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1.       
Introduction 

 
This guidance document is to notify owners and managers of the standards required of 
Houses in Multiple Occupation (HMOs). The standards   include information  on  the 
amenities required for the occupiers of the property, room sizes, fire safety of the 
property and management of the property. 

 
Amenities are toilets, bathrooms, kitchens and personal washing facilities and when 
assessing the number of amenities consideration is given to the proposed number of 
persons and households that are intended to occupy a property.  The purpose is so 
that a HMO has a sufficient quantities/numbers of relevant amenities and space for the 
proposed number of persons and households intended to occupy the HMO. 

 
This guidance replaces previous guidance and standards the Council has issued in the 
past and takes into account the new national minimum room sizes that come into 
force on 1 October 2018. 

 
A  HMO  licence  will  specify  the  maximum  permitted  number  of  occupants  and  
or households.  The occupancy number will depend upon the number and size of 
rooms and the amenities available within the property. 

 
The Council is required to include on licences mandatory conditions set by central 
government. In addition, the Council may include further licence conditions relating to 
housing and management standards. 

 
Also, when deciding whether to grant a licence, the Council must be satisfied that the 
HMO is reasonably suitable for occupation by the maximum permitted number of 
households or persons. When deciding these issues, the Council will have regard to the 
standards set out in this document. Each decision on these issues will be made on the 
individual circumstances of the case. 

 
The standards contained in this document also relate to HMOs that do not require a 
licence. This would include any residential property occupied by 3 or 4 persons forming 
2 or more households. 

 
All HMOs are subject to the Housing Health & Safety Rating System (HHSRS). This 
is a risk-based evaluation tool to help local authorities to identify and protect occupants 
against potential risks and hazards to health and safety from any deficiencies identified 
in dwellings. If a Category 1 hazard is identified within an HMO any improvement notice 
issued by the Council under the Housing Act 2004 in relation to that hazard must be 
served on the HMO Licence Holder even if that person is not the owner of the property. 

 
The HHSRS will address hazards within a property. Should this guidance be followed 
and a property is maintained in good repair and condition, then hazards identified 
within a HMO are unlikely to be Category 1 or high banded Category 2 hazards. 
However, the Council has a duty to take formal action if a category 1 hazard is identified 
and may take action on category 2 hazards. 
 

A. Rules  Applicable for Mandatory HMO Licensing 
 

 A licence is required where there are 5 or more persons from 2 or more households 

living together in a property.  

The licence will be valid for 5 years from the date of issue or 1 year from date of issue  
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when  there is compliance issues; it will specify the maximum number of occupants or 

households. 

The occupancy number will depend upon the number and size of rooms and the kitchen 
and bathroom facilities. 

  
 • The Council is required to maintain a Public Register of all premises licensed under 

this scheme, which can be viewed at the main office address, identified above. 
  
 • Any person who operates an HMO without the requisite licence or allows a greater 

number of occupants than that allowed by the licence will be guilty of an offence 
and may on conviction be liable to a unlimited fine. 

  
 • Failure to comply with any conditions attached to the licence may result in a 

financial penalty of up to £30,000 or prosecution with unlimited fine. 
  
 Fees 
  
 The fees for initial applications are based on a property consisting of five lettings and 

are as follows:- 

HOUSES IN MULTIPLE OCCUPATION Fee 426 

HMO  Application Fee 426 

HMO Licence Fee  up to 5 Units 257 

Additional licence fee 5 units  and above 
per unit 

32 

Amendment of Licence 35 
 

 

  

 The fee income will be used to provide the following services:- 

• Processing of application and collection of fee 

• Determination of Fit and Proper Person 

• Inspection of the property, preparation of licence and re-visit if appropriate to verify 
compliance 

• Enforcement and policing of houses in multiple occupation in the borough 
 

Submission Requirements for Application 

 
 

B. Completed applications must be accompanied by the following       
documentation:- 

 
A current Gas Safety Certificate (CP12) issued by a Corgi registered gas  engineer 
(where gas is used in the house). 

 
A declaration by a competent person that all electrical appliances provided by the 
landlord have been tested and are in safe working condition.  (Competency may be 
through technical knowledge or experience but must be carried out in accordance 
with the requirements of the Electricity at Work  Regulations). 

 
A copy of the current electrical safety inspection of the hard wired system. This is 
required every 5 years and a report produced on the recognised  form. (The 
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inspection must be carried out by an authorised competent person who is a member 
of a scheme approved by the Office of the Deputy Prime Minister e.g.  NICEIC or 
ECA). 

 
A plan of the premises. This plan must identify all room identifying type eg bedroom, 
bathroom etc  and  the dimensions must be  provided  for   all habitable rooms 
excluding bathroom .It is necessary in the kitchen to identify  work surfaces, storage 
spaces and cooking  facilities. The number and location of amenities within the house 
must  be shown. All fire  doors and fire escape routes, emergency lighting  where  
necessary and any fire  detection equipment  must be identified. 
 
A declaration that all smoke alarms have been maintained in proper working  order. 
 
A declaration that all furniture supplied by the landlord is in a safe condition and that 
where appropriate it complies with the Furniture and Furnishings (Fire) (Safety) 
Regulations 1988. 
 
A declaration that any gas appliance in the HMO meets any safety requirements 
contained in any enactment. 
 
There are now minimum space standards applied as specified in section 2. 
 

C. Fit and Proper Person Requirements 
 

Fit  and Proper Person submission must be provided with the application  and there is 
a requirement for a minimum  disclosure certificate (Disclosure Scotland Service) . 
 
In deciding whether the proposed licence holder or proposed manger is a fit and proper 
person the Council must take into account circumstances which may compromise the 
welfare of the tenants and the good management of the property.  It must consider 
amongst other things: - 
  
 • any previous convictions relating to violence, sexual offences, drugs, fraud or 

other dishonesty 
  
 • whether the person has broken laws relating to housing or landlord and tenant 

issues 
  
 • whether the person has been found guilty of unlawful discrimination in 

connection with the running of a business 
  
 • whether the person has previously managed HMOs and has infringed any 

Approved Code of Practice or been refused a licence. 
  
 To enable the Council to determine whether the proposed licence holder or 

manager is a suitable person the applicant(s) must:- 
 • provide evidence that the intended licence holder/manager has no unspent 

criminal convictions relevant to the above clauses.  Evidence provided in a basic 
disclosure from Disclosure Scotland Service will satisfy this requirement.  
Applications for this information can be obtained by going on line to 
https://www.gov.uk/disclosure-barring-service-check/overview or by tel 
08706096006 for further information. 

  
 • make a declaration regarding the other issues detailed on the  application form 

https://www.gov.uk/disclosure-barring-service-check/overview
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regarding suitability to properly manage the HMO. This will cover information as to 
whether there have been any County Court judgements made relating to tenancy 
issues. 

  
 • indicate whether it has been necessary for this or any other local authority to 

take action for failure to comply with any relevant Housing legislation or Approved 
Codes of Practice or issue an HMO Control Order or Interim or Final Management 
Order in respect of properties owned or managed by the applicant. 

  
 • disclose information which may show that any person associated or formerly 

associated with the intended licence holder has done any of the above things, 
since it is necessary to consider this evidence and its relevancy to the applicant’s 
suitability. 
 

2. Space Standards 
 

Minimum bedroom sizes 

Property with communal lounge (excluding 

kitchen) 

Minimum room size in 

metres squared (m2) 

Bedroom for 1 person 6.51 m² 

Bedroom for 2 people living together as a 

couple 

10.22m2 - 11.0 m² 

(See Note below) 

Bedroom for 2 people not living together as a 

couple 

10.22m2 - 13.0 m² 

(See Note below) 

Bedroom for under 10yrs of age (Let in 

connection with one of the rooms above) 

4.64 m² -6.5 m² 

Property without communal lounge Minimum room size 

Bedroom for 1 person 10.0 m² 

Bedroom for 2 people 15.0 m² 

Letting contains cooking facilities Minimum room size 

Bedroom for 1 person 13.0 m² 

Bedroom for 2 people 15.0 m² 

Bedroom for under 10yrs of age (Let in 

connection with one of the rooms above) 

4.64 m² -6.5 m² 

 

The calculation of room size only takes into consideration that part of the room where 
the ceiling height is greater than 1.5m and only takes account of useable space. 
 
All rooms used for sleeping accommodation must have natural ventilation, natural 
lighting and an unobstructed outlook and must also be capable of accommodating: 
 
1)  a bed 
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2)  a wardrobe (unless there is a built-in wardrobe or cupboard of adequate size) 
 

3)  a chest of drawers 
 
Room measurements refer to useable space and would not take into account the space 
that is occupied by en-suite facilities. 

 
Note: The minimum bedroom size for 2 people sharing is set nationally as 10.22m2. 
However, in the case of a bedroom for 2 people living together as a couple, the Council 
will undertake an HHSRS assessment in respect of any room less than 11.0m2 in area to 
determine whether the limited space available gives rise to any Category 1 or Category 
2 hazards.  In the case of a bedroom for 2 people not living together as a couple, an 
HHSRS assessment will be undertaken in respect of any room less than 13.0m2. 
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3. Space Heating 
 

1) Space heating must be provided in each room used as sleeping or living 
accommodation (i.e. bedrooms and common rooms). 

 
2)  It must be sufficient to protect the occupiers from excess cold and 

controllable enough to protect them from excess heat. 
 

3)  Where central heating is not installed other adequate, appropriate, 
affordable, programmable, controllable and efficient heating sources must 
be provided. The property should be free from category 1 hazards. 

 
4) Space heating must be permanent and fixed; portable heaters will not be 

accepted. 
 

5)  A healthy indoor temperature is around 21°C, although cold is not 
generally perceived until the temperature drops below 18°C. 

 
4. Bathing and Toilet Facilities 

 

Number of 

occupiers 

Number of bathrooms 
 

(bath or shower & wash hand 

basin) 

Number of WCs 
 

(WC and wash hand 

basin) 

 

 

3- 4 

 

1 
 

1 

 

 
 

5 

 

 
 

1 

1 
 

(must be in a separate 

compartment to the 

bathroom) 

 

 
 

6-9 

 

 
 

2 

2 
 

(1 must be in a separate 

compartment to the 

bathrooms) 

 

 
 

10 

 

 
 

2 

2 
 

(must be in separate 

compartment to the 

bathrooms) 

 

1) The facility must allow for privacy. 
 

2) All baths, showers and wash hand basins in an HMO must be equipped with 

taps providing an adequate supply of cold and constant hot water. 
 

3) All bathrooms in an HMO must be suitable and adequately heated and ventilated. 
 

4) All bathrooms and toilets in an HMO must be of an adequate size and layout. 
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5) All bathrooms and toilets in an HMO must be suitably located in or in relation to the 

living accommodation in the HMO. 
 

6) Rooms should be provided with adequate ventilation and electric lighting. 
 

7) The adjacent or surrounding walls around baths, showers and wash hand basins 

must have non-porous and easily cleansable finish. 
 

8) A suitable locking mechanism must be fitted to the access door to ensure privacy. 
 

9) All baths, toilets and wash hand basins in an HMO must be fit for purpose. 
 

10)  Where separate toilets are provided, a wash hand basin (WHB) must be fitted in the 

toilet compartment or directly outside of the toilet compartment. 
 

11)  Where occupancy levels are above those stated in the table below, the principle of 

1 separate toilet with an associated WHB must be provided for every 5 or part there 

of occupiers. 
 

12)  Where occupancy levels above those stated in the table below, the principle of 1 

bathroom containing a wash hand basin and bath or shower must be provided for 

every 5 or part there of additional occupiers. 
 

13)  Where reasonably practicable, for bedsits, properties let on an individual room 
basis, bed and breakfasts and hostels: 

 
• Each letting must be provided with a hand wash basin; if the room is also 

provided with cooking facilities then a sink with a satisfactory supply of cold 
water and constant hot water must also be provided. 

 
• Each hand wash basin must be provided with a satisfactory supply of cold water 

and constant hot water and a suitable waste drainage connection. 
 
5.       Security 

 
1) All ground floor and other accessible windows must be protected by the provision of 

suitable window locks or other appropriate security measures. Keys must be readily 
available at all times. See HMO fire precautions guidance note for escape windows. 

 
2)  The front and rear doors must be of sound construction and well maintained. 

 
3)  Front and rear access doors must be provided with a secure lock; these must be to the 

relevant British or equivalent European Standard.  Doors fitted with a lock, including final 
exit doors forming part of the means of escape, must be capable of being opened from 
the inside without the use of a key to facilitate escape in the case of fire. In addition, the 
rear door is to be provided with a barrel bolt (200mm min) unless the door is fitted with a 
shoot bolt locking mechanism (3 or 5-point locking). 

 
4)  Where locks are fitted to bedroom doors they must be capable of being opened from 

inside the room without the use of a key to facilitate escape in the case of fire. 
 
6.       Kitchen Facilities 

 
There must be a kitchen, suitably located in relation to the living accommodation, having a 
suitable layout and size and equipped with adequate facilities so as to allow the safe and 
hygienic storage, preparation and cooking of food. Requirements of a kitchen are detailed in 
the table that follows: - 
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Number of 

occupiers 

 

Minimum Kitchen Facilities Required 
 

1 – 6 

persons 

1 gas or electric cooker with a minimum of 4 burners/rings, grill and oven. 
The cooking facilities should be sited away from doorways with a minimum 
of 300mm of worktop either side of the cooker 

 

1 sink with a draining board and a hot and cold water supply 
 

Fridge(s) with a total capacity of 150 litres 
 

Separate freezer OR equivalent size fridge/freezer 
 

1.5 linear meters of workbench next to cooking facilities 
 

Electrical sockets must be sufficient to facilitate the use of each fixed 
appliance plus two double socket outlets. 

 

500mm cabinet per person 

7 – 12 

persons 

1 gas or electric cooker with a minimum of 4 burners/rings, grill and oven 
plus 1 microwave  OR 

 

2 gas or electric cookers each with a minimum of 4 burners/rings, grill and 
oven cookers. 

 

The cooking facilities should be sited away from doorways with a minimum 
of 300mm of worktop either side of the cooker(s) 

 

2 sinks with draining boards and a hot and cold water supply  OR 1 sink with 
a draining board and a hot and cold water supply and 1 dishwasher 

 

Fridge(s) with a total capacity of 170 litres plus 20 litres per person in 
excess of 7 persons. 

 

Separate freezer(s) OR equivalent size fridge/freezer 
 

3 linear meters of workbench next to cooking facilities 
 

Electrical sockets must be sufficient to facilitate the use of each fixed 
appliance plus two double socket outlets. 

 

500mm cabinet per person 

12+ 
 

persons 

Where there are more than 12 persons an additional oven, grill and 4 burner 
hob and kettle must be provided as well as an additional 1.5 linear metres of 
work bench must be provided 

 
 
 
 
 
 
 

Bedsit 

Cooking - two burner hob, an oven, grill and kettle. 
 

500mm wall cabinet. 
 

Refrigerator with a minimum capacity of 40 litres, together with a freezer 
compartment. 

 

Suitably sized sink and drainer, provided with a satisfactory supply of cold 
and constant hot water, and properly connected to the drainage system. 

 

Food Preparation - a worktop or table of suitable material at least 500mm x 
1000mm. 

 

In addition to what is set out in the above table please note that walls adjacent to work 
surfaces must be provided with a non-porous and easily cleansable finish. The room must 
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be provided with an externally vented extraction system. The food preparation area should 
ideally be located within 1 storey of the sleeping accommodation and provided with a 
suitably sized bin for the storage of kitchen rubbish. For up to 6 persons the kitchen or 
kitchen area should have a usable floor area (measured wall to wall, including space 

occupied by units/cabinets) of at least 7.0m2. For each occupant in excess of 6 an additional 
1.0m2 per person is required up to a maximum of 13.0m2

 

 
7.       Management Arrangements 

 
In  deciding  whether  the   proposed   management  arrangements  for  the   house   are 
satisfactory, the Council must be satisfied that the person proposed to be responsible for 
the management of the house has sufficient competency to be so involved, and that the 
proposed management structures and funding arrangements are suitable. 

 
The person(s) responsible for managing a licensable HMO may be required to attend a 
suitable training course, approved by the local authority, to demonstrate their competency 
and knowledge of housing and tenancy related matters. These courses could be provided 
by organisations such as the National Landlords Association (https://landlords.org.uk/), the 
Residential Landlords Association (https://www.rla.org.uk/) or independent providers such 
as DASH Services (www.dashservices.org.uk) or other Local Authorities. 

 

8.       Management Statement 
 
The intended licence holder must provide evidence of the arrangements for the proper 
management of the property. To satisfy this requirement the applicant must provide a 
statement detailing arrangements which cover the following matters: 

 
1) The periodic inspection of the property at an interval of at least 6 monthly, both 

internally and externally, to identify where repair or maintenance is needed and the 
measures which will be taken to respond to problems identified. 

 
2) Planned maintenance programmes. 

 
3) Measures  to  prevent  or  reduce  anti-social  behaviour  by  persons  occupying  or 

visiting the property. 
 

4) Fire safety instructions. 
 
9.       Tenancy Management 

 
The intended Licence holder must provide evidence of the arrangements for the proper 
management of the tenancy (or any other agreement relating to occupation of the property, 
whether or not that agreement constitutes a tenancy). This evidence should form a 
statement which covers arrangements for: 

 
1) Dealing with anti-social behaviour practised by the occupants or persons visiting the 

HMO. 
 

2) The enforcement of the tenancy/occupation agreement when appropriate. 
 

3) Occupants to report defects, including emergencies and tenancy issues. 
 

4) Providing instructions to occupants and any employees which detail actions to be 
taken in the event of a fire, including the means of escape. 

https://landlords.org.uk/
https://www.rla.org.uk/
http://www.dashservices.org.uk/
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5) Informing occupants of their duties and responsibilities not to frustrate the efforts of 
the landlord/licence holder in complying with conditions of the licence and to allow 
access at all reasonable times to enable compliance. 

 
10.     Children in HMOs 

 
When calculating amenities that are required within a HMO a child is counted as one person 
irrespective of their age. 

 
A bed shall be provided for exclusive use by the child, within the bedroom. The room must 
therefore be large enough to accommodate this bed if it is envisaged that the child will be 
occupying the same room as the carer. 

 
After the age of 24 months it is envisaged that the child will have its own room within the 
HMO and this room must be appropriate for use by the child, given the set up and 
composition of the other residents expected to reside within the HMO. 

 
There should be sufficient communal and recreational space for the child or children within 
that HMO where play can be undertaken in a safe environment given the envisaged 
composition and make up of other residents residing within that same HMO. 

 
Where the amenity is provided in a house likely to be occupied by children the facilities must 
include a bath. 

 
11.     Storage and disposal of household waste at the HMO pending collection 

 
As of 1 October 2018 a new mandatory condition will be attached to all HMO licences. This 
condition requires the licence holder to comply with any scheme which is provided by the 
local housing authority to the licence holder and which relates to the storage and disposal of 
household waste at the HMO pending collection. 

 

North Tyneside Council provides collection of household waste and details of this scheme 
are published on the Council’s website. 

 
As such the licence holder must ensure that there are suitable refuse storage facilities and 
sufficiently sized receptacles provided when the licence comes into force and at the start of 
every new tenancy, thereafter. Ensure that clear verbal and written instruction/information is 
provided to each resident of the property concerning the storage and disposal of waste. This 
information must include specific detail about what refuse is deposited into what bin, the 
collection days, how and when to present the waste receptacle for collection by the Waste 
Collection Authority and when to take the receptacle back into the curtilage of the dwelling. 
Information concerning the disposal of bulky items of waste such as furniture and white 
goods must also be provided to the residents of the dwelling. A record of this information 
must be produced upon demand to the Council. 

 
12.     Fire Safety – Introduction 

 
The fire safety standards in this guide are based on many of the principles contained within 
the Housing – Fire Safety guidance document produced by the Local Authorities 
Coordinators of Regulatory Service (LACORS) (now known as Local Government 
Regulation). 

 
These   standards   contain   general   principles   applicable   to   properties   of   traditional 
construction with a standard layout. Further information on LACORS Fire Safety Guidance 
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can be found at: 
https://www.gov.uk/government/collections/fire-safety-law-and-guidance-documents-for- 
business 

 

In circumstances where construction standards are poor, properties have an unusual layout, 
travel distances are excessive, or occupants are considered ‘high risk’ then additional 
measures may be required. 

 
Likewise, where standards encountered in some areas are found to be over and above that 
required, or for example where a secondary means of escape is provided, this may enable 
standards in other areas to be relaxed. 

 
For bedsits or properties of more than 4 storeys, or those housing ‘high risk’ occupants, 
individual consideration by North Tyneside Council and Tyne and Wear Fire and Rescue 
Services will be required and a fire risk assessment must always be undertaken. 

 
The Regulatory Reform (Fire Safety) (Order 2005) 
This order is enforced by Tyne & Wear Fire and Rescue Service and requires that the 
‘Responsible Person’ (the landlord or the managing agent in the case of an HMO) carries 
out and regularly reviews a Fire Risk Assessment of the HMO. This assessment will identify 
what needs to be done to prevent fire and to keep people safe in the event of fire. If a 
landlord does not have the expertise or time to do the fire risk assessment the landlord will 
need to appoint a competent person to help e.g. a professional fire risk assessor. If a 
landlord is not sure if the fire risk assessment has been carried properly Tyne and Wear Fire 
and Rescue may be able to give a landlord advice on the risk assessment however they do 
not offer a private service of carrying out fire risk assessments for landlords. Further 
information     can     be     obtained     from      https://www.gov.uk/workplace-fire-safety-your- 
responsibilities/fire-risk-assessments 

 

13. Fire Safety - General principles 

 
1)  Escape routes to be kept free of obstructions and combustible materials at all times. 

 
2)  Emergency lighting to be provided if escape route is long, complex or lacks sufficient 

borrowed light. Complying with the recommendations of BS 5266, Part 1 current 
edition. 

 
3) All smoke or heat detectors to be hard-wired, interlinked and comply with the 

recommendations of BS 5839, Part 1 or 6, current edition. 
 

4) Unoccupied basements to be covered by the interlinked fire detection system as 
detailed above. 

 
5)  Final exit doors to lead to a place of safety and to be openable from the inside 

without the use of a key. 
 

6)  Any locks fitted to bedroom doors to be openable from the inside without the use of a 
key. 

 
7)  Where a fire door is provided (and, unless it is expressly stated otherwise, a fire door 

refers to the complete door set) the fire door must provide a minimum of 30 minutes 
protection have intumescent and cold smoke seals, hung on 3 fire rated hinges and 
provided with a self-closing device. 

 

 

https://www.gov.uk/government/collections/fire-safety-law-and-guidance-documents-for-business
https://www.gov.uk/government/collections/fire-safety-law-and-guidance-documents-for-business
https://www.gov.uk/government/collections/fire-safety-law-and-guidance-documents-for-business
https://www.gov.uk/workplace-fire-safety-your-responsibilities/fire-risk-assessments
https://www.gov.uk/workplace-fire-safety-your-responsibilities/fire-risk-assessments
https://www.gov.uk/workplace-fire-safety-your-responsibilities/fire-risk-assessments
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8)  Polystyrene ceiling and wall tiles shall not be permitted. 
 

9)  A light duty fire blanket shall be provided in all kitchens. 
 

10)Habitable inner rooms will only be acceptable on a floor not more than 4.5m above 
ground level (first floor level) subject to general requirements laid out in LACORS 
guidance and Building Regulations Approved Document B. 

 
11)Escape windows to comply with the requirements laid down in LACORS guidance 

and Building Regulations Approved Document B. 
 

12)Landlord  or  agent  to  provide  adequate  fire  safety  instructions  for  residents  at 
commencement of tenancy and where necessary to any employees. 

 
13)Compliance with these standards does not negate the requirement to carry out a 

suitable and sufficient fire safety risk assessment as required by the Regulatory 
Reform (Fire Safety) Order 2005  (please see HM Government Fire Safety Risk 
Assessment – Sleeping Accommodation (ISBN 978 185112817 4) 
https://www.gov.uk/government/publications/fire-safety-risk-assessment-sleeping- 
accommodation) 

 

14)Further guidance can be sought from the Local Government Association (LGA) Fire 
Safety in Purpose Build Block of Flats publication (https://www.local.gov.uk/fire- 
safety-purpose-built-flats) and the National Fire Chiefs Council Fire Safety in 
Specialised Housing Guide (https://www.nationalfirechiefs.org.uk/News/nfcc- 
launches-specialised-housing-guidance) to assist in conducting your Fire Risk 
Assessment. 

 
14.     Requirement for 3 and 4 storey properties 

 
Fire detection 
Grade D, LD1 system i.e. smoke alarms on the escape route on all levels, in all risk rooms 
in which a fire might start (e.g. communal living room, utility room, all bedrooms), in any 
unoccupied basement and a heat detector in the kitchen. 

 
Escape route 
A 30-minute protected escape route is required; all doors and walls from risk rooms 
(including rooms containing gas burning appliances) leading onto or forming part of the 
means of escape shall provide 30 minutes of fire resistance. 

 
Any cupboards on the means of escape used to store combustible materials, or house gas 
or electricity meters to offer 30 minutes of fire resistance to means of escape. 

 
Fire separation 
30 minutes fire separation required between all risk rooms and the floor above. 30 minutes 
fire separation required between any unoccupied basement and the ground floor, including 
a full 30-minute fire door (FD30S) and door set (with a self-closing devise, cold smoke seals 
and intumescent strips, hung on 3 suitable hinges) fitted at the head of the basement stairs. 

https://www.gov.uk/government/publications/fire-safety-risk-assessment-sleeping-accommodation
https://www.gov.uk/government/publications/fire-safety-risk-assessment-sleeping-accommodation
https://www.gov.uk/government/publications/fire-safety-risk-assessment-sleeping-accommodation
https://www.local.gov.uk/fire-safety-purpose-built-flats
https://www.local.gov.uk/fire-safety-purpose-built-flats
https://www.local.gov.uk/fire-safety-purpose-built-flats
https://www.nationalfirechiefs.org.uk/News/nfcc-launches-specialised-housing-guidance
https://www.nationalfirechiefs.org.uk/News/nfcc-launches-specialised-housing-guidance
https://www.nationalfirechiefs.org.uk/News/nfcc-launches-specialised-housing-guidance
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15.     Requirements for 1 and 2 story properties 
 

Fire detection 
Grade D, LD2 system i.e. smoke alarms on the escape route on all levels, in all communal 
risk rooms (e.g. living room, utility room), in any unoccupied basement and a heat detector 
in the kitchen. 

 
Escape route 
No requirement for full 30-minute protected route.  However, 30 minutes of fire separation, 
including fire doors, required from all communal risk rooms leading on to the means of 
escape.  Otherwise escape route walls to be of sound traditional construction and not pass 
through any risk rooms. 
Any cupboards on the means of escape used to store combustible materials, or housing gas 
or electricity meters to offer 30 minutes of fire resistance to the means of escape. 
Alternatively, where such cupboards do not contain gas or electricity meters and do not 
meet the required fire safety standard, combustible materials should be removed, and the 
cupboard screwed, or lock shut. 

 
Fire separation 
30 minutes fire separation required between any unoccupied basement and the ground 
floor, including a full 30-minute fire door and door set fitted at the head of the basement 
stairs, where basement is used to store combustible materials and/or houses gas or 
electricity meters.  However, relaxed standards apply where the basements are free of 
combustible materials, where there are no gas or electricity meters, well managed and only 
accessible by the landlord. 

 
16.     Locations where a fire door must be situated 

 

FIRE DOORS 3 OR MORE 

STOREYS 

2 

STOREYS 

SINGLE LEVEL 

(FLATS) 

Kitchen Yes Yes Yes 

Living room(s) Yes Yes Yes 

Bedrooms Yes No No 

Cupboards opening onto the escape route 
 

(housing gas or electricity meters or used to 

store combustible materials) 

 
 

Yes 

 
 

Yes 

 
 

Yes 

Other rooms opening onto the escape route 

and containing gas burning appliances 

 
Yes 

 
Yes 

 
Yes 

Unoccupied basements Yes No No 

Front entrance door from street No No No 

Front entrance door from common 

hall/staircase 

 

Yes 
 

Yes 
 

Yes 
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17. Smoke and Heat alarms and detection 
 

The minimum locations where a hard wired (incorporating a battery backup) interlinked 
heat and smoke detectors and alarms must be located are indicated in the table below: 
- 

 

ALARMS (HARD WIRED 

AND INTERLINKED) 

3 OR MORE 

STOREYS 

2 STOREYS SINGLE STOREY 

(FLATS) 

HEAT 

DETECTOR/SOUNDER 

   

Kitchen Yes Yes Yes 

SMOKE 

DETECTOR/SOUNDER 

   

Living room(s) Yes Yes Yes 

Bedrooms Yes No (Yes for inner rooms) No (Yes for inner 

rooms) 

Common parts Yes Yes Yes 
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DEFINITION 

BS 5839: Pt.6 grades fire detection systems from Grade F up to Grade A. Generally 
speaking, the greater the fire risk and the more demanding the application, the more 
comprehensive the system needs to be. 

Grade F - System of one or more battery powered smoke alarms (and heat alarms if 
required)  

Grade E - System of interlinked mains powered smoke alarms (and heat alarms if 
required) with NO stand-by supply. The interlink can be hardwired or radio-
interlinked. Please note that Safelincs Ltd will not sell Grade E alarms, as we only 
recommend alarms with backup batteries.  

Grade D - System incorporating one or more interlinked mains powered smoke alarms 
(and heat alarms if required), each with an integral stand-by supply. The interlink 
can be hardwired or radio-interlinked.  

Grade C - System consisting of fire detectors and alarm sounders (which may be 
smoke alarms) connected to a common power supply, comprising normal mains 
and stand-by supply, with central control equipment  

Grade B - Fire detection and alarm system comprising fire detectors (other than smoke 
alarms), fire alarm sounders and control and indicating equipment to either BS EN 
54-2 (and power supply to BS EN 54-4), or to Annex C of BS 5839: Pt.6  

Grade A - Fire detection system incorporating control and indicating equipment to BS 
EN 54-2, and power supply to BS EN 54-4, installed to BS 5839: Pt.1 with some 
very minor exceptions 

 

Mains Powered Smoke Alarms with Back-up Battery - Grade D  

The problems outlined above can be overcome by using mains powered alarms that 
incorporate, within each alarm, a stand-by supply such as a primary or rechargeable 
battery. The alarms have to be interconnected either through wiring or radio-interlink. The 
mains power supply can come from a dedicated power supply directly from the fuse box or 
from the nearest permanently powered light fitting, as long as the smoke alarm heads can 
be removed without removing the base as well. 
 
Grade D is required for new, owner-occupied buildings of up to three storeys, two storey 
rented properties and existing, owner-occupied buildings of more than two storeys. Very 
large storeys (>200m2) might require Grade B alarm system. 
 
A question remains for landlords - can they be sure that their tenants are paying their 
electricity bills? Given that many tenants may have low incomes (in many local authorities, 
70% or more of all tenants are on subsidised incomes), they may well experience periods 
of disconnection - and yet the landlord could well be liable if the alarm fails to sound 
because the tenant has not paid his or her bills! Unfair or not, as the law stands, it 
obviously makes good commercial sense to ensure that a reliable, ideally re-chargeable 
and sealed-in backup battery is in place. 
 
The minimum back-up duration recommended is 72 hours, and the Code acknowledges 
that there could well be circumstances where a longer stand-by period is justified e.g. 
tenants' inability to pay their electricity bill. 

 

https://www.safelincs.co.uk/Radio-Interlinked-Smoke-Alarms/
https://www.safelincs.co.uk/Radio-Interlinked-Smoke-Alarms/
/mains-powered-smoke-alarms/
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Within the A - F grades defined earlier, the standard identifies three different categories of 
protection: 

LD1 - A system installed throughout the dwelling, incorporating detectors in all 
circulation spaces that form part of the escape routes from the dwelling, and in all 
rooms and areas in which fire might start, other than toilets, bathrooms and shower 
rooms  

LD2 - A system incorporating detectors in all circulation spaces that form part of the 
escape routes from the premises, and in all rooms or areas that present a high risk 
of fire to occupants  

LD3 - A system incorporating detectors in all circulation spaces that form part of the 
escape routes from the premises 

 

 


