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NOTE

As the leading trade body for residential leasehold management,
TPlis also animportantresource forleaseholders. Our Advice

Notes cover arange of topics on the leasehold system to help
leaseholders understand their rights and responsibilities and
ultimately get the most out of living in their flat.
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FIRE SAFETY IN FLATS

INTRODUCTION

This Advice Note (AN)is for professional fire safety personnel
involvedintheresidentiallongleasehold sector, including managing
agents, developers andlandlords.

It represents the core of good practice formanaging agents who
manage fire safetyinresidentiallongleasehold properties and the
clients/responsible personswhomthey act for. It has been writtento
apply toresidentiallongleasehold properties(alease of a
terminexcess of 21years when originally granted) in England

and Waleswhere a service charge, whichvariesaccording to
expenditure, is payable.

This AN hasbeen produced by The Property Institute (TPl)inline

with statutory guidance andindustry best practice, andithasbeen
independently reviewed by Hampshire Fire and Rescue Service who
are TPI’s Primary Authority Partner.

While every efforthasbeenmade to ensure the accuracy of
theinformation containedinthis AN, itmustbe emphasised

that because the Associationhasno control overthe precise
circumstancesinwhichitwillbe used, the Association, its officers,
employeesand members canacceptno liability arising out of its
use, whetherby members of the Association orotherwise. The ANis
of ageneralnature only and makes no attempt to state orconform
tolegalrequirements; compliance with these must be the individual
user’sownresponsibility and therefore should seekindependent
advice.

TPImembers have accesstoover100 GNs - thisis the only one that
hasbeenmade available to non-TPImembers as we wish to promote
fire safety industry-wide. If youwish to find out more about TPl and
the help and guidance it offersits members, please contactinfo@
tpi.org.uk.

The term ‘managing agent’ isused in thisdocumentinrelationto
aresidentialmanagingagent orothersimilarresidential property
management organisation workingunderacontract ormanagement
agreement fororonbehalf of aresponsible person.

Where anactionisimposeduponaresponsible person, but may also
beimposeduponamanagingagentwho hasagreedintheircontract
ormanagement agreement, to manage, or take, thereferenced
action, the term ‘duty holder’isused.

Principles of fire safety in purpose-built blocks of flats
Design principals

Purpose built blocks of flats are usually subject to the following

commondesign principles:

° Thereisahigh degree of compartmentationbetween eachflat,
andbetween flats and the common parts of the block;

° Eachflatis formed withinits own fireresisting enclosure;

° Thereisalow probability of fire and smoke spread beyond the
flat of a fire’s origin; and

° Thereisalow fireriskincommon areas due to precautionary
management.

Providing these design principles arein place then the following
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fire safety principles may be appropriate, subject to the firerisk

assessment of each block:

. astay put policy may be suitable which could negate the need
forsimultaneous evacuation, unlessitis advised by the fire
service;

° residentsinthe flat thatis originally affected by the should
evacuateitandimmediately call the fire service - other
residents are safe to stay in their flats without the need for
immediate evacuation;

° thereisnorequirement for fire alarmsincommon areas, or that
arelinkedinto orbetweenflats;

° thereisnorequirement for fire extinguishersincommon parts
exceptforplantandservicerooms;and

° emergency lightinginaccordance withBS 5266 isrequiredin
common parts stairs and corridors, plantand service rooms.

Evacuation strategy

Providing compartmentationbetween flatsisintactit will prevent
fire-spread fromone flat to another. This also enshrines the principle
thataperson’sactions, while they may affect theirown safety,
should notendanger theirneighbours.

To achieve thiscompartmentationisrequired to be of ahigher
standard for of fire and smoke containment thanwould be normally
considered adequate to protect the escaperoutes. Accordingly,
thoseinflatsremote fromthe fire are safe to stay where they are
andthe means of escapeis protected so thatit willremain safe for
eventualevacuation.

Thisisthe essence of the ‘stay put’ principle. Ithasunderpinned
fire safety design standards since before the 1960s, when national
standards were first drafted. It stillis the basisuponwhich blocks of
flats are designed today.

Where the fire andrescue service donot believe they can containthe
fire within the flat of origin orthereis arisk that the means of escape
couldbe compromised they may decide to evacuate othersinthe
building.

Stay put policies

Astay policy will allowresidents toremainin theirown flatinrelative
safetyinthe event of afireinanotherflat. They do not usually require
afullalarm tobe sounded otherthaninthe flat of the fire’s origin.

A‘stay put’ policyinvolves the following approach.

When a fire occurs withina flat, the occupants alert othersin the
flat, make their way out of the building and summon the fire and
rescueservice;

. If afire startsinthe common parts, allpersonsinthese areas
makes theirway out of the building and summons the fire and
rescueservice;

° Allresidentswho areintheirflatand are not affected by the fire
are expectedto ‘stay put’ until directed by the fire andrescue
service.

Itisnotimplied that those not directly involved who wish to leave the
building should be prevented from doing so. Nor does this preclude
those evacuating aflat thatis on fire fromalerting theirneighbours so
thatthey canalso escapeif they feel threatened.
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Simultaneous evacuation

Where compartmentation cannot be confirmed ordesignedinto
the building to support a stay put policy, a simultaneous evacuation
isadopted.Insuchacase, alarmand detection systems should

be suitable to alert allresidents of the building to allow themto
evacuateinatimely manner.

Fire detection and alarm systems

In‘generalneeds’ blocks designed to support a ‘stay put’ policy, itis
unnecessary and undesirable foracommunal fire alarm systemto be
provided. Acommunal fire detectionand alarm system will inevitably
leadto aproliferation of false alarms. This willimpose aburdenon
fireandrescue services andlead toresidentsignoring warnings of
genuine fires.

Although fire may occurinthe common parts of the building, the
materials and constructionused should prevent the fabric from
beinginvolved beyondtheimmediate vicinity. Howeveritis essential
that common partsremain free from combustible materials and
ignition sources at all times.

There are some caseswhere communal spaces, suchasresidents’
loungesorrecreationrooms, exist and where additional measures,
suchasacommunalfire alarm system, are required.

Depending onthe engineering of the building, smoke detection may
alsobe providedinorderto operate automatically opening vents to
clearsmoke fromcommon areas.

Flats constructedinaccordance with the requirements of the 2006
edition of Approved Document Bthe ADB willhave been fitted witha
systemincorporating one ormore interlinked mains powered smoke
and heatalarms. Eachalarmwill have its ownintegral standby supply
and willbe interlinked by wire orradio. Smoke alarms willnormally be
positionedinthe circulation spaces betweensleeping spaces and
placeswhere fires are most likely to start, such as kitchens andliving
rooms, to pickup smoke inthe early stages.

Where the kitchen areaisnot separated fromthe circulations space
by adoor, there shouldbe acompatible heat detectororheatalarm
inthe kitcheninadditionto whatever smoke alarms are neededinthe
circulationspace.

Smoke detectors should not be fixed in bathrooms, showers or
cooking areas where steam, condensation or fumes could give
rise to false alarms. Leaseholders should ensure that the system
ismaintained andwhenrequired detectorheadsreplacedin
accordance with the manufacturer’sinstructions.

Leaseholders should be encouraged toinstall smoke and heat
detectionwithintheirflats to ensure that they can evacuate safely
fromtheirflatsinafire. Detectors and detection systems should:
° where everpossible be:

— mainspowered,;

— designedtothe standards expected by the ADB; and
° be tested atleast monthly.
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Leases

Mostleases willinclude clausesrequiring leaseholders to:

° comply with statutory requirementsinrespect of theirown
demised premises and/or to maintain theirpropertyina
condition to prevent others being put atrisk, this of course
wouldinclude maintaining any fire doorsin a suitable condition;

° apply foralicence before making alterations to theirproperty,
thisusually includes any alterations to the flat front door.

Notallleases are the same. You should consult yourlease toidentify
who ownsyour flat frontdoorand what yourresponsibilities are for
its maintenance.

Ingeneralyou are advised to contactyourlandlord orthe managing
agent forthe block before making any changesto any part of your
flat as this may affect the fire compartmentation of the building.

4

Frontdoors of flats

Flat front doors are designed and
installed to provide protectionto
the communal means of escape and
are critical to most fire strategies for
buildings.

Fire doorsetswhichinclude, door,
glazing, door furniture and frame
should be:

° fitted with self-closing devices
thatareideally manufactured
andinstalledinaccordance with
BSEN1154:1997; and

° fitted with firerated hinges that
are manufactured andinstalled
inaccordance withBSEN
1935:2002.

Afiredoorsetcanonly offer
protectioninlimiting the spread of
smoke and fireif the doorseals are
working effectively andif the door
canfully closeinto therecessunder
the action of its door closer. The self-
closing device should be capable
of closingthe doorsecurelyintoits
frame fromany open position, and
overcoming theresistance of the
doorlatchand edge seals. All fire
doorself-closingdevices should be
regularly checked and maintained
toensure thatthey are operating
correctly.

If adoorhasaglazed panel(s) within
it, the glass should eitherbe Georgian
wired or fireresistant. Fire resistant
glasswillbeindicated by anetched
mark ‘BS476:22'. If the glazing does
not have either, it’'sunlikely that the
doorisafiredoor.
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UPVC doors are not currently accepted as firedoors.

The Home Office have published a simple guide to fire doors for
Responsible Persons: how to conductroutine checks and provide
informationtoresidents8to assist those with dutiesunder the Fire
Safety (England) Regulations to comply with Regulation 10, which
makes requirements about fire doorsin all buildings that contain two
ormore domestic premises and that containcommon parts, through
whichresidents would needto evacuateinafire. Paragraph 6.7 sets
out the checks that should be undertaken on fire doors.

Afireriskassessmentmustinclude examination of, at least, asample
of flatentrance doors. Thisis necessary because the flatentrance
doorsare part of the common parts that fall withinthe scope of

the Fire Safety Order. (common custom and practiceis for fire risk
assessors to endeavourto check around 10% of flat entrance doors,
withaminimum of two doors, though thisis not always possible).

Where afirerisk assessment or inspectionidentifiesissues witha
fire doorset the firerisk assessment processcanalsobeusedto
determine whetheritisthe doorsetordoorleaf thatneedstobe
changed. Suchassessments mustbe undertaken by acompetent
person.

Article 17(4) of the Regulatory Reform (Fire Safety) Order2005 Fire
Safety Orderlrequires the Landlord of aresidential buildingin their
capacity astheresponsible personto ensure that flat entrance
doors are subject to asuitable system of maintenance and are
maintainedin an efficient state, in efficient working orderandin
goodrepair. The Fire Safety Order allows the Responsible Personto
make arrangements with the leaseholderoroccupier of any flat to
ensuring theserequirements are met.

Article 17 of the Fire Safety Orderalsoimposes aduty onboth
Leaseholdersand occupiers of flats to co-operate with the
Responsible Personso farasis necessary to allow themto comply
withtheirdutiesunderArticle 17 which willinclude providing access
toinspectflatentrance doors.

Altering or changing a flat entrance door

Altering orchanging aflatentrance doorthat forms part of a fire
compartment of the building, is categorised as controlled work
under the Building Regulations 20102.

This means that anyone who wishes to change oralter their flat
entrance door (orany otherdoorbetweentheirflatand acommunal
areai.e.asecondary means of escape door), willneed ensure the
new oraltered dooranditsinstallation complies with all relevant
requirements of the Building Regulations 2010.

Details of aproperty owners dutiesinrelation to the building
regulations are detailedlaterin this guidance.

Allnew fire door sets to flats must provide the fire and smoke
resistance required by the fire strategy for the building. This will

be atleast FD 30S to give fireresistance of notless than 30 min
FD30 and the sameresistance to the passage of smoke atambient
temperature conditions S.

Insome properties the fire strategy may require the fire door set to
provide higherlevels of fire and smoke resistance. Youmust check
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withyourlandlord ormanaging agent what the required standard fire
and smokeresistance standardisrequired foryourdoor.

Doorsmusthave beentestedinaccordance withBS476: Part 221987
orBSEN1634-12000 and be supplied with a certificate to confirm
thatitmeets therequired standards. Itisalsorecommended that
new flat doors meet ‘security by design’ standards.

Installing afiredoorset correctlyisasimportant as ensuring the

dooritselfistothe correct standard. The Government’s expert panel

advises third party certificationby a UKAS accredited body. There

are various third party accredited schemes, which allow you to view

theirregisters andlocate a suitably qualified trade person:

° BRE Group - LPCB scheme, LPS1271installation of fire and
security door sets;15

° BMTrada Q Mark: Fire doorinstallation scheme'é; and

° Warrington Fire FIRAS scheme for fire doors.17

Aninstallation certificate forallreplacement doors will be provided
to the homeownerby the contractor supplying/fitting the door
confirming that the doorset meets therequired standard and has
beeninstalled correctly.

Youmust provide a copy of any certificationyoureceive toyour
landlord or the managing agent.

Internal alterations to flats

Any alterationwhich affects the measure that were designed and
installed to prevent the spread of fire and smoke in a building must
comply with therelevant requirements of the Building Regulations
20102

Examples of work that may affect the building fire compartmentation

include:

° changing aflatentrance doorandnotreplacingitwitha
suitably fire and smokeresisting and self-closing door;

° installing aletterboxor‘catflap’inaflatentrance doorthatis
notappropriately firerated,;

. installing anew bathroom suite and not ensuring that
breaches of riserwalls created fornew drains are fire-stopped
afterwards to maintain fire separation to the commonriser;

° removing the doors and walls to the kitchenandlounge to
createanopenplanlivingarea, butinsodoingmakingall the
bedroomsinnerrooms, and possibly impairing protectionto
the common parts;

° fitting non-condensing tumble dryers with holes through fire
wallsand doors forvent pipes without appropriate fire collars;

° installation of downlightersin a fire compartment ceiling, which
arenot of a‘fire-rated’ designand which have notbeen fitted
withintumescent fire hoods orcovered by aninsulation support
box; and

° installation of television or satellite cable through fire resisting
walls without fire stopping the holes around the cables.

Where holes have beenmadeincompartment walls, floors or
ceilingsitis essential thatany new openings are made good to
ensure the levels of fire containment are notin any way reduced by
suchworks.
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Unauthorised alterations

If youhavereplacedyourflatentrance my doororcarried out
alterations to yourflatand did not obtain building control approval or
yourlandlord’s consent, you can, if you believe that your door meets
the necessary standard, apply forretrospective consent forthe
alteration fromboth building controland yourlandlord.

Similarly if you have undertaken alterations to your flat without
attaining consent, you canalso apply forretrospective consent for
the alteration, howeveryou may berequired toreinstate or alter the
layout or features of the flat, if the work carried out does not comply
with Building Regulationrequirements. There willbe charges for this
consent.

If youdonot obtainthe necessary consents, youmay find it difficult
to sellyourpropertyinthe future, as solicitors now require more
detailedinformationregarding fire protection within blocks of flats
as part of the conveyancing process.

If you are aware that yourdoor does not meet therequired standard
you are strongly advised that you take the necessary steps to
replaceit, to ensure your families safety and the safety of other
residents of the building, should a fire occur.

Replacement of windows or the installation of security
grilles or shutters

Inflatslocated at basement, ground and Ist floorlevel, orin flats
accessed fromcommunal walkways/balconies the windows
fromliving areas and bedrooms are oftendesignedto be escape
windows, to enableresidents to use the windows to escape through,
if thereisafireintheirhome.

Assuchif youwould like toreplace yourwindows, it willbe

necessary forthe windows to meet the requirements of the Building
Regulationsinrelation to theirdesign and the size of the opening
required. Where awindow is an escape window, consent cannot be
provided forsecurity grilles or shutters to beinstalled, as the window
must be maintained unobstructed to enable escape.

Housekeeping and common parts

The guidance on fire safety in purpose-built blocks4 of flats
suggests two possible approaches to maintaining precautionsin
common parts: zero tolerance ormanaged use.

Azerotolerance approachisoneinwhichresidents are not permitted
touse the common areas to store or dispose of theirbelongings or
rubbish, with no exceptions.

Amanageduse approach allows for strictly defined use of common
areaswith certainlowriskitemsto be present(e.g. potplants, door
matsetc.).

The most appropriate approachwilldepend onthe specific
circumstances, and whateverapproachis takenshouldbe
considered within the overall context of the fire safety measures
inthe building. It should be considered as part of the firerisk
assessment forthe block. Amanageduse andits constraints should,
where everpossible, be agreed by consultation withresidents.
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Installation of smoke detection

TPIsupportsthe Fire Kills Campaign and the advice given by the
governmentin ‘Fire Safetyinthe Home’13and strongly recommend
thatallhome owners are encouragedto:

° fitatleastone smoke alarmonevery level of theirhome;

° testtheirsmoke alarmsatleast monthly.

Inolderflats that were not designed withhard wired smoke
detectors, residents should be encouraged toinstallhard wired
independent smoke detectors, which have alimited life span subject
tomanufacturer'srecommendations.

The Law

There are fourmain pieces of legislation which apply to fire safetyin

residential buildings, these are:

. The Building Regulations 2010 (also known as building control
regulations) - whichrequires allhome owners to comply
with building controlrequirements, whenundertaking any
alterations to theirproperty.

° The Regulatory (Reform Fire) Safety Order2005 - which
requireslessee’sto cooperate and coordinate with managing
agenttoensure therisk fromfireisreducedasfaraspossible.

° The Housing Act 2004 - Whichrequireslessee’storeduce
therisk from fire withinthe home (particularly relevantwhere a

propertyissublet).

e TheFire Safety (England)Regulations 2022 - whichimplments
the Grenfell Phase 1Enquiry recomendatiuons andimposes
duties onresponsible people for buildings which contains two
ormore sets of domestic premises.

The Building Regulations 20102

The Building Regulations 2010 require that ‘building work’ is carried
out so thatitcomplieswiththe applicable requirements of the
Regulations. The term building work includes the material alteration
of abuildingwhere any part of it, would atany stage resultin the
building notcomplying with arelevant requirement where previously
itdid. Relevantrequirementsinclude any part of the structure
designedandinstalled toinhibit the spread of fire within the building.
Where aflat frontdoorforms part of the compartmentationofa
building, as they usually do, any alteration to orreplacement of the
dooris ‘buildingwork’.

Where leaseholders employ a builder, the responsibility will usually
be theirs - however they must confirm this beforeinstructing the
work.

Therole of checking that buildingregulations are being complied
with falls to building controlbodies (BCBs).

Any buildingworkundertaken must meet therelevant technical
requirementsin the building regulations and they must not make
otherfabric, services and fittings less compliant than they were
before - ordangerous.

There are currently two types of building controlbodies BDBs, alocal
authority building control service and a private sectorapproved
inspectorbuilding control service. Customers are free to choose


https://firekills.campaign.gov.uk/
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whichtype they use ontheirproject.

If aperson carrying out building work contravenes the Building
Regulations, the local authority may prosecute themin the
Magistrates’ Court where anunlimited fine may be imposed
(sections 35 and 35A of the Building Act1984). Prosecutionis
possible up to two years after the completion of the offending work.
This actionwillusually be taken against the person carrying out the
work (builder, installer ormain contractor). Leaseholders should be
aware however thatif the work does not comply with the regulations
they may be served with an enforcement notice.

Alternatively, orinaddition, the local authority may serve an
enforcement notice onthe building ownerrequiring alteration or
removal of work which contravenes the regulations (section 36 of
the 1984 Act). If the ownerdoes not comply with the notice thelocal
authority has the powerto undertake the workitself andrecoverthe
costs of doing so fromthe owner.

Notwithstanding the possibility of enforcementaction,
Leaseholders shouldbearin mind thatif the local authority or
approvedinspector considers that buildingwork carried out does
not comply with the buildingregulations anditis notrectified, no
completion/final certificate willbe issued and thisis likely to come to
light through alocalland search enquiry when they wish to sell your
property.

When the work has been satisfactorily completed you should obtain
a‘Completion Certificate’ fromthe BDB.

The Regulatory Reform (Fire Safety) Order 20051

The Regulatory Reform (Fire Safety) Order 2005 Fire Safety Order
doesnotapplyinrelationto domestic premises, except forthe
requirements of article 31(10) which allow the fire and rescue
authority to prohibit orrestrict the use of premises (including flats)
where they believe the use of premisesinvolves orwillinvolve a
seriousrisktorelevant persons.

The Fire Safety Orderdoes howeverapply to any part of the premises
what are usedincommon by the occupants of more thanone
dwelling.

The Fire Safety Orderrequires the Responsible Person, whois
typically, the freeholderorlandlord, but may be a ‘residential
management company’, to:

° make a suitable and sufficient assessment of therisks to
whichrelevant persons (whichincludes any occupants of flats)
are exposed forthe purpose of identifying the general fire
precautions he needs to take to comply with the requirements
and prohibitionsimposed onhim by orunderthe Order;

° inrelationtorelevant persons who are not hisemployees, take
such general fire precautions as may reasonably be requiredin
the circumstances of the case to ensure that the premises are
safe;

‘General fire precautions’ means, measures to reduce the risk of fire

andtherisk of the spread of fire onthe premises, andinrelationto:

° the means of escape fromthe premises and the measures for
securing that, at allmaterial times, the means of escape canbe
safely and effectively used;

° the means for fighting fires and for detecting fire on the
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premises and giving warningin case of fire onthe premises; and

° measuresinrelation to the arrangements foractionto be taken
inthe event of fire onthe premises, includinginstruction and
training of employees and measures to mitigate the effects of
the fire.

The firerisk assessment must be reviewed by the responsible person

regularly so astokeepitup to date and particularly if:

° thereisreasonto suspectthatitisnolongervalid; or

° there hasbeen asignificant changeinthe matters to whichit
relatesincludingwhenthe premises, special, technical and
organisational measures, ororganisation of the work undergo
significant changes, extensions, or conversions.

Article 5(3) of the Fire Safety Order states:

“Any dutyimposed by articles 8 to 22 orby regulations made under
article 24 onthe responsible personinrespect of premises shall
alsobeimposedoneveryperson, otherthantheresponsible person
referredtoinparagraphs(1)and(2), who has, to any extent, control
of those premises so faras the requirements relate to matters within
his control.”

Article 5(4) of the Fire Safety Order states:

“Where aperson has, by virtue of any contract ortenancy, an
obligation of any extentinrelation to:

(a) themaintenance orrepairof any premises,including anything
inoronpremises; or

(b) thesafetyofanypremises,

thatpersonisto betreated, forthe purposes of paragraph (3), as
being apersonwho has control of the premises to the extent that his
obligation so extends.”

The Chief Fire Officers’ Association CFOA statesin their Guidance
Document ‘Collected PerceivedInsightsInto and Application of

The Regulatory Reform (Fire Safety) Order 2005 For the Benefit of
Enforcing Authorities - 2015 Revision’7:

“Forthe purposes of clarity, the front doors to flats are considered to
be acommon protective measure, typically underthe control of the
occupierasanarticle 5(4) duty holder, because an early failure of the
doorcanposeaseriousrisk to the safety of otherrelevant persons
onthepremises.”

This positionisreinforcedin ‘Fire safety in purpose-built blocks of
flats’4which states: “In the case of many existing leasehold flats, the
responsibility formaintenance of the flat entrance doors rests with
theresidents.” and

“Underthese circumstances, the residents might beregardedas
otherpersons having control of premises (as defined by Article 5(3)
of the FSO), with a duty to ensure the adequacy of the flat entrance
doors.”

Theresponsible personhas dutiesunderArticle 17 of the Fire

Safety Orderto ensure that flatentrance doors are subjecttoa
suitable system of maintenance and are maintainedin an efficient
state, in efficient working orderandin goodrepairand may make
arrangements with the leaseholder oroccupier of any flat to ensuring
theserequirements are met.

Article17 alsoimposes a duty on both the leaseholderandthe
occupierof any flat to co-operate with the responsible person so
farasisnecessary to allow themto comply with theirduties under
Article 17 whichincludes providing access toinspect flatentrance
doors.
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The Housing Act 20043

The Housing Act 2004 broughtin anew system of regulation for fire
safetyinexistingresidential premises by way of the housing health
and safetyrating system (HHSRS).

The HHSRS s the principal tool for assessing fire safety risk
andregulating standardsin alltypes and tenures of residential
accommodation. The HHRS is the Government’s approachto
evaluation of the potential risks to healthand safety fromany
deficiencies

identifiedin dwellings. Twenty-nine categories of potential hazard
are considered, one of which (hazard 24)is fire.

The underlying principle of the HHSRS is that any residential
premises should provide a safe and healthy environment forany
potential occupierorvisitor.

The principle of the HHSRS is assessment of risk presented by a

dwelling, based on:

° the likelihood of an occurrence that could cause harm (in this
caseuncontrolled fire and associated smoke); and

° the probable severity of the outcomes of such anoccurrence.

The HHSRS uses judgments made by the inspector,based onan
inspection of the dwelling, to generate anumerical score - the higher
the score, the greater therisk.

The Operating Guidance to the HHSRS12makes it clear that “Internal
doors (including the entrance doors to flats) should be made of
appropriate materials and properly fitted, and where appropriate,
fitted with self-closers.”

Where, having completed, anassessment, thelocalhousing
authority are satisfied that acategory1orcategory 2 hazard
existsonanyresidential premisesinone ormore flats, it may take
enforcement actionagainst the owner of the premises orflatand
where appropriate prohibit the use of one ormore flats or the
premises.

Fire Safety (England) Regulations 2022
The Fire Safety (England) Regulationsimposes the following duties:

In‘high-riseresidential buildings’, responsible persons willbe
requiredto:
e providetheirlocal Fire and Rescue Service (FRS) with:
— up-to-date electronic building floorplans;
— information about the design and materials of a high-
rise building’s external wall system and inform the FRS of any
material changesto these walls; and
— informationinrelationto thelevel of risk that the design
and materials of the external wall structure givesrise to and
any mitigating steps taken;
e installand maintainasecureinformationboxintheirbuilding
whichmust contain:
— thenameand contact details of theresponsible person;
— hard copies of the building floorplans; and
— asingle-pagebuilding planwhichidentifies key firefighting
equipment;
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e undertake monthly checks onthe operation of:

— liftsintended foruse by firefighters;
— evacuationlifts; and
— essentialfirefighting equipment;

o reportanydefectivelifts oressential firefighting equipment to
theirlocal FRSif the fault cannot be fixed within 24 hours, and
record the outcome of checks and make them available to
residents; and

D install signage visible inlow-light orsmoky conditions that
identifies flatand floornumbersin the stairwells of relevant
buildings.

Inresidential buildings with storeys over 11minheight, responsible

persons willbe re-quired to:

D use best endeavours toundertake annual checks of flat
entrance doors; and

e undertake quarterly checks of allfiredoorsinthe common
parts.

Inallmulti-occupiedresidential buildings with two or more sets of
domestic premises, responsible persons willbe required to:
« providerelevant fire safetyinstructions to theirresidents, which
willinclude:
— instructionsonhowtoreportafire; and
— anyotherinstructionwhich sets outwhataresident mustdo
once a fire hasoccurred, based onthe evacuation strategy
forthe building; and
e provideresidents withinformationrelating to theimportance
of fire doorsin fire safety.

Furtherinformation

1. The Regulatory Reform (Fire Safety) Order2005 www.
legislation.gov.uk/uksi/2005/1541/contents/made

2. TheBuildingRegulations 2010 http://www.legislation.gov.uk/
uksi/2010/2214/schedule/2/made

3. TheHousingAct2004 htips://www.legislation.gov.uk/
ukpga/2004/34

4.  Firesafetyinpurpose-built blocks of flats https://www.gov.
uk/government/publications/fire-safety-in-purpose-built-
blocks-of-flats

5. LACORS guidance titled ‘'HOUSING - FIRE SAFETY: Guidance
onfire safety provisions for certain types of existing housing’ -
download fromhttps://www.cieh.org/media/1244/guidance-
on-fire-safety-provisions-for-certain-types-of- existing-
housing.pdf

6. Departmentof Levellingup, Housingand Communities:
Regulatory Reform (Fire Safety) Order2005 Guidance
Note No.1: Enforcement https://www.gov.uk/government/
publications/regulatory-reform-fire-safety-order-2005-
guidance-note-enforcement

7. TheChief Fire Officers’ Association CFOA agree with this
positionintheir Guidance Document ‘Collected Perceived
Insights Into and Application of The Regulatory Reform (Fire
Safety) Order 2005 Forthe Benefit of Enforcing Authorities -
2015 Revision’ otherwise known as the ‘Enforcers’ Guidance’.
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http://�The Chief Fire Officers’ Association CFOA
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http://�The Chief Fire Officers’ Association CFOA
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8.  FireSafety(England)Regulations 2022 Asimple 16. BMTrada Q Mark: Fire doorinstallationscheme. https://
guide to fire doors forResponsible Persons: how to www.bmtrada.com/certification-services/third-party-
conductroutine checks and provide informationto certification-fire/g-mark-fire-door-installation-scheme
residents https://assets.publishing.service.gov.uk/
media/6538e381e6c9680014aa%a58/Fire+Safety+_ 17. Warrington Fire FIRAS scheme for fire doors https://www.
England_+Regulations+2022+fire+door+guidance.pdf warringtonfire.com/certification-services/fire-certification/

firas

9. Competency Criteria forFire Risk Assessors - https://www.
london-fire.gov.uk/media/5496/fsf_guide_october_20.pdf

10. BuildingRegulations 2010 Approved Document B Volume
2 (Buildings otherthan dwelling houses) 2019 edition - for
useinEngland https://assets.publishing.service.gov.uk/
government/uploads/system/uploads/attachment_data/
file/832633/Approved_Document_B__fire_safety__
volume_2_-_2019_edition.pdf

1. British Standard 9991(Fire safetyinthe design, management
anduse of residential buildings) https://shop.bsigroup.com/
ProductDetail?pid=000000000030351309

12.  Housinghealthandsafetyrating system (HHSRS): guidance for
landlords and property related professionals https://www.gov.
uk/government/publications/housing-health-and-safety-
rating-system-guidance-for-landlords-and-property-
related-professionals

13.  Fire Safetyinthe Home published by the Department for
LevellingUp, Housingand Communities - March 2015 https://
www.gov.uk/government/collections/fire-safety-guidance

14. NFCC National Fire Chiefs Council - Waking Watch /Common
Fire Alarm - Guidance to support atemporary simultaneous
evacuation strategyinapurpose-built block of flats https://
nfcc.org.uk/wp-content/uploads/2023/07/SEG_-_4th_
Edition_-_FINAL_17082022.pdf

15. BREGroup - LPCBscheme, LPS1271installation of fire and
securitydoorsets https://bregroup.com/products/Ipcb/
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Note:
Whilstevery efforthasbeenmade to ensure the accuracy of the information containedin this
TPIAdvisory Note, it mustbe emphasised thatbecauseTPlhasno control overthe precise
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Wimbledon circumstancesinwhichitwillbeused,TPI, its officers, employees and members canacceptno
London liability arising out of its use, whether by members of TPl or otherwise.
SW194DP

The TPIAdvisory Noteis of ageneral nature only and makes no attempt to state orconformtolegal
requirements; compliance withthese mustbe theindividualuser’'s ownresponsibility and therefore
Tel02079782607 itmay be appropriate to seekindependentadvice.
info@tpi.org.uk
www.tpi.org.uk

© 2024 The Property Institute


mailto:info%40tpi.org.uk?subject=
http://www.tpi.org.uk
https://assets.publishing.service.gov.uk/media/6538e381e6c9680014aa9a58/Fire+Safety+_England_+Regulations+2022+fire+door+guidance.pdf
https://assets.publishing.service.gov.uk/media/6538e381e6c9680014aa9a58/Fire+Safety+_England_+Regulations+2022+fire+door+guidance.pdf
https://assets.publishing.service.gov.uk/media/6538e381e6c9680014aa9a58/Fire+Safety+_England_+Regulations+2022+fire+door+guidance.pdf
https://www.london-fire.gov.uk/media/5496/fsf_guide_october_20.pdf
https://www.london-fire.gov.uk/media/5496/fsf_guide_october_20.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/832633/Approved_Document_B__fire_safety__volume_2_-_2019_edition.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/832633/Approved_Document_B__fire_safety__volume_2_-_2019_edition.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/832633/Approved_Document_B__fire_safety__volume_2_-_2019_edition.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/832633/Approved_Document_B__fire_safety__volume_2_-_2019_edition.pdf
https://shop.bsigroup.com/ProductDetail?pid=000000000030351309
https://shop.bsigroup.com/ProductDetail?pid=000000000030351309
https://www.gov.uk/government/publications/housing-health-and-safety-rating-system-guidance-for-landlords-and-property-related-professionals
https://www.gov.uk/government/publications/housing-health-and-safety-rating-system-guidance-for-landlords-and-property-related-professionals
https://www.gov.uk/government/publications/housing-health-and-safety-rating-system-guidance-for-landlords-and-property-related-professionals
https://www.gov.uk/government/publications/housing-health-and-safety-rating-system-guidance-for-landlords-and-property-related-professionals
https://www.gov.uk/government/collections/fire-safety-guidance
https://www.gov.uk/government/collections/fire-safety-guidance
https://nfcc.org.uk/wp-content/uploads/2023/07/SEG_-_4th_Edition_-_FINAL_17082022.pdf
https://nfcc.org.uk/wp-content/uploads/2023/07/SEG_-_4th_Edition_-_FINAL_17082022.pdf
https://nfcc.org.uk/wp-content/uploads/2023/07/SEG_-_4th_Edition_-_FINAL_17082022.pdf
https://bregroup.com/products/lpcb/
https://www.bmtrada.com/certification-services/third-party-certification-fire/q-mark-fire-door-insta
https://www.bmtrada.com/certification-services/third-party-certification-fire/q-mark-fire-door-insta
https://www.bmtrada.com/certification-services/third-party-certification-fire/q-mark-fire-door-insta
https://www.warringtonfire.com/certification-services/fire-certification/firas
https://www.warringtonfire.com/certification-services/fire-certification/firas
https://www.warringtonfire.com/certification-services/fire-certification/firas

