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WELCOME TO MAHER ROSS!

Our team combines an enormous amount of lettings experience, local knowledge and technical qualifi cation. We are qualifi ed members of the 
Association of Residential Lettings Agents (ARLA) the ‘Gold standard’ in residential lettings and we are commercial members of the National 
Landlords’ Association (NLA) and the Residential Landlords’ Association (RLA).

We are also registered with the Offi  ce of Fair trading (OFT) and the Property Ombudsman Scheme (www.tpos.co.uk), we hold full professional 
indemnity insurance and we are backed by a Client money Protection (CMP) scheme provided by ARLA.

Maher Ross – an introduction to Maher Ross

OUR TERMS OF BUSINESS

This document explains the way in which we conduct our business, the charges we make and what we can expect of our landlords. Please read 
these terms carefully as once signed, they form a legal agreement between yourself and Maher Ross which applies to all of the properties that 
we let or manage for you.

QUESTIONS?

If you have questions , please pop into our offi  ce or call us on 01983 563000. We are always genuinely happy to help!
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Maher Ross – terms of business

1. THIS AGREEMENT
You agree that this entire document forms the basis of our relationship and describes how Maher Ross will manage all of your properties.

Appointing Maher Ross. You appoint Maher Ross as your agent to provide a “Fully Managed” or “Tenant Find” Service for all of your properties. 
You expect them to carry out the duties of property management as required of letting and managing your property and will approve of 
everything done by Maher Ross with the exception of negligent acts or omissions.

Information You Provide. You warrant that the information you have provided to Maher Ross is correct to the best of your knowledge and 
belief; if incorrect information has been provided to Maher Ross, then you agree to indemnify them against any loss.

Electronic Signature and Emails. You agree to use an electronic signature for all documents and to receive communication via email and 
SMS messaging.

Responding to Maher Ross. When you have instructed us to provide a Fully Managed service, you agree to queries within 48 hours. Where the 
problem is of an urgent, immediate or hazardous nature, or if you do not reply within 48 hours, then you authorise Maher Ross to act in good 
faith on your behalf, without further reference to you.

Contact and Next of Kin Details. You agree to notify Maher Ross in writing of any change in your contact details. You will provide us with the 
details of your Next of Kin and authorise us to contact them in an emergency.

Signing on Your Behalf. You authorise Maher Ross to sign your tenancy agreements and to issue and sign the various Notices and instructions 
as required on your behalf.

Delegation of Services. You agree that Maher Ross may delegate any of the services which are provided for you, such as the referencing of a 
prospective tenant, identifying a technical problem or taking an inventory or a check-out inspection.

Sole Agency. Maher Ross work on a Sole Agency basis and are unable to assist you if you wish to advertise a property yourself or if you would 
like to advertise on a multi-agency basis.

Unoccupied Property Care. Maher Ross provide a “Fully Managed Service”, only when your property is tenanted and rent is being received. If 
your property becomes vacant, we will continue providing you with this service when you have requested Unoccupied Property Care.

Communal Areas. Maher Ross will not manage any communal parts of your property. We are required for your own protection to bring any 
Health and Safety concerns that may affect your tenants to the attention of your Management Company.

Commission. You agree that Maher Ross may retain any commission earnt by them in the course of managing your property.

Death or Incapacitation. If you die or become incapable of running your own affairs, we are required to retain any rent received from your 
property within our Client Account from which you agree for us to deduct our fees and disbursements. In this case, we are only able to accept 
instructions from your Attorney, a legally appointed Executor of the estate or a Court of Law.

Interest Received. You agree for Maher Ross to retain any interest accrued on monies held.

Previous Terms of Business. This agreement (Ver 1.4) overrides any previous Terms of Business agreed with Maher Ross.

Improvements. Please note that we reserve the right to improve upon this agreement to reflect changes in legislation and improvements in 
best practice.
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Maher Ross – terms of business

2. FEES
You agree to pay Maher Ross the fees described in Annex A and to reimburse them for any expenditure incurred on your behalf. You agree for 
Maher Ross to deduct their own fees before paying the balance of any income or deposit to you. You agree to settle any outstanding debt to 
Maher Ross within 14 days.

You agree for Maher Ross to recover and retain any fees due from your tenants which are legally chargeable under the terms of the tenancy 
agreement, including late payment fees, early release fees, additional inspection fees and deposit handling fees.

Review of Fees. Maher Ross reserves the right to review their fees to reflect changes in legislation, improvements in best practice or significant 
changes to market conditions.

3. LIABILITY
Maher Ross agree to act in good faith as your agent and you agree to indemnify them and not to hold them responsible for the following:

a. Any claim, damage or liability suffered as a result of acting on your behalf.

b. All costs incurred to keep your property compliant with the law, to reduce potential damage or to keep your tenants, visitors or contractors 
safe from harm.

c. Any inaccurate forecasts of income or expenditure.

d. The performance of any work carried out by contractors on your behalf.

e. Any of the legal fees, court fees and other fees that you may be required to pay.

f. Any injury, loss, damage or liability that arises as a result of the use or visitation of your property by tenants, contractors or other persons.

g. Any outstanding rent or damage resulting from a tenancy or an Unoccupied period at your property.

h. Any health or injury claim submitted by the tenants, visitors or contractors to your property.

Rights of third Parties. You accept that the Contract (Rights of Third Parties) Act 1999 does not apply to this agreement.

Best Endeavours. Maher Ross will use their best endeavours to collect rents and other charges due from the tenant and to ensure that your 
property is managed successfully. You agree not to hold Maher Ross liable for any arrears, legal or other costs for the late or non-payment of rent, 
damage to your property or the failure of a tenant to adhere to the terms of their tenancy agreement.

4. ENDING THIS AGREEMENT
You have the right to terminate this agreement in writing:

a. Immediately and at no additional cost before tenant referencing has commenced.

b. On payment of £400 once referencing has started but the tenancy has not commenced.

c. Immediately and at no additional cost when a Fully Managed tenancy ends and a property becomes Unoccupied.

d. When a landlord would prefer to manage the property themselves with two months’ notice after payment of £500 per fully managed property.

Maher Ross have the right to terminate this agreement in writing immediately providing all of the information reasonably considered relevant 
to the management of your property is made available for you.

If a Fully Managed Service is ended prematurely by either party, the landlord agrees to create a Deposit Protection Service account within ten 
calendar days and provide the details to Maher Ross so that the deposit may be immediately transferred to their own account.
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Maher Ross – terms of business

5. RENT – GENERAL
You have instructed us to pay the rent we receive on your behalf into the account described your Landlord Instruction. You understand that rental 
payments may take up to five days to clear into the Maher Ross Client Rental Account before we transfer it to your own account.

You agree for Maher Ross to deduct agreed fees and charges directly from any rent received for your property.

6. RENT – FULLY MANAGED PROPERTIES
Late Payment of Rent. Maher Ross will inform you if your rent is more than five working days late. We will try to find out the reason and will 
discuss this with you in detail. If we remain unsuccessful, we will discuss the legal options that are available for you as a landlord.

Rent Paid in Advance. You agree for Maher Ross to retain any rent paid in advance within their own Client Account and to transfer it to you on 
the scheduled rent payment dates.

Rent Reviews. We will review the level of rent for every property annually. You are not permitted to increase rent more than once in any 12 
month period and any increase must be considered to be fair if challenged by a Rent Assessment Committee.

End of Tenancy. The landlord agrees to permit Maher Ross to settle any remaining debt to them from the last month’s rent payment. The 
landlord agrees to settle all Maher Ross invoices within 14 days.

7. DEPOSITS
You agree for Maher Ross to lodge any deposits received on your behalf within the Deposit Protection Service Custodial Scheme account. Further 
information can be found at:

www.depositprotection.com

You agree for Maher Ross to negotiate deposit retentions with tenants on your behalf and understand that by following required process, you are 
often likely to obtain significantly less than the retention sought. We advise landlords to factor in costs of at least £150 per year per property, to 
cover deficiencies, inter-tenancy cleaning and repair costs.

8. RE-LETTING YOUR PROPERTY
When a tenancy ends and we are instructed to find a new tenant, Maher Ross will instruct an Independent Checkout Inspection, negotiate on 
deposit retentions, advertise your property, arrange viewings, reference tenants, create new tenancy agreements, provide and agree an 
independent inventory, carry out pre-tenancy checks and finally to arrange and pay for a check-in inspection.

You agree to pay Maher Ross a re-letting fee in accordance with Annex A whenever your property is re-let and a tenancy is created with new tenants.

9. ADDITIONAL SERVICES
Rental Protection. You may wish to instruct us to obtain ‘Rental Protection Insurance’ which will pay rent and legal expenses if your tenants 
defaults. The fees applicable for this service are described in Annex A.

Unoccupied Property Care. When you instruct us to provide a ‘Unoccupied Property Care’ Service, we are able to manage your property 
when it is empty. This is often a requirement of buildings insurance and enables us to respond to any emergencies or maintenance issues at your 
empty property. The Costs of Unoccupied Property Care are as indicated in Annex A.
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Maher Ross – terms of business

10. LANDLORD RESPONSIBILITIES
Ownership. You confirm you are the sole or joint owner of the property and have the right to rent it out under the terms of your mortgage and 
head lease. The tenancy agreement will require the signature of all owners listed on the deeds.

Availability. You confirm that regardless of the initial fixed term of any tenancy, you intend to rent out your property for a period of 12 months or more.

Mortgage. You agree to notify Maher Ross immediately in writing if at any time you fall more than two months in arrears with any mortgage payments due.

Leaseholder’s Consent. If your property is leasehold, you agree to obtain all necessary consents and to provide Maher Ross with a copy of the 
head lease prior to letting.

Insurer’s Consent. You agree to inform your insurer that your property will be let under an Assured Shorthold Tenancy Agreement (AST) and 
agree to inform Maher ross of any restrictions placed on the tenancy, for example restrictions on students or the receipt of Housing Benefit.

House of Multiple Occupation. If your property is a House of Multiple Occupation (HMO) then you agree to obtain and maintain any appropriate 
licensing directly with the Isle of Wight Council and agree to advise us in writing of any specific conditions that we are required to apply.

Fit and Proper Person. You agree to inform us in writing if at any time previously you have been legally determined not to be a ‘Fit and Proper 
Person’ to act as a landlord.

‘Care of’ Addresses. You are no longer permitted to use a ‘Care of ’ address in place of your own address on your tenancy agreement and we are 
required to use your actual address.

Building and Planning Issues. You confirm that you have obtained all appropriate Building Regulation and Planning Permission certification 
required for the habitation of your property in accordance with the tenancy agreement we create.

Permitted Use Restrictions. You agree to inform Maher Ross immediately if your property is subject to any ‘permitted use’ restrictions, for 
example, restrictions concerning restricted residency or for holiday, commercial or agricultural use.

Listed Buildings and Conservation Areas. You agree to notify Maher Ross in writing if your property is a listed building or falls within a 
conservation or protected area. You agree to provide us with a description of any restrictions this may place on our management of your property.

Tree Protection Orders. You agree to notify Maher Ross in writing if there are any Tree Protection Orders (TPOs) at your property and will 
provide us with a plan and list of any restrictions when requested.

11. PREPARING YOUR PROPERTY
Clean and Tidy. You agree to ensure as far as is practicable that your property is clean, tidy, pest free and safe for your tenants to move into. This 
will often mean that you will be required to clean your property before a new tenancy commences; including between tenancies.

Fitness for Habitation. You agree to ensure that at all times your property exceeds the minimum standards described by the Housing Health 
and Safety Rating System (HHSRS), or its successor, and that there are no Category One risks at your property.

Furnishings. You confirm that all beds, sofas and all other soft furnishings conform to the Furniture and Furnishings (Fire) (Safety) Regulations 
1988 as amended by Regulations made in 1989 and 1993. We are able to advise you on this if required.

Domestic Equipment. You agree to remain responsible for the maintenance or replacement of all domestic equipment (White Goods) and 
appliances that are provided at your property and will provide an appropriate user manual for each item of equipment. We recommended that 
non-integrated domestic appliances are removed from your property before any tenancy commences. For reasons of liability, we are unable to 
accept any appliances on the basis that they will not be repaired or are to be ‘gifted’ to your tenants.

Property Features. If there are features at a property which may have attracted the tenants to it, such as TV aerials, Satellite connections, waste 
disposal units, door entry systems, lifts etc, then you agree to ensure as far as possible that these work effectively for the duration of the tenancy.
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Maher Ross – terms of business

12. A LANDLORD’S DUTY OF CARE
You have a Duty of Care for your tenants and any visitors to your property and there are a number of legal requirements that your property has 
to meet. Your duty is described within approximately 150 separate documents covering such issues as ‘Blind Cord Safety’, Legionella Risk 
Assessments and ‘Fall Protection’. A considerable amount of further information is available from Maher Ross on request.

Repairing Obligations. You have a number of specific Repairing Obligations which you have to meet and the amount of time you have to fix 
these issues depends on a number of factors including the vulnerability of your occupants and the severity of the issue. If you fail to meet your 
obligations then you may be held liable for damages and it could make it difficult to recover your property.

The Homes (Fitness for Human Habitation) Act. If a home does not meet the standard of the Housing Health and Safety Rating System 
(HHSRS), tenants have the right to take legal action against the landlord for breach of contract. The Act also includes a clause which extends its 
provision to cover common areas of a building.

Hazards. You agree to notify Maher Ross in writing of any specific hazards which may affect your tenants or the way in which we manage your 
property. Such hazards might include asbestos, leaking chimney stacks, previous flood history, unsafe flooring or noisy neighbours.

Fire and Carbon Monoxide (CO) Safety. You agree to provide working smoke alarms on each floor of your property and if there are more than 
two floors, you will ensure that the system is mains powered and inter-linked. You agree to provide working CO alarms in every room of your 
property which has an appliance or hearth capable of burning solid fuel, for example coal or wood.

We strongly recommend that you provide a working CO alarm whenever there is gas appliance in a property.

13. PROPERTY CERTIFICATIONS
You agree for us to automatically instruct and to keep in date, the following safety certificates and to implement all of the mandatory 
recommendations contained within them:

a. Landlord’s Gas Safety Certificate (valid for one year);

b. Electrical Installation Condition Report (EICR) (valid for up to five years);

c. Energy Performance Certificate (valid for ten years), or a valid EPC Exemption Certificate;

d. Legionella Risk Assessment (valid for two years).

14. POTENTIAL PROPERTY ISSUES
You agree to notify Maher Ross before your property is advertised if you are aware of any of the following previous or potential issues at your property:

Damp Recurring Condensation Infestations

Boundary Disputes Noise Complaints Anti-social Behaviour

Commercial Activity Legal Disputes Financial Recovery Action

Electrical or Gas Issues Asbestos Leaks

Subsidence Flooding Any other issue or Dispute
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Maher Ross – terms of business

15. FIRE SAFETY
Where there is a requirement for a Fire Safety Risk Assessment, you undertake to ensure that one is provided that meets the following conditions:

a. Is less than ten years old.

b. Covers the entire demised premises and its environs.

c. Indicates that all High Risk issues have been addressed.

d. Has a clear plan to address Medium and Low Risk issues.

e. Is reviewed annually.

You undertake to ensure that fire alarms and safety equipment remain serviceable at all times.

16. MAINTENANCE
CDM Regulations. As a landlord, you are required to follow the Construction Design and Management (CDM) Regulations 2015 or you may be 
liable for a fine of up to £10 million or two years in prison. To protect you from this, we are required to ensure that all of the contractors that we 
use on your behalf comply with the CDM(2015) regulations.

Using Your Own Contractors. We can arrange access for your own contractors however, we are unable to instruct them to carry out any work 
ourselves unless they have provided evidence of professional qualification, Public Liability Insurance (£2 million or more), completed identification 
checks, and can provide a CDM (2015) compliant Risk Assessment for each job.

To achieve this, your contractor will need to attend the Maher Ross office in advance and must agree to complete a CDM Risk Assessment for each 
job before we approve any payment to them.

Why Repair? You have a number of legal ”Repairing Obligations” as a landlord and if you fail to meet them, then you may be required to pay 
compensation and may not be able to serve notice on, or evict, your tenant for six months after completion of the work. It is therefore essential 
that you approve for maintenance issues to be dealt with in an efficient and timely manner.

Your Approval for Maintenance. Maher Ross will always attempt to contact you to discuss a significant maintenance issue in order to gain 
your approval for the course of action we propose. Sometimes, this may not be possible or practical within the required timescale in which case, 
you agree for us to act for you and to reimburse us for any expenses we incur.

Safety Equipment. You agree for Maher Ross to replace faulty or damaged smoke, heat or CO detectors, or to replace their batteries if required 
during property inspections. Whilst it can be argued that this is a tenant responsibility, the effects of not replacing alarms and batteries can 
adversely affect your personal potential liability. The charge for this service is listed in Annex A.

Emergencies. We provide an emergency call-out facility for your tenants. Where maintenance work is of an emergency nature then you agree 
to reimburse us for our time and for any equipment we use to protect your property or your tenants. An indication of our fees for any work we 
are required to undertake are indicated in Annex A.
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17. MAINTENANCE EXPENDITURE
a. You agree for us to instruct any necessary maintenance work up to the value which you have indicated in the Landlord Instruction in any 

one month without referring to you beforehand.

b. We will always attempt to contact you for your instruction before carrying out any work if maintenance work is required in excess of the 
value you have indicated.

c. Maher Ross are not able to instruct maintenance work with a value of £1000 or more and we are unable to instruct your insurance company.

d. With the exception of exceptional circumstances, we are unable to provide more than one estimate for any work required.

e. You agree for Maher Ross to pay contractors directly from your rent account. Should insufficient funds be available, you agree to settle any 
remaining balance within 14 days of the date of invoice.

Maintenance and Servicing Agreements. You agree to inform us of any maintenance contracts and guarantees that are in place at your 
property and to provide us with the contract details that we require. You remain responsible for maintenance and servicing contracts as appropriate.

Waiting Time. Maher Ross are not resourced to meet deliveries or removals, enable access or to supervise contractors on-site.

Contractors. You agree that we can instruct our usual contractors on your behalf, all of whom we have previously checked for professional 
qualification, Public Liability Insurance and compliance to CDM (2015).

360 Property Maintenance. You may wish to know that both Directors of Maher Ross are also Directors of 360 Property Maintenance, a 
contractor which we tend to use frequently because of their reliability, accountability and for the quality of service they provide.

Blocked Drains. Drains block for a number of reasons but it is a landlord’s responsibility to ensure that they continue to work. If a blockage is 
due to a tenant, then the ‘evidence’ must be crystal clear before we can attempt to reclaim funds with a view to refunding your expenditure. Most 
often, this will not be possible but if this is a regular occurrence, then it may at least help to shape your view of continuing the tenancy.

Septic Tanks and Cess Pits. You agree to notify us if there is a septic tank or a cess pit at your property and you remain responsible for any costs 
for their emptying, cleaning and maintenance. We are able to provide your tenants with plenty of practical advice to keep these costs to a minimum.

Saniflows (macerators). In our experience, all macerator WCs benefit from annual maintenance. Tenants will simply not look after them as well 
as an owner / occupier and a requirement to repair them should be expected. We are rarely able to allocate blame or repair costs to the tenant. To 
help reduce the problem, you agree to provide your tenant with clear instructions explaining the correct use of any macerators at your property.

Fireplaces and Chimneys. If there is a fireplace or solid fuel appliance capable of being used in your property, then a carbon monoxide alarm 
is required for each affected room and you are required to draft check and sweep the chimney annually. By default, the tenancy agreement 
prohibits tenants from using fireplaces or solid fuel appliances without your written permission however, this is not enough to protect you; we 
recommend ensuring all hearths and solid flue appliances are unusable.

General. We will check to ensure that maintenance and repair work has been carried out to a satisfactory standard however, we are not qualified 
surveyors and we cannot guarantee the quality of any work.
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18. INSURANCE
As a landlord, you remain responsible for arranging your own insurance including:

Buildings Insurance. We advise you to check that your policy covers the situation where your property is let and that it includes tenant and 
accidental damage insurance.

Other Risks. We advise you to consider insuring against a number of other risks which you may be exposed to, for example, loss of rent, legal 
expenses etc.

Insurance Claims. If an insurance claim is required, Maher Ross will provide information and facilitate access for surveys etc however, we are 
not authorised to negotiate with or instruct an insurance company (including repairs), on behalf of a landlord.

19. TAX
Income Tax. You remain responsible for the payment of your own income tax and you would wish to know that we are routinely required to 
make a declaration the rents we collect on behalf of our landlords to HMRC.

Self Assessed Income. We are able to provide you with your own annual Landlord’s Income and Expenditure Summary once a year on request.

Non-Residents Income Tax. If you do not reside in the UK and are not registered with HMRC as a Non-Resident Landlord (NRL) then we are 
required to deduct tax at source before forwarding the balance to you. In this case, you agree for us to make appropriate deductions as listed in 
Annex A to cover our own expenses.

Council Tax. Payment of Council Tax is normally a responsibility of your tenants during a tenancy however, you can still be responsible; for 
example: where a property is Unoccupied or let as holiday accommodation or an HMO.

If the attic, loft space or any other part of the property is locked preventing the Tenant from having full access to the property, then you may 
remain responsible for Council Tax payments.

20. UNIVERSAL CREDIT AND HOUSING BENEFIT
You agree to indemnify Maher Ross against any requirement to repay Universal Credit or Housing Benefit, or other payments to the Council or 
other Agencies.
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21. COMPLAINTS
Our complaints procedure is straight-forward and available to view on our website or in our office.

22. DATA PROTECTION AND GDPR
We are careful to safeguard data which we obtain in the course of our business in accordance with the General Data Protection Regulation (GDPR). 
This restricts the information which we can share with all of our clients and customers. However, by signing this agreement, you specifically agree 
for Maher Ross to provide your contact details and those of your property to your tenant, contractors, utility companies, enforcement agencies, 
HMRC, utility and service providers, relevant authorities, Government departments and other justifiably interested parties.

Further information is available from:

https://ico.org.uk/for-organisations/guide-to-the-general-data-protection-regulation-gdpr

23. SELLING YOUR PROPERTY
If you wish to sell your property, you agree not to advertise it for sale until a formal “Notice to Quit” has been served on your tenants and the 
tenancy has less than two months’ to run. Sales viewings may occasionally be a little frustrating for landlords because we are not able to gain 
access to a property for a sales viewing without the tenants specific

24. DISCRIMINATION
Maher Ross will not discriminate against tenants or contractors on any of the mandatory grounds including race, religion, sexual orientation or 
disability. We are an ethical company so please don’t ask us to.
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25. LEVELS OF SERVICE
The Maher Ross levels of service usually include the following:
Level of Service Tenant Find Fully Managed
Accurate Valuation � �
Appraisal on any health, safety and liability issues � �
Arranging EPC, gas, oil, legionella and electrical certification � �
Comprehensive marketing � �
Accompanied viewings with outcome reported back � �
Finding a good quality tenant � �
Tenant selection and referencing � �
Right to Rent checks � �
Preparation of tenancy agreement � �
Compilation of written schedule of condition � �
Independent written and photographic inventory � �
Transfer of utilities and council tax � �
Collection of first rental payment, transfer to Landlord � �
Arranging check-in of tenant at start of tenancy � �
Safeguarding deposit under an approved scheme (DPS) � �
Liaison with tenants during tenancy � �
Four-monthly inspections with accurate written reports � �
Ensuring tenants comply with the terms of the tenancy � �
Dispute resolution during tenancy � �
Monitoring of health, safety and potential liability issues � �
Managing re-certifications of gas, oil, & electrical & EPCs � �
Practical maintenance recommendations � �
Arranging emergency repairs � �
Collection and monitoring of rent � �
Preparation of monthly statements � �
Chasing overdue rent � �
Serving Section 21 notices (possession orders) � �
Advice and deduction of non-resident landlord tax � �
Tenancy renewals � �
Managing the check-out process � �
Advising on deposit deductions � �
Submission of paperwork to arbitration service � �
Provision of accurate reference for tenants � �
Key-holding service � �
Annual Review of rent and negotiation with tenants � �
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26. THE TENANCY AGREEMENT
Any Tenancy Agreement created by Maher Ross on your behalf and is between yourself and your own tenant. Maher Ross is not a signatory to it.

What is an AST? The most common type of tenancy agreement which Maher Ross use is an Assured Shorthold Tenancy (AST) and this is 
protected by The Housing Act 1988 and its amendments. Maher Ross will advise you if this is not appropriate for your property and this is 
generally the case for commercial property, property that is not the tenant’s primary residence and property of very high rental value. You accept 
that our Terms of Business remain the same regardless of the type of tenancy.

Company Let. If you agree to a Company Let, Maher Ross will prepare the correct agreement and provide a different level of service. Further 
details are available on request.

Terms of the Tenancy Agreement. The Maher Ross tenancy agreement guides the way in which a tenant lives in your property and a breach 
of one or more of the terms will not end a tenancy or require a tenant to pay damages. Primacy for housing law instead lies with the Housing Act 
which defines the way in which we manage your tenant. Plenty more guidance is available if required.

When Does a Tenancy Start? Legally, the following three conditions should be met for a tenancy to commence:

a. The tenancy agreement is signed by landlord, tenant and ‘executed’ by Maher Ross.

b. The rent has been paid.

c. The tenant moves into the property.

Until all three conditions are met, any rent paid by the tenant may be repayable.

Quiet Enjoyment. Your tenant is entitled to the ‘Quiet Enjoyment’ of the property they rent. This means that you are not permitted to interfere 
with your tenant; for example by visiting frequently, or by letting yourself (or a contractor) into the property without specific permission. Failure 
to observe this condition may be a criminal, not a civil offence.

Serving Notice. The legal minimum notice period to give tenants under Assured Shorthold Tenancies is just over two months’ notice which does 
not become effective until the end of any fixed term. We are not permitted to serve notice within the first four months of any fixed term.

27. MARKETING
When approved, we will place a “To Let” board outside your property to improve the level of interest. If this is not permitted by your head-lease, 
then we ask you to indicate this to us.

Viewings. Maher Ross always conduct accompanied viewings during which time we will make a detailed assessment of your potential tenants.

Applications. If a tenant wishes to proceed with an application, then we will reference them thoroughly. Data Protection does not allow us to 
give you all of the information we obtain but we will ensure you can make an accurate decision on a tenant’s potential suitability. We will not 
recommend a potential tenant to you unless they meet our criteria.

Advertising a property. We will not advertise a property to let more than two months in advance of availability because this is likely to be 
counter-productive for you.
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28. UTILITIES
Responsibility. You remain responsible for the payment of all utility charges and council Tax, (including standing charges) unless a valid 
tenancy is in place when it becomes the responsibility of your tenants.

Heating and Hot Water. Our policy is generally to leave heating and water on ‘low’ to reduce maintenance and to prevent damp and freezing issues.

Meter Readings. Maher Ross will arrange for meter readings at each change of occupation and will inform the appropriate suppliers. Suppliers 
are notoriously poor at reflecting meter readings on accounts and landlords are therefore advised to check any bills they receive carefully, making 
sure they are based on ‘actual’ and not ‘estimated’ readings.

Utility Providers. Tenants are able to select their own utilities providers and are under no obligation to notify the landlord.

Water. The Floor and Water management Act 2010 makes payment of the final water bill the responsibility of the landlord. We will endeavour 
to provide an accurate forwarding address to the utilities company but you agree not to hold Maher Ross liable if the account remains unpaid by 
your tenant.

Key Meters. We are not able to insist that tenants must retain a key-meter because this is inevitably more expensive for them to use and the 
requirement is therefore unenforceable. We attempt to dissuade tenants from installing a key meter by making a substantial charge.

Smart Meters. It is not possible to prevent tenants from switching to more accurate, remotely read Smart Meters.

Telephone and Internet. We are unable to liaise over telephone and internet services and we are unable to insist that a tenant retains the 
same telephone number.

Sub-meters. We are not able to liaise or calculate costs based on sub-meters. In this case, we recommend that ‘reasonable Use’ of the utility is 
included within the rent. Communal Heating systems must be controllable by the tenant from within their own property and all heat supplied 
to a property must be metered. If these conditions are not met then you may not be able to charge the tenant for any heating provided.

Communal Heating, Lighting and Hot Water. If you provide heating, lighting or hot water from a communal source, (for example a 
communal boiler, generator or water treatment plant), then you agree to register with and comply with all directions issued by the National 
Measurement and Regulation Office (NMRO).

Post. We will not arrange for the re-direction of a landlord’s post and request that should this be required, then you make appropriate 
arrangements. Tenants agree to forward all post addressed to landlords through Maher Ross however, this often does not happen and cannot be 
relied upon. We recommend redirecting your mail with the Post Office to avoid any confusion.

Satellite Dishes. Tenants often want to install a satellite dish at a property to receive Sky or ASTRA services. The dishes are generally 45 cms in 
diameter and weigh less than 4KG. We recommend that you check your covenants and head leases before approving such an installation. Once 
installed it does make your property more attractive to potential tenants.

29. GARDENS
Gardens. Tenants are generally poor gardeners and we are not able to insist that they provide any special care to plants beyond mowing the 
grass and some basic weeding and trimming. If your garden has further requirements, then we encourage you to discuss this with us before 
commencement of the tenancy.

Trees and Hedges. Tenants are not generally expected to trim trees and hedges above six feet above the ground or with branches greater than 
one inch in diameter. Plants of this size, and larger remain a landlord’s responsibility.
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30. INVENTORIES
A correctly compiled property inventory is invaluable to you as a landlord and considered vital help resolve potential disputes at the end of a tenancy.

The standard inventory will include all removable items in the property (except those of negligible value) plus carpets, paintwork, wall coverings, 
curtains, mirrors, sanitary ware and other articles that, in the opinion of the Agent, need regular checking. Heavy items will not be moved – for 
example wardrobes, and mattresses. A brief description of gardens, garages and sheds/outbuilding will be recorded and included where 
reasonably possible.

We do not recommend leaving any items in the property without prior arrangement. Attics or inaccessible cellar areas will not be included but 
should not be locked to prevent tenants having access to them.

31. ROUTINE INSPECTIONS
We will generally inspect your property every four months and will send you a written report for your consideration. The Inspections are always 
pre-arranged with your tenants and generally last about fifteen minutes, during which time we aim to inspect every room of the house and the 
exterior of your property. We are not able to check every inventory item, but instead will verify that your property is being cared for in a ‘tenant 
like manner’ and the general terms of the tenancy are being met.

Maher Ross aims to give you a good overview of how your property is being cared for and to highlight any Health and Safety, or Repairing 
Obligation issues (for which you may be liable) to you. As in all things, there is a balance between a thorough inspection carried out in a positive 
manner and an intrusive inspection in a manner likely to upset tenants.

We often use a ‘Traffic’ light system to keep it simple; Green meets all of the requirements, Amber indicates a minor, or developing issue and Red 
indicates a statutory or other significant issue that you would wish to address as soon as possible.

Our property Inspections are thorough but they do not generally include attics, cupboards and other inaccessible areas and we are unlikely to 
move rugs, curtains or the tenants possessions unless investigating a specific issue.

We are not able to take general photographs of a property during an inspection because it is considered to be an invasion of your tenant’s 
privacy; we will however endeavour to photograph maintenance issues where appropriate.

Unsatisfactory Visits. Unsatisfactory visits are rare but they do occasionally occur. In this case, we will inform you, address the issue with your 
tenant and arrange for a re-inspection, or series of inspections as appropriate.

Right of Entry. It is better to give a tenant at least twice the 24 hour minimum notice of an inspection or visit to their property and these should 
not be made too often. If a tenant refuses entry to a property, then you are required to comply with this.

32. CHECKOUT INSPECTIONS
At the end of the tenancy, Maher Ross will instruct a checkout inspection which is generally undertaken by an independent professional. Testing 
of all the electrical appliances, heating system and plumbing is not feasible during this visit but other issues should be clearly identified to you, 
together with a recommended deposit retention figure which we will attempt to recover.

If you have selected our ‘Unoccupied Property Care’ service Maher Ross will continue to manage your property after your property becomes Unoccupied.

33. DEPOSITS
Maher Ross require a deposit equivalent to five weeks’ rent. This is the maximum permitted by law. You agree for Maher Ross to use the Deposit 
Protection Service (DPS) Custodial Scheme to achieve this.
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34. CHECKOUTS AND DEPOSIT DISPUTES
At the end of the tenancy, we are required to return any undisputed part of the deposit to your tenant within ten calendar days. We will meet 
this requirement for you unless you are able to immediately raise a specific concern.

If you do not accept the findings of the independent check out report, then we reserve the right to transfer the entire deposit to you for your 
onward negotiation with the tenant.

We will work hard to resolve any issues with your tenant however, If we are unable to resolve a dispute, we will attempt to negotiate through 
the scheme’s Alternative Dispute Resolution (ADR) service on your behalf. If we remain unable to resolve the issue, then we will provide your 
solicitor with any further information they may require.

Most of our tenancies are extremely successful and do not require a deposit retention.

Wear and Tear. Your tenants are entitled to ‘Fair wear and Tear’ during their tenancy. This includes wear to carpets, the occasional knock or dent, 
discolouration of paintwork over time etc. The effects of Wear and Tear can be highly significant over a long Period of time.

For example, over a six month tenancy, a landlord could expect a few moving in and out marks and minor wear on carpets, thresholds and 
worktops. Over a seven year tenancy, a landlord can expect to redecorate throughout and to replace most, if not all, of the carpets.

The ‘Expectation Gap’. Whilst a generalisation, in our experience, tenants expect to move into a property that is cleaner and better presented 
than the one they just moved out of. We recommend that our landlords factor in at least £150 per year towards general cleaning and minor 
repairs at the end of each tenancy in addition to any deposit we are able to retain.

When it comes to retaining damages, landlords have a duty to mitigate their own loss. In law, items are expected to be repaired rather than 
replaced, cleaned rather than renewed and any compensation awarded is likely to be disappointing for a landlord.

For example, compensation for a burn mark is based on the size and position of the burn as a percentage of the remaining value of the carpet, 
rather than a straightforward replacement of the entire carpet. Betterment is not permitted.

35. USUAL LIFE EXPECTANCY
The usual life expectancy for deposit retention purposes may surprise you:

Decoration – bathrooms and kitchens: five years.

Decoration – hall, landing stairs living rooms, bedrooms: seven years.

Carpets – Medium Quality – hall, stairs, living room: five years.

Carpets – Medium Quality – bedrooms: eight years.

White Goods – five to seven years.

Gas Boilers – ten years.

Compensation for damage is normally based on a ‘straight line depreciation’ and depends on the life expectancy of an item. So for a five year old 
medium quality bedroom carpet, the best one could ever expect would be 3/8ths of its value. An eight year old cooker would be considered to 
have nil value!
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36. HOUSES OF MULTIPLE OCCUPATION (HMOS)
From the 1st October 2018 mandatory HMO licensing was extended to include five or more occupants in two or more separate households, 
regardless of the number of floors in a building. Company lets are NOT exempt.

New mandatory conditions include minimum sleeping accommodation room sizes together with a requirement for landlords to adhere to council 
refuse schemes.

We regret that whilst Maher Ross can provide you with plenty of advice, we are unable to discuss licensing issues with the Council on your behalf.

37. LEGAL PROBLEMS
The Maher Ross team is exceptionally careful to recommend tenants who are likely to pay their rent on time, behave in a ‘tenant like’ manner and 
look after your property. However, there are very occasionally problems. In this case, we will work hard to resolve the issue on your behalf; an 
approach often requiring a considerable amount of additional liaison with your tenants and an eye on the ‘big picture’. Should our approach to 
resolve any issues fail, then we will make a comprehensive brief available for your solicitor.

Our Fully managed Service does not include our attendance at Court , tribunals, or the instruction of debt collection specialists. However, we may 
agree to attend if requested in which case we charge £280 per day or part thereof plus reasonable expenses.

38. ASSIGNMENT
You agree for Maher Ross to assign any rights and obligations under this agreement upon giving you two months’ written notice.

39. OMBUDSMAN
Maher Ross Ltd is a member of The Property Ombudsman (TPO)scheme for estate Agents and follows their Code of Practice. Further information 
is available from www.tpos.co.uk

40. MAHER ROSS
‘Maher Ross’ is Maher Ross Ltd, 25 Binstead Road, Ryde, Isle of Wight, PO33 3RD Company No. 6083254 Registered in England, VAT Reg: GB922330265.

41. COOLING OFF PERIOD
The Consumer Contracts (Information, Cancellation and Additional Charges Regulations) state that If you have signed this agreement away from 
our offices, then in some circumstances, you may be able to cancel this agreement within 14 days without giving any reason. Further information 
is available from:

http://www.legislation.gov.uk/uksi/2013/3134/contents/made

42. COPYRIGHT
These terms of business are the copyright of Maher Ross Ltd. © Maher Ross Ltd.
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I have read and agree to the Maher Ross Terms of Business Version 1.4 dated 1 July 2019, together with the fees listed in Annex A to this 
document. I understand that any variance to this agreement will require the written agreement of Maher Ross Ltd.

Landlord 1

Signed Date

Name

Landlord 2

Signed Date

Name




