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ABOUT ‘PLANDOME’

Plandome specializes in delivering in-depth planning analysis reports that offer tangible and 
actionable insights for successful project execution. Our comprehensive reports include detailed 
layout plans and work breakdown structures, including Gross Development Value (GDV) analysis. 
These deliverables empower clients with the information needed to make informed decisions, 
mitigate risks, and optimize return on investment.

Our user-friendly reports translate complex planning regulations into clear, actionable steps, 
making the development process straightforward and accessible. Each report features a clear 
planning statement that outlines the development process, ensuring clients fully understand the 
path forward and can confidently navigate their projects.

Our Services 

At Plandome, we provide a range of services to streamline the planning process and support our 
clients in achieving their property development goals. Our services include:

Loft Conversions: Transform loft space into functional, stylish living areas, maximizing property 
value and space.

Commercial to Residential Conversions: Assist in converting commercial properties into 
residential spaces, aligning with market demands and maximizing investment potential.

Residential Extensions: Design and manage custom rear and side extensions to expand living 
spaces and enhance property aesthetics.

Planning Permission Services: Handle the complexities of planning permission, managing 
compliance and paperwork to secure timely approvals.

Garage Conversions: Convert garages into usable living areas, adding valuable space and 
functionality to homes.

Permitted Developments: Guide projects that fall under permitted development rights, 
expediting approval processes.

Prior Approval Applications: Manage the application process for projects requiring prior approval, 
ensuring regulatory compliance.

Construction Drawings: Provide accurate and detailed construction drawings to guide builders 
and support successful project completion.

Kitchen Extensions: Design beautiful kitchen extensions that add functionality and value to 
properties.

Conservatories: Plan and manage conservatory installations, creating bright, versatile spaces 
within homes.
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Understanding HMOs: The Ultimate Guide for Landlords and Property Managers

Houses in Multiple Occupation (HMOs) are a unique type of rental property in the UK, designed 
for multiple, unrelated tenants who share communal facilities like kitchens, bathrooms, or living 
areas. Due to the shared living arrangements and increased occupancy, HMOs are subject to a 
variety of regulatory, licensing, and safety standards to ensure tenant welfare. Understanding 
these requirements is critical for landlords, property managers, and investors to operate legally 
and manage properties effectively. In this guide, we’ll explore what defines an HMO, types of 
HMOs, the intricacies of licensing, regulatory requirements, key benefits and challenges, and 
considerations for landlords.

1⃣ Defining HMOs: What Makes a Property an HMO?

An HMO (House in Multiple Occupation) is a property rented out by three or more tenants who 
form separate households and share common facilities. HMOs differ significantly from 
single-family homes and typically cater to students, young professionals, and others who seek 
affordable rental options in shared living arrangements.

● Key Qualifiers of an HMO:
○ Minimum Occupancy: At least three tenants from different households, with 

shared facilities.
○ Household Definition: In legal terms, a household can be a single person, a couple, 

or members of the same family.
○ Property Types: Common examples of HMOs include shared houses, student 

accommodations, and buildings with converted rooms where tenants have private 
sleeping areas but share communal spaces.

○ Purpose: HMOs are often geared toward affordable housing and typically exist in 
areas of high tenant demand, including cities, university towns, and urban centers 
with a transient workforce.

2⃣ Types of HMOs: Small vs. Large HMOs

HMOs are categorized primarily based on occupancy size, which has a direct impact on the 
licensing and regulatory requirements.

● Small HMOs (C4 Use Class): These HMOs house between 3-6 unrelated tenants sharing 
facilities. Properties that fall within the C4 classification may benefit from Permitted 
Development rights, which means that they may not require full planning permission 
unless they are located in an Article 4 area.

● Large HMOs (Sui Generis Use Class): Large HMOs, which house more than six individuals, 
are classified under the Sui Generis Use Class. Due to their larger occupancy, these 
properties generally require a full planning application and are subject to additional 
regulatory scrutiny, especially in areas like fire safety and tenant amenities.



4

Guideline

3⃣ Licensing Requirements for HMOs

Licensing is mandatory for HMOs in the UK and is enforced by local councils to maintain housing 
quality and safety standards. Licenses ensure landlords meet criteria that protect tenants’ safety 
and wellbeing. Here’s a closer look at the types of HMO licensing:

● Mandatory Licensing: This applies to any HMO that has five or more tenants from two or 
more households. It’s a requirement for larger HMOs under the Housing Act 2004, 
focusing on essential standards like fire safety, sanitation, and room sizes.

● Additional Licensing: Councils may implement additional licensing schemes in areas with 
a high concentration of HMOs to improve housing conditions. This can apply to smaller 
HMOs or properties that are not covered by mandatory licensing.

● Selective Licensing: Targeting specific areas with broader rental issues, selective licensing 
can apply to HMOs and other rental properties within designated zones, often in response 
to issues like anti-social behavior, housing quality, and tenant welfare.

Application Process:

● To apply for an HMO license, landlords need to provide property details, safety 
certifications (such as gas and electrical safety), and documentation outlining tenant 
management practices.

● Local councils may inspect properties before granting licenses, ensuring compliance with 
all health, safety, and management standards.

● Once granted, licenses are typically valid for five years but may require renewal if 
regulations or property conditions change.

Non-Compliance Consequences:

● Failure to obtain the appropriate license can lead to significant fines, penalties, and 
potential closure of the property. Unlicensed HMOs may also face Rent Repayment Orders, 
where tenants can claim back up to 12 months of rent.

4⃣ Key Regulatory Standards for HMOs

HMOs must meet stringent regulatory standards, covering everything from room sizes to fire 
safety and communal space requirements. Here are the essential regulations landlords must 
follow:

● Minimum Room Sizes: Room size regulations are intended to prevent overcrowding and 
ensure tenant comfort:

○ 4.64 sq m: For children under 10 years.
○ 6.51 sq m: For single occupants over 10 years.
○ 10.22 sq m: For double occupancy by two people over 10 years.
○ These room sizes are the minimums under the Licensing of Houses in Multiple 

Occupation Regulations 2018, though local councils may impose stricter standards 
based on property conditions.

● Fire Safety Requirements:
○ Fire Detection: All HMOs must have an adequate fire detection system, with 

requirements specified under BS5839 standards. Smaller HMOs with fewer than 
five people typically need a Grade D, Category LD3 smoke alarm system, while 
larger HMOs require a Grade A system with extended coverage.
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○ Fire Doors: Fire doors should provide a minimum of 30 minutes of fire resistance, 
complete with smoke seals, intumescent strips, and self-closing mechanisms to 
contain fires. Installation must meet BS476 and BS8214 standards.

○ Escape Routes: Unobstructed escape routes are essential. Emergency lighting 
(BS5266 standard) must illuminate escape paths to help tenants navigate exits 
during power outages or emergencies.

● Ventilation and Lighting:
○ Proper ventilation is crucial to prevent mold, dampness, and poor air quality, 

particularly in shared areas like bathrooms and kitchens. Ventilation should meet 
building standards, often requiring extractor fans in specific rooms.

○ Adequate natural lighting is required, with windows installed in living spaces and 
rooms to meet minimum daylight requirements.

● Sanitation and Communal Facilities:
○ HMOs must provide a sufficient number of sanitary facilities, including toilets, 

basins, and showers, with recommended ratios typically being one toilet and one 
shower per five tenants. Kitchens should have adequate counter space, cooking 
equipment, and storage to meet the needs of all occupants.

● Waste Disposal: Proper waste management systems must be in place, with sufficient bins 
for general and recycling waste. Landlords should ensure regular bin collection schedules 
to prevent overflows and maintain hygiene.

5⃣ Benefits and Challenges of HMOs

Understanding the unique advantages and disadvantages of HMOs helps landlords make 
informed investment and management decisions.

● Benefits:
○ Higher Rental Income: HMOs often generate higher returns by charging rent per 

room. Each tenant pays separately, maximizing rental income in comparison to 
single-let properties.

○ Increased Demand: Due to rising property prices and the need for affordable 
housing, HMOs remain popular with students, young professionals, and workers 
who prefer shared accommodations.

○ Minimized Vacancy Risk: With multiple tenants, the impact of a single vacancy is 
less severe, reducing the risk of income loss.

● Challenges:
○ Complex Management Requirements: Managing HMOs involves more intricate 

operational requirements due to the number of tenants, shared facilities, and 
communal responsibilities.

○ Stringent Regulations: The high standards for safety, sanitation, and licensing 
mean landlords need to invest time and resources to ensure compliance.

○ Higher Tenant Turnover: HMOs often experience frequent turnover, increasing the 
time and cost associated with marketing, tenant screening, and maintenance.

6⃣ Key Considerations for HMO Landlords

For those managing HMOs, meeting regulatory standards and managing tenants effectively are 
critical aspects. Here’s what landlords should keep in mind:
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● Tenant Selection: Careful tenant screening is vital. With tenants sharing communal 
spaces, compatibility plays a significant role in minimizing disputes and tenant 
satisfaction.

● Regular Maintenance: Higher occupancy levels can lead to increased wear and tear. 
Scheduled maintenance and inspections help landlords address issues promptly, 
maintaining property standards and preventing complaints.

● Specialized Insurance: HMOs require landlord insurance tailored to cover multi-tenancy 
risks, including damage, legal fees, and potential liabilities specific to shared living 
arrangements.

● Community Engagement: Some neighborhoods may resist HMOs due to concerns over 
noise and overcrowding. Proactive engagement with neighbors and effective tenant 
management can mitigate potential issues.

● Staying Updated on Legal Changes: HMO regulations are updated periodically. Landlords 
must stay informed of changes in local and national regulations to avoid penalties and 
ensure continuous compliance.

Final Thoughts

Managing an HMO involves a higher level of oversight, compliance, and engagement than 
standard rental properties. From the initial licensing process to adhering to stringent safety 
standards, landlords must fully understand the regulatory framework and operational 
requirements to create a compliant, profitable HMO. By understanding the fundamental aspects 
of HMO operation, property owners can maintain high standards, achieve strong tenant retention, 
and build a successful HMO portfolio while fostering safe, well-maintained housing environments 
for their tenants.
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Contact Us

Mobile No.: +447575044947
Website:  www.plandome.co.uk

Email:  Em@em.plandome.co.uk

Social Media

Facebook: https://facebook.com/profile.php?id=61563642044878
Instagram: https://www.instagram.com/plandome.1/

Twitter : https://x.com/PlandomeAccount
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