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About This Guide

This guide has been produced by Prem Property to help UK landlords, property investors and

developers understand the residential assisted living sector and the role that guaranteed rent can play

in building stable, long-term property income. Whether you are exploring this market for the first time or

reviewing an existing assisted living asset, the information here is designed to give you a clear, practical

foundation.

What You Will Find Inside

✓ An overview of C2 Use Class and what it means for your property

✓ A step-by-step conversion checklist for hotels, HMOs and residential properties

✓ Key questions to ask a care operator before signing any lease

✓ A plain-English explanation of how guaranteed rent works for supported accommodation

✓ The most common compliance pitfalls investors encounter and how to sidestep them

✓ Prem Property contact details and clear next steps

Important note: This guide is for information purposes only and does not constitute legal, planning or

financial advice. Always instruct qualified professionals before making any property investment

decision.
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SECTION ONE | C2 Use Class and Planning Requirements

Understanding C2 Use Class
In England, planning use classes determine how a building may lawfully be used. The Town and Country

Planning (Use Classes) Order 1987 (as amended) groups uses into categories, and changing from one

category to another typically requires a formal planning application.

For assisted living and residential care, the relevant category is C2 Use Class, which covers residential

institutions including care homes, nursing homes and certain forms of supported accommodation where

personal care is provided on site.

The Key Use Classes at a Glance

Use Class Description Assisted Living Relevance

C1 Hotels and guesthouses Conversion to C2 possible with planning consent

C2 Residential institutions incl. care homes The target use class for most assisted living

C3 Standard residential dwellings Change of use to C2 needed if care provided on site

C4 Small houses in multiple occupation Not appropriate for regulated care provision

Sui Generis Unique uses assessed individually Some larger HMOs and specialist schemes

When Is a Change of Use Required?
A change of use application to your local planning authority is required when the proposed use falls into a

different class to the existing lawful use. For assisted living, this most commonly arises in three scenarios:

• Converting a standard residential property (C3) into a care home or supported living scheme where

personal care is delivered

• Converting a hotel or guesthouse (C1) into a residential assisted living facility

• Changing a larger HMO (Sui Generis) into a registered care provision setting

Planning tip: Not every supported living arrangement automatically requires C2 consent. Smaller

schemes where residents hold individual tenancies and care is delivered separately as a floating

support service may remain within C3 use. The classification depends on the level of care, the legal

structure of the arrangement and how the local planning authority interprets the specific setup. Always

take specialist planning advice before assuming which use class applies.
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SECTION TWO | Step-by-Step Conversion Checklist

Converting a Hotel, HMO or Residential Property for Assisted
Living Use
Use this checklist to track the key steps in any conversion project. Tick each item only once you have

formal confirmation from the relevant professional or authority.

STEP 1 | Initial Due Diligence

■ Instruct a planning consultant to confirm the existing lawful use class of the property

■
Obtain a pre-application advice meeting with the local planning authority to gauge appetite for the

proposed use

■ Commission a structural survey and condition report to assess the suitability of the building for conversion

■
Research local authority commissioning data to confirm active demand for supported accommodation in

the area

STEP 2 | Planning Application

■
Prepare and submit a change of use application with full supporting documents including a planning

statement and design and access statement

■ Include a care home management plan or operational statement where required by the local authority

■ Address any highway, parking or community impact considerations in the supporting documents

■
Allow appropriate time for determination: minor applications typically take eight weeks, major applications

longer

STEP 3 | Building Regulations

■
Submit a full plans application to building control covering structural, fire, drainage and thermal

performance

■
Ensure accessible bathroom and bedroom specifications meet Part M (Access to and Use of Buildings)

requirements

■ Confirm corridor widths, door widths and turning circles comply with wheelchair accessibility standards

■ Arrange for fire safety assessment under the Regulatory Reform (Fire Safety) Order 2005
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STEP 4 | Specialist Fit-Out

■
Install appropriate assistive technology, call systems and emergency response equipment as required for

the client group

■ Ensure kitchen and communal facilities meet Environmental Health standards for a residential care setting

■ Complete electrical installation condition report and gas safety certificate

■ Carry out legionella risk assessment and establish a water safety management plan

STEP 5 | Operator and Lease Arrangements

■
Confirm the operator holds the required CQC registration (or is actively registered) for the intended care

provision

■ Instruct a solicitor with care property lease experience to review all lease documentation

■ Agree rent, rent review provisions, maintenance obligations and lease term in writing before completion

■ Confirm the guaranteed rent structure and payment schedule with Prem Property or your chosen provider
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SECTION THREE | Questions to Ask a Care Operator Before Signing

Due Diligence on Your Care Operator
The operator you lease your property to will be the single most important factor in the long-term success

of your assisted living investment. A financially stable, well-registered operator with active local authority

contracts is the foundation of a dependable income stream. The questions below should be put to any

operator before you enter into a lease agreement.

Q: Are you registered with the Care Quality Commission and can you share your current

registration certificate?

A: CQC registration is a legal requirement for providers of personal care in England. Ask to see the

current certificate and check the CQC public register to verify the operator's compliance history and

inspection ratings.

Q: What is the source of your income for paying rent?

A: Operators whose income is primarily backed by local authority block contracts or NHS-funded

placements carry lower financial risk than those relying entirely on self-funded residents. Understand the

funding mix before committing.

Q: Do you have current contracts with local authorities or NHS commissioners in this area?

A: Active commissioning relationships indicate that the operator is recognised and trusted by public

bodies in the area where your property sits. A lack of local contracts should prompt further investigation.

Q: Can you provide audited accounts or financial statements for the last two to three years?

A: Reviewing the operator's financial health is essential. Look for consistent revenue, manageable debt

levels and evidence of a sustainable business model. Instruct a financial adviser or accountant to review

this information if needed.

Q: What is your plan if occupancy drops or a resident placement ends?

A: Understanding how the operator manages void periods, transitions and placement changes will tell you

a great deal about their operational maturity. A confident operator will have clear protocols and will explain

how your rent obligations are protected during those periods.
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Q: What are your maintenance responsibilities under the proposed lease?

A: Clarify exactly what the operator is responsible for maintaining within the property and what falls to you

as landlord. Misunderstandings here are one of the most common sources of dispute in care property

leases.

Q: Have you operated from properties managed by a guaranteed rent provider before?

A: Operators who understand and are comfortable with guaranteed rent structures are generally easier to

work with in this model. Experience of this arrangement suggests operational sophistication and a track

record of meeting lease obligations.
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SECTION FOUR | How Guaranteed Rent Works for Supported Accommodation

What Is Guaranteed Rent?
A guaranteed rent arrangement is a formal lease between a landlord and a property management

company or provider in which the provider agrees to pay an agreed rent to the landlord at regular intervals

for the duration of the lease, regardless of whether the property is occupied at any given time.

For landlords with assisted living properties, this structure removes the income variability that care

provision can occasionally produce. Individual residents may move between settings, care packages may

change and operators occasionally experience their own transitions. A guaranteed rent arrangement

means none of these variables affect what you receive each month.

How the Structure Works in Practice

1 Landlord owns the assisted living property and leases it to Prem Property

2 Prem Property agrees an assured rental income for the term of the lease

3 Prem Property manages the property relationship with the care operator

4 Landlord receives agreed rent on a fixed date every month without exception

5 At lease end, the arrangement is reviewed and renewed or the property is returned in agreed condition

Guaranteed Rent vs Traditional Letting: A Comparison

Guaranteed Rent Model Traditional Letting Model

• Fixed monthly income regardless of occupancy • Income varies with occupancy and individual

tenancies

• No rent arrears or voids to manage • Arrears and void periods are a consistent risk

• Landlord not involved in individual care

placements

• Direct tenant management responsibility

• Long lease terms provide planning certainty • Annual or short-term tenancy renewals

• Reduced day-to-day management

responsibility

• Ongoing maintenance and letting management

required
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• Income predictability over a five-year-plus

horizon

• Difficult to forecast income reliably beyond

twelve months

Prem Property is not a scheme. We are a professional property solutions provider with genuine

expertise in the UK supported housing sector. Our guaranteed rent arrangements are built on

transparent lease terms, responsible operator partnerships and a long-term commitment to the

landlords we work with.
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SECTION FIVE | Common Compliance Pitfalls and How to Avoid Them

The Mistakes That Cost Investors the Most
Many of the costly errors in assisted living investment are avoidable with the right preparation. The

following pitfalls come up repeatedly for investors entering this sector without adequate specialist

guidance.

■ Purchasing Without Confirmed Planning Consent

Some properties are marketed as suitable for assisted living use before any change of use has been

approved. Proceeding on that basis carries real enforcement risk. Always confirm that planning consent is

in place, or make any purchase conditional on it being granted. A planning condition is not the same as

planning consent.

■ Assuming All Supported Living Falls Under C2

As outlined earlier, not every supported housing arrangement requires C2 Use Class. However, operating

a property as a care home without C2 consent when it is legally required is a serious planning breach. The

cost of retrospective planning applications and potential enforcement action significantly outweighs the

cost of taking proper advice at the outset.

■ Underestimating Conversion Costs

Accessible bathrooms, structural alterations, call systems, fire safety works and building control fees all

add up. Investors who base their projections on residential refurbishment budgets typically find that the

actual costs of a care-compliant conversion are considerably higher. Build in a contingency of at least

fifteen per cent above your initial estimate.

■ Failing to Verify Operator Financial Stability

When a care operator fails financially, the landlord is left with a specialist property and no income.

Checking CQC ratings is important, but it does not tell you about financial health. Always review audited

accounts and seek independent financial due diligence on any operator you are considering leasing to.

■ Not Reading the Lease Carefully Enough

Care property leases are specialist documents. Rent review mechanisms, break clauses, dilapidations

provisions, permitted use definitions and maintenance schedules can all affect your income and

obligations significantly over a long lease term. Instruct a solicitor with specific care property experience

before signing anything.



PREM PROPERTY prempropertyuk.co.uk

The UK Landlord's Guide to Residential Assisted Living Investment  |  Prem Property  |  prempropertyuk.co.uk

■ Overlooking Fire Safety and Legionella Requirements

The regulatory requirements for fire safety and water hygiene in residential care settings are more

demanding than for standard residential property. Fire risk assessments must be carried out by a

competent assessor and reviewed regularly. Legionella risk assessments and control plans are

mandatory. These are not administrative boxes to tick. Non-compliance in a care setting carries serious

legal consequences.

■ Ignoring the Exit Strategy

Assisted living properties are specialist assets. If your operator exits or your circumstances change,

finding a replacement operator or reconverting the property takes time and money. Build an exit strategy

into your investment model from the outset, including an understanding of what the property would be

worth or what it would cost to repurpose if the care use ceased.



PREM PROPERTY prempropertyuk.co.uk

The UK Landlord's Guide to Residential Assisted Living Investment  |  Prem Property  |  prempropertyuk.co.uk

NEXT STEPS | Speak to the Prem Property Team

Your Next Steps as a UK Property Investor
If you have read this guide and are considering whether residential assisted living is right for your portfolio,

the most valuable next step is a straightforward conversation with a team that understands both the

property and the care sector.

Here is what we suggest:
• Review any property you are considering against the conversion checklist in Section Two

• If you are unsure about the use class or planning position, instruct a planning consultant before

exchanging

• If you already own an assisted living property and want to explore a guaranteed rent arrangement,

contact Prem Property directly

• If you are at an earlier stage and want to understand how the sector works in more detail, our team is

happy to talk through your situation without any obligation

Ready to Earn Guaranteed Rent From Your Property?

Prem Property works with landlords and investors across the UK who want dependable long-term

income from their property without the day-to-day stress of traditional letting. Whether you already

own an assisted living property or are exploring your options, our team will give you honest,

straightforward guidance with no pressure and no jargon.

Get in touch today

prempropertyuk.co.uk

Prem Property | Guaranteed Rent Solutions for UK Landlords
prempropertyuk.co.uk


