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1.0 PURPOSE AND BACKGROUND:     
 
1.1 For a building or part of a building (such as a flat) to be classified as an HMO under the 

Housing Act 2004 it must meet all of the following tests: 
The building test 
An HMO is a building or part of a building (e.g. a flat): 
• in which more than one household shares an amenity (or the building lacks an amenity) 

such as a bathroom, toilet or cooking facilities1 or 
•   which is a converted building that does not entirely comprise self contained flats 

(whether or not there is also a sharing, or lack, of amenities) 2 or; 
• which is comprised entirely of converted self contained flats and where the standard of 

conversion does not meet the minimum that is required by the 1991 Building 
Regulations, and more than one third of the flats are occupied under short tenancies. 

  
 The residence test 

For a building to be classified as an HMO it must also be occupied by more than one 
household as their only or main residence. This includes occupation: 
•   by asylum seekers and migrant and seasonal workers 
•  as a refuge by persons escaping domestic violence; or 
• by students in higher or further education. 

 
1.2 Certain buildings exempt from the HMO definition include: 

• those occupied by the resident landlord and a maximum of two other persons who are 
not part of his or her household; and 

• those occupied by no more than two persons. 
 
1.3 Section 3 of the Housing Act 2004 makes it a duty of every Housing Authority to keep the 

housing conditions in their area under review with a view to identifying any action that may 
need to be taken by them. 

 
1.4 The Management of Houses in Multiple Occupation (England) Regulations 2006 set out 

duties on a person managing an HMO in respect of:- 
 providing information to occupiers; 
 taking safety measures, including fire safety measures; 
 maintaining the water supply and drainage; 
 supplying and maintaining gas and electricity, including having it regularly inspected; 
 maintaining common parts including fixtures, fittings and appliances; 
 maintaining living accommodation; and 
 providing waste disposal facilities. 

 



1.5 The standards attached to this report specify the minimum standards for the size of the 
individual units of accommodation, sanitary facilities including W.Cs, bathrooms, shower 
rooms and wash hand basins, and the facilities for storing, preparing and cooking food. 

 
1.6 Fire safety enforcement responsibilities are shared between the Housing Authority and the 

Fire and Rescue Service depending on the type of HMO. 
 
1.7 Legislation also specifies that certain HMOs must be licensed. However, the attached 

standards would apply whether or not the premises were required to be licensed. 
 
1.8 Hambleton District Council currently does not have any approved standards for amenities 

although many HMOs exist within the District. By adopting these standards, a consistent 
and transparent enforcement scheme can be implemented in relation to existing properties. 
In addition, proposals for new development can also be judged against a common 
standard. 

 
2.0 LINK TO COUNCIL PRIORITIES:    
 
2.1 This links to the Council's Housing priority in that it will drive up standards and improve the 

quality of the housing stock and make decent housing available for all sections of the local 
community.   

 
3.0 RISK ASSESSMENT:  
 
3.1 There are no significant risks associated with this policy.  
 
4.0 FINANCIAL IMPLICATIONS: 
 
4.1 There are no financial implications associated with the adoption of this Policy 
 
5.0 LEGAL IMPLICATIONS:  
 
5.1 By adopting this Policy, the Council will be able to demonstrate consistency in the 

application of standards for the benefit of residents and landlords. 
 
6.0 RECOMMENDATION(S):      
 
6.1 That Council be recommended to approve the Houses in Multiple Occupation Standards. 
 
MICK JEWITT 
 
 
Background papers:  None 
 
Author ref:   PM 
 
Contact:   Name   Philip Mepham 
    Author    Environmental Health Manager 
    Direct Line No  01748 901171 
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Annex A 

                        HMO Standards 

Minimum Space Standards 

One person units of accommodation  
With kitchen facilities in the room 13m2 
Bedroom only with use of separate kitchen 10m2 
 
These sizes can be reduced at the discretion of the inspecting officer if there are 
adequate communal living room, kitchen, or dining facilities. No room of less than 
6.52 m will be adequate. 
 

Two person units of accommodation 
with kitchen facilities in the room 18.7m2 
Bedroom only with use of separate kitchen 15m2 
 
Room sizes can be reduced by up to 2m2 at the discretion of the inspecting officer if 
there are adequate communal living room, kitchen or dining facilities. 
Health and safety issues will also be taken into account when accepting reduced 
space standards and how useable the space is. Please see notes. 
 

Minimum Amenity Standards 

WCs, bathrooms, shower rooms and wash hand basins 

Each WC cubicle, bathroom, shower room must have: 

 Appliances of the type and number set out in the table below; 
 Constant and adequate supplies of hot and cold water; 
 Waterproof splash-backs to basins and baths and waterproof enclosure to 

showers; 
 Smooth non- absorbent and easily cleaned walls and ceiling; 
 Appropriate water resistant, non- slip flooring; 
 All bathrooms must be suitably and adequately heated and ventilated; 
 Where reasonably practicable wash hand basins should be provided to bedsit 

rooms, except where there is a sink provided as part of kitchen facilities within 
the room or where the HMO is a shared house. Wash hand basins must be 
provided in bath/shower rooms and separate WCs unless hand washing 
facilities are adequate elsewhere. Please see notes. 

 There must be at least one bath or shower for every five occupants; 
 All bathrooms and toilets in an HMO must be of adequate size and layout with 

suitable door and lock to provide privacy 
 



Number sharing Toilet facilities required 
1-3 occupiers 1 toilet may be incorporated within the 

bathroom 
4-5 occupiers 1 toilet to be separate from the bathroom 

(could be in second bathroom) 
6-8 occupiers 2 toilets could be sited within 2 separate 

bathrooms 
9-10 occupiers 2 toilets. 1 must be separate from any 

bathroom 
11+ occupiers 3 toilets + on ratio of 1:5. 1 or more to be 

separate from bath/shower room 
 
Reference to a bathroom may be a room containing either a bath or shower. 

 
Facilities for storing preparing and cooking food 
Location and availability 

Each occupant must have 24 hour access to a suitable kitchen which should 
preferably not be more than one floor away from the letting room. 

Layout, dimensions and space 

A shared ‘kitchen’ should be suitably located in relation to the living accommodation 
and be of adequate size (see table below). Each ‘kitchen’ must have the following 
facilities; 

 Sink and drainer of minimum dimensions 500 x 600 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 

500 x 1000 mm; 
 1 full sized oven with grill and 4 ring burners and /or microwave equivalent; 
 Two double sockets plus one socket for each fixed appliance; 
 Smooth impervious splash backs to the sink and draining board; 
 Adequate storage ( 0.08 m2 ) and refrigerator space ( 0.075 m2 ) must be 

allocated. 

Additional ‘kitchens’ to the same standard shall be provided on a ratio of 1 per 6 
residents and based on the following floor area. 

Number of occupants sharing  Minimum floor area 
Kitchens  
1 - 3 people 5 m2 
4 people 6 m2 
5 people 7 m2 
6 people 9 m2 
Dining kitchens  
1 – 3 people 10 m2 



4 – 6 people 11.5 m2 
Living rooms or dining rooms  
1 – 3 people 8.5 m2 
4 – 6 people 11 m2 
In-room kitchen facilities can be scaled down from this with purpose built micro 
kitchens being acceptable. 

Fire Protection 

The council uses the fire safety guidance issued by the Local Authorities 
Coordinators of Regulatory services (LACoRS) and building regulations approved 
documents to determine what measures are appropriate to the level of risk.  

Notes: 

Bedsit type HMOs 

These are HMOs which have been converted into a number of separate non-self-
contained bedsit lettings or floor-by-floor lets. Typically there will be individual 
cooking facilities within each bedsit, but alternatively there may be shared cooking 
facilities or a mixture of the two. Toilets and bathing/washing facilities will mostly be 
shared. There is unlikely to be a communal living or dining room. Each bedsit or 
letting will be let to separate individuals who will live independently, with little or no 
shared communal living between tenants. Each letting will have its own individual 
tenancy agreement and there will usually be a lock on each individual letting door. 
 
Shared House type HMO 
 
There is no legal definition of a ‘shared house’ and so this term can sometimes 
cause confusion. Whilst shared houses fall within the legal definition of an HMO and 
will be licensable where licensing criteria are met, it is recognised that they can often 
present a lower fire risk and other management risks than traditional bedsit-type 
HMOs due to their characteristics. 
 
Shared houses are described as HMOs where the whole property has been rented 
out by an identifiable group of sharers such as students, work colleagues or friends 
as joint tenants. Each occupant normally has their own bedroom but they share the 
kitchen, dining facilities, bathroom, WC, living room and all other parts of the house. 
All the tenants will have exclusive legal possession and control of all parts of the 
house, including all the bedrooms. There is normally a significant degree of social 
interaction between the occupants and they will, in the main, have rented out the 
house as one group and have a single joint tenancy agreement. In summary, the 
group will possess many of the characteristics of a single family household, although 
the property is still technically an HMO as the occupants are not all related 


