
The official publication of the RLA • www.rla.org.uk
RESIDENTIAL LANDLORDS
A S S O C I A T I O N

The magazine
Residential Property Investor is a quality 
bi-monthly magazine that goes out to over
9,000 members. We estimate the magazine is
read by 13,000 landlords who have a total of
more than 100,000 properties. It contains
independent articles on a wide range of topics,
aimed both at novices and experienced full-
time investors with large portfolios.

Published by the rapidly expanding and
highly influential Residential Landlords
Association, the magazine is complemented
by regular e-newsletters and an excellent
website at www.rla.org.uk

Residential Property Investor sets out to
encourage best practice in the private rented
sector and to promote knowledge, whilst
providing a thoroughly readable magazine.

Features list 2011
January/February (deadline December 24):
Tax advice for landlords

March/April (deadline February 28): 
Eviction services

May/June (deadline April 28): 
Auctions; lettings management

July/August (deadline June 30):
Fire precautions and safety issues

September/October (deadline August 1):
Energy efficiency in rental homes

November/December (deadline October 31): 
Inventories; student lettings

Contacts
The Editor is always pleased to have editorial 
contributions and ideas. Email: rosalind.
renshaw@gmail.com or call 01252 843566

Advertising
Full page: £990 + VAT per issue
Half page: £550 +VAT per issue
Quarter page: £290 + VAT per issue

We offer both classified and display advertising
which can be wrapped in with advertising in the
e-newsletters or on the website. Other marketing
solutions include advertorials, inserts and 
sponsorships. Please discuss your requirements
with Lisa Ebdy, email lisae@rla.org.uk or call her
on 07791 933758

Data
Standard A4 (5mm bleed). Advertising can be
accepted as ready artwork (PDFs) or we can
offer a design service. For full information,
email Lisa Ferron, ferron@intelynx.net

November/December 2010 • £3.50

The official publication of the RLA • www.rla.org.uk

THE LEADING MAGAZINE FOR LANDLORDS

Residential Property Investor

RESIDENTIAL LANDLORDS
A S S O C I A T I O N

This landlord takes in tenants on housing benefit.
Do you? You give your opinions on LHA 
in our exclusive survey

The Big Society

Also inside
• Solar power for profit
• Student accommodation
• Video inventories
• When landlords turn agent
• Legal updates
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NEWS

Landlords are warned
that bed bugs are
back with a
vengeance. 

The problem has
been hitting head-
lines in America,
where whole hotels,
shops and offices
have had to close.
New York’s state government
has passed laws requiring land-
lords to tell prospective tenants
of any bed-bug infestation
within the past year. 

The London School of
Hygiene and Tropical Medicine
says that bed-bug complaints in
the capital are growing annually,
and according to Rentokil, the
number of bed-bug call-outs
rose 24% in the first six months
of this year. 

Bed bugs were last a problem
in this country in the thirties,
when every house in large
swathes of London was infested. 

One theory for the resurgence
of bed bugs is that people travel
more, and another is that
today’s chemicals are too ‘kind’.

To avoid bed bugs, don’t buy
second-hand beds or mattresses
and treat any complaints from
tenants seriously – call in pest
control quickly. 

In an important judgement, the
High Court has held that the
landlord of a shared house was
not liable to pay council tax to
the local authority and that the
liability remained with the
tenants.

The case, R (Goremsandu) v
London Borough of Harrow
[2010] EWHC 1873, could have
implications for other landlords
who are being pursued by local
authorities for council tax.

The case hinged around
whether the property was an
HMO, where landlords are
responsible for council tax, or
not. Local authorities have differ-
ent interpretations of HMOs,
depending on whether they are
looking at the Housing Act or the
Local Government Finance Act. 

In this case, Mrs Goremsandu
had let out a furnished property
to four, and later three of the
original four, tenants under a
series of six annual shorthold
tenancies. 

The local council had treated
the house as being let to the

tenants under a single tenancy
that covered the entire house:
and on that basis, the tenants
were liable for council tax.

However, when the tenants
left owing council tax of just
over £11,000, the council went
after the landlord, saying the
property was an HMO. 

The property was a bungalow
with a conservatory. When the
tenants moved in, they did not
wish to use the furniture, and
this was stored in the conserva-
tory, which was locked.

Each tenant paid the landlord
directly their share of the rent.
However, the tenancy agree-
ment provided for a single rent
of £1,200 per month for the
property, for which each tenant
was jointly and severally liable. 

A tribunal agreed with the
council’s case, saying that the
property was an HMO partly
because the tenants paid 
separately, and partly because
the landlord had not allowed the
tenants to use the conservatory,
and that as a result, the tenants

had a licence to occupy part of
the building only. 

The landlord appealed to the
High Court which held that the
property was not an HMO,
because the whole property had
been occupied by the tenants
who, by the terms of their
tenancy, had been entitled to
occupy the whole property
including the conservatory. 

It also held that the three
tenants had been liable to pay
rent in respect of the property as
a whole, even though each had
paid a separate cheque to the
landlord. 

For the purposes of the Local
Government Finance Act 1992,
an HMO is occupied by people
who do not constitute a single
household; or is inhabited by a
tenant of part of the building; or
by a tenant who has a licence to
occupy but is not liable (whether
alone or jointly with other
people) to pay rent for the
building as a whole. 

The High Court found that the
shorthold tenancies meant that

the tenants paid rent for the
exclusive occupancy of the entire
bungalow. The furniture was still
being hired by the tenants, and
they could have used it.

The court found the tribunal
erred in law by not applying the
statutory definition of an HMO.

The tribunal decided that
individual rent charges gave rise
to multiple occupation, which
was the wrong test to apply. The
statutory test it should have
applied was whether the rent
charges gave rise to a licence
whereby the tenants only
occupied part of  the building. 

But the individual rent
charges were all paid to allow
each tenant to occupy the entire
property. 

Whilst this was a complicated
case, there are two clear lessons.

To avoid any potential liability
for council tax, landlords should
put all tenants on a single agree-
ment. 

And do not reserve any part of
the property for the landlord’s
own use or storage.

Landlord not liable for council tax

Bed bugs bite back! Ombudsman says all letting agents
should belong to a redress scheme
The Property Ombudsman,
Christopher Hamer, is pressing
the Government to make it
mandatory for letting agents to
belong to a redress scheme.

Although housing minister
Grant Shapps has made it clear
that any form of legislation to
regulate the lettings sector is
not on the agenda, Hamer has
called on him to review this
stance.

He said it is “imperative” that
consumers in the private rented
sector gain some protection,
and that the Government could
easily expand the scope of the
Consumers, Estate Agents and
Redress Act 2007.

The call came after the
Ombudsman’s office received
70% more initial inquiries from

people about letting agents than
about estate agents.

Although these translated into
the same number of cases, 150,
being opened for both the sales
and lettings sector, Hamer said
he was concerned because there
are 46% more sales agents in the
scheme than letting agents.

He said that all residential
sales agents must join an
approved redress scheme.
“Encompassing a similar 
obligation for letting agents
would be an obvious consist-
ency,” he said.

By the end of September,
there were 7,908 member firms
of the Property Ombudsman
scheme, operating between
them 11,310 sales offices and
7,756 lettings offices.
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PROFILE

C
arolyn Mellor was the first estate and
letting agent in the country to offer
food, coffee and internet services.

She set out to demystify and uplift what
she calls the fuddy-duddy and intimidating
estate agency environment.

As a result, her four homes4u outlets in
Manchester – and there will soon be a fifth –
are rarely empty. People pop in for
refreshments, to use the free internet access
to catch up with their emails – and, of
course, to see what property is available.

It is all very relaxing. But it is also
astonishingly successful, perhaps all the
more so because Mellor did not come from a
traditional property background.

Born in Belfast, she worked for Dorothy
Perkins, the fashion chain, back in the
eighties, managing their first store in
Northern Ireland and responsible for
opening a further ten. 

“I came to England as the only way to
further my career,” she says. She covered a
large area in the north, which included
Yorkshire, and spent another five years with
Dorothy Perkins.

“By that time, I was at a stage in my
career when I wanted to do something for
myself, and I thought that estate agency
could do with some of the customer service
ethics instilled in me at Dorothy Perkins.”

She set up a company originally called
Granada Properties, which then changed its
name to Mellor Andrews.

The problem for estate agents is standing
out from the competition. Most look exactly
the same, in the eyes of customers.

Mellor hit on the idea of incorporating
café-style branches with the latest
technology, and ensuring her staff were well-
trained and highly motivated, but ultra
friendly – for example, they are called home
advisers rather than negotiators. 

It has been a winning formula, and even
her sandwiches and coffee have picked up
plaudits.

Mellor herself has won awards and is
currently shortlisted for several more, whilst
her business has picked up a clutch of gongs
in various industry schemes, and has held
Investors in People status for ten years.

Focused
Although homes4u branches handle both
residential sales and lettings (including
management), lettings predominates. The
sales side is primarily focused on landlords
buying and selling property.

“Landlords and tenants are our business,”
she explains. Out of almost 4,000 rental
properties on the books, 3,000 are let-only
and 950 are under management. 

It is not, she says, the easiest sector to be
in: “It has become very legislative – and
rightly so, as people should be protected. 

“But to do lettings and management
properly, it has to be labour-intensive.”

Of the 44 employees, 18 are on the
property management side. 

Considerable investment is made in staff
training: although Mellor herself is not a
member of the Association of Residential
Letting Agents, she puts her staff through
many of the ARLA exams.

“We also have a dedicated resource, purely
for training,” she says, “and it’s not just
about exams. For example, we’ll do a team-
building exercise during the Christmas break
with the emphasis on encouraging self-
development and awareness.” 

She and her staff appear genuinely loyal to
each other, and many have been with the
business for years.

The business, generally, was expanding
while other agents were laying staff off,
although there were dark days in 2008. Staff
were told the situation, discussed it and

recipe4success
Carolyn Mellor’s customers 
are quite likely to order a
cappuccino, cake and a house,
please! We catch up with her

I
n May, a group of experienced landlords
merged their portfolios of rental
properties and launched a new body

called the National Property Group.
The properties are now all managed from

one central office, which seems entirely
sensible, and the National Property Group
is now offering other portfolio landlords the
opportunity to join them.

Between them, the five – Richard
Watters, Glenn Ackroyd, David Laycock,
Jeremy Bullock and Angela Hunter – own
more than 400 properties all over the UK.

Some of these names may be familiar to
property investors: Richard Watters set up
‘A Quick Sale’ in 2003, which claims to be
the biggest buyer of residential properties
in the UK. Many of its purchases are from
distressed owners. Glenn Ackroyd, a lawyer,
was also with ‘A Quick Sale’ from the start.
David Laycock, a former banker turned
consultant, has a large portfolio of

properties in Yorkshire. Jeremy Bullock and
Angela Hunter also have sizeable portfolios.

Since putting their portfolios together,
they have added another 300 properties to
the pool, all centrally managed.

Cost-effective
So, what is all this about? This is no get-
rich-quick scheme. However, the five
founders claim that, with economies of
scale and their own know-how, they can

offer other portfolio landlords a cost-
effective way of managing their property
businesses, which will avoid the use of
conventional letting agents and drive up
profits.

Good letting agents and managers, they
say, are worth their weight in gold. But,
generally, they say that the relationship
between letting agents and landlords suffers
because of a ‘misalignment’ in their
objectives.

A landlord, they cite by way of example,
may want to raise rents by £25 across their
properties. An agent charging a flat fee will
probably earn only £3 of this, and will have
to undergo the hassle of negotiating the
rise with the tenant, changing the
agreement and setting up the new
payment. 

Little wonder that most agents
recommend landlords to leave rents where
they are – whereas landlords know that

A united front
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PORTFOLIO MANAGEMENT

Earlier this year, five
landlords launched a new
initiative aimed at helping
other landlords to get the
most from their businesses.
We find out more

Pictured, from left, Richard Watters,
Glenn Ackroyd, David Laycock, Jeremy
Bullock and Angela Hunter
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STUDENTS

RENTS RISE IN UNIVERSITY CITIES

Location Average rent     Index*

£ per week

London 102.80 157
Guildford 89.54 137
Uxbridge 89.33 137
Cambridge 88.23 135
Exeter 86.87 133
Middlesex 84.62 130
St Andrews 82.83 127
Egham 83.83 128
Brighton 81.67 125
Oxford 77.39 119
Gloucester 76.55 117
Farnham 76.23 117
Portsmouth 75.60 116
Plymouth 75.55 116
Canterbury 74.54 114
Bournemouth 73.06 112
Ipswich 72.90 112
Edinburgh 72.71 111
Worcester 72.30 111
Chester 72.14 110
Kent 71.36 109
Eastbourne 70.26 108
Bath 69.81 107
Glasgow 69.67 107
Bristol 69.67 107
Southend on Sea 69.48 106
Reading 69.11 106
Winchester 69.03 106
Aberdeen 68.96 106
Hatfield 68.79 105
Warwick 68.75 105
Colchester 68.68 105
Northampton 68.16 104
Chichester 68.00 104
Doncaster 66.48 102
High Wycombe 66.15 101
Leeds 65.66 101
Durham 65.50 100
Bedford 65.03 100
Nottingham 64.88 99

Hastings 64.60 99
Loughborough 64.25 98
Newcastle 63.71 98
Luton 63.46 97
Chatham 63.43 97
York 62.96 96
Southampton 62.36 95
Aberystwyth 61.70 94
Stafford 61.30 94
Newport 60.93 93
Leamington Spa 60.61 93
Cheltenham 60.39 92
Sheffield 60.31 92
Manchester 60.12 92
Bangor 59.22 91
Leicester 59.02 90
Huddersfield 58.88 90
Norwich 57.75 88
Swansea 57.75 88
Cardiff 57.48 88
Bradford 57.33 88
Newcastle u Lyme 57.31 88
Birmingham 57.30 88
Coventry 56.26 86
Dundee 55.96 86

Lincoln 55.71 85
Liverpool 55.49 85
Lancaster 55.26 85
Derby 54.14 83
Sunderland 53.94 83
Carlisle 53.86 82
Salford 53.82 82
Belfast 53.71 82
Preston 53.58 82
Bolton 51.48 79
Wolverhampton 50.27 77
Blackpool 50.00 77
Crewe 46.54 71
Pontypridd 46.15 71
Hull 45.43 70
Stockton 44.71 68
Stoke-on-Trent 42.65 65
Middlesbrough 41.47 64

Ave. UK student 65.30 100
rent

* Index compared to UK average student
weekly rent of £65.30

UK Student Rent Analysis, 2010 (83 locations / 59,368 properties)

Students in the current academic year are paying higher rents
than last year.

Simon Thompson thinks this is because student landlords who
have added to their portfolios have had to put down larger cash
deposits, and need more in return for their investment.

The average weekly student rent now stands at £65.30, which
is 4.3% higher than last year (£62.61). Increases in the previous
two years were just 1.6% and 1.7%. Since 2004, when the
average rent was £52.44, rents have risen 25%.

Rents are highest in the South-East, where there are eight out

of the ten most expensive student locations. London is dearest,
with an average rent of over £100 per week, with Guildford,
Uxbridge, Cambridge, Middlesex, Egham and Brighton all with
rents of over £80 per week.

In some traditional redbrick university cities, Liverpool,
Birmingham, Manchester and Sheffield, rents are below the
average £65.30, while the cheapest place for students is
Middlesbrough (see full table below). 

The statistics are based on nearly 60,000 properties in 83
locations across the UK. 

Middlesbrough: currently the cheapest
place for student accommodation

Essential reading for UK landlords 
and property investors!


