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Welcome to the “Bugle.” A magazine from 

Sandwell Council for private landlords 
 As Strategic Manager responsible for Private Sector Housing in 

Sandwell, I understand that not everyone within our community is 

adequately housed. The Housing Quality Team work hard to ensure 

that tenants in the private rented sector have a safe and decent 

place to live. We are prepared to prosecute uncooperative landlords 

to ensure this happens.  We do have some excellent landlords who 

work to provide decent housing. As a council, we do our best to 

encourage, support and educate landlords to reach and maintain 

high standards. Strong relationships and good communication 

between landlords and council officers help to underpin this work. 

Some useful resources for landlords include this “Bugle” magazine, 

our dedicated landlord blog, our regular landlord forums, and our work through the Homestamp 

Consortium and the Midland Landlord Accreditation Scheme.  

If you haven’t signed up for our landlord blog yet, please have a look. It’s a really useful tool for 

staying informed on landlord issues. Just got to www.sandwelllandlords.wordpress.com and sign-

up as a follower.  

Keeping you informed about changes to the sector and the council’s role are essential to our 

work. But we also want to know what you think; whether it’s something covered in this edition or 

not. Feedback and questions can be emailed to privatesector_housing@sandwell.gov.uk, or you 

can come and have your say and meet the team at one of our 

forums. 

  Housing Benefit Information Online 
Do you receive Housing Benefit payments directly for Sandwell tenants?  

Our online portal allows landlords to access payment information online 

and 24/7, with no need to contact us by phone or email. 

The portal allows landlords to: 

 See a full breakdown of payments we have made 

to you; including archived & historical payments 

 Save, store & manage information  

 Check payment records for individual tenants 

 View the date & amount of the next payment for a 

particular tenant  

 See if a claim has been cancelled or suspended 

 

To sign up for FREE, go to: 

 

 

go to ...www.sandwell.gov.uk/landlordportal 

Stephen Gabriel, Strategic Manager 

 

Stephen  Gabriel 

 

 



Landlords need to make simple checks on 
the identity and status of potential tenants 

In 2014, legislation was passed, making 

anyone who manged or rented out private 

accommodation responsible to check the 

immigration status of any occupant aged 

over 18.  Fines were brought in of up to 

£3,000 for each individual occupant in the 

accommodation who was not legally entitled 

to be in the UK.  Meaning very substantial 

fines for those housing multiple occupants 

illegally. These rules do not apply to social 

housing tenants; although social tenants 

who have their own  sub-tenants or lodgers 

are treated as landlords and can be fined. 

The legislation also made landlords 

responsible for keeping records of the 

checks they had made to make sure 

occupants were here legally and copies of 

the ID documents that had been seen. 

Initially, the rules only applied in a West 

Midlands trial area, but from 1st  February 

2016 they were rolled out nationally. 

Immigration status can change with time, 

and permission to be in the country can 

expire.  If this happens and a tenant  over-

stays their permission to be in the country, 

the landlord should inform the Home Office 

to ensure they avoid a fine.  

Full information about the rules is available 

on gov.uk, and support is available through 

the Home Office telephone and online 

support services. 

There should be no risk to landlords who 

follow official guidance and the rules are not 

a reason to refuse accommodation to 

anyone from abroad who is here legally.  

In a separate but related issue, landlords 

should also be aware that these changes, 

together with restrictions on Housing 

Benefits for some migrants; could increase 

demand for unofficial sub-lets. Tenants 

looking for an extra income might offer a 

room, bed-space or even a sofa to a person 

who cannot find housing in the normal way 

and is desperate for a roof. The tenant 

pockets the money they receive from their 

unofficial sub-tenant, and the legitimate 

landlord is usually completely unaware. 

This can cause a range of problems for the 

landlord. Council officers are already 

hearing anecdotal evidence and informal 

reports that this is happening.  Always 

make sure you know, just who is in your 

property! 

Don’t Get Fined! Immigration, Don’t Get Fined! Immigration, 

Landlords, and the ‘Right to Rent’ Landlords, and the ‘Right to Rent’   

This article is a brief summary only, not a full 
statement of the law. For more information  
visit the Right-to-Rent web pages on gov.uk or 
contact the  Home Office helpline on 0300 069 
9799. 
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If your tenant is claiming Housing Benefit, (HB)  

or the Housing element of Universal Credit its 

essential that they understand their 

responsibilities about making sure the claim is 

made properly and then kept up to date.  

Although its not something the landlord should 

do for them, it’s a good idea if landlords have at 

least a basic understanding of  the claim 

process and how common problems can be 

avoided. Tenants are still losing out through not 

getting some very simple things right in their 

benefit claims which all too often leads to 

arrears problems. Here are a few of the basics 

to be aware of.  

 All HB applications in Sandwell (and 

increasingly all other local authorities) must be 

made using the online application form.  

 Being an online form—its available 24/7 so 

there is no reason to delay making a claim.  If 

you don’t apply straight away you could lose 

benefit. 

 The form is compatible with tablets and smart 

phones. Anyone without internet access can 

use a computer in any of Sandwell’s libraries  

to talk to the benefit service if help is needed.  

 In exceptional circumstances, claims can be 

backdated for up to one month only. But only 

if there is a very good reason why the claim 

wasn’t made at the right time. Don’t chance 

it—get your claim in straight away.  

 The form is interactive and works out and tells 

applicants what supporting information, if any, 

they need to provide . Its essential that 

tenants provide this, in full and within the time 

limit set or their claim could be refused.   

 If tenants provide this information promptly, 

their claim will normally be processed very 

quickly.  

 Tenants should take care to answer any letter 

or query from the benefit office, at any point in 

their claim. Failing to do so can mean their 

claim gets suspended or cancelled.  

 Tenants must take care to keep the benefits 

service informed about changes in their 

circumstances. Failure to do so can lead to 

loss of benefit and all sorts of complications. 

Although benefit rules can be complex, the 

responsibilities put on tenants are actually quite 

simple and can be summarised as: 

 Apply on time 

 Provide any information asked for in full and 

on time 

 Report changes promptly 

 If in doubt, contact the benefit office. 

And do always remember that its the tenant’s 

responsibility to make sure that the rent gets 

paid on time, (including any shortfalls) —not the 

benefit office’s.   

Getting Housing Benefit Claims 
Right: Tenant Responsibilities.  



The 2015 budget might have made you think 

that the government is out to get Buy to Let 

investors. You could be right! The chancellor 

believes that the tax system supports landlords 

before homeowners. He wants to end this by 

increasing tax and making it so difficult that 

some investors will sell up; increasing the pool 

of properties available for 1st time buyers. Part 

of this process is the elimination of mortgage 

interest rate relief over the next 4 years. At 

present, landlords can deduct mortgage interest 

from their rental income before calculating their 

taxable profit.  From 2017, the government will 

reduce the amount of interest you can offset 

against rental income for higher rate tax payers. 

The National Landlords Association believes 

the new policy could push 150,000 landlords 

into higher tax brackets. For example: 

Earnings from job / business etc.   £40,000 

Mortgage interest                           £13,000 

Net rental income                           £7,000 

Previously, the annual income would have been 

considered as £47,000, keeping them below the 

higher rate tax bracket after personal 

allowances are deducted. Under the new law 

their income is over £50,000, meaning they 

have not only become higher rate tax payers, 

but would also gradually lose any Child Benefit 

they might receive.  

There are three other significant changes for 

landlords. First, the abolition of the 10% wear 

and tear allowance for furnished properties, 

(you can now only claim for the actual items 

that you replace and not 10% across the 

board). Second, the 3% surcharge in stamp 

duty for buy to let / second homes which are in 

ADDITION to the existing stamp duty payable. 

This applies to all properties purchased for 

more than £40,000. However, the 3% duty is 

applied from £0 upwards not from £40,000.  

The first column shows what someone buying 

their own home will pay.  

The second column is showing what someone 

buying a Buy to Let or second home will pay. 

The third significant change is that landlords will 

be required to pay their capital gains bill within 

30 days of selling a property, rather than at the 

end of the tax year. This could be an issue for  

any landlords looking to exit the market as a 

result of these changes.  

All landlords should be looking at how their 

finances will be affected and planning 

accordingly. These aren’t issues that are going 

to go away! 

A personal view on tax changes for landlords from leading 
landlord Carl Bedward (Carl’s views are not necessarily those of 
the council and this article is not intended as official guidance).   

Carl Bedward 



Keeping up with it all 
We’ve been bombarded with changes in the last two years. 

New legislation and regulations just keep adding to things 

that landlords or agents have to do or remember to stay on 

the right side of the law. Many of these rules are there for 

safety and can be welcomed by responsible landlords, 

others might not be so popular. We’ve put together a quick 

check list as a reminder. These are all things you probably 

need to know at least something about. If you’re familiar 

with everything below, well done. If you’re not, get 

googling. We’ve put links you might find useful to get you 

started. You’ll notice that the links are all to gov.uk, the 

official UK government website. This means that information they contain can be trusted,  but 

the pages linked to are not necessarily exhaustive, so you might want to do further research.  

Please just copy and paste any web address that you are interested in below, into your browser.  

Tenancy deposit registration 

https://www.gov.uk/tenancy-deposit-protection/overview 

Right to rent -  Landlords and Immigration law 

https://www.gov.uk/check-tenant-right-to-rent-documents/

who-to-check 

Smoke alarms and Carbon monoxide alarms 

https://www.gov.uk/government/publications/smoke-and-

carbon-monoxide-alarms-explanatory-booklet-for-

landlords 

Prescribed information (How to rent booklet) 

https://www.gov.uk/government/publications/how-to-rent 

Agent redress schemes 

https://www.gov.uk/government/publications/lettings-

agents-and-property-managers-redress-schemes 

Universal credit (also see our article on arrears) 

https://www.gov.uk/government/publications/universal-

credit-and-rented-housing 

Changes to section 21 rules 

https://www.gov.uk/guidance/assured-tenancy-forms 

Retaliatory  evictions 

https://www.gov.uk/government/publications/retaliatory-

eviction-and-the-deregulation-act-2015-guidance-note 

Gas safety 

http://www.hse.gov.uk/gas/landlords/ 

EPC (and not being able to serve a section 21) 

https://www.gov.uk/government/publications/energy-

performance-certificates-epcs-and-renting-homes-a-

tenants-guide 

HHSRS—housing health and safety rating sys-

tem—how safe is the house you rent out 

https://www.gov.uk/government/publications/housing-

health-and-safety-rating-system-guidance-for-landlords-

and-property-related-professionals 

Licence requirements for HMOs  

https://www.gov.uk/house-in-multiple-occupation-licence 

Disclosing lettings fees in advertising since 

2013 

https://www.gov.uk/government/news/fees-transparency-

to-ensure-a-fair-deal-for-landlords-and-tenants 

Electrical safety certificates and PAT testing  

Energy Act 2011— minimum standards you 

must comply with on energy efficiency.  

https://www.gov.uk/government/consultations/private-

rented-sector-energy-efficiency-regulations-domestic 

This is just a selection: Keep yourself  

informed—make sure you come to our regular 

landlord forums and follow our  landlord blog at 

www.sandwelllandlords.wordpress.com 



Benefits are changing. Not just rules and 

regulations; but the culture and expectations  

put on people who claim. This will change the  

relationship between landlords, tenants and the 

benefit agencies they deal with. Landlords 

always had criticisms of the old system; but 

despite the faults, it often provided stability.  

Splitting tenant income between housing and 

general needs helped with money management 

and making sure rent was paid. This is going to 

change when tenants move onto Universal 

Credit and the benefit cap is reduced to 

£20,000. Tenants who are capped will lose part 

or all of their housing benefit, and will have to 

pay any rent shortfall from other benefits they 

receive. Those receiving Universal Credit will 

normally receive their rent money monthly, in 

arrears, combined with their other benefits.  

Claimants are expected to manage their own 

finances and housing, exactly like anyone else.  

The landlords’ ability to intervene or receive 

information about a 

tenant’s Housing Benefit 

issues, as well as their 

relationships with local 

benefits services, will 

gradually erode.  

Universal Credit also 

replaces benefits paid  to people who work full-

time. The divide between unemployed people 

on full benefits supported by welfare officials 

and working people on partial benefits 

managing their own finances will narrow. 

Tenants will just be tenants. Everyone  will be 

expected to be as independent and 

economically active as possible, with the long-

term goal of complete self reliance. Landlords 

used to the old culture might need to look at 

their practices before the changes really start to 

take effect.  

 

Universal Credit: Benefit changes, collecting rent and 
the relationship between landlord and tenant 
Liz Mooney, Landlord Support & Development Officer  

 Leading local landlord Tom Billingham on avoiding arrears. 

(Tom’s views are not necessarily those of the council)   

You should always thoroughly check out a potential new tenant, so that you 

are as confidant as possible that they will actually pay the rent.  You should 

ask for references from their two previous landlords; and not just the last 

one, as he might be dying to get rid of a bad tenant. Check the individual’s ID 

carefully, not least because of  immigration rules and ‘Right to Rent.’ You should ask to see their 

bank statements. Although this might seem intrusive, it is no more than a mortgage provider 

would do. A bank statement says a lot  -  if all the debits are for Bargain Booze or the bookies— 

think again.  If they tell you that they will claim Housing Benefit, make sure that they have 

checked that they will be entitled. (You can do this on the council’s online calculator). Just 

because they have been entitled before doesn't necessarily mean that they still are; 

circumstances change. Make sure they understand that if  they claim benefits; if they get less 

than the rent charged, they are responsible for  the shortfall—no excuses! You can also get them 

to set up an account with a credit union or payment services company; which can arrange for any 

HB payments to come straight to you, reducing your liability for any overpayment if something 

goes wrong. Be aware that a single tenant without children, is likely to go onto Universal Credit, 

not Housing Benefit. Think about asking for a guarantor, but also check out the guarantor as well 

as the tenant. The overall message is to be careful. You are 

giving the keys of a very valuable asset to a stranger! 

 

Liz Mooney 

Tom Billingham 

 



Houses in Multiple Occupation 
Forget Rigsby. A good investment for landlords who avoid the pitfalls 

Landlords looking for a good investment  

or those with a larger empty property on 

their hands might want to think about a 

House in Multiple Occupation. (HMO).  The 

rental yield from four or five occupants; each 

with their own bedsit or room, can sometimes 

be far greater than the rent for letting a house 

out whole. Depending on the area— there 

might be higher demand for bedsits than for 

larger, family sized homes. There are two 

forces which might play a part here: 

 Rising employment levels mean more 

young single working people looking for lower 

cost accommodation, rather than staying with 

mum and dad. 

 Benefit changes for people aged under 35  

will make it harder for individuals to afford 

smaller social housing flats, which may cause 

them to look at HMOs as an alternative.  

However; although HMOs provide a good 

financial return, they require careful 

management. Landlords have additional 

responsibilities to ensure tenants are safely 

and securely housed. 

There is lots of help and advice out there; with 

many free resources online, as well as 

companies who provide specialist support and 

training, and even management of your HMO, 

for a fee. 

There is  help and advice out there, with much  

free online, or if you’re happy to pay, there are 

companies giving specialist  support and 

training. Some, for a fee, will run your HMO for 

you. This can sometimes work well if you lack 

the experience or time to do it yourself, but 

beware of cowboys. Especially if you are 

promised higher than normal rental incomes. 

There are reputable companies who can do a 

lot for you and help maximise income, but not 

all landlords are cautious enough about who 

they do business with. Council officers have 

often had to provide landlords with a shoulder 

to cry on when the wrong choice of partner has 

left them with substantial costs 

Also, be aware that some HMOs need a local 

authority license. (details on our webpages). 

Be warned; if you don’t get one when needed, 

you can be fined up to £20,000. Moreover, the 

government has recently carried out a 

consultation which considered; among other 

things, extending the license requirement to all 

HMOs. You can find the consultation paper if 

you copy and paste Extending mandatory 

licensing of Houses in Multiple Occupation 

(HMOs) and related reforms into your browser.  

We don’t want to put anyone off from starting 

an HMO—they can be a  good option and we  

welcome the choice they can give tenants. But 

do please be careful. If you would like more 

information ; or just an informal chat,  contact 

our Landlord Support and Development Officer 

Liz Mooney on 0121 569 5256.  

 

Liz Mooney:  Landlord Support and Development 

Officer 

 



Ending a tenancy  -  the right way: 
Changes to section 21 and keeping within the law 

 

Most tenancies end by mutual consent. But 

landlords should be aware that they might one 

day need to end a tenancy against the tenant’s 

wishes. getting rid of someone who doesn’t 

want to go can be tricky and landlords who get 

things wrong can put themselves on the wrong 

side of the law. Landlords must know not only 

the procedures to end a tenancy correctly, but 

also make sure they have not done anything 

during the tenancy that interferes with their right 

to end it. Things to think about include: 

 Tenancies created from October 2015: 

You must give the tenant a copy of the 

government’s “How to Rent” publication: a 

checklist for renting in England and be able to 

prove you have done so. Failure to do so will 

prevent you from serving a section 21 notice to 

end the tenancy. You can find a copy of this 

on gov.uk. 

 If you are ending a tenancy on a section 21 

notice, you must  now use the official form. 

You can download this for FREE from gov.uk. 

 Some landlords give tenants a section 21 

notice at the start of a tenancy, in case they 

want the property back when the tenancy 

period ends. You can no longer do this. A 

section 21 notice is not legally valid if issued 

less than four months after a tenancy starts 

and is only valid for 6 months. If you don’t use 

it in that period, you must issue a new one if 

you want your tenant to leave.  

 Although not affecting the vast majority of 

landlords with good quality properties, in 

certain cases of serious disrepair, where 

council enforcement staff have become 

involved, landlords can be legally prevented 

from evicting tenants. 

 Most tenants are ordinary, decent people. But 

if your relationship with them breaks down, be 

careful about any contact. Keep a record and 

be careful not to be provoked into anything 

which could be seen as harassment. 

Harassment can actually be a criminal offence.  

  Make sure all records and paper-work 

(especially rent records) are kept up to date. If 

you ever need to go to court, even a minor slip 

here could cost you dearly.  

If you are ever in doubt about what you can or 

cannot do, get advice first. There can be serious 

consequences if you get something wrong, not 

least that you could be stuck with an awkward 

tenant and have no legal means of getting rid of 

them. Most landlord organisations can offer 

advice, and as always, the government website 

gov.uk is a good starting point.  

 

 

The easy way to pay council tax 

visit us today 

www.sandwell.gov.uk/paycounciltax 



  Royal Assent for the Housing and 
Planning Bill given 12th May 2016 
The Housing and Planning Bill is a wide ranging piece of 

legislation affecting many different areas of our 

industry. Below is a quick list of some of the issues 

covered in the bill. (Our thanks to Mary Latham of the 

National Landlords Association as our main source).  

 Creation of a rogues database: Landlords 

and others parties found guilty of housing 

related offences will be put on a register, 

available for different enforcement agencies to 

access and monitor. 

 Banning orders: For certain offences, local 

authorities can apply for an order to ban 

landlords and agents from letting and letting-

related activity for a fixed period of time. (A 

banned person may not hold a HMO license).  

 Civil penalties: Landlords who fail to comply 

with improvement orders may be prosecuted 

or subjected to civil penalties of up to £5,000. 

 Extension of rent repayment orders: These 

may be applied in relation to disrepair or illegal 

eviction. 

 A revised ‘fit and proper person test,’ and a 

requirement for a Disclosures and Banning 

Certificate costing £25.00 every five years. 

 Recovering Abandoned Premises: The 

legislation sets out a procedure for landlords to 

recover abandoned properties. Landlords can 

start the process to recover, if a certain 

amount of rent is unpaid, they have given the 

required warning and the tenant (or named 

occupier) has not responded in writing to those 

warnings within the appropriate time limit. 

(IMPORTANT: Landlords should always check 

they are fully compliant with the law before 

taking any action to recover a property or end 

a tenancy). 

We will be putting out more relevant  information 

and links via our landlord blog shortly at  

www.sandwelllandlords.wordpress.com       

abandonedabandoned  

 
 

https://www.youtube.com/watch?v=Oj99RNY55Es 

Don’t let it wreck 

your property. For a 

short film for you and 

your tenants, go to:   

The legislation should make it 
easier for landlords to recover 
abandoned properties.  



Need help to pay rent or Council Tax?  
It has never been easier to claim Housing Benefit or Council 
Tax Reduction, or to just do a quick check to see if you might 
be entitled to help.  

Do it online—on your PC, tablet or phone  

www.sandwell.gov.uk/claimhousingbenefit 



Did you know there are 29 hazards or 

issues which may need landlord 

attention to prevent hazard in rented 

accommodation?  If you’re the landlord, 

its your responsibility to get these right. 

Are you confidant that you know all you 

need to? If you don’t want to face harm 

to your tenant or put yourself at risk of 

legal or financial penalties, make sure 

you are properly informed.   

Housing Health and Safety Rating System 
 

Here is the long list of hazards and issues that 

landlords need to be aware of when considering 

the physical safety and wellbeing of their tenants, 

according to official government advice: 

1. Damp and mould growth  

2. Excess cold  

3. Excess heat  

4. Asbestos and MMF  

5. Biocides  

6. Carbon monoxide and fuel combustion products  

7. Lead  

8. Radiation  

9. Uncombusted fuel gas  

10. Volatile organic compounds  

11. Crowding and space  

12. Entry by intruders  

13. Lighting 

14. Noise 

15. Domestic hygiene, pests and refuse  

16. Food safety  

17. Personal hygiene, sanitation and drainage  

18. Water supply 

19. Falls associated with baths   

20. Falling on level surfaces  

21. Falling on stairs  

22. Falling between levels  

23. Electrical hazards  

24. Fire  

25. Flames, hot surfaces  

26. Collision and entrapment  

27. Explosions  

28. Position and operability of amenities  

29. Structural collapse and falling elements 

You can download a copy of the FREE government publication ‘Housing Health and 

Safety Rating System Guidance for Landlords and Property Related Professionals’ at  

   http://homestamp.com/downloads/  



   Book now: FREE West 

Midlands  Landlords and 

Lettings Conference: 7th 

October 2016 

Bookings are now being taken for the 

2016 West Midlands Landlords and 

lettings Conference.  

It’s a completely free event, but you must 

book a place if you want to attend. Last year’s 

conference was booked out completely eight 

weeks in advance so don’t delay! 

The program includes speakers who are 

leading experts in their fields and workshops 

on a range of issues our industry is facing. 

And even a free lunch! You cant afford to 

miss it. 

9.00 – 4.30 FRIDAY 7TH OCTOBER 

2016  

Bank’s Football Stadium, 

Bescot Crescent, 

Walsall WS1 4NH 

Copy and paste this address into your 

browser to book: 

www.eventbrite.co.uk/e/west-midlands-

landlords-lettings-conference-2016-tickets-

25739812472 



Landlords who fail to get a licence for a ‘House in 

Multiple Occupation’ which has 3 or more floors (which 

may include including attics or basements) with 5 or 

more people, can be fined up to £20,000. For more 

information contact Sandwell’s Housing Quality team 

on 0121 569 5232. You can get a substantial discount 

on HMO licensing fees if you are a member of the 

Midland Landlord 

Accreditation Scheme? Visit 

them online for the benefits of 

being a MLAS member and 

how to join at  mlas.org.uk 

£20,000 fine?£20,000 fine?  
That got your attention ...  That got your attention ...  

 

and your tenants 
If your tenant has financial problems, its in your 

interest as landlord to make sure they get the 

right help. Even though their difficulties might 

seem unrelated to their housing situation, debt 

and budgeting or money management issues 

will often spill over into rent arrears. When 

tenants do get into difficulty:   

 Free and independent advice is available for 

Sandwell residents from a range of agencies 

displaying the Sandwell Advice Providers 

network (SAPN) logo.   

 Specialist debt advice is provided by Citizens 

Advice. To get an appointment with a debt 

advice worker, tenants need to drop in to 

their local Citizens Advice office and see an 

advisor who will arrange the appointment 

or contact Citizens Advice on 03444111444 

 Citizens Advice  treat rent arrears as a 

priority debt and can help your tenant focus 

on their arrears to avoid losing their home.  

 Debts don’t disappear. Unresolved debt 

problems only get worse and can often spiral 

our of control.   Anyone with debt problems 

should be encouraged to act straight away.  

 look online for Citizens Advice /
Sandwell or ring  

03444 111 444  



 

Smoke detectors 
save lives 

 

Download a free copy of the ‘Smoke Alarm and Carbon Monoxide 

Alarm (England) Regulations 2015’ at  

homestamp.com/downloads/ 

You must have a smoke alarm on 

each floor of any rented 

accommodation and a carbon 

monoxide detector in any room in 

which there is a solid fuel burning 

appliance.  


