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Brent Housing Management Electrical Safety Policy
Introduction
BHM is wholly committed to delivering our responsibilities as a landlord and ensuring the safety of residents in their homes. This includes carrying out all inspections of all properties to ensure a high level of electrical safety and compliance.
It is a tenant’s responsibility to work with BHM to fulfil this duty by providing access in line with the tenancy agreement. 
Purpose
The purpose of this policy is to set out how BHM will maintain compliance across all Council owned and managed homes by delivering the following: 
· An ongoing cyclical programme of testing our electrical installations
· Commission a dedicated electrical testing contract in accordance with best practice, which provides adequate provision for suitably qualified and accredited electrical contractors to manage all aspects of the delivery of responsive repairs, electrical testing, remedial repairs, upgrades and the provision of new installations.
· Employing competent and qualified staff to ensure the effective monitoring and delivery of the programme and actions and ensure regular training is available to maintain their skills and knowledge.
· Providing a reactive repairs service for electrical installations. 	Comment by Maxwell, Emily-Rae: This contradicts the second bullet point as that one says the dedicated contract would do the repairs – who will do them?  GC these are two different types of repairs. 
· Monitoring and challenging our performance through the implementation of robust audit and quality assurance measures
· Implementation of systems to enable accurate and accessible record keeping
· Ensure reporting is transparent and provided regularly to the Council Corporate Management Team and any other relevant governance groups.
The implementation of this policy will be delivered in accordance with all relevant legislation and statutory codes of practice and guidance (see appendix 1).
Policy detail
Maintaining electrical safety
All BHM owned and managed homes (inclusive of communal and domestic areas) will be inspected by a qualified electrical engineer, who will be required to provide an Electrical Installation Condition Report (EICR) for each property outlining their inspection findings. 

Inspections will be programmed to take place at key points, these being:
· All new build homes will have their first inspection after 10 years of installation and every five years thereafter; 
· All homes where a rewire has taken place will have their first inspection after 10 years of installation and every five years thereafter; 
· All other general needs stock to be inspected no later than every five years;
· If a property is no longer occupied e.g. voids; 
· Following any major upgrade works where electrical installations are affected; 
· At the time of a mutual exchange (if there is no power supply to carry this out, the work will be carried out as an urgent repair priority as soon as the power supply connection has been arranged by the new tenant); 
· After any significant fire, flood or activity or occurrence that would warrant inspection.
Other electrical installations will be tested on the following basis: 
· Emergency lighting systems – flick test every month & a full rated duration test on an annual basis
· Fixed fire or carbon monoxide alarm installations – annually
· Door entry systems – breakdown maintenance only
· Powered gates – inspection at 6 months with a full test carried out annually
· Electrical hearing systems (including conventional and sustainable heating systems) – every five years
· Portable equipment owned by the organisation – annually
· Lightening protection systems – annually
TITLE FOR THIS SECTION NEEDEDDelivery of the Service
[Insert job role] will carry out surveys of the condition of our properties and the assets in order to understand what electrical equipment has been installed within each property. We then examine that evidence in order to determine the age of the equipment and how frequently (if different from the above) we should inspect and test equipment. Inspections are undertaken to:
· Domestic electrical installation;
· Communal Landlord installations (including Lift, Communal Heating & Boosted Water electrical supplies, and all plant rooms);
· Emergency lighting systems;
· Fixed fire or carbon monoxide alarm installations;
· Door entry systems;
· Powered gates; 
· Electric heating systems (including convectional and sustainable heating systems);
· Portable equipment owned by the organisation;
· Lightning protection systems.
It is the responsibility of those undertaking inspection, testing, installation and repair to:
· Ensure no danger occurs to any person;
· Ensure no damage occurs to property;
· Compare the inspection and testing results with the design criteria;
· Take a view on the condition of the installation and advise on any remedial works and their relevant priority;
· In the event of a dangerous situation, make safe and immediately provide a recommendation to the responsible person;
· Issue appropriate certification, following review by a qualifying supervisor where appropriate and keep necessary records.
The frequency of inspection and testing will be determined taking into account:
· The type of installation and adequacy of earthing and bonding;;	Comment by Maxwell, Emily-Rae: Some are : and some are ; - just needs a proof read for consistency
· Suitability of the switchgear and control gear;
· Serviceability of accessories and fittings;
· Type of systems and their condition;
· Extent of any wear and tear, damage or other deterioration of other parts of the installation and level of misuse (e.g. vandalism);
· Presence of adequate identification and notices;
· Any change in use of the premises which have led to, or might lead to, deficiencies in the installation;
· EICR observations and recommendations;
· The frequency and quality of maintenance.
[bookmark: _GoBack]We will regularly review and monitor the qualifications of all contractors’ employees delivering works to ensure that only appropriately trained and skilled employees are engaged on these works. This is reviewed at monthly progress and performance meetings between the contracts manager and the contractor. 	Comment by Maxwell, Emily-Rae: Doesn’t say how we will do this… 
All new installations shall be provided with an Electrical Installation Certificate complete with a schedule of inspections and test results. The documents shall be suitably completed and in full compliance with BS 7671, IET Guidance Note 1 – and all current amendments.
Electrical works identified on certification will be recorded using the following categories:
· Code C1: Where a real and immediate danger is observed that puts the safety of those using the installation at risk. The contractor will advise in writing, immediately, of the urgent work necessary to remedy the deficiency;
· Code C2: An observed deficiency not considered to be dangerous at the time of inspection but would become a real and immediate danger if a fault or other foreseeable event was to occur;
· Code C3: Used to indicate that, whilst an observed deficiency is not considered to be a source of immediate or potential danger, improvement would contribute to an enhancement of the safety of the electrical installation.
· Code F1: Further investigation required without delay. This includes where the inspection has revealed an apparent deficiency which could not, owing to the extent or limitations of the inspection, be fully identified and further investigation may reveal a code C1 or C2 observation. 
On completion of a periodic test, certification will be issued. This will make recommendations which will be reviewed by a competent person (Contract and Compliance Manager or their delegate) and the necessary remedial works prioritised accordingly. Where appropriate, works will be batched and delivered through programmes, although all code C1 recommendations will be completed at the time of the periodic test and not be subject to batching. Where a C1 recommendation cannot be completed on the same day as the testing, the equipment will be isolated and a warning notice issued to the tenant and the works carried out the following day. Where recommendations relate to observations only, these will be reviewed in subsequent progress meetings, and if necessary identified for monitored through subsequent inspection and testing.	Comment by Maxwell, Emily-Rae: How often and by who? 
Surge protection is required on all live saving equipment. i.e. Emergency Lighting, Fire Alarms, Smoke Detection etc. Whilst the Institution of Engineering and Technology (IET) Wiring Regulations are not retrospective, where work is being carried out on an existing circuit within an installation which has been designed and installed to a previous edition of the IET Wiring Regulations, we will ensure the modified circuit complies with the latest edition, this will only be beneficial if SPDs are installed to protect the whole installation.	Comment by Maxwell, Emily-Rae: Acronym hasn’t been used elsewhere 
Arc protection to be installed in all dwellings above 18m.	Comment by Maxwell, Emily-Rae: This is an odd sentence on its own… can more explanation be added?  

Is this already happening as standard or is this what we are doing going forward and retrospectively, do we have a date for properties that don’t have it so we know all our stock has it by a certain date?

Taking action to maintain standardsTenant’s Home Alterations
This bullet point was included in the draft policy but no extra detail was provided?
· Use all recognized routes including, where necessary, taking legal action to gain access to obtain a compliant certificate

Where tenants carry out property alterations and improvements, which include additions / alterations to the electrics, they should seek authorisation prior to any works being undertaken. If works are approved, tenants are responsible for ensuring appropriate safety checks are carried out and all relevant certificates are supplied following the works/installation as set out in the Tenancy Agreement. Tenants are also responsible for meeting the cost of this.
Any defective or unauthorised works needing rectification may incur a recharge. If any installation has been undertaken without our permission, and is found to be defective, the supply may be terminated.

Roles and Responsibilities
The Chief Executive retains the overall responsibility for the implementation of this policy.
The Operational Director of Housing is responsible for ensuring that adequate resources are made available to enable the objectives of the policy to be met.
The Head of Property Services is responsible for the operational delivery of the policy and ensuring this policy is reviewed and kept up to date.
The Strategic Compliance Manager is responsible for ensuring that any associated procedures are up to date and that the policy and associated procedures are implemented, as well as responsibility for monitoring and review, staff awareness and training and policy development.
The Contract and Compliance Manager manages the works and services contracts. 
The Asset Compliance Team organises, manages and monitors the maintenance and servicing contracts which includes the servicing programme.
The contractor will undertake works and service delivery on behalf of the Council. Any contractor undertaking electrical installation work must be registered through the National Inspection Council for Electrical Installation Contractors (NICEIC) the Electrical Contractors Association (ECA), National Association for Professional Inspectors (NAPIT) or other accredited body. Where ‘notifiable’ works are required contractors must be registered with a competent person self-certification scheme, in order to certify compliance with Part P of the Building Regulations. Individual engineers working on electrical installations must be trained, competent and hold a relevant industry recognised qualifications.

Monitoring and quality assurance
The Head of Property Services will regularly report to the Council Corporate Management Team and other relevant Governance Boards on the following Key Performance Indicators:
· Communal areas with a valid EICR
· Domestic properties with a valid EICR
· Progress of Actions from EICR’s against an action plan for completion
Contracts will be monitored in a number of ways to generate a holistic performance report:
· Monthly progress meetings between the contracts manager and the contractor. 
· Customer satisfaction surveys.
· Works order performance reports via Northgate. 
· Compliance reports via the compliance monitoring system.
· Quality inspections of certificates and on site. Section missing on monitoring the contracts and how this will be done? 
In order to ensure full compliance, monitoring will be undertaken regularly through the use of the Council’s core IT system or Register, documenting all assets and their relevant testing timescales. Operational teams will review the register regularly and a summary will be provided to Board and Executive Team.
Original Inspection certificates will be sent to the dedicated compliance mailbox. These will then be must be provided to the Contract and Compliance Manager who will arrange for their reviewed and stored electronically  storage on the relevant IT system.

Brent Housing Management may also engage a third party audit to check for errors in both condition reports provided, and to check the quality of work undertaken on site.

Policy management
This document will be monitored and reviewed annually to capture any policy changes.
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Appendix 1  - Legislation
This policy is underpinned by the obligations set out in the following but not limited to legislation and regulations:
· Approved Document P - Electrical safety in dwellings,
· British Standard 7671:2018 & Amendments – The IET Wiring Regulations,
· The Code of Practice for In-Service Inspection and Testing of Electrical Equipment
· The Electricity at Work Regulations 1989,
· The Landlord and Tenant Act 1985,
· Housing Act 2004
· The Electrical Equipment (Safety) Regulations 1994
· Management of Houses in Multiple Occupation (England) Regulations 2006
· Health and Safety at Work Act 1974
· Management of Health and Safety at Work Regulations 1999.
· Workplace (Health, Safety & Welfare) Regulations 1992 (as amended)
· The Construction (Design and Management) Regulations 2015
· Building Regulations (including Part P requirements)
· Right to Repair Scheme (introduced 1994)
· IET Guidance Note 3 – Inspection and Testing
· Defective Premises Act 1972
· Environmental Protection Act 1990

	Area
	Explanation

	Landlord and Tenant Act 1985
	Requires the electrical installation in a rented property is: “Safe when the tenancy begins and maintained in a safe condition throughout the tenancy,” and is kept “in repair and proper working order.”

	Housing Act 2004
	Requires the property to be fit for human habitation.
For electrical installations the Housing, Health and Safety Rating System includes consideration of general lighting provision, socket-outlet provision, escape lighting (emergency lighting), automatic fire detection and electrical hazards for fixed wiring and portable electrical equipment

	Regulatory Reform Fire Safety Order 2005 England and Wales
	Requires the landlord to apply appropriate measures to manage the risk of fire, containment and escape routes within non-domestic buildings and Houses of Multiple Occupation.

	The Electrical Equipment (Safety) Regulations 1994
	All electrical appliances supplied by the landlord as part of a tenancy must be safe.

	Defective Premises Act 1972
	Section 4 places a ‘duty of care’ on the landlord in relation to any person who might be affected by a
defect which would result in personal injury or damage to
their property.

	Electricity at Work Regulations 1989
	Regulation 4 requires that any electrical system is maintained.

	Health and Safety at Work Act 1974
	Section 3 has the effect of requiring a Responsible Person to ensure as far as reasonably practicable that its tenants are not exposed to risks to their health and safety. It states that: “It shall be the duty of every employer to conduct his undertaking in such a way as to ensure, so far as is reasonably practicable, that persons not in his employment who may be affected thereby are not thereby exposed to risks to their health or safety.

Section 7 states that it is the responsibility of employees to take reasonable care for the safety of themselves and persons who may be affected by the organisation’s acts or omissions at work.

	Other legal routes to access:
	Provisions outlined in tenancy agreements. Residents in possible breach of tenancy.  	Comment by Maxwell, Emily-Rae: e.g.???
Notice of Seeking Possession (NOSP) Tenancy injunctionCourt warrant for access. 	Comment by Maxwell, Emily-Rae: Can we get an injunction then? 
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