and balconies.

What do building owners need to do?
Building owners are now required to commission qualified professionals to inspect the buildings covered 
by the guidelines above and undertake any works needed to ensure that the new building safety 
standards are met.

When the new building safety guidelines were first introduced, mortgage lenders began to request proof 
that buildings met these guidelines before they would lend on them. To help building owners provide this 
proof a new ‘EWS1 form’ was developed by the Royal Institute of Chartered Surveyors (RICS). EWS1 forms 
are not required for all buildings, however people who live in some blocks of flats and own their own home 
will need to provide an EWS1 certificate in order to sell, staircase or remortgage their property. You can 
find more information about the EWS1 process on the Royal Institute of Chartered Surveyors website.
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The EWS1 inspection is different to the inspection needed to reassure Government that a building meets 
the new building safety guidelines. We’re calling these Building Safety Programme inspections.

L&Q will be carrying out both types of inspection for our buildings, however an EWS1 form cannot be 
completed until any necessary remedial works, as identified by the Building Safety Programme inspection 
are complete.

How we will prioritise our buildings
L&Q has approximately 7,500 buildings which must comply with the new building safety guidance (the 
majority of which are in scope because of point 3 above). These are all buildings which are currently 
regulated under existing building safety law.

The majority of these buildings are likely to be very low risk but are covered by this guidance because they 
have a communal area, or ‘common part’, for example: a brick-built terraced house with two apartments 
that share a communal entrance. In the case of such buildings we will be able to meet the new building 
safety requirements through our regular Fire Risk Assessment programme.

Unfortunately for larger buildings this process is more complicated and requires intrusive building 
inspections (where the walls of the building are opened up and examined). Because L&Q owns a high 
number of these buildings we’re not able to inspect, test, and then carry out works on them all at once. 
Instead we must prioritise our buildings based on risk.

We are basing the scheduling of inspections and subsequent remediation work upon risk. This is to ensure 
that residents in buildings where the risks to safety are highest are protected as quickly as possible.

We are currently assessing our buildings and prioritising them for inspection by looking at a variety of 
factors and determining which blocks may be at a higher risk, based on the information we already hold 
and further investigations.

Buildings that are more than 18 metres in height will be the first phase of buildings to be inspected, 
followed by buildings under 18 metres.

The order of inspection within these phases will be determined by analysis of a variety factors including  
the following.

There is no ‘overriding factor’ in our prioritisation approach – buildings must be looked at in detail  
and as a whole. 

Size of building Height of building, number of flats

Construction of building Construction type, cladding type, amount of cladding, location of 
cladding, type of insulation, type of cavity barriers, timber presence, 
number of staircases

Existing fire safety measures Presence and type of fire suppression and detection measures, type of 
Fire Risk Assessment held, type of fire evacuation strategy

Nearby fire risks Proximity of car parks and bin stores
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Inspection process
We expect inspections to start in October 2020. In the meantime we will continue to undertake individual 
inspections and carry out remedial works to buildings where we have identified issues with safety since the 
new guidance was issued.

Inspections will be phased as follows:

We will make information available to all affected residents and outline the timescale for their building to 
be inspected as soon as this is confirmed.

What happens after inspection
In cases where the inspection does not identify any issues with building safety, an EWS1 certificate (where 
required) and a Building Safety Programme inspection report will be provided to L&Q.

In cases where our inspections reveal issues that require remedial works, these will have to be completed 
before an EWS1 form can be issued. The Building Safety Programme inspection reports needed to prove 
that a building meets Government guidelines can be issued straightaway but will note that works  
are required.

Where the need for remedial works is identified these will be added to our wider programme of fire safety 
works and we will advise residents about when remediation is likely to take place.

Works will again need to be prioritised based on a number of factors, including risk, complexity, and the 
scale of works needed. This means that we may not always be able to carry works out as soon as they are 
identified. Given the extent of the new guidance, the likelihood of most buildings requiring some degree  
of remedial work is high, so we anticipate that our programme of remedial works will take several  
years to deliver.

We will write to residents once their inspection is complete to let them know the next steps  
for their building.

Keeping residents safe during works
The safety of our residents is our top priority. To make sure that any buildings requiring remedial works are 
as safe as possible before these can be done, we’ll be putting additional safety measures in place such 
where necessary, as a new detection & alarm system or Waking Watch. We may also change evacuation 
policies from ‘stay put’ to ‘evacuate’ where applicable.

In most cases we will let residents know what safety measures we will be putting in place at their building 
when we write to them with the outcomes of their inspection. However, if our prioritisation exercise has 
identified a building as one which is likely to be of a higher risk, we may install a detection & alarm system 
before we carry out an intrusive inspection in order to ensure resident safety as soon as possible. Where 
this is the case we will write to affected residents directly.

L&Q will not charge leaseholders for these safety measures, however If we are installing a new detection 
& alarm system, we will need residents to give us access to their homes to do this. This is extremely 
important for the safety of the whole building. For this reason, and only as a last resort, L&Q may take  
legal action against residents who refuse access for alarm installation.

Height of building Height of building, number of flats

18m or higher Phase 1 – October 2020 – September 2021

Below 18m Phase 2 – Duration of phase to be confirmed once the prioritisation  
of inspections is completed in April 2021
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Funding for works
L&Q will explore all opportunities for funding before considering whether or not to reclaim costs for 
remediation works from leaseholders.

In the first instance we will investigate the possibility of seeking compensation from, making an insurance 
claim against, or requiring that the remedial works are done by the original developer/ contractor. Where 
this is not possible and the building is eligible, we will make an application to the Government’s Building 
Safety Fund. Please note that the Building Safety Fund only covers buildings

of more than six storeys or 18 metres or taller only and is also only available to cover the cost of cladding 
replacement, so does not cover any other safety issues that may be identified as a result of inspections.

L&Q, alongside our sector partners will continue to lobby Government to further increase capacity for 
inspections and remedial works.

New build properties
L&Q will ensure that any new buildings constructed by us or for us have a compliant EWS1 form  
before they are handed over to us for occupation.

For more information about L&Q’s approach to fire safety visit www.lqgroup.org.uk/firesafety


