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Introduction  
A survey found that 95% of landlords had a positive experience with taking in a lodger and almost 

half of those who did not said they’d try it again1. However, it is a good idea to make a plan before 

inviting someone to lodge in your home and check that everyone who would be affected by this is in 

support of it, including children who occasionally stay overnight in your home and their parents. This 

guide captures all the advice I have found so far2.  

 

 
1 SpareRoom.co.uk (one UK’s house sharing portals) surveyed hundreds of landlords. Cited at Should I take in a 
lodger? The Lodger Guide for Landlords 
2 Read this next – The Lodger Guide for Landlords in England & Wales. Also Taking in a Lodger | Free Guide - 
Rocket Lawyer UK. Also Becoming a sponsor: Homes for Ukraine - GOV.UK (www.gov.uk) 

http://www.peterbates.or.uk/
mailto:peter.bates96@outlook.com
https://www.lodgerguide.co.uk/should-i-take-in-a-lodger/
https://www.lodgerguide.co.uk/should-i-take-in-a-lodger/
https://www.lodgerguide.co.uk/
https://www.rocketlawyer.com/gb/en/property/rent-residential-property/legal-guide/taking-in-a-lodger
https://www.rocketlawyer.com/gb/en/property/rent-residential-property/legal-guide/taking-in-a-lodger
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Define your circumstances 
Is this a lodging arrangement? There is no legal definition of a lodger in the law covering England, 

and lodgers are technically considered to be licensees. A lodger generally rents their own room3 in 

the accommodation where their landlord resides and shares some living space, such as kitchen or 

bathroom4.. They may pay rent or stay rent free with friends.   

HMO. A landlord who is intending to let rooms to several people who do not form a single family 

should check with their local council’s Housing or Environmental Health Department to enquire 

about House in Multiple Occupation (HMO) licensing. 

Leaseholder. Leaseholders should check the terms of the lease to ensure that they can let part of 
the property and, if necessary, get the freeholder’s agreement first. It is important not to breach the 
terms of any covenants that are in place as part of the lease.  

Mortgage borrower. Mortgage lenders will need to be able to gain vacant possession of any 
property where the mortgagee has defaulted on payments, so will be concerned about occupants 
with tenancy rights. The status of a lodger as an ‘excluded occupier’ (see the section above on 
Formal Rights and responsibilities) should satisfy mortgage lenders. If the mortgage lender considers 
that the guest is a tenant rather than a lodger, they may insist that the loan is switched from a 
residential mortgage to a Buy To Let policy with more expensive repayment terms.  

Tenant Landlord. If the host is living in rented accommodation, they should check with their landlord 
that it is OK to host.  

Council tenant. Secure council tenants have the right to take in a lodger. 

Children. Foster carers must get permission before admitting lodgers to their home5. Refugee 

children have the same right to schooling as any other child: it’s a legal requirement for them to be 

in education until they are 18. Host HK insist that guests should never be asked to look after the 

host’s children. Some cultures allow parents to smack their children but it is illegal in the UK.  

Pets can be unsettled if guests are around during the day and guests can give the pet access to parts 
of the house they are normally excluded from. Under a standard Lodger’s Agreement6, the guest is 
not permitted to keep a pet at the property.  

Insurance. Hosts should check details of their existing household insurance policies to confirm that 
they did not declare in their initial proposal details (‘Statement of Facts’) that they would have no 
paying or other long-term guests. They should make it clear if payments are being made, and if not, 
this means that they are not engaging in any form of business at the property. Insurance premiums 
for both buildings and contents may increase due to factors such as accidental damage or the 
insurance company may insist that Landlord Insurance is purchased. One agency comments that 
most policies allow for up to six paying guests without any additional premium.  Normally insurers 
will exclude theft unless by forcible entry to the main property. Some hosts have found that the 
insurance company will increase its charges if the guest is a stranger.  

 
3 A tenant has exclusive use of at least one room which the landlord may not enter without permission. The 
room would be designated and the landlord would not be able to move the tenant to another room.  
4 Stairs, hallways, landings and storage space don’t count as shared living space.  
5 See Becoming a sponsor: Homes for Ukraine - GOV.UK (www.gov.uk) 
6 A Lodger Agreement grants a licence instead of an assured shorthold tenancy or occupation contract and it 
excludes protection from eviction for the lodger under the Protection for Eviction Act 1977. 

http://www.peterbates.or.uk/
https://www.gov.uk/guidance/becoming-a-sponsor-homes-for-ukraine
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Host HK provides Public Liability insurance cover to its hosts, addressing personal injury and damage 

to other people’s property. Students with Nottingham Host Families are covered by insurance for 

the duration of their trip, so hosts can claim if their guest breaks something in the home.  

Car insurance may be affected if the guest is a passenger in the insured vehicle. 

 

Regulations  
Right to Rent. The law requires landlords (including those who take in lodgers) to check that all 
prospective guests over the age of 18 have the right to be in the country before they take in a 
lodger, with financial penalties for failing to comply7. A driving license or UK passport will be 
sufficient for British citizens and an online system for checking ‘right to rent’ status is available8. 
Landlords should retain a copy in their own records as evidence that they have checked. Some visas 
are time sensitive, so the check may need to be repeated, along with anyone who has turned 18 
since the previous check.    

Energy Performance requirements do not generally apply to homes that take in a lodger9.  

Housing Health and Safety. The Housing Health and Safety Rating System (HHSRS) was introduced 

by the Housing Act 200410. It is used by environmental health officers employed by the Local 

Authority to assess the risk (the likelihood and severity) of a hazard in residential housing to the 

health and safety of occupants or visitors. It is tenure-neutral, so can be applied to the housing 

offered by a host to a lodger. Holding a satisfactory HHSRS risk assessment on file would be a 

precaution against allegations that the property was unsafe but is not mandatory. 

Water safety. Landlords have a duty to minimise the risk of Legionella under the general obligations 

set out in the Health and Safety at Work Act 1974. Good practices include covering cold water tanks 

and storing hot water at 60°C or hotter. There are no official inspection authorities, assessment 

frameworks, certification or recording obligations11.  

Gas safety. An annual gas safety inspection must be carried out by a Gas Safe registered 

engineer/plumber who holds a Gas Safe Identity card. Remedial work must be carried out in 

appropriate time by a registered engineer/plumber. The first gas safety certificate should be dated 

before the lodger takes up residence and then annually. A copy of the Gas Safety Certificate should 

be given to the lodger before they move in and then within 28 days of it being renewed.  

 
7 The Right to Rent provision is found in the Immigration Act 2014 as amended by the Immigration Act 2016 
section 33A. Penalties are applied to the landlord and can rise to £10,000 per lodger. See 2024.01.22+FINAL+-
+Right+To+Rent+Code+of+Practice+.pdf (publishing.service.gov.uk). The Immigration Act 2016 introduced a 
criminal offence of knowingly letting to someone disqualified from renting a property. 
8 See Checking your tenant's right to rent: Who you have to check - GOV.UK (www.gov.uk) 
9 The Minimum Energy Efficiency Standard applies to assured tenancies, regulated tenancies and domestic 
agricultural tenancies - see Domestic private rented property: minimum energy efficiency standard - landlord 
guidance - GOV.UK. These regulations expect rented accommodation to hold an Energy Performance 
Certificate (EPC) rating of A-D. An EPC is not required when letting an individual room – see A guide to energy 
performance certificates for the marketing, sale and let of dwellings.  
10 Housing Health and Safety Rating System (HHSRS) guidance - GOV.UK 
11 Legionella and landlords' responsibilities - HSE 

http://www.peterbates.or.uk/
https://assets.publishing.service.gov.uk/media/65c620dfcc433b0011a90b3e/2024.01.22+FINAL+-+Right+To+Rent+Code+of+Practice+.pdf
https://assets.publishing.service.gov.uk/media/65c620dfcc433b0011a90b3e/2024.01.22+FINAL+-+Right+To+Rent+Code+of+Practice+.pdf
https://www.gov.uk/check-tenant-right-to-rent-documents
https://www.gov.uk/guidance/domestic-private-rented-property-minimum-energy-efficiency-standard-landlord-guidance
https://www.gov.uk/guidance/domestic-private-rented-property-minimum-energy-efficiency-standard-landlord-guidance
https://assets.publishing.service.gov.uk/media/5a821a74ed915d74e3401be1/A_guide_to_energy_performance_certificates_for_the_marketing__sale_and_let_of_dwellings.pdf
https://assets.publishing.service.gov.uk/media/5a821a74ed915d74e3401be1/A_guide_to_energy_performance_certificates_for_the_marketing__sale_and_let_of_dwellings.pdf
https://www.gov.uk/government/collections/housing-health-and-safety-rating-system-hhsrs-guidance
https://www.hse.gov.uk/legionnaires/legionella-landlords-responsibilities.htm#assess_risk
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Electrical safety. Hosts who take in lodgers are exempted from the requirement to have an Electrical 

Installation Condition Report12.  

Smoke & Carbon Monoxide alarm. Since 1 October 2015, all rental properties in England require a 

smoke alarm on each floor. If the property has a solid fuel appliance, such as an Aga cooker or open 

fire, the same legislation also requires a carbon monoxide alarm for each room that has such an 

appliance. Alarms should be tested at the start of the lodging arrangement and the lodger should be 

clear about their responsibility to test, relace batteries or report if the alarm is not working properly.  

Fire safety. All furniture provided to your lodger 

must comply with the Furniture and Furnishings 

(Fire) (Safety) Regulations 1987 and carry a fire 

safety label13. This includes chairs, sofas, bed 

mattresses, pillows etc. There are a few 

exceptions, including furniture made before 

1950, sleeping bags, duvets and mattress 

protectors.  

Product safety. All items provided in the property, especially in the lodger’s bedroom and shared 

living areas, must be in safe working condition. This is regulated by the local authority Trading 

Standards Office14.  

Data protection. Any information kept by the host about the lodger should be handled in 

compliance with the General Data Protection Regulation. Should the host be registered with the 

Information Commissioner’s Office?  

Illegal activities. Any signs of illegal activity must be reported to the relevant authorities, or the host 

could be charged under the Proceeds of Crime Act 2002. This covers notifying the authorities about 

criminal activity and occupants who do not have the right to remain in the UK.  

Attending compulsory meetings. There are a variety of circumstances where people are under an 

obligation to report to the authorities on a regular basis, including: 

• Offenders may be required to report to the Police Station or Probation Service.  

• Welfare benefit claimants may be required to report to the JobCentre and present evidence of 

their disability or jobsearch activities.  

• Refugees and asylum seekers are required to attend appointments with the Home Office.  

• Failed asylum seekers. People who have been refused asylum are required to report to the 

Home Office at regular intervals, often weekly. For many there is a high risk of detention and 

removal each time they report, and therefore some choose not to expose themselves to this risk 

by reporting. However, if they do not report there may be no means by which they can be 

informed of any changes or developments in their case, and it will in all likelihood have a 

 
12 Electrical Safety Standards in the Private Rented Sector (England) Regulations 2020. The following shows 
that lodgers are excluded from these requirements - The Electrical Safety Standards in the Private Rented 
Sector (England) Regulations 2020. The Regulations do not cover electrical appliances, only the fixed electrical 
installations, so PAT testing portable appliances is recommended annually but not essential.  
13 See more details at the Fire Safe website. 

14 See your local Trading Standards Offices. 

http://www.peterbates.or.uk/
https://www.legislation.gov.uk/uksi/2020/312/schedule/1/made
https://www.legislation.gov.uk/uksi/2020/312/schedule/1/made
http://www.firesafe.org.uk/furniture-and-furnishings-fire-safety-regulations-19881989-and-1993/
https://www.gov.uk/find-local-trading-standards-office
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negative effect on the future of their asylum case. Asylum applicants who live more than three 

miles away from a reporting centre are entitled to claim travel expenses. Those reporting are 

advised to inform someone that they are going and to give that person a deadline for a return 

call to confirm that they have not been detained (ideally a friend would accompany them). This 

person should have all their details and, if they do not hear, they should contact the Reporting 

Centre to find out if the person has been detained. If someone is detained either at a Reporting 

Centre or police station, it is unlikely that you will be able to speak to them. However those 

detained are usually transferred to Detention Centres before removal and can be contacted 

there. Addresses for Immigration Removal Centres can be found at: 

http://www.ncadc.org.uk/resources/addresses.html  

 

Safeguarding 
Agencies which support lodging generally discourage hosts from taking on too many roles with their 

guest, such as social worker, immigration lawyer, jobcentre, counsellor and friend. There are several 

benefits in avoiding a drift into these additional roles, including: 

• Concentrating on being a good host is sufficient responsibility.  

• The guest will need to navigate all this for themselves when they leave your home, so doing it all 

for them deskills them and slows their learning about how to get help, make friends and so on.  

• Building these connections outside your home will enable the guest to feel a stronger sense of 

belonging to the community and understanding of how it works. The guest may be delighted to 

make friends with the host’s friends and join in with social activities, but the goal is for them to 

make their own connections and engage in their own right, rather than through the host.  

• Hosts are sometimes not very well informed about specialist topics and can inadvertently give 

poor advice or make things worse.  

• Holding too many roles in relation to a person provides an opportunity for an unhealthy power 

relationship to form in which the host enjoys having the guest dependent on them or adopts a 

controlling stance.  

  

Finding a lodger 
A variety of High Street and online agencies15 are in the market to find lodgers or manage the whole 

arrangement on behalf of the host. Many hosts invite people they already know.  

Here are some questions that help the host select a suitable lodger 

• Have they passed right to rent checks, references and proof of ID, income and employment and 

paid up front for rent and deposit?  

• Any unattractive qualities? Can you imagine sharing and leaving them alone in your house? 

• Is their lifestyle and schedule compatible with yours? How do they respond to your house rules? 

• Are they expecting their partner to stay over? 

 
15 See, for example, List Of The Best Online Letting Agents (updated 2024) or individual agencies such as 
Spareroom.co.uk. 

http://www.peterbates.or.uk/
http://www.ncadc.org.uk/resources/addresses.html
https://www.propertyinvestmentproject.co.uk/blog/online-letting-agents/
http://www.spareroom.co.uk/
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Finance 

Do lodgers pay their host? 
If the lodger is expected to pay for their accommodation, it is helpful to include the cost, payment 

period and payment arrangements in a written agreement which both the host and the lodger sign 

before they move in, giving time for the lodger to read, understand, and seek advice as necessary. 

The first rent payment and any lodger’s deposit should be paid up front before your lodger moves in. 

People who have no recourse to public funds cannot pay. 

 

Deposit 
Tenants who have an assured shorthold tenancy or similar arrangement may be required to pay a 

deposit at the start of their tenancy, with the funds held in an approved scheme and a Deposit 

Protection Certificate served to the tenant within 30 days of receipt.  

A host can charge rent and ask for a deposit.  It is wise to receive the first month’s rent and a deposit 

(maximum of 5 week’s rent16) before the lodger moves in. This provides a buffer should payments be 

delayed for any reason. The deposit does not need to be secured into a Tenancy Deposit Scheme 

(those requirements are placed on tenants, not lodgers). Do not accept the deposit in lieu of the 

final month’s rent as this provides no protection in the event of difficulties at the end of the 

arrangement. Get a signed and dated receipt for the return of the deposit, including the amount and 

any deductions. Fair wear and tear cannot be used as grounds to withhold the deposit.  

 

Guarantor 
Some formal tenancy arrangements permit the tenant to identify a guarantor who will pay the rent if 

the tenant does not. It is usual for the landlord to obtain satisfactory references confirming that the 

guarantor is a fit and proper person to take up this role.  

 

Can hosts get paid for hosting? 
No public funds are available to refused asylum seeker who would become destitute without the 

voluntary provision made by hosts. 

if the host is claiming any state benefit payments, including Housing Benefit, taking in a lodger is 

likely to affect their entitlement. 

Refugees at Home provides a weekly bursary of £30 per guest per week, to help with food costs and 

your guest’s other expenses, until universal credit or job income kicks in. Hosts with Nottingham 

Host Families are paid £138-£368 per trip17, depending on circumstances. 

  

 
16 The Tenant Fees Act prohibits charging more than 5 weeks rent.  
17 Young people stay in small groups of 2-4 per household for 3-4 nights, mainly in the spring or summer term. 
It is not clear from the website if they are a non-profit, a commercial business or a franchise. 

http://www.peterbates.or.uk/
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Tax 
Any form of residential letting is treated as a business by the HMRC, including homeowners with a 

single lodger. Net profit from taking in a lodger is taxable. The net profit is calculated by calculating 

the income and subtracting eligible expenses. Eligible expenses include the following: 

• Landlord Insurance 

• Letting agent/marketing fees 

• Fees charged by your accountant 

• Maintenance and repairs (It is good practice to formally notify the lodger of works that may 

affect their living conditions. Tenants have the right to confirm who goes into their home under 

the Landlord and Tenant Act 1985 and the Protection from Harassment Act 1997. Whilst the 

same level of control is not afforded to lodgers, it is good to uphold the principles).  

• Direct costs of letting the property, such as stationary (e.g. rentbook) 

It is good practice to maintain a record of rental income and expense receipts.. 

The HMRC Rent a Room Scheme lets hosts earn up to a net income of £7,500 per year18 tax-free 

from letting out furnished accommodation in their home. Whilst it is called a Scheme, hosts do not 

need to register, so it is really a provision within the tax system. There are different rules19 for hosts 

who generate a larger net income and some of these landlords opt out of the Rent a Room Scheme 

for tax reasons. The scheme does not apply to accommodation which is: 

• not part of your main home when you let it 

• Unfurnished 

• used as an office or for any business 

• in your UK home and is let while you live abroad 

• the whole of your home, rather than a part of it. 

 

Council Tax 
Hosts who receive the single person’s 25% Council Tax discount will lose it if they take in a longer, 

unless the lodger:  

• Receives benefits and is exempt from Council Tax 

• Is in full-time education 

• Pays Council Tax somewhere else (this often applies to Monday to Friday lodgers).  

 

 
18 Over a 52-week let, that is just over £144 per week or £625 per month. The £7,500 applies even if you let for 
part of the year, and it includes charges for meals etc. In other words, a host charging £2,500 per week for just 
three weeks would not need to report this income to the tax office as long as they did not repeat this in the 
same tax year. When the scheme was first introduced, the permitted sum was £4,250 and it was increased to 
£7,500 in 2016. See Rent a room in your home: The Rent a Room Scheme - GOV.UK (www.gov.uk) 

19 See HS223 Rent a Room Scheme (2024) - GOV.UK (www.gov.uk). 

http://www.peterbates.or.uk/
https://www.gov.uk/government/publications/rent-a-room-for-traders-hs223-self-assessment-helpsheet/hs223-rent-a-room-scheme-2024
https://www.gov.uk/rent-room-in-your-home/the-rent-a-room-scheme
https://www.gov.uk/government/publications/rent-a-room-for-traders-hs223-self-assessment-helpsheet/hs223-rent-a-room-scheme-2024
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Prohibited charges 
The Tenant Fees Act 201920 applies to England and fines hosts who demand excessive charges from 

their lodgers. Permitted payments are as follows:  

▪ Rent 

▪ Deposit (capped at 5 week’s rent) 

▪ Holding deposit (capped at one week’s rent)21 

▪ Payments to change the licence when requested by the lodger (capped at £50). 

▪ Payments associated with early termination of the licence, when requested by the lodger. 

▪ Payments in respect of utilities, communication services, TV licence and council tax. 

▪ A default fee for late payment of rent and replacement of a lost key/security device, where 

required under a lodger agreement. 

Examples of prohibited fees include ‘referencing fees’, ‘admin fees’, or costs associated with 

‘professional end of tenancy cleaning’ services. Hosts may claim for damages or disrepair inflicted by 

the lodger that don’t qualify as wear or tear.  

 

Welcome and a Welcome Pack 
A warm welcome is a good way to start, and that is easier if the time is arranged beforehand. Hosts 

may need to put a translation app on their phone, check it supports the right language and learn 

how to use it. 

Refugees at Home22 suggest that hosts provide a Welcome Pack containing information about the 

local neighbourhood, including doctors, dentists and advice agencies, places of worship, parks, buses 

and how to buy a ticket23 and other essential information which the guest can browse at their 

leisure. This may include which public library carries books in different languages, cheap gym access 

and the location of the nearest park.  

Include instructions for using equipment in your home, such as the shower, cooker, TV, burglar 

alarm and wifi. Also include house rules, as suggested below.  

  

House rules 
When the host and the lodger are from different cultures, the following issues can be especially 

salient. Even if there are no major cultural differences it can help to clarify the following issues. 

While there is no formal requirement to have written house rules, Host HK do have a standard form 

for recording House Rules and another which forms the Hosting Agreement Form. It is best to keep 

the more formal elements of accommodation, rent, deposit, duration, and termination 

arrangements) separate from the more informal house rules. Explain if you want to be told if the 

 
20 See Tenant_Fees_Act_2019_-_Guidance_for_landlords_and_agents.pdf. 

21 A holding deposit may be taken after basic checks have been carried out to confirm that the candidate is 
suitable and mans that the landlord takes the accommodation off the market. It is normally returned after the 
holding period. See Tenant_Fees_Act_2019_-_Guidance_for_landlords_and_agents.pdf. 

22 RAH-A5-Brochure-Final-Digital-Spreads.pdf (refugeesathome.org) 

23 A number of local authorities offer free public transport for refugees. 

http://www.peterbates.or.uk/
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/922898/Tenant_Fees_Act_2019_-_Guidance_for_landlords_and_agents.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/922898/Tenant_Fees_Act_2019_-_Guidance_for_landlords_and_agents.pdf
https://refugeesathome.org/wp-content/uploads/2023/07/RAH-A5-Brochure-Final-Digital-Spreads.pdf
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guest is staying out all night. Issuing too many rules too soon will communicate a culture of 

regulation rather than welcome.  

Alcohol. Sensitivity may be required with some guests regarding use and storage of alcohol.  

Bathroom Fit a lock to toilet and bathroom doors. 

Bedroom. Agencies that match hosts and guests insist that the guest has their own bedroom with a 
door that they can close, rather than sleeping in the lounge.  NSPCC advise that “While it’s not illegal 
for them to share, it’s recommended that children over the age of 10 should have their own 
bedrooms – even if they’re siblings or step-siblings”24. The law in England asserts that lodgers aren’t 
allowed to put a lock on their door, but if they do, the landlord is entitled to a copy of the key and 
may enter without restrictions25.  

Bedtimes when you and your household (especially young children) go to bed /get up – and 
between which you do not wish to be disturbed. 

Burglar Alarm. If guests are likely to be in the home alone, it is advisable to make sure that they are 
familiar with arming and cancelling the alarm.  

Cleaning of guest’s room – and your access to it. Guests must keep their bedroom and bathroom 
clean to the standard set by the host, so arrangements need to be made for checking this from time 
to time. Conversations about untidiness, cleanliness and body odour are awkward but sometimes 
essential. Lodgers should be given at least 24 hours’ notice of an impending check and checks should 
not be so frequent (six month intervals have been recommended) to ensure that the person’s right 
to ‘quiet enjoyment’ is maintained and avoid breaching the Protection from Harassment Act 1997.   

Computer. It is wise to set clear boundaries here and, if in any doubt at all, to prohibit use. See 
below for WiFi. Where and how can the guest charge their phone or laptop?  

Cooking.  If the guest is shopping and cooking, they will need storage space in the fridge, freezer and 
cupboard for ingredients. Do they know how to use your kitchen equipment in the way you like? If 
they are preparing food for you to eat, how do they manage food hygiene. If you are vegetarian, 
would you be happy to host someone who is not? Will the guest cook for you, for themselves or stay 
out of the kitchen?   

Damage. Under the Lodger’s Agreement, guests must keep the room they occupy in good condition. 
Dated photographic evidence will reduce the potential for disputes.  

Furnishings. The nature of the legal agreement is not affected by whether the room is furnished or 
not. There is no legal requirements to provide furniture for the lodger, but an obligation to do so is 
built into the tax rules, so failing to do so will reduce the earnings deemed to be tax-free.  The 
following furnishings are expected: bed, mattress, room heater or radiator, desk or table, bedside 
table, curtains, storage (shelves, wardrobe or drawers), power outlet and light. An inventory signed 
by both the host and the lodger will smooth the conclusion to the lodging arrangement.  

Heaters. Safety issues need to be explained with portable heaters, such as not placing anything on 
top of them. Guests may have come from a hot country or have got used to NASS accommodation 
where heating is left on all the time, as all utilities are paid for by the Home Office. Set a time limit 
for use of a portable heater to manage your consumption of electricity.  

Helping around the house. If the guest is not paying, an opportunity to help can equalise the 
relationship.  

 
24 Quoted in Hosting-families-and-young-people.pdf (refugeesathome.org) 

25 If the licence declares that the landlord may not enter the lodger’s room without permission, then the 
agreement would be considered in English law as a tenancy with a whole range of legal rights.  

http://www.peterbates.or.uk/
https://refugeesathome.org/wp-content/uploads/2023/07/Hosting-families-and-young-people.pdf
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Key to the front door. Tenants have exclusive rights over the property they rent and can change the 
locks and deny access to anyone, including the landlord. A lodger cannot decide who enters the 
property. If guests are not to be issued with their own keys (and clearly this will make it very difficult 
for the guest) then times need to be agreed when the guest should leave in the morning / return 
home. Is it OK for the guest to stay in your home while you are out at work or away on holiday? If 
the landlord spends a considerable amount of time away from the property it could change the 
guest’s status from lodger to tenant, since they would no longer be sharing the accommodation.  

Laundry. Can the guest use the washing machine and do they need instructions about use? 
However, part of the legal definition of lodger rather than tenant rests on the landlord providing 
services such as meals, clean bedsheets and a regular cleaning service and removal of rubbish; and 
regularly entering the lodger’s bedroom in the course of that26.  

Light at night. It is worth checking whether guests would prefer a light left on outside their room at 
night. Some guests may have more cause than most to be afraid of the dark or simply need  light to 
guide them to the toilet in the night.  

Meals.  Will the guest eat with you? What are their dietary needs for cultural, medical or personal 
reasons? If the lodger is buying food they will need to store it in the fridge or food cupboard and 
problems can arise when staple items are used up or duplicated and nobody feels able to dispose of 
old food. Coordinating food preparation and shared meals can be problematic. Students with 
Nottingham Host Families must not eat food in their rooms.  

Medication. The Network recommends that hosts store very securely their own and other 
household members’ prescribed medication and stocks of painkillers. Host HK insist all medication 
should be locked away, perhaps because some guests have been traumatised and this may be a risk 
for self-harm.  

Money. The Hosting Network recommends that hosts do not lend or give guests money. It may be 
very difficult for guests to repay, and wrong expectations may be established.  If you are willing to do 
so, it may be more practical to provide, for example, a weekly bus pass, or top up their mobile 
phone. If you would like to give your guest money we recommend that you talk to the Network 
about it, as it’s usually best to keep these arrangements in the open. 

Post. Guests may choose to use another address for all correspondence. It is very important that 
guests have a reliable address for the Home Office, solicitors and others who may need to contact 
them urgently regarding their case. 

Private time and space for the host to relax or eat with friends. It will usually be helpful to discuss at 

an early stage your need for this. Students with Nottingham Host Families are not allowed out at 

night alone. Guests who have lived through traumatic circumstances may be reluctant to leave the 

house or spend time alone.  

Repairs. You may not wish the guest to effect their own repairs (in particular electrical repairs). A 
lodger has no legal right to insist that the landlord maintains the property, but a tenant may seek 
compensation through the courts if their landlord fails to make certain repairs.  

Sexual relationships between the host and guest are not acceptable to agencies placing people and 
staff should be informed if boundaries have been crossed.  

 
26 The legal term for the type of agreement where the landlord is entering the person’s room to provide 
service is a ‘licence to occupy’ rather than a tenancy. If the occupier has to share their room with someone 
they did not choose, the letting would be a licence.  It is only if the landlord genuinely needs to come and go 
without restriction and cannot be limited to agreed times of the day in order to provide the services, that the 
occupier will be regarded as not having exclusive use of the accommodation. 

http://www.peterbates.or.uk/
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Smoking. Younger students with Nottingham Host Families are not permitted to smoke, while older 
students must not smoke in the house. 

Storage space for guests’ personal belongings. 

Telephone. Most guests will have their own mobile, but use of a landline may also be negotiated.  

Valuables. Whilst other hosting projects report that they have never yet had reported any 
incidences of theft, it is considerate given the guest’s situation not to put temptation in their way by 
leaving lying around money, credit cards (or receipts) or items of great value, such as jewellery. It is 
also advisable not to keep car keys on view until you have full confidence in your guest.  

Host’s right of access. and the landlord has right of access to the lodger’s room, although privacy 

should be respected.  

Visitors.  It is important to be clear if and when visitors to your guest may be welcome, and your 
need for any advance notice. This will be easier if your home has more than one room where visitors 
can sit. Guests may assume that they can invite friends or family members to visit their bedroom or 
stay overnight in it, but this should only happen if the host has given permission. 

WiFi access can be a vital and free link to the guest’s home and family. 

 

Ending the arrangement 
If your lodger has fallen into two months of arrears, most lodger agreements have a clause which 

states that the agreement ends. Lodgers should be given a notice period to vacate, and this is usually 

considered to be the length of the payment period. So, if the lodger pays weekly, then one week’s 

notice is sufficient.  

Tenants have formal rights to a Notice to Vacate and can expect their tenancy to be brought to a 

close in an orderly manner as set out in the Deregulation Act 2015. In particular, this Act prohibits 

landlords from evicting a tenant in retaliation for a complaint.  

Tenants have some protection from unfair eviction under the Protection from Eviction Act 1977. 

Anyone who does not share any living space with the landlord is referred to as a ‘basic protection 

occupier’ and must be given a formal Notice to Quit with at least four weeks’ notice, and a Court 

Order will be needed if they refuse to leave. 

The Protection from Eviction Act 1977 gives tenants in England security of tenure and Sections 3 and 

3A define the circumstances under which people are excluded from this protection. Under this 

legislation, lodgers are ‘excluded occupiers’ who can be asked to leave without a notice period. 

Rules are different in the other countries of the UK. This does not apply to lodgers, but some of the 

principles may help to define how to end well.  
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Organisations that support lodging 
Birch supports hosts for asylum seekers who have 

no recourse to public funds. At Birch, placement is a 

private arrangement between the host and guest 

and the agency does not accept any liability.  

Host HK is a scheme run by Upbeat Communities in 

Derby for people from Hong Kong who do not have 

BNO status and they stay with hosts throughout the UK. Host HK has a designated worker who 

addresses safeguarding concerns and ensures that their hosts are DBS checked prior to being 

allocated a guest. 

Nottingham Host Families provides accommodation for young people on school trips to Nottingham. 

Hosts generally offer accommodation, food and transport to the meeting point for daily outings 

arranged by the agency. Guests under the care of Nottingham Host Families will always be taken out 

on the coach trips, even if they are unwell and so will not be left in the house. If this is not possible, 

the teacher who is looking after the group must care for the student, so they do not remain in the 

host’s home during the day.   

Host Nottingham merged with the Arimathea Trust.  

Refugees at Home is a UK charity started in 2015 that has helped 2600 people with ‘leave to remain’ 

in the UK. It provides an average of 100 nights in someone’s spare room for no rent with no security 

of tenure. Most guests need a committed, salaried support worker to sponsor their application and 

commit to work on their other stuff.  

 

Register with a support agency 
Several schemes recruit hosts and match them with people needing somewhere to lodge. Each will 

have its own rules. The advantages of going via one of these routes include: 

• The agency or those who refer to it will find suitable people who need somewhere to lodge. 

• As there is often a choice of hosts and potential lodgers, the matching process can be better.  

• Host HK manages the initial contact between the host and the guest. This meeting is online, 

making it easier for prospective lodgers and hosts to reject the proposed arrangement if they so 

wish.  

• Refugees at Home take up references for the host before making a placement. The host may 

wish to obtain references for the lodger too.  

• Some agencies set the duration of the stay27, provide for short breaks, find alternative 

accommodation if the arrangement has to end suddenly, and help to find a new place for the 

guest once your hosting period is complete. They may or may not encourage friendships to 

continue after the hosting relationship is over.  

 
27 The government’s Homes for Ukraine scheme has set the duration of the stay to 6 months.  

Questions go in here 

http://www.peterbates.or.uk/
https://birchnetwork.org/
https://www.upbeatcommunities.org/
https://www.nottinghamhostfamilies.co.uk/host-family-requirements/
https://refugeesathome.org/


How to welcome a lodger into your home  
 

 

Started 24/09/2024, last amended 7 Nov 2024.  More resources at www.peterbates.org.uk. Page 13  

• The agency may have a staff member who can provide mediation or hold uncomfortable 

conversations on behalf of the host or the lodger. Host HK make this a 3-way meeting between 

the host, guest and worker which takes place every two weeks of the placement.  

• The agency can provide standard declarations of rights and formal responsibilities. This may 

include statements about helping people in particular circumstances28. 

• The agency may work with the guest to register with a GP, find a dentist, sign up for welfare 

benefit payments and so on. The agency may help the person make a move-on plan which 

ensures that their exit is clear before they become a lodger.  

• The agency may have access to expert knowledge and advice, both about challenges to the role 

of host/lodger but also support for welfare issues for the lodger. They may well know how to get 

help in a hurry from emergency and out of hours services. For example, Host HK offer help from 

a worker to improve citizenship status and the lodger can stay with a host for a maximum of two 

months.    

• Host HK offer out of hours support. 

 

 

 
28 It is an offence to knowingly harbour someone who is on the run having committed a crime or who has 
escaped from a Detention Centre. It is an offence to deliberately withhold information from an official of the 
state if this is requested from you. The law is unclear on whether it is an offence to help someone who has 
been refused asylum, and Birch is not aware of any prosecutions that have been brought for this.  
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