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TAILOR MADE MANAGEMENT

INTRODUCTION

Abbott Manson are one of the longest established professional Property Management and Letting Agents established in 1963, with over 30 years experience.

Choosing the right Agent to deal with the letting and management of your property is most important and becomes even more so if you are travelling abroad or far a field and are unable to become involved in taking care of the problems that can arise in your absence.

Although the current laws concerning letting residential property are quite complex, letting need not be a risky business, but it is essential to select a professional Agent to act on your behalf.

We cover a wide area from North of Chipping Sodbury to the North Somerset towns of Nailsea, Clevedon and Backwell together with all parts of Bristol.  Basically if you have a BS postcode we have tenants waiting.

ABBOTT MANSON have developed a range of specialist services designed to meet the individual needs of property owners which are not available from the average local Agent.

· Guaranteed Rental Scheme

· No Hidden Charges or Up Front Fees

· Free Rental Valuations and Advice 

· Legal Costs Insurance Cover

· Photo Advertising  

· Full Property Management

· Letting and Tenant Finding Service

· House Sharing / Room Letting Service

· Comprehensive Credit / Referencing Service

· Specialist contents and building insurance cover for both Landlords and Tenants

· Full Property Sales service

GENERAL INFORMATION

WHERE DO I START?

Just give us a ring, we usually suggest a meeting, preferably at the property to be rented, in order to discuss your particular requirements, explain the basic letting procedure and answer any initial queries you may have.

FINDING A TENANT

Choosing the right tenant is of paramount importance. The whole success of letting your property depends on this and cannot be over emphasised. Any letting Agent can find a tenant but unfortunately it is not as simple as that. Our experience and expertise combined with a very thorough tenant vetoing procedure means that the chance of an unreliable tenant being chosen is reduced as far as possible.

We use a specialist firm to thoroughly check all our tenants.  All prospective tenants are requested to provide full personal information up to a five-year period of their employment and residential history. 

A comprehensive check is then carried out on items such as confirmation of employment, position held and other associated details, employers name and stability, searches for bankruptcy and County Court Judgments, Bank and Finance House reports, Local Council and Community Charge checks and much more besides including of course confirmation from previous Landlords as to the conduct of their tenancy.

This information gives a far truer picture of a tenants circumstances and track record than a simple employer and bank reference still used by most Agents. We can also normally receive a response within a matter of hours.

ADVERTISING

We advertise widely for tenants in the local press, Yellow Pages, Free Pages, GWR Radio etc.  However we are constantly looking for ways of helping you to find a quality tenant as fast as possible.  

HOW MUCH RENT SHOULD I ASK FOR?

Before we put a property on the market we normally always make a personal inspection to ensure it is of a good standard. At the time of our visit we will give you a verbal rental valuation and take the necessary information to put the property on our register. Naturally the quality of decorations, furnishings and fittings will all have a bearing on the price as well as the size and location of the property.

HOW CAN I GUARANTEE MY RENT ?

Everyone wants their rent paid on time and the vast majority of tenants are extremely reliable about payment.  In addition our thorough checking of tenants means the chance of getting a poor tenant is greatly reduced.

However even the best of individuals can hit hard times - redundancy, separation, illness etc can happen to anyone.  The Rental Guarantee Insurance covers the Landlord for any loss of rent following a breach of the Tenancy Agreement by the tenant until full vacant possession is obtained.  It also provides cover for legal costs and expenses including Court costs and the advice of a specialist Solicitor in obtaining possession.  The premium relates directly to the rental but typically is between £120 and £200 per annum - compare this against a potential loss of several thousand pounds.  Premiums are paid monthly out of rent received so you do not need to make any further arrangements.  Please note that this cover is only available to clients using our Property Management service. 

WHAT ABOUT INSURANCE?

The property and its contents should be insured against risks, it's a small price to pay for peace of mind. You should ensure your policy includes cover for 'Letting' and 'Public Liability' and notify your Insurance Company of the date from which the property will be let.

Please note that, in particular with contents insurance, many Companies will either not offer cover at all or will impose restrictions and extra premium or excess costs.  The majority for example will not cover you if the property is vacant between lets or if no forced entry has taken place.  We recommend you take out a policy from a Company offering specialist cover for rented accommodation and will be pleased to provide a quotation on request.

WHO PREPARES THE TENANCY AGREEMENT?

We will prepare all the necessary Legal Agreements and Section 21 Notice for you; it is therefore not necessary to involve your own Solicitor unless you wish to do so.

The service is completely free to clients using our Full Management Service or Letting and Tenant Finding service.

WHAT ABOUT DEPOSITS?

We take a deposit of one months rent and this is held throughout the term of the tenancy. It is returned to the tenant less any allowances for damage, loss or non-payment of rent.

WHAT ABOUT INVENTORIES?

The inventory is a list and description of any items left in the property along with any fixtures and fittings and should also incorporate a 'schedule of dilapidation' i.e. the general decorative condition of the property and gardens.

Naturally our Landlords expect their property to be returned in as close to the original condition as possible allowing for reasonable wear and tear and in order to allow us to accurately assess any loss or damage it is essential that the initial inventory is properly produced.

Charges vary depending on the type of property and how much time is involved but are typically between £40 and £80.  Do note this is a one off cost and is not repeated on change of tenants.

We recommend that before letting you remove any items of particular financial or sentimental value.  We will be happy to advise you on the type and amount of furniture/utensils etc to be left.  The provision of cutlery is not recommended.

Please note that we are unable to check any items stored in a loft, which should be removed prior to letting.  If any items are left there we cannot be responsible for their safekeeping.

In the event of a dispute arising over a deposit Abbott Manson & Co. will act as arbiters and our decision is final.

VIDEO INVENTORIES

We strongly recommend the additional use of video inventories that can be particularly useful in determining the cleanliness and condition of items, which is very difficult to quantify on paper.  Everyone inevitably has their idea of what is clean and acceptable - they may not be yours.

Videos should be used as an addition to a written inventory, which will be jointly signed by tenant and Agent, and not an alternative.  The cost of a video inventory is £25 plus VAT.

WHO PAYS FOR WHAT?

The tenants are responsible for paying all bills in connection with electricity, gas, and telephone charges together with water rates and Council Tax. We would normally arrange to have all the relevant services transferred into the tenants name for you with the exception of the telephone, as British Telecom/Cable will only deal with the line users.

It is usual for the Building and Contents insurance together with any rent charge or ground rent to be paid for by the landlord. We would recommend that these be paid by standing order via your bank.

FURNISHED OR UNFURNISHED?

There is a good demand for both types of property and much will depend on your own circumstances. Under current legislation there is no difference to the legal aspects of gaining possession whether you let furnished or unfurnished. If you do let unfurnished it is essential that you leave carpets, curtains and a cooker.  There is no difference in value - around 10% - between furnished and unfurnished properties.

HOW LONG DOES THE TENANCY HAVE TO BE?

With Abbott Manson policy the shortest period of time that an Assured Short hold Tenancy can be set up for is 6 months and we would recommend that the longest period set up is for 12 months which we can renew each period for you. Unlike most Agents there is no additional charge for this.

SHOULD I GET MORTGAGE CONSENT?

You should always consult your Building Society, Bank or lender before letting your home. They will need to give formal consent to the letting and may wish to approve the tenancy agreements and references, which we can provide if required. It is recommended that you discuss your proposed letting in advance to avoid any undue delays when an application is made.

REPAIRS

We would normally contact you before arranging any repairs to the property, however we would strongly recommend that you provide formal authority for us to arrange emergency repairs immediately. Many landlords also prefer to provide us with formal notice to arrange any necessary repairs up to an agreed value, and pay out of rent collected. We can discuss this with you.

WEAR AND TEAR

Every care is taken to ensure that the right tenant is selected for your property.  However the owner must accept that most tenants will not look after the property to the same standard as the owner.  Inevitably there will be wear and tear during a tenancy and this must be accepted.  Bear in mind that a 10% allowance against tax is allowed for wear and tear for furnished properties.

GARDENS

The tenant is responsible for the garden but it is most unlikely that a tenant will keep it to the same standard as an owner. In general it is best to expect that a tenant will do little more than keep the garden generally tidy.

MAIL

We recommend that a redirection arrangement is made with the Royal Mail which should ensure all your post reaches you as speedily as possible.  It is not advisable to rely on tenants to forward mail to you efficiently.

KEYS

Please let us have three sets of keys - two for the tenants and one for ourselves.

STAMP DUTY

Landlords are reminded that rent attracts Stamp Duty at the prevailing rate.  For full details contact Bristol Stamp Office on 0117 9272022.

REGULATIONS

It is essential that all rented properties comply with the appropriate legislation.

The Gas Safety (Installation and Use) Regulations 1994

The Electrical Equipment (Safety) Regulations 1994

The Furniture and Furnishing (Fire) (Safety) Regulations 1988
"Landlords must accept that if they cause the death of a tenant by gross neglect, they are likely to be sentenced to immediate term of imprisonment"

Mr Justice Clark, Sheffield Crown Court

GAS SAFETY CHECKS

All gas appliances - boilers, fires, water heaters etc (including portable heaters) must be checked annually by a Corgi registered installer and accurate records maintained on work carried out on every appliance.

ELECTRICAL APPLIANCES

All electrical appliances must be safety tested by a bona fide electrician to ensure adequate earthing, correct fuse rating, safe leads and flexes, sheathed plugs etc.  All portable (i.e. with a plug on the end) fittings need to be tested.

FURNITURE

All upholstered furniture must comply with current legislation in the Furniture and Furnishing (Fire) (Safety) Regulations 1988.

This means that all settees, chairs, padded dining chairs, bed bases, mattresses, padded headboards, sofa beds, cushions, pillows etc need to be checked for compliance.

These regulations came into force in 1990 for the sale of most new furniture so anything bought since that date ought to comply.  The law also requires all upholstered furniture to be clearly labelled to confirm it meets current regulations - we will be happy to provide you with any further details you require.

As you will see it is essential for your own interests as well of course as the tenants that your property complies with the law.  We will, therefore, instruct a specialist Company offering all these services to carry out these checks at the outset of a tenancy and annually thereafter unless you instruct us otherwise and are able to provide the necessary paperwork to prove that the inspections have been carried out.

The cost for this complete service is approximately £65 plus VAT per annum which we find is almost always less than if individual contractors are called in.  If your property does not have both gas and electric items the cost will be lower - please ask for a quote.

SALES

The time may well come when you want to consider selling your property.

As a long established Estate Agent Abbott Manson are able to offer a comprehensive sales service in most areas and will be pleased to provide you with a FREE MARKET VALUATION of your property.

It is perfectly possible to market your property during the latter part of a tenancy - this is an ideal arrangement as it gives you a continuing income from letting until a sale is arranged.  We have done this on many occasions to everyone’s benefit and will be happy to discuss your individual requirements in more detail.

DISCOUNT

In appreciation of your continued loyalty we will be offering a discount of 10% off our normal fees for all Sole Agency instructions from an existing Landlord.  All our full services, including Team will apply.

FULL PROPERTY MANAGEMENT SERVICE

Recommended for the property owner looking for the maximum security when letting their house or investment property and by far the most popular method of letting. Lenders will usually insist that a professional Letting Agent manages the property.

· The service includes the following

· Inspection of your property when any advice and information will be provided and a rental valuation provided.

· Finding a satisfactory tenant

· Accompanied viewing with prospective tenants to view your property when appropriate.

· Full comprehensive reference / credit check undertaken. 

· Preparation of Tenancy Agreement between yourself and the tenant at no extra cost
· Preparation and serving of Section 21 Notice and other statutory notices as applicable at the current times at no extra cost
· A regular routine inspection of the property approximately quarterly while a tenant is in occupation. A brief written report is then sent to the property owner advising of the general overall condition of the property.

· Check in and out procedure. When a tenant begins or ends a tenancy check on the detailed inventory and schedule of condition.

· Emergency repairs and general maintenance carried out if and when needed and agreed.

· Collection of rent to be forwarded to you or paid into an appropriate account as instructed following deduction of management charges.

· Monthly statement of rental etc sent to you.

· Advertising and marketing of your property when appropriate to locate new tenants.

· Retain and return tenants' deposit at the end of the tenancy less allowance for losses, damage, non-payment of rent etc.

MANAGEMENT FEE OF 12½% plus VAT OF THE MONTHLY RENTAL INCOME RECEIVED 

NO HIDDEN CHARGES


For details of how to guarantee your rental income see page 2


One off administration fee of £75.00 on satisfactory Tenant finds.

LET ONLY SERVICE
This service is designed to be a very cost effective and flexible way for property owners to let their property. Suitable for those wishing to retain direct personal control and supervision of the tenancy and deal with all matters themselves.

HOW THE SYSTEM WORKS
Firstly we would visit your property to ascertain its' suitability and rental value. We will always be happy to fully explain any points concerning our services or the tenancy in general. Details of your property are then registered and matched with tenants’ requirements.

When a tenant is found we will carry out a full reference check on the tenant. If references are satisfactory and all parties agree, we will produce the Tenancy Agreement and Section 21 notice, which will be served on the tenant and the relevant documentation, signed. We will collect the first month’s rent and deposit on your behalf that will be remitted to you less our fee.

From this point the Agency is no longer involved and the future supervision of the letting is the responsibility of the landlord.

10% OF THE FIRST 6 MONTHS RENT PLUS VAT

SO WHY CHOOSE ABBOTT MANSON ?

WHAT MAKES US DIFFERENT ?

Any Agency you talk to will tell you there will be no problems if you use them - they have waiting tenants, they can get a good rental, your property will be returned in good condition and so on.  In most cases this is probably quite true.

BUT THERE ARE DIFFERENCES - individually they may not be vast but taken together they can add up to the difference between a successful and financially rewarding let and a trail of problems.

SO WHAT ARE THE ADVANTAGES OF USING ABBOTT MANSON?

Abbott Manson have grown to be one of the largest and most successful letting Agents in the area through a combination of service, experience, hard work and value for money.

CHECK-IN PROCEDURE

Most Agents invite a tenant into their offices - collect the first month’s rent and deposit, sign the paperwork and that’s all.  The tenant is then given the keys and a copy of the inventory and asked to note down any discrepancies.  This saves the Agent a lot of time (and therefore money) - but it is not in your best interests.

At Abbott Manson a senior member of staff will personally meet the new tenant at the property and individually go through the inventory item by item to ensure it is correct - it is then signed by the tenant and us for confirmation.  This avoids the situation at the end of a tenancy of tenants trying the "it was like that when I moved in" excuse and allows us to deduct the appropriate sum required from a deposit.

OPENING HOURS

We are open Monday to Friday 9.00 a.m. to 5.30 p.m. (with odd times being closed for lunch particularly Wednesdays and Thursdays) making it easier for you as a Landlord to contact us and also of course for tenants so we let more property, more quickly.  

ADVERTISING

We believe we advertise more widely than anyone else - we therefore have more properties to choose from and can assist most tenants - so many tenants do not bother looking elsewhere.

NO HIDDEN COSTS

Before you instruct an Agent - COMPARE PRICES - and do it carefully because many Companies have a lot of charges hidden deep in the small print.

ABBOTT MANSON DO NOT CHARGE - FOR LEGAL AGREEMENTS

ABBOTT MANSON DO NOT CHARGE - UNLESS WE FIND YOU A TENANT

ABBOTT MANSON DO NOT CHARGE - FOR INSPECTIONS AND REPORTS
SO NO LET - NO FEE

Please, before you decide which Agent to instruct compare our fees - we are virtually never equalled let alone beaten for a similar level of service.  In a typical case using us could save you around £250 per year!

FOR IMMEDIATE ATTENTION PLEASE PHONE 01454 - 772223 TODAY

WE VERY MUCH LOOK FORWARD TO HEARING FROM YOU
Abbott Manson and CO - Leaders in Letting

