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Foreword

As a borough, we recognise the important role that the private rented sector, plays in meeting housing
need. Houses in multiple occupation (HMOs) can make an important contribution to affordable housing,
particularly for those who might otherwise struggle to find a place to live.

At the same time, we know that not all homes provide the safe, secure and decent standard that
residents should expect. Where HMOs are poorly managed, they can result in overcrowding, unsafe
conditions and have wide impacts on neighbourhoods.

We are therefore seeking your views on our proposals. Our aim is to raise standards of all HMOs across
the borough, support landlords who are doing the right thing, and take action where housing falls
below acceptable standards. We want to ensure that our approach is fair, consistent and focused on
improving outcomes for residents.

We understand that these issues matter deeply. Your feedback will help us better understand how
these proposals may affect different groups and ensure that any decisions we take are balanced,
proportionate and achieve real change.

We encourage residents, landlords and stakeholders to take part in this consultation and share their
perspectives. Your input will directly inform how we shape housing policy in our borough going forward.

Councillor Louise Brett
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We understand that these issues
matter deeply. Your feedback
will help us better understand
how these proposals may affect
different groups and ensure

that any decisions we take are
balanced, proportionate and

achieve real change.
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About this consultation

What is the aim of this consultation?

We are consulting on the future of additional HMO property licensing in the borough and a range of
supporting initiatives. Through the proposals in this consultation, we aim to help set standards, tackle
poor management, and improve the quality of HMOs.

Where will these proposals apply?

The proposals outlined in this paper will apply in the London Borough of Ealing.

Who do we want to hear from?

We want to hear from anyone interested in private renting in based either in the borough or the
surrounding areas. This includes, but is not limited to:

tenants

landlords

managing agents
residents

business owners
community organisations

How long will this consultation last for?

This consultation was issued on 15 July 2026 and will run for ten weeks. Please share your views by 24
September 2026.

How to share your views

Primary response method: To help us analyse the responses, please share your views using our
consultation webpage: haveyoursay.ealing.gov.uk/en-GB/projects/hmo-licensing

Other ways to respond: If, you are unable to use the online questionnaire, for example, because you use
specialist accessibility software that is not compatible with the system, you may request and complete a
printed copy of the survey. You can also contact us if you have any translation or accessibility requests.

By email: propertyregulation@ealing.gov.uk
Or in writing to:

Additional HMO consultation 2026
Ealing Council

14-16 Uxbridge Rd

London W5 2HL

Or by telephone on 020 8825 6622.
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Executive summary

To build on the successes of our current HMO licensing schemes, the council is consulting on proposals
to designate the borough, or a large part of it, to a renewal of the ‘additional’ HMO licensing scheme.
This would aim to ensure safety standards for tenants living in small HMOs for a further period of up
to five years. The current additional licensing scheme comes to an end on 31 March 2027. This scheme
has been run in conjunction with the national mandatory HMO licensing scheme for homes letto 5 or
more unrelated sharers.

The council proposes that licensing is the most effective means of regulating and improving the
condition, management, and occupation of HMOs. Continuing licensing for all HMOs will help us build
on the success of the current scheme in addressing poor housing conditions, poor management, and a
range of other issues associated with HMOs.

There remains a concerning number of properties that are sub-standard and dangerous, so there is
still much need for proactive inspections. Even well-meaning landlords may not always be up to date
with the latest legal and safety requirements, and new landlords enter the market not knowing their
responsibilities. These properties not only endanger the health, safety, and wellbeing of tenants, but
also cause issues with neighbours and end up requiring many interventions from already stretched
council teams.

Our new council plan prioritises raising standards in HMOs, and we are determined to do everything we
can so all residents of the borough, regardless of tenure, live in good housing. HMO licensing provides
clear guidance for landlords on the expected standards for property conditions and management.

The evidence presented in this document highlights the scale of problems relating to HMOs in this
borough. We have looked thoroughly and objectively and believe that there is sufficient evidence to
make this proposal. We have produced the results of our detailed analysis which are contained in this
report, and we are committed to listening carefully to the results of the consultation before making any
decision about how to proceed.

If the council’'s cabinet decide, as a result of the evidence and the consultation responses, that a new
additional licensing scheme would be desirable, it will come into effect in or around April 2027, when
the current scheme expires.
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Our new council plan prioritises
raising standards in HMQOs, and we
are determined to do everything
we can so all residents of the
borough, regardless of tenure,

live in good housing. HMO
licensing provides clear guidance
for landlords on the expected
standards for property conditions

and management. ’ ’
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What is property licensing?

Property licensing allows the council to improve the condition and management of privately rented
properties. This helps to make renting in the private rented sector safer and fairer for tenants.

There are three types of property licensing schemes operating in England:

Mandatory HMO licensing

Mandatory licensing of certain larger houses in multiple occupation (HMOs) came into force on 1 April
2006 under Part Il of the Housing Act 2004. The licensing scheme applies throughout England and
Wales.

Mandatory licensing applies to an HMO that:

e contains five or more people in two or more households; and
e contains shared facilities such as a kitchen, bathroom, or toilet

There are statutory exemptions in Schedule 14 to the Act and in the Licensing and Management of
Houses in Multiple Occupation and Other Houses (Miscellaneous Provisions) (England) Regulations
2006. Notable exemptions include properties controlled by certain public sector bodies, those occupied
by religious communities, and owner-occupied properties with no more than two lodgers.

Additional HMO licensing

Part Il of the Housing Act 2004 also enables councils to designate the whole or part of their area to be
subject to Additional (HMO) Licensing, applicable to smaller HMOs housing 3 or 4 people, if satisfied
that a significant proportion of the HMOs are being poorly managed and are giving rise, or likely to give
rise, to problems affecting the occupiers or members of the public. Itis subject to the same exemptions
as above.

Additional HMO licensing can also include properties converted into flats known as section 257 HMOs.
These are buildings which have been converted into and consist entirely of self-contained flats where
less than two thirds of the flats are owner-occupied, and the conversion into flats did not comply with
the appropriate building regulations in force at that time.

Selective licensing

Part lll of the Housing Act 2004 enables councils to designate the whole or part of their area to be
subject to a selective licensing scheme for properties occupied by a single household. The Selective
Licensing of Houses (Additional Conditions) (England) Order 2015 states that councils can implement
a scheme to address problems stemming from a high proportion of private properties, alongside one of
the following criteria:

poor property conditions

large amounts of inward migration
a high level of deprivation

high levels of crime
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What are the key benefits of HMO licensing?

e the ability to refuse a licence where the landlord has a criminal conviction or is otherwise
found not to be fit and proper

e provides a level playing field for all landlords / licence holders in the borough running
legitimate businesses

e protection for private tenants to ensure that they have proper tenancies with legal tenancy
agreements
reduces the high level of “churn” that can be the result of illegal tenancy arrangements

e helps to provide oversight and proper regulation for the significant amount of taxpayer’s
funded private rented accommodation

e protects vulnerable households, including those from ethnically diverse communities, who
are disproportionately represented in the private rented sector

e the ability to ensure rented homes are safe by requiring current gas and electrical safety
certificates as a licence condition

e arequirement that a landlord / licence holder provides 24/7 contact details to ensure
consistent property management to assist both tenants and the council to solve problems
such as emergency rehousing after fires or floods
provide specific powers to control overcrowding

e tackles anti-social behaviour by imposing a requirement on the property licence for
landlords / licence holders to investigate problems in their properties, such as noise
nuisance and bad behaviour, instead of leaving it solely for the council to resolve

e provides a whole toolbox of enforcement powers for the council to use to tackle rented
housing conditions, including financial penalty notices and prosecutions

e imposes specific obligations on the property licence requiring landlords / licence holders to
prevent fly tipping and illegal dumping

e enables the council to contact all licence holders with offers of training and other support
services

e the licensing framework, with its penalties and obligations, largely prevents criminal
landlords from operating on any scale

What have we achieved with the current licensing scheme?

On 1 April 2022, we adopted a 5-year borough wide additional HMO licensing scheme, aimed at
improving the management of small HMOs not covered by the mandatory HMO licensing scheme.

Improvements in poor property conditions through regulation and enforcement

The existing scheme has allowed the council to develop a team of HMO inspectors consisting of
qualified and experienced environmental health officers. The team inspect all HMO properties prior
to licensing. Using their combined vast experience and knowledge of this sector, they are proactively
working with landlords to assess and improve properties prior to a licensing decision being made.

In the last 2 years alone there have been HMO proactive licence inspections at 903 known

HMO dwellings across the borough. During these inspections 4,890 hazards were identified at 595
dwellings (66% inspections recorded hazards), a rate of 542 hazards per 100 HMO inspected. The
proportion of HMOs failing to meet the required standards is alarmingly high.

Licence type Inspection failure rate

Mandatory HMO 64.7%
Additional HMO 72.2%
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Through licensing, we have been able to improve standards in some of the most unsafe housing in the
borough. We do not grant a licence until a landlord can demonstrate that basic fire, gas and electrical
safety conditions are complied with, and that they are fit and proper persons able to manage the
property. As a result of the inspections, in the last 6 months alone 84 HMOs have been improved so
that all additional conditions have been met and all remedial works have been completed.

From February 2025 to May 2026, there were 7 HMO fires in our borough, and 5 of those are suspected
to have been started intentionally by occupants. This extremely worrying statistic led us to commission
some research in collaboration with the London School of Hygiene and Tropical Medicine examining the
mental health impacts of HMOs on residents. One of the key findings from that research was the five
main pathways through which HMO living conditions can affect mental health.

Five pathways through which HMO living
conditions can affect mental health

( over-occupancy and lack of privacy )
4 | ™~
‘\\ housing insecurity and instability /»
/// ‘ \\\
‘\\ lack of control and autonomy /"
,// ;\\
\\, isolation and conflict //‘
4 | ™~
‘\\ poor physical conditions /»

The research identified single family homes that are divided into as many units as possible, where
rooms are built to the minimum legal room size, with no communal space, poor acoustic insulation,
inadequate ventilation, and kitchens on internal walls with no natural light. The researcher highlighted
how the combination of these design failures create foreseeable and cumulative risks to tenants' mental
health.

Therefore our HMO inspectors consider the cumulative affect of poor layouts when determining if a
property is suitable to be an HMO. In the last 18 months we have refused 81 HMO licences where
properties were not considered reasonably suitable or because the management arrangements fell
short of the required standards.

HMO applications refused 81
HMO applications withdrawn 277
HMO applications revoked 37

We have also identified breaches of planning and building regulations and referred them to the
council’s planning and building control teams for further investigation. We have seen a marked increase
in the number of properties being subdivided to form HMOs with more bedrooms than were originally
intended when the house was built. The conversions in some of those properties has resulted

in multiple windowless kitchens and bathrooms with insufficient ventilation provision. Ventilation is
essential to mitigate foreseeable risks such as damp, mould growth and poor indoor air quality, and it is
a key factor that we consider when determining if a property is suitable for multiple households.
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fCase study 1: Q

Additional HMO licensing: A purpose-built flat with a makeshift bedroom in kitchen-diner

An additional HMO licence application was submitted in 2023 for a purpose-built flat converted into a
small, 3-bed HMO with a shared kitchen, shared bathroom and 1 bedroom with an ensuite bathroom.

Upon inspection, an HMO inspector found that, although this simple HMO was generally in very good
condition, the live-in landlord had created a makeshift ‘bedroom’ within the communal open-planned
kitchen/living area by crudely erecting a curtain and screens around a bed. This arrangement effectively
places a bed in a kitchen — a significant fire hazard — and affords the occupant no privacy. It is a totally
unsuitable arrangement.

The licence instructed the licence holder to remove the bed and prohibits the use of the kitchen area
for sleeping. In line with the Housing Act 2004, section 67, the case was passed to the enforcement
team to make a prohibition order to the same effect. Without licensing, the council would not have been
made aware of this unacceptable use of the property and would not have been able to act to protect

Qe tenant living in substandard conditions.

Amended HMO standards

The council's HMO standards are used as part of the assessment of a property’s suitability for
occupation, including whether it is appropriate for the applicable licence to be granted.

We have reviewed and updated our HMO standards in response to issues identified through
inspections. The amended standards are based on the Housing Health and Safety Rating System
(HHSRS), the statutory risk assessment framework set out in Part 1 of the Housing Act 2004, and they
are designed to give clear and practical guidance. While the standards have been amended during the
current licensing scheme, they have remained consistent with HHSRS principles.
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Partnership and joint working

To create a safer and better community for our residents, we work with a range of external partners,
including the Metropolitan Police, the Home Office, the London Fire Brigade, and the Department for Work
and Pensions.

We work with the National Residential Landlords Association and the London Landlord Accreditation
Scheme to provide support for landlords, and with tenant advocacy groups to provide support for tenants.

Internally, council services work closely together to ensure a joined-up approach. For example, we consult
with the planning service on every new planning application to convert a property into an HMO. In addition,
a borough-wide Article 4 Direction came into effect in November 2025, strengthening our ability to manage
HMO development. We also work in partnership with the housing allocations team ensuring that residents
are placed into accommodation that is appropriately licensed and meets the required standards.

fCase study 2: Q

House split into 2 inadequate HMO flats

In recent years, before we introduced a borough-wide Article 4 Direction, we saw a rise in property
developers converting houses into 2 HMO flats using bogus planning applications.

The model was to obtain planning permission to split a house into 2 single-family dwellings and then
quickly pivot to create 2 HMOs with cramped and depressing layouts instead. The proposed plans
provided with planning applications showed good layouts with open-plan kitchen and living areas
providing ample communal space for relaxing, along with 2 or maybe 3 bedrooms.

In reality, the flats were converted to 2 HMOs with 4 to 6 ensuite bedrooms squeezed into each flat.
The conversions offer no communal spaces for dining or socialising and create small kitchens and
ensuite bathrooms, often on internal walls with no windows. This negatively impacts on the property’s
indoor air quality and ability to effectively ventilate and disperse heat during warmer weather. The
conditions exacerbate or cause poor mental health, which in turn leads to anti-social behaviour and has
been linked to a number of HMO arsons in the borough in the past 18 months.

After a fire at this property, the council responded by refusing the licences for both HMO flats. This
made it an offence to continue to use the properties as HMOs, for which the council can impose
substantial fines to deter future use. Additional HMO licensing provides a powerful tool the council
can use to drive these poor layouts out of the borough, where planning enforcement cannot take
action either because the changes were implemented prior to the introduction of the council’'s Article 4
Direction in November 2025 or that a property has been granted a certificate of lawful development.
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Additional HMO licensing
provides a powerful tool the
council can use to drive these
poor layouts out of the borough.
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Action to tackle antisocial behaviour

In 2025 we created a team specifically tasked with addressing antisocial behaviour linked to licensed
properties.

The remit of this team is to investigate and resolve cases of ASB, ensuring that there is swift and
appropriate intervention made by the license holders or managing agents and holding them to account
when this expectation is not met.

The team contact landlords with guidance on managing tenants involved in ASB, offering advice on
breach of tenancy warnings and formal court action in extreme cases. Additionally, interactions with
landlords have resulted in remedial action being taken in terms of repairing damaged property or
securing doors or window, as well as installation of CCTV and introducing property guardians for more
serious cases.

Action since January 2025

Issued ASB warning letters 18
Community Protection Warnings or Notices 9
Initiated Closure Orders 7
Confirmed Closure Order 1
Civil Penalty Notices issued for breach of ASB licence conditions 2
HMO licences refused on ASB grounds 9

The majority of Closure Order applications resulted in immediate resolutions by way of the license
holder taking action or the problematic tenant quitting their tenancy however one property was subject
to a Closure Order when the ASB did not improve, partially due to the license holder’'s mismanagement
of the address.

Without licensing, the council are only able to take action against tenants for ASB. However, licensing
conditions place a duty on landlords to manage ASB in their properties and by default serves to prevent
an adverse impact on the community and the risk of harm towards occupants and neighbour residents,
and to promote more harmonious living conditions.

Working with and supporting good landlords and agents

Licensing encourages landlords to proactively manage their properties and to take reasonable action to
address problems. In addition, through our inspection of HMOs, we have been able to engage directly
with landlords and agents, providing advice and guidance on meeting required standards including fire
safety advice.

We produce a quarterly digital newsletter to keep licensed landlords and managing agents informed of
relevant updates, guidance, and support.

We host regular in-person landlord training in partnership with the London Landlord Accreditation
Scheme.

We promote membership of, and training courses provided by, the National Residential Landlords
Association.
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Supporting private rented sector tenants

Licensing has supported the council’s efforts to raise awareness of tenants’ rights and responsibilities.
Licensing inspections allow us to adopt a much more proactive approach to tackling poor housing
conditions and raising standards which has a huge benefit for tenants. They also help us engage with,
and provide advice to, more vulnerable residents living in HMOs, empowering them to raise concerns
about their accommodation.

We have established a new tenancy relations service, which has expertise in supporting and assisting
private tenants suffering harassment and illegal evictions.

We produce a tenant information pack which is regularly updated with borough-centred relevant
support and information for tenants.

We engage with tenant advocacy groups to help support tenant representation and improve housing
outcomes.

In 2024, we established an unlicensed property team to investigate properties operating without a
licence, as we recognise that tenants of unlicensed properties do not benefit from the same level of
protection.

Action since April 2025

Civil Penalty Notices issued for unlicensed HMOs 28

HMOs becoming licensed following the unlicensed property team’s intervention 56

Advice letters sent to tenants about Rent Repayment Orders (all property types) | 748

Proposals for an additional HMO licensing scheme

Additional HMO licensing is a key part of the council’'s overall approach to help improve the private
rented sector, and it will operate alongside other initiatives and enforcement tools.

Northolt Greenford

Perivale

Hanwell Ealing Acton

Southall

Map of the proposed additional HMO licence scheme designation
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The proposed additional licensing schemes will place the responsibility on the landlord to inform
the council that their property is licensable and encourage them, with the council’s support, to
ensure that they meet the required standards. The council can then prioritise its resources effectively
to dealing with the properties of most concern and target enforcement actions to those landlords
who fail to licence their properties and/or breach licence conditions.

The main objectives of the schemes will be to:

1. Improve housing conditions by eliminating poor standards of management in the private
rented sector
e proactively inspect additional HMOs during the duration of the licence and robustly
enforce the conditions of the licence
improve the health, safety and welfare of tenants
ensure that absentee or unfit landlords employ an agent to actively manage their
properties

2. Reduce ASB in the private rented sector
e working with partners, proactively target nuisance areas
e reduce flytipping and other forms of environmental nuisance through better
management of HMOs

3. Take action against rogue landlords
e take appropriate enforcement action against those landlords who fail to licence or
deliberately flout licence conditions

4. Improve the working relationship between the council and private sector landlords

e deliver an education campaign for landlords so that they understand their rights and
responsibilities
provide discounts for accredited landlords
develop a comprehensive database of borough landlords and letting / managing agents

e assist the local rental market through the provision of clear standards through which
landlords will operate on a level playing field and tenants will know what they should
expect

5. Increase awareness in tenants on the minimum standards to be expected in rented
accommodation
e deliver an online tenant information pack so that they understand their rights and
responsibilities
improved protection for vulnerable groups living in the private rented sector
improved communication between landlords and tenants

To introduce an additional HMO licensing scheme, the council must be satisfied that:

e asignificant proportion of the HMOs are being poorly managed and are giving rise, or
likely to give rise, to problems affecting the occupiers or members of the public

e the decision to implement an additional licensing scheme is consistent with the council’s
housing strategy

e itis part of a coordinated approach for dealing with homelessness, empty homes, and
other related policies

e there are no other courses of action that might provide an effective remedy, and that the
introduction of a licensing scheme will significantly assist in dealing with the problem
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We are proposing the introduction of a new five-year borough-wide additional HMO licensing scheme
to come into force in April 2027, to cover HMOs occupied by 3 or 4 people forming more than one
household, where tenants share some amenities, such as a kitchen or bathroom.

We are also proposing to include section 257 HMOs. These are buildings that:

e have been converted into self-contained flats; and

e the conversion did not comply with the relevant building regulations in force at that time
and still does not comply; and

e less than two-thirds of the flats are owner-occupied

However, this would only be the case in section 257 HMOs where there are 3 or more flats, and the
building or any rented flats within it are in the same ownership or control or considered by the housing
authority to be effectively under the same ownership or control. This will include buildings within
mixed use developments or above non-residential premises. Owner-occupied flats or flats demised

to separate leaseholders will not normally be subject to licence conditions. Section 257 licences have
particular focus on common parts and the standard of conversion, internal layout, fire separation and
fire precautions.

Given the dispersed nature of the borough’s 4,101 known (licensed) HMOs, we believe a borough-wide
approach is essential for fairness and consistency. Through the new scheme, we will proactively inspect
all HMOs to ensure they are safe and decent.

Of the known HMQOs, additional HMO licensed dwellings are distributed across the borough as shown
in the map below.
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Distribution of additional HMO across Ealing (source: Ti 2026, Map by Metastreet)
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To make this scheme as successful as possible to meet the objectives, the proposal is to:

e proactively inspect every licensable additional HMO across the borough

e clearly set out the standards we expect in HMOs

e continue hosting landlord accreditation courses, and to promote this and other recognised
accreditation courses

e continue our landlord newsletter, working with partners to create content that is useful
and informative to the landlord community

e continue to produce a digital tenant information pack so Ealing’s private tenants have
Ealing-centred resource identifying locally relevant information, support and interests

e provide the tenant information pack to landlords so they can include it in their
communication to tenants

e collaborate with tenant representative bodies to establish greater support for tenants

e amend the licensing fees to reflect the varying levels of complexity associated with
different HMO sizes

e extend the licence conditions to tackle an increase in ASB associated with HMOs

e extend the licence conditions to tackle an increase in poor waste management associated
with HMOs

e continue our collaboration with the council services that tackle antisocial behaviour and
poor waste management that affect local communities

e regularly review our enforcement policy to ensure we have a clear and up to date
framework for enforcement

e actively use legislative powers to enforce licence conditions against criminal and
exploitative landlords

e monitor licence processes, striving to reduce processing times as much as possible

After considering the responses from the consultation process, the proposed scheme may be subject to
change, and therefore it is important that the council receives your views and input on the scheme.

What is the evidence to support an additional
HMO licensing scheme?

To obtain a greater understanding of the HMO tenure in the borough, we commissioned a review of the
HMO housing stock in each of the seven towns in the borough, which includes estimates of:

current levels of HMO properties and tenure change over time

e levels of serious hazards that might amount to a category 1 hazard (HHSRS)

e other housing related stressors, including ASB, service demand, population and deprivation
linked to HMOs

The full report is attached as appendix 2, but the key findings are detailed below to demonstrate that
the criteria for a borough-wide additional licensing scheme is met, in that a significant proportion of the
borough’s HMOs are being poorly managed and are giving rise, or are likely to give rise, to problems
affecting their occupiers or members of the public.

We realise the scale of the task we have, particularly given the high numbers of HMOs in this borough.
While we have made good in improving HMOs, there is much more to be done.
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The distribution of HMOs

The London Borough of Ealing, in west London, covers an area of 55.5km?. It comprises the seven towns of
Acton, Ealing, Greenford, Hanwell, Northolt, Perivale, and Southall. With a population of over 385,000, it is
the third most populous London borough.

There are 4,101 known (licensed) HMOs across the borough (Figure 1). The number of HMO per town ranges
from 169 - 1,347.

Number of known (licensed) HMO by town in the borough (source: Ti 2026)

Tenant population

Occupancy data for HMO licence applications provides insights into how HMOs in the borough are
occupied. There are two metrics:

e number of households
e number of occupants

Licence application data was analysed for occupancy and revealed a total of 24,705 tenants occupy
4,101 HMOs in the borough, forming 20,114 households. The graph below shows the number of
households in HMOs by town.
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Households at known HMO across the borough by town (source: Ti 2026)

The average number of households per property is 4.9, and each HMO is occupied by 6 tenants on
average. The graph below shows that 25.5% of HMO occupants are in additional HMOs.
Acton has the highest number of occupants in both mandatory and additional HMOs.

Occupancy at known HMO by licence type across the borough (source: Ti 2026)

HMO standards and management

Housing conditions are affected by the level of maintenance, quality of repair and management, the age of
the property, thermal efficiency, and type of construction.

Proper management of HMOs is necessary to safeguard the tenants and the wider community. The

HMO management regulations require the manager to keep all parts of the HMO safe, clean, and well
maintained. They also place a duty on tenants of HMOs to cooperate with the manager and not damage

any fire safety equipment. HMOs can exhibit some of the poorest housing conditions of any tenure if poorly
managed. Therefore, HMO managers are required to comply with licence conditions and HMO management
regulations. These include space standards, repair obligations, fire precautions and testing, waste
management, and tenancy management.
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The Housing Health and Safety Rating System (HHSRS) is a system inspectors use for assessing hous-
ing conditions. A hazard is any risk of harm to the health or safety of an actual or potential occupier of
accommodation that arises from a deficiency in the dwelling, building or land in the vicinity.

An inspection would be triggered by:

e atenantreporting an issue via mechanisms like a service request or a private housing
complaint

e athird party referral (from example from the fire brigade, NHS, social services, or a
neighbour)

e atargetted proactive inspection by the council

/Case study 3: Q

Poor standard HMO conversion

This property was inspected after receiving an additional HMO licence application. The HMO inspector
found disrepair and deficiencies contributing to multiple hazards throughout the property. This included
substantial mould growth in a bedroom, inadequate compartmentation between the kitchen and a
bedroom, a significantly undersized bedroom, poor fire safety precautions from missing smoke detectors
and fire doors as well as a large fridge-freezer obstructing the primary means of escape, a bedroom
without a window, electrical hazards, and a generally tired and dilapidated finish.

The licence was refused and the case has been passed to the enforcement team to prevent continued and

\unlawful use.
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Using a sample of properties that are known to have at least one serious housing hazard, it is
possible to predict the number of HMO properties with at least one serious hazard (category 1 and/
or high scoring category 2 hazards, HHSRS A-D) across the HMO population. Further details of the
methodology can be found in appendix 2.

It is predicted that there are 1,378 known HMO properties with at least one serious home hazard
in the borough. The highest number (345) of known HMO properties with serious hazards are in
Ealing and Acton.

HMO properties (known) with serious hazards (HHSRS A-D) across Ealing (source: Ti 2026)

Whilst many tenants do report hazards, many go unreported. Research shows that nearly half (47%)
of renters with property issues had not made a complaint, with many stating they would be more likely
to do so if they knew they couldn’t be evicted as a result. So, property inspections are important to help
identify property conditions, and to assess the potential risk to occupants.

From the HMO inspections carried out in the borough, 4,890 hazards were identified. 66% of
inspections recorded hazards, which is a rate of 542 hazards per 100 HMO inspected.

Total inspection hazards Minor hazards  Moderate hazards Severe hazards
Acton 1,242 11 1,141 90
Ealing 1,461 55 1,154 252
Greenford 427 9 320 98
Hanwell 206 5 190 11
Northolt 165 3 131 31
Perivale 291 1 245 45
Southall 1,098 19 766 313
Total 4,890 103 3,947 840

Property inspection hazards at known HMO across the borough, April 2021 — April 2026 (source: Ti 2026)
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When split by HMO licence type, the contribution of additional HMOs can be seen in the table below.

Total inspection hazards recorded during property inspections at known HMOs (April 2021 - April 2026) across the
borough by HMO licence type (source: Ti 2026)

To maintain the progress in raising standards within HMOs, we must adequately equip ourselves to
continue to address existing and emerging challenges. Implementing a new licensing scheme will
be crucial to our mission to make sure every HMO is inspected and every landlord and tenant can be
assured their property meets the standards.

Complaints made by tenants

Complaints made by tenants and others to Ealing Council regarding poor property conditions and
inadequate property management are a direct indicator of low quality and poorly managed HMOs.

A disrepair case generally arises because a rented property has defects or deterioration that the
landlord is legally responsible for fixing but has not. In the period from 1 April 2021 to 1 April

2026, there were 1,648 service requests made at known HMO dwellings across the borough

(figure 27). This illustrates the large demand and costs that the HMOs can place upon council services.

Service requests and disrepair cases at known HMOs across the borough (source: Ti 2026)

Additional HMO licensing in the London Borough of Ealing consultation 2026




Antisocial behaviour

ASB incidents recorded by the council over the period April 2021 — April 2026 have been linked
to HMO properties and analysed. Understanding ASB emanating from HMO dwellings helps support
the development of strategic interventions.

It is important to note that where incidents could not be matched directly at the property level, ASB in-
cidents have been discarded from this study. For example, ASB incidents investigated on a street corner
that cannot be directly linked to a HMO property have been excluded.

The total number of ASB incidents includes HMO properties where there were multiple incidents. As
such the data show the levels of antisocial behaviour across the borough.

ASB and statutory nuisance records have been separated into multiple categories:

noise ASB
waste ASB
ASB reports
serious ASB

Over the period April 2021 — April 2026, a total of 3,649 ASB incidents were record-

ed at known HMO dwellings across the borough (corresponding to a rate of 88 ASB incidents per 100
HMO dwellings). There has been a high number of serious cases of ASB in properties that are not
licensed where management arrangements have been called to question, therefore justifying the need
for a licensing scheme which includes robust ASB conditions. Having comprehensive licence conditions
relating to ASB promotes the safety and wellbeing of occupants and provides the council with a more
tangible framework to ensure high standards of management are maintained.

Noise ASB

A substantial proportion of antisocial behaviour reports are concerned with noise. This has included
loud music, dog barking, car engines/alarms, and DIY. Over the period April 2021 — April 2026, a total
of 767 noise ASB incidents were recorded at known HMO dwellings.

Noise ASB incidents (total over the period April 2021 - April 2026) at hidden HMO dwellings in the borough
(source: Ti 2026)
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Waste ASB

Dealing with dumped rubbish and other waste issues can place a substantial strain on council resources.
During the period April 2021 — April 2026, a total of 2,004 waste ASB incidents were recorded at known
HMO dwellings across the borough.

Waste ASB incidents (total over the period April 2021 - April 2026) at known HMO dwellings in the borough (source:
Ti 2026)
ASB reports

ASB incidents that do not fall into the noise or waste categories are simply listed as ASB reports (but
please note that serious ASB reports are treated separately). These are generally low-level nuisance
incidents.

During the period April 2021 — April 2026, a total of 507 ASB incidents were recorded at known HMO
dwellings across the borough.

ASB incidents (total over the period April 2021 - April 2026) at known HMO dwellings in the borough (source: Ti 2026)
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Serious ASB

Serious ASB (generally not related to noise or waste) reports are recored separately.
During the period April 2021 — April 2026, a total of 371 serious ASB incidents were recorded at
known HMO dwellings across the borough.

Serious ASB incidents (total over the period April 2021 - April 2026) at known HMO dwellings in the borough
(source: Ti 2026)

Energy efficiency

Properties with low energy efficiency ratings are a greater health risk to residents as they are more
susceptible to excess cold, dampness, and mould.

In total, 3,509 EPC ratings were matched to known HMO properties (86% of HMO properties had an EPC
rating). The known HMO housing stock is dominated by EPC ratings C and D (81.4%), with B & E ratings less
so (combined 17.8%, figure 25). The A (0.1%), F, and G ratings are the least common (combined 0.9%).

The borough has 484 known HMO properties with EPC records that are E, F, and G rated. This represents
13.8% of HMO properties for which there are EPC ratings in the borough. EPC ratings E, F, and G
represent properties with the least energy efficiency (figure 26). The town with the highest number of energy
inefficient dwellings is Ealing (135). Of known HMOs, 0.8% (29) properties in Ealing have F and G ratings.
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Proposed licence conditions

There are two types of conditions that can be applied to an additional licensing scheme: mandatory and
discretionary. The mandatory conditions are required by law (Schedule 4 of the Housing Act 2004) and must
be included in a licence. Discretionary conditions are those which the council can apply for regulating the
management, use and occupation of the property and its condition and contents.

Licence conditions provide a framework and set out the clear requirements around responses to complaints,
tenancy agreements, tenant references, occupancy levels, refuse disposal, safety of gas and electrics,
nuisance and pest control, smoke and carbon monoxide alarms, and regularity of inspections.

In some circumstances, for a particular HMO, where the council believes there are specific issues not
covered by the discretionary conditions, further conditions can be added that relate just to that property.

Conditions enable the council to intervene early to prevent issues, but where landlords undermine the local
community by failing to meet these conditions, the council can use its enforcement powers to address the
negative impact of any condition breach.

Following the outcomes and learning from the current additional HMO licensing scheme, the councilis
proposing to introduce revised and additional discretionary licence conditions, as outlined in appendix 3
for additional HMOs and appendix 4 for section 257 HMOs. The current licence conditions are set outin
appendix 5. The inclusion of these additional conditions is intended to strengthen expectations around
property management standards, improving waste management practices, and dealing with antisocial
behaviour. We will also continue to use the HMO licence conditions to ensure licence holders remain
accountable for ensuring their property is not overcrowded.

The council therefore seeks your views on this consultation on the proposed licence conditions.

Proposed fees, charges, and discounts

Fees

The fee for property licence applications is levied in two parts.

Part A of the fee for HMOs is paid when the application is made, and it covers the costs of processing,
administration, and validation of the application.

If the application for a licence is successful, part B of the fee is payable. It covers the administration cost
of issuing the final licence, and the management and enforcement costs required to meet the scheme’s
objectives.

HMO licences are more costly to administer than selective licences for single household properties due
to more complex compliance issues which involve assessing fire precautions and means of escape, and
ensuring the amenities are suitable for the number of households.

However, smaller HMOs are generally less complex to assess, inspect, and regulate, with fewer occupants,
simpler layouts, and reduced management challenges than larger HMOs, such as six-bedroom properties,
which typically require more detailed and time intensive inspections. The likelihood and complexity of
enforcement action is also greater in larger HMOs, where breaches can have wider impacts on occupants
and neighbourhoods.
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Therefore, the council is proposing a fee for additional HMOs that reflects the level of complexity associated
with this size of HMO which can be found in appendix 6. The fees for selective and mandatory licenses can
be found on the council website. This tiered approach ensures that licensing costs are aligned with the level
of officer time, inspection requirements, and potential enforcement activity needed for each property type
and size, ensuring fairness, without overburdening landlords of smaller, less complex properties.

The proposed fees must be reasonable and proportionate; they cannot be used elsewhere in the council or
used to generate a profit. HMO licensing fees will be reviewed throughout the scheme, and the council may
adjust the fees to reflect changes in costs.

The proposed schedule of fees and discounts form part of the consultation and the council welcome any
views on them.

Discounts

We are proposing to offer a £75 discount to landlords who are members of a landlord accreditation scheme
and a £50 discount for properties with an EPC rating of band C or above.

The wider strategic alignment

The council plan 2022-2026 & 2026-2030

The 2022-2026 Ealing Council plan set out a four-year vision to tackle inequality, protect and enhance
healthy lives, and build thriving communities. As part of this, the council committed to improving the quality
of existing homes, including those in the private rented sector.

The new 2026-2030 council plan builds on these commitments by continuing to prioritise improving
standards in HMOs and private rentals. To support this mission, the council places a strong emphasis on
increasing enforcement activity in private sector housing to tackle non-compliant landlords and HMOs,
improving conditions and reducing illegal accommodation. The plan also has a mission to crackdown on
crime and antisocial behaviour. Licensing will supportinterventions to address incidents of antisocial
behaviour and waste issues linked to poorly managed HMOs.

This consultation is therefore a crucial part of the strategic objectives for borough residents. A new
additional HMO licensing scheme would enable the council to proactively regulate HMOs, drive up property
standards, take effective action against non-compliant landlords and agents, and be an additional tool to
tackle antisocial behaviour and waste issues.

Housing strategy 2025-2030

The housing strategy’s policy position objective 9 is to ‘Proactively improve standards of accommodation
in the private rented sector through licensing schemes and other regulatory interventions.’ This position
objective recognises that ‘Property licensing helps ensure the quality and standard of private rented sector
homes in the borough are better, as well as encouraging more effective management practice of landlords
in addressing potential problems. This also enables us to better co-ordinate our response to anti-social
behaviour, particularly where this occurs in houses in multiple occupation settings, and provide effective
links with other council services, such as the housing demand team.’
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Within objective 9, statement 19 gives a commitment to improve housing conditions by eliminating poor
standards of management in the private rented sector. One of the commitments is to focus on meeting the
objectives of our property licensing schemes and collect and analyse data to identify whether to consider a
new licensing designation when the current schemes expire. The strategy also commits to routinely review
and update HMO standards to respond to emerging issues and trends in the sector and as identified through
inspections and local intelligence. This will ensure the standards address evolving challenges in housing
standards and management.

Direction under article 4(1) of the Town and Country Planning
(General Permitted Development) (England) Order 2015

Ealing Council has implemented two Article 4 Directions which require landlords to obtain planning
permission for the change of use of dwellings into houses in multiple occupation (HMO). This helps tackle
poorly managed HMOs and the increasing number of property conversions into HMOs. This enables

the council to assess the impact on the area, on neighbouring properties, the community, and on other
services. The Article 4 Directions enable the council to assess the potential impacts of proposed HMOs on
neighbouring properties, local communities, and supporting infrastructure and services.

Collaborative working between the council’s planning service and private sector housing team helps ensure
effective regulation to support the joint objectives to tackle poorly configured HMOs.

Empty property policy 2026-2031

This policy sets out to bring empty properties back into use, target problematic vacant properties,

and provide means to intervene to encourage engagement. This aligns with the property licensing
objectives to drive up management standards, identify poorly management properties and encourage
landlord engagement. Together the two have a combined effect of improving neighbourhoods, reduce
blight, and encourage investment in private properties.

Health and wellbeing strategy 2023-2028

The council’s health and wellbeing strategy sets out a vision for a healthier and happier borough, with a range
of key commitments including tackling poor housing as a means of reducing health inequalities. Housing

is described as one of the building blocks of health and wellbeing, due to its direct and indirect impacts on
health. The strategy highlights that poor housing conditions such as overcrowding, damp and mould, and
poor indoor air quality are significant health risks. It also recognises the importance of having a safe, secure
and quality home to support residents’ health in many ways. The strategy further identifies fuel poverty as a
contributing factor to health inequality, with approximately 11% of households affected.

The proposed licensing scheme aligns with these priorities by enabling proactive inspections of HMOs, to
identify and address poor property conditions and management practices that can negatively impact health.
In addition, the scheme supports stronger regulation, as landlords found to have illegally evicted or harassed
tenants may be deemed not fit and proper persons and therefore unable to obtain a licence. To further
support the council’s health objectives, the proposed fees include a discount for properties with a good
energy performance rating. This measure incentivises energy efficiency improvements and contributes to
reducing excess cold, thereby supporting efforts to tackle fuel poverty and improve health outcomes.

Private sector housing enforcement policy 2026

This policy prioritises risk to health and safety, and targets repeat offenders and deliberate breaches. A new
additional licensing scheme would align very closely with this policy because the proactive inspections
carried out as part of the licensing process would enable the council to identify higher risk properties,
licence conditions can address poor management, and the process provides a mechanism to prevent
problems rather that just carry out reactive enforcement. The policy aims to support responsible landlords,
and licensing creates a level playing field and aims to prevent poor landlords from operating in the borough.
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Assessing the potential outcomes of the new scheme

Itis important to consider some of the advantages and possible negative outcomes of making a designation.

There may be inspection delays and resource pressure

The more far-reaching the licensing rules in the borough, the more work is created for the council’s
inspection and processing teams. This may lead to delays in inspecting properties and issuing licences,
which could undermine the effectiveness of all of the borough’s active property licensing schemes. If
enforcement resources are stretched, there is a risk that property standards may not be adequately
improved and that unscrupulous landlords will take advantage of that situation.

However, the council has well-established, hardworking, and effective teams in place, currently delivering
approximately 400 single-household inspections per month as part of the selective licensing scheme. The
implementation of additional HMO licensing will not impact this inspection programme. Furthermore, the
benefits of ensuring that HMOs are safe and well managed significantly outweigh any potential impact to
other teams within the service.

Landlords may pass on the costs to tenants

It may be argued that landlords could pass on the cost of licensing fees and compliance works to tenants
through increased rents. This could reduce affordability, potentially exacerbating housing inequality.
However, provisions under the Renters Rights Act place restrictions on the frequency of rent increases,
preventing increases within the first year of the tenancy and restricting them to once a year thereafter. The
Act also gives tenants rights to challenge rent increases at the First-Tier Property Tribunal. Furthermore, the
proposed fee for a 4 person HMO equates to an average cost of approximately £65 per tenant per year, which
is relatively modest when considered in the context of overall rental costs.

Potential loss of HMO supply

It could be argued that this proposed scheme could lead to a reduction in HMO supply in the borough

if landlords choose to relocate investments to neighbouring boroughs. This could lead to existing HMO
tenants being displaced, creating housing instability and pressure on the council’s homelessness prevention
team and potentially pushing up rental prices due to increased demand on the smaller supply. However,

the borough has had an additional HMO licensing scheme in place since 2017, and the bordering boroughs
of Hillingdon, Harrow, Brent, Hammersmith and Fulham, and Hounslow all already operate additional HMO
licensing schemes, some of which have been renewed for another 5 years within the last 12 months.

Lack of regulation

Without an additional HMO licensing scheme, there is a risk that landlords will deliberately seek to avoid
licensing by converting properties to non-licensable HMOs or claiming they have done so. This will make it
difficult to regulate the condition and management of those properties.

Decline in property standards and undermining previous investment and progress

Without closely monitoring the conditions of smaller HMOs, there is a risk that the conditions may be
allowed to deteriorate leading to an increase in hazards, overcrowding, and poor management. The council
would be forced to rely on complaints from tenants/neighbours and reactive (rather than proactive) actions
to promote and maintain decent living standards for some of the borough’s more vulnerable residents.
Significant investment and progress has been made during the span of the previous additional HMO
licensing scheme and not renewing the scheme risks reversing the improvements achieved and diminishing
the return on the investments made in past years.
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Increased burden on enforcement teams

Without proactive inspections and a licensing framework promoting good standards, a regulatory hole
would be created that would have to be filled by already stretched reactive enforcement teams. This
could lead to slower interventions, worsening conditions and harm to residents.

Difficult to handle ASB problems

Licence conditions place a responsibility on licence holders to take specific actions in response to an-
ti-social behaviour. Failure to follow those steps constitutes a breach of licence conditions that can be
enforced by the council. Without those conditions, it is difficult to force those in control of troublesome
HMOs to take positive action, which may lead to a rise in unchecked anti-social behaviour from HMOs.

Loss of intelligence and data

Licensing schemes provide valuable data on property locations, ownership, occupancy levels, and man-
agement arrangements. Without renewal, the council would lose an important source of intelligence
that supports strategic planning and enforcement.

What are the alternatives?

As this is a consultation exercise, the council is interested in hearing your views regarding alternatives
to having an additional HMO licensing scheme.

Any alternative, however, would need to ensure that housing in the private rented sector is well man-
aged, tenants are protected, and that residents are not burdened with further problems caused by
absentee landlords and irresponsible letting practices.

Other options could include:

Voluntary landlord accreditation to seek improvements in private rented management

The council has been encouraging training and accreditation for Ealing landlords, but currently it is
estimated that fewer than 20% of Ealing landlords are members of any scheme. Consequently, this is
not considered to be a significant viable alternative to licensing at present.

Use of current Housing Act powers to regulate landlords

Part 1 of the Housing Act 2004 Act allows the council to address hazards within residential properties.
However, a key advantage of licensing is that it enables the council to proactively inspect HMOs rather
than relying on tenants to raise complaints.

Licensing also enables the council to assess the standard of management of an HMO, which is critical
in ensuring property conditions and tenant safety. By their nature, HMOs present a higher risk due the
way they are occupied. While effective action can be taken in respect of larger HMOs that are already
subject to licensing under the mandatory HMO scheme, enforcing standards in smaller HMOs would be
significantly more challenging without a licensing scheme.
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Use of current ASB powers and formal notices to remedy ASB

Action would generally be taken against the tenant in occupation but does not place any obligation
on landlords/licence holders to be proactive in managing their properties to prevent or reduce the
likelihood of ASB occurring.

Therefore, having regard to the options outlined above, the council believes there is a need to continue
with large scale property licensing schemes when used alongside, and in conjunction with, other
regulatory and enforcement powers.

How licensing would affect tenants, residents, and the
community

What would be the benefit to tenants of property licensing?

Licensing would make sure that landlords manage and maintain tenants’ homes to a reasonable
standard, so that they are safe and in a good state of repair. Licensing improves the standard of private
rented properties. This makes properties safer for tenants who occupy them.

Licensing allows a local authority to adopt a much more proactive approach to tackling poor housing
conditions and raising standards in private rented housing. It encourages good practices — if a landlord
is not able to demonstrate that they comply with fire, gas, and electrical safety conditions, a licence will
not be granted.

Many people who are vulnerable, disabled, and/or living on low incomes rely on private renting.
Licensing helps the council to protect as many tenants living in private renting as possible.

How would tenants know if their home is licensed?

Once a licence had been issued, the information would be entered onto a public register which could be
accessed via the council’'s website.

What would be the benefits to the wider community?

Poorly managed privately rented properties have a negative impact on many neighbourhoods. Licensing
will increase the number of landlords managing their properties effectively, including the enforcement
of tenancy conditions to combat neighbourhood nuisance caused by their tenants or people visiting
their properties.

Poor waste management and fly tipping has been cited as a major issue in many wards. All property
licences contain a condition that the holder must provide adequate sized bins and sufficient recycling
containers for the occupiers.

When a property is overcrowded, this is often linked to an increase in noise complaints. Through
licensing, the council can limit the number of occupants in a property, reducing overcrowding and the
likelihood of noise nuisance.
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Appendices

Appendix 1: Map of proposed designation

Appendix 2: Housing stock and stressors report

Appendix 3: Proposed additional HMO licence conditions
Appendix 4: Proposed Section 257 HMO licence conditions
Appendix 5: Current licence conditions

Appendix 6: Proposed schedule of fees, charges, and discounts
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