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Foreword by Communities and Local Government ministers

Fire safety within the home is an extremely important issue, especially
iIn mixed use premises and where unrelated occupiers, who live
independently from one another, share common areas of the same
building. This area of law is covered by both the Housing Act 2004
and the Regulatory Reform (Fire Safety) Order 2005.

We welcome this guidance which helps to manage the relationship
between the Housing Act 2004 and the Fire Safety Order by offering
advice and assistance to enforcers, landlords, managing agents and
tenants, amongst others, on ways to make residential buildings safe
from fire, regardless of which piece of legislation is relevant. When it
comes to fire safety, everyone involved has an interest.

So we would encourage all those with an interest in these types

of premises to read this guidance, ensure they are aware of their
responsibilities to carry out a fire risk assessment, and make sure their
property has adequate and appropriate fire safety measures in place.

Y VN

lain Wright MP Parmjit Dhanda MP
Under Secretary of State Under Secretary of State with
with responsibility for housing responsibility for fire safety
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Part A: Introduction

1.

1.1

Purpose of this guidance

This document contains guidance for landlords

and fire safety enforcement officers in both local
housing authorities (LHAs) and in fire and rescue
authorities (FRAs) on how to ensure adequate fire
safety in certain types of residential accommaodation.
It offers practical advice on fire risk assessment and
contains case studies with suggested fire safety
solutions. Appendix 1 provides an overview of the
legal framework in relation to fire safety, but landlords
should be able to comply with fire safety requirements
without a detailed knowledge of the legal framework.
Where necessary, advice on enforcement matters

can be sought from the LHA, FRA or appropriate
landlord associations. The content of this document

is intended as quidance anly. Definitive interpretation
of the legislative requirements can only be made by
the relevant court or tribunal. The guidance applies

to England, but Welsh statutory requirements are

very similar and so the general guidance on fire risk
assessment may also be relevant in Wales.

This guidance does not introduce new standards or
regulations but builds upon existing good practice
and guidance currently in place around the country.

It aims to provide landlords and enforcing officers
with assistance in complying with the legislative
requirements in a consistent and reasonable manner.
The guidance was subject to an extensive consultation
exercise and the final content has received input from
a large number of LHAs, FRAs and landlords as well
as Communities and Local Government and the Chief
Fire Officers Assaociation.

This document does not set prescriptive standards
but provides recommendations and guidance for
use when assessing the adequacy of fire precautions
in these types of premises. Alternative fire risk
assessment methods may be equally valid in order
to comply with fire safety law, and alternative
approaches to individual fire safety solutions may be
acceptable.

There is currently no national guidance available to
landlords to help them understand and comply with
the regulatory framework. This document aims to
provide that assistance. It also offers guidance to
enforcing officers on hath the reqgulatory framework
itself and on recommendations for some fire safety
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1.5

1.6

1.7

solutions which will comply with that framework. The
requlatory framework is summarised in paragraphs
1.6-1.8 and a more comprehensive explanation is
offered in Appendix 1.

The guidance will be kept under review and further
guidance may be issued. Any comments or enquiries
should be addressed to LACORS at housing@lacors.
gov.uk. Please note that LACORS will be unable to
respond to gueries from individual landlords and
managing agents. Landlords with queries about fire
safety regulation should contact their local council or
fire and rescue authority.

The Housing Act 2004 brought in a new system

of regulation for fire safety in existing residential
premises by way of the housing health and safety
rating system (HHSRS), licensing provisions for houses
in multiple occupation (HMOs) and management
regulations for HMOs. In practice the HHSRS is the
principal tool used to assess and regulate fire safety
standards, but HMO licensing conditions will reflect
HHSRS assessments. The responsible person for the
purposes of fire safety provision and maintenance at
the residential accommodation is the person having
control — usually the landlord, or alternatively in HMOs
the manager. Previous fire safety guidance for HMOs
contained in the Department of Environment Circular
12/92 has been withdrawn.

Alongside the Housing Act 2004, the Requlatory
Reform (Fire Safety} Order 2005 (FSO) introduced
duties in relation to fire safety in the common areas
of HMOs =" flats, maisonettes and sheltered
accommodation in which personal care is not
provided. The duty is placed on the responsible
person, who is required to carry out a fire risk
assessment and take specific action to minimise the
risk of fire in the common parts. ‘Responsible person’
means “the person who has control of the premises in
connection with the carrying on of a trade, business or
other undertaking”. In practice this will usually be the
landlord, but in the case of absentee landlords where
the “carrying on of the business” is undertaken by a
managing agent it may be the managing agent. These
provisions are ernforced by fire and rescue authorities.

note 1: the order will not apply to some HMQOs which
are occupied as ‘shared houses’ — see paragraph 35
for further guidance.
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1.8

2.1

There is therefore a dual enforcement regime in
place in multi-occupancy premises. In order to avoid
duplication and the potential for conflict, the Fire
Safety Protocol established a framework for joint
working arrangements between these two sets of
authorities and is being adopted locally around the
country to good effect. The protocol is included in
this guidance at Appendix 2. In premises occupied by
single households, only the HHSRS (housing health
and safety rating system) will apply.

Guidance to fire and rescue authorities under the

FSO has been issued in the HM Government Fire
Safety Risk Assessment Sleeping Accommodation
Guide, published by Communities and Local
Government (CLG) in May 2006. Guidance for local
housing authorities under the Housing Act 2004 is
contained in the HHSRS Operating Guidance and
HHSRS Enforcement Guidance, both issued by CLG

in February 2006. In arder to underpin the fire safety
protocol and offer practical guidance to enforcing
authorities and landlords, several local and regional
guides have also been developed around the country.
Some excellent work has been done in this respect,
but it has been widely recognised that a single set

of national, risk-based guidance is needed to bring
together and build upon this regional work and inform
LHAs, FRAs and landlords in their application of fire
safety solutions. Such guidance will help to simplify
the dual enforcement approach and bring some
national consistency. However, it should be noted that
housing design varies across the country and there
are certain types of houses specific to certain regions
which require a specialist solution. In such cases,

local guidance may be more comprehensive than that
contained in this guide.

LACORS has produced this guidance in partnership
with the Chief Fire Officers Association and the
Chartered Institute of Environmental Health in order
to meet the above objectives. The guidance has
undergone extensive consultation and received input
from many LHAs, FRAs and landlord associations

as well as individual landlords, housing and fire
professionals.

Scope of this guidance

This fire safety guide is intended for buildings which
have been constructed or adapted for use as domestic
dwellings, and covers a range of existing residential
premises including:

2.2

2.3

2.4

= single household properties;
¢ shared houses;
e bedsit HMOs;

e purpose-huilt flats and buildings converted into self-
contained flats to a standard not in compliance with
the Building Regulations 1991;

* sheltered accommodation in which personal care is
not provided; and

» small hostels to which the HM Government Sleeping
Accommodation Guide is inappropriate (application
will be determined by the LHA and FRA jointly under
the terms of the Fire Safety Protocol).

It should be noted that the guidance applies to the
above types of premises regardless of tenure (i.e.
whether owner-occupied, social housing or private
rented sector).

This guidance does not apply to properties
constructed or converted to a standard in compliance
with the Building Regulations 1991 or later {and which
still comply}. Buildings converted and maintained to
a standard meeting those regulations will not require
additional fire safety measures unless accupied in

a manner other than intended under the original
construction or conversion scheme {for example
occupation of a single household flat as a flat in
multiple occupation or where some other additional
risk has been subsequently introduced}. Where a
building did comply but has deteriorated significantly
through lack of maintenance, damage or other
alteration then it may require additional measures
and this guidance should be applied. Where building
regulation standards are subsequently raised it is

not currently envisaged that further works would be
necessary.

This guidance is also not intended to apply to:

® guest houses and bed and breakfast accommodation
used by touristsivisitors. However, this type of
accommodation is sometimes used to accommodate
single homeless persons as their sole home. In such
cases this guidance may apply and the terms of the
Fire Safety Protocol should be adhered to determine
enfarcement responsibilities (see Appendix 2);

® hotels and motels;

¢ large hostels for which the HM Government Suite
of Guidance is more appropriate (see note in 2.1
above);

» refuges such as family accommodation centres and
halfway houses;

housing — fire safety 5
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3.1

¢ residential health and beauty spa centres;

= residential conference, seminar and training centres;

e student halls of residence (including those managed
by commercial providers) and areas of sleeping

accommodation in other training institutions
including military barrack-style quarters;

@

areas of buildings in boarding schools that provide
sleeping accommodation;

®

seminaries and other religious colleges;

®

sheltered accommodation where personal care is
provided;

L]

residential care homes;

®

holiday chalets and complexes, camping and
caravan parks (except privately owned individual
units); and

®

areas in workplaces where staff ‘sleeping-in’ is a
condition of employment or a business requirement,
as in hotels; but not including tied accommodation
such as separate flats, houses, apartments, HMOs
and accommeodation above pubs.

These types of accommodation fall under the
Regulatory Reform (Fire Safety) Order 2005 and
detailed fire safety guidance for them is contained
in the HM Government Fire Safety Risk Assessment
Sleeping Accommaodation Guide.

Intended readership and layout of the guidance

This guidance is aimed at those who manage, give
advice, enforce standards or live in existing residential
accommodation falling within the scope of this guide.

Typically this will include:
e private sector housing providers {landlords};
e social housing providers;

* managing agents or facility managers;

®

enforcement officers in local housing authorities;

@

enforcement officers in fire and rescue authorities;

*

advice agencies;

@

residential leaseholders:

®

owner-occupiers (where appropriate);

®

freeholders (where appropriate); and

L ]

tenants in the accommaodation types covered by the
guidance (where they have an enguiry or dispute
relating to fire safety standards in their home).

housing — fire safety

3.2 The guidance is laid out as follows:

Part A: the introduction should be read by everyone
using the guide as it lays out the purpose, scope
and application of the guidance and the intended
readership.

Part B: outlines the principles and methodology of fire
risk assessment. This is particularly aimed at landlords
and is intended to offer them guidance and assistance
in a simple format in order to de-mystify the fire risk
assessment process. It may also be useful to new
enforcement officers or those returning to this area of
work.

Part C: outlines the general principles of fire safety
in residential accommodation. This part informs
the reader howv various fire safety precautions may
be applied to reduce risk, and is a useful guide to
all readers as it explains why the various fire safety
precautions are recommended.

Part D: offers example case studies for various types
of premises. The studies are intended to bring the
principles in Part C to life. The studies given are
examples of fire safety solutions. Other solutions may
be equally valid. The studies must not be used as
‘off-the-peq’ solutions and should always be read in
conjunction with Part C.

The appendices are intended as a reference source for
all readers and include:

* a detailed explanation of the regulatory framewark
for fire safety;

*» the Fire Safety Protocol which establishes the
principles and describes the joint working
arrangements between LHAs and FRAs; and

= an example form for recording the findings of
the fire risk assessment which landlords may find
particularly useful.

The glossary is intended as a plain English guide to
some terms used in the guidance.

The bibliography offers sources of further reading for
those seeking greater detail or researching the source
of some of the guidance.
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Part B: Fire risk assessment

4. Introduction

4.1 Where it applies the Regulatory Refarm (Fire Safety)
Order 2005 (FSO) places a duty on the responsible
person to take general fire precautions to ensure,
as far as is reasonably practicable, the safety of
the people on the premises and in the immediate
vicinity. ‘Responsible person’ means “the person who
has control of the premises in connection with the
carrying on of a trade, business or other undertaking”.
In practice this will usually be the landlord, but in the
case of absentee landlords where the “carrying on of
the business” is undertaken by a managing agent it
may be the managing agent.

4.2 The responsible person must carry out a fire risk
assessment for the purpose of identifying the general
fire precautions and other measures needed to
comply with the FSO. Although under the FSO this
requirement only applies to the common parts of
premises, in practice the responsible person will need
to take into account the entire premises — including, to
some extent, the units of accommeodation themselves.
While the FSO has limited application to certain types
of property (see paragraph 35}, the principles of fire
safety risk assessment apply across the board, and
their application should ensure compliance with all the
legislation.

4.3 Having identified the general fire precautions that
are necessary and having implemented them, the
responsible person must put in place a suitable system
of maintenance and appoint competent persons to
implement any procedures that have been adopted.
This could, for example, be a premises manager or
agent, who need not necessarily be permanently on
the premises but would ensure that the responsible
person’s duties were observed.

4.4 Guidance on fire risk assessments follows in this
section. More detailed guidance can be found in HM
Government Fire Safety Risk Assessment Sleeping
Accommodation Guide, which is available on the CLG
website at www.communities.gov.uk/firesafety.

ul

5.1

52

53

54

6.

6.1

6.2

6.3

What is a fire risk assessment?

A fire risk assessment is an organised and methodical
look at the premises, the activities carried on there and
the likelihood that a fire could start and cause harm to
those in and around the premises.

Most premises covered by this guide will be relatively
small and will have a straightforward and simple
layout, and little fire safety expertise is likely to be
required to carry out the risk assessment. In larger
buildings or where the building contains different uses
(for example, residential accommodation alongside

or above a separate commercial use) then specialist
advice may be required.

The aims of the fire risk assessment are:
® to identify the fire hazards;

» to reduce the risk of those hazards causing harm to
as low as reasonably practicable; and

* to decide what physical fire precautions and
management arrangements are necessary to ensure
the safety of people in the premises if a fire does
start.

The terms 'hazard" and ‘risk’ should be understood in
the context of this guidance:

* hazard: anything that has the potential to cause
harm

* risk: the chance of that harm occurring.

Suggested method for carrying out a risk
assessment

The guidance offered here follows the general
methodology contained in HM Government Fire Safety
Risk Assessment Sleeping Accommodation Guide, but
alternative approaches may be equally acceptable.

The assessment method suggested in this guide shares
the same approach as that used in general health

and safety legislation, and it can be carried out either
as part of a more general risk assessment or as a
separate exercise.

The fire risk assessment should be carried out in a
practical and systematic way and enough time must be
allocated to the exercise. In some larger premises and
those with mixed uses, it may be helpful to divide the

housing —fire safety 7
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6.4

6.5

£.6

6.7

£.8

8

building into rooms or a series of assessment areas using
natural boundaries (for example kitchens, offices and
stores, and corridors, stairways and external routes).

The process can be broken down into five steps:
1. Identify fire hazards (paragraph 6.5).
2. Identify people at risk {paragraph 6.10}.

3. Evaluate, remove or reduce risk and protect
against remaining risk "2 {paragraph 6.14).

4. Record, plan and inform or train {paragraph 6.20).

5. Review {paragraph 6.25).

note 2: Part D of this guidance contains various
example case studies which may help inform on
appropriate precautions to remove, reduce and
protect against risk.

Step 1: identify the hazards within the premises

For a fire to start, three things are needed: a source
of ignition, fuel and oxygen. If any one of these is
ahsent, a fire cannot start. Taking measures to avoid
the three coming together will therefore reduce the
chances of a fire occurring.

Sources of ignition: identify potential sources of
ignition, i.e. sources of heat which could get hot
enough to ignite any materials around them. In
premises covered by this guide they may include:

* smokers’ materials such as cigarettes, matches and
lighters (if people smaoke within the premises);

2

naked flames, for example candles and night lights;

@

electric, gas or oil-fired heaters (fixed or portable);

@

boilers;

L ]

cookers, toasters and other kitchen equipment
(especially when shared);

L ]

faulty or misused electrical equipment;

®

electric blankets, computers, TVs, washing machines
and dryers;

[ ]

lighting equipment (fixed and movable), for example
halogen lamps and table lamps;

L}

the electrical installation itself not= 3.

®

the gas installation ot 3,

®

arson attack; and

®

in larger or mixed use properties, any plant rooms,
lift motor rooms and so on.

Sources of fuel: anything that burns is fuel for a fire.

housing — fire safety

Things that will burn reasonably easily and are in large
enough quantity to provide fuel for a fire or cause it to
spread to another fuel source are potential hazards. In
premises covered by this guide they may include the
following, but this list is not exhaustive:

¢ furniture, furnishings, textiles, bedding, clothing and
curtains noEA:

® laundry;

* accumulations of unwanted mail, waste paper,
cardboard, newspapers and magazines (including
that awaiting recycling collection);

* waste storage and refuse containers;

» flammable liquid-based products such as paint,
varnish, thinners, adhesives, white spirit, methylated
spirit and cooking oils;

® liguefied gas {LPG), paraffin, heating oils and petrol;

® paper products, packaging materials, stationery,
advertising material and books;

» decorations for seasonal and religious occasions;

¢ plastics and rubber such as videotapes, polyurethane
foam-filled furniture and polystyrene-based display
materials; and

= wall, floor and ceiling coverings and surface finishes.

note 3: electrical and gas installations and appliances
are subject to regulations which impose installation
and maintenance requirements (the Gas Safety
{Installation and Use)} Regulations 1998 and the
Electrical Equipment (Safety) Regulations 1994) (see
Appendix 1, paragraphs A.67 and A.73). Compliance
with these regulations will reduce the risk presented
by some of the items listed above.

note 4: furniture and furnishings are subject to the
Furniture and Furnishings (Fire) (Safety) Requlations 1988
(see Appendix 1, paragraph A.G1). Compliance with
these regufations will reduce the risk these items present.

Particular care should be taken when premises are
undergoing alteration, repair or redecoration. During
such times flammable materials that would not
normally be present may be stored in the premises,
possibly in escape routes or in rooms which are
otherwise unused. Care should be taken as to where
and how these products are stored. Premises which
normally have good fire precautians and present a
low fire risk may have their fire safety compromised by
temporary careless storage of these products or by the
disabling of fire precautions during the period of the
works.
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6.9 Sources of oxygen: in premises covered by this guide
the oxygen source will be the airin the building.
Where only normal natural domestic ventilation is
provided the risk will generally be normal.

6.10 Step 2: identify people at risk

6.11 It is necessary to identify those who will be at risk if
there is a fire and where they are likely to be found.
In premises covered by this guide these will generally
be residents and their visitors and anybody working
in the premises such as a caretaker or cleaner and
any visiting contractors. Only in buildings with mixed
residential and commercial use are there likely to be
other people to consider.

£.12 The risk assessment should consider people at risk,
who may include:

* people asleep (who will be disorientated and slow to
respond);

* people who are unfamiliar with the premises (guests
and visitors);

¢ people with disabilities {including mobility
impairment and hearing or vision impairment);

* people who may have some other reason for not
being able to leave the premises quickly (such as
parents with young children),

¢ people who are sensorially impaired due to alcohol,
drugs or medication;

* unaccompanied children and young people;

e anyone working in enclosed, isolated parts of the
building; and

¢ anyone who has difficulty understanding English.

£.13 In evaluating the risk to people with disabilities it may
be necessary to discuss their individual needs with
them or seek professional advice.

6.14 Step 3: evaluate, remove or reduce risk and
protect against remaining risk

6.15 Harzards should be removed where it is practicable to
do so, and where they cannot be removed they should
be reduced as far as possible. What is considered
reasonable in a particular case will depend on an
evaluation of the potential to cause harm and the
chance of that harm occurring. Some simple examples
are given below:

¢ replace partable heating appliances with fixed
convector heaters or a central heating system;

= ensure electrical sockets are adequate in number
and sited appropriately to avoid overloading and
trailing leads,;

¢ ensure electrical, mechanical and gas equipment
is installed, used, maintained and protected in
accordance with the manufacturer’s instructions;

* ensure all furniture complies with the Furniture and
Furnishings (Fire)(Safety) Regulations 1988,

¢ ensure combustible items such as furniture, laundry
and decorations are stored properly and are kept
away from potential ignition sources such as
cookers, heaters and boilers;

* ensure refuse is properly stored and disposed of; and

¢ in crowded accommodation, provide adequate
shelving and cupboard space so that everyday items
are not in proximity to cookers, heaters and so on.

6.17 Having taken measures to remove or reduce fire
hazards as far as is practicable, arrangements need to
be put in place to protect people from the remaining
fire risk as far as is reasonably possible by ensuring
that adequate fire precautions are in place to warn
people in the event of a fire and to allow them to
escape to a place of safety.

6.18 The general principles of fire risk reduction are
outlined in Part C, where guidance is also given on
what measures should be implemented and to what
standards, based on overall fire risk assessment.

6.19 Case studies of various types of premises and how
these precautions could be employed to reduce fire
risk are given in Part D.

6.20 Step 4: record, plan, inform, instruct and train

6.21 It is a good idea for everyone to keep a written record of
their fire safety risk assessment. If you have five or more
employees (including any who work part-time and not
necessarily at the particular premises being risk-assessed),
and if the premises are licensed, or if an alterations
notice is in force (see Appendix 1, A 57) the law says
you must make a written record of your risk assessment.
In these cases it is the “significant findings” of the risk
assessment that must be recorded. Significant findings
are the actions to be taken as a result of the assessment
and details of anyone at particular risk. Significant
findings should include details of:

e the fire hazards that have been identified (but ignore
trivial things such as a tin of solvent-based glue);

¢ the actions taken, or which will be taken, to remove

housing — fire safety 9
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or reduce the chance of a fire occurring (preventive
measures);

e persons who may be at risk, particularly those
especially at risk;

® the actions taken, or which will be taken, to reduce
the risk to people from the spread of fire and smoke
(protective measures);

= the actions people need to take if a fire occurs. This
will include any special arrangements made with staff
such as housekeepers or others (the emergency plan);

e any information, instruction and training identified
as being needed, and how it will be given; and

= any discussions that have taken place with residents
{or, if appropriate, with staff).

It is recommended that a record of the signiticant
findings of the fire risk assessment is kept in all cases,
even where it is not a requirement to do so. An
example template is shown in Appendix 3 — however,
any alternative format will be acceptable provided it
contains the information above.

£6.22 An appropriate emergency plan should be put in place.
In most residential accommadation this is unlikely to
extend beyond advising residents what to do in the
event of a fire or fire alarm and how to contact the fire
and rescue service. In large or mixed use premises a
more sophisticated plan may be necessary.

£6.23 The responsible person must provide any employees
with appropriate information and training on risks
identified in the risk assessment and information on
fire safety measures and procedures for the premises.

6.24 There is no requirement under the FSO to provide
training to residents, but providing them with basic
information on fire precautions is a simple and
effective way of reducing fire risk in the premises.

£6.25 Step 5: review

6.26 The risk assessment and the general fire precautions
in the premises should be reviewed regularly. There is
no specific timescale for this other than where there is
a reason to suspect that it is no longer valid or where
there has been a significant change in the premises.

6.27 In practice the fire precautions should be kept under
constant review. Where prablems are identified they
should be dealt with as soon as possible.

10 housing — fire safety

Part C: General principles of fire risk

reduction

7. Introduction

7.1 Existing residential accommodation comprises a wide
range of property types, occupancy arrangements and
occupier type. Fire risks in rented accommodation, and
in particular in houses in multiple occupation (HMOs},
can be complex. HMOs often provide accommodation
for people from a wide range of backgrounds and
may house vulnerable or disadvantaged groups. In
some HMQs there is a high occupancy turnover rate
with little social interaction or cohesion between
occupiers. The mix of often poor-quality, low-cost
housing and vulnerable occupants can lead to a higher
than normal fire risk.

7.2 With these varying factors applying it is not credible
to offer a single solution to fire safety which can be
applied broadly. Fire safety solutions must instead be
based on the level of risk presented by an individual
property and its mode and level of occupation. Often
alternative solutions are available which will provide an
equally acceptable level of fire safety for a particular
property, and sometimes identical prope