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About the G15 

The G15’s members provide more than 650,000 homes across the country, including around 

one in ten homes for Londoners. Delivering good quality safe homes for our residents is our 

number one priority. Every year our members invest almost £900m in improvement works 

and repairs to people's homes, ensuring people can live well. Together, we are the largest 

providers of new affordable homes in London and build around 15% of all affordable homes 

across England. It’s what we were set up to do and what we’re committed to achieving. We 

are independent, charitable organisations and all the money we make is reinvested in 

building more affordable homes and delivering services for our residents. 

Find out more and see our latest updates on our website: www.g15.london 

 

  

http://www.g15.london/
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For more information, please contact: 

G15@mtvh.co.uk 
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Comments relating to Section 1 of the guidance 

G15 members agree that planning officers are not suitable to advise on the fire safety aspect 

of design. Many G15 members already employ a fire safety professional to undertake this 

role and so agree with the approach outlined by the GLA. However the GLA must ensure 

planning officers have relevant training or have access to relevant statutory authorities to 

support their decision making. 

A fire strategy is an evolving document due to the number of parameters and fire safety 

arrangements that need to be considered and the building occupancy type. Ratios of normal 

ability and residents with mobility, cognitive or other health issues will also assist to shape the 

fire strategy. 

Core elements of a fire safety strategy must reflect changes and differences in design 

approach, smoke extraction and construction method amongst other things. This should start 

at the earliest RIBA design stage to mitigate the need for later changes where planning 

approval may be impacted. 

Comments relating to Section 2 of the guidance 

For major developments to demonstrate compliance with London Plan policy D12B,  

There is already a legal requirement for G15 members to demonstrate compliance with the 

London Plan policy D12B at Gateway One. The GLA and government need to develop a 

joint process that allows planning applicants to submit one statement that satisfied both 

requirements. We are slightly concerned that having to complete a form for the London Plan 

policy in addition to a Gateway One, will mean that the same information is being repeated. 

Having to complete two forms with the same information may be unnecessarily repetitive for 

the applicant. The G15 would recommend simplifying this process and avoid repetition when 

it comes to completing forms. 

We would seek some clarification from the GLA on whether a major development is the 

same as considered in planning law and whether any building with an evacuation lift is 

considered a complex building. In addition, the building is in an initial stage in relation to 

detailed design when the forms are required and so it may better to provide this information 

at Gateway Two. We would welcome greater clarity on the levels of detail that are expected 

at each stage of the building process.   

Comments relating to Section 3 of the guidance 

Are there any changes that would make the table clearer? 

The table is a good basic guide for G15 members. However, it is fairly simplistic and we 

would like to see more detail on what indicates a major development and to see this based 

on risk rather than the number of units.  

Can you recommend another way for non-major planning applications to demonstrate 

compliance with London Plan Policy D12A? 

The majority of G15 members agree with the principles of the Reasonable Exception 

Statement. We do believe that this process could be simplified as when there is a complex 

development, there is a need for a Gateway One statement. The majority of G15 schemes 

can be considered complex as they contain evacuation lifts, sprinklers and a mix of 

commercial and residential accommodation. It would be beneficial to G15 members if there 
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was one single platform for non complex buildings to complete the Reasonable Exception 

Statement. 

Whilst we support the notion that the PFSS should be written by a professional with 

experience in the field, the ability to write a fire safety statement should not be solely based 

on an individual’s qualification. In our experience, there are very qualified people who can 

write a PFSS but do not have a IEng or Ceng qualification. These people should not be the 

only individuals who are able to carry out this task.  

A fire engineer qualified to BSc or MSc with demonstrable skills, knowledge and experience 

should also be considered as having a qualification sufficient enough to complete a PFSS or 

London Plan PFSS, as not all practicing fire engineers want to progress to Ieng or Ceng 

status 

Given that to gain a IEng or CEng qualification is a lengthy and costly process, we would 

welcome the view of the qualification bodies to see what the impact this requirement may 

have. We would recommend that the GLA re-consider this requirement and is more flexible 

when it comes to individuals who can provide the PFSS. 

Comments relation to Section 5 of the guidance.  

The ability to issue a fire statement should not be purely based on a person’s qualifications 

as some individuals are experienced to issue the statements and may have chosen not to 

pursue the qualification.   

The G15 recognise that someone with IEng or CEng would be appropriate to write the 

statement however, there is also a need for competence based on skills, knowledge and 

experience. A fire engineer qualified to BSc or MSc with demonstrable skills, knowledge and 

experience should also be considered as having a qualification sufficient enough to complete 

a PFSS and Gateway One fire statement.  

Given that every building is different and may be complex in a variety of ways, it is important 

that the person issuing the PFSS should be suitable to deal with the complexity of the 

building concerned.  

The G15 believe that we should be aligning with the wider progress made in the industry. 

The requirement for major developments not to incorporate combustible materials in the 

external walls of buildings exist already in building regulation and so many G15 members 

are already following this requirement.  

We would welcome clarification on whether this is just for major developments as these 

could be low rise.  

Do you have any comments on how the LPG should address stair cores to ensure the 

highest standard in fire safety? 

This consultation focuses on fire statements, evacuation lifts and plans for evacuation. As 

stair cores are a design issue, the G15 recommends that this forms a separate consultation 

which we would be happy to respond to.  

There needs to be appropriate guidance for professionals to follow when meeting building 

regulations is needed as current guidance is based on stay put strategies instead of 

simultaneous evacuation. 

Please provide any further comments on section 5. 
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The evacuation strategy should include all residents of a buildings. It needs to be 

acknowledged that not every building will have a concierge or similar service with a 

management plan in place. In addition, for the evacuation strategy to work, there needs to 

be call point that can go down to the lobby.  

We would welcome more clarification from the GLA on what are the mitigating 

circumstances that allow people to self evacuate.  

Comments on Section 6 of the guidance 

The guidance and the appendix reference provided are clear in their guidance and do 

signpost the applicant to the relevant standards for the design of an evacuation lift.  

We would welcome more clarification on the guidance. This includes information on which 

individuals will need to be trained to operate the evacuation lift. The draft guide is slightly 

misleading as the technology is not fully developed yet and so we would recommend 

removing 8176 as this is a draft guide that cannot be applied yet. In reference to BS 9991, 

we would recommend not bringing these in until the guidance is published.  

 

 

Comments on Section 7 of the guidance 

We believe that this is a Gateway Two issue. The designs of a lift can change and the 

compliance here is being claimed against something that has not been installed yet. In 

addition, regulation might have changed by the time that construction happens, making it no 

longer compliant. The G15 believe that this is something that needs to be dealt with at the 

detailed design stage, not the concept design change.  

We would recommend that this requirement is moved to Gateway 2 as this is when accurate 

and current compliance checks can be made. 

Comments on Section 8 of the guidance 

The guidance does not set specific standards, design codes or best practice. It is for the 

author of the fire safety information to set out and justify which standards the development 

will be designed to meet and how they address London Plan Policy D12 and D5(B5).  

In addition, it would be useful to have the sight of the declaration template in order to provide 

comments. 

The G15 agree that the author of the fire safety information is best placed to set out and 

justify which standards the development will be designed to meet. A building can be 

designed to a variety of standards and guidance so the G15 welcome this flexibility in the 

guidance. 

 The planning officer is not qualified to make a decision around the competence of the author 

of the PFSS or Gateway One statement.  

In reference to 8.2.1, this should be list specific. The current proposal requires too high a 

level of qualification and knowledge for planning officers. In there being a list, this will 

simplify the details that a planning officer has to consider. The planning officer should be 

provided with a list of acceptable qualifications, training, and experience to ensure the 

relevant level of assurance has been provided by the applicant on the competence of the 
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author. This list should also be shared with applicants and be in line with competency 

requirements set by the building safety committees/industry bodies. 

Planning officers should also have relevant training or access to relevant statutory 

authorities to support their decision making. 

Where lifts are proposed, the guidance should make it clear that the planning officer is only 

looking for inclusion of evacuation lifts and supporting information. Inclusion of information 

around infrastructure implies design and infrastructure knowledge could be applied. 

Finally, sections 1-6 of the guidance could be made clearer for planning officers.  

Comments on Section 9 of the guidance 

The templates suggest that there are forms ready to fill in but these are instead a list of 

headings of subject areas to be covered. It would be clearer if they were set up in a 

document as Planning Gateway One. 

The templates in Appendix 3 are clear. 

 

Comments on the equality impact assessment 

Disability  

Evacuation plans will affect those with disabilities. This is covered by Personal Emergency 

Evacuation Plans but this is something that the GLA need to be aware of when designing 

guidance on fire safety and evacuations.  

Pregnancy or maternity/paternity  

Those who are pregnant may need support evacuating a building in the event of a fire when 

a lift cannot be used. In addition to this, those with young children may also need support 

and consideration when designing the London Fire Safety Plan.   

Do you have any further comments on the Equality Impact Assessment for this guidance? 

G15 members do house some residents with specific needs. This is something that needs to 

be considered when conducting communications with residents about evacuation and safety 

plans.  

 


