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Payments 
 

This is simply when you hand over money to your landlord or agent of the landlord 

This information has been taken from the Tenant Fees Act 2019. This is enforced by Trading 
Standards. If you suspect a breach you can contact them, we suggest you give our Student Union 
Advice Service a ring or an email first. 

 

Payment Information 
 The Rent Rent is fixed at a per month fee or in 

instalments. Both scenarios must be in the 
tenancy agreement 

Refundable tenancy deposit (known as a 
deposit) capped at no more than five weeks’ 
rent where the annual rent is less than £50,000, 
or six weeks’ rent where the total annual rent is 
£50,000 or above. 

You can work out the rent by adding it up or 
multiplying the monthly rent by 12 (for a year 
long tenancy). 

A refundable holding deposit (to reserve a 
property) capped at no more than one week’s 
rent. 

Commonly known as paying for a property to 
be ‘taken off the market’ 

Payments to change the tenancy when 
requested by the tenant, capped at £50, or 
reasonable costs incurred if higher. 

This can get complicated but its intended for 
changes such as, allowing a pet in the property, 
swapping a tenant,  

Payments associated with early termination of 
the tenancy, when requested by the tenant. 

This is intended to protect the landlord for 
unexpected loss of income from a tenant 
leaving. If you are signing up into a group 
student house make sure you’re all ready to 
commit, leaving or dropping out can have a 
serious financial affect on the other tenants if 
one of you decides to leg it. 
 
If you believe a landlord is overcharging you or 
being unreasonable contact the Brookes Union 
Advice Centre as soon as possible. 

Bills or payments in respect of utilities, 
communication services, TV licence and council 
tax. 

Obviously if you have not agreed with your 
landlord to be supplied with utilities then you 
do not need to pay. You are entitled to see the 
bills the landlord pays. Landlords can only 
charge you what they pay or less – to not do 
this is illegal. 

A default fee, for late payment of rent and 
replacement of a lost key/security device, where 
required under a tenancy agreement. 

If you lose a key, they you might need to pay 
for its replacement. If you miss the deadline for 
rent you might also have to pay a set fee 
(agreed in your tenancy agreement) 
 

Any other payment Its illegal. No exceptions. 
 



 

 

If you suspect you have been charged an unlawful fee 
 

Information keeping 
Try and ensure you keep any and all contacts with the landlord or agent in writing. 

Keep all emails and letters safe, making copies if necessary. 

We strongly advise you to seek independent advice either from the Brookes Union Advice Centre or 
Citizens advice before taking action. 

Through the Brookes Union Advice Centre 
You can contact the Brookes Union Advice Service through email, or by phone, you can book an 
appointment at the Brookes Union Reception in person or by phone. 

Taking action yourself 
You can use the template below to ask your landlord or letting agent to return your fees or your 
holding deposit, or to ask a landlord or agent to provide evidence to support fees that have been 
charged or retained. 

 

Dear [Insert name here] 

Re: Return of banned fees under the Tenant Fees Act 2019 

I am writing to request the return of the [£X] I was charged in relation to my [proposed] tenancy 
agreement at [insert property address], which is unlawful under the Tenant Fees Act 2019. 

The Tenant Fees Act 2019 prohibits a landlord or agent of privately rented housing in England from 
requiring a tenant or any persons acting on their behalf or guaranteeing the rent, to make certain 
payments in connection with a tenancy. 

The fee charged does not amount to a permitted payment under the Act. 

Please return this fee within [XX*] days from this date, or I will pursue this matter via the relevant 
enforcement authority or First-tier Tribunal. 

More information about the Tenant Fees Act is available at: 
https://www.gov.uk/government/collections/tenant-fees-act  

I look forward to hearing from you soon.  

Yours sincerely, 

[your name] 

 

 

 



 

The Deposit 
If your landlord broke the rules on protecting your deposit, they could still make deductions. 
However, they may be prepared to negotiate if you are considering claiming compensation. 
Shelter 2019 

Deposit checklist 
✔ Deposit has been protected in a government approved scheme 
✔ Deposit is the correct amount in line with the Tenant Fees Act 2019. 
✔ Deposit has been protected within 30 days from payment. 
✔ The deposit protection certificate (must be sent to you) should be accurate 
✔ Your deposit is returned to you within 10 days from leaving the tenancy 

Failure of your landlord to abide by this checklist can lead to severe fines and you could get 
compensation, in some cases up to 3 times the amount of the original deposit. 

Basic principles of deposit deduction 
● Happens when the tenancy has begun 
● When it is reasonable to do so, such as damage or unpaid rent. 
● It can not be deducted for something that did not cost the landlord money 

Examples of why deposits or part of deposits might be withheld 

Damage 
● Your landlord may use your deposit to cover damage you caused in the property. 
● They should only charge you a reasonable amount on a ‘like for like’ basis. 
● For example, if you caused damage to a cheap old bed you shouldn’t be asked to pay for the 

cost of a high quality or brand new replacement. 

Wear and tear 
● Your landlord should not charge you or deduct money from your tenancy deposit because 

of normal wear and tear. 
● This means changes caused by normal day to day living. 
● Reasonable amounts of wear and tear in your home don't count as damage. 
● Your landlord should not deduct money from your deposit for things like faded curtains, 

small scuffs on walls or worn carpets. 

Unpaid rent and utility bills 
● It's only reasonable to withhold your deposit if the landlord has suffered a financial loss 

because you haven't paid your bills. 
● Show your landlord proof of what you've paid if you disagree about the amount of rent you 

owe. 

Missing items 
● Your landlord can take money from your deposit for missing furniture or other items. 
● They can only charge a reasonable amount. They should consider the condition of the item 

as well as the cost of replacement. 
● You could check prices yourself if you don't agree with the deduction. 

 



If you want to take action regarding your deposit 

Information keeping 
Try and ensure you keep any and all contacts with the landlord or agent in writing. 

Keep all emails and letters safe, making copies if necessary. 

We strongly advise you to seek independent advice either from the Brookes Union Advice Centre or 
Citizens advice before taking action. 

Taking action 
The primary purpose of taking action regarding a deposit is to challenge a deduction or to take 
action on the failure of a landlord to protect your deposit. 

Information you will need 
● Your deposit protection certificate (if you have one)  

o If you do not have one this could be the first offence, failure to send a deposit 
protection certificate is an offence under the Housing Act 2004 

● Any email correspondence you have between you and your landlord/agent. 
● Screenshots or statements showing your payment of the deposit 
● Your tenancy agreement 
● The inventory 
● Evidence and a case to present 

How to take action 
You will need to present a case for why your deposit deduction was unreasonable. This can be done 
by checking the inventory for comments on the condition of furniture and the property in general. If 
you believe the deductions are unreasonable you should research how so, is the price quoted for a 
new table or repairs strange or unreasonable? You should be prepared to present a credible case for 
your money back. 

Taking action yourself 
You can take action yourself by writing to your landlord and challenging your deposit deductions. 

Taking action with help 
We strongly advise you to seek advice independently of your Landlord and Agent. You can contact 
the Brookes Union Advice Service through email, or by phone, you can book an appointment at the 
Brookes Union Reception in person or by phone. 

If there is no solution in sight to the problem the Brookes Union Advice Service can help you go to 
court or a First Tier Tribunal. 

  



Your tenancy agreement 
What is a tenancy agreement? 
A tenancy agreement is a legal contract between you and your landlord. Although it might seem as 
though it is a contract between you and your letting agent, it is fundamentally an agreement 
between you and the landlord. 

A student property is usually an ‘Assured Shorthold Tenancy Agreement’ (AST) This is defined in law. 
It gives you and your landlord rights and affords you certain protections. 

What is in a tenancy agreement? 

 
● The names of all people involved 
● The rental price and how it’s paid 
● information on how and when the rent 

will be reviewed 
● The deposit amount and how it will be 

protected. 
● Which bills your tenants are responsible 

for. 

● When the deposit can be fully or partly 
withheld, for example to repair damage 
caused by tenants. 

● The property address. 
● The start and end date of the tenancy. 
● Any tenant or landlord obligations. 
● Whether the property can be let to 

someone else (sublet) or have lodgers 

. 

What are contractual terms? 
These are phrases or sentences which show that you and your landlord are agreeing on something. 
For example, you might agree that you do not have a pet at the property or who pays the bills. 

What is the law 
Tenancy agreements appears in the Landlord and Tenant Act 1988 and 1985 

Unreasonable terms 
Unreasonable terms or unfair terms are not allowed in tenancy agreements, even if you 
inadvertently agree to an unfair term you may still be protected under consumer rights legislation. 
Examples of unreasonable/unfair terms: 
 

● give the landlord excessive rights of 
entry for an illegitimate reason 

● Requirement to give notice when 
leaving a tenancy on the end date. 

● Require the payment of rent even if the 
property becomes uninhabitable, e.g. it 
is destroyed by fire 

  

Advice on Tenancy Agreements 
Tenancies are legal contracts. Don’t be afraid of asking for help, most people when entering 
contracts usually seek advice and its important that you do to. Brookes Union will read your tenancy 
agreement for you and go through it with you. 

 

 



 

Your inventory 
What is an inventory? 
At the start of a tenancy, the landlord or letting agent should draw up an inventory for you that 
records the condition of the property. Another one should be done when you move out. 

It should be easy to understand and say who carried it out and when.  

What does an inventory do? 
● Helps prove the state of the property when you moved in 
● Can help avoid disputes over the return of your deposit when you move out 

Important aspects of an inventory 
● Every room in the property should be accounted for 
● There should be a comment on each item in the inventory for example: 1 chair, condition: 

Good OR 1 Sofa, condition: well-worn/poor. 
● An inventory can be agreed. This means that if when you move in, you think the inventory 

isn’t accurate or there is an error you must notify the landlord or agent immediately. 
● You should ask to have the inventory for a reasonable time before signing it. If this request is 

refused you can either sign it stating that you did so under duress or refuse to sign it until 
you are satisfied. 

There are two inventories 

1. Check in inventory 
This is an inventory when you move in 

2. Check out inventory 
This is an inventory taken at the end of the tenancy and is used by landlords and letting agents to 
deduct costs from your deposit. 

You should attend your check out deposit. If you are nervous you can bring along a parent/guardian 
or friend with you. You can take notes on the behaviour of the checkout attendant or any comments 
they make. (This might be an agent or the landlord) 

Advice on inventories 
If you need help reading your inventory or you are concerned with the language in the inventory you 
can contact independent advice such as the Brookes Union Advice Service or the charity Shelter.  



You and your landlord 
Relationship  
You should have a professional and amicable relationship with your landlord. Avoid being casual and 
allowing the landlord to fall short of their obligations. (For example, not giving 24hrs notice before 
entering the property) It is good practice to ensure that your landlord conforms to any laws and 
regulations. 

Basic principles 
● It is your landlord’s house but your home. Your landlord should leave you in peace to enjoy 

the property – after all you ARE paying for it. This is known as Quiet enjoyment. 
● It is illegal for your landlord to enter your property without giving 24hrs written notice. 
● It is illegal for your landlord to deliberately disrupt you or cause you distress in your 

enjoyment of the property. 
● It is illegal for your landlord to evict you on unreasonable grounds, and if a landlord has 

illegally evicted you. This can be done by putting your stuff outside or changing the locks. If 
this happens, call the police immediately, it is ‘very’ illegal! 

● Your landlord is obliged to keep and maintain the property under law. It must also be fit for 
human habitation under law. 

● Your landlord needs to satisfy the local regulations for Oxford. These are called HMO 
Regulations. For more information on this, turn to HMO Regulations. 

The relationship between you and your estate agent 
A good way to think of how an estate agent operates is as simply an agent of the landlord. They 
represent your landlord and may undertake jobs for them, such as repairs or inspections. It is 
important to remember that your letting agent in legal terms is your landlord. They have to follow all 
laws and regulations just like your landlord and if they commit an offence, they and client (your 
landlord) is liable. 

  



Living in your property 
Fit for human habitation 
A rented home is 'unfit for habitation' when conditions are so bad that it's not reasonable for you to 
live there. 

This could be because the poor conditions:  

● Affect your health seriously 
● Put you at risk of physical harm or injury 
● Mean you can't make full use of your home 
● There are gas safety risks (there must be a ‘gas safety certificate’ with the property) 

Damp and mould 
You should research this area extensively before taking action, you can do this by visiting 
Shelter.org.uk or by contacting the Brookes Union Advice Service. 

Repairs 
Common examples of problems your landlord must fix include: 

● Cracked walls or rotten window frames 
● Broken heating systems 
● Missing roof tiles or faulty guttering 
● Leaking internal pipe 

● Your landlord should replace any 
damaged plaster, skirting boards or 
flooring and redecorate if needed once 
the problem is fixed. 

 

Who’s problem is this? 
It can be a mixture of your living style or the way the property has been built or managed by the 
landlord. Landlords have the responsibility to ensure that your property is free from mould and 
damp but if you are causing it then you might have to sort it out yourself. Its work seeking advice 
from the Brookes Union Advice Service if you are unsure. 

Your responsibilities 
You are expected to properly ventilate and heat your home so that damp doesn't build up. This is 
sometimes called 'acting in a tenant like manner'. 

Your landlord shouldn’t make unreasonable demands. For example, asking you to dry your clothes 
outside when you don’t have access to an outdoor space. 

  



Paying bills 
What are bills and how are bills organised 
You and your fellow tenants will usually have to pay bills together, this can be gas and electricity and 
water. You need to sort this out as soon as you move in. 

Some bills are paid by direct debit to your supplier or you can be given a card to top up with credit 
that is slotted into your energy meter. 

Sometimes your bills can come in one lump, in the form of a package, such as Gas and Electricity 
together. Or bill can come from individual suppliers. 

Paying and setting up bills checklist 
✔ You need to find out who your suppliers are when you move in 
✔ You need to check the meter readings in the inventory and on the meter itself 
✔ You need to give your name and confirm your address to the utility company 
✔ Check if you have a water meter, you can look for one or call Thames water and ask 

Examples of Utility suppliers 
● Water – Thames water 
● Gas – British Gas 
● Electricity – EDF/EON/Npower 

How to find out who your suppliers are 
● You can ask your landlord or estate agent 
● You can wait for a bill to come through the letter box (not the best option) 
● You can contact the previous tenants 
● You can ring round some energy and utility companies and ask if they supply your house 

How to pay bills 
You can call up your suppliers and pay on the phone, you can even negotiate a price at the beginning 
of the tenancy. 

You and your housemates can set up direct debits to each other or ask for money transfers when the 
bills come in. 

How am I billed 
Usually utilities are paid through a metered system, this means you pay for what you use. Gas 
companies might ask you for a picture of the meter with the amount of energy you have used, they 
also might come to your house to check it themselves.  

Some utility companies will estimate what you have used, this might lead to over and under charging 
you for you use. If you are overcharged they will usually reimburse you when they find out your real 
usage, but if they undercharge you using their estimations you will be liable for the difference which 
can be a large amount over several months. 

 

  



HMO Regulations 
What are HMO Regulations 
House of Multiple Occupancy (HMO) Regulations are a set of rules which your landlord needs to 
abide by to allow people to live in the property. They are often called ‘minimum standards’. 

Your landlord MUST have an HMO Licence to let to you and they MUST display it in the property 

Some HMO licences have restrictions, this means that a landlord has been told that they aren’t 
allowed to do certain things, for example rent a room that is too small. 

The HMO Regulations are available online for free from Oxford City Council 

 

What are in the regulations 
There are rules about how big bedrooms must be, how many chairs there are in a dining room and 
how much workspace there is a in a kitchen. There are also rules on how big bathrooms are and how 
big or how much furniture a property must have to have a certain number of tenants. For example, a 
property with 6 or more tenants needs two bathrooms. 

 

What to do if you suspect the regulations have been broken 
You should report this to the HMO team at Oxford City Council, you can do this by calling the council 
or emailing them. You can do this anonymously. 

If you want to make your landlord change something in the property, then you can take action 
yourself by writing to the landlord. We strongly advise you to seek advice first before doing this, by 
contacting Shelter or the Brookes Union Advice Service. 

 

What happens if the council investigates 
● Tenants of unlicensed HMOs can claim up to a year’s rent back from their landlord. 
● The council has the right to inspect and investigate houses at any reasonable time to 

investigate offences without having to give notice. 

 

 


