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INTRODUCTION

There’s more to renting a property than the cost of the rent, the number of 
bedrooms and its location. Make sure you understand the letting process so you 
can ask the right questions and know what to expect from the landlord and, if 
you are using one, the letting agent.

This guide will take you through the stages of checking the landlord and 
property, your responsibilities, and how to finish a tenancy. It applies generally to 
England and Wales. 

FINDING THE PROPERTY

Think about your property requirements so you can explain clearly to a landlord 
or letting agent what you are looking for, and they can show you suitable 
properties.
Consider what your budget will cover.  As well as the rent and a deposit you may 
be asked to pay other sums of money for things like reference checks and 
drawing up the tenancy agreement.  Be ready to ask about such costs.

Keep a copy of any advertisement you find for a property you are interested in 
and take it with you when visiting.  Check that the terms advertised, such as 
rental rates, match those you are being asked to agree.

AGENTS AND LANDLORDS

Many landlords use agents just to find tenants, others will use an agent to 
manage the whole process. Other landlords will deal direct with you.

Agents:
 Pros – 

• You should expect a professional service. Look for membership of ARLA, 
Association of Residential Letting Agents, NALS – National Approved 
Lettings Scheme or RICS -  Royal Institute of Chartered Surveyors – 
Property Ombudsman Scheme. 

• You have the protection of these professional bodies if a problem occurs. 
Look out too for the Safe Agent sign – this means that any money you pay 
-  rents and deposits -  is protected. 
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•  Check if they are a member of a Code of Practice or industry body and ask 
what this actually means in practice.

• Many larger agents will have their own repair and maintenance team so 
service can be quicker.

 Cons – 
• you may find you pay more because you are paying for a professional 

service. Be absolutely clear what charges are being made before you sign 
anything. 

• Staff change, so you may not see the same person each time. 

Landlords:
 Pros – 

• often take personal interest in their property and their tenants. You know 
who you are dealing with. 

Look for the landlord’s membership of a professional association like the RLA – 
Residential Landlords Association, or they may be accredited by the council or 
local university. Accreditation means they have signed up to an agreed set of 
standards -  the property may be subject to inspection by the accreditation 
scheme. They will have a professional interest in managing their properties and 
showing they have good standards. Costs to enter the tenancy will generally be 
cheaper.
 
 Cons – 

• being  a landlord may be a part time business.  
• May be difficult to contact at times -  organising repairs may take a little 

longer. 
• Administration may not be their strong point.

FEES

Always ask the landlord or the agent for a breakdown of all fees payable in 
addition to the rent, such as agent fees and other charges such as reference 
checks or “inventory check out” fees and how they are payable.  Do this as soon 
as you can and certainly before you pay over any money or sign your tenancy 
agreement.

Be very cautious about paying any money, for example, a deposit, before you 
have inspected the property.

VIEWING THE PROPERTY

• Never be afraid to ask questions of your agent or landlord, 
that is what they’re there for during the viewing.

• Make an appointment -  and be on time. Remember, the landlord is making 
a decision about you too.  

• Think about taking a friend with you who can give you an un-biased view 
of the place, and the landlord or agent. 
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• Check the outside – are the gutters or any  pipes leaking? Does it look 
cared for and reasonably well maintained?

• Think about how you will live here – where will stuff go?  
• Is there a garden? Who is responsible for maintaining it?
• If it is occupied when you view, ask the tenants why they are leaving. Have 

they had any problems?

Always ask to see:
• The Gas certificate -   Gas Safe: there should be one for each gas appliance
• Electrical certificate -  tIt should not be older than 10 years, or five years 

for an HMO.
• The EPC -  energy performance certificate – a legal requirement which 

shows how energy efficient the property and how expensive it will be to 
keep warm.

Security:
• Check doors and windows – do they open easily and close securely.  Front 

and back doors need 5-lever dead-locks for most insurance companies.
• Burglar alarm -  fitted, working and serviced annually?
• Fire/smoke alarms. 
• If the house has open fires, or gas fires, carbon-monoxide detectors are a 

good idea. They are not mandatory. 
• Battery operated alarms are un-reliable.

When you view the property, make sure you see all of it.  Ask the landlord or 
agent about anything you are unsure of.

Always ask the agent/landlord about anything you’re unsure of. 

PAYING MONEY

You may be asked to provide a sum of money described either as a “holding 
deposit” a “holding fee” or similar term.  Whether you use an agent or deal with 
the landlord directly, before paying a deposit:

• Check with them the nature and purpose of this sum of money, for 
example, what you will get for paying it.

• Confirm that your chosen property will actually be taken off the market 
and check how and when this will be done.

• Ask about the circumstances in which the money will be refunded.  Ensure 
that you are happy with those terms before you agree to them.  Ask for 
them to be put in writing so you and the landlord or agent are clear what 
was agreed.

• Do not sent any money to someone you do not know.
• Paying by credit card may offer more protection.
• Make sure you obtain a receipt for the payment you have made.
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THE RENT

All rent is paid in advance- make sure you have in writing what costs are included 
in this payment, and what you will have to pay on top for bills etc.

TENANCY AGREEMENTS AND CONTRACTS

All agreements are legally binding so check them before you sign.  You will 
normally have an assured shorthold tenancy (AST) which can be for between six 
months and three years.  

Under an AST there is usually an initial fixed period of time, during which the 
tenant cannot be asked to leave, unless they breach the agreement in a serious 
way.  After this the tenant can keep on living in the property, but the tenancy can 
be ended by either party giving a specified notice period, as set out in the 
tenancy agreement.
If you are not sure -  ask.

The tenancy agreement

• Confirm key details and make sure they are included in the AST, such as
o  dates for the start and end of the tenancy agreement,
o Notice period duration in order to bring the tenancy to an end
o The Rent – paid weekly, monthly or four weekly
o The date the rent is due
o How rent is paid -  by standing order, or collected, in cash or cheque
o The address of the property
o The tenant’s names
o The landlord’s address (this may be the agent’s address)
o The responsibility for household bills like council tax and utilities
o Any services provided by the landlord -  such as gardening or 

cleaning
o How long a tenancy will last and rights to end the tenancy by both 

parties

• Read the tenancy agreement and all its terms carefully and understand what 
you will and won’t get.  Before you sign, check:

o Are there any restrictions on what you can do with the property?
o What happens if you have a problem with the property – who 

should you notify or complain to and what will they do.
o Challenge any terms you think would be unfair to you and do not 

feel pressurised into signing the agreement if you are unhappy with 
its terms.

o If you don’t understand any terms in the AST, ask.
o If the property is being “refurbished” get a written agreement of the 

work being done and the completion date.
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• Ask for a written tenancy agreement.

If you have work to be done or specific items of furniture, make sure you have the 
landlord’s or agent’s written agreement that they will do or provide this before 
you sign the tenancy agreement.

Always keep a copy of the signed tenancy agreement.

TENANT REFERENCING

Landlords and agents will often use a commercial tenant referencing company, 
like Equifax, to check your details -  this includes your credit rating, Electoral 
Register status, any adverse credit history including County Court Judgments, 
Bankruptcies or IVAs (Individual Voluntary Arrangements). 

If pre-tenancy checks on your credit history and references are required, ask the 
landlord or letting agent to provide details of what they are checking for, whether 
you are expected to pay for these checks and if so, how much they will cost.  Ask 
if you can get any of the information yourself; as this may save you money. 

Guarantor forms are often used for student or young professional tenants who 
may not have a credit rating. Landlord will ask for another person, usually a 
parent, to pay for any outstanding rent or damage to the property.

OTHER TENANT CHECKS

Landlords and agents will ask for additional information. A tenancy application 
form may require –

• Date of birth
• National Insurance number
• Last three addresses and dates
• Next of kin details
• Copy of passport, driving licence or other proof of identity
• Up to six month bank statements

Providing this information  shows the landlord you are likely to be a responsible 
tenant. Equally by asking for it, the landlord or agent is carrying out their correct 
responsibilities. It should give you more confidence.

Your liability

If more than one person is named on the AST either one or more of you may be 
responsible for the rent or the cost of any repairs or damage. This is often called 
– Joint and Several liability -  in other words, you will be responsible individually 
or together for the rent or damages.

       m4c.im/HomeSweetHomeBH

http://livepage.apple.com/
http://livepage.apple.com/


DEPOSITS

When you sign the tenancy agreement, you may be asked to pay a deposit. The 
scheme deposit under an AST  has to be paid into a Government approved 
tenancy deposit scheme. The deposit protection scheme ensures landlords and 
agents cannot unfairly keep deposits at the end of a tenancy. The schemes 
provide a dispute resolution service (adjudication) if you get into an argument 
about costs -  but it is best to try and reach an agreement. Fewer than 2% of 
disputes go to arbitration.

Not all landlords take deposits. Some may ask instead for two months’ rent in 
advance.

There are different types of deposit schemes –

Insurance based tenancy deposit protection
 Schemes are operated by:

• My Deposits
• TDS (also DepositGuard)
• DPS
• The tenant’s deposit is placed in a bank account and the landlord pays 

a premium. This must take place within 30 days of the deposit being 
paid. You will be expected to pay this.

The Custodial Scheme
• Operated by DPS -  Deposit Protection Scheme
• In the custodial scheme – so-called because they take custody of the 

deposit money, the deposit is not kept by the landlord or agent. The 
cost of running this scheme is paid for by the interest earned by the 
deposits. The agent may still charge you for administering this.

Ask the landlord or agent which scheme they intend to use.
In all schemes within 30 days the tenant must receive:

• The name and address, telephone number, email address and fax 
number of the scheme protecting the deposit.

• Details of how the deposit is repaid at the end of the tenancy.
• What to do if the landlord or the tenant is not contactable once the 

tenancy has ended
• What to do if there is a dispute over the deposit
• Details of the alternative dispute resolution scheme.
• a copy of the official scheme leaflet
• The amount of the deposit paid
• The address of the tenanted property.
• The landlord’sname, address, telephone number, email address.
• The name, address, telephone number and any email address or fax 

number of each of the tenants.
• Details of the circumstances in which all or any part of the deposit can 

be held back by the landlord (e.g. due to rent arrears, tenancy breach 
etc). These can be either listed in the notice or refer the tenant/s to a 
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clause in the tenancy agreement identifying the situations where the 
deposit can be held back.

• signed and dated confirmation by the landlord in the form of a 
certificate that the information you have provided in the prescribed 
information is “accurate to the best of my knowledge and belief”

• the prescribed information with the correct Certificates signed by the 
tenant. The tenant should have a copy as well as the original. The 
tenant/s should to sign the copy and return it to the landlord. If another 
person – a guarantor -  has provided all or part of the deposit, this 
documentation must also be given to the them.

If there is a dispute at the end of the tenancy, the landlord must hand over the 
disputed amount to the scheme operator. The tenant or landlord can raise a 
dispute.

All or part of the money will be paid back depending on the decision of the 
adjudication who will decide from written evidence using the inventory and 
statements from you and the landlord or agent.

If there is no dispute, but the landlord fails to return the deposit, the tenant can 
claim the money from the scheme

MOVING IN

You’ve got the keys – and it’s time to move in.  

Inventory

• It is essential that an inventory is taken -  this records the condition of 
the property at the time you move in. 

• The inventory must be supported with photographic or video evidence. 
• If the landlord or agent carries out an inventory of the property’s 

fixtures and furnishings before you move in, try to make sure you or 
your representative, take part in this.   

• Point out any existing damage or wear and tear to the fittings or 
furniture.  Make sure the inventory document reflects this.

•  Keep  a copy of the inventory safely. 
• If you cannot be there when it is done, go over the details before you 

move in and sign each list making sure the details are correct.
• At the end of the tenancy, do the same – check the inventory and the 

condition of all the items listed.  You will be charged for the cost of the 
inventory at check-in and check-out.

• You cannot be charged for fair wear and tear.

Utilities and Bills

These are Gas, Water, Electricity, Telephone and possibly sceptic tanks in rural 
areas, as well as Council Tax if you’re liable to pay it. In blocks of flats or 
apartments there may be service charges.
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When you move in, call the utility company and tell them you are now 
responsible for the account from whatever date your tenancy started. Check 
there is no debt outstanding from the previous tenants.

Make sure you always check who are the following companies who supply:
• Gas
• Water
• Electricity
• Telephone
• Broadband

LIVING IN YOUR HOME

This is your home -  you are entitled by law to be able to enjoy it in privacy. The 
landlord must give you reasonable notice to visit. But the landlord may need to 
carry out inspections or maintenance. 

Repairs

If you tell the landlord that something is broken -  for example the shower -  the 
landlord will arrange to call and check the problem. You should agree how and 
when the landlord or the repairer can enter and carry out the work.

• The speed of the repair will depend on the seriousness of the fault .
• Always report damage or if something is not working in your home. It 

may be more serious than you think -  or it could be unimportant.   Do 
not ignore problems.

• Check your tenancy agreement if you are thinking of doing any repairs 
yourselves.  This may be  prohibited or you may not be allowed to 
redecorate without permission from your landlord.

• You may not stop paying your rent because a repair is not fixed.
If you stop paying your rent your tenancy is at risk.

• Take out insurance for your possessions in your home.  

Damp and Mould

There are many causes of damp and mould. Sometimes it is because of dis-repair 
in the property -  that’s why it is important to check the condition of the property 
BEFORE you move in.  The human body emits about 2 litres of water each day -  
we breathe and perspire even when we are asleep.  If you sleep in a bedroom 
with the doors and windows closed, the moisture has nowhere to go – so it will 
land on the coldest place, a window or outside wall. Condensation will run down 
a cold window and make puddles on the windowsill and it spills onto the wall 
below.  Then black mould can occur.

To avoid damp and mould:
• Look for broken gutters and loose roof tiles before you move in.. 
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•  Inside the house, look for loose wall-paper on outside walls.
• Open windows and doors when you can.
• Open the “trickle vents” in modern PVC windows if you can’t have open 

windows. 
• Open bathroom windows after showering. Use the heating.
• Don’t dry washing over radiators and bannisters

Noise

Students and young tenants get a bad name for noise and anti-social behaviour.  
Most cases are isolated and un-intentional. Persistent cases will be dealt with by 
Police, local authority or university.

Be considerate of your neighbours.

But the one person who has little control over tenant behaviour is the landlord. 
Although most tenancy agreements require the tenant to keep quiet between 
11pm and 7am (typically), the Courts are reluctant to enforce this part of the 
tenancy agreement and evict the tenant.

MOVING OUT

Your tenancy agreement will be for 6 months or more. It will state the date of the 
end of the tenancy. 

• You should advise you landlord or agent if you want to stay or leave on 
this date. Give them at least one month’s notice. 

•  Check the tenancy agreement to confirm when you need to   give 
notice.  

• If in doubt, ask the agent or landlord to explain the notice period.
The agent will normally issue another tenancy agreement if the landlord is 
willing to re-let. You can expect to be charged for this.

A landlord will normally not charge you if there are no changes to the tenancy – 
for example no names are changed and the rent is staying the same.
A landlord may decide not to issue a new tenancy agreement -  in this case the 
tenancy is called “periodic”.  To end this periodic tenancy you will need to give 
notice to the landlord – at least one month’s written notice.

When a tenancy ends you must ensure that:
• The rent is paid up to date. Do not withhold the last month’s rent and 

expect it to be paid from the deposit.
• The property should be clean and tidy – just the same as when you 

moved in
• All the furniture is in the rooms listed in the inventory
• You do not leave any rubbish
• Meter readings are taken, and utility bills paid. Keep copies of receipts 

for the landlord.
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• Remove all your personal property. If you leave any possessions behind 
the landlord will advise you they will be disposed of within (typically) 
14 days.

• Give a forwarding address
• Return all the sets of keys. You will be charged for any missing.
• The landlord will arrange for a check-out inventory. Try and be there so 

you can agree on the statement of the property condition, or explain 
any faults. 

•  Check the property’s inventory if you have one.  
• Discuss fittings, furniture or the state of the property generally with the 

landlord or agent, and discuss whether they have been damaged.  
• Make sure you see what is noted on the inventory document and ask 

for a copy of the inventory.

Returning Deposits

At the end of a tenancy, the landlord will provide you with a list of any 
deductions from your deposit and the reasons for them. 

Before the end of the tenancy, confirm the process to recover your security 
deposit.  Know who to go to if you have any problems getting your money back.
You have a choice:

1                     agree the costs
2                     negotiate the costs, replacement or repairs.
3                     Refer the dispute to the deposit scheme adjudication service. If you 

do you are agreeing to accept their decision.

PROBLEMS

If you have a problem during the tenancy (for example if you report a problem 
that is not dealt with, or you feel work should be done and it is not, or you are not 
happy with the landlord or the agent), there are places you can go to for advice.  

• Your Students Union: www.brightonsu.com/aboutus/contact
• Citizens Advice Bureau: www.citizensadvice.org.uk/bureaux-

detail.htm?serialnumber=100868
• Shelter- england.shelter.org.uk/get_advice/private_renting
• Or make a complaint at the Trading Standards office at your local 

authority 

       m4c.im/HomeSweetHomeBH

http://www.brightonsu.com/aboutus/contact
http://www.brightonsu.com/aboutus/contact
http://www.citizensadvice.org.uk/bureaux-detail.htm?serialnumber=100868
http://www.citizensadvice.org.uk/bureaux-detail.htm?serialnumber=100868
http://www.citizensadvice.org.uk/bureaux-detail.htm?serialnumber=100868
http://www.citizensadvice.org.uk/bureaux-detail.htm?serialnumber=100868
http://england.shelter.org.uk/get_advice/private_renting
http://england.shelter.org.uk/get_advice/private_renting
http://livepage.apple.com/
http://livepage.apple.com/

