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Adyvice to the local planning authority

Advice to the local planning authority (LPA) from the Building Safety
Regulator (BSR) as a statutory consultee for developments that
include a relevant building.

To LPA Welwyn Hatfield Council

LPA planning ref no 6/2025/2361/VAR

Our ref 26-0140

Site address Former Shredded Wheat Factory Broadwater Road Welwyn
Garden City AL8 6UN

Proposal description Variation of condition number 56 (approved plans) on

planning permission 6/2018/0171/MAJ
Date on fire statement 23/12/2025

Date consultation 03/02/2026
received
Date response sent 17/02/2026

1. Substantive response for the local planning authority

Thank you for consulting the BSR about this application.

Headline response from the BSR

( Headline Response ('content'D

Scope of consultation

1.1 It is understood that the above application has been made under Section 73 of the
Town and Country Planning Act (1990) to vary condition 56 (Approved plans) of
planning permission, reference 6/2018/0171/MAJ, granted on 15/02/2019.

1.2 The BSR (formerly HSE) was not consulted about the original application, which was
granted with conditions, because it predated the establishment of Planning Gateway
One as a statutory consultee in relation to fire safety matters, for relevant buildings.
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1.3

1.4

1.5

Section 1.1 of the ‘Design and Access Statement’ states: “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...The changes
proposed to the scheme are primarily design and compliance-driven, reflecting
updated building regulations, fire safety requirements, and energy performance
standards. In addition, the application seeks to ensure a compatible development,
should the ‘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 Masterplan Permission, as amended by this s73
application.”

The ’Planning Statement’ provides further clarity about the South Side of the
development and states: “The South Side development approved by the Masterplan
Permission is solely residential. Metropolitan Thames Valley has already built-out two
blocks (Blocks 10 and 11) on the South Side, comprising 208 affordable homes out of
the total 1,340 homes approved by the Masterplan Permission. Blocks 10 and 11 are
now occupied. Metropolitan Thames Valley intends to continue development of the
remaining four blocks of the South Side development (Blocks 8, 9, 12 and 13) pursuant
to the Masterplan Permission.”

The development will comprise of 435 dwellings in 13 residential blocks:

e Block 8A & 8B: 8 storeys (ground and 7), comprising residential flats on all floor
levels, with associated ancillary accommodation, including, plant rooms, bin stores,
cycle stores, cleaners store and post rooms at ground floor level, with a height to
top floor level of 22.5m.

e Block 8C: 5 storeys (ground and 4), comprising residential flats on all floors above
ground, with associated ancillary accommodation including, plant room, bin store,
cycle store and post room at ground floor level, with a height to top floor level of
13.05m.

e Block 8D: 6 storeys (ground and 5), comprising residential flats on all floor levels,
with associated ancillary accommodation including, plant room, bin store, cycle
store and post room at ground floor level, with a height to top floor level of 16.2m.

e Block 9A & 9B: 8 storeys (ground and 7), comprising residential flats on all floor
levels, with associated ancillary accommodation including, plant rooms, cleaners
store, bin stores, cycle stores and post rooms at ground floor level, with a height to
top floor level of 22.5m.

e Block 9C: 5 storeys (ground and 4, comprising residential flats on all floor levels,
with associated ancillary accommodation including, plant rooms, bin store and
cycle store at ground floor level, with a height to top floor level of 13.05m.

e Block 12A & 12B: 8 storeys (ground and 7), comprising residential flats on all floor
levels, with associated ancillary accommodation including, plant rooms, bin stores,
cycle stores and post rooms at ground floor level, with a height to top floor level of
22.5m.
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e Block 12C: 5 storeys (ground and 4), comprising residential flats on all floor levels,
with associated ancillary accommodation including, plant rooms and bin store at
ground floor level, with a height to top floor level of 13.05m.

e Block 13A & 13B: 7 storeys (ground and 6, comprising residential flats on all floor
levels, with associated ancillary accommodation including, plant rooms, bin stores,
cycle stores and post rooms at ground floor level, with a height to top floor level of
19.35m.

e Block 13C: 5 storeys (ground and 4), comprising residential flats on all floor levels,
with associated ancillary accommodation including, plant rooms and bin store at
ground floor level, with a height to top floor level of 13.05m.

1.6 It is understood that a communal podium garden links residential Blocks 8A to 8D,
Blocks 9A to 9C, Blocks 12A to 12C and Blocks 13A to 13C at Level 01, where access
is provided from each of the residential blocks. An under-croft car park is located at
ground floor level below each of the respective podium gardens.

1.7  Section 8 of the fire statement states: “/n accordance with BS 9991:2024, all upper
floor levels in Blocks 8A&8B, Blocks 9A&9B, Blocks 12A&12B and Blocks 13A&13B
will be provided with at least two escape stairs (both of which will be constructed as
firefighting stairs). In addition, some lower-upper floors of Blocks 9A&9B, Blocks
12A&12B and Blocks 13A&13B will be provided with an additional escape stair.”
Therefore, it is noted that each residential block will be provided with access to multiple
stair cores for escape purposes.

1.8 Blocks 8C, 8D, 12C and 13C are not relevant buildings but are located within the
curtilage of relevant buildings, with each building being served by a single escape stair
(protected staircase), representing the only means of escape for occupants on upper
storeys, and the only access to upper storeys for firefighters. The BSR has considered
these buildings as part of this assessment.

1.9 ltis noted that proposed floor plan drawings have been made available on the planning
register for each residential block, including a ‘Typical Upper Floor Plan’. The BSR has
assumed that the ‘Typical Upper Floor Plan’ represents the proposed layout of the
upper floor levels, to which they relate. If this is incorrect, the LPA should ensure that
relevant floor plans are provided for the BSR to assess.

1.10 Section 6(e) of the fire statement confirms that the residential accommodation has
been designed using British Standard 9991 (‘BS9991’), including a fire engineered
approach. The BSR has assessed the application accordingly.

Previous consultations relating to the development site (North side)

1.11 Planning gateway one issued a substantive response (‘Content’) dated 31/03/2025,
under the reference pgo-6790 in relation to a consultation, reference
6/2025/0321/MAJ, received on 13/03/2025 for the application site address.

1.12 Planning gateway one received a second consultation request on 04/09/2025, and
responded on 16/09/2025, under the reference 25-0683, with the headline (‘Content’).
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1.13 Planning gateway one received a third consultation request on 19/09/2025, and
responded on 14/10/2025, under the reference 25-0758, with the headline (‘Content’).

Current consultation

1.14 As this is the BSR’s first opportunity to assess the proposed development, the
assessment has encompassed the development in its entirety, to the extent that is
possible, based on the information contained in the Section 73 application.

1.15 Following a review of the information provided, in respect of the above condition as
part of this Section 73 application, the BSR is content with the fire safety design as set
out in the project description, to the extent it affects land use planning considerations.

2. Supplementary information

The following information does not contribute to the BSR’s substantive response and should
not be used for the purposes of decision making by the local planning authority.

Means of escape — open plan apartments

2.1 It is stated in section 8 of the fire statement that some flats across the development
have cooking hobs within 1.8m of the means of escape. The applicant states that these
departures from guidance will require technical justification or internal alterations.

2.2 Although the applicant provides some clarity about why an assessment of the design
would be needed i.e. justification of hob location, it is unclear what the technical
justification will involve.

2.3 Design analysis should provide appropriate hazard assessment and tenability criteria,
which include smoke levels, toxicity of smoke, heat production and human behaviours.
As part of the human behaviour analysis consideration should also be given to the
occupancy characteristics of the resident/s including mobility impaired people,
wheelchair users, people who are deaf or hard of hearing and blind or partially sighted
people, as part of the analysis. The psychological and physiological effects of
exposure to a fire environment must not adversely affect a person/s travel to a place
of safety or that of ultimate safety.

2.4  Design changes, as a result of a supplementary analysis regime, are unlikely to affect
land use planning considerations. It will be for the applicant to demonstrate compliance
at later regulatory stages.

Mechanical smoke ventilation

2.5 Installation of mechanical smoke ventilation systems are proposed within the
development. However, no supporting evidence has been provided as part of this
planning application to confirm that design analysis supports the proposed design, as
presented to the LPA.

2.6 The applicant is advised that should analysis demonstrate that the design is not
acceptable, consequential design changes may affect land use planning
considerations, and the applicant should seek advice from the LPA about the
materiality of any consequential changes.
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2.7  Where active performance-based solutions are proposed, guidance requires a ‘what
if study to assess the consequence of issues such as system failures.

2.8 It will be for the applicant to demonstrate that the means of escape is capable of being
safely and effectively used at all material times, including during firefighting operations,
and that an equivalent level of fire safety to that of code compliance is provided.

Hydrants

2.1 It is noted the response to the question on the fire statement, section 13, about the
reliance on the use of existing hydrants and whether they are currently usable /
operable is given as “don’t know”. Whilst the response “don’t know” is a valid response
on the form, in circumstances such as this, the state of the existing hydrants should
be checked with the water authority. Without knowing their operability, the proposal
might be relying on a disused water main or faulty hydrant. Resolving this issue is
unlikely to affect land use planning and it will be for the applicant to demonstrate
compliance at later regulatory stages.

2.2 The applicant also states in this section that: “Where there are no existing hydrants
within 90m of the inlet connection points, private hydrants are to be designed and
installed in accordance with BS 9990 within 90m of the dry fire main inlet points.” This
is noted.

Photovoltaic panels (PV)

2.3  The roof plan drawings suggest the proposed installation of photovoltaic panels (PV
panels). Where the roof top installation of PV panels is proposed, it should be noted
that fire safety standards require suitable support of cabling to avoid obstruction of
escape routes and firefighting access due to the failure of fixings and consideration
should be given to ensure that all power supplies, electrical wiring and control
equipment is provided with appropriate levels of protection against fire.

Green roofs/planted terraces
2.4  Roof plan drawings illustrate podium gardens located at Level 1 of Blocks 8A to 8D,
9A to 9C, 12Ato 12C and 13 Ato 13 C.

2.5 The external envelope of a building should not provide a medium for undue fire spread.
green/planted roof may constitute a fire hazard as it requires a regular management
and maintenance regime. Where green/planted roofs are proposed the roof
construction will need to provide sufficient fire resistance to prevent fire spread to any
adjoining wall(s). This document Fire Performance of Green Roofs and Walls
(publishing.service.gov.uk) will provide guidance on the fire performance aspects of
green roof and wall construction and maintenance.

2.6 It will be for the applicant to establish that the proposed green/planted roof is viable in
relation to fire safety and to demonstrate compliance at later regulatory stages.

Yours sincerely

Y Spapford

Ysanne Spafford


https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/230510/130819_SW3529R_-_Issue_3_-_Green_Roofs_and_Walls_Project_web_version_v3.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/230510/130819_SW3529R_-_Issue_3_-_Green_Roofs_and_Walls_Project_web_version_v3.pdf
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Fire Safety Information Assessor

Guidance on Planning Gateway One is available on the Planning Portal: Planning and
fire safety - Planning Portal.

This response does not provide advice on any of the following:

= matters that are or will be subject to Building Regulations regardless of
whether such matters have been provided as part of the application

» London Plan policy compliance


https://www.planningportal.co.uk/planning/planning-and-fire-safety
https://www.planningportal.co.uk/planning/planning-and-fire-safety

