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        Where to find Right Way




        

          Elliot Right Way take pride in our editorial quality, accuracy and value-for-money. Booksellers everywhere can rapidly obtain any

          Right Way book for you. If you have been particularly pleased with any one title, do please mention this to your bookseller as personal recommendation helps us enormously.


        




        

          Please send to the address on the back of the title page opposite, a stamped, self-addressed envelope if you would like a copy of our

          free catalogue. Alternatively, you may wish to browse through our extensive range of informative titles arranged by subject on the Internet at www.right-way.co.uk


        




        

          We welcome views and suggestions from readers as well as from prospective authors; do please write to us or e-mail:

          info@right-way.co.uk
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  © Elliot Right Way Books MMV




  All rights reserved. No part of this book may be reproduced, stored in a retrieval system, or transmitted, in any form or by any means, electronic, photocopying, mechanical,

  recording or otherwise, without the prior permission of the copyright owner.




  Conditions of sale


  This book shall only be sold, lent, or hired, for profit, trade, or otherwise, in its original binding, except where special permission has been granted by the Publisher.




  Whilst care is taken in selecting Authors who are authoritative in their subjects, it is emphasised that their books can reflect their knowledge only up to the time of

  writing. Information can be superseded and printers’ errors can creep in. This book is sold, therefore, on the condition that neither Publisher nor Author can be held legally responsible for

  the consequences of any error or omission there may be. In particular, because of the diversity of financial products and legal services, the book should not be used as a definitive guide on which

  to base financial and legal decisions. Readers should make further enquiries, obtain independent advice, and be fully satisfied before making financial or legal commitments.




  Typeset in 11 pt Times by Letterpart Ltd., Reigate, Surrey. Printed and bound in Great Britain by Cox & Wyman Ltd., Reading, Berkshire.




  The Right Way series is published by Elliot Right Way Books, Brighton Road, Lower Kingswood, Tadworth, Surrey, KT20 6TD, U.K. For information about our company and the
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  INTRODUCTION




  The lettings market has never been more buoyant. More and more people are investing in additional property to bring in extra income; sadly very few of these new landlords have a

  clue about how to treat their tenants.




  The number of tenant/landlord disputes has risen sharply over the last few years. In just one recent year, there were more than 300,000 disputes with around 60 per cent of these moving into the

  court system.




  I have worked in the lettings industry for more than twenty years and have heard some frightening tales told to me by tenants who have run into trouble with landlords, letting agents and even

  their own housemates. Not everyone is out to rip you off but, when renting property, it does pay to be informed and try to stay ahead of the game.




  ‘Buy-to-let’ has had a massive effect on the housing market and while prospective landlords are awash with information and advice, it seems that the tenant, without whom there would

  be no lettings market, is left high and dry. With this book I hope to redress the balance and provide a whole host of useful information without the complicated legal jargon that usually confuses

  rather than informs.




  Throughout the book you will find lots of useful common sense tips, special notes for students and real case histories to illustrate some of the problems that

  occur during just about every tenancy but which can easily be avoided and save you money.




  This book is not intended to be a completely comprehensive and legal guide, it aims to be informative and offer useful insights to anyone thinking of moving into a rented property. If you find

  yourself in a problematic situation you should always consult a solicitor or other suitably qualified adviser.
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  THINKING OF RENTING?




  Reasons to Rent




  There are many reasons why you may be thinking of renting somewhere to live. You could be going to university or leaving home for the first time, moving because of work or

  family commitments, or maybe your house is suffering from subsidence or flooding and you need somewhere to live temporarily until repair work is completed. You may, of course, simply have sold your

  own property and want to take your time to find just the right property to buy.




  In any of these situations renting is a good plan and an easy option that allows you to stay in one place for around six months. This is a relatively short time during which you can decide

  whether this is the right place for you, whether you wish to stay longer or simply move on to another property which is of better quality or in a more convenient location.




  Lettings of less than six months are rare but not unheard of. If, for example, your circumstances dictate that you only need to stay in a property for three months, and provided the landlord

  agrees, letting agents will be able to draw up an Assured Shorthold Agreement with a ‘get out’ clause (called a Break Clause). This ensures that both you and the landlord

  are legally protected and allows you to leave when you need to.




  However, if your circumstances change during the tenancy, you can lawfully stay for the full six months and the landlord cannot evict you before the end of that

  time.




  To Share or Not To Share




  Your own personal circumstances will usually dictate whether you decide to go it alone or share a house or flat with other people. Both have their plus points but there

  are also drawbacks. You need to think carefully about your situation, your finances and how you like to live your life before you commit yourself. If you are an independent kind of person who is

  quite happy with your own company, spend long hours studying or working from home or just like to live a quiet, hermit-like existence then obviously sharing may not work for you. However, if you

  are a sociable and out-going kind of soul who mixes well with others and who has a flexible attitude then sharing will probably not be a problem.




  Shared/Joint Tenancies




  When you are thinking of renting you could find that there are others in your circle who are also in the same position and it could be a good idea to get together and pool

  your resources. The main benefit of sharing is that together you will be able to afford a bigger, better property and this will allow you to have a better choice from what is available. Smaller one

  and two bedroomed places to rent are at a premium and can get snapped up almost as soon as they appear on the market. Sharing a flat or house with other people can either work very well or leave

  you with a big headache depending on how you have approached things. Other people bring their own problems into a tenancy; it’s not unlike being married in many ways, so you need to look at

  things very carefully before you commit yourself to sharing your new home with other people. There are several plus points about sharing:




  

    	

      You will only need to find your own portion of the security deposit


    




    	

      All the household expenses will be shared between tenants


    




    	

      Being responsible for running a whole property is serious business; you will have the security of knowing that these responsibilities can be shared. Small things like fuses

      blowing or a blocked sink don’t seem quite so hard to deal with when someone else is there to help


    




    	

      You will never be lonely!


    


  




  However, there are a couple of drawbacks and these should be thought about very carefully before you get too carried away with the thought of all those house parties.




  

    	

      How well do you know your prospective housemates? On a personal level you need to know, for example, if they have any annoying habits. Is their personal hygiene as good as

      your own? Living closely with someone else, on a daily basis, can be a nightmare if you also have to live with his or her disgusting habits. Leaving smelly socks about the place is unpleasant

      as well as untidy!


    




    	

      Do you really know much about their financial situation? You need to be sure that they will be able to pay their rent and share of household expenses on time – all

      the time.


    


  




  All tenants are ‘jointly and severally’ responsible for the rent payments and utilities, which means that the landlord or his agent expects 100 per cent of the rent

  to be paid every month, on time, regardless of your internal housemates’ problems.




  All your prospective housemates should know just what their responsibilities are at the start. If one of them decides to leave at some point during the tenancy, the total monthly rent is still payable no matter how many of the tenants are living in the property.




  Sole Tenancy




  Perhaps you are in the happy position of being able to afford to rent a property on your own. If you are content with your own company and do not want to share your living

  space with others there are many benefits in becoming a sole tenant.




  

    	

      You won’t be disturbed by anyone else late at night or early in the morning


    




    	

      You only have your own mess and bad habits to deal with


    




    	

      You don’t have to depend on anyone else to pay all the bills and therefore know when and if they are paid


    




    	

      You will never have the worry of a housemate deciding to leave half way through the tenancy


    




    	

      You have control over how much you are paying out; you can ensure that the heating is turned off when needed; and that your telephone bill is not spiralling out of

      control.


    


  




  However, on the minus side of things you will have to find 100 per cent of the large security deposit needed at the start of the tenancy (up to the equivalent of one and a half

  months’ rent is usually required) and you alone will be responsible for the payment of all the rent and household bills – unless you can call on the services of a generous fairy

  godmother or father! You will be on your own if the power supply fails or you accidentally flood the bathroom.




  Assessing Your Finances




  Before you start searching your local letting agencies and property papers, you should work out how much you can afford. Even if you will

  be sharing the house with your partner or friends or relatives, you need to sit down and calculate just how much rent you can jointly afford to pay. This is not as simple as it sounds. Think about

  your whole budget. What other expenses do you have? There’s council tax, utility bills, basic living expenses, your entertainment budget . . .


  





  

    

      

        

          Information Point




          Letting agents have a simple calculation for working out how much salary you will need to earn to cover your rental obligations. The usual requirement is that the

          tenant(s) must earn an annual salary or combined salaries equivalent to 30 times the monthly rental cost.




          For example: if the rent is to be £500 per calendar month the ideal annual salary needed would be £15,000 per year (£500 x 30). If these figures do not quite match then

          you may be asked to provide six months’ rent in advance or to provide the name and address of a guarantor. The agency will then carry out the same financial checks on the

          guarantor.


        


      


    


  




  Monthly Council Tax Payment




  Council tax is charged under a banding system, depending on the area and value of the property. At the time of writing, the bands are graded from A to H and charges are

  calculated according to the market value of the property at 1st April 1991.




  The landlord or letting agent should have the information you will need regarding council tax payments due on the property you’re interested in. If they don’t, it is very easy to

  find out for yourself by simply calling the local district council and asking for the council tax payments office. You’ll need to quote the address and/or

  postcode of the property and then they will be able to tell you exactly how much you’ll need to pay.




  COUNCIL TAX DISCOUNTS




  There is a 25 per cent discount for sole occupancy so if you intend to rent on your own, you need to inform the council in order to get your discount. If you are

  registered as disabled and are renting a property that has been converted for your use, there is a large range of discounts available and these vary from council to council.


  





  

    

      

        Notes for Students




        You are exempt from paying council tax if all the occupants of a property are in full time education. You will probably be asked to provide a

        certificate giving evidence of your student status. You can get this from your faculty office after you have registered for a course.


      


    


  




  

    If any of the above discounts applies, you will need to inform your local council tax office of your circumstances otherwise you will be charged automatically for the full amount due.


  




  PAYMENT METHODS




  Among the various ways of paying council tax, some or all of the following (and others) may be available in your area:




  

    	

      Direct Debit: via ten monthly instalments through your bank account


    




    	

      Post Office: via a plastic swipe card that your council tax office will send you


    




    	

      Cheque or Cash: payable monthly via the bank payment book that the council tax office will give you.


    


  




  Other Utility Bills




  GAS AND ELECTRICITY




  These can also be paid on a monthly direct debit through your bank account or when each quarterly bill comes in you can collect each housemate’s share and pay either

  by posting a cheque or paying by cash at the bank or post office.




  When a tenant has not held a utility account before then the electricity or gas company may suggest that you have a card meter installed. This is the modern version of the

  ‘money-in-the-slot’ type meter that was popular many years ago. The utility company will issue you with a long black plastic ‘key’ for which you will have to pay a small

  amount of money (say £10). The key will be charged/credited with electricity or gas to the total amount paid by you. You will then need to insert this key into the meter in your property. The

  meter display will show you how much credit you have.




  Keep an eye on the meter reading, when this reduces you will need to recharge your key, otherwise you will end up with no lights, heating, hot water or power for cooking. You can recharge by

  taking the key to one of a number of local shops or petrol stations who act as agents for gas and electricity companies. Your service company will be able to give you information about the location

  of these sites. The shop/agent will have a swipe machine which will recharge your key for any amount of credit you care to pay. The only golden rule when dealing with key meters is that you should

  keep an emergency credit of no less than £5 at all times. When you leave the property at the end of the tenancy this credit should be present.




  WATER CHARGES




  These will vary throughout the country. Many of the more modern properties will have a water meter which means you will only pay for the water that you use during your

  tenancy. Your bill is calculated on the number of units used by reading the meter in the same way as your gas and electricity meters are read. The alternative is an annual charge, either payable in

  two six-monthly instalments or eight monthly direct debit payments.




  Some letting agents ensure that the landlord pays all water charges on a non-metered property, others include this in the tenancy agreement as a tenant’s responsibility.




  You will need to find out just what the position is before you move in.




  TELEPHONE




  Do you need a ‘landline’? As most people seem to have their own mobile phone many tenants do not have a regular telephone line connected. If your mobile is too

  expensive and you need a normal telephone line in the house, you should find out if this is already in place and, if so, is it disconnected?




  If the line is in place and ‘live’, you may just need to transfer the account to your name. If the line is disconnected, the charges to re-connect will be much higher than for a name

  transfer.




  

    	

      If you are moving into a brand new property where no line has yet been installed, a fee is payable


    




    	

      If the last occupier has simply cancelled his account with BT, the reconnection is FREE


    




    	

       If the line has been unused for a long period of time, an engineer may have to call at the property. If there are no problems with the

      line connection, again this service is FREE (subject to survey)


    




    	

      For whatever reason, if any repair work is required to reconnect the telephone line, the engineer will quote a cost before any work is carried out. You can then decide

      whether you wish to go ahead with the connection based on whether you can afford the required work.


    


  




  There are also a number of local cable companies who supply telephone services. Charges can vary widely, depending on whether you also rent your cable television services from

  the same company.




  TELEVISION LICENCE




  The cost of buying a television licence may seem expensive but just consider the £1,000 fine that is imposed should you get caught watching television without one!

  You will need a licence if you have a television or a computer that receives television programmes. Application forms are available from any post office or telephone Television Licensing (see

  Useful Contacts).


  





  

    

      

        

          Pat’s Top Tip




          It’s worth asking if there is already a valid licence for the property. If the agent or landlord doesn’t have this information then

          contact the National Television Licence Records Office (details from your local post office). You may be able to save a little money if the last tenants did not cancel the existing

          licence.


        


      


    


  




  OTHER FINANCIAL COMMITMENTS




  Do you have regular loan payments to make? What about your travelling costs: train/bus fares, the cost of running your car including tax, insurance, fuel, MOT and

  maintenance costs?




  PERSONAL EXPENSES




  Don’t forget that you have to eat as well! A regular diet of baked beans on toast can lose its appeal if that’s all you can afford.




  SOCIAL LIFE




  If you rent this property can you still afford to have fun? You may be used to going out with your friends several times a week, having take-away food whenever you fancy

  or going on holiday now and again. How will you feel if you suddenly can’t afford your usual lifestyle because all your spare cash is needed to pay the bills?




  Tenants can run into financial trouble simply because they did not do their sums at the start. Just living your life normally incurs a lot of expense. Make sure that you can pay the rent

  regularly and cover everything else too. It’s not a good plan to rent a lovely property if you can’t afford to live as well.




  The best way to find out what you can afford is to sit down for a few minutes with a pen and paper to work out your budget. On a sheet of A4 paper make two columns, one on the left and one of

  the right. Write down in one column exactly what your total income is (remember to use your net income with tax and other expenses deducted); and then in another column write down all your

  projected expenses, this should include all the items mentioned previously plus anything else you can think of. If you take your total expenses from your income what does that leave you? Is it

  enough to survive on?




  With an annual net salary of £15,000, your budget sheet could look like this:


  





  

    

      	

        Item


      



      	

        Monthly   


        Income


      



      	

        Monthly   


        Expense   


      

    




    

      	

        Wages


      



      	

        £1,250   


      



      	

         


      

    




    

      	

        Rent payable


      



      	

         


      



      	

        £500   


      

    




    

      	

        Gas charges


      



      	

         


      



      	

        £20   


      

    




    

      	

        Electricity charges


      



      	

         


      



      	

        £20   


      

    




    

      	

        Water charges


      



      	

         


      



      	

        £15   


      

    




    

      	

        Council tax


      



      	

         


      



      	

        £75   


      

    




    

      	

        Credit card payment   


      



      	

         


      



      	

        £50   


      

    




    

      	

        Food


      



      	

         


      



      	

        £200   


      

    




    

      	

        Car expenses


      



      	

         


      



      	

        £200   


      

    




    

      	

        TOTAL


      



      	

        £1,250   


      



      	

        £1,080   
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