
 
 

 

 
 
 
 

 

 

EXECUTIVE 
 

Date: Tuesday 18 November 2014 
Time:  5.30 pm 
Venue:  Rennes Room, Civic Centre, Paris Street, Exeter 
 
Members are invited to attend the above meeting to consider the items of business.  
 
If you have an enquiry regarding any items on this agenda, please contact Sarah Selway, Democratic 
Services Manager (Committees) on 01392 265275. 
 
Entry to the Civic Centre can be gained through the Customer Service Centre, Paris Street. 
 
Membership - 
Councillors Edwards (Chair), Denham, Fullam, Hannaford, Leadbetter, Owen, Pearson and Sutton 
 
 
 
 

Agenda 
 
   
 Part I: Items suggested for discussion with the press and public present 

1  
  
Apologies 

 
 

 To receive apologies for absence from Committee members. 
 

 

2  
  
Minutes 

 
 

 To sign the minutes of the meetings held on 16 September and 7 October 2014. 
 

 

3  
  
Declarations of Interest 

 
 

 Councillors are reminded of the need to declare any disclosable pecuniary 
interests that relate to business on the agenda and which have not already been 
included in the register of interests, before any discussion takes place on the 
item. Unless the interest is sensitive, you must also disclose the nature of the 
interest. In accordance with the Council's Code of Conduct, you must then leave 
the room and must not participate in any further discussion of the item.  
Councillors requiring clarification should seek the advice of the Monitoring Officer 
prior to the day of the meeting. 
 

 

 



 

 

4  
  
Local Government (Access to Information) Act 1985 - Exclusion of Press 
and Public 

 

 

 RESOLVED that, under Section 100A(4) of the Local Government Act 1972, the 
press and public be excluded from the meeting during consideration of item 7 on 
the grounds that it involves the likely disclosure of exempt information as defined 
in paragraphs 1 and 3 of Part I, Schedule 12A of the Act.  
 

 

5  
  
Proposed Introduction of a Discretionary Licensing Scheme for Houses in 
Multiple Occupation 

 

 

 To consider the report of the Assistant Director Housing. 
 
Scrutiny Committee – Community considered the report at its meeting on 11 
November 2014 and its comments will be reported. 
 
 

(Pages 5 - 
96) 

6  
  
Devon County Council  - Consultation on Highways Savings 

 
 

 To consider the report of the Assistant Director Public Realm. 
 

(Pages 97 
- 104) 

Part II: Item suggested for discussion with the press and public excluded 

No representations have been received in respect of the following items in accordance with the Local 
Authorities (Executive Arrangements) (Meetings and Access to Information) (England) Regulations 
2012.     
 

7  
  
Community Asset Transfer Report 

 
 

 To consider the report of the Assistant Director Public Realm. 
 

Scrutiny Committee – Community considered the report at its meeting on 11 
November 2014 and its comments will be reported. 

 
 

(Pages 
105 - 118) 

Date of Next Meeting 
 
The next scheduled meeting of the Executive will be held on Tuesday 9 December 2014 at 5.30 pm 
in the Civic Centre. 
 
A statement of the executive decisions taken at this meeting will be produced and published 
on the Council website as soon as reasonably practicable. 
 
 
Find out more about Exeter City Council services by looking at our web site http://www.exeter.gov.uk.  
This will give you the dates of all future Committee meetings and tell you how you can ask a question 
at a Scrutiny Committee meeting.  Alternatively, contact the Democratic Services Officer 
(Committees) on (01392) 265115 for further information. 

 
 



 

 

 
Follow us: 
www.twitter.com/ExeterCouncil 
www.facebook.com/ExeterCityCouncil 

 
Individual reports on this agenda can be produced in large print on 
request to Democratic Services (Committees) on 01392 265275. 
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EXETER CITY COUNCIL 
 

REPORT TO: SCRUTINY COMMITTEE – COMMUNITY AND 
EXECUTIVE 

DATE OF MEETING: 11 NOVEMBER 2014 AND 18 NOVEMBER 2014 
REPORT OF: ASSISTANT DIRECTOR HOUSING  
TITLE:  ADDITIONAL LICENSING FOR CERTAIN TYPES 

OF HOUSES IN MULTIPLE OCCUPATION 
(HMOS) THROUGHOUT EXETER 

 
 
 
Is this a Key Decision?  
 
Yes. 
 
Is this an Executive or Council Function? 
 
Executive 
 
1. What is the report about? 
 
1.1 This report provides feedback on the outcome of the 10 week consultation 

exercise undertaken on the proposal to extend the principles of Mandatory 
HMO Licensing through the introduction of an Additional Licensing Scheme 
covering specific types of HMOs throughout Exeter. It goes on to seek approval 
for the Designation of an Additional Licensing Scheme.    

 
2. Recommendations:  
 

i To make a Designation for an Additional Licensing Scheme, covering the 
whole of the Exeter City Council administrative area, for the types of 
HMOs specified in Appendix 1, annex B. 

 
ii To agree the fee structure detailed in Appendix 2 and the licence 

conditions detailed in Appendix 3. 
 
iii To agree the implementation of the Scheme beginning on 23 February 

2015  
 
iv To authorise the Assistant Director Housing, in consultation with the 

relevant portfolio holder, to periodically review the Scheme, its 
implementation and resourcing to ensure that the principles of the 
Scheme are achieved 

 
3. Reasons for the recommendation: 
 
3.1 Exeter has an unusually high proportion of privately rented accommodation, 

estimated to be 24% of the overall housing stock (approximately 12,600 
dwellings). This compares with 19% nationally. 

 
3.2 Exeter also has an unusually high number of HMOs, estimated at 2,829. Nearly 

800 of these are covered by the national Mandatory HMO Licensing Scheme, 
many of which are student lets. A further 1,200 are small, shared house HMOs, 
commonly let to students.  
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3.3 These estimates closely match the number of properties which are exempt 
from council tax, being occupied exclusively by students, which stood at 1,888 
in May 2014.  

 
3.4 The remaining 800 or so HMOs provide accommodation for working tenants, 

singles or families, or those on benefits. 
 
3.5 The Mandatory HMO Licensing Scheme has proved to be successful in driving 

up the standards of those HMOs requiring a licence, through the enforcement 
of licence conditions. However, as indicated above, a large proportion of the 
HMOs requiring a licence under that Scheme are student shared houses, many 
of which exceed the minimum standards. This is as a result of the combination 
of high expectations of students and their parents, the changing demographic 
of Exeter students and market forces, there being an oversupply of student lets 
in the private rented sector as a result of competition from national student 
housing providers. 

 
3.6 The types of HMO which are often occupied by the more vulnerable tenants 

are not covered by Mandatory HMO Licensing. In particular, that Scheme does 
not cover rented properties in buildings which have been poorly converted into 
self contained flats, often many years ago when fire safety standards were 
much lower than they are today, or the majority of flats in multiple occupation 
above commercial premises or in mixed use buildings. A significant proportion 
of these HMOs pose an increased risk to their tenants in respect of fire safety 
and are often associated with poor management. The tenants of these 
properties, or their visitors, are also frequently linked to complaints about anti 
social behaviour.  

 
3.7 It is specifically these two types of HMO for which a Designation is sought, as 

defined in appendix 1 
 
3.8 The overarching aim of introducing Additional Licensing would be to extend the 

principles of Mandatory HMO Licensing to these types of HMOs. These are to 
ensure that properties are suitable to accommodate the number of tenants that 
they house, have adequate facilities, fire precautions etc and that they are 
properly managed, through adherence to the conditions attached to the licence.  

 
3.9 The standards for facilities and fire safety, which are the same as those 

enforced through the Mandatory HMO Licensing Scheme, are set out in 
appendix 4 and 5.  

 
3.10 The proposed licence conditions are set out in appendix 3. Mandatory 

conditions, those which the Council is required to include in HMO licenses by 
legislation, are in bold. The other conditions are the proposed discretionary 
conditions aimed at promoting sound management practices whilst tackling 
regularly encountered local issues, such as unsatisfactory refuse storage 
arrangements. It is also anticipated that some HMOs will require specifically 
tailored conditions. 

 
3.11 Additional Licensing will also ensure that the licensees of HMOs are 

considered to be ‘fit and proper persons’ to undertake their role. No other 
housing related legislation addresses this ‘people’ aspect of safety in HMOs.  

 
3.12 In order to be considered ‘fit and proper’, prospective licensees must confirm 

that they have not:  
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• Committed any offence involving fraud or other dishonesty, or violence or 
drugs, or any offence listed in Schedule 3 to the Sexual Offences Act 
2003 (c. 42) (offences attracting notification requirements);  

• Practiced unlawful discrimination on grounds of sex, colour, race, ethnic 
or national origins or disability in, or in connection with, the carrying on of 
any business;  

• Contravened any provision of the law relating to housing or of landlord 
and tenant law  

3.13 In the event of a Designation for Additional Licensing being made those people 
or companies who would be required to apply for a licence are detailed in 
appendix 6. 

 

4. What are the resource implications including non financial resources. 
   

4.1 The immediate resource implication, should the decision be made to designate an 
Additional Licensing Scheme, would be the costs involved in communicating the 
decision direct to consultees, which must be done with 14 days of the Designation 
being made. These costs can be met within existing resources 

 
4.2 The Housing Act 2004 allows councils to charge a licensing fee. The proposed 

fee structure has been set at a level that will cover the cost of administering the 
Additional Licensing Scheme based on the estimated number of HMOs that will 
become licensable, the estimated staff time and associated costs involved in 
processing the applications, monitoring and administration including overheads. 

 
4.3 A significant proportion of the ‘converted building’ HMOs that would be subject to 

Additional Licensing would take the form of large houses divided into self 
contained flats, each of which, in many cases, will be in separate ownership. In 
addition many different management models will be encountered. This will make 
the cost of administering the Scheme significantly higher than for Mandatory HMO 
Licensing, where much more straightforward ownership structures are the norm.  

 
4.4 It is forecast that the introduction of an Additional Licensing Scheme would 

generate income of approximately £70,000 per annum over its five-year duration 
and that the Scheme would be self financing, in line with legislation and guidance. 
Without the introduction of an Additional Licensing Scheme the City Council 
would not have the resources to routinely inspect these properties, as it has in the 
past. The majority of the projected income will be received in the financial year 
2014/15, at the outset of the Scheme, but that income will be apportioned across 
its 5 year duration. 

 
5. Section 151 Officer comments: 
 
5.1 The number of HMO’s affected by the proposed new licensing scheme is not 

certain and therefore the generation of £70,000 per annum will depend upon 
actual applications, level of license fee and eligibility for discounts.  This will 
need to be closely monitored by officers with any significant deviations from 
financial forecasts reported back to committee. 
 

5.2 On the basis that costs of implementing the new licensing scheme can be met 
within approved budgets and that the associated license fee income will be 
spread over the respective 5 years, in accordance with proper accounting 
practice, there are no further comments to make. 

 
6. What are the legal aspects? 
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6.1 Prior to 2010 the introduction of Additional Licensing Schemes required the 
approval of the Secretary of State for Communities and Local Government. The 
power was devolved to local authorities in April 2010 through the Licensing of 
Houses in Multiple Occupation and Selective Licensing of other Residential 
Accommodation (England) General Approval 2010. 

 
6.2 Local authorities must demonstrate the need for an Additional Licensing 

Scheme and consider that a ‘significant proportion of the HMOs in their area, of 
the type proposed to be covered by it, are being managed sufficiently 
ineffectively’ as to give rise, or likely to give rise, to problems for occupiers or 
members of the public’. They must also have regard to any other courses of 
action available and demonstrate that the Designation will significantly assist in 
dealing with the issues. 

 
6.3 The City Council’s view that these legislative requirements are met were 

detailed in the report that went to Executive on 24th June 2014. 
 
6.4 In order to comply with the requirements of the General Consent local 

authorities also have to act to consult those most likely to be affected by the 
Scheme for a minimum of 10 weeks and to respond to those consultees who 
raise substantive issues.  

 
6.5 Should a Designation be made The Licensing and Management of Houses in 

Multiple Occupation and Other Houses (Miscellaneous Provisions)(England) 
Regulations 2006 stipulate the following: 

 
6.6 Within 7 days of the Designation being made the City Council must: 
 

 Arrange for the publication of the Notice of Designation in two local 
newspapers, further publishing it on 5 more occasions 

 

 Post the Designation on a public notice board at the Civic Centre and on 
the Council’s web site 

 
 Within 2 weeks the Council must:  
 

 Send copies of the Notice to anyone who responded to the consultation 
and organisations which represent the interest of tenants and landlords or 
who represent managing agents, estate agents or letting agents in the 
City 

 
 Send copies to organisations which provide advice to landlords and 

tenants, e.g., in Exeter’s case, the CAB, St Petroc's etc 
 
 Allow a minimum three month period between the Designation being 

made and its implementation (a legislative requirement). 
 

6.7 Failure to meet these statutory requirements may lead to a challenge in the 
form of a request for a judicial review. To mitigate the chances of this the 
Council has consulted widely, as detailed in the report, and followed the 
prescribed process and government guidance 

 
 
7. Monitoring Officer’s comments: 
 
7.1 As the proposal is in line with the statutory requirements placed on a Council 

wishing to introduce an Additional Licensing Scheme, there are no further 
comments to make. 
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8. Report details: 
 
8.1 Following approval to consult on the proposal to introduce Additional HMO 

Licensing by Executive on 24th June 2014 a large scale consultation exercise 
began on 7th July 2014. It lasted for 10 weeks, ending on 15th September 2014. 
The 10 week duration of the consultation was necessary to satisfy the 
requirements of the Housing Act 2004: Licensing of Houses in Multiple 
Occupation and Selective Licensing of other Residential Accommodation 
(England) General Approval 2010, which permits local authorities to designate 
Additional Licensing Schemes within their area without having to seek the 
approval of the Secretary of State. 

 
8.2 The consultation included: 
 

 Press release to local news media 
 

 Direct mail outs to: 
 

o The 2540 landlords known to own property in the city, plus 
o The 87 letting agents and property management companies in 

Exeter 
o Organisations including the University of Exeter and those 

providing advice to tenants such as Shelter and the CAB 
together with the local representative of the National Landlords 
Association 

o Round robin e mails to all staff in Exeter City Council, Devon 
County Council, University of Exeter and the Chamber of 
Commerce.  

o The chairs of all the residents associations known to the 
Council 

o Ward Councillors 
 

 A leaflet drop to 2000 houses in the 19 streets known to have a high 
concentration of HMOs of the type that the council is seeking to licence. 

 

 Leaflets handed out to visitors to the Council's Customer Services Centre 
 

 A social media campaign including the use of Twitter and Facebook 
 

8.3 All these communications invited recipients to visit the Exeter City Council 
website to view an outline of the proposal and complete an online 
questionnaire, similar to that which has been used in other Cities where 
Additional Licensing has been successfully introduced, or to make comment to 
a dedicated e mail address.  
 

8.4 Alternative arrangements were made available to those without access to a 
computer. 
 

8.5 Copies of the consultation materials are contained in appendix 7 
 

8.6 In all 42 completed questionnaires were received , 8 from owner occupiers, 24 
from landlords (including 1 letting agent), 8 from private sector tenants, 1 from 
a residents association and 1 from an  organisation representing tenants 
 

8.7  Email responses were received from The Student Guild, Citizens Advice 
Bureau, and 2 HMO landlords. Other emails were received from an owner 
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occupier, an agent, Exetra and a residents association, all of whom had also 
completed the questionnaire.  

 
8.8 A letter of support was received from Devon and Somerset Fire and Rescue 

Service 
 

8.9 Although the response rate to the consultation was surprisingly low the 
overwhelming majority of those who responded agreed with the Council's aim 
to improve conditions, safety standards and management of HMOs in the City 
with 19 landlords , 8 owner occupiers and 5 tenants agreeing (76% of 
recipients). Only 2 landlords and 1 owner occupier disagreed, with 5 recipients 
having no opinion. 

 
8.10 19 recipients (10 landlords, 6 owner occupiers and 3 tenants) agreed that 

additional licensing would contribute to this aim. 16 recipients (9 landlords, 2 
owner occupiers and 5 tenants) disagreed, with 6 recipients having no opinion. 
 

8.11 The majority of those responding, however, agreed that Additional Licensing 
would be an effective way to improve substandard HMOs and their 
management, with 14 agreeing (12 landlords, 1 owner occupier and 1 tenant), 
8 landlords disagreeing with 4 landlords having no opinion 
 

8.12 Importantly, bearing in mind that one of the primary purposes of introducing 
Additional Licensing is to improve the level of management of HMOs, only 10 
of the 24 landlords who responded belong to a landlords association. 
Membership of such associations is the only way that landlords can be sure 
that they will keep up to date with legislative changes and hence their legal 
responsibilities as landlords.  
 

8.13 Of the 14 landlords not in a landlords association, only 4 have ever attended 
any form of landlord training. 
 

8.14 Overall, only 7 of the 24 landlords who responded attend the landlord forums (4 
of whom are in landlords associations and have done training). This is a 
surprisingly low number, considering that the majority of landlords who 
engaged with the consultation are known to the Council as responsible 
landlords but it does highlights the ‘amateurish’ approach that many landlords 
take to their role. 
 

8.15 The lack of a significant response, despite extensive information being made 
available about the proposed scheme through the methods highlighted above, 
suggests that the introduction of an Additional Licensing Scheme is not 
considered a controversial step, possibly since many of the landlords consulted 
already have HMOs covered by Mandatory Licensing, which has not proved to 
be as contentious as anticipated when it was introduced. 
 

 
9. How does the decision contribute to the Council’s Corporate Plan? 
 
9.1 The introduction of Additional HMO Licensing directly relates to the key actions 

of ‘Help me find somewhere suitable to live’: driving up standards in private 
rental properties’ and is wholly consistent with the overall direction of the 
Council’s housing strategies.  
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10. What risks are there and how can they be reduced? 
 
10.1 The initial risk associated with going forward with a Designation is that of a 

judicial review into the decision to proceed. The consultation has, however, 
been undertaken with full regard to legislation and guidance contained in both 
the DCLG's 'Approval steps for additional and selective licensing designation in 
England' and the guidance produced by Local Government Regulation 
'Additional and Selective Licensing under General Consent' 

 
10.2 A further risk is that the estimate that there are 400 HMOs which would fall into 

the scope of Additional Licensing is based on pre 2006 data, when the 
proactive inspection of HMOs broadly ceased following the introduction of 
Mandatory HMO Licensing. The true figure, and therefore the projected 
income, will only become clear should the Scheme be introduced. 
 

10.3 Recent experiences would indicate that the major risk would be to tenants’ 
welfare and the Council’s reputation should Additional Licensing not be 
introduced. During the 10 week consultation period one HMO above 
commercial premises was prohibited from use by the Devon and Somerset Fire 
and Rescue Service, acting in consultation with the City Council, thus 
safeguarding the 10-12 residents against a serious fire risk. A second HMO is 
in the process of being prohibited under Housing Act powers, as a result of a 
poor layout causing a category 1 fire hazard. 
 

10.4 Because there has only been a limited proactive inspection scheme of these 
types of HMO for some years, resources having largely been diverted into 
operating the Mandatory Licensing Scheme, much of the recent in-depth 
involvement with them results from complaints from residents. Those HMOs 
that have been subject to complaints are often found to have a low level of 
compliance. 
 

11. What is the impact of the decision on equality and diversity; health and 
wellbeing; safeguarding children, young people and vulnerable adults, 
community safety and the environment? 

 
11.1 The decision to introduce an Additional Licensing Scheme would have a 

positive impact in all these respects by ensuring that the standard of the 
accommodation occupied by, in many cases, young, vulnerable and ethnically 
diverse tenants, would be improved 
 
 

12. Are there any other options? 
 
12.1 In order to achieve the desired outcome of driving up standards in HMOs other 

options are available, specifically: 
 

12.2 The introduction of a voluntary accreditation scheme. Over the last 5 or 
more years the City Council has been working with the University of Exeter to 
introduce a voluntary accreditation scheme for student HMOs. Initially the 
University developed their own scheme but in 2013, after that Scheme had 
failed to take off, they signed up to the nationally recognised AFS/ Unipol 
landlord accreditation scheme, specifically developed for student lets. For the 
academic year 2016/17 it is the University's intention only to promote properties 
managed by accredited landlords to its students through their accommodation 
office and web site.  
 

12.3 The pitfall, as with any voluntary scheme, is that only responsible landlords, 
invariably offering good quality accommodation, sign up. During the first year of 
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the operation of the AFS/ Unipol scheme fewer than 30 landlords letting 
property to students in the city (out of an estimated 1000-1500) have passed 
through the inexpensive accreditation process. 
 

12.4 Landlord training. For the past 2 years the Council has actively been 
promoting one day training courses for landlords, delivered by accredited 
trainers from the National Landlords Association (NLA). These courses have 
effectively been subsidised by the City Council through the provision of free 
training rooms and facilities, being delivered at a cost of £100 per landlord. 
Despite widespread promotion of the courses, through the landlord forum and 
newspaper advertising, it has proved difficult to encourage attendance with 
only four courses going ahead, others having to be cancelled through lack of 
interest. In all, up to this point, only 38 landlords have attended these courses. 
 

 In an effort to improve the professionalism of landlords a number of further 
training courses have been provisionally booked for January and February 
2015 to encourage as many landlords as possible to receive training and thus 
benefit from a discounted licensing fee. 
 

12.5 A limited Designation. It would be possible to limit the Designation to cover 
certain types of HMOs in certain streets or wards where 'problem' HMOs are 
known to be. The problem with this approach is that it sets up inconsistencies 
with different standards for landlords (and HMOs) across the City. Effectively 
by limiting the Designation the Council would create a 'post code lottery' which 
would result in poorly managed properties being missed and tenants in parts of 
the City remaining at risk. 
 

12.6 Enforcement. Without the introduction of Additional Licensing enforcement 
would remain the only means of improving standards. Traditional, statutory 
notice based enforcement has its place in bringing about improvements but it is 
time consuming being both technically challenging and administratively labour 
intensive. 
 
Additional Licensing has the potential to be a more efficient method of 
improving standards, through enforcement of licence conditions. Once the 
licence has been granted, an administratively burdensome process in itself, stiff 
penalties are attached for failure to comply with these conditions: 
 
It is an offence if the landlord or person in control of a licensable HMO: 
 
• Fails to apply for a licence for a licensable property 
• allows a property to be occupied by more people than are permitted 

under the licence 
• Breaches a condition of the licence. 
• Breaches a regulation set out in the Management Regulations for HMOs 
 
Fines of up to £20,000 may be imposed if a licensable HMO is allowed to 
operate without a licence and £5000 for breaches of any of the licence 
conditions or Management Regulations. 
 
In addition to this there are other consequences of not licensing an HMO which 
is licensable 
 

 Tenants can apply to the Residential Property Tribunal to claim back any 
rent they have paid during the unlicensed period (up to a limit of 12 
months).  

 Councils can reclaim any housing benefit that has been paid during the 
time the property was without a licence. 
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 Landlords cannot use the grounds laid out in Section 21 of the Housing 
Act 1988 to obtain possession. 

 
No other option is available to ensure that individuals or companies responsible 
for the management of HMOs are 'fit and proper', a vital consideration, 
particularly in cases where vulnerable tenants are involved. 

 
 
 
 
Assistant Director: Roger Coombes 
Originating Officer: Keith Williams 
 
 
Local Government (Access to Information) Act 1972 (as amended) 
Background papers used in compiling this report:- 
None 
 
 
Contact for enquires:  
Democratic Services (Committees) Room 2.3 
01392 265275 
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Appendix 1  
 
 

The Exeter City Council Designation of an Area for Additional Licensing 
of Houses in Multiple Occupation. 

The Exeter City Council in exercise of their powers under section 56 of the Housing 
Act 2004 (“the Act”) hereby designates for additional licensing of Houses in Multiple 
Occupation (“HMOs”) the area described in paragraph 4.  

CITATION, COMMENCEMENT AND DURATION  

1. This designation may be cited as the Exeter City Council Designation for an Area 
for Additional Licensing of Houses in Multiple Occupation 2014.  

2. This designation is made under the Licensing of Houses in Multiple Occupation 
and Selective Licensing of Other Residential Accommodation (England) General 
Approval 2010, under which general approval is given to local authorities, by the 
Secretary of State, under Section 58 (1)(b) of the Housing Act 2004, to designate 
their district or an area within their district, as subject to additional licensing. The 
designation is made on 18 November 2014 and shall come into force on 23 February 
2015. 

3. This designation shall cease to have effect on 23 February 2020 or earlier if the 
Council revokes the scheme under section 60 of the Act.  

AREA TO WHICH THE DESIGNATION APPLIES  

4. This designation shall apply to the administrative district of Exeter City Council as 
delineated and edged red on the map at annex A.  

APPLICATION OF THE DESIGNATION  

5. This designation applies to all the HMOs of the two description specified in Annex 
B within the area described in paragraph 4 unless -  

(a) the building is of a description specified in annex c (Buildings that are not HMOs 
for the purpose of the Act - other than Part 1)  

(b) the HMO is subject to an Interim or Final Management Order under Part 4 of the 
Act  

(c) the HMO is subject to a temporary exemption under section 62 of the Act; or  

(d) the HMO is required to be licensed under section 55 (2) (a) of the Act (mandatory 
licensing) 

EFFECT OF THE DESIGNATION  

6. Subject to sub paragraphs 5(a) to (d) every HMO of the description specified in 
Annex B in the area specified in paragraph 4 shall be required to be licensed under 
section 61 of the Housing Act 2004.  

7. The Exeter City Council will comply with the notification requirements contained in 
section 59 of the Act and Regulation 9 of Licensing and Management of Houses in 
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Multiple Occupation and Other Houses (Miscellaneous Provisions)(England) 
Regulations 2006 and shall maintain a register of all houses registered under this 
designation, as required under section 232 of the Act.  

8.  Landlords, persons managing or  tenants should seek advice from Exeter City 
Council by contacting them, as specified in paragraphs 13,14 and 15, to ascertain 
whether their property is affected by  this designation. 
 
9. Failure to licence a property which requires licensing by virtue of the designation 
may result in a fine of up to £20,000 on summary conviction under section 72 of the 
Housing Act 2004. It also gives tenants and the City Council, in the case of Housing 
Benefit payments, to apply to the Residential Property Tribunal under Section 73(5) 
and(6) and Section 74 of the Housing Act 2004 for  rent repayment order. 
 
INSPECTION OF THE DESIGNATION 
 
10. Exeter City Council is the local housing authority which made the designation 
which may be inspected at the Customer Services Centre, Civic Centre, Dix's Field, 
Exeter. 
 

11. The opening times of the civic centre are:  Monday – Wednesday and Friday, 
9am to 5pm, Thursday 9am – 6pm, Closed at weekends and public holidays  
 
12. Copies of the designation can be obtained from the private sector housing team, 
Exeter City council, Civic Centre, Dix‟ s Field, Exeter. 
 
APPLICATIONS FOR HMO LICENCE AND GENERAL ADVICE ABOUT HMO 
LICENSING. 
 
13. Applications for HMO additional licences and general advice on the licensing 
scheme should be made at the civic centre, Dix‟s Field, Exeter. 
 
14. The contact number for the private sector housing team is 01392 265148. 
 
15. The e mail address for HMO licensing is additional.hmolicensing@exeter.gov.uk 
 
16. Date and authentication by the council date.... 
 
Signed 
 
Date 
 
Date published..... 
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Annex A – Paragraph 4: Map of Designated Area  
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Annex B – Paragraph 5: HMOs subject to the designation  

1 Flats in multiple occupation which 
 

• Are situated in „mixed use‟ buildings containing both residential and 
commercial premises (shops, offices etc) and 

• Are occupied by 3 or more people forming more than one household who 
• Share an amenity, such as kitchen, bathroom or toilet. 

 
Occupiers not forming a „single household‟ are a group of tenants who are not all 
members of the same family.  

 
Family is defined as: 
 

 Married or cohabiting couples (or in an equivalent relationship in the case 
same sex couples) who are 

 Related to each other i.e. parent, grandparent, child (including stepchild), 
grandchild, brother, sister, uncle, aunt, nephew, niece or cousin; 

 
2 Certain buildings converted into flats, those being: 
 

• Buildings converted into two or more self contained flats, where the 
conversion does not comply with the 1991 Building Regulations (or later) and 
less than two thirds of the flats are owner occupied 
 

A building converted into two flats will only be licensable if both flats are tenanted 
and there are at least three tenants occupying the building.  

A flat is “owner-occupied” if it is either occupied on a long lease (for a term of over 21 
years) or by a person who has the freehold interest in the converted block of flats  
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Annex C – Paragraph 5(a): Buildings that are not HMOs for the purpose of the 
Act 

Buildings controlled or managed by public bodies etc  

1. A building where the person managing or having control of it is:  

(a) a local housing authority  

(b) a police authority established under section 3 of the Police Act 1996 or the 
Metropolitan Police Authority established under section 5B of that Act  

(c) a fire and rescue authority under the Fire and Rescue Services Act 2004  

(d) a health service body within the meaning of section 4 of the National Health 
Service and Community Care Act 1990  

(e) a body which is registered as a social landlord under Part 1 of the Housing Act 
1996.  

Buildings regulated by other enactments  

4. A tenancy, licence or occupation of a house which is regulated under the following 
enactments:  

(a) sections 87 to 87D of the Children Act 1989  

(b) section 43 (4) of the Prison Act 1952  

(c) section 34 of the Nationality, Immigration and Asylum Act 2002  

(d) The Secure Training Centre Rules 1998  

(e) The Prison Rules 1998  

(f) The Young Offender Institute Rules 2000  

 (g) The Detention Centre Rules 2001  

(h) The Criminal Justice and Court Service Act 200 (Approved Premises) Regulations 
2001  

(i) The Care Homes Regulations 2001  

(j) The Children‟s Homes Regulations 2001 

(k) The Residential Family Centres Regulations 2002.  

Certain student lettings etc  

5. A building –  

(i) which is managed or controlled by a specified educational establishment or is of a 
specified description of such establishments and  
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(ii) the occupiers of the house or dwelling are undertaking a full time course of further 
or higher education at the specified establishment and  

(iii) the house or dwelling is being managed in conformity with an Approved Code of 
Practice for the management of excepted accommodation under section 233 of the 
Act.  

Religious communities  

6. A building which is occupied principally for the purpose of a religious community 
whose principal occupation is prayer, contemplation, education or the relief of the 
suffering except if the building is a converted block of flats to which section 257 of the 
Act applies.  

Buildings occupied by owners  

7. A building which is only occupied by –  

(i) one or more persons who hold the freehold or a leasehold interest granted for a 
term of more than 21 years of the whole, or any part of, the building  

(ii) and/or any member of the household of that person or persons but this exemption 
does not apply to a converted block of flats to which section 257 of the Act applies, 
except for ascertaining the status of any flat within the block.  

Buildings occupied by resident landlord etc  

8. A building which is occupied by a person or persons to whom paragraph 7 applies 
(subject to the proviso therein) and no more than two other persons, not forming part 
of the owner‟s household.  

Buildings occupied by two persons  

9. Any building which is only occupied by two persons (forming two households)  

Meaning of “building”  

10. In this annex a “building” includes a part of a building.  
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Appendix 2  
 

Number 
of flats 
in 
Section 
257 
HMO  Cost of licence 

less single 
ownership 
discount * 

less early 
registration 
discount 

Accreditation/landlord 
association 
discount**      

1 

£550.00 (per flat in the case of 
flats in multiple occupation in 

mixed use building with up to 5 
tenants, additional £100 per 

tenant thereafter) 

£100  £50.00 £125.00  

   

2 £700.00 
 

 
 

 
  

 

 
  

 

    

3 £850.00            

4 £1,000.00   

please tick if 
applicable  please tick if applicable  

     

5 to 7 £1,150.00 
please tick if 
applicable 

     

8  to 10  £1,300.00     

10 or 
more  Add £150 per additional flat            

         

 
Cost of licence = 

        

  £      

         

 

Minus applicable discounts 

        

  
£ 

     

       

         

 Total cost of licence             £      

         
*All flats need to be under one ownership for this discount to apply  (no discount applies where 
 there are fewer than 2 flats) 
** membership of a recognised landlord association plus attendance at training during past 5 years 
or accredited under AFS Unipol scheme 

         

A fee of £300 will be added to the cost of the licence if Exeter City Council become aware of a 
licensable property and an application has not been submitted by 31st March 2015  
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Appendix 3 
 

Licence conditions 

 
The licence holder is required to:- 
 

 Where gas is supplied to the property produce annually to the City Council the 
gas safety certificate obtained in respect of the property within the last 12 
months. 

 

 Keep electrical appliances and furniture provided in a safe condition and supply 
to the City Council, on demand, a declaration as to the safety of such electrical 
appliances and furniture. 

 

 Ensure that smoke alarms are installed in the house and kept in proper working 
order and supply, on demand, a declaration as to the condition and positioning of 
such alarms.  

 

 Supply, on demand, certificates from a competent person showing that the 
HMO’s fire warning system has been installed and/or maintained and /or tested 
by him and that it is in proper working order. 

 

 Supply every occupier of the HMO with a written statement of the terms on which 
they occupy it (a standard Tenancy Agreement containing clauses which 
amongst other things impose reasonable duties and responsibilities on occupiers 
will satisfy this requirement). Include within the statement a requirement that the 
occupier: 

 
1. comply with the Manager’s reasonable written instructions for the storage 

within the property of refuse and household waste; and 
2. presents the property’s refuse containers on refuse collection days at the 

specified location on its boundary for emptying by the Council  
 

 Display the following in a prominent location within the HMO: 
 

1. The HMO licence; 
2. The current gas safety certificate; 
3. The manager’s name, address and contact telephone number  

 

 Ensure that suitable management arrangements are in place including: 
 

1. A system for tenants to report defects and emergencies with arrangements to 
respond to these reports 

2. A process for dealing with anti-social behaviour associated with the property 
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Appendix 5 
 
Fire precautions 
 
FIRE SAFETY IN HOUSES IN MULTIPLE OCCUPATION: 
 
A GUIDE 
 
ABOUT THIS DOCUMENT 
 
This document is a guide to fire safety in the types of Houses in Multiple Occupation 
(HMOs) commonly found in Exeter. It is very much a general guide: the measures 
that the City Council would require in any specific case would depend upon the 
character and layout of the property concerned and the type of occupancy. 
 
The Guide covers typical existing HMOs. If you intend to create a new HMO or carry 
out major works to an existing one, perhaps with the intention of increasing the level 
of occupancy, it would probably be necessary to seek approval for what you propose 
under the Town and Country Planning Acts and Building Regulations. Some parts of 
the city are the subject of a legal Direction made by the Council under Planning 
powers. This prohibits the conversion of existing dwelling houses into HMOs. 
 
You should always check what permissions and consents are required before 
starting alteration work on any HMO or creating a new one. Remember, too, that the 
Council has standards for amenities and facilities – baths, WCs, wash hand basins 
and so on – in HMOs. Those standards are set out in separate guidance, also 
available from us.  
 
This Guide covers: 
 

 What constitutes a House in Multiple Occupation 

 What makes an HMO licensable under the Housing Act 2004 

 Why fire safety measures are needed in HMOs 

 What the law says 

 The fire safety measures that are commonly required in typical Exeter HMOs 
 
The precise nature of the fire safety measures needing to be installed in any 
specific HMO is determined by a risk assessment. Many factors affect the 
assessment of risk. A general guide such as this cannot cover all the possible 
variations in layout, type of occupancy, standard of construction, etc. that play 
a part in determining the measures required in a specific property. It is always 
best, therefore, to consult us before carrying out works which may not 
necessarily cover all the fire safety needs in a particular HMO. 
 
If you are being required to carry out work following an inspection by us you will find 
that the schedule and any drawing we send you will explain what needs to be done. 
This Guide should also be helpful. If, however, you remain in doubt, please ask us for 
clarification. We are always keen to assist. 
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PART 1 
 
FIRE SAFETY IN HMOs:  BACKGROUND 
 
What is an HMO? 
 
The Housing Act 2004 defines what constitutes an HMO. 
 
A building or part of a building is an HMO if: 

 
- the building or part consists of living accommodation; and 

 
- the accommodation is occupied by more than a single household; and 

 
- it is their main residence; and 

 
- rents are payable or other consideration is provided; and 

 
- the occupiers share one or more (or the accommodation lacks one or more) 

toilet, personal washing or cooking facilities. 
 
A „household‟ is where all the persons are members of the same family. A person is a 
member of the same family if: 
 

- those persons are married to each other or live together as husband or wife 
(or in an equivalent relationship in the case of persons of the same sex); or 

- one of them is a parent, grandparent, child, grandchild, brother, sister, uncle, 
aunt, nephew, niece or cousin of the other; or 

- one of the persons is a relative of one of the couples. 
 
A building or part of a building that contains two persons sharing is not an HMO. A 
building occupied by the owner‟s household plus up to 2 lodgers is also not an 
HMO. 
 
A self-contained flat will be an HMO if it matches the criteria above, i.e. it is 
occupied by more than a single household, there are at least 3 unrelated people in it, 
rents are payable, etc. 
 
A purpose-built block of flats is not an HMO. However, a building converted into 
a block of flats is an HMO if the following apply:  
 

 the conversion was not done to the Building Regulations 1991 standard (or, if it 
was done when later Building Regulations were in force, to the standard laid 
down in them); and: 
 

 less than two-thirds of the self-contained flats are owner-occupied. 
 
Some common types of HMO: 
 

 Houses divided into bedsits or flatlets 

 Houses occupied by 3 or more students 

 Bed and Breakfast establishments accommodating homeless people. 
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What is a licensable HMO? 
 
An HMO is licensable under the mandatory licensing provisions in the Housing 
Act 2004 if: 
 

- It, or any part of it, comprises 3 storeys or more; and: 
- It is occupied by 5 or more persons; and: 
- It is occupied by persons living in 2 or more households. 

 
Business premises and self-contained flats in, but not connected with, parts of 
buildings containing HMOs, generally count as „storeys‟ when determining whether 
the HMO is licensable. 
 
The Act also enables councils to extend licensing to types of HMO not covered by 
the mandatory licensing scheme. 
 
The licensing requirement is touched-upon in more detail later in this Guide. 
 
So why do HMOs need fire safety measures? 
 
When a property is in multiple occupation, the risk of fire breaking out is greater than 
in an ordinary single family home. Some of the reasons for this are: 

 

 Portable heating appliances may be used 

 There is often more than one kitchen present, and kitchens can be shared 
by a number of individual tenants. Kitchens are by definition high-risk areas 

 Electrical circuits can become overloaded 

 There are more people in the house who are living independently of, and 
having no real control over, each other‟s behaviour 

 
The kind of fire safety measures set out later in this document seek in a number of 
different ways to reduce the level of risk that an HMO can pose to occupiers. Fire 
safety measures make sense: they reduce the risk of injury or death and can help 
to lessen the kinds of losses that can occur when fire-related incidents do happen. 
 
What does the law say about HMOs and fire safety? 
 
Anyone who lets property to others is under a general duty in law to provide 
accommodation that is fit for the purpose and safe. However, there is a body of 
legislation that relates specifically to fire safety in HMOs: 
 

 The Housing Act 2004 contains the powers which enable Councils to take action 
where a range of housing hazards, including the risk of fire, occur. The Act also 
lays down the licensing requirements for larger HMOs. It also enables Councils to 
take control of HMOs where they seriously threaten the health, safety or well-
being of occupiers or people in the locality. 

 

 The HMO Management Regulations place duties on the manager of an HMO to 
keep the fabric, fixtures and fittings in good order, ensure that occupiers are 
protected from injury, and supply and maintain gas, electricity and other services. 

 

 The Regulatory Reform (Fire Safety) Order 2005, which requires any person 
with some level of control over an HMO to: 

 
- take reasonable steps to reduce the risk from fire; 

            - make sure anyone in the property can safely escape if a fire occurs. 
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These pieces of legislation are now explained in a little more detail. 
 

1. The Housing Act 2004 
 
The Act lays down a Council‟s powers to tackle a wide range of housing hazards 
including inadequate fire safety provision. It enables a Council which finds a 
significant housing hazard to: 
 

 Serve a notice requiring specified improvement works within a set time; 

 Make an Order limiting or prohibiting occupation where that is appropriate; 

 Take quick action itself to deal with a serious hazard; 

 Serve a notice drawing attention to the existence of a hazard (but not 
requiring work to be done); 

 Make a demolition order. 
 
The action which a Council takes in any particular case will depend, amongst other 
things, on the nature of the hazard, the type of property, the effect of the hazard on 
occupiers and visitors, and any views expressed by the landlord or tenants as to 
what they think should be done. 
 
The whole process of tackling a housing hazard begins with a Health and Safety 
Risk Assessment. This takes account of: 
 

 The likelihood of a housing hazard leading to injury or ill-health; 

 The kind of health outcome that could result.  
 
The assessment involves applying chosen likelihood and health outcome values to a 
mathematical formula which gives a numerical rating to the hazard. This puts the 
hazard into one of two hazard categories. 
 
Where the hazard is rated Category 1 the Council must by law take enforcement 
action. Where it is Category 2 the Council has the discretion as to whether or not to 
act. 
 
In the case of fire safety hazards the Risk Assessment helps to determine what 
measures will be needed to reduce the risk to an acceptable level. Generally 
speaking, the measures required will be those shown in part 3 of this Guide as being 
appropriate to the type of HMO in question.  
 
Where the HMO in question poses a more serious risk – for example, because the 
layout of the escape route is more complex than usual, or the occupiers are 
particularly vulnerable – more extensive measures may be required. Smaller HMOs, 
on the other hand, will usually require simpler measures. 
 
The Housing Act 2004 also lays down the scheme for the compulsory licensing of 
larger HMOs (which are those described in „What is a licensable HMO?’ earlier in 
the Guide). 
 
There are substantial penalties for operating a licensable but unlicensed HMO. They 
can include the making of a legal order to repay rents. Applications for HMO licences 
should be made to the City Council‟s Private Sector Housing team. 
 
 

2. The HMO Management Regulations 
 
There are 2 sets of HMO Management Regulations.  
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Regulations dating from 2006 apply to the majority of HMOs and ones introduced in 
2007 apply to the „Converted block of flats‟ type of HMO („Converted block of flats‟ 
HMOs required their own regulations because of the different tenure and control 
arrangements in place where flats can be held on leases and are a mixture of owner-
occupied and tenanted). 
 
The Regulations place a series of duties on HMO managers to maintain proper 
standards of repair, management and cleanliness. The key fire safety duties are: 
 

 To provide the manager’s name, address and telephone number to each 
household in the HMO and display the same information in a prominent 
position in it; 

 To keep the means of escape from fire free of obstruction and in good 
order and repair; 

 To keep alarms, fire fighting equipment and emergency lighting 
systems in good working order; 

 To protect occupiers from injury with regard to the HMO‟s design, 
structural condition and number of occupiers; 

 Where there are more than 4 occupiers, to display notices indicating the 
location of means of escape from fire, making them clearly visible to all 
occupiers; 

 To ensure that all fixed electrical installations are inspected and tested by 
a qualified engineer at least once every 5 years and a results certificate 
obtained; 

 To provide the Council with the latest gas and electrical safety test results 
within 7 days of the Council asking for them; 

 To maintain common parts, fixtures, fittings, etc. clean, safe, in good 
decorative repair and working order and free from obstruction. Handrails and 
banisters must be provided and kept in good order, and any stair coverings 
securely fixed; 

 To keep any part of the HMO not in use clean and free from litter. 
 
HMO tenants are required: 
 

 Not to obstruct the manager in the performance of his/her duties; 

 To avoid causing damage to anything the manager is under a duty to 
supply, maintain or repair; 

 To store and dispose of refuse as directed; 

 To comply with the manager’s reasonable instructions as regards any fire 
escape, fire prevention measures and fire equipment. 

 
3. The Regulatory Reform (Fire Safety) Order 2005 

 
This Order is enforced locally by Devon and Somerset Fire and Rescue. It requires 
any person who has some level of control of an HMO (the „Responsible Person‟) to:- 
 

- take reasonable steps to reduce the risk from fire; 
- make sure anyone in the property can safely escape if a fire does 

occur. 
 
The „Responsible Person‟ can pass the task to some other competent person 
(although the „Responsible Person‟ retains the duty to meet its requirements). 
 
The first task in meeting the Order‟s requirements is to carry out a Fire Safety Risk 
Assessment. This identifies any possible dangers and risks in the HMO and forms 
the basis for action to improve fire safety. 
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The steps involved in carrying out a Fire Safety Risk Assessment are: 
 
Step 1: Identify the hazards (e.g. sources of ignition such as naked flames or 
heaters and sources of ignition for a fire: accumulations of rubbish, furnishings, and 
so on). 
 
Step 2: Identify people at risk (tenants in general, but particularly occupiers 
especially at risk: children; parents with babies; disabled people; the elderly or 
infirm). 
 
Step 3: Evaluate, remove, reduce and protect from risk (look to remove/reduce 
any fire hazards, for instance by replacing highly flammable materials and having a 
safe smoking policy. Then assess any remaining risk and think about further steps to 
reduce it. Consider general fire precautions such as: 
 

 maintaining fire detection and warning systems; 

 facilities for tackling small fire, e.g. chip-pan fires; 

 keeping protected escape routes clear and usable; 

 ensuring the escape route leads to a safe exit point; 

 providing and maintaining fire doors). 
 
Step 4: Record, plan, instruct, inform and train (note down the dangers and 
people identified as being at risk and the actions taken under Step 3. Draw up an 
Emergency Plan and inform, instruct and train people such as residents and 
managers in what it says and what they need to do). 
 
Step 5: Review (periodically check the assessment to make sure it is up to date and 
amend as needed). 
 
Sources of further information about duties under the Fire Safety Order are given at 
the end of the Guide. 
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PART 2 
 
FIRE SAFETY MEASURES IN HMOS 
 
This part of the Guide is arranged in 2 sections.  
 
The first section describes the range of fire safety measures that may be required in 
HMOs. The second section lists the typical measures that need to be provided in 
the different types of HMO covered. 
 
As indicated previously, the Guide is intended as a general indication of what is 
required. The measures required in a particular HMO may differ from the Guide 
because of the way in which it is arranged or let. 
 
 If you are in any doubt as to the measures needed in an HMO for which you are 
responsible, please contact us and we will be glad to assist. 
 

 

 

 

 

  

‘Shared – house’ HMOs 

 

National statistics on fire incidents in HMOs indicate that ‘Shared – house’ HMOs pose less of a risk of fire 

than the traditional type of HMO (typically the bedsit or flatlet type). A different standard, reflecting the 

lower risk which exists in them, has therefore been developed for the ‘Shared – house’ HMO. 

 

A ‘Shared – house’ HMO is one where, although they are unrelated to one another, the occupiers live in a 

similar way to a family. Typically: 

 

 the house has been rented by an identifiable group of sharers such as students or work colleagues; 

 each occupant has his or her own bedroom but they share the other facilities of the house; 

 all occupiers have exclusive legal possession and control of all parts of the house including all 

bedrooms; 

 there is usually a significant level of social interaction; 

 they have rented the house as one group; 

 there is a single joint tenancy agreement 

 

We will usually apply the specific ‘Shared – house’ HMO standard to such properties (although if there are 

particular features which make it necessary we will ask for additional measures. This might be needed 

where, for example, the internal layout is especially complicated or numbers occupying are unusually high). 

 

In the next section of the guide, variations from the normal fire safety standard that apply to ‘Shared – 

house’ HMOs are indicated in italics. The standard itself is shown in the section which sets out the 

requirements for specific HMO types. 
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The 3 key components of any package of fire safety measures are: 
 

 the protected escape route 

 separation between units of accommodation 

 the fire warning system 
 
(Supporting measures such as emergency escape lighting and fire fighting 
equipment are covered at the end of this section)  
 
KEY FIRE SAFETY COMPONENTS: 
 

1. THE PROTECTED ESCAPE ROUTE 
 

The protected route is the normal route the occupants take from their 
accommodation to the final exit, and which is upgraded to provide 30 minutes fire 
protection from the rooms leading off it.  It usually consists of the stairs, landings and 
hallway, often referred to as the staircase enclosure. Secondary or external 
staircases are normally only required where the house has more than five floors. 

 
In any fire, smoke is the biggest danger.  It spreads very quickly, reduces visibility and 

impedes escape.  Most deaths in house fires are caused by smoke inhalation.  
For this reason, providing an adequate means of escape from fire includes 
controlling the spread of smoke. 

 
Components of the Protected Route: 
 
(i)  Fire doors and frames 

 
Doors and door frames giving 30 minutes’ resistance to fire need to be fitted to 
rooms leading off the protected route. WC compartments and bathrooms where there 
is no source of ignition need not be fitted with fire doors. (A fire door will be needed 
where a bathroom contains an old – style electric bar heater or a particularly old gas 
boiler).  
 
For a fire door to be effective it must be fitted in accordance with the Council‟s 
specification.  Doors that do not fit properly, are damaged, have damaged or ill fitting 
linings or have the wrong fittings, will not meet the specification and will not be 
accepted. 
 
Specification for fitting new doors to achieve 30 Minutes Fire Resistance 
(FD30(s) standard) 
 
Some of these provisions do not apply to fire doors in ‘Shared – house’ HMOs. The 
box at the end of this section shows the differences. 
 

 Doors must be hung on 1½ pairs (i.e. 3 hinges) of 100mm pressed steel 
butt hinges.  The central hinge should be about 50cm down from the top of the 
door, i.e. closer to the top hinge than the bottom. Brass hinges cannot be used.   

 

 Doors must be self-closing.  Self-closing devices fitted to fire resisting doors 
must be positive in action and capable of closing and latching the door and 
holding it firmly against the rebates of the frame.  Rising butt hinges and garden 
gate type coil springs are not acceptable. Overhead hydraulic closers are 
recommended as being the most effective and reliable type, allowing the door to 
close in a controlled manner.  Chain spring closers [‘Perko’ or similar] can be 
used as an alternative, however the chain closer does not control the closing 
speed of the door, resulting in a tendency to slam.  
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 An intumescent strip and smoke seal must be fitted to the top and sides of 
the door or corresponding sections of the frame (shown in diagram at end of 
guide). 

 
The smoke seal (which consists of small brush hairs or flexible blades) prevents 
smoke escaping through the closed door, and if the fire develops, the heat will 
cause the intumescent strip to expand, holding the door in the frame to give 30 
minutes fire resistance. The strip and smoke seal can be fitted as a combined 
unit. They must be fitted in accordance with the manufacturer‟s instructions.   

 
CLOSE ATTENTION MUST BE GIVEN TO THE GAP BETWEEN DOOR AND 
FRAME.  As a guide it should not be more than 1 – 3 mm.  A larger gap 
may render the intumescent strip ineffective in a fire.  In addition you must 
ensure that if a door edge mounted smoke seal is being used it brushes 
right up against the door lining.   

 
It is important that you never paint or varnish over the smoke seal. 

 
Fire doors must not be cut down unless they are of solid construction. Solid fire 
doors must only be cut down in accordance with the manufacturer‟s instructions 
and the hardwood lipping must always be replaced on all edges. 

 

 The gap between the door and the finished threshold must be kept to a 
minimum, and must not exceed 10mm.  Where the gap exceeds 10mm or the 
floor is out of level, a hardwood threshold must be fitted.   

 

 Locking Arrangements – Where a lock is to be fitted to the door it must be of a 
type that allows the door to be held shut but which does not lock unless a key is 
used on the outside, or a thumbturn used on the inside.  The door, whether 
locked or not, must be openable from the room side without the use of a key. 

 
A cylinder rim dead lock with roller bolt is recommended e.g. Yale 81 or Union 
1158 or the Euro Mortice Lock with thumb turn.  Other locks may be acceptable, 
providing they meet with the same specification.   

 
Additional bolts, chains, etc must not be fitted. If you feel there is a need for 
greater security please discuss your concerns with us. 

 

 

 

 

 

 

 

 

 

Door Frames 
 
These provisions apply to all fire door frames 

 
In all openings where a fire door is fitted, or is to be fitted, existing linings and 
architraves must be thoroughly checked to see whether they provide sufficient fire 
resistance.  In particular: 
 

 If the existing frame is in poor condition or warped so that it will be difficult to 
achieve a proper, close fit and good smoke seal for the fire door, a new fire 

Fire doors in Shared-house HMOs 

 

Smoke seals and intumescent strips will NOT be required to be fitted to fire doors in Shared-
house HMOs. Likewise, a self-closer will only need to be fitted to the fire door serving the 
kitchen in this HMO type. We will tell you when your HMO comes into the ‘Shared house’ 
category. 
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resisting frame will be required. This will often be more cost/time effective than 
trying to patch up an old frame. 

 
 If the existing frame is to be retained it must be capable of supporting the 

additional weight of the new fire door and be of sound, well jointed timber. 
 

 If new timbers are to be added to the frame to improve fit, they must be glued 
and screwed to the existing linings. 

 

 Existing architraves must be removed on the risk side (i.e. the room side) and all 
gaps between the door lining, wall/partitioning and non-risk side architrave must 
be filled and sealed with fire resisting materials e.g. 12.5mm plasterboard with 
skim finish.  Suitable architraves must be refitted to the risk side.  The original 
architraves may be re-used if they are in sound condition.  All new architraves 
must be a minimum of 15mm thick and 45mm wide. 

 
Apertures in Fire Doors 
  
Generally the fitting of standard letter boxes, door viewers, cat flaps etc will 
undermine the effectiveness of a fire door.  It is possible to get products that will 
protect the integrity of the doors and which meet the relevant British Standards but 
the specification for installation must be closely followed.  
 
Glazing in Fire Doors 
  
Glazing can only be fitted to doors which are designed for the purpose and tested to 
the relevant BS.  The doors are often sold without the glazing panel and glazing must 
be fitted in accordance with the manufacturer‟s instructions.  If you install a door with 
glazing you will be required to demonstrate that it has been installed in accordance 
with the manufacturer‟s instructions. 
 
Upgrading Existing Doors 
  
In the past doors were routinely upgraded into fire doors, lining the door panels with 
fire resistant sheeting and fitting large door stops.   

 
Previously upgraded doors are very unlikely to be accepted these days unless the 
paperwork is available to confirm the extent of works carried out and the degree of 
fire resistance achieved. Even if this is available it will still be necessary for 
intumescent strips and smoke seals to be fitted.  Upgraded doors that are damaged 
or a poor fit to the frame will not be accepted under any circumstances. 
 
In some circumstances, such as where a property is a listed building, the 
replacement of doors with fire doors may not be an option.  In such circumstances 
the door must first be inspected by a specialist contractor to assess its suitability.  
Some doors will be in too poor a condition, or not thick enough to make upgrade 
possible in which case alternatives will have to be considered.   
 
60 Minute Fire Resisting Doors and Frames 
 
Where 60-minute fire doors are required the frame will always have to be replaced.  
The rating of the frame must equal that of the door and the frame must be able to 
support the weight of the door; therefore a purpose manufactured 60-minute fire door 
and frame set must be installed. 
 
Components of the Protected Route: 
 
(ii)  Fire-resisting construction 
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This part applies to all HMO types including ‘Shared – house’ HMOs 
 
All of the internal walls which separate rooms adjoining the protected escape route 
from the route itself need to offer 30 minutes‟ fire resistance. 
 
Existing partition walls in good condition will usually be accepted as adequate to 
give 30-minute fire resistance. „Good condition‟ means that the walls do not „give‟ 
when subjected to hand pressure, that plaster is still firmly keyed to laths and there 
are no cracks, bulges or other defects.  
 
Where it is necessary to upgrade internal walls, the following materials will give the 
required 30-minute resistance: 
 

 One layer of 12.5mm fire resistant plasterboard securely fixed to 
joists/studs with joints sealed with intumescent mastic, or joints taped and 
finished with plaster skim. 

 

 One layer of 6mm rigid fire resisting board (e.g. Supalux or similar) 
securely fixed to joists/studs with joints sealed with intumescent mastic. 

 
Upgrading must be carried out on the risk side, i.e. inside the 
room/compartment where the fire is to be contained. 

 
The partition walls separating understairs cupboards from the ground floor passage 
usually consist of single skins of tongue-and- groove boarding or similar. Where this 
is so, upgrading of the wall on the inside face to give 30 minutes‟ resistance will be 
required. 

 
Other requirements for understairs and other cupboards appear below.   

 
Sometimes it is necessary to upgrade internal walls to give 60 minutes’ fire 
resistance (we will let you know when this is needed).  When this is required the 
following materials will achieve the standard: 

 

 Two layers of 12.5mm fire resistant plasterboard securely fixed to 
joists/studs with joints staggered.  Joints to be sealed with intumescent 
mastic, or taped and finished with plaster skim. 

 

 Two layers of 6mm rigid fire resisting board (e.g. Supalux or similar) 
securely fixed to joists/studs with joints staggered.  Joints to be sealed 
with intumescent mastic. 

 
Ceilings in the protected escape route will also need to be in sound condition to 
provide 30 minutes‟ fire resistance.  This also applies to the underside of the 
staircase, including the portion usually found in the understairs cupboard off the 
ground floor passage. The materials described above give the necessary protection 
where upgrading is needed. Any recessed lighting units in these ceilings need to 
feature purpose-made 30 minute fire resistant hoods in the space immediately above 
them. 

 
Any polystyrene or other inflammable tiles or decorations must be removed. 

 
New or existing suspended ceilings will only be accepted as providing 30 - or 60 -
minutes‟ fire resistance if appropriate paperwork or certificates are provided. 

 
Loft hatches over the protected escape route need to be upgraded by fitting 6 mm 
Supalux or similar fire resisting board to their upper face. The hatch must fit into a 
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rebated opening and a combined smoke seal and intumescent strip fitted into the 
edge of the hatch. Alternatively, the loft can be cleared, the loft hatch securely locked 
and the key removed from the house. 
 
Any roof void access doors in the protected route will require treating; we can advise.  

  
(iii)  Other aspects of the Protected Escape Route 

 

 Upgrading Cupboards (including understairs cupboards) 
 

This applies to built in cupboards only.  Free standing cupboards are not permitted in 
the protected route. 
If a cupboard is to be retained, it must be lined internally with materials which provide 30 

minutes fire resistance, e.g. 12.5mm fire resisting plasterboard, or 6mm Supalux 
or similar rigid fire resisting board, joints to be sealed with intumescent mastic.  
The access door must meet the FD30(s) standard, either effectively self-closing or 
lockable and clearly indicated "KEEP LOCKED SHUT".  

 
If you do not wish to use a cupboard and there are no gas or electrical fittings in 

it, the cupboard can be emptied and screwed shut to prevent use.  
 
Where cupboards are removed from the protected route all surrounding areas 

must be made good and upgraded to give 30 minutes’ fire resistance where 
necessary. 

 

In ‘Shared-house’ HMOs, fire doors provided to cupboards located in the protected route do 

not require self-closers, smoke seals or intumescent strips. The measures to protect the 

staircase underside and wall separating the cupboard from the passage are still needed. 

 

 

 

 Borrowed Lights [for example glazed windows above doors] 
 

 „Borrowed lights‟ are windows or glazed panels designed to allow daylight to 
penetrate into internal areas that cannot be served by windows of their own. 

  
 Fixed borrowed lights in the protected route or between a high risk room and 

another room must be fitted with glazing of fire resisting quality.  Existing glazing 
not up to standard must be removed, and fire resisting glazing (i.e. tested to the 
relevant BS) fitted. 

 
 Great care must be exercised in preparing existing timber frames to achieve 

maximum fire resistance. Correct installation of fire resistant glazing is 
complicated and expensive.  It must not be assumed that the use of specialist 
glass and glazing materials will compensate for an inadequate frame. 

 
 When possible, you might consider removing the existing glazing and 

constructing a partition to provide 30 minutes fire resistance. Clearly, this will not 
be possible where the borrowed light is essential for safe movement through the 
part of the property in question. 

 

 Stairway Lighting and Escape Lighting to the Stairway 
 

 The standard stairway lighting system must be wired so that the whole of the 
staircase enclosure is illuminated by the operation of any one switch.  Push button 
(timed) switches can be used but must be set to allow adequate time to reach the 
furthest unit of accommodation. 
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 Separate Escape Lighting will be required in many HMOs. Escape Lighting 
systems are dealt with at the end of this part of the guide.   

 

 Final Exit Doors 
 

 In any HMO, any door which enables an occupier to leave the building in an 
emergency needs to be capable of being opened without the use of a key.  

 
 Locks which enable a proper degree of domestic security to be maintained whilst 

making it possible to get outside quickly in an emergency are widely available. 
There is no reason, therefore, why your building‟s insurance should be 
compromised when seeking to provide safe means of escape from fire. 

 
 We will accept the provision of spare keys in proper „key boxes‟ (purpose-made 

key containers, finished in red and usually provided with a glass or perspex cover) 
fitted close to the doors they serve.  

 
 Security chains and similar devices can impede escape in an emergency. They 

should not be fitted to exit doors.  
 

 Keeping the Protected Route clear 
 
 For obvious reasons it is essential that protected escape routes in all HMOs are 

kept completely clear of items of furniture, rubbish, clothes drying facilities, 
bicycles, trailing leads and so on. Nothing should be allowed to accumulate in the 
protected escape route.  

 

Stairs, handrails and floor coverings must be maintained in a good, serviceable 
and safe condition at all times. 

 
KEY FIRE SAFETY COMPONENTS: 
 
2. SEPARATION BETWEEN UNITS OF ACCOMMODATION 
 
This section also covers ‘inner room’ arrangements within flats and flatlets and 
physical standards where minor internal alterations are proposed. It applies to all 
HMO types. 
 
As already indicated, smoke is the biggest danger where a fire occurs. It is vitally 
important, therefore, that the spread of smoke as well as fire between dwelling units - 
in fact, between any area of a building and any other - is prevented for sufficient time 
to allow safe escape.  

 
Walls, partitions and ceilings between units of accommodation, and separating 
higher risk rooms (such as kitchens) from the rest of the accommodation therefore 
need to provide 30 minute fire resistance. 
 
Where a property has both commercial and residential occupation, for example, flats 
above a ground floor shop, a greater degree of separation is required between the 
two different parts.  Sixty minutes of fire resistance is usually required and this will 
mean a higher specification for upgrading of ceilings and partitions. There will also 
need to be separate entrances for the commercial and residential parts of the 
building. Access to the residential part will not be permitted through the commercial 
unit.  
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Where 30 minute separation is required: 
 

 Existing walls and ceilings in sound condition (well-keyed to laths and/or joists, 
firm when hand pressure is applied, free of cracking or other deterioration) can 
be accepted; 

 

 Walls and ceilings in substandard condition must be replaced by 12.5 mm fire 
resistant plasterboard or 6 mm rigid fire resisting board in the manner 
described in the section above relating to forming the protected escape route 
(page 14) 

 
Where 60 minute separation is required: 
 

 Two layers of 12.5 mm fire resistant plasterboard or two layers of 6 mm fire 
resisting board,  each fixed with staggered joints and the joints sealed with 
intumescent mastic or taped and finished with plaster skim, must be provided. 

 
Where houses are provided with cellars, works to separate those areas from the 
occupied parts of the building will usually be required. A mixture of structural fire 
separation and smoke detection may be possible. We will advise you of what works 
are required in any particular case. 
 
 
Service Ducts, Concealed Spaces and Voids 
 
 It is necessary to prevent the spread of fire, smoke or hot gases through service 

ducts in the building structure.  In particular there must not be any apertures that 
would allow smoke to travel from rooms to the protected route, or from one unit of 
accommodation to another. 

 
 Effective fire/smoke stops must be provided where building services such as 

water supply pipes, drainage, ventilation ducts etc, penetrate floors or walls either 
between the protected route and a risk room, or between units of accommodation, 
by fitting purpose made intumescent seals or filling gaps with fire resisting 
materials such as intumescent paste. 

 
Where provided, ceiling recessed lighting can only be fitted in association 
with a 30 minute fire resistant hood. 

 
Ceiling Hatches and Roof Void Access Doors 

 
 Where a ceiling hatch or roof access door is present within a room its lower or 

room side must be lined with material affording 30 minutes fire resistance, e.g. 
6mm Supalux or similar rigid fire resisting board. The hatch or door should be 
locked shut. 

 
‘Inner room’ arrangements 
 

It is important to ensure that all accommodation within HMOs has a safe 
internal layout, i.e. there is an adequate means of escape from all the rooms 
in the unit, regardless of where a fire breaks out.  This can be a problem where 
there are inner rooms, i.e. where the only exit from a room is through a room 
of higher risk (e.g. a bedroom situated off a kitchen, or an upper floor landing 
kitchen which gives on to the rest of the flat it serves). 

 
There are some circumstances where an inner room will be considered to meet 
an adequate standard of fire safety, although the Council will require the layout 
to be altered in most cases.  
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When assessing an inner room layout we will take into account: 

 

 the level above ground of the accommodation; 

 access arrangements; 

 standard of fire resistance throughout the property;  

 extent of the alarm system; 

 usage of the rooms; 

 style of occupation; 

 management of the property; and  

 what works can be done to minimise risk. 
 

It is advisable to consult us where you have a property with inner rooms, 
especially where they are on upper floors. 
 
Constructing new stud partitions or lobbies 
 
Any new stud partitions or lobbies constructed in HMOs should be: 
 

 Constructed in a minimum of 75 mm by 50 mm timber; 

 Provided with material giving 30- or 60-minute fire protection as required 
(see above); 

 Fitted with 12.5 mm plasterboard with joints taped and finished with plaster 
skim on the ‘non-risk’ side. 

 
 
KEY FIRE SAFETY COMPONENTS: 
 
3. THE FIRE WARNING SYSTEM 

 
A properly-designed, installed and maintained automatic fire detection and warning 
system will alert occupiers to a fire in its early stages and enable them to evacuate to 
a place of total safety before the escape route becomes blocked by smoke or directly 
affected by fire. It should wake people who are sleeping. It should also give early 
warning of the presence of a fire developing in any hidden area such as a boiler 
room, storeroom or cellar. 
  
This part of the guide covers the types of fire warning system usually required in 
traditional and „Shared – house‟ HMOs of 2, 3 and 4-storeys. The systems required 
are based on British Standard 5839: Part 6 (2004).  
 
The British Standard specifies 6 system types or „grades‟ and 3 levels of system 
coverage. The type of system and degree of coverage depend on the type and size 
of HMO. Briefly, a large, traditional HMO will require an extensive system of mains-
wired smoke and heat detectors and alarm „sounders‟, all linked to a control panel 
usually located inside the main entrance to the HMO; and a small, „Shared – house‟ 
HMO will need a system of mains-wired and interlinked smoke and heat alarms in 
communal rooms and circulation areas. 
 
As a general rule: 
 

 Smoke detectors (where required) have to conform to BS EN54-7: 2001 and 
operate on the optical or obscuration principle and not the ionisation principle. 

 

 Heat detectors (where required) must conform to BS EN 54-5: 2001 (Heat 
sensitive detectors – Point detectors). 
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 Sounders must provide sound pressure levels of not less than 65dB (A), except in 
bedrooms where a level of 75dB (A) at the bed head must be achieved. 

 

 Either bells or sounders may be used; mixed use is unacceptable. 
 

 A person who designs the more complex fire warning system must forward a copy 
of the design together with the system specification to Private Sector Housing, 
Exeter City Council for examination prior to installation. The designer must 
complete a design certificate and provide us with a copy. Installation and 
Commissioning certificates are also required for whole-house systems (where 
fitted). 

 
Some further points on fire warning systems:- 
 
Power Supply:  In an HMO there will usually be a landlord‟s supply for power and 

lighting in the common areas of the house with a separate quarterly meter.  If not, 
such a meter needs to be provided.  The supply to the alarm system and any 
escape lighting must be fed from that meter and be independent of any consumer 
unit supplying individual lettings.  A coin, key or card meter is not acceptable.   

 
 The supply to the fire alarm must be labelled “FIRE ALARM DO NOT SWITCH 

OFF”.  The isolating protective device (landlord‟s consumer unit) must be secured 
from unauthorised access. 

 
Contractors:  Systems must be installed by a reputable fire alarm company or suitably 

qualified contractor (e.g. NICEIC registered electrician) who is experienced in this 
type of work.  Please ensure that your contractor provides you with a 
commissioning certificate for the fire alarm and any escape lighting system.  
These will be checked by the Council on final inspection. 

 
Log Book:  The contractor should leave you with a log book for the alarm system. This 

is used to record daily, weekly and monthly checks that need to be carried out on 
the alarm system. It is also used to log any false alarms.  

 
You must arrange for the contractor to carry out a maintenance check of the alarm and 
escape lighting system at least twice a year at six monthly intervals.  He will look at the 
log book to see what problems have occurred.  The Council may require sight of the log 
book at the time of any subsequent management inspections. 
 
The fire warning systems required in the types of HMO commonly occurring in Exeter 
are shown in summary form in Part 3 of this Guide. As indicated previously, the Risk 
Assessment we carry out may lead to a requirement to exceed the normal standard.  
 
There are other types of HMO besides these. If you need advice about the fire warning 
system standard which applies in an HMO not covered in this guide, contact us and we 
will happy to assist. 
 
 
 
 
 

Page 50



OTHER FIRE SAFETY MEASURES: 
 
1. STAIRWAY LIGHTING AND EMERGENCY ESCAPE LIGHTING 
 
In any HMO the day-to-day staircase lighting must be wired so that the whole of the 
staircase enclosure is illuminated by operating any one switch. Where push-button  
switches are used they must be set to give sufficient time to reach the most distant unit 
of accommodation. 
 
Larger HMOs will require a system of emergency escape lighting in addition to the 
standard stairway lighting. Emergency escape lighting will be required in the case of: 
 

 large buildings with long escape routes; 

 buildings with complex layouts; 

 buildings with no natural or borrowed lighting along the escape route; 

 buildings with vulnerable occupiers. 
 
We will advise you when emergency escape lighting is needed. 

 
The escape lighting must come on in the event of a power failure of the normal lighting 
circuit and it must be capable of illuminating the escape route for at least 3 hours.  This 
can be achieved by: - 
 

 providing standard stairway lighting (with appropriate switching) and separate non-
maintained escape lighting (i.e. the escape lighting only operates if the power fails). 

 

 installing maintained escape lighting only (i.e. the escape lighting is on all the time 
with battery back-up for power failure). 

 

 installing switched maintained escape lighting.  The lighting is operable throughout 
the staircase from any one switch as standard lighting, and operates automatically 
in the event of a power failure. 

 
The advantages of providing maintained or switched maintained escape lighting 

are: - 
 

- The lighting units use fluorescent lamps which are more reliable than 
standard bulbs. 

- The lighting units are less likely to be interfered with as the lamps will not fit 
standard light fittings in tenants‟ rooms. 

 
If you opt for standard lighting and non-maintained escape lighting, it is a good idea to 
use screw fittings in the stairway so that the lamps cannot be used in units of 
accommodation. It is also worth using fluorescent lighting and/or permanent non-
switched lighting or lighting operated from a light sensitive switch for the day-to-day 
staircase lighting in order to reduce the cost of installation and maintenance.   
 
You should discuss with your contractor which is the best option for you in terms of cost 
and management.   
 
Remember that you are responsible for ensuring that the stairway lighting is always fully 
operational. That includes the provision of working lamps. 
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The installation of the fittings required for emergency escape lighting and the fittings 
themselves must comply with the relevant British Standards. 
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2. FIRE FIGHTING EQUIPMENT 
 
Fire blankets are required in all rooms in HMOs where cooking facilities are present. 
This includes cooking facilities in bedsits and flatlets. 
 
Fire blankets must: 
 

 comply with BS EN 1869:1997 or equivalent; 

 be of „light duty‟ type, capable of dealing with small fires such as cooking fires 
or fire involving clothing; 

 be wall-mounted at about 1.5 m above floor level and closer to the room exit 
than the cooker. 

 
Fire extinguishers will often be required. They should: 
 

 comply with BS EN 3-7: 2004; 

 be tested and maintained on an annual basis in accordance with BS 5306-3 
and the manufacturer‟s instructions; 

 be clearly visible, and located on a proper stand or on wall brackets with the 
handle roughly 1.5 m from floor level; 

 not obstruct the escape route or be obstructed by opening doors; 

 be close to the exit position from each floor; 

 be away from heaters or places where they may be damaged. 
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PART 3 
 
 

TYPICAL FIRE SAFETY MEASURES IN DIFFERENT TYPES OF HMO 
 
This part of the guide shows the typical fire safety measures that will be required in 
the common types of HMO found in Exeter. The measures shown are the minimum 
for the HMO types covered. 
 
As indicated elsewhere in the guide, the provision that will be required in any 
specific HMO may vary from the standard package of measures. The kinds of 
factors which make this necessary include:  
 

 unusually complicated or lengthy staircase or corridor arrangements in the 
intended protected escape route; 

 potentially hazardous arrangements of rooms; 

 tenants who are at particular risk, e.g. those with disabilities. 
 
The risk assessment which we carry out will play a key part in determining the 
measures required in the HMO in question. 
 
It is always best, therefore, to consult us before carrying out works which may not 
necessarily cover all the fire safety needs in a particular HMO. 
 
 
Standard of Work 

 
Works must be carried out to a good standard in accordance with approved building 
practice and all appropriate British Standards and Codes of Practice.  Please ensure 
that contractors have a copy of this document as well as any schedule of work 
and/or drawings we provide.   
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‘Shared-house’ HMO of 2 storeys 

 

 

 Walls and floors between units and between rooms and the stairway to be of sound traditional 

construction 

 

 30-minute fire separation between any basement/cellar and the ground floor escape route (if this 

required; depends on quality of individual property construction and its layout) 

 

 Sound, well-constructed, close-fitting conventional room doors 

 

 Mains-powered, interlinked smoke alarms in ground floor passage, on first floor landing, in 
lounge and any other communal room plus any cellar posing a risk. Mains-powered, 
interlinked heat alarm in kitchen. All alarms featuring battery back-up. 

 

 Fire blanket in kitchen 

 

 Simple multi-purpose fire extinguishers in ground floor and first floor circulation spaces 

 

 Conventional artificial lighting in escape route; no requirement for emergency escape lighting 
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Note: If cooking facilities in a 2-storey bedsit HMO are in shared kitchens, the fire warning 
system must comprise: 

 

 interlinked smoke alarms with integral battery back-up in each bedsit; 

 interlinked heat alarms with integral battery back-up in each communal kitchen; 

 additional interlinked smoke alarms with integral battery back-up in any cellar. 
 

Fire blanket and fire extinguisher specifications can be found at the very end of Part 2 of the 
guide. 

 

  

 

Bedsit HMO of 2 storeys, cooking facilities in bedsits 

 

 

 Walls and floors between units and between rooms and the stairway to be of sound traditional 

construction 

 

 30-minute fire resisting construction throughout the escape route 

 

 30-minute fire doors to all ‘risk’ rooms (bedsits; communal rooms; rooms containing boilers). 

Fire doors fitted with smoke seals, intumescent strips and self-closers 

 

 Mains-powered, interlinked smoke alarms in ground floor passage, on first floor landing and 
in any cellar posing a risk. Mains-powered, interlinked heat alarms in bedsits. Stand-alone, 
mains-powered smoke alarm in each bedsit (to protect sleeping occupants). All alarms 
featuring battery back-up. 

 

 Fire blankets in rooms with cooking facilities, i.e. each bedsit 

 

 Simple multi-purpose fire extinguishers in ground floor and first floor circulation spaces 

 

 Conventional artificial lighting in escape route; emergency escape lighting not needed unless 

route is long, complex or there no proper borrowed light. 
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Fire blanket and fire extinguisher specifications can be found at the very end of Part 2 of the 
guide. 
  

 

‘Shared-house’ HMO of 3 or 4 storeys 

 

 

 Walls and floors between units and between rooms and stairway to be of sound traditional 

construction (If a cellar is present, 30-minute separation is required between the cellar and the 

ground floor escape route) 

 

 30-minute fire doors required to all ‘risk’ rooms (kitchen; lounge; dining room; bedrooms; rooms 

containing boilers). Self-closer on kitchen door only. No smoke seals or intumescent strips to fire 

doors 

 

 Mains-powered, interlinked smoke alarms in ground floor passage, on each landing, in lounge and any 

other communal room plus any cellar. Mains-powered, interlinked heat alarm in kitchen. All alarms 

featuring battery back-up. 

 

 Fire blanket in shared kitchen 

 

 Simple multi-purpose fire extinguisher on each landing and in ground floor passage 

 

 Conventional artificial lighting in escape route; emergency escape lighting not needed unless escape 

route is long, complex or there is no proper borrowed light.  
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Note: If cooking facilities in a 3 or 4 storey bedsit HMO are located in shared kitchens, not 
within bedsits: 

 interlinked smoke detectors to be located in each bedsit (in addition to detectors in 
escape route); 

 heat detectors in each kitchen; 

 additional interlinked smoke detectors located in any cellar. 
 

Fire blanket and fire extinguisher specifications can be found at the very end of Part 2 of the 
guide. 
 

 

 

Bedsit HMO of 3 or 4 storeys, cooking facilities in bedsits 

 

 Walls and floors between units and between rooms and stairway to be of sound traditional 

construction (If a cellar is present, 30-minute separation is required between the cellar and the 

ground floor escape route) 

 

 30-minute fire doors to all ‘risk’ rooms (bedsits; communal rooms; rooms containing boilers). Fire 

doors fitted with smoke seals, intumescent strips and self-closers 

 

 Comprehensive fire warning system comprising: 

 
o Mains-wired, interlinked smoke detectors at all levels in protected escape route 

including understairs cupboards plus any cellar; 
o Mains-wired, interlinked heat detectors in bedsits and any room containing a 

particularly old gas boiler; 
o Break-glass alarm call points at all levels in the protected escape route and at every 

final exit door; 
o Fire warning system control panel serving all of the above, situated inside the main 

entrance door; 
o Stand-alone, mains-powered smoke alarm in each bedsit (to protect sleeping 

occupants) 
 

 System to be fed from a separate, landlord’s power supply; 
 All alarms to feature battery back-up; 
 Alarm signal to give sound level of 65 dB in all areas, 75 dB at all bed-heads 

when doors are closed; 
 System design to be submitted to us before installation gets under way. 

 

 Fire blankets in rooms with cooking facilities, i.e. each bedsit 

 

 Simple multi-purpose fire extinguisher on each landing and in ground floor passage 

 

 Conventional artificial lighting in escape route; emergency escape lighting not needed unless escape 

route is long, complex or there is no proper borrowed light.  
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Buildings converted into self-contained flats 
 
Many large, older houses in Exeter have been fully converted into self-contained 
flats. Typically, these are Victorian and Edwardian houses of three and four storeys 
(although we do encounter two-storey houses subdivided into self-contained flats).  
 
Recent conversions- those done in accordance with the Building Regulations 1991- 
will meet current fire safety standards. Older conversions, however, will almost 
invariably require additional fire safety measures.  
 
As indicated in Part 1 of this Guide, buildings fully converted into self-contained flats 
are HMOs if: 
 
The conversion was not done to the standard in the Building Regulations 1991; and: 

 Less than two-thirds of the flats in them are owner-occupied. 
 
The following boxes cover fire safety standards applying to buildings which have 
been converted into self-contained flats. They are intended purely as a general 
guide. Some properties, for example those with particularly lengthy and/or complex 
escape routes, may require additional fire safety provision. 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Two storey building converted into self-contained flats 

 

 Walls and floors separating flats from other flats and between flats and stairway to be of sound traditional 

construction 

 Entrance doors of flats to be 30-minute fire doors, hung on 3 heat-resistant hinges, fitted with smoke seals, 

intumescent strips and self-closers. Locks not to be key-lockable from inside flat. No requirement for fire 

doors within flats, but existing doors must be sound, well-constructed and close-fitting 

 Mains-powered smoke detectors in the ground floor passage and on the first floor landing (not in the flat), 

plus, in each flat, mains-powered heat detectors in the lobby or room entered directly off the escape route. 

All these detectors interlinked. Mains-wired smoke detectors in each flat, in the lobby or room entered 

directly off the escape route. These not interlinked.  

 Fire blanket recommended to be fitted in each flat’s kitchen 

 Multi-purpose fire extinguisher recommended for each floor in the building’s common parts (ground floor 

hallway only, where no first floor common parts) 

 Conventional artificial lighting in the escape route; emergency escape lighting not needed unless escape 

route is long, complex or there is no proper borrowed light. 
 

3 or 4 storey building converted into self-contained flats 

 

 Walls and floors separating flats from other flats and between flats and stairway to be of sound 

traditional construction 

 Entrance doors of flats to be 30-minute fire doors, hung on 3 heat-resistant hinges, fitted with smoke 

seals, intumescent strips and self-closers. Locks not to be key-lockable from inside flat. No requirement 

for fire doors within flats, but existing doors must be sound, well-constructed and close-fitting 

 Mains-powered smoke detectors in the ground floor passage and on the first floor landing (not in the flat), 

plus, in each flat, mains-powered heat detectors in the lobby or room entered directly off the escape route. 

All these detectors interlinked. Mains-wired smoke detectors in each flat, in the lobby or room entered 

directly off the escape route. These not interlinked.  

 Fire blanket recommended to be fitted in each flat’s kitchen 

 Multi-purpose fire extinguisher recommended for each floor in the building’s common parts  

 Conventional artificial lighting in the escape route; emergency escape lighting not needed unless escape 

route is long, complex or there is no proper borrowed light. 
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Notes: 

 

 We sometimes encounter flats in older converted buildings where living rooms and 
bedrooms have to be accessed through kitchens. In such cases it is necessary to 
alter the layout of the flat in order to make it possible to gain access to the living 
room and bedrooms independently of the kitchen- a „high risk‟ room. 

 
 Other, similar room arrangements may also require modifying. You will find more 

information in section 2 (“ „Inner room‟ arrangements”) of Part 2 of this Guide. 
 

 We will not require the installation of the fire warning systems described above 
where converted buildings have previously been provided with comprehensive fire 
warning packages which go well beyond those systems. We will, however, require 
evidence that these existing systems are in proper working order and that a 
maintenance contract with a recognised alarm specialist is in place. 

 

 An enhanced fire warning system will be required in any individual flat in a 
converted building which is in multiple occupation.   
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FIRE DOORS: Diagram Showing Details of Intumescent Strips and Smoke Seals 
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Appendix 6 

Who will need to apply for a licence? 
 
In the case of flats or maisonettes in multiple occupation within a mixed residential / 
commercial use buildings, each individual flat or maisonette will need to be licensed 
by the person managing or the person having control of the flat or maisonette    
 
In the case of a converted block of flats, only one licence will be required to cover the 
building, there will not be a requirement for each individual flat to be licensed 
separately. The licence holder must be the person having control of the building 
which, in most cases, will be the freeholder of the building, the managing agent or 
management company (if one is in place). In the case of multiple freeholders, one 
would need to be designated as the licensee, the other freeholders being bound by 
the licence conditions 
 
The “person having control” in respect of a section 257 HMO (which means a 
converted block of flats) is— 
 
(a) in relation to an HMO in respect of which no person has been granted a long 
lease of a flat within the HMO, the person who receives the rack rent for the HMO, 
whether on his own account or as an agent or trustee of another person; 
 
(b) in relation to an HMO in respect of which a person has been granted a long lease 
of a flat within the HMO, the person who falls within the first paragraph of subsection 
(8) to apply, taking paragraph (a) of that subsection first, paragraph (b) next, and so 
on. 
 
Subsection (8):  A person falls within this subsection if the person— 
(a) has acquired the right to manage the HMO under Part 2 of the Common hold and 
Leasehold Reform Act 2002. 
(b) has been appointed by the Leasehold Valuation Tribunal under section 24 of the 
Landlord and Tenant Act 1987 
(c) is the person who is the lessee of the whole of the HMO under a lease between 
him and a head lessor or the freeholder, or is the freeholder of the HMO; or 
(d) has been appointed to manage the HMO by the freeholder, by a head lessor of 
the whole of the HMO, or by a person who has acquired the right to manage the 
HMO 
 
HMOs exempt from the need to licence. 
 
HMOs that would be licensable under either mandatory or additional HMO licensing 
but where the building, or part of the building is controlled or managed by a public 
body, specifically:  
 

• A district council 
• Housing association 
• The police or fire service 
• The health service 

 
All of these are exempt from the need to licence, as are 
 

• student halls of residence 

• buildings occupied by religious communities 

• buildings wholly occupied by owner occupiers 
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EXETER CITY COUNCIL 
 
REPORT TO:   EXECUTIVE COMMITTEE 
 
DATE OF MEETING:  18 NOVEMBER 2014 
 
REPORT OF:    ASSISTANT DIRECTOR PUBLIC REALM 
 
TITLE: DEVON COUNTY COUNCIL CONSULTATION ON 

HIGHWAYS SAVINGS 
 
 

 Is this a Key Decision?  

 No 

 One that affects finances over £1m or significantly affects two or more wards. If this is a key 
decision then the item must be on the appropriate forward plan of key decisions. 

 Is this an Executive or Council Function? 

 Executive 

1 What is the report about? 

1.1 To consider the City Council’s response to Devon County Council’s consultation on savings to 
the 2015/16 Highways and Traffic Management budget. 

2 Recommendations:  

2.1 That the City Council’s response to the consultation is as set out in the body of this report; 

2.2 That the Leader of Council seeks a meeting with the relevant Cabinet Members at the County 
Council to begin a dialogue about how the two councils can work together to ensure that the 
economic and social impacts of these proposals on the City of Exeter are minimised. 

3 Reasons for the recommendation: 

3.1 To set out the Council’s position on the proposed savings by Devon County Council. 

4 What are the resource implications including non financial resources.  

4.1 No direct resource implications arise from the recommended response, although the report 
identifies several instances where the proposals being consulted on may result in additional 
demand on financial or staff resources for the City Council. 

5 Section 151 Officer comments: 

5.1 No comment. 

6 What are the legal aspects? 

6.1 Not applicable. 

7 Monitoring Officer’s comments: 
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7.1 No comment. 

8 Background 

8.1 

  

 

Devon County Council is consulting on eight proposals to save £3.4 million on the 2015/16 
Highways and Traffic Management budget.  The consultation period ends on 5 December 
2014. Devon County Council has a statutory duty to repair and maintain highways in Devon 
and maintain bridges, retaining walls, street lights, footpaths and cycle ways, gullies, traffic 
signals and pedestrian crossings, roadside verges. 

8.2 Around £18.5 million has already been cut from the highways revenue budget since 2009. The 
County Council’s objective is to find different, more cost-effective ways of doing things and 
stop non-essential work in order to maintain a safe and effective highway network while 
helping to support economic growth.  In addition to the eight proposals, they intend to continue 
to reduce costs of management and support services, as well as raising fees and charges. 

8.3 The options for each proposal are to: 

 Reduce service as proposed 

 Consider alternative cost saving 

 Cut budget further 

 No comment 

9 PROPOSAL  1 - GRITTING AND SNOW CLEARING FLEET 

9.1 “We have two fleets of vehicles which are used to respond to winter weather situations. One 
is used to respond to normal winter weather and a second is used to respond to severe winter 
weather such as heavy and prolonged snowfalls. The second fleet of vehicles are used on 
rare occasions and cost a lot to maintain. We propose reducing the number of vehicles in the 
second fleet to make savings. However, this would mean we would be less able to respond to 
issues off the main road network during periods of severe winter weather”.  

Current spending: £4,424,000  Proposed saving: £50,000 

 General observations:  

9.2 The fleet referred to here is the one used for the secondary routes in Exeter but it may also 
have a back-up role for the main fleet in severe weather.  Due to climate change extreme 
weather conditions are more likely to occur more often, therefore cutting the resources able to 
deal with extreme weather conditions would reduce the future capacity to clear key roads in 
reasonable timescales. 

 What impact would this proposal have on ECC?  

9.3 This is difficult to assess from the information provided but in times of severe weather it may 
mean that the cities road remain unsafe or impassable for longer. 

 What could they do to reduce the impact on ECC?  

9.4 This is difficult to assess from the information provided. 

 Favoured option:  

9.5 Consider alternative cost saving 
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10 PROPOSAL 2 - GRITTING AND SNOW CLEARING ROUTES 

10.1 “When temperatures are forecast to be close to or below freezing we routinely treat certain 
routes with salt. This is determined by criteria such as community population and traffic flows. 
To achieve identified savings we propose reviewing the criteria. However, it would mean that 
we wouldn’t be able to treat access routes to smaller communities and less well used routes 
with salt. Current spending: £4,424,000.  Proposed saving: £103,000 (only £40,000 in first 
year to allow for criteria review costs).” 

 Map - Primary salting network 

Map - Smaller communities that may be affected by changes to salting routes 

 What impact would this proposal have on ECC?  

10.2 The map provided as part of the consultation is not sufficient to for us to assess the impact on 
the Primary (AVO) and Secondary (SAVO1 and 2) routes in Exeter.  However, it appears no 
change is proposed for Exeter. 

10.3 However, if changes are proposed, any reduction in salting will have an impact on vehicular 
access to parts of the city, affecting public transport, increasing the likelihood of 
musculoskeletal injury to members of the public and council staff, increasing the likelihood of 
vehicle accidents. For the council this could mean impacts on rubbish collection and 
additional costs as a result of additional staffing and vehicle repairs. 

10.4 In addition, many businesses have employees who commute from outlying areas into Exeter. 
Reducing road clearance serving smaller communities could very much disrupt the operation 
of Exeter-based businesses. Additionally, the lack of clearance could result in many more 
schools not opening in extreme weather conditions, which again could exacerbate the 
situation further, with employees staying at home to care for children. 

 What could they do to reduce the impact on ECC? 

10.5 This is difficult to assess from the information provided. 

 Favoured option:  

10.6 Consider alternative cost saving 

11 PROPOSAL 3 – GRIT BINS 

11.1 “Our grit bins are currently restocked with salt each year during the autumn. They are refilled 
during the winter when reported as necessary and resources permit. To achieve identified 
savings we propose to stop maintaining or restocking grit bins. The grit bins would not be 
removed so community groups could take over the restocking of the bins, by purchasing salt 
through a contract procured by DCC.  Current spending: £4,424,000.  Proposed saving: 
£80,000” 

 General observations: 

11.2 There will be an impact on public health as it is assumed that the grit bins are located at high 
risk areas that are a County Council responsibility.  Devon County Council has encouraged 
self-help by communities in doing their own gritting, but failing to maintain the bins or replace 
the grit will undermine this form of community engagement and the County Council’s duty of 
care.  The City Council currently funds supplementary gritting to meet its duty of care 
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responsibilities at the Civic Centre, depot sites and the RAMM. 

 What impact would this proposal have on ECC?  

11.3 In areas where there are Town or Parish Councils, the provision of grit bins could be funded 
through their precept should the impact of the budget reduction be thought to warrant it.  
However, Exeter residents would suffer disproportionately because there are no 
organisations with similar powers which could take over this function.   

 What could they do to reduce the impact on ECC?  

11.4 Some highway authorities have managed to get health trusts to fund this (because it’s much 
cheaper than treating broken bones) so this should be investigated, especially in view of the 
County Council’s recent acquisition of responsibility for public health. 

 Favoured option: 

11.5 Consider alternative cost saving for Exeter 

12 PROPOSAL 4 – PICNIC SITES  

12.1 “We currently own and maintain the four picnic sites on the A361/ A39. To achieve identified 
savings we propose closing these sites and putting the land up for sale. Current 
spending: £133,000.  Proposed saving: £133,000” 

 What impact would this proposal have on ECC?  

12.2 None 

 What could they do to reduce the impact on ECC?  

12.3 Not applicable 

 Favoured option:  

12.4 Reduce service as proposed 

13 PROPOSAL 5 – GRASS CUTTING 

13.1 “We currently fund the cutting of all highway verges in towns and villages four times a year. 
On verges in rural areas, a one metre strip is cut twice a year along main roads and 
significant local roads. To achieve identified savings we propose only funding grass cutting to 
maintain visibility at junctions and on the inside of bends in towns, villages and rural areas. 
Current spending: £1,179,302.  Proposed saving: £700,000 

 What impact would this proposal have on ECC? 

13.2 The consultation refers only to towns and villages, not cities, and it is unclear whether the 
intention is to implement this saving in Exeter. 
 

13.3 If this were to be the case in Exeter, it would affect the look and feel of Exeter, particularly on 
key highways routes and in residential areas.  As a city aspiring to and delivering economic 
growth, the public realm is important to maintain the image of prosperity and ensure that the 
city continues to attract investment.  This will be completely undermined if the approaches to 
the City Centre are scruffy and overgrown year round. This is in contradiction to the County 
Council’s stated objective of supporting economic growth. 
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13.4 In the rest of Devon, the impact of this may not be so great as in Exeter.  Every other 

settlement is covered by a Town or Parish Council that can not only precept to raise money to 
undertake this work but are much more able to mobilize community resources to do it.   
 

13.5 The City Council does not have the budget or capacity to undertake this service.  The 
management costs of identifying and programming work would be disproportionate.  
 

13.6 For both the above reasons, Exeter should be considered as an exception from this blanket 
policy and the two councils should work together to minimize the impact.  
 

13.7 The public reaction to such a proposal is likely to be considerable but most residents do not 
distinguish between the city and county council.  This proposal will lead to public complaints 
and comments in the local and social media and this will inevitably place a drain on staff 
capacity at the city council. 
 

 What could they do to reduce the impact on ECC?  

13.8  Have open dialogue about the proposals so that we can influence where grass cutting is 
vital to maintain the prosperous look and feel of the City and continue to attract 
investment. 

 Consider Exeter as a special case and allocate a higher proportion of funding to the city. 

 Work with local residents to encourage them to take pride in their own community and 
undertake grass cutting themselves.  The lack of Town and Parish Councils in Exeter 
makes it a special case for the County Council to invest capacity in this. 

 Consider attracting commercial sponsorship to supplement the budget. 

 Favoured option:  

13.9 Consider alternative cost saving. 

14 PROPOSAL 6 – WEED TREATMENT 

14.1 “We currently fund targeted weed spraying and treatment of noxious weeds (thistles, docks, 
and ragwort) mainly in town and village centres. Ragwort is either weed sprayed (if in large 
quantities), or hand-pulled if there are small isolated pockets. We propose to stop targeted 
weed spraying and treatment of noxious weeds, but will maintain a small budget to enable 
use of Community Payback volunteers. Current spending: £343,916.  Proposed saving: 
£250,000” 

 What impact would this proposal have on ECC?  

14.2 Again, it is unclear from the information above whether the intention is to stop spraying the 
invasive weeds, such as Japanese Knotweed, or to stop spraying all vegetation on footpaths.  

14.3 If the former, there is no cost implication to the city council from this proposal. Devon County 
Council would be liable for damage caused by Japanese knotweed. 

14.4 If this also refers to weed control on urban footpaths, the implications are severe. We know 
what impact this will have in Exeter because the spring weed spray was missed this year.  
The whole city, including the city centre retail area, looks scruffy and poor – in direct contrast 
to the indicators of economic growth – and the level of complaints and comments in the 
media have been high.  A policy approach not to spray weeds would have (and has had) an 
immediate impact on how investors and business owners feel about the economic potential of 
the city and it will inevitably have a long term impact as investment falls away and the 
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economic indicators reverse.  As a city aspiring to and delivering economic growth, the public 
realm is important to maintain the image of prosperity and ensure that the city continues to 
attract investment.  This will be completely undermined if the approaches to the City Centre 
are scruffy and overgrown year round. This is in contradiction to the County Council’s stated 
objective of supporting economic growth.  It is also shortsighted because the County 
Council’s budget benefits from business rates retention and if economic growth in Exeter is 
stifled by this policy approach there will be a financial impact on the County Council.  

14.5 In addition, it is increasingly difficult to maintain adequate standards of street cleaning due to 
weed growth, a situation exacerbated during leaf fall. This will have efficiency implications for 
the City Council and will likely lead to a drop in street cleaning standards.   

14.6 In the rest of Devon, the impact of this may not be so great as in Exeter.  Every other 
settlement is covered by a Town or Parish Council that can not only precept to raise money to 
undertake this work but are much more able to mobilize community resources to do it.   

14.7 For both the above reasons, Exeter should be considered as an exception from this blanket 
policy and the two councils should work together to minimize the impact. 

 What could they do to reduce the impact on ECC?  

14.8 Have open dialogue about the proposals so that we can influence where weed spraying is 
vital to maintain the prosperous look and feel of the City and continue to attract investment. 

14.9 Consider Exeter as a special case and allocate a higher proportion of funding to the city. 

14.10 Work with local residents to encourage them to take pride in their own community and 
undertake weed control themselves.  The lack of Town and Parish Councils in Exeter makes 
it a special case for DCC to invest capacity in this. 

14.11 There is little visible evidence of work by Community Payback this year.  If the Community 
Payback scheme is to be used to replace weed spraying it needs to be much better planned 
and targeted than in Exeter in Summer 2014. 

 Favoured option: 

14.12 Consider alternative cost saving 

15 PROPOSAL 7 - PARISH LENGTHSMEN SERVICE 

15.1 “There are currently 13 teams across Devon, each made up of two people. In the past, 
Lengthsmen have visited each parish four times a year to carry out locally determined 
highway drainage and cleaning activities. Due to last winter's extreme weather and budget 
cuts, they have only been available for locally determined highway drainage and cleaning 
activities for a few months this year. We propose reducing the number of Lengthsmen and 
making the cleaning of drainage features such as grips and easements, and hand cleaning of 
gullies their only duty. This would leave no time for locally determined highway drainage and 
cleaning activities. Current spending: £1,981,624.  Proposed saving: £430,000 

 What impact would this proposal have on ECC?  

15.2 Parish Lengthsmen are a critical frontline service that prevent and/or react to potential or 
actual causes of surface water flooding.  The consultation proposes removing the team’s 
capacity to undertake locally determined highway drainage and cleaning activities.  Again, it is 
unclear what that would mean in practice.  The impact of reducing this service is 
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disproportionate upon the increased number of households who will be affected by flooding 
as a result, and on the City Council in terms of increased costs for recovery which can include 
rehousing.  As the Lead Local Flood Authority the County Council has a duty to improve the 
way the risk of flooding in Devon is tackled.  Withdrawal of this service will lead to increased 
costs as a result of increased flooding and may even impact upon other budgets within the 
County Council. 

 What could they do to reduce the impact on ECC?  

15.3 It is difficult to consider how the impact might be reduced.   

 Favoured option: 

15.4 Consider alternative cost saving 

16 PROPOSAL 8 - NEIGHBOURHOOD HIGHWAY TEAM STAFFING 

16.1 “There are currently seven Neighbourhood Highway Teams across Devon. The frontline 
officers in the teams liaise with councillors, town and parish councils, and community groups. 
They also investigate and assess highway and traffic management enquiries and requests 
from customers. To achieve identified savings we propose reducing frontline staff by about 
20%. This would mean less frequent or responsive liaison, and not being able to investigate 
lower priority enquiries. Current spending: £1,375,000. Proposed saving: £260,000 

 What impact would this proposal have on ECC?  

16.2 Any reduction in responsiveness and termination of dealing with low priority issues, is likely to 
result in greater demand to local councils as citizens seek help elsewhere.  All of this demand 
will be failure demand. 

 What could they do to reduce the impact on ECC?  

16.3 Not applicable 

 Favoured option: 

16.4 Reduce service as proposed 

17 Conclusion 

17.1 The City Council is pleased to be given the opportunity to influence the County Council’s 
decisions about how it will meet its budget challenges in the next financial year.  We 
recognise these challenges and understand that difficult decisions do need to be made right 
across the public sector as a result of reductions in central government grant.   

17.2 We are, however, concerned about the low level of detail set out in the consultation and in 
many cases we are unclear whether some of the reductions are proposed for Exeter.  The 
consultation refers to reductions in services in Devon’s towns and villages.  We do hope that 
this means that the County Council recognises that the City of Exeter in its role as economic 
driver for the rural hinterland is a special case for continued investment in its the basic fabric.  
If this is not the case, and the proposals are also intended for the City of Exeter, we have 
grave concerns that the impact of the proposed savings to the County Council’s highways 
budget will have a disproportionate impact on the City’s economy and on its citizens, given 
that there are no Parish Councils to take on these essential services. 
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17.3 We would welcome a dialogue with the County Council around the details of these proposals 
and how both Councils could work together to minimise the economic and social impact in the 
City of Exeter. 

18 How does the decision contribute to the Council’s Corporate Plan? 

18.1 It will affect the Council’s desire to keep the City looking good and to improve public health 
and wellbeing, as well as impacting upon the success of our investments in developing the 
City Centre and driving economic growth. 

19 What risks are there and how can they be reduced? 

19.1 Not applicable 

20 What is the impact of the decision on equality and diversity; health and wellbeing; 
safeguarding children, young people and vulnerable adults, community safety and the 
environment? 

20.1 No direct impact from our proposed response. However some of the proposals being 
consulted on are likely to have an impact on some of these groups (for example reduced 
gritting disadvantaging those who are less able to walk).  The County Council’s Impact 
Assessment recognises this. 

21 Are there any other options? 

21.1 Exeter should be treated as a special case in recognition of its role as and economic driver for 
the County of Devon. 

  

 SARAH WARD 

Assistant Director Public Realm 

  

 Local Government (Access to Information) Act 1972 (as amended) 

 Background papers used in compiling this report:- 

 www.toughchoices.co.uk 

  

 Contact for enquires: 

 Democratic Services (Committees) 

 Room 2.3 

 01392 265275 
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