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DUGGLEBY: We’re talking about renting and letting on this afternoon’s 

programme. You might think that with record low mortgage rates for first-time buyers 

on the back of the Funding for Lending Scheme, there might be less demand for 

rented property. Not a bit of it. The latest report from the Royal Institution of 

Chartered Surveyors shows more people preferring or perhaps having to rent, which is 

attracting new landlords into the buy-to-let market, especially in London and the 

South East. Let’s hope they’ve done their homework because striking a balance 

between the interests of landlords and tenants is not always easy when disputes arise 

over rent arrears, repairs and maintenance, threats of repossession and the return of 

deposits, which by law have to be protected in an authorised scheme. Even if you use 

a letting agent, it doesn’t necessarily solve all the problems - poor service being by far 

the biggest cause for complaints to the Property Ombudsman last year. Statutory 

regulation, it seems, is still some way off. For those in housing association or local 

authority accommodation, the main concern is the changes to housing benefit and the 

cuts to be imposed next month if your home is deemed to be too big for your needs. 

How will you be affected by the so-called bedroom tax? According to Shelter, the 

housing charity, Britain is now at the centre of a perfect storm of housing problems: 

rising rents, too few new-build properties, the fear of redundancy, high inflation and 

downward pressure on wages. So whatever your situation as a landlord or a tenant, 

you can call Money Box Live on 03700 100 444. And with me in the studio are two 

solicitors: Marveen Smith, a partner at PainSmith; and Giles Peaker from Anthony 

Gold who specialises in tenants’ rights. And from the National Landlords Association, 
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Chief Executive Richard Lambert. The first call is from Bill ringing us from Devon. 

Bill? 

BILL: Good afternoon. My question is what happens to the deposit paid by the tenant 

to the landlord? I believe it’s got to go into a fund. Could you explain what happens to 

it, please? 

DUGGLEBY: Which side of the fence are you on? Are the landlord or the tenant? 

BILL: Landlord. 

DUGGLEBY: Okay, so you’ve got the responsibility. I think I’m right in saying, 

Richard, the landlord has the responsibility for dealing with this? 

LAMBERT: Yes. Good afternoon, Bill. 

BILL: Good afternoon. 

LAMBERT: Yes, for the last five years anyone taking a deposit for a tenancy is 

obliged to protect it and that has to be done within 30 days now of the tenancy 

actually commencing. The tenant also has to be given specific prescribed information 

to explain to them what’s been done with their deposit and how it has been protected. 

You can use one of the three schemes at the moment. Two - My Deposits and the 

Tenancy Deposit Scheme - allow whoever’s taking the deposit to retain it and that’s 

backed by insurance. The third one, the Deposit Protection Scheme, is a custodial 

scheme where the deposit is paid into a central holding account. It’s really important 

that you do this because if you don’t then you can’t rely on … you’re not able to serve 

a Section 21 notice to end the tenancy if the deposit hasn’t been protected correctly. 

DUGGLEBY: And, Marveen, the responsibility then is fairly and squarely on the 

shoulders of the landlord. He can’t sort of pass this responsibility to an agent, for 

example? 
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SMITH: No, he can’t pass it to anybody. I think the more important thing for you, 

Bill, is if you fail to protect that deposit within 30 days of the tenancy starting, the 

tenant can actually take you to court to get a penalty of between one and three times 

the deposit awarded against you, so you make yourself very vulnerable. 

DUGGLEBY: Okay. 

BILL: Is there a fee for this service? 

SMITH: Well the Deposit Protection Service is probably the best one for you 

because its unique selling point is no win, no fee. So if you contacted them, they 

would actually be able to give you the details and you wouldn’t have to pay anything 

for it. 

BILL: Thank you very much. 

DUGGLEBY: Giles, just for new landlords. Now we’ve had the question of deposits. 

Is there any really other urgent thing you have to do before you get involved with a 

buy-to-let, any sort of statutory requirement? The deposit we’ve heard about? 

PEAKER: Well there’s a number. I mean there’s a lot.  

DUGGLEBY: Oh dear. 

PEAKER: The house has, the property has to now have a compliant energy 

certificate. Potentially if it’s a housing multiple opplication … multiple occ… excuse 

me - occupation - there will be licensing schemes. You have to be aware of the 

restrictions placed upon the landlord by the tenancy agreement and by the relevant 

statute. I mean it’s not a simple field. 

DUGGLEBY: No. I mean I just mention this because I think in the current climate 

people sort of think you can just walk into buying a flat and letting it out. It just is not 
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that simple. 

PEAKER: Not at all. 

DUGGLEBY: Okay. Right now then, we have Margaret in Ludlow.  

MARGARET: Hello there.  

DUGGLEBY: Hello Margaret. 

MARGARET: Can you hear me? 

DUGGLEBY: I can hear you loud and clear. 

MARGARET: Right. My question is last year we rented out a flat in Bolton for a 

normal 6 month tenancy. We used a large national agent and the deposit from the 

tenants was deposited in one of the standard deposit schemes. Unfortunately things 

went wrong, the tenants didn’t pay the last month’s rent and left without leaving any 

kind of forwarding address or way that we could contact them. We therefore expect to 

receive the deposit monies ourselves in lieu of the last month’s rent. We were told by 

the agent that 90 days had to elapse from the end of tenancy before that could happen. 

But once that period had come to an end, we were further told that we would have to 

sign an indemnity agreement before the money could be released to us eventually.  

DUGGLEBY: Okay. 

MARGARET: This was a 6 year period during which time the tenants can come 

back and claim their money. My question is very simple: is that standard practice? 

DUGGLEBY: Marveen? 

SMITH: It is standard practice amongst many letting agents because what they fear is 
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if they hand this money to you and the tenant pursues them for the money, they want 

the compensation to come back from you and so what they’re doing is protecting 

themselves. And the reason they’ve mentioned 6 years is there’s something called a 

statute of limitations, a law, saying somebody can come back and challenge any time 

in the next 6 years, so they fear if that did happen they want to be able to come back 

to you for recompense.  

DUGGLEBY: Giles, realistically is that sort of thing likely to happen? 

PEAKER: I think if they’ve left with no address and they’ve not themselves made 

contact with the deposit scheme, it’s not likely, but it is technically possible. 

DUGGLEBY: Okay, well I’d like now to take another tenant/landlord problem. And 

this is from Albert and it’s very topical because it concerns the rise in interest rates on 

his buy-to-let portfolio of five properties, which has more than doubled. And he says, 

‘I’ve reluctantly had to notify my tenants that they’ve just got to pay me more rent 

from May or I shall have to ask them to leave and I’ll also have to probably sell two 

properties.’ He’s not asking for an answer to this because he doesn’t have one, but 

what can the panel say about this dilemma? Richard? 

LAMBERT: Well we’ve had several of our members contacting us about this. 

They’ve been affected by exactly this kind of rise. One of the things we are trying to 

do is actually get some sight of the detailed terms and conditions to understand 

whether the lender is able to do this - although I suspect there’s a strong chance that if 

they’ve taken this action, they might well do. I think bluntly it’s a fairly cynical move 

on the part of the lenders because it seems to me that they are trying to get the risk off 

their books. I know that some of those who’ve made this move have just said that they 

will also waive all early repayment schemes, early repayment fees, so they’re clearly 

trying to get the business off their terms. 

DUGGLEBY: But from a practical standpoint, Giles, you can understand that I mean 

the landlord probably doesn’t want to do this, the tenants don’t want it to happen, but 

they’re stuck between a rock and a hard place. 
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PEAKER: Well I’m afraid from a practical side, depending on exactly what position 

he is in terms of the fixed term of the tenant’s tenancy, he can’t do it. 

DUGGLEBY: Until the tenancy has actually run its initial course? 

PEAKER: Unless the tenancy agreement provides for a rent review - which few do, 

frankly - then the rent level is fixed until the end of the term. 

DUGGLEBY: Indeed. Well this looks to me as though the initial term has already 

finished. So well it might have done or it might be set to run for, what, a year is the 

usual term, is it? 

PEAKER: Six months, a year. But if it is within the fixed term, he can’t simply … 

DUGGLEBY: He can’t do it. But if it’s reached the end of the fixed term, then he 

can? 

PEAKER: He can, but if the tenants don’t agree - which they probably won’t - then 

he would need to serve what’s called a Section 13 notice of the increase of rent. 

DUGGLEBY: Yeah. But you know it’s a difficult one this, Marveen, isn’t it? 

SMITH: I think it’s very difficult for a landlord because, as Giles and Richard have 

said, if we’re in a fixed term he can’t get rid of his tenant. If he then defaults on this 

mortgage, the tenants would be evicted by the court and so it actually increases the 

whole problem in the tenancy market. And I think during the fixed term if a tenant 

carries on paying the normal rent, the chances of the landlord being able to 

economically be viable is very, very remote. 

DUGGLEBY: It raises a curious problem say in a large block of flats where you’ve 

got some landlords who might have been smart enough to get a fixed mortgage at 2% 

where it isn’t going up and others who’ve suddenly got 5%. I mean that’s your profit 
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margin, isn’t it, Richard? 

LAMBERT: Absolutely and that I think is the big concern - that this kind of change 

suddenly makes the whole thing uneconomic.  

DUGGLEBY: Yeah. Okay, let’s take our next caller. It’s Jane in Kettering. Jane, 

your call? 

JANE: Hello. My call is about how far a landlord’s obligations go towards providing 

a suitable house. We started renting somewhere about 3 weeks ago, which has two 

bathrooms and two showers. One of the showers doesn’t actually turn on. The other 

shower, we’re either alternately scalded or frozen. One bath has black rubber coming 

out of the taps every time you try and have a bath; and the other bath, we can’t 

actually fill properly because it’s stuck firmly in the shower position. Now the 

landlord does know about this and I went in to see the agent this morning because 

nothing has happened, only to be informed by the agent that they work for the agent, 

not for me. They can advise the landlord about these things, but it’s up to him whether 

he does them or not.  

DUGGLEBY: Okay, so I take it you had a look at this place before you went and 

rented it, but obviously didn’t check every single appliance? 

JANE: No. Well our situation was that we were due to buy a house. It fell through 

less than a week before we were due to move, so … 

DUGGLEBY: Yeah, well I mean that’s by the way because that’s bad luck.  

JANE: Yeah. No I didn’t turn on every tap. 

DUGGLEBY: But the fact is, which I’m going to put to Giles, is what obligation is 

there upon the landlord to as it were deliver the property in the state of repair that a 

reasonable tenant would require? 
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PEAKER: Ah, that’s a slightly different question. (laughter) Actually astonishingly 

there is no requirement that a property be let in a habitable condition … 

DUGGLEBY: Really? 

PEAKER: … unless it’s let furnished. 

DUGGLEBY: Which I presume, is it Jane? Is it furnished? 

JANE: No, it had a sofa and chairs but that was it. 

PEAKER: Right. However, the landlord does have responsibility to carry out certain 

repairs. Can I just say the first thing is what the agent told you is exactly right. They 

are the landlord’s agent. They have no duty to you whatsoever. 

JANE: Yeah. 

PEAKER: The landlord does have certain duties to repair, which they can’t escape 

under Section 11 of the Landlord and Tenant Act 1985, and that includes structure 

and exterior of the property, but in your case it also includes washing and waste 

facilities - so baths, sinks, toilets, so on. If the landlord has been notified that there’s a 

problem, they have what’s called a “reasonable time” to do repairs. What a reasonable 

time is varies: fixing a flooding tank is a very short time; replacing the roof is a few 

months. If they don’t do it within reasonable time, they are in breach of their 

obligations under the tenancy agreement. 

DUGGLEBY: Richard, I can’t understand why a sensible landlord wouldn’t do it 

anyway. I mean what is the point in having things that don’t work? 

LAMBERT: Absolutely. You’re supposed to be providing a service to your tenants. 

Most landlords I would expect to at least try and get a plumber in within 24 hours of 

those kind of situations, possibly three days to get the whole thing repaired if it’s a 
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slightly more complex problem than can be solved immediately. But you would 

expect those kind of things to be solved as quickly as possible. 

DUGGLEBY: I mean I’m sure the next question that I’ll put on your behalf, Jane, is 

yes but what if he doesn’t do that? Can we withhold our rent because that’s the usual 

question? 

SMITH: No I don’t. I would never advise a tenant to withhold their rent because you 

are then in breach. However, a couple of self-help moves. One, go and phone your 

environmental health officer, ask them to come down and inspect the property. They 

would have the right, if they thought it bad enough, to serve a notice on your landlord 

making him carry out the work. Your second choice is to write a letter to the landlord 

giving him a specified period of time to carry out the work and say if he does not, you 

will get two estimates (just to be prudent) get the work done and deduct the cost from 

the rent. 

DUGGLEBY: Okay, Jane? There you’ve got the advice. 

JANE: Thank you very much. 

DUGGLEBY: I hope that’s helpful. We’re getting calls in quite thick and fast. So, 

Gareth, you’re our next one from Evesham. 

GARETH: Hello there. Good afternoon. 

DUGGLEBY: Good afternoon. 

GARETH: Many thanks to any of your panel who can offer me some advice. 

Recently, about a month ago, I received my water bill for the quarter which came in at 

just short of £3,000. 

DUGGLEBY: Gosh, how many swimming pools have you got? Sorry, being 
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facetious. 

GARETH: My usual water bill is around just over £100 per quarter. 

DUGGLEBY: Sure. 

GARETH: I was advised by my local water authority to tell my landlord that there 

may be a leak. They have done their investigations and found that my meter is 

working correctly and there’s no leaks outside of the property. Just recently I’ve had 

an issue with my electrics again tripping out, so I am pretty convinced I do have a 

leak somewhere in the structure in my property …  

DUGGLEBY: Okay. 

GARETH: … but my landlord is saying that this is my responsibility to have this 

work done and paid for. 

DUGGLEBY: Okay, I think we’ve got the message. I mean it’s one of these cases 

where clearly there is some leak. I mean it’s pretty obvious there must be a leak. But 

legally where do we stand on this one, Giles? 

PEAKER: Hi Gareth. I’m afraid this is going to be a little complicated. The water 

pipes within the property are your landlord’s responsibility. They can’t avoid that. 

GARETH: Okay. 

PEAKER: So putting any leak right is most definitely their problem. However, if the 

problem is inside the property that’s been let to you, inside your … Is it a flat? 

GARETH: It’s a three bedroom house. 

PEAKER: Three bedroom house, okay - if it’s inside the house. Their responsibility 
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only actually kicks in once they’ve been told about the problem. So the bit that’s 

worrying me here is that nobody actually realised there was a problem until you got 

this colossal water bill.  

GARETH: That’s correct. I mean I saw my landlord as soon as the bill came in on 

the advice of my water authority … 

PEAKER: Quite. 

GARETH: … who said that the bill can be recovered from my landlord’s insurances. 

PEAKER: Okay well that would be encouraging, yes. 

GARETH: I do have a slightly secondary question if I may. I’ll be very brief. 

DUGGLEBY: Okay. 

GARETH: The main problem I’m having with all this is that English is not my 

landlord’s first language and I’m wondering if there’s any kind of arbitration service 

that could possibly help me with this dispute in explaining the issues that I have and 

whatever else may arise from this. 

PEAKER: Possibly the local authority tenancy relations. I think that would be the 

best bet. 

DUGGLEBY: Yeah, a tricky one. But I mean in the end the water company is 

entitled to pursue the money for the water they say has been consumed. It’s 

presumably on a meter, so there is no doubt about it. 

GARETH: That’s right. 

PEAKER: It’s a question of who’s going to end up paying. 
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DUGGLEBY: And for heaven’s sake read the meter once a week and don’t let it get 

out of hand. (laughter) But there we are, that’s being wise after the event. We’ve got a 

slightly different question about meters and this one is electric meters in 

multi-occupation flats. And our caller, Chris, says he’s paying 10p a unit, but he 

knows another room is paying 24p a unit. He’s found out that the electricity company 

would charge 14p a unit. Now I’m not familiar with how this works, but, Marveen, 

can you help with the way electricity is charged. He’s saying essentially has he got 

any redress against the landlord to get a standard charge or something. 

SMITH: I think the position here is your landlord has a central meter and he pays the 

electricity bills direct to the supplier from that, and then he’s actually selling it on to 

all of you at different rates. Part of the problem will be how your tenancy agreement 

is structured and what it actually says about those payments, but really if it’s 

structured properly you’ve probably got very little redress at all. 

DUGGLEBY: So the landlord is perfectly entitled to set what rate he likes, Richard? 

Is that true? 

LAMBERT: That’s right, yes. 

DUGGLEBY: What do you say to your members about this in terms of how they 

treat it? 

LAMBERT: I think what we’d say is that if you’re paying the electricity bill 

essentially you should divide it up reasonably between your tenants, but equally you 

need to make sure that they understand what their responsibilities are and what the 

bills are they’re going to be paying. If it’s a coin operated meter, it’s very much 

dependent on the level of usage the tenants make in the first place. 

PEAKER: I’m not sure that the landlord is actually entitled to make a profit on it 

unless that is clearly stated in the tenancy agreement. 
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SMITH: Yes, the tenancy people have been very clear on that. 

PEAKER: The tenancy scheme has to be clear about that. 

DUGGLEBY: It sounds to me one of those things which I can envisage people who 

listen to the programme will say you know this is the problem with multi-occupancy: 

it’s not a level playing field. And I suppose the answer is well no, it isn’t, but it ought 

to be.  

SMITH: It could also depend on the different sizes of the rooms … 

DUGGLEBY: Oh yes. 

SMITH: … and which supplier is there. 

DUGGLEBY: Well let’s continue on this theme from Phyllis who’s emailed us. And 

she has rented a house. Again it’s a multi-occupation property and the agent said that 

it would comply and was compliant with the regulations. Now she finds out from the 

council that it doesn’t comply. And she’s saying well you know what can I do? Can I 

get my agency fees back because I’ve now been told I can’t evict the tenants and I’ve 

got to do the works whether I like it or not. 

LAMBERT: In the first instance it’s the landlord’s responsibility to make sure that if 

they are letting a multiply occupied property that it complies with all the relevant 

legislation; that it has the required licence if it’s subject to a licensing scheme; that it’s 

subject to all the other requirements that apply to a house in multiple occupation, 

which are much more complex than a single dwelling. In terms of whether they could 

get the agency fee back, I think that’s a matter of dispute with the agent.  

DUGGLEBY: But, Marveen, it is then the local authority whose regulations you’ve 

got to obey. Whatever the agent may or may not say - I mean it may just not be true 

and you know tough luck. 
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SMITH: Yes it is and most terms of business of an agent will actually put the burden 

on the landlord saying if your house is a house of multiple occupation, it is up to you 

to find out the information and it is available on local authorities’ websites. However, 

if the landlord thinks you were seriously misled, she might want to speak to the 

trading standard officer and see if he wishes to take any action against the agent, but I 

don’t think you’re in a particularly strong position and you will have to do the work. 

DUGGLEBY: So it’s yet another thing you have to check out before you embark on 

this sort of enterprise? 

PEAKER: Well the situation is possibly, I have to say, rather more dangerous than 

that. If the local authority requires the HMO to be licensed - which many of them do - 

and the HMO isn’t licensed, they potentially face prosecution and an order that they 

actually pay back all of the rent they’ve received. So yes, it must be approved and 

licensed before letting it out. 

DUGGLEBY: So you know she can’t evict them, she can’t … You know she’s 

somehow got to sort this out and make sure that - well I mean essentially her last 

point - she’s got to do the work and that’s it. And the tenants presumably have to be 

looked after in the meantime if any of them can’t occupy the premises. 

LAMBERT: Yeah. 

DUGGLEBY: Right and we have a call from James in Manchester. James? 

JAMES: What are the landlord’s right of entry into a tenant’s property? 

DUGGLEBY: Right, so you want to go into the tenant’s property to deal with 

maintenance repairs or … 

JAMES: Well general … 
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DUGGLEBY: … or just have a conversation? 

JAMES: General … yes. 

DUGGLEBY: Alright, general conversation with a tenant. Richard? 

LAMBERT: The right of entry, you have to give the tenant at least 24 hours written 

notice; and the tenant is I think within their rights to refuse, but my experience is that, 

by and large, if it’s a reasonable request most tenants are wiling to agree to that. But if 

the tenant does refuse, then you’re in a more difficult position. 

DUGGLEBY: Marveen, do you then have to … Supposing the tenant says, “No, no, 

I’m not going to see you. I won’t open the door and you can’t come in”? 

SMITH: I’m afraid the only redress is to go to court because really the tenant doesn’t 

have to allow … Well yes they’re in breach, but getting possession from a court just 

because the tenant will not allow you in is very unlikely. I think one reasonable thing 

you can do is go in and say why; just ask why they will not let you in. Because often 

it is they’ve got some fear from the past, so maybe you can negotiate an entry into the 

property at reasonable times. However, if the property deteriorates repair wise, you 

may have to actually get a solicitor’s letter sent to them to try and make them give 

you entry to the property.  

DUGGLEBY: Let’s hope it’s not like that. We’ve been helpfully emailed by an 

employee of a water company and he writes or sends an email saying if you can prove 

that it was a leak as opposed to consumption, it’s usually eliminated from the bill. 

Well yeah, I mean different water companies do have different kind of approaches on 

this. I mean certainly they can write it off, but I think you’d have to ask and see 

whether that was possible. However, he’s a water company employee and I’m not. 

But Kevin is ringing us in and, Kevin, your call is next.  

KEVIN: Yes good afternoon, thank you very much. I’ll try and be brief. 
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DUGGLEBY: Thank you. 

KEVIN: I have I believe what’s called a regulated tenancy which is quite rare these 

days. I’ve been in rented accommodation for … a rented house for 28 years with the 

same landlord, same land agent who manages it on behalf of the landlord. My rent 

review is due every 3 years in April, sorry in March. In 2011 when it was due, they 

didn’t approach me until the following September. They’ve realised a deficit now in 

their accounts and they’re basically after me for the outstanding rent and it’s money 

we can ill afford. I’m wondering what my legal position is on this, please? 

DUGGLEBY: Right, Giles, can you help? 

PEAKER: Has the rent been approved? 

KEVIN: Yes it’s an approved rent, yeah. 

PEAKER: And was it approved from the September or from the March? 

KEVIN: From the … Well from the September. That was when the agreement was 

made, but it should have been approved in the March, the previous March. 

PEAKER: But the approval should give a date, a start date for the new rent? 

SMITH: Yes it should. 

KEVIN: Yeah I think on the amended agreement, I think it’s actually in March. I 

haven’t got it in front of me, but I think it’s March. 

SMITH: Could I ask you, do you have a tenancy agreement saying a 3 year rent 

review? 

KEVIN: Yes I do and it does say there quite clearly the rent is reviewed on that 
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particular date every year in March … 

PEAKER: Sorry, I might not be being clear. 

KEVIN: … and thereafter every 3 years. 

PEAKER: Has this been to the rent tribunal? Has it been fair rented? 

KEVIN: No it hasn’t, no. 

SMITH: The thing is if it’s a 3 year rent review in your contract, you’re actually 

contractually bound to pay it from that date. The fact that they were remiss and didn’t 

ask you till April does not take away your liability. Now Giles might want to enlarge 

on that and speak about the rent officer. 

PEAKER: Well I think, I mean depending on the amount of the increase, it’ll 

probably be worth getting it to the rent tribunal and getting it fair rented.  

DUGGLEBY: Yeah, so that’s the first move. Sounds like a bit of a sort of mess-up to 

me. 

LAMBERT: I think it’s also worth … You didn’t say, Kevin, whether you’re being 

asked to pay back the whole amount straightaway or whether that’s going to be rolled 

into your future rent. But I think it’s worth talking to the landlord and (if you are 

under the obligation to pay back that deficit) negotiating a payment schedule rather 

than finding yourself in a position where you’re expected to return the whole lot 

straight off. 

DUGGLEBY: Thanks for that call, Kevin. And a quick email from Chris who says, 

‘I’m wondering what the latest situation is with regards to the way housing benefit 

can be paid directly to landlords. I have a property which is often let to tenants on 

housing benefit. Generally they prefer the benefit to come straight to me. So what is 
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the latest position? 

PEAKER: It’s currently changing. Where it has been, it could be done by either the 

tenant request to be paid directly to the landlord. Or if it was in arrears of 2 months, it 

is changing firstly so that the LHA will be paid directly to the tenant; and then, 

secondly, once universal credit comes in - assuming it actually does come in - then 

the rent will be a component of the universal credit and all paid directly to the tenant. 

DUGGLEBY: Okay, we’ve got time for one more call from Diana in Bristol. If you 

could make it brief please, Diana. 

DIANA: Okay. Hi. Yes it’s about my tenants. I issued them an increase of rent, but 

because I did it in the wrong form - I didn’t issue the Section 13 - now they’re 

refusing to accept an increase and they’re refusing to leave the property. They’ve been 

living there since 2001. 

DUGGLEBY: So you got the wrong form? 

DIANA: Yeah. 

DUGGLEBY: So therefore it cannot by definition be valid then, Marveen? 

DIANA: Exactly, yeah.  

SMITH: No it definitely can’t be valid, Diana. My best advice is go back and get the 

correct form, which is a Section 13 form sub-section 2, and fill it in very carefully.  

DIANA: Okay. Sub-section 2, did you say, yeah? 

SMITH: Yes I did. And you can always go to a citizens advice bureau if you find it 

difficult to fill it in. 



 

19 

DUGGLEBY: It’s an interesting … I mean just to wrap up the programme, I mean 

the amount of compliance you have to have at various stages - you know this is 

something which obviously if you’re a landlord, you’ve got to accept it, Richard? 

LAMBERT: There are more than fifty acts in parliament, more than seventy other 

separate items of legislation. There’s a huge amount of regulation around land 

lording. You need to know what you’re doing. You need to do the research. 

DUGGLEBY: And it’s not just at the beginning. 

LAMBERT: All the way through. 

DUGGLEBY: There’s stages throughout the tenancy, Giles, isn’t there? 

PEAKER: Oh very much so, certainly beginning and the end, but the end can be as 

much as 6 months before the end. And then it’s right the way through and complying 

with the requirements on repair, on gas safety checks. It’s an ongoing issue. 

DUGGLEBY: And I mean I’d have thought one of the principal lessons is that 

landlords need to keep a reasonable cash balance and some reserves ready to deal with 

emergencies? 

LAMBERT: Yeah. One of my members always says you can tell the people who 

aren’t quite aware what they’re doing because they think there are 52 weeks in a year. 

(laughter) Most landlords who are up to speed know there’s about 46, maybe 48 if 

they’re lucky. 

DUGGLEBY: And a final word from you, Marveen. 

SMITH: Can I say that landlords really have to be careful because if the tenant is in 

arrears and alleges lack of repair, they’re very unlikely to get possession in court. It is 

a cast iron defence for a tenant if there’s very bad repair, so the landlords must make 
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sure repairs are carried out. 

DUGGLEBY: Okay thank you very much Marveen Smith from PainSmith; Giles 

Peaker from Anthony Gold; and Richard Lambert from the National Landlords 

Association. As usual, there’s lots more information and links on our website: 

bbc.co.uk/moneybox. You can listen again, read a transcript of the programme. Paul 

Lewis will be here on Saturday at noon with the next edition of Money Box and I’ll 

be back same time next Wednesday afternoon to take more of your calls on Money 

Box Live. The subject will be annuities and retirement income. 


