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There’s a lot of information to digest. We’ve included 
everything that we think you need to know about  
letting your property, the pitfalls and solutions that  
we offer and details of who Ashmore Lettings are  
and our philosophy and approach to property.

It’s split into three sections so it’s easy for you to get  
to the section you want easily:

Letting Your Property
Fears, Obstacles and Solutions
About Ashmore Lettings

Traditionally, this type of brochure starts by telling  
you all about Ashmore Lettings and how wonderful  
we are! Well, we are not the most important part of  
this potential new relationship, you are.

So, when you have read how we can help you with your 
letting and property management requirements, you 
can find out all about us at the end.
As a landlord, whether you are a seasoned professional 
with a property portfolio, or you are taking you first 
step onto the property investment ladder, you are 

going to encounter the same hurdles and challenges 
to enable you to get the most out of your property 
investment.

To help put this brochure together, we surveyed a 
cross section of our current landlords to find out 
their biggest fears that need to be allayed and largest 
obstacles that need to be overcome to enjoy a hassle 
free property investment journey.

Get 
Ready...

property 
is our 

“Your

priority”

This is a big brochure!
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Valuation Appointment
Make sure the agent you are meeting is an expert.  
Ask questions and ask what the agent will do for  
and ask how your property will be let quickly and  
managed efficiently.

Finding a Tenant
Ensure that your property will be on the leading 
portals, especially Rightmove. Quiz the agent on  
how they conduct viewings and how they will get  
the best tenant for the market rent.

Tenancy & Deposit
Ask the agent what type of Tenancy Agreements 
are used and if they get updated when legislation 
changes. Also establish how and with whom the 
deposit will be registered.

Property Management
Find out who will manage the property and how it  
will be managed.
Will it be a dedicated property management team  
or is the role carried out by a lettings team or  
outsourced completely.

Inspections - Periodic and Final
Ensure that periodic inspections are carried out 
and how often. Also establish how the reports are 
communicated to the landlord. 
Enquire as to how the final inspection is carried out 
when the tenant moves out together with deposit 
deductions for any damage or replacement items.

Letting Service
Ensure that you establish what is included in each 
service on offer. A ‘Fully Managed Service’ from one 
agent is not necessarily the same as another agent! 
Periodic Inspections are a popular omission.

Referencing
Find out how thorough the referencing is that the 
agent does. The better the referencing, the better 
chance of securing a good tenant.

The Move In
Ask how the agent prepares the property inventory 
and if the tenant is accompanied at the move in. If 
they simply hand over the keys to the tenant, this  
is unacceptable and can cause issues at the end of  
the tenancy.

Account
Enquire about accounts procedures. How soon will 
you get your rent when the tenant has paid it? 10  
days is an absolute maximum to allow for clearing  
and processing.
How are any arrears chased?

Remarketing
Ask the agent how soon the property is remarketed. 
The property should be reappraised and remarketed 
immediately upon receipt of the tenants notice to 
reduce any void periods.

The Lettings Machine
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Understand the Process

Thank you for downloading our guide, we hope this 
proves invaluable to you when letting your property.

The rental property market can be notoriously difficult 
to predict and equally it can be very easy to get 
into difficulties if you don’t have the knowledge or 
information available.

Fortunately, help is at hand.

This guide contains useful advice, key data,  
legislation and tips together with insights and analysis 
on important developments that impact on the 
lettings sector.

From buy-to-let taxation rules to the very best 
protection for your property, it covers a range of 
important topics which are essential reading  
whether you are a seasoned property investor or a 
first time landlord.

You don’t have to worry about anything, you can reach 
us here:

Don’t be afraid
to ask for help,

 or pop in 
and see us!

facebook.com/AshmoreLettings/
@AshmoreLettings
Ashmore Lettings

0345 257 9850
info@ashmorelettings.co.uk
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ver the last few years, many 
people in our part of the 

country have seen the buy to let 
market become all about nest egg 
investment. It is fuelled by pitiful 
interest rates on building society 
savings and pension returns are 
struggling to match expectations, 
turning more and more people into 
landlords to secure their future.

To get anywhere near a savings 
rate of 4%, you have to tie your 
money up for 10 years. Investing  
in property offers a better return 
and more control.

So what can you expect from your 
property investment?

In the short term, rental yields  
are important, and in the West 
Midlands, the average annual yield 
is in the order of 5.7%  
per year.

However, that is based on 
averages, and as most landlords 
tend to buy starter homes, 
apartments and terraced houses, 
the majority of which are achieving 
4.5% to 6.9% per year depending 
on location, price and specific 
area. In the long term, capital 
growth is as important as yield.  

 

As an example, let’s take an 
average property value of 
£170,000. Property values in   
the Walsall area have risen by 
around 28.05% in the last five 
years. Roll the clock back to 2008, 
the average value of a property  
in the area was around £156,000.  
In 2000, it was only £60,200.  
Thirty years ago, it was £28,000 
and just for a bit of fun, in 1976  
it was £10,000!

However, if we look at, say a  
thirty year investment period,  
if you had put £28,000 into the 
stock market in 1987 instead of 
buying a house, your shares today 
would be worth around £135,000. 
If you had put the same £28,000 
cash in a Building Society account 
and you reinvested the interest 
back into the account, your 
Building Society passbook would 
have around £158,000 in it.

Compare that with the property
market in Walsall and the property 
would be worth £170,000 today. 
Not much difference to the 
building society until you realise 
that with the rental property you 
would have received in excess of 
£108,000 in rent over those thirty 
years too, which you wouldn’t have 
received with the Building  
Society account!

As with all investments, there  
is risk. It is all about mitigating  
that risk to get the best return.  
If you had chosen the stock 
market back when you were 
investing your £28,000, you would 
have researched the most 
viable companies. 

If you had chosen a Building 
Society, you would have compared 
the interest rates being offered at 
the time.

Investing in property is just the 
same. Do your homework, take 
expert advice, don’t let your heart 
rule your head and your investment 
will work for you.

Before you Start

Why Buy-To-Let?

I’m Salek Miah, 
Associate Partner
at Ashmore Lettings.

Property values in the 

Walsall area 
have risen by around 

28.05%
over the last five years.
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What do you want to achieve from 
your investment?

Is it a Short term or Long  
term investment?

Is it a potential first home for  
your children?

Are you a risk taker? Higher risk 
properties such as HMO’s  
(Houses in Multiple Occupation) 
can offer higher returns but may 
incur more problems.

Will it be a Mortgage or  
Cash purchase?

You need to be clear on one  
thing; the chosen area is not where 
you would necessarily want to live! 
However, it may be in the town you 
live in, a nearby city or, it could be 
further afield.

Ultimately this is an investment, 
so you need  to consider the 
possible rental return. 

Put yourself in the shoes of your 
target market and try to understand 
what it is they may want;

Transport links to major cities, 
vibrant nightlife, local sports clubs, 
good schools and neighbouring 
families or a large population of 
students – and remember, while  
the area may not be to your taste, 
you won’t be living there.

A big decision affecting where  
and what to  buy is who you want 
your property to be rented  to and 
how much you’re going to rent it 
for. 

Research potential areas and the 
types of people  that are renting 
properties there, as well as how 
much they’re paying.

Whether you target families, 
students, professionals or retirees 
will determine what you can charge 
and what type of property you will 
need to invest in. 

A family will likely need a house 
with more than two bedrooms; 
while a young, professional couple 
may be happy with a one bedroom 
apartment.

Being a landlord always has a level 
of risk. 

You need to be aware of every 
eventuality when it comes to 
working out what you can afford. 
The actual process of buying a  
buy-to-let property is much the 
same as buying a private home  
as you will incur mortgage costs, a 
deposit, legal fees and stamp duty.

Potential void periods where no  
rent is being received may mean 
that the mortgage will need to  
be covered without rental income 
being received. Tenants may not 
pay their rent which also needs  
to be taken into consideration.

Before you Start

Where and What to Buy

Your Own Goals Your Area 

Your Affordability

Your Target Market 
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Taxation and Stamp Duty

Tax Band
Portion of Purchase price

£0* - £125,000

 
£125,000 - 250,000

£250,000 - £925,000

£925,000 - £1.5m

Over £1.5m

Standard Rate
1st residential property/main residence

0%

 
2%

5%

10%

12%

Higher Rate
Additional properties

3%  - Transactions under 
£40,000 are exempt

 
5%

8%

13%

15%

When you start renting out a 
property, you must tell the tax 
authorities (HMRC).

Any profit you make from renting 
out a property is subject to Income 
Tax. The amount of tax you pay on 
this is subject to your total taxable 
income and will be taxed based on 
prevailing tax bands.

If you’re eligible, you may also be 
able to claim Income Tax reliefs, 
which means that you either pay 
less tax to account for the money 
you’ve spent on specific items or 
get your tax repaid. Sometimes you 
get these tax reliefs automatically, 
but there are others you must 
apply for.

In order to calculate your costs,  
it may be worthwhile setting up a
separate account for your rental
income. This way, it will be easier 
for you to work out your profit.

It is very important to remember 
that only profits from renting your
property are liable for income tax 
and that to calculate your profits, 
you’ll have to deduct “allowable 
expenses” first. You need to know 
the difference between revenue 
and capital expenses. 

Revenue Expenses are costs 
relating to the day-to-day running 
and maintenance of the property 
and can be offset against an 
income tax bill.

Capital Expenses are expenses 
that will increase the value of  
the  property, such as renovations. 
These can’t be deducted from  
your income tax bill, but you may 
be able to offset them against 
Capital Gains Tax.

Revenue expenses include:
Fee’s (Letting agents’, Legal 
Accountants’)
Buildings & contents insurance
Interest on any property loans
Maintenance and repairs
Utility bills
Rent, ground rent and  
service charges
Council tax bills
Services such as cleaning  
or gardening
Any other direct costs such  
as phone calls and advertising

In the 2015 summer budget, the
Chancellor announced a change  
to the legislation on  
“allowable expenses”.

Mr. Osborne also announced that 
tax breaks for buy-to-let landlords 
would be curbed in order to “create 
a more level playing field between 
those buying a home to let and 
those buying a home to live in”.

As a result of these changes,  
the amount of tax landlords can 
reclaim as relief will be capped 
at the basic rate of tax over the 
course of a four year period 
beginning in 2017.

If you do not have an Accountant 
specialising in Buy-to-Let tax we 
are happy to recommend one from 
our approved panel.  Just get  
in touch.

 

Inside the Stamp Duty Box a 
hyphen (-) is missing from the 
wording Buy-to-Let

Stamp Duty
The Chancellor also made a 
radical change to Stamp Duty 
rules by adding an additional 
3% on top of the standard rates 
from April 2016.
 
The table shows the Purchase 
Price banding and the effective 
rates of Stamp Duty on second 
homes’ and investment 
properties. Second homes 
include Holiday Lets and  
Buy-to-Let Investments.

Landlord Taxation

Landlord Tax 
Changes

Before you Start



9www.ashmorelettings.co.uk

What to Expect from Your Agent

A letting agent is there to alleviate stress for the 
landlord and to ensure that their property remains 
a profitable investment. Whether its a substantial 
portfolio, or just one property, time can be a  
constraint if the landlord works full time. Letting 
agents are a valuable resource. They can collect rent, 
chase arrears, renew tenancies, visit the property and 
deal with any maintenance problems or issues that 
may arise. An agent is imperative if a landlord  
is abroad, as a local contact is vital.

Agents can deal with the increasing amount of 
legislation that needs to be adhered to.

The requirements for tenancy deposit protection is 
very complicated and the penalties for non-compliance 
are significant. An agent can help reduce the exposure 
of landlords to non-compliance as well as offering 
rent protection if a tenant doesn’t pay. Landlords rely 
on agents for their expert knowledge and experience 
offering advice on legal pitfalls and ensuring that 
paperwork is provided for notices, and for court action 
to take back possession if necessary. Don’t choose an 
agent purely on price. Look at value for money and the 
services on offer.

The most important factors to 
consider when choosing an 
agent are typically:

Local Area Knowledge
Expertise & Experience
Professionalism & Demeanour
Honesty & Integrity
Innovation & A Proactive Approach

Property Portal Choice
Photography, Floorplans & 
Video Tours
Website & Social Media
Tenant Matching

Fees & Value for Money
Communication & Feedback
The Viewing Process
Securing a Tenant
Periodic Inspections

Which Deposit Protection 
Scheme?
Property Inventories
Which Redress Scheme?

Marketing

Service

Legislation

Choosing your Agent
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What Happens at the Valuation?

All agents are different, and each landlord has 
different needs from their agent. It’s also about 
assessing the landlords goals and individual 
requirements, discussing essential factors that 
determine this and also getting to know each other. 
We need to see if we are the right fit for each other 
before we can move the relationship forward.

Your letting agent representative should meet you 
personally at your property and this will typically take 
around an hour. During this time, the agent will ask 
some questions about you, your plans and your goals. 
The appointment will include an inspection of your 
home followed by discussions regarding the current 
local rental market and similar local properties that 
are also available to rent.

This helps the agent define the market rent for  
your property, decide on the level of service that  
is required and recommend a marketing strategy  
to get your house let. At this stage though it’s all 
about you and your needs.

At this stage though it’s all about you and your needs.

After you have researched local agents, narrow 
them down to three possibilities. When you call 
to make the appointment, assess how your call  
is dealt with as this will give a brief idea of the 
level of customer service on offer! 

Before your selected agents visit you, prepare 
yourself. Consider goals. Put together a list of 
questions based upon the factors listed on the 
previous page.  
The appointment is for you to obtain the 
necessary information that you want  to 
choose the best agent for your  requirements. 
It is not a stage for the  agent to do a sales 
presentation to you!

The agent you choose should be there to hold 
your hand. To guide, advise and help  you 
through the letting process and let and
manage your property as easy and as hassle
free as possible.

The Shortlist

Interrogate Your Agent

Holding Hands

Choosing your Agent
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Interrogate the Agent!
You need to obtain every piece of information from 
your shortlisted agents to make the final decision 
as to which one to choose. Here are some pertinent 
questions with an example of acceptable answers. 

These are by no means 
exhaustive so please ask as 
many questions as possible.

Choosing your Agent

How long have you been trading and how long have 
you (the agent) been with the company?

       
An established letting agent and Ideally, the 
representative should offer excellent local  
area knowledge. 

How many properties do you manage and have
you got a dedicated Property Management team?

Ideally, the agency should have a separate lettings 
and property management team to provide a better 
service. A dedicated property manager should look 
after around 250 - 300 properties.

Are your fees displayed in your office and on
your website?

Legislation was passed in 2015 stating that all 
property agents must display their fees prominently in 
their offices and on their website.

How often do you carry out Periodic Inspections?

Periodic or Interim inspections are carried out to  
check if the tenant is looking after the property and 
abiding by the Tenancy Agreement. Any more than 
4 months does not allow enough time to act on a 6 
month tenancy if there are issues.

Can you provide me with an example of a
Property Inventory that is prepared?

A detailed, photographic inventory should be prepared 
prior to the tenant moving in to the property. An 
example of this should be available for you to look at.

How do you screen and reference tenants?

A specialist company will carry out all necessary 
referencing including credit history, rental history  
and current employment details. They should also 
carry out ‘Right to Rent’ checks.

On which major property portals do you advertise?

Around 87% of property searches are done online.
Rightmove being the number one in the local area.

Which redress scheme do you belong to?

Letting Agents MUST be a member of one of the a 
bove schemes. It is a legal requirement.

Do you have Client Money Protection?

Although not yet a legal requirement, Client Money 
Protection protects landlords and tenants should  
an agent misappropriate rent, deposits or other client 
funds. There are various suppliers of this insurance.

How do you communicate the findings from your 
Periodic Inspections?

The agent should provide the landlord with a copy 
of each inspection report and discuss what actions, 
need to be taken. 

Which Tenancy Deposit scheme do you belong to?

With an Assured Shorthold Tenancy, a tenants deposit 
should be registered with one of the 3 Government 
schemes. The information should also be in the AST.

Is your agency part of or owned by a
corporate business?

Many landlords have a preference between a 
corporate agent and an independent agent. Many 
‘independent’ agents are now owned by corporations. 
entities.

You are looking for longevity and expertise.

You are looking to avoid an understaffed agent.

The answer to this must be yes.

An appropriate answer would be every 
3 or 4 months.

The answer to this should be Yes.

We use a specialist referencing company.

Rightmove and one of Zoopla or On The Market

The Property Ombudsman, The Property Redress 
Scheme or The Ombudsman Services.

The answer to this should be Yes.

A report by email or hard copy.

The Dispute Service (TDS) The Deposit Protection 
Service (DPS) or MyDeposits.

This is for personal information only.
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Be Clear on Fees

Lets be honest, the fees that letting agents charge 
to landlords (and tenants) are so diverse in both 
amounts charged for a particular service and how, if 
and when they are charged to the customer. Whilst an 
estate agent usually charges a percentage of the sale 
price or a fixed fee which is straightforward, letting 
agents don’t and it can be very confusing.

Lets be clear. Some agents flout the law when it  
comes to fees. There are two pieces of current 
legislation that apply to agents fees; Firstly, ALL  
fees should be displayed both in the office and on the 
agents website. Secondly, ALL fees should be quoted 
including VAT.

There have been many surveys conducted by various 
bodies across the country checking whether agents  
are abiding by these rules. Around 20% of agents 
do not display their fees on their website or in the 
office and around 18% of those that did, quoted 
fees exclusive of VAT. Although the fines for non-
compliance are high - up to £5000 - the problem is  
that it seems like there is not enough resources to 
police this legislation.

This doesn’t help the customer at all as it means that 
agents still have ‘hidden’ fees that are not included in 
the management service and only become apparent 
when the landlord is signed up.

How do landlords perceive letting agents? Lots of 
agents advertise ‘Free fee deals’. Do they work? No! 
But why?

At the local Sainsburys in Walsall, they often give 
out free cubes of cheese to taste to try and entice 
customers into buying it. Does it sell more cheese?  
I doubt it!

‘Free’ is a fine way to grab attention, but more often, 
it’s the wrong sort of attention. How many times have 
you taken the free sample from the supermarket and 
gone on and bought that product?

The question “How much does it cost?” is a  
completely different one to “What do I get for that  
and is it worth it?” 

The shoppers at Sainsbury’s who munch four  
pieces of cheese aren’t asking that question. When  
focusing on free, the ‘worth it’ question never comes 
up, because when seduced by the zero price alone,  
we fail to answer the question about worth or value.

So how can some agents charge such small fees for  
a fully managed service? Well, I suppose it depends  
on your definition of a ‘fully managed service’.

There are lots of independent reports from lots of 
property experts, where thousands of landlords are 
surveyed each year, and each year, only 5% to 9%  
of landlords want the cheapest fee. Most want the  
best value knowing full well how important it is that 
the property is let, managed and protected properly.

Here are a few examples  
of fees that may, or may 
not, be included in the 
management service. 
Be clear with your agent as to what fees they 
charge, how they charge them and when they 
are due. 

Property Inventory Fees
Tenancy Renewal Fees
Deposit Registration Fees
Periodic Inspection Fees
Check In and Check Out Fees

Fee Transparency Cheap Fees and Free Cheese 

Choosing Your Agent

Lets be 
clear 
on fees.
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Time is money. The longer you spend renovating, the 
longer the void period. 

If you’re planning to renovate or redecorate between 
tenancies, start the day after the tenants leave. 
Source tools and supplies before hand. If you need  
to use professionals, book them in advance. If they’re  
any good, they’ll be in demand.

If the property will remain unfurnished and vacant 
during your renovation, contact your local council and 
apply for  landlord council tax exception. You may or 
may not succeed, as every council is different  but it’s 
certainly worth asking.

A lengthy spell of renovation works could amount to  
a significant saving. 

Use tiles instead of paint where possible, especially 
in rooms that are moist and prone to mould, like 
bathrooms, utility rooms, and kitchens.

Tiles are much more durable, more resistant to 
infestations and easier to maintain than paint. 
Replacing grout is more cost effective than  
painting a whole wall.

Don’t get caught in the ‘Magnolia’ trap! A light colour 
does give the illusion of space and cleanliness, which 
of course is perfect to  entice potential tenants. 
However, this can have an extremely short  
life-span.

After a few months of practical living, lighter colours 
can become gloomy and murky. It is extremely 
difficult to keep light walls and carpets clean. Try mid-
toned browns and greys.

Plan in Advance

Council Tax

Use Tiles if Possible

Don’t Go Over Neutral

Renovations and Decor

Rental properties can often take a bit of a beating, it’s 
the nature of the beast. It is important to Decorate or 
renovate with that in mind. 

Understandably, most novice landlords make their 
property aesthetically pleasing for as little as possible 
but that can be a false economy. A healthy balance 
between aesthetics and durability is usually the best 
solution for both tenant and landlord, even if it initially 
costs a little extra.

You cannot lose focus on the realities of buy-to-let  
and how people, especially tenants, live in the real 
world. Making a property durable isn’t the cheapest 
route, but over time, you could save a significant 
amount. There are ways to save in other areas to 
make costs more bearable.

Getting Ready for Tenants
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Renovations and Decor

Floors are the biggest victim  
of wear and tear. Spending  
a little extra on more durable 
carpets that can withstand  
heavy treading and carpet 
shampoos can be a good idea.

Floor tiles can also be a good 
choice. Laminate flooring can  
be a problem. If it gets wet, it 
can expand, and that can cause 
serious issues This can occur  
in the winter due to moisture in  
the air, but also, most people  
clean laminate flooring with a  
wet mop! 

Don’t leave gaps or perished 
seals unattended, especially 
around windows, sinks, baths, 
showers and cookers.

Gaps and poor seals can 
manifest into all sorts of  
nasty, unwanted problems 
including mould and water 
damage. Apply mastic filler 
to repair  gaps to prevent any 
issues and use sealant with  
a mould repellant to repair  
broken seals.

Cutting costs in some areas  
when it comes to renovating  
a buy-to-let property can be 
acceptable, but kitchen and 
bathroom fittings is a cost cut  
that is definitely not advisable. 

Cheap taps are definitely a false 
economy, especially when you 
consider the labour costs to get 
them fitted.

This is the golden rule when 
it comes to decorating or 
renovating a rental property  
but many landlords seem 
determined to ignore it. 

Use your head not your heart and 
remember that YOU will NOT be 
living in the property.

Every “personal touch” you add 
to your property is a potential 
repellant to tenants. Tenants 
need to visualise themselves 
living in the property so
presenting a ‘blank canvas’ will 
help them do that. 

This is a simple but very 
effective way of both saving 
money and a lot of hassle in  
the future. 

When decorating or renovating,  
buy a little extra when it  
comes to the materials that  
you have used. This will allow  
for easy paint touch-ups or 
tile replacements. 

If a task is out of your skill-set 
and isn’t realistically achievable, 
then get someone qualified to do 
the work. Do the 
 job once and properly and it will 
save you money in the long term. 

Your agent should have a panel 
of specialist contractors that are 
available to do every type of It’s 
amazing how many maintenance 
or renovation job. shades of the 
same colour there are out there!

Getting Ready for Tenants

If your property is going to realistically achieve 
£350 per month, don’t spend £15,000 on redecorating
it because you will NOT recoup your money in your 
lifetime. Plan with your target audience in mind.

For £350 per month, you will attract a particular 
market and they probably won’t be expecting much
in terms of décor.

If you’re trying to rent a 3/4 bedroom, family house, 
you should be targeting that market. Consider what 
they will need and want as a family. Don’t try to 
appeal to several demographics, you will waste time 
and money. However, sticking to a neutral theme will 
ensure maximum appeal.

Flooring

Fill the Gaps Don’t Get Personal Use Professionals

Keep a StockAvoid Cheap Fitting
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Preparing Your Property for Let

The most important thing you can do is make sure 
the property is spotlessly clean, irrespective of how 
attractive it is or how much rent you’ll be charging.
Certain properties will benefit from a professional 
clean after each tenancy ends ready for the next 
round of viewings.

Make sure you have thoroughly cleaned the kitchen 
and bathroom - important rooms for would be tenants. 
Dust all surfaces, vacuum throughout and take care 
of any cobwebs. It’s also a good idea to have the 
windows cleaned inside and out as grubby windows 
can be very off-putting.

If there are repairs that you need to make before a 
new tenancy starts but haven’t got around to yet, do 
the ones that are obvious before the viewing, to give  
a sense of a well maintained property.

Likewise, deal with any mould that may have emerged 
during the previous tenancy or void period. You’ll need 
to find the source of this and get professional help if 
needed. Don’t just paint over it!

Make sure you also get rid of limescale where needed 
too. This will spruce up taps and other fittings and 
make them look like new. Top up any chipped or  
dirty paintwork.

The front of your property needs to look as good as 
possible. Not only does it paint a good impression 
of the landlord, it puts potential tenants in positive 
spirits before they have stepped in the door. A lack  
of kerb appeal is a surprisingly common reason  
why properties don’t get more viewings. 

Give the windows a good clean. Check on your 
window frames too; if they’re rotten, they aren’t going 
to look very appealing. Consider replacing them 
ensuring that they fit in with the look of your home. 
The outlay will be offset by higher rents and fewer 
void periods. 

People are drawn to the front door at first glance. 
Make sure it stands out by giving it a fresh coat of 
paint if required. The colour should fit in with the  
look of your house, so don’t make it too garish!

Don’t take any criticism too personally! You may not 
like the tenants feedback, but this doesn’t mean they 
won’t take it. 

The viewing is a great chance to extol the virtues  
of your property and also manage their expectations.
You can also use a viewing as a learning exercise 
to find out what tenants want. If a common theme 
appears and if suggestions are cost effective, make 
the changes.

In the lettings market at the  
moment, demand is high and 
supply is relatively low. It is 
essential that you present your 
property in it’s best possible 
light to attract the best tenant.

As a landlord, you want tenants 
fighting over your property as 
this will ensure you achieve 
maximum rent. Whether you 
conduct viewings yourself, or an 
agent does them on your behalf, 
it is important to make sure you 
have prepared properly if you 
want to attract the best tenants 
possible.

A Thorough Clean Kerb Appeal

Maintenance Job and DIY You’re Not Living There

Getting Ready for Tenants
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Making Your Property Safe

Legislation is getting harder to manage all the time and it  
is important that these checks are carried out. For example, 
although not a legal requirement, the Electrical Safety Check  
has the same potential punishments as a failed Gas Safety 
Check if a tenant suffers due to proven negligence on the  
part of the landlord. Legionella regulations are changing all  
the time and the recent introduction of Smoke and Carbon 
Monoxide legislation means that it is now essential to check 
these appliances regularly.

These checks may be due at various points throughout the year 
and can be carried out by individual, specialist contractors. 

However, it is possible obtain all of these checks in a single 
appointment thus providing the full spectrum of safety checks 
and a total Risk Management solution for landlords and a duty 
of care to all tenants to provide a safe living environment.

Smoke Alarm Test
Electrical Check
Fire Safety Check
Legionella Check
PAT Test
Gas Safety Check

The landlord is responsible for carrying out  
on each property that is rented out to tenants.

essential 
safety 
checks:6

The

Safety in Detail

Electrical Safety CheckCarbon Monoxide Testing

Result of Non Compliance: Result of Non Compliance:

This is a visual inspection and spot-test of electrical 
switches, sockets, light fittings and consumer unit to 
ensure that there are no significant defects, hazards or 
safety risks.

This is an inspection and test of all smoke and carbon 
monoxide alarms to ensure that they are in good working 
order and operating correctly.

Included
Check consumer unit to 
ensure in good order
Test of the RCD to ensure 
satisfactory operation
Check of fixtures to ensure 
in good condition
Check number and sitting 
of sockets and outlets
Check to ensure sockets 
are not overloaded
Check for unsafe wiring, 
scorching or overheating
Test of 3 sample sockets 
for polarity/earth faults

Not Included
A full Electrical Installation 
Condition Report
Repair or replacement of 
identified faults
Re-inspection of electrical 
fixtures once repaired

Included
Check for correct number 
and type of alarms
Verify alarms are properly 
sited and positioned
Check for defects, damage 
or signs of tampering
Sound test of all alarms 
using the test button
Vacuum of alarm sensors 
to clean dust filters
An Alarm Test Certificate

Not Included
Replacement of faulty 
alarms (unless requested)
Replacement of batteries 
(unless requested)
Testing of non-localised fire 
or lighting systems
Testing of sprinkler 
systems
Re-testing alarms once 
repaired or replaced

£5000.00 fine £5000.00 fine per item, Possible 
Imprisonment , Invalidate Insurance

Getting Ready for Tenants
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Safety in Detail
Getting Ready for Tenants

Gas Safety CheckPortable Appliance Testing

Legionella Safety Check

Result of Non Compliance:

Included
Check appliances for 
tightness and leakage
Test of standing and 
working pressures
Check burner pressure or 
gas rate
Check to ensure satisfactory 
ventilation routes
Test of flue flow for removal 
of combustion fumes
Check operation of flame 
failure devices
A Gas Safety Certificate 
(CP12)

Not Included
More than 3 appliances 
(unless requested)
Boiler or appliance service 
(unless requested)
Repair or replacement of 
identified faults
Re-inspection of gas 
appliances once repaired
Provision of CP12 to the 
tenant

This is an inspection and test of up to 6 landlord’s 
portable electrical appliances to ensure that they are in 
satisfactory condition, safe and fit for purpose.

This is a visual inspection of the hot and cold water 
system to identify whether conditions are present which 
may cause legionella bacteria to colonise the system.

This is a standard Gas Safety inspection and test of 
the domestic gas pipework, boiler and up to 3 gas 
appliances to ensure that they are safe and working 
properly.

Included
Check appliances for cracks, 
damage and defects
Check of cables for wear, tear 
and secure fitting
Inspection of plugs for fuses 
and earth tags
Check appliances for 
scorching and overheating
Test earth and polarity of up 
to 6 appliances
A Portable Appliance Test 

Not Included
Report (PAT Test)
More than 6 appliances 
(unless requested)
Test of specific appliances 
(unless requested)
Repair or replacement of 
identified faults
Fixed appliance testing 
unless an EICR requested
Re-testing appliances once 
repaired or replaced

Included
Check header tank for 
condition, cover, insulation
Check tank interior for rust, 
sediment, lime-scale
Check hot water cylinder for 
condition/insulation
Check pipework for dead-
legs and disused outlets
Check taps and showers for 
sediment, limescale
Test hot and clod water 
distribution temperatures
Risk Assessment

Not Included
More than one hot and cold 
water system
Repair or replacement of 
identified faults
Re-inspection of electrical 
fixtures once repaired
Remedial works for identified 
failures
Re-inspection once identified 
issues remedied

Fire Saftey Check
This is a visual inspection of the configuration and 
layout of the property to ensure that there are no 
significant fire risks or restrictions on the ability for 
escape safely.
Included
Check escape routes are 
clear and well lit
Check for safe means of 
escape from rooms
Check windows opening and 
accessible lock keys
Check doors for self closers 
and fitting thereof
Check for accessible fire 
blankets
Check for combustible 
materials near electrics
Inspection report

Not Included
A full Fire Risk Assessment
Remedial works for identified 
failures
Re-inspection of property 
after issues remedied
Inspection of furniture/
furnishings for compliance
Testing of non-localised fire 
or lighting systems
Testing of sprinkler systems

Result of Non Compliance:

Result of Non Compliance:
Unlimited fine per offence, Possible 
Imprisonment, Invalidate Insurance

£20000.00 fine, Possible Imprisonment

£20000.00 fine, Possible Imprisonment

For each check, the landlord should receive a report 
advising what has passed and what, if anything, has 
failed. It should also advise on what action is necessary 
to rectify any problems.

A property with a full compliment of safety check 
passes can be much easier to let.
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Get Ready for Your Viewings
Getting Ready for Tenants

Feedback is an essential part of the viewing 
process. It enables you to see which parts of 
your property are the most popular and also 
what is causing the most negative reactions.

This enables the agent to tailor your viewing 
to the potential tenants and offers you an 
opportunity to rectify things to help prevent 
these little details reducing or stopping a 
viewer from taking the property.

As a landlord, you should expect full, honest 
and balanced feedback from  
each viewing on your property.

It will not help secure a tenant if your agent is 
reluctant to pass on any negative feedback.

Feedback

  You only have 
one chance 

at a first impression,
so make it count!

Your property is now ready to accept viewings  
so, obviously, you want every viewing to show 
your property in it’s best light thus maximising the 
possibility of getting a tenant in as soon as possible.

The demand for quality rental properties has never 
been so high and getting that extra week’s rent from 
a tenant by going that extra mile on presenting your 
property is becoming more and more important.

If you have the same approach to letting your  
property as you would for selling your own home,  
that may just make your property stand out from  
the rest and secure that all important tenant!

Avoid viewings around school leaving time 
thus avoiding congestion around your 
home.

Avoid viewings during the busiest parts  
of the day; early morning, rush hour and  
early evening.

If you have a parking space, park your  
own car somewhere else for the duration  
of the viewing.

If you have children, can they stay with 
friends or relatives?

If you have pets, can they pop over to a 
neighbour or a friend while the viewing 
takes place?

Maximise light by opening curtains and 
switching on lights.

Ensure that you have not smoked or  
cooked anything too smelly prior to  
the appointment.

Remember your kerb appeal - tidy gardens, 
move bins and clear any rubbish.
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The Property Inventory
Getting Ready for Tenants

Examples of items 
that need recording:

Lighting and Fittings
Radiators
Windows and Doors
Decoration and Flooring
Furniture and Appliances
Condition and Cleanliness
Gardens and Outbuildings

The inventory should be signed 
by the tenant prior to moving into 
the property and a copy should 
be given to the tenant and a copy 
retained by the landlord.

The importance of a properly prepared inventory 
cannot be underestimated. It must be robust and 
defensible if it is to be used as a proper indicator of 
the condition of the property by an adjudicator in a 
deposit dispute.

Inventories should be produced at the property using 
the latest digital technology. Detailed descriptions of 
each room are recorded together with photographic 
evidence.

An inventory is a signed, dated and detailed record of 
the actual condition of the property when the tenant 
moves in. It should also note meter readings for the 
utilities.

At the end of the tenancy, immediately after the tenant 
has vacated, a final inspection, or check out, should 

be performed where the original inventory is used 
as the base document and any changes in condition 
are noted using detailed descriptions and additional 
images.

Any changes in condition or appearance can then be 
used to make deductions from the tenants deposit  
to repair and make good any damage.
Every arbitration service instructed to settle disputes 
between landlord and tenant regarding deposit 
deductions will base their decision on the property 
inventory report.

No evidence - no deductions!

Time taken in producing the initial inventory will be 
time very well spent. All future reports are merely 
updates.

It is essential that a detailed, photographic property inventory is 
prepared before the start of each tenancy. 
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Property Portals and Web
Advertising and Marketing

When choosing a letting agent, it 
is important to have a look at the 
agents own website.

The website should have a very 
good property search facility and 
be informative and
easy to navigate.

The most popular page on an 
agents website is the ‘About Us’  
or ‘Meet the Team’ page so make 
sure you have a look at this!

The website should give you an 
overall impression of the agent  
and what sort of service level  
you would expect to receive.

The majority of people start their property search  
by looking online on one of the major property portals. 
Recent research revealed that usage of property 
portals in the UK is now at a record high with 47%  
of the population having used a property search 
website in the last 12 months.

What’s more, 62% of those users claimed that the 
portals an agent advertises on would factor into  
their selection of an agent when selling or letting  
their property.

In recent years, the market has been dominated by 
 two main portals.

Rightmove is by far the most visited property portal  
in the UK, while Zoopla has consolidated its position 
as the number two portal, having made significant 
ground over the past few years. Some 2.6m people 
browse the likes of Zoopla or Rightmove at least once 
a day.

However, the dominant duo are being challenged by 
OnTheMarket (OTM), a property portal set-up in 2015.

OTM had a major early impact on the market with its 
‘one other portal’ rule requiring their member agents  
to cease advertising on either Rightmove or Zoopla. 
This is why you will not find an agent advertising on  
all 3 portals! The industry was in uproar because of  
this with accusations that the ‘one other portal rule’ 
was both illegal or unfair to consumers. The argument 
is still going on currently!

OTM’s traffic level remains a drop in the ocean 
compared with the big two property portals, with 
Zoopla attracting close to 50m average monthly  
visits to its website and mobile apps, while Rightmove 
receive more than 120m visits each month.

Which ever way the statistics are interpreted, the fact 
remains that it is a ‘no brainer’ that every letting agent 
should be advertising on two of the major portals to 
maximise exposure for a landlords property.

It is no surprise that most agents will go for the two 
portals that attract most visitors and provide most 
leads; Rightmove and Zoopla.

Agents Website
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Photography and Floor Plans
Advertising and Marketing

These are the first impressions of your property,  
these pictures alone may determine whether that 
person decides that they would like to view.

Good photography instantly shows people what  
your property is like allowing them to make their own 
decisions on whether they want to view. Fantastic 
photography intrigues people to find out more and 
increases the chances of more viewers coming 
through the door.

Get ready for the close up! There are lots of simple 
things you can do to make your property look good 
and stand out in photographs.

A top agent will use a proper Digital Camera with  
a good wide angle lens to capture the room size. If 
an agent turns up with a ‘point and shoot’ or uses a 
smartphone, show them the way out! 

Another tip is to move any vehicles, bins or other 
obstructions out of the way of the main front elevation 
image.

It helps to see how 
the house ‘works’, and 

therefore whether it is worth a 
viewing. Room flow, relative sizes 
and layout are all factors that 
will be taken into consideration, 
especially families. 

They will not want to waste time 
by viewing properties which just 
are not suitable for their needs.

A floorplan can help 
someone visualise the 

property after the viewing. This 
can be useful if they are thinking 
about who is having which 
bedroom or furniture layouts.

A floorplan is very useful for this 
kind of thought process.

Floorplans can make a 
property seem larger. It 

is very easy when someone has 
viewed a property to forget rooms 
they have seen, or overlook a part 
of the property altogether. This 
is especially true of box rooms, 
or areas that are not being fully 
utilised, like storage rooms. 

By showing the entire layout on a 
floorplan, no area will be omitted 
and as a result it can even add 
perceived value.

Floorplans were originally produced for sale properties 
for either very grand homes, or new builds. Now, they 
are much more common and most rental properties 
should have a floorplan on the details.
A well-constructed floorplan allows potential tenants 
to do three important things when they are comparing 
the different properties they are considering

When 85% of people start their 
property search online how 
important are photographs?

The answer is VERY! 

Floorplans

Photographs
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The Housing Act 1988!
Legals and Compliance

he Housing Act 1988 is 
one of the leading statutes 

governing property law in 
England. It covers a wide range of 
areas and contains a number of 
qualifications and exceptions to 
the rules that it lays down, which 
can be very confusing.

Essentially, the act is a law that 
governs the private rental sector 
and the parties involved. The 
simplest way to think of it is as a 
rule book containing the statutory 
rights and legal responsibilities of 
both landlords and tenants.

A tenancy agreement is a  
legal contract between parties, 
specifying the terms of the 
individual tenancy, such as its 
length and the amount of rent  
that is payable. The Housing Act, 
on the other hand, stipulates what 
the conditions within the tenancy 
agreement can and cannot be.
As a landlord, it is essential 
that you ensure that none of 
the clauses in your tenancy 
agreement conflict with the 

statutory rights contained within 
the Housing Act 1988. If you don’t 
comply with this law, you’ll find 
that the tenancy agreement is 
invalid as Statute Law will always 
override Contractual Law.

It is an obvious statement to make 
but your agent should always use 
up to date, legally binding tenancy 
agreements. If not, they will be 
useless should they have to be 
relied upon in a legal dispute.

At the turn of the century, 
the private rented sector was 
very different from today.
Most tenancies took the form 
of ‘protected and statutory’ 
tenancies.

The effect of this was to create a 
legal system that was heavily in 
favour of tenants. This contributed 
to a situation whereby tenants 
essentially had the right to stay 
in a rented property indefinitely, 
passing the tenancy down to 
their relatives upon their death. 
When this happened, it became 
incredibly difficult for landlords 
to regain possession of their own 
properties. This legal inequality 
meant that landlords became 
increasingly unwilling to let their 
properties.
 

The Housing Act 1988 was the 
solution to this problem. The 
government needed to revive 
the private rental sector and 
ensure that housing became 
available to those who needed 
it. Laws were passed that would 
redress this balance of power and 
therefore entice those who did 
own property to rent it out again. 
These proposed laws were passed 
and came into existence as the 
Housing Act 1988.

Three main areas of English 
property law were dramatically 
altered which changed the 
underlying ‘common law’ on:
Rent regulation
Security of tenure
Succession

Although you don’t need to be 
familiar with the whole law, 
you should try to gain a broad 
understanding of the areas that  
it governs so that you can refer  
to the Act if problems should 
arise.
The Housing Act covers far too 
many areas to go over in detail 
here. To read the Housing Act 
1988, visit the government’s 
website.

What is it’s Purpose? What Changes Were 
Made

The Housing Act 
is not the same as a 
Tenancy Agreement.

What is the Housing  
Act 1988?
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Right to Rent
Legals and Compliance

‘Right to Rent’ simply means that the occupier has 
a right to rent a property in the UK. Anyone without  
it is disqualified from renting. There are two  
different groups of tenants that this affects; 
permanent and time limited rights to rent. Each type 
has different requirements.

Landlords must not authorise an adult to occupy  
a property as their only or main home unless they  
can confirm that they have a right to live in the UK.  
This means landlords are now required to check  
the identification of everyone who is over 18 who  
is going to live in the property.

This applies to all residential tenancies with a  
few limited exemptions such as social housing  
and University halls. Almost all private sector   
agreements are included within the legislation.

Exemptions include holiday lets, lettings where it is 
not the tenants main home, tenancies of more than 7 
years where there is no break clause for the landlord, 
letting to students where the institution has placed the 
tenant in the property, people whose accommodation 
is provided by their employer and mobile homes.

What is Right to Rent?

How are Checks Carried Out

What are the Requirements

Confirm the adults who will live in the property and 
that it is their main home.
Obtain original copies of the acceptable documents 
for all relevant occupiers.
Check the documents in the presence of the document 
holder.
Make and keep dated copies on which the checks 
were made.
Keep the documentation for 12 months after the 
tenancy has ended.

There are hundreds of different 
forms of ID for the EU alone so  
try and keep to a small shortlist.

Most landlords will initially  
opt to use the passport of any  
prospective tenant.

If you do have a situation where 
‘Right to Rent’ is applicable then 
it is often prudent to obtain some 
expert advice. The penalties for  
not carrying out the necessary 
checks can be up to £3000 per  
unchecked occupier.

If your agent uses a specialist 
referencing company, the ‘Right to 
Rent’ checks should be part of the 
service provided by them.

The Immigration Act 2014 introduced the concept  of 'Right to Rent' to the private rented 
sector. Originally introduced in the West Midlands, ‘Right to Rent’ requires landlords and 
agents to check the immigration status of their prospective tenants prior to the tenancy 
commencing. The requirements came into force on 1st February 2016 for all landlords  
in England.
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Tenancy Deposit Protection
Tenancy and the Tenants

As a landlord, you are entitled to request a depository 
sum from your tenant to cover any unforeseen costs 
that may arise from the tenancy, like damage to the 
property caused by your tenant or rent arrears that 
they may run up.

Landlords and agents are obliged, by law, to put 
deposits received from tenants in a tenancy deposit 
protection scheme if their property is let under an 
assured shorthold tenancy that started after 6th April 
2007.

There are three schemes in England and Wales:

Deposit Protection Service
MyDeposits
Tenancy Deposit Scheme

Taking a deposit is not a legal requirement. However, 
failing to take a deposit means you run the risk of 
operating at a loss if your tenant inflicts damage to 
your property or accrue rent arrears that they can’t or 
won’t pay.

A typical deposit will be equivalent to 1 months’ rent 
although it is not uncommon to ask for more.
An increased sum is often requested if the property is 
furnished or if your tenant has a pet, as these factors 
could potentially increase the risk of damage to the 
property.

However, the maximum deposit that can be taken is 
twice the amount of monthly rent. Tenancy Deposit 
Protection was rolled out as  part of a set of measures 
designed to raise standards in the private rented 
sector.

The intention was to ensure that deposits were fairly 
and consistently handled, so that tenants who met the 
terms of their agreement would always receive their 
money back at the end of the rental term.
It also meant that landlords could use the deposit to 
cover any damages or losses of rent incurred during 
the course of the tenancy. As a final measure, the

TDP put in place a dispute resolution service to 
quickly resolve any disagreements and reach a 
satisfactory resolution for the parties involved.

Two types of schemes are available for landlords and letting 
agents:
The tenant pays their deposit to the landlord or agent, who 
retains the money but pays a premium to their insurer.
The tenant pays their deposit to the landlord or his agent, 
who then pays it directly into the scheme.
As a landlord, you have a legal obligation to protect deposits. 
Failure to do so within 30 days and you could find yourself 
open to the following:

     Your tenant could claim 3 times the deposit amount plus 
the return of the deposit.

     You will not be able to serve a valid Section 21 notice to 
retake possession.

     Your tenant will have an excellent defence to any claim 
made by you for any rent arrears.

Once the deposit is secured, you must provide the tenant 
with details of your chosen scheme. This is also a legal 
requirement.
It is advisable that all tenants sign a document confirming 
that they received the information.

How it WorksYou are entitled 
to request a 
depository sum  
from your tenant.
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A Guide to the Deposit Process
Tenancy and the Tenants

Here’s how the Custodial Scheme offered by the 
Deposit Protection Service works. This means that  
the deposit is held by the DPS for the duration of  
the tenancy. The DPS is the UK’s largest provider  
of deposit protection, so the deposit money is safe  
and secure.

At the end of the tenancy, the tenants deposit will be 
returned once agreement has been reached with the 
tenant and the landlord or letting agent on how and 
how much should be repaid.

How Does the Custodial Scheme Work?

Online 

In Writing 

Online Form

By Form

Online Access to 
the Deposit
It is easy for the tenant to access the deposit via  
the DPS website. The Deposit ID and Repayment  
ID are always used for any online communication.

Once the deposit has been accessed on the site,  
the tenant can:

View the details of the deposit
Update any contact details
Request a repayment at the end of the tenancy
Access all information on the DPS processes

When the tenant moves out, they must provide the 
DPS with their new postal address. It is important  
that the tenant does this as the landlord or letting 
agent cannot do it on their behalf.

At the end of the tenancy, the tenant and the landlord/
agent need to agree how the deposit will be repaid.

The DPS will need to be contacted by BOTH parties 
before the deposit can be repaid. Both parties will  
need to log in to their respective accounts and submit 
their instructions. This can also be done using a paper 
form.

If an agreement cannot be reached on how the  
deposit should be repaid, the DPS offer an 
independent Alternative Dispute Resolution (ADR) 
service to resolve the dispute. It is free to use and 
avoids the need for any potential court action.

Once both parties have agreed to use ADR, any 
relevant evidence is submitted to the legally trained  
adjudicators to consider. The ADR decision is final  
and cannot be appealed.

At www.depositprotection.com using the Deposit ID  
and Repayment ID.

The Deposit Protection Service The Pavilions
Bridgwater Road, Bristol  BS99 6AA

Via Virtual Customer Service or accessing FAQ’s  
at www.depositprotection.com/help

Call 0330 303 0030
Mon - Fri 8:00am - 6:00pm Sat 9:00am - 1:00pm

Deposit and 
Repayment ID sent  

to tenant to be used 
for any enquiry

The landlord or  
agent will provide  

tenant contact 
details to the DPS

The deposit must 
be submitted to the 
DPS within 30 days

Deposit is paid  
to the landlord  
or letting agent
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You’ve Found a Tenant!
Tenants and the Tenancy

So, the viewings have gone well and you have found a potential tenant!
Your agent should keep a very close eye on progress, working with the potential tenant, the 
referencing company and you, the landlord, through to signing the tenancy agreements and 
moving the new tenant into your property.

Your agent should follow a detailed and thorough 
application process to ascertain whether the potential 
tenant is suitable to rent your property.

A good letting agent will ask the applicant to complete 
the agents own application forms to decide whether 
the applicant should be put forward to the referencing 
company at all. This saves time and effort as there 
is no point referencing an applicant when there is no 
chance of them passing.

If the referencing is successful, the agent should 
then notify the landlord of the applicants details and 
provide a copy of the reference report so the landlord 
can approve the tenancy.

Normal tenancies are agreed using an Assured 
Shorthold Tenancy (AST) agreement. There are 
different agreements for company lets, student 
tenancies and lodgers, however, your agent will 
explain these differences to you should they  
be required.

There are essentially two types of AST agreement;  
a Fixed Term tenancy and a Periodic Tenancy.

A Fixed Term tenancy is usually the initial agreement 
set up when the tenant moves in. It is for a fixed 
term - 6 months, 12 months or longer, depending on 
the landlords and tenants requirements. The tenant 
cannot end this tenancy early unless there is a 
specific break clause included within the agreement  
or the landlord agrees to release the tenant early.

A periodic tenancy usually follows when the Fixed 
Term tenancy ends (unless another Fixed Term is 
agreed). Tenants can usually give 1 months notice 
during a Periodic Tenancy.

There are other differences between the two types  
of tenancy and your agent will explain them in detail 
prior to the applicants signing the tenancy agreement.
Once the landlord has authorised the new tenants and 
agreements have been signed, a moving in date is 
agreed and the first months rent plus deposit is paid.

Once the landlord has authorised the new tenants  
and agreements have been signed, a moving in date is 
agreed and the first months rent plus deposit is paid.

Application Form Tenancy Agreement

Moving In
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Tenants and the Tenancy

Tenants and the Tenancy

Rights of Entry.
One of the main causes of 
tension between landlords and 
tenants is a misunderstanding 
of the landlord’s right to inspect 
or view the properties that they 
own.

As a landlord, there are times 
when you need to visit your 
property, however, it is important 
to realise that these visits can’t 
simply be made whenever you 
like. In accordance with the law, 
you are required to give at least 
24 hours’ notice before you visit, 
or your tenants are within their 
rights to refuse you entry.
As a landlord, you have three 
primary rights of entry.

-The Right of Reasonable Access
-The Right to Enter to Inspect the 
Property
-The Right to Enter in Order to 
Provide Room Cleaning Services

In every other circumstance, 
you don’t have a right of 
entry unless you have a legal 
document permitting access. 
A landlord’s right of entry is 
statutorily regulated and the 
tenancy agreement will state 
that visits must only be made at 
‘reasonable’ times of day.

This is included to ensure that 
your tenant has the option to 
be present when the visit takes 
place. Complying with these 
regulations benefits both parties. 
Not doing so could damage the 
relationship between you and the 
tenant.

Evicting a Tenant.
Evicting a tenant really is a last 
resort, and it can be a difficult 
procedure. You need to make 
sure you’re complying fully 
with all the current legislation 
and regulations, treating your 
tenant fairly throughout. Each 
case brings its own detail and 
complexity, and needs to be 
assessed on its own merit.

Professionals can offer expert 
help specific to your situation. A 
tenant eviction can be extremely 
emotional and disturbing and 
assistance and support is very 
often required to help you regain 
control of the situation.

There is usually a three-stage 
eviction service:

1. Prepare a Section 8 notice and 
demand letter on your tenant. In 
many instances, this is adequate.

2. If the tenant doesn’t respond 
to Stage 1, court proceedings 
are issued seeking a Possession 
Order and Money Judgement. 
An experienced professional will 
present your case in court.

3. If the Order is made in your 
favour, your tenant  vacates the 
property. If they do not do this, an 
application to the court is made 
for an eviction appointment. The 
court will arrange a date and 
time for a bailiff to attend your 
property and evict the tenant.

As stated, it is imperative that 
you seek legal advice should 
eviction steps be required.

End of Tenancy.
At the end of a tenancy a final 
inspection should be carried out. 
The ingoing inventory and current 
property condition should be 
checked against each other and 
any changes since the tenancy 
commenced noted.

Quotations should be sought  
by the landlord, or his agent,  
for any required works. The 
tenant should be contacted 
around the same time to  
discuss any deductions that  
the landlord would like to  
make. If agreement is reached  
between both parties then it is  
a straightforward process.

Items that were new at the start 
of the tenancy will be depreciated 
by their age over a period of time. 
New items for old are unlikely to 
be awarded in full. Gardens are 
a regular issue and a garden that 
has weeds and overgrown grass 
at the start of the tenancy, may 
be problematic at the end of a 
tenancy even if the garden is in a 
far worse state.

If agreement of a deduction can’t 
be reached then ADR (Alternative 
Dispute Resolution) can be used. 
This is a free service provided 
by all deposit schemes but any 
decision made by an adjudicator 
is final and there is no right to 
appeal.

The small claims court would be 
another option to use. Whilst this 
action is taken then the disputed 
deposit amount is held by the 
relevant scheme provider until 
such time as a judgement  
is awarded.

There are a couple of other 
things that, as a landlord, you 
need to be aware of.

Although infrequent, these situations do happen so it 
is important that you know where you stand and the 
correct procedures should action become necessary. 
Your agent will explain these in more detail should  
the situation arise.
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Should I Accept Pets?
Tenants and the Tenancy

Advantages
With so few pet friendly properties out  
there, they are much sought after and  
may command higher than usual rents.

Pet owners know how difficult it can be  
to find pet friendly rental properties and  
are more likely to have a longer tenancy.
Pet owners often take much more care  
of their home so not to jeopardise their 
tenancy making them ideal tenants!

So, why is it that many landlords  
instinctively say they do not want pets  
due to the possibility of damage or noise? 
Landlords instantly reject tenants with  
pets when they apply for property. Is it  
really a sensible approach?

Tenants with pets are often dismissed out of hand by 
landlords who are worried about potential damage to 
their property.

This is very understandable. However, opening up your 
property to tenants with pets will maximise its rental 
potential and by excluding pet owners, you are missing 
out on a huge part of the rental market.

In some circumstances it’s a definite ‘No’! An 
agreement on a leasehold property may state that  
pets are not allowed. Consideration should also be 
given to the type of property in question. Does its age 
size accommodate pets properly. A large dog in a 
brand new, fully furnished property is probably not a 
good idea.

Almost half of the UK population own a pet accepting 
pets into your property may well be advantageous.

Steps To Take
If you do wish to accept pets into your 
property, there a a number of things you can 
do to further increase your protection:

     Insert a Pet Clause into the Tenancy 
Agreement setting out the responsibilities  
of the owner.
     Take an increased deposit to allow for  
any additional work that may be required  
at the end of the tenancy.
     Insist that the tenants pay for a 
professional clean at the end of the tenancy.

A landlord, can look at each case on it’s own 
merits. You may accept a small Terrier but 
not accept a large Alsatian. Every application 
can be treated individually.
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Problem Tenants Reduce the Risk

Legals and Compliance

It is the objective 
of every landlord 
and agent 
to place the best 
possible tenants
 in the property.

In order to find the best tenants, there are a number of steps that can be 
taken before accepting them.

There are also a number of decisions to be made throughout the tenancy 
to ensure everything runs smoothly and any issues are dealt with before 
they escalate.

Avoid taking any unnecessary risks. Some of these things have already 
been covered in this E-book/Brochure.

Tenant referencing gives an insight into the applicants 
who are potentially interested in the property and 
whether they have the necessary financial resources 
to pay the monthly rent.

One can assess the suitability of your potential 
tenants and have the necessary checks carried out  
by experts.

It is a vital process that must not be underestimated. 
A credit check only is not good enough.

Employment references, landlord references and copy 
bank statements are all used to assess the suitability 
of tenants.

The more information that can be acquired  
regarding the suitability of a potential tenant,  
the better equipped the landlord is to make an  
informed decision about them before they move in.

A legally binding, signed tenancy agreement is 
essential. A formal contract between landlord and 
tenant sets out the legal terms and conditions of  
the tenancy. It can either be for a fixed-term or a 
periodic tenancy. This will clearly show the rights  
and responsibilities for both landlord and tenant.

A non-compliant tenancy agreement is pointless and 
could negate all your legal rights.

By carrying out regular inspections, it is easier to 
prevent any problems before they become serious.

For example, a simple condensation issue can be 
stopped from developing into a  mould problem by 
reminding tenants to open the bathroom window for 
a short period of time each day. This could save both 
time and money later on.

Inspections will show whether the tenants are  
abiding by the tenancy agreement as well as  
showing how they are treating your property.

They can also help in building a rapport with  
the tenants.

Keeping in touch with tenants regularly greatly 
increase the chances of the tenancy proceeding 
without any problems.

Tenants are more respectful of both the landlord/
agent and the property.

A good landlord/tenant relationship  is important, as 
it means that they will be much more likely to contact 
you if any issues arise.

Tenant Referencing

Compliant Tenancy Agreements

Regular Property Inspections

Keeping in Touch
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Protecting your Property
Protecting you Property

Your investment property 
is a major asset.

It needs to be protected 
and it should not 

be vulnerable to 
unnecessary risks.

The usual landlord insurance policies will provide 
protection against such events as damage 
caused by a tenant as well as rent lost when a 
property is inhabitable following a valid insurance 
claim. However, these policies will not stretch as 
far as actually covering the rent when a tenant 
simply fails to pay up.

It is a fact that there are occasions when a tenant 
simply fails to pay, be it out of malevolence, 
financial incompetence or a sudden change 
for the worse in their financial circumstances. 
Landlords without a rent guarantee insurance 
policy may be in for a shock. Those who do have 
such cover can rest easy. It is at this point where 
a landlord can make a claim and ensure their 
rental income is safe. The insurer will chase  
up the tenant for the shortfall.

For those landlords who don’t, the implications 
can be awful, especially if there is a mortgage on 
the property and the rent is relied upon to help 
make the necessary loan repayments.

One of the great benefits of having Rent 
Guarantee insurance in place is that the policies 
often include Legal Expenses cover necessary  
for potential evictions. Lengthy court cases take 
up  time, energy and can stifle cashflow. However, 
your Rent Guarantee insurance can cover the 
legal costs and help reduce the process.

Indeed, with disputes often ending up in court,  
it is not just the repayment of the missing  
rental money that becomes an issue. Legal  
costs can be prohibitive for landlords if they  
are unable to get the money without recourse  
to such measures, so it will be reassuring to 
know that rent guarantee insurance can also  
take care of this, particularly as legal fees  
will be much harder to pay for those whose  
budgets are hit by non-payment.

There is always a chance landlords will be hit by 
non-payment. How much better would it be to 
have a policy in place? It will help mitigate losses, 
as well as ensuring legal costs are covered. This 
will prevent a catch-22 situation occurring where 
an investor is too cash-strapped by the loss of 
income to pay for the legal action needed to 
recover unpaid rent.

Rent Guarantee Protection

Letting a property is a specialised business and needs 
specific landlord insurance cover.

If a property is let with just standard home insurance in 
the landlords name, there’s every chance the insurance 
company will refuse to pay any claim and you will be 
out of pocket.

Tenants these days are increasingly litigious, so it is 
important to be aware of a landlords legal liabilities. 
If, for example, a tenant was injured by faulty wiring 
or tripped over a broken floor tile, they could sue for 
damages so the landlord needs to be protected.

Specialist Landlord Insurance



31www.ashmorelettings.co.uk

What Can We Do for You
Protecting Your Property

0345 257 9850

info@ashmorelettings.co.uk

Prominent Portal presence on the major property 
portals (Rightmove & Zoopla)
Premium Listings and Featured Properties included
Video Tours (where necessary – usually for more 
exclusive properties)
Full Colour Brochures for Print or Download –  
where necessary
Detailed Floorplans on most properties
Superb Photography using top quality Digital SLR
Camera with Wide Angle Lens

History and Expertise

Marketing
Local Property Experts since 1999
Independent, Family Owned business
Values built on Honesty and Integrity
Letting and Sales Agent
Unrivalled Local Knowledge
Trained, Experienced Team

However, here is some information about us and how we do things!

When you are ready to take the leap to calling a few 
letting agents we’d love to be on your list to get you 
where you really want to be.

You and your needs are at the heart of everything  
we do.

Has this guide raised a question relating to letting 
your property? Perhaps you need a little more bespoke 
advice or have a query over the letting process?

This guide is about      
 you  and the process letting your 

investment property with the 

minimum of hassle..

Daily Property Matching with our extensive 
Applicant Database
Prominent Social Media Advertising including our 
Facebook Page & Shop

Ashmore
Lettings & Sales Get in touch to let us know 

what you think of this guide 
and whether we may have 

missed something you feel 
would be useful!
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Arrears & Non Payment of Rent 
Fears, Obstacles and Solutions

A landlord can’t make a tenant pay the rent. So, the 
next best thing is to get someone else to pay it if  
the tenant doesn’t.

A Rent Guarantee policy protects the landlord in the 
event that the tenant fails to pay the rent. We all do 
our utmost to ensure that properties are let to the best 
possible  tenants, however, even the most stringent 
of referencing processes cannot foresee a loss of 
employment or a sudden illness which both impact  
on the tenants ability to pay the rent.

As well as recovering any rent arrears, Rent Guarantee 
also provides cover for costs incurred in evicting a 
tenant from the property should the need arise. 

Landlords without rent guarantee protection may be in 
for a shock! Those who do have such cover can rest 
easy.

The cost?

If you have one less takeaway coffee per week, it’s 
paid for!

It is a fact of life that events happen beyond the 
control of either landlord or agent.

*Cover can vary dependent on provider -  
please confirm with us before proceeding.

Ashmore Lettings offer the most comprehensive 
Rent Guarantee Protection  
in the market. 

The policies are flexible, cost effective and 
solve the problem of non payment of rent.

Nil Excess
Rent payable until Vacant 
Possession
Cover up to £2500 Rent per month 
(Higher Rents Available)
£50,000 Legal Costs in order to 
obtain Vacant Possession
6 to 12 month Tenancies
No involvement in Claims Process
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The Risk of Property Damage
Fears, Obstacles and Solutions

Rental income isn’t the only thing that you want  
from your property investment. You are also looking 
for capital growth. This will be a losing battle if your 
property is damaged. You need to ensure that any 
damage caused by your tenant, is paid for by  
your tenant.

Avoiding tenant damage is an important part of 
protecting the value of your investment property. 
Thorough tenant referencing, accurate photographic 
property inventories and regular periodic inspections 
will help ensure your tenants treat your property the 
way they should.

The property should be in excellent condition when 
the tenant moves in. Good tenants will take better 
care of a property when it’s in the right condition from 
the start. If things don’t work when they move in, your 
tenants will make the assumption that it’s okay to let 
things deteriorate.

Establishing clear guidelines for getting back a 
security deposit is essential.

The tenants need to understand what will happen to 
that deposit if they cause damage or don’t take care 
of the property...

At Ashmore Lettings, we firmly believe that prevention 
is better than cure. Having the correct processes in 

place at the start of the tenancy, during the tenancy 
and at the end of the tenancy will ensure that property 
damage is kept to an absolute minimum and that if 
there is any damage caused by the tenant, it is paid 
for out of the security deposit.

Property Inventory

The importance of a properly prepared 
inventory cannot be underestimated. It  
must be robust and defensible if it is to be  
used as a proper indicator of the condition  
of the property by an adjudicator in a  
deposit dispute.

Inventories are produced at the property  
using the latest digital technology.

Detailed descriptions of each room are 
recorded together with photographic evidence.

We accompany the tenant at the move in 
where the inventory is checked and signed 
electronically by our representative and the 
ingoing tenant.

Ask to see an example 
of a Property Inventory!
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The Risk of Property Damage 
Fears, Obstacles and Solutions

Periodic Inspections
Ashmore Lettings conduct periodic property 
inspections throughout the tenancy and these 
reports are always emailed to  
you and a follow up call is made to discuss 
the contents.

The inspections are carried out for two 
purposes; to visually inspect the overall 
condition of the property and to ensure that 
the tenant is abiding by the various clauses  
in the Tenancy Agreement.

The report uses a star rating system which provides  
an instant overview of the property.

Both the exterior and interior of the property  
are inspected and documented together with  
relevant photographs.

Each item is rated accordingly and any comments 
made by the property inspector are detailed on  
the report.

If there are any issues that arise, our property 
management team will liaise with you and the  
tenant as required.

Meter Readings and photographs of each meter  
are always taken.

Keys issued to the tenant are detailed  
and photographed.
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Finding Good Tenants
Fears, Obstacles and Solutions

To be a successful property investor, it’s about 
matching the right property with the right tenant  
and ensuring that the tenant has been thoroughly 
checked to reduce the possibility of any problems 
during the tenancy.

Every landlord wants good tenants who pay the  
rent on time, look after the property properly and  
stay for a long period of time.

Whilst this is the ideal scenario, it is not always  
the reality so, as a letting agent, we have to reduce  
the risk as much as we can and match the various 
properties that we have available to the best  
tenants whose requirements and criteria best  
suit the property.

Your property needs to be showcased and marketed  
in all the right places. If potential tenants cannot
see that it is available, then nobody will be wanting  
to arrange a viewing!

A thorough vetting process must then be undertaken 
to ensure that any potential tenant is suitable
to sign a legally binding tenancy agreement. 

Without a letting agent, finding the right tenant can  
be expensive, time consuming and hard work. 
You want maximum exposure to maximise tenant 
interest. At Ashmore Lettings we use multiple 
online and offline marketing strategies to really 
grab the attention of those looking to rent in the 
local area.

Excellent imagery and thought provoking, detailed
property descriptions attract the attention of 
potential tenants. Our property will ensure that you 
get the best of both for your property.

Online property portals provide the highest number
of tenant leads and, in my opinion, if an agent is
not on the major property portals, enquiries will be 
at a minimum!

Ashmore Lettings have a live feed ensuring that 
your property is marketed the instant it becomes 
available. Our own website is full of information 
and also showcases all available properties via a 
live feed. The site is also smartphone and tablet 
responsive which is essential considering around 
79% of online property searches are done on one 
of these two devices!
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Finding Good Tenants
Fears, Obstacles and Solutions

Thorough referencing is a must to help protect against 
bad tenants. It ensures that they are who they say they 
are, gives an insight into their ability to pay the agreed 
rent and looks at their rent payment history.

Establishing identification is of paramount importance 
to ensure that the contract is enforceable. Ashmore 
Lettings insist on obtaining photographic ID with the 
tenant present in the office.

Our thorough referencing includes a detailed credit 
check highlighting any bankruptcies, IVA’s and CCJ’s 
and previous credit history. It also includes both 
employer and landlord references, confirmation of 
their employment status and current salary.

We may also request additional information such as 
3 months bank statements or current employment 
contract and payslips.

Ashmore Lettings may ask that a guarantor is 
named on the tenancy agreement. A guarantor can 
be asked to pay the rent if the tenant fails to do so. 
It is important that the guarantor also passes a full  
reference check.

Every case is judged on its own merits. If an applicant 
fails the credit check, it is prudent to consider why, and 
how serious this actually is. For example, if they have a 
CCJ or were declared bankrupt, they will automatically 
fail the credit check. 

However, if the reason for this was that they have 
previously been made redundant but have now had a 
full time job for two years and are easily able to cover 
the cost of their rent with their income, and have good 
references, then perhaps they should be considered 
albeit with a guarantor as long as the adverse credit 
has been satisfied.

We may also request that a tenant pay a number of 
months rent in advance as a sign of financial security.

Thorough Referencing
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Evicting Bad Tenants
Fears, Obstacles and Solutions

On the rare occasions when your tenancy does go 
wrong and you end up having to evict the tenant  
and take back possession of your property, it is 
important that you are prepared both financially  
and with evidence of properly followed processes to 
successfully achieve your goal.

We have already touched on the importance of 
following the legal processes in order to comply  
with legislation.

The other consideration when preparing to evict  
a tenant is the financial aspect of potentially  
long, drawn out court proceedings which can be  
very expensive.

As we often say at Ashmore Lettings, ‘prevention is 
better than cure’, the best way to prepare yourself for 
any potential costs is to insure yourself!

We offer Specialised Landlord Insurance which,  
as well as including all the usual stuff, also includes 
specialist cover for landlords. This, in conjunction  
with Rent Guarantee protection ensures that 
everything is covered!

* Cover can vary dependent on 
provider – please confirm with us 
before proceeding.

The Usual Stuff

Nil Excess (£250 & £500 Excess also 
available)

Up to £500,000 Buildings Sum Insured as 
standard (Up to £2million on request)

Buildings Accidental Damage included as 
standard - No charge!

Legal Liability Cover up to £5million 

Contents Cover Up to £50.000 Sum insured

Nil Excess Home Emergency Cover option 
(unlimited claims)

Multiple Property Portfolio quotes (including 
discounts) available on request

Employed, Retired, Student, Self Employed, 
Local Authority - all covered

Pay monthly policies available 

The Specialist Stuff

Trace and Access up to £5,000

Malicious & Accidental Damage by  
Tenant Option

Up to 20% Loss of Rent 

Up to 90 days un-occupancy
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Ashmore Lettings
About Us

shmore Lettings are members of the UK 
Association of Letting Agents (UKALA) which is 

a part of the National Landlords Association (NLA).

We are also locally accredited by the Midlands 
Landlords Accreditation Scheme (MLAS) which 
means we have to adhere to strict guidelines 
concerning our accounting and money handling 
practices, giving peace of mind to tenants and 
landlords alike that we can be trusted to handle 
matters in the correct way.

As an independent agent, we believe that we offer 
a more personal service than the larger property 
groups. As a landlord, if you think the same, then 
your choice in Walsall is becoming rather limited as 
local, independent agents are being snapped up by 
the larger, corporate property groups.

One of the frustrations that a landlord has is that he/
she has made a decision in the past to choose an 
independent agent to look after their property, only to 
find that an acquisition takes place and the landlord 
is then with a different agent.

To add to this we hold Professional Indemnity 
Insurance (copy available upon request) and operate 
a Client Money Protection Policy. More information 
on the UKALA Client Money Protection Scheme can 
be found here.

From 1st October 2014 the Department for 
Communities and Local Government introduced 
the requirement for all lettings agents and property 
managers in England to join 1 of 3 government 
approved redress schemes. We are members of the 
Property Redress Scheme (PRS). 

Traditionally, the property market has been driven 
by high street agents who conventionally advertise 
properties in their windows and prospective 
customers are required to visit their office to sign 
numerous pieces of documentation. However, new 
technology has changed the face of the industry  
and certainly streamlining the process for tenants  
and buyers.

However, one thing technology cannot replace is 
experienced staff who know the letting industry 
inside out, as well as having unrivalled local 
knowledge in the areas in which we operate.

Over 85% of property searches now start online. The 
online property portals make it easier for tenants to 
search for available properties and footfall into high 
street offices is now minimal.

The reason for our success relates directly to 
our performance levels to clients. We are results 
orientated. Offering a range of comprehensive, 
effective and efficient services, we acknowledge the 
responsibility entrusted to us when handling your 
property. Indeed it is this responsibility we have built 
our reputation on.

Whether you are a professional Landlord with a 
portfolio of properties, a first time Landlord letting 
your own home, or maybe an individual who has 
contemplated purchasing an investment property  
but does not know where to start, we can help.

Ashmore
Lettings & Sales

A Bit More About Us

0345 257 9850 info@ashmorelettings.co.uk



39www.ashmorelettings.co.uk

Our Service
About Us

The level of service and property management 
that you require will depend upon the day to 
day involvement that you want with letting of 
your property. Ongoing maintenance and legal 
requirements may adversely affect your lifestyle.  
Are you happy taking calls form your tenant to discuss 
an issue with the boiler? Would you want to chase 
your tenant for rent arrears if they don’t pay on the 
specified due date?

A Full Managment service enables you to relax and 
let us take care of everything. Your investment is 
hassle free as we find your tenant, deal with all of the 
financial aspects of the tenancy and take control of 
the maintenance of your property.

If you are happy to liaise with your tenant on all your 
property maintenance issues but don’t want to get 
involved in the financial side of your investment, then 
our Rent Collection service could be for you.

If all you want us to do is find you the most suitable 
tenant to rent your property and are happy to deal with 
the ongoing tenancy, then you could go for our Tenant 
Find service.

Marketing Advice
Arranging the EPC (if applicable)
Advertising and Marketing
Board Erection
Accompanied Viewings
Introducing a Tenant
Preparing the Property Inventory
Preparing the Tenancy Agreement
Deposit Registration
Arranging Gas Safety
Arranging Electrical Inspection
Accompanied Move In
Rent accounting and Arrears
Arranging Repairs and Maintenance
Periodic Property Inspections
Managing the Check Out

Full Managment Rent Collect Tenant Find

Rent Guarantee Protection*
Eviction Costs Cover*
Annual Gas Safety Certificate*
Electric Certificate & PAT Testing*
Annual Smoke Alarm Test*
Energy Performance Certificate*
Legionella Check*
Fire Safety Check*

*Additional services if 
required.


