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1. RICS provided written and oral evidence to the committee on issues surrounding 
fire safety and zero-rated homes in November 2019 and February 2020, and 
welcomes the opportunity to provide further evidence to the Committee. 

 
2. There have been changes at a UK and Scottish Government level since RICS 

made these representations, but our positions on these issues - set out in our 
written submissions in November 20191, December 20192 (follow up), and 
February 20203 - have not changed. 

 
3. The standout issue in these sessions was the MHCLG Advice Note 14 (AN14) – 

which had mandatory implications for properties in England and Wales, but not 
Scotland, where it is the same general principles of AN 14 that applied. 

 
4. AN14 has been removed from use and replaced with a new consolidated Advice 

Note; and the RICS-led External Wall System 1 Review – the EWS1 Form – has 
been brought into practice. 
 

5. Given RICS will be providing oral evidence that will focus on zero value homes, 
this written submission will focus, firstly, on the High Rise Inventory (HRI) aspects 
of the Committee’s deliberations and, secondly, provide an overview of EWS1 
performance to date.  
 

High Rise Inventory 2020  
 

6. RICS welcomes the publication of the High Rise Inventory as a key data source on 
high rise construction, allowing a clear and accurate picture of the existing high rise 
stock in Scotland, and forming a basis from which to measure progress of any 
alterations necessary to reduce fire risk in such buildings to an acceptable level.  

 
7. The work of Scottish Building Standards and Local Authorities should be 

commended, and it is appreciated that collating the inventory was not an easy task, 
but now forms an essential baseline of data.  
 

8. However, RICS would add that to be effective, the HRI must be part of a 
transparent and measurable plan for fire safety remedial action as it is 
implemented, utilising the data source for accountability and positive effect. 

 
9. RICS draws attention to the MHCLG ‘Building Safety Programme: monthly data 

releases’ as an example format used to measure how fire safety remedial 
programmes are progressing, and would welcome a similar format from Scottish 
Government for the buildings on the HRI. 

 

                                                        
1 https://www.parliament.scot/S5_Local_Gov/RICS_submission.pdf 
2 https://www.parliament.scot/S5_Local_Gov/RICS4dec.pdf  
3 https://www.parliament.scot/S5_Local_Gov/RICS.pdf  

https://www.gov.uk/government/publications/building-safety-programme-monthly-data-release-january-2020
https://www.gov.uk/government/publications/building-safety-programme-monthly-data-release-january-2020
https://www.parliament.scot/S5_Local_Gov/RICS_submission.pdf
https://www.parliament.scot/S5_Local_Gov/RICS4dec.pdf
https://www.parliament.scot/S5_Local_Gov/RICS.pdf


 
10. With regard to any remedial work required, we understand that advice currently 

being drafted by Scottish Building Standards will provide guidelines on action to be 
taken with different types and compositions of cladding.  
 

11. We would therefore welcome opportunities for these documents to be integrated, 
and have an update to the HRI in due course. 
 

12. This update would indicate the remedial action planned for the properties with a 
combustible cladding risk as measured by this guidance, together with:  
 

a. indicative timelines for remediation;  
b. interim measures being taken to ensure residents safety;  
c. an estimate of the likely total cost of remediation; and  
d. how this will be funded.  

 
13. We would also note that fire safety remedial measures for cladding may also be 

required for buildings less than 18m in height. Given that the inventory covers only 
buildings of over 18m in height, we ask if the Scottish Government has any intention 
to collate data on residential buildings of lower heights. For example, 11m is the 
accepted height that fire and rescue services can reach with ground mounted 
waterjets, and is now the height used as the trigger height for non- and limited- 
combustibility cladding ratings in the Technical Handbooks.  
 

14. Whilst we appreciate that collating data on these lower height buildings will be a 
considerable task, this data will be key in demonstrating the full effectiveness of 
fire safety remedial works to cladding.        

 
15. We also note that the HRI lists information that is expected to form first steps in 

defining  the ‘golden thread’ of information for these existing properties. It is 
important to recognise, however, that older buildings, especially those completed 
before digital building control records were implemented, will often have missing 
‘as-built’ information critical to the ‘golden thread’ concept. This is because it 
applies to the operation phase of a building, and it is hoped that details of such 
missing information will be clarified with owners to encourage adoption of suitable 
documentation to be consistently updated. 

 
16. We also encourage consideration of the ‘Building Safety Manager’ role that is 

currently being explored by MHCLG and the Steering Group for Competence for 
Building a Safer Future, for potential inclusion in the Building Safety Bill in England. 
Having a named role responsible for the operation phase of buildings with a high 
fire risk profile is also an essential step in the golden thread concept and a degree 
of equalisation in this regard between UK powers would be welcomed.    

 
   
 
 
 
 
 
 
 



 
EWS1 Form, Home Surveys and Valuation  
 

17. The valuation and home survey process is, rightly, predicated on a reliance that 
compliance with the statutory building regulations regime provides assurance, 
amongst other matters, around hidden parts of buildings. 

 
18. The normal inspection which forms part of a valuation is not sufficient to establish 

whether or not a wall system contains combustible materials or is built in a way 
which facilitates the spread of fire. 

 
19. Following the Grenfell tragedy, and in light of MHCLG guidance it became apparent 

that an alternative process was needed - buildings, despite having Buildings 
Regulation certification, are routinely found to require remediation works, often 
including complete wall system removal. This clearly has a significant impact on 
value. 
 

20. RICS along with UKF and BSA came together to find a way of keeping the market 
functioning, for the buildings in scope, in light of the failure in buildings regulations. 
 

Update on EWS’ operational performance 
 

21. EWS1 was the outcome of this cross-industry effort (supported by MHCLG) as a 
means of enabling competent fire experts to assess whether works are required in 
a simple and clear pro-forma for 18m+ residential buildings, from which lenders 
and valuers can assess whether remedial works affecting value exist. This allows 
lenders and valuers to provide the best advice to those wishing to access finance 
and make buying decisions.  
 

22. The process has logically followed the path of requiring the building owner to obtain 
the EWS1 form, which is then provided to valuers and lenders. RICS recognises 
the ownership differences in  Scotland, and continues its call on Scottish 
Government to create a situation where fire safety of the entire block can be 
delivered. 
 

23. As a single entity, the form is not responsible for the fire safety of a building in the 
same way a building owner in England is; a factor can only instruct the EWS if all 
owners of flats in the block agree to this. The preferred approach is that all owners 
agree to the EWS.  
 

24. At the end of the process an EWS form will exist to confirm that the external wall 
system has been assessed by a suitable expert.  A valuer will ask for an EWS form 
if they suspect an external wall system may contain combustible materials for 
buildings in scope. 
 

25. The EWS1 provides a clear, consistent process where the market understands the 
documentation needed to support buying, selling or remortgaging. 
 

26. It is important to recognise that the EWS1 was designed to provide a process 
whereby the external wall system could be assessed in 18m+ tower blocks and 
other obviously high-risk buildings, in order to inform valuation advice and lending 
decisions for consumers wishing to access finance. 



 
 

27. The process, in itself, does not seek to address capacity issues among Chartered 
Fire Engineers and other relevant professionals such as fire risk assessors (where 
there is a significant backlog of complex cases); nor can it fix the wide-ranging 
challenges in the professional indemnity insurance (PII) market, affecting valuers, 
fire experts and many other professionals.  
 

28. As such, RICS has worked closely with the insurance market and amended its 
minimum terms for RICS regulated firms to ensure PII remains available. 
 

29. However, significant difficulties remain in the PII insurance market, particularly 
around fire safety and those undertaking EWS1 forms, where exclusion free cover 
is difficult to obtain. This was raised in the Committee’s oral evidence sessions in 
February 2020. 

30. The requirement to pursue previous parties involved in fitting the wall system, as a 
requirement of accessing remediation funding in England, is contributing the 
ongoing nervousness in the PII market. 

 
EWS1 Performance 
 

31. RICS has always acknowledged the need to assess whether the EWS1 process is 
operating as effectively as possible, and as such we are currently coordinating a 
review. 

 
32. However, in advance of the review’s completion, it is critical to note that: 

 

• without the EWS1 form, access to any funding for 18m+ residential buildings 
with cladding, regardless of whether a building requires remediation, would not 
be possible; 

• EWS1 forms are now being used in home buying and selling, and remortgaging, 
and the process is allowing lending to continue, albeit with delays;  

• it is allowing building owners of affected buildings to plan for remediation; and 

• the EWS is not just an administrative process to facilitate a transaction, but a 
process to determine whether remedial works are required to external cladding 
where there are combustible materials. 

 
33. RICS has requested data from lenders, fire engineers and valuers, and will provide 

more detail when we are in a position to do so. However, we have already received 
the following information: 
 

i. The EWS form has been downloaded 8221 times from the RICS website; 
ii. The EWS supporting documentation has also been downloaded 8221 

times4;  
iii. The latest Q&A document - updated in May 2020 - has been downloaded 

1942 times;  
iv. Two Fire Engineers involved in developing the EWS form report completing 

over 200 EWS forms; 
v. Four RICS regulated firms alone report having received 865 EWS forms. 

 

                                                        
4 As of May 2020 

https://www.rics.org/globalassets/rics-website/ews1-external-wall-fire-review-final-2.pdf
https://www.rics.org/uk/news-insight/latest-news/fire-safety/new-industry-wide-process-agreed-for-valuation-of-high-rise-buildings/
https://www.rics.org/uk/news-insight/latest-news/fire-safety/cladding-qa/


 
34. RICS has issued updated information, through the Q&A on our website, to the 

surveying profession and the public to stress the purpose of EWS. We are also 
making amends to the form itself to ensure its purpose is as clear as possible.  
 

35. We understand that UKF and BSA have provided similar updated information to 
their members.  
 

36. As well as updating the Q&A on our website we are working on additional guidance 
to support valuers’ understanding of cladding systems. 
 

37. Our view at this stage is that, within the originally intended scope, EWS is operating 
adequately, however the subsequent extension of scope, arising from the 
consolidated MHCLG Advice Note in January 2020, has resulted in a substantial 
increase in reliance on the EWS process.  
 

38. The process was never intended to deal with such a wide scope of buildings and 
the effect is additional cost, duplication and delays due to insufficient numbers of 
competent fire assessors to handle the additional volume now in scope. 
 

39. This is not a problem that RICS can solve solely, or unaided; thus, we are 
committed to working collaboratively with lenders, insurers, fire assessors and 
Governments to find ways forward. 

 
 

https://www.rics.org/uk/news-insight/latest-news/fire-safety/cladding-qa/

