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Letting out the mortgage

Gail Counsell
finds would-be
vendors are ?aking
IN tenants instead

EARLIER this year, the mort-
gage repayments of a young pro-
fessional couple who had over.
stretched themselves to buy ,
£300,000 dream house in south
London rose to more than £2 500
a month,

They could no longer cope. But
since they had bought near the
top of the market, selling up and
trading down was not an option
— Or, at least, not unless they
were prepared to take a huge loss. -

Their drastic solution was to
rent out their house to cover most
of the mortgage, and move
abroad where they could earn
more and make up the difference.

Carole Brand of the residential
letting agents, Barnard Marcus,
who found a tenant willing to pay
Just under £2,000 a month for the
property, says their situation was
extreme but not unusual.

“We are much busier than last
year,” she says. “Many more peo-
ple are coming forward with prop-

erty to rent, and for a number of
them it is is because they have
found it impossible to manage
with higher mortgage rates.”

It is an understandable plight.
Those who borrowed and bought
when the rate was only 9.8 per
cent in May 1988 have seen their
mortgage payments rise by more
than 50 per cent. Yet they bought
at the top of the market, which
peaked in mid-1988. Since then
prices have fallen (at least in the
South). So new borrowers who
are most affected by the steep rise
in mortgages are often the same
people who cannot sell without
taking a loss.

The bulk of Carole Brand’s ad-
ditional clients, however, are peo-
ple who need to move for family
or job reasons, but who cannot
find a buyer for their property. So
they take out a bridging loan and
try to cover most of the costs by
renting out their old property.

In practice, she says, few man-
age to cover their costs fully. Most
have to settle for recouping about
three-quarters of their mortgage
repayments, at most.

This increased trend towards
renting is not simply a southern
phenomenon. Rental agents
around the country are reporting
business up by 20-30 per cent.

In Manchester, Rosie Silgram
of the Prudential letting agency
says enquiries have risen by more
than a third. “People are hedging
their bets — they are putting their

roperty up for sale and offering

to rent and doing which ever
‘comes first,” she observes.

~ In Birmingham, Ken Winfield

of agents Allsop Cottons says:

“There’s been a substantial rise in

lettings around here, mostly from

people who can’t sell or can’t get
the price they want. They are the

ones who are deciding to let for 12

months or so instead.”

In theory, more propertics

coming on to the market should
depress prices, in other words,
rents. It seems thatin some parts
of the country an oversupply, es-
pecially of more expensive prop-
erties, is beginning to keep rents
down.

Harold Denholm, of agents
Balfour & Manson in Edinburgh,
says he is beginning to see an
oversupply of rented property in
both Edinburgh and Glasgow:
“Traditionally, the market for
rented property in the city was
tight. But earlier this year there
were several articles stressing the
éxtent to which Edinburgh is the

best city in Britain to live in.

“As a result, quite a lot of ex-
patriates living in places like
Hong Kong decided to buy prop-
crty here as an investment. Also a
number of people from the South
decided to do the same because
prices here seemed ‘cheap’.” The
result is a “superfluity of proper-
ties” to let which is keeping rents
level despite increases in house
prices.

But, says Philip Suter, of the
Association of Residential Let-
ting Agents, demand for rented
property, especially at the bottom
end, has also gone up. He says his

Home Countics ficm of Frank
Farr-Property has seen a marked
rise in enquiries from young peo-
ple in particular.

“A lot of young people who
would once have bought are now
renting,” he says. ° y want to
enjoy themsclves and have moncy
at the end of the day, not spend it
all on mortgages.

“They aren’t in a hurry to buy,
because they don’t think prices

To let: Kristl Withnall updates the :

¥ i

are going to go up. And they are
wary. They've heard the stories
about people who bought last
year and now need to move for
their job but can't sell.”

Most agents agree that the ad-
ditional demand has tended to
concentrate at the bottom of the
market and that the more expen-
sive properties have become
harder to let. “The element of
oversupply is at the top,” says Su-
san Metcalf of Knightsbridge-
based Farley & Co.

The  Business  Expansion
Scheme, which gives big tax
breaks to people who invest in
rented property, was supposed to
encourage more lettings at the
cheaper end. But Pete Goodwin,
of the London Research Centre,
says only around 1,000 more rent-
ed propertics have come on the
market in London as a result of it.
This is a drop in the ocean com-
pared with the 270,000 properties
rented out in the capital’s private
sector.

BES rents have varied widely
even although the Government
places an upper limit on how
much it can spend on individual

properties of £125,000 in London
and £85,000 elsewhere. But as a

general rule, says Mr Goodwin,

BES companies aim for what is
called a “yield” of around 8-9 per
cent. This means that they aim to
charge a yearly rent for the prop-
erty equivalant to around 8 per
cent of its value.

Typically BES companies have
been charging upwards of about
£500 a month for one-bedroom
flats in London.

Other agents bear out the use
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rd at Farley & Co in Knightsbridge. Like many rental agents, it is much busier than last year

. of an 8-9 per cent yield as a rule of
thumb. Philip Suter says that in
the Home Counties a landlord
can expect to get about £500 a
month in rent for a two-bedroom
flat and around £3,000 a month
for a luxury house worth £500,000,

In Birmingham, where prop-
erty values are lower, the same
relationship beween value and
rent holds good. According to
Ken Winfield, a one-bedroom flat
in Birmingham that would typi-
cally cost £30,000 to buy would
rent out for about £150 a month; a
£150,000-£200,000 property would
command a rent of about £800-
£1,000 a month,

Using this “yield” it is easy to
see why renting would appeal to a
young person with little or no de-
posit to put towards buying a
house. At current mortgage rates
of around 15 per cent, an ordinary

. 100 per cent mortgage on a flat
costing £80,000 would cost its
buyer more than £900 a month af-
ter tax relief. Renting it would
cost about £530 a month.

Further information: Renting out
a property Is now a more straight-

forward affair as a result of the

1988 Housing Act. This ctfectively

abolished the Rent Acts for new
lettangs; i 18 now reasonably casy
to let out op property and be
confident that you will be able to
continue to charge an “open mar-
ket” rent and get your property
back when the lease you have
granted ends.

Details of how the new legisla-
tion works, as well as information
about how to find a tenant and
the tax position of landlords, is
contained in an excellent new

Ruth Cadbury outlines ways to ensure a say in the development of your area |

TOWN AND country planning is
not just about dealing with a fixed

set of rules: it is also about shap-
ing the future of an area — decid-
ing in advance what sort of devel-

opment should take place,

This happens through a process
— in theory — of consultation
and agreemecnt when the local
and structure plans for an area

are drawn up.

Many people do not become in-

" yolved and only find out too late
what is contained in these plans,
however. As a rlﬂult it is only
when a specific planning applica-
tion is F;;cu? forward that they
realise — often to their horror —
that the local or structure plan

would allow such development.

As well as getting involved at
various stages in the preparation
of these official plans, groups that
want to see more developments
that are in sympathy with their
area, can create their own “com-
munity plan” for a piece of vacant
land use or some empty buildings.

Your future may
be in the library

GETTING [NVOL\LED

now preparing “alterations” to
update their structure plans.
Subject plans: These, which are
also prepared by county councils,
deal cﬂuﬂvﬂy with single issues
such as waste disposal.

Local plans: These deal in greater

Types of plan: detail with various parts of the
There are three basic types of for-  area covered by the structure
mal plan: local plans (which are  plan, fleshing out its policy state-
sometimes also n as district  ments and specifying uses for in-
or borough plans), structure plans  dividual sites. They are produced
(sometimes known as county by borough or district councils.

plans) and subject plans. These A local plan may cover the

amount of shopping

are all official documents, drawn

and recre-
ational activitics needed for each

n:igbourhopq.
plan is in two parts, a Wit~
ten section and a map, known s 3

“key diagram”. They last for five

whole of a district or borough

up by district or county councils  council’s area or just some of it
and adopted in the name of the  Some areas ar¢ not yet covered by
public. a local plan and the planners rely
The plans are supposed to set  on  out-of-date plans called
out clear policies to deal with ev- ";:'Icw_:lopmem plans” when con-
erything gm where new houses mdcnng plﬂ.nl'liﬂﬁ applications.
and businesses can be built, to the London and the other ex-Met-

ropolitan Counties are a special
case, Since the “top tlcr"ulproccal
government geg the Greater Lon-
don Council) in these areas has
been abolished there is no organi-
sation to prepare structure plans

$0 10 years, to deal with county-wide issues.
Structure plans: Every county  Sothe individual boroughs are ex-
now has a structure plan, whi pected to produce what is called a
%18 out broad policies and pro-  unitary development plan.

posals for the t?ﬁlopmﬂ!t and These UDPs are csﬂ:ﬂtl_illy lo-
other use of land for the County. cal plans, but they arc also su
Issucs in the structure in- to deal with some of the
clude housing statistics for gach  strategic issues (such as those af-
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Hlnwevi; this means there Is

plenty of opportunity for

to mhtzmcnh / feopic
When a council is '

plan, the forward m.ﬂi""ﬁ;.‘

partment of the local ayghorit

will collect all kinds of ; :

tion, such as statistics on
tion trends of the a Faputs-

cilities for shopping, education
80 0 :

people and commpyp;
about what ISsucs thcy?h:ﬁ??ﬁ:
local plan shoy]d address

More facilit
shopping —

copy, and goes on public display
in libraries and the town hall, for
a further six week period,

Public Inquiry:

If there are still objections there
has to be a public inquiry. An In-
spector apgointﬂd by the Depart
ment of the Environment hears
the views of people who have
made an objection to the “depos
ited” plan.

~ This is like a court case involv
ing “witnesses” who will usually
include the council’s planning of
ficers, land-owners, and local res
dents and community groups.

At the end of the various for
mal stages, the local authority W'”_
pass a resolution to adopt the
plan and specify the date if W
come into operation. Howcve!
the Secretary of State has (b

er to intervene in the proccs

“calling in” the plan before it "
adopted when the plan it is s¢"
to raise national or regional issu®
of importance.

Non-statatory plans and
planning guidelines: 5
Counties, districts and borovg”
also issue a wide variety of PU“";:
documents to supplement "h“
statutory plans, They do not h3*”
the same weight as local or st™" |
ture plans, but they give hﬂ“’_"‘ s B
holders and other landowne™®
clear idea as to whether the coV |

cil will #pprove or refuse a pla"

ﬂil}ﬁ]ﬂpp ication, _
cover such thing®>

guidelines for house extensi’’;’ |
design guides for conservatio”
cas, and lﬂﬂﬂiﬂg
set out the sort of develoP™

a8

the council would like 0 ¢ st |  LANDLORDS City Rare
specific large sites that ar¢ 2 | ALLAN AND CO. BWE licence & permanent
to be developed. oy PROPERTY SERVICES

These smaller non-s18' e oo ot profeng,ind RIVERSIDE Swis
documents are issued much ye 'fhdﬂm property and [ | | A tscge. im
quickly than local plans, 3;on- fating montna ot propery o | | | apereac on the tes o orisd
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sultation. It is important '“cauﬁ"-’ {L Mwmwmﬂﬁw mﬂgg”"m,;,"‘;‘:,“:;':"m Putney
ment on plannin bri_ﬂf5 lffﬂ;ﬂ'-'!‘: 4 ﬂ'“mmm ' Amenitics.
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book, Profitable Letting: How to be
a Successful Landlord by Robert
Davies and Diana Adie (Fourmat
Publishing, £9.95).

The main decision any putative
landlord faces is whether to use a
letting * agent. An agent will
charge around 10 per cent of the
rent for the property to find you a
tcnant and preparc the paper-
work. If you want it to collect the
rent and look after the mainte-
nance of the property, it will
charge up to 15 per cent.

Finding a good letting agent is
as tricky as finding a good estate
agent. But you should be able to
draw some reassurance if the
agent is a member of the National
Association of Estate Agents, the
Royal Institution of Chartered
Surveyors or the Incorporated So-
ciety of Valuers and Auctioneers.

There is also a new organisa-
tion, the Association of Residen-
tial Letting Agents, which insists
its members meet certain stan-
dards of conduct and training. A
list of members is available from
the ARLA, 18-21 Jermyn Street,
London SW1Y 6HP.

H GRIFFITHS

Poetic touch

POET Rowe’s House (right) at
Glatton in Cambridgeshire was
once occupied by the eighteenth-
century Poet Laureate, Nicholas
Rowe. He was born in the fif-
teenth-century thatched house in
1715, although it was then on a
different site at Little Barford in
Bedfordshire. The five-bedroom
house is for sale through Savills
(0780 66222) for £295,000.

Price rises

NEW homes in London remain
“unaffordable” by first-time buy-
ers, says the London Property
File. Figures produced by the
Halifax, Britain’s biggest building
socicty show that, for the country
as a whole, first-time buyers paid
on average just over four times
their average income for a prop-
erty at the end of September.
That has risen steeply since 1983
when the cost was only two and a
half times.

But in London, says the LPF,
young people in their 20s wanting
to buy a newly built studio or one-
bedroom flat have to pay between
five and 10 times their earnings.
The average prices of a studio
and one-bedroom flat are £84,425
and £108,315 respectively. That
compares with average male
earnings of £13,280 for 21 to 24-
year-olds, and £10,440 for women
in Greater London.

“The clear message,” says the
LPF, “is that while interest rates
are cutting spending power it is
pricing which is controlling the
market activity for new homes,
Reports that the first-time buyer
market is recovering do not match
up to the evidence of the London
new homes market.”
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France is Allied Dunbar’s Your
Home in France, dealing with
both the buying and the renting
process. Written by Henry Dyson,
a solicitor in Nice, it is published
by Longman at £5.99.

T'echnical tricks:

THE latest in the excellent series
of technical pamphlets on the res-
toration of old properties, pro-
duced by the Society for the Pro-
tection of Ancient Buildings,
deals with how to repair the origi-
nal wattle and daub panels often
found in timber-framed buildings.

The 12-page leaflet explains the
way in which such panels were
constructed, typical faults and
possible methods of repair.
Above all, it warns against the
common mistake of using strong
cement-based renders as a solu-
tion.

Other technical pamphlets deal
with: Quiward Leaning Walls,
Strengthening  Timber  Floors,
Chimneys in Old Buildings, Point-
ing Stone and Brick Walling, Treat-
ing Damp in Old Buildings and
Electrical Wiring in Old Buildings.
They cost £1.50 plus 25p p&p,
from SPAB, 37 Spital Square,
London E1 6DY.

The society also publishes in-
formation sheets, price 60p, on:

How to Make Limewash, Timber
A USEFUL edition to the library  Tregtment. Surface Treatment of
Timber-framed Buildings,

The
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Cream teas: Hermitage café, Tinta
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Nicholas Rowe, Poet Laureate, was born in this Cambridgeshire house in 1715

Need for Old Buildings to Breathe,
Removing Paint from Old Build-
ings, Rising Damp in Old Build-
ings, First Aid to Farm Buildings,
Tuck Pointing, Building Limes,
Patching Old Floorboards and

Roughcast for Historic Buildings.

Water work

WATERSIDE Properties, the es-
tate agent which specialises in
homes where the liquid stuff is
never too far away, is selling a
seventeenth-century water mill in
the Pyrenees.

The house, on the Spanish-
French border near Andorra, has
been restored although it is in
need, says Waterside, of a “mini-
mal amount” of modernisation.

It stands on a spectacular mill
race which is fed by the River Se-
gre — the river the Olympic
“white water” events will be held

on in 1992, Its price is £69,000, de-
tails from 01-879 1495.

Surveying advice

THE Royal Institution of Char-
tered Surveyors has an updated
list of more than 400 firms of
chartered surveyors offering spe-
cialist advice on planning and
development. Called the Directory
of Planning and Development
Consultants it is available from
RICS for £6.95; alternatively,

contact your local library.

Tinta

terfall. Certainly,
Thomas Hardy and

Conservancy Counc

i i

gel, Cornwall

gel tor tea

HAD IT been around in his day, King Arthur’s cu-
linary abilities might well have driven him to take

advantage of the Hermitage Tea Gardens and Wa-

in more recemt times, both
Charles Dickens were regular

visitors. The Hermitage, at Tintagel in Cornwall,
is a small nineteenth-century
acres at the head of a valley which includes a wa-
terfall. The café also provides a two-bedroom
home for the owners,

The area has been designated by the Nature

timbered café in 11

il as a Site of Special Scientific

Interest, although planning permission has been
granted for an extension to the café. Humberts
(0392 211555), agents handling the sale, has set a
guide price of £350,000.
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29 PUTNEY Three self-contained
cantrally heated 2 ro “* EVERYTHING HERE.
HOUSES ([ peihilg Bl omsbictler | [ vz * PhoneHome +  JSEHEREEN DT
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n | | -
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Xcnange | y lilted beds, one with bal- Parliament within the Division arden in_convenient Kentish parking. 123 year_lease. No
cony. Modern filted kitchen & own, NW5. Newly laid o 5 chain. £120 000. Tel: 01-800
and Link Fn'r'é‘dﬁﬁa“m“'f.f':'":; heating Bell Area. Fully Carpeted architect owner. Newd out by | 0808 ext. 2737
: |
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N LR [ new ng space available for e .n...,"’aﬂ'ﬂ" HOUSE, cn.m"f.ﬁ 15‘.“:"”5 NW3.
9 h flar w arnsbury N1 d tiat, large livin
Development. French windows | | €€ t with Electronac Plesant leafy nel hhaur%q od aroa W"g 'ted pine rlu-rn
overlo hin? |pmrln:. Bath, wWcC, Security Gate. Excell convenignt Vrnl E?m and City bath, haliway, quarry tiled
W L‘i'c'luué'é "'.'-h"ﬂ‘ Superd fy Luate. Excellent for Euh.?t:' 2 receptions, 2 baths. | throughout Tuiet yot secure
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ver views. Cleanin i hutters, r L/IH
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Modern kitchen
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Very spacious, lux fitted

Prices from £165,000 to
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Tel: 01-499 4155,

HOUSE BOAT

Mmﬂbtdﬁlﬂmlhi
Grand Union Canal, 30 mins from
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Tel: 01-809 7051
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