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Ashton Fire has been commissioned by  Bellway Homes to provide fire safety consultancy services for the 

proposed residential development located in London, West Drayton.  

This document details the fire safety strategy design as developed for the scheme, intended to assist the 

design team in progressing the detailed fire safety provisions for the project through to construction. This 

report may also be submitted to the building control body in support of the projects í Building Regulations 

submission. 

This fire safety strategy details the minimum fire safety provisions required for the proposed development to 

meet the functional requirements of the Building Regulations 2010 (as amended). This has been achieved by 

applying the prescriptive recommendations for life safety contained within Approved Document B  Volume 1 

and BS9999 in the first instance. The strategy has not been developed to include specific measures for the 

protection of property. However, features included for life safety will to some exten t contribute to property 

protection and continuity of use following a fire.  

Apart from where noted in this report, the design will be in accordance with the recommendations of ADB. The 

key fire safety challenges and / or variations from the prescriptive guidance documents are identified in 

Summary Table 1. These items constitute a project risk until they are discussed and agreed with the relevant 

authorities having jurisdiction (AHJs).  

The proposed works is a residential development comprising t wo blocks, with each being of various heights 

and no. of storeys. The proposal is to provide 105 new homes with a mix of flats and maisonettes. There will be 

a car park at ground floor  that will consist of 50 spaces. 

There will be two blocks present across the development, Block A and Block B/C, Block A will be standalone 

and will form no connections with any ancillary areas. Block B/C will be connected on the upper floor levels, 

Core B and Core C will form connections with the car park at ground floor level.  

There will be three stairs serving the development, a single escape stair serving Block A and two firefighting 

stairs serving Block B/C, the firefighting stair in Core B terminates at the sixth floor  with Core C extending to 

the roof . Block B/C cores will also each have a firefighting lift, in addition to this there will be three evacuation 

lifts provided:  one in each core. 

Within the development  there will be  three refuse stores, three LV stores, four cycle stores, two substations and 

two sprinkler / tank room . All ancillary accommodation is located at Ground Floor level.  

At First Floor level, an external podium which shall include a gym area and play area, open to air, is provided. 

An enclosed car park is located beneath the podium at Ground Floor level which is accessed via protected 

lobbies which connects to the resident ial entrance lobby. The podium is accessible from the residential block B 

and C. 

The upper floors will be served by three cores, all three cores will be provided with an escape stair and an 

evacuation lift. There is also a roof terrace located, this is served by Core C and an external stair which leads 

into Core B.  

The top floor height of the building, measured from the adjacent ground level to the finished floor level of the 

topmost occupied storey is approximately 22.1m. 

A defend -in-place evacuation regime is utilised for each residential unit, while a simultaneous evacuation 

would occur from the ancillary areas  and the residential roof terrace. T he flats will be provided with an 

automatic fire detection and alarm system, while the common and ancillary areas will feature central fire 

detection in support of the smoke control system.  

Natural and mechanical smoke ventilation systems will  be provided to the residential corridors , protected 

lobbies and  lift lobbies to protect the escape stairs and evacuation lifts. A 1.0m 2 AOV will be provided at the 

head of each stairway.  

An automatic suppression system will be provided throughout all areas of the building, as it has a top storey 

more than 11m above ground level.  

All elements of structure will be designed to achieve a 90-minute fire resistance and all floors will be designed 

as 90-minute compartment floors  (except for internal floors within maisonettes).  

External elevations of the building should be designe d to comply with Regulation 7(2), as it will incorporate 

residential storeys more than 18m above ground level . 

Vehicular access for the fire and rescue service shall be provided via Tavistock Road to the development to 

within 18m and within sight of each dry riser inlet located on the face of the Blocks B/C. However, access to the 

dry riser inlet of Block A has an extended distance of 10m from the recommended 18m ( 26m to dry riser inlet).  

Access will be provided internally via the general circulation routes, escape stairs  and firefighting shafts . Block 

A will be provided with a dry fire man and an escape stair and Block B/C being provided with a firefighting lift, 

a firefighting stair and dry fire main to each core (Core B & C).  

Sufficient coverage will be provided internally to all areas on the floorplate, when measured on a hose laying 

route from a fire main outlet located within escape stair  and firefighting shafts. Access to the ground floor 

ancillary spaces and maisonettes  will be provided externally, via perimeter doors.  

Suitable water supplies to support firefighting operations will be provided via fire hydrants sited so that they 

are within 90m of a building entry point and within 90m of a dry  riser inlet. 

To facilitate ease of review, the proposed fire safety systems are outlined in Summary Table 2.  

Summary Table 1 å Key fire safety strategy challenges    

Item Description  Ref. 

Extended travel 

distances  

The residential corridors of Block A features extended travel distances in excess 

of the recommendations in ADB.  

It is proposed that the common corridors are provided with mechanical 

ventilation systems, which has been substantiated by CFD modelling.  

3.3 

Evacuation lift 

lobby design  

On each upper floor  of Block B/C, a fire engineered solution shall be employed 

in support of the  evacuation lift lobby design.  

3.4.4 

External fire 

spread 

The venting strategy for the neighbouring Red Row site is unknown  and there 

are ventilation openings close to the ground floor car park , however due to the 

provision of sprinklers and close to the ventilation opening  façade being 

protected, this would be considered reasonable  as a defensive measure for 

external fire spread . 

7.4.9 and 

Figure 18 

Extended hose 

length  

Hose laying distances exceed the maximum recommendations of ADB.  8.2 

EXECUTIVE SUMMARY 
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Summary Table 2 å Fire safety systems   

Item Description  Ref. 

 

 

Fire detection and 

alarm systems 

Grade D Category LD1 to BS 5839-6 within flats. Common residential areas 

(i.e., lift lobby) provided with a Category L5 system to BS 5839 -1. 

The ancillary areas and car park will be provided with a minimum L 2 system, 

and the  non-residential areas will be provided an L3 (m) system with both 

conforming to BS 5839 -1. 

Sounders will be provided to the podium and roof terrace.  

 

 

3.1 

 

 

 

Sprinkler systems 

A category 4 sprinkler system conforming to BS 9251 will be provided 

within the residential areas. 

Non-residential areas in excess of the maximum floor areas detailed in 

Tables 3 and 4 of BS 9251, will be provided with a sprinkler system in 

accordance with BS EN 12845.  

The car park will be provided with a (minimum) Category OH2 sprinkler 

system in accordance with BS EN 12845.  

 

 

3.2 

Smoke control  

systems 

Automatic smoke ventilation will be provided to the lift lobbies, protected 

lobbies separating stairs fro m common residential corridors and 

escape/firefighting stairs.  

A 0.4m2 permanently ventilated lobby or a mechanical alternative will 

separate the non-residential spaces from the residential areas (i.e., the car 

park).  

A natural smoke ventilation system in accordance with BS 7346-7 will be 

provided  to the car park. 

Each stair will be provided with a 1.0m 2 AOV at the head of the staircase. 

 

 

 

3.3 - 3.5 

Evacuation alert 

systems 

An evacuation alert system will be provided in accordance with BS 8629.  3.7 

Firefighting lift  A lift which will be designed as a firefighting lift should be provided 

conforming to BS EN 81 -72. 

3.8 

Evacuation lift A type 2 evacuation lift will be provided in accordance with BS EN 81 -70. 3.9 

Emergency lighting  Emergency lighting will be provided through occupied areas and escape 

routes. 

3.11 

Fire safety signage Fire safety signage will be provided in accordance with Section 3.45 of ADB 

Vol.1.  

Firefighting wayfinding signage to meet updated recommendations in 

ADB. 

3.12 

Emergency voice 

communication 

systems 

Each protected refuge space shall be provided with an EVC system with a 

Type B outstation. 

3.14 

Stand-by power  Suitable back-up supplies to all fire safety systems in accordance with BS 

8519. 

3.15 

Rising mains A dry riser main provided within the escape stair and firefighting shafts will 

be designed in accordance with BS 9990.  

8.3.5 

Item Description  Ref. 

Water supplies  Hydrants to be provided within 90m of a building entry point and within 

90m of each dry riser inlet.  

8.4 
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1.1 General 

1.1.1 Ashton Fire have been commissioned by  Bellway Homes to provide fire safety consultancy services on 

the proposed Comag works  development .  

1.1.2 This document is confidential and for the exclusive benefit of Bellway Homes (the Client). It may not be 

assigned to or relied upon by a third party without agreement of Ashton Fire Ltd (Ashton Fire) in 

writing. Ashton Fire retains all copyright and other intellectual property in the document and its 

contents unless transferred by written agreement between Ashton Fire and the Client.  

1.1.3 Following full coordination and implementation, t his strategy report may be used to support the end 

user of the building in the development of any fire safety management procedures and plans 

considered necessary to fulfil their responsibilities under the Regulatory Reform (Fire Safety) Order 

2005 (FSO) and any other applicable fire safety legislation.  

1.1.4 This document is not intended to portray detailed design information for fire safety systems or 

construction specifications. As a strategic document supporting and informing the wider design, it 

should be read in conjunction with the wider project design d ocumentation.   

1.1.5 It should be noted that any alternative design solutions proposed within this report are subject to 

agreement and subsequent approval by the relevant authorities  having jurisdiction (AHJs).  

1.1 Legislation and basis of design  

1.1.1 Fire safety in buildings is mainly governed by two primary pieces of legislation in the UK. The Building 

Regulations 2010, Part B (fire safety) applies to building design, whilst for fire safety management in 

buildings, compliance with the Regulatory Reform (Fire Safety) Order 2005 (FSO) , including new duties 

introduced as part of the Fire Safety (England) Regulations 2022 (FSR), is required.  

1.1.2 This strategy has been developed to meet the level of fire safety expected under the Building 

Regulations 2010 (as amended), which are set out under Part B, namely: 

¶ B1 å Means of warning and escape  

¶ B2 å Internal fire spread (linings)  

¶ B3 å Internal fire spread (structure)  

¶ B4 å External fire spread 

¶ B5 å Access and facilities for the fire and rescue service 

1.1.3 The building will have a top storey more than 18m above ground and will contain one or more 

iµkzzs|q«Ï ^|i s® µszz ®rkªkp~ªk fk gz^««spski ^« ^ ìªkzk´^|® f¯szis|qí ¯|ikª Mkq¯z^®s~| ÅÝÂÞÎ 

1.1.4 The fire safety strategy will be developed to satisfy the requirements for fire safety as set out by the 

Building Regulations. The strategy has not been specifically developed to address property protection 

~ª s|«¯ªkªí« ªk©¯sªk{k|®«Î 6~µk´kªÏ ®rk pk^®¯ªk« ®r^® ^ªk s|gz¯iki p~ª zspk «^pk®·Ï ^« ªk©¯sªki f· ®rk 

Building Regulations 2010, will contribute in some extent to business and property protection.  

1.1.5 In general, the necessary level of life safety will be achieved utilising the guidance in Approved 

Document B Volume 1 (ADB Vol.1)  [1] within the residential areas, BS 9999:2017 [2], for the non -

residential parts and documents referenced therein in the first instance.  

1.1.6 Fire engineering principles may be employed to support alternative solutions where strict adherence 

to the guidance would conflict with the wider aspirations for the scheme. Unless otherwise stated, it is 

expected that all aspects of the design will be in accordance with Approved Document B, applicable 

British Standards and codes of practice.  

1.1.7 On the basis that recommendations made within the guidance documents are followed, it is 

considered that the life safety requirements of the Building Regulations 2010 (as amended) will be 

satisfied, and that an adequate level of fire safety will be provided throughout the premises.  

1.1.8 Where departures from the guidance documents are identified, alternative proposals (including 

^««~gs^®ki ^|^z·«s«Þ ^ªk i~g¯{k|®ki p~ª p^gszs®^®s|q ªk´skµ µs®r ®rk §ª~xkg®í« ^§§ª~´kª«Î 7| ^gg~ªi^|gk 

with the fire safety engineering principles detailed in the PD 7974 [3] codes of practice, it is considered 

appropriate that all fire precautions are determined based on there being one  seat of firer. 

1.1.9 Unless specifically covered in this report please refer to the adopted design guidance for further 

details. 

1.2 Construction, Design and Management (CDM) Regulations 2015  

1.2.1 The strategy has been developed in cognisance of the Construction (Design and Management) 

Regulations 2015 (CDM 2015)  [4], which sets out what designers are required to consider to protect 

anyone involved in the construction or  ongoing use of a project. A summary of management and 

maintenance issues are provided  in Section 9. 

1.2.2 This strategy does not provide a comprehensive assessment of site fire safety during the building 

works or the phasing of these works. The Fire Protection Association and the Health and Safety 

Executive (HSE) issue guidance on identifying and managing fire precautions during the works, which 

should be consulted by the contractor or their specialist advisor when developing their construction 

fire safety plan. 

1.3 The London Plan å Policy D12 

1.3.1 The London Plan sets out various planning requirements to be applied to new and refurbished 

buildings. It contains relevant policies for fire safety that have been considered  as part of the planning 

application  for the development at RIBA Stage 3, such as Policy D5 and Policy D12 (A and B).  

1.3.2 A separate document has been prepared as the Fire Statement that is referenced in Policy D12 and 

has been submitted as part of the planning application.  This report  provides further detailed design 

information  based on the principles developed at the previous stage. However, as this document is 

intended to serve as strategic guidance, detailed design information such as the methods of 

construction or the selection of specific products will not be included within this document and can be 

obtained from other members of the design team.  

1.3.3 In accordance with Policy D5 (Inclusive Design) of the London Plan, safe and dignified emergency 

evacuation is required to be incorporated into the building for all building users. As this building s hall 

have passenger lifts installed, the aforementioned policy stipulates that a suitably sized lift should be 

provided for evacuation.  Where a firefighting  lift is to be  installed  (due to the height of the Block 

exceeding 18 m) , the evacuation lift will be installed in addition to the firefighting lift. Therefore, three 

evacuation lifts (one in each of blocks A, B/C) in addition to two fire -fighting lifts (in blocks B/C) will be 

installed within the Block s. Fire evacuation lifts and associated provisions should be appropriately 

designed and constructed and should include the necessary controls suitable for the purposes 

intended. Furthermore, the operation of the lifts should be supported by appropriate managem ent 

1. INTRODUCTION 
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procedures.  The end client shall need to understand and provide a suitable management plan for the 

evacuation lifts within the building.  

1.3.4 In accordance with Clause 3.12.9 of Policy D12 of the London Fire Plan, Fire Statements are to be 

produced by qualified engineers with relevant experience in fire safety such as a chartered engineer or 

suitably qualified and competent professionals with de monstrable experience to address the 

complexity of the design being proposed. The relevant experience of the authors and authorisers of 

this document are displayed in the table below.  

1.3.5 As this document is a performance -based strategic document which is used to inform other members 

of the design team. As such, when reviewing the Policy D12 requirements, this document should be 

read in line with other supporting documentation produced by o ther members of the design team.   

Table 1 å Qualifications and relevant experience  

Name Role Academic 

qualifications  

Membership of 

professional bodies  

Relevant experience 

Liam Kelly  Fire 

Engineer 

BEng (Hons) 

Fire 

Engineering  

Associate Member with 

the Institute of Fire 

Engineers (AIFireE) 

Member of the Society 

of Fire Protection 

Engineers (MSFPE) 

2 yearsí in the design of fire 

strategies for residential 

buildings including high -rise 

buildings.  

David 

Connaughton  

Senior 

Fire 

Engineer 

MEng (Hons) 

Mechanical 

and 

Manufacturing 

Engineering  

Associate Member with 

the Institute of Fire 

Engineers (AIFireE) 

8 ·k^ª«í k¶§kªsk|gk ^« ^ 

consultant fire engineer with 

experience in the design of fire 

safety strategies for commercial , 

residential  and high -rise 

buildings in Ireland and the UK.  

1.4 Reference information  

1.4.1 This detailed  fire strategy is based on information provided by the design team to Ashton Fire as listed 

in Table 2. Additional contradictory information or subsequent design variations to the information 

supplied may render the findings and recommendations of this report invalid.  

1.4.2 The figures used within this report are indicative and used to express the principles of the fire safety 

strategy. They may not be representative of final arrangement. The principles contained within this 

report are required to be maintained through any de sign amendments during the life of the building.  

Table 2 å Project documentation referenced  

Description  Reference Rev.  Author  

Fire 

Strategy 

Drawings 

Ground Floor  71805-BM3-XX-L0-DR-A-500 C1  

 

 

 

BM3 

First Floor Plan 71805-BM3-XX-L1-DR-A-501 C1 

Second Floor Plan 71805-BM3-XX-L2-DR-A-502 C1 

Third Floor Plan 71805-BM3-XX-L3-DR-A-503 C1 

Fourth Floor Plan 71805-BM3-XX-L4-DR-A-504 C1 

Fifth & Sixth Floor Plan 71805-BM3-XX-ZZ-DR-A-505 C1 

Seventh & Eighth Floor Plan  71805-BM3-XX-ZZ-DR-A-506 C1 

Site Plan 71805-BM3-XX-ZZ-DR-A-507 C1 
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2.1 Building description  

2.1.1 This detailed  fire safety strategy is for the proposed works for  to construct  a new residential building  

comprising t wo blocks: Block A, and B/C which is located in West Drayton, London.  

2.1.2 The proposal is to provide 10 6 new homes with a mix of flats and maisonettes. There will be  a car park 

at ground flo or that will consist of 50 spaces. 

2.1.3 There will be two blocks present across the development, Block A and Block B/C, Block A will be 

standalone (although structurally connected to B/C)  and will form no connections with any ancillary 

areas. Block B/C will be connected on the upper floor levels, Core B and Core C will form connections 

with the car park at ground floor level.  The height  of each core is indicated in Table 3.  

2.1.4 There will be three stairs serving the  upper floors  development, a single escape stair serving Block A 

and two firefighting stairs serving Block B/C, the firefighting stair in Core B terminates at the sixth floor 

with Core C extending to the roof. Block B/C cores will also each have a firefighting lift . In addition to 

this there will be three evacuation lifts provided: one in each core.  

2.1.5 Within the development there will be a three refuse stores, three LV stores, four cycle stores, two 

substations and two sprinkler / tank room. All ancillary accommodation is located at Ground Floor 

level.  

2.1.6 Residential accommodation is provided across all floors between ground floor and sixth floor . 

2.1.7 At First Floor level, an external podium  which include s a gym area and play area, open to air, is 

provided. An enclosed car park is located  beneath the podium  at Ground Floor level  which is accessed 

via protected lobbies which connects to the residential entrance lobby.  The podium is accessible from 

the residential block s B/C.  

2.1.8 The upper floors of Block B/C will be served by two cores, with Block A served by a single core. All 

three cores will be provided with an escape stair and an evacuation lift. There is also a roof terrace 

located  at seventh floor , this is served by Core C and an external stair which leads into Core B.  

2.1.9 The fire strategy does not rely on any permanent on -site management in the development  as it will not 

be provided.  

2.1.10 The no. of storeys and the height of each block is shown in Table 3. Indicative layout s of the 

development are illustrated in Figure 1 to Figure 8. 

Table 3 - No. of storey and height o f cores  

Block Core No. of storeys Approximate Height  

A A 4 (GF+3) 9.5m 

B/C 
B 7 (GF+6) 18.7m 

C 8 (GF+7) 22.1m 

 

Figure 1 - Indicative Ground Floor layout  

 

Figure 2 - Indicative First Floor layout  

2. PROJECT OVERVIEW 
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Figure 3 - Indicative Second Floor layout  

 

Figure 4 - Indicative Third Floor layout  

 

Figure 5 - Indicative Fourth  Floor layout  

 

Figure 6 - Indicative Fifth Floor layout  

 

Figure 7 - Indicative Sixth Floor layout  














































