Salford City Council’s standards for houses in multiple occupation (HMO) 
Handbook for Landlords
Introduction

This handbook is intended to offer guidance to landlords on the physical standards that are required for Houses in multiple occupation (HMO) within the city. This includes minimum room sizes, bathroom and kitchen facilities and fire safety provision.

Where works are required to ensure that a HMO meets the standards detailed within this document, the landlord should in the first instance, discuss this with the Housing Market Support team.

Landlords should also satisfy themselves that any proposed works do not require planning permission or building control approval.

For more information on any issues contained within this document, or to request a copy please contact the Housing Market Support team:

Housing Market Support team 
Salford City Council

2nd Floor, Civic Centre

Swinton, M27 5BW

Tel. 0161 793 3150
Fax. 0161 793 3243

E-mail. hmo@salford.gov.uk
Housing Act 2004

The Housing Act 2004, which came into force on 6 April 2006, has had a significant impact on the private rented sector (PRS) and most notably, Houses in Multiple Occupation (HMO).

Powers and changes contained within the Housing Act 2004 include:

· The replacement of the ‘fitness standard’ with the Housing, Health & Safety Rating System (HHSRS) (Part 1, Housing Act 2004)

· The change in definition of an HMO (Section 254, Housing Act 2004)

· The introduction of mandatory HMO licensing (Part 2, Housing Act 2004)

Definition of an HMO

Under the new Housing Act 2004, an HMO is now a ‘building or part of a building which is occupied by persons who do not form a single household’ (as defined in the glossary) which has been converted to:

· Bed-sitting rooms – where some or all of the amenities* are shared

· Shared houses 

· Self contained flats that do not comply with 1991 building regulations

*Amenities include kitchens, bathrooms and toilets

Mandatory HMO licensing

Not all HMO’s will require a licence. 

A HMO will be subject to mandatory HMO licensing if it consists of three or more storeys and contains five or more occupants comprising two or more households.

Smaller HMO’s may require a licence if the council seek to designate an area as a selective licensing area. In these circumstances any privately rented property within the designated area will require a licence.

A separate guide to landlord licensing is available from the Housing Market Support team.
Housing health and safety rating system (HHSRS)
The way in which local authorities assess unsatisfactory housing conditions changed on 6 April 2006 from the housing fitness standard i.e. assessing a dwelling as fit or unfit, to a new risk based system called HHSRS.
The new system considers 29 different hazards. Where an inspecting officer considers that a hazard exists within a dwelling, a scoring system is used to determine the severity of the hazard. The action taken to remedy the hazard will depend on its severity and could include service of improvement notices, prohibition orders or undertaking emergency remedial action.

HMO properties that meet the physical standards detailed within this document will satisfy HHSRS requirements for the relevant HHSRS hazard; however it should be noted that HHSRS applies to all dwellings and the scope of HHSRS is broader than the standards detailed within this guide.

A separate guide to HHSRS for landlords is available from the Housing Market Support team.
1. Minimum room sizes for accommodation
a) where all or some of the facilities are shared
	
	Number of persons
	

	Where the room is for the sole use of occupier(s)
	1
	2 (cohabiting) 
	
	
	

	Bedroom
	6.5m2
	9.5m2
	
	
	

	Kitchen
	4m2
	5m2
	
	
	

	Combined kitchen and living room
	11m2
	15m2
	
	
	

	Combined bedroom and kitchen 
	11m2
	15m2
	
	
	

	Combined bedroom and living room
	10m2
	14m2
	
	
	

	Combined bedroom, living room & kitchen
	13m2
	20.5m2
	
	
	


	
	Number of persons

	Minimum sizes of other shared rooms
	2-3
	4
	5
	6-10
	11-15
	16+



	Kitchen
	5m2
	6m2
	7m2
	10m2
	13.5m2
	16.5m2

	Living rooms or dining rooms which are additional to kitchen area
	8.5m2
	11m2
	11m2
	16.5m2
	21m2
	24m2

	Combined kitchen and dining area
	10m2
	11.5m2
	11.5m2
	19.5m2
	24m2
	29m2


b) Measurement of the area of the room
To ensure the floor area of a room is of an adequate size it must be measured in the following manner:

(i) Where a room has a sloping roof or ceiling, and this reduces the height of the room to less than 1.525m (5 feet) this area should not be included when calculating the floor space

(ii) Subject to any exclusion under (i) measurement of the floor area should include any floor space formed by a bay window extension, or any area at floor level, which is occupied by fixed cupboards

(iii) Subject to any exclusion under (i) measurement of the floor area should exclude any floor space formed by a projecting chimney breast

(iv) All measurements of the floor area should be made at floor level, and subject to (i) and (ii), shall extend to the back of all projected skirting

(v) Subject to any exclusion under (i) where the space immediately behind the door is no wider than the door itself, this will be considered an unusable space, and will be excluded from the measurement of the floor area of the room. If this space is considerably wider than the door itself, e.g. wide enough to place a wardrobe without a reduction of the circulation space, this space can be included

2. Amenity standards
a)  Bathroom facilities and personal hygiene
· Where there are four or less occupiers sharing bathing and toilet facilities there must be at least one bathroom with a fixed bath or shower and a toilet (which maybe situated in the bathroom)

· Where there are five or more occupiers sharing bathing and toilet facilities there must be 

i) one separate toilet with wash hand basin with appropriate splash back for every five sharing occupiers; and

ii) at least one bathroom (which may contain a toilet) with a fixed bath or shower for every five sharing occupiers

The table shown below provides some examples of scenarios where a property that would meet the minimum requirement for the specified number of occupiers;

	Number of Occupiers
	Number of bathrooms without a toilet
	Number of bathrooms with a toilet and wash hand basin
	Number of additional separate toilets with wash hand basins.

	1-4
	1
	-
	1

	1-4
	-
	1
	-

	5
	1
	-
	1

	5
	-
	1
	1

	6 to 10
	2
	-
	2

	6 to 10
	1
	1
	1

	6 to 10
	-
	2
	1

	11 to 15
	3
	-
	3

	11 to 15
	2
	1
	2

	11 to 15
	1
	2
	1

	11 to 15
	-
	3
	1


· Where there are exclusive use of facilities for personal hygiene, there must be a bath or shower, a WC and, a wash-hand basin (WHB). 
· No unit of accommodation shall be more than one floor distant from a WC.
· NB. In a two-storey non-licensable property the minimum requirement for bathrooms (including a toilet and WHB) is set at one facility per five occupiers.
Personal washing facilities
Minimum sizes and requirements for a bathroom suite.
	Appliance
	Size
	Additional information

	Wash hand basin (WHB)
	560mm x 430mm
	Appropriate splash-back  

	Bath
	1.67m in length
	Appropriate splash-back of minimum height 450mm

	Shower cubicle
	800mm x 800mm
	Purpose made cubicle

	Toilet
	
	Provided with a suitable seat and must be securely fixed. Will be properly connected to the soil drainage system and the cisterns provided with an adequate and constantly available supply of water.




General requirements

All facilities for hygiene should be located within proper rooms or compartments.  External water closets will not be acceptable in regards to the amenity ratio requirements. 

All bath/shower rooms and any separate WC compartments should have a suitable layout and be of a sufficient size to include adequate drying and changing space.  Wall finishes and flooring should be readily cleansable, the flooring well-fitted and non-absorbent, and a suitable lock provided to the door of each bath or shower room and WC. There should be no glazing to the door. 

All such rooms must be adequately heated, ventilated and have suitable and adequate means of artificial lighting. 

All facilities provided for personal hygiene must be of a suitable size, design and must be readily cleansable.

All baths, showers and WHB’s should be properly connected to a soil drainage system and should be provided with adequate and constantly available hot and cold water supplied via suitable fittings. 

b) Kitchen facilities
Kitchens must be of a suitable size with a safe, cleansable and efficient layout.  All facilities and equipment must be fit for purpose.

Requirements when facilities are shared usage.
	Appliance/equipment
	Information/minimum requirements

	Sinks


	· one per five occupiers (a dishwasher will be acceptable as a second sink).
· appropriate splash back.
· provide constant hot and cold water.
· suitable draining area.

	Cookers


	· four ring hob.
· oven and a grill per five occupiers (a 27 litre microwave with oven and grill will be acceptable as a second cooker).

	Worktop


	· smooth impervious work surface. 

· minimum size of 500mm x 1000mm per five occupants.

	Storage


	· 0.3m3 dry goods storage cupboard other than a sink base unit per occupier either in each occupants room or in a shared kitchen.

	Refrigerators


	· two worktop height refrigerators with freezer compartment (or one worktop height fridge and one worktop height freezer) per five occupants.

	Ventilation


	· mechanical ventilation to the outside air at a minimum extraction rate of 60 litres/second or 30 litres/second if the fan is sited within 300mm of the centre of the hob.


Requirements when facilities are exclusive use
	Appliance / Equipment
	Information / Minimum requirements

	Sinks


	· provide constant hot and cold water.
· draining area.
· tiled splash back.


	Cookers


	· four ring hob.
· oven and separate grill. 
	or
	· two ring hob.
· oven and grill combined.
· microwave.

	Worktop


	· smooth impervious work surface of minimum area of 1000mm x 500mm.

	Storage


	· 0.6m3 dry goods storage cupboard other than a sink base unit.


	Refrigerators


	· a worktop height refrigerator with a freezer compartment.



General requirements for all kitchens

You must provide adequate facilities for storage and disposal of refuse and outline your tenant’s responsibilities.

All kitchens must have adequate ventilation and artificial lighting.
One double electric power socket suitably positioned at least 150mm above the work surface is required, plus one per each additional major appliance (i.e. fridge and a washing machine).
If kitchens do not have a suitable dining area you must provide this facility within one floor distance of the kitchen.

In no circumstances shall kitchen facilities be installed within a staircase enclosure.

Hostels – Where meals are provided then the premises must be registered as a commercial food premises with the Environmental Health team and comply with the Food Safety (General Food Hygiene) Regulations 1995. In the event that not all meals are provided then a separate kitchen/s must be available incorporating the standards outlined in the table above. 

3. Space heating and insulation
A satisfactory heating system and thermal insulation must be provided to avoid excess cold.

The heating system must be:

· A fixed installation which is controllable and accessible by all tenants.
· Safe.
· Properly and professionally installed.
· Capable of heating all habitable parts of the building and/or individual rooms.
Acceptable primary heating systems include:

· Gas, oil or solid fuel fired programmable central heating with thermostatically controlled radiator valves and where appropriate room thermostats.
· Thermostatically controlled and programmable fixed electric panels.
· Fixed slim line programmable electric storage heaters.
However, Liquid Petroleum Gas (LPG) and paraffin heaters are not acceptable under any circumstances

4. Fire Safety Precautions
These standards are for guidance purposes only, in accordance with the Lacors Housing – fire safety, guidance for safety provisions for certain types of exiting housing. Please liaise with the Housing Market Support team who will inspect your property and advise you of the required fire safety precautions.
Shared houses
Shared house up to two storeys
(a) Protected route of escape and fire doors
· The escape route should be of sound, traditional construction and should not pass through risk rooms. 

· Interior doors should be sound, well constructed and close-fitting conventional doors (not egg box construction). In certain circumstances a suitable escape window from bedrooms and living rooms may be provided.
· The final exit door must be openable from the inside without a key. (Where a secondary porch door is present this also shall be fitted with a fastening that is operable from the inside without the use of a key).

· It is strongly recommended that each bedroom door lock should similarly be operable without a key.

· Thumb-turn locks should be the equivalent of a five lever mortice as recognised by the Association of British Insurers.
(b) Escape windows
· Where the inherent design of the property has an “inner room” situation e.g. the route of escape is perhaps from stairs discharging into a kitchen or a living room and there is no feasible or practical solution available, an escape window should be introduced up to first floor level – this must be at a height no greater than 4.5metres. Where dwelling units have lockable doors, escape windows must either be located in the common parts or in each individual unit.  

An escape window must incorporating a bottom opening light:
· not more than 1100mm above floor level.
· at least 450mm high and 450mm wide.
· not less than 0.33m2.
· that is openable from the inside without the use of a removable key.
The window must:
· not be located above first floor level.
· be above level ground with no obstruction.
(c) Automatic fire detection (afd)
· An LD3 Fire alarm system conforming to BS 5839, Part 6, Grade D, incorporating interlinked mains wired smoke alarms with integral battery back-up located in the escape route at all floor levels; additional interlinked heat alarm with integral battery back-up located in the kitchen; additional interlinked smoke alarm with integral battery back-up located in the lounge; and additional interlinked smoke alarms with integral battery back-up located in any cellar.

(d) Emergency lighting
· No requirement for emergency escape lighting with a standard escape route, but conventional artificial lighting is required for the escape route.

(e) Fire fighting equipment
· It is recommended that a fire blanket is situated in the kitchen and a simple multi-purpose fire extinguisher is situated in the hallway.

Shared house up of three to four storeys 

(a) Protected route of escape and fire doors
A 30 minute protected route is required, including:
· 30 minute fire-resisting construction.
· FD30 fire doors to all risk rooms.
· Cellar ceiling and stair spandrel boarding to provide 30 minutes fire resistance. Intumescent foam must be used to seal any gaps in the ceiling, e.g. at the edge of the ceiling or around pipe work.
· The final exit door must be openable from the inside without a key. Where a secondary porch door is present this also shall be fitted with a fastening that is openable from the inside without the use of a key. 

· Strongly recommended each bedroom door lock should similarly be openable without a key.
· Thumb-turn locks should be the equivalent of a five lever mortice as recognised by the Association of British Insurers.
(b) Escape windows
· Where the inherent design of the property has an “inner room” situation e.g. the route of escape is perhaps from stairs discharging into a kitchen or a living room and there is no feasible or practical solution available, the inspecting officer can allow an escape window to be introduced at first floor level – this must be at a height no greater than 4.5metres. Where dwelling units have lockable doors, escape windows must be located in the common parts.  

Inner rooms are not acceptable above first floor level. 
An escape window must incorporating a bottom opening light:
· not more than 1100mm above floor level.
· at least 450mm high and 450mm wide.
· not less than 0.33m2.
· that is open able from the inside without the use of a removable key.
The window must:
· not be located above first floor level.
· be above level ground with no obstruction.
(c) Automatic fire detection (afd)
· An LD3 Fire alarm system conforming to BS 5839, Part 6, Grade D, incorporating interlinked mains wired smoke alarms with integral battery back-up located in the lounge, the escape route at each floor level and any cellar; additional interlinked heat alarm with integral battery back-up located in the kitchen.

(d) Emergency lighting
· Emergency escape lighting required only if the escape route is long or complex or where there is no effective borrowed light. Conventional artificial lighting required.
(e) Fire fighting equipment
· It is recommended that a fire blanket is installed in the kitchen and a simple multi-purpose fire extinguisher is installed on each landing.

Signage is only required for the escape route if it is complex.
Flats- converted house

The house in multiple occupation definition related to converted  houses is set down in the Housing Act 2004, Section 257.In general it means a building converted into and consisting of self contained flats. Outside the scope of the definition are houses converted in compliance with the Building Regulations 1991 or later.

(3) Two-storey building converted into self-contained flats

(a) Protected route of escape and fire doors
A 30 minute protected route is required, including:
· 30 minute fire-resisting construction.
· FD30 fire doors to rooms opening onto escape route. 

· No requirement for fire doors within flats, but sound, well constructed and close-fitting conventional doors are required. 

· Cellar ceiling and stair spandrel boarding to provide 30 minutes fire resistance. 
Intumescent foam must be used to seal any gaps in the ceiling, e.g. at the edge of the ceiling or around pipe work.
Fire doors and, where appropriate, frames must:
· provide a minimum of 30 minutes fire resistance. Gaps between the door and frame should be as small as practicable, but not more than 3mm.

· be hung on three x 100mm steel butt hinges .
· be fitted with an overhead self closer device, to ensure that the door closes effectively into the latch key, flush against the rebates.

· incorporate cold smoke seals fitted either to the top and both sides of the door or to the frame rebates.

· incorporate intumescent strips fitted either to the top and both sides of the door or to the frame rebates. 

· on final assembly the label indicating fire-resisting performance must be fixed to the top door edge for identification purposes.

· the final exit door must be openable from the inside without a key. Where a secondary porch door is present this also shall be fitted with a fastening that is openable from the inside without the use of a key
· it is strongly recommended each flat door lock should similarly be openable without a key.

· thumb-turn locks should be the equivalent of a 5 lever mortice as recognised by the Association of British Insurers

· a lower standard of protection in the protected route may be acceptable if there are suitable escape windows from bedrooms and living rooms.

(b) Escape windows
· Where the inherent design of the flat has an inner room, i.e. the route of escape is perhaps into a kitchen a living room, and there is no feasible or practical solution available, the inspecting officer can allow escape windows to be introduced to the bedroom windows – these must be at a height no greater than 4.5metres. 

An escape window must incorporating a bottom opening light:
· not more than 1100mm above floor level.
· at least 450mm high and 450mm wide.
· not less than 0.33m2.
· that is openable from the inside without the use of a removable key.
The window must:
· not be located above first floor level.
· be above level ground with no obstruction.
(c)Automatic fire detection (afd)
Two fire alarm systems, comprising:
· an LD2 system, conforming to BS 5839, Part 6,  Grade D: incorporating interlinked, mains wired smoke alarms in the common areas and a heat detector in the lobby of each flat that opens onto the escape route and:
· an LD3 system, conforming to BS 5839, Part 6, Grade D, incorporating non-interlinked smoke alarms in the lobby of each flat that opens onto the escape route to protect the sleeping occupants of the flat. 

(d) Emergency lighting
· On the escape route, conventional artificial lighting is required. Emergency escape lighting required if the route is long or complex or where there is no effective borrowed light.
(e) Fire fighting equipment
· It is recommended that a fire blanket is to be provided in the kitchen and simple multi-purpose fire extinguisher is installed on each landing.

(4) three or four storey buildings converted into self-contained flats.
(a) Protected route of escape and fire doors.
A 30 minute protected route is required, including:
· 30 minute fire-resisting construction.
· FD30 doors to rooms opening onto escape route.
· No requirement for fire doors within flats, but sound, well constructed and close-fitting conventional doors are required. 

· cellar ceiling and stair spandrel boarding to provide 30 minutes fire resistance.   Intumescent foam must be used to seal any gaps in the ceiling, e.g. at the edge of the ceiling or around pipe work.
Fire doors and, where appropriate, frames must:
· provide a minimum of 30 minutes fire resistance. Gaps between the door and frame should be as small as practicable, but not more than 3mm.

· be hung on three x 100mm steel butt hinges.
· be fitted with an overhead self closer device, to ensure that the door closes effectively into the latch key, flush against the rebates.

· incorporate cold smoke seals fitted either to the top and both sides of the door or to the frame rebates.

· incorporate intumescent strips fitted either to the top and both sides of the door or to the frame rebates. 

· on final assembly the label indicating fire-resisting performance must be fixed to the top door edge for identification purposes.

· the final exit door must be openable from the inside without a key. Where a secondary porch door is present this also shall be fitted with a fastening that is openable from the inside without the use of a key. 

· it is strongly recommended each flat door lock should similarly be openable without a key.

· thumb-turn locks should be the equivalent of a five lever mortice as recognised by the Association of British Insurers.
(b) Escape windows
· Where the inherent design of a ground or first floor flat has an inner room, i.e. the route of escape is perhaps into a kitchen a living room, and there is no  feasible or practical solution available, the inspecting officer can allow escape windows to be introduced to the bedroom windows – these must be at a height no greater than 4.5metres. 
An inner room is not acceptable above first floor level.

An escape window must incorporating a bottom opening light:
· not more than 1100mm above floor level.
· at least 450mm high and 450mm wide.
· not less than 0.33m2.
· that is openable from the inside without the use of a removable key.
The window must:
· not be located above first floor level.
· be above level ground with no obstruction.
(c)Automatic Fire Detection (AFD)
Two fire alarm systems, comprising:
· an LD2 system, conforming to BS 5839, Part 6,  Grade A: incorporating interlinked, mains wired smoke alarms in the common areas and a heat detector in the lobby of each flat that opens onto the escape route and:
· an LD3 system, conforming to BS 5839, Part 6, Grade D, incorporating non-interlinked smoke alarms in the lobby of each flat that opens onto the escape route to protect the sleeping occupants of the flat. 
(d) Emergency lighting
· emergency escape lighting required if the route is long or complex or where there is no effective borrowed light otherwise conventional artificial lighting is acceptable.

(e) Fire fighting equipment
· it is recommended that a fire blanket is installed in the kitchen and a simple multi-purpose fire extinguisher is installed on each landing.

Final exit sign and signage along escape route if the escape route is complex.
Bedsits

Two-storey
(a) Protected route of escape and fire doors
A 30 minute protected route is required, including:
· 30 minute fire-resisting construction.
· FD30 doors to all risk rooms.

· cellar ceiling and stair spandrel boarding to provide 30 minutes fire resistance. Intumescent foam must be used to seal any gaps in the ceiling, e.g. at the edge of the ceiling or around pipe work.
Fire doors and, where appropriate, frames must: 

Provide a minimum of 30 minutes fire resistance. Gaps between the door and frame should be as small as practicable, but not more than 3mm.
· be hung on three x 100mm steel butt hinges.
· be fitted with an overhead self closer device, to ensure that the door closes effectively into the latch key, flush against the rebates.

· incorporate cold smoke seals fitted either to the top and both sides of the door or to the frame rebates.

· incorporate intumescent strips fitted either to the top and both sides of the door or to the frame rebates. 

· on final assembly the label indicating fire-resisting performance must be fixed to the top door edge for identification purposes.

· the final exit door must be openable from the inside without a key. Where a secondary porch door is present this also shall be fitted with a fastening that is openable from the inside without the use of a key. 
· it is strongly recommended each bedsit door lock should similarly be openable without a key.

· thumb-turn locks should be the equivalent of a five lever mortice as recognised by the Association of British Insurers

(b)Automatic fire detection (afd)
A mixed fire alarm system, comprising:
· an LD2 system, conforming to BS 5839, Part 6, Grade D, incorporating interlinked mains wired smoke alarms, with integral battery back-up, located throughout the escape route; and additional interlinked mains wired smoke alarms, with integral battery back-up, located in any cellar together with:
· where cooking facilities are sited within the bedsits - interlinked mains wired heat alarms, with integral battery back-up, located in each bedsit; and additional non-interlinked (battery) smoke alarm, conforming to BS 5839, Part 6, Grade D, with integral battery back-up, located in each bedsit.

· where cooking facilities are sited in a shared kitchen, not within the bedsits - interlinked smoke alarms, with integral battery backup, located in each bedsit and interlinked mains wired heat detectors, with integral battery back-up, located in each communal kitchen.
(c) Emergency lighting
· in the escape route, conventional artificial lighting is required. Emergency escape lighting may be required if there is no effective borrowed light.

(d) Fire fighting equipment
· it is recommended that a fire blanket is situated in each bedsit with cooking facilities and in the shared kitchen and that a multi-purpose fire extinguisher is installed on each floor of the common parts.

Three-storey

(a) Protected route of escape and fire doors
A 30 minute protected route is required, including:
· 30 minute fire-resisting construction.
· FD30 doors to all risk rooms.

· cellar ceiling and stair spandrel boarding to provide 30 minutes fire resistance.  
Fire doors and, where appropriate, frames must: 
· provide a minimum of 30 minutes fire resistance. Gaps between the door and frame should be as small as practicable, but not more than 3mm.

· be hung on three x 100mm steel butt hinges 

· be fitted with an overhead self closer device, to ensure that the door closes effectively into the latch key, flush against the rebates.

· incorporate cold smoke seals fitted either to the top and both sides of the door or to the frame rebates.

· incorporate intumescent strips fitted either to the top and both sides of the door or to the frame rebates. 

· on final assembly the label indicating fire-resisting performance must be fixed to the top door edge for identification purposes.

· the final exit door must be openable from the inside without a key. Where a secondary porch door is present this also shall be fitted with a fastening that is openable from the inside without the use of a key. 
· strongly recommended each bedsit door lock should similarly be openable without a key.

· thumb-turn locks should be the equivalent of a five lever mortice as recognised by the Association of British Insurers
(b)Automatic fire detection (afd)
A mixed fire alarm system, comprising:
· an LD2 system, conforming to BS 5839, Part 6, Grade A, incorporating interlinked mains wired smoke alarms, with integral battery back-up, located throughout the escape route; and additional interlinked mains wired smoke alarms, with integral battery back-up, located in any cellar together with

· where cooking facilities are sited within the bedsits - interlinked mains wired heat alarms, with integral battery back-up, located in each bedsit; and additional non-interlinked (battery) smoke alarm, conforming to BS 5839, Part 6, Grade D with integral battery back-up, located in each bedsit.

· where cooking facilities are sited in a shared kitchen, not within the bedsits -interlinked mains wired smoke alarms, with integral battery backup, located in each bedsit and mains wired interlinked heat detectors, with integral battery back-up, located in each communal kitchen.
(c) Emergency lighting
· conventional lighting is required. Emergency escape lighting maybe appropriate if escape route is complex or there is no effective borrowed light.
(d) Fire fighting equipment
· it is recommend a fire blanket in each bedsit with cooking facilities and in shared kitchens, together with a simple multi-purpose extinguisher on each floor in the common parts.
Final exit sign and signage along the escape route if the escape route is complex
5. Gas safety (installation and use) regulations 1998

You are legally responsible for ensuring that gas appliances are safe and well maintained by a gas safe registered engineer. The Gas Safety (installation and use) Regulations 1998 require you to:

a) ensure each gas appliance is serviced annually by a gas safe registered engineer and you must always have a current gas safety certificate.  

b) keep records for a minimum of two years of all inspection dates, any defects and details of action taken to remedy any problems.
c) provide copies of gas safety certificates to existing tenants within 28 days of the safety check being completed.
d) new tenants must be given a copy of the record before they move in.
e) copies of the above records must be available to authorised officers upon request.
6. Evidence requirements for a mandatory house in multiple occupation licence
A mandatory HMO licence includes a number of conditions that the licence holder will have to adhere to. The licence conditions include a number of requirements and a number of these require the licence holder to produce to a number of documents to Salford City Councils’ Landlord Licensing team, and these include:

· A Fire Detection and Alarm System Certificate (in accordance with BS5839) obtained in respect of the house within the last 12 months. This must be submitted on an annual basis.

· A periodic electrical survey inspection report for the whole of the electrical installation in accordance with current IEE wiring regulations. The report must be provided by a suitably trained, experienced and competent person i.e. NICEIC or ECA member, within the first twelve months of the licence period or upon termination of the current tenancy. 

· If the property is provided on a furnished basis including electrical appliances, the Licence Holder must produce a portable appliance test (PAT) certificate within the first twelve months of the licence period or upon termination of the currency tenancy 

In addition to evidence requirements the licence holder must ensure that he is familiar and compliant with the requirements of The Management of Houses in Multiple Occupation (England) Regulations 2006, Statutory Instrument No. 372. (Available on request from Salford City Council) 

Glossary
	Definitions

	Shared use
	Where one or more basic amenities (personal washing, toilet or kitchen) are shared by two or more households.


	Shared house
	A HMO 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. There is 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.


	Exclusive use
	Where a basic amenity is provided for the use of a single household.


	Single household
	Person(s) of the same family. 



	Family member
	Includes husband, wife, partner, child, step child, step parent, grandchild, grandparent, brother, sister, half-brother, half-sister, aunt, uncle, niece, cousin, foster child.


	Unit of living accommodation
	A part of the HMO occupied by a single household. This includes bedrooms in shared houses or flats, bed-sitting rooms, self contained flats (all basic amenities are provided for exclusive use of that household).
 

	Hostel
	Where board is provided as part of the occupation and it constitutes a persons only or main place of residence. Hostels include bed and breakfast and hotel accommodation used by persons as their only and main residence.



	Storey


	All habitable floors and basements, attic rooms and mezzanine floors.


	BS 5839 Part 6
	Originally published in 1995 was updated in 2002 with changes effective from September 2004. Before the change of the definition of a HMO this Code of practice/British Standards were often quoted for adherence by landlords in their rented accommodation of small HMOs, small shared houses, care homes etc in respect of fire safety.



	BS 5839 Part 1
	This refers to a commercial type alarm system with indicating and control equipment (i.e. alarm panel in the hallway) and actuation/ break glass points and remote sounders 

	Grade D
	This refers to the degree of electrical power supply. An alarm system quoting this grade (there are grades A-F in BS 5839 Part 6) as operation via a 230 volt  domestic electric supply and additionally needs to come with a battery back-up fitting. This is because it is recognised there is vulnerability with the electrical supply being disconnected i.e. unpaid bills by a landlord.



	Type L2
	British Standards regarding fire alarm designs refer to a type of coverage that should be installed in certain buildings, this means a system designed for “life protection” and in this case the installation covers all risk rooms, including store areas all escape routes and the cellar.



	Type L3
	One level down from L2 design/ coverage of fire alarm. It again will be a panel operated system and cover escape routes and the rooms adjoining the escape route. It is a basic commercial alarm package that in converted self contained flats would cover the escape route and the lobby/hall beyond the entrance to the flat.



	Type LD3
	This type of alarm describes an automatic interlinked system of a kind developed with the advancement in fire safety in dwelling houses as stated in old and new Part 6 British Standard D. The system consists of interconnected smoke/heat alarms to all escape routes, risk rooms, the kitchen and cellar.     




Contact list
Housing Standards and enforcement 

Housing Market Support, 2nd Floor Civic Centre, Swinton, M27 5BY

Tel. 0161 793 3150
E-mail. hmo@salford.gov.uk

Landlord licensing team

Housing Market Support, 2nd  Floor Civic Centre, Swinton, M27 5BY

Tel. 0161 793 3344

E-mail. landlord.licensing@salford.gov.uk

Landlord accreditation team

Housing Market Support, 2nd  Floor Civic Centre, Swinton, M27 5BY

Tel. 0161 793 3270

E-mail. landlord.accreditation@salford.gov.uk
