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Building Safety: Fact, Fiction or False Confidence?
DOCTOR WHO IS FICTION. BUILDING SAFETY CANNOT BE. Six hats. Six angles. One shared mission: safer homes

LEADERSHIP

Who joins the 
system 

together?

ELEVENTH DOCTOR

RISK

Where could 
false confidence 

sit?

TWELFTH DOCTOR

TRUST

Do residents  
feel safe and 
listened to?

TENTH DOCTOR

EVIDENCE

What can we 
prove?

THIRD DOCTOR

DELIVERY

Can risk   
become    
action?

FOURTH DOCTOR

PROGRESS

What has 
genuinely 
improved?

FIFTH DOCTOR

THE BUILDING SAFETY ACT CHANGED THE FRAMEWORK. THE TEST IS IF IT HAS CHANGED PRACTICE, CULTURE & RESIDENT SAFETY?



3RD DOCTOR: THE 
INVESTIGATOR: EVIDENCE, 

SCIENCE & FACTS

White Hat : Evidence

ARK VIEWΥ ά¢ƘŜ !Ŏǘ Ƙŀǎ ǎǘǊŜƴƎǘƘŜƴŜŘ ŜǾƛŘŜƴŎŜ ŜȄǇŜŎǘŀǘƛƻƴǎΣ ōǳǘ 
evidence only matters if it proves risk is understood, owned and 
ŎƻƴǘǊƻƭƭŜŘΦέ

KEY FACT: CURRENT STANDARD ς ACCURATE, UP- TO- DATE AND 
EVIDENCED UNDERSTANDING OF HOMES REQUIRED

ÅFrom άǿŜ ǘƘƛƴƪέ to άǎƘƻǿ ǘƘŜ ŜǾƛŘŜƴŎŜέ

ÅInformation must support decisions, not just compliance

ÅCondition, repairs, complaints and compliance need to connect

ÅGolden thread information must help control risk

ÅEvidence should show action taken, checked and closed

CAN WE PROVE THE ACT HAS IMPROVED CONTROL?

The Act has improved the evidence test, but organisations still 

need to prove evidence is being used to control risk.



DO RESIDENTS FEEL THE DIFFERENCE?

10TH DOCTOR: THE HUMAN LENS: 
EMPATHY, URGENCY & TRUST

Red Hat : Trust

ARK VIEWΥ ά¢ƘŜ !Ŏǘ Ƙŀǎ ǎǘǊŜƴƎǘƘŜƴŜŘ ǘƘŜ ǊŜǎƛŘŜƴǘ ǾƻƛŎŜΣ ōǳǘ 
residents judge change through communication, disruption, delay, 
ǊŜǇŀƛǊǎ ŀƴŘ ƛŦ ŀƴȅƻƴŜ ƭƛǎǘŜƴǎΦέ

KEY FACT: 2024/25: 7,082 OMBUDSMAN DETERMINATIONS (UP 
30%) & 2025/26 Q1 = 2,270 DETERMINATIONS

ÅFrom άǿŜ ǘƻƭŘ ǊŜǎƛŘŜƴǘǎέ to άǊŜǎƛŘŜƴǘǎ ǳƴŘŜǊǎǘƻƻŘ ŀƴŘ ǘǊǳǎǘŜŘ ƛǘέ

ÅComplaints and repeat reports are safety intelligence, not noise

ÅCommunication must explain risk, action, timings and ownership

ÅResident concerns should lead to decisions, updates and action

ÅTrust is tested by what residents experience, not what systems 
record

The Act has raised expectations on resident engagement but trust 

only improves when residents see action.



WHERE COULD FALSE CONFIDENCE STILL EXIST?

12TH DOCTOR : THE 
CHALLENGER: SCRUTINY, 
RISK AND HARD TRUTHS 

Black Hat : Risk

ARK VIEWΥ άCŀƭǎŜ ŎƻƴŦƛŘŜƴŎŜ ŀǇǇŜŀǊǎ ǿƘŜƴ ŀŎǘƛǾƛǘȅΣ ŘŀǎƘōƻŀǊŘǎ 
ŀƴŘ ŀǎǎǳǊŀƴŎŜ ǊŜǇƻǊǘǎ ŀǊŜ ƳƛǎǘŀƪŜƴ ŦƻǊ Ǌƛǎƪ ǊŜŘǳŎǘƛƻƴΦέ

KEY FACT: 2025: GOVERNMENT IDENTIFIED 5,613 11+ METRE  
BUILDINGS WITH UNSAFE CLADDING (51% HAD NOT YET STARTED 
REMEDIATION)

ÅFrom άǊƛǎƪ ƛǎ ƪƴƻǿƴέ to άǊƛǎƪ ƛǎ ŀŎǘǳŀƭƭȅ ǊŜŘǳŎƛƴƎέ

ÅStronger regulation does not auto. remove unresolved risk

ÅDashboards must expose what is stuck, delayed, unfunded or 
unclear

ÅAssurance should test blockers between evidence, funding, scope 
and delivery

ÅKnown risk should not sit safely in a report whilst residents wait

The Act has raised expectations on resident engagement but trust 

only improves when residents see communication and action.



WHAT HAS GENUINELY IMPROVED SINCE THE ACT?

5TH DOCTOR : THE OPTIMIST : 
PROGRESS, FAIRNESS AND 

HONEST CHALLENGE

Yellow Hat : Progress

ARK VIEWΥ ά¢ƘŜ ǎŜŎǘƻǊ Ƙŀǎ ƳƻǾŜŘΦ 9ȄǇŜŎǘŀǘƛƻƴǎ ŀǊŜ ŎƭŜŀǊŜǊΣ 
scrutiny is stronger and safety is more visible, but progress is varied 
ŀŎǊƻǎǎ ǘƘŜ ǎŜŎǘƻǊΦέ

KEY FACT: 2025/26 Q1 ςQ2: REPAIRS ACTIVITY FELL FROM 58% TO 
55% OF COMPLAINTS, BUT REMAINED THE TOP CATEGORY

ÅFrom άǎŀŦŜǘȅ ŀǎ ŎƻƳǇƭƛŀƴŎŜέ to άǎŀŦŜǘȅ ŀǎ ŀ ŎƻǊŜ ƭŀƴŘƭƻǊŘ ŦƻŎǳǎέ

ÅRepairs/ building condition remain the best test of resident 
experience

ÅProgress is visible only when issues are fixed earlier and 
communicated better

ÅCulture change is learning from complaints not when findings

ÅThe test is what changes in homes, not what change in reports

The Act has shifted safety up the agenda, but improvement must be 

consistent and visible.



IS RISK BEING TURNED INTO ACTION?

4 TH DOCTOR: THE PROBLEM-
SOLVER: INVENTION, 

SYSTEMS AND ACTION

Green Hat : Delivery

ARK VIEWΥ ά¢ƘŜ ƴŜȄǘ ǘŜǎǘ ƛǎ ŘŜƭƛǾŜǊȅ ŀǎǎǳǊŀƴŎŜΥ ƪƴƻǿƴ Ǌƛǎƪǎ Ƴǳǎǘ 
ōŜŎƻƳŜ ŦǳƴŘŜŘΣ ŎƻƳǇƭŜǘŜŘΣ ŎƘŜŎƪŜŘ ŀƴŘ ŜǾƛŘŜƴŎŜŘ ŀŎǘƛƻƴΦέ

KEY FACT: JUNE 2025: REMEDIATION STARTED OR COMPLETED ON 
2,490 IDENTIFIED 11+ METRE BUILDINGS

ÅFrom άǊƛǎƪ ƛǎ ƪƴƻǿƴέ to άǊƛǎƪ ƛǎ ŀŎǘǳŀƭƭȅ ǊŜŘǳŎƛƴƎέ

ÅDuties do not solve funding, access, scope, competence or 
capability

ÅRisk stalls when no one is clear on the next decision or owner

ÅResidents need clear timescales, updates and evidence or 
completion

ÅDelivery is only complete when work is checked, evidenced and 
explained

The Act has created stronger duties, but safer homes depend on 

delivery keeping pace.



ARE STAKEHOLDERS WORKING TOGETHER WELL ENOUGH?

11TH DOCTOR : THE 
COORDINATOR ς TEAMWORK, 

LEADERSHIP AND SYSTEM 
CONTROL

Blue Hat : Leadership

ARK VIEWΥ ά¢ƘŜ !Ŏǘ Ƙŀǎ ŎƭŀǊƛŦƛŜŘ ŘǳǘƛŜǎΣ ōǳǘ ǎŀŦŜǊ ƘƻƳŜǎ ŘŜǇŜƴŘ ƻƴ 
ƛŦ ǎǘŀƪŜƘƻƭŘŜǊǎ ǿƻǊƪ ŀǎ ƻƴŜ ǎȅǎǘŜƳ ǿƛǘƘ ǊŜǎƛŘŜƴǘǎΦέ

KEY FACT: 2029 TARGET: EVERY 11+ METRE UNSAFE CLADDING 
BUILDING REMEDIATED, MUST BE GIVEN A COMPLETION DATE, OR 
LANDLORDS FACE PENALTIES

ÅFrom άŎƭŜŀǊŜǊ ǊƻƭŜǎέ to άƧƻƛƴŜŘ ǳǇ ǊŜǎǇƻƴǎƛōƛƭƛǘȅέ

ÅSafety risk crossed landlords, boards, contractors, consultants, 
funders, regulators and residents

ÅLeadership means knowing what is stuck, who owns it, and what 
decision is needed

ÅReports should trigger action, not just provide comfort

ÅThe system is safer only when evidence, trust risk, progress and 
delivery connect

The Act has clarified roles, but leadership must make sure those 

roles connect in practice.



Building Safety: Home is not a work of fiction
THE BUILDING SAFETY ACT HAS MADE A DIFFERENCE. But the job is not done until residents experience safer homes.

Doctor 

Who is 

fiction. 

Building 

safety 

cannot 

be.

FROM: 

ÅFramework change

ÅEvidence collected

ÅResidents informed

ÅRisk recorded

ÅProgress reported

ÅCompliance assurance

ÅIndividual roles  
 

TO: 

ÅPractice changed

ÅEvidence used

ÅResidents listened to

ÅRisk reduced

ÅReal change in homes

ÅDelivery assurance

ÅJoined - up responsibility



Keith Plowman

Fire Engineer

Global HSE
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dguy@arkconsultancy.co.uk 
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From jumpers 
for goalposts to 
data - led asset 
decisions 



EMERGING NEEDS
ÅExternal Wall 

Insulation ï 
ÅMVHR

ÅFlooring 
Insulation 
ÅHeat Pump 
Conversions

ÅDecarb Enabling 
Works 

ÅLow Energy 
Lighting

ÅSolar Panels
ÅEnvironmental 

Monitoring 
ÅPreventative /  

IoT tech

DECARBONISATION
ÅEnergy 

Performance 
Certificates

ÅRDSAP 
Calculations

ÅEnergy Surveys 
(detailed)
ÅEnergy 

Assessments & 
Design

ÅProperty 
Performance 
Monitoring

PLANNED 
MAINTENANCE

ÅStock Condition 
Survey (5 years 

including HHSRS)
ÅBlock Surveys (5 

years?)
ÅCommunal or 

Estate Surveys
ÅPlay equipment
ÅTree Surveys
ÅPre - Works 
validation 

surveys, 
contract 

management & 
sign - off surveys

PROPERTY 
MAINTENANCE

ÅRepairs (pre & 
post)

ÅVoid Inspections
ÅTransfer or 

exchange 
inspection 
ÅStructural 

Surveys
ÅDMC Surveys

ÅDisrepair HHSRS 
or other 

complaints

BUILDING SAFETY
ÅAnnual gas 

Servicing 
ÅEICR (5 yearly)

ÅAsbestos 
condition 

inspections
ÅFire Risk 
Assessments

ÅLift / stairlifts 
Inspections
ÅWater Hygiene
ÅTall Building 

Management
ÅOther Building 

Safety 
Maintenance 

(e.g. lightning 
conductors, car 
park barriers, 
sewage tanks)

c. 30 survey touch points for Asset Managers

HOUSING 
MANAGEMENT 

VISITS

 ?

CONTRACTOR 
VISITS

 ?

Real progress on 
data collection



Data collection is the 
start  not the end!

Actively using data to 
improve VFM, prevent 

problems  & drive better 
decisions & asset use


