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Equality Analysis 
 

Title of activity: 
Introduce an extended Houses in Multiple Occupation (HMO) licensing 
scheme in Bedford 
Summary of activity:  
Additional HMO licensing can be introduced where a significant proportion of 
the HMOs in an area are being managed ineffectively, regarding standards of 
safety and management, by landlords.  The total number of HMOs within the 
Borough is approximately 1,200. 
 
Bedford Borough Council currently operates a mandatory HMO licensing 
scheme (3 storeys or more, 5 or more occupants, shared amenities) as per 
the Housing Act 2004.  This has been successful in protecting the public and 
driving up property standards in these particular premises where often 
vulnerable members of the public live.  These mandatory licensed HMO 
premises account for 70 premises within the Borough.  Property standards 
and safety would also be improved if the licensing was extended to a greater 
proportion of other types of HMOs.  It is therefore anticipated that this scheme 
would account for approximately 1,200 HMOs of the total number within the 
Borough. 
 
It is intended that this proposal will contribute to the Council’s vision to ’work 
with its communities and partners to improve the local quality of life’ and will 
also improve those HMOs in the area that are poorly managed.  The target is 
to increase the broad level of compliance for management and fire safety of 
homes in this sector from 62 to 85%.  This will improve living conditions for 
local tenants bringing an estimated 1,200 HMOs which are not currently 
licensed within the statutory scheme. 
Lead officer: 
John Molyneux – Head of Environmental Health & Trading Standards 
Equality analysis team: 
John Molyneux – Head of Environmental Health & Trading Standards  
Lynn Gell – Service Manager (Community Regulation) 
Julie Monk – EHO (HMO Licensing)  
 
Relevance  
An equality analysis of this activity is required.                                             
 
This activity has no relevance to Bedford Borough Council’s duty to eliminate 
unlawful discrimination, harassment and victimisation; advance equality of 
opportunity; and foster good relations. An equality analysis is not needed.                                              
Explanation why equality analysis is not needed: 
N/A 
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Level 1 Equality Analysis 
 
Scope of equality analysis 
To introduce an additional licensing scheme to cover the whole of Bedford 
Borough to improve standards in HMO properties not currently covered by 
mandatory licensing. 
Impacted by activity: 
Landlords 
Managing Agents 
Tenants 
People living in the vicinity of properties caught by the licensing scheme 
Protected equality groups:  
Relevant to all these groups, not affecting one more than another – see 
equality groups below, vulnerable also includes older people, people with 
disabilities, families with children under 16 years old 
General Equality Duties:   
This activity does not contribute to the Councils general equality duty.  
 
 
Evidence 
What relevant evidence is there about the activity?  
 
Bedford Borough Council currently operates a mandatory HMO licensing 
scheme (3 storeys or more, 5 or more occupants, shared amenities) as per 
the Housing Act 2004.  This has been successful in protecting the public and 
driving up property standards in these particular premises where often 
vulnerable members of the public live.  These mandatory licensed HMO 
premises account for 70 premises within the Borough.  Property standards 
and safety would also be improved if the licensing was extended to a greater 
proportion of other types of HMOs. 
 
The public consultation carried out between October to December 2012, 
showed that the majority of respondents supported the scheme with 63% 
agreeing with the introduction of an additional licensing scheme.  The views of 
respondents varied between landlords, partners and tenants with the majority 
of tenants and residents supportive (93 %), with less than half of landlords 
supporting the idea (44%).  Whilst this figure relating to landlords is not a 
majority, it still represents a significant number of landlords who do support 
this scheme.  The National Landlords Association and the Residential 
Landlords Association, being representative of their members' views, gave 
detailed responses which were, in the main, in disagreement with the 
proposals.  The Council's partners and other stakeholders, such as 
Bedfordshire and Luton Fire and Rescue Service, were wholeheartedly in 
favour of the scheme. 
 
Given the balance of evidence published in the consultation document which 
shows that conditions do need to be improved in a more structured and 
proactive way than is currently being undertaken, along with the support from 
tenants and residents for the scheme, it is, therefore considered appropriate 
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and necessary to proceed with the scheme. 
 
Diversity data was collected during the consultation and gave a wide spread 
of respondents across all equality groups, with a proportion of respondents 
preferring not to say.  The key data results are as follows: 
- Gender profile was male 51% and female 42%; 
- Ethnic Group profile was all White groups 77%, all Black groups 3%, all 
  Asian groups 10% and other 3%; 
- Age profiles gave the highest respondents were in the 45-54 group at 27%; 
  followed by the 25-34 group at 17%. 
 
The data collected gives an indication of the profile of respondents and will be 
used to tailor services to address any foreseeable issues relating to equality, 
and in response to the overall consultation, for example the provision of 
information in alternative languages where requested. 
What does this evidence tell you about the differen t protected groups? 
 
All properties covered by the proposed scheme will be liable to the additional 
licensing requirements, regardless of which protected group the landlord or 
managing agent belongs to.  Therefore no specific protected equality 
groups/characteristics (age, gender etc) are unduly affected by the proposal in 
isolation. 
 
The Council have identified that the majority of HMOs are situated within the 
inner urban areas of the Borough and as part of the feedback from the 
consultation have re-considered whether to reduce the proposal to just cover 
the inner urban wards which include:  Brickhill, Castle, Caudwell, De-Parys, 
Goldington, Harpur, Kempston East, North & West, Kingsbrook, Newnham, 
Putnoe and Queens Park.  However if the area were to be reduced there 
would be unfair competition between landlords and their properties, as well as 
an inconsistent approach to standards of HMOs across the Borough. 
 
During the consultation comments were received concerning potential 
increased rents to cover licensing costs, which may put tenants at risk of 
homelessness.  From previous experience regarding Mandatory Licensing, 
HMOs that are required to be licensed under this provision of the act, the 
evidence from experience was that no HMOs were removed from the rental 
market or were converted into single family dwellings as a result.  With regard 
to an increase in rental fees, It is worth noting that when taking the proposed 
fee structure into account landlords applying early have the potential to pay a 
reduced fee of £285 for the five year period of the licence; this equates to £57 
per annum or £1.10 per week. 
What further research or data do you need to fill a ny gaps in your 
understanding of the potential or known effects of the activity? 
 
None 
Have you thought about commissioning new data or re search? 
 
No 
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Adverse affect on equality  
Age 
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. 
Disability 
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. Improved safety standards will benefit 
those with a disability, i.e. better evacuation arrangements in the event of a 
fire.  
Gender reassignment  
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. 
Pregnancy and maternity 
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. 
Race 
None - During the public consultation period all Landlords, irrespective of their 
race, may not have been reached during the consultation and publicity 
periods.  There is potential future intervention from the Council in the form of 
legal action for failing to meet the requirements of additional licensing. 
However in the interests of equity and fairness, the scheme will include a 
generous “honeymoon” period during which time there will be extensive 
publicity regarding the scheme, this will allow all landlords time to submit their 
application.  Any future enforcement action considered will be proportionate 
and in line with the Service’s Enforcement Policy. 
 
A significant proportion of the population of Bedford Borough (28.5%) are from 
an ethnic minority group and as a result a variety of languages are spoken.  
This could lead to confusion as to the requirements of the scheme for both 
tenants and landlords, should English not be their first language. 
However the relevant information about the requirements of the scheme will 
be made available on the Council’s website and, where requested, it will also 
be provided in the most commonly spoken languages identified for the 
Bedford communities.    
Religion or belief 
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. 
Sex (gender) 
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. 
Sexual orientation 
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
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protected equality groups in isolation. 
Marriage & civil partnership (in relation to elimin ating discrimination)  
None - The scheme will provide minimum standards of safety and 
management therefore the effect of this will not discriminate against any of the 
protected equality groups in isolation. 
Other identified groups (e.g. carers, different soc io-economic, other 
groups experiencing barriers to access)   
Landlords – may consider it necessary to increase rents to cover licensing 
costs which may put tenants at risk of homelessness.  From previous 
experience regarding Mandatory Licensing, HMOs that are required to be 
licensed under this provision of the act, the evidence from experience was 
that no HMOs were removed from the rental market or were converted into 
single family dwellings as a result.  With regard to an increase in rental fees, It 
is worth noting that when taking the proposed fee structure into account 
landlords applying early have the potential to pay a reduced fee of £285 for 
the five year period of the licence; this equates to £57 per annum or £1.10 per 
week. 
 
Tenants - concern has been expressed that the introduction of the scheme 
may result in landlords removing their properties from the HMO lettings 
market, while there is no evidence from mandatory licensing to support this 
view, if this were to happen responsible landlords will fill the gap created and 
the “licence” will become an incentive for tenants looking for affordable, good 
quality and well managed accommodation. 
 
Positive affect on equality 

1. Eliminate discrimination, harassment and victimi sation 

No positive or negative impact foreseen 

2. Advance equality of opportunity  

No positive or negative impact foreseen 

3. Foster good relations (including tackling prejud ice and promoting 
understanding between different protected groups) 

No positive or negative impact foreseen 

4. Promote positive attitudes towards disabled peop le 

No positive or negative impact foreseen 

5. Take account of disabled people’s disabilities 

No positive or negative impact foreseen 
 
Summary of analysis 
There will be neither a positive or negative impact to any of the protected 
equality groups resulting from this proposed activity/the introduction of an 
Additional HMO Licensing scheme. The overall aim of the scheme will provide 
reassurance to both tenants and reputable landlords that their properties 
comply with minimum safety and management requirements. 
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Analysis Findings 
 
Analysis findings 
Justification to continue the activity – Even though it is anticipated that the 
scheme will improve the minimum standards of safety and management of 
HMOs within the Borough, the evidence gathered from the consultation (Oct 
to Dec 2012) along with previous evidence from mandatory licensing indicates 
that the activity has no overall adverse effect on equality (neither positive or 
negative).  The effect of this activity/scheme will not discriminate against any 
of the protected equality groups in isolation. 
 
 
Monitoring and review 
The outcome of the consultation process will be followed up in accordance 
with the national guidance set out by CLG.  Any designation made, if the 
scheme is approved, will be published in line with national guidance.  Also any 
substantive issues raised by consultees will be addressed individually in 
accordance with the guidance. 
 
If the scheme is approved an overall review will take place in 2016 and upon 
the schemes conclusion in 2018. 
 
 
Action plan 
See below 
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Action plan 
 
Issues Actions  

 
Target date Lead  Resources required 

 
Outcome of Consultation Follow up consultation by 

publishing designation of 
scheme, if approved, in line 
with national guidance.  
Respond to individual 
consultees that raised 
substantive issues. 

May 2013 Lynn Gell -  
Service Manager 
(Community Reg) 

In house administration 

Provision of Information Provide signposting on 
website for providing 
information regarding the 
scheme in alternative 
languages 

May 2013 Lynn Gell -  
Service Manager 
(Community Reg) 

In house administration 

Review of the Scheme Mid-term review  Nov 2016 Lynn Gell -  
Service Manager 
(Community Reg) 

In house administration 

Review of the Scheme Overall final review May 2018 Lynn Gell -  
Service Manager 
(Community Reg) 

In house administration 
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Sign off 
Name of Executive or Assistant Director:  
Craig Austin – AD (Regulatory Services) 
Date: 
January 2013 
Review date: 
January 2016 
 


