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Thank you for downloading my Helpful Tips, I do hope you will find them useful and they help you build a 
successful team around you for your HMO project. If my business, Landlord Smart, can help you more please do 
not hesitate to give us a call on 0207754 5718 

Finding a HMO Mortgage Broker 
As I described in my video it is paramount that you find a good mortgage broker that has 
experience of HMO finance as this type of finance is very different to BTL mortgages. 

A good broker will have access to all HMO lending mortgage products, across the market to ensure 
that they get you the best rates for your circumstances. There are always variables in HMO 
mortgage lending companies and a good broker will understand your personal situation, ie: are you 
buying in your own name of a company name? and match you with the right type of finance based 
on that. 

Very often an Estate Agent may suggest that you speak to their own mortgage broker, I wouldn’t 
advise this as they are unlikely to have access to specific HMO funding across the entire market and 
will not have specific HMO knowledge or experience. 

You will need to have a Decision in Principle (mortgage offer) in place before you find a suitable 
property for investment to ensure that they purchasing process happens as quickly as possible. 

The Right Solicitor 
If this is your first time of using a solicitor for conveyancing on a purchase then you need to ensure 
you select one that understands property investors and one that understands HMOs too. Thousands 
of conveyancing transactions take place every day across the UK and many of them happen quickly, 
but many also take forever. It is important that your solicitor works as quickly as possible, which 
may mean you don’t select the cheapest one on the high street, to get your purchase through so 
that you can line up the members of your team for the next phase of your project knowing that 
things will happen when you need them too.  

When selecting a solicitor ensure that they have done conveyancing for HMO purchases, whether it 
be a residential property being converted to a HMO or a ready-made HMO being purchased by your 
business they need to understand the commercials of the process. 

Ask them questions like how long does the process take, what fees they charge (which may not be 
the cheapest for the quickest job) and have they had experience of HMO or commercial finance 
transactions? 



Finding the Right Building Contractor and 
Contracting Team 
 

The first question you need to answer before trying to find the right building contractor to carry 
out any works on your HMO is who is going to Project Manage the process? If it’s you taking control 
then you will probably end up being in control of several building contractors who will do a variety 
of works you may need, whereas if you want someone else to manage the project for you then they 
will likely have a team of contractors and take away a lot of the headaches for you. Whatever you 
decide the first time of working with building contractors will DEFINITELY bring some headaches if 
you don’t get things written down, planned, and agreed before anyone goes anywhere near a 
sledge hammer! Here are a few tips on finding the ideal building contractor for your team: 

• Find a contractor who has done a HMO project before. They will know and understand your 
local area regulations for HMOs and ensure that your project adheres to them 

• Get them to quote on the works before you purchase the project – even if this is an 
estimate and cannot be guaranteed at that time it is better to have an idea of costs 
involved to put into your figures to know if the project will be viable for you or not. 

• To get an initial quote, and to run the project, even if you have a building contractor who 
will be project managing for you, you must have a detailed schedule of works. This 
document should give every detail of what will happen, from where the electrical sockets 
must go (thinking about where your furniture is going to be placed in every room NOW!) to 
what colour decoration will go on the walls. EVERYTHING that is going to happen in EVERY 
room must be in great detail to ensure that all contractors know what is expected of them. 

• Get it in writing exactly what the contractor will be doing for you and any insurances they 
have in place to cover themselves and you during the works. EG: Do they liaise with 
Building Control to adhere to the regulations for that new ensuite you are adding? 
 

Whatever happens you will need to be available to be on site, every day if you are self managing 
and at least once a week if you have a contractor project managing for you. Converting a property 
into a HMO is very time consuming, where so many things can go wrong if you don’t get every detail 
buttoned down at the start, including the payment plan to pay everyone involved. 

Depending on the works involved in your project you may have to deal with these types of 
contractors too (your project manager may bring in their own team here if you have hired one): 

 

Carpenters – ensure that they are capable of doing any carpentry jobs you need, ie: hanging fire 
doors and frames, fitting kitchens, creating new spaces with stud work walls etc. 

 

Electrician – every electrician needs a plan to work to during a project. Your plan should show 
where every detail is to be placed (having done your furnishing plan already!) like plug sockets 
(double/single of with USB ports?), TV sockets, light switches (ensure you know which way the door 
will be opening!?), boiler controls, lighting, smoke alarm system locations (even a smoke alarm 
panel if your project needs one to meet HMO regulations?). 

 

Plumber – your plumber must also understand your requirements and have a plan to work from; 
where do you want the ensuites to be? In that ensuite where is the toilet to go and where is the 
shower to be placed? What heating system do you need, taking into account the number of showers 



you could be running from it plus the heating of radiators etc. What type of radiators are you 
having and where will they be placed? 

 

Decorators and Flooring Experts – the final parts of your project are just as important to get 
planned out right at the start. What colour and finish will you be having on every wall and every 
piece of woodwork in the project. What type of flooring will you be using? I would recommend 
keeping things as neutural as possible with paintwork and injecting colour in your accessories, and 
also look to carpet any bedrooms (helps with sound insulation) and use a hard wearing flooring like 
laminate or cushion flooring in other areas. PLUS always ensure that everything is waterproof 
where it needs to be, ie: kitchens and bathrooms. 

 

HMO Regulations and Building Control 
 

The UK has thousands of councils and boroughs that have specific HMO regulations that must be 
adhered to (unless you want to get a hefty fine!) so ensure that you involved the local HMO officers 
in your team. Talk to them about the regulations before you select a property to invest in so that 
you know you can go ahead and create a HMO without any hassle. The HMO officer may want to 
visit your project before work begins to advise on what needs to be done to adhere to their 
standards, they may want to come back several times during the project too and finally sign off 
your project once complete. Everything that they HMO officers tell you should be included in your 
Schedule of Works for your contractors. 

 

Building Control officers will want to be involved in your project to ensure that any works involving 
changes to structures (ie: splitting or creating rooms, extensions (even under permitted 
development rules etc), changes to drainage or additional drainage for bathrooms etc and even be 
involved in insulation regulations and ensuring that everything is up to today’s standards. 

 

You can either work directly with the local council’s building control department or find an 
external company who will do all the liaison for you. Whoever you are working with your builder 
must be able to liaise with them at the start, during and at the end of the project works to ensure 
that you get the sign off certificate for your project. 

 

Where are the Fittings & Furniture being 
Sourced From? 
 

In your team you may also need to involve suppliers that provide you with the quality and look you 
want for fittings and furniture. Your building contractor may quote you to do the project but will 
they be supplying all the goods too, such as heating boiler, kitchen, bathrooms, fire doors and 
ironmongery, furniture? 

 

If not then you need to be thinking about these items and where you will be sourcing them from. 
With experience, I have learnt that sourcing quality is paramount to getting a lasting HMO where 
maintenance will be minimized and for cost effectiveness the only place to source these items is 



with TRADE suppliers. Trade suppliers will provide the quality you need and also the prices that 
retail outlets cannot.  

 

As a Landlord there are a couple of discount businesses that give you access to many trade 
suppliers and the best prices available, ie: LNPG and PIRC membership. These discount 
memberships have many suppliers associated to them who offer discounts to members on, already 
excellent prices so are worth considering membership. As an example I have heard many an 
investor comment that they saved their membership fee ten-fold by buying their kitchen through 
Magnet and LNPG.  

 

The other positive about trade suppliers in the furnishing sector is they understand the property 
rental market, can provide you with the one stop shop for everything you will want to put in your 
property, and do all the HARD work for you, often getting your property furnished and finished 
within a few hours. 

Landlord Smart should also become one of your team, registering your project with them as early 
as possible will ensure that you are using ‘Good Debt’ to fund these fittings and furniture too. 
When you register with us we can help you access the right suppliers for your project, still allowing 
you to get the best prices with discount club memberships, and pay the bill for you once you have 
selected what you want. As as you know, this is the 1% thinking way to getting your project fitted 
out and furnished rather than using your own equity capital which could be used on your next 
property investment. 

 

Self-Manage Your HMO or Pay Someone 
to Do It for You? 
 

Once you have completed your HMO project you will then be looking at getting those maximum 
rent paying tenants in place asap, in fact if you have taken my advice then you will want to have 
the rooms filled before the project is even finished! 

When looking to find tenants and manage the HMO for the future there are really 2 options 
available to you, self managing or paying someone to do it for you, ie: an expert letting agent. Of 
course there can be a combination of the two where an agent acts for you to find the tenants, 
doing viewings etc, freeing up your time and you then continue the ongoing management yourself. 

 

Here’s some tips to help you decide what will work for you and what questions to ask if you decide 
to work with a HMO letting agent. 

 

	

	

	

	

	



What	will 	you	need	to	Self	Manage	successfully?	

 

Item  

Mobile Phone  You want to have a dedicated phone separate one from your 
normal phone so that you get all calls, texts etc to this work 
mobile and not your personal one. 

Vehicle to get to viewings etc Must be insured for business use 

Answering service / Virtual 
Receptionist 

If you are not going to be available for your tenants to contact you 
then you need to have in place a service that can take calls and 
forward you messages so you can then respond at a convenient 
time 

Computer with Internet Access You will definitely be emailing information out to tenants, 
creating tenancy documents etc so will need to do this on a 
computer rather than all on your mobile phone 

Marketing expertise How are you going to find the tenants? Understanding the 
platforms available to promote your rooms and using online digital 
marketing can be a great way to promote your business and you 
product 

Membership to RLA/NLA or like You will need support in knowing what needs to be provided to 
tenants at the start of a tenancy and what you need to do in 
between and to end a tenancy. These organisations can help you 
with everything from tenancy agreements to evictions. 

Knowledge of legals How do you evict a tenant should you need to? What are the rules 
around an AST? And as an agent, which is effectively what you are, 
you need to understand your legal responsibilities too (RLA and 
NLA membership can help here too) 

Vetting and Management 
Systems 

Tenants need to selected using credit ratings, how will you do 
this? You will need a system to know which tenant is in which 
room, in which property, when their tenancy starts and ends, 
when a gas safety certificate is due, to name just a few of the 
responsibilities of managing your property. 

TIME! There is no doubting that self managing is VERY time consuming! If 
you work full time and cannot dedicate time to do this then you 
could be better off giving some of your profit away and using a 
good letting agent instead. 

 

Finding	a	Good	HMO	Letting	Agent	

 

Finding a good letting agent who can manage rooms in a HMO is sometimes very hard and why lots 
of landlords do the management themselves. I know from experience that any letting agent when 
asked if they can manage rooms in HMOs 99% of them will answer, YES! So what sort of questions 
should you be asking a Letting Agent to find out if they really can do the job you need them to do? 

Q1: Are you currently looking after any HMOs? If yes, for how long and how many rooms do they 
manage? 

Q2: What are the current HMO occupancy and arrears rates? 

Q3: What number of viewings to tenant acceptance is your average? 

Q4: Where are the HMO’s you manage? (in relation to yours) 

Q5: Do they all get involved or do they have a dedicated team? If yes, how many? 



Q6: Can you speak to any landlords for a reference and/or see some of the HMOs they manage? 

Q7: Can you go to see a HMO they manage? This will let you see yourself if the property is being 
well managed. 

Q8: In the last month how many room turn overs have you had? 

Q9: Where do you advertise to find tenants? 

Q10: How often do you do property inspections and room inspections and do you provide me with a 
report of the inspection? Can I see an example of this report? 

Q11: Do you test the smoke alarm systems and emergency lights as part of the visit? 

Q12: Do you arrange for any maintenance or repairs to be carried out? 

Q13: How quickly, once rent has been received from the tenant do they pay it to you? 

Q14: Do you provide support on evictions if necessary? Do you have any rent guarantee schemes? 

 

Wishing you every success with your HMO project and I look forward to working with you as part of 
your team J. 

 

Tracey 


