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Overview

•Building Control Acts 1990 to 2025 

•Building Regulations 1997 (as amended)

•Building Control Regulations 1997 (as amended)

•Fire Services Acts 1981 & 2003*

•Fire Safety Certificate Process

•Guidance on Fire Safety in Reuse of Existing Structures

•Assessment of Fire Resistance of Existing Structures

•Guidance on the Upgrading of Fire Resistance

•Compensatory Measures for Existing Buildings

•Utilisation of Professional Judgement



Building Control Act 1990 to 2025

Building Regulations 

•Part A – Structure  

•Part B – Fire Safety

•Part C – Site Preparation and Resistance to Moisture

•Part D – Materials and Workmanship

•Part E – Sound 

•Part F – Ventilation 

•Part G – Hygiene 

•Part H – Drainage and Waste Water Disposal

•Part J – Heat Producing Appliances

•Part K – Stairways, Ladders, Ramps and Guards

•Part L – Conservation of Fuel and Energy

•Part M – Access and Use

Building Control Regulations 

•Fire Safety Certificates

•Disability Access Certificates

•Commencement Notices

•Certificate of Compliance on 
Completion

Minimum Standards to be Achieved Process to Demonstrate Compliance



Building Regulations
•Material Alterations and Extensions – All Parts of Building Regulations apply

•Material Change of Use – only some of the Parts of the Building Regulations apply;

Part A1 – Structure (Loading)

Part B - Fire Safety

Part A2 - Structure (Ground Movement)

Part C4 - Site Preparation and Resistance to Moisture (Resistance to Weather and Ground Moisture)

Part E - Sound,

Part F - Ventilation,

Part G - Hygiene,

Part H - Drainage and Waste Water Disposal, 

Part J - Heat Producing Appliances,

Part L - Conservation of Fuel and Energy,

Part M*  - Access and Use

* Part M only applies to elements that are altered or provided that are covered by Part M (e.g. if a passenger lift is 
decided to be installed the lift must conform to Part M).



Building Regulations

•Regulation Vs. Guidance

Regulation B1 – Means of escape in case of fire

A Building shall be so designed and constructed that 
there are adequate means of escape in case of fire…

Guidance – maximum travel distance to an exit should 
be………



Fire Services Acts 1981 & 2003
•Section 18(2)

“reasonable measures”…

•Section 19 – Potentially Dangerous Building

“means any building which would, in the event of a fire occurring therein, constitute a serious danger to life”…

•Very useful guides for existing buildings published under Section 18A 

•https://www.fireireland.ie/fire-safety/guidance/

Applies to all buildings other than “a dwelling 
house occupied as a single dwelling”

https://www.fireireland.ie/fire-safety/guidance/
https://www.fireireland.ie/fire-safety/guidance/
https://www.fireireland.ie/fire-safety/guidance/
https://www.fireireland.ie/fire-safety/guidance/


Definitions – MA / MCoU

Definitions under the Building Control Regulations 1997 to 2025 (secondary legislation)



Definitions – MA / MCoU

Material Change of Use Definition – Building Control Act 1990 to 2025 (primary legislation)



FSC’s and DAC’s

•Articles 11 and 20D of the Building Control Regulations 1997 (as amended)

•Construction of a new building

•Material alterations

      

 

•Material change of use

•Extension > 25m²



FSC & DAC Info for Existing Buildings
•Compliance Report is a Key Document:

For the Designer:

•An existing buildings may not easily fit with the guidance provided in TGD’s or other 

prescriptive codes……write this document carefully,

•Don’t leave the assessing Officer guessing….

•Ideally organise a pre-submission meeting with the BCA / Fire Officer where there are 

significant deviations from prescriptive codes,

•Understand the background to the guidance – why is it written that way? Is there an 

alternative approach that would align to the principles of the guidance

For the Officer:

•Common sense approach to deviations – is the risk proportional?

•Use the TGD’s as intended – guidance not a substitute for professional judgement

•Remember you are assessing for compliance with Requirements not guidance

•Is it “adequate”?



Granting

•BCA may grant a certificate with or without conditions

•Important to note the following wording:

…(Building Control Authority)…hereby certify that the works or building to which the 

application relates, will, if constructed in accordance with the plans, calculations, 

specifications and particulars submitted, comply with the requirements of Part B / M 

of the Second Schedule to the Building Regulations 1997 as amended. 



Bringing Back Homes Vol. 2
•Useful Index for the Regulatory Approach Required

Bringing Back Homes – 2nd Edition
https://www.gov.ie/ga/an-roinn-
tith%C3%ADochta-rialtais-
%C3%A1it%C3%BAil-agus-
oidhreachta/foilseachain/bringing-
back-homes-manual-for-the-reuse-
of-existing-buildings/
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TGD’s - Existing Buildings
•TGD’s with Sections specific to Existing Buildings:

•TGD B Vol. 1 2024 – Section 7 

•“….Sections 1 to 6 and 8 cannot be reasonably achieved…”  - consider compensatory measures

•TGD M 2022 – Section 2

•Use Section 1 except for specific items to Section 2 where necessary i.e. Section 2 is not the default

•“Works to existing buildings can present many design challenges because of the individual character, 
appearance and environs of existing buildings. Each existing building and site will present its own unique 
access opportunities and constraints, which are likely to result in different ways of addressing 
accessibility. However, the fundamental priorities of accessibility should be the same as those set out in 
M1, i.e. accessing and using a building, its facilities and environs”

•TGD L’s 2022 – Section 2

•Backstop u-values for existing buildings

•Air-permeability – “..reasonable levels…”

•Major Renovations…..



Technical Guidance Documents (TGD’s)

Professional Judgement
By both Designer and Building Control Officer

•Each TGD is written with this paragraph…..

https://www.gov.ie/en/department-of-housing-local-
government-and-heritage/publications/alternative-
approaches-to-demonstrate-compliance-with-the-building-
regulations/
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Regulatory Challenges Encountered

•Parts A – M Increasing the Number of Flat Units – Greater Contravention

•More onerous regulatory provisions – particularly fire safety

1 Residential Unit 

(over 2 floors)

Commercial Unit

Residential Unit 2

Commercial Unit

Residential Unit 1



Regulatory Challenges Encountered

•Requirement A1 - Loading 

•Structural assessment of the existing building and capable loads is vital to 
determine the possible reuse applications

•Owner / Designer / Builder must be aware of the limitations of existing 
structural elements

https://www.istructe.org/resources/training/assessme
nt-of-existing-structures-safety-tool/
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•Part B(Fire Safety) 

•Escape routes, compartmentation, separation of occupancies….

•Assessment of existing fire resistance and upgrade…..

•Agreement on compensatory measures…..

Residential Unit 2

Commercial Unit

Residential Unit 1
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Attic Space

Regulatory Challenges Encountered



•Part E(Sound)  

Sound Resistance Requirements Between Commercial and Residential and 
between Residential Units

•Airborne Sound Insulation (walls and floors) – 53dB – TGD E 2014

•Impact Sound Insulation (floors) – 58dB – TGD E 2014

Commercial Unit

Flat 1 Flat 2

Flat 3 Flat 4

What’s “reasonable” for an 
existing building in a town 
centre location?

Regulatory Challenges Encountered



•Part L (Energy Efficiency)  Major Renovations – EPBD (European Directive)

•Major Renovation Triggered if more than 25% of heat loss surfaces are renovated 
(walls, floors, ceilings etc)

•Entire flat(s) to be upgraded to “cost optimal” level – defined as B2 BER Rating

•Can be more costly to achieve – but possible (grants available through SEAI)

Regulatory Challenges Encountered



Part B – Specific Reuse Guidance

•BR 128 – Guidelines for the Construction of Fire-Resisting Structural Elements

•BRE Digest 208 – Increasing the Fire Resistance of Existing Timber Floors

•WIS 1-32 – Upgrading timber doorsets for fire resistance

• TGD B Vol. 1 2024 – Section 7



Assessment of Existing Fire Resistance
•How do we assess the fire resistance of existing structures?

BR 128 – Building Research Establishment

https://www.buildingcontrol-ni.com/documents/Chatham_Row_Fire_Test_(Lathe__Plaster_Ceiling)_1967.pdf

https://www.buildingcontrol-ni.com/documents/Chatham_Row_Fire_Test_(Lathe__Plaster_Ceiling)_1967.pdf
https://www.buildingcontrol-ni.com/documents/Chatham_Row_Fire_Test_(Lathe__Plaster_Ceiling)_1967.pdf
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BR 128 Guidance

•Guidance Document provides fire resistance for some common 

structural elements encountered

•Stability (R) – resistance to collapse

•Integrity (E) – resistance to penetration of flame or hot gases

•Insulation (I) – resistance to excessive temperatures



Fire Testing

•Fire Testing – not an exact science……



BR 128 Guidance
•Tabular Data provides information on build-ups required to achieve relevant fire 

resistance time in accordance with BS 476 – Framed Internal Walls



BR 128 Guidance
•Tabular Data provides information on build-ups required to achieve relevant fire 

resistance time in accordance with BS 476 – Timber Floors



Upgrading Fire Resistance of Existing Floors

•BRE Digest 208



BRE Digest 208 – Upgrading Floors

•BRE Digest 208

•Document provides guidance on upgrading existing floor with three 

procedures – (a.) protection added to underside of ceiling, (b.) protection 

applied from above and (c.) protection leaving existing joists exposed



BRE Digest 208 – Upgrading Floors

•BRE Digest 208 – Upgrading from Below

•Adding layers to achieve either 30 

minutes or 60 minutes fire resistance

•Consideration of Sound Resistance 

also required to comply with Part E of 

BR’s – where apartments proposed



BRE Digest 208 – Upgrading Floors

•BRE Digest 208 – Upgrading from Above

•Lifting original flooring and providing fire 

resistance between joists

•Proprietary products also available – 

ensure it has sufficient test data – BS 476 

or IS EN 13501



BRE Digest 208 – Upgrading Floors

•BRE Digest 208 – Keeping Joists Exposed

•Only possible for 30 minutes FR

•Consider charring effect on joists

•Residual section to be 50mm thick



Wood Information Sheet 1-32
•Offers guidance to upgrade existing timber joinery 
doors  from BM TRADA

•Can be upgraded to achieve 20mins or 30mins fire 
resistance

•Goes back to the fundamentals of what is a fire door?

Assembly of:

• Door panel at least 44mm thick (30 mins)

• Solid frame well fitted to the wall,

• Self closer,

• 3 fire rated hinges (good quality brass, steel, 
stainless)

• Suitable ironmongery,

• Intumescent strips / cold smoke seal,

• Minimal gaps



Wood Information Sheet 1-32

•First question to ask – are the reasons for upgrading the 

door well understood?

•Can the door be preserved and reused elsewhere in the 

building? – i.e. as a non fire rated internal door within a flat

•If 60mins is required – then a new door will be needed or 

alternative compensatory measures to reduce the fire risk.



New Build Ups within Existing Structure

•Refer to products test data – ensure it is in compliance with IS EN 13501 test 

standard for new elements



Compensatory Measures – Fire Safety

•TGD B Vol.1 2024 – Section 7



Q & A

Thank You 

For Your Attention!

Any Questions



Examples of some completed VATSU projects:

•The Irish House - Tipperary Town

•Ground Floor Retail Unit with 2 Floors of Flats Overhead (6 Flats Total)

•One19 Coffee Shop, Templemore

•Ground Floor Coffee Shop with First Floor Flat

•No. 3/4 Pearse Street, Nenagh
•Ground Floor Retail Unit with 2 Flats Overhead

All 3 share one thing in common…….

Success Projects



Irish House – Tipperary Town
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One19 Coffee Shop – Templemore



No. 3/4 Pearse St. - Nenagh



No. 3/4 Pearse St. - Nenagh
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