T H I S  A G R E E M E N T  is made the    
             day of            
       Two thousand and 


B E T W E E N  

Mr and Mrs PJ Jennings 65 Castle Road Salisbury Wiltshire SP1 3RN Tel: 01722 333753. Email: info@bestlet.co.uk (hereinafter called "the Landlord") of the one part and (print clearly below name and permanent address – one person for each line )  

………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………
(hereinafter called "the Tenant") of the other part.

W H E R E BY  IT  IS  AGREED   as follows:‑

1.
TENANCY
THE Landlord agrees to let and the Tenant agrees to take for the term of twelve months commencing on the first day of August 20     (insert year) and expiring on the 30th July 20    (insert year) the premises specified in the Schedule below ("the Premises") TOGETHER WITH the furniture furnishings and household effects set out in the inventory, which shall be agreed and signed by the parties.

2.
ASSURED SHORTHOLD TENANCY
THE parties agree that it is their intention to create an assured shorthold tenancy within the meaning of section 20 of the Housing Act 1988 as amended by the Housing Act 1996.

3.
TENANTS OBLIGATIONS
THE Tenant agrees with the Landlord as follows:‑

(1)
(a)
To pay to the Landlord the monthly rent of  



in advance on the 25th day of each month commencing on the 25th day of July 20     .


(b)
In the event of any instalment of rent or other money payable under this agreement remaining unpaid after it has become due then it will carry an administrative charge of £50 and then a further £15 administrative charge for each week that rent remains unpaid.


(c)
The rent shall be paid by a single standing order from a bank account to be approved by the Landlord directly into a bank account specified by the Landlord.


(d)
The Tenant agrees to any Housing Benefit being paid directly to the Landlord should the Landlord so require.

(2)
To pay and indemnify the Landlord against all charges for Council Tax water rates sewerage charges gas and electricity which shall be consumed upon or supplied to the Premises during the tenancy together with the usual standing charges meter rents Company's hire charges and for telephone calls and all rentals and British Telecom charges together with the appropriate license fee payable in respect of the use of a television set on the Premises during the Tenancy or a proportion of the amount of such charges according to the duration of the tenancy.

(3)
To keep the Premises clean and tidy at all times and the interior of the Premises (including the glass in the doors windows and skylights) and the drains sinks baths lavatory cisterns waste and soil pipes and all Landlord's fixtures and fittings including furniture therein in as good a state of tenantable decorative repair and order as the same are at the beginning of the tenancy and to make good repair or replace any such articles as may be damaged blocked or broken by neglect indifference or omission on the part of the Tenant and during the said term to preserve the said furniture fixtures and effects from destruction or damage.

(4)
Not to remove from any room on the Premises the furniture without the Landlord's consent in writing.

(5)
When the Premises are left unattended:‑


(a)
To fasten securely all locks fitted to doors and windows permitting access to the Premises; and


(b)
During the winter months to take adequate precautions (such as keep the heating on a sufficient level) to avoid damage from the freezing and bursting of pipes;


(c)
To drain down all water supplies and to ensure that water gas and electricity supplies are turned off at the mains

(6)
In the event of the Premises being left unattended for more than five days to notify the Landlord or the Landlord's agents for the time being.

(7)
To use the drains and sanitary apparatus in a proper manner and to rectify immediately any stoppage obstruction or damage thereto.

(8)
To keep the windows of the Premises clean and replace all broken glass immediately upon the occurrence of any breakage.

(9)
Not to assign underlet or part with the possession of the Premises or any part thereof or of the said furniture fixtures or effects or any part thereof.

(10)
To use the Premises as a private residence in one occupation only and for no other purpose whatsoever such as taking in paying guests or boarders or any illegal or immoral purpose or the carrying on of any trade or business.

(11)
Not to install or change any locks on the Premises without the prior consent in writing of the Landlord.

(12)
Not to do or suffer to be done in or about the Premises any act or thing which may be or become a nuisance or damage or annoyance to the Landlord or the occupiers or owners of any adjoining or adjacent property and no music of any description whether by wireless or by any other instrument or singing shall take place in the Premises so as to cause annoyance to the occupiers or owners of any adjoining or adjacent property or so as to be audible outside the Premises between the hours of 7.30 pm and 7.30 am and for the purpose of this Clause the unlawful possession or taking of drugs by the Tenant or any other person upon the said Premises shall be deemed a nuisance and shall immediately operate to determine this Agreement.

(13)
Not to cut or injure any of the walls (e.g pins, nails, screws or blue tack etc are not allowed) or partition of the Premises nor without the Landlord's written permission make any alterations in the internal arrangements or the external appearance of the Premises.  
(14)
Not to exhibit any poster placard or advertisement of any kind on the interior or exterior of the Premises nor hang or expose any washing linen or clothing from the Premises.

(15)
Not to carry out any redecoration of the Premises or any part thereof without the previous written consent of the Landlord or her Agent and not to make any alteration to the furniture and effects nor to damage or injure the furniture and effects nor to allow any waste spoil or destruction thereto.

(16)
Not to do or suffer to be done on the Premises anything whereby any policy of insurance effected by the Landlord may become void or voidable or the premium being increased.

(17)
Not to keep or permit or suffer to be kept any cat dog bird or domestic pet or any animal or reptile of any kind on the Premises or any part thereof.

(18)
To place all refuse in the proper receptacles and ensure that they are regularly collected by the local authority such receptacle to be kept only in a place on the Premises approved by the Landlord and to ensure that the area used to store refuse is kept in a clean and tidy condition.  Bins are only to be put on the street or footpath on day of collection.
(19)
Not to use or permit to be used in the Premises any electric, oil or paraffin heater or lamp  and not to light or use any candles, joss sticks or similar.

(20)
Where the Premises include a garden to cultivate the garden and keep the same free from weeds and rubbish and the lawn properly mown and not to cut down or remove any plants shrubs or trees except as may be necessary for the property cultivation of the garden.  The Landlord will assist with reasonable garden care with a small contribution of £100 from tenants per house, deductable at the end of the tenancy period, using a gardener to the level of service agreed by the Landlord. 
(21)
To permit the Landlord and the Landlord's agents to enter the Premises at all reasonable times for the purpose of inspecting the Premises and the furniture and for the purpose of carrying out any repairs or alterations that may be necessary during the Tenancy pursuant to the Landlord's repairing obligations.

(22)
To execute immediately all repairs for which the Tenant is responsible and if the Tenant shall fail to execute such repairs and the Landlord shall have given notice requiring the Tenant to carry them out and the Tenant has not within 10 days after the service of a notice proceeded diligently with the execution of such repairs then to permit the Landlord to enter upon the Premises in order to execute such repairs and the cost of such repairs shall be a debt due from the Tenant to the Landlord and be immediately recoverable by action.

(23)
To pay for the professional washing and cleaning of windows upholstery loose covers counterpanes blankets curtains soft furnishings carpets and all linen which at the determination of the tenancy may require to be washed or cleaned.

(24)
To deliver up the Premises at the expiration of the tenancy in such good state of repair and condition as is herein before stipulated together with all furniture fixtures and effects in a clean state and condition together with the Landlord's fixtures and all keys locks and fastenings complete immediately upon vacating the Premises.  
(25)
To make good or pay reasonable compensation for any damage to the structure or re-decorations of the Premises caused by the Tenant the Tenant's family or the Tenant's friends.

(26)
To indemnify the Landlord against all injury occasioned to the Premises caused by any act default or negligence of the Tenant or any licensee or invitees of the Tenant.

(27)
To give the Landlord or the Landlord's Agent immediate written notice of any damage destruction loss or happening to the Premises or the contents whether by fire or otherwise howsoever caused.  Tenants may be held liable for losses and repair costs where damage occurs as a failure of the tenants to report faults such as water leak damage.
(28)
At all reasonable times on reasonable notice the Tenant shall permit any intending tenants purchasers or mortgagee of the Premises or anyone on their behalf to have access in order to inspect the Premises.

(29)
Not to tamper with or alter or add to electrical and/or gas systems installations and meters serving the Premises.

(30)
To be polite and courteous and not to assault threaten or abuse (whether physically or verbally) the Landlord the Landlord's agent or workmen any member of the Landlord's family or any person authorised by the Landlord to enter the Premises.

(31)
To ensure that all rooms in the Premises are kept properly ventilated and free from condensation mould. 

(32)
To pay for any bills related to pest control if required after the first 3 months of the tenancy period.

(33)
To keep the hallways and landings free from obstruction and especially not to keep bicycles inside the property. 

(34)
To sign and return to the landlord the inventory of the furniture, fixings, fittings and the effects of the property within 14 days of the start of the tenancy together with any observations or suggested amendments after which time the Landlord’s copy will be deemed as accurate statement of inventory.  

(35)
Not to use the garage or outbuildings or other areas delineated for the landlords use for storing any of the contents or the tenants possessions without the prior written agreement of the landlord.
(36)
To test on a weekly basis as directed by the manufacturer’s instructions or as directed by the Landlord or his agents and replace batteries as necessary for any smoke and fire detectors installed in the property and to advise the landlord in writing immediately where deficiencies are found in the system or its satisfactory operation.

(37)
To pay to the Landlord all costs and expenses (including VAT) incurred by the Landlord (including but not limited to the costs and fees of the Landlord's Solicitors and other professional advisors) in respect of:


(a)
the recovery from the Tenant of the rent or any other monies due from him; and


(b)
the enforcement of any of the provisions of this agreement; and


(c)
the service of any notice relating to the breach by the Tenant of any of the Tenant's obligations under this agreement.

4.
DEPOSIT
(1)
IT IS FURTHER AGREED that a deposit of        
                        (which shall be protected by the insurance based tenancy deposit protection scheme at www.mydeposits.co.uk administered by HFIS plc) is to be paid by the Tenant before the commencement of the term herein contained to be held as Stakeholders by the Landlord as security for:-


(a)
any rent or any other monies which may be due to the Landlord (whether under this agreement or otherwise) but which remain unpaid;


(b)
any damage to the Premises or the fixtures and fittings or any other property belonging to the Landlord for which the Tenant may be liable;


(c)
any unpaid accounts in respect of water  electricity  gas and telephone services provided to the Tenant by the Landlord or the respective suppliers;


(d)
any other breach on the part of the Tenant of the Tenant's obligations under this agreement;


(e)
any sum payable by the Landlord to the local authority where housing benefit has been paid directly to the Landlord by the local authority;


(f)
any costs  expenses  charges or other monies payable by the Tenant to the Landlord under this agreement.

(2)
The Landlord may at any time deduct from the Deposit any unpaid rent or other monies or any loss or expenses incurred or suffered by the Landlord or any sums expended by the Landlord arising out of the foregoing matters but the Landlord shall notify the Tenant of any such deduction.

(3)
Provided that the Tenant has vacated the Premises and has returned all of the keys to the Premises to the Landlord the Deposit shall be returned to the Tenant within 14 days following the expiration or determination of the tenancy.  The Deposit will be returned after deducting all such rent monies loss expenses and other sums referred to in sub-clause (1) above (if any) but in the event of them exceeding the amount of the Deposit then held by the Landlord the amount of such excess shall be paid by the Tenant to the Landlord within fourteen (14) days of written demand.  This sub-clause is to operate without prejudice to sub-clause (4) and (5).   The return deposit due will be paid by internet payment as a single payment to a bank account determined in writing by the tenant group. 
(4)
If at any time during the Term housing benefits have been paid directly to the Landlord by the local authority the Landlord reserves the right to withhold repayment of all or part of the Deposit until such time as the Landlord is satisfied that no part of such benefits are or will become repayable to the local authority.

(5)
The Landlord reserves the right to withhold repayment of all or part of the Deposit until such time as the Landlord is satisfied that all charges payable by the Tenant in respect of Council Tax  gas  electricity  water or telephone services have been paid in full.

(6)
If the Landlord sells or transfers the reversion immediately expectant on the tenancy and pays the balance of the Deposit held by him (after deduction of all sums deductible under this agreement) to the buyer or transferee the Landlord shall be released from all further claims and liabilities in respect of the Deposit or any part of it.

(7)
In any case where the Landlord has the right to make a deduction from the Deposit in respect of more than one claim or deduction then the Landlord has the right to make such appropriation in respect of the Deposit or any part of it as he in his absolute discretion thinks fit.

(8)
No interest shall be payable on the Deposit.

(9)
The Landlord shall not be obliged to refund the Deposit or any part of it on any change in the person or persons who for the time being comprise "the Tenant".

(10)
Where more than one person is comprised for the time being in the expression "the Tenant" the Deposit may be repaid to any one or more of them to the exclusion of the others in the absolute discretion of the Landlord and such repayment shall discharge the Landlord from any further liability in respect of the amount so repaid.

(11)
If at any time during the tenancy (whether by reason of deduction made by the Landlord or for any other reason) the amount then held by the Landlord as Deposit is less than the sum originally required to be paid by the Tenant under the terms of this agreement then the Landlord may require the Tenant to pay to the Landlord such amount as is required to increase the amount of the Deposit accordingly.  The Tenant must pay this sum within fourteen (14) days of a written demand.  In default of payment this amount may be recovered by the Landlord as rent.

(12)
It is explicitly agreed that the deposit is not to be used by the Tenant in lieu of payment of any rent due during the period of the tenancy.
5.
LANDLORD'S OBLIGATIONS
THE  Landlord agrees with the Tenant as follows:‑

(1)
To comply with the provisions of the Landlord and Tenant Act 1985 Section 11 (or any statutory extension or modification thereof) namely to keep:


(a)
the structure and exterior of the Premises (including drains gutters and external pipes) in repair and


(b)
the installations in the Premises in repair and proper working order which installations include those for the supply of water gas and electricity and for sanitation (including basins sinks baths and sanitary conveniences but not other fixtures fittings and appliances for making use of the supply of water gas or electricity) and for space heating or heating water.

(2)
That the Tenant paying the rent hereby reserved and observing and performing the stipulations on their part hereinbefore contained shall and may peaceably and quietly enjoy the Premises during the said term without any interruption by the Landlord or any person lawfully Claiming under the Landlord.

6.
RIGHT OF RE-ENTRY
IF at any time:‑

(1)
Any part of the rent shall be in arrears for 7 days (whether formally demanded or not) and/or

(2)
Any of the stipulations on the Tenant's part shall not be performed the Landlord and/or

(3)
The Tenant shall become bankrupt or make any arrangement with the Landlord's creditors or suffer any distress or execution to be levied on his goods and/or

(4)
Any of the grounds set out as grounds 8 or 10 to 15 (inclusive) of Schedule 2 to the Housing Act 1988 shall apply THEN the Landlord may re‑enter the Premises or any part thereof and resume possession of the furniture and items therein and upon such re‑entry the Tenancy shall absolutely determine but without prejudice to any claim which the Landlord may have against the Tenant in respect of any antecedent breach of the Tenant's agreement.

7.
NOTICES
ANY notice to be given in connection with the Tenancy shall be deemed to be properly given if sent by registered post or recorded delivery addressed:


(a)
if given to the Landlord to them by name at the address stated to be the Landlord's address at the commencement of this agreement or to such agent of the Landlord whose appointment shall be confirmed to the Tenant by notice in writing or


(b)
if given to the Tenant to them by name at the address of the Premises and if so sent shall be deemed to have been served not later than the first working day following the day on which it was posted.

8.
RENT INCREASES
The Landlord may increase the rent payable under this agreement at any time after the expiry of twelve months from the commencement date of the tenancy by giving not less than fourteen (14) days notice in writing prior to a rent payment day specifying the new rent.  The Tenant will pay the rent on and from that rent repayment date.

9.
DEFINITIONS
IN  this Agreement where the context so admits words importing the singular number only include the plural number and vice versa and the masculine gender shall include the feminine gender and where there are two or more persons included in the expression "the Landlord" and "the Tenant" agreements expressed to be made by the Landlord and by the Tenant shall be deemed to be made by such persons jointly and severally.

AS  WITNESS  the hands of the parties hereto the day and year first before written.

THE FIRST SCHEDULE


(Description of the Premises)

ALL THAT room at                                    




    
in the County of Dorset together with the shared use of the bathroom, kitchen, any lounge and other communal areas jointly with the other tenants.

THE SECOND SCHEDULE


(Tenancy Charges)
	Serial
	Description of Tenancy Charge
	£

	1
	Pre-tenancy administrative fee per person (non-refundable)
	£100

	2
	Late rent administrative fee
	£50 (+ £15 per week thereafter)

	3
	Change of tenant administrative fee (e.g if a tenant group member moves out and is replaced by another).  Paid by the tenant moving out. 
	£100

	4
	Additional / replacement copies of Tenancy Agreement
	£15

	5
	Replacement key 
	£30

	6
	Change of lock (e.g. if key is not returned at end of tenancy) 
	£60

	7
	Annual gardening costs (see section 3 paragraph 20)
	£100

	8
	Smoke detector battery (found not to have been replaced by tenant)
	£10

	9
	Replacement light bulbs (tenants are to ensure that all blown light bulbs are replaced during the tenancy). 
	£5

	10
	Cleaning costs (£100 for the first 2 hours + £20 per hour thereafter).  
	tbc

	11
	Landlord contacting the tenant e.g dirty / untidy premises, bins, noise complaint etc 
	£25

	12
	Failure to keep an appointment with the landlord or his agent or a tradesmen tasked by the landlord. 
	£30

	13
	Replacement or additional wheely refuse bin 
	£75


	SIGNED AS A DEED AND DELIVERED BY

(Tenant – print names in full)

............…………..........................................
........................…………..............................

..............................................…………........

............…………..........................................

........................…………..............................

..............................................…………........

............…………..........................................

............…………..........................................


	(Tenant – Signature)

............…………..........................................

........................…………..............................

..............................................…………........

............…………..........................................

........................…………..............................

..............................................…………........

...........…………...........................................
...........…………..........................................



	in the presence of:-


Witness Signature
	..............................................................

	
Witness Name in Full
	..............................................................

	
Witness Address in Full
	..............................................................

..............................................................

	
Witness Occupation
	..............................................................


	SIGNED AS A DEED AND DELIVERED BY

(Landlord/Landlord’s agent – name in full) 


	(Landlord/Landlord’s agent - signature)

..............................................................

	in the presence of:-


Witness Signature
	..............................................................

	
Witness Name in Full
	..............................................................

	
Witness Address in Full
	..............................................................

..............................................................

	
Witness Occupation
	..............................................................


Date:
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