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1. Fire statement Form.

Fire statement form

Application information

1. Site address line 1 Former John Lewis Depot, Letcombe Street

Site address line 2

Site address line 3

Town Reading
County Berkshire
Site postcode (optional) RG1 2HN

2. Description of proposed development Demolition of the existing building and redevelopment of the site comprising erection of a new building for up to 170 build to rent residential dwellings (Use Class C3) together with flexible
including any change of use (as stated community space (Use Class F1/F2), residents’ facilities, landscaping, public realm, amenity space and cycle parking.

on the application form):
This document refers to Blocks A, B and C (as shown in section 5 below) to refer to different parts of the building however the blocks are interconnected at each level and so the building is

considered to form one single building.

3. Name of person completing the fire All Hoare Lea design projects are overseen by chartered engineers with proven experience on a wide range of fire safety consultancy projects. All work produced at Hoare Lea has been
statement (as section 15.), relevant reviewed by a senior engineer.
qualifications and experience.
This statement has been produced, reviewed and approved by the following key individuals. The design and development of the fire safety strategy will be undertaken by the same individuals.
Guide: no more than 200 words

Approver - Steve Buckley (Director) - BEng (Hons), CEng, MIFireE, C.Build E MCABE, ARICS

Reviewer - Eric Swainson (Senior Associate) - MEng (Hons), CEng, MIFireE,

Author - Laurence Clement (Senior Fire Engineer) - MEng (Hons)

4, State what, if any, consultation has been | None so far.
undertaken on issues relating to the fire
safety of the development; and what
account has been taken of this.

Guide: no more than 200 words

5. Site layout plan with block numbering as per building schedule referred to in 6.
(consistent with other plans drawings and information submitted in connection with the application)

Site layout plan is:
provided as a separate plan

Refer to Section 5 of this report.

Principles, concepts and approach relating to fire safety that have been applied to the development
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6. Building schedule

Site information

Building information

Residential safety information

a)

block no. as per
site layout plan
above

b)

e block

height (m)

e number of

storeys excluding those
below ground level

e number of

storeys including those
below ground level

c)
proposed use
(one per line)

d)

location of use within block
by storey

e)

standards relating
to fire safety/
approach applied

f)
balcony materials

g)
external wall systems
materials

h)
approach to evacuation

i)
automatic fire
suppression

J)
accessible housing
provided

Block A e  Approximately 20m Mixed use: e Plant, residential Approved class A2-s1, dO or class A2-s1, dO or stay put Yes to residential M4(2) & M4(3)
from the lowest Levels 1-6 - ancillary (including Document B better better areas- residential
adjacent ground floor to | Residential flats, community space, Volume 1 sprinklers, full
the top habitable floor. Gym, wellness area,

However, all blocks are | Ground - homework spaces, BRE 187 for Yes to non-residential
interconnected on all Residential flats Dining area, lounge external fire areas- commercial
levels and form a single | Community and a cycle store) and | spread sprinklers, full
Higher Risk Building space residential flats at
with a height of 22.9m. | Dining area ground.
e Seven storeys including | Gym e Residential flats at first
ground. However, all Wellness area to sixth floor.
blocks are Lounge
interconnected and form | Plant
a single Higher Risk Residential
Building with a total homework
storey count of 8 spaces
e No parts of the building | Cycle store
have a basement level

Block B e Approximately 22.9m Mixed use: e Plant, residential Approved class A2-s1, dO or class A2-s1, dO or stay put Yes to residential M4(2)
from the lowest Levels 1-7 - ancillary (including Document B better better areas- residential
adjacent ground floor to | Residential flats, community space, Volume 1 sprinklers, full
the top habitable floor. Gym, wellness area,

e [ight storeys including | Ground - homework spaces, BRE 187 for Yes to non-residential
ground. Community Dining area, lounge external fire areas- commercial
e No parts of the building | space and a cycle store) and | spread sprinklers, full
have a basement level Dining area residential flats at
Gym ground.
Wellness area e Residential flats at first
Lounge to seventh floor.
Plant
Residential
homework

spaces
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Cycle store
Block Approximately 22.9m Mixed use: Plant, residential Approved class A2-s1, dO or class A2-s1, dO or stay put Yes to residential M4(2) & M4(3)
C from the lowest Levels 1-7 - ancillary (including Document B better better areas- residential
adjacent ground floor to | Residential flats community space, Volume 1 sprinklers, full
the top habitable floor. Gym, wellness area,
Eight storeys including | Ground - homework spaces, BRE 187 for Yes to non-residential
ground. Community Dining area, lounge external fire areas- commercial
No parts of the building |space and a cycle store) and | spread sprinklers, full
have a basement level Dining area residential flats at
Gym ground.
Wellness area Residential flats at first
Lounge to seventh floor.
Plant
Residential
homework
spaces
Cycle store

Specific technical complexities

Explain any specific technical complexities in terms of fire safety (for example green walls) and/or departures from information in building schedule above
Guide: no more than 500 words

The table above splits the building into three blocks however, each block has access to the other blocks on every level, it would be more accurate to describe the building as a single 22.9m tall residential building and so the fire
strategy design of the building has been designed on this basis. As the building extends in height the blocks drop off with the top storey of Block A at the sixth floor, the top storey of Block B and C at the seventh floor. A firefighting
shaft is provided in each block.

Each stair core is provided as an evacuation shaft in line with the future ADB amendments that were issued in March 2024. That is, each evacuation shaft is provided with stairs, an evacuation lobby with a refuge, and an evacuation
lift. All internal residential ventilated common corridors are provided with travel distances at a maximum of 7.5m from the flat to the evacuation lobby doors. No flats open directly into the evacuation lobby. All residential core layouts
are considered to be ADB compliant.

The smoke ventilation provided to the residential common corridors is designed based on a mixture of Diagram 3.8b and Diagram 3.7a of Approved Document B and the guidance of the 2024 amendments to ADB whereby the
evacuation lobbies are provided with natural smoke ventilation (1.0m? shaft), and the corridors and rooms providing access to the evacuation lobby are provided with a mechanical smoke ventilation system (0.6m? - 1.0m?).

The ground floor entrance reception/lounge, that is accessed from the ground floor evacuation lobby, will be provided with an AOV of 1.5m?.

As detailed above, all spaces approaching the evacuation lift lobby are ventilated either by a mechanical smoke shaft (0.6m? - 1.0m?) or a natural AOV.

In line with the recommendations of ADB, single direction travel distances in the building have been limited. A single direction of escape is provided from a flat, along a ventilated corridor, to the door to the protected and ventilated
lobby with a maximum travel distance of 7.5m. Where travel is possible in more than one direction in the ventilated corridor the maximum travel distance is limited to 30m to the protected stair lobby.

The flats located between and connecting each block will be accessed via balconies which are permanently open to external. Approved Document B does not provide guidance on apartments accessed via an open balcony as such the
guidance for balcony deck access in BS 9991:2024 has been used to supplement the advice in ADB. All balcony deck apartments are provided with two directions of escape and are in line with the recommendations in Section 7.3 of
BS 9991. The exception to this is for the flats on the 6™ floor are accessed by balcony with a single direction of escape, as such in addition recommendations in BS 9991 for single direction balcony deck escape are followed for these
flats.

BS 9991:2024 states that the guidance applicable to balcony deck access flats in BS 9991 is only relevant where the access to the balcony deck is directly from the stair or evacuation lift lobby. For the proposed scheme this is
achieved with at least one side of each balcony deck giving direct access to the evacuation lift lobby.

Three evacuation lifts will be provided as an enhancement over the minimum requirements of ADB code guidance to facilitate the evacuation of mobility impaired occupants. Every floor will have access to a minimum of at least two
evacuation lifts which is considered to give mobility impaired occupants multiple options should they be unable to use the stairs.

In order to facilitate use of the evacuation lifts it is proposed to provide a refuge in all evacuation lobbies on every level where step free access to external is not provided. A refuge will have dimensions 200mm x 1400mm and will be
located as to not impede the means of escape of other occupants (i.e. it should not reduce the clear width of the stair). Each refuge will be provided with an Emergency Voice Communication (EVC) system conforming to BS 5839-9
and consist of a Type B outstation to facilitate people using the refuge space to communicate with building management and facilitate their evacuation.

All stairs discharge to the external at ground floor level. Core A, B and C are separated from the ground floor amenity areas with a smoke ventilated evacuation lobby. Discharge from these stairs is via a protected corridor which for all
cores is less than 18m in length. There is an 18m or less distance from a suitable parking position for a Fire Service pumping appliance vehicle and to the entrance to each firefighting shaft.

No carparking facilities are provided in the building.
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Application information

- Issues which might affect the fire safety of the development
Explain how any issues which might affect the fire safety of the development have been addressed.
Guide: no more than 500 words

- Open plan flats are proposed. The guidance of Approved Document B does not address or consider open-plan flats, (i.e. where a bedroom is an inner room which requires egress via an access room, e.g. living room or kitchen),
however it is considered reasonable and most appropriate to supplement the guidance of Approved Document B with the guidance of BS 9991 : 2024 for internal flat design. The guidance of Section 5.6 and 8.4 of BS 9991 : 2024
will be complied with.

- A brown roof (note that a brown roof is similar to a green roof but does not contain specific planting and instead relies on seeds deposited on the roof from birds and the wind) will be provided and as such will be designed in

accordance with ‘The Fire Performance of Green Roofs and Walls’, published by the Department for Communities and Local Government. The following will be provided:

- A 300mm fire break will be provided around all perimeters and penetrations (e.g. roof lights, soil pipes and rain water outlets, etc);

- A 500mm fire breaking will be provided around the openings into the building (e.g. doors, windows, opening roof lights, smoke vents etc) and around PV panels.

- Additionally, 1000mm wide fire breaks every 40m are recommended to prevent significant fire spread over the building on the green/brown roof; and

- Fire breaks must consist of non-vegetated strips with either 20-50mm size rounded pebbles to a minimum depth of 50mm placed directly onto the drainage board, or concrete paving stones that are a minimum 40mm thick or
similar non combustible material.

- The organic content of the growing medium will be limited to 50% and should have a minimum depth of 80mm.

- It is noted that communal kitchen facilities are proposed to be located at ground floor level, the intent is that people will be able to hire out the space as such it will be similar to a large residential kitchen rather than a full commercial
kitchen. The kitchen area is proposed to be open to a communal dining space. The kitchen is compartmented away from the rest of the ground floor amenities and from the evacuation lobby, in an area proposed to be protected by a
commercial sprinkler system designed in accordance with BS EN 12845, The communal areas are ventilated as detailed above and separated from the residential stairs via smoke vented protected evacuation lobbies.

- PV panels will be provided at roof level and will be provided with a cut-off switch which the Fire Service can use to shut down the PV panels and prevent the PV panels from generating power to the building, arc-fault protection will
be provided to the PV panels.

- Itis noted that an electric tug will be provided in a dedicated enclosure accessed from the refuse store at ground floor. Charging of the electric tug in the dedicated enclosure will be provided with the enhancement of an enclosure of
increased fire resistance to 120 minutes. The refuse stores are accessed both internal and externally, where accessed internally they are via protected lobbies with O.2sgm permanent smoke ventilation to external. Refuse stores are
not located off the discharge routes from the stair.

The bike storage area located on the ground floor will be enclosed with construction achieving fire resistance equivalent to that of the elements of structure, i.e. 120 minutes fire resistance (REI 120) as an enhancement to address the

presence of electric bikes. It is not proposed to provide E-bike charging facilities within the cycle store.

7.  Local development document policies relating to fire safety
Explain how any policies relating to fire safety in relevant local development documents have been taken into account.
Guide: no more than 500 words

The development is located in Reading, Reading has no specific local policies relating to fire safety. However, best practice enhancements to fire safety design, such as the provision of evacuation lifts, have been provided for this
development. John Lewis Partnership take fire safety very seriously, and are committed to ensuring their buildings comply with current best-practice fire safety standards to ensure the safety of all future residents.

Emergency road vehicle access and water supplies for firefighting purposes

8. Fire service site plan
Explanation of fire service site plan(s) provided in 14. Including what guidance documents have informed the proposed arrangements for fire service access and facilities?
Guide: no more than 200 words

Approved Document B Volume 1 2019 edition with 2020 and 2020 amendments has been used to design the fire safety strategy for the development. The building is provided with three firefighting shafts, with one in each block
designed in accordance with the guidance of AD-B Volume 1 2019 edition with 2020 and 2022 amendments.

The Fire Brigade pump appliance route is highlighted in yellow in the figure in Item 14, this route is via existing road access surrounding the building. Fire Brigade pedestrian access points into each building are shown by the red arrows.
Vehicle tracking has been carried out at the end of Crossland Road to demonstrate that sufficient turning facilities are provided.

9. Emergency road vehicle access
Specify emergency road vehicle access to the site entrances indicated on the site plan
Guide: no more than 200 word's

Access for the Fire Service will be provided at Ground Floor level into each of the residential cores and firefighting shafts via a protected passageway less than 18m in length or direct into the stairs. Appliance access route provisions for
the Fire Brigade at the residential areas will be provided within 18m of every dry fire mains inlet located adjacent to the entry to the stair.
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Application information

The roads offering access to the building (i.e. Mill Lane, Letcombe Street and Crossland Road) are existing and considered suitable for fire appliance access. Vehicle tracking has been carried out at the end of Crossland Road to
demonstrate that sufficient turning facilities are provided.

Is the emergency vehicle tracking route within the site to the siting points for appliances clear and unobstructed?
yes

10. Siting of fire appliances
Guide: no more than 200 words

Fire appliances may be located along all the roads surrounding the development giving access to each building as shown in the figure in Iltem 14.
Access route provisions for the Fire Brigade at the residential areas will be provided within 18m of every dry fire mains inlet.

Hose laying distances to all parts of the building are achieved, either within 45m of the appliance parking position or within 60m of the dry riser outlets in the firefighting cores.

11. Suitability of water supply for the scale of development proposed
Guide: no more than 200 word's

Hydrant layout provided
There are sufficient existing hydrants within 90m of each building access and dry riser inlets, the fire hydrant layout has been appended.

Nature of water supply:
hydrant- public

Does the proposed development rely on existing hydrants and if so are they currently usable / operable?
don't know
Functionality will be confirmed, and if existing hydrants aren't functional then additional hydrant(s) will be provided.

12. Fire service site plan
Fire service site plan is:
provided as a separate plan

Refer to Appendix 3.

Fire statement completed by

13. Signature Laurence Clement MEng (Hons)

LN

Eric Swainson MEng (Hons), CEng, MIFireE

Steve Buckley (Director) - BEng (Hons), CEng, MIFireE, C.Build E MCABE, ARICS

Kozl 5
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14. Date 03/07/2025

HOARE LEA@
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2. Thames Water survey and hydrant provision.
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3. Fire Service appliance access.
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4, Vehicle tracking Crossland Road.
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Section 5. Site layout plan with block numbering as per building schedule referred to in Section 6.
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