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Section 1.Executive Summary

Harris Associates internal project reference HADrury Lane, 145
Project name 145 Drury Lane
Address e e
Building's storey height 20.01m
Original year of construction 1916
Type of FRAEW assessment that has been carried out Basic
Number of storeys above ground level 6
Building attachments Yes

Private balconies and terraces constructed witin-combustible materials.

Current evacuation policy Full Simultaneous Evacuation Polic

Number of staircases across the building 2
1.1 External Wall Types & Fire Risk Rating

The building largely consists of the follovartgrnal wall types:

Fire Risk Rating for External Wall Type 1(EYT Render
Facade

Fire Risk Rating for External Wall Type 2(ERYT Masonry
FacadeTypes (Brick, Portland stone, terracotta infills)

The building overall assessment is as follows:
Building Overall External WalFire Risk Rating
Is the fire risk to lifeassociatedwith external walls tolerable?

Is remediation required in line with the PAS 9980 assessmel
carried out?

Are there any interim measures to be implemented?
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Section 2. Quality Standards Control

2.1 Quality Standards Control

The signatories below verify that this FRAEW report has been prepared in accordance with
quality control requirements. These procedures do not affect the content aneéxmessed by
the originator.

This document must only be treated as a draft unless it has been signed by the Originator ¢
approved by the Managing Director.

2.2 Disclaimer

This report is intended solely for the use ofribgucting client to whom it is addressed and no
responsibility is accepted to any third party for the whole or part of its contents.

Neither the whole nor any part of this report may be included in any professional document,
circular or statement, nor published, reproduced or referred to in any way without our writtel
approval of the form and context in which it may appear.

This report has been prepared for the stated objective and should not be used for any other
purpose without the prior written autiity of Harris Associates; we accept no responsibility or
liability for the consequences of this document being used for a purpose other than for whic
was commissioned.

To the extent that the document is based on information supplied by others, Harris Associa
accepts no liability for any loss or damage suffered by the client. If you suffer loss as a resu
breach of contract or negligence, our liability shalhfiéelil to a just and equitable proportion of
the loss having regard to the exteihtesponsibility of any other party.

None of our employees, partners or consultants individually has a contract with you or owes
duty of care or personal responsibility. You agree that you will not bring any claim against a
individuals personally in connection with our services.

Our liability shall not increase by reason of a shortfall in recovery from any other party, whe'
that shortfall arises from an agreement between you and them, your difficulty in enforcemer
any other cause

Ths FRAEW template is proprietary and confidential. Unauthorized reproduction or distribut

prohibited.
© 2025 Harris Associates. All rights reserved.
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Section 3. Statement of Competence

3.1 The FRAEW has been carried out by engineers and technicians who have the approprii
of experience and expertise in respect of the inspection, assessment and provision of advic
connection with external walls.

3.2 The full scope d¢iie FRAEW services provided by Harris Associates are execinedsie.
This extends to the planning and preliminary site inspection assessments, desktop assessn
all onssite investigations and the preparation of the output FRAEW report.

3.3 Competency Statement of the Assessor:

The principal engineer engaged in connection with the production of this FRAEW on behalf
cc¢l I RtW +t YARCqWt WRY W~1 OWNe¢ Gl W?2ezac¢UWs 6 VI
engineering and fire safety including the design of new and iatiessgn the existing buildings.
His core special abilities have been developed in the fields of fire safety, forensic investigati
construction oversight, intrusive assessments, and particularly in thextaftultistorey

residential blocks, mixed use developments and education / student accommodation assets

As the Head of Facade Consultancy at Harris Associates, Tamer is responsible for the delix
all facade(s) and cladding related services, extending across our investigations, design guic
and consultation, due diligence provision, statutory comgdiamd construction oversight. | lea
Q6 WWgPlec GWYnWt t RGGUT WG Yntt RYUcat wyUWgé I

3.4 Mr. Duman holdbe following professional memberships:

5W96¢! ql BT WEUNRUWWI AWEUNRUWII RONWO Ve URRI
SW[eddW~WaANI WYnwf Ut qRage qRYUWY NWIS6¢! qldl 1]
SW[eddW~NaANI WYnWodel qul BT W 4+ YHRE qRY ULWY
SW[eddW~NaGANI WYnWag6 WEYHRY ! WYNW[ &7 ¢T IJWE!

3.5 As required by the PAS 9980 guidance Tamer Duman makes the following statement:

5Wf Wee21Wl el Wwe U7 weUT Wt qYYT WagsWEYaa 0 q«
external walassessors set out in Section 8 and Annex H of PAS 9980:2022.

5Wf W6cec2PWeT DhueeqlWe UT W daw2¢UquUeYaGcGlqllUHI
5Wf W6ec20UW ennRARVUqWt UYsaWT NnAW t Radt we Ul
able to complete an assessment at the level required.

5Wf W6ec2PWqs W Naw2¢Uaqut t RadGAWwWt OYs a7 nIJwe !
intrusive inspections.

5Wf W6ec2VWaq6 I IWHYAIGUqUURDWqYLWE GGl ¢ R WWe UT W
of fire peformance and provide an opinion on the risk.

SWNG I yWwe !l JwWwoOYwrYUnaRAQH WYNWRUqUI 13t qWR U W
are my independent assessment of the risks and remedial actions and have not been influe
any way by the opinions or actions of others.

On behalf of Harris Associates
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Section 4. Instructions, Confirmation Of Parties

Confirmation of instructions received, client and other relevant parties

Harris Associates have been instructed by 145 Drury (Maweagement) Limited to undertake a
Fire Risk Appraisal of External Wall (FRAEW) assessment in line with PAS 9980.

The confirmation of instruction was received via email on the 22nd of March 2024.

On the 1st of May 2025, the invasive and visual surveys were carried out by Harris Associa
an access contractor team assisting us with opening and making good works.
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Section 5. Evidence of Documents Reviewed

5.1 Harris Associates were provided with the building’s firass&ssment. Therefore, the
building's fire risk assessment has been taken into consideration as part of this FRAEW.

Reviewed Document(s):

Latest Fire Risk Assessment (dated 2031 )ri-Fre
Scanned plan of the premises of the property

Scanned floor plans

O&M Manuals inspected esite (paper copiedp include Floor Plans, Elevation drawings and
Sections through elevations

Servicerecord of sprinklersystem conducted on 14/04/2025
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Section 6. Applicable Building Regulations and Approved
Document B

6.1 Based on thimformation we received and having conducted a planning research, we
understand that the building was originally constructed in 1916, and was repurposed during
presumably under the Building Regulations 1991, with amendments made in 1999 and the
relevant Approved Document B which was in effect at the time of construction (ADB 1999).

6.2 Building Regulations are a statutory instrument. i.e. it is a law. Building Regulations se
standards for the design and construction of buildings, including minimum standards for fire
safety, usually evidenced via linear design & / or testing.

The functional requirements of the fire performance are subject to Schedule 1 B1 to B5
requirements :

mW7NalW~JecUt WYnwi ¢l URUNDWe UT WEY #¢ G

W7=zaWf UqUl Ocd W[ RI JWEGI Wel Weix RURUNY b

W7 oaWf UgqWl Ucd W[ RI JWEGI Wel WulEql 2Hgeal Ub
W7NaWE+ql UOcd W[ RI DWEGI Wel

W7 Pall #Hillds fotlie G&RISerdida

X X X X

6.3 In the context of external wall systems and facades;ufrentBuilding Regulations 2010
Schedule 1 requires:

B4+ qll UctWscdiat WYnWgéWWHz2 RGT RUNLWY 6¢dd
from one building to another, having regard to the height, use and location of

g6 WWAz2ROT RUNWIO

B3.(4)mNSWWH2 RGT RUNW 6 ¢cdaWHIW ¥t RPUWT we 0T WH
FaYt UDWs R ROWRYUHD O UT W Ge H#HWY WRUWRat W ql

The need to assess and manage the risk of external fire spread applies to buildings of any |
With regard to B4(1) this regulation has not ltkeersubject of any amendment and is therefore
considered as the de facto standard since at least 2000.

6.4 Government provides guidance on how to satisfy the Building Regulations standards, vi
published documents referred to as ApprolZetuments. These Approved Documents provid:
general guidance on the performance expected of materials and building work in order to cc
with the Building Regulations and they also provide practical examples and solutions on ho
achieve compliance fasome of the more common building situations.

6.5 Approved Document B (ADB) provides practical guidance with respect to required
performance provisions of the fire safety elements of the Building Regulations.

6.6 Although ADB does ramiver all possible building scenarios and may not be applicable in
cases to all buildings, ADB does provide guidance in respect of the following:

5 WANY ql REqRUNDW6 WW Rt t WYnWRNUR q RBuildmG ! we Ul
5 WANY ql REqRUNDWq6 W Gl WeT WY nWnhRI JWY2 I Waé!
SWOVYUL ql edqRUNWIUFql UcllWscdat Wolle qac HE G I

5W ++ PDOHG! WYNnWac¢qldl Re bt dodtributelkiriive Ga@ biling Spopadllt
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Diagram 36 Provisions for external surfaces of walls . | Table 13 Provision of cavity barriers

and
institutional

See para 12.5and 126 . ASSEMBLY OR RECREATION Purpose group o which the provision applies(3)
b. ANY BUILDING BUILDING OF MORE THAN ONE STOREY ibdc 1a 37
OTHER THAN c. (see Table D1 Appendix D) dwelling Flat or ther Office, shop &
a. ANY BUILDING Gavity barriers to be provided: houses maiscnette resicential  commercial,

assembly &
recreation, industiial,
storage & other
non-residential

up to 10m 1. At the junction between an external cavity wall, which does nat
above a roof comply with Diagram 28, and a compartment wall that separates x x x

building|
height

compartment wall.

or any buildings; and at the top of such an externai cavity wall
less than of the building .
20m 10 which the 2. Above the enclosures ta a protected stairway in a house of x
public have three or more storays (see Diagram 29a). (1)
access 3. At the junction between an external cavity wall which does
not comply with Diagram 28, and every compartment fioor and - x X x

4. At the junction between a cavity wall which does not comply
with Diagram 28 and every compartment floor, compariment wall, = X X
or other wall or door assembly which forms a fire resisting barrier.

the external wall, of buildings which have a floor more than
20m above ground level.

"
> D 5. Ina protected ascape route, above any fire resisting
> ~ construction which is not carried full storey height, or (in the case - X X x
_Timor of & top storey) to the underside of the raof covering,(1)
more
6. Above any bedroom partitions which are not carried full storey
height, or (in the case of the top storey) to the underside of the . - X
roof covering.(1)
7. Above any corridor enclosures which are not carried full storey
KEY TO EXTERNAL height, or (in the case of the top storey) o the underside of the roof
any WALL SURFACE covering, where the corridor (which is not a protected corridor) should - - X x
dimension CLASSIFICATION be sub-divided to prevent fire or smoke affecting two alternative
over 20m relevant escape routes simultaneously (see paragraph 3.21 & Diagram 30).(2)
boundary 8. To sub-divide any cavity (including any roof space) so that the
Sk i3 distance between cavity barriers does not exceed the dimensions - - x x
no provision in given in Table 14,
respect of the _
‘bogndaries 9. Within the void behind the external face of rainscreen cladding
indicated at every floor level, and on the line of compartment walls abutting - x X

class 0 Key x provision applies
- provision does not apply

Notes

Index () ﬂfﬁ more 1. The provisions in items 2,5 and & do not apply where the cavity is enclosed on the lower side by a fire resisting ceiling

than 2_0. Timber (as shown in Diagram 31) which extends throughout the building, compartment or separated part.

Sﬁﬁmcﬁ'fs’:f; 2. The provision of item 7 does not apply where the storey is sub-divided by fire resisting construction carried full storey

acceptable height and passing through the line of sub-division of the corridor (see Diagram 30), or where the cavity is enclosed on the lower
d. ANY BUILDING e. ANY BUILDING (the index | relates side as described in Note 1.

to tests specified 3. The classification of purpose groups is set out in Appendix D, Tabls D1

in BS 476 Part 6)

Extracts from ADB992showing the provisions for external surfaces or walls and provisions 1
cavity barriers.

6.7 Given that the property is above 18m, the applicable ADB at the time for the external st
that arelessthan 1000mm from the relevant boundary requindsx (I) not more than 20.

6.8 Rqé Wl WINcl T+ WqYWgsWWnRI WGl nYlI GeUHDIWY™N
storeyat more than 20m above ground leiredulationmaterial used in the external wall
construction should be of limited combustibiliyoduct, filler material (not including gaskets,
sealants and similar) etc. used in the external wall construction should be of limited combus
(see Appendix A). This restriction does not apply to masonry cavity wall construction which
complies wih Diagran28inE IJH# q R Y U LU® O

6.9 The external envelope of a building should not provide a medium for fire spread if it is lik
be a risk to health or safefhe use of combustible materials for cladding framework, or of
combustible thermal insulation as an overcladding or in ventilated cavities, may present suc
risk in tall buildings, even though the provisions for external surfaces in Diagram 36 megrha
satisfied.

6.101t is not compulsory to follow the provisions detailed in ADB and other methodologies a
possible to evidence compliance with Building Regulations. These alternatives include:

W TYGqRYUWYnWe WneddWnRI WWIUNRUOWIWII RUNDLWY Yi
9 Aldhieving a BR135 classification (for an external wall system) via a BS 8414 test.

6.11 However, following the guidance of ADB is considered the most common and widely at
methodology when seeking to evidence compliance with Building Regulations. Where the
provisions in ADB do not cover a scenario in a building, or if it is spedditdig not to follow a
provision in ADB, a building then needs to be assessed under one of the referred methodol
establish that the building in question complies with the performance provisions of the Build
Regulations.
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6.12 Please note that the legal implications of compliance orawonpliance with ADB are
addressed in section 7 of the Building Act 1984 but fall outside the scope of this FRAEW re
Furthermore, PAS 9980 considers that it would be unreasonable to erpdsting building
necessarily to comply with the most up to date Building Regulations.

6.13 PAS 9980 references ADB and notes the relevance of ADB in the context of understan
potential issues regarding ignition risk, propagation / external fire spread, possible mitigatiol
measures etc. PAS 9980 also notes that it is important to undetb&ttinking and approach
behind the relevant version of the Building Regulations and applicable guidance such as AL
how this has altered over the years.

6.14 Compliance with the Building Regulations has been taken into consideration as part of
assessment and to that end in respect of the building ADB has been used as a benchmark
guidance but has not overtly determined the outcome of this FRAEW.

6.15 The current Building Regulations and Approved Document B (fire safety) volume 1: Dw
2019 edition (incorporating 2020 and 2022 amendments) requires that all external walll
components for a relevant buildings (with storey height over 18m), sudh blethk, be
constructed with Euroclass A2, sID or better materials, including the insulation products. The
provision of cavity barrier and the functional requirements of the current building regulations
ADB have not changed.

N
Table 10.1 Reaction to fire performance of external surface of walls
Building type Building height Less than 1000mm from the ~ 1000mm or more from the relevant
relevant boundary boundary
r
‘Relevant buildings’ as defined in Class A2-sl, dO" or better | Class A2-s1, dOM or better
regulation 7(4) (see paragraph 10.14) 4
All ‘residential’ More than 1Im Class A2-s1, dO® or better Class A2-s1, dO® or better
Eaf%%iggrzﬂ?ﬂ TIm or less Class B-s3, d2® or better No provisions
and 2)
Assembly and More than 18m Class B-s3, d2@ or better From ground level to 18m: class C-s3, d2®
recreation or better
From 18m in height and above: class B-s3,
d2? or better
18m or less Class B-s3, d2? or better Up to 10m above ground level: class C-s3,
d2® or better
Up to 10m above a roof or any part of the
building to which the public have access:
class C-s3, d2® or better®
From 10m in height and above: no
minimum performance
Any other building  More than 18m Class B-s3, d2® or better From ground level to 18m: class C-s3, d22
or better
From 18m in height and above: class B-s3,
d2? or better
18m or less Class B-s3, d2® or better No provisions
NOTES:

In all cases all the following provisions apply.

« Regulation 7(1A) prohibits the use of relevant metal composite materials in the external walls, and specified
attachments, of all buildings of any height (see paragraphs 1011 and 1012).

« The advice in paragraph 10.4 should always be followed.

In addition to the provisions within this table, buildings with a storey 18m or more above ground level should also
meet the provisions of paragraph 10.6.

In addition to the provisions within this table, buildings with a storey TIm or more above ground level should also
meet the provisions of paragraph 10.7.

1. The restrictions for these buildings apply to all the materials used in the external wall and specified attachments
(see paragraphs 1013 to 1016 for further guidance).

2. Profiled or flat steel sheet at least 0.5mm thick with an organic coating of no more than 0.2mm thickness is also
acceptable.

3. Timber cladding at least 9mm thick is also acceptable.

4.10m is measured from the top surface of the roof.

6.16 Consequently, it is reasonably considered that the building’s external envelope complie
with the relevant Building Regulations that were in effect at the time of its construction, as w
with current Building Regulations.
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Section 7.APPLICATION OF PAS 9980

7.1 Application of PAS 9980: Risk Rating

7.1.1 There are three key considerations in arriving at a risk rating for external walls from P,
guidance. Each of these three considerations hold a groupfattais relevant to risk of fire

spread over the external walls.

Fire performance

SN

Risk rating

t

L2

Fire strategy/

rescue service
Intervention

hazards and fire and

Fagade
configuration

7.2 Application of PAS 9980: Risk Influence & Weighing

7.2.1 Each risk factor is to be considered and determined if it has a positive, negative or neutral

influence, and the weight of each risk on the overall fire risk.

Apositivefactor limits the possibility of secondary fires igniting within the building.
Aneutralrisk factor does not have a great influence on the chance for secondary fires to ignite.

Al sk factor would notably influence the chance of secondary fires across the external w
The illustration below has been extracted fromRAS 9980 to highlight the findings of the risk facto

analysis is overlayed to determine the overall risk.

Positive factors

Tends towards the
conclusion that the risk s
tolerable and no actlon to

remediate fs necessary.

—————

Neutral factors

Negative factors

Tends towards the
conclusion that
either
the residual risk can be
tolerated;
or
further investigation or ine
depth technical assessment
should be carrled out in
relation to fire performance
to refine the riske

Tends towards the
conclusion that further
investigation fin-depth
technical assessment is

required in relation to fire
performance or remediation
s necessary.

————

Base
line

l_

Fire

performance

High

Fire
strategy/fire hazards
...... - l

Medium

Assess impact of
knowledge and risk
factors relating to fire
strategy and fire hazards,

Note: the scale is an
fllustrative tool and
essentially is intended to
be used only to indicate
where the risk sits
broadly within a band,
i, high end, low end or
in the middle.
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7.3 FRAEW Determination, PAS 9980 Benchmark Criteria &
Principles

7.3.1 APPENDIX A: FRAEW Determination, PAB@8®Bmark Criteria & Key Principles

Is the bullding
such that the risk of
‘external fire spread over the walls\ Yes No further conslderation other
is sufficiently low that an than to inform the FRA.

FRAEW Is not
required?

Is there either:
= sufficlent concern that
cavity barriers have not been
installed where required, or quality
of work hip is not adeg;
to warrant further consideration; or
- any other factors present that
might have a negative
bearing on the
risk*?

Is it confirmed
that the same wall
build-up has been

classified to BR 1352

Sufficient fire load in the
wall bulld-up or In attachments
(e.g. balconies) to require
further
conslderation?

Yes

No

Is there
sufficlent concern that
cavity barriers have not been
Installed where required, or
quality of workmanship is
not adequate, to
warrant further
consideration?

Record that the risk of external flre
spread is sufficiently low without
further appraisal and inform the FRA.

Record that the risk of external fire
spread is sufficiently low without
further appralsal and Inform the FRA,

FRAEW required,
Go to Step 2 and continue.

A For example, e.g. balconies made of combustible materials.

7.3.2 In summary the PAS 9980 outlines adiep approach as follows:

5 WE ariCehiimN thiat a full FRAEW is required.

3 WE qriGaihbEallinecessary information to complete the FRAEW.

8 $ltep 3t Identify and group factors that are significant in determining the risk rating.
5 WE qriCehHid@iidsk factors to determine their potential contribution to overall risk.

3 LWE ariREVIeMP risk factor analysis agaibshchmark success criteria to determine outcome
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7.3.3 Benchmark Criteria

7.3.3.1 The benchmark criteria for a PAS 9980 compliant FRAEW is as follows:

(i)  That fire spread is likely to result in only limited secondary fire and / or either occur at
within expectations for a building of this height

(i)  or at a higher / faster but still tolerable rate, given the circumstances at the building in
guestion; and/or

(i)  That occupants in places to which fire has spread are not unduly harmed, or prevente
escaping, by the time such secondary fires occur; and/or

(iv) That secondary fires do not compromise the communal means of escape before thos:
needing to use the escape routes have left the building; and/or

(v) That fire and rescue service intervention is likely to be effective in avoiding undue sec
fires, or in ensuring that occupants at risk are not prevented from escaping or can be rescut

7.3.3.2 Other notable considerations in respect of using and applying benchmark criteria inc
the following:

a.  Failure to meet benchmarks for external wall construction in the Building Regulations
current or at the time of construction, should not be used as the sole basis of determining tr
outcome of the FRAEW.

b.  The requirements for remedial works are based on measures which are reasonably
practicable. The cost, time and effort in eliminating the hazard should not necessarily be gre
disproportionate to the risk created by the hazard.

C. Compliance with BR 135 typically is considered low risk. Howeilarefaith BR 135 does
not inherently mean an unacceptable risk.

d.  Acceptable risk in the context of this PAS might not be equivalent to acceptable risk ir
case of the firengineered solution for the design of a new building.

e. A fundamental premise of controls on external walls under building regulations/guidance
always been that the possibility of fire spread across the compartment floor to the flat above
accepted provided that the risk to life safety remains at egpdable level. Butis not expected
to occur at such speed that intervention by fire and rescue service cannot be effective
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7.3.3.3 Under PAS 9980, the flsksed assessment approach is to take account of the followil
()  The combustibility and fire performance of external wall construction and cladding.

(i) The likelihood of undue speed of fire spread over the external walls of the building.
(i)  The likelihood of secondary fires, (occurrence and extent).

(iv)  Whether the secondary fire is likely to result in direct harm to occupants or prevent the
escaping.

(v)  The likely consequences in terms of evacuation form the onset of untenable condition
(considering type of escape strategy being simultaneous evacuistéipiput or a hybrid).

(vi) The role of fire and rescue service intervention, its effectiveness, and its limitations.

(vii) The time it might take for adverse consequences to occur and whether this can be mi
by, for example, suitable fire safety design.

(viii) The extent and effectiveness of fire safety management.

7.4 Key Principles & Intent of PAS 9980
The intent of the PAS 9980 assessment is to satisfy the Fire Safety Order.

Building design varies considerably and no cogdeactice such as the PAS 9980 can ever prov
guidance for all possible circumstances. Accordingly, although PAS 9980 refers to specific
materials, systems and configurations used in external wall construction, it cannot address .
possible circumstancg, and the general principles set out within the PAS need to be applied
carefully when considering other types of external wall construction that are not specifically
addressed within the PAS.

In addition to providing recommendations and a recognizeddwtuyy, a further objective of

PAS 9980 is to assist those receiving an FRAEW, and their other advisers, to understand tt
meaning of the risk rating determined by the methodology, how the risk rating was derived,
fits in the context of the buRdU Nk + W[ A We¢ UT Waé Wi RGRage qRY U
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Section 8. General Description of the Property

8.1 General Information

145 Drury Lane is a large residential block comprising of a concrete frame, solid floors / ceil
and flat roof(s) with a combination of solid masonry brick, Portland stone, conventional renc
limitedterracotta cladding tile envelope to the facades.

The building is-gtories in height (ground floor and 6 upper floors) and therefore exceeds the
tall building threshold. The original building was developed in 1916 as a Tobacco Warehous
was convertedntoresidentialapartments in 2000. It features a refuse store accessible via the
outside, which appears to be adequately compartmentalized, and an underground car park
seemingly sufficient ventilation provided and adequately segregated from the rest of the bui

The property occupies the intersection of Drury Lane and Great Queen Street, as well as W
Street, which has a separate entrance. Some of the apartments overlook the Great Queen :
Piazza and the Freemason's Hall across the road.

8.2 BuildingArrangements and Fire Safety/Strategy Measures

The property isplit into 2 cores which aidentified as Block A & Bhe property hasos

internal protected stairwaysne per core,both of which serve all floor levels. To block B, there
two separate staircases provided, where one of the staircases only runs from the 5th to the
floor. Additionally, both other staircases lead to the underground car park, where they are
intercannected via a network of corridors. This would allow good access to all flats to escap
using the stairwells in the event of a fire. There arérafighting passenger liftsne per core) at
the property with adequate signage saying not to be used in the event of a fire.

We were provided with the previous FRA docurizemeviewirom 2021. The FRA states the
buildingadoptsah t q¢ ! WGe qk WW2¢Ha ¢ qRYUW ql ¢ qIN! WRY |

Good vehicular Fire & Rescue service access is available to the building from Drury Lane a
Queen Street, as well as Wild Street, for fire services to reach the building, however access
courtyard may prove challenging, as the only routecsadhat is over the roof of the pub,
sharing a joint wall with the property, overlooking the plaza.

The building is occupied by general needs housing and thus it is assumed that occupants
represent a typical crossection of the local population aade therefore not especially
vulnerable or at risk as a majority, and the premises do not hold sheltered or extra care hou
support.

There are cantilevered balconies and terraced balconies on site that hanetadlconstruction,
and paved tiles respectively, with no soffits in place. Where the cantilevered balconies are
vertically stacked, these are only constructed using thickcoarbustible, metal materials.
Overall, no combustible materials were identified for the balconies.
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8.3 Building Storey Height

The uppermost storey height is 20.01 metres, retrieved from the building elevation drawings
reviewed on site.

The storey height is derived from the Approved Document B (fire safety) volume 1: Dwelling
edition incorporating 2020 and 2022 amendments. The top storey height is measured as sl
below in ADB's Appendix D, Diagram D6 from the lowest grounddtiit highest habitable
finish floor level.

. Height of tap storey excludes
roof-top plant areas and any
Height of t top storeys consisting exelusively
storeysr:teasu:g of plant rooms
from upper floor
surface of top
floor to ground
level on lowest
side of building

M

Diagram D6 Height of top storey in building

8.5 Internal Escape Staircase Highlight

DRURY LANE ELEVATION s

-‘DRURYW
Elevation Drawing
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8.6 Internal Escape Staircase Highlight
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Section 9. Internal Fire Safety Measures / Strategy in Place

01/05/2025 10:07:26 01/05/2025 10:07:29

Photo 3r Fire alarm panel, with error displayed for Zonel Photo 4r Smoke vents triggers

01/05/2025 10:12:01 01/05/2025 10:11:37

Photo 5r Fire Fighting lift signage;{simoking sign Photo 6r Fire Action Plans are displayed around the building

01/05/2025 10:11:33 01/05/202510:21:51

Photo 7r No smoking notice Photo 8r Dry riser outlet overview
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| o1 25 01/05/2025 10:21:55
Photo 9r Some internatompartmentation is Photo 10r Overview of the Automatic Opening

carried out with concrete infills Ventilation(AOV)unit at the top of the staircase.

01/05/2025 10:07:33 01/05/2025 10:17:30

Photo 11r Ventilation Alarm Panel overview Photo 12r Fire Alarm call point overview

Building Management Policies

No record of Building Management Policy was received.
However, during our investigation of the premisge did not observe any barbecues being used on the balconies ot
terraces.No smoking signs were displayed appropriately

) Band |
@ o

Tuesday, 5 Novernber 19

NO SMOKING IN COMMUNAL AREAS

Smoking is not permitted in the communal
parts of our buildings including the courtyard.
If you smoke within your apartment, please be
considerate, and ensure your windows and
doors form an effective barrier with the
common parts.

Building Manager

The building operates a Mimmoking policy across all communal areas
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Section 10. Building Attachments

Attachments Overview

01/05/2025 10:30:59

(i
y [
(I

4 "u‘ 011/05/20254111:42:58 01/05/2025 11:56:54
Photo 15 Photo 16
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Section 11. Fire Strategy Risk Factors (PAS9980 Annex F)

1. Occupancy

General needs housing. The building houses occupants with varying degr
physical disability in line with tigeneral population expected.

2. Evacuation Strategy

Thelatest FRAfrom 2021 statesthattheH 2 RG T RUNDWY Gl ¢ q 1J
for the residential areas. The car park has a full evacuation procedure in pla
with manual call points, soundeasid detection.

3. Escape Route design

Singleprotected internal staircaseprovided per core, with lobby approach
interconnected via the basemeiitavel distances are within acceptable limi

4. Compartmentation

FRAidentifiesinadequacies in theompartmentationFor the purposes of this
FRAEW, deficiencies identified in FRA or compartmentation survey are
expected to be rectified and are not considered. Any defects relating to in
compartmentation must be investigated and remediated

5. Smoke Control

FRA notes that vents provided to communalareas and an AOVareavailable on
the top of each staircasBurthermore, a mechanicakmoke extraction
provided in the car park.

6. Fire Detection and Fire Alarm System
FRA notes that suitablefire alarm and detection system in place.

7. Fire Suppression

Sprinkler systenmstalled inside the car park and basement service roands
interim service carried out on 14/04/2025

8. Firefighting Facilities

Generally, the building has adequate access for firefighting vehicles.
9. Rising Mains

Suitable rising mains installed, with inlets / outlets

10. Firefighting Lifts

Firefighting Lift(s) fitted, asappropriate for this type of building.

11. Specific Fire Hazards

Underground car park is available in the basement of the building.
Refuse store is available inside the ground floor of the building.
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Section 12.External Walls Investigations and Findings

12.1 Facade Investigations

12.1.1 The invasive and visual surveys were carried out by Harris Associates with an acces
contractor team. The survey was conducted using a borescope blgatererilling through the
external facades and opening up the selectigeatified wall areat view the crossectional
compositions of the external wall systems.

12.1.2 This enabled us to partially identify the materials present within the wall cavities and
us to understand the overall fagade components, configuration and fire perdesnarsupport
our assessment.

12.1.3 The invasive surveys were carried out in multiple locations to ensure that we obtaine
high degree of certainty and consistency in the context of our findings.

12.1.4 The aim is also to confirm the location of key safety components of the External Wal
including cavity barriers and fire stops, check location, type and condition of primary materi:
and check the quality of workmanship of the constructimhimstallation works.

12.1.5 Intrusive investigatie have been strategically conducted and targeted at key locations
These investigations focused primarily on compartment walls & floors, around facade
fenestrations and penetrations and at other critical junctions. The aim was to thoroughly ex:
thesecrucial locations within the wall structure.

12.2 Building Overview Photographs

01/05/2025 09:56:52 .
Photo 17 Photo 18
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01/05/202519*48x12 ]_ 0,//0572025-1:3:59.16
Photo 19 Photo 20

12.3 Overview of intrusive investigations locations

Photo 21
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| Render Location 2

lrJ ,;33

Render Location 3

Photo 22
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12 4 Investigation and Description of External Wall Type

EW1: Investigation Location 1

Investigation Photographs

Photo 23 Photo 24

Photo 25 “ Photo 26

Photo 27 B Photo 28

Investigation Findings

Window frame Jaminvestigation to ground floor, North elevation, courtyard sliding door.

Thick 10mm cementitious render layer was applied directly on a 100mm blockwork. The blockwork leads to a 7(
cavity, followed by a 75mm mineral wool insulation. The insulation is applied mechanically onto an inner blockw
layer, forming the external Walfill. This leads to the inner plasterboard lining.

The blockwork returning to the side of the window frame was observed to form an adequate cavity closer, as itv
observed tderminate against the internal blockwork leaf by the means of a vertical mortar joint.
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EW-1: Investigation Location 2

Investigation Photographs

01/05/2025 10:58:20
Photo 29 Photo 30

!

. e

Photo 31 B Photo 32

| =

%

Photo 33 Photo 34

InvestigationFindings

Compartment wall investigation, to floor one, East eleva@ourtyard

Thick 10mm cementitious render layer was applied directly on a 100mm blockwork.

The blockwork leads to a 70mm cavity, followed by a 75mm mineral wool insulation. The insulation is mechanic.

onto an inner blockwork layer.
This leads to the inner plasterboard lining.

No vertical fire barrier was observed in place at the compartment wall location, however, all materials comprisini
external wall are nenombustible.Furthermore, the provision for fire barisemotrequired per ADB.
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EW-1: Investigation Location 3

Investigation Photographs

40

01/05/2025 11:05:55
Photo 35 Photo 36

Photo 37 Photo 38

Photo 39 ‘ Photo 40

Investigation Findings
Investigation of ventilation duct penetration, ground floor, West elev&@mmtyard

Thick 10mm cementitious render layer was applied directly on a 200mm blockwork.

The blockwork leads to a 70mm cavity, followed by a 75Smm mineral wool insulation. The insulation is mechanic.
onto an inner blockwork layer.

This leads to the inner plasterboard lining.

The ventilation penetration did not appear to feature any firestopping materials installed around it. Instead, the
duct is directly exposed to the cavity.
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EW-1: Investigation Location 4

InvestigationPhotographs

Ishoto 41 ' ' Photo 42

*

Photo 43 Photo 44

Photo 45 Photo 46

Investigation Findings

Compartment floor investigation, First floor balcony installation dédaitth elevation Courtyard

Thick 20mm cementitious render layer was applied directly on a 100mm blockwork.

The blockwork leads to a 140mm cavity, partially clogged by mortar.

The cavity features the baih balconies overlooking the courtyard.

The balconies were observed to be mechanically fixed to the superstructure of the building, by the means of thr
rods and nuts.

No horizontal fire barriers were observed to be in place at the floor slab level to this Ildcatmrer, the provision for
fire barriefis notrequired per ADB.
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