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ELA Conference & AGM is being 
held on 11th May at Wensum 
Valley Hotel, Taverham.  
See page 20 for details 
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Welcome to our latest edition of ELA 
news, in this edition we have articles 
covering the pros and cons of joint or 
individual agreements in HMOs. An 
article on pages 10—11 is based on a 
court case where the wording of the 
Deregulation Act 2015 was reviewed. 
This highlighted a potential danger around 
gas safety records and please make sure 
you do not get caught out. An article 
about property maintenance checks on 
pages 12 and 13 was kindly produced by 
Stuart Edge who is involved with 
Liberator Inventory Services. The article 
outlining the changes in legislation for 
HMO licensing is a major change as the 
three or more storeys element has been 
done away with and any dwelling with 
five or more sharing will require an HMO 
licence. 
 
The ELA is in an exciting period of 
change, we have being focusing heavily 
on improving our processes, digital 
presence, and online resources to ensure 
our members receive outstanding 
customer service and can access what they 
need at a time convenient to them. 
 
We have strengthened the team at ELA 
with the appointment of Simone 
Nicholson as Marketing and Business 
Development Manager. This is a new role 
for the business, she is responsible for 
our Marketing, Events, and 
Membership strategy. She joins us at an 
important time for the firm to support and 
enhance our business growth 
strategy. Simone has amassed over a 
decade of  marketing experience working 
for global brands such as HSBC Private 
Bank, RBS, and Barclays. 
 
 
 
 

Whats coming up ? 
 
We are launching our new website which 
will help you access lots of important 
resources whenever you need, our 
experienced team will of course be on 
hand in the office during the week for you 
to call or drop in to the office. 
 
With this in mind, we will be moving our 
newsletter distribution to email and online 
only. At ELA we understand the 
importance of our responsibility towards 
the environment and operating in a 
sustainable manner, whilst maintaining 
our commitment to keep you informed 
with ELA and industry news. Our next 
issue will be sent by email meaning and 
you can read on your phone, tablet, or 
desktop - and you can send on to anybody 
you want for free. 
 
I looking forward to seeing our members 
at our Annual AGM and Conference on 
11 May 2018, we have a great line up of 
speakers on the day - please do book your 
place to attend as the event is incredibly 
popular!  See Page 20 for a list of 
exhibitors. 
 
 

Paul Cunningham 

Chairman 

Chairman’s Welcome 
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NEWS ITEMS 
 

Letting with pets 

Included in Labour’s plans to abolish the 
no-fault (section 21) eviction process is 
the pledge to give tenants a ‘default right’ 
to keep pets in their rental properties. 

As part of their future manifesto pledge, 
Labour has said it wants to strengthen the 
rights of tenants, which will include the 
automatic right to keep a pet in their 
properties. This is part of a package of 
proposed Labour animal welfare 
measures. 

Although a tenant’s consumer rights 
would prevent an outright ban on pets, 
which is deemed an unfair term in a 
consumer contract, landlords still have a 
degree of control over the type of pets 
allowed. For example, a goldfish would 
obviously bring few objections. 

 

 

Buy to Let mortgages 

Paragon Banking Group, the buy-to-let 
specialist mortgage lender, has reported a 
65% year-on-year increase in new 
advances across all business lines so far 
this year. 

Within this total, Paragon’s mortgage 
lending grew by 84% to £367 million, 
with buy-to-let advances up 85% to £343 
million. Second charge and specialist 
residential lending grew by 74% to £24 
million. 

In the buy-to-let market, Paragon says it 
has increase its share of the more 
specialist portfolio landlord business; 
this, says the lender, is despite a backdrop 
of lower year-on-year lending volumes in 
the market overall. 

 

 

 

Fitness for Human Habitation Bill 

As well as new energy efficiency 
standards, GDPR, there is a Fitness for 
Human Habitation Bill, which defines the 
idea of a property being safe for people to 
live in and the landlord's responsibility to 
make it so. 

The Bill has had its second reading in 
Parliament on 19th January, brought 
forward as a Private Members’ measure 
by Karen Buck, MP for Westminster 
North. This brings it a step closer to 
being passed and becoming law. 
Effectively, the bill – if approved – gives 
private and social tenants the ability to 
take landlords to court if their home is 
unsafe.  

 

Bedford Borough Council renew 
HMO licencing scheme 

At Bedford Borough Council’s Executive 
meeting on the 13th February 2018 it was 
agreed to renew the Additional HMO 
licensing scheme for a further 5 years so 
that together they can continue to 
improve standards for tenants in private 
rented accommodation.  
 
The Council will be renewing the scheme 
on the 17th May 2018 and in the 
meantime the existing scheme will 
continue to operate.  The Council would 
like to thank landlords for taking the time 
to give their comments as part of the 
public consultation which we shall use to 
help make the scheme better.  The 
Councils full response to each of your 
comments can be found by going to the 
Councils website 
at:  www.bedford.gov.uk/HMO  
 
If you are an existing landlord you do not 
need to submit an application for renewal 
at this stage as the Council will contact 
you in the coming months to explain how 
to renew your Additional licence.  

http://www.bedford.gov.uk/HMO
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Landlords who think that they may be 
affected and would like to obtain more 
advice can email: 

hmolicensing@bedford.gov.uk  

 

Reminder of EPC changes from 1st 
April 

Just a reminder that from April you will 
not be able to issue a new tenancy or 
renew an existing tenancy if your 
property is rated F or G. 

You can continue with an existing 
tenancy. 

From April 2020 ALL rental properties 
will require an EPC of E or better even if 
the tenancy is a periodic following on 
from the fixed term. 

If you cannot achieve an E or higher 
rating for a specific reason then you must 
apply for an exemption. 

Lenders are now requesting EPCs. If you 
are not achieving the correct rating they 
may not lend. 

In addition they are checking your 
background portfolio too and any that 
are not E or above will be regarded as 
void and as such the rent will be 
disregarded for portfolio stress tests. The 
mortgage will still be included in the 
calculation however. 

 

Landlord to be given greater 
flexibility in new gas safety rules 

On 6 April 2018, new regulations will be 
introduced that amend the gas safety 
regulations that came into play in 
1998.The Gas Safety (Installation and 
Use) (Amendment) Regulations 2018 are 
not aimed at reducing or relaxing safety 
standards, but to allow greater flexibility 
over when regular checks are carried out.  

The regulations introduce a degree of 

flexibility to the timing of landlords’ 
annual gas safety checks which will be 
welcomed by those in the property 
sector. This MOT-style change means 
that landlords can carry out the annual 
gas safety check in the two months 
before the due date and retain the 
existing expiry date. This avoids 
landlords waiting until the last minute 
and not gaining access, or having to 
shorten the annual cycle check to comply 
with the law. There is no change to the 
legal requirement for an annual gas 
safety check or for maintenance to be 
carried out. 

mailto:hmolicensing@bedford.gov.uk
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Shared House (Joint Tenants) 

or Individual Rooms (Single 

Tenants)?  

Where a landlord lets to multiple and 

usually unrelated tenants there are two 

main ways of doing this:  

(1) As a Joint Tenancy, where all the 

tenants share the house and all its 

facilities and they do not have exclusive 

possession of any part. Rooms are 

allocated between the tenants on a tenant 

agreed basis. There is one tenancy 

agreement which includes all the tenants. 

(2) Individual Tenancies, where the 

house is let on a room by room basis 

(sometimes called bed-sits), the tenants 

having exclusive possession of one 

specific room but sharing facilities such 

as the common areas, lounge, cooking, 

washing etc. 

Housing with multiple occupants comes 

under HMO (House in Multiple 

Occupation) designation where there are 

3 or more tenants from 2 or more 

households, and will be a licensable 

HMO where 3 or more storeys are 

occupied by 5 or more people who form 

more than one household, or where the 

local authority has used its discretionary 

licensing powers. Special HMO safety 

provisions are involved. There are pros 

and cons for each tenancy arrangement 

for both landlords and tenants: Joint 

Tenancies are the most popular for 

groups who don’t change during the 

course of the tenancy, for example, 

families or groups of students where all 

adults must sign the tenancy agreement. 

They have the big advantage for 

landlords of  “joint and several liability”, 

which means that all tenants are 

responsible for all costs both as a group 

and also individually – this means if the 

landlord could trace only one tenant he 

could claim all arrears from the one 

tenant, or their guarantor if there is one, 

or where just one tenant defaults, from 

all the rest. Where joint tenants are under 

an Assured Shorthold Tenancy (AST), 

and where it is their main residence, they 

are responsible for council tax direct to 

the local authority, except where they 

are students, in which case they are 

exempt. They will also be jointly 

responsible direct to utilities suppliers 

for all services to the property.  

Difficulties can arise when a single 

tenant decides to leave. The group as a 

whole is responsible for the whole rent, 

so it’s a matter of the tenants themselves 

finding a replacement tenant and jointly 

signing up a new agreement for the 

remainder of the term, or a full new 

term. Alternatively, the leaving tenant 

can continue to pay her share, or the 

remaining tenants can agree to share the 

additional costs of the missing rent and 

have one less resident. Difficulties also 

arise in this situation over the deposit. 

The simple solution is for the new tenant 

to pay-off the leaving tenant with their 

full deposit amount, agreeing to take 

over the leaving tenant’s liabilities.  

Otherwise the landlord may be faced 

with establishing liabilities at that point 

with an outgoing inventory, taking and 

protecting a new deposit and paying off 

the leaving tenant after any deductions. 



 

ELA News  9 

  The landlord has the option of protecting 

the individual deposits as a one whole, or 

individually for each tenant – assuming he 

uses the custodial tenancy deposit scheme 

(for example, DPS).  

Individual Tenancies with shared facilities 

are advantageous where tenants come and 

go, though landlords should be conscious 

of compatibility issues. Introducing new 

tenants into a shared house must be 

handled with care when the landlord is in 

effect imposing a new resident on existing 

ones. Therefore landlords may wish to 

involve the existing residents in the final 

decision. Although this arrangement is far 

less common than joint tenancies there are 

some advantages beyond that of the ease 

of change of tenants. The landlord can 

easily access the common areas for 

inspections and repairs as, unlike in a 

shared house, he has a right to enter. Also, 

in most circumstances the landlord will be 

able to charges higher rents. The 

disadvantages for the landlord include the 

loss of joint and several liability, the 

higher risk of an incompatible tenant 

driving out good tenants and, as the house 

as a whole is not controlled under one 

tenancy, the landlord must be responsible 

for paying any council tax liabilities and 

utilities changes. These amounts are 

normally calculated and taken as part of 

the rent. 

 

 
  

  
 

E:  elizabeth@liberatorservices.co.uk 

W: www.liberatorservices.co.uk 

  

 
  

Helping Landlords protect their property investments 
  

Liberator Inventory Services company 
provides a comprehensive range of prop-
erty services for landlords and letting 
agents designed to protect against de-
posit disputes and to substantiate statuto-
ry compliance. 

• Inventory and Schedule of condition 
• Accompanied Check In 
• Mid Term Inspections and Property Visits 
• Check Out with dilapidations report 
• Legionella Risk Assessment 
• Portable Appliance Testing 

  
Phone Elizabeth 
  

  

01603 280289 or 07554 440101 

mailto:elizabeth@liberatorservices.co.uk
http://www.liberatorservices.co.uk
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Invalid Section 21 notice—
a warning on gas safety 

records 
 
A County Court case from June 2017 
concerned legal requirements introduced 
by the Deregulation Act 2015. This was a 
County Court case so could be 
overturned on appeal, but it does appear 
at first sight to have very important 
implications for landlords and agents 
with assured shorthold tenancies (AST) 
commencing on or after the 1st of October 
2015, and all AST tenancies on or after 
1st October 2018.  
 
The Deregulation Act 2015, which 
introduced legislation making it a 
requirement to serve on the tenant certain 
pieces of pre-tenancy information, which 
includes: 

1. A current Energy Performance 
Certificate (EPC), these last for 10 
years 

2. Where relevant, a current Gas Safety 
Certificate – renewed every year 

3. The current edition of the 
government’s “How to Rent” Guide 

 
This case, Assured Property Services 
Limited v Ms Ooo (surname is correctly 
spelt!) tried at Edmonton County Court 
on 31 June 2017, involved the late 
serving of Gas Safety Certificate, and the 
subsequent serving of a Section 21 
notice, which the tenant claimed was 
invalid. 
 
Generally accepted advice has been, 
since the introduction of this legislation, 
that these notices can be served late, 
providing this occurs before serving a 
section 21 notice. This case throws that 
practice into doubt, and unless and until 
the case is appealed, that practice, it 
seems, will be wrong. 

The case has far reaching implications as 
any post 1st October 2015 AST, as it 
stands, where a current gas safety 
certificate has not been served on the 
tenant at the start of the tenancy, no valid 
section 21 notice can ever be served on 
that tenant. 
 
Details of the case are as follows: 

Assured shorthold tenant Ms Ooo was 
served a Housing Act (HA) 1988 s21 
notice by her landlord’s agents Assured 
Property Services Limited. Following an 
application to the county court, District 
Judge Cohen made out a possession order 
under the accelerated procedure without a 
court hearing. 

Ms Ooo made out an appeal, an 
application to set aside the order on the 
basis that no gas safety certificate had 
been provided at the commencement of 
the tenancy (or in this case subsequently). 

The landlord had accepted that no gas 
safety certificate was provided at the 
commencement of the tenancy, but 
contested the claim that no certificate was 
served subsequently. 
 
District Judge Lethem found that the 
landlord had contravened Gas Safety 
(Installation and Use) Regulations 1998 
SI No 2451 reg 36(6) by not serving a gas 
safety certificate prior to occupation of 
the premises. 
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This then brought into play the 2015 
regulations, Notices and Prescribed 
Requirements (England) Regulations 2015 
SI No 1646 reg 2(1)(b), that meant their 
omission invalidated the s21 notice. 

District Judge Lethem therefore set aside 
the possession order issued earlier and 
awarded costs to the tenant at Edmonton 
County Court on 30 June 2017. 

Regardless of whether the case is appealed 
and overturned, as experts think that this 
was not the intention of Parliament, there 
are some important lessons here for 
landlords and agents. They should make 
sure that they comply to the letter with all 
the new requirements for post Oct 2015 
tenancies, and this will apply to ALL 
tenancies post 1st Oct 2018. 

It is recommended that on the 
commencement of every tenancy the 
tenant receives and signs for (proof of 
service is very important): 

1. A current EPC 

2. A current Gas safety Certificate 

3. The current copy of the government’s 
“How to Rent” Guide 

 
As with the deposit protection information 
(deposit must be protected within 30 days 
of receipt) it is recommended that these 
three documents are now made integral 
with the tenancy agreement, and therefore 
they are signed for and delivery cannot be 
refuted. In our ELA template agreement 
we have included the following clause : 

 

The Landlord shall provide to the 
Tenant(s) : ‘How to Rent’ leaflet, copy 
of Energy Performance Certificate and 
copy of Landlord’s Gas Safety 
Certificate. By signing this agreement 
the Tenant(s) confirm receipt of these 
documents. 
 

Norwich City Council meeting—
Living Conditions in the Private 
Rented Sector 
Attended by Andy Fretwell, ELA 
 
On 22nd February I was invited to a 
Committee meeting at City Hall with the 
above title. 
 
It was an opportunity for the ELA to have 
a presence along with Councillors, 
Strategic Housing Manager and a 
representative from Shelter.  
 
I outlined what the ELA does for members  
especially training, helpline and legal/tax 
surgeries held at the office. I was keen to 
show how ELA can help landlords and 
provide a good quality service and those 
landlords should not be penalised and 
council resources should be targeted. 
 
The recommendations from the meeting 
were: Measures to increase the number of 
Environmental Health Officers, Set up a 
Private Sector Tenants Forum and look at 
HMO licensing schemes.  
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Residential property 

servicing. 
A residential property is no different to 
any man made object it requires regular 
maintenance or servicing.  No different to 
a car, if a residential property is regularly 
maintained or serviced the benefits will 
outweigh the time taken or cost involved. 
Some of the “servicing” is placed in the 

tenants hands such as the monthly testing 

of smoke alarms and (if fitted) carbon 

monoxide alarms.  Quarterly testing of 

the main RCD (Residual Current Device) 

usually located with or close to the 

distribution panel for the property again 

should be undertaken by the tenant.  

 

Coming within the tenants 
responsibilities would be the ensuring 
wall vents are kept clear/clean (no 
external obstructions), similarly trickle 
vents (if fitted to windows) and extractor 
fans are also kept clear/clean.   
 
Vacuuming is the recommended cleaning 
method for removing dust.  Paper filters 
on kitchen extractor hoods should be 
replaced as necessary, metal filters can be 
washed by hand or in a dishwasher.  
Annually a more hands on approach is 
required to keep the property in pristine 
condition.  So what is required?  
 
The “annual service” is firstly 

establishing the condition of the item and 

secondly rectifying the problem (if one 

exists) and/or undertaking preventative 

servicing. 

A brief resume of the checks and 
servicing 
Doors, check operation (often hindered 
by over door hangers causing damage), 
oil hinges and locks, check for loose or 
missing screws. 
Windows, check operation, especially if 
they are a recognised fire escape, oil 
hinges, locks and catches, check trickle 
vents for operation and dust, 
Smoke Alarms, these should be checked 
monthly for operation by the tenant, 
annually for age of unit(s) if the unit has 
a battery for life. 
Carbon Monoxide Alarm, again these 
should be checked monthly for operation 
by the tenant, annually for age of unit(s) 
if the unit has a battery for life. 
Gas, in addition to annual service, 

annually check operation of the shut off 

valve and the integrity of the gas meter 

enclosure (if external). 

 

Electricity, the quarterly check for correct 

operation of main RCD should be 

undertaken by the tenant; certainly this 

check should be checked prior to a new 

tenant.  As for the gas meter, the integrity 

of the electricity meter enclosure (if 

external) should be checked. 

 

Water, check operation of all valves and 

stopcocks, firstly at the water meter (if 

problematical, refer the problem to the 

water authority) and secondly at the 

stopcock usually at the point the water 

supply enters the building (or property if 

it is a flat). A seized stopcock will not be 

beneficial if there is a water leak.  
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If taps have an isolating valve (requires a 
screwdriver to turn) or the small turn 
valve used to supply washing machines/
dishwashers turn off and on to check 
operation. The tenant should regularly 
check waste pipes for leaks but if there 
has been a leak there will be tell-tale stain 
marks.  Similarly check if there is or has 
been a fault so water flows out of the 
overflow pipes, indicated by stains or 
damp patches. 
 
Vents, whilst these should be a tenant 
check, check for obstructions which may 
result in damp occurring.  
 
Internal Paintwork – check for flaking, 
blistering which may be an indication of 
a water leak or ingress. 
A walk around the outside of the property 
can highlight problems such as; 
Extractors, check for obstructions and 
cleanliness. 
 
Masonry – check for cracks, loose 
cement/rendering, if the property is 
painted check for paint flaking/cracking 
which will allow the ingress of water. 
 
Roof, check for displaced tiles/ridge tiles 
or damaged/broken ridge tiles, cracked or 
missing cement.  The tenants may check 
this after high winds, but then reported to 
Landlord/Letting Agent. 
 
Guttering, check for debris/weeds 
growing, consider cleaning and check for 
breaks/leaks in the guttering often 
indicated by wall stains or stains on the 
ground, blockages in downpipes may 
produce similar indicators. 
 
Drains surface water, check for silt in 
traps (if fitted at the bottom of 
downpipes) and remove if necessary to 
ensure a good flow. 
Possibly a contentious issue but if the 
tenant(s) are allowed to use an open fire, 

consideration should be given to the 
sweeping of the chimney. This should be 
done at least twice a year, before and 
after fires and possibly midway during 
the winter season. 
 
This is certainly not a definitive account 
of residential property servicing but 
should give an idea of what to look for 
and the actions required. 
 
If further information is required or you 
have any questions please call me on 
01603 280289. 
 
Why use Liberator Services?  
Liberator services are a qualified 
professional inventory service, providing 
comprehensive and detailed reports.  
 
They can provide advice on disputes, 
adjudication and wear and tear.  They are 
independent and their signature is 
accepted as being neutral.  With the 
reports being purely based on facts (and 
substantiated with photographs whenever 
possible) there is no emotional tie. 
 
Ensure the documentation relating to 
your property will protect your 
investment and stand up to examination.  
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REFERRAL SLIP FOR MEMBERS RECOMMENDING A 

FRIEND / COLLEAGUE TO JOIN EASTERN  
LANDLORDS ASSOCIATION 

 
ELA Member name 
 
ELA Membership Number 
 
Referred landlords name 
 
Referred landlords address 
 
 
 
Date 
 
 
Please return this slip to : 
 
Eastern Landlords Association 
1 Sprowston Road 
Norwich 
NR3 4QL 
 
Tel (01603) 767101 
info@easternlandlords.org.uk 
 

We shall send £25 Marks & Spencer vouchers to the referring member, 
and enter them into our end of the year prize draw for £100  
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Redress schemes for 

Letting Agents and 

Property Managers 

 Legislation was introduced from 1st 

October 2014 which made it a legal 

requirement for all letting agents and 

property managers in England to join 

one of the Government approved redress 

schemes. 

Property management work would arise 

where a landlord instructs another 

person to arrange services, repairs, 

maintenance or to deal with any other 

aspect of the management of residential 

premises. If someone was looking after a 

letting on behalf of family member an an 

ad hoc basis then such informal 

arrangement would not require 

belonging to a redress scheme.  

The objective of a redress scheme is to 

act as a service to resolve complaints 

between consumers and companies 

(letting agents/property managers and 

tenants). In 2002, Ombudsman Services 

was created as a redress scheme, before 

the Property Redress Scheme which was 

established in 2014. 

This is essentially to provide a free route 
for landlords and tenants who are 
unhappy with their agents’ service (or 
the service provided by any of the other 
PRS members) which they can use to 

make a complaint, as an alternative to 
going to court. 

This is beneficial as court proceedings 
are expensive, time-consuming and very 
stressful.  A complaint to the agents’ 
Property Redress Scheme is free and 
considerably less stressful for people 
who are often already stressed out, or 
out of pocket, by the issue they are 
complaining about. 

So the schemes all have procedures for 
members customers to use when making 
a complaint and qualified adjudicators to 
consider their case and make decisions 
and (where appropriate) awards. For 
example, they have the power to award 
up to £25,000 – although lower awards 
are more usual. 

Many cases are resolved at an early 

stage. If the initial mediation does not 

succeed, the Ombudsman will make his 

(or her) award and the Scheme member 

notified. They are then given a period of 

time to comply. 
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Fosters act for commercial and residential  
landlords throughout East Anglia 
providing a comprehensive range of legal 
services. Our residential Conveyancing 
department offers a presence at Auctions 
throughout the Region, and should things go 
wrong our specialist property litigation team will 
ensure your investment is protected. 
Contact us on 0800 214 072 
 
Norwich: 
norwich@fosters-solicitors.co.uk 
William House, 19 Bank Plain, 
Norwich NR2 4FS 
 
Wymondham: 
wymondham@fosters-solicitors.co.uk 
1 Middleton Street, Wymondham NR18 0AB 
 
Lowestoft: 
lowestoft@fosters-solicitors.co.uk 
17 Clapham Road South, 
Lowestoft NR32 1PG 
 
Bungay: 
bungay@fosters-solicitors.co.uk 
3 Trinity Street, Bungay, 
North Suffolk NR35 1EQ 
 
SATELLITE OFFICES: 
 
Bury St Edmunds: 
Bury St Edmunds Enterprise Centre 
Government Offices 
100 Southgate Street 
Bury St Edmunds, Suffolk IP33 2AQ 
 
Gorleston 
Beacon Innovation Centre, Beacon Park 
Gorleston, Norfolk NR31 9AL 
 
Ipswich 
Felaw Maltings, 44 Felaw Street, 
Ipswich Suffolk IP2 8SJ 
 
Fosters website:  
www.fosters-solicitors.co.uk 

HMRC and Let Property 

Campaign 

HMRC’s Let Property Campaign is a 

disclosure opportunity which is aimed at 

property landlords who have failed to 

disclose rental income.  

It opened in Autumn 2013 and was origi-
nally intended to last for 18 months.  In 
January 2018 there are still no signs of it 
being closed in the near future. 

The campaign is open to all residential 

property landlords from those that have 

multiple properties, to single rentals, and 

from specialist landlords such as student 

or workforce rentals, to holiday lettings. 

If you voluntarily contact HMRC under 
this scheme 

• You will pay a lower penalty — or in 
some cases, you may not have to pay 
any penalty at all 

• HMRC  may not  go back the whole 
20 years 

• You will be given time to pay. You 
won’t be prosecuted (save in excep-
tional cases).  

 
This website tells you more about it and 
how to take part & register : 
 
https://www.gov.uk/government/
publications/let-property-campaign-your-
guide-to-making-a-disclosure/let-
property-campaign-your-guide-to-making
-a-disclosure 
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Changes to Mandatory 
HMO Licensing  

October 2018 
 
In December 2017 the government 
announced that it would proceed with 
extending mandatory property licensing of 
houses in multiple occupations (HMOs). 
On 23 January 2018, Housing Minister, 
Dominic Raab, responded to a written 
question from Wera Hobhouse MP stating 
that, subject to Parliamentary approval, 
the necessary regulations would be 
brought into force from 1st October 2018. 
 
What is mandatory licensing? 
Since the Housing Act 2004 came into 
force it has been a requirement that large 
HMOs are licensed under mandatory 
licensing. Currently mandatory licensing 
applies nationwide to HMOs that: 
 

1. Comprise 3 or more storeys; 

2. Are occupied by 5 or more people 

living in two or more single households; 
and 
The occupiers share basic amenities such 
as washing and cooking facilities. 

These are deemed high risk and all are 
required to be licensed. 
 
What are the proposed changes? 
 
The Housing Act 2004 allows the 
Secretary of State to prescribe the type of 
HMO that falls within the definition of 
mandatory licensing.  
The government has now decided to 
extend the scope of mandatory licensing 
to bring smaller HMOs within the scheme. 
Mandatory licensing will include: 

• All HMOs with 5 or more occupiers 
living in 2 or more households regardless 
of the number of storeys. Effectively this 
means the storey requirement will be 
removed from the current definition. 
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/670536/HMO_licensing_reforms_response.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/670536/HMO_licensing_reforms_response.pdf
http://www.parliament.uk/business/publications/written-questions-answers-statements/written-questions-answers/?page=1&max=20&questiontype=AllQuestions&house=commons%2clords&dept=7&keywords=HMO%2clicensing
http://www.parliament.uk/business/publications/written-questions-answers-statements/written-questions-answers/?page=1&max=20&questiontype=AllQuestions&house=commons%2clords&dept=7&keywords=HMO%2clicensing
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As is the case now, it is the individual 
HMO that is required to be licensed and 
not the building within which the HMO is 
situated. This means that where a 
building has two flats and each is 
occupied by 5 persons living in 2 or more 
households, each flat will require a 
separate HMO licence. 

What are the proposals for implementing 
the changes? 

The government proposes to implement 
the extension of mandatory licensing in 
two phases. 

Phase one will last for 6 months. During 
this time local authorities will publicise 
the new licensing regime, process 
applications and issue licences. Landlords 
that did not require a HMO licence before 
the change in the rules will not be 
prosecuted during phase one for failure to 
license a licensable HMO and will not be 
exposed to rent repayment orders 
(RROs). 

In the new legislation published on 23rd 
February,  there is NO GRACE 
PERIOD and in fact it makes it very 
clear that landlords are in breach if we do 
not apply BY 1ST OCTOBER 2018. I 
imagine that the fact that it has been 
announced in February meets the 
obligation for the grace period  

Landlords will be expected to apply for a 
licence by 1st October, you will not be 
able to serve valid section 21 notices 
seeking possession until an application 
for a licence has been duly made (unless 
the landlord has instead applied for a 
temporary exemption in order to remove 
their property from licensing). 

The government’s response is clear that 
the 6 month grace period does not mean 
that applying for a licence is optional. It 

just means that the criminal sanctions for 
not having a licence will be put on hold. 
Once the 6 month period is over and 
phase two begins any landlord without a 
licence will be subject to the full range of 
penalties for failing to comply. 

It is also important to point out that 

landlords who currently require a licence 

under a local authority additional or 

selective licensing scheme and who are 

not licensed will not be able to benefit 

from the lead in period to October just 

because their property has fallen within 

the new mandatory licensing category. 

These landlords could face enforcement 

action at any time. 

What happens if I already have a licence 
under the local authority’s additional or 
selective licensing schemes? 

The response paper confirms that 

properties already licensed under local 

authority additional licensing schemes 

will be passported into the mandatory 

licensing scheme without any cost to the 

landlord or alterations to the licence 

conditions for the remaining period of the 

licence. The distinction between 

mandatory HMO licences and additional 

HMO licences is largely artificial as both 

licences are granted pursuant to Part 2 of 

the Housing Act 2004. Passporting these 

existing licences into mandatory 

licensing should not be too problematic 

because they both fall within the HMO 

licensing scheme. 

 
 
 

https://www.legislation.gov.uk/ukpga/2004/34/part/2
https://www.legislation.gov.uk/ukpga/2004/34/part/2
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ELA Conference and 
AGM 11th May 

 
This year our AGM and Conference at 
Wensum Valley will again coincide with 
a large exhibition of local and national 
companies who supply the products and 
services landlords need.  
 
In addition to our sponsors providing 
their experts to deliver presentations, we 
have representatives for DWP presenting 
on Universal Credit, and TEAM 
Shergroup facilitating short workshops to 
discuss enforcement - between them they 
have 76 years  experience in transferring 
and enforcing orders! 
 
The event is free to attend, please do 
bring any other Landlords as your guests, 
spaces are limited so please do ensure 
you let us know you plan to attend.  
 
Non-ELA members who join us for the 
day are invited to visit the exhibition 
stands whilst members attend the AGM, 
all delegates are then able to attend 
presentations and visit stands throughout 
the day.  
 
 
 
The event is kindly sponsored by :   

 
The trade stands we have signed up so far 
are: 

 
Abate Pest Management Services 
Adepta Accountants 
Alpha Electrical 
Anchorage Trust 
Auction House 
Balanced Financial Services 
Bart Lettings/Jon Champion/Cathy 
Burt 
Coversure Insurance 
Cozens Hardy 
Currys (Dixons Carphone) 
Drayton Insurance 
E.A.C.H 
EnviroVent 
Gas Elec 
Local Window Man 
MCB Properties 
Moving In Lettings 
Liberator Inventory Services 
No Letting Go 
Resolve Carpet Care 
Rolec Energy 
Saniflow 
Shergroup 
Surface Repair Solutions 
Total Inv & Property Solutions 
West Suffolk Councils 
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What is a landlord’s 
right of entry? 
 
Under UK law, tenants enjoy what is called 
“the covenant for quiet enjoyment”, which 
means they’re entitled to live in a property 
without interference from their landlord, 
letting agent or anyone acting on their behalf. 
However, there are of course times when you 
will need to be able to access the property, 
and those times are covered under the 
following three stipulations: 
 
Right of reasonable access 
The first right is the right of reasonable 
access, which allows landlords to enter 
properties to carry out repairs. However, what 
counts as ‘reasonable access’ varies on the 
reason you need to access the property. In an 
emergency you can enter the property 
immediately, but in other circumstances you 
will need to give notice. 
 
It will be very rare for an emergency situation 
to arise, but these are some examples of when 
you’d be entitled to enter: 

• If there was a fire in the property 

• If you could smell gas 

• If there was structural damage to the 

property that urgently needed attention e.g. if 
it had been hit by an HGV. 

•  

If you suspected violent criminal activity was 
happening inside. 
 
Right to inspect 
With inspections or other routine visits, such 
as emptying coins from an electric meter, you 
don’t have any right to enter the property 
immediately and must give your tenants 
notice of your intention to visit. 
 
Right to enter to provide services 
If you provide an ongoing service for your 
tenants, such as room cleaning, and this is 
specified in your tenancy agreement or 
another legal agreement that your tenants have 
signed, then you have the right to access your 
property without notice in order to provide 
these services. 

How much notice do I need to give before I 
visit a property? 
Legally, you’re obliged to provide your 
tenants with at least 24 hours notice before 
you visit the property. However, many 
landlords choose to give more notice, where 
possible. This gives your tenants plenty of 
time to arrange to be in, if needs be, and can 
make your working relationship easier. 
 
Can I visit my property at any time? 
A standard tenancy agreement will say that 
you can only arrange a visit at ‘reasonable’ 
times of day. Of course, this won’t apply if 
there’s an emergency in the middle of the 
night, but for arranged visits you should aim 
for daylight hours. 
 
You should also inform your tenant of the 
time you intend to visit when you give them 
notice. If you let them know last thing on a 
Thursday and then show up first thing on a 
Friday, it won’t actually have been 24 hours. 
 

What can I do if my tenant refuses me 
entry to my rental property? 

First, contact the tenant and inform them that 
they will be liable for any deterioration of the 
property due to your inability to carry out 
repairs. It’s best to do this in writing so there 
is proof of your correspondence. 

It’s also worth mentioning that you won’t be 
liable if they or their property suffer injury or 
damage because of a fault in the property that 
you weren’t able to remedy. 

Depending on the severity of the situation, 
you may want to apply for a court order to be 
allowed to enter, or serve your tenant notice 
of eviction 

https://www.simplybusiness.co.uk/knowledge/articles/2016/10/assured-shorthold-tenancy-agreement-form-template-free-pdf-download/
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Minimising Void Periods 
 

Tenanting your 
property as 
quickly as 
possible should 
be a priority 
when it comes to 
the property 
letting process. 

A key factor in finding a tenant quickly 
has a lot to do with the rental research 
which is required when investing in a buy 
to let property. If you have purchased a 
property within an area that has a massive 
demand for rental property then 
immediately you are giving yourself a 
better chance of eliminating costly void 
periods. In addition, if demand outstrips 
supply the rental price may increase, so 
not only are you greatly increasing your 
chance of eliminating void periods you 
can achieve a great rental price too. 
 
You’ll also find that a rental property is 
more likely to be occupied quickly if it is 
situated close to local amenities within the 
community, such as: 
 
• Train Stations 
• Main Bus routes 
• Doctors/Hospitals 
• High Street locations and shopping 
• Schools/Colleges/University – 
(especially for 
HMOs) 
 
A property positioned close to these 
places, offers a great location for a rental 
property. Great rental properties are found 
because of a landlords’ due diligence with 
regard to rental research: research that 
should be carried out before purchasing a 
buy to let property. With a little hard work 
in securing the right rental property you 
will have no problems in tenanting your 
property very quickly indeed and keeping 
the properties void period to a minimum. 
 

Maximising your opportunities 
If you decide to use a letting agent do not 
sign a sole agency agreement which ties 
you into that agent whilst they are 
showcasing your property. It is a good 
idea to get four or five keys made for your 
property so that you can instruct four or 
five agents simultaneously. This will 
greatly increase your chance of finding a 
tenant quickly and will not cost you a 
penny more than instructing just the one 
agent. The pressure is on the agent to find 
a tenant before the other agents do. 
 
To stand the best chance of reducing void 
periods, you may want to consider the 
following: 
• Consider lowering the price of your 
rental. Maybe you have over priced your 
property. 
• Consider where your rental property is 
being marketed. Is your rental property 
being shown to enough potential tenants? 
How can you increase the number of 
viewings of the property? 
• Consider the decor of the property. Is the 
property in a good state of repair? 
• Would you feel comfortable living in the 
property yourself? 
• Consider offering potential tenants an 
additional service to the property at no 
extra charge, i.e. Broadband, Evening and 
weekend calls free of charge. All of these 
services are inexpensive in today’s 
market, so for the sake of investing £20 
per month this could be a major benefit 
for the tenant, and place your property in a 
much more desirable position in the rental 
market. 
• Offer a lower deposit amount to what 
other landlords are charging for their 
properties in the surrounding area. This 
can sway a tenant who is having trouble 
coming up with a full deposit of six weeks 
rent and a full month’s rental in one large 
payment. 
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 Welcome to our Directory Page 

This is for individuals and small businesses to advertise at a price of £50 for 4 issues (covering 12 
months). For details of advertising on this directory page (maximum 5 lines of text) contact the office on 
(01603) 767101 or email us to info@easternlandlords.org.uk 

 
CHARLES DOWDING ACIS 
Accountancy Services for small/medium 
businesses. Accounts and Tax for Landlords and 
Sole Traders. Book keeping service. 
Please ring Charles Dowding (01603) 462370 for 
discussion without obligation or email 
dowding@alcoruk.com 
 
 
 
LOVEWELL BLAKE LLP 
In supporting over 10,000 business and personal 
clients, we know that each and every one is 
different. It’s because of this that our support is 
tailor-made to suit our clients’ needs. From 
accounts, tax and all the things you’d expect, to 
strategy development and all the things you 
wouldn’t. 
Tel:  01603 663300 
www.lovewell-blake.co.uk 
 
 

Carpet upholstery and hard floor cleaning using 
extraction or low moisture methods. Other services 
available End of Tenancy Cleaning, Odour 
removal, Ozone sanitisation, Insecticide treatment, 
Stain protection.  
Call Crystal Clean 01379 678806 07984 648296 

 
 
Professional Carpet and Upholstery cleaners 
covering Norfolk. 
NCCA trained and insured using the latest 
powerful extraction machines which guarantee 
exceptional cleaning results. 
We offer carpet and upholstery cleaning, mattress 
cleaning and stain and odour removal. We can also 
undertake End of Tenancy cleaning. 
Please contact FoxcleanUK on 01603 395301 or 
07725336589  
Email: hello@foxcleanuk.co.uk 
Website: www.foxcleanuk.co.uk 
 

Berry Bros Property LTD  
Professional Cleaning 
Professional checkout cleans, Regular cleans, 
Carpet cleaning, Upholstery cleans 
Friendly reliable service, available at short notice 
www.berrybrosproperty.co.uk 
Email: Stephanie@berrybrosproperty.co.uk 
Tel:  01603 629 941 
 
 

 
J J PAINTING & DECORATING 
Interior and exterior painting and decorating  
services. Covering Norfolk and Suffolk. 
High quality service at competitive prices. 
Over 30 years experience. All work guaranteed 
Mobile : 07979 468837   07908 454460 
(01603) 435777 
jjpaintingservicesanglia@gmail.com 
 
 

 
T.D  ELECTRICAL, TONY DOWNING 
Domestic elec periodic inspection specialist. All 
remedial repairs undertaken. Tel 07749 461237 
downingantony@yahoo.co.uk 
 
 
BALDOCK ELECTRICAL 
Jack Baldock tel 07432 036779 
Local electrician covered by NAPIT and Electric 
Safe. All electrical work including PAT testing, 
light fittings, garden lighting to complete rewire 
and new builds. Norfolk & Suffolk 

Electrician 

Cleaning Services Accountancy Services 

Carpet and Upholstery Cleaning 

Decorators 

http://www.lovewell-blake.co.uk
mailto:hello@foxcleanuk.co.uk
http://www.foxcleanuk.co.uk
http://www.berrybrosproperty.co.uk
mailto:Stephanie@berrybrosproperty.co.ukor
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Energy Efficiency & EPCs  
 
 
GREEN DEAL ASSESSMENTS covering  
Norfolk & North Suffolk. Prices from £45 
Contact Nicolette Pollock 07814 756682 
Email: Nicolette.p@btinternet.com 
 
 
“LANDLORDS” NEED AN EPC? 
Gt Yarmouth/Lowestoft areas 
For a professional local service call Julian Canham 
DEA at Hopton EPCs on 07887 991456 
hoptonepc@gmail.com 
 
EPC's for Domestic or Commercial properties,  
covering Norfolk & North Suffolk for Domestic,  
Norfolk, Suffolk & Cambridgeshire for Commercial,  
Contact Tim Easton DipDEA DipNDEA, at Easton  
Energy Surveyors on 07769 260509  

email: e@ston.biz  
web: www.epcnorfolk.co.uk 
 
 

 

LANDLORD GAS SAFETY CHECK & CP12 CERT. FIXED 
PRICE. EXPRESS SERVICE. 
Bury, Colchester, Ipswich 
& surrounding areas. Our 
CP12 Gas Safety Check & 
Certificate is fixed price, 
covers unlimited 
appliances & includes a 

boiler service. CALL FREE 0800 
43 46 494 
Email: andrew@ukboilercare.co.uk Visit: 
www.ukboilercare.co.uk 
 

 
NORWICH GAS tel 07908 290919 
Local Company offering good rates for 
Landlords Safety Certificates. Appliance 
services, cookers, fires and boilers also 
installation of gas fires, boilers and 
cookers. 
Email: paulmcdonagh1981@hotmail.com 
 
 
ELECTRICAL PLUMBING HEATING  
SERVICES 
Gas Safe registered for your heating and plumbing 
needs including Landlords gas safety inspections/
certification. Tel: 0845 389 1689 
 
 
 
 

R P HEATING family run business  
call 07979 725868      (01603) 758267 
Landlords Gas Safety inspections and certification 
plus repairs. Installation of all  gas appliances, 
boilers, gas fires, cookers. Plumbing work 
undertaken and installation replacements. High 
quality service with 25 years experience in the trade.  
 

ARAN SERVICES LTD Cavity, Wall, Loft & Solid 
Wall Insulation. Solar Water Heating, PV and Air  
Source Heat Pumps. 
Tel: (01284) 812520 
 

COVERSURE INSURANCE SERVICES 
Providing insurance packages for all types of 
Residential and Commercial property owners. 
Call 0800 988 7133 
www.coversure4landlords.co.uk 
 
DRAYTON INSURANCE SERVICES 
Providing insurance packages for all types of 
Residential and Commercial property owners. 
Call (01603) 262610 
www.draytoninsuranceservices.co.uk 

Condensation…….. 
prevention is better than cure ! 
6 simple rules to help prevent condensation and 
mould, illustrated in an amusing cartoon style poster. 
Simply display in your properties for proven results. 
For more info.  
E-mail:  rodgreen.design@virgin.net  
or tel. 01953 850343 
 

All your scaffolding requirements domestic or 
commercial, big or small.  Free estimates, 
professional service & excellent reputation – 
references available. 

36 Bridge Road NR32 3LR 01502 589280  
Director SJ Lewis 07917579359 
www.areascaffoldingltd.co.uk  
info@areascaffoldingltd.com 

Insurance Services 

Insulation & Renewables 

Condensation and Mould 

Heating & Plumbing Services 

Scaffolding Services 

mailto:e@ston.biz
http://www.epcnorfolk.co.uk
mailto:rodgreen.design@virgin.net
http://www.areascaffoldingltd.co.uk
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Total Inventory and Property Solutions 
Covering the whole of Norfolk and Suffolk. 
An independent, comprehensive and professional  
service carrying out accurate inventories, check-in,  
check-out and interim reports. Full company 
Insurance.  
20% off of your first three bookings. 
Contact: 
rachael@totalinventoryandpropertysolutions.co.uk 
01603 520520 or 07879 410368 
 

Turrells Consultancy. Ensure you comply with 

the HSE legislation - carry out a legionella risk 

assessment and fit working smoke detectors in your 

rented property. Across the Suffolk Area. Tel 

07754 407738 steve@turrellsconsultancy.co.uk  

Liberator Inventory Services  
Protecting landlords property investments in 
Norfolk and North Suffolk 
Legionella Risk Assessments undertaken to 
national standards, portable appliance testing, 
smoke and carbon monoxide alarm 
fitting.  Ensure you are compliant   
Contact Elizabeth on 01603 280289 or 07554 
440101 elizabeth@liberatorservices.co.uk 

 

Let Us Let You ® 
Fully Managed or Non Managed  
(Find A Tenant) Service 
Adapted To Suit You & Providing Excellent 
Quality of Service to Landlords & Tenants 
Covering North Suffolk & South Norfolk 
info@letusletyou.co.uk or 01502 573177 
 
 

 
Independent Letting Agent based in 
Oulton Broad, Lowestoft. Known to 
offer a high level of service. Good 

commission rates for ELA members.  
36 Bridge Road NR32 3LR 01502 589280 
Director Rebecca Clement 
www.castlehomeslettings.co.uk  
info@castlehomeslettings.co.uk 
 

 
 
 
 

 
Bart Lettings, Property Management & Letting 
Agent. Covering Norfolk, offering a wide range of 
Services at competitive rates, no VAT. So give us a 

look. www.bartlettings.co.uk or phone Gary 
on 01603 278023 or 07552733833 
 
 
MPJ Property Solutions Ltd,  
Property management & Letting agent 
Norwich and county service, 30 years experience 
Over 450 tenancies under management, great rates 
especially for multiple prop. Landlords 

01603 625999  www.mpjproperty.co.uk 
john@mpjproperty.co.uk 
 
 
LETTING AGENT HONORATA 
ARTEMOR LTD 
153 Nelson Road Central, 
Great Yarmouth  NR30 2HZ 
Telephone: 01493719883 
Email honorata.agent@gmail.com 
 
 

MCB Property Specialists 
Independent lettings & property management 
covering all of Norfolk. 
Personal, honest & efficient service. 
Tailor made packages to suit your requirements.  
 
Highly competitive rates with no VAT.  
www.mcbps.co.uk Tel: 01603 866609 email: 
info@mcbps.co.uk 
facebook.com/mcbpropertyspecialists  
 
 
Orchard Lettings     
Experienced Landlord & Independent Lettings 
Agent 
Covering South Norfolk & Breckland 
Small portfolio = more time for your property 
No VAT. Open 7 days 9am – 9pm 
Tel: 01953 799188 

 www.orchardklettings.com    
 

 
INDEPENDENT MORTGAGE ADVICE AT  
MORTGAGE ADVICE BUREAU 
Great Yarmouth Office – Stephen Alger – 01493 
844855 
Great Yarmouth Office – Stephen Robinson – 
01493 856561 
Lowestoft Office – Jackie Pretswell – 01502 
565432 
Norwich Office – Oliver Dack - 07810 552850 
stephena@mab.org.uk or 
ww.mortgageadvicebureau.com/aldreds 

Mortgage Advisors 

Legionella Risk Assessments 

Letting Agents 

Inventory and periodic tenancy inspections 

mailto:rachael@totalinventoryandpropertysolutions.co.uk
mailto:steve@turrellsconsultancy.co.uk
mailto:elizabeth@liberatorservices.co.uk
mailto:info@letusletyou.co.uk
http://www.castlehomeslettings.co.uk
http://www.bartlettings.co.uk
http://www.mpjproperty.co.uk
mailto:john@mpjproperty.co.uk
http://www.mcbps.co.uk
mailto:info@mcbps.co.uk
http://www.orchardklettings.com
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Property Maintenance 

 

Let Us Let You ® 
Covering South Norfolk & North Suffolk 
Inventories, Check Outs & Property Inspec-
tions - 
Detailed Reports with supporting photographs 
info@letusletyou.co.uk or 01502 573177 
 
 
Liberator Inventory Services  
Protecting landlords property investments in 
Norfolk and North Suffolk 
Professional reports for inventories, check ins, 
check outs and property visits with free advice 
on damage limitation with inventories. 
Contact Elizabeth on 01603 280289 other 
07554 440101  
elizabeth@liberatorservices.co.uk 

 

 
 
 
 
Norfolk and Suffolk Property Maintenance  
Services: painting and decorating, tiling, carpentry, 
fencing, general repairs, end of tenancy cleans and 
tidying of gardens.  Works carried out to a high 
standard with exceptional value for money.  For a 
free quote/ advice phone Phil on 07597 053291 

 

SURFACE REPAIR SOLUTIONS 
Restoring surfaces that have been cracked,  
chipped or damaged. Without the need to re-
place worktops, flooring, ceramics, baths, ba-
sins, doors, PVCu windows or kitchen units. 
Call Stephen 07881 922217 
or email info@surfacerepairsolutions.co.uk 

Hard Surface Repairs 

Inventory & Periodic Inspections 

People & Property Consultancy is an enterprise set up to risk assess your buildings 

and business, give Legislative and Regulative guidance, information and advice, 

always aiming towards a simplistic cost effective solution for Private Landlords, 

Letting Agency, Housing Management Agents, Councils and Housing Association, 

we will proactively help all businesses to manage their Fire Safety and Health & 

Safety responsibilities within their property portfolio. For an informal chat please 

contact us. 

Fire Safety     Health and Safety  
Risk Assessments    Risk Assessments/Method Statements 
Fire Safety Advice    Site Safety (CDM) Inspections 
Fire Extinguisher Provision/Servicing  Auditing 
Fire Alarms/Emergency Lighting    Training 

mailto:info@letusletyou.co.uk
mailto:elizabeth@liberatorservices.co.uk
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