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1. Relevant building 

 

1.1 The fire statement indicates at section 6 that block 5 will consist of 7 storeys excluding 

those storeys below ground level. This is consistent with plan drawings in the 

Structural Inspection Report, and Phase 1 Desk Study Report, which show basement, 

ground and first to sixth floors, making seven storeys. However, this is inconsistent 

with the elevation shown in drawing (100)21, which shows basement, ground and five 

upper storeys.  

 

For a building to be in scope of planning gateway one it must meet the relevant 

building threshold. This is defined as a building containing two or more dwellings, with 

a top storey height of 18m, or 7 storeys.  

 

When counting the number of storeys, any storey which is below ground level is to be 

ignored. A storey is treated as below ground level if any part of the finished surface 

of the ceiling of the storey is below the ground level immediately adjacent to that part 

of the building.  

 

As the fire statement indicates that the building will have 7 storeys above ground and 

a storey height of 17.9m it is considered that this building is in scope of planning 

gateway one. The following advice is provided accordingly.  

 

2. Specific technical complexities 

 

2.1 Section 6 of the fire statement states that no sprinklers systems will be installed in any 

of the blocks. As the building has a storey height greater than 11m, sprinkler systems 

will be required. The HSE also notes the clear intent expressed in the relevant sprinkler 

design standard that sprinklers should be provided in all parts of the premises. The 

installation of a sprinkler system will require that space be dedicate to water tanks, 

pumps and pipes to serve the sprinklers. Resolving this issue may affect land use 

planning considerations such as layout, design and density of the building. 

 

2.2 Plan drawings of the basement show that the main and secondary staircases (both of 

which form part of the only escape routes from flats) descend into the basement. An 

escape stair forming part of the only escape route from an upper storey should not 

continue down to serve a basement storey. A basement storey (defined in fire safety 

guides as a storey with a floor that, at some point, is more than 1.2m below the highest 

level of ground beside the outside walls) should be served by a separate escape stair 

to prevent smoke and fire from the basement entering the stair and trapping occupants 

above. Resolving this issue may affect land use planning considerations such as 

layout, design and density of the building. 
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2.3 The fire statement proposes that dry rising mains will be installed in the main and 

secondary staircases. However, the hose laying distances from the dry riser outlets to 

the furthest points of the most remote flats on the third to sixth storeys, via the 

intermediate staircases, appear excessive. Buildings without firefighting shafts should 

be provided with fire mains located within the protected stairway enclosure, with a 

maximum hose distance of 45m from the fire main outlet to the furthest point inside 

each flat, measured on a route suitable for laying a hose. Resolving this issue may 

affect land use planning considerations such as layout, design and density of the 

building. 

 

2.4 The ground floor plan drawing shows that an escape route from the Post Office leads 

via the main staircase which also serves the flats on upper storeys. Additionally, the 

main staircase is also shown serving the ground floor bin store; and the secondary 

stair serves the cycle store and retail basement. If a building contains storeys, or parts 

of storeys, with different uses or occupancies, the escape routes from different areas 

should normally be separated. This is necessary to ensure that a fire in other areas 

does not pose a risk to the residential escape routes. Resolving this issue may affect 

land use planning considerations such as layout, design and density of the building. 

 

2.5 The plan drawings show a timber canopy and faux shop front surround on external 

walls. It should be ensured that any external wall attachments conform to the fire 

performance standard expected of relevant building external wall systems and 

attachments. Resolving this issue may affect land use planning considerations such 

as design and appearance of the building. 

 

2.6 Plan drawings of block 5 show windows of flats recessed, and in close proximity to the 

glazing of the escape routes leading to staircases. The windows of some adjoining 

flats are also in close proximity and recessed from each other. Additionally, the 

windows of first floor flats 203 07 and 206 10 are directly below the glazed escape 

routes on second floor. The proximity and angle of recess of these windows and 

escape routes may allow fire spread between flats, or between flats and escape 

routes. Resolving this issue may affect land use planning considerations such as 

design, appearance and layout of the building.  

 

2.7 Plan drawings show that the fire escape from the first floor flats is via the open court 

which is situated above the ground floor. There is no confirmation in the fire statement 

as to the standard of fire resistance of the materials used in the floor separating the 

ground floor from this courtyard. If a ground floor fire is able to penetrate the roof into 

the courtyard, this may compromise the escape route and could also allow fire spread 
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into the flats above. Resolving this issue may affect land use planning considerations 

such as design, appearance and layout of the building.    

 

2.8 Plan drawings of several storeys show that the escape routes from flats are via lobbies 

between the flat door and staircase. Lobbies between flat doors and stairs require 

smoke ventilation to ensure that the escape route is kept free of smoke. However, it is 

not clear how smoke vents can be provided in lobbies with the proposed layout. 

Resolving this issue may affect land use planning considerations such as design, 

density and layout of the building. 

 

2.9 The fire statement does not discuss smoke ventilation of the basement. Given the 

dimensions of the basement smoke vents will be required at ground floor level. 

Resolving this issue may affect land use planning considerations such as design and 

appearance and landscaping around the building. 

 

2.10 If the above issues (paragraphs 1.1 to 2.9) are not resolved at the planning 

stage, there is a risk that, at subsequent stages, approval may not be  given  to  the  

proposed  design  and the  plans  would  need  to  be  revised.  Resolving  and agreeing  

solutions  at  a  later  stage  is  likely  to  have  an impact  on  land use planning 

considerations such as  layout  and  design, density, materials, appearance and 

landscape of the development. 

 

3. Supplementary information 

(The following points do not contribute to HSE’s overall headline response and are meant 

only for guidance/clarification purposes). 

3.1 It is noted that the storey height of the building is cited as being 17.9m. This is 10cm 

below the height at which firefighting shafts would be required, and should the as-built 

storey eight exceed 18m, firefighting shafts will be required. Firefighting shafts have 

specific minimum requirements such as width, ceiling height, fire resistance and 

installation of firefighting lifts. Any exceedance of the 18m threshold will therefore have 

implications for land use planning considerations such as design, appearance, layout 

and density of the building.  

 

3.2 It is highly likely that the local Fire and Rescue Service pre-determined attendance of 

fire appliances to a fire incident in the proposed buildings will include a ‘high reach’ fire 

appliance. It is recommended that access route requirements for a high reach fire 

appliance be considered when assessing the site layout and surrounding landscape, 

and that the local Fire and Rescue Service be consulted on this matter. 

 






