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Minimising Disputes and Managing Dilapidations
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NLG Inventories

• 11 years of supplying inventory services across the UK

• 65 Regional Offices – nationwide coverage

• All offices highly trained to the same standard

• All clerks AIIC/ARLA Qualified

• Tablet based software delivering professional reports

• No Letting Go generate over 40,000 reports per year

• Book via the NLA website
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What does a good inventory look like?

• Clear, professional, easy to follow format

• Detailed written descriptions including condition and cleanliness

• Compliance issues – smoke & CO alarms, fire reg labels for furniture

• Supported by good quality embedded date stamped photographs

• Meter Readings

• Key and Appliance Manual List

• Clearly defined Glossary of Terms and Guidelines
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Good written evidence is key
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Most common dispute issues

• 85% of all disputes have an element of 

cleanliness

• Damage versus fair wear & tear

• Gardening issues
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Glossary of terms
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Conditions Vs Cleanliness
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Don’t let the check in let you down
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Tenant’s agreement & signature

• Ideally an accompanied Check In

• Tenant can sign off inventory at the property

• Outstanding maintenance can be agreed

• If emailing or giving the tenant the inventory to check themselves in allow max 7 
days

• Follow up in writing if tenant does not return inventory

• Check that you agree with tenant amendments

• If not, write to them to state amendments not accepted

• If tenant does not agree or accept inventory deposit claim likely to fail
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Property visits

•Consider conducting the first property visit at one month 

•Thereafter every 3-6 months

•Or sooner if problems are identified at one month visit

•Access arrangements, give tenants 2 weeks’ notice in writing

•If they don’t respond, give 24 hours written notice under 
Landlord & Tenant Act 1985
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Property visits – What to look for

•General condition of property and gardens if applicable

•Evidence of mould/damp

•Excessive clothes drying on airers and/or radiators

•Isolator switches to bathrooms turned off

•Signs of subletting

•Evidence of smoking and/or pets

•Evidence of drugs
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Property visits- Actions

•Take two photographs of each room

•Photographs of damage and/or maintenance issues

•Give tenant advice on mould/condensation if necessary

•Turn the Isolator switch back on

•Advise tenant of follow up visit in 1-2 weeks’ time if necessary

•Write to the tenant to confirm issues raised and actions they need to take

•Remember we are not there to judge the tenant’s lifestyle unless it causes a 
detrimental effect to the property
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Fair wear & tear of damage?

The House of Lords defines wear and tear as;

“Reasonable use of the premises by the tenant and the 
ordinary operation of natural forces”.

Unfortunately, decorations, fixtures and fittings all 
deteriorate over time and eventually will eventually need 
replacing

So what forms of damage can be considered “reasonable” 
and naturally occurring, or unreasonable and beyond that 
of normal use?
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Factors to consider

• Original condition of décor, carpets, fixtures, furniture etc

• Quality of the above items – high end/mid range/budget

• Length of tenancy

• Number & age of tenants– families/students/sharers/professionals
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How do I determine a fair deduction

• Consider the lifespan of the affected item/area

• Carpets and décor in an average property 5 years

• Carpets and décor in student properties 1-2 years

• Landlords are not allowed “betterment” – i.e., new for old

• Calculate depreciation based on length of tenancy and quality of item  -
how long should it have lasted?

• In some cases a landlord will have to accept compensation rather than 
replacement – egg, 2 or 3 cigarette burns to carpet would not warrant a 
replacement
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What is not fair wear & tear?

• Dirt is never considered fair wear and tear – the property must be 
cleaned to the same standard as stated on the inventory

• Damage i.e. breaking something is not wear and tear – this will 
require either replacement or repair 

• Damage such as nail varnish spills on the floor or iron burns that 
have occurred due to negligence would be chargeable

• Consider whether the item has been damaged or worn out through 
natural use ‘v’ negligence when making a judgement call

• Would this have occurred if you had been living in the property?
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Example of depreciation deduction

Where damage (to the worktop/carpet/etc.) is so severe as to affect 
the achievable rent level or market quality of the property, an 
adjudicator will determine a reasonable replacement value.

Example:

a) Cost of similar replacement carpet/item = £500.00
b) Actual age of existing carpet/item = 5 years 
c) Average useful lifespan of that type of carpet/item = 10 years
d) Residual lifespan of carpet/item calculated as c) less b) = 5 years
e) Depreciation of value calculated as a)÷by c) = £50 per year 
f) Reasonable apportionment cost to tenant calculated as d) x e) =      

£250.00
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Summary

• A detailed, professional inventory is crucial in helping 
to avoid disputes

• Remember the importance of ‘Condition’ & 
‘Cleanliness’

• Good quality date stamped embedded photos

• Ideally an accompanied Check in

• Make sure the tenant signs the inventory

• Regular property visits

• Be “reasonable” when calculating deductions

• NLA Inventory offices in Ipswich
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Summary

• Landlords must ensure compliance with all relevant 
legislation

• A professional inventory process is essential for 
evidencing dilapidations

• Written evidence and quality photographs are crucial

• Audit trail to prove any unreasonable/rapid decline

• NLA Inventories provide national coverage & consistent 
standards of reporting

• Simple online booking service via NLA website

• https:/landlords.org.uk – Services and Suppliers Tab
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Any questions?


