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1.1
Introduction

This booklet has been compiled by The Student Accommodation Office to help students living, or intending to live, in rented accommodation in the private sector.

Whilst NUI, Galway Student Accommodation Office offers students every assistance in finding accommodation, it should be noted that NUI, Galway is not a regulatory body in matters of student accommodation.  Assistance, both in finding accommodation and on accommodation matters, is provided only on the basis that no liability attaches to the University for any subsequent actions, disagreements or shortcomings on the part of the tenant, landlord or any other person.

It should also be noted that the Accommodation Register has been compiled for information purposes from details supplied by people offering accommodation.  The University has not carried out any survey of the premises included in the Register and students MUST inspect accommodation to satisfy themselves that the accommodation provided is correct and suitable for their use.  No warranty is given or implied by the University in respect of the suitability, condition, quality or safety of any of the listed properties and if, upon inspection, a student is in doubt about any respect of this they are strongly advised not to avail of the accommodation and they are also requested to inform the Student Accommodation Office.  The University accepts no liability whatever by virtue of placing any accommodation on its Register of suitable accommodation.

1.2 Sources of Accommodation

Remember that time invested in inspecting a potential house systematically is invaluable.

· University Accommodation List: This list  may be obtained from the  Accommodation Office Website at www.nuigalway.ie/Accommodation or by calling to the Office at Áras Uí Chathail.   

· The Galway Advertiser:  This is the main local paper that advertises accommodation.  The paper itself comes out on Thursdays, but copies of the Accommodation for Rent are issued on Wednesday at 2.20 p.m. from their Office in Eyre Square.  There is usually a queue, especially from the beginning of August.  This list may also be viewed on the Internet at http//: www.galwayadvertiser.ie
1.3 What Sort Of Housing Is On Offer?

You could rent a flat or apartment or share a house.  If you want meals provided or you go home at weekends, you might consider digs or lodging with a family.

Flat/Apartment: For one or more people depending on size.  Self-contained with separate bedroom(s) and normally own bathroom.

House Sharing: More space, self-contained and often better equipment and facilities can make this good value for money.

Lodging: Own or shared bedroom, with other facilities shared with host family.

1.4 Booking

Never book accommodation without thoroughly inspecting it.  The following is a suggested checklist:

· Is the accommodation convenient?  Are there shops, bus routes and laundrettes nearby?  Look at the house from across the road and check the roof for signs of damage - missing slates, leaking gutters, wet brickwork.

· Are there any signs of dampness or mould in the flat?  Check cupboards and furnishings, walls and ceilings.

· Are fire extinguishers and fire escape routes adequate?  Is there a fire blanket, fire extinguisher or fire alarm?

· Check ventilation, especially in the bathroom and kitchen.  Do the windows open?

· Is it easy to heat?  What form of heating is used?  How much will it cost?  Is it working?  Who controls it, etc.?  Not only is central heating an effective way of keeping warm, central heating can be the cheapest system, and it reduces dampness and condensation.

· Is the furniture and cupboard space sufficient and in good condition?

· Check that the cooker, fridge and other appliances are working.  Are kitchen utensils and equipment provided and if so, are they adequate?

· Check that the bathroom facilities and water heater are working.  Check hot and cold running water.  Check that the sink is not cracked and that the toilet flushes.

· Is there enough lighting and a sufficient number of electrical sockets and plugs?  Are they working? Are they damaged?

· Run electrical appliances (particularly the vacuum cleaner) to make sure they work.  Put the electric fire on for a few minutes to check that the plug does not get hot - this is a sign of faulty wiring.

· What are the arrangements for paying the electricity bill, telephone, and cable TV connection?  Do you need to pay a connection fee or deposit?  Make note of the settings on any meters.  Make sure there are not telephone bills from previous tenants.

· What are the arrangements for cleaning common areas?  Is there adequate cleaning equipment?

· Does anyone else have keys to the flat?

· Do you have access to a garden or clothes line?  Who is responsible for cleaning and maintaining outside spaces?

· What are the arrangements for rubbish disposal?

· Are there shops and other facilities nearby?

· Check bus routes to see if the property is convenient.

· Is there parking for bikes, cars, prams?

1.5
Rent Books

All students obtaining rented accommodation must enter into a verbal or written contractual agreement with the landlord.  In the interest of both parties (landlord and tenant), it is strongly recommended that this be in writing.  It is important that the tenant knows exactly (if anything) is included in the rent (e.g. heating, telephone, television, etc.).  The tenant should be aware also of the various conditions laid down which can cover many things (e.g. having parties, putting posters on walls, etc.)  Once the tenant agrees to take the house or flat under these conditions, the conditions are binding.  It is advisable to seek advice when disputes arise.  A rent book must be provided.  Basically, a rent book is a record of rent and other payments made by a tenant to the landlord.  By law, the rent book must contain the following information related to the tenancy:

· The address of the rented dwelling.

· The name and address of the landlord and of his/her agent (if any).

· The tenant's name.

· The term (i.e. period) of the tenancy.

· The amount of rent and when and how it is to be paid

· Particulars of any payments, other than rent, to be made by the tenant to the landlord for services, e.g. heating, television, etc.

· The amount and purpose of any deposit paid by the tenant to the landlord and the conditions under which the landlord will refund it.

· The date of commencement of the tenancy.

· An inventory of furnishings and appliances supplied by the landlord for the tenant's exclusive use.

NB: The landlord must enter the information and if there are any subsequent changes in this information, it must be entered by the landlord into the rent book within a month of the change.  

Rent books may be purchased from Threshold Housing Advice, 3 Victoria Place, Galway or from book shops (e.g. Easons).  Letting agreements or inventories are available to any student or landlord, on request, from the Accommodation Office.

1.6
Deposits
A deposit is paid to the landlord when agreement has been reached between the landlord and tenant regarding the taking of a house, flat, apartment etc.  There is no set amount but it is generally equivalent to four week’s rent. It is important that the tenant realises that this deposit does not cover rent when he/she has given notice to the landlord or has been served notice to quit by the landlord. In the case of a ‘Periodic Tenancy’ the landlord should refund the deposit when proper notice periods has been given in writing :

DURATION TENANCY


NOTICE PERIOD

· less than 6 months 



28 days

· 6 or more months but less than 2 years
35 days

· 1 year or more but les than 2 years

42 days

· 2 years or more but less than 3 years

56 days

· 3 years of more but less than  4 years

84 days

· 4 or more years



112 days

·  a ‘Periodic Tenancy ‘----one for which there is not an agreed finishing date )

· The keys have been returned.

· The property has been checked by the landlord regarding damages beyond normal 'wear and tear'.  

· When all bills have been paid (all deductions should be supported by receipts)

Likewise, you will lose your deposit if any of the following happens:

· You don’t give proper notice or if you leave before the end of your lease tenancy agreement.

· You cause damage to the landlord’s property over and above normal wear and tear.

· And obviously, if you leave rent or bills unpaid.

If the landlord refuses to give back a deposit you should go to the Accommodation Officer Ms. Agnes O’Farrell or the Welfare Officer in the Students’ Union.  They will advise you on the best course of action, be it a solicitor’s letter or the Private Residential Tenancies Board (PRTB Board) or Small Claims Court.  

1.7
Tenants Rights and Obligations

This is a general guide to the rights and obligations that exist for tenants in furnished private-rented accommodation.

(i) Rent Book:  A rent book must be provided by the landlord (see Section 1.5)

Rent:  

Rent may only be increased once a year and increases must be in line with market rent.  However, if the landlord carries out substantial refurbishment he may increase the rent.
(ii) Termination of Tenancy:  A periodic tenancy can be terminated by the tenant without a reason. However, notice to quit must be correct under the legalities which apply. If in doubt contact a solicitor. A periodic tenancy, or open-ended tenancy is one where no agreement has been made about when the tenancy comes to an end.  Notice to Quit must be given in writing 
(iii) less than 6 months 



28 days

1 year or more but les than 2 years

42 days

2 years or more but less than 3 years

56 days

3 years of more but less than 4 years

84 days

4 or more years




112 days
(iv)  For fixed term tenancies (agreement is made about period of tenancy), notice to quit cannot be given, as it is in breach of the contract.  When a tenant refuses to vacate the premises once the fixed term or Notice to Quit has ended, it may be necessary to take legal action. It is illegal for the landlord to harass or intimidate the tenant or disconnect utilities in order to force the tenant to leave.
NB: Be specific on dates when agreeing the period of your tenancy with your landlord.  If the tenancy is for the academic year (September-May), make sure the landlord knows this, so as to avoid confusion.

(iv)
Guests: Unless it is part of the agreement that the tenant cannot have guests, the tenant is entitled to have friends to stay for a day or two.  Where this becomes a more permanent stay, further advice should be sought, as the tenant may be 'sub-letting'.
(v)
Parties:  Tenants living in houses, flats etc. do not have the right to entertain without restraint either to hours or noise.  Complaints can lead to the termination of a tenancy.  When entertaining, control noise and ensure that guests leave quietly.  It is important to remember who is responsible for damage, no matter now accidental.  Regulations regarding entertaining should be worked out at the beginning of a tenancy.   Many landlords will not rent their properties to students because of disturbance caused by previous student tenants hosting parties.  It is also advisable not to have many people visiting a house, etc. at any one time



(vi)
Heating/Power Supply: The landlord should not disconnect any of the main services for whatever reason.  If this happens, seek advice immediately.  There is a standard rate (10c per unit) at which meters should be set.  If in doubt, the tenant should contact the Meters Division of the ESB

(vii) Lease/Agreement:  It is important that the tenant understands exactly what is being agreed at the time of letting.  The tenant should be aware of what (if anything) is included in the rent (e.g. heating, telephone, television, etc.).  The tenant should also be aware of the various conditions laid down which can cover many things (e.g. having parties, putting posters on walls, etc.).  Once the tenant agrees to take the house or flat under these conditions, the conditions are binding.  It is recommended to seek advice from the Director of Accommodation or Threshold when disputes arise.  


One piece of advice: Do not sign a lease if you do not agree with its terms, or if you do not understand all of the terms.

NEVER EVER SIGN A LEASE ON BEHALF OF ANYONE ELSE!

Here are some things to sort out before signing:

· Establish the amount of rent, when it is to be paid and how  - cash, cheque, standing order

· Ask for a rent book.  It is essential to have one.

· Does anyone else have keys to the flat or house?

· Establish under what circumstances the landlord may have access to your flat, e.g. to collect the rent, repairs, emergencies.

· Clarify which repairs will be the responsibility of the landlord or his/her agent.

· Get a contact address and phone number for your landlord or his/her agent

· Get a receipt for your deposit
(viii) Insurance:  The tenant should be aware that the landlord's insurance policy does not normally cover him/her or his/her belongings.  Students may consider having their belongings covered under their parents insurance.  

(ix) Charges:  Local authority service charges for water, bin collection etc. is payable by the tenant as the “occupier” of the premises.  Refuse charges are issued three times a year. In some cases the landlord pays this refuse collection up front but will, in turn include this charge as part of the rent.   Make sure that you are not billed for arrears left by previous tenants. 

1.8
Your Rights

Privacy

Unless the landlord has reserved the right to enter the house or flat as a condition of the original agreement, then he/she is not entitled to enter without the tenant's permission except in the case of emergency or to do essential repairs.  Very often the landlord will reserve the right to enter the house or flat to collect the rent.  If the property is put up for sale, ask the landlord to agree viewing times that suit you.  If your landlord repeatedly enters your house or flat without your permission, come to us for advice.  Unless otherwise agreed in a written agreement, a tenant has a statutory right to quiet and peaceful possession as long as they pay the rent.  

This means that:

· Nobody including the landlord has the right to enter your accommodation without permission.

· A tenant is entitled to refuse the landlord permission if the request is unreasonable.

· The landlord is entitled to enter for one purpose only - to survey the accommodation and to ensure it is being maintained or to read any meter installed.

· If the landlord needs to carry out repairs or inspect the premises it should be by prior arrangement.

· Students cannot change locks unless they inform the landlord beforehand that they are going to and the reasons that they have to.

Notice to Quit

Unless otherwise stated in a written agreement, under the Residential Tenancies Act 2004, a valid notice to quit must:-

 Be in writing and served at least 28 days before it is due to come into effect for a tenancy of less than 6 months;  35 days for a tenancy of 6 or more months but less than 1 year..  This applies to both landlord and tenant.  Where a tenancy has lasted more than six months, a landlord must give the reason for termination of the tenancy.  Once the date for notice to quit has expired, your tenancy is legally over.  Some people may have problems leaving by this date, so you should ask your landlord for more time. 

But there are many different scenarios in relation to notice to quit:
· If the landlord and the tenant both agree a notice for a lesser period, then this is acceptable.  The law only comes into play if there is a dispute between both parties.

· If a tenant refuses to leave then the landlord may seek a determination by the Private Residential Board. If the tenant is in breech of the agreement then the landlord must firstly inform the tenant and allow reasonable time for the tenant to rectify the situation.  If the tenant fails, then the landlord may proceed to court in the normal way to recover possession.

· An injunction can be sought if the landlord locks out or physically evicts the tenants.

· If required notice is not given to the landlord then the tenant may lose some or all of their deposit.

· Under the Housing Act 1992, a landlord is prohibited from seizing a tenant’s goods to ensure payment of rent.

Safety

Where lack of maintenance constitutes a danger to the health of tenants, the matter may be reported to the local authority who will send an inspector to investigate and may prosecute the landlord.

All house owners should supply the following:

· Fire Blanket

· Small Fire Extinguisher

· Smoke Alarms

All house owners should check that the following services are safe to use:

· Central Heating System - especially gas central heating.  In the case of gas central heating, all houses should have a Carbon Monoxide alarm.

· Inside chains should be fitted to all front and back doors.

· Worn carpets on stairs are dangerous.

Things to remember in relation to fire safety:

· Don't use chip-pans

· Don't attempt to put out cooker fires using water - use a fire blanket

· Don't use the cooker for heating or drying clothes

· Never smoke in bed

· Make sure proper ash-trays are used around the house

· Always place an effective spark guard in front of an open fire

· Make sure all electrical leads and plugs are free from deterioration and fraying

1.9
Maintenance and Repairs 
Unless mentioned in a lease, tenants are not responsible for repairs or damage caused by fair wear and tear.  Fair wear and tear occurs from the ordinary day-to-day living in a property.  Contact the landlord in writing if repairs are not being completed.  Not paying your rent could put your tenancy at risk.  Contact Threshold and they will negotiate with the landlord to get the repairs completed. The landlord is obliged to keep the property up to 'minimum standards'.

This includes:

· Maintenance of the exterior, in particular the roof and outer walls

· Maintenance of frames of windows and doors (the windows are the responsibility of the tenant)

· Repairing wear and tear damage (if these are ignored then an offer can be made to have them done and the cost deducted from the rent - although this should be agreed in writing first)

Please note that there are certain minimum physical standards that the landlord is required to undertake by law (Housing Standards for Rented Houses Regulations, 1993): as amended by the Regulation of 2009.
· Ensure that the dwelling is in a proper state of structural repair, i.e. that it is essentially sound with the roof, floors, ceilings, walls and stairs in good repair.

· Provide a sink with hot and cold water facilities in each dwelling.

· Provide a toilet and bath or shower facilities (if the dwelling is a flat in a building containing two or more flats, a toilet and bath or shower must be provided either in the flat itself, or elsewhere within the building but not more than one floor above or below the flat.  In general, there must be at least one toilet, bath or shower for each two flats.  However, up to four flats/bedsitters, provided these are not intended to be occupied by more than one tenant in each, may be served by a single toilet and bath/shower.

· Maintain installations in the dwelling for the supply of electricity or gas in good repair and working order.

· Provide adequate means for heating, installing cooking equipment and for storing food.

· Provide proper ventilation and lighting to each room.

· Maintain common sinks, toilets, baths/showers and other common areas in good repair and in a clean condition.

· Provide a secure handrail for common stairway.

In the case of minor repairs, if the tenant wishes to carry out internal alternations and decoration him/herself, these can be carried out ONLY with the permission of the landlord.  In such cases, the tenant may be entitled to seek compensation for the cost of any authorised repairs carried out, if this has been agreed with the landlord before carrying out the work.

Houses, apartments and flats for rent must be registered with the Private Residential Tenancies Board. If an immediate family member of the landlord is resident in the house then the house may not need to be registered.  Registering the house means that the accommodation must be up to certain standards (as mentioned previously).  The corporation will carry out checks if a tenant has a complaint.  The landlord must supply information to the corporation on how much rent is paid and who the tenants are.  The local authority will include the address of the house and a description of the house.  Local authorities have powers to investigate any queries and prosecute any offences, which carry penalties.

1.10
How To Get The Best House

Whilst standards in Galway may be improving, they are still very variable.  Time spent inspecting a potential house systematically is invaluable.  This will save you time and money.

The exterior

Look at the house from across the road and check the roof for signs of damage - missing slates, leaking gutters, wet brickwork.  If there is a garden, who is going to maintain it?  Is a dustbin provided? Do you have access to a clothes line?  Who is responsible for cleaning and maintaining outside space?

Inside the house

Electrics

Run electrical appliances (particularly the vacuum cleaner) to make sure they work.  Are there enough electrical sockets in the room to run an electric fire and other appliances?  Put the electric fire on for a few minutes to check that the plug does not get hot  - this is a sign of faulty wiring.

Heating

Not only is central heating an effective way of keeping warm, central heating can be the cheapest system, and it reduces dampness and condensation.

Damp

Remember that if you are viewing a house in summer, it may be in better condition than it will be over the winter. Check for a leaking roof or water penetration on the side of windows.

Gas

Ask the owner whether the gas appliances have been serviced.  Turn on the gas fire/cooker to see if they work.  

Plumbing

Check hot and cold running water.  Check that the sink and the toilet are not cracked.  

1.11
Keep The Place Clean

Cleanliness shows that you have respect for your flat/housemates as well as your neighbours, and it’s also a healthy way to live.  Here are some tips.

Toilets

To clean the toilet you must place bleach around the inside of the bowl and don’t flush for two hours.  Placing a freshener every few weeks into the cistern helps to maintain toilet cleanliness.  For the rest of the bathroom, such as baths, showers and hand basins use bleach cream cleaner and wipe with a clean rag.  Use ‘Dettol’ if washing bathroom floor. 

Kitchen

Sweep kitchen floor once a day, and wash at least once a week, again using’ Dettol’.  Remove grease from work/cooker tops with bleach cleaner.  Use a cloth and warm water to clean your fridge at the very least once a month and special oven cleaners to clean your oven roughly every month.  Your rubbish bin should be emptied at the end of every day and stored in the boiler house or garage.  All your week’s rubbish should be placed in the appropriate bin and left for refuse collection once a week.  Your rubbish bin should be cleaned at the end of every day and fitted with a new bin liner.  

Note: always keep cans and bottles separate to other rubbish for recycling purposes. 

Rest of the House

Your living room areas and bedrooms should be hovered and dusted once a week.  Remember to dust first! Use ‘Windowlene’ and a good cloth to clean the inside of windows.   A cleaning rota should help sort out who does the work and when this work is done and always ask if your standards of cleanliness are okay for the other members of your household.

1.12      What Are The Pros And Cons Of Sharing?

For the same rent, you usually get more space and better facilities if you are sharing than if you rent a room for one.  Heating and cooking usually work out cheaper.  If you find it lonely living on your own, you may enjoy having others around.

However, sharing brings a lack of privacy and involves a lot of give and take.  It is important to share with people that you can get on with, especially when it comes to paying bills and accepting responsibilities.  If some feel that others aren’t pulling their weight, ill-feeling and resentment can set in.

1.13
Guidelines For Self-Catering Accommodation
In self-catering accommodation the student may only have visitors with the householder's permission.

· The householder may not sublet or use the students' bedroom if the student is away on weekends or Bank Holiday weekends.

· The householder may ask the student to pay a retention fee during Christmas and Easter holidays.

· The householder may also ask the student to pay a deposit against damage not due to normal wear and tear.  This deposit, where there is no damage, should be returned to the student after inspection of the bedroom on the day the student leaves the accommodation.

1.14
General Advice
When you have found accommodation, please make sure that you are regarded as satisfactory tenants and welcome neighbours by:
a) Paying your rent promptly on the day when it is due.

b) Keeping the house, flat etc clean

c) Being friendly and considerate to your neighbours (or householders if living in the householder's own home).

Nothing is more likely to cause annoyance than noise late at night, whether it is loud music, a rowdy party or slamming of car doors and revving of engines by departing guests.  It also goes a long way towards good relationships if a little time if given to keeping the house, flat etc clean and tidy. Lack of such consideration may mean that the householder may never offer his/her accommodation again to students and future tenants will suffer because of the thoughtlessness of their predecessors.

1.15
Threshold

Threshold has an advice service that can advise on any of these issues.  They can also negotiate between the landlord and the tenant.  Threshold has leaflets that provide further details on these issues.  Their contact details are provided below.

1.16
Useful Numbers And Addresses

Accommodation Office

NUI, Galway

Tel: 091-492364

Welfare Officer

Students’ Union

NUI, Galway

Tel: 091-492746

Threshold

2 Victoria Place

Merchants Road

Galway

Tel: 091-563080

Web: www.threshold.ie
Private Residential Tenancies Board

Canal House

Canal Road

Dublin 6

Tel: 353 1 8882960

Website: www.environ.ie

Be aware that in signing a lease you are undertaking a responsibility that payment is made by fellow tenants on time and that you could potentially be held financially responsible for your and their non-payment of rent.
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