Maintenance, repairs, recharge & information

The Society has a policy of ensuring the maintenance of all its properties is properly and speedily repaired in the case of an emergency.  In respect of planned maintenance residents will be consulted on planned actions well in advance.  Major work is carried out based on the need to meet Government’s Decent Home Standard.

We have clear target times for our contractors and we expect them to carry out repairs within the following time scales.


Emergency 

-
24 hours (e.g. no power, water leaks).


Urgent 

-
within 3 days.


Routine

-
within 10 days


Miscellaneous
-


Access to your home

In most cases we will need access to your property.  We will arrange a date and time to visit which is convenient and agreed in advance.  Please make sure that we have your current contact details such as mobile phone number and always let us know if you are unable to keep an appointment.

Please note that if two appointments are made with you but not kept the order will be cancelled.  In some cases you may be charged the cost of the visit.

Identification Cards

All staff and the contractors we use carry personal identification cards, which you should ask to see before letting anyone into your home to carry out work or repairs.

Maintenance Contractors

The Society’s maintenance contractors have signed up to a code of conduct, which ensures they operate in a non-discriminatory way.  

The Society uses only approved contractors to do repairs.  If someone calls to do work to your home, ask to see their identification or proof we have sent them (such as a works order).  In most cases you will receive a letter giving you details of the order, contractor and target date in advance.

All maintenance contractors used by us have to abide by an agreed “code of conduct”.  This means that they should be courteous towards you and should treat your home and belongings with care.  If you have any complaint about a contractor, get in touch with the Housing Manager, or Property Services Manager.

Landlords Responsibilities

The Society is bound as a landlord and a Housing Association to adhere to legislation, which relates to the repair or maintenance of property.

The Society’s repairing obligations are contained within the following Acts:

S.11 1985 Landlord and Tenant Act

(a)
“keep in repair the structure and exterior of the dwelling house (including drains, gutters and external pipes, pathways and boundary walls and fences)”.

(b)
“keep in repair and proper working order the installations in the dwelling house 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).

(c)
to keep in repair and proper working order the installations in the dwelling house for space heating and heating water.

(d)
to keep common entrances, hall, passageways, lifts and stairways in a reasonable state of decoration.

S.4 1972 Defective Premises Act:

Landlords have a duty to ensure persons are reasonably safe from personal injury or damage caused by a defect.

Resident Responsibilities/Recharge Items

The following items are the responsibility of the resident.  If the work is carried out by Radcliffe there will normally be a recharge to the tenant.

Please note that exceptions may be made for disabled tenants or OAP’s at the discretion of the Property Services Manager. It should be noted this list is not exhaustive:

(i)
Fuse replacement.

(ii)
Broken window panes (resulting from resident damage).

(iii)
Eradication of vermin.


(iv)
Eradication of wasp/bees (note this varies with different local authorities)

(v)
Clearing of all blocked internal wastepipes and traps to sinks, baths or basins and blocked drains – if you cause the blockage.

(vi)
Maintaining and replacing all internal doors, hinges, locks and brackets.

(vii)
Mortice Locks unless supplied by the Society.

(viii)
Fixtures damaged by the resident or their visitors.

(ix)
Replacement of lost or damaged keys.

(x)
Batteries for door bells etc.

(xi)
Hairline cracks to plaster.

(xii)
Plumbing to washing machines (unless supplied by Radcliffe Housing Society)

(xii)
Resident improvements e.g. shower installations.

(xiv)
Replacing all damaged or unserviceable waste plugs and chains for sinks, basins and baths etc.

(xv)
Replacing all damaged or unserviceable toilet seats, tiling to walls in kitchen and bathroom.  

Gas Central Heating

Boilers are serviced annually by Radcliffe Housing Society’s contractors who are Corgi registered. Contact the office if you experience any faults with your gas heating or hot water. 

Blocked Sinks, WC’s and Drains

Please be careful about what is poured down sinks and flushed down toilets.  In particular, disposable nappies, sanitary towels, incontinence pads, etc. should NOT be put down toilets.  They frequently cause blockages, despite manufacturer’s assurances on packages to their disposability.

The Society will charge you for unblocking drains and waste pipes if they have been blocked because of your carelessness.

Washing Machines

All automatic washing machines must be properly plumbed in and regularly checked for leaks.  Do not use push on tap connectors or hang waste pipes over sinks as this often causes floods.  Remember that if your washing machine leaks into a neighbour’s flat you are liable for the repair to any decorations or possessions and also any damage to the property.

Condensation and Dampness

Damp is a common complaint, which, if persistent, can lead to dry rot or plaster damage.  Tell your Housing Manager if you have any persistent or recurring damp problems and we will investigate further. 
Sometimes, residents report what they believe to be dampness, which turns out to be CONDENSATION.  This happens when warm air meets a cold surface such as a window or outside wall and moisture in the air forms droplets of water.  It can give rise to mould growth, particularly in corners of rooms or behind furniture where air cannot circulate freely.  Please follow the guidelines below to combat condensation:-

(i)
Open a window when cooking, keep lids on saucepans and if there is an extractor fan 
- USE IT.

(ii)
Open a window or use an extractor fan to clear steam after a bath.

(iii)
Keep kitchen and bathroom doors shut when in use and steam will not spread to other rooms.

(iv)
If possible dry clothes outside but if a dryer is being used or if you bring washing into the bathroom, ensure a window is open or turn the fan on and keep the door closed.

(v)
Keep background heating on during cold weather.


DO NOT use paraffin, oil or calor gas heaters.  They create condensation and are a fire hazard and their use is forbidden.

(vi)
Do not block up vents or air bricks.

(viii)
Open windows in each room for a period each day to allow fresh air to circulate.

