
FIRE SAFETY WORKSHOP

Fire safety in the rented sector ï

Bedford Borough Council

Tim Birchall & Debbie Bromley



2

) HOW WE WORK TOGETHER (1)

ÅBedford Borough Council and Bedfordshire and 

Luton Fire and Rescue Service ïwe have 

overlapping duties and powers, therefore we have to 

work in partnership.

ÅHousing Act 2004, section 10 ïwe must consult 

before taking enforcement action.

ÅWe undertake joint inspections of high risk properties 

or consult in writing on proposals.

ÅWe work together on promoting fire safety.
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HOW WE WORK TOGETHER (2)

ÅWe agree standards based on our knowledge of the 
types of housing in the area, the risks and the best 
practicable ways to minimise or eliminate those risks.

ÅWe have formally adopted fire safety standards as 
being the most appropriate methods of improving fire 
safety in higher risk premises.

ÅWe revise these standards based on experience, 
national guidance or recommendations following 
serious fires nationally or locally. 
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THE LEGISLATION

Housing Act 2004

The Regulatory Reform (Fire Safety) Order 2005
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HOUSING ACT 2004 (1)

ÅNew Housing Act 2004 ïrisk based assessment ï
replacing old ófitnessô standard.

ÅThe Housing Health & Safety Rating system 
(HHSRS) is the risk assessment method.

ÅóFireô is one of the 29 hazards within HHSRS 

Åwhich have been identified as contributing 

Åto serious harm or ill health.

ÅFire safety is now relevant to ALL housing types.
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HOUSING ACT 2004 (2)

ÅAll new houses, flats, studios and bedsits have fire 
safety measures ïBuilding Regulations.

ÅNew conversions or alterations of older buildings 
must comply with fire safety - Building Regulations. 

ÅThe Housing Act 2004 and Fire Safety Order 2005 
are both aimed at ensuring EXISTING BUILDINGS 
which are used for residential purposes have the 
appropriate fire safety measures in place.  
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THE FIRE SAFETY ORDER

ÅFire Safety Order came into force 1st October 2006 

ÅReplaced 103 pieces of Fire Legislation

ÅIncludes Common areas within HMO`s

ÅEnforcement via the Fire Service
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BACKGROUND INFORMATION

ÅThe order covers general fire precautions and other 

fire safety duties which are needed to protect 

`relevant persons` in case of fire in and around most 

premises.

ÅRelevant persons: any person lawfully on the 

premises or in the immediate vicinity
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RESPONSIBLE PERSON MUST:

ÅCarryout a fire risk assessment of the common parts

ÅTake action to minimise the risk of fire

ÅKeep the risks and fire safety measures under review
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THE RESPONSIBLE PERSON IS:

ÅPerson who has control of the premises with regards 

to the carrying on of a trade, business or undertaking

ÅCould be Landlord, or managing agent

ÅDepends on ability to ñget work doneò
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BACKGROUND INFORMATION

ÅThe fire precautions to be put in place when necessary  
should be reasonable and practicable in the circumstances of 
the case.

Å(Article 8 -22) of the Fire Safety Order

ïRisk assessment

ïElimination of risks

ïFire ïfighting and fire detection

ïEmergency Routes and exits

ïMaintenance

ïCo operation and co ordination

ïFacilities for protection of fire fighters
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RESPONSIBLE PERSON MUST:

ÅEnsure that  any equipment provided in connection 
with:

ÅFire-fighting

ÅFire detection and warning

Å Emergency routes and exits

Has a suitable system of maintenance to ensure it is 
in efficient working order and in good repair.
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TYPICAL VICTORIAN HMO ïIN 

GOOD CONDITION

3 storeys plus cellar = 4 storeys
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WHAT IS AN HMO? ïNEW 

DEFINITION

HMO stands for House in Multiple Occupation, 

which means a building, or part of a building, such 

as a flat, that:

Åis occupied by more than one household;

Åand where more than one household shares ïor 

lacks ïan amenity, such as a bathroom, toilet or 

cooking facilities.

ÅThis includes students and professional sharers 

on single contracts
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WHAT IS AN HMO? ïNEW 

DEFINITION
Also - is occupied by more than one household and is a converted 

building ïbut not entirely self-contained flats (whether or not some 

amenities are shared or lacking). (A mixture of bedsits and flats)

Is converted self-contained flats, but does not meet, as a minimum 

standard, the requirements of the 1991 Building Regulations, and at 

least one third of the flats are occupied under short tenancies. (A non-

complying self contained flat conversion)

Definition tightened up ïnow there has to be sharing of an amenity or it 

is converted flats that are not up to the 1991 B Regs standard.

The full definition can be found in the Housing Act 2004 ïsections 254 

ï260 and schedule 14.
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WHAT ARE THE PRIORITIES

FIREïdo a fire risk assessment and act on it

GAS - ensure the gas safety check is up to date

ELECTRICITY - basic NICEIC check every 10 years (good 

practice ) or 5 years for a licensed HMO

UNDERSTAND THE 29 HAZARDS and include them in your 

tenancy records/data ïbenchmarking the accommodation 

against what is required. 

Some things to consider - Falls from second floor sash windows, external paving 

which is  a trip hazard, entry by intruders, broken windows even if tenantôs faulté.
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HIGHEST FIRE RISKS

ÅSize, layout and construction of property

ÅType of occupier

ÅOver the shop

ÅPurpose built vs converted

ÅHow the property is managed

ÅUp to 16 times higher risk of harm from 3 
storey HMO accommodation
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LANDLORDôS DUTIES

ÅTo know and understand the minimum 
standards (Good Practice Guide - GPG)

ÅTo benchmark their properties against the 
Good Practice Guide 

ÅTo carry out a fire risk assessment and 
document it

ÅTo request help and advice if it is required

ÅTo put into place the necessary management 
and maintenance of the fire safety measures. 
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LETTING AGENTS & MANAGERS

ÅTo know and understand the minimum 
standards (Good Practice Guide - GPG)

ÅTo benchmark their properties against the 
Good Practice Guide 

ÅTo carry out a fire risk assessment and 
document it ïfull management service

ÅTo request help and advice if it is required

ÅTo put into place the necessary management 
and maintenance of the fire safety measures. 
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COUNCIL HAVE POWERS TO 

INSPECT  PREMISES TO CHECK: 
ÅThe premises ïhouse, flat, bedsit or room

are free from category 1 hazards (including fire 
hazards).

ÅIf appropriate, take enforcement action - which could 
be serving an Improvement Notice, doing Works in 
Default, as well as prosecution.

ÅIf conditions pose an imminent risk of serious harm
to the occupiers, we have powers to take emergency 
action or prohibit the use of the premises.
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FIRE & RESCUE SERVICE HAVE  

POWERS TO INSPECT  PREMISES 

TO CHECK:
ÅYour fire safety measures are adequate and you are 

complying with the Order.

ÅYou have carried out a Suitable & Sufficient fire risk 
assessment and acted upon the significant findings 
of that assessment.

ÅIf you are required to record the outcome of the 
assessment they will expect to see a copy.
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EXAMPLE 1:PROSECUTION
2009:  HMO Blackburn-Offences, failed to provide:

ÅSuitable and sufficient Risk Assessment

ÅMaintain the fire alarm system

ÅEmergency lighting

ÅFire Fighting Equipment

ÅKeep escape routes clear

ÅEnsure exit routes were available for use.

Owner fined £676 per offence with costs totalled 
£7,300 @ £300 per month
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EXAMPLE 2:PROSECUTION

2008:  HMO in Northampton- Following  a fire, 

Responsible person found guilty as  failed  to :

ÅProvide a Suitable and Sufficient Risk Assessment

ÅPlan , Organise , Control, Monitor and Review 

preventative  and protective measures in relation to 

defective  fire alarm system

ÅProvide adequate smoke seals  - (smoke logged 

common areas)

Responsible person  fined £7,000

Appeal failed further £1500 costs!!
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EXAMPLE 3:PROSECUTION

2008:  HMO in Northampton - Following  a fire, 

Responsible person found guilty as failed to:

ÅProvide a Suitable and Sufficient Risk Assessment

ÅPlan , organise , control, monitor and review 

preventative  and protective measures in relation to 

defective  fire alarm system

ÅMaintain fire alarm

ÅProvide adequate smoke seals  - (smoke logged 

common areas)

Responsible person  fined £20,000

Appeal failed further £1500 costs!! 
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EXAMPLE 4:PROSECUTION

2008:  HMO in London-Property Manager given 

responsibility by uncle of maintenance and repair,  

found guilty as failed to:

ÅProvide a Suitable and Sufficient Risk Assessment

ÅMake and give effect to appropriate fire safety 

arrangements

ÅKeep common areas clear of combustibles

ÅProvide a Fire Alarm, Automatic Fire Detection

Responsible person  fined £13,000
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EXAMPLE 5:PROSECUTION

2008:  HMO in London-Following  a fire involving a 

fatality, Watchacre Properties Ltd fined £21,000 plus 

£9,000 costs.  Failure to:

ÅProvide a Suitable and Sufficient Risk Assessment

ÅMake and give effect to appropriate fire safety 

arrangements

ÅKeep common areas clear of combustibles

ÅProvide working Fire Alarm, AFD or adequate FFE

The Director received a 4 month custodial sentence !!
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HOW FIRE 

PROTECTION WORKS

Å Escape route defined

Å Protection of the escape route ïfire 
resistance

Å Early warning ïfire alarms systems

Å Making it work together

Å Reducing ignition sources and combustibles

Å Communication with tenants 

Å Management !



THE REGULATORY REFORM

(FIRE SAFETY) ORDER 2005

Responsible persons must carryout or 
arrange to carryout a fire risk assessment 
which must focus on the safety in case of 
fire of all relevant persons`.
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CONTINUED:

ÅThe fire risk assessment will help to identify risks that 
can be removed or reduced and to decide the nature 
and extent of the General Fire Precautions required 
to be taken. 

Examples are:

ïReduce risk of fire

ïMeans of escape

ïFire fighting

ïDetection and warning

ïAction to be taken
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FIRE RISK ASSESSMENT: 5 STEPS

Stage 1

Identify Fire

Hazards

Stage 2

Identify

Persons at Risk

Stage 5

Monitor &

review

Stage 3

Evaluate &

Reduce Risks

Determine if

arrangements

are adequate

Or need

improvement?

Stage 4

Record the

Findings

Prepare the

emergency

plan

Staff Training

STAGES
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Fire Risk Assessment 5 Steps

return

Training For A New Regime

 

F I R E

E X I T

SMOKE DETECTOR/

ALARM

B S  5 2 6 6

Provide to the extent it is appropriate...
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