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 INTRODUCTION 

1.1 This Supporting Planning Statement has been prepared on behalf of WAKMOOR (ASSETS) 

LIMITED (the ‘Applicant’), in support of an application for a Certificate of Lawfulness for Existing Use 

or Development at 28 Ruskin Avenue in Rusholme, Greater Manchester (‘the Property’) as described 

below: 

“Application for a Certificate of Lawfulness for the existing use of premises as Class C4 House in 

Multiple Occupation (HMO)” 

1.2 Following the Applicant’s purchase of the property, they are seeking to regularise the lawful planning 

position through this Certificate of Lawfulness application.  

1.3 Iceni has recently worked with the Applicant to successfully obtain Certificates of Lawfulness for 

other HMOs within the Applicants portfolio in Salford and Lancaster.   

Article 4 Direction 

1.4 28 Ruskin Avenue is in the Rusholme area of Central Manchester. It is a two-storey mid-terrace 

property on the southern side of Ruskin Avenue, which comprises a 6-bed HMO.  

1.5 Under Class L of the Town and Country Planning (General Permitted Development) (England) Order 

2015 (as amended), it is permitted development, not requiring planning permission, to change the 

use of a building from a Class C3 Dwelling to a Class C4 HMO and vice versa.  

1.6 On 8th October 2011 Manchester City Council brought an Article 4 Direction into force, removing the 

Class L permitted development rights across the City of Manchester. Where the Article 4 direction is 

in force, an application for planning permission is required for a change from a Class C3 use to a 

Class C4 use.  

1.7 This application for a Certificate of Lawfulness for an Existing Use or Development seeks written 

confirmation from Manchester City Council that 19 Driffield Street was converted from a Class C3 

dwelling to a Class C4 HMO prior to the 8th October 2011 and as such, is and has been lawfully used 

as a Class C4 small HMO since September 2010. 

This Statement 

1.8 The purpose of this statement is to provide supporting evidence to demonstrate why we consider the 

building to have a lawful Class C4 use. 
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1.9 The statement will assist Manchester City Council with their assessment of the site and its planning 

history, enabling the Authority to issue a Certificate of Lawfulness confirming the existing lawful use 

of the building. 

1.10 This statement is structured as follows: 

 Section 2 describes the application site and its surroundings, outlines the policy designations / 

allocations for the site, and sets out the planning history of the site; 

 Section 3 sets out planning legislation relevant to the determination of the application; 

 Section 4 provides evidence in support of the existing lawful use of the building as a Class C4 

HMO; and 

 Section 5 concludes that a Certificate of Lawfulness can be granted. 

1.11 This Certificate of Lawfulness Application is supported by the following documents: 

 Application form and signed certificates; 

 Site location plan; 

 Existing floor plans; 

 Assured Shorthold Tenancy (AST) Agreements [redacted]; 

 Supporting Planning Statement (this document). 

 Copy of Landlord Licence [redacted] 
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 BACKGROUND 

2.1 This section describes the application site and surroundings, and the Article 4 Direction which covers 

the Site, identifies the relevant policy designations / allocations, and sets out the Site’s planning 

history.  

The Applicant 

2.2 The Applicant, WAKMOOR (Assets) Limited, purchased the property from Beech Properties as an 

on-going concern, operating as an HMO. The Applicant is a well-established and experienced 

independent property management business that only own and run homes for students. Their 

portfolio includes properties in Derby, Lancaster, Lincoln, Liverpool, Manchester, Preston, Salford, 

and Sheffield. The properties are let via their letting brand, ‘we are Kin’ – www.wearekin.co.uk. 

2.3 we are Kin ensure that all properties are furnished and finished to a high standard internally, providing 

high quality living environments for their tenants. Tenants can contact the management team at any 

time via the company’s app, should they have any queries or need to lodge any maintenance issues, 

these are then resolved as soon as possible.  

Site and Surroundings 

2.4 The application site comprises of a two-storey mid-terraced property, located on the southern side 

of Ruskin Avenue. The Site is in a primarily residential area and is accessible via public transport, 

with bus stops on Upper Lloyd Street and Moss Lane East just 0.1-miles away (approximately 3-

minute walk), which provide regular services to Piccadilly Gardens in the City Centre, to Chorlton, 

and to Flixton. The Site is within walking distance to shops, local services, community facilities, as 

well as public open space and sports facilities (including Whitworth Park, Moss Side Park, and Platts 

Fields Park). 

2.5 Internally the property has been amended to meet the relevant HMO standards. All bedrooms have 

a room number. Each bedroom is lockable, each with a different lock. Bedroom doors are fire doors 

with intumescent strips. All facilities are shared, including the kitchen and bathroom.  

Allocations / Designations 

2.6 According to the Manchester City Council Adopted Policies Map, the site is not allocated or 

designated for any particular use but is within the ‘Central Manchester’ policy area.   

2.7 The application site is covered by an Article 4 Direction which was brought into force on 8th October 

2011. The Article 4 Direction removed permitted development rights for the change of use of a 
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dwellinghouse (occupied by a household living as a family) (Use Class C3) to a House of Multiple 

Occupation (3-6 Occupants, not part of the same household) (Use Class C4). 

2.8 According to the Environment Agency Flood Map for Planning, the entirety of the site is within Flood 

Zone 1 (low probability of flooding). According to the Historic England Map Search, the property is 

not listed and there are no listed buildings within the vicinity.  

2.9 There are no other known planning designations for the site. 

Planning History 

2.10 The following planning history for the property is available on Manchester City Council’s planning 

portal.   

 Reference  Description of Development  Status 

 075325/FO/2005/S1  Change of use from dwellinghouse into 2 self-contained 

flats including erection of a dormer to rear elevation and 

a 2-storey rear extension 

 Refused on 17th 

October 2005 
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 RELEVANT PLANNING LEGISLATION 

3.1 Under Section 191 of the Town and Country Planning Act 1990, a Certificate of Lawfulness of existing 

use or development may be applied for if any person wishes to ascertain that an existing use of a 

building or other land is lawful.  

3.2 Paragraph 4 of Section 191 states that if, on an application under this section, the local planning 

authority are provided with information satisfying them of the lawfulness at the time of the application 

of the use, operations or other matter described in the application, they shall issue a certificate to 

that effect.  

3.3 Section 191 also states that a certificate under this section shall specify the land to which it relates; 

describe the use, operations or other matter in question (in the case of any use falling within one of 

the classes specified in an order under section 55(2)(f), identifying it by reference to that class); give 

the reasons for determining the use, operations or other matter to be lawful; and specify the date of 

the application for the certificate.  

3.4 National Planning Practice Guidance (NPPG) further sets out that an application for a Certificate of 

Lawfulness must be accompanied by sufficient factual information/evidence for a local planning 

authority to decide the application.  

3.5 The NPPG continues that in the case of applications for existing use, if a local planning authority has 

no evidence itself, nor any from others, to contradict or otherwise make the applicant’s version of 

events less than probable, there is no good reason to refuse the application, provided the applicant’s 

evidence alone is sufficiently precise and unambiguous to justify the grant of a certificate on the 

“balance of probability”.  
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 EVIDENCE IN SUPPORT OF THE EXISTING LAWFUL USE 

4.1 This section outlines the evidence in support of the current existing lawful use of the building as a 

Class C4 HMO. Evidence includes details of the current occupiers and their assured shorthold 

tenancy agreement, the selective licence for the property, and council tax records.   

Assured Shorthold Tenancy Agreement 

4.2 Assure Shorthold Tenancy (AST) Agreements are submitted as evidence in support of this 

application for a Certificate of Existing Lawfulness. The tenancy agreements provided cover the 

following timeframes: 

Tenants AST Start Date AST End Date 

Bebu 

Day 

Hall 

Laughrey 

Lewis 

Mottershead 

September 2010 September 2011 

Burt 

Coffey 

Hipkins 

Mayhead 

McManus 

Webster 

September 2011 August 2012 

Burt 

Coffey 

Hipkins 

Jobson 

Mayhead 

Webster 

September 2012 August 2013 

Benson 

Burnett 

Clark 

Corsentino 

Smith 

Walker 

September 2013 August 2014 

Fogarty 

Kyle 
September 2014 August 2015 



 

 7 

McKernan 

Patterson 

Rennie 

Sanz 

Weston 

Drewenska 

Edwards 

Brown 

Alley 

Rowing 

September 2015 July 2016 

Boulton 

Lockwood 

Jennings 

Hughes 

Roberts 

Head 

September 2016 August 2017 

Buddin 

Mitchell 

Kane 

Hatoum 

Paterson 

September 2017 August 2018 

Hansen 

Kent 

Winterbottom 

September 2018 August 2019 

Darlington 

Hansen 

Winterbottom 

August 2019 August 2020 

Gardner 

Banks 

Jarvis 

Hancock 

Krogh 

Bjornestedt 

August 2020 August 2021 

Burgess 

Heslam 

McGurk 

Metcalfe 

Newton 

Radford 

September 2021 August 2022 

Burgess August 2022 August 2023 
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Heslam 

McGurk 

Metcalfe 

Newton 

Radford 

 

4.3 All tenancies have been signed by the tenants and redacted copies are provided in Appendix 1.  

4.4 The tenancy for 2014-15 lists 7 tenants. A Statutory Declaration is provided in Appendix 2, which 

was written and signed by the previous owner, which confirms that one of the listed tenants didn’t 

proceed and so only 6 tenants resided in the property for the term of that tenancy.  

4.5 The ASTs demonstrate that the property has been let as a Class C4 HMO from at least September 

2010, prior to the Article 4 Direction coming into force on 8th October 2011.  

Licensing 

4.6 The property holds a Selective License, valid between 6th June 2022 and 5th June 2027. Selective 

licensing requires certain landlords who privately rent properties to obtain a licence from the council. 

If granted, a licence will be issued with several conditions which the landlord must comply with.  

4.7 The Council’s Selective Licensing scheme for most of the Rusholme area terminated in January 

2023. The property falls outside of the remaining selective licencing area in Rusholme. The Council 

does not have an additional licensing scheme in place.  

4.8 Whilst the Selective License isn’t proof that the property was used as an HMO, it is proof that it was 

a rental property. A copy of the license is appended to this document at Appendix 2. 

Council Tax 

4.9 The tenants of the property have been students and therefore a Council Tax relief has been provided 

to the occupants during their tenancies. It is anticipated that the Council’s Planning Officers could 

obtain the relevant Council Tax records from their colleagues in the Council’s Council Tax 

Department.  
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 SUMMARY AND CONCLUSIONS 

5.1 This supporting planning statement provides evidence in order to demonstrate that 28 Ruskin 

Avenue was lawfully converted to a Class C4 HMO under Schedule 2, Part 3, Class L of the Town 

and Country Planning (General Permitted Development) (England) Order 2015 (as amended), prior 

to October 2011 when an Article 4 Direction removing such permitted development right came into 

force.  

5.2 The property therefore has a lawful Class C4 use when assessed alongside the Town and Country 

Planning (Use Classes) (Amendment) (England) Regulations 2020. We therefore conclude that a 

Certificate of Lawfulness for the existing use of the building as a Class C4 small HMO can be granted.  

5.3 Should the Council require any further information from us to assist with their assessment of the 

existing lawful use of the building, please do not hesitate to contact us.  
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A1. TENANCY AGREEMENTS (REDACTED) 















Assured Shorthold Tenancy Agreement

ASSURED SHORTHOLD TENANCY AGREEMENT

PARTICULARS:

This agreement is made on the 13th day of December 2010

Landlord's Name: Stephen Beech tla Beech Properties

Address: 139 Acomb St, Rusholme, Manchester, M14 4DF
Address for service under Section 47 & 48 of the Landlord and Tenant Act 1988.

Tenant Name(s)

Alice Mayhead
Janine Hipkins
Duncan Burt
Helen Webster
Rebecca Coffey
Janette McManus

Propertv Address: 28 Ruskin Avenue, Rusholme, Manchester, M14 4DQ

Fixed Term for a Period of: 11 Months 22 Days

Beech Properties

The Term

The tenancy will be for a term from and including the 9th day of September 2011 ("the Commencement
Date") to and including 31si day of August 2012 ("the Expiration Date").

Rent

£1794.00 per calendar month in advance commencing from 9th of September 2011, and payable in advance

by the 26th day of the previous month. All rents to be paid termly in advance to ensure cleared funds have
reached the Landlord's account by the start of each period.

Deposit
£1794.00 to be paid to the Landlord on the signing of this agreement with no interest payable.

The Landlord agrees to let the Property and the Tenant agrees to take the Property for the term and at the
rent stated in the Particulars.

The Terms and Conditions printed within this tenancy agreement apply to this letting. The Tenant hereby

acknowledges that the rent and tenancy obligations are due jointly and severally from all Tenants and accept
the Terms and Conditions, which have been read and understood.

v1.92010 Page 1 of 8



Assured Shorthold Tenancy Agreement Beech Properties

and, in accepting the Tenancy, the Tenant agrees that they will move when requested from one bedroom to another
within the accommodation or to another residence.

6.6 In the event of damage to or destruction of the Property by any of the risks insured against by the Landlord the
Tenant shall be relieved from payment of the Rent to the extent that the Tenant's use and enjoyment of the Property
is thereby prevented and from performance of its obligations as to the state and condition of the Property to the
extent of and so long as there prevails such damage or destruction (except to the extent that the insurance is
prejudiced by any act or default of the Tenant).

6.7 If the Property is classed as 'internet ready' this indicates the presence of a BT phone line, for the Tenant to then to
choose their internet service provider. The line mayor may not be active depending on the period of inactivity under
the previous Tenancy.

6.8 Where the context so admits: The 'Landlord' includes the persons from time to time entitled to receive the Rent; The
Tenant' includes any persons deriving title under the Tenant; The 'Property' includes any part or parts of the
Property and all of the Landlord's fixtures and fittings at or upon the Property; All references to the singular shall
include the plural and vice versa and any obligations or liabilities of more than one person shall be joint and several
and an obligation on the part of a party shall include an obligation not to allow to permit the breach of that obligation;
All references to 'he', 'him' and 'his' shall be taken to include 'she', 'her' and 'hers'.

Additional Provisions if any:

Signed by the Landlord(s):

Signed by the Tenant(s):

Janine Hipkins

Duncan Burt

.,

L'~

Rebecca Coffey f... ~

Helen Webster ~~.

Jcrtttt~(N0(1U5. ~AA.c~

v1.92010 Page 8 of 8
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MA AST v2020.01 

SH.docx Assured Shorthold Tenancy Agreement 
Assured Shorthold Tenancy within the meaning of the Housing Act 1988 as amended by the Housing ACT 1996. 

This Agreement is subject to any manuscript amendments following negotiation between the Landlord and Tenant in relation to 

this Property.  Such amendments will be signed or initialled by the parties prior to the grant of this tenancy.  The Tenant 

understands that the Landlord will be entitled to recover possession when the Tenancy Period ends. 

The Particulars: 
 
THIS AGREEMENT IS MADE ON: 10th of August 2020  

 

THIS AGREEMENT IS MADE BETWEEN:  

Landlord: Beech Properties 

Address: 341 Great Western Street, Manchester, M14 4AL. Telephone: 0161 249 2888   Email: hello@beechproperties.co.uk 

Notices: In accordance with Sections 47 and 48 of the Landlord & Tenant Act 1987, the Agent’s name and address in England and Wales at which 

Notices (including Notices of Proceedings) may be served on the Landlord by the Tenant are as above. 

AND Tenant:* (See Note) 

Archie Gardner   Eirik Bjornerstedt  
Jodie Banks  
Ashleah Jarvis  
Verity Hancock  
Veronica Krogh 
 

AND IS MADE IN RELATION TO THE PROPERTY AT: 28 Ruskin Avenue, Rusholme, Manchester, M14 4DQ. 

Together with contents, fixtures and fittings in the Property including all matters specified in the Inventory. 

THE MAIN TERMS OF THE AGREEMENT ARE: 

Term 

A FIXED TERM of 12 months commencing and including the 30th of August 2020 to and including the 29th of August 2021.  

Rent 
The total rent payable per month is £2472.00 and is payable in advance in the following instalments: 

The first payment of one month’s rent in cleared funds in advance of the start of this Agreement and thereafter the sum 

equivalent to one third of the remaining rent should be paid in advance in instalments by standing order, cheque or cash 

commencing 26 September 2020 and at termly intervals thereafter, unless agreed otherwise. 

Deposit 

A deposit of £2472.00 is to be paid in cleared funds on the signing of this Agreement and is held under the terms of an authorised 

tenancy deposit scheme (as per Clause 6 of this Agreement) the details of which will be made available to the Tenant by the 

Landlord within 30 days of the commencement of this Agreement. 

*Note: All Tenants will be jointly and severally liable for the Tenant’s obligations contained within this Agreement. In the event of nonpayment of 

Rent and/or other breach of the Agreement, any individual Tenant or group of Tenants may be pursued. This means that legal action may be 

brought against any one of any group of the Tenants. Notice to leave by any individual Tenant will also end the tenancy for all Tenants. The group 

of Tenants will be known collectively as “The Tenant” throughout the Agreement.  
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THE MAIN TERMS OF THE AGREEMENT CONTINUED: 

Number of permitted occupiers 

The maximum number of permitted people to occupy the Property is: 6 

Utility, Council Tax and Charges for Services 

Water charges:     Included 

Electricity:     Included* (*subject to clause 1.5) 

Television license:    Excluded  

Telephone:     Excluded  

Broadband:     Included* (*subject to clause 11) 

Council Tax (or similar charge which replaces it): Excluded 

Other: (please state) …………………………………………………………………………………. 

 

The Landlord lets the Property and the Contents to the Tenant at the Rent for the Tenancy Period on the standard letting terms 

set out in this Agreement as varied or supplemented by any special letting terms. 

1. Tenant’s Obligations 

The Tenant hereby agrees with the Landlord as follows: 

1.1 Any obligation upon the Tenant under this Agreement to do or not to do anything shall also require the Tenant not to 

permit or allow any visitor to do or not to do the same thing. 

Rent and Charges 

1.2 To pay the Rent at the times and in the manner specified in The Particulars whether or not it has been formally demanded. 

1.3 To pay the Utility, Council Tax (or similar charge which replaces it) and Charges for Services as specified in The Particulars.  

1.4 To pay to the Landlord all costs and expenses, on an indemnity basis, incurred by the Landlord in: 

1.4.1 The recovery from the Tenant of any Rent or any other money which is in arrears. 

1.4.2 The enforcement of any of the provisions of this Agreement. 
1.4.3 The cost of repairing, decorating or cleaning the Property or the Contents so they are to the same standard as at the 

commencement of the Tenancy (reasonable wear and tear excepted). 

1.4.4 Any other monies owed by the Tenant to the Landlord. 

1.4.5 Compensation for the breach of any terms of this agreement. 

1.5 Where electricity is included in the Rent payable, this is to the value of 5 units (Kwh) per person (named on this Tenancy 
Agreement) per day for the duration of the Tenancy Agreement. To pay for any energy usage over and above this value at the 
rate set by the energy provider.  

1.6 To pay for costs incurred for using the ‘out of hours’ emergency maintenance service for a non-emergency. An ‘Emergency’ is 
defined as a risk to life or damage to the fabric of the Property or Fixtures and Fittings contained in the Property. 

Use of the Property 

1.7 To occupy the Property as the Tenant’s only or principal home. 

1.8 Not to assign or sublet or part with or share possession of the Property or any part of it, or to allow the Property to be 

occupied by more than the maximum Number of Permitted Occupiers, without the expressed written permission of the 

Landlord (which will not be unreasonably withheld). 

1.9 Not to carry on in the Property any trade, profession or business or receive paying guests or exhibit any poster or notice 

board so as to be visible from the exterior of the Property or use the Property for any other purpose other than a private 

residence for the Tenant and (if a Garage or Parking Space is specified in the Particulars) for the storage of a private motor car. 

1.10 Not to use the Property for any immoral, illegal or improper purposes. 

1.11 To use the Property carefully and properly and not to damage it. 

1.12 Not to do or permit to be done, on the Property anything that may reasonably be considered to be a nuisance or 

annoyance to the Landlord or the owner or occupiers of any adjoining property. 

1.13 Not to make any noise or play any radio television audio equipment or musical instrument in or about the Property, so as 

to cause nuisance to neighbours or other adjoining residents or people in the immediate area. 

1.14 Not to change the supplier of the Utilities and Services as specified in The Particulars without the express written 

permission of the Landlord (which will not be unreasonably withheld). 

1.15 Not to tamper, interfere with, alter, or add to, the installations or meters relating to the supply of such Services to the 

Property. This includes the installation of any pre-payment meter. 
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1.16 Not to bring into the Property any furniture or furnishings and other personal effects that do not meet the required 

safety standards. 

1.17 Not to obstruct the common parts of the Building or any Shared Facilities or keep or leave anything in them. 

1.18 Not to smoke or to permit a visitor to smoke tobacco or any other substance in the Property without the express 

written permission of the Landlord (which will not be unreasonably withheld). 

1.19 Not to keep any dangerous or inflammable goods, materials, or substances in or on the Property apart from those 

required for general household use. 

1.20 Not to install, take into, use or keep in, the property any heater or like object which requires paraffin or other gaseous fuel, 

and not to burn candles in the Property without the express written permission of the Landlord (which will not be 

unreasonably withheld). 

1.21 Not to keep any animals, reptiles, insects, rodents or birds at the premises without the express written permission of the 

Landlord (which will not be unreasonably withheld). If permission is given, the Tenant may be asked to pay an additional 

amount towards the Deposit. 

1.22 Not to block or cause any blockage to the drains and pipes, gutters and channels in or about the Property. 

1.23 Not to bring in to the Property any electrical equipment which does not comply with relevant UK electrical regulations. 

1.24 To take all reasonable precautions to prevent damage occurring to any pipes or other installation in the Property that may 

be caused by frost, provided the pipes and other installations were adequately insulated at the start of the tenancy. 

1.25 To take all reasonable precautions to prevent condensation by keeping the Property adequately ventilated and heated. 
1.26 To test at regular intervals any battery-operated smoke alarms fitted in the Property and to replace any battery in any alarm 

which is found not to be working.  
1.27 To adhere to any advice given by the Landlord, whether written or verbal, including the Tenant Information Guide, Green Energy 

Guide, any guidance published on the beehproperties.co.uk website or on any notices displayed at the property or in the 
property’s communal areas. 

1.28 To dispose only of toilet tissue down the toilets and saniflo toilet systems located in the Property.  
1.29 Not to dispose of grease down the sinks located throughout the Property. 
1.30 Not to do anything that may, in any way, affect the validity of the insurance of the Property and the items listed on the 

Inventory or cause an increase in the premium payable by the Landlord. 

Leaving the Property Empty 

1.31 To advise the Landlord, by giving reasonable written notice, if the Tenant intends being absent from the Property for more 

than 14 days and provide actual dates the Property will be unoccupied. For any absence over 28 days the Tenant may agree 

that the Landlord should have access during the period to keep the Property insured and to take reasonable precautions to 

mitigate damage. 

Condition of the Property 

1.32 Unless written comments or amendments are received by the Landlord within 7 days of Tenancy commencement the Tenant 

acknowledges that the Inventory forming part of this Agreement is a true and accurate record of the Property and the 

Contents, including their condition, at the beginning of the Tenancy. 

1.33 Not to damage the Property or make any alteration in or addition to it or the electrical or plumbing system. 

1.34 Not to decorate or change the style or colour of the decoration whether it be internal or external, nor to erect any aerial or 

satellite dish without the express written permission of the Landlord (which will not be unreasonably withheld). 

1.35 To keep the interior of the Property and the Contents in the same condition, cleanliness, repair and decoration, as at the start 

of the Tenancy with allowance for fair wear and tear. 

1.36 Not to remove any of the Contents from the Property without the express written permission of the Landlord (which will not 

be unreasonably withheld). 

1.37 To clean the windows of the Property, (where access is possible,) as often as necessary. 

1.38 To keep the front and rear yards in good condition and repair and properly cultivated.  

1.39 To notify the Landlord as soon as reasonably possible, having regard to the urgency of the matter, of any defect in the Property 

which comes to the Tenant’s attention. 

1.40 Where the Property includes Shared Facilities, to take proper care of the Contents and clean as appropriate after use. 

1.41 To replace any light bulbs, florescent tubes, fuses or batteries, promptly and when necessary. 

Refuse at the Property 

1.42 To keep the exterior and communal areas free from rubbish and place all refuse in the allocated receptacles for collection on 

the day for collection. 
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1.43 To adhere to all guidance and instruction provided on signage in the communal and refuse areas of the Property and to 

adhere to any guidance and instruction provided by the Agent or Landlord in respect of refusal disposal. 

1.44 To undertake disposal of refuse by placing refuse in the receptacles provided and, in particular, comply with any local 

authority recycling policy by using the correct containers provided for that purpose. To ensure that all general refuse that 

cannot be recycled is placed and kept inside a plastic bin liner at the property before placing it in the refuse areas. 

Letters and Notices 

1.45 To forward any notice, order, proposal or legal proceedings affecting the Property or its boundaries to the Landlord promptly 

upon receipt of any notice, order, proposal or legal proceedings. 

1.46 To forward all correspondence addressed to the Landlord at the Property to the Landlord within a reasonable time. 

Access to the Property 

1.47 To permit the Landlord or other persons authorised by them at all reasonable times after giving the Tenant at least twenty-

four hours written notice (except in an emergency): 

1.47.1 To enter the Property to examine the state and condition of the Property and Contents and to carry out repairs or 

maintenance to the Property or Contents and afford them all facilities so to do. 

1.47.2 To enter and view the Property with prospective tenants or purchasers during the period of the tenancy. 

Notice to repair 

1.48 If the Landlord gives the Tenant any written notice to remedy a defect, for which the Tenant is responsible, the Tenant shall 

carry out the repair within one month of the date of the given notice. 

Key and Alarm Codes 

1.49 The Tenant agrees that the Landlord shall hold a set of keys and that the Tenant shall not install or change the door locks or 

alarm codes, without the express written permission of the Landlord (which will not be unreasonably withheld). 

1.50 Not to have any keys cut for the locks to the Property without the express written permission of the Landlord (which will not 

be unreasonably withheld). 

Tenant’s Possessions 

1.51 The Tenant is strongly advised to take out insurance with a reputable insurer for the Tenant’s possessions as such possessions 

will not be covered by any insurance effected by the Landlord. 

At the End of the Tenancy 

1.52 At the end of the Tenancy the Tenant agrees to: 

1.52.1 Give up the Property with vacant possession, no later than midday. 

1.52.2 Give up the Property and the Contents in the same state of cleanliness, condition and decoration as it was at the 

commencement of the Tenancy (reasonable wear and tear excepted) and pay for the repair or replacement of 

those items damaged or lost during the Tenancy which were the Tenant’s responsibility in this Agreement. 

1.52.3 Leave the Contents in the respective positions that they occupied at the commencement of the Tenancy. 

1.52.4 Return all keys to the Landlord and pay reasonable costs of having new locks fitted and new keys cut in the event 

that not all keys are returned to the Landlord. 

1.53 Any goods or personal effects belonging to the Tenant or members of the Tenant’s household which have not been removed 

from the property within 28 days after the expiry, or sooner termination of the tenancy, shall be deemed to have been 

abandoned. Provided the Landlord has given written notice to the Tenant, or where the Tenant cannot be found after 

reasonable steps have been taken to trace the Tenant, the Landlord can dispose of such goods as they think appropriate. 

1.54 To allow the Landlord to erect a reasonable number of ‘for sale’ or ‘to let’ signs at the Property during the period of the 

Tenancy. 

1.55 The Tenant should be present during any inspection of the Property upon check out, to be carried out by or on behalf of the 

Landlord. If the tenant is not able to attend the inspection, it will be carried out in their absence. 

1.56 To pay all reasonable removal and/or storage costs charges when items are left in the Property which can be easily be moved 

and stored by the Landlord for a maximum of 28 days. 

  



V2019.3                 Page 5 

2. Landlord’s Obligations 

The Landlord hereby agrees with the Tenant as follows: 

2.1 The Landlord shall arrange for the Property and Contents (not the Tenant’s possessions) to be insured under a comprehensive 

insurance policy and use all reasonable effort to arrange for any damage caused by an insured risk to be remedied as soon as 

is practicable, and to provide alternative accommodation or refund to the Tenant any Rent paid for any period in which the 

Property is uninhabitable or inaccessible as a result of such damage, unless the insurers refuse to pay out the policy monies 

because of anything the Tenant has done or  failed to do in breach of the Tenant’s Obligations under this Agreement. 

2.2 To pay all assessments and outgoings in respect of the Property, which are the responsibility of the Landlord 

2.3 To allow the Tenant to quietly possess and enjoy the Property during the Tenancy without interruption from the Landlord, 

(not withstanding Clause 1.40 in this Agreement). 

2.4 To ensure that gas appliances supplied by the Landlord comply with the Gas Safety (Installation and Use) Regulations 1998 

and that a copy of the Gas Safety Check Certificate will be given to the Tenant at the commencement of the Tenancy. 

2.5 To ensure that all the furniture and equipment within the Property supplied by the Landlord complies with the Furniture 

and Furnishings (Fire) (Safety) Regulations 1988 as amended in 1993. 

2.6 To carry out promptly any repairs which are the Landlord’s responsibility. 

3. Interest on Rent Arrears 

3.1 The Tenant shall pay interest at the rate of 3% above the base lending rate of the Bank of England upon any Rent or other 

monies being due under this Agreement for each day that the payment has been outstanding. 

4. Termination 

4.1 If there is a breach of any of this Agreement by the Tenant the Landlord may serve notice in accordance with Section 8 of 

the Housing Act 1988 (as amended). 

4.2 If the Rent or any part shall be in arrears for at least 21 days after it shall have become due (whether legally demanded or 

not) or if there shall be a breach of any of this Agreement by the Tenant, the Landlord may re-enter the Property (subject to 

the Landlord obtaining a Court Order for Possession) and immediately thereon the Tenancy shall terminate without 

prejudice. 

5. Landlords Right of Termination 

5.1 The Landlord is entitled to terminate this Tenancy for the reasons below (including by Service of Notice in accordance with 

Section 8 of the Housing Act 1988 (as amended): 

5.1.1 Any instalment of rent not received in full within 14 days of day due when the landlord formally demands it, 

after it has fallen due; 

5.1.2 Or if the tenant fails to comply with any of the Tenants Obligations under this agreement; 

5.1.3 Or if the Tenant becomes bankrupt; 

5.1.4 Or an Interim Receiver of the Property is appointed; 

5.1.5 Or if the Tenant (without making prior arrangements in writing with the Landlord) leaves the property vacant 

or unoccupied for more than 3 weeks. 

Effect of Termination 

5.2 Termination of this Tenancy Agreement ends the Tenancy but does not release the Tenant from any outstanding obligations. 

5.3 If the Tenancy is a Fixed Term Tenancy, the Landlord may serve on the Tenant at least 2 months’ notice in writing under 

Section 21(1) or (4) of the Housing Act 1988 to expire on the last day of the Fixed Term. If the Tenancy has become a 

statutory Periodic Tenancy it may be terminated by: 

5.3.1 The Landlord serving the Tenant at least two months’ notice in writing under Section 21(1) or (4) of the 

Housing Act 1988 and expiring on the last day of a rental period of the Tenancy. 

5.3.2 The Tenant giving written notice of at least four weeks and expiring on the last day of a rental period of the 

Tenancy. 

6. The Deposit 

6.1 If a deposit is taken, it will be held and returned under the terms of the Tenancy Deposit Scheme known as: 

Tenancy Deposit Solutions Limited (TDSL) trading as my|deposits. This is a custodial based scheme. TDSL shall hold the deposit 

within the terms of the scheme.  

6.2 The Deposit will be returned to the Tenant (less any deductions properly made) within 30 days of the end of the 

Tenancy, upon vacant possession of the Property and return of the keys, and if the Tenant has kept to all the agreements 

and conditions within this Agreement. 

6.3 Monies shall properly be deducted from the Deposit in respect of all reasonable costs and expenses incurred by the 
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Landlord (including but not limited to the costs and fees of the Landlord’s solicitors and other professional advisors) in 

respect of: 

6.3.1 The recovery from the Tenant of any Rent or any other money which is in arrears. 

6.3.2 The enforcement of any of the provisions of this Agreement. 

6.3.3 Compensation in respect of the Tenant’s use and occupation in the event that the Tenant fails to vacate 

the Property on the due date. 

6.3.4 The service of any notice relating to the breach by the Tenant of any of the Tenant’s obligations under 

this Agreement whether or not the same shall result in court proceedings. 

6.3.5 The cost of any Bank or other charges incurred by the Landlord if any cheque written by the Tenant is dishonoured 

or if any standing order payment is withdrawn by the Tenant’s bankers. 

6.3.6 The cost of repairing, decorating or cleaning the Property or the Contents so they are to the same standard as 

at the commencement of the Tenancy (reasonable wear and tear excepted). 

6.3.7 Any other monies owed by the Tenant to the Landlord. 

6.3.8 Compensation for the breach of any terms of this agreement. 

6.4 If the Deposit is insufficient the Tenant shall pay to the Landlord such additional sums as shall be required to cover all 

costs, charges and expenses properly due. 

7. Notices 

7.1 The Landlord gives notice to the Tenant that in accordance with Section 47 and 48(1) of the Landlord and Tenant Act 1987 

that Notices (including Notices in proceedings) may be served on the Landlord at the address specified in The Particulars of 

this Agreement. 

7.2 Any Notice served upon the Tenant in accordance with this Agreement or any statute or regulation, then the same may 

be served properly addressed to the Tenant either at the Property by hand, by email to the email address provided by 

the Tenant, by sending by first class post to the Property or at the Tenant’s last known address and the same shall be 

deemed to have been properly served and received by the Tenant in the ordinary course of that first class post being 

delivered. 

8. Consents 

8.1 The Landlord confirms that all necessary consents have been obtained to enable the Landlord to enter into this 

Agreement (whether from Superior Landlord, Lenders, Mortgagees, Insurers, or others). 

9. Data Protection 

9.1 The Tenant hereby consents to the Landlord and/or the National Landlords Association processing any information 

or personal details on or of the Tenant as defined in the Data Protection Act 1998. 

9.2 The Tenant agrees that the Landlord may pass on the Tenant’s forwarding address and/or other personal information to 

utility suppliers, local authority, any credit agencies, or reference agencies and for debt collection. 

10. Guarantor 

10.1 If there is a Guarantor, he guarantees that the Tenant will keep to his obligations in this Agreement and any 

Guarantor Agreement. The Guarantor agrees to pay on demand to the Landlord any amount that the Tenant owes. If 

this Agreement continues on a periodic basis at the end of its fixed term, the Guarantor’s obligations in this 

Agreement and any Guarantor Agreement will continue until the Tenancy is terminated.  

11. Broadband Internet  

11.1 Where a broadband internet service is included, the Landlord accepts no responsibility for the provision or reliability 

of this service and The Tenant agrees to contact the service provider for technical support. If the Tenant is not 

satisfied with the service provided, the Tenant agrees to arrange for their own internet service to be installed at 

their own expense and for it to be terminated at the end of the tenancy.  

11.2 The Tenant agrees not to use any broadband internet service provided in the property for any illegal activity 

whatsoever. 

12. Availability of Property 

12.1 For newly built or newly refurbished developments the Landlord does not make any guarantees as to when the 

property will be available. The tenancy start date on this agreement may therefore be subject to change if the 

landlord is unable to meet this date. On these occasions, alternative accommodation will be provided. 
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Additional Provisions if any: 

Signed by the Agent: _______________________________________________________________________ 

Signed by the Tenant(s): 

Archie Gardner  

Jodie Banks 

Ashleah Jarvis 

Verity Hancock 

Veronica Krogh 

Eirik Bjornerstedt 

Archie Gardiner (Aug 19, 2020 11:51 GMT+1)

Jodie Banks (Aug 19, 2020 12:39 GMT+1)
Jodie Banks

Ashleah Jarvis (Aug 19, 2020 12:41 GMT+1)
Ashleah Jarvis

Verity Hancock (Aug 19, 2020 12:46 GMT+1)
Verity Hancock

Veronica Arbella Krogh (Aug 19, 2020 12:49 GMT+1)
Veronica Arbella Krogh

Eirik Jo Björnerstedt (Aug 19, 2020 12:03 GMT)
Eirik Jo Björnerstedt

https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAWWQ-ugKTpqancXIMUo8Mjes5_ZFR3jo0
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAWWQ-ugKTpqancXIMUo8Mjes5_ZFR3jo0
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAWWQ-ugKTpqancXIMUo8Mjes5_ZFR3jo0
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAWWQ-ugKTpqancXIMUo8Mjes5_ZFR3jo0
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAWWQ-ugKTpqancXIMUo8Mjes5_ZFR3jo0
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAWWQ-ugKTpqancXIMUo8Mjes5_ZFR3jo0
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Assured Shorthold Tenancy Agreement 
Assured Shorthold Tenancy within the meaning of the Housing Act 1988 as amended by the Housing ACT 1996. 

This Agreement is subject to any manuscript amendments following negotiation between the Landlord and Tenant in relation to 

this Property.  Such amendments will be signed or initialled by the parties prior to the grant of this tenancy.  The Tenant 

understands that the Landlord will be entitled to recover possession when the Tenancy Period ends. 

The Particulars: 
 
THIS AGREEMENT IS MADE ON: 25th of March 2021 

 

THIS AGREEMENT IS MADE BETWEEN:  

Landlord: Beech Properties 

Address: 341 Great Western Street, Manchester, M14 4AL. Telephone: 0161 249 2888   Email: hello@beechproperties.co.uk 

Notices: In accordance with Sections 47 and 48 of the Landlord & Tenant Act 1987, the Agent’s name and address in England and Wales at which 

Notices (including Notices of Proceedings) may be served on the Landlord by the Tenant are as above. 

AND Tenant:* (See Note) 

Matthew Newton 
Olivia McGurk 
Lucy Burgess 
Chris Heslam 
Sophie Radford 
Abigail Metcalfe 

  

AND IS MADE IN RELATION TO THE PROPERTY AT: 28 Ruskin Avenue, Rusholme, M14 4DP. 

Together with contents, fixtures and fittings in the Property including all matters specified in the Inventory. 

THE MAIN TERMS OF THE AGREEMENT ARE: 

Term 

A FIXED TERM of 11 months and 24 days commencing and including the 4th of September 2021 to and including 27th of August 

2022. 

Rent 
The total rent payable per month is £2472.00 and is payable in advance in the following instalments: 

The first payment of one month’s rent in cleared funds in advance of the start of this Agreement and thereafter the sum 

equivalent to one third of the remaining rent should be paid in advance in instalments by standing order, cheque or cash 

commencing 26 September 2020 and at termly intervals thereafter, unless agreed otherwise. 

Deposit 

A deposit of £1200.00 is to be paid in cleared funds on the signing of this Agreement and is held under the terms of an authorised 

tenancy deposit scheme (as per Clause 6 of this Agreement) the details of which will be made available to the Tenant by the 

Landlord within 30 days of the commencement of this Agreement. 

*Note: All Tenants will be jointly and severally liable for the Tenant’s obligations contained within this Agreement. In the event of nonpayment of 

Rent and/or other breach of the Agreement, any individual Tenant or group of Tenants may be pursued. This means that legal action may be 

brought against any one of any group of the Tenants. Notice to leave by any individual Tenant will also end the tenancy for all Tenants. The group 

of Tenants will be known collectively as “The Tenant” throughout the Agreement.  
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THE MAIN TERMS OF THE AGREEMENT CONTINUED: 

Number of permitted occupiers 

The maximum number of permitted people to occupy the Property is: 6 

Utility, Council Tax and Charges for Services 

Water charges:     Included 

Electricity:     Included* (*subject to clause 1.5) 

Television license:    Excluded  

Telephone:     Excluded  

Broadband:     Included* (*subject to clause 11) 

Council Tax (or similar charge which replaces it): Excluded 

Other: (please state) …………………………………………………………………………………. 

 

The Landlord lets the Property and the Contents to the Tenant at the Rent for the Tenancy Period on the standard letting terms 

set out in this Agreement as varied or supplemented by any special letting terms. 

1. Tenant’s Obligations 

The Tenant hereby agrees with the Landlord as follows: 

1.1 Any obligation upon the Tenant under this Agreement to do or not to do anything shall also require the Tenant not to 

permit or allow any visitor to do or not to do the same thing. 

Rent and Charges 

1.2 To pay the Rent at the times and in the manner specified in The Particulars whether or not it has been formally demanded. 

1.3 To pay the Utility, Council Tax (or similar charge which replaces it) and Charges for Services as specified in The Particulars.  

1.4 To pay to the Landlord all costs and expenses, on an indemnity basis, incurred by the Landlord in: 

1.4.1 The recovery from the Tenant of any Rent or any other money which is in arrears. 

1.4.2 The enforcement of any of the provisions of this Agreement. 
1.4.3 The cost of repairing, decorating or cleaning the Property or the Contents so they are to the same standard as at the 

commencement of the Tenancy (reasonable wear and tear excepted). 

1.4.4 Any other monies owed by the Tenant to the Landlord. 

1.4.5 Compensation for the breach of any terms of this agreement. 

1.5 Where electricity is included in the Rent payable, this is to the value of 5 units (Kwh) per person (named on this Tenancy 
Agreement) per day for the duration of the Tenancy Agreement. To pay for any energy usage over and above this value at the 
rate set by the energy provider.  

1.6 To pay for costs incurred for using the ‘out of hours’ emergency maintenance service for a non-emergency. An ‘Emergency’ is 
defined as a risk to life or damage to the fabric of the Property or Fixtures and Fittings contained in the Property. 

Use of the Property 

1.7 To occupy the Property as the Tenant’s only or principal home. 

1.8 Not to assign or sublet or part with or share possession of the Property or any part of it, or to allow the Property to be 

occupied by more than the maximum Number of Permitted Occupiers, without the expressed written permission of the 

Landlord (which will not be unreasonably withheld). 

1.9 Not to carry on in the Property any trade, profession or business or receive paying guests or exhibit any poster or notice 

board so as to be visible from the exterior of the Property or use the Property for any other purpose other than a private 

residence for the Tenant and (if a Garage or Parking Space is specified in the Particulars) for the storage of a private motor car. 

1.10 Not to use the Property for any immoral, illegal or improper purposes. 

1.11 To use the Property carefully and properly and not to damage it. 

1.12 Not to do or permit to be done, on the Property anything that may reasonably be considered to be a nuisance or 

annoyance to the Landlord or the owner or occupiers of any adjoining property. 

1.13 Not to make any noise or play any radio television audio equipment or musical instrument in or about the Property, so as 

to cause nuisance to neighbours or other adjoining residents or people in the immediate area. 

1.14 Not to change the supplier of the Utilities and Services as specified in The Particulars without the express written 

permission of the Landlord (which will not be unreasonably withheld). 

1.15 Not to tamper, interfere with, alter, or add to, the installations or meters relating to the supply of such Services to the 
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Property. This includes the installation of any pre-payment meter. 

1.16 Not to bring into the Property any furniture or furnishings and other personal effects that do not meet the required 

safety standards. 

1.17 Not to obstruct the common parts of the Building or any Shared Facilities or keep or leave anything in them. 

1.18 Not to smoke or to permit a visitor to smoke tobacco or any other substance in the Property without the express 

written permission of the Landlord (which will not be unreasonably withheld). 

1.19 Not to keep any dangerous or inflammable goods, materials, or substances in or on the Property apart from those 

required for general household use. 

1.20 Not to install, take into, use or keep in, the property any heater or like object which requires paraffin or other gaseous fuel, 

and not to burn candles in the Property without the express written permission of the Landlord (which will not be 

unreasonably withheld). 

1.21 Not to keep any animals, reptiles, insects, rodents or birds at the premises without the express written permission of the 

Landlord (which will not be unreasonably withheld). If permission is given, the Tenant may be asked to pay an additional 

amount towards the Deposit. 

1.22 Not to block or cause any blockage to the drains and pipes, gutters and channels in or about the Property. 

1.23 Not to bring in to the Property any electrical equipment which does not comply with relevant UK electrical regulations. 

1.24 To take all reasonable precautions to prevent damage occurring to any pipes or other installation in the Property that may 

be caused by frost, provided the pipes and other installations were adequately insulated at the start of the tenancy. 

1.25 To take all reasonable precautions to prevent condensation by keeping the Property adequately ventilated and heated. 
1.26 To test at regular intervals any battery-operated smoke alarms fitted in the Property and to replace any battery in any alarm 

which is found not to be working.  
1.27 To adhere to any advice given by the Landlord, whether written or verbal, including the Tenant Information Guide, Green Energy 

Guide, any guidance published on the beehproperties.co.uk website or on any notices displayed at the property or in the 
property’s communal areas. 

1.28 To dispose only of toilet tissue down the toilets and saniflo toilet systems located in the Property.  
1.29 Not to dispose of grease down the sinks located throughout the Property. 
1.30 Not to do anything that may, in any way, affect the validity of the insurance of the Property and the items listed on the 

Inventory or cause an increase in the premium payable by the Landlord. 

Leaving the Property Empty 

1.31 To advise the Landlord, by giving reasonable written notice, if the Tenant intends being absent from the Property for more 

than 14 days and provide actual dates the Property will be unoccupied. For any absence over 28 days the Tenant may agree 

that the Landlord should have access during the period to keep the Property insured and to take reasonable precautions to 

mitigate damage. 

Condition of the Property 

1.32 Unless written comments or amendments are received by the Landlord within 7 days of Tenancy commencement the Tenant 

acknowledges that the Inventory forming part of this Agreement is a true and accurate record of the Property and the 

Contents, including their condition, at the beginning of the Tenancy. 

1.33 Not to damage the Property or make any alteration in or addition to it or the electrical or plumbing system. 

1.34 Not to decorate or change the style or colour of the decoration whether it be internal or external, nor to erect any aerial or 

satellite dish without the express written permission of the Landlord (which will not be unreasonably withheld). 

1.35 To keep the interior of the Property and the Contents in the same condition, cleanliness, repair and decoration, as at the start 

of the Tenancy with allowance for fair wear and tear. 

1.36 Not to remove any of the Contents from the Property without the express written permission of the Landlord (which will not 

be unreasonably withheld). 

1.37 To clean the windows of the Property, (where access is possible,) as often as necessary. 

1.38 To keep the front and rear yards in good condition and repair and properly cultivated.  

1.39 To notify the Landlord as soon as reasonably possible, having regard to the urgency of the matter, of any defect in the Property 

which comes to the Tenant’s attention. 

1.40 Where the Property includes Shared Facilities, to take proper care of the Contents and clean as appropriate after use. 

1.41 To replace any light bulbs, florescent tubes, fuses or batteries, promptly and when necessary. 

Refuse at the Property 

1.42 To keep the exterior and communal areas free from rubbish and place all refuse in the allocated receptacles for collection on 
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the day for collection. 

1.43 To adhere to all guidance and instruction provided on signage in the communal and refuse areas of the Property and to 

adhere to any guidance and instruction provided by the Agent or Landlord in respect of refusal disposal. 

1.44 To undertake disposal of refuse by placing refuse in the receptacles provided and, in particular, comply with any local 

authority recycling policy by using the correct containers provided for that purpose. To ensure that all general refuse that 

cannot be recycled is placed and kept inside a plastic bin liner at the property before placing it in the refuse areas. 

Letters and Notices 

1.45 To forward any notice, order, proposal or legal proceedings affecting the Property or its boundaries to the Landlord promptly 

upon receipt of any notice, order, proposal or legal proceedings. 

1.46 To forward all correspondence addressed to the Landlord at the Property to the Landlord within a reasonable time. 

Access to the Property 

1.47 To permit the Landlord or other persons authorised by them at all reasonable times after giving the Tenant at least twenty-

four hours written notice (except in an emergency): 

1.47.1 To enter the Property to examine the state and condition of the Property and Contents and to carry out repairs or 

maintenance to the Property or Contents and afford them all facilities so to do. 

1.47.2 To enter and view the Property with prospective tenants or purchasers during the period of the tenancy. 

Notice to repair 

1.48 If the Landlord gives the Tenant any written notice to remedy a defect, for which the Tenant is responsible, the Tenant shall 

carry out the repair within one month of the date of the given notice. 

Key and Alarm Codes 

1.49 The Tenant agrees that the Landlord shall hold a set of keys and that the Tenant shall not install or change the door locks or 

alarm codes, without the express written permission of the Landlord (which will not be unreasonably withheld). 

1.50 Not to have any keys cut for the locks to the Property without the express written permission of the Landlord (which will not 

be unreasonably withheld). 

Tenant’s Possessions 

1.51 The Tenant is strongly advised to take out insurance with a reputable insurer for the Tenant’s possessions as such possessions 

will not be covered by any insurance effected by the Landlord. 

At the End of the Tenancy 

1.52 At the end of the Tenancy the Tenant agrees to: 

1.52.1 Give up the Property with vacant possession, no later than midday. 

1.52.2 Give up the Property and the Contents in the same state of cleanliness, condition and decoration as it was at the 

commencement of the Tenancy (reasonable wear and tear excepted) and pay for the repair or replacement of 

those items damaged or lost during the Tenancy which were the Tenant’s responsibility in this Agreement. 

1.52.3 Leave the Contents in the respective positions that they occupied at the commencement of the Tenancy. 

1.52.4 Return all keys to the Landlord and pay reasonable costs of having new locks fitted and new keys cut in the event 

that not all keys are returned to the Landlord. 

1.53 Any goods or personal effects belonging to the Tenant or members of the Tenant’s household which have not been removed 

from the property within 28 days after the expiry, or sooner termination of the tenancy, shall be deemed to have been 

abandoned. Provided the Landlord has given written notice to the Tenant, or where the Tenant cannot be found after 

reasonable steps have been taken to trace the Tenant, the Landlord can dispose of such goods as they think appropriate. 

1.54 To allow the Landlord to erect a reasonable number of ‘for sale’ or ‘to let’ signs at the Property during the period of the 

Tenancy. 

1.55 The Tenant should be present during any inspection of the Property upon check out, to be carried out by or on behalf of the 

Landlord. If the tenant is not able to attend the inspection, it will be carried out in their absence. 

1.56 To pay all reasonable removal and/or storage costs charges when items are left in the Property which can be easily be moved 

and stored by the Landlord for a maximum of 28 days. 
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2. Landlord’s Obligations 

The Landlord hereby agrees with the Tenant as follows: 

2.1 The Landlord shall arrange for the Property and Contents (not the Tenant’s possessions) to be insured under a comprehensive 

insurance policy and use all reasonable effort to arrange for any damage caused by an insured risk to be remedied as soon as 

is practicable, and to provide alternative accommodation or refund to the Tenant any Rent paid for any period in which the 

Property is uninhabitable or inaccessible as a result of such damage, unless the insurers refuse to pay out the policy monies 

because of anything the Tenant has done or  failed to do in breach of the Tenant’s Obligations under this Agreement. 

2.2 To pay all assessments and outgoings in respect of the Property, which are the responsibility of the Landlord 

2.3 To allow the Tenant to quietly possess and enjoy the Property during the Tenancy without interruption from the Landlord, 

(not withstanding Clause 1.40 in this Agreement). 

2.4 To ensure that gas appliances supplied by the Landlord comply with the Gas Safety (Installation and Use) Regulations 1998 

and that a copy of the Gas Safety Check Certificate will be given to the Tenant at the commencement of the Tenancy. 

2.5 To ensure that all the furniture and equipment within the Property supplied by the Landlord complies with the Furniture 

and Furnishings (Fire) (Safety) Regulations 1988 as amended in 1993. 

2.6 To carry out promptly any repairs which are the Landlord’s responsibility. 

3. Interest on Rent Arrears 

3.1 The Tenant shall pay interest at the rate of 3% above the base lending rate of the Bank of England upon any Rent or other 

monies being due under this Agreement for each day that the payment has been outstanding. 

4. Termination 

4.1 If there is a breach of any of this Agreement by the Tenant the Landlord may serve notice in accordance with Section 8 of 

the Housing Act 1988 (as amended). 

4.2 If the Rent or any part shall be in arrears for at least 21 days after it shall have become due (whether legally demanded or 

not) or if there shall be a breach of any of this Agreement by the Tenant, the Landlord may re-enter the Property (subject to 

the Landlord obtaining a Court Order for Possession) and immediately thereon the Tenancy shall terminate without 

prejudice. 

5. Landlords Right of Termination 

5.1 The Landlord is entitled to terminate this Tenancy for the reasons below (including by Service of Notice in accordance with 

Section 8 of the Housing Act 1988 (as amended): 

5.1.1 Any instalment of rent not received in full within 14 days of day due when the landlord formally demands it, 

after it has fallen due; 

5.1.2 Or if the tenant fails to comply with any of the Tenants Obligations under this agreement; 

5.1.3 Or if the Tenant becomes bankrupt; 

5.1.4 Or an Interim Receiver of the Property is appointed; 

5.1.5 Or if the Tenant (without making prior arrangements in writing with the Landlord) leaves the property vacant 

or unoccupied for more than 3 weeks. 

Effect of Termination 

5.2 Termination of this Tenancy Agreement ends the Tenancy but does not release the Tenant from any outstanding obligations. 

5.3 If the Tenancy is a Fixed Term Tenancy, the Landlord may serve on the Tenant at least 2 months’ notice in writing under 

Section 21(1) or (4) of the Housing Act 1988 to expire on the last day of the Fixed Term. If the Tenancy has become a 

statutory Periodic Tenancy it may be terminated by: 

5.3.1 The Landlord serving the Tenant at least two months’ notice in writing under Section 21(1) or (4) of the 

Housing Act 1988 and expiring on the last day of a rental period of the Tenancy. 

5.3.2 The Tenant giving written notice of at least four weeks and expiring on the last day of a rental period of the 

Tenancy. 

6. The Deposit 

6.1 If a deposit is taken, it will be held and returned under the terms of the Tenancy Deposit Scheme known as: 

Tenancy Deposit Solutions Limited (TDSL) trading as my|deposits. This is a custodial based scheme. TDSL shall hold the deposit 

within the terms of the scheme.  

6.2 The Deposit will be returned to the Tenant (less any deductions properly made) within 30 days of the end of the 

Tenancy, upon vacant possession of the Property and return of the keys, and if the Tenant has kept to all the agreements 

and conditions within this Agreement. 

6.3 Monies shall properly be deducted from the Deposit in respect of all reasonable costs and expenses incurred by the 
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Landlord (including but not limited to the costs and fees of the Landlord’s solicitors and other professional advisors) in 

respect of: 

6.3.1 The recovery from the Tenant of any Rent or any other money which is in arrears. 

6.3.2 The enforcement of any of the provisions of this Agreement. 

6.3.3 Compensation in respect of the Tenant’s use and occupation in the event that the Tenant fails to vacate 

the Property on the due date. 

6.3.4 The service of any notice relating to the breach by the Tenant of any of the Tenant’s obligations under 

this Agreement whether or not the same shall result in court proceedings. 

6.3.5 The cost of any Bank or other charges incurred by the Landlord if any cheque written by the Tenant is dishonoured 

or if any standing order payment is withdrawn by the Tenant’s bankers. 

6.3.6 The cost of repairing, decorating or cleaning the Property or the Contents so they are to the same standard as 

at the commencement of the Tenancy (reasonable wear and tear excepted). 

6.3.7 Any other monies owed by the Tenant to the Landlord. 

6.3.8 Compensation for the breach of any terms of this agreement. 

6.4 If the Deposit is insufficient the Tenant shall pay to the Landlord such additional sums as shall be required to cover all 

costs, charges and expenses properly due. 

7. Notices 

7.1 The Landlord gives notice to the Tenant that in accordance with Section 47 and 48(1) of the Landlord and Tenant Act 1987 

that Notices (including Notices in proceedings) may be served on the Landlord at the address specified in The Particulars of 

this Agreement. 

7.2 Any Notice served upon the Tenant in accordance with this Agreement or any statute or regulation, then the same may 

be served properly addressed to the Tenant either at the Property by hand, by email to the email address provided by 

the Tenant, by sending by first class post to the Property or at the Tenant’s last known address and the same shall be 

deemed to have been properly served and received by the Tenant in the ordinary course of that first class post being 

delivered. 

8. Consents 

8.1 The Landlord confirms that all necessary consents have been obtained to enable the Landlord to enter into this 

Agreement (whether from Superior Landlord, Lenders, Mortgagees, Insurers, or others). 

9. Data Protection 

9.1 The Tenant hereby consents to the Landlord and/or the National Landlords Association processing any information 

or personal details on or of the Tenant as defined in the Data Protection Act 1998. 

9.2 The Tenant agrees that the Landlord may pass on the Tenant’s forwarding address and/or other personal information to 

utility suppliers, local authority, any credit agencies, or reference agencies and for debt collection. 

10. Guarantor 

10.1 If there is a Guarantor, he guarantees that the Tenant will keep to his obligations in this Agreement and any 

Guarantor Agreement. The Guarantor agrees to pay on demand to the Landlord any amount that the Tenant owes. If 

this Agreement continues on a periodic basis at the end of its fixed term, the Guarantor’s obligations in this 

Agreement and any Guarantor Agreement will continue until the Tenancy is terminated.  

11. Broadband Internet  

11.1 Where a broadband internet service is included, the Landlord accepts no responsibility for the provision or reliability 

of this service and The Tenant agrees to contact the service provider for technical support. If the Tenant is not 

satisfied with the service provided, the Tenant agrees to arrange for their own internet service to be installed at 

their own expense and for it to be terminated at the end of the tenancy.  

11.2 The Tenant agrees not to use any broadband internet service provided in the property for any illegal activity 

whatsoever. 

12. Availability of Property 

12.1 For newly built or newly refurbished developments the Landlord does not make any guarantees as to when the 

property will be available. The tenancy start date on this agreement may therefore be subject to change if the 

landlord is unable to meet this date. On these occasions, alternative accommodation will be provided. 
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Additional Provisions if any: 

Signed by the Agent: _______________________________________________________________________ 

Signed by the Tenant(s): 

Matthew Newton 

Olivia McGurk 

Lucy Burgess 

Chris Heslam 

Sophie Radford 

Abigail Metcalfe 

Matthew Newton (Apr 7, 2021 12:22 GMT+1)

Olivia McGurk (Apr 7, 2021 12:23 GMT+1)
Olivia McGurk

Lucy Burgess (Apr 7, 2021 12:31 GMT+1)

Christopher Heslam (Apr 7, 2021 19:13 GMT+1)

SJRadford (Apr 7, 2021 19:48 GMT+1)
SJRadford

Abigail Metcalfe (Apr 7, 2021 19:51 GMT+1)

https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAA_E7bZ9Awwg28BUEc55MW5L6Mk0sNZxWG
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAA_E7bZ9Awwg28BUEc55MW5L6Mk0sNZxWG
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAA_E7bZ9Awwg28BUEc55MW5L6Mk0sNZxWG
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAA_E7bZ9Awwg28BUEc55MW5L6Mk0sNZxWG
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAA_E7bZ9Awwg28BUEc55MW5L6Mk0sNZxWG
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAA_E7bZ9Awwg28BUEc55MW5L6Mk0sNZxWG
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Assured Shorthold Tenancy Agreement 
 
 
 
 
 

 
 
 

FOR 
 

28 Ruskin Avenue, Rusholme, Manchester, M14 4DP. 
 

 
Tenants: 

1- Matthew Newon 
 
2- Olivia McGurk  
 
3- Lucy Burgess 
 
4- Chris Heslam 
 
5- Sophie Radford 
 
6- Abigail Metcalfe 

 
ASSURED SHORTHOLD TENANCY AGREEMENT 
 
 
 
Under part 1 of the Housing Act 1988 
as amended under part III of the Housing Act 1996 
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A.CORE TERMS 

 
 
1. Date of agreement: 24/03/2022 
 
2. Our name and address: 

Name: WAKMOOR (ASSETS) LIMITED, Dalton House,60 Windsor Avenue, London 
SW19 2RR 
 
3. Your name(s) and address(es) 
(The Resident) 

 
Name: Matthew Newton 
Email:  mattnwkc@gmail.com 
Phone: 07802537570 
Address: 28 Ruskin Avenue, Manchester, M14 4DQ 
 
Name: Olivia McGurk  
Email:  oliviamcgurk@icloud.com 
Phone: 7824386362 
Address: 28 Ruskin Avenue, Manchester, M14 4DQ 
 
Name: Lucy Jade Burgess 
Email:  lucy_blou@hotmail.co.uk 
Phone: 07713857811 
Address: 12 Warde, Birley Fields Campus, Manchester, M15 6GS 
 
Name: Christopher Scott Heslam 
Email: heslamchris@outlook.com  
Phone: 07900656513 
Address: 28 Ruskin Avenue, Manchester, M14 4DQ 
 
Name: sophie Jane Radford 
Email:  sophiejradford@gmail.com 
Phone: 07516413457 
Address: 28 Ruskin Avenue, Manchester, M14 4DQ 
 
Name: Abi Metcalfe 
Email:  abi-metcalfe@hotmail.com 
Phone: 07807540607 
Address: 28 Ruskin Avenue, Manchester, M14 4DQ 
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4. The Home 
 
28 Ruskin Avenue, Rusholme, Manchester, M14 4DP 
 
5. Term (length of the tenancy) 
 
12 Months 
 
Tenancy Start Date – 28/08/2022 Tenancy End Date – 27/08/2023 
 
6. Rent amounts and payment dates 
  
 

 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Charge Date Rent Tenant 1  

01/07/2022 £412.00 

01/10/2022 £1648.00 

01/01/2023 £1648.00 

01/05/2023 £1236.00 

Total Per Tenant £4944.00 

Charge Date Rent Tenant 2  

01/07/2022 £412.00 

01/10/2022 £1648.00 

01/01/2023 £1648.00 

01/05/2023 £1236.00 

Total Per Tenant £4944.00 

Charge Date Rent Tenant 3  

01/07/2022 £412.00 

01/10/2022 £1648.00 

01/01/2023 £1648.00 

01/05/2023 £1236.00 

Total Per Tenant £4944.00 



Page 5 of 16  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  

Charge Date Rent Tenant 4  

01/07/2022 £412.00 

01/10/2022 £1648.00 

01/01/2023 £1648.00 

01/05/2023 £1236.00 

Total Per Tenant £4944.00 

Charge Date Rent Tenant 5  

01/07/2022 £412.00 

01/10/2022 £1648.00 

01/01/2023 £1648.00 

01/05/2023 £1236.00 

Total Per Tenant £4944.00 

Charge Date Rent Tenant 6  

01/07/2022 £412.00 

01/10/2022 £1648.00 

01/01/2023 £1648.00 

01/05/2023 £1236.00 

Total Per Tenant £4944.00 
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7. References to the “Landlord” are to the person, people or company that, for the time 

being, own the interest in the home which gives right to the possession of it when the 
tenancy ends. 

8. The words “We” and “Us” include any parties engaged by the landlord to perform 
obligations, services and duties on their behalf. 

9. References to the “Resident” are to the person or people, for the time being, is entitled to 
live in the home, and where there is more than one resident all legal obligations can be 
enforced against all residents jointly and/or against each individually. This is also known 
as joint and several liability. This means that if, for example, some rent is not paid, we can 
require any one of you, or all of you, to pay the arrears. 

10. References to this “Agreement” are to this document and the tenancy it creates. 
 
11. You have consented to any holding deposit paid in advance of the tenancy being 

granted being used towards the first instalment of rent and this has been accounted for in 
the figures stated above. 

12. The rent is inclusive of water and sewerage charges, TV license, electricity and gas, 
subject to a fair usage policy detailed in section B of this agreement. 

13. Complimentary broadband is provided 
 
14. The rent does not include council tax liability. Full-time students are exempt from 

paying council tax. If you are liable for council tax (for example if one resident drops out 
of university and remains living in the home), then you will be liable in full and you must 
pay this direct to the local authority. 

15. Where the rent is payable by standing order or bank transfer, we have provided you 
with the account details to use. 

16. In entering into this agreement, you may have signed up with a deposit replacement 
service or purchased an insurance product. The terms of that service or product might 
provide that the company that supplies it is entitled to report failures to pay rent in full and 
on time to Experian or similar credit reference agencies. It is therefore very important that 
you and all of your fellow residents pay the rent on time and in full as a failure to do so 
might damage your credit rating. 

  
17. The tenancy of the home includes the right for you to use the furniture, fixtures and 

household belongings that are on the inventory that you and we have signed. 
18. If you enter into this agreement without viewing the home in advance, then you may 

not have signed an inventory. In those circumstances you are required to review the 
inventory and inform us within 14 days of the date that you move in whether you disagree 
with any aspect of it. If you do not do that, you will be deemed to have accepted the 
content of the inventory. 

19. We have agreed to let the home to you on the condition that a person or people 
acceptable to us will be sign agreements to be guarantor(s). 

20. Only the residents are permitted to live in the home. 
 
21. No children are allowed to live in the home without our written permission. 
 
22. No animals except for guide dogs or other assistance animals are allowed in the 

home. 
 
23. If you owe rent or any other money legally payable to us under the agreement, you will 

have to pay interest on this amount from the date that it should have been paid. The 
interest rate is 3% above the Bank of England base rate. 

24. We will keep keys to the home as this assists with the efficient management of it. 
 
25. You agree that you will not leave of any furniture, goods or other of your belongings in 

the home at the end of the tenancy and that if you do, we may at our discretion remove, 
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store, sell or otherwise dispose of them on the basis that you agree that by leaving such 
items in the home you have abandoned them. You agree that you will be responsible for 
all reasonable costs which we may incur in this respect and will pay any invoice raised in 
respect of these costs within 14 days of demand. 

26. We will insure the home by purchasing appropriate building’s insurance. We will not 
maintain any insurance policy that covers your personal belongings and effects. If you 
require cover for those items you must arrange it and pay for it yourself. 

27. We recommend that residents’ contents insurance is taken out with an appropriate 
provider. 

 
28. We have a zero-tolerance approach to harassment and discrimination and therefore 

expect residents to treat each other with respect. 
29. If we need to serve any notice on you, we will deliver it by hand or send it to you by 

first-class post to the home address. This means that notices are served on you once they 
are put through the letterbox, even if you do not receive them because you have moved. If 
you give us another address to send notices to, any notice will be validly served at that 
address, if it is posted by first- class post or left at that address. We can also send any 
notice or letter to you that relates to the home to any email address provided by you. 

30. If you need to serve any notice on us, for the purpose of Sections 47 and 48 of the 
Landlord and Tenant Act 1987, it must be delivered by hand or sent by post to the 
following address: 

We Are Kin, 4 Elm Tree Close, Hassocks. West Sussex. BN6 8AU 
 
31. You can also contact us by email at: help@wearekin.co.uk 
 
32. We will comply with our privacy policy and more generally with the requirements of 

the General Data Protection Regulation in relation to any of your data that we collect 
and/or process. Our privacy policy has been given to you separately. 

B. RESIDENT RIGHTS AND OBLIGATIONS 
  
 
You agree to: 
 
1. comply with the terms and conditions of the tenancy as detailed in this agreement and 

that you will be liable for any damage or losses we suffer as a result of any breach by you. 
For the avoidance of doubt, you are responsible for the behavior of any guests or invitees 
that you bring into the home; 

2. pay rent on the dates and in the way we have agreed; 
 
3. treat the home in a tenant-like manner and not deliberately, recklessly or negligently 

damage it or any of the furniture, fixtures and household belongings; 
4. keep the inside of the home in at least as good a condition as it was when the tenancy 

started (fair wear and tear excepted); 
5. ensure that you have left all furniture, fixtures and household belongings in the rooms or 

places they were in at the beginning of the tenancy; 
6. organise and pay for the repair of any damage that you have done deliberately or that was 

caused by the neglect or carelessness of you or anyone else living in or visiting the home. 
This includes replacing any broken glass in windows and repairing or replacing any 
damaged fittings, installations, furniture and household belongings. We reserve the right 
to carry out the work required if you fail to and to recover from you the costs we incur; 

7. pay all phone bills relating to the home during the term of the tenancy; 
 
8. provide us with your Council Tax Student Certificate of Exemption for each resident upon 

signing this agreement; 
9. reimburse us for any council tax that we pay relating to the home for any period covered 

by the tenancy; 
10. pay for and replace all light bulbs, batteries which cease to work during the term of the 

tenancy; 
 
11. check the operation of any smoke, heat and carbon monoxide detectors on a monthly 

basis and replace any batteries if necessary; 
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12. report to us promptly any defects with the home that are not your responsibility to fix 
or in the event of any loss or damage caused to the home by fire, burst pipes, flood, storm 
or theft and provide to us full details of how the damage or loss occurred; 

13. take reasonable and sensible precautions to reduce and avoid fire risks; 
 
14. take reasonable and sensible precautions to prevent frost damage to the home by 

ensuring it is adequately heated both when you are in the home and when it is empty; 
15. take reasonable and sensible precautions to avoid blockages to sinks and toilets; 

including not flushing ‘wet wipes’ and other items down the toilets. Any costs we incur for 
unblocking waste pipes and drains or losses suffered as a result of a breach of this clause 
may be sought from you. 

16. take reasonable and sensible precautions to avoid infestations; 
 
17. lock all doors, shut and secure all windows and put the burglar alarm on (if any) 

whenever the home is left unattended; 
18. tell us if the home is going to be left empty for more than 7 consecutive days; 
 
19. pay all rent and our reasonable costs of re-letting the home up to the home being re-let 

in 
  
circumstances where you decide you want to leave the home and end the tenancy earlier 

than the end of the fixed term. for the avoidance of doubt, we will not be obliged to re-let 
the home and in those circumstances your liability to pay the rent would continue until the 
end of the fixed term; 

20. allow us access to the home for any reasonable purpose provided we give you 24 
hours’ notice (verbal or in writing) of our requirement for access. We do not have to give 
you notice in advance if access is required to attend to an emergency; 

21. forward to us promptly any notice that you receive from a third party which relates to 
the home; 

 
22. only park vehicles in your allocated parking space (if one has been allocated to you) 

and to otherwise not cause any obstruction with any vehicle; 
23. pay our reasonable costs of providing you with any additional keys or 

keycards/electronic fobs to the home; 
24. pay our reasonable costs in the event we have to change the locks either because you 

have lost the keys, damaged the lock or failed to return one or more of the keys at the end 
of the tenancy; 

25. allow potential new residents or our agents access to the home for the purposes of 
viewing it; 

 
26. keep the common areas of the home in a clean condition and not allow rubbish to 

accumulate inside or outside; 
27. dispose of rubbish and refuse in compliance with local authority requirements; 
 
28. comply with the waste segregation and recycling policy in relation to the home as 

notified by the local authority from time to time; 
29. tell us if disinfection or fumigation is required as a result of any infection, contagious 

illness or infestation in the home. Although you will be responsible for the cost of 
remedying the problem and for the damage caused to the home, we may assist with 
sourcing an appropriate contractor and arranging for the necessary works to be 
undertaken; 

30. not claim against us/our Insurers should any dishwasher, washing machine, tumble 
dryer, refrigerator or freezer servicing the home cause damage; 

31. defrost the fridge and freezer when necessary or, where provided, in accordance with 
the appliance manuals. You will be responsible if either appliance breaks down due to it 
not having been defrosted as required; 

32. look after the garden (if any), ensuring it is kept tidy, with any grass being cut 
regularly; 

 
33. comply with any fire risk assessment instructions that the landlord provides to you; 
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34. comply with any requirements relating to how the home is used which are imposed 
upon us by our own landlord (if we have one), provided we have informed you of those 
requirements; 

35. where applicable, to comply with the conditions of the HMO licence conditions for this 
home (a copy of which you hereby acknowledge receiving), including the fact that the 
home is not to be occupied by more than the permitted number of persons and no 
common areas of the house, including shared living rooms, kitchens, hallways and 
landings, may be used for sleeping purposes by any resident or guest 

You agree that you are NOT permitted to: 
 
36. do anything which may annoy your fellow residents, neighbours or us or otherwise act 

in a manner which is anti-social, discriminatory in respect of any protected characteristics 
or which is 

  
harassing; 
 
37. play any music, radio, podcasts, television or musical instrument in a way that will 

cause a nuisance, or be heard outside of the home between 11 pm and 7.30am; 
38. bring bicycles or motorcycles into the home without our written permission; 
 
39. to carry on any profession, trade or business in the home; 
 
40. to use the home as anything other than as your home; 
 
41. block or obstruct any of the shared areas; 
 
42. dry washing inside the home, except in a ventilated room suitable for such purposes; 
 
43. tamper with any fire, smoke carbon monoxide or alarms; 
 
44. use any paraffin or portable gas heater; 
 
45. cook or prepare food on any balcony or terrace or in any room of the home that is not 

the kitchen; 
46. smoke or vape or allow the smoking of any substance whatsoever within the home or 

its curtilage; 
47. keep or use controlled drugs unless they have been prescribed by your GP; 
 
48. use the complimentary broadband connection (if any from time to time) for any 

improper, illegal or immoral purpose; 
49. use the home for any improper or immoral or illegal purpose. 
 
Fair Usage Policy 
 
50. Although the rent is inclusive of the cost of utilities, you must use those utilities 

considerately so as to ensure so far as is reasonably possible that the use of energy and 
water at the home is not excessive. 

51. We reserve the right to monitor energy and water use at the home and, if we, at 
our sole discretion, conclude that such use exceeds that which is reasonably expected 

taking account of the number of people living in the home and the physical make-up of it, 
we reserve the right to recover from you the cost of any excess energy and/or water use. 

52. Gas and/or electricity usage will be excessive if average use over a period of time of 
not less than a month exceeds by more than 10% of the “medium” value for the Typical 
Domestic Consumption Values (apportioned to account for the period in question) as 
published from time to time by Ofgem at https://www.ofgem.gov.uk/gas/retail-
market/monitoring-data-and- statistics/typical-domestic-consumption-values. 

53. Where water and sewerage are metered, we will consider that usage is excessive if 
over a period of not less than a month on average more than 200 litres of water per 
resident is used by the home per day. 

54. Excessive energy and water use will amount to a breach of the terms of this 
agreement. 
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55. We reserve the right to install such equipment in the home as we deem is required to 

monitor or control energy use in the home. 
56. To assist you with complying with our fair usage policy, please: 
  
a. turn electrical appliances and equipment off at the socket when not in use; 
 
b. avoid putting appliances in standby mode; 
 
c. report or fix leaking taps promptly; 
 
d. use energy efficient bulbs; 
 
e. turn lights off in rooms not being used; and 
 
f. do not keep the heating on at all times. 
 
C. CHANGES TO THE TENANCY, THE HOME OR ITS FURNITURE You agree that you are not 

permitted to: 
1. alter or add anything to the outside or structure of the home, or the furniture, fixtures and 

household belongings that are on the inventory that you and we signed; 
2. bring into the home any furniture, fixtures or household belongings which do not meet the 

Furniture and Furnishing (Fire) (Safety) Regulations; 
3. remove any of the furniture, fixtures or household belongings that were in the home at the 

start of the tenancy or which are provided to you by us during the tenancy; 
4. hang pictures or posters on the walls without our written permission; 
 
5. use Blu-Tack or any similar type of adhesive on the walls without our written permission; 
 
6. display or fix any notice board, sign, advert, notice or poster on any portion or part of the 

home; or 
7. sublet, assign, transfer, give up or share the home with anyone else without our written 

permission; 
You and we agree that: 
 
8. if the whole or a substantial part of the home is damaged and rendered uninhabitable due 

to an insured risk, you will be entitled to a refund of any rent paid (or an appropriate 
portion) for a period that you have been unable to use the home or the substantial part 
that was damaged until such time as the home is repaired or reinstated; and 

9. if the whole or a substantial part of the home is damaged and rendered uninhabitable due 
to an insured risk, either party to this agreement will have the right to serve notice on the 
other to confirm that the tenancy has been frustrated and is therefore at an end. 

D. LANDLORD DUTIES, OBLIGATIONS AND RIGHTS We agree to: 
1. keep the home insured against fire, lightning, explosion, earthquake, riot, civil commotion, 

malicious damage, storm, flood, impact, collision, subsidence, heave, landslip, falling 
trees, burst pipes, theft, attempted theft and accidental damage to underground services, 
as long as insurance cover is available; 

2. allow you to have free access into the home via any steps, paths, lifts and corridors (if 
any) and all shared areas (if any) and keep these lit and in good condition; 

  
3. comply with our statutory duties and with any terms which may be implied into this 

agreement by statute; 
4. service and maintain any gas heating system and arrange annual gas safety checks; 
 
5. keep the structure and, to the extent it is within our control, the outside of the home in 

good repair; 
6. Keep any gas, water, electricity, heating and water-heating installations in good repair and 

proper working order except for light bulbs, batteries and electrical fuses for which you 
are responsible; and 

7. Keep the furniture, fixtures and household belongings that are on the inventory in good 
working order unless their malfunction or disrepair is caused by your wilful, reckless or 
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negligent acts or omissions, in which case the cost of repair or replacement will be your 
responsibility. 

Our Rights 
 
We reserve the right to: 
 
8. request access to the home for any reasonable purpose, subject always to your right to 

quiet enjoyment of the home; 
9. charge you all such reasonable fees as are permitted by the Tenant Fees Act 2019; 
 
10. remove any items of furniture or household belongings from the home, such items 

having been provided as a gesture only by us; and 
11. suspend or terminate the provision of any wired or wireless broadband connection to 

the home on the understanding that any provision of the same is purely complimentary in 
nature. 

Disclaimer 
 
12. Nothing in this Agreement excludes our liability for: 
 
a. personal injury or death resulting from a party’s negligence; 
 
b. fraudulent misrepresentation; or 
 
c. any other matter that it would be illegal for it to exclude or to attempt to exclude. 
 
13. Save to the extent such matters are insured against by us, we accept no liability for: 
 
a. loss arising out of the failure, mechanical or otherwise, of any lifts in the building in which 

the home is situated (if any) or interference caused by the lifts with telecommunications 
equipment within the Building or the home; 

 
b. damage caused by our agents, workmen or other staff; 
 
c. inconvenience arising out of works or our lawful use of the building in which the home is 

located or nearby land and property owned by us, or in which we have an interest; 
 
d. temporary or permanent loss of broadband connection, which connection (if any) is 

expressly agreed to be complimentary in nature only; 
 
e. loss of profit or earnings. 
 
14. We do not endorse any individual resident, or grant any warranty, expressed or 

implied, so far 
  
as their character or credit worthiness. 
 
E. ENDING THE TENANCY 
 
1. Possession of the home may be recovered by us during the term in reliance upon any one 

or more of the Grounds listed in Schedule 2 of the Housing Act 1988 as 
amended by the Housing Act 1996 and upon signing this agreement you acknowledge that 

you have received such notice. 
2. In the event that the rent, or any portion of it, is not paid on time, then we reserve the right 

to re- enter upon the home and forfeit the tenancy, save that we are not entitled to evict 
you without first obtaining and then enforcing a possession order from court. You may be 
ordered by the court to pay towards the costs we incur in obtaining and enforcing such an 
order. 

3. If you (or any one of you) continue to live in the home after the end of the fixed term, a 
statutory periodic tenancy will arise. In order to end that tenancy you will need to serve 
upon us a notice that must expire on the last day of a period of the tenancy. If we wanted 
to end that tenancy, we would have to serve notice upon you and comply with section 21 
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Housing Act 1988, or such replacement statutory provision as is in force at the time. 
You agree that: 
 
4. at the end of the tenancy (however it ends) you will leave the home, internal decorations 

and our furniture, fixtures and household belongings in as good a condition as at the start 
of the tenancy (fair wear and tear excepted) and free from rubbish; 

5. you are responsible for the reasonable cost of the washing, cleaning or redecoration (as 
appropriate) of all walls, surfaces, household linen, window dressings and floor coverings 
which have been soiled or damaged during the tenancy; 

6. you will return to us all keys, keycards/electronic fobs to the home; 
 
7. you will provide us with your new address(es) so that we may contact you if we need to; 
 
8. you will put in place an appropriate mail forwarding provision for any of your post 

delivered to the home after the end of the tenancy; 
9. you will close down all accounts that you had in respect of the home, such as 

subscription TV services and pay any balances owing in respect of them. 
F. SIGNATURES 
 
1. If prior to entering into this agreement you 
 
a. remotely viewed the home; or 
 
b. have not yet seen the home 
 
you hereby acknowledge that you have carefully considered the floorplan that we have 

provided and that we have made no representations to you about the suitability of the 
home for you. You further accept that, absent material misrepresentation on our part, 
once this agreement has been executed you will be bound by the terms of it and will have 
no right to cancel the agreement. 

2. By signing this agreement, the parties confirm that they wish to be bound by the terms of 
it. A breach of the terms of this agreement by one of the parties will entitle the other party 
to recover all foreseeable losses caused by the breach. 

3. You hereby confirm that you have been given by or on behalf of us: 
  
a. the Energy Performance Certificate 
 
b. the Gas Safety Certificate 
 
c. the Electrical Inspection Condition Report 
 
d. the current edition of the Government’s leaflet entitled ‘How to rent: the checklist for 

renting in England’ 
 
1 Additional Considerations 
 
An optional additional clause you can add on a case by case basis. It increases the clause 

number of any following clauses by 1 if present. 
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Signatures 

Landlord/Agent Signature ____________________________________________________ 

1- Matthew Newon

2- Olivia McGurk

3- Lucy Burgess

4- Chris Heslam

5- Sophie Radford

6- Abigail Metcalfe

Matthew Newton (Mar 24, 2022 11:57 GMT)

Olivia McGurk (Mar 24, 2022 12:35 GMT)

Lucy Burgess (Mar 27, 2022 00:24 GMT)

Christopher Heslam (Mar 27, 2022 19:52 GMT+1)

SRqdford (Mar 27, 2022 19:59 GMT+1)
SRqdford

Abigail Metcalfe (Mar 27, 2022 20:01 GMT+1)

https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAACU4VpeAGK0n_Wflk7orlN2pbM9Gb8FCe
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAACU4VpeAGK0n_Wflk7orlN2pbM9Gb8FCe
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAACU4VpeAGK0n_Wflk7orlN2pbM9Gb8FCe
https://secure.eu1.adobesign.com/verifier?tx=CBJCHBCAABAACU4VpeAGK0n_Wflk7orlN2pbM9Gb8FCe
https://secure.eu1.adobesign.com/verifier?tx=CBJCHBCAABAACU4VpeAGK0n_Wflk7orlN2pbM9Gb8FCe
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAACU4VpeAGK0n_Wflk7orlN2pbM9Gb8FCe
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A2. STATUTORY DECLARATION (REDACTED) 



STATUTORY DECLARATION 

 

I, Stephen Beech, of 60 Oxford Street, Manchester, M1 5EE 

Born on the 30th day of October 1977 

In Manchester 

With passport number 511717862 

 

Do solemnly and sincerely declare as follows: 

I am the owner of the property 28 Ruskin Ave, Manchester, M14 4DQ and I have always rented 
the property to between three and six people every year between 2010-2021.  

 

In 2014 this property was let to 6 tenants. The 7th tenant on the tenancy agreement replaced 
the 6th tenant in the tenancy.  

 

I make this solemn declaraƟon believing the same to be true and by virtue of the Statutory 
DeclaraƟons Act 1835. 

Signed: 

 

Declared at: 

Kuits Solicitors  
3 St Mary’s Parsonage 
Manchester 
M3 2RD 
 

On the 3rd Day of August 2021 

Before me: 

David Moroney  

David Moroney – Solicitor  

Kuits Solicitors  
3 St Mary’s Parsonage 



Manchester 
M3 2RD 
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A3. LANDLORD LICENCE (REDACTED) 



 
 
 
Licence Ref Number: 265130/OL2 
  
Address of licensed premises:- 

28 Ruskin Avenue  
Manchester M14 4DQ 

 
Licence holder:- 
Name: WAKMOOR (ASSETS) LIMITED 
Address:   Unit 9, Dalton House  

60 Windsor Avenue  
London SW19 2RR 

 
Person / company managing this property:- 
Name:   APTSM LIMITED 
Address: 81 King Street 

Manchester M2 4AH 
 

 
The licence was granted on:-   6 June 2022 
 
and is valid until:-    5 June 2027  
 
This licence is not transferable and is issued subject to the conditions in the 
attached schedules.  

 

The council is satisfied that the licensed premises are reasonably suitable for 
occupation by not more than 6 occupants comprising of 6 households.  
 
Dated this day: 6 June 2022 
 
Signed: 

 
On behalf of, and in the name of, Fiona Worrall 
Strategic Director for Neighbourhoods 
 
 
 
 

 

 
 
 
 



Manchester City Council 
Houses in Multiple Occupation 

Conditions 
 

The licence holder must adhere to the following licence conditions.  
These conditions will be monitored by the Council and inspections will 

be carried out to ensure these are being complied with during the period 
of the licence. 

Failure to adhere to one or more of these licence conditions could result 
in formal proceedings against you, with an unlimited fine, a civil penalty 
and/or the loss of your licence.  The Council may also consider whether 
it is appropriate to make a Management Order to take over management 

of the premises. 

Compliance inspections will be carried out to ensure the premises is 
safe, free from disrepair and well maintained by using the Housing 

Health and Safety Rating System. Any issues found will be dealt with via 
the enforcement means available under the Housing Act 2004 (as 

amended) and other relevant legislation. 

Mandatory Conditions in Schedule 4 Housing Act 2004  
 
1. If gas is supplied to the licensed premises the Licence Holder must produce 
annually to Manchester City Council (the Council) for their inspection, a gas 
safety certificate obtained in respect of the house named on the licence within 
the last 12 months.  
 
2. The Licence Holder must; 

i. Ensure that every electrical installation in the house is in proper 
working order and safe for continued use; 
 

ii. Supply to Council, on demand with a declaration by him as to the 
safety of such installations;  (NB. “electrical installation” has the 
meaning given in regulation 2(1) of the Building Regulations 2010.) 

 
3. The Licence Holder Must; 

i. Ensure that smoke alarms are installed in the house and must keep 
them in a proper working order.  
 

ii. Supply the Council, on demand, with a declaration by him as to the 
condition and positioning of such alarms.  
 

4. The licence holder must;  
 
i. Ensure that a carbon monoxide alarm is installed in any room in the 
house which is used wholly or partly as living accommodation and contains a 
solid fuel burning combustion appliance, and must keep them in a proper 
working order.  



(Note: for the purpose of this condition a “room” includes a hall or landing and 
a bathroom or lavatory is to be treated as a room used as living 
accommodation.) 
  
ii. Supply the Council, on demand, with a declaration by him as to the 
condition and positioning of such alarms.   
 
5. The Licence Holder must supply to the tenant/occupiers of the house a 
written statement of the terms on which they occupy it.  
 
 
Mandatory Conditions relating to Floor Area  
 
1. The licence holder must:  
 

i. Ensure that the floor area of any room in the HMO used as sleeping 
accommodation by one person aged over 10 years is not less than 
6.51 square metres;  

 
ii. Ensure that the floor area of any room in the HMO used as sleeping 

accommodation by two persons aged over 10 years is not less than 
10.22 square metres;  

 
iii. Ensure that the floor area of any room in the HMO used as sleeping 

accommodation by one person aged under 10 years is not less than 
4.64 square metres;  

 
iv. Ensure that any room in the HMO with a floor area of less than 4.64 

square metres is not used as sleeping accommodation.  
 
2. The licence holder shall ensure that:  
 

i. Where any room in the HMO is used as sleeping accommodation by 
persons aged over 10 years only, it is not used as such by more than 
the maximum number of persons aged over 10 years specified in the 
licence;  

 
ii. Where any room in the HMO is used as sleeping accommodation by 

persons aged under 10 years only, it is not used as such by more than 
the maximum number of persons aged under 10 years specified in the 
licence;  

 
iii. Where any room in the HMO is used as sleeping accommodation by 

persons aged over 10 years and persons aged under 10 years, it is not 
used as such by more than the maximum number of persons aged over 
10 years specified in the licence and the maximum number of persons 
aged under 10 years so specified.  

 
 
 



3. Where; 
 
i.  Any of the requirements imposed by conditions 1 and 2 relating to floor 

area have been breached in relation to the HMO,  
 
ii. The licence holder has not knowingly permitted the breach, and   
 
iii. the local housing authority have notified the licence holder of the 

breach,  
 
The licence holder must rectify the breach within the specified period. The 
specified period means the period which is specified in the notification, which 
shall be not more than 18 months beginning with the date of the notification. 
 

4. The licence holder shall notify the local housing authority of any room in the 
HMO with a floor area of less than 4.64 square metres.  
 
Notes in relation to Mandatory Conditions relating to Floor Area  
 

i.  Reference to a number of persons using a room in an HMO as 
sleeping accommodation does not include a person doing so as a 
visitor of an occupier (as defined by Section 262(6) of the Housing Act 
2004) of the HMO.  

 
ii. A room is used as sleeping accommodation if it is normally used as a 

bedroom, whether or not it is also used for other purposes.  
 
iii.  Any part of the floor area of a room in relation to which the height of 

the ceiling is less than 1.5 metres is not to be taken into account in 
determining the floor area of that room for the purposes of this 
paragraph.  

 
iv.  Conditions 1, 2 and 3 of this section do not apply to an HMO which is 

managed by a charity registered under the Charities Act 2011, and 
which is a night shelter, or consists of temporary accommodation for 
persons suffering or recovering from drug or alcohol abuse or a 
mental disorder. 

 
Mandatory Conditions relating Waste 
 
1. The licence holder must comply with any scheme which is provided by 

the local housing authority to the licence holder and which relates to 
the storage and disposal of household waste at the HMO pending 
collection 

 
 



General Conditions Applicable to all Mandatory HMO Licences  
 
1. The Licence Holder must inform the Council in writing or via email of any 
changes in their address and contact details within 28 days of any changes. 
 
2. The licence holder must ensure that any persons involved with the 
management of the house including themselves to their best knowledge are 
“fit and proper persons” for the purpose of the Act. Any change in these 
circumstances shall be notified to local authority in writing.  

 
i. The Licence Holder must advise the Local Authority immediately if 

there will be any transfers in ownership, sale of the licensed property 
OR management of the property. 

 
ii. The Licence Holder must (if applying as a company/partnership etc) 

inform the Council in writing within 14 days of any changes affecting 
the company/partnership status, i.e. bankruptcy, changes in Directors, 
Partners or Company Secretaries. 

 
3. The Licence Holder must ensure that the licensed premises comply with 
The Management of Houses in Multiple Occupation (England) Regulations 
2006 SI 372 (Management Regulations), and any updated versions of this 
regulation and continue to do so throughout the period of the licence  
 
4. The Licence Holder must comply with the Council’s Standards for Houses 
in Multiple Occupation and associated guidance throughout the period of the 
licence unless otherwise specified in the licence, and must maintain those 
standards throughout the period of the licence.  

  
5. The licence holder must ensure that a fire detection system, which includes 
smoke alarms, is installed in the property and that the system is kept in proper 
working order. The Local Authority may request that the licence holder 
supplies a declaration that the detection is in proper working order and require 
details of the positioning of such alarms.  

 (Housing Act 2004 Schedule 4 1(4)) 
  

6. The Licence Holder must keep on file and have available for the council 
upon request originals of the following documents:  

  
i. Fire detection equipment inspection and servicing certificate annually  

 
ii. Firefighting equipment (extinguishers, blankets etc), inspection and 

servicing certificate annually  
 

iii. Gas Safety Inspection certificate annually (if Gas is supplied to the 
HMO)  

 
iv. Electrical installations inspection certificate on demand  

 
v. Portable Appliance Test (P.A.T) certificate on demand  



 
vi. Certificates supplied annually must be available on a date specified by 

the Council.  
 
vii. Energy Performance Certificate 

 
7. The Licence Holder must take all reasonable steps to arrange full access to 
the whole of the licensed premises for the purposes of a compliance 
inspection by Manchester City Council within 7 days of a written request to do 
so.  
 
Tenants/occupiers of the licensed premises must be given a minimum of 24 
hours notice of the need for inspection by the Licence Holder or his 
representative.  
 
8. The Licence Holder must ensure that waste carrier licences are place 
where a contractor directly employed or employed by a third party working on 
behalf of the licence holder is   used to remove waste from the property. The 
licence holder must have evidence of the carrier details available upon 
request of the Council. 
 
9. The Licence Holder must take responsibility for waste and recycling, 
ensuring that there are adequate provisions inside the property to allow 
tenants to separate recycling. 
 
10. The Licence Holder must ensure that there are sufficient external refuse 
and recycling containers available for tenants’ use, ensuring that 
tenants/occupiers are given details in writing of the arrangements for the 
collection of refuse and bulky goods, throughout the tenancy and for specific 
periods like bank holidays and end of tenancies, and that the tenants 
/occupiers return the containers within the boundary of the property on the day 
of collection.  
 
11. The Licence Holder must work with the Council to find solutions where 
tenants are not disposing of waste effectively. 
 
12. The Licence Holder must ensure that any tenancy agreement used is 
written in plain English and must provide the Council with a copy within 30 
days of a request to do so.  

(Housing Act 2004 Part 2 Section 67 (2)(b)) 
 
13. The Licence Holder must have a written procedure in place to undertake 
reasonable steps to resolve complaints of nuisance, noise, or anti-social 
behaviour perpetrated by his or her tenant(s)/occupier(s) or visitor(s) to the 
licensed premises. The Licence Holder must keep on file and have available 
for the council upon request, evidence that tenants have been made aware of 
appropriate behaviour and the procedures that he or she will follow should 
such issues occur. 
 



14. The Licence Holder must keep on file and have available for the council 
upon request, documented evidence of how he or she has followed his or her 
procedure relating to nuisance, noise, or anti-social where complaints have 
occurred. 
 
15. The Licence Holder must take reasonable steps to obtain references as to 
the character and behaviour of a prospective tenant/occupier from previous 
landlords and/or persons of standing in the community. 
 
16. The Licence Holder must act lawfully in requesting any advanced 
payments and in handling rents.  
 
17. Where the Licence Holder demands a deposit he/she must provide the 
tenant/occupier with a statement of the terms of the tenancy deposit including:  
 

i. Details of the deposit required;  
 

ii. Details of what the deposit covers together with a written, agreed 
inventory signed by the tenants/occupiers;  

 
iii. Details of the arrangements and timescales for the return of the 

deposit.  
 
18. Where the premises is alley gated the licence holder is responsible for 
providing the key to the tenant free of charge at the start of the tenancy. 
 
19. The licence holder must provide the occupants of adjoining properties with 
direct contact details in case of an emergency or to enable them to inform the 
licence holder of problems affecting their properties.  
 
20.  The licence holder must provide a basic guide to new occupiers on the 
operation of the boiler, fire alarm, house alarm (if installed), heating system 
and extractor fans. The licence holder must also advise the occupiers on the 
location of the stopcock, fuse box and meters.   Upon request by the Council 
the licence holder must provide written evidence of the information which has 
been provided to the occupiers. 
 
Unsupported Temporary accommodation Conditions;  
 

1. The licence holder may be required to attend training courses in 
relation to any applicable code of practice approved by the appropriate 
national authority. Where there is a lack of adequate day to day 
management of the house, the authority may require the licence holder 
to attend appropriate training  

 
2. The licence Holder will engage with support services as and when 

required 
 

3. The licence holder must notify the Council within 10 days of any death 
on the premises for B&Bs. 



Other Statutory and Legal Requirements 
 
PLANNING PERMISSION - This licence does NOT grant any planning 
approvals, consents or permissions under the Town and Country Planning Act 
1990 or any related planning legislation, retrospectively or otherwise. If the 
property is being used as a House in Multiple Occupation (HMO) this may 
constitute a breach of planning control and you should check the Council’s 
website to ensure the correct planning permissions are in place. 
https://www.manchester.gov.uk/planning. This licence does not offer any 
protection against enforcement action taken by the Planning Department. If 
you are unclear on the matters outlined above you should seek professional 
planning advice.  
 
 
N.B. If a Licence Holder is prosecuted for a breach of the Management 
Regulations this may also affect his/her status as a Fit and Proper person to 
hold the licence and the Council may revoke that licence. 
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