
Central Bedfordshire Council 
www.centralbedfordshire.gov.uk 

 

 

 
 

Houses in Multiple 
Occupation  
A guide for landlords, managers and tenants  



 

 

2 

Houses in Multiple Occupation (HMOs)  

 

This leaflet is a summary of the key issues and standards relevant to Houses 
in Multiple Occupation (HMOs). It gives landlords, managers and tenants 
advice on both the legal requirements and the good practice that the council 
expects. 

 

It is only a summary, not a definitive guide to all aspects of the law, so it 
needs to be used as a starting point for further enquiry. If you need further 
advice contact: 

 

The Private Sector Housing Team 

 

Private Sector Housing (South) 

The District Offices 

High Street North 

Dunstable 

LU6 1LF 

Tel: 0300 300 8767  

PSH@centralbedfordshire.gov.uk  

 

Private Sector Housing (North)  

Priory House 

Monk’s walk 

Shefford 

Beds   

SG17 5TQ 

Tel: 0300 300 8767  

PSH@centralbedfordshire.gov.uk  

 

The council recognises the important role played by the private rented sector 
and wants to encourage landlords to provide good quality accommodation, 
including houses in multiple-occupation. We are pleased to give advice to 
landlords, but we also have an enforcement role: 
 
Tenants have a right to expect that the property they rent is safe and of a 
satisfactory standard, and the council will take appropriate action to ensure 
this. 
 

 

mailto:PSH@centralbedfordshire.gov.uk
mailto:PSH@centralbedfordshire.gov.uk
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What is a House in Multiple Occupation? 
 

House in Multiple Occupation (or HMO) means a building or part of a building 
(such as a flat), which is occupied by more than one household. The legal 
definition is lengthy (see the Housing Act 2004 sections 254-260) but it 
includes:-  

• Houses and flats that are shared by more than two unrelated people 
(student houses are a typical example)  

• Houses or flats divided into separate units but with some sharing of 
facilities, such as a bathroom or kitchen (bedsits are a good example)  

• Part-converted buildings that contain one or more self- contained units 
as well as others which share facilities  

• Buildings converted entirely into self-contained flats but which weren’t 
converted to the standard set by the Building Regulations 1991 and 
which are also less than two-thirds owner- occupied.  

 

Some requirements apply to all HMOs. 

 

All HMOs must:- 

 

• Be free from serious hazards (assessed using the Housing Health and 
Safety Rating System.) This includes fire safety and heating. (See 
page 10)  

• Meet the requirements of the Management of Houses in Multiple 
Occupation (England) Regulations 2006. Managers are under an on-
going duty to ensure that this is the case. (See page 9)  

• Meet the bedroom floor-space standards set by the council. (See page 
5) 

 

HMO licensing applies only to some HMOs. 

 

HMO licensing applies only to some HMOs. 

HMOs* with five or more occupants, with two or more unrelated households 
have to be licensed. It is an offence to operate a HMO of this sort without a 
licence. The landlord must make an application if one is needed. We will then 
carry out checks but will only grant a licence if the following requirements are 
met:- 

• the house or flat is reasonably suitable for occupation ** 

• the proposed licence-holder and manager are fit and proper people 

• the proposed management arrangements are satisfactory 



 

 

4 

Note: 

* Exemptions apply to larger blocks of flats with 3 or more purpose built 
flats above or below a commercial premises. Storeys’ includes converted 
attics, occupied basements and commercial storeys either above or below the 
residential parts. 

** The HMO Standards section below gives further details. 

The council’s HMO licence policy explains how we will deal with applications. 

The relevant standards are explained below. 

 

 

HMO Standards 

 

The standards for floor space, for kitchen, bathroom, personal washing 
facilities and WCs and the numbers of sharers who may use them (sharing 
ratios) are set out below. We use these standards in two ways: 
 

• To decide if an HMO is ‘suitable for occupation’ for licensing purposes 
(see above) and, if improvements or restrictions are needed, they are 
used to set licence conditions. 

 

• In HMOs that do not require a licence the space standards are also 
enforceable however the kitchen and amenity standards and the 
sharing ratios are good-practice standards. This means they will be 
taken into account as part of any risk assessment using the Housing 
Health and Safety Rating System (HHSRS) (see page 10). Premises 
that fall short of these good-practice standards may be subject to 
improvement action. 

 
We have set standards for three broad types of HMO based on the number of 
people living in the dwelling and sharing facilities such as kitchens and 
bathrooms. 
 
 
 
 

Space Standards 

One Person Units Of Accommodation 

 

One Room Units* 

Where there are kitchen facilities in the bedroom  
11m² 

Bedroom only 8m² 
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* Note: These room sizes can be reduced by up to 1.5m2 down to a 
minimum of 6.51m2 at the discretion of the inspecting officer where a 
communal living room or kitchen with dining area exists.  This will depend 
on the size and nature of the communal facilities and adequate standards 
of management.  Health and Safety issues will also be taken into 
consideration when accepting reduced space standards. 
 

Two Room Units** 

Each living room/kitchen 
10m² 

Each living room 8.5m² 

Each Bedroom 6.51m² 

 
** Note: Trade off between room sizes in 2 or more roomed units may be 
acceptable at the discretion of the inspecting officer, providing the proposed 
layout is acceptable and the combined habitable floor area of the rooms is 
not less than 14.5m2 
 
 
 
 

Two Person Units Of Accommodation 

 

One Room Units* 

Where there are kitchen facilities in the bedroom  
16m² 

Bedroom only 13m² 

 
Note: Room sizes can be reduced by up to 2m2 at the discretion of the 
inspecting officer where a communal living room or kitchen with dining area 
exists. This will depend on the size and nature of the communal facilities 
and adequate standards of management.  Health and Safety issues will 
also be taken into consideration when accepting reduced space standards. 
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The Licensing of Houses in Multiple Occupation (Mandatory Conditions of 

Licences) (England) Regulations 2018 (The Regulations), have set legal limits 

on sleeping accommodation room sizes for Mandatory Licensable HMOs. 

These are included in the HMO License conditions attached to the Licence. 

These statutory minimum rooms sizes fall below Central Bedfordshire 

Council’s amenity standards (Standards). The Council adheres to its 

Standards and where bedrooms fall below its Standards the Council may not 

consider the rooms suitable for habitation.  

  
One-person unit accommodation  
 
To ensure that the floor area of any room in the HMO used as sleeping 
accommodation by one person aged over 10 years is not less than 6.51m2. 
 
To ensure that the floor area of any room in the HMO used as sleeping 
accommodation by one person aged under 10 years is not less than 4.64m2 

 
To ensure that any room in the HMO with a floor area of less than 4.64m2 is 
not used as sleeping accommodation. 
 
Two-person unit accommodation  
 
To ensure that the floor area of any room in the HMO used as sleeping 
accommodation by two persons aged over 10 years is not less than 10.22m2   
 
Height limitations 
 
Ceiling height of any room in the HMO used for sleeping accommodation with 
a height of less than 1.5 metres will not be counted towards the minimum 
room size.  
 
Where a Licensable HMO falls below the minimum room sizes based on The 
Regulations Central Bedfordshire Council may issue a notification to the 
Licence Applicant informing them of the offence, giving them a period of up 18 
months to comply. This will be set out in the HMO Licence Conditions.  
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Amenity Standards 

WCs, bathrooms, shower rooms and washbasins 

 

Each WC cubicle, bathroom and shower room must have the following: 

 

• Appliances of the type and number set out in the table below 

• Constant and adequate supplies of cold water and hot water of suitable 
temperature for relevant appliances 

• Tiled splashbacks to basins and baths 

• Tiled splashbacks or integral water resistant cubicle walls for showers 
plus a suitable shower curtain or cubical door 

• Smooth, non absorbent and easily cleaned walls and ceiling 

• Appropriate water resistant, non slip flooring 

• All bathrooms in an HMO must be suitably and adequately heated and 
ventilated 

• In some instances, it is appropriate to provide a wash basin with 
appropriate splash back in each unit of accommodation, except in 
cases where a sink has been provided, however there are certain 
exceptions to this rule– please discuss with a case officer. 

• All bathrooms and toilets in an HMO must be of an adequate size and 
layout 

 

Number of occupiers 
sharing 

Toilet facilities required  

          
           1- 4 occupiers 

 
1 toilet may be incorporated within the 
bathroom 

            
            5 occupiers 
 

 
1 toilet  to be separate from the bathroom 
(although may be in second bathroom) 

           
            6 – 8 occupiers 
 

 
2 toilets may be sited within 2 separate 
bathrooms 

            
            9-10 occupiers 
 

 

2 toilets.  1 toilet must be separate from 
any  bathrooms 

            
             11+ occupiers 
 

 
A minimum of 3 toilets depending on the 
number of people. At least 1 toilet must be 
separate from any bathrooms or provision 
of a 4th toilet separate from any bathroom. 
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The provision of washing facilities shall be for exclusive use wherever 
possible but otherwise, as follows: 
 

Number of occupiers sharing 

 

Washing facilities required 

 

 
Up to  5 people 
 

 
One bathroom with wash basin and 
bath or shower 

 
6 to 10 people 
 

 
Two bathrooms 

 

Facilities for storing, preparing and cooking food 

 

Location and availability 

Each occupant must have 24 hour access to a suitable kitchen which should 
not be more than two floors distant from the letting-room(s) occupied by their 
user(s). 

 

Layout, dimensions and space 

The kitchen must be suitably located in relation to the living accommodation, 
and of such layout and size and equipped with a full set of facilities so as to 
adequately enable those sharing the facilities to store, prepare and cook food.  
A full set of facilities means that it must be provided with the following 
equipment: 
 
 

• A suitable sink and drainer in good condition and of minimum    
 dimensions 500 x 1000 mm. 
 

• An adequate supply of cold drinking water and constant hot water. 
 

• A fixed worktop or table of smooth and impervious material of minimum 
size 500mm x 1500mm, this is to be in addition to any space taken up by 
any large appliance, sink unit or cooker. 
 

• 1 full sized cooker with a minimum of 4 ring burners, a standard size   
 oven and a grill. 
 

• Three double sockets to be sited above the worktops, plus one socket 
 for each fixed appliance.  
 

• Tiled splashbacks shall be provided to the sink and draining board and  
 all joints shall be adequately sealed.   
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• One double wall cupboard or a single base unit is required per occupant 
for the storage of dry goods and utensils, although occupancies 
comprising more than one individual will require additional space.  

 
The required number and size of kitchens in shared use is given in the two 
tables below (any household with exclusive access to a kitchen will be 
excluded from this assessment). 
 
 

Number of occupiers 
sharing 

Cooking facilities required  

          
           1- 5 occupiers 

 
1 full set of facilities 
 

            
            6-10 occupiers 
 

 
2 full set of facilities plus a microwave 
cooker. 
 

 
 

Numbers of occupiers 
sharing  

Minimum floor area 

Kitchens  

 
1-5 occupiers 
 

 
6m2 

 

 
6-10 occupiers 
 

 
11m2 
 

Dining/Kitchens  

 
1-5 occupiers 
 

 
8.5m2 
 

 
6-10 occupiers 

 
12.5m2 

Living rooms or dining rooms  

 
1 – 5 occupiers 
 

 
8.5m2 
 

 
6-10 occupiers 
 

 
12.5m2 
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Fire Protection 

 

Responsibility for fire safety is shared by the council and the Bedfordshire Fire 
and Rescue Service (BFRS), but an agreed protocol makes the council the 
lead authority for fire safety in HMOs. 

 

The type and scale of fire precautions and the means of escape required in 
each HMO and shared house will be determined following an inspection. The 
council uses fire safety guidance issued by LACORS (Local Authorities 
Coordinators of Regulatory Services) and Building Regulations Approved 
Documents to determine what measures are appropriate to the level of risk. It 
is not possible to give accurate advice about fire protection until an 
inspection has been carried out. We recommend that you contact us for 
assistance.  

 

In HMOs other than shared houses the Regulatory Reform (Fire Safety) Order 
2005, requires the landlord as ‘responsible person’ to carry out a fire risk 
assessment. This requirement is enforced by the BFRS. Although the council 
is the lead authority, the BFRS may require the fire risk assessment to be 
produced at any time and will do so if they have cause to visit the premises, 
for example, because of a fire. Landlords may be guilty of an offence if they 
have not carried out an appropriate assessment where required. For more 
information about the Regulatory Reform (Fire Safety) Order contact BFRS on 
01234 845000 or visit http://www.bedsfire.com  

 

Management  

 

Owners and managers who are responsible for letting HMOs (including 
shared houses) have a legal duty under the Management of Houses in 
Multiple Occupation (England) Regulations 2006, to ensure that the premises 
are properly maintained and in good order at all times. The regulations include 
the following requirements:  

 

• Maintenance and upkeep of all shared facilities and common areas 
(which includes cleaning of WC’s, kitchens, bathrooms, stairs etc)  

• Maintenance and upkeep of fire protection measures  

• Maintenance and continuity of services (gas/electricity/water)  

• Appropriate refuse storage and disposal.  

• It is an offence to ‘willfully fail to comply’ with the regulations, which can 
result in prosecution and a fine up to level 5.  

 

http://www.bedsfire.com/
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The regulations are available from HMSO Bookshops (Statutory Instrument 
No. 372 2006) and can be viewed and downloaded from 
www.opsi.gov.uk/si/si200603.htm 

 

Paying Bills 

 

HMO landlords are responsible for paying the council tax and must make 
appropriate arrangements with the council tax department (telephone 0300 
300 8012).  

 

In some shared houses where there is a good degree of social interaction 
between tenants (such as student accomodation) satisfactory arrangements 
can sometimes be made for tenants to receive, apportion and pay fuel bills. 
This is unlikely to work in other types of HMO such as ‘bedsit’ 
accommodation. Landlords remain under a duty to ensure that supplies are 
not interrupted (see the Management section above) and so they need to play 
an active role in establishing appropriate and effective payment 
arrangements.  

 

Pre-payment meters are not appropriate in HMOs and we are likely to ask for 
them to be removed in favour of standard meters and appropriate quarterly 
billing.  

 

The Housing Health and Safety Rating System 
(HHSRS) 
 

All residential properties in the district, including HMOs, are subject to the 
HHSRS. This is a system introduced under the Housing Act 2004 which uses 
risk assessment to calculate the effect of housing conditions on the health of 
occupiers (and others). The HHSRS is the basis for enforcement intervention 
to improve unsatisfactory housing conditions and is therefore an important 
part of the council’s HMO inspections. 

 

The HHSRS can be used to assess up to 29 different potential hazards. It is 
used to determine the suitability of fire protection, heating and insulation, 
refuse disposal and ventilation, amongst other things. If any of the more 
serious Category 1 hazards are found, the council has a legal duty to take 
action. It is also the council’s policy to take action when significant Category 2 
hazards are identified.  

 

 

 

http://www.opsi.gov.uk/si/si200603.htm
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Property Inspection 

The council can inspect a particular HMO for a number of reasons. These 
include checking for:  

• Compliance with management regulations  

• The existence of any hazards  

• Compliance with any notices or orders that have been served  

• The need for a licence  

• The suitability for a licence if an application has been made  

• Compliance with licence conditions  

 

We undertake planned inspections but will also visit in response to complaints 
or concerns raised by occupants, neighbours or other council departments.  

 

We may also ask landlords and managers to provide us with copies of the 
current annual Gas Safety Certificate and current electrical installation test 
certificate (which can be up to five years old). If we ask to see these 
documents they must be provided within seven days.  

 

Equality and Diversity 

The council recognises diversity and equality of access as important issues in 
delivering its housing services. Central Bedfordshire is made up of individuals 
and groups with a variety of needs, all of whom should be treated with respect 
and dignity. Private sector landlords can help ensure that the needs of these 
different groups are met by making sure that the process of letting properties 
doesn’t discriminate against certain racial groups; that there is no 
discrimination between tenants; and ensuring that racial harassment by 
tenants is not tolerated.  

 

If you would like to talk to someone about diversity and equality and how you 
can play a positive role in developing this important good practice and 
contributing to fairness in the private rented sector, please contact the 
council’s private sector housing team on the details provided at the start of 
this booklet.  
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Is there a need to contact any other council 
department? 
 

Using a property designed and built as a single-family home for any other 
purpose may require consent for change of use. Landlords who are thinking of 
setting up an HMO should contact the council’s planners on 0300 300 8307 to 
check whether any change of use permission is required.  

 

Our building control department will be able to provide advice about building 
regulations requirements in both new properties and those undergoing 
building work. Phone 0300 300 8307 for more information.  

 

If you would like more information about HMOs, please phone 
the Private Sector Housing team on 0300 300 8767 

 

Listening to our customers 

 
Our aim is to help you in the best way that we can. We will listen to any 
complaint, comment, or compliment you make, and take action.  
 

Other languages and formats 

 
Would you or anyone you know like to receive this document in another 
format? If so please advise the Private Sector Housing team 
 

Customer Service Standards 

 
We are committed to providing you with an excellent experience when you 
use our services. We want to provide you with a high-quality accessible 
service that meets your needs. 
 

What can you expect? 

 
We aim to follow our customer service standards and provide you with the 
highest possible standards of service, no matter how you choose to contact 
us. 
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We will: 

 

• always treat you fairly 

• be professional, open and honest 

• expect our employees to be focused on your needs 

• listen and respond to your needs, be polite and treat you with dignity 
and respect 

• treat any information you give us as confidential  

• respond quickly and efficiently when you ask for services and 
information 

• keep you informed so you know what to expect, and explain what we 
will do next and when we will do it 

• use clear, non-technical language 

• work with our partners and contractors to make sure they keep to our 
standards so that every customer receives the best possible services, 
and 

• use your feedback to continuously improve our services. 
 
 
 
 

Contact us…  

by telephone: 0300 300 8000 
by email:  customer.services@centralbedfordshire.gov.uk 
on the web: www.centralbedfordshire.gov.uk 
Write to Central Bedfordshire Council, Priory House,  
Monks Walk, Chicksands, Shefford, Bedfordshire SG17 5TQ 

mailto:customer.services@centralbedfordshire.gov.uk
http://www.centralbedfordshire.gov.uk/

