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MID SUFFOLK DISTRICT COUNCIL

Council Offices, 131 High Street, Needham Market, Suffolk, IP6 8DL

01449 724500

HOUSES IN MULTIPLE OCCUPATION (HMO) POLICY

We will produce this policy or parts of it by request in other languages and formats such as Large Print or Braille. This is to ensure that everyone can access it.

Language Line provides all corporate translation services.

They can be contacted on 08456 066 067

We are committed to the principles of fairness and respect at Mid Suffolk District Council and therefore seek to embed statutory guidance and policy relating to Equality and Diversity in to all activities
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1. Introduction

1.1 A House in Multiple Occupation (HMO), as defined by the Housing Act 2004, is a building occupied by more than one household and includes houses containing bedsits, shared houses and some buildings converted into self contained flats.

1.2 The availability of accommodation in HMOs is important as a source of affordable accommodation for single persons and those on low incomes. Lettings can present particular problems for occupiers such as overcrowding, lack of amenities, inadequate fire escape provision, disrepair and poor management. There are a relatively low number of HMOs in the Mid Suffolk district.

1.3 In more general terms, failure to address inadequate standards within HMOs may lead to an increase in the occurrence of serious (category one) hazards and non decent home

2. Policy statement 

2.1 The main reason for this policy is to 1) Adopt standards for amenity provision for licensed HMOs for the purposes of section 65 of the Housing Act 2004 as detailed in appendix  A, 2) Adopt standards for space for licensed HMOs as detailed in appendix B. The standards will also be considered in determining if a non licensable HMO is overcrowded for the purposes of section 139 – 144 of the Housing Act 2004, 3) Agree that no fee be imposed if an application is received for a licence for a House in Multiple Occupation (HMO) under the mandatory licensing provisions, in view of the very small number, if any, that will be received, and, 4) Adopt new guidance issued by LACORS on fire safety provisions in lieu of the local Protocol as recommended by the Suffolk district and borough authorities and the Suffolk Fire and Rescue Service. 

3. Aims

3.1 The aims of this policy are to:

· Improve amenity standards and fire safety in HMOs

· Abate overcrowding in HMOs

· Agree no fee will be payable in respect of a licensable HMO

4. Objectives

4.1 This policy aims to meet the Strategic Plan objective 1 ‘Affordable and Decent Housing – improve standards of accommodation in privately-owned homes’ stated within Mid Suffolk District Council’s Strategic Plan 2007-2011.

5. Number of houses in multiple occupation

5.1 Information about HMOs is collected from a variety of sources including existing housing records, enquiries from landlords and tenants, council tax and housing benefit information and from street surveys. Mid Suffolk is also a partner with University College Suffolk and other local authorities in respect of a student accommodation accreditation scheme.

5.2 To date ten HMOs have been identified. Five properties consist of bed sits, one is a shared house and the remainder consist of self contained flats converted prior to the fire safety provisions of The Building Regulations 1991 and which by the nature of occupation are HMOs. The majority of these have been improved to a good standard by working with landlords and in some cases by grant aiding the improvements. One 2 storey flat above a restaurant is subject to an emergency prohibition notice which was served following a joint visit with Fire Safety Officers from the Suffolk Fire and Rescue Service.

5.3 No HMOs requiring licensing have been identified.

5.4 HMOs which have been brought up to standard are re- inspected on a risk assessed basis to ensure standards are maintained.

6. Amenities standards

6.1 National standards were prescribed in respect of amenities, heating and kitchens in licensable HMOs under Regulation 8 of The Licensing and Management of Houses in Multiple Occupation and other houses (Miscellaneous provisions) (England) Regulations 2006, but standards for bathrooms, toilets and wash basins are no longer prescriptive. Local authorities therefore now need to adopt local amenity standards for the purposes of section 65 of the Housing Act 2004 in respect of licensable HMOs which should be consistent within a sub region.

Regard is to be had to these standards in setting the maximum number of persons that may occupy the premises under a licence. In non licensable HMOs, the adequacy of amenity provision is assessed on a risk assessment basis under the provisions of the Housing, Health & Safety Rating System, where there are hazards concerning hygiene, sanitation and water supply.

 Draft standards have been produced for HMOs having regard to the local housing stock and neighbouring authority standards and the space standards in the CIEH Guide to Amenity Standards in HMOs (1994) - See appendix A.

7. Space standards

7.1 A statutory overcrowding standard is contained within section 325 of the Housing Act 1985 which lays down the maximum number of persons that may occupy a dwelling having regard to the number of rooms and room sizes. This standard is very low and a local authority’s adopted standards would be expected to exceed this.

7.2 Draft standards have been produced for HMOs having regard to local housing stock and neighbouring authority standards and the space standards in the CIEH Guide to Amenity Standards in HMOs (1994) - See appendix B.

8. Escape from fire and fire precautions

8.1 A local authority has a duty to consult with the Fire Authority in determining standards to be required for means of escape in case of fire and provision of fire precautions. A  Protocol was adopted by Mid Suffolk District Council in 2007, setting out arrangements for consultation between the Suffolk Fire and Rescue Service and the Suffolk district and borough councils with regard to fire hazards in HMOs, and detailing standards for different types of HMOs. A national guide, ‘The Housing-Fire Safety Guidance on fire safety provisions for certain types of existing housing’ has recently been issued after wide national consultation. It was proposed at the liaison meeting in October 2008 between the Suffolk district and Borough Councils and The Suffolk Fire and Rescue Service that this be adopted in lieu of the local Protocol.

9. Health and Safety Rating System (HSRS)

9.1 This procedure was introduced by the Housing Act 2004 and is a risk assessment of housing conditions on the health and safety of occupiers of residential accommodation. A potential 29 hazards are considered and scored according to their severity. If a serious hazard (category 1) is identified the Council has a duty to take the most appropriate course of action, if a less serious (category 2) hazard is found the Council has a discretionary power to take action. Courses of action available include the service of an improvement notice, prohibition order, demolition order, emergency prohibition order and emergency remedial action. See appendix C for details of hazards.

10. Housing Act 2004

10.1 The provisions of the Housing Act 2004 enable local authorities to improve conditions within HMOs by identifying and remedying hazards and abating overcrowding. Regulations made under the Act require HMOs to be properly managed.      

11. Mandatory licensing

11.1 Highest risk HMOs of three or more stories, with 5 or more occupiers, where there are shared facilities, require mandatory licensing. The licence specifies a permitted number of persons who may occupy the property. Standards are proposed for adoption by Mid Suffolk District Council (MSDC) in respect of amenity provision and space when setting the permitted number. These are attached to the report as appendices A and B.

12. Charges for issuing a license

12.1 Councils may impose a charge for issuing a licence but it proposed no fee is required as additional Officer time will be minimal if such a property is identified. There will be such a low number of licensable premises, if any, that setting up a licensing regime and calculating charges may not be cost effective. It may also be counter productive as demanding a licence fee from a Landlord will reduce the money they have available to carry out identified improvements to the property. (No HMOs requiring mandatory licensing have been identified within the Mid Suffolk area).

13. Joint protocol

13.1 The national guide produced by LACORS (Local Authorities Coordinators of Regulatory Services) has been adopted by the Suffolk district and borough councils and the Suffolk Fire and Rescue Service.

14. Implementation

14.1 This policy was agreed on 27.01.2009 by the Council’s Community Policy Panel and will take effect from this date. The responsibility of this policy lies with the Strategic Housing Manager for Mid Suffolk District Council. For any queries, please contact the Environmental Health Officer on 01449 724717.

15. Monitoring

15.1 Monitoring of this policy will take place by 1st  May 2010.

16. Review

16.1 A full review of this policy will be take place 3 years from the date of implementation.

17. Equality and diversity

17.1 We are committed to giving an equal service to all.  This means we will not treat individuals any differently because of: sex, colour, race, nationality, ethnic group, regional or national original, age, marital status, disability, political or religious belief or sexuality. It also means our work will focus on individual groups within our community who may be disadvantaged and therefore require help the most. We also look to ensure that we have robust policies in place that reflect our wish to promote good race relations and our commitment to the Key Lines of Enquiries set by the Audit Commission.
17.2 Equality Impact Assessment
17.3 The Council are required to carry out an Equality Impact Assessment (EIA) of this policy to comply with equalities legislation. A copy of the EIA for this policy is available separately either on the website: www.midsuffolk.gov.uk or by contacting the Environmental Health Officer on 01449 724717. An EIA is about thinking through how this policy may impact, either positively or negatively, on different sections of the community. The purpose of the assessment is to help ensure the Council promotes equality and good relations between groups in the community.

17.4 Human rights

17.5 The Council will respect all individual human rights at all times and will always act in accordance with the provisions of the European Convention of Human Rights.

18. Other policies that apply

· The Private Sector Renewal Strategy 2009

· The Private Sector Renewal Policy 2009

19. Communication

19.1 All changes to this policy will be communicated to all relevant individuals.

20. Further information

20.1 For further information please contact the Environmental Health Officer on 01449 724717 or alternatively for Minicom call: 01449 724626.

20.2 You can also write to the Environmental Health Officer at the following address: Private Sector Housing, Mid Suffolk District Council Offices, 131 High Street, Needham Market, Ipswich, Suffolk, IP6 8DL.

21. Complaints

21.1 If you feel you have reason to complain please contact Mid Suffolk District Council to access a copy of the complaints procedure by calling: 0845 606 6174, or writing to: Complaints, Council Offices, High Street, Needham Market, Ipswich IP6 8DL.

21.2 Please contact Mid Suffolk District Council for a copy of the Service Standards.

22. References

· Housing Act 1985
· Housing Act 2004
· The Management of Houses in Multiple Occupation (England) Regulations 2006

· The Licensing and Management of Houses in Multiple Occupation and other houses (Miscellaneous provisions) (England) Regulations 2006

· The Licensing and Management of Houses in Multiple Occupation (Additional Provisions) (England) Regulations 2007

· LACORS Housing – Fire Safety: Guidance on fire safety provisions for certain types of existing housing

23. Glossary of terms

	Term
	Description

	HMO
	House in Multiple Occupation - is a building occupied by more than one household and includes houses containing bedsits, shared houses and some buildings converted into self contained flats

	HSRS
	Health and Safety Rating System

	LACORS 
	Local Authorities Coordinators of Regulatory Services

	MSDC
	Mid Suffolk District Council
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Appendix 2: Amenity standards for HMOs

	Schedule of amenity provision in relation to number of persons



	
	Each occupancy shall be provided with its own WC, wash basin and a fixed bath or shower in a proper room. 

Where this is not practicable a readily accessible WC with a wash basin and a bath or shower shall be provided to the following ratios, not more than one floor distance from any user.

	1 – 5 persons
	At least 1 bathroom and 1 WC with a wash basin. 

Each shared WC shall be situated in a room separate from the bath or shower room. Where this is not practicable the ratio shall be reduced to 1:3 persons.

At least 1 kitchen. 

Where there is more than 1 floor distance from any user, an additional kitchen should be provided or a dining room provided on the same floor as the kitchen.

The kitchen shall have adequate space and facilities for safe storage, preparation and cooking of food.

	6 – 10 persons
	2 bathrooms containing a bath or shower and

2 WCs with wash basins. One of the WCs may be contained within one of the bathrooms.

At least 2 kitchens. 

Where there is more than 1 floor distance from any user, a dining room should be provided on the same floor as the kitchen or 1 large kitchen with dining room, with 2 sets of facilities - dependant upon the actual number of tenants.

The kitchen(s) shall have adequate space and facilities for safe storage, preparation and cooking of food.

	10 + persons
	1 bathrooms for every additional 5 persons and

1 WC with wash basin for every additional 5 persons.

1 additional kitchen or set of facilities dependant upon the actual number of tenants,

 Where there is more than 1 floor distance a dining room should be provided on the same floor as the kitchen.

The kitchen(s) shall have adequate space and facilities for safe storage, preparation and cooking of food.




Appendix 3: Space standards for HMOs

The following space standards will be required in all HMOs:

Bedroom

Bedroom only with separate living room

1 Person
6.5m2
2 Persons
11m2

Bedroom and study/living room where there is no separate living room

1 person
10m2
2 persons
15m2
Unless related, persons should not be required to share bedrooms. It is accepted, however, that some groups may wish to share rooms.

Living room

To be provided where bedrooms are not large enough for use as study/living rooms

1 person                       9m2
2 -5 persons

11m2
6 -10 persons

16.5m2
Dining room

To be provided where:

· Bedrooms are not large enough for use as study/living rooms, or

· Where bedrooms/study/living room is provided, and any room is more than one floor distance away from a kitchen

2 - 5 persons
11 m2
6 - 10 persons
16.5m2
Kitchen/diners are acceptable, where the dining area is separate from cooking and sink areas and is of the above dimensions.

Appendix 4: Housing Health and Safety Rating System (HHSRS)

THE HAZARD PROFILES

A PHYSIOLOGICAL REQUIREMENTS 

Hygrothermal Conditions 

1 Damp and mould growth 

2 Excess cold

3 Excess heat 

Pollutants (non-microbial) 

4 Asbestos and manufactured mineral fibres (MMF) 

5 Biocides 

6 Carbon Monoxide and fuel combustion products 

7 Lead 

8 Radiation

9 Uncombusted fuel gas

10 Volatile Organic Compounds

B PSYCHOLOGICAL REQUIREMENTS

Space, Security, Light and Noise 

11 Crowding and space 

12 Entry by intruders 

13 Lighting 

14 Noise 

C PROTECTION AGAINST INFECTION 

Hygiene, Sanitation and Water Supply 

15 Domestic hygiene, Pests and Refuse 

16 Food safety 

17 Personal hygiene, Sanitation and Drainage

18 Water supply for domestic purposes

D PROTECTION AGAINST ACCIDENTS 

Falls 

19 Falls associated with baths etc 

20 Falls on the level 

21 Falls associated with stairs and steps 

22 Falls between levels 

Electric Shocks, Fires, Burns and Scalds 

23 Electrical hazards 

24 Fire 

25 Hot surfaces and materials

Collisions, Cuts and Strains 

26 Collision and entrapment 

27 Explosions 

28 Ergonomics 

29 Structural collapse and falling elements 

(Source: HHSRS Operating Guidance, ODPM February 2006)

Appendix 5:
Diversity statement
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� Consultation should be carried out in accordance with the Suffolk Compact Guidelines. All relevant signatories of the Compact should be consulted on for not less than 3 full months.


� Please note if a person/organisation has been consulted but no response was received please record outcome as consulted. If a response is received please record outcome as the date a response was received.
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