
Guidance notes for Lodger Landlords 
on the lodger agreement
These guidance notes are intended to help lodger landlords understand and complete our 
lodger agreement. They are not part of the agreement to be given to the lodger (although 
there is no reason why your lodger should not read them). 

Note - The lodger agreement is the last four pages of this pdf document. 

General information 

Checking your lodger 

You should always carefully reference your lodger before agreeing to take them as a lodger 
and giving them the keys.  You will find more information about this on 
www.lodgerlandlord.co.uk and you can also buy there forms and draft letters to use for 
referencing and checking your lodger. 

Note that you will also need to do a ‘Right to Rent’ check on lodgers before reaching 
agreement with them.  You can find out more about this from the Home Office guidance on 
the gov.uk website at https://www.gov.uk/government/collections/landlords-immigration-right-
to-rent-checks 

About this lodger agreement 

The lodger agreement is for use where the landlord is letting a room in his own home. 

If the accommodation is completely self-contained and the landlord never enters it, for 
example if it is a separate flat (such as a ‘granny annex’) with its own entrance or perhaps a 
door leading off a shared hall, then this agreement will not be appropriate. You should use a 
resident landlord tenancy agreement (these are available from Landlord Law at 
www.landlordlaw.co.uk). 

This agreement should be used: 


• where the occupier/lodger has their own room and shared use of at least some
rooms (such as the kitchen and bathroom) with you in the rest of the house or flat

• where, although the accommodation is self-contained, and the lodger does not share
any living accommodation with you, you provide services, such as cleaning and bed
linen and towels, and are therefore entitled to enter the room when the lodger is not
there

• It can also be used if the tenants room is self-contained and the only services you
provide are meals. However, you need to be careful here. If you do not have the right
to go into the room, you lose control over it. Make sure you go in from time to time to
inspect it, and do not allow the tenant to have a lock on the door to which you do not
have a key.

You should try to avoid creating a situation where the occupier has a self-contained room in 
your home which you never enter, and particularly do not allow him to fit a lock on the door 
to which you do not have a key. 

http://www.lodgerlandlord.co.uk/
https://www.gov.uk/government/collections/landlords-immigration-right-to-rent-checks
https://www.gov.uk/government/collections/landlords-immigration-right-to-rent-checks


This will almost certainly create a tenancy, which will impose additional legal obligations on 
you. For example, you will be bound by the statutory repairing covenants in the Landlord and 
Tenant Act 1985 s11.  

Having a tenancy in your property could also put you in breach of your 
mortgage, and/or insurance policy or, if you are a tenant, under the terms of your tenancy 
agreement. 

If you are yourself a tenant 

Note that if you are a residential tenant, for example if you have an assured shorthold 
tenancy, in most cases you will need to obtain your landlord’s written permission to rent a 
room to a lodger or you could put your tenancy at risk.  

You should disclose the fact that you are a tenant by adding the following additional clause 
on page 4 

You are hereby notified that we hold the property under an assured shorthold 
tenancy made with our landlord [name of your landlord]. Our landlord has granted us 
permission to rent a room to a lodger subject to us providing information about you 
on request (and you are hereby notified that we reserve the right to do this) and 
subject to you complying with the terms of this lodger agreement.  Note that the 
insurance of the Property referred to in 4.1 is our landlord’s insurance policy.  

Renting rooms as a business 

Note that this agreement is drafted on the basis that you are not renting out rooms to lodgers 
as a business. The significance of this is that the agreement does not need to comply with 
the Unfair Terms rules.  These are now part of the Consumer Rights Act 2015 and apply to 
all contracts made between a business and a consumer. Contracts which are not aimed at 
businesses are therefore drafted slightly differently. As the vast majority of Lodger Landlords 
will not be letting rooms as part of a business, this agreement has been drafted on this basis. 

Combined weekly/ monthly rent form 

This agreement can be used for both weekly or monthly rent. However, you will need to do a 
bit of crossing out on the front page after the form has printed out, as the notice periods are 
slightly different depending on whether rent is weekly or monthly. 

Legal obligations 

Although, as this is not a tenancy, you are not bound by the landlords repairing covenants, 
note that you are still covered by the Gas Regulations and will need to provide an inspection 
certificate from a gas installer registered with the Gas Safe Register, if the property has 
gas appliances (if you are yourself a tenant this will be your landlord’s responsibility and you 
should be provided with a copy of the certificate). 

Other consumer safety legislation, such as the Furniture Regulations will also apply. 

In some circumstances your property may be considered to be an House in Multiple 
Occupation (HMO). This will mean that you will be bound by the management regulations, 
and you may need to obtain a license.  

You should speak to someone at your Local Authority if you think that this may apply to you. 



The damage deposit 

As these agreements are not for assured shorthold tenancies, it will not be necessary for you 
to protect the deposit under one of the government authorised tenancy deposit protection 
schemes. If a deposit is taken, you can therefore keep the deposit in your own bank account 
(although if possible you should open a separate account for the deposit money). 

Note thought that the deposit is the lodger’s money, not yours, and you should keep it safe 
and only make such deductions from it as are reasonable.   

Completing the forms 

The form can be completed on screen and then printed out. 

To complete the form you need to click into the ‘form field’ where you type your information. 
If you have an up to date version of the Adobe Reader you may be able to highlight the 
fields, which will make it easier for you to find them. 

You will generally find that the form fields are shown as a pale blue (or maybe another 
colour) depending on the software you are using to read the form. 

Note that unless you have special software, you will not be able to save the information 
typed in the form fields, so you need to print out all the copies you need before closing 
the file. 

Once you have printed all the copies you want, if you want to use the form for another 
agreement, you can clear the fields by clicking the blue re-set buttons at the top of the 
pages. 

The form will have to be amended on the front page once it has been printed, depending on 
whether your rent is weekly or monthly. You will also see that in a few places, some wording 
will have [square brackets around it] (as opposed to the round brackets used here). For 
example in clause 1.5. The reason for this is that in some circumstances you may want to 
cross out the wording between the square brackets. Whether you do so or not will depend 
on the circumstances of your particular agreement. 

The front page 
This page is a general introduction to the agreement, and contains the main details, such as 
the names of the parties, the property and the rent etc. 

Notice re early termination 

The notice in bold at the top has been put there for your protection, so you can safely re-let 
the room if the lodger is away for more than a month without any prior notice or agreement 
with you, and to help facilite evicting the lodger if he fails to pay rent. 

However, we are aware of one case where student lodgers used this to terminate their 
lodger agreement early, where the early termination clause had been deleted in their 
agreement, and the landlord was relying on the income for the remainder of the agreed term. 

If therefore you are anxious that the lodger should not use this clause to justify an early 
departure, you may want to cross out the words ‘if you stop living at the property or’. You 
should also cross out the same words at clause 5.1. 



Completing the first page 

Note that the room and the shared areas do not have a space for you to put any details. If 
you wish to record any of these, you can put them in the additional notes area on page 4.  

The reason the room details are not given here, though, is that you have the right to move 
the lodger to another room in clause 3.12. 

You may also want to put in the additional area on page 4 details of any parking space 
allocated to your lodger. 

Services Landlords with lodgers will often provide services, such as meals, cleaning, clean 
bed linen and the like. You will find a field where you can list these. However, if it is not big 
enough you can use the additional notes area on page 4. Note that if the lodger does not 
share any living accommodation with you, it is important that you provide some services, to 
prevent the lodger obtaining a tenancy of his room. 

The Period After the agreement is printed out you will need to cross out month or weeks as 
appropriate. If you want the lodger to pay rent weekly you may want to give the period in 
weeks rather than months as it will make it easier to work out the rent. 

Note that there are 52 weeks in a year so if you want to give a six-month agreement this will 
be 26 weeks. 

Early termination Again, once the agreement has been printed out, you will need to cross 
out ‘one month’ if your agreement has a weekly rent, or cross out ‘four weeks’ if your 
agreement has a monthly rent. 

The rent This gives a space for you to say how the rent should be paid. Example of wording 
you could use are: 

• for monthly agreements: on the 3rd day in the month

• for weekly agreements: every Saturday (or whatever day in the month or week you
want them to pay you).

If you want the lodger to pay the rent for the whole of his stay in advance, just cross out ‘on’ 
and leave the field blank. 

The inventory You do not have to have an inventory, but it is probably a good idea to 
prevent arguments when the lodger moves out. I have said in the agreement that it is an 
inventory of items in the lodger’s room, which in most cases will be all that is required. 
However, if you want the inventory to cover other rooms where the lodger will have access, 
just amend this in ink after the document has printed out. 

The last page 

You will see that under the signatures there is a space for you to put additional notes. This 
can be used for other matters you want to include in the agreement. For example: 


• Details of the room/s let to the lodger

• Details of the shared areas of the property

• Details of any parking arrangements

• Any arrangements for using your landline telephone (although most lodgers will have
a mobile phone nowadays)



• Any arrangements for sharing of bills

• Any ‘house rules’

If there is not enough space, write at the bottom ‘Continued on Appendix A’. Put the rest of 
your notes on a separate sheet of paper headed ‘Appendix A’ (or whatever else you decide 
to call it) and make sure that the lodger signs and dates this at the same time as he signs 
and dates the main agreement. A copy of the appendix should be attached to both copies of 
the main agreement. 

Note that if you rent rooms as a business (see the note above) the Unfair Terms rules will 
apply to these extra notes in the same way as they do to the main agreement. Most 
Lodger Landlords will not have to worry about this however. 

This is the end of the information which you need to insert in the 
agreement. 

However here are a few comments below on some of the terms and conditions in the 
agreement. 

Important note This note is attempting to make it clear to the lodger that they are 
responsible for any damage done by anyone they allow to enter the property. Because this 
note is here, I have not generally included any reference to visitors in the terms and 
conditions relating to the lodger’s behaviour, as they are automatically included. 

Note by the way that if you are yourself a tenant, your tenancy agreement will almost 
certainly hold you liable for any damage done by visitors and people staying at the property. 
So, if your lodger breaks a table, for example, you will be responsible to the landlord for the 
cost of a new table (or maybe the cost of repair).  You may need to check with your landlord 
what this cost will be so you can be sure can get the proper re-imbursement from your 
Lodger. 

1.4 I have changed the normal type of interest clause used in many tenancy agreements. 
These generally say something like ‘3% above bank base rate’. However, in practice it is 
quite difficult to work this out.  The rate here is simple interest which you can work out quite 
easily. First you find out what 8% of the rent arrears figure is. Then multiply this by 12 (for 
monthly rent) or 52 (for weekly rent). Then divide this by 365. This will give you your daily 
rate. You then multiply this by the number of days due. Note that you will have to re-do this if 
the rent arrears figure goes up. 

As it says in the agreement, this is the same rate of interest which you can claim if you sue 
for money in the County Court. Note that if the County Court rate changes (which does not 
happen very often) you will need to amend the rate of interest in the agreement to match the 
County Court rate. If the rate changes this will probably be mentioned in the blog on the 
www.lodgerlandlord.co.uk site. 

1.5 There are square brackets round this clause as many landlords will include all bills in the 
lodgers rent. If this is the case then cross this clause out after the agreement has printed. 

3.6 If you are prepared to allow your lodger to smoke inside the property then you can delete 
the wording in the square brackets. However, if you do allow smoking it is essential that you 
have smoke detectors fitted.  If you are a tenant, these should already have been fitted by 
your landlord. 



Note that if you are a tenant and your own tenancy agreement forbids smoking in the 
property, you should not allow your lodger to do this either. 

3.11 & 
3.12 These two clauses are there to prevent the occupation turning into a tenancy. However 
as discussed above, it is important that you do actually go into the room from time to time 
and make it clear that this is something you are entitled to do. Subject of course to 
respecting your lodger’s privacy. 

Section 4. I am assuming in this section that you will have insurance cover for your property 
and your possessions. In the unlikely event that you do not, you will have to cross this clause 
out. 

If you are a tenant, the property itself will normally be insured by your landlord although you 
should have insurance for your own possession.  See above for the notification to add to the 
additional clauses section on page 4. 

Section 5 This section is basically trying to make the arrangements as flexible as possible, 
so that you and your lodger can end the agreement easily with just one month’s written 
notice on either side (or 4 weeks for weekly agreements). If you do not want the lodger to be 
able to end the agreement during the original fixed period, then cross out the early 
termination wording on the front page. 

Note however that if you are a tenant you should speak to your landlord before doing this as 
your landlord may want this clause to remain.   

As discussed above, you may also want to cross out some of the wording in the note in bold 
on the first page of the agreement. 

6.3 Note that if your lodger does leave things behind, strictly speaking this is not yours to 
throw away or sell (unless they have left it in the rubbish bin) 

Preparing the agreement for signature 

Before printing, check to make sure that you have completed all the necessary ‘fields’ and 
that all spellings of names and the property address have been given correctly. 

You need to have at least two copies of the agreement - one for you and one for the lodger. 
You can print this either back to back or on one side only. 

Signing the agreement 

Either both you and your lodger can sign one of the agreements each so they can be 
swapped, (so you hold an agreement with the lodger’s signature and they hold an 
agreement with yours), or there is no reason at all why you should not both sign both 
documents. 

I have put two lines for the landlord’s signatures as often the landlord will be a couple. 

After the agreement has been signed 

You should always keep agreements carefully. They should be kept for throughout the whole 
of the time the lodger is living with you, and ideally for six years afterwards. 



 
If you have done any appendices, or have given the lodger a separate set of house rules (for 
example) you should also keep these carefully, with your copy of the lodger agreement. 

 
And finally .. 
 
I hope your letting goes well. If you have any problems, see the guidance given on the 
Lodger Landlord web-site at www.lodgerlandlord.co.uk. 
 



License Agreement, from Your Law  Store - www.yourlawstore.co.uk 

License/Lodger agreement 
For use where the occupier/lodger rents a room in the landlord’s own home

Dated:

The Landlord:

Referred to as ‘we’ or ‘us’ in this agreement (even if the 
landlord is one person).

The Lodger:

Referred to as ‘you’ in this agreement.

This agreement is intended to create an a license and not a tenancy.  The reason for this is 
that the you, the occupier or lodger,  are renting a room in our (your landlords) own home, and 
we are entitled to go into your room on a daily basis (respecting your privacy at all times)  to 
provide the cleaning and other services as set out below and to view and inspect the room.    

This agreement is personal to you, cannot be assigned, and will end 
automatically if you stop living at the property or if one months/four weeks* or 
more rent is due and unpaid.  

The Property:

The Room: This is the room (s) that we have agreed that you will use.

The shared areas: These are the areas of the Property which we have agreed 
you can use on a shared basis with us, and with anyone else 
living in the property. 

The services: This means the services which we have agreed to provide to 
you, which will include:    

The Period:                          months/weeks*, beginning on

and ending on 

Early termination [Either of us can end this agreement early by giving to the 
other written notice of not less than one month/four weeks*.]  

The Rent:                          per week/month*

This is payable in advance on            
and is in respect of the room and the services (if any).  

The Deposit:

The Inventory: This is the list of our possessions in your room which has 
been signed as agreed by us both.
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Important note:
You are responsible for the behaviour of 
everyone who lives in or visits you at the 
Property.  Therefore, for example, if  
something is damaged by one of your 
visitors, we can claim the cost of repair from 
you, rather than from the visitor.  It may be 
possible for you to claim repayment from the 

visitor but this is something you will have to 
do yourself.  

When this agreement says that you must do 
or must not do anything, this will 
automatically include all your visitors.  

Terms and conditions
1. Payments, utilities and costs
1.1.  You must pay the rent at the times and 
in the manner set out above.

1.2 . You are not entitled to withhold 
payment of any rent or any other money due 
to us because you have paid a deposit.

1.3 . If the Property is destroyed or 
becomes uninhabitable, this agreement will 
end.  However if this happened  because of 
something you did or did not do, then we are 
entitled to claim against you for 
compensation.

1.4.  You must pay interest at the rate of 8% 
(which is the same as the rate prescribed 
under s69 of the County Courts Act 1984 for 
County Court judgments)  on any rent or 
other money which you owe to us and which 

remains unpaid for more than 14 days, 
interest to be paid from the date the payment 
fell due until you pay the money to us.

1.5.  [During the Period you will make a 
reasonable contribution towards to the cost 
according to use, of all electric, gas, water 
and any other utility charges and  Council 
tax. The exact amount payable by you to be 
agreed between us.]  

1.6 . You must pay any reasonable costs 
and expenses  (which must be reasonable 
both in amount and in nature)  which we 
have been put to, where you have not 
carried out your responsibilities under this 
agreement.

2. The deposit
(Note, if no deposit has been paid, this section will not apply.)

2.1. Your deposit will be held by us for the 
whole of the time you are living in the 
property.

2.2. You will get the deposit back when you 
leave, so long as you have kept all the terms 
and conditions set out in this agreement, 
and paid all the rent and any bills due to us.  
If this is not done, then we will be entitled to 
deduct from the deposit any unpaid rent and 
other payments legally due to us, 
reasonable compensation if you have 
broken any of these terms and conditions, 
and the reasonable cost of dealing with any 
damage which is not caused by ‘fair wear 
and tear’.

2.3. The deposit will be paid to you, less any 
deductions, at the forwarding address 
provided to us when you leave, as required 
by clause 6.2 of this agreement.   We shall 
not have to pay the deposit to you until we 
have had a reasonable opportunity of 
assessing the cost of any necessary repairs 
which you are responsible for paying and of 
any other sums due to us.  However we shall 
not, save in exceptional circumstances, be 
entitled to withhold repayment of the deposit 
money for more than 28 days.

2.4. You will not be entitled to any interest 
payable on the deposit money.

Note: Deposits for lodgers are not protected 
under the statutory tenancy deposit 
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schemes, as these only apply to assured 
shorthold tenancies.  

3. Using the Property
3.1.  You must keep your room clean and 
tidy, look after the items on the inventory, 
and not damage anything, either in your 
room or anywhere else in the property.  

3.2. You must also keep any shared areas 
clean and tidy, and free from obstructions, 
and take reasonable care when using items 
which do not belong to you.  

3.3. You must not make any alteration or 
addition to your Room  or to any other part of 
the property, or do any redecoration without 
our permission in writing.   

3.4. You  must not keep any dangerous or 
flammable goods (those that easily catch 
fire), materials or substances in your room 
or the Property, apart from those needed for 
general household use (such as matches).

3.5. You must not use any form of heating 
other than the heating system provided by 
us.  In particular you must not use any oil or 
liquid petroleum gas fires.

3.6. [You must not smoke anywhere in the 
property]

3.7. You must use the Property as a private 
residence only. This means that you must 
not carry out any profession, trade or 
business in your room or anywhere in the 
Property.

3.8. You must not share or sub-let your 
room, or allow anyone else to sleep in your 
room or elsewhere in the Property, unless 
you have our written consent

3.9. You must not do anything on or at the 
Property that: 

3.9.1  . causes or is likely to cause a 
nuisance or annoyance to anyone else 
living in the Property or anyone who 
owns or lives in nearby premises

3.9.2  . is illegal or immoral

3.9.3  . allows strangers unsupervised 
access to any part of the Property

You will be responsible for paying (as far as 
is reasonable) for all losses we, and anyone 
else, may suffer as a result of you not 
following this condition.

3.10. You must not keep any pet or any kind 
of animal at the Property unless you have 
our written permission  (which we will not 
refuse or delay without good reason).

3.11. You will not have exclusive 
possession of your room, and we will be 
entitled to enter it at all reasonable times to 
carry out the agreed services (if any) and to 
inspect its condition, and carry out any 
necessary repairs. 

3.12. The identity of any other occupiers in 
the property shall be at our absolute 
discretion.  If necessary we reserve the right 
to ask you to move to another room in the 
property.  

4. Insurance
4.1. We will insure the Property and any 
contents that belong to us, and will make 
reasonable efforts to arrange to repair any 
damage caused by an insured risk as soon 
as possible.  

4.2. You must not do anything on or at the 
Property that will in any way affect the 
insurance of the Property and its contents, 
or which will increase the premium that we 
have to pay.  If you do not follow this clause 

you will have to re-pay to us, for the period 
of time you are living at the Property, any 
extra amount we have to pay for our 
insurance premium, which is due to your 
conduct or the conduct of anyone you have 
allowed to visit the Property.  

4.3. To enable you to comply with clause 
4.2 above, we will supply you with a copy of 
our insurance policy or an extract of the 
relevant parts  on request
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4.4. You will be responsible for arranging 
and paying the premiums for any insurance 
cover for your personal belongings.

5. Ending this agreement
5.1. This agreement, which is personal to 
you and non assignable, will end 
automatically if you stop living at the 
property or if more than one months rent 
(where rent is paid monthly) or four weeks 
rent (where rent is paid weekly) are due and 
unpaid.

5.2. Provided the Early Termination section 
on the first page of this agreement has not 
been deleted, either of us may end this 
agreement before the end of the Period by 
serving not less than one months written 
notice on the other.  Where the rent is 
payable weekly, this period will be four 
weeks. 

5.3. If we agree, you will be able to continue 
to live in the Room at the Property after the 
end of the Period, on a month by month 
basis where rent is paid monthly, or on a 
week by week basis where rent is paid 
weekly.  This will be  subject to written notice 
to terminate from either party.  Where rent is 
paid payable monthly the notice period will 
be one month, were rent is payable weekly 
the notice period will be four weeks.  These 
terms and conditions will continue to apply.   

5.4. The notice period referred to in clauses  
5.2 and 5.3 above may expire at any time, 
but if it ends during a rental period you will 
be responsible for paying us a proportionate 
part of the rent for that period.

6. Leaving the Property
6.1. When you leave, the room must be left 
in the same clean and tidy condition as it 
was when you first moved in

6.2. You must provide us with a forwarding 
address and telephone number before 
leaving.  

6.3. You must remove all rubbish and all 
personal items (including your own furniture 

and equipment) from your Room and from 
the Property and return all keys.

Signed:

Our signature (landlord): 
                                                                     
...............................................  

 .................................................

 Your signature (lodger): 
                                                                     
...............................................   

Additional notes:
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