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1 Executive Summary 

Heading Comments 

Development description The Phase 2 and Phase 3 of the Former Shredded Wheat Factory South Side involve the 

construction of four distinct buildings (i.e. Blocks 8, 9, 12, and 13). These buildings will 

form 13 residential blocks (i.e. Blocks 8A to 8D, Blocks 9A to 9C, Blocks 12A to 12C, and 

Blocks 13A to 13C) and four undercroft parking areas located beneath different buildings. 

Additionally, on-street parking spaces will be provided between the buildings. Ancillary 

facilities, such as cycle store, bin store and plant rooms, will be proposed to the ground 

floor of each building and a terrace will be proposed above the undercroft car park of 

each building. 

The entire Phase 2 and Phase 3 of the South Side scheme will contain 435 homes, 

varying between 1-bedroom to 3-bedroom units, for Social Rent, Key Workers, Care & 

Support and Rent to Buy. 

Legislation The development will be designed and constructed to comply with Part B fire safety to 

Schedule 1 of the Building Regulations 2010 (as amended). 

Relevant guidance The primary design guidance for the fire safety features of the building will be 

BS9991:2024 Fire safety in the design, management, and use of residential buildings – 

Code of Practice - Incorporating Corrigenda Nos. 1 and 2, (BS9991) and BS9999:2017 

Fire safety in the design, management, and use of buildings – Code of practice (BS9999). 

Approved Document B, Fire Safety, Volume 1: Dwellings (ADB V1) (2019 edition 

incorporating 2020, 2022, 2025 and 2026 amendments) and Approved Document B, Fire 

Safety, Volume 2: Buildings other than dwellings (ADB V2) (2019 edition incorporating 

2020, 2022, 2025 and 2026 amendments) will be used as supporting guideline in cases 

that are not presented in BS9991 and BS9999. 

Evacuation strategy The evacuation strategy for the dwellings will be based on a ‘stay-put’ strategy. That is, 

when a fire occurs in a flat, the occupants of that dwelling evacuate, but occupants of all 

other dwellings can safely remain in their dwellings unless directly affected by heat and 

smoke or directed to leave by the fire and rescue service. 

The non-residential accommodation and ancillary areas will evacuate simultaneously on 

detection of fire in any of these areas. 

Fire detection and alarm It is recommended that all flats are provided with a Grade D1, Category LD1 system in 

accordance with BS 5839-6. 

Common areas (flats) to have Category L5 detection in accordance with BS 5839-1 to 

operate smoke ventilation systems only. 

The ancillary and non-residential areas to be equipped with a minimum of a ‘Type M’ 

standard fire detection and alarm system and should be designed and installed in 

accordance with the recommendations contained in BS 5839-1. 

Manual call points will be provided to non-residential and ancillary areas in accordance 

with BS 5839-1 and shall comply with BS EN 54-11. 

Suppression systems The proposed buildings will be fitted with a sprinkler system throughout and will be 

installed to comply with BS 9251 or BS EN 12845, as appropriate (advice from a sprinkler 

specialist on hazard levels and appropriate coverage to be obtained). 
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Heading Comments 

Smoke ventilation The smoke ventilation system for the common areas serving flats will comply with the 

recommendations of BS9991. 

The common stairs serving flats will be provided with Automatic Opening Vents (AOV) at 

the head of the stair (with an aerodynamic free area of 0.7m2). Evacuation lift lobbies and 

corridors associated with the stairs to be provided with a natural smoke ventilation 

system, as appropriate. 

In the ancillary areas, the refuse storey lobbies will be ventilated by at least 0.4m2 

permanent ventilation or a mechanical equivalent. The undercroft car park lobby will be 

ventilated by at least 1m2 permanent ventilation or a mechanical equivalent. 

The proposed undercroft car parks will be provided permanent natural ventilations with 

an aggregate equivalent area of at least 5% of the floor area of each car park storey. At 

least half of this should be equally arranged between two opposing walls. 

Compartmentation 

 

All flats to be fire separated from each other and from common areas by 60 minutes 

compartmentation this includes fire separation of all enclosed balconies that have a 

contiguous boundary.  

All floors (including the floor of communal terraces and roof gardens) to be compartment 

floors achieving at least 60 minutes fire resistance.  

All non-residential and ancillary accommodation will be appropriately fire separated from 

the rest of the building in accordance with BS9991 recommendations. 

Elements of structure All elements of structure will achieve 60 minutes fire resistance as a minimum other than 

those variations accepted in BS9991. 

External wall construction The external walls will be constructed to comply with Building Regulation requirements 

for external wall fire performance. Unprotected openings will be limited to reduce the 

likelihood of external fire spread to adjacent properties and the likelihood of external fire 

spread from any adjacent property to the building proposed. 

Fire Service access and 

facilities 

For Blocks 8A&8B, Blocks 9A&9B, Blocks 12A&12B and Blocks 13A&13B, they will be 

provided with a dry rising fire main within each firefighting stair serving all flats (except 

flats with independent external entrances), so that all floor areas of all flats can be 

reached within 60m on a route suitable for laying hose. 

For Blocks 8C&8D, 9C, 12C&13C, they will be provided with a dry rising fire main within 

each escape stair serving all flats (except flats with independent external entrances), so 

that all floor areas of all flats can be reached within 45m on a route suitable for laying 

hose. 

Fire tender vehicle access will be provided along the existing public roadways and 

proposed internal roadways to the proposed buildings. This will provide tender vehicle 

access to within 18m of the dry riser inlet connection points. Fire appliance parking 

positions will also be within 18m of an access point to the firefighting stairs serving Blocks 

8A&8B, Blocks 9A&9B, Blocks 12A&12B and Blocks 13A&13B, and escape stairs serving 

Blocks 8C&8D, 9C, 12C&13C.  

The flats with independent external entrances on the ground floor will be provided with 

perimeter access to the buildings, so that all parts of the footprint of each flat can be 

reached within 45m on a suitable hose laying distance. 

The ancillary accommodation of the proposed buildings will be provided with perimeter 

access from the existing public roadways and proposed internal roadways, so that all 

parts of the footprint of each accommodation can be reached within 45m on a suitable 

hose laying distance. 

Smoke ventilation system in the stairs, associated evacuation lift lobbies and corridors, 

undercroft car parks and associated car park lobbies will be provided to support 

firefighting operations. 
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2 Introduction  

2.1 General 

In February 2019, Welwyn Hatfield District Council (WHDC) granted planning permission for a mixed-use 
regeneration development on the site of the Former Shredded Wheat Factory (ref. 6/2018/0171/MAJ). The 
Site is generally divided into two development parcels: the North Side and the South Side. All non-
residential uses are located on the North Side; the South Side is entirely residential. 

Subsequent to the original planning approval, several Non-Material Amendments (NMAs) were sanctioned 
to refine the development plan: 

• 06/2018/0171/NMA – minor amendments to Blocks 10 and 11. 

• 06/2018/0171/MMA2 – amendment to the wording of conditions 14, 15 and 53 to allow first 
occupation on 21st October 2022. 

• 06/2018/0171/NMA3 – amendments to the phasing plan to incorporate Block 10 into Phase 1. 

In 2025, a new S73 application for land is proposed for the Phase 2 and Phase 3 at the South Side which 
benefits from the extant planning permission, which has been implemented through the construction and 
occupation of South Side Phase 1 (Blocks 10 and 11).  

This Section 73 application seeks to amend elements of the approved scheme, namely the South Side 
Blocks 8, 9, 12 and 13 and the associated public realm and access arrangements (comprising the South 
Side Phases 2 & 3), while retaining the red-line boundary, overall development description, and unit 
numbers. The changes proposed to the scheme are primarily design and compliance-driven, reflecting 
updated building regulations, fire safety requirement, and energy performance standards. In addition, the 
application seeks to ensure a compatible development, should be 'drop-in' application, ref: 
6/2025/0321/MAJ on the North Side be granted and implemented. This will ensure that the South Side 
development can continue to be delivered under the extant planning permission, as amended by this S73 
application. 

Bureau Veritas have been engaged to provide a Planning Fire Safety Strategy for the Phase 2 and Phase 
3 of the South Side residential regeneration scheme. The proposed fire safety principles for the scheme 
are outlined in this report. 

2.2 Site Address 

The site address of the new development is the South Side of Former Shredded Wheat Factory, located off 
Broadwater Road, Welwyn Garden City AL7. 

2.3 Description of the Development 

The Phase 2 and Phase 3 of the Former Shredded Wheat Factory South Side involve the construction of 
four distinct buildings (i.e. Blocks 8, 9, 12, and 13). These buildings will comprise of 13 residential blocks 
(i.e. Blocks 8A to 8D, Blocks 9A to 9C, Blocks 12A to 12C, and Blocks 13A to 13C) and four undercroft 
parking areas. Each building will be served by a dedicated undercroft parking area. Additionally, on-street 
parking spaces will be also provided between the common areas of the buildings. Ancillary facilities, such 
as cycle store, bin store and plant rooms, will be proposed to the ground floor of each building and a terrace 
will be proposed above the undercroft car park of each building. The terrace is communal to all the blocks 
within each individual building. 

The entire Phase 2 and Phase 3 of the South Side scheme will contain 435 homes, varying between 1-
bedroom to 3-bedroom units, for Social Rent, Key Workers, Care & Support and Rent to Buy.  

Figure 1 illustrates the site plan in relation to the Phase 2 and Phase 3 of Former Shredded Wheat Factory 
South Side, Table 1 below indicates the basic building information, while Figure 2 to Figure 5 show the 
layout plan including ground floor areas proposed for each building respectively.  
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Figure 1: Indicative Site Plan of Welwyn Garden City South Side Phases 2 & 3 

    

Table 1: Building Information 

Blocks No. Storeys Stairs serve the Block 
Top Storey Height 

(1)(2) 

Block 8A 8 Stairs 1 & 2 in Block 8A 22.5m 

Block 8B 7 Stairs 1 & 2 in Block 8A 19.35m 

Block 8C 5 Stair 3 in Block 8C 13.05m 

Block 8D 6 Stair 4 in Block 8D 16.2m 

Block 9A 8 Stairs 1 & 2 in Block 9A 22.5m 

Block 9B 5 Stairs 1 & 2 in Block 9A, Stair 3 in Block 9B 13.05m 

Block 9C 5 Stair 4 in Block 9C 13.05m 

Block 12A 8 Stairs 1 & 2 in Block 12A 22.5m 

Block 12B 5 Stairs 1 & 2 in Block 12A, Stair 3 in Block 12B 13.05m 

Block 12C 5 Stair 4 in Block 12C 13.05m 

Block 13A 7 Stair 1 & Stair 2 in Block 13A 19.35m 

Block 13B 5 Stairs 1 & 2 in Block 13A, Stair 3 in Block 13B 13.05m 

Block 13C 5 Stair 4 in Block 13C 13.05m 

Note 1: The height to the top storey is measured from the surface of the highest point of the highest 
occupied storey (excluding any top storey consisting exclusively of plant rooms) to the fire service access 
level. 

Note 2: Blocks 8B and Block 8A are interlinked and have a shared means of escape at upper floor levels, 
therefore they will be considered as a single block in the following sections of this report. The same principle 
also applies to Blocks 9A&9B, Blocks 12A&12B, and Blocks 13A&13B. 
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Figure 2: Indicative Layout Plan Illustrating Ground Floor Areas of Block 8 

    

Figure 3: Indicative Layout Plan Illustrating Ground Floor Areas of Block 9 
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Figure 4: Indicative Layout Plan Illustrating Ground Floor Areas of Block 12 

  

Figure 5: Indicative Layout Plan Illustrating Ground Floor Areas of Block 13 

  

This strategy has been written on the basis that electric vehicles will not be charged within the undercroft 
car parks. If this were to change in the future, design provisions within the blocks should revisited to consider 
the increased risk as a result of incorporating electric charging points.   
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2.4 Gateway One Fire Statement 

As the development meets the criteria for ‘relevant buildings’, a Gateway One Fire statement is to be 
submitted to support the planning application. 

2.5 Purpose of Report 

The objective of this report is to develop a fire safety strategy, which satisfies the functional requirements 
of the Building Regulations 2010 whilst maintaining an acceptable level of life safety, protection of adjacent 
property and adequate provisions for fire service intervention. 

BS9991:2024 Fire safety in the design, management, and use of residential buildings – Code of Practice – 
Incorporating Corrigenda Nos. 1 and 2 (BS9991) and BS9999:2017 Fire safety in the design, management, 
and use of buildings – Code of practice (BS9999) provide guidance on how to meet the requirements of the 
Building Regulations in the majority of cases. 

However, to address specific design items not mentioned in BS9991 and BS9999, Approved Document B, 
Fire Safety, Volume 1: Dwellings (ADB V1) (2019 edition incorporating 2020, 2022, 2025 amendments and 
2026 forthcoming changes) and Approved Document B, Fire Safety, Volume 2: Buildings other than 
dwellings (ADB V2) (2019 edition incorporating 2020, 2022, 2025 amendments and 2026 forthcoming 
changes), will be used as supporting guidance in cases that are not presented in BS9991 and BS9999. 

Where no specific provision is mentioned in this fire strategy regarding any particular aspect reference 
should be made to BS9991, BS9999, ADB V1 or ADB V2, as appropriate. 

Therefore, this report details the fire safety strategy and is intended to highlight the key design issues and 
the proposed solutions to meet the challenges of compliance with the Building Regulations 2010. 

This document will therefore act as the basis of discussions between the design team and Approval 
Authorities, in order to obtain approval in principle for the design in respect to fire safety compliance. 

2.6 Sources of Information 

The information within this report is taken from correspondence with, and drawings supplied by Collado 
Collins Architects to the date of this report. 

Note: The figures within this report are only to illustrate the fire safety principles; for confirmation of layout 
or other details reference should be made to the current project drawings. 

Table 2: Drawings References 

Drawing Title Drawing No./Ref 

Proposed Masterplan – Ground Floor 25004-P0-001 

Proposed Masterplan – First Floor 25004-P0-002 

Proposed Ground Floor 25004-P0-100 

Proposed First Floor 25004-P0-101 

Proposed Second Floor 25004-P0-102 

Proposed Third Floor 25004-P0-103 

Proposed Fourth Floor 25004-P0-104 

Proposed Fifth Floor 25004-P0-105 

Proposed Sixth Floor 25004-P0-106 

Proposed Seventh Floor 25004-P0-107 

Roof Level Plan 25004-P0-108 

Area Schedule Rev PB 

Block 8A-8B Ground Floor Plan 25004-P1-080 

Block 8A-8B First Floor Plan 25004-P1-081 

Block 8A-8B Typical Upper Floor Plan 25004-P1-082 

Block 8A-8B Sixth Floor Plan 25004-P1-083 

Block 8A-8B Seventh Floor Plan 25004-P1-084 

Block 8D Floor Plans 25004-P1-085 

Block 8C Ground Floor Plan 25004-P1-086 

Block 8C First Floor Plan 25004-P1-087 

Block 8C Typical Upper Floor Plan 25004-P1-088 
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Drawing Title Drawing No./Ref 

Block 8C Top Floor Plan 25004-P1-089 

Block 9A-9B Ground Floor Plan 25004-P1-090 

Block 9A-9B First Floor Plan 25004-P1-091 

Block 9A-9B Typical Floor Plan 25004-P1-092 

Block 9A-9B Fifth Floor Plan 25004-P1-093 

Block 9A-9B Typical Upper Floor Plan 25004-P1-094 

Block 9C Ground Floor Plan 25004-P1-095 

Block 12A-12B Ground Floor Plan 25004-P1-096 

Block 12C Ground Floor Plan 25004-P1-097 

Block 13A-13B Ground Floor Plan 25004-P1-098 

Block 13A-13B First Floor Plan 25004-P1-099 

Block 8A-8B Street Elevation 25004-P3-100 

Block 8A Side Street Elevation 25004-P3-101 

Block 8B-8D Side Street Elevation 25004-P3-102 

Block 8C Side Elevations 25004-P3-103 

Block 8C Weave Elevation 25004-P3-104 

Block 8A Rear Elevation_Section 25004-P3-105 

Block 8D Rear Elevation_Block 8B Section 25004-P3-106 

Block 8A-8B and Block 8C Rear Elevations 25004-P3-107 

Block 9A-9B Street Elevation 25004-P3-108 

Block 9B-9C Side Street Elevation 25004-P3-109 

Block 9A-9C Side Street Elevation 25004-P3-110 

Block 9A-9C Rear Elevation_Section 25004-P3-111 

Block 9A-9B Rear Elevation_Section 25004-P3-112 

Block 9B-9C Section 25004-P3-113 

Block 12A-12B Street Elevation 25004-P3-114 

Block 12A-12C Side Street Elevation 25004-P3-115 

Block 12B-12C Side Street Elevation 25004-P3-116 

Block 12B - 12C Section 25004-P3-117 

Block 12A-12C Rear Elevation_Section 25004-P3-118 

Block 12A-12B Rear Elevation_Section 25004-P3-119 

Block 13A-13B Street Elevation 25004-P3-120 

Block 13B-13C Side Street Elevation 25004-P3-121 

Block 13A-13C Side Street Elevation 25004-P3-122 

Block 13B-13C Section 25004-P3-123 

Block 13A-13C Rear Elevation_Section 25004-P3-124 

Block 13A-13B Rear Elevation_Section 25004-P3-125 

2.7 Limitations of Report 

This report is intended to highlight the key design issues and the proposed solutions in order to demonstrate 
compliance with the Building Regulations 2010 (as amended).  

The approving authorities have the final decision as to whether this strategy satisfies relevant legislation. 
No work on site should be performed based on this report until it has been agreed with the relevant approval 
authorities.  

This report is not intended to provide a detailed system specification and reference should be made to 
applicable guidance and relevant British Standards in relation to detailed specifications and system design. 

Where this report refers to a named standard, the relevant version of the standard should be used. If the 
version has been replaced or updated by the issuing standard body, the new version may be used provided 
it continues to address the relevant requirements of the Building Regulations.  

This fire strategy is based on one accidental fire at a time and does not consider multiple seats of fire or 
arson related incidents.  
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3 Statutory Requirements and Guidance 

3.1 The Building Regulations 

The building work will be subject to control under the requirements of the Building Regulations 2010. The 
Building Regulations are concerned with the life safety of persons in and around a building. The 
development will be designed and constructed to satisfy the functional requirements of Part B fire safety to 
Schedule 1 of the Building Regulations 2010, which includes the following: 

• B1 – Means of warning and escape, 

• B2 – Internal fire spread (linings), 

• B3 – Internal fire spread (structure), 

• B4 – External fire spread, and 

• B5 – Access and facilities for the fire service. 

The proposed new building works must comply with Part B of the Building Regulations (England) 2010, 
including Regulations B1 to B5 inclusive regarding fire safety.  

3.2 Proposed and Supporting Guidance  

Regarding fire safety, BS9991:2024 Fire safety in the design, management, and use of residential buildings 
– Code of Practice – Incorporating Corrigenda Nos. 1 and 2 (BS9991) and BS9999:2017 Fire safety in the 
design, management, and use of buildings – Code of practice (BS9999) provide guidance on how to meet 
the requirements of the Building Regulations in most cases.  

However, Approved Document B, Fire Safety, Volume 1: Dwellings (ADB V1) (2019 edition incorporating 
2020, 2022, 2025 amendments and 2026 forthcoming changes) and Approved Document B, Fire Safety, 
Volume 2: Buildings other than dwellings (ADB V2) (2019 edition incorporating 2020, 2022, amendments 
and 2026 forthcoming changes) will be used as supporting guideline in cases that area not presented in 
BS9991 and BS9999.  

The Building Regulations are written in a functional manner and rather than follow the prescriptive guidance 
of a particular code of practice, a Fire Engineered approach can be taken to demonstrate compliance with 
Statutory requirements, where deemed appropriate. Therefore, where the proposed development does not 
fully comply with the recommendations of BS9991, BS9999, ADB V1 or ADB V2 there is the opportunity to 
explore alternative fire safety engineering approaches, based on BS7974:2019 Application of fire safety 
engineering principles to the design of buildings – Code of practice (BS7974), in order to achieve the 
optimum design solution and Building Regulation approval. 

3.3 The Regulatory Reform (Fire Safety) Order 2005 (as amended) 

For the common areas of the building, the Regulatory Reform (Fire Safety) Order 2005 (RRO) (as amended) 
imposes a general duty to take such fire precautions as may be reasonably required to ensure that premises 
are safe for the occupants and those in the immediate vicinity. This places an onus on the management of 
the building to carry out risk assessments of the fire precautions during its operational life and to have 
robust fire safety management procedures in place.    

For multi-occupied residential buildings, the landlord or responsible person must carry out a fire assessment 
in communal areas, making sure precautions and procedures are in place to protect the occupants in case 
of fire. 

Landlords of residential properties are subject to the following fire regulations for rental properties. Owner 
occupied residential properties are not subject to such legislation within their dwellings. 

• Furniture and Furnishings (Fire Safety) Regulations 1988/1989, 1993 and 2010 

• The Housing Act 2004  

• The Smoke and Carbon Monoxide Alarm (England) Regulations 2015 

It is necessary, among other things, under this order for the owner/occupier of the building to carry out and 
maintain a fire safety risk assessment. The building’s management team will also be responsible under this 
order to ensure that the building’s fire safety provisions are appropriately managed, maintained and tested 
over the whole life of the building. 

Consideration to houses in multiple occupation (HMOs) may also require additional fire safety precautions, 
however these conditions vary depending on the property location. 
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3.4 Fire Safety Act 2021 and Fire Safety (England) Regulations 2022 

The Fire Safety (England) Regulations 2022 have been introduced. The Regulations that apply to England 
only are being introduced under article 24 of the RRO and have been brought into force on 23 January 
2023. The new regulations under article 24 are an important step forward in the implementation of the 
recommendations made in the Grenfell Tower Inquiry Phase 1 report which require a change in the law. 

 Buildings affected by the regulations 

The regulations under Article 24 of the RRO apply to the following buildings in England. 

• High-rise residential buildings. 

• Residential buildings with storeys over 11 metres in height. 

• All multi-occupied residential buildings with two or more sets of domestic premises. 

 High-rise residential buildings 

These regulations will make it a requirement in law for responsible persons of high-rise blocks of flats to 
provide information to Fire and Rescue Services to assist them to plan and, if needed, provide an effective 
operational response. 

In high-rise residential buildings, responsible persons will be required to: 

• Provide electronic building plans and details of external wall systems to their local fire rescue 
service. 

• Install secure information boxes for hard copies of plans. 

• Undertake monthly checks of firefighting lifts and other firefighting equipment. 

• Report any defective lifts or firefighting equipment to their local fire and rescue service. 

 Residential buildings with storeys over 11 metres 

Responsible persons in multi-occupied residential buildings which are above 11 metres in height, and in 
high-rise buildings need to provide additional safety measures. 

In residential buildings with storeys over 11 metres in height, responsible persons will be required to: 

• Undertake annual checks of flat entrance doors and quarterly checks of all fire doors in the common 
parts. 

 All multi-occupied residential buildings 

Responsible persons for all multi-occupied residential buildings with two or more sets of domestic premises 
including residential buildings which are above 11 metres in height and high-rise residential buildings are 
required to: 

• Provide residents with information relating to the importance of fire doors in fire safety. 

• Provide relevant fire safety instructions to their residents, which will include instructions on how to 
report a fire and any other instruction which sets out what a resident must do once a fire has 
occurred, based on the evacuation strategy for the building. 

3.5 Regulation 38 

Prior to building occupation, Regulation 38 is a requirement under the Building Regulations that requires a 
package of fire safety information to be given to the 'responsible person' for the premises to assist in 
operating and maintaining the building safely. Under Regulation 38, the Contractor has a responsibility to 
confirm that the 'as built' building is consistent with the fire strategy. This would require that the installation 
of all key fire safety features has been appropriately certified, and third party checked with any variations 
appropriately documented. 

An as-built plan of the building should be provided showing all the following, where appropriate: 

a) Escape routes – this should include exit capacity (i.e. the maximum allowable number of people for 
each storey, not applicable to floors for residential dwellings only). 

b) Location of fire-separating elements (including cavity barriers). 
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c) Fire door sets, fire door sets fitted with a self-closing device and other doors equipped with relevant 
hardware, e.g. hold opens etc. 

d) Locations of fire and/or smoke detector heads, alarm call points, detection/alarm control boxes, 
alarm sounders, fire safety signage, emergency lighting, fire extinguishers, dry fire mains and other 
firefighting equipment, and hydrants outside the building. 

e) Any sprinkler systems, including isolating valves and control equipment. 

f) Any smoke control systems, or ventilation systems with a smoke control function, including mode of 
operation and control systems. 

g) Any high-risk areas (e.g. heating machinery). 

Details should be provided of all of the following: 

a) Specifications of any fire safety equipment provided, including routine maintenance schedules. 

b) Any assumptions regarding the management of the building in the design of the fire safety 
arrangements. 

c) Any provision enabling the evacuation of disabled people, which can be used when designing 
suitable personal emergency evacuation plans. 

A record should also be provided of the following: 

a) The fire safety strategy. 

b) Procedures for operating and maintaining any fire protection measures. This should include an 
outline cause and effect matrix/strategy for the building.  

3.6 Construction, Design and Management Regulations 

A significant number of fires occur during construction and building activity. Therefore, adequate 
supervision and control of Contractors’ activities is essential during this period. It must be ensured that 
adequate precautions against fire are in place during the construction phase.  

Attention is drawn to the Construction (Design and Management) Regulations 2015 in respect of fire safety 
in buildings under construction. Additional guidance is provided in the following publications: 

• Health and Safety Executive Publication L153; 

• Health and Safety Executive Publication HSG 168; and 

• Fire Protection Association publication Fire Prevention on Construction Sites – The joint code of 
practice on the protection from fire of construction sites and buildings undergoing renovation. 

It will be the responsibility of the Contractor to prepare and implement a Fire Safety Management Plan 
throughout the construction period of the works. 

3.7 Property Protection 

The Building Regulations specifically deal with life safety aspects. Although property and asset protection 
are not addressed by the Building Regulations, it is an issue which needs to be considered when designing 
a building which contains significant assets and to address business continuity interests.   

Some of the fire safety provisions which are necessary for life safety, e.g. the enclosure of places of special 
fire hazard and automatic fire detection, etc., will also be beneficial for property protection.  

It is recommended that early consultation with the insurer takes place to ascertain if any additional fire 
safety measures are required. Failure to do so at an early stage could result in additional measures being 
required after construction, the use of the building being restricted, or insurance premiums being increased. 
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4 Means of Escape 

4.1 Evacuation Strategy 

4.1.1 Residential Areas 

The residential areas of the buildings will be designed and constructed to facilitate the evacuation of an 
individual dwelling, e.g. flat, only. This is known as a ‘stay put’ strategy.  

In purpose-built blocks of flats, special provisions are made to ensure that a fire is contained within the 
dwelling of fire origin and that the common escape route(s), including stairways, remain relatively free from 
smoke and heat. For this reason, the general fire strategy is a ‘stay put’ strategy. The high standard of 
compartmentation provided between dwellings should prevent the need for the simultaneous evacuation of 
all dwellings unless directly affected by heat and smoke or directed to leave by the Fire and Rescue Service.  
All other occupants not located in the dwelling of fire origin could continue with their normal activities unless 
they decide that they also need to evacuate via the escape route(s) leading to outside of the building. 

4.1.2 Non-Residential Areas 

Within the non-residential areas of the building, the evacuation strategy is to be based on a simultaneous 
evacuation of that area, where all occupants will escape at the same time upon detection of fire. 

4.2 Assembly Points 

Typically for residential buildings there are no assembly points, based on a ‘stay put’ policy, as it is not 
expected that large numbers of occupants will be evacuated simultaneously.  

However, in the event of an evacuation of the ancillary areas (non-residential areas) at ground floor or a 
total building evacuation under the supervision of the Fire Service, there should be sufficient space situated 
away from the building for assembly points if required.  

When locating assembly points, the following shall be taken into consideration to enable the safety of the 
evacuated occupants:  

• Assembly points shall be located at a safe distance from the building to ensure falling debris cannot 
affect the gathering occupants.  

• Assembly points shall be located to ensure radiation effects from the fire cannot affect gathering 
occupants.  

• Assembly points shall be located to ensure they do not interfere with firefighting operations.  

• External routes to assembly points shall be provided with adequate lighting as per BS 5266-1:2016.  

4.3 Design Occupancy 

BS9991 notes a dwelling as a unit where one or more people live (whether or not as a sole or main 
residence) in either of the following situations. 

• A single person or people living together as a family, or 

• Not more than six residents living together as a single household, including a household where care 
is provided for residents. 

It is proposed that the residential buildings will comprise mostly of self-contained dwellings. The maximum 
expected occupancy in a single flat will be 5 persons in a 3-bed flat. 

Table 3 provides an estimated design occupancy for specific areas of each building based on the current 
drawings provided by Collado Collins Architects.  
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Table 3: Design Occupancy 

Floor Room Floor Area and Design Basis Design Occupancy (1) 

Blocks 8A & 8B 

Ground Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 4-Person (x2) 

13 (2) 

Level 01 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x4) 

2-Bed 3-Person (x4) 

2-Bed 4-Person (x2) 

3-Bed 5-Person (x1) 

34 (2) 

Level 02 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x3) 

2-Bed 3-Person (x4) 

2-Bed 4-Person (x3) 

3-Bed 5-Person (x1) 

36 (2) 

Level 03 to 05 Flats 

1-Bed 1-Person (x1 per floor) 

1-Bed 2-Person (x2 per floor) 

2-Bed 3-Person (x4 per floor) 

2-Bed 4-Person (x3 per floor) 

3-Bed 5-Person (x2 per floor) 

117 (39 per floor) (2) 

Level 06 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x2) 

2-Bed 4-Person (x3) 

3-Bed 5-Person (x1) 

28 (2) 

Level 07 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x1) 

12 (2) 

Block 8C 

Ground Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Level 01 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x2) 

17 (2) 

Level 02 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x3) 

2-Bed 4-Person (x3) 

19 (2) 

Level 03 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x3) 

20 (2) 

Level 04 Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Block 8D 

Ground Flats 2-Bed 4-Person (x1) 4 (2) 
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Floor Room Floor Area and Design Basis Design Occupancy (1) 

Level 01 to 05 Flats 
1-Bed 2-Person (x2 per floor) 

2-Bed 4-Person (x3 per floor) 
 80 (16 per floor) (2) 

Block 8 Undercroft Car Park 

Ground Car Park 68 Parking Spaces (x2 persons per space)  136 (3) 

Blocks 9A & 9B 

Ground Flats 
2-Bed 4-Person (x1) 

3-Bed 5-Person (x2) 
14 (2) 

Level 01 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x5) 

2-Bed 3-Person (x4) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x2) 

37 (2) 

Level 02 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x5) 

2-Bed 3-Person (x5) 

2-Bed 4-Person (x2) 

35 (2) 

Level 03 to 04 Flats 

1-Bed 1-Person (x2 per floor) 

1-Bed 2-Person (x2 per floor) 

2-Bed 3-Person (x7 per floor) 

2-Bed 4-Person (x2 per floor) 

3-Bed 5-Person (x1 per floor) 

80 (40 per floor) (2) 

Level 05 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x3) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

23 (2) 

Level 06 to 07 Flats 

1-Bed 1-Person (x1 per floor) 

1-Bed 2-Person (x2 per floor) 

2-Bed 3-Person (x1 per floor) 

2-Bed 4-Person (x1 per floor) 

24 (12 per floor) (2) 

Block 9C 

Ground Flats 2-Bed 4-Person (x1) 4 (2) 

Level 01 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x2) 

17 (2) 

Level 02 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x3) 

2-Bed 4-Person (x3) 

19 (2) 

Level 03 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x3) 

20 (2) 

Level 04 Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Block 9 Undercroft Car Park 

Ground Car Park 41 Parking Spaces (x2 persons per space)  82 (3) 
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Floor Room Floor Area and Design Basis Design Occupancy (1) 

Blocks 12A & 12B 

Ground Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 4-Person (x1) 

8 (2) 

Level 01 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x5) 

2-Bed 3-Person (x4) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x2) 

37 (2) 

Level 02 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x5) 

2-Bed 3-Person (x5) 

2-Bed 4-Person (x2) 

35 (2) 

Level 03 to 04 Flats 

1-Bed 1-Person (x2 per floor) 

1-Bed 2-Person (x2 per floor) 

2-Bed 3-Person (x7 per floor) 

2-Bed 4-Person (x2 per floor) 

3-Bed 5-Person (x1 per floor) 

80 (40 per floor) (2) 

Level 05 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x3) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

23 (2) 

Level 06 to 07 Flats 

1-Bed 1-Person (x1 per floor) 

1-Bed 2-Person (x2 per floor) 

2-Bed 3-Person (x1 per floor) 

2-Bed 4-Person (x1 per floor) 

24 (12 per floor) (2) 

Blocks 12C 

Ground Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Level 01 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x2) 

17 (2) 

Level 02 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x3) 

2-Bed 4-Person (x3) 

19 (2) 

Level 03 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x3) 

20 (2) 

Level 04 Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Block 12 Undercroft Car Park 

Ground Car Park 30 Parking Spaces (x2 persons per space)  60 (3) 

Blocks 13A & 13B 

Ground Flats 1-Bed 2-Person (x2) 4 (2) 

Level 01 Flats 1-Bed 1-Person (x2) 33 (2) 
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Floor Room Floor Area and Design Basis Design Occupancy (1) 

1-Bed 2-Person (x6) 

2-Bed 3-Person (x5) 

2-Bed 4-Person (x1) 

Level 02 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x5) 

2-Bed 3-Person (x4) 

2-Bed 4-Person (x3) 

36 (2) 

Level 03 to 04 Flats 

1-Bed 1-Person (x2 per floor) 

1-Bed 2-Person (x3 per floor) 

2-Bed 3-Person (x5 per floor) 

2-Bed 4-Person (x3 per floor) 

3-Bed 5-Person (x1 per floor) 

80 (40 per floor) (2) 

Level 05 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x3) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

23 (2) 

Level 06 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x1) 

12 (2) 

Blocks 13C 

Ground Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Level 01 Flats 

1-Bed 1-Person (x2) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x2) 

17 (2) 

Level 02 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x3) 

2-Bed 4-Person (x3) 

19 (2) 

Level 03 Flats 

1-Bed 1-Person (x1) 

1-Bed 2-Person (x2) 

2-Bed 3-Person (x1) 

2-Bed 4-Person (x3) 

20 (2) 

Level 04 Flats 

1-Bed 2-Person (x1) 

2-Bed 4-Person (x1) 

3-Bed 5-Person (x1) 

11 (2) 

Block 13 Undercroft Car Park 

Ground Car Park 40 Parking Spaces (x2 persons per space)  80 (3) 

Note 1: Bin stores, cycle stores, plant rooms, small rooms, etc, have been discounted from the occupancy 
count as these rooms are deemed transient spaces with low occupancies. 

Note 2: This is not a restriction on the maximum number of occupants per floor, but a design occupancy of 
expected numbers based on the size of the flats during normal use. 

Note 3: It is acknowledged that the car park(s) will general be occupied by people already accounted for in 
the occupancy numbers for the dwellings of the building. However, the car park(s) occupancy number is 
counted for means of escape assessment. 
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4.4 Means of Escape from Flats 

4.4.1 Overview 

All flats will have an entrance on the same level as the flat, and the design will be progressed on the basis 
that they have a single means of escape from the flat. In addition, open plan kitchen arrangement has been 
proposed in all flats (refer to Section 4.5). 

Means of escape provisions will observe the guidance contained in Clause 8 of BS 9991.  

Clause 8.5 of BS9991 recommends that open-plan flat layouts might not be appropriate for accommodation 
where the occupants are not capable of independent evacuation. 

It is understood that the building design is being progressed on the basis that occupants are able to self-
evacuate from the building and no additional provisions are required for residents with additional needs. 
However, should it be identified that where there are residents not capable of independent evacuation from 
their flat, it would be recommended that they are accommodated in dwellings appropriate to meet their 
needs. 

4.4.2 Flats with Independent External Entrance  

For all flats with independent external entrance (i.e. some ground floor flats), all habitable rooms will have 
direct access to a protected entrance hall leading to a final exit in accordance with Clause 8.3 and Clause 
6.1a of BS 9991. 

The proposed flats with independent external entrance will reflect the above-mentioned recommendations. 
An example of a protected entrance hall arrangement is shown in the figure below.  

Figure 6: Example of Protected Entrance Hall Arrangement in Flat with Independent External Entrance 

 

The flat design can be either progressed with the protected hallway arrangement as indicated in Figure 6 
or be progressed with the open plan flat arrangement as indicated in Section 4.4.3 and Figure 7. 

4.4.3 Flats without Independent External Entrance (Open-Plan Flats) 

For some ground floor flats without independent external entrance but have open plan flat arrangements, 
i.e. flats with bedrooms as inner rooms, they should be developed in accordance Clause 8.5 of BS 9991. 

Clause 8.5 of BS9991 recommends that open-plan flats that do not have protected corridors or hallways 
but do have bedrooms that are inner rooms without having an alternative means of escape, and that are 
accessed directly from a lounge or similar type accommodation, should be fitted throughout with a Grade 
D, LD1 fire detection and fire alarm system in accordance with BS 5839-6 (refer to Section 5.1), and be 
fitted with a suitable automatic sprinkler system (refer to Section 5.3).  
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Open-plan flats should meet the following specific BS9991 recommendations: 

a) The size of the open-plan flat should not exceed 16m × 12m. 

b) Open-plan flats should be situated on a single level only. 

c) The ceilings within the open-plan flat should have a minimum height of 2.25m. 

d) Open-plan kitchens should meet the recommendations outlined in Section 4.5. 

The proposed open-plan flats will meet the above-mentioned recommendations. 

Figure 7: Example of Open-Plan Flat Arrangement 

 

 

4.4.4 Flats without Independent External Entrance (Open-Plan Studios) 

For some upper floor flats without independent external entrance but have open-plan studio arrangements, 
i.e. bedroom and kitchen shared the same room, they will be developed in accordance with Clause 8.4.2a 
of BS 9991. 

Clause 8.4.2a of BS 9991 recommends that the total travel distance from any point of the flat to the entrance 
door of the flat should be limited to 20m where the flat is fitted throughout with a Grade D, Category LD1 
fire detection and alarm system in accordance with BS 5839-6 (refer to Section 5.1), plus a sprinkler system 
(refer to Section 5.3).  

The proposed open-plan studios will meet the above-mentioned recommendations. An example of open-
plan studio arrangement is shown in Figure 8 below. 

Figure 8: Example of Open-Plan Studio Arrangement 
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4.4.5 Flats without Independent External Entrance (Others) 

For other upper floor flats without an independent external entrance, all habitable rooms will have direct 
access to a protected entrance hall. A protected internal hallway should be provided, that leads off to all 
habitable rooms having a travel distance not exceeding 9m from the flat entrance door to the door of any 
habitable room. The internal layout of these flats will be designed and constructed to follow 
recommendations within Clause 8.4.2c and Figure 17 of BS 9991.  

Note: An enclosed balcony is considered as a habitable room in accordance with Clause 5.4 of BS 9991. 
However, it may be an inner room when it is provided as part of an open-plan design in accordance with 
Clause 5.3 of BS 9991 (refer to Section 4.5 for open-plan kitchen arrangements). 

The proposed upper floor flats with protected internal hallway arrangement will meet the above-mentioned 
recommendations. An example of protected hallway arrangement is shown in Figure 9 below. 

Figure 9: Example of Protected Hallway Arrangement  

 

The flat design can be either progressed with the protected hallway arrangement as indicated in Figure 9 
or be progressed with the open plan flat arrangement as indicated in Section 4.4.3 and Figure 7. 

4.5 Open-Plan Kitchens 

4.5.1 Overview 

Where the escape route from a separate habitable room (including a balcony or a terrace), is through a 
living area containing a kitchen that is not located within a separate enclosure, the following 
recommendations should be met: 

a) All rooms in the dwelling, except for any exclusions as described in BS9251 or BS EN 12845, 
should be provided with a sprinkler system conforming to BS 9251 and BS EN 12845 respectively. 

b) The dwelling should be provided with a Category LD1 fire detection and fire alarm system in 
accordance with BS 5839-6. 

c) All cooking apparatus, with a fixed connection to the dwelling’s electricity or gas supply, should 
be located as far away from the escape route as practicable. The edge of the cooking apparatus 
should be not less than 1.8m away from an escape door, a door to an adjoining habitable room 
or a means of escape route to an escape door. 

d) All egress routes from habitable rooms to the escape door(s) from the dwelling should be not less 
than 0.9m in width. No fixed obstructions (such as radiators or cupboards) should be located 
within the 0.9m escape route. 

e) A gap of 0.3m should be provided between the leading edge of the exit door from the space 
containing the cooking facility and the 1.8m zone from the cooking apparatus, to allow people with 
mobility impairments to access the door hardware. 

Note: These recommendations given above are intended to restrict the heat flux received by a person 
escape past the cooking apparatus to not more than 2.5kW/m2. 
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4.5.2 Proposed Arrangement 

Considering the 1.8m separation distance of cooking facilities from escape routes in an open-plan kitchen, 
the egress routes in some proposed layouts are less than 0.9m in width.  

It is recommended that all cooking apparatus positions are revised, such that this deviation to guidance is 
mitigated and the width of egress routes achieves the minimum guidance recommendation of 0.9m. 

4.6 Means of Escape from Common Residential Areas 

4.6.1 Means of Escape from Common Residential Areas 

In multi-stair buildings BS 9991 recommends a maximum travel distance of 30m in a corridor with more 
than one escape route and a maximum travel distance of 7.5m in a corridor with escape route in one 
direction only. 

Where the building is protected throughout by a sprinkler system (refer to Section 5.3) and the corridor 
between the dwelling and the lobby to stair is provided with smoke ventilation (refer to Section 5.4.6), the 
maximum travel distance in a corridor with more than one escape route can be extended to 45m and the 
maximum travel distance in a corridor with escape route in one direction can be extended to 15m. 

In addition, the travel distance from the lobby door to reach the stair (including both protected lobbies and 
evacuation lift lobbies serving the stair) should be not greater than 7.5m, irrespective of whether sprinkler 
protection is installed or not. 

In the proposed buildings, all above mentioned recommendations will be achieved.  

4.6.2 Division of Corridors in Common Residential Areas 

In multi-stair buildings, where a corridor that connects the entrance of a dwelling to two exits exceeds 15m, 
it should be subdivided at approximately the halfway point by a cross-corridor self-closing FD30S fire door. 

In the proposed buildings, no corridor that connects the entrance of a dwelling to two exits exceeds 15m. 
Therefore, cross-corridor doors will not be required. 

4.6.3 Means of Escape from Dead-end Corridors 

The part of the corridor within the single direction of travel should be separated from the stair entrance by 
a further cross-corridor door to create a lobby ventilated in accordance with Clauses 20.1 and 20.2 of 
BS9991. This lobby should not access anything other than: 

• the stairway; 

• lifts; 

• the adjoining corridor (either ventilated or unventilated); or 

• service risers (that do not contain motorized equipment or similar with a potential to malfunction and 
cause fire) and distribution boards 

The travel distance within the single direction part of the corridor from a dwelling entrance to the lobby door 
should normally be not greater than 7.5 m. If the building is protected throughout by a sprinkler system and 
this part of the corridor is provided with smoke ventilation, the travel distance should be not greater than 15 
m. 

In the proposed design arrangement, the evacuation lift lobby (or firefighting lobby) acts as the lobby 
mentioned above.  
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4.7 Travel Distances within Ancillary Accommodation 

For the ancillary areas, it is recommended that the travel distances will not exceed the following limitations.  

Table 4: Maximum Travel Distances in Ancillary Areas 

Ancillary Area 

Maximum part of Travel Distance 

within the Room or Area (1) 

Total Maximum Travel Distance 

to the nearest Storey Exit (1) 

Single One 

Direction 

More than One 

Direction 

Single One 

Direction 

More than One 

Direction 

Refuse stores 9m 18m 18m 45m 

Plant rooms (including 

Places of special 

hazard) (2) 

9m 18m 18m 45m 

Bicycle stores 9m 45m 18m 45m 

Undercroft car parks 18m 45m 18m 45m 

Cleaners cupboards, 

Stores 
18m 45m 18m 45m 

Terraces and roof 

gardens (3) 
18m 45m 18m 45m 

External and rooftop 

plant, Weather 

protected plant (4) 

60m 200m 60m 200m 

Note 1: If the internal layout of partitions, fittings, etc. is not known, direct distances, rather than travel 
distances, should be assessed. The direct distance should be assumed to be two-thirds of the actual travel 
distance. 

Note 2: A place of special hazard is considered to be a room that contains any of the following; oil-filled 
transformer room, switch gear room, boiler room, storage space for fuel or other highly flammable 
substance(s), and room that houses a fixed internal combustion engine. 

Note 3: The terrace/roof garden on top of each undercroft car park is served by escape routes leading 
protected means of escape within buildings and an accommodation stair leading directly to the outside of 
the building at ground floor level. As the stair is not protected, the travel distance will be measured to the 
final exit from the stair. Noting the occupants in the terrace/roof garden should be able to escape into the 
most nearby common sterile areas in an emergency situation (by providing an openable facility), not only 
the blocks they reside in.    

Note 4: Where a roof is accessed for maintenance purpose only, the guidance recommends that travel 
distances at roof level should be limited to 60m in a single direction and 200m where alternative directions 
of escape are provided. Refer to Section 5.1.4 for alarms to accessible roof areas. 

The travel distances within the ancillary accommodation of the proposed buildings will be within the 
recommended limitations given in Table 4 above.  

4.8 Exit widths and Escape Route Widths 

4.8.1 Part B of the Building Regulations  

The following sub-sections refer to the necessary exit width and escape route provisions to be provided to 
achieve compliance with Part B of the Building Regulations.  

It should however be noted that wider exit widths may be necessary to comply with other aspects of the 
Building Regulations, e.g. Part M which are outside the scope of this report. 

4.8.2 Method of Measurement of Escape Widths 

For the purposes of this report, the width of a doorway is the clear width of the opening between the door 
leaf and frame (or projecting building hardware or the width between two opening door leaves in the case 
of double doors) assuming that the door leaf is free to open 90 degrees or more.  

The width of the door is measured in accordance with the method illustrated in Figure 10. 
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Figure 10: Method of Measurement of Door Width 

 

4.8.3 Exit Provisions from Ancillary Areas 

In the event of a confirmed fire within the ancillary areas of building, occupants should be provided with a 
sufficient number of exits and suitable clear widths in order to ensure that all occupants can simultaneously 
evacuate the building prior to escape routes becoming blocked by the effected of fire and smoke. 

The minimum number of escape routes recommended from each ancillary area is determined based on the 
maximum expected occupancy of the area as outlined in the table below. The information in the table below 
is taken from Table 10 from BS9999.  

Table 5: Minimum Number of Escape Routes and Exits from a Room, Tier or Storey 

Maximum Number of 

Persons 

Minimum Number of Escape 

Routes/ Exits 

60 1 

600 2 

More than 600 3 

Note: If a storey or room is provided with two or more exits, it should be considered that a fire might prevent 
the occupants within the vicinity from using one of the exits available to them. The remaining exit(s) are 
required to be of sufficient width in order to allow all the occupants to leave quickly. Where the occupancy 
exceeds 60 within a space or a floor, exit doors are required to open in the direction of escape.  

For ancillary areas not more than 60 occupants with a single exit, the minimum door width required is 
800mm measured in accordance with the method illustrated in Figure 10. 

For ancillary areas with more than 60 occupants (i.e. Block 8 undercroft car park, Block 9 undercroft carpark 
and Block 13 undercroft car park), at least two exits will be provided. Discounting one exit, the remaining 
exit(s) would provide enough capacity for the occupants. 

The proposed design arrangement for all ancillary areas of the buildings should meet the recommendations 
outlined above. 
 

4.8.4 Residential Door Widths 

Only one flat is expected to escape at a time based on a ‘stay-put’ evacuation strategy. Therefore, the exit 
doors from these areas should not be less than 800mm, which provides capacity for up to 60 people. 

4.9 Vertical Means of Escape 

4.9.1 Provision of Protected Stairs 

Except the accommodation stairs serving terraces/roof gardens above undercroft car parks, all other stairs 
proposed will be constructed as protected escape stairs.  

In addition, the following stairs indicated in Figure 2 to Figure 5 will be constructed as firefighting stairs: 

• Stair 1 and Stair 2 in Blocks 8A&8B 

• Stair 1 and Stair 2 in Blocks 9A&9B 

• Stair 1 and Stair 2 in Blocks 12A&12B 

• Stair 1 and Stair 2 in Blocks 13A&13B 
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4.9.2 Width of Protected Stairs  

A minimum width of 1,100m is required for all firefighting stairs and common stairs in buildings with a storey 
18m or more in height.  

A minimum width of 1,000mm is required for escape stairs in other cases (including accommodation stairs 
serving terraces/roof gardens above undercroft car parks). Wider widths may be required to satisfy other 
parts of the Building Regulations, e.g. Part M. 

4.10 Means of Escape for Disabled Occupants 

4.10.1 Overview 

In accordance with Clause 4.6 of BS9991, the proposed buildings should be designed and built such that 
all building users, including people who have step-free or other specific egress requirement, can evacuate 
from the building equitably, with dignity and as independently as possible. The need for people to require 
assistance from other parties to evacuate should be minimised as far as reasonably practicable. 

For buildings that are provided with passenger lift access to an upper or lower level, they should also be 
provided with a means of using lift for escape. Clause 7.4.1 of BS9991 recommends that at least one 
evacuation lift should be provided for each escape stairway, or more if required by capacity assessment. 
Where escape stairways are provided in more than one location, there should be at least one evacuation 
lift per escape stairway in each location, or more if required by capacity assessment. 

In the proposed development, all stair cores in all buildings will be provided with an evacuation lift and the 
proposed arrangement is for occupants that can escape independently from their dwelling without 
assistance. The following sections outlines the additional provisions that will be provided for disabled 
evacuation should there be a need for occupants to escape the building entirely.  

It is recommended that early discussions with the lift designers and installers are instigated to confirm the 
most appropriate way to proceed when evacuation lifts are provided in a building. This will assist in 
determining the size of lift shafts, consider water egress and make provisions for user controls and 
secondary power supplies as necessary. 

BS EN 81-76:2025 is a new performance standard for evacuation lifts and it is recommended that the design 
team consider the Lift and Escalator Industry Association (LEIA) guidance on the incorporation of 
evacuation lifts during the transitional period and introduction of this new standard, as there will be lead 
times on the delivery of new evacuation lifts. Further details are provided in the LEIA guidance which can 
be found here, https://www.leia.co.uk/bs-en-81-76-evacuation-lift-guidance/. 

4.10.2 Evacuation Lifts 

The evacuation lifts will be designed and installed in accordance with the relevant provisions in BS EN 81-
20, BS EN 81-70 and BS EN 81-76:2025, including guidance in BS9991.  

There are two classes of evacuation lifts Class A and Class B. BS9991 Clause 7.4.2 notes that for buildings 
with a storey of 18m or more above ground level, only a Class B lift would be appropriate. 

When a Class B evacuation lift is required the minimum lift car area will need to be Type 3 or Type 4, or 
other car dimensions providing at least the same floor area. 

• Type 3 size width: 1 100 mm Car depth: 2 100 mm (1 000 kg) 

• Type 4 size width: 1 400 mm by 1 600 mm (Depth and width interchangeable) (1 000 kg) 

One lift is proposed for each stair core of each building. All these lifts will be evacuation lifts and some of 
them will also be firefighting lifts. In accordance with Cause 7.4.5 of BS9991, as a ‘stay-put’ strategy is 
adopted as outlined in Section 4.1 of this report, any firefighting lift may be used as an evacuation lift until 
the lift is recalled using the firefighters lift switch.  

For a residential building of this size, this is deemed an appropriate number of lifts for the expected capacity 
of occupants that would be required to use these lifts during an evacuation, which adopts a ‘stay-put’ 
strategy. The following provides an overview of the expected operation of the evacuation lifts. 
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4.10.3 Outline Evacuation Strategy for Disabled Occupants 

Section 4.1 provides the evacuation strategy for the building, with the following paragraphs outlining the 
evacuation strategy for occupants that may require further assistance to evacuate from the upper floors of 
the building.  

All lifts should remain operational for use by occupants to evacuate however a fire detection and fire alarm 
system in accordance with BS 5839‑1, covering the lift spaces (lift well, machine and pulley rooms, 
machinery spaces) and lift lobbies, should provide the suspend service signal. Additionally, before any 
uninterruptible power supply (UPS) supplying an evacuation lift is fully discharged, a signal from the UPS 
equipment should provide the suspend service signal. 

In the event that the suspend service signal is activated, any occupants that need assistance, should await 
assistance within the protected stair enclosure and alert the first responder using the emergency 
communication system that they require assistance (refer to Section 5.7). Residents should be informed of 
the appropriate evacuation procedures to follow during a fire in their flat and that there may be a protracted 
response to emergency voice calls where there is no on-site management.  

The route from any dwelling to all evacuation lifts should be step-free. There should be no changes in level 

along the route unless a suitable ramp is provided in accordance with BS 8300‑2. 

4.10.4 Temporary Waiting Space (Disabled Refuges) 

A temporary waiting space is to be provided within the protected stair or the evacuation lift lobby with direct 
access to a protected stair. The lobby (or an equivalent space within the stair) providing the temporary 
waiting space and lift are to achieve the minimum dimensions as shown in Figure 11, replicated from Figure 
14 of BS9991.  

The temporary waiting space is to be provided with emergency voice communication system in accordance 
with BS5839-9. Refer to Section 5.7 for details on the emergency voice communication systems.  

Figure 11: Evacuation Lift and Lobby Minimum Dimensions (Figure 14 of BS9991) 

 

4.11 Final Exits 

The final exits from the building will be sited to ensure the rapid dispersal of occupants to a place of safety 
away from the building and will be readily apparent to people needing to use the exits. 

Protected stairways and evacuation lifts are to discharge directly to a final exit; or into a protected corridor 
leading to a final exit in accordance with Clause 15.1 of BS9991. 

For the proposed buildings, all firefighting stairs and accommodation stairs (serving terraces/roof gardens 
above undercroft car parks) discharge directly outside while the other protected stairs discharge into a 
protected corridor leading to a final exit. The evacuation lift serving Block 8D discharges into a protected 
corridor leading to a final exit while the other evacuation lifts discharge directly outside. 

Therefore, the proposed arrangement complies with the recommendations. 
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4.12 Private Balconies and Terraces 

4.12.1 Overview 

In accordance with BS9991 Annex E.1, at least 50% of the vertical section of a balcony should be open. 
The area of opening should be uniformly spread around the surface. 

The arrangement of balconies and terraces should comply with the guidance provided in BS 8579:2020 – 
Guide to the design of balconies and terraces; specific recommendations include, but are not limited to: 

• their materials and design should not provide a medium for undue fire spread over the external 
envelope of the building; 

• they should not propagate fire downwards from falling brands or flaming / molten droplets; 

• their design and installation should minimise the risk of becoming detached from the building; 

• their design and installation should minimise the risk of prejudicing the stability of the building from 
fire exposure; 

• their components should be constructed of materials achieving European Class A2-s1, d0 or A1 
when classified in accordance with BS EN 13501. 

4.12.2 Private Balconies and terraces not more than 4.5m above ground level 

For private balconies and terraces not more than 4.5m above ground level, either means of escape should 
be provided in accordance with Section 4.12.3, or all the following recommendations should be met: 

• The ground beneath the balcony or terrace should be clear of any obstructions (such as iron 
railings or horizontally hung windows). 

• The size and surface materials of the ground beneath the balcony or terrace should be suitable to 
bring in, safely erect and support a ladder. 

4.12.3 Private Balconies and terraces more than 4.5m above Ground Level 

For private balconies and terraces more than 4.5m above ground level, the following recommendations 
should be met: 

a) The escape route from the balcony or terrace should not pass through more than one access room. 

b) The interior of the access room should be clearly visible from all parts of the balcony, unless a fire 
detection and fire alarm system in accordance with BS 5839-6 is provided, with detection in the 
balcony access room and giving warning that is audible on the balcony with the external doors in 
the closed position. 

c) Any cooking risk in the access room will be enclosed with fire-resisting construction or meet the 
recommendations given in Section 4.5. 

d) Where the travel distance from the balcony access door to the furthest point on the balcony exceeds 
7.5m, either 

o There should be an alternative escape route from the balcony without going via the same 
access room; or 

o A fire detection and fire alarm system in accordance with BS 5839-6 should be provided, 
with detection in the balcony access room and giving warning that is audible on the balcony 
with the external doors in the closed position. 

4.12.4 Proposed Arrangement 

There are private balconies and terraces proposed in the scheme. The proposed private balconies and 
terraces will comply with the applicable BS9991 recommendations as outlined in Section 4.12.1 to Section 
4.12.3. 

The materials used for the balconies and terraces will also need to comply with the requirements of 
Regulation 7(2), refer to Section 8.2 of this report with regards to external wall construction and specified 
attachments. 
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4.13 General Means of Escape Provisions 

4.13.1 Height of Escape Routes 

Open plan flats should have a minimum ceiling height of at least 2.25m. 

All other escape routes will have 2m or more of clear headroom with no projections except for door frames. 

4.13.2 Doors on Escape Routes 

Where doors from rooms or doors located across escape routes are required to be utilised by more than 
60 occupants, they should open in the direction of escape. Also, any doors leading from a place of special 
fire hazard it is recommended to also swing in the direction of escape.      

Where cross corridor doors are provided to subdivide the common residential corridors, they should be 
double swing. These can be held open with suitable hold-open devices in accordance with BS EN 1155 to 

close on activation of local detection. 

4.13.3 Door Fastening 

Doors on escape routes should be fitted with fastening devices which are readily operated from the side of 
escape and will not involve the use of a key, code or the manipulation of more than one mechanism. 

Electrically powered locks to doors on escape routes secured against unauthorised entry will unlock as 
follows: 

• on operation of the fire alarm system; 

• on loss of power or system failure; and 

• on activation of a 'Type A' manual door release unit (BS EN 54-11) on the escape side of the doors. 

Doors providing escape for more than 60 occupants will be either free of fastening devices or fitted with 
emergency push bars complying with BS EN 1125. Where these doors are also fitted with electrically 
powered locks, the emergency push bars will be able to override the electric locks. 

Any security needs, such as doors on escape routes that may need to be secured will fail safe to an 
openable position during fire alarm. 

4.13.4 Escape Signage 

In order that the occupants can effectively identify appropriate exits, all exits onto escape routes will be 
marked with signs which comply with the relevant recommendations of BS ISO 3864-1, BS 5499-4 and BS 
5499-10. 

Advice on fire safety signs, including emergency escape signs, is given in the HSE publication Safety Signs 
and Signals: Guidance on Regulations. 

4.13.5 Vision Panels in Doors 

Doors will contain vision panels in both of the following situations. 

a) Where doors on escape routes divide corridors.  

b) Where doors are hung to swing both ways.  
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5 Active Fire Safety Systems 

5.1 Fire Detection and Alarm System 

5.1.1 Residential (Flats) 

BS 5839-6 recommends that all residential flats in the proposed scheme will be provided with automatic 
detection system conforming to the follows: 

• All open plan flats will be provided with a Grade D1, Category LD1 system. 

• All open plan studios (where travel distance greater than 9m but less than 20m, refer to Section 
4.4.4) will be provided with a Grade D1, Category LD1 system. 

• Other flats with open plan kitchen arrangement will be provided with a Grade D1, Category LD1 
system (refer to Section 4.5). 

Smoke alarms to conform to BS EN 14604. Heat alarms to conform to BS 5446-2. 

5.1.2 Common Areas (Flats) 

A Category L5 fire detection and alarm system conforming to BS 5839-1 is proposed within the common 
residential areas (i.e. common corridors and stairway) for the purpose of activating the relevant smoke 
ventilation systems only (sounders and manual call points are not to be provided within these areas).  

5.1.3 Ancillary Areas 

The ancillary and non-residential areas to be equipped with a minimum of a ‘Type M’ standard fire detection 
and alarm system and should be designed and installed in accordance with the recommendations contained 
in BS 5839-1. 

Manual call points will be provided adjacent to all storey exits in accordance with BS5839-1 and shall comply 
with BS EN 54-11. 

5.1.4 Accessible Roof Areas 

Any accessible roof areas provided for maintenance access and accessible terrace / roof garden areas will 
also be provided with alarm sounders and / or beacons following detection in any the common escape 
routes from these areas. 

5.1.5 Smoke Detection in Concealed Voids 

Smoke detection in concealed spaces will comply with the recommendations of BS5839-1 within the 
ancillary areas.   

5.1.6 Fire Alarm Panels and Controls 

The location of the fire alarm panel and any repeater panels (if considered necessary) should be discussed 
and agreed between the Approving Authority and detailed designer of the system. Any controls for the 
smoke ventilation system should be located adjacent to the fire alarm panel(s), as considered necessary, 
and should be clearly marked. 

5.2 Evacuation Alert System 

For block of flats over 18m in height to the top storey (i.e. Blocks 8A&8B, Blocks 9A&9B, Blocks 12A&12B 
and Blocks 13A&13B), an evacuation alert system will be provided in accordance with BS 8629 for use by 
the Fire Service or authorised person. 
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5.3 Automatic Fire Suppression Systems 

The top occupied storey of the buildings will be >11m above ground level and as such would require the 
provision of sprinklers throughout in accordance with the following performance standards.  

• For residential areas, sprinklers to be installed throughout to comply with BS 9251. 

• For ancillary areas below 100m2, sprinklers to be installed to comply with BS 9251 or BS EN 12845.  

• For ancillary areas greater than 100m2 (e.g. undercroft car parks), sprinklers to be installed to 
comply with BS EN 12845. 

• Advice from a sprinkler specialist on hazard levels should be obtained. 

Note: As the undercroft car parks serve as ancillary areas of the residential buildings, they should be 
provided with sprinklers throughout. 

Where the discharge of water may pose a risk, an alternative suppression system may be used subject to 
specialist advice. 

The design of the suppression systems should be developed and installed by a competent person in 
accordance with the appropriate performance standard. 

5.4 Smoke Control 

5.4.1 Overview 

Smoke ventilation is to be provided to the following areas: 

• All common stairs serving flats 

• All common lobbies to stairs serving flats (where evacuation lift is within stair) 

• All evacuation lift lobbies to stairs serving flats (where evacuation lift is outside of stair) 

• All common corridors to evacuation lift lobbies serving flats (where evacuation lift is outside of stair) 

• All common corridors where single direction travel distance exceeds 7.5m 

• All common corridor to stairs or final exit passageway from stairs at access level 

• Refuse store lobbies 

• Undercroft car park lobbies 

• Undercroft car parks 

BS9991 recommends that all connections between the smoke detection, vent control panels and actuator 
mechanisms should be within an environment that provides protection from expected fire conditions.  
Additionally, where any part of the control mechanism is powered by electricity, a secondary supply should 
be provided (see also Section 5.8). 

5.4.2 Common Stairs Serving Flats 

A vent to the outside with an aerodynamic free area of 0.7m2 to be provided from the top storey of the 
common stairs and sited at as high a level as is practicable. This vent should open automatically on 
detection of smoke in any of the common areas serving the stair, within the stair enclosure and manual call 
point at final exit. Refer to Section 5.4.12 for further details. 

5.4.3 Common lobbies to Stairs Serving Flats 

Where an evacuation lift is provided within the stair, it will be accessed within the protected stair enclosure 
at each upper floor level.  

Smoke ventilation will be provided by a natural shaft in all stair lobbies. Refer to Section 5.4.11 for further 
details. 

This arrangement will be applied for stair cores in Blocks 8C&D, Block 9C, Block 12C and Block 13C. 

5.4.4 Evacuation Lift Lobbies to Stairs Serving Flats 

Where an evacuation lift is provided outside of stair, it will be accessed from an evacuation lift lobby at each 
upper floor level. 
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Since the evacuation lift lobby provides refuge for escaping occupants waiting to use the lift, some means 
of ventilating the evacuation lift lobby should be provided to minimise the exposure of occupants to smoke 
and heat whilst also prevent further smoke ingress to the lobby. 

Smoke ventilation will be provided by a natural shaft in all evacuation lift lobbies. Refer to Section 5.4.11 
for further details. 

This arrangement will be applied for stair cores in Blocks 8A&8B, Blocks 9A&9B, Blocks 12A&12B and 
Blocks 13A&13B. 

5.4.5 Common Corridors to Evacuation Lift Lobbies Serving Flats 

Where an evacuation lift lobby is provided, BS 9991 recommends the evacuation lift lobby should be 
afforded the same minimum level of protection as the stairs.  

As the stairs without evacuation lift lobbies are expected to be protected by the smoke control provisions in 
the common corridors (refer to Section 5.4.3), a smoke control system should also be provided to the 
common corridors to evacuation lift lobbies.  

Smoke ventilation will be provided by a natural shaft in all common corridors to evacuation lift lobbies. Refer 
to Section 5.4.11 for further details. 

This arrangement will be applied for stair cores in Blocks 8A&8B, Blocks 9A&9B, Blocks 12A&12B and 
Blocks 13A&13B. 

Note: Where an evacuation lift is located within a firefighting shaft, the firefighting lobbies will be considered 
as evacuation lift lobbies. Therefore, the smoke ventilation will be provided to common corridors to 
firefighting lobbies. 

5.4.6 Common Corridors where Single Direction Travel Distance exceeds 7.5m 

Where single direction travel distance exceeds 7.5m, the common corridor will be provided with natural 
shaft smoke ventilation. This, with the sprinkler provisions (refer to Section 5.3),  allows the maximum travel 
distance in a corridor with escape route in one direction to be extended to 15m. Refer to Section 5.4.11 for 
further details of natural shaft smoke ventilation. 

This arrangement will be applied for stair cores in Block 8C, Block 9C, Block 12C and Block 13C. 

5.4.7 Common Lobbies to Stairs or Final Exit Passageway from Stairs at Access Level 

Where common lobbies adjoining to stairs or final exit passageway from stairs at access level, they should 
be provided with natural shaft smoke ventilation. Refer to Section 5.4.11 for further details. 

5.4.8 Refuse storey lobbies 

Where a refuse store has internal access, it should be accessed from a common lobby. As the proposed 
buildings are all protected by sprinklers throughout (refer to Section 5.3), the refuse store lobby will be 
ventilated by at least 0.4m2 permanent ventilation or a mechanical equivalent. 

5.4.9 Undercroft Car Park lobbies 

Where an undercroft car park has internal access, it should be accessed from a common lobby. As the 
proposed buildings are all protected by sprinklers throughout (refer to Section 5.3), the undercroft car park 
lobby will be ventilated by at least 1m2 permanent ventilation or a mechanical equivalent. 

5.4.10 Undercroft Car Parks 

The proposed car parks will be provided permanent natural ventilations. The ventilation should have an 
aggregate equivalent area of at least 5% of the floor area of each car park storey. At least half of this should 
be equally arranged between two opposing walls. 

If natural ventilation cannot be provided, a hybrid (combined natural and mechanical ventilation) or 
mechanical smoke ventilation might be utilised in accordance with BS 7346-7. 
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5.4.11 Natural Shaft Smoke Ventilation 

Natural shaft smoke ventilation serving residential areas should conform to the following conditions in 
accordance with Clauses F.5.1.2 and F.5.1.3 of BS9991: 

a) The smoke shaft should be constructed from Class A1 materials. 

b) All shafts should leak not more than 3.8 m3/h/m2 of the surface area of the shaft/duct at 50 Pa 
negative pressure, and should be smooth and flush internally. 

c) The smoke shaft should be fully open to the external air at the top. 

d) The opening at the top of the smoke shaft should be located at least 0.5 m above any surrounding 
structures that fall within a 2 m radius on a horizontal plane so that it is not subject to adverse wind 
effects (i.e. it should always have negative wind pressure coefficients). 

e) The shaft should extend a minimum length of 2.5 m above the ceiling of the highest storey that is 
served by the shaft. 

f) The cross-sectional area (free area) of the smoke shaft should be at least 1.5 m2, with a minimum 
dimension of 0.85 m in any direction. 

g) The lobby or corridor vent, the opening at the head of the shaft and all internal locations (such as 
safety grilles) within the shaft should have a minimum free area of at least 1.0 m2. 

h) The top of the lobby or corridor vent should be located as close to the ceiling of the lobby or corridor 
as is practicable, and should be at least as high as the top of the door connecting the lobby or 
corridor to the stairway. 

i) Vents or AOVs opening to outside should be natural smoke ventilators. 

j) AOVs opening into shafts should be smoke control dampers. Where they enter vertical shafts, they 
should be multi-compartment and should have at least the same level of fire resistance as the 
compartment barrier in which they are fitted. 

k) No services should be contained within the smoke shaft (including control devices for the smoke 
shaft, other than actuators and final cable connections). 

If smoke is detected in the common corridor and lobbies, both of the following should occur. 

• Simultaneous opening of vents on the storey where the fire is located, at the top of the smoke shaft 
and to the stair. 

• Vents from the corridors or lobbies on all other storeys should remain closed. Subsequent detector 
activations on other levels, or manual override controls, should not permit multiple lobby vents to 
be open simultaneously. 

If natural ventilation cannot be provided, a mechanical smoke ventilation system might be utilised. The 
mechanical smoke ventilation system should demonstrate conditions in the lobby it serves that are 
equivalent to or better than the natural ventilation system it replaces. 

5.4.12 Automatic Opening Vents 

Automatic opening vents opening to outside air will conform to BS EN 12101-2.  

Vent from the top storey of the common escape stairs will be configured to open automatically on smoke 
detection within any of the evacuation lift lobbies directly adjacent to the staircase enclosures within the 
stair enclosure and manual call point at final exit. 

Only the AOV leading from the evacuation lift lobby where the smoke has been detected and the AOV at 
the top of the smoke shaft will be configured to open, all other evacuation lift lobby vents will be configured 
to remain closed. Fire and Rescue Service override controls should not permit multiple lobby vents to be 
opened simultaneously. 

All connections between the smoke detection, vent control panels and actuator mechanisms will be within 
an environment that provides protection from expected fire conditions. Where any part of the control 
mechanism is powered by electricity, a secondary supply will be provided, as outlined in Section 5.8. 
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5.4.13 Protection of Evacuation Lift from Smoke 

The ventilation provisions should protect the evacuation lift from the ingress of fire and smoke. A fire in the 
lift well (where evacuation lift is within or outside stair) or evacuation lift lobby (where evacuation lift is 
outside of stair) can compromise the lift operation, and the lifts should be taken out of service under such 
circumstances. The operation of the evacuation lift(s) should not be compromised by the fire detection 
system designed to activate the smoke ventilation provisions protecting the stairs from a fire in a flat or 
other spaces linked to the evacuation lift lobby. Conversely, the smoke ventilation provisions should not 
compromise the fire detection system in the lift well or evacuation lift lobby that is designed to take the lifts 
out of service in the event of a fire. 

5.5 Emergency Lighting  

In addition to adequate artificial lighting, the building will need to be provided with an escape lighting system 
with coverage to both internal and external escape routes and accommodation. The system will need to 
illuminate the escape routes during failure of the mains electricity power supply.  

All escape routes will have adequate artificial lighting for day-to-day circulation purposes. Escape lighting 
will be installed in accordance with the relevant recommendations of BS5266-1. 

Escape lighting to escape stairways will be on a separate circuit to that supplying any other part of the 
escape routes or building. 

5.6 Wayfinding Signage for the Fire Service 

Refer to Section 9.5 for further details. 

5.7 Emergency Voice Communication (EVC) Systems 

Temporary waiting spaces (i.e. disabled refuges) will be provided with emergency two-way voice 
communication system to an evacuation control point, typically the main fire alarm panel and installed to 
comply with BS 5839-9.  

Communication points should be at least 500mm from any wall (refer to Figure 11). 

5.8 Emergency Power Supplies 

Secondary power supplies will be provided to all life safety systems, so they remain operational in the event 
of a mains supply failure. This includes, 

• Emergency lighting as recommended by BS5266-1. 

• Fire alarm and detection systems as recommended by BS5839-1 and BS5839-6.  

• Smoke ventilation systems, i.e. AOVs and mechanical extract fans, as recommended in BS EN 
12101. 

• Emergency voice communication systems as recommended by BS5839-9. 

• Evacuation lifts in accordance with the recommendations of BS EN 81-20, BS EN 81-70 and BS 
EN 81-76:2025. 

• Firefighting lifts in accordance with the recommendations of BS EN 81-20 and BS EN 81-72. 

• Sprinkler systems as recommended by BS9251 and BS EN 12845, as appropriate. 
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5.9 Mechanical Ventilation Systems 

Ventilation ducts supplying or extracting air directly to or from a common protected stairway will not also 
serve other areas. A separate ventilation system will be provided for the common protected stairway. 

In a system that recirculates air, smoke detectors will be fitted in the extract ductwork before both of the 
following. 

a) The point where recirculated air is separated from air to be discharged to the outside. 

b) Any filters or other air cleaning equipment.  

When smoke is detected, detectors will do one of the following.  

a) Cause the system to immediately shut down. 

b) Switch the ventilation system from recirculating mode to extraction to divert smoke outside the 
building. 

The mechanical ventilation system should comply with the recommendations outlined in Section 7.13 of 
this report. 

5.10 First-aid firefighting equipment 

BS9991 notes that a fire risk assessment should be undertaken to determine the need for manual 
firefighting equipment in common access corridors and in other areas of the premises.  It is expected that 
such a risk assessment will be carried out in addition to meeting the requirements of the owner/operator. 

Where provided, portable fire extinguishers should be selected, installed and maintained in accordance 
with BS5306-3 and BS5306-8. 
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6 Internal Fire Spread (Linings) 

6.1 Performance of Wall and Ceiling Linings 

The choice of materials for wall and ceilings can significantly affect the spread of a fire and its rate of growth.  
Therefore, they should be selected carefully. Internal linings selected for circulation spaces should have 
non-flammable characteristics that can delay the spread of fire, so that the occupants’ means of escape is 
not compromised. 

Surface linings of walls and ceilings shall meet the recommendations given in BS9991 and BS9999 as 
summarised in Table 6 below, when tested under the European classifications in accordance with BS EN 
13501-1. 

Table 6: Surface classifications for walls and ceilings 

Building Use  Room or Circulation Space 
European Class 

BS EN 13501-1 

Residential 

accommodation 

Rooms not exceeding 4m2 D-s3, d2 or higher 

All other rooms C-s3, d2 or higher 

Circulation space (within dwellings) C-s3, d2 or higher 

Circulation spaces (common spaces) B-s3, d2 or higher 

Non-residential 

accommodation 

Rooms not exceeding 30m2 D-s3, d2 or higher 

Other rooms C-s3, d2 or higher 

Circulation spaces B-s3, d2 or higher 

Note: When a classification includes ‘s3, d2’ this means that there is no limit on the production of smoke or 
flaming droplets/particles. 

In a room, any part of the surface of a wall may be of a Class lower than that provided in Table 6, but not 
lower than Class D-s3, d2 (European Class), if the total area of those parts in any one room does not 
exceed the lesser of either:  

• half the floor area of the room; or 

• one of the following: 

o 20m2 in residential accommodation; and  

o 60m2 in non-residential accommodation.   

The classifications noted above are not applicable to fitted furniture, doors and door frames, window and 
roof light frames, architraves, skirting, exposed beams and similar narrow members (see Clause 26.1 of 
BS9991 and Clause 34.1 of BS9999 for the classification of wall and ceiling linings). 

6.2 Roof Lights 

Any roof lights as part of the proposals will comply with the recommendations as outlined in Clause 24.6.2 
of BS9991. 

6.3 Lighting Diffusers 

Any lighting diffusers will be in accordance with Clause 34.1.2 and 34.1.3 of BS9999. 
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7 Internal Fire Spread (Structure) 

7.1 Structural Fire Resistance  

All elements of the building structure should achieve 60 minutes fire resistance, as the top storey height 
when measured from lowest adjacent ground level of the proposed buildings are more than 5m but less 
than 30m in accordance with Table 6 of BS9991. 

Where the proposed undercroft car parks support the structural elements of buildings, they should also 
achieve 60 minutes fire resistance. 

The following elements of structure would, where required, need to be fire protected: 

• structural frame, beams or columns (exposed faces), 

• loadbearing walls (each side separately), 

• floors (from the underside), 

• compartment walls (each side separately). 

• protected shafts, e.g. stair cores, lift shafts, service risers (from both sides separately) 

Any structure supporting only the roof should not need to be provided with fire protection except where the 
roof also acts as a floor or a means of escape. It is our opinion that roofs infrequently accessed for 
maintenance would not be deemed a floor. 

Where an element of structure, including the roof structure, provides support or restraint to another element 
of structure e.g. compartment wall etc., that is required to be fire protected, the fire resistance of that element 
should also not be less than the period of fire resistance of the element that it provides support or restraint 
to. 

In accordance with BS9991, the minimum fire resistance performance requirements are noted within Table 
7 below. For more information, see Table 5 of BS9991. 

Table 7: Minimum fire resistance performance 

Part of the Building 

Minimum provisions when tested to the relevant 

part of BS 476 (minutes) or relevant European 

standard 
Type of 

Exposure (4) 
Loadbearing 

capacity 
Integrity Insulation 

Structural 

Frame, Beam or Column 
60 N/A N/A Exposed faces 

Load-bearing Wall 60 N/A N/A 
Each side 
separately 

Compartment Floor 60 60 60 
From the 
underside 

Compartment Wall 
separating flat from any other 
part of the building  

60 60 60 
Each side 
separately 

Protected Shafts 

Protected Stairs 

 

Evacuation Lifts 

 

Services risers  

  

60 

 

60 

 

60 

60 

 

60 

 

60 

60 

 

60 

 

60 

 
Each side 
separately 
 
Each side 
separately 
 
Each side 
separately 

Firefighting shafts 

Construction separating fire-

fighting shaft from rest of 

building.  

 

 

120 

 

60 

 

 

120 

 

60 

 

 

120 

 

60 

 

 
From side remote 
from shaft 
 
From shaft side 
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Part of the Building 

Minimum provisions when tested to the relevant 

part of BS 476 (minutes) or relevant European 

standard 
Type of 

Exposure (4) 
Loadbearing 

capacity 
Integrity Insulation 

Construction separating fire-

fighting shaft, fire-fighting lift 

shaft and fire-fighting lobby. 

 

 

60 

 

60 

 

60 

 
Each side 
separately 

Enclosure 

Evacuation lift lobbies 

 

Protected lobbies/corridors 

 

In a protected entrance hall.  

 

60 

 

30 

 

30 

 

60 

 

30 

 

30 

 

60 

 

30 

 

30 

 
Each side 
separately 
 
Each side 
separately 
 
Each side 
separately 

External Wall 

Any part a maximum of 
1000mm away from any point 
on the relevant boundary 
 

Any part more than 1000mm 
from the relevant boundary (1) 

 

Any part beside an external 

escape route 

 

 

60 

 

 

60 

 

30 

 

 

60 

 

 

60 

 

30 

 

 

60 

 

 

15 

 

30 

 
 
Each side 
separately 

 
From inside the 
building 

 
From inside the 
building 

Roofs (2) 

Any roof performing the 

function of a floor 

 

Any part forming an escape 

route 

60 

 

 

30 

60 

 

 

30 

60 

 

 

30 

From the 
underside 
 
 
From the 
underside 

Cavity Barriers  N/A 30 15 
Each side 
separately 

Ancillary Accommodation 

Plant rooms (3) 

 

Refuse stores 

 

Cycle stores  

 

Undercroft Car Parks 

 

Storerooms / Post Store / 

Cleaners rooms 

 

60 

 

60 

 

30 

 

60 

 

30 

 

60 

 

60 

 

30 

 

60 

 

30 

 

60 

 

60 

 

30 

 

60 

 

30 

Each side 
separately 
 
Each side 
separately 
 
Each side 
separately 
 
Each side 
separately 
 
Each side 
separately 

Note 1: Fire ratings to external walls are subject to external fire spread requirements. See Section 8.3 for 
further details. 

Note 2: Structure that only supports the roof does not require fire resistance, unless: 

• The roof performs the function of a floor, or forms part of the means of escape, 

• The structure is essential for the stability of an external wall which needs to have fire resistance (e.g. 
to achieve compartmentation or for the purposes of preventing fire spread between buildings). 
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Note 3: Plant rooms housing electrical equipment for life safety and firefighting equipment will be enclosed 
in 120 minutes fire resisting construction. Substation may require a higher fire resistance and it should be 
confirmed by other parties (i.e. UKPN). The design team should initiate consultation with relevant authorities 
to confirm this. 

Note 4: From each side separately – fire resistance to be achieved for a fire from inside without relying on 
fire protection from outside and vice versa. 

7.2 Compartmentation 

7.2.1 Principle Aims of Compartmentation 

The primary life safety reasons for compartmentation are twofold, as follows: 

• to allow occupants to escape into separate compartments, thereby reducing the potential for 
occupants becoming trapped; and 

• to reduce the likelihood of a fire becoming large on the basis that large fires present a greater risk 
to evacuees and firefighters. 

7.2.2 Construction of Compartment Walls and Floors 

Compartmentation will be provided as follows to follow the recommendations of BS9991: 

• All floors (including the floor of communal terraces and roof gardens) will be compartment floors 
achieving a minimum period of 60 minutes fire resistance. 

• All flats will be fire separated from each other and common areas by compartment walls achieving 
at least 60 minutes fire resistance. 

• All protected shafts should achieve at least 60 minutes fire resistance. 

• All ancillary and non-residential accommodation will be adequately compartmented from the 
residential areas (see Table 7). 

The minimum periods of fire resistance for the construction of the components as noted above should be 
tested in accordance with the relevant parts of BS 476 or the relevant European Standard. 

7.2.3 Junctions of Compartmentation 

Where a compartment wall or floor meets another compartment wall, or an external wall, the junction will 
maintain the fire resistance for a period not less than the period of fire resistance required by the 
compartment wall or compartment floor in accordance with standard guidance.  

If a fire penetrates a roof near a compartment wall there is a risk that it will spread over the roof to the 
adjoining compartment.   

Where a compartment wall meets a roof, it will comply with the relevant recommendations of BS9999, 
Clauses 31.4.4 to 31.4.5, including Figure 30. 

7.3 Residential Flats 

Each residential flat will form a separate fire compartment and each storey will be separated by 
compartment floors achieving at least 60 minutes fire resistance from the underside. Flats will each be 
enclosed in fire resistant construction and separated from the common spaces and each other by 
compartment walls achieving at least 60 minutes fire resistance from each side separately.   

7.4 Ancillary Accommodation  

All ancillary accommodation will be fire separated from the rest of the building by appropriate fire rated 
robust construction in accordance with Table 5 of BS9991 (refer to Table 7).   

7.5 Escape Stairs 

As per standard guidance recommendations, stairs spanning through compartment floors should be 
contained in protected shafts achieving at least the fire resistance period of the building. 

All stairs spanning compartment floors will be enclosed in at least 60 minutes fire rated construction.  

Firefighting stairs will be enclosed in firefighting shafts which will be enclosed in at least 120 minutes fire 
rated construction. 
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Every escape stair and its associated landings should be constructed of materials achieving Class A2-s3, 
d2 or better.  Combustible materials should not be added to the upper surface of the escape stairs.  

The accommodation stairs serving terraces/roof gardens above undercroft car parks will also form part of 
means of escape. However, the accommodation stairs will not be protected as the travel distance is 
measured to the final exit from the stairs.  

7.6 Evacuation Lift Lobbies 

BS9991 recommends that the evacuation lift lobby should be afforded the same minimum level of protection 
as the stairs.  

Therefore, the evacuation lift lobbies will be enclosed in at least 60 minutes fire rated construction. 

7.7 Lift Enclosures 

The evacuation lift enclosure will be enclosed in 60 minutes fire-rated construction with FD30 fire doors. 

However, where evacuation lifts are within the stair enclosure (i.e. lifts in Blocks 8C&8D, Block 9C, Block 
12C and Block 13C, they will not need to be enclosed in additional fire-rated construction. 

In addition, where evacuation lifts will also be used as firefighting lifts (i.e. lifts in Blocks8A&8B, Blocks 
9A&9B, Blocks 12A&12B and Blocks 13A&13B), they should also meet firefighting lift requirements, refer 
to Section 9.3.4. 

7.8 Lift Machine Room 

Where a lift well is located within a common escape route, any lift machine room should be either above or 
outside of the common escape route. 

Lift machine rooms or machinery spaces should conform to the appropriate part of BS EN 81.  

Hydraulic lifts designed without a machine room, and which incorporate all of the plant and hydraulic oil 
reservoir within the lift well should not be used in blocks of flats having a single stair.  

The proposed lift installations are to follow the above recommendations. 

7.9 Gas and Electricity Meters 

A gas or electricity meter can be a fire risk to a building, and it is essential that such meters are properly 
and safely located and installed. 

The location of meters should be agreed with the supply authority at the planning stage. 

Gas meters and associated equipment should be installed in accordance with the relevant part(s) of BS 
6400. Wherever practicable, access to the gas meter should be from outside the building. Where it is not 
possible to provide access from outside the building, gas meters should be housed within a meter box. 

Electricity meters and associated equipment should be installed in accordance with BS 7671. 

Where meter boxes are required, gas meters and electricity meters should be housed in separate boxes. 
Each box should be large enough only for the meter and associated equipment. 

Wherever practicable, gas meters and electricity meters should not be located in the entrance hall of a 
dwelling. If a meter has to be located in an entrance hall, it should be contained within a suitably constructed 
cupboard that is large enough to contain only the meter(s) and associated equipment. 

Where meters are inset into a fire-resisting wall or partition, they should be separated at the back and sides 
from the dwelling by construction having the same fire resistance as that of the element in which they are 
placed. 

7.10 Electrical Wheelchairs, Mobility Scooters, Electric Vehicles 

Electric charging points could introduce a fire risk into areas through which occupants might need to make 
their escape and as such should not be located in common access corridors or protected stairways. 

Where an area has been designated for storage of electric wheelchairs and scooters within the building, 
this area should be separated from the means of escape by fire-resisting construction of not less than 30 
minutes. Note that this requirement is also applicable to the storage of electric wheelchairs and scooters 
within entrance halls of dwellings.  
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7.11 Service Shafts/Risers 

BS9991 recommends that service shafts that form protected shafts should be enclosed in 60 minutes fire 
resistant enclosures and fitted with FD30 fire doors. In addition, suffix ‘S’ will be required where fire doors 
open onto a protected escape route.  

Service doors should be appropriately signed and locked shut when not in use.  

7.12 Protection of Pipe Openings 

Any openings in fire resisting construction shall be fire stopped to the same level of fire resistance as the 
element of construction being penetrated and comply with the recommendations of clause 27.5 of BS9991. 

7.13 Ductwork Protection and Fire Dampers 

Ductwork in the proposed scheme will comply with the recommendations provided in Clause 27.3 of 
BS9991. 

7.14 Fire-Stopping 

Fire Stopping in the proposed scheme will comply with the recommendations provided in Clause 30.4 of 
BS9991. 

Fire stopping will be provided at any joints and imperfections to fit between elements which serve as a 
barrier to the passage of fire and will be provided at all openings for pipes, ducts, cables, conduits or cable 
trays which pass through any fire separating elements. Such openings will be as few as possible and as 
small as practicable.   

To maintain the physical integrity of fire-stopping, materials used for fire-stopping will be reinforced with (or 
supported by) materials rated class A2-s3, d3 or better to prevent displacement in both of the following 
cases: 

• Where the unsupported span is greater than 100mm. 

• Where non-rigid materials are used (unless subjected to appropriate fire resistance testing to show 
their suitability). 

7.15 Concealed Spaces and Extensive Cavities 

In accordance with Clause 25 of BS 9991, cavity barriers will be provided to limit the distance in concealed 
spaces to either 10m (where the surfaces in the cavity are worse than Class C-s3, d2) or 20m (where the 
surfaces in the cavity will achieve Class C-s3, d2 or better).  

Cavity barriers should typically achieve 30/15 minutes FR (integrity and insulation). Any service 
penetrations through the construction should be treated to maintain the fire separation. 

Cavity barriers should be used to sub-divide any cavity, including any roof space, external wall etc., so that 
the distance between cavity barriers does not exceed the dimensions given above. 

7.16 Fire Doors 

As a minimum, fire doors will be provided in accordance with the recommendations of Table 15 of BS9991.  

Fire doors will have a minimum fire resistance for the specified period when tested to BS 476-22 or the 
relevant European standard. 

 

 

  



 

 

S25057341 / Issue No: 01 /  22 December 2025 / Planning Fire Safety Strategy for WGC South Side Phases 2 & 3 Page 44 

 

8 External Fire Spread 

8.1 Overview 

8.1.1 Relevant Buildings 

In accordance with Regulation 7(4), a “Relevant Building” would apply to a residential building with a height 
of top storey, of at least 18m. 

As some of the proposed residential buildings (Blocks 8A&8B, Blocks 9A&9B, Blocks 12A&12B, and Blocks 
13A&13B) have a height to top of storey greater than 18m, they are categorised as a “Relevant Building” in 
accordance with Regulation 7(4). 

As the proposed undercroft car parks are located underneath some residential areas, the undercroft car 
parks will be considered as ancillary areas of the residential buildings which are categorised as “Relevant 
Buildings”. On this basis, the proposed undercroft car parks will also achieve the design recommendations 
on the external walls of the proposed “Relevant Buildings”.  

8.1.2 Other Buildings 

The other residential buildings (Blocks 8C&D, Block 8C, Block 12C & Block 13C) will have a top storey 
height greater than 11m but less than 18m. They do not need to meet requirements for “Relevant Buildings” 
but will meet other recommendations outlined in the following sections. 

8.2 Construction of External Walls 

8.2.1 Overview 

The external envelope of a building should not contribute to undue fire spread from one part of a building 
to another part. This intention can be met by constructing external walls so that both of the following are 
satisfied. 

• The risk of ignition by an external source to the outside surface of the building and spread of fire 
over the outside surface is restricted. 

• The materials used to construct external walls, and attachments to them, and how they are 
assembled do not contribute to the rate of fire spread up the outside of the building. 

The extent to which this is necessary depends on the height and use of the buildings. 

8.2.2 External Surfaces of Walls 

Where a building is defined as a “Relevant Building”, the external surfaces on all walls shall meet the 
reaction to fire performance European Class A2-s1, d0 or better. 

In accordance with Table 9 of BS9991, for a residential building with a top storey height greater than 11m, 
the external surface of the walls shall meet the reaction to fire performance European Class A2-s1, d0 or 
better. 

The external wall surfaces of the proposed buildings are to achieve this minimum fire performance. 

8.2.3 Materials and Products  

In accordance with Clause 24.1 of BS9991, for a residential building with a top storey height greater than 
11m, the external wall construction should be of Class A2-s1, d0 or better material, with the following 
exceptions: 

a) Cavity trays when used between two leaves of masonry; 

b) Any part of a roof pitched at an angle of 70° or more if that part is connected to an external wall; 

c) Door frames and doors; 

d) Electrical installations; 

e) Insulation and water proofing materials used below ground level; 

f) Intumescent and fire-stopping materials where the inclusion of the materials is necessary to meet 
recommendations; 

g) Membranes (these should be of Class B-s3, d0 or better materials); 

h) Seals, gaskets, fixings, sealants and backer rods; 
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i) Thermal break materials where the inclusion of the materials is necessary to meet regulatory 
requirements for thermal bridging; 

j) Window frames and glass; 

k) The operating mechanisms for adjustable solar shading devices; and 

l) External walls of buildings that comprise only masonry construction, or in which combustible 
materials are limited to insulation within the cavity of double-leaf masonry walls. 

For residential buildings with a storey more than 18m in height Regulation 7(2) applies in full. Building work 
shall be carried out so that materials which become part of an external wall, or specified attachment (other 
than those exempted by Regulation 7(3)), of a relevant building are of European Classification A2-s1, d0 or 
A1 (classified in accordance with the reaction to fire classification). 

8.2.4 Metal Composite Panels 

Regulation 7(1A) prohibits the use of relevant metal composite materials in the external walls of all buildings 
of any height.  

Relevant metal composite materials are defined (in regulation 2(6)(c)) as any panel or sheet, having a 
thickness of no more than 10mm which is composed of a number of layers two or more of which are made 
of metal, alloy or metal compound and one or more of which is a substantial layer made of a material having 
a gross calorific value of more than 35MJ/kg when tested in accordance with BS EN ISO 1716. A substantial 
layer is defined as a layer which is at least 1mm thick or has a mass per unit area of at least 1kg/m. 

8.2.5 Specified Attachments including Balconies 

Balconies should be in accordance with Clause 24.2 of BS9991, which states that balconies should: 

a) Not be composed of materials or designed such that they provide a medium for undue fire spread 
over the external envelope of the building; 

b) Not propagate fire downwards, e.g. not produce falling brands or flaming molten droplets or debris 
capable of initiating fire below; 

c) be designed to minimize the risk of becoming detached from the face of the building and present a 
hazard to persons below, e.g. firefighters and the public; and 

d) be designed to minimize the risk of prejudicing the stability of the building when undergoing large 
deformations resulting from fire exposure. 

All balconies on a building with a storey 11m or more above ground level should be constructed of class 
A2-s1, d0 or better materials. 

Where enclosed balconies are contiguous with enclosed balconies to other flats: 

• The fire resistance and the compartmentation between balconies should be the same as the fire 
resistance required for the compartment walls separating the flats 

• The fire resistance of the compartment floor of the balconies should be the same as that required 
for the building. 

• Any penetrations through balcony walls and floors should meet the recommendations in Clauses 
23 and 30.4 of BS9991. 

For relevant buildings with a storey more than 18m in height Regulation 7(2) applies in full. External walls 
and specified attachments are defined in Regulation 2(6) and these definitions include any parts of the 
external wall as well as balconies, solar panels and sun shading. 

8.3 Fire spread from one building to another 

External fire spread assessments are typically taken with respect to the relevant boundary.  

The boundary that a wall faces, is the relevant boundary in accordance with Figure 34 of BS9991. It may 
be one of the following.  

• The site boundary. 

• The centre line of a space where further development is unlikely, such as a road, railway, canal or 
river. 

A detailed external fire spread assessment will be carried out at the next design stage to determine the 
parts of the external elevation that will require fire rated protection. 
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8.4 Roof coverings 

8.4.1 Overview 

As a minimum any roof covering in the proposed building will be in line with Table 11 of BS9991. 

8.4.2 Communal terraces and roof gardens 

For communal terraces and roof gardens, the floor should achieve either of the followings: 

a) The upper surface should have a BROOF(t4) classification; or 

b) Areas such as green roofs, planters, and soft surfaces to playgrounds that do not achieve BROOF(t4) 
should be isolated: 

o 3m away from any vertical building façade above the terrace surface; and 

o 0.5m away from other perimeters of the terrace (e.g. lift overruns) and from roof lights, 
ventilation openings or other penetrations of the roof. 

Any fire risk or roofed structure on a terrace, such as barbecue stations and enclosed buildings, should be 
erected on a slab of class A1 material that also extends at least 1.2 m from the edges of such feature. 

Planting structures should be constructed of class A1 materials. 

Any edge fascia, parapet or balustrade that forms part of an external wall to the building should meet the 
recommendations in Section 8.2. 
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9 Access and Facilities for the Fire Service 

9.1 Fire Appliance Access 

9.1.1 Overview 

Every building should be provided with suitable access for firefighting purposes; roadways should be 
constructed to allow access for fire appliances, and entry points to buildings should be readily identifiable 
to the fire and rescue service. 

The fire tender will access the proposed new development via the existing public roadways of Hyde Way 
and Broadwater Road and the proposed new access routes.  

The size and mass of fire appliances is not standardised. The dimensions of access routes and hard-
standings vary according to the fire appliances that are used in a particular fire authority area. The size and 
height of a building also have an effect on access facilities. An example of typical access route dimensions 
for plump appliances is shown in the following table. 

Table 8: Access route parameters for pump appliance 

Min. width of 

road between 

kerbs 

Min. Width 

of gateways 

Min. 

Clearance 

height 

Min. 

Carrying 

capacity 

Min. Turning circle 

Between 

kerbs 
Between walls 

3.7m 3.1m 3.7m 12.5 tonnes 16.8m 19.2m 

Note 1: Advice should be sought from the fire and rescue service at an early stage regarding their 
recommendations relating to access roads and hard-standings, in terms of load-bearing capability, turning 
circles, widths, lengths, headroom, proximity to dry riser inlets, etc. 

Note 2: Dead-end fire service access roads may be up to 20 metres long without being provided with a 
turning bay (A fire service vehicle should not have to reverse further than 20m). 

Figure 12: Turning facilities 
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9.1.2 Residential Flats (without Independent External Entrance) 

Fire tender vehicle access will be provided along the existing public roadways and proposed internal 
roadways to the proposed buildings. 

• Blocks 8A&8B, Blocks 9A&9B – existing public roadway of Broadwater Road to east building 
elevation and proposed internal roadway to the south building elevation  

• Block 8C & Block 8D – existing public roadway of Hyde Way to the north building elevation 

• Block 9C – proposed internal roadway to the north building elevation from existing public roadway 
of Broadwater Road 

• Blocks 12A&12B – proposed internal roadway to the north and west building elevations  

• Blocks 13A&13B – proposed internal roadway to the west building elevations 

• Block 12C & Block 13C - proposed internal roadway to the south building elevations 

This will provide tender vehicle access to within 18m of the dry riser inlet connection point of each block. 
The parking positions for the fire appliance along the existing public roadways and the proposed internal 
roadways are illustrated in the figures below. 

The parking positions for the fire appliance along the existing and proposed new roadways are illustrated 
in the figures below.  

Figure 13: Pumping Appliance Access and Fire Service Access Routes (Blocks 8A to 8D) 
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Figure 14: Pumping Appliance Access and Fire Service Access Routes (Blocks 9A to 9C) 

 

   

Figure 15: Pumping Appliance Access and Fire Service Access Routes (Blocks 12A to 12C) 

    



 

 

S25057341 / Issue No: 01 /  22 December 2025 / Planning Fire Safety Strategy for WGC South Side Phases 2 & 3 Page 50 

 

Figure 16: Pumping Appliance Access and Fire Service Access Routes (Blocks 13A to 13C) 

  

9.1.3 Residential Flats (with Independent External Entrance on the Ground Floor) 

For residential flats with independent external entrance on the ground floor, vehicle access is provided from 
the existing and proposed roadways to within 45m of every point inside the flats, which complies with 
standard recommendation for flats with independent external door access. These flats will be served by fire 
tender from the parking space directly. 

9.1.4 Ancillary Areas 

For the ancillary areas of the building (including undercroft car parks), all floor areas will be reached within 
45m of the parking position of a pump appliance directly. 

9.2 Fire Service Access 

9.2.1 Residential Flats (without Independent External Entrance) 

For Blocks 8A&8B, Blocks 9A&B, Blocks 12A&12B and Blocks 13A&13B, as the building height to top 
storey exceeds 18m from fire service access level and has storeys that exceed 900m2, as least two 
firefighting shafts will be provided serving the buildings so that all parts of the upper level floor area will be 
reached within 60m of a dry riser outlet connection point.  

For Blocks 8C, 9C, 12C&13C, the access route provides a direct access into the escape stair which serves 
all floors including ground. 

For Blocks 8D, the access route provides a direct access into the final exit passageway leading to the 
escape stair which serves all floors including ground. 

For Blocks 8C&8D, 9C, 12C&13C, as the building height to top storey does not exceed 18m from fire service 
access level, no firefighting shaft will be required. 

Figure 13 to Figure 16 illustrate the main access routes from fire service personnel into the proposed 
buildings.  
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9.2.2 Residential Flats (with Independent External Entrance on the Ground Floor) 

Figure 13 to Figure 16  illustrate that the independent main entrances to the flats will be used for access by 
the Fire Service. 

9.3 Firefighting shaft construction 

9.3.1 Overview 

For Blocks 8A&8B, Blocks 9A&B, Blocks 12A&12B and Blocks 13A&13B, each building will comprise of 
two firefighting shafts. Each firefighting shaft will comprise of a firefighting stair, a firefighting lift and a 
firefighting lobby at each level. The components of a firefighting shaft at residential levels and at Fire Service 
access level are indicated in Figure 17 extracted from ADB V1 and Figure 18 extracted from BS9999, 
respectively.    

 Figure 17: Components of residential firefighting shaft (Diagram 15.1 of ADB V1) 

   

Figure 18: Firefighting shaft layout at fire and rescue access level (Figure 20 of BS 9999) 

 

Each firefighting shaft will consist of the following: 

a) A firefighting stair with a door direct to outside at access level.  The stair will have a minimum width 
of 1,100mm (the final exit from the firefighting shaft should maintain this width). 

b) The firefighting lift will be located within 7.5m of the door into the firefighting stair.  
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c) The design of the firefighting lift will conform to BS EN 81-72, and to BS EN 81-20 as appropriate 
for the particular type of lift. The firefighting lift will also conform to BS EN 81-76 (refer to Section 
4.10). 

d) Protected lobbies provided with smoke ventilation above ground floor level.  

e) Dry rising main inlet connection point provided at Fire Service access level, refer to Section 9.4. 

f) Dry fire main outlets, accessible from the firefighting stair, will be provided at every level throughout 
the building, in accordance with BS9990 and BS5041-2. 

9.3.2 Firefighting stairs 

The firefighting stairs will be designed and constructed in accordance with Clause 46.3.5.1 of BS9991. 

The firefighting stairs will not contain any cupboards or provide access to service shafts serving the 
remainder of the building. 

The smoke ventilation provisions to the firefighting stairs have been previously detailed in this report; refer 
to Section 5.4. 

9.3.3 Firefighting lobbies 

At the residential floor levels, the firefighting lobby provided for means of escape purposes also serve for 
firefighting purposes, and it is not necessary to provide an additional firefighting lobby.  For details see 
arrangement highlighted in Figure 17 above.  

The arrangement of the firefighting shaft at Fire Service access level will reflect Figure 20(b) from BS9999 
(refer to Figure 18).  

The smoke ventilation provisions to the firefighting lobbies have been previously detailed in this report; refer 
to Section 5.4. Ventilation to the firefighting lobbies is required at all above ground floor levels in residential 
buildings. 

9.3.4 Firefighting lift 

A firefighting lift installation includes the lift car itself, the lift well and the lift machinery space, together with 
the lift control system and the Fire and Rescue Service communication system.   

The design of the firefighting lifts will conform to BS EN 81-72, and to BS EN 81-20 as appropriate for the 
particular type of lift. The firefighting lift will also conform to BS EN 81-70 and BS EN 81-76 (refer to Section 
4.10). The detailed design of the firefighting lift should be developed by a system specialist. 

The lift shaft enclosure should be constructed to achieve 120 minutes fire resisting provided from side 
remote from shaft and at least 60 minutes from shaft side (refer to Table 7). 

9.3.5 External walls adjacent to firefighting shafts 

Where a firefighting shaft is sited against an external wall, if any glazed area or opening in the exterior wall 
of the firefighting shaft is less than 500 mm from the junction of the firefighting shaft with the exterior wall, 
then the fire resistance of the external wall immediately adjacent to the glazed area or opening should be 
not less than 60 min from both sides for a horizontal distance of 500 mm as shown in Figure 19, replicated 
from Figure 46 of BS9991. 

If one or more walls enclosing a firefighting shaft are exterior walls and the distance between the firefighting 
shaft and the accommodation is less than 5 000 mm (see Figure 19), either: 

a) the side nearest the accommodation of any exterior wall facing or adjacent to the firefighting shaft 
should have a fire resistance of 120 min; or 

b) the side internal to the firefighting shaft of any exterior wall facing or adjacent to the accommodation 
should have a fire resistance of 120 min. 
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Figure 19: Protection of the firefighting shaft from external fire (Figure 46 of BS 9991) 

 

 

9.4 Fire Mains 

Fire mains should be designed and installed in accordance with BS9990.  

For Blocks 8A&8B, Blocks 9A&B, Blocks 12A&12B and Blocks 13A&13B, the dry riser should be provided 
with an inlet valve positioned externally and internal landing valves provided at each floor level, including 
the ground level, in each firefighting stair enclosure, providing hose coverage to all floor areas of all flats 
within 60m. 

For Blocks 8C&8D, 9C, 12C&13C, the dry riser should be provided with an inlet valve positioned externally 
and internal landing valves provided at each floor level, including the ground level, in each protected stair 
enclosure, providing hose coverage to all floor areas of all flats within 45m. 

Inlet connections for the dry riser system will be installed in an external wall as close as possible to the 
position of the firefighting shaft or escape stair which they serve.  

BS9990 recommends that any run of connecting pipe between the inlet and the vertical run of the main 
should be kept to a minimum (no greater than 18m) and should be given a fall towards the drain valve. The 
fire mains will be designed and installed in accordance with BS 9990. 

9.5 Wayfinding Signage 

To assist the Fire Service to identify each floor in a block of flats with a top storey more than 11m above 
ground level, floor identification signs and flat indicator signs will be provided in accordance with Clause 
48.2 of BS9991.  

9.6 Evacuation Alert System 

Refer to Section 5.2 for further details. 
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9.7 Secure Information Boxes 

Blocks of flats with a top storey more than 11m above ground level should be provided with a secure 
information box in accordance with Clause 48.1 of BS9991 and Sections 2 to 4 of the Code of Practice for 
the Provision of Premises Information Boxes in Residential Buildings published by the Fire Industry 
Association (FIA).  

9.8 Water Supplies 

Clause 47.2 of BS9991 recommends that, for buildings provided with dry fire mains hydrants should be 
provided within 90m of dry fire main inlets. 

For building areas not served by dry fire mains (e.g. undercroft car parks, flat with independence external 
entrance), hydrants should be provided within 90m of an entry point of the building areas and not more than 
90m apart. 

Each hydrant should be clearly identified by a plate and fixed in accordance with the recommendations of 
BS3251.  

An indicative location of fire hydrant is proposed in Figure 13 to Figure 16. A detailed review of the existing 
hydrant locations, flow rates and pressures should be carried out in accordance with BS 9990 to determine 
if there is a need for additional hydrants on this basis. 
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10 Fire Safety Management 
Good fire safety management is an explicit part of the fire safety design of all residential landlord areas of 
buildings. The management systems that will be adopted by the building operator will need to be sufficient 
for the use of the building, characteristics of occupants, size of the building, and the evacuation strategy. 
Additionally, the RRO imposes a duty on the owner / occupier of the premises to: 

• take general fire precautions 

• carry out regular fire risk assessments 

• apply principles of fire prevention 

• eliminate or reduce risks from dangerous substances 

• ensure the premises remains equipped with fire detection and firefighting equipment 

• maintain means of escape 

• maintain active and passive fire protection measures 

• inform and train employees regarding the strategic fire safety design of the building including its 
evacuation strategy 

Via the preparation of appropriate documentation, the fire safety management of the building will need to 
demonstrate that they can meet the obligations of the RRO. 

Detailed fire safety management procedures will need to be developed by building management in 
consultation with the Statutory Authorities. 

BS9991 provides further details on the management and maintenance required for residential buildings. 


