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It is critical that design teams use the correct method of determining the
height of a building to ensure that the guidance given in Approved Document B
(AD B) to establish compliance with the Building Regulations, is used
appropriately. There are also some key regulatory uses of building height to
consider.

This guidance note covers the various definitions of height used to establish:
» The level of fire precautions within a building, and

« Whether a building is a Higher Risk Building (HRB) and therefore subject to
the Gateway process under the Building Safety Regulator (BSR).
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There are two heights that are considered:
» Top Storey Height
* Building Height
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Top Storey Height

This is the height used for determining fire precaution standards within a
building. This height is generally associated with the guidance for B1, B3, BS
and also for the definition of buildings relevant to Regulation 7(2), given in
Building Regulation 7(4).

Key to establishing this height is understanding what qualifies as a storey.
A roof is not a storey if it only has access for maintenance and repair.

If the roof serves as an amenity space it would be a storey for the purpose of
establishing the top storey height of the building.

If a top storey is used exclusively for plant this storey does not count towards
the height.
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This height is relevant when considering guidance on:

» Level and complexity of provision and protection of means of escape

* Provision of Sprinklers
* Compartmentation

» Structural Fire Resistance

Measuring this height is illustrated in Diagram D6, extracted from AD B, below.
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surface of top
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Roof

Height of top storey excludes
roof-top plant areas and any

top storeys consisting exclusively
of plant rooms

Diagram D6 Height of top storey in building
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Building Regulation 7(4) uses the top storey height of 18m in the definition of
buildings relevant to Regulation 7(2). This is measured from the lowest external s g

ground level to the top of the floor surface of the storey as in Diagram Dé. 1

It should be noted that in determining the top storey height when applying the

Diagram 11 shows a six-storey residential tower with a rooftop

guidance to B5, the height is taken from the fire brigade access level, rather cardn
than the lowest external ground level, to determine the level of firefighting
provisions. PLANT

7
The top storey height is used, with a notable deviation, to determipeifa | = ====== .
building is an HRB. The important distinction is that the top storey must be | 5
enclosed and not used exclusively for housing plant. See diagram 11 and 12, . 7
extracted from the .gov guidance on HRB. 3

Start counting
Ground leve| == = = - —I P

Diagram 12 shows a seven-storey residential tower on sloped
4 Height of Buildings — Guidance Note 18 ground with a rooftop plant room.
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It has been reported that a First Tier Tribunal found against this definition,
where a roof was used as an amenity space, and said that it should have been
counted as a storey for height purposes. However, an Upper Tribunal set aside
this ruling. Even so, it is understood the government is still considering the
confusion in the industry the definition has caused. Currently the definition
stands. So, where a roof that serves as an amenity space would be a storey for
the purposes of Part B it is not for the purposes of establishing the top storey
height on HRBs.
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Building Height

Highest point Highest point of

Highest point of roof slope  parapet (includin,
. . s : _ ofroofsiope ™ ] i ¢
Broadly speaking, the Building Height is determined by establishing the mean gqual 1 ____ Meanroof Lo
. - level Equalf — L o |Mealn roof
ground level and roof height, see Diagram D4 extracted from AD B. Lovestpoint ] heghtof [
' building a b
Highest level Top level
This height’s use is limited to two considerations around external walls. ugfj“’tf -y Mein gound e gter _ e gruna
. . . . . “ . . j 77777 Use height a or b, whichever is greater
The first is when considering the guidance on “Reaction to fire performance of Lovest e . Double pitch roof b. Mansard type roof
of groun
external surface of walls” given in the B4 section of Approved Document B vt walh
10.5. pistousss
Equal : B lh:j:lﬂ roof
External surfaces Lowestpoint ]
10.5 The external surfaces (i.e. outermost external material) of external walls should comply with the of raof slope Ee_i%hrof
provisions in Table 10.1. The provisions in Table 10.1 apply to each wall individually in relation to its Highest level Hane
proximity to the relevant boundary. aéﬁ g:;:g: Mean ground
= - outsidewalls 7|~~~ T level
Table 10.1 Reaction to fire performance of external surface of walls J
Building type Building height [er.-\l.j\.)-\-::[‘-:l;:::):IOI’::I:I.::'_‘ from the J‘:Io‘d‘!‘rr more from the relevant L:E}:E&%E‘E -Flat or monopitch roof
‘Relevant buildings’ as defined in Class A2-s1, dO" or better Class A2-sl, dO" or better outside walls
regulation 7(4) (see paragraph 10.14)
All ‘residential’ More than Tim Class A2-s1, dO™ or better Class A2-s1, d0™ or better Diagram D4 Height of building
Purpose groups

N ar lece Clacs B-<3 A2 o hattoar A nravicinne
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Interestingly, BS 9991 2024 does not follow this approach, and uses height of
top finished floor level above ground level to determine applicable guidance
for external wall surfaces. This may be an indication that the guidance in AD B
will be altered for consistency purposes as part of the current review. BS 9999
2017 currently uses the same convention as AD B. This standard is under
review as well. It seems logical to make the guidance approach of BS 9999
consistent with that of BS 9991 2024.
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Secondly it is used with regards to Material Change of Use. Regulation 6
stipulates which parts of Schedule 1 should be applied. B4(1) is captured by 6
c) “in the case of a building exceeding eleven metres in height”. This means
where a building subject to any class of material change of use is over 11min
height, consideration must be given to the existing external walls compliance
with current day guidance.

The definition of height, used in Regulation 6, is contained in Building
Regulation 2 - Interpretation.

“Height” means the height of the building measured from the mean level of the
ground adjoining the outside of the external walls of the building to the level
of half the vertical height of the roof of the building, or to the top of the walls
or of the parapet, if any, whichever is the higher”. This definition is illustrated
in Diagram D4 on page 6 of this guidance note extracted from AD B.
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Summary
Height Type Application Measurement method
Top Storey Height — Fire Precautions B1, B3, Reg 7(2) Diagram D6 ADB V1&2
Top Storey Height — Fire Precautions B5 Taken from Fire Service Access Level
Top Storey Height — HRB Is it an HRB Diagram 12 and 13 of government guidance on

HRBs

Building Height

Material Change of Use
B4(1) External Walls

Diagram D4 ADB V1&2

Mean Roof Level

Escape into a courtyard or inaccessible back garden
(Dwellings only)

Diagram 2.5 of AD B1
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The contents of this Guidance Note are confidential to Sweco and the intended recipient and are
subject to copyright in favour of Sweco. The content of this Guidance Note must not be
reproduced by any person (including the intended recipient) without the prior written consent of

Sweco.

The Guidance Note does not constitute professional advice and Sweco hereby offers no reliance
and accepts no liability (in contract, tort (including negligence) or otherwise) for parties acting
on the content of this Guidance Note without taking specific professional advice from Sweco. The
Guidance Note is provided as generic guidance only and any opinion, views or advice expressed
in this Guidance Note are made without any representations or provide any assurances or
warranties as to the content. If you require specific advice with respect to your own project or

circumstances, please contact Neil Badley.
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Head of Technical Standards
neil.badley@sweco.co.uk

Neil Badley
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