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Introduction
Poor electrical safety kills. A large number of household fires in the UK are caused by electrical appliances and wiring, this number equates to over 15,000 every year. A further 2.5 million UK adults experience a mains voltage electric shock each year, and around 70 people die from electrical accidents in the home. Gov UK. (2018). 
It has been reported by The Electrical Safety Council that people who privately rent houses has now reached more than 9 million and there are well over a million families in England alone. Yet standards have not kept up with this rapid growth and electrical safety is now a real issue. Landlords are exposing themselves to a large financial risk, from fines and the potential to invalidated insurance by not standing up to their electrical safety obligations. By ignoring these responsibilities means landlords are putting millions of tenants at risk of serious accident and their properties of fire. Mackenzie, M. (2014).
With the high cost of buying a home many families have no choice but to rent either social housing or privately for the medium to long term, but with a shortage of social housing it means more and more families and vulnerable groups are relying on the private rented sector as a permanent solution for their housing needs. Almost half of the increase in the private rented sector in the last 2 years has come from families with children and 32% of renters expect to be living in the private rented sector for the rest of their lives. Gousy, H. (2015)

This report aims to research and analysis how safe the use of electricity is the rented properties in the UK. Existing legislation and guidance will be reviewed along with and potential future regulations, in order to achieve this research will be conducted using the internet, research papers, and legal and government publications.

















Literature Review

Issues Raised

Levels of noncompliance are being reported by renters and industry professionals. In 2014 16% of renters have experienced problems with electrical hazards this increases to 19% among renters who claim housing benefit, 20% among families with children, and 23% among those constantly struggling or falling behind with their rent and some of the worst cases of landlord negligence are poor electrical safety, Gousy, H. (2015) with Research from the British Electrotechnical Allied Manufacturers Association (BEAMA) showing 30% of condition reports by their members in private rented homes indicate ‘danger present’ Wirein. (2017).Today’s standards of electrical control and protective measure far out way those of pre 1970 and with 60% of housing stock in the UK was built before 1970 it is becoming a real problem. M Barretta BSc, K O’Connella G Stokesc (2010)

Electrical Fires
The Grenfell Tower fire began in flat sixteen on the 4th floor, this tragic fire has left 79 people dead or missing presumed dead, the 24-storey Tower block of flats in North Kensington was the deadliest residential fire in the United Kingdom since the Second World War. Wright,  M. (2018)
Emergency services reported that the fire was started by a malfunctioning fridge-freezer on the 4th floor and the rapid spread of this fire has been linked to the building's exterior cladding, 64,000 of the fridge freezer model were made up until July 2009, after which the model was discontinued and it is unknown how many are still in use. The Department for Business concluded that the design met all legal safety requirements, and there was no need to issue a recall of the model however the consumer group “Which?” complained that the legal requirements were not adequate. The local authority were aware of electrical power surges at the block which caused appliances to smoke, the cause of these surges was never found and it has been suggested that this was the cause the fridge freezer to set of fire. Clark, G (2017) if this issue had been investigated the fire may never had started.
Over 15,000 accidental domestic fires in the UK are caused by electricity, this makes up over half of all the fires in domestic properties. Most of these are caused by faulty electrical products or the misuse of them. Over half of these fires start in the kitchen, with cooking appliances and white goods being the main cause. 1380 fatalities and injuries caused by electrical fires in the year 2015/16. Average of 27 a week and 4 a day. Gov UK. (2018).

Electric Shocks
Although there has been literature about the danger of electricity in the workplace, research by M Barretta BSc, K O’Connella G Stokesc (2010) into hospitalisations due to electrical injury, puts the home as the number one location to sustain an injury from electrical currents, each of the years investigated in the research (2000 to 2002) the number of deaths due to electricity in England and Wales is higher in the home than it was in the workplace. 
In England and Wales, thousands of people are seriously injured due to electrical current in the home each year with research suggesting that private renters are more likely to be affected. Electrical Safety First. (2017). with renters more at risk it further highlights the need for tighter electrical safety legislation in rented properties.
Just under 3000 people attended A&E per year as a result of electric current in the home causing shock or burn in the UK from 2000 to 2002 when research carried out by Barretta BSc, K O’Connella G Stokesc (2010) with the leading location for electrical injury in the home being the kitchen. The report suggests that to reduce electrical accidents resulting in injury or death a controlled periodic inspections and a regular maintenance programme of the fixed electrical installation, aligning it with the current standards of the day coupled with best practice of de-energising equipment before maintenance/repair and corrective maintenance on electrical appliances.  

Electrical Equipment
Surveys have shown that half of new homeowners require additional socket outlets within the first year of purchasing a new dwelling due to the increased use of home electronics, electrical systems and appliances. This has led to a situation where the potential for electrical injury and death is increasing by occupiers using extension leads and multi socket adaptors. Electrical Contractors' Association. (2004).
Liggett D. reports electrical equipment must be maintained so that the integrity of the equipment is not compromised and the equipment remains fit for this purpose. It depends on manufacturer’s requirements for installation, and standards in current electrical regulations are not always enough. He suggests that homeowners must bear some responsibility and ensure the equipment is properly used and maintained. His paper for the IEEE highlights that awareness that electrical appliances should be isolated from the supply prior to carrying out any maintenance or repair on the equipment is essential. Liggett D. (2006) to minimise the risk to tenants they should be informed not to attempt to repair any defective equipment themselves but to report the issue to the landlord.

Appliance Testing
The best way of ensuring that appliances are safe to use is to have a PAT test carried out on them according to Electrical Safety First (2017). Portable appliance testing or PAT Testing is the process of checking electrical appliances for safety through a series of visual inspections and electronic tests.
However there is no legal obligation for landlords of rented domestic accommodation to carry out a PAT testing. The Electrical Safety Council's Guidance recommends portable appliance testing to satisfy the obligation to ensure that any portable appliances (which the landlord provides under the tenancy) are safe at the point of letting, and at periodic intervals the initial test is carried out.
Although over half of the fires mentioned in the previous chapter start in the kitchen, with cooking appliances and white goods being the main cause, figures from Electrical Safety First’s annual consumer survey show that 65% of landlords do not regularly test the portable electrical appliances they provide. Mackenzie, M. (2014).
The Residential Landlords Association suggests that PAT testing is a good way for landlords to meet their legal obligations and to maintain a high standard of electrical safety in their rented property it also recommends that tenants should be provided with instruction manuals and be told to read and follow them. At a minimum their guidance recommends that portable electrical appliances should be visually checked by the landlord before letting the property to ensure that there are no cuts/abrasions to the cable, the plug is satisfactory, there are no loose parts or screws, that there are no signs of burning and there is no damage. Landlords are recommended to regularly check them after that. Residential Landlords Association. (2018). 







Table illustrating recommended length between PAT tests
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Recommended frequency of inspection and tests for electrical equipment in rented accommodation when provided by the landlord. The Electrical Safety Council (2015)

Elderly More Vulnerable
A report by The Welsh Government finds that older people in Wales are at a higher risk of an electrical fire in their homes. The number of people over the age of 80 is likely to double in the next 20 years with an estimated 50,000 people aged 65+ having to live with dementia, this itself presents its own problems in relation to electrical safety. The report also highlights that older people are likely to use older electrical appliances and rely on electric heaters and blankets, particularly in the winter, without having any fire safety equipment at home. Welsh Government. (2017). People who are 80+ are over five times more likely to have experienced a dwelling fire than young people who are aged 16 or under and represent over a third of electrical fire casualties. Welsh Government. (2018). These facts suggest that higher safety standards should be introduced to safe guard the elderly as they are at high risk.





Electrical Installation Condition Reports
With the proportion of domestic fires caused by electricity is steadily increasing, the Welsh Governments Renting Homes Act 2016 – Fitness for Human Habitation regulations suggests a landlord should have an electrical installation condition report (EICR) which should be carried out only by a qualified person, such as a registered electrician. The electrician must be competent to carry out these reports in accordance with the current standard for electrical installations, BS 7671 (IET Wiring Regulations). With electrical installations receiving constant use they will inevitably deteriorate over time. The installation within rented accommodation is likely to be subject to greater levels of deterioration because of the changes of occupancy. Welsh Government. (2016). It should therefore be inspected and tested regularly to ensure it is safe for continued use. 
The report is known as an Electrical Installation Condition Report (EICR) and will establish the overall condition of all the electrics, state whether it is “satisfactory” or “unsatisfactory” for continued use and highlight via an “observations and recommendations for actions to be taken” list.  By carrying out this condition report on wiring and fixed electrical equipment it will show if any circuits or equipment are overloaded, highlight any potential electric shock risks and fire hazards and find any lack of earthing or bonding which could potentially lead to fire or electric shocks. The Institution of Engineering and Technology and BSI (2018).
The Institute of Electrical Engineers recommends that these reports are carried out at a maximum 10 years between them The Institution of Engineering and Technology and BSI (2018). but this is the when the installation was first installed as new and the first Electrical Installation Condition Report. The length between all following tests would depend on the condition of the installation and what the electrician carrying out the first periodic report recommends. The Electrical Safety Council and The Institute of Electrical Engineers recommends in this latest Guidance for rented accommodation is that period inspections/tests by a qualified electrician are carried out at least every 5 years or on a change of tenancy. There are incidences we this may not be required if
1. Short tenancy <6 months a landlord's representative  could carry out a visual electrical safety inspection prior to re-letting
2. Installations have been inspected and tested in the last two years and were satisfactory then a visual inspection could be carried out by an qualified electrician 
Residential Landlords Association. (2018). 


Obstructions
Access into properties for social landlord Tai Tarian is highlighted on their electrical testing database as being a barrier. Some tenants are reluctant to let their landlord into the property and some require the threat of court proceedings to eventually allow these condition reports and any remedial works to take place. Approximately 150 properties are falling out of their target test date due to access issues. Tai Tarian (2018) 
The electrical safety council report that some elderly people have fear of letting strangers into their homes to carry out and electrical condition reports or any essential maintenance work. Dementia can also increase safety risks as memory problems and confusion set in. Electrical Safety First (2017) 
I feel as though cost is the most significant obstruction to landlords not following the recommendations set by the residential landlords association. The welsh Government recognise that there can be significant cost to landlords but states that a property which is unsafe cannot be considered suitable to be rented without any necessary work being undertaken. The cost for an EICR will vary depending on the size of the property and amount of circuits within it. A Typical cost for these ranges between £100- £200. Any remedial work recommended in the EICR would add to this costs if required to make the installation safe. The landlord must ensure that the property is fit for human habitation under the Renting Homes (Wales) Act 2016 – fitness for human habitation. These costs can vary a lot ranging from £70 to replace a socket outlet, £340 for a replacement consumer unit to £1,800-£3,000 for a complete new installation. Welsh Government. (2016) Tai Tarian (2018). Rogue landlords will always be able to undercut others but not following these recommendations until legislation is brought in to put them on a level playing field. 


Scope for change 
Minister Heather Wheeler has recommended new safety measures to protect private tenants by reducing fires caused by electrical faults and electric shocks. As part of the independent recommendations tenants would receive copies of the periodic inspection reports, which would be carried out every 5 years, along with certification of any repair works carried out. If these measures are passed then landlords who fail to comply could be fined up to £30,000.
These recommendations have been aimed at private landlords as opposed to social landlords as there appears to be more risk within the private sector. Wheeler, H (2018) 

As part of the Independent recommendations published for consultation it has been recommended that 5 yearly mandatory electrical installation safety checks for all private rented properties. The electrical safety council go a step further and want tenants protected so they can report electrical hazards to landlords without fear of eviction. Safety certificates confirming installation checks have been carried out should be made available to the tenant and local authority to prove compliance with these proposed measures. There is also mention of electrical appliances, which have been supplied by landlords, should be checked but only goes as far as saying it should be promoted as good practise rather than mandatory 

Room for improvement in electrical safety was highlighted in the English Housing Survey (2015-16) Gov UK. (2017) Where is showed just under half of private rented properties had all 5 recommended electrical safety features installed. The social housing section fared slightly better with only 25% not having the 5 which are modern PVC wiring, modern earthing systems, modern consumer units, miniature circuit breakers (MCB’s) and Residual Current Devices (RCD’s).

The Scottish Government has introduced regulations for mandatory five yearly electrical checks from 1 December 2016, for the electrical installation and electrical appliances supplied with privately rented homes. Scottish Gov. (2018)

Recommendations from a working group set up by the UK government are that the installation of Residual Current Devices (RCDs) by landlords should be encouraged as good practice and set out in future guidance. An RCD is a life-saving device which will prevent a person from getting a fatal electric shock if they come in contact with electricity. The Institution of Engineering and Technology and BSI (2018).  
Landlords and tenants should be educated to the benefits of installing an RCD, this may result in landlords installing more devices and minimising tenants refusing access for electrical maintenance works.









Conclusion
With over 15,000 household fires every year being caused by electrical wiring and appliances causing 4 fatalities or injuries every day. Combined just under 3000 people attending A&E per year as a result of electric current in the home causing shock or burn in the UK this report highlights the need for an Improvement in electrical safety in rented properties. The focus needs to be not only on the condition reports but appliances that landlords are supplying too. With 65% of landlords not checking these appliances and over half of electrical fires starting in the kitchen the potential risk there is high. Electrical installations receive constant use and will deteriorate over time and installations within rented properties is likely to be subject to greater levels of deterioration because of the changes of occupancy suggesting that regulations should be more stringent in this area. Although there is guidance for landlords, regulations for five-yearly electrical safety checks should be introduced in the private rented sector and social rented sector to help protect tenants, as they have done in Scotland. Mandatory PAT testing for appliances supplied by the landlord should also be brought in to minimise the risk associated with faulty appliances. Copies of this certificates should be made available to the tenants and local authority for governance. With access and cost being the main obstructions. Tenants should take more responsibility in reporting unsafe appliances/electrical wiring to landlords, further research could be conducted into a way that tenants can report these issues to a governing body if their landlords are not taking the appropriate action. Landlords should also be given more powers to force entry into properties where tenants are refusing access.
Further Research 
An area which has been highlighted as high risk are the tenants that are over 80’s. Further research should be conducting into this area focusing on educating the tenants on safe electrical use.
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