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Landlord Guide
Why Choose Gecko Property?
If you are reading this, the chances are that you will be at least considering the possibility of letting your property.  Whether this is your own home or a new or existing investment, we realise that this decision is of great significance.

You will need to be sure that you are placing your trust with the right Letting and Management Agent.  One that will proactively market your property from the start, communicating effectively and promptly securing referenced and verified Tenants.  In addition that agent will continue to reliably and professionally act for you with the future management of your asset.  Our aim, at Gecko Property, is to offer an unrivalled level of service and marketing commitment.  We will not consider that we have done our job, until you are completely satisfied.
Gecko Property offer you a straightforward and competitive service with the following.
Property Appraisal
Free, no obligation property assessment

Professional Service
Fast, efficient and friendly
Advertising

Properties advertised on Rightmove and local press
Branding

Distinctive, fresh, eye-catching brand and “TO LET” boards

Superb Website
Excellent, individually designed website

Software

ARLA compliant property management software package

Applicants

All applicants thoroughly referenced with 3rd party provider
Viewings

Accompanied viewings

Communication
Regular communication updates and property feedback
Inventories

Detailed inventories with photographs available
Physical Presence
Town centre office, with double fronted window display
Trained Staff

National Federation of Property Professionals qualified
Peace of Mind
Professional Indemnity Insurance
Redress

Members of The Property Ombudsman

Deposits

All with The Deposit Protection Service (re 2004 Housing Act)
Service Levels
We offer a range of service levels to suit each Landlord
Gecko Property Service Levels

Whether we are instructed on a let/tenant find only basis or to professionally manage your property, the service we offer is the same up to the point of your Tenants moving into your property.
Let Only, Rent Collection and Fully Managed

Initial Market Appraisal – We will meet you at your property to discuss the property’s potential and offer any advice that you may require, including a realistic current market rental value.  We can also advise on presenting the property to its best potential.  We can then discuss the appropriate service we can offer according to your requirements and answer any other questions you may have.
Marketing – You will benefit from a pro-active marketing commitment, with some of the brightest and freshest branding in the East Midlands property market.  This is combined with traditional and modern property marketing with communication that is second to none.  Our property software will produce full colour details with ample photographs, which will be matched and distributed to our database of potential applicants with active tele-marketing, email and postal facilities.  These details can be accessed from our website www.geckoproperty.co.uk and the largest property portal, Rightmove.   In addition, we advertise your property in the local property guide, with a photograph (where possible) and your property will benefit from our eye catching “To Let” board, if required.
Viewing – We will arrange viewings of your property either, as an accompanied visit if empty or tenanted, or with yourselves if you still live at the property.  We are available for viewings six days a week, according to diary commitments.
Referencing – When interested parties wish to apply for a property, they will complete application forms, pay our administration fees and be thoroughly vetted by a professional, 3rd party referencing provider.  We require residential, identification carry out a credit assessment verifying the electoral role, searching public records for any adverse information such as CCJ’s, Bankruptcies, Voluntary Arrangements and verification of current and previous addresses.

We will also take up a written Employer’s reference or other satisfactory verification of financial means or income, a Bank status enquiry and a previous Landlord/Agent reference, as appropriate.  If we receive an application from a good candidate, that is financially weaker or on Housing Benefit, then we may upon your agreement, take a Guarantor for the tenancy.  In any case, we will keep you fully informed and proceed only with your approval.
Initial Payments – With all cases, we will take at least one month’s rent in advance and the equivalent of one and a half month’s rent as a bond, in cleared funds prior to the tenancy. We will register the tenancy and place the bond with The Deposit Protection Service, issuing the appropriate certificate to the Tenants, compliant with The Housing Act 2004 (Chapter 4 Sections 212 – 5; and Schedule 10) deposit protection requirements.
Documentation – We will prepare all Tenancy and where necessary Guarantee Agreements and Legal Notices.
Inventories – We will prepare a detailed Inventory with photographs.

Tenant Move In – We will take meter readings and write to the appropriate utility suppliers (Gas, Water and Electricity) and notify the Council Tax Department with regard to the change in occupation.

Paying Over – For Let Only clients, it is at this point that our responsibility as Agent ends.  We will pay over any monies collected on your behalf (e.g. one month’s rent), less our fees and any other expenditure.  We will arrange for future rents to be paid directly to you, the Landlord, normally by standing order. At this point we will furnish the in-going Tenants with your contact details.
Rent Collection – It is common with modern tenancies, for the rent period to be monthly.  Where we are offering rent-collection or professionally managing the property, we will arrange for Tenants to pay this in advance, normally by standing order to Gecko Property.  Payments due to Landlords, less our fees and any Landlord Supplier or Contractor payments, are usually paid out on a weekly cycle.  We will keep you fully informed of any issues with the collection of rent. 
Contact and Maintenance – Where we are professionally managing your property, we are the point of contact between Landlord and Tenant and will report any issues or maintenance required.  We have our own team of approved Contractors who usually provide an economic solution to most maintenance requirements. Alternatively, you can nominate your own Contractors to carry out works or deal with them yourself.  We will endeavour to obtain prior approval before any monies are spent, but on occasion we may have to act as “Agent of Necessity”, if we feel any delay would increase damage or cost.  In any case, we reserve the right to organise repairs to a value of £200 plus VAT, without prior approval from the Landlord.  Providing there are adequate funds, maintenance costs can be deducted from the rent and will be shown on your monthly Statement.
Renewals – During the tenancy we will discuss with the Landlord and Tenant, options for renewing the tenancy or serving the appropriate possession notice, as applicable.  For professionally managed and rent collection services, renewals are included.  For let only clients, this can be arranged for a small additional cost to the Landlord.  If the Tenants do not wish to renew we will advertise the property, approximately one month before they are due to vacate. Our Tenancy Agreements state that access must be allowed with regard to viewing for re-letting up to two months prior to the termination of the Agreement.
Checkout – On checkout, we will carry out an inventory inspection and report, with any issues, if applicable and agreed will apply to refund the Bond.  We will take meter readings and write to the Gas, Water and Electricity utility suppliers and Council Tax Department with regard to the change of occupancy.
Dilapidations – A Tenant must render the property in the same clean state as at the start of the Tenancy, allowing for fair wear and tear.  In the event of any issues, we will liaise between the Landlord and the Tenant, in order to come to a resolution.
Our Fees – Please enquire about our fees and charges, depending upon the level of service you require.
Considerations of Being a Landlord

	As a potential Landlord there are a number of considerations for you and your property, prior to the initial rental appraisal, although we will be pleased to discuss these with you at that time. There are also some additional areas you will need to address prior to the letting of your property.
Presentation – The decorative presentation may depend upon the type of the property, the area which it is in and the expectations of the likely Tenant.  However, the market today is generally very discerning, so to maximise the marketability of the property, the condition should be of a very high standard.

Furnishings – Today the most common demand, by far, is for unfurnished property.  In addition to the expected fixtures and fittings in the property, such as a kitchen, a bathroom and satisfactory heating, it should ideally offer floor coverings, window dressings and a cooking appliance.
Restrictions – Any restriction placed on the Tenant may narrow your market to a greater or lesser extent.  For example, whether you allow pets, smokers or Housing Benefit applicants in your property, will all affect it target audience.  This may depend on whether the property is your own home or an investment property, but ultimately the choice is yours as the Landlord.  Sometimes Tenants on Housing Benefit can offer an opportunity for a reasonably long term let.  In such a case we would take a Guarantor to the tenancy, referenced and verified in the same way as a working Tenant, with a bond and one month’s rent in advance.
Permissions – If there is a mortgage or a loan secured against the property, you will need to seek the permission of the Lender prior to letting your property.  This is not normally difficult to obtain, but you may need to be aware of any conditions or restrictions imposed.
Insurance – Buildings insurance will remain the responsibility of the Landlord and you will need to seek permission from your Insurer.  Should this not be possible or the endorsements to your policy too great then we act as Agent for CIA Insurance who, offer a range of competitive products specifically designed for the rental market.  These include, Buildings Insurance, Landlord’s Contents Insurance (if required), Landlord’s Legal Protection Insurance and Home Emergency Assistance Insurance.
Leasehold – Should the property be leasehold, the head lease should be checked for any restrictions or whether any specific permission is required with regard to the letting of your property.
Income and Capital Gains Taxation – Rental income will be liable for income tax, after deducting allowable expenses.  In general rental property will be liable for CGT when sold.  We strongly recommend that Landlords seek advice from a qualified accountant regarding these matters.

Overseas Landlords – If you will be an Overseas Landlord you are required by the HM Revenue and Customs to register as a non-resident Landlord, for an approval number for the purposes of taxation.  The benefit of this is that gross payments can be made to you, but without this approval number we are required to withhold income tax and pay it to HM Revenue and Customs, on your behalf.  Where there are multiple landlords per property, each landlord will be required to register with HM Revenue and Customs and gain individual approval.
Property Safety Standards
In letting a residential property there are a number of safety standards, in addition to a Landlord’s statutory, repairing obligations which, need to be met.  Non-compliance can result in substantial financial penalties or a custodial sentence for both the Landlord and the Managing Agent.
Gas Safety (Installation and Use) Regulations 1998 – Where there is mains, bottled or stored gas at a property, the Landlord is required by law to obtain a Gas Safety Certificate from a Gas Safe registered gas installer, prior to the commencement of the tenancy and annually whilst the property remains tenanted.  All appliances, flues and chimneys belonging to the Landlord must be checked and even if all of the appliances and flues belong to the tenant, the Landlord must still provide gas safety certification for the incoming service. Even if there is nothing more than a gas meter at the property this must still be checked.  A copy of the certificate must be provided to the new Tenant and annually thereafter.  Failure to comply can result in a £5,000 fine and/or imprisonment, with more serious charges being brought in the event of death.  If required, we can provide this certificate via one of our approved contractors at a competitive cost.
Fire and Furnishings (Fire)(Safety) Regulations 1988 as amended 1993 – If you let your property on a furnished basis then all soft furnishings must comply with these Regulations. All furniture manufactured after 1 March 1990 must by law comply with the safety standard and should carry a permanent label to verify this.  Furnishings manufactured prior to 1950 and those filled with natural fibres and materials are exempt from the Regulations.
The Electrical Equipment (Safety) Regulations 1994 – These Regulations require that electrical equipment at the property be, safe, made in line with safety measures and meet safety objectives.  Although legislation does not require the Landlord to have items checked each year, it is a criminal offence to fail to ensure that electrical equipment and appliances are safe, with penalties of a fine up to £5,000 and/or imprisonment.  It is considered best practice to have electrical systems professionally checked at least every five years, with results being kept on file.  We would also recommend that all appliances are PAT (portable appliance test) tested at the outset of a tenancy.


	

	


