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1 Purpose of the Report

11

1.2

A Motion was submitted to Council on 16" October 2025 to request that the Council
‘commit to the installation of sprinklers or other Automatic Fire Suppression Systems
(AFSS) in the Council’s own building stock when constructing new buildings, significant
extensions and relevant refurbishment of existing buildings” (see Appendix A).

This report notes the Motion and proposes an updated Automatic Fire Suppression
Systems (AFSS) Policy and Procedure for consideration and approval by Executive.

2 Recommendations
It is recommended that Executive:
2.1 Isinformed of the Motion on AFSS
2.2 Recognises the importance of sprinklers and other Automatic Fire Suppression Systems
(AFSS) to save lives, protect property, reduce the impact of fire on the environment,
reduce interruption to business and improve safety for individuals in the community in
general and firefighters.
2.3 Approves the update to the Automatic Fire Suppression (AFSS) Policy and Procedure
as detailed in Appendix B.
3 Implications and Impact Assessment
Implication Commentary
Financial: The changes to the Council’s AFSS Policy may result in more
Council owned buildings having AFSS installed as part of any
major new building, extension or relevant refurbishment.
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This will result in some construction projects on the Council’s
capital programme requiring AFSS to be installed at additional
capital cost to the individual project.

Typical capital cost based of a water sprinkler or water mist
system are estimated at approximately £40 per sq.m or 1% of
total project costs (2% on smaller scale projects).

Once installed the routine servicing and maintenance of an
AFSS will fall to the revenue operational budgets of the site
(whether that be school or council building). Such servicing is
not dissimilar to that of other mechanical services systems
such as boilers, air source heat pumps, etc.

Human Resource:

There are no human resources implications.

Legal:

There are no specific legal implications of the proposed
amendments to the AFSS policy.

AFSS as a topic is embedded in current legislation specifically
Building Regulations, Regulatory Reform (Fire Safety) Order
2005, Building Safety Act 2022, Fire Safety Act 2021.

Risk Management:

The Council recognises that sprinklers and other Automatic
Fire Suppression Systems (AFSS) save lives, protect property,
reduce the impact of fire on the environment, reduce
interruption to business and improve safety for individuals in
the community in general and firefighters.

Property:

With the amendments to the Council's AFSS policy it is
anticipated more of the Council’s building assets will have
AFSS/sprinklers fitted with positive impact on the fire safety in
council owned buildings.

This is likely to have some impact on the capital projects and
their design as well as introducing a longer-term building
compliance task (servicing and maintenance).

Policy:

The Council has an existing Automatic Fire Suppression
System (AFSS) Policy which applies when significant
refurbishment, extension or new building takes place.
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It is proposed to amend the current AFSS policy to align with
the Motion and to introduce a Project AFSS Decision Making
Form to ensure consistent implementation of the updated

policy.
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Equalities Impact:

A Are there any aspects

of the proposed decision,

including how it is

delivered or accessed,

that could impact on

inequality?

B Will the proposed X The increased installation of AFSS will be

decision have an impact included in projects at properties with

upon the lives of people more vulnerable occupants and users.
with protected

characteristics, including Installation at these properties will offer a

employees and service positive fire safety impact for vulnerable

users? users (care homes, residential
accommodation).

Environmental Impact: | X Reducing incidence of fire or reducing
impact of fire has a positive impact on the
environment.

Health Impact: X Reducing impact from fire through the
installation of AFSS will reduce the
likelihood of harm through fire.

ICT Impact: X No impact is expected on ICT.

Digital Services Impact: X No impact is expected on Digital Services
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Council Strategy X There is no specific direct link to a Council

Priorities: Priority but this proposal will help to ensure
the increased safety of occupants, visitors
and staff in Council buildings.

Core Business: X

Data Impact:

No impact is expected for data security or
data protection.

Consultation and
Engagement:

Corporate Board
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4.1

4.2

4.3

5

Executive Summary

West Berkshire Council has previously acknowledged the risk fire poses to building
occupants, users, staff and fire fighters through the approval in March 2014 of a formal
Automatic Fire Suppression Systems Policy. This policy applied to capital construction
projects within the Council’s capital programme which met the criteria.

The Motion submitted to Council on 16th October 2025 (see appendix A for the full
Motion) stated:

For Council to commit to the installation of sprinklers or other Automatic Fire
Suppression Systems (AFSS) in the Council’s own building stock when
constructing new buildings, significant extensions and relevant refurbishment of
existing buildings.

Following receipt of the Motion, a new policy and procedure around Automatic Fire
Suppression (AFSS) has been developed to support a more streamlined process. A
project ‘AFSS decision form’ has also been created to support the consistent application
of the updated policy to relevant projects. The draft policy and procedure has been
shared with colleagues in relevant teams to gather input but further work is required to
refine the AFSS decision form.

Supporting Information

Introduction

5.1 This report seeks to present an updated AFSS Policy having regard to the Motion

submitted to Council on 16" October 2025. The new proposed AFSS Policy is
produced at Appendix B.

Background

5.2

5.3

5.4

5.5

West Berkshire Council has formally acknowledged the risk fire poses to building
occupants, users, staff and fire fighters through the approval in March 2014 of a formal
Automatic Fire Suppression Systems Policy (‘the 2014 Policy’). This policy applied to
capital construction projects within the Council’s capital programme which met the
criteria.

The Council has successfully installed a number of sprinkler or water mist systems
under the 2014 Policy, including at the following sites:

(@) Theale Primary School
(b) Castle at Theale

(c) Highwood Copse School
(d) Badgers Hill iCollege

It is also correct to say that a number of capital construction projects, following risk
assessment have been assessed as low risk and AFSS excluded from the project.

The Motion submitted to Council at its meeting on 16th October 2025 (see appendix A)
requested:
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5.6

For Council to commit to the installation of sprinklers or other Automatic Fire
Suppression Systems (AFSS) in the Council’s own building stock when
constructing new buildings, significant extensions and relevant refurbishment
of existing buildings.

Under the updated AFSS Policy, the risk assessment stage of the policy will be
removed, which is likely to lead to more AFSS installations in Council new builds,
extensions and refurbishments.

Proposals

5.7

5.8

6.1

7.1

8.1

The proposal to update the AFSS Policy means that where a project reaches or exceeds
the criteria thresholds for the AFSS policy to apply to a project, there would be an
assumption in favour of the installation of an AFSS.

The critical single element of the Policy is the application of the criteria, via a detailed
review on a project-by-project basis using the AFSS decision making checklist which
will establish whether a relevant project will require an AFSS to be installed.

The AFSS Policy applies when all the following criteria relate to a given project:
(@) Buildings in the freehold ownership of WBC or held on a long lease;

(b) Only applies to new buildings, extensions or major refurbishments and are
reasonably permanent in nature (offering operational use of at least 10 years);

(c) Creates or refurbishes space of 500 sq.m. or more or 50% of gross internal area
for buildings less than 500 sg.m. and 20% for buildings greater than 500 sq.m.
(whichever is the lesser);

(d) Applies to projects with a gross project value greater than £350,000;

(e) Applies when the estimated cost of the AFSS is less than 5% of the approved
construction budget;

() The AFSS system policy applies to all new care homes and schools.

Other options considered

Not updating the policy. This is not recommended as the Council has previously
recognised the importance of AFSS to preserving life and property, and it is considered

that the updated policy will provide greater clarity about the application of the AFSS
Policy.

Conclusion

Following the Council Motion of 16" October 2025 it is proposed to update the current
AFSS policy as detailed at Appendix B.

Appendices

Appendix A — Council Motion



8.2 Appendix B — Draft New AFSS Policy and Procedure

Background Papers:
None

Subject to Call-In:

Yes: [X No: [ ]

The item is due to be referred to Council for final approval ]
Delays in implementation could have serious financial implications for the Council ]
Delays in implementation could compromise the Council’s position: ]

Considered or reviewed by Scrutiny Commission or associated Committees, Task Groups
within preceding six months

Item is Urgent Key Decision []

Report is to note only ]
Wards affected: Council wide

Officer details:

Name: Mike Lindenburn
Job Title: Estate Services Manager
Tel No: 07901 114627

E-mail: mike.lindenburn@westberks.gov.uk
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Appendix A — Council Motion

Motion submitted for debate at the Council meeting on the 16 October
2025

For Council to commit to the installation of sprinklers or other Automatic Fire Suppression
Systems (AFSS) in the Council’s own building stock when constructing new buildings,
significant extensions and relevant refurbishment of existing buildings

This Council:

Recognises that sprinklers and other Automatic Fire Suppression Systems (AFSS) save
lives, protect property, reduce the impact of fire on the environment, reduce interruption to
business and improve safety for individuals in the community in general and firefighters.

Supports the National Fire Chiefs’ Council position on sprinklers and will write to Central
Government to express support for the creation of a legal requirement to fit sprinklers or
AFSS in buildings.

Commits to the installation of sprinklers or other AFSS within its own building stock when
constructing new buildings, significant extensions and relevant refurbishment of existing
buildings or as a retrofitted solution when undertaking major refurbishments of existing
buildings where the extent of the refurbishment makes the fitting of sprinklers viable.

Promotes and supports the installation of sprinklers or other AFSS for all new or refurbished
buildings and particularly those that present the most significant risk to the occupants,
public and firefighters and will do this through planning application and building control
processes.
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Appendix B — Draft Policy and Procedure on installation
of automatic fire suppression systems (AFSS)

1. Council Motion
A Motion was submitted to Council at its meeting on 16™ October 2025 which requested:

For Council to commit to the installation of sprinklers or other Automatic Fire Suppression
Systems (AFSS) in the Council’s own building stock when constructing new buildings,
significant extensions and relevant refurbishment of existing buildings.

2. AFSS Policy Statement

The Council recognises the benefits of the installation of sprinklers or other Automatic Fire
Suppression Systems (AFSS) in the Council’s own building stock in order to protect lives, protect
property, reduce the impact of fire on the environment, reduce interruption to business and improve
safety for individuals in the community in general and firefighters.

The Council commits to the installation of sprinklers or other AFSS within its own building stock
when constructing new buildings, significant extensions and relevant refurbishment of existing
buildings or as a retrofitted solution when undertaking major refurbishments of existing buildings
where the extent of the refurbishment makes the fitting of sprinklers viable.

3. AFSS Policy Implementation

An AFSS decision making checklist will be completed for all projects involving the construction of
new buildings, significant extensions and relevant refurbishment of existing buildings.

An AFSS decision making checklist will also be completed for all projects involving the major
refurbishments of existing buildings where the extent of the refurbishment makes the fitting of
sprinklers viable.

The policy will apply to new projects that form part of the 2027/28 capital program onwards, with
earlier projects being considered under the AFSS Policy (approved in 2014).

4. AFSS Criteria

AFSS policy applies when all the following criteria relate to a given project:
a) Buildings in the freehold ownership of WBC or held on a long lease (10yrs+);

b) New buildings, extensions or major refurbishments and are reasonably permanent in nature
(offering operational use of at least 10 years);

c) Creates or refurbishes space of 500 sg.m. or more or 50% of gross internal area for buildings
less than 500 sg.m. and 20% for buildings greater than 500 sqg.m. (whichever is the lesser);

d) Applies to projects with a gross project value greater than £350,000;

e) Applies when the estimated cost of the AFSS is less than 5% of the approved construction
budget;

f) AFSS should be installed in all new care homes.

g) AFSS should be installed in all new schools.

5. Roles and Responsibilities
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WBC Project Officers are responsible for the completion of AFSS decision making checkilist for all
projects involving the construction of new buildings, significant extensions and relevant
refurbishment of existing buildings or major refurbishments of existing buildings where the extent of
the refurbishment makes the fitting of sprinklers viable.

WBC Project Officers will obtain input from WBC Health and Safety Team and/or Compliance Team
as well as Client Representatives and ensure that all parties approve the final decision.

WBC Health and Safety Team and/or Compliance Team will provide advice and support to
Project Officers during project planning and design stages and will be part of the final approval
process.

Client Representatives should be engaged and fully consulted as part of the decision-making
process on whether to include AFSS, to ensure that ongoing implications are understood and
planned for the maintenance, servicing, monitoring and lifecycle costs of AFSS and the training of
staff, as maybe required.

6. Dispute resolution

If there is disagreement amongst the WBC Project Officer, WBC Health and Safety Team and/or
Compliance Team and the Client Representatives, the matter will be referred to Corporate Board.

WBC Project Officers should notify their respective Executive Director and Portfolio Holder if there is
a decision not to install AFSS on a property that could be contentious.

7. Factors Influencing Decision to Install AFSS
Key factors influencing the decision to install AFSS include:
High-Risk Areas: Areas with high-density electrical equipment, highly flammable materials, or open
flames (e.g. commercial kitchens, server rooms, data centres etc.) often require specialised,
automated suppression that in some cases is local to the high risk area.

8. Regulatory Compliance
While not universally mandatory, regulations and standards (such as Approved Document B in the
UK) increasingly mandate or strongly advise systems for specific building types.

e New Care Homes: Mandatory installation of sprinklers in new care homes, regardless of
height, as of March 2025.

e High-Rise Buildings: Often required for buildings over 30 metres (approx. 10 storeys) or, in
some updated guidance, residential buildings over 11 metres.

e Large Warehouses: Often required for uncompartmented buildings exceeding 20,000
square metres.

As of early 2026, the Department for Education (DfE) in England does not mandate sprinklers in all
new schools, differing from Scotland and Wales where they are compulsory. While Building Bulletin
100 recommends them, they are primarily required for high-risk buildings, such as those four or
more storeys, or with residential accommodation.

Key Aspects of DfE Sprinkler Policy:

e Not Mandatory Nationwide: Unlike Scotland and Wales, England does not have a blanket
law requiring sprinklers in all new school buildings.
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e Risk-Based Approach: The decision to install sprinklers is largely based on a fire risk
assessment, as outlined in Building Bulletin 100 guidance.'

9. Business Continuity and Asset Protection
The cost of downtime is a major factor in the decision.

o Protecting Sensitive Assets: In data centres or archives, water-based systems can cause
as much damage as fire. Gas suppression systems are chosen to extinguish fires without
damaging sensitive electronics or documents.

e Minimising Downtime: Fast-acting systems reduce the severity of fires, allowing
businesses to resume operations quickly, avoiding catastrophic building loss, although it
should be noted that damage caused by sprinkler activation will cause significant water

damage.

10. Type of AFSS Selection
The type of suppression system should be matched to the hazard:
o Water Mist/Sprinklers: Best for general fire suppression, warehouses, and schools.
e Gas/Clean Agent: Best for electrical rooms, server rooms, and archives or museums, as
they leave no residue.
e Wet Chemical: Best for commercial kitchens, targeting grease and oil fires.

11. Summary
In summary, the decision to include a fire suppression system is recommended when a fire could
cause significant damage, interrupt business operations, or if the building houses vulnerable
populations or high-value items or is a significant community asset.

To implement the policy, the Council will ensure that a AFSS decision making checklist is completed
for all projects involving the construction new buildings, significant extensions and relevant
refurbishment of existing buildings.

F GOV.UK. (n.d.). Building Bulletin 100: design for fire safety in schools. [online] Available at:
https://www.gov.uk/government/publications/building-bulletin-100-design-for-fire-safety-in-schools.
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