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Client Details  

Client  Grainger Residential Limited 

Client Address  
Grainger Residential Limited, Citygate, St James Boulevard, Newcastle Upon Tyne, 
NE1 4JE 

Project  John Street, Cardiff 

 

Validity  

This report is produced on the basis of the information and experience available at the time of preparation. It is 

applicable to the above-mentioned project only in accordance with the clientôs instructions. It is only valid provided 

no other modifications are made other than those for which a formal opinion has been sought from and given by 

Helios Fire & Construction Consultancy UK. 

The report outlines the principal opinion of Helios Fire & Construction Consultancy and is prepared based on 

information issued by other parties, this report should not be viewed as an approval of that information and no liability 

is accepted for its accuracy. 

All legislation quoted is primarily concerned with life safety and property protection is not specifically considered 

although the fire protection provisions to be provided for the building will offer some degree of property protection. 

Furthermore, other issues such as insurersô requirements, cultural heritage, environmental, or continuity issues have 

not been specifically addressed or included within the development of the fire safety strategy. 

Transmission and receipt of Information used in the preparation of the Fire Safety Strategy is agreed on the basis 

outlined in the fee proposal as issued by Helios Fire & Construction Consultancy. Should a web-based document 

management system be used, information that is specifically to be assessed and reviewed by Helios Fire & 

Construction Consultancy should be issued directly to the representative of Helios Fire & Construction Consultancy. 

The acceptance of access onto any web-based system by Helios Fire & Construction Consultancy does not 

constitute an acknowledgement that all information on the specific portal will have been assessed and reviewed. 

In preparing this fire strategy the design and construction will, unless stated otherwise in this report, be in accordance 

with the design principles of BS9991, BS9999, applicable British Standards /Approved Documents and relevant 

codes of practice. 

The terms 'will' and 'will be' in this report represent Helios Fire & Construction Consultancyôs recommendations and 

understanding regarding the proposed design, construction, or management of the development. The validity of this 

report depends on these items being implemented as outlined. 

This report relates to a project that is subject to third party approval.  It must be ensured that the contents of this 

report are agreed with all relevant approval bodies prior to implementation. 

 

  



Project Reference: FSE2459 

FSE2459 / Issue No: 02 / 20.06.25 / Fire Safety Strategy Report, John Street, Cardiff                   Page 4 

Contents  

1 Overview of Development ................................................................................................................ 6 

1.1 Description ................................................................................................................................ 6 

1.2 Height to Top Occupied Storey ................................................................................................. 6 

1.3 General Building Arrangements ................................................................................................ 7 

1.3.1 Ground Floor...................................................................................................................... 7 

1.3.2 Level 01 ............................................................................................................................. 7 

1.3.3 Level 02 to 05 .................................................................................................................... 8 

1.3.4 Level 06 ............................................................................................................................. 8 

1.3.5 Level 07 to 17 .................................................................................................................... 9 

1.3.6 Level 18 to 26 .................................................................................................................... 9 

1.3.7 Level 27 ........................................................................................................................... 10 

1.3.8 Roof Level ....................................................................................................................... 10 

1.4 Fire Sketches .......................................................................................................................... 11 

1.5 Occupancy .............................................................................................................................. 19 

1.6 Purpose of Report ................................................................................................................... 19 

1.7 Client Requirements ............................................................................................................... 19 

1.9 Sources of Information ............................................................................................................ 20 

2 Statutory Compliance ..................................................................................................................... 21 

2.1 The Building Regulations ........................................................................................................ 21 

2.2 Regulation 7 ï Building Regulations........................................................................................ 21 

2.3 Guidance ................................................................................................................................ 21 

2.3.1 Accessible Design............................................................................................................ 21 

2.4 Regulation 38 of the Building Regulations ............................................................................... 21 

2.5 The Regulatory Reform (Fire Safety) Order 2005.................................................................... 21 

2.5.1 Fire Safety Order 2005 .................................................................................................... 21 

2.5.2 Fire Safety Act 2021 ........................................................................................................ 22 

2.5.3 Fire Safety England Regulations ...................................................................................... 22 

2.6 Building Safety Act .................................................................................................................. 22 

2.7 Construction, Design and Management Regulations ............................................................... 22 

2.8 Third Party Accreditation Schemes ......................................................................................... 22 

3 Access & Facilities for the Fire & Rescue Service .......................................................................... 23 

3.1 General Access....................................................................................................................... 23 

3.2 Vehicle Access ....................................................................................................................... 23 

3.3 Firefighting Provisions ............................................................................................................. 24 

3.3.1 Firefighting Stairs ............................................................................................................. 24 

3.3.2 Firefighting Lobbies.......................................................................................................... 24 

3.3.3 Firefighters lift. ................................................................................................................. 24 

3.3.4 Rising Mains .................................................................................................................... 25 

3.4 Smoke Ventilation................................................................................................................... 25 

3.4.1 Smoke Ventilation to Firefighting Shafts .......................................................................... 25 

3.5 Wayfinding Signage................................................................................................................ 25 

3.6 Communications Over 50m .................................................................................................... 25 

3.7 Falling Debris ......................................................................................................................... 25 

3.8 Fire Hydrants .......................................................................................................................... 25 

3.9 Automatic Water Fire Suppression System............................................................................. 26 

3.10 Emergency Evacuation Alert System .................................................................................. 26 

3.11 Firefighting Power Supplies ................................................................................................ 26 

3.12 Secure Premises Information Boxes ................................................................................... 26 

4 Active Fire Protection Systems ...................................................................................................... 27 

4.1 Fire Detection and Alarm ........................................................................................................ 27 

4.1.1 Flats ................................................................................................................................ 27 

4.1.2 Communal Areas ............................................................................................................. 27 

4.1.3 Commercial Units ............................................................................................................ 27 

4.2 Emergency Evacuation Alert System ...................................................................................... 27 

4.3 Emergency Lighting and Signage ........................................................................................... 27 

4.3.1 Wayfinding Signage ........................................................................................................ 28 

4.4 Automatic Water Fire Suppression System (AWFSS) ............................................................. 28 

4.4.1 Residential Areas ............................................................................................................ 28 

4.4.2 Amenity/ Social Spaces/ Ancillary Areas and Commercial Areas..................................... 29 

4.5 Evacuation Lifts ...................................................................................................................... 29 

4.6 Smoke Ventilation................................................................................................................... 29 

4.6.1 Pressurisation.................................................................................................................. 30 

4.6.2 Mechanical Smoke Ventilation System (MSVS)............................................................... 30 

4.6.3 Smoke Shafts .................................................................................................................. 31 

4.6.4 Smoke Control Vents and Automatic Opening Vents (AOVs) .......................................... 31 

4.6.5 General Requirements .................................................................................................... 31 

4.6.6 Ancillary Smoke Ventilation ............................................................................................. 31 

4.6.7 Smoke Ventilation Summary ........................................................................................... 31 

4.7 Fire and Smoke Dampers ....................................................................................................... 33 

4.8 Power Supplies ...................................................................................................................... 33 

5 Horizontal Means of Escape .......................................................................................................... 34 

5.1 Flat Types .............................................................................................................................. 34 

5.1.1 Open Kitchens ................................................................................................................. 34 

5.1.2 Flats with Restricted Distances ........................................................................................ 34 

5.1.3 Open Plan Flats............................................................................................................... 34 



Project Reference: FSE2459 

FSE2459 / Issue No: 02 / 20.06.25 / Fire Safety Strategy Report, John Street, Cardiff                   Page 5 

5.1.4 Balconies ......................................................................................................................... 34 

5.2 Roof Garden/ Roof Terrace ..................................................................................................... 35 

5.2.1 Construction of Communal Terraces and Roof Gardens .................................................. 35 

5.3 Social Amenity Space ............................................................................................................. 36 

5.4 Travel Distances ..................................................................................................................... 36 

5.4.1 Travel Distances .............................................................................................................. 36 

5.4.2 Residential Summary ....................................................................................................... 36 

5.4.3 Commercial Summary ..................................................................................................... 36 

5.4.4 Roof Areas ....................................................................................................................... 36 

5.4.5 Ancillary Accommodation Summary ................................................................................. 37 

5.5 Exit Width Requirements ......................................................................................................... 37 

5.5.1 Clear Exit Widths ............................................................................................................. 37 

5.5.2 Residential Required Exit Widths ..................................................................................... 37 

5.5.3 Ancillary Required Exit Widths ......................................................................................... 37 

5.5.4 Commercial Units Required Exit Width ............................................................................ 38 

5.6 Escape Routes ï General ....................................................................................................... 38 

5.6.1 Inner Rooms ï Amenity Space......................................................................................... 38 

5.6.2 Protected Common Corridors .......................................................................................... 38 

5.6.3 Protected Entrance Halls ................................................................................................. 38 

5.6.4 Non-Protected Corridors .................................................................................................. 38 

5.6.5 Cross Corridor Protection................................................................................................. 39 

5.6.6 Services Running Horizontally within Common Corridors................................................. 39 

5.6.7 Exits ................................................................................................................................. 39 

5.6.8 External Escape Routes .................................................................................................. 39 

6 Vertical Escape .............................................................................................................................. 40 

6.1 Vertical Escape ....................................................................................................................... 40 

6.2 Vertical Clear Widths .............................................................................................................. 40 

6.2.1 Treads ............................................................................................................................. 40 

6.2.2 Final Exit Routes from Stairs ............................................................................................ 40 

6.3 Vertical Escape Routes ï General .......................................................................................... 40 

6.3.1 Firefighting Stair ............................................................................................................... 40 

6.3.2 Protected Escape Stair .................................................................................................... 40 

6.3.3 Evacuation/Firefighters lifts .............................................................................................. 40 

6.3.4 Fire Protection to Internal Angles on External Walls......................................................... 40 

6.4 Smoke Ventilation to Stairs ..................................................................................................... 41 

6.5 Accessible Means of Escape .................................................................................................. 41 

7 Internal Fire Spread ï Linings ........................................................................................................ 42 

7.1 Internal Linings ....................................................................................................................... 42 

8 Internal Fire Spread ....................................................................................................................... 43 

8.1 Elements of Structure ............................................................................................................. 43 

8.2 Minimum Fire Resistance Requirements ................................................................................ 43 

8.3 Compartmentation .................................................................................................................. 43 

8.3.1 Junctions with Compartment Walls and Roof .................................................................. 43 

8.3.2 Fire Protection to Internal Angles on External Walls ........................................................ 43 

8.4 Ancillary Accommodation ....................................................................................................... 44 

8.5 Fire Doors .............................................................................................................................. 45 

8.5.1 Doors on Escape Routes ................................................................................................. 45 

8.6 Smoke Control Dampers ........................................................................................................ 45 

9 Fire Rated Elements and Fire-Stopping ......................................................................................... 46 

9.1.1 Fire-Stopping ................................................................................................................... 46 

9.1.2 Junctions to Fire Rated Elements .................................................................................... 46 

9.1.3 Fire Barriers .................................................................................................................... 46 

9.2 Penetrations to Fire Rated Construction ................................................................................. 46 

9.2.1 Pipe Penetrations ............................................................................................................ 46 

9.2.2 Ductwork Penetrations .................................................................................................... 47 

9.2.3 Air Transfer Grilles .......................................................................................................... 48 

9.2.4 Exhaust from HVAC Whole Building or Interconnected Dwelling Systems ....................... 48 

10 Concealed Spaces ........................................................................................................................ 49 

11 External Fire Spread ï External Wall and Roof Construction ......................................................... 50 

11.1 Combustibility of External Walls .......................................................................................... 50 

11.2 External Surfaces ï Surface Spread of Flame .................................................................... 50 

11.3 Materials and Products ....................................................................................................... 51 

11.4 Cavities Barriers and Fire Barriers ...................................................................................... 51 

11.5 Roof Coverings ................................................................................................................... 51 

11.5.1 Photovoltaic Panel Arrays ............................................................................................... 51 

12 External Fire Spread ï Space Separation ...................................................................................... 52 

12.1 Relevant Boundaries ........................................................................................................... 52 

12.2 Space Separation ............................................................................................................... 52 

12.2.1 Space Separation Calculations ........................................................................................ 53 

13 Fire Safety Management ............................................................................................................... 54 

13.1 Management Level and Requirements ................................................................................ 54 

13.1.1 Management ................................................................................................................... 54 

13.1.2 Fire Risk Management Strategy ...................................................................................... 54 

13.1.3 First Aid Firefighting Provisions ....................................................................................... 54 

 

  



Project Reference: FSE2459 

FSE2459 / Issue No: 02 / 20.06.25 / Fire Safety Strategy Report, John Street, Cardiff                   Page 6 

1 Overview of Development  

1.1 Description  

John Street build to rent development consists of two towers with a central link Tower at the lower levels. Tower A 

comprises 28 storeys (ground and 27 upper floors), Tower B comprises of 18 storeys (Ground and 17 upper floors) 

and the central link Tower (Tower C) comprises of six storeys (Ground and five upper floors).  

 

Figure 1:  Site Plan  

 

Figure 2:  3D Visual  

1.2 Height to Top Occupied Storey  

For the purposes of this fire safety strategy the height of the building has been taken from the lowest surrounding 

ground level to the top occupied storey. Tower A is assumed to be approximately 86m to top occupied storey and 

Tower B approximately 55m. 

 

Figure 3:  Section  
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1.3 General Building Arrangements   

1.3.1 Ground Floor  

Ground floor consists of amenity space, commercial shell and core unit and ancillary accommodation such as refuse 

stores, cycle stores and plant. The ground floor does not have any residential accommodation. Each stair will have 

access to outside directly or via a protected corridor. The total approximate floor area is 1,757m2. 

Independent of the main building there are smaller commercial units within the arches under the railway and smaller 

ancillary accommodation (amenity and cycle stores) serving the main building.  

 

Figure 4:  Ground Floor  

1.3.2 Level 01  

Levels 01 comprises of residential accommodation. Tower A, B and link building communicate at this level with a 

total of four stairs serving first floor. There is a portion of double height space from ground floor amenity and 

commercial that will be separated from the residential areas by 120 minutes fire protection. The total approximate 

floor area is 1,511m2. 

 

Figure 5:  Level 01  
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1.3.3 Level 0 2 to 05 

Levels 02-05 comprises of residential accommodation. Tower A, B and link building communicate at this level with 

a total of four stairs serving these floors. The total approximate floor area is 1,769m2. 

 

Figure 6:  Level 0 2 - 05 

1.3.4 Level 0 6 

At Level 06, the central link C building roof terrace separates both towers. There is access from both Tower A and 

B onto the terrace. Tower A comprises of flats only whilst Tower B contains a small amenity space area in addition 

to residential accommodation. Both towers contain two staircases. The approximate floor area of each floor within 

each tower is 652m2. 

 

Figure 7:  Level 0 6 
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1.3.5 Level 07 to 17  

Levels 07 ï 17 comprises of two separate towers (A and B). Each tower contains residential accommodation and 

are both served by two stairs. The approximate floor area of each floor within each tower is 652m2.  

 

Figure 8:  Level 07 ï 17 

 

1.3.6 Level 18 to 26 

At Level 18, Tower B finishes. From Levels 18 - 26 Tower A continues comprising of residential accommodation. 

The total approximate floor area for each floor is 652m2. 

 

Figure 9:  Level 18 ï 26 
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1.3.7 Level 2 7 

Level 27 for Tower A comprises of residential accommodation and a small amenity area. The total approximate floor 

area is 652m2. 

 

Figure 10:  Level 27 

 

 

1.3.8 Roof Level  

The figure below shows the roof level. The roof will comprise of plant equipment.  

  

Figure 11:  Roof Level  
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1.4 Fire Sketches  
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