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INTRODUCTION

Overview
A fire risk assessment is an organised and methodical examination of your premises, the activities carried on there and the
likelihood that a fire could start and cause harm.

The Regulatory Reform (Fire Safety) Order 2005, which came into effect on 1st October 2006, applies to the majority of non-
domestic premises. The legislation places certain obligations on the ‘Responsible Person or Duty Holder’ for the premises, that
includes carrying out a suitable and sufficient fire risk assessment by a competent person. The assessment set out in this document
is intended to satisfy this requirement.

The ‘responsible person or duty holder’ is typically the employer and any other person who may have control of any part of the
premises, e.g. occupier, owner, or manager.

Enforcement
Your local fire and rescue authority enforces this legislation. They have the power to inspect your premises to check that you are
complying with your duties under the Order. They will look for evidence that you have carried out a suitable fire risk assessment and
acted upon the significant findings of that assessment.

Assessment Review
The fire risk in any building may be subject to change. Under the Order, part of the duties of the ‘responsible person’ is to review this
assessment periodically and in the event of:

• A fire or near miss occurs
• Failure of fire safety systems (e.g. fire detection or emergency lighting)
• Changes to work processes undertaken in the building
• Alterations to the internal layout of the building
• Introduction, change of use or increase in the storage of hazardous substances
• Significant changes to the type and quantity and / or method of storage of combustible materials
• Significant changes in the number or type of people (e.g. young persons, those with disability)

Managing Fire Safety
Good management of fire safety is essential to ensure that fires are unlikely to occur; that if they do occur they are likely to be
controlled quickly, effectively and safely or that if a fire does occur and grow, to ensure that everyone in your premises are able to
escape to a place of total safety easily and quickly.

Significant Findings
The Significant Findings section contains actions that should be addressed based on their priority scores. Continue to implement
control measures and monitor them for effectiveness.

Introduction Powered By RiskBase

Page 3 of 42RB-WWKK8C – 07/04/2026 – READING COURT



Assessment Risk Scoring & Methodology
The building risk score is a subjective calculation based on how likely the assessor believes a fire is to occur and how severe the
consequences (severity of injury or death) might be if that fire were to happen.

The type of people that occupy a building, the risk of arson, and the ignition sources present are common examples of what affects
the likelihood of fire. However, fairly simple steps can often be taken to reduce the possibility of fire.

The other objective is to mitigate the severity of a fire, its intensity and the smoke it produces. Occupants' mobility and their ability
to escape are primary considerations, along with how quickly the fire would spread and how many people it might affect.

The matrix below explains how the assessor determines the building risk score. Carrying out the assessment's action
recommendations should reduce the risk score.

SEVERITY  �
�  LIKELIHOOD SLIGHT HARM MODERATE HARM EXTREME HARM

LOW TRIVIAL TOLERABLE MODERATE

MEDIUM TOLERABLE MODERATE SUBSTANTIAL

HIGH MODERATE SUBSTANTIAL INTOLERABLE

Limited action is required, review FRA as recommended; existing controls are generally
satisfactory.

TRIVIAL RATING

No major additional controls required. However, there might be a need for some improvements.TOLERABLE RATING

Essential action must be made to reduce the risk. Risk reduction measures should be
implemented within a defined time period.

MODERATE RATING

Considerable resources might have to be allocated to reduce the risk. Improvements should be
undertaken urgently.

SUBSTANTIAL RATING

Imminent risk of significant harm. Immediate action required.INTOLERABLE RATING

Action Timescales and Severities
All remedial actions are given a timescale. Ideally, this is the time to resolution, but where work takes longer (for example, because
it is a large or more complicated piece of work), it must have at least been initiated within this timescale.

PLANNED WORKS LONG TERM MEDIUM TERM SHORT TERM IMMEDIATE

All remedial actions are also given a severity which distinguishes between matters that constitute breaches of legislation and
those that do not. Under the relevant fire safety legislation, breach of the requirements of the legislation in respect of fire
precautions constitutes a criminal offence only if the breach results in the risk of serious injury or death of one or more persons who
are lawfully on the premises, or in the immediate vicinity of the premises, in the event of fire.

LOW SEVERITY

Matters that need to be addressed as
good practice, but that do not
constitute a significant threat to
occupants

MEDIUM SEVERITY

Matters that breach legislation but are
not considered to constitute a serious
threat to life safety

HIGH SEVERITY

Serious breach of legislation, having
the potential for serious injury to
occupants
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ID: 303360

CERTIFICATE OF CONFORMITY
LIFE SAFETY FIRE RISK ASSESSMENT

The life safety elements of this fire risk assessment comply with the BAFE SP205 scheme which ensures that we and our risk
assessment staff have met the required technical and quality management standards.

Millhaven Fire Risk Management (BAFE 104409) certify all requirements in the BAFE SP205 scheme in respect of life safety fire risk
assessment have been complied with. Any questions can be addressed to the assessor or the quality manager.

ASSESSMENT AND CERTIFICATE REFERENCE
RB-WWKK8C

ASSESSED ON, BY
07/04/2026, Neil Johnson (Lead Fire Risk Assessor)
Advanced Level Fire Risk Assessor

APPROVED / VALIDATED ON, BY
11/05/2026, Neil Johnson (Lead Fire Risk Assessor)
Advanced Level Fire Risk Assessor

RECOMMENDED REVIEW DATE
07/04/2027

FINDINGS
● 23 actions to complete
● 67 control measures

PRODUCED FOR THE RESPONSIBLE PERSON
Millhaven Fire Risk Management

SPECIFICATION CONFORMS TO
Our own internal quality system.

ASSESSMENT SCOPE
Assessment applies only to the building specified.

Assessed Property
PROPERTY NAME
Reading Court

PROPERTY REFERENCE
RB-MS3U2G

ADDRESS
Tiddington Road
Stratford-upon-Avon
Warwickshire
CV37 7SA

ACCREDITED ORGANISATION
Millhaven Fire Risk Management
51 Millhaven Avenue, Stirchley, Birmingham, West Midlands, B30 2QH
0121 451 1560 — www.millhavenfireriskmanagement.co.uk

THIRD PARTY CERTIFICATION BODY
SSAIB, 7-9 Earsdon Road, Whitley Bay, NE25 9SX
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GENERAL INFORMATION

Guidance and methodologies

Design Guidance

Design Guidance
Approved Document B - Volume 1: Dwellings

FRA Methodology

FRA Methodology
BS 9792:2025

Benchmark Guidance

Benchmark Guidance
Home Office - Fire Safety in Purpose-Built Blocks of Flats

Responsibility

This fire risk assessment was carried out for and on behalf of (Client):
Masonic Housing Association Ltd.

Dutyholder (e.g. employer) or person having control of the premises:
Masonic Housing Association Ltd.

Person(s) from whom information was obtained:
Tony Cheesman - Chairman (Reading Court Housing Association)
Rachel Keenan - Scheme Manager

Identity of any third party consulted:
Alan Smith - Previous Scheme Manager

Assessment & Quality Assurance

Assessed by:
Neil Johnson - Millhaven Fire Risk Management Ltd.

Report peer reviewed by:
Neil Johnson - Millhaven Fire Risk Management Ltd.

Relevant dates:
Site inspection - 08/04/2026
Report completed - 08/05/2026
Validation completed - 11/05/2026

Date of previous fire risk assessment or review:
05/08/2022 - Fire risk assessment

General information Powered By RiskBase
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Date proposed for review:
Following a fire or material change increasing the risk to life from fire, or by 07/04/2027

Purpose of the assessment:
To assess the risk to life from fire in the common areas of the building, evaluate existing fire precautions, and identify measures
required to ensure the safety of residents and other relevant persons.

Type and scope of the assessment:
Type 1 fire risk assessment of the common parts of the building, involving a non-destructive inspection of accessible areas. The
assessment is limited to life safety and does not include intrusive inspection of the building fabric or private dwellings, except for a
sample review of entrance doors where accessible.

Executive summary:
Overall Life Safety Risk Rating at the time of the assessment: Moderate (Medium likelihood x Moderate harm)

Predicted Overall Life Safety Risk Rating following resolution of further actions: Tolerable (Medium likelihood x Slight harm)

This Life Safety Fire Risk Assessment has been carried out for Reading Court, Tiddington Road, Stratford-upon-Avon, a two-storey
sheltered housing scheme comprising 46 flats occupied predominantly by older persons living independently. The assessment was
completed in accordance with BS 9792:2025 and relevant fire safety legislation, including the Regulatory Reform (Fire Safety) Order
2005.

The premises operate a stay-put evacuation strategy, supported by protected escape routes, fire-resisting compartmentation, fire
doors, and an automatic fire detection and alarm system. Since the previous fire risk assessment, substantial improvements have
been undertaken, particularly in relation to fire doors, compartmentation, fire detection and general fire safety management
arrangements. New certificated fire doors have been installed throughout the premises, passive fire protection works have been
completed, and the fire alarm system has been upgraded and is remotely monitored.

The overall standard of fire safety within the premises is considered to be generally good, with evidence of ongoing maintenance,
inspection, resident engagement, and liaison with Warwickshire Fire and Rescue Service. Fire safety records were generally
available and up to date, and the premises appeared clean, orderly, and well maintained at the time of the inspection.

A total of 23 actions were identified during the assessment. None were considered intolerable; however, several Medium Severity
actions require attention to further strengthen the fire safety management arrangements and support the ongoing effectiveness
of the stay-put strategy. The most significant findings relate to:

Reviewing and updating fire procedures and evacuation arrangements.
Enhancing arrangements for summoning and assisting the Fire & Rescue Service.
Formalising impairment management procedures for fire protection systems.
Improving certain aspects of fire safety signage and fire door management.
Addressing isolated deficiencies relating to compartmentation and housekeeping.
Implementing formal policies relating to battery-powered mobility devices and personal electrical appliances.

Subject to the completion of the recommendations contained within the Action Plan, and the continuation of the current
maintenance, inspection, and management arrangements, the premises are considered to provide an appropriate standard of life
safety fire precautions for their current use as sheltered housing accommodation.

Matters arising from the previous FRA or FRAEW:
Overview of Actions:
The previous fire risk assessment identified significant life safety deficiencies, with actions prioritised as follows:

High Priority (Immediate):
Fire doors throughout the building are defective, including missing self-closers, smoke seals, excessive gaps, and in some cases
non-fire doors. A full fire door survey and urgent remedial works are required.
Compartmentation is compromised, with widespread breaches and no available drawings. A full fire-stopping survey and remedial
works are required.
The fire alarm system is not fit for purpose, with inadequate coverage, no provision for hearing-impaired occupants, and no zoning.
An urgent review and upgrade is required.
These are fundamental life safety failures, particularly serious due to the presence of sleeping and vulnerable occupants and the
reliance on a stay put strategy.

Medium Priority (Short Term):
Waste bins located against the building creating an arson risk.

General information Powered By RiskBase
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Out-of-date or unlabelled portable electrical appliances (PAT).
Unsafe use of portable cooking appliances in flats.
Deficiencies in emergency lighting provision.
Inadequate fire safety signage.
Combustible storage in loft spaces and staircases.

Lower Priority:
Improvements to escape routes, including consideration of smoke stop doors.
General housekeeping improvements.

Management and Procedural Issues:
No refresher fire safety training for staff.
Fire drills are not being carried out.
Fire safety records are poorly organised.
Fire safety systems, particularly fire doors and compartmentation, are not being adequately maintained.

Overall, the actions focus on critical failures in passive fire protection and fire detection systems, requiring urgent and coordinated
remedial works to ensure life safety.

Relevant guidance used in this assessment:
Home Office - Fire safety in purpose-built blocks of flats.

Applicable fire safety legislation:
Regulatory Reform (Fire Safety) Order 2005

Other legislation that impacts on fire safety:
Dangerous Substances & Explosive Atmospheres Regulations (DSEAR) 2002

The premises

Address of the premises:
Reading Court
Tiddington Road
Stratford-upon-Avon
Warwickshire
CV37 7SA

Type and use of the premises:
Purpose-built residential block of flats providing sheltered housing accommodation for residents.

Number of stories above and below ground:
2 - Ground and first floors.

Height of the uppermost storey of the building(s) on the premises or in which the premises are located:
3 metres.

Brief details of construction:
The building is a two-storey, purpose-built residential premises of traditional construction, arranged in an H-shaped layout. The
external walls are predominantly brick masonry, with some areas incorporating timber panelling and sections of concrete
rendering. Internally, walls comprise a mixture of brick and blockwork with plaster finishes, together with areas of stud partition
construction. Floors and staircases are of concrete construction, with protected common staircases providing access to self-
contained flats.
The roof structure is multi-pitched and tiled, including a vaulted section over the dining area with glazed roof lights. The roof space
is subdivided by fire-resisting compartmentation, with compartment walls from the first-floor flats extending into the roof void.
Fire-resisting construction is provided between individual flats and the common escape routes.

Number and types of dwellings:
46 in total - 45 single level flats, plus the Scheme Manager's flat, which is over 2 floors.

Non-domestic areas that could impact on fire risk:
Electrical cupboards; laundry; kitchen.

General information Powered By RiskBase
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Internal layout of the premises and their escape routes:
The building is arranged over two floors in an H-shaped layout, with self-contained flats accessed from protected common
corridors extending from a central core into three wings.
Escape is via these corridors to multiple protected staircases located at the ends of wings and near the central area, providing
alternative escape routes to final exits at ground floor level.

Approximate floor area:
2670 square metres on both ground and first floors.

Number, type and location of escape stairs and the floors that they serve:
There are four protected escape staircases within the building. These are located at the ends of three of the wings, and adjacent to
the central core, providing coverage across the H-shaped layout.
All staircases are of protected construction and serve both the ground and first floors, discharging to final exits at ground floor level.

Number of lifts serving upper or basement floors:
1 - Serving ground and first floors.

Arrangements for people with specific evacuation requirements:
Residents are expected to live independently and be capable of self-evacuation. Under the adopted stay-put policy, occupants
remain within their flats unless directly affected by fire or instructed otherwise.
Where residents or visitors have specific evacuation needs, these are managed on an individual basis, with Personal Emergency
Evacuation Plans (PEEPs) implemented where required. The building layout, protected escape routes and compartmentation are
intended to support the stay-put strategy and provide sufficient protection for occupants, including those who may require
additional time to evacuate.

The occupants

Number of occupants:
54

Characteristics of the occupants:
The premises provide sheltered residential accommodation for residents aged over 55, living independently within self-contained
flats. Occupants are generally capable of self-evacuation, although some may have reduced mobility, sensory impairments (e.g.
hearing difficulties), or slower response times.
A small number of staff and occasional visitors may also be present. The building operates on a stay-put strategy, and occupants are
expected to remain within their flats unless directly affected by fire or instructed to evacuate.

Number of persons other than residents:
A maximum of 26 - 3 Employees and 23 Visitors/Contractors

Fire loss experience

Fire history:
No fire incidents have been reported at the premises.

Malicious fire setting or vandalism:
No incidents of malicious fire setting or vandalism have been reported at the premises.

General information Powered By RiskBase
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Other relevant information

Is there any other relevant information that needs to be recorded:
The premises operate a stay-put evacuation strategy, dependent on effective compartmentation and fire-resisting construction.
The building is warden-controlled, with an on-site scheme manager and remote monitoring of the fire alarm system via a Careline
provider.
The occupancy comprises predominantly older persons, some of whom may have reduced mobility or sensory impairments, which
may affect response times.
Deficiencies identified in the previous fire risk assessment, including matters relating to fire doors, compartmentation and the fire
alarm system, have largely been addressed. The premises are considered to provide an appropriate standard of fire safety for their
use as sheltered accommodation, subject to ongoing maintenance and management controls.

Fire safety information:
Fire safety information is provided to residents and staff, including the stay-put strategy and actions to be taken in the event of fire.
This is communicated through induction, management arrangements, and displayed notices within the common areas.
The fire alarm system is remotely monitored via a Careline provider, and relevant information can be made available to the fire and
rescue service. Fire safety records are maintained by the scheme manager and are kept up to date and accessible.

Other matters that could have an impact of fire risk:
The presence of older residents, including those with reduced mobility or sensory impairments, may affect response times in the
event of fire.
The continued effectiveness of the stay-put strategy is dependent on the performance of compartmentation, fire doors and the fire
alarm system. Ongoing inspection, testing and maintenance of these measures are essential.

Any other relevant matters:
No other matters of significance were identified that would materially affect the risk to life from fire at the time of the assessment.
Ongoing maintenance and adherence to fire safety management procedures remain essential.

Relevant fire safety legislation

Applicable fire safety legislation:
The Regulatory Reform (Fire Safety) Order 2005.
The Fire Safety Act 2021.
The Fire Safety (England) Regulations 2022.

Enforced by Warwickshire Fire & Rescue Service.

Relevant enforcement action or advice from authorities:
There has been no recent correspondence with Warwickshire Fire & Rescue Service.

Areas not included in the assessment:

Area/Location:
The interior of private flats.

General information Powered By RiskBase
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FINDINGS

25 25 negative answers
Out of a total of 265

23 23 actions to complete
Identified in this assessment

67 67 controls describe existing measures
Identified in this assessment

SUMMARY OF ACTIONS

Severity  �
�  Timescale

Low
Severity

Medium
Severity

Long
Term 3 1

Medium
Term 0 15
Short
Term 1 1

Immediate 0 2

Elimination and Control of Fire Hazards
5 Negative Answers 6 Actions 33 Controls

Malicious ignition

✓ Are refuse storage arrangements suitable and appropriately located away from the building?
- Are refuse storage arrangements suitable and appropriately located?
✓ Where necessary, are bin stores adequately enclosed and of suitable fire-resisting construction?
✓ Is combustible material adequately controlled and not stored close to the building or openings?
✓ Do external walls and attachments present no increased risk from nearby combustible materials?
✓ Are common areas kept free from combustible storage and waste?
✓ Are security arrangements adequate to deter unauthorised access and reduce the risk of deliberate fire-setting?
✓ Is there no known history of deliberate fire-setting at the premises?

The previous fire risk assessment recommended relocation and security of the refuse storage. This has been reviewed by the
Responsible Person.
The bins are located within purpose-built stores forming part of the original design, are well managed, and emptied regularly.
The premises are in a low-crime area with no known history of arson and are covered by CCTV.
Although the bins are not secured, the risk of deliberate fire setting is considered low. The building benefits from automatic
fire detection in the common areas, with flats provided with heat detectors linked to the main fire alarm system in addition to
domestic smoke alarms. Protected escape routes and alternative means of escape are available.
The Responsible Person has therefore decided to retain the existing arrangement, which is considered to present a tolerable
level of risk. This should be kept under review.

1 2 3 4

External walls and attachments are predominantly constructed of non-combustible materials; however, some areas
incorporate timber elements as previously noted. These are not considered to present a significant risk, as external areas are
generally free from nearby combustible materials, thereby minimising the potential for external fire spread and supporting life
safety.

Access to the building is controlled, with staff presence on site for most periods and comprehensive CCTV coverage, providing
adequate security to deter unauthorised access and reduce the risk of deliberate fire-setting.

Findings Powered By RiskBase
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Common areas are maintained in a clean and orderly condition and are kept free from combustible storage and waste,
reducing the risk of fire development and spread.

Electrical faults

✓ Does the fixed electrical installation appear to be in a satisfactory condition?
✓ Is the electrical installation subject to periodic inspection and testing (e.g. valid EICR in place)?
✓ Are there no outstanding electrical defects?
✓ Where defects have been identified, have they been rectified?
✓ Are portable electrical appliances and leads in a safe condition?
✓ Is there no evidence of unsafe electrical use (e.g. overloading, misuse of extension leads)?
× Where appropriate, is portable appliance testing (PAT) carried out?

TIMESCALE
LONG TERM

SEVERITY
LOW SEVERITY

Action: Ensure all portable electrical appliances within the common areas are included within the
existing PAT programme and are suitably labelled following testing.

Fire Hazard: A programme of portable appliance testing is in place and most items in the common
areas have been tested; however, two appliances were observed without evidence of testing (no
PAT labels). This may result in undetected faults or damage, increasing the risk of electrical fire.

REFERENCE RB-XH7RKG   DUE 07/10/2026
LOCATION Sluice room.   

5

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Develop and implement a documented policy covering the use, charging, storage, and
management of all personal electrical appliances and devices within the common areas and other
non-domestic areas of the premises. The policy should include suitable controls relating to the
suitability and condition of equipment, charging arrangements, extension leads, adapters, portable
heaters, cooking appliances, mobility equipment, and any other personally owned electrical items
brought onto the premises, together with arrangements for monitoring and enforcement.

Fire Hazard: In the absence of a suitable policy and associated control measures, personal electrical
items may be used, charged, or stored in an unsafe or inappropriate manner within common or
non-domestic areas, increasing the risk of electrical faults, overheating, ignition, and fire affecting
the shared parts of the premises and the means of escape.

REFERENCE RB-TQQ19B   DUE 07/07/2026   

Portable appliance testing (PAT) has been carried out on 90 items, with the most recent testing completed on 31/01/2025 by
PHS Compliance, and records available for inspection as evidence.

6

The fixed electrical installation generally appeared to be in a satisfactory condition at the time of the assessment. An Electrical
Installation Condition Report (EICR) was carried out for all areas of the premises on 19/10/2020 by Elektra Engineering Services
Ltd, which identified 13 observations comprising 6 x C2 items, 6 x C3 items, and 1 x FI item. It is reported that all identified
issues have subsequently been addressed. In addition, a new EICR of the whole building, including individual flats, is currently
being undertaken. An EICR for Flat 5 (Scheme Manager’s apartment) was also completed on 16/04/2026 by Yorke Electrical
Installations Ltd, with no C1, C2, or C3 observations recorded.

Findings Powered By RiskBase
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High-density electricity storage and photovoltaic panels (including associated control gear)

- Where high-density battery storage is present, is it suitably located?
- Where photovoltaic (solar PV) panels are present, are they appropriately installed and located?
- Where provided, is associated control equipment suitably located and clearly identifiable?
- Where required, are suitable isolation arrangements provided for the system?
- Is the system free from visible damage or concerns?
- Is there any visible damage or concern?

N/A – no high-density battery storage systems were identified within the premises.

N/A – no photovoltaic (solar PV) panels were identified at the premises.

Smoking

✓ Is a suitable smoking policy in place?
- Where smoking is permitted, are smoking areas appropriately located and managed?
- Are suitable receptacles provided for the safe disposal of smoking materials?
✓ Is there no evidence of inappropriate or unauthorised smoking?
✓ Where required, are “No Smoking” signs provided?

A smoking policy is in place for the premises. Smoking is prohibited within, and in close proximity to, the buildings.

Residents are permitted to smoke within their own flats. No communal smoking areas are provided, and no concerns relating
to the management of smoking arrangements were identified at the time of the assessment.

N/A - Not applicable within the common areas, as no designated communal smoking facilities are provided.

No evidence of inappropriate, unauthorised, or unsafe smoking practices was identified within the common areas at the time
of the assessment.

No Smoking’ signage appears to be provided where required in support of the smoking policy operating within the premises.

Cooking (if any is carried out other than in individual dwellings)

✓ Where cooking facilities are provided outside private dwellings, are they suitably controlled and managed?
✓ Where applicable, are suitable fire safety measures in place for cooking risks?
✓ Where required, are appropriate firefighting appliances or systems provided?
✓ Where extract systems are provided, are they adequately maintained?
✓ Where gas appliances are present, are they properly maintained?
✓ Is there no evidence of poor housekeeping or grease build-up
- Is there any evidence of poor housekeeping or grease build-up?

A communal kitchen is provided with an electric cooker, which is rarely used as residents have cooking facilities within their
own flats. Cooking activities are controlled and supervised by a trained cook during daytime hours. A fire blanket is provided
for first aid firefighting, and a domestic extraction system is installed and maintained in a clean condition with no evidence of
grease build-up or poor housekeeping. These measures provide an appropriate level of control for the limited cooking risk
present.

Inadequate control over the use of portable heaters

- Where portable heaters are in use, are they suitable and in good condition?
- Where portable heaters are in use, are they used safely and in appropriate locations?
- Is there no evidence of unsafe use of portable heaters?
- Is there any evidence of unsafe use?

The premises are heated via water-filled radiators served by a gas-fired boiler system, and no portable heaters were observed
during the assessment, reducing the risk associated with uncontrolled heating sources.

Contractors' activities and "hot work"

✓ Where contractors are engaged, are suitable controls in place for managing their activities?
× Where appropriate, is a permit-to-work system implemented?
- Where hot work is undertaken, is it controlled through a suitable permit system?
✓ Where contractors are engaged, are they adequately supervised?
✓ Is there no evidence of unsafe contractor practices?

Findings Powered By RiskBase
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- Is there any evidence of unsafe practices?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Develop and implement a formal procedure for the management and control of
impairments to fire protection systems, including arrangements for planned or unplanned isolation
of systems such as the fire alarm system, emergency lighting system, and other fire safety
measures. The procedure should include suitable authorisation, recording, communication,
temporary mitigation measures, and reinstatement arrangements.

Fire Hazard: In the absence of a suitable impairment management procedure, fire protection
systems may be isolated, impaired, or left out of service without adequate control, monitoring, or
temporary mitigation measures being implemented, increasing the risk of delayed fire detection,
reduced fire safety provisions, and ineffective emergency response in the event of fire.

REFERENCE RB-B5HKEH   DUE 07/07/2026   

Basic arrangements are in place for the control and management of contractors working within the premises.

N/A. Hot works are not permitted within the buildings (see Contractors' Policy).

Contractors appear to be subject to appropriate levels of supervision whilst working within the premises.

No evidence of unsafe contractor practices was identified at the time of the assessment.

Heating installations

✓ Where heating installations are provided, do they appear to be in a satisfactory condition?
✓ Where heating systems are provided, are they regularly maintained and serviced?
✓ Where applicable, is evidence of recent servicing available?
✓ Are heating systems free from obvious faults or defects?
- Where defects have been identified, have they been rectified?
- Where defects have been identified, have they been rectified?

The heating installations generally appeared to be maintained in a satisfactory condition at the time of the assessment, with
no significant concerns identified during the inspection.

Evidence was available to demonstrate that the heating systems are subject to periodic inspection and servicing by suitably
competent contractors.

Evidence of recent servicing and safety checks relating to the gas-fired heating installations was available at the time of the
assessment, including servicing records dated 30/04/2026.

No obvious faults or defects were identified with the heating systems within the areas inspected at the time of the
assessment.

N/A - No unresolved defects requiring remedial action were identified from the records made available at the time of the
assessment.

Evidence was available at the time of the assessment to demonstrate that the fixed heating installations and associated plant
are subject to ongoing servicing and maintenance arrangements by suitably competent contractors. Documentation
reviewed included records relating to an annual service visit undertaken as part of a 5-year maintenance contract, covering
the heating plant, controls, booster set, and thermostatic mixing valves.

Lightning

- Is a lightning protection system provided where appropriate?
- Where provided, is it regularly inspected and tested?
- Is evidence of recent inspection available?

No lightning protection system is installed; however, given the building’s characteristics and location, the risk of a lightning
strike is considered low and a system is unlikely to be required.
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Housekeeping

✓ Are suitable cleaning arrangements in place?
✓ Are common areas free from combustible materials and waste?
✓ Are escape routes kept clear and unobstructed?
× Are storage arrangements appropriate and controlled?
✓ Are routine inspections carried out to maintain standards?

TIMESCALE
IMMEDIATE

SEVERITY
MEDIUM SEVERITY

Action: Remove combustible materials from electrical intake/switch rooms and prohibit storage
within these areas, ensuring adequate clear space is maintained around all electrical equipment.

Fire Hazard: Combustible materials were observed stored within electrical rooms and in close
proximity to, and on top of, electrical equipment. This increases the risk of fire initiation and fire
spread from electrical faults, and may also impede access for maintenance or emergency isolation,
increasing the risk to occupants and the building.

REFERENCE RB-UNBDC6   DUE 08/04/2026
LOCATION Within electrical rooms.   

7 8 9

Waste management

✓ Are suitable waste management arrangements in place?
✓ Is waste removed regularly and not allowed to accumulate?
✓ Are waste storage areas appropriately located and managed?
✓ Are waste containers provided and used appropriately?
✓ Are waste areas kept clean and controlled?

Waste is removed daily and stored in an external bin store, with bins emptied regularly. Residents have routine access to
dispose of waste. The location of the bins adjacent to the building and the associated risks are addressed separately within the
section on malicious ignition.

Battery-powered mobility scooters, e-scooters, e-bikes, etc.

✓ Are battery-powered scooters or e-bikes present?
✓ Are storage arrangements appropriate?
✓ Are charging arrangements safe and controlled?
✓ Are escape routes kept clear of devices and charging equipment?
× Is there a policy or guidance in place?
- Are arrangements being followed in practice?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Develop and implement a documented policy and guidance relating to the use, storage,
and charging of battery-powered mobility scooters, e-bikes, e-scooters, and similar devices. The
policy should include suitable controls regarding charging locations, supervision, storage
arrangements, prohibited areas, emergency procedures, and the prevention of obstruction to
escape routes.

Fire Hazard: In the absence of a suitable policy and associated controls, battery-powered mobility
devices may be stored, charged, or used in an unsafe manner, increasing the risk of battery failure,
fire, smoke spread, and obstruction of escape routes affecting the safety of residents and other
relevant persons.

REFERENCE RB-9Y92XN   DUE 07/07/2026   

One battery-powered mobility scooter is understood to be in use by a resident at the premises. The scooter is reportedly
stored and charged within a detached garage located more than 5 metres from the building, and the arrangements observed
at the time of the assessment appeared appropriate.
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No mobility scooters, charging equipment, or associated obstructions were identified within the common escape routes at
the time of the assessment.

N/A - Not applicable at the time of the assessment, as no documented policy or formal guidance relating to battery-powered
mobility scooters, e-bikes, e-scooters, or similar devices was available.

Electric motor vehicles

✓ Are electric vehicles present?
- Are charging arrangements appropriate and controlled?
- Are charging points suitably located?
- Is there a policy or guidance in place?
- Are arrangements being followed in practice?

Electric and hybrid vehicles were observed parked within the car parking areas and service roads surrounding the premises.
No electric vehicle charging facilities are currently provided on site, and no evidence of inappropriate charging activities or
unsafe practices associated with electric or hybrid vehicles was identified at the time of the assessment.

UPS systems and energy storage systems

- Are UPS or energy storage systems present?
- Are they suitably located?
- Are they safely managed and maintained?
- Is there a policy or guidance in place?
- Is there any visible damage or concern?

No UPS or energy storage systems were observed within the premises at the time of the assessment, and none have been
reported by the Responsible Person. Therefore, no associated fire risk is present in this regard.

Furniture and furnishings

✓ Is furniture present in common areas?
✓ Is it in good condition and appropriately located?
✓ Are escape routes free from furniture and furnishings?
✓ Are arrangements in place to control furniture in common areas?
✓ Do furnishings present a low fire risk?

Furniture is provided within common areas, is in good condition and appropriately located, with escape routes kept clear.
Arrangements are in place to control furnishings, which appear to conform to the Furniture and Furnishings (Fire) (Safety)
Regulations 1988 (as amended) and present a low fire risk.

Hazards not elsewhere recorded

✓ Are there no significant additional fire hazards present?
✓ Is there no evidence of hoarding that increases fire risk?
✓ Are hazardous substances appropriately stored and controlled?
✓ Are fuel storage arrangements appropriate and controlled?
× Are any site-specific fire risks adequately managed?

TIMESCALE
LONG TERM

SEVERITY
LOW SEVERITY

Action: Ensure all white goods provided within the premises are registered with the manufacturer
(or an appropriate central contact at the premises) to enable receipt of product safety and recall
notifications.

Fire Hazard: There is no evidence that white goods have been registered with the manufacturer,
which may result in failure to receive safety recall notices. Faulty appliances subject to recall may
therefore remain in use, increasing the risk of fire.

REFERENCE RB-8QAD2J   DUE 07/10/2026
LOCATION Throughout the common areas of the premises.   

ACTION CONTINUES...
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10

...ACTION CONTINUED

Assessment of Fire Protection Measures
4 Negative Answers 8 Actions 13 Controls

Fire detection and warning

✓ Is a suitable fire detection and warning provided?
✓ Is it appropriate for the building and its use?
✓ Is it compatible with the evacuation strategy?
✓ Are detectors and call points suitably located?
✓ Are alarm devices suitable for occupants?
✓ Is the system monitored where appropriate?
✓ Does the system appear to be in satisfactory condition?
✓ Are there any faults affecting performance?

A fire detection and warning system, considered to meet the requirements of a BS 5839-1 Category L2 system, is installed and
appropriate for the building and its use, and compatible with the stay-put evacuation strategy. Detection is provided
throughout the common areas and roof void, with heat detectors installed within individual flats (kitchen and bedroom),
supplemented by standalone domestic smoke alarms within flats, and manual call points suitably located. Alarm devices are
appropriate for occupants, and the system is remotely monitored via the Careline service. The system appears to be in
satisfactory condition.

Means of escape

✓ Do escape routes lead to final exits?
✓ Are escape routes adequate for the building layout and use?
✓ Where required, are there alternative escape routes available?
- Are escape routes shared with other occupancies appropriately managed?
✓ Are travel distances within acceptable limits (or suitably justified)?
✓ Are escape routes maintained in a safe and usable condition?
✓ Are escape routes suitable for all occupants to use?
- Are arrangements in place for occupants with specific evacuation needs?
✓ Are escape routes adequately protected (e.g. protected stairs/corridors)?
✓ Is fire-resisting construction in place and in good condition?
- Are smoke control measures provided where required?
✓ Are fire doors provided where required?
✓ Do fire doors appear to be fire-resisting and suitable?
✓ Do fire doors appear to be in good condition?
× Are fire doors fitted with suitable self-closing devices?
✓ Are seals and strips present and in good condition?
✓ Are flat entrance doors suitable fire-resisting doors?
✓ Are flat entrance doors fitted with suitable self-closing devices?
✓ Are fire doors subject to regular inspection and maintenance?
✓ Do doors on escape routes open in the direction of escape where required?
✓ Are door fastenings easily operable without the use of a key?
✓ Are access control systems linked to fire alarm operation where required?
✓ Are escape routes free from obstructions?
✓ Are stairways and landings free from stored items?
✓ Are mobility scooters, bicycles or similar items kept clear of escape routes?
✓ Are final exits adequate in number and width?
✓ Are final exits easily openable without a key?

Findings Powered By RiskBase

Page 17 of 42RB-WWKK8C – 07/04/2026 – READING COURT



✓ Are final exits kept clear and available for use?
✓ Where travel distances exceed guidance, are compensatory measures in place?
✓ Are compensatory measures appropriate and effective?

TIMESCALE
SHORT TERM

SEVERITY
MEDIUM SEVERITY

Action: Fit suitable self-closing devices to the fire doors and ensure they are kept closed when not
in use. Update signage to “Fire Door – Keep Shut” to reflect the required management
arrangement.

Fire Hazard: Two fire doors, required to be kept shut, were found open and not fitted with self-
closing devices. This may result in the doors being left open, compromising the fire-resisting
compartmentation and allowing fire and smoke to spread more rapidly, increasing the risk to
occupants.

REFERENCE RB-TLEXE8   DUE 07/05/2026
LOCATION Fire doors to Bag Store and Gym.   

TIMESCALE
IMMEDIATE

SEVERITY
MEDIUM SEVERITY

Action: Ensure the cleaner’s store fire door is kept locked shut when not in use in accordance with
the existing “Fire Door – Keep Locked” signage.

Fire Hazard: The cleaner’s store fire door, which is required to be kept locked shut, was found
unlocked and open at the time of the assessment. This may result in the door being left open,
compromising the fire-resisting compartmentation and allowing fire and smoke to spread more
rapidly, increasing the risk to occupants.

REFERENCE RB-JMJ544   DUE 08/04/2026   

11

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Adjust or repair fire door 29 to ensure it closes fully and securely onto its stop when
released from the free-swing position.

Fire Hazard: Fire door 29 does not close properly onto its stop when released from the free-swing
position, which may result in gaps around the door. This can compromise the fire-resisting
performance of the door, allowing fire and smoke to spread more readily and reducing the
effectiveness of compartmentation and protection to escape routes.

REFERENCE RB-4X8KH7   DUE 07/07/2026   

12

New fire doors have been installed throughout the premises in September 2024, comprising high-quality doorsets and
ironmongery fitted to a high standard, with installation documentation and certification available for inspection as evidence.

13 14 15 16 17

CONTROL CONTINUES...
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...CONTROL CONTINUED

18 19 20 21 22

Evidence was available at the time of the assessment to demonstrate that fire doors are subject to periodic inspection and
maintenance by suitably competent persons. Sample fire door inspection records reviewed identified inspections of FD30S
fire doors within the premises during November 2025, with the inspected doors recorded as satisfactory and no remedial
works identified as being required.

Signs and notices

✓ Are fire exit signs provided and clearly visible?
× Are escape routes adequately signed?
✓ Are mandatory fire safety signs provided where required?
✓ Are fire door signs provided where required?
× Are fire equipment and fire action signs provided where required?
✓ Are “No Smoking” signs provided where appropriate?
- Are specialist warning signs provided where required?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Review and rationalise escape route signage to remove references to alternative escape
routes and clearly direct occupants to the primary escape route via the protected staircase.

Fire Hazard: Escape route signage is unclear and may cause confusion by indicating alternative
routes, which could lead occupants away from the primary protected staircase. This may delay
evacuation and increase the risk to occupants in the event of fire.

REFERENCE RB-ERH2G6   DUE 07/07/2026
LOCATION First floor dead end corridor.   

23

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Provide appropriate “Push Bar to Open” signage on all final exit doors fitted with panic bar
devices.

Fire Hazard: Final exit doors are fitted with panic bar devices but are not provided with appropriate
operating signage. This may cause confusion or delay in operation during an emergency,
potentially delaying escape and increasing the risk to occupants.

REFERENCE RB-GP43KP   DUE 07/07/2026
LOCATION Throughout the premises.   

24 25
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TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Provide appropriate “Fire Exit – Keep Clear” signage on all final exit doors.

Fire Hazard: Final exit doors are not provided with “Fire Exit – Keep Clear” signage. This may result in
obstruction of the exit by items being placed in front of the door, potentially delaying escape and
increasing the risk to occupants in the event of fire.

REFERENCE RB-N9HX4Z   DUE 07/07/2026
LOCATION All final exit doors forming part of the escape routes.   

26

TIMESCALE
LONG TERM

SEVERITY
LOW SEVERITY

Action: Review and correct escape route signage to ensure directional arrows accurately reflect the
direction of travel, with arrows pointing straight ahead (upwards) where required, and reserved
downward arrows only for changes in level such as descending staircases.

Fire Hazard: Escape route signage incorporates downward directional arrows where the required
direction of travel is straight ahead. This may cause confusion to occupants, potentially leading to
hesitation or incorrect route choice during an evacuation, delaying escape and increasing the risk
to occupants.

REFERENCE RB-R65TPX   DUE 07/10/2026
LOCATION Throughout the escape routes.   

27

Emergency escape lighting

✓ Is emergency lighting provided where required?
✓ Are escape routes adequately illuminated?
✓ Is the system appropriate and in satisfactory condition?
✓ Is the duration adequate?
✓ Is the system regularly tested and maintained?
✓ Is evidence of testing available?

Emergency lighting is provided where required, covering escape routes and including dispersal lighting. The system is
considered to meet the requirements of BS 5266-1, is appropriate for the premises, appears to be in satisfactory condition, and
provides adequate duration. It is subject to regular monthly testing and an annual full-duration discharge test, with records
maintained and available for inspection as evidence.

Manual firefighting equipment

✓ Is firefighting equipment provided where appropriate?
✓ Is it suitably located and accessible?
✓ Is it appropriate for the risks present?
✓ Is it regularly inspected and maintained?
✓ Is evidence of maintenance available?
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A range of portable fire extinguishers is provided, comprising:
Water extinguishers (6L and 9L) – suitable for Class A fires (wood, paper, textiles)
Foam extinguishers (6L) – suitable for Class A and Class B fires (solids and flammable liquids)
CO₂ extinguishers (2kg) – suitable for electrical fires and Class B risks
Multi-chemical extinguisher (3L) – suitable for Class A, B, and F fires (including cooking oils)
Fire blanket – suitable for small cooking fires and personal protection
The types, sizes, and distribution of extinguishers appear appropriate for the identified fire risks within the premises.

Separating elements and other measures to limit fire spread and development

✓ Is compartmentation adequate and free from obvious defects?
× Is fire stopping around penetrations adequate?
✓ Do voids and risers maintain compartmentation?
- Are ductwork and dampers appropriately protected?
✓ Are linings in common parts of limited combustibility?
✓ Are there no significant defects in fire-resisting construction?
✓ Are additional fire protection measures appropriate where provided?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Confirm that the breaches in fire-resisting compartmentation observed during the
inspection within the stores/electrical rooms have been suitably fire-stopped from above using
appropriate fire-resisting materials and systems. Where this cannot be confirmed, further
inspection and any necessary remedial fire-stopping works should be undertaken.

Fire Hazard: Openings and gaps were observed around service penetrations associated with the
stores/electrical rooms, which may compromise the fire-resisting compartmentation if not suitably
sealed from above. Inadequate fire-stopping could permit the spread of fire and smoke between
compartments, increasing the risk to occupants and reducing the effectiveness of the protected
escape routes.

REFERENCE RB-1YBDCR   DUE 07/07/2026
LOCATION Stores/Electrical rooms.   

28 29 30 31 32

A passive fire protection survey was undertaken by Fire Risk Management Associates, with identified breaches in
compartmentation sealed on 15/05/2023, and records available for inspection as evidence.

33 34 35

Automatic fire suppression

- Is an automatic fire suppression system provided?
- Is it appropriate and adequately covers the risk areas?
- Does it appear to support the fire strategy?
- Is the system in satisfactory condition and unobstructed?
- Is it regularly inspected and maintained?
- Are arrangements in place to manage system failure or isolation?
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N/A - No automatic fire suppression system (e.g. sprinklers or mist systems) is installed within the premises. Therefore, the
above considerations relating to provision, coverage, condition, maintenance, and management of system failure are not
applicable.

Loadbearing elements of structure

✓ Where required, is structural fire protection provided?
✓ Where visible, does it appear appropriate and adequate?
✓ Is it in satisfactory condition and free from damage?
✓ Is there no visible evidence of alteration or removal?

The building is of purpose-built construction and, based on a non-intrusive (Type 1) inspection, no significant deficiencies
were observed in relation to fire-resisting construction or compartmentation.
No concerns were identified at the time of the assessment; however, it should be noted that this assessment did not include
any intrusive inspection, and therefore concealed elements of construction could not be verified.

Fire spread over external walls

✓ Does the external wall appear to be of low combustibility?
✓ Are cladding and external attachments appropriate?
✓ Are balconies free from combustible storage?
- Where required, has an FRAEW been carried out?
✓ Does the external wall system present a low fire spread risk?

The external walls are predominantly of brick construction and generally of low combustibility, with some areas of timber
panelling and concrete rendering. No high-risk cladding systems were observed, and no combustible storage was noted on
balconies at the time of inspection.
Based on a visual, non-intrusive (Type 1) inspection, the external wall system is considered to present a generally low risk of
fire spread, although timber elements may contribute if not adequately maintained.

Smoke control

- Is smoke control provided where required?
- Is the system appropriate and supports the fire strategy?
- Does it appear to operate correctly?
- Is it in satisfactory condition and free from defects?
- Is it regularly inspected and maintained?
- Where relied upon, is it likely to be effective?

N/A - Based on the building height, layout and means of escape, a dedicated smoke control system would not typically be
expected for this type of premises.

Facilities for firefighters

✓ Is firefighting access adequate?
- Are water supplies available where required?
✓ Are fire mains provided and satisfactory where required?
- Are firefighting lifts provided where required?
- Are information and control facilities (SIB/EAS) provided and suitable?
- Are smoke control controls accessible?
- Is wayfinding signage provided where required?
- Are specialist firefighter facilities provided where required?

Access for fire and rescue service vehicles is considered to be good, with the site benefiting from a surrounding access road
providing vehicular approach to all elevations of the building. The layout allows for close proximity parking and manoeuvring,
supporting effective firefighting operations.

A fire hydrant connected to a 152.4mm water main is located on Tiddington Road in close proximity to the premises,
providing an available water supply for fire and rescue service use.
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Relevant fire protection systems and equipment not elsewhere recorded

- Are additional fire protection systems provided?
- Are they appropriate and support the fire strategy?
- Are they in satisfactory condition and free from defects?
- Are they regularly inspected and maintained?
- Are they likely to be effective?

N/A - No additional fire protection systems are installed or required for this premises. The existing fire safety measures are
considered appropriate for the building, and therefore the above considerations are not applicable.

Assessment of Fire Safety Management
16 Negative Answers 9 Actions 21 Controls

Fire procedures

× Is a suitable evacuation strategy in place?
× Are emergency procedures in place for summoning and assisting the fire service?
× Are arrangements in place for evacuation, including for vulnerable persons?
✓ Are procedures documented and communicated where required?
× Are fire procedures appropriate for the premises?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Review and update the fire safety procedures and evacuation plan to ensure they are
current, site-specific, and fully aligned with the building’s stay-put evacuation strategy. The revised
documentation should clearly define the actions to be taken by residents, staff, and visitors in the
event of a fire (including fires within flats and in common areas), and remove any unclear or
inappropriate instructions.
The procedures should incorporate arrangements for vulnerable occupants, including
identification of those requiring assistance and implementation of Personal Emergency Evacuation
Plans (PEEPs) where appropriate. Clear roles and responsibilities should be established (including
summoning the fire and rescue service), along with arrangements for meeting and assisting
attending crews.
All relevant site-specific details (e.g. assembly arrangements where applicable, access routes, and
key information for emergency services) should be included. The procedures should be formally
reviewed, dated, and reissued to ensure consistency and clarity throughout.

Fire Hazard: The existing fire procedures and evacuation arrangements are not sufficiently clear,
consistent, or aligned with the building’s stay-put strategy. This may lead to confusion,
inappropriate actions, or delays in response during an emergency, particularly given the presence
of vulnerable occupants, thereby increasing the risk to life.

REFERENCE RB-6AE7GH   DUE 07/07/2026
LOCATION Premises in general.   
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TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Enhance the emergency arrangements for summoning and assisting the fire and rescue
service. This should include clear allocation of responsibilities (e.g. who calls 999), arrangements for
meeting and guiding crews on arrival, and provision of key information such as the location of a
fire, building layout, fire alarm panel details, and the presence of vulnerable occupants.

Fire Hazard: Inadequate arrangements for summoning and assisting the fire and rescue service may
result in delays, miscommunication, or ineffective coordination during an emergency, increasing
the risk to occupants.

REFERENCE RB-GF6FNR   DUE 07/07/2026   

43

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Review and update evacuation arrangements to ensure they clearly reflect the building’s
stay-put strategy and provide appropriate provisions for vulnerable occupants. This should include
clear guidance for residents and staff on actions to be taken in the event of fire.

Fire Hazard: Unclear or incomplete evacuation arrangements, particularly in relation to vulnerable
occupants, may lead to delayed or inappropriate responses in an emergency, increasing the risk to
life.

REFERENCE RB-7RKUXG   DUE 07/07/2026   

44

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Ensure that fire procedures are appropriate for the premises by consolidating all
documentation into a clear, consistent, and comprehensive set of instructions that reflect current
legislation and the building’s fire safety strategy.

Fire Hazard: Fire procedures that are not fully appropriate or consistent with the premises may
result in confusion and ineffective response during a fire, increasing the risk to occupants.

REFERENCE RB-SA4GWM   DUE 07/07/2026   

45

Procedures for identifying people with specific evacuation requirements

✓ Are persons with specific evacuation needs identified where required?
✓ Are appropriate evacuation plans in place where required?
✓ Are arrangements in place to support their evacuation?
✓ Are these arrangements integrated with the overall fire strategy?
✓ Are arrangements reviewed and likely to be effective?
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Suitable arrangements appear to be in place for persons with specific evacuation needs. Personal Emergency Evacuation Plans
(PEEPs) are maintained where required and are available to attending crews via the GERDA box. The arrangements observed at
the time of the assessment appear to be integrated within the overall fire strategy and are considered likely to support an
effective emergency response. No evidence was identified to indicate that separate Person-Centred Fire Risk Assessments
(PCFRAs) are currently required.

Person-centred fire risk assessment (PCFRA)

- Where required, are PCFRAs undertaken?
- Are they appropriate and reflect individual needs?
- Are findings incorporated into fire safety arrangements?
- Are PCFRAs reviewed and kept up to date?
- Are they likely to be effective?

N/A - Not applicable at the time of the assessment. No evidence was identified to indicate that Person-Centred Fire Risk
Assessments (PCFRAs) are currently required for residents within the areas assessed.

Arrangements for summoning the fire and rescue service

× Are suitable arrangements in place to summon the fire and rescue service?
✓ Are means of calling readily available and accessible?
✓ Are occupants aware of how to summon the fire and rescue service?
× Do the arrangements appear reliable and appropriate?

Arrangements are in place for summoning the Fire & Rescue Service, and suitable means of calling the emergency services
were available and accessible at the time of the assessment. The premises benefit from a remotely monitored fire alarm
system via the Careline service. However, improvements relating to fire procedures, responsibilities, and arrangements for
assisting attending crews are addressed separately within the Action Plan under the section ‘Fire Procedures’ (see Action RG-
GF6FNR).

Staff who respond to a fire and people who assist with evacuation (e.g. of disabled people)

× Where required, are staff available to respond to a fire?
× Are roles and responsibilities defined and understood?
× Are staff suitably trained?
× Are arrangements sufficient for assisting evacuation where required?
× Do arrangements align with the evacuation strategy and appear effective?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Establish and document clear fire safety management arrangements, including
confirmation of staff availability to respond to a fire, defined roles and responsibilities, and
provision of appropriate fire safety training. Ensure arrangements are sufficient to support
evacuation where required, particularly for vulnerable occupants, and that they align with the
building’s evacuation strategy. These arrangements should be communicated to all relevant staff
and subject to periodic review.

Fire Hazard: Lack of clearly defined and evidenced staff roles, training, and availability may result in
ineffective response to a fire, delays in implementing emergency procedures, and inadequate
support for vulnerable occupants, thereby increasing the risk to life.

REFERENCE RB-P35GIQ   DUE 07/07/2026   

Liaison with the fire and rescue service

✓ Where appropriate, are liaison arrangements in place with the fire and rescue service?
✓ Where required, has relevant information been shared or made available?
✓ Where appropriate, have familiarisation visits been undertaken?
✓ Are arrangements proportionate and likely to support an effective response?

Evidence was available to demonstrate liaison with Warwickshire Fire and Rescue Service both prior to and since the previous
Fire Risk Assessment. This has included attendance at the premises and direct engagement with residents on fire safety
matters.
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Relevant fire safety information appears to have been shared with the Fire & Rescue Service where appropriate. Resident fire
safety information and guidance were further reinforced during a visit by Warwickshire Fire and Rescue Service on 31/03/2026,
during which fire safety leaflets were distributed to residents.

A familiarisation and resident engagement visit was undertaken by Warwickshire Fire and Rescue Service on 31/03/2026,
during which fire safety advice was provided directly to residents and information leaflets were distributed.

The liaison and engagement arrangements observed at the time of the assessment appear proportionate to the nature and
use of the sheltered housing scheme and are likely to support an effective emergency response and ongoing resident
awareness of fire safety matters.

Routine inspection of the premises

✓ Are routine inspections of the premises and fire precautions carried out and recorded?
✓ Are inspection frequencies appropriate and defined?
✓ Are fire detection and alarm systems routinely tested and maintained?
✓ Is emergency lighting routinely tested and maintained?
✓ Are fire extinguishers routinely checked and serviced?
✓ Are fire doors and escape routes routinely inspected?
- Where provided, are other fire protection systems routinely inspected and tested?
✓ Are defects recorded and rectified in a timely manner?

Routine inspections of the premises and fire precautions are carried out and recorded. A documented management plan
schedule is in place, detailing inspection and maintenance activities across defined frequencies (daily, weekly, monthly,
quarterly, six-monthly and annually), which appear appropriate for the nature and use of the premises.

46

Fire detection and alarm systems are subject to routine testing and maintenance, including weekly user tests and periodic
inspection and servicing by a competent contractor (typically six-monthly). Emergency lighting is similarly maintained, with
regular functional tests (monthly) and full duration testing (annually). Portable fire extinguishers are visually checked on a
regular basis and are subject to annual servicing by a competent person. These arrangements appear appropriate and in line
with relevant standards.

Monitoring and review of preventive and protective measures

✓ Are arrangements in place to monitor and review fire safety measures?
× Is the fire risk assessment reviewed periodically and following change?
✓ Are fire safety arrangements subject to audit or management review?
✓ Are records maintained and actions tracked to completion?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Implement a formal procedure to ensure the fire risk assessment is reviewed regularly and
at appropriate intervals, and following any significant change, in accordance with fire safety
legislation. A suitable review period (e.g. annually) should be defined and documented to ensure
the assessment remains current and valid.

Fire Hazard: Failure to review the fire risk assessment at appropriate intervals or following change
may result in fire risks not being identified or adequately controlled, increasing the risk to life from
fire, particularly where building use, occupancy, or fire safety measures have changed.

REFERENCE RB-QN1QFC   DUE 07/07/2026   
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Cooperation and coordination

- Where applicable, are cooperation and coordination arrangements in place between dutyholders?
- Are responsibilities clearly defined and documented?
- Is relevant fire safety information shared?
- Are fire safety measures and procedures coordinated effectively?

N/A - The premises are under the control of a single Responsible Person (the Masonic Housing Association). Therefore,
arrangements for cooperation and coordination between multiple dutyholders are not applicable.

Training of any staff

✓ Is fire safety training provided on induction and refreshed periodically?
✓ Does training cover basic fire awareness and emergency procedures?
× Where applicable, do staff with specific roles receive additional training?
- Where appropriate, are fire drills carried out?
✓ Are training records maintained and up to date?
× Is training suitable for the premises and its risks?

TIMESCALE
LONG TERM

SEVERITY
MEDIUM SEVERITY

Action: Provide practical training for staff in the safe and appropriate use of portable fire
extinguishers. This should include instruction on extinguisher types, limitations of use, and hands-
on familiarisation. Training should be recorded and refreshed periodically.

Fire Hazard: Staff have not received practical training in the use of portable fire extinguishers. This
may result in inappropriate or unsafe use, or a failure to use extinguishers where it would be safe
and beneficial to do so, potentially allowing a small fire to develop and increasing the risk to
occupants.

REFERENCE RB-WNT6S9   DUE 07/10/2026   

Rachel Keenan (Scheme Manager) has completed online fire safety training, including Fire Marshal (06/02/2025), Basic Fire
Safety (01/12/2024), and Fire Doors (14/05/2025), delivered by ARC Health & Safety, with records available for inspection as
evidence.
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Fire drills, where appropriate

× Where appropriate, are fire drills carried out at suitable intervals?
- Are fire drills recorded, including outcomes?
- Are findings from drills used to improve procedures?
- Are drills proportionate and effective?

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Implement a programme of fire drills to test the effectiveness of the fire procedures and
evacuation arrangements. Drills should be carried out at appropriate intervals, involve staff (and
residents where practicable), and be recorded. Outcomes should be reviewed and used to improve
procedures where necessary.

Fire Hazard: No fire drills are being carried out. This means that staff and occupants are not familiar
with the fire procedures or their roles in an emergency, which may result in confusion, delayed
response, or inappropriate actions during a fire, increasing the risk to occupants.

REFERENCE RB-W7XWMU   DUE 07/07/2026   
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Resident engagement

✓ Where applicable, are arrangements in place to engage residents on fire safety matters?
✓ Are residents provided with relevant fire safety information and procedures?
✓ Are suitable methods in place for communication and feedback?
✓ Are arrangements proportionate and effective?

Arrangements appear to be in place to engage residents on fire safety matters. Residents are provided with annual fire safety
information packs and supplementary guidance, including information relating to the evacuation strategy, general fire safety
procedures, and the importance of maintaining fire doors in good condition. Additional resident engagement has been
undertaken through liaison with Warwickshire Fire and Rescue Service, who delivered a fire safety talk and distributed
information leaflets to residents on 31/03/2026. Resident engagement is undertaken through written information and face-to-
face communication, providing residents with opportunities to receive guidance and raise fire safety concerns. The
arrangements observed at the time of the assessment appear proportionate to the nature and occupancy profile of the
sheltered housing scheme.

Information to third parties

✓ Where applicable, is fire safety information provided to residents/occupants?
✓ Are contractors provided with relevant fire safety information?
✓ Is relevant information available to the fire and rescue service?
✓ Are statutory information requirements met?
✓ Is information adequate and up to date?

Fire safety information is provided to residents, contractors, and other relevant persons. Residents are issued with an annual
fire safety information pack, including actions to take in the event of fire within flats or communal areas and details of the fire
alarm procedure. Contractors are required to comply with the Reading Court Contractors’ Agreement, which includes fire
safety arrangements and emergency procedures. A GERDA box is also provided for use by the Fire & Rescue Service and
contains building plans, resident information, and Personal Emergency Evacuation Plans (PEEPs). The information available
appears appropriate, relevant to the premises and evacuation strategy, and generally maintained up to date.

Testing and maintenance by a competent person

✓ Are fire alarm systems serviced (6-monthly) with records available?
✓ Is emergency lighting tested and serviced with records available?
✓ Are extinguishers serviced annually?
- Are other systems (if present) maintained appropriately?
✓ Are maintenance providers competent?
✓ Are records adequate and up to date?

The fire alarm system is subject to weekly testing using a different manual call point on each occasion, ensuring all devices are
routinely checked and the system remains effective, with test records available for inspection.

50

The emergency lighting system is subject to monthly testing to confirm correct operation, with records maintained and
available for inspection as evidence.

51
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The emergency lighting system is subject to an annual full-duration discharge test, last carried out on 19/01/2026 by
Honeywell Building Solutions, with records maintained and available for inspection as evidence.

52 53

The fire alarm system is subject to regular servicing and maintenance, with the most recent service carried out on 13/02/2026
by Honeywell Building Services, and records available for inspection as evidence.

54 55

Portable fire extinguishers are subject to annual servicing, with the most recent service carried out on 26/11/2025 by Redditch
Fire Protection, and records available for inspection as evidence.

56

Maintenance of the premises

✓ Is the overall condition of the premises satisfactory?
✓ Is there evidence of ongoing maintenance?
✓ Are the premises free from defects that could affect fire safety?
✓ Are previously identified issues being addressed?

The overall condition of the premises is very good, with evidence of ongoing maintenance observed. The premises appear
free from defects that could adversely affect fire safety, and previously identified issues have been appropriately addressed or
are being managed through ongoing maintenance and review.

False alarms

✓ Are records of false alarms maintained?
✓ Are false alarms infrequent and not indicative of a problem?
× Are false alarms infrequent and not indicative of a recurring pattern?
✓ Has corrective action been taken?

TIMESCALE
SHORT TERM

SEVERITY
LOW SEVERITY

Action: Implement a procedure for works likely to generate dust (e.g. drilling), including
temporarily protecting automatic fire detectors (e.g. use of protective caps) and reinstating them
immediately upon completion of the works.

Fire Hazard: Dust-generating works have resulted in false fire alarm activations (recorded in
February and May). Without suitable controls, dust may contaminate detector heads or trigger
unwanted alarms, potentially leading to reduced confidence in the alarm system and inappropriate
response to genuine fire signals, increasing the risk to occupants.

REFERENCE RB-PHT7P8   DUE 07/05/2026   

ACTION CONTINUES...
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...ACTION CONTINUED

False fire alarm activations are recorded, enabling trends to be monitored and appropriate measures taken to reduce
unwanted alarms.

58

Documents and records not referred to elsewhere

✓ Are relevant fire safety documents and records maintained?
✓ Is there a fire safety manual or equivalent system?
✓ Are records complete, up to date, and accessible?

Relevant fire safety documents and records are maintained, and a fire safety management system is in place. Records appear
generally complete, up to date, and accessible. However, some improvements to procedures and record management have
been identified, and these are addressed through actions recorded within this fire risk assessment.
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ACTION PLAN

TIMESCALE
LONG TERM

SEVERITY
MEDIUM SEVERITY

Action: Provide practical training for staff in the safe and appropriate use of portable fire
extinguishers. This should include instruction on extinguisher types, limitations of use, and hands-
on familiarisation. Training should be recorded and refreshed periodically.

Fire Hazard: Staff have not received practical training in the use of portable fire extinguishers. This
may result in inappropriate or unsafe use, or a failure to use extinguishers where it would be safe
and beneficial to do so, potentially allowing a small fire to develop and increasing the risk to
occupants.

REFERENCE RB-WNT6S9   DUE 07/10/2026   

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Review and update the fire safety procedures and evacuation plan to ensure they are
current, site-specific, and fully aligned with the building’s stay-put evacuation strategy. The revised
documentation should clearly define the actions to be taken by residents, staff, and visitors in the
event of a fire (including fires within flats and in common areas), and remove any unclear or
inappropriate instructions.
The procedures should incorporate arrangements for vulnerable occupants, including
identification of those requiring assistance and implementation of Personal Emergency Evacuation
Plans (PEEPs) where appropriate. Clear roles and responsibilities should be established (including
summoning the fire and rescue service), along with arrangements for meeting and assisting
attending crews.
All relevant site-specific details (e.g. assembly arrangements where applicable, access routes, and
key information for emergency services) should be included. The procedures should be formally
reviewed, dated, and reissued to ensure consistency and clarity throughout.
Fire Hazard: The existing fire procedures and evacuation arrangements are not sufficiently clear,
consistent, or aligned with the building’s stay-put strategy. This may lead to confusion,
inappropriate actions, or delays in response during an emergency, particularly given the presence
of vulnerable occupants, thereby increasing the risk to life.

REFERENCE RB-6AE7GH   DUE 07/07/2026
LOCATION Premises in general.   

36 37 38 39 40 41 42

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Review and update evacuation arrangements to ensure they clearly reflect the building’s
stay-put strategy and provide appropriate provisions for vulnerable occupants. This should include
clear guidance for residents and staff on actions to be taken in the event of fire.

Fire Hazard: Unclear or incomplete evacuation arrangements, particularly in relation to vulnerable
occupants, may lead to delayed or inappropriate responses in an emergency, increasing the risk to
life.

REFERENCE RB-7RKUXG   DUE 07/07/2026   

ACTION CONTINUES...
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44

COMPLETED ON / BY

...ACTION CONTINUED

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Review and rationalise escape route signage to remove references to alternative escape
routes and clearly direct occupants to the primary escape route via the protected staircase.

Fire Hazard: Escape route signage is unclear and may cause confusion by indicating alternative
routes, which could lead occupants away from the primary protected staircase. This may delay
evacuation and increase the risk to occupants in the event of fire.

REFERENCE RB-ERH2G6   DUE 07/07/2026
LOCATION First floor dead end corridor.   

23

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Provide appropriate “Push Bar to Open” signage on all final exit doors fitted with panic bar
devices.

Fire Hazard: Final exit doors are fitted with panic bar devices but are not provided with appropriate
operating signage. This may cause confusion or delay in operation during an emergency,
potentially delaying escape and increasing the risk to occupants.

REFERENCE RB-GP43KP   DUE 07/07/2026
LOCATION Throughout the premises.   

24 25

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Provide appropriate “Fire Exit – Keep Clear” signage on all final exit doors.

Fire Hazard: Final exit doors are not provided with “Fire Exit – Keep Clear” signage. This may result in
obstruction of the exit by items being placed in front of the door, potentially delaying escape and
increasing the risk to occupants in the event of fire.

REFERENCE RB-N9HX4Z   DUE 07/07/2026
LOCATION All final exit doors forming part of the escape routes.   

ACTION CONTINUES...
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COMPLETED ON / BY

...ACTION CONTINUED

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Implement a programme of fire drills to test the effectiveness of the fire procedures and
evacuation arrangements. Drills should be carried out at appropriate intervals, involve staff (and
residents where practicable), and be recorded. Outcomes should be reviewed and used to improve
procedures where necessary.

Fire Hazard: No fire drills are being carried out. This means that staff and occupants are not familiar
with the fire procedures or their roles in an emergency, which may result in confusion, delayed
response, or inappropriate actions during a fire, increasing the risk to occupants.

REFERENCE RB-W7XWMU   DUE 07/07/2026   

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Implement a formal procedure to ensure the fire risk assessment is reviewed regularly and
at appropriate intervals, and following any significant change, in accordance with fire safety
legislation. A suitable review period (e.g. annually) should be defined and documented to ensure
the assessment remains current and valid.

Fire Hazard: Failure to review the fire risk assessment at appropriate intervals or following change
may result in fire risks not being identified or adequately controlled, increasing the risk to life from
fire, particularly where building use, occupancy, or fire safety measures have changed.

REFERENCE RB-QN1QFC   DUE 07/07/2026   

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Establish and document clear fire safety management arrangements, including
confirmation of staff availability to respond to a fire, defined roles and responsibilities, and
provision of appropriate fire safety training. Ensure arrangements are sufficient to support
evacuation where required, particularly for vulnerable occupants, and that they align with the
building’s evacuation strategy. These arrangements should be communicated to all relevant staff
and subject to periodic review.
Fire Hazard: Lack of clearly defined and evidenced staff roles, training, and availability may result in
ineffective response to a fire, delays in implementing emergency procedures, and inadequate
support for vulnerable occupants, thereby increasing the risk to life.

REFERENCE RB-P35GIQ   DUE 07/07/2026   

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Ensure that fire procedures are appropriate for the premises by consolidating all
documentation into a clear, consistent, and comprehensive set of instructions that reflect current
legislation and the building’s fire safety strategy.

Fire Hazard: Fire procedures that are not fully appropriate or consistent with the premises may
result in confusion and ineffective response during a fire, increasing the risk to occupants.

REFERENCE RB-SA4GWM   DUE 07/07/2026   

ACTION CONTINUES...
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COMPLETED ON / BY

...ACTION CONTINUED

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Enhance the emergency arrangements for summoning and assisting the fire and rescue
service. This should include clear allocation of responsibilities (e.g. who calls 999), arrangements for
meeting and guiding crews on arrival, and provision of key information such as the location of a
fire, building layout, fire alarm panel details, and the presence of vulnerable occupants.

Fire Hazard: Inadequate arrangements for summoning and assisting the fire and rescue service may
result in delays, miscommunication, or ineffective coordination during an emergency, increasing
the risk to occupants.

REFERENCE RB-GF6FNR   DUE 07/07/2026   

43

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Develop and implement a formal procedure for the management and control of
impairments to fire protection systems, including arrangements for planned or unplanned isolation
of systems such as the fire alarm system, emergency lighting system, and other fire safety
measures. The procedure should include suitable authorisation, recording, communication,
temporary mitigation measures, and reinstatement arrangements.
Fire Hazard: In the absence of a suitable impairment management procedure, fire protection
systems may be isolated, impaired, or left out of service without adequate control, monitoring, or
temporary mitigation measures being implemented, increasing the risk of delayed fire detection,
reduced fire safety provisions, and ineffective emergency response in the event of fire.

REFERENCE RB-B5HKEH   DUE 07/07/2026   

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Develop and implement a documented policy covering the use, charging, storage, and
management of all personal electrical appliances and devices within the common areas and other
non-domestic areas of the premises. The policy should include suitable controls relating to the
suitability and condition of equipment, charging arrangements, extension leads, adapters, portable
heaters, cooking appliances, mobility equipment, and any other personally owned electrical items
brought onto the premises, together with arrangements for monitoring and enforcement.
Fire Hazard: In the absence of a suitable policy and associated control measures, personal electrical
items may be used, charged, or stored in an unsafe or inappropriate manner within common or
non-domestic areas, increasing the risk of electrical faults, overheating, ignition, and fire affecting
the shared parts of the premises and the means of escape.

REFERENCE RB-TQQ19B   DUE 07/07/2026   

COMPLETED ON / BY
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TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Develop and implement a documented policy and guidance relating to the use, storage,
and charging of battery-powered mobility scooters, e-bikes, e-scooters, and similar devices. The
policy should include suitable controls regarding charging locations, supervision, storage
arrangements, prohibited areas, emergency procedures, and the prevention of obstruction to
escape routes.
Fire Hazard: In the absence of a suitable policy and associated controls, battery-powered mobility
devices may be stored, charged, or used in an unsafe manner, increasing the risk of battery failure,
fire, smoke spread, and obstruction of escape routes affecting the safety of residents and other
relevant persons.

REFERENCE RB-9Y92XN   DUE 07/07/2026   

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Confirm that the breaches in fire-resisting compartmentation observed during the
inspection within the stores/electrical rooms have been suitably fire-stopped from above using
appropriate fire-resisting materials and systems. Where this cannot be confirmed, further
inspection and any necessary remedial fire-stopping works should be undertaken.

Fire Hazard: Openings and gaps were observed around service penetrations associated with the
stores/electrical rooms, which may compromise the fire-resisting compartmentation if not suitably
sealed from above. Inadequate fire-stopping could permit the spread of fire and smoke between
compartments, increasing the risk to occupants and reducing the effectiveness of the protected
escape routes.

REFERENCE RB-1YBDCR   DUE 07/07/2026
LOCATION Stores/Electrical rooms.   

28 29 30 31 32

COMPLETED ON / BY

TIMESCALE
MEDIUM TERM

SEVERITY
MEDIUM SEVERITY

Action: Adjust or repair fire door 29 to ensure it closes fully and securely onto its stop when
released from the free-swing position.

Fire Hazard: Fire door 29 does not close properly onto its stop when released from the free-swing
position, which may result in gaps around the door. This can compromise the fire-resisting
performance of the door, allowing fire and smoke to spread more readily and reducing the
effectiveness of compartmentation and protection to escape routes.

REFERENCE RB-4X8KH7   DUE 07/07/2026   

12

COMPLETED ON / BY
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TIMESCALE
SHORT TERM

SEVERITY
MEDIUM SEVERITY

Action: Fit suitable self-closing devices to the fire doors and ensure they are kept closed when not
in use. Update signage to “Fire Door – Keep Shut” to reflect the required management
arrangement.

Fire Hazard: Two fire doors, required to be kept shut, were found open and not fitted with self-
closing devices. This may result in the doors being left open, compromising the fire-resisting
compartmentation and allowing fire and smoke to spread more rapidly, increasing the risk to
occupants.

REFERENCE RB-TLEXE8   DUE 07/05/2026
LOCATION Fire doors to Bag Store and Gym.   

COMPLETED ON / BY

TIMESCALE
IMMEDIATE

SEVERITY
MEDIUM SEVERITY

Action: Remove combustible materials from electrical intake/switch rooms and prohibit storage
within these areas, ensuring adequate clear space is maintained around all electrical equipment.

Fire Hazard: Combustible materials were observed stored within electrical rooms and in close
proximity to, and on top of, electrical equipment. This increases the risk of fire initiation and fire
spread from electrical faults, and may also impede access for maintenance or emergency isolation,
increasing the risk to occupants and the building.

REFERENCE RB-UNBDC6   DUE 08/04/2026
LOCATION Within electrical rooms.   

7 8 9

COMPLETED ON / BY

TIMESCALE
IMMEDIATE

SEVERITY
MEDIUM SEVERITY

Action: Ensure the cleaner’s store fire door is kept locked shut when not in use in accordance with
the existing “Fire Door – Keep Locked” signage.

Fire Hazard: The cleaner’s store fire door, which is required to be kept locked shut, was found
unlocked and open at the time of the assessment. This may result in the door being left open,
compromising the fire-resisting compartmentation and allowing fire and smoke to spread more
rapidly, increasing the risk to occupants.

REFERENCE RB-JMJ544   DUE 08/04/2026   

11

COMPLETED ON / BY

Action Plan Powered By RiskBase

Page 36 of 42RB-WWKK8C – 07/04/2026 – READING COURT



TIMESCALE
LONG TERM

SEVERITY
LOW SEVERITY

Action: Review and correct escape route signage to ensure directional arrows accurately reflect the
direction of travel, with arrows pointing straight ahead (upwards) where required, and reserved
downward arrows only for changes in level such as descending staircases.

Fire Hazard: Escape route signage incorporates downward directional arrows where the required
direction of travel is straight ahead. This may cause confusion to occupants, potentially leading to
hesitation or incorrect route choice during an evacuation, delaying escape and increasing the risk
to occupants.

REFERENCE RB-R65TPX   DUE 07/10/2026
LOCATION Throughout the escape routes.   

27

COMPLETED ON / BY

TIMESCALE
LONG TERM

SEVERITY
LOW SEVERITY

Action: Ensure all white goods provided within the premises are registered with the manufacturer
(or an appropriate central contact at the premises) to enable receipt of product safety and recall
notifications.

Fire Hazard: There is no evidence that white goods have been registered with the manufacturer,
which may result in failure to receive safety recall notices. Faulty appliances subject to recall may
therefore remain in use, increasing the risk of fire.

REFERENCE RB-8QAD2J   DUE 07/10/2026
LOCATION Throughout the common areas of the premises.   

10

COMPLETED ON / BY

TIMESCALE
LONG TERM

SEVERITY
LOW SEVERITY

Action: Ensure all portable electrical appliances within the common areas are included within the
existing PAT programme and are suitably labelled following testing.

Fire Hazard: A programme of portable appliance testing is in place and most items in the common
areas have been tested; however, two appliances were observed without evidence of testing (no
PAT labels). This may result in undetected faults or damage, increasing the risk of electrical fire.

REFERENCE RB-XH7RKG   DUE 07/10/2026
LOCATION Sluice room.   

5

COMPLETED ON / BY
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TIMESCALE
SHORT TERM

SEVERITY
LOW SEVERITY

Action: Implement a procedure for works likely to generate dust (e.g. drilling), including
temporarily protecting automatic fire detectors (e.g. use of protective caps) and reinstating them
immediately upon completion of the works.

Fire Hazard: Dust-generating works have resulted in false fire alarm activations (recorded in
February and May). Without suitable controls, dust may contaminate detector heads or trigger
unwanted alarms, potentially leading to reduced confidence in the alarm system and inappropriate
response to genuine fire signals, increasing the risk to occupants.

REFERENCE RB-PHT7P8   DUE 07/05/2026   

57

COMPLETED ON / BY
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