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Welcome

Thank you for considering Harcourts Blue Fern Property Management. 

We believe that familiarising you with how we manage your property will form the                                                      
foundation of a strong working relationship. Equally as important, is what we consider are the  
responsibilities of our owners and tenants to assure a mutually beneficial outcome for all parties. 
The following pages outline some of our benefits and services we promise, along with some 
valuable information on what you can do to attract and retain great tenants.

Harcourts is committed to providing a Property Management experience which exceeds your 
expectations. We welcome your feedback and comments throughout the management of your 
property.

Disclaimer - All information contained in this booklet is of a general nature and is designed for landlords and investors to highlight the varying 
issues that may affect them. 

Some of the topics discussed are of a highly technical nature. We recommend that you seek professional advice before making any decisions or 
changes in respect of your own investment property based on the content of this document. 

Harcourts Blue Fern Property Management Limited does not take any responsibility for decisions made using the information in this guide as it 
is intended to be general in nature. 

All information was gathered February 2019. 



Getting your property
ready to rent 

Property Condition

It is really important that your property is presented in a good, clean and safe condition as this will attract 
good tenants and reduce any potential issues at the start of a tenancy. Our Business Development Manager 
will visit your property and advise you of what needs to be done before the property can be rented.

If a property needs cleaning or maintenance is required then we can organise on your behalf.

It is important to note that when a tenant vacates a property, they are only required under law to leave it 
“reasonably clean and tidy”.

This term is very vague but certainly it does not extend to leaving it in such a condition that it may be ready for 
re-tenanting without having to do any work.

If a property is rented to a tenant in immaculate condition then a good tenant will often leave it in the same 
condition, but if they do not then some extra cleaning may be needed at the owner’s expense to ensure a good 
replacement tenant is found.

The better your property looks, the more likely you’ll get goodtenants who will look after the place carefully 
when they move in. Make sure maintenance and repairs are done before a tenancy begins.

Lawns, Gardens and Rubbish

To ensure that clauses in the tenancy agreement are enforceable it is good to ensure that lawns are freshly 
mowed, gardens weeded, edges cut and that all rubbish is removed from the property.



Smoke Alarms and Insulation

As of 1 July 2016, new regulations make landlords responsible for ensuring operational smoke alarms and 
detectors are installed in their rental properties, and tenants will be responsible for replacing batteries or 
notifying landlords of defects.

You should also be aware that The Ministry of Business, Innovation and Employment will have the power to 
investigate and prosecute any landlords found breaking tenancy laws as part of these aforementioned 
reforms. Such prosecution will be taken very seriously when there is a risk to the health and safety of tenants.

The new alarm standards require a minimum of one working smoke detector in a hallway or similar area, 
within 3m of each bedroom door. The NZ Fire Service also recommends that they’re installed within the 
bedrooms themselves.

a. There must be a minimum of one working smoke detector in a hall or similar, within at least three metres 
of each bedroom door. In a caravan, self-contained sleep out, or a similar vehicle, there must be at least one 
working unit.

b. It is the landlord’s responsibility to make sure the alarm is operational with each new tenancy begins, but it 
is the tenant’s responsibility to replace batteries when needed during their tenancy. They must also report any 
defective alarms in their rental property to their landlord.

c. Long life (10 year) photoelectric alarms must be installed when there is no existing alarms.

d. If there are existing alarms, these must be replaced by ling life photoelectric alarms when the existing alarm 
expires. (This date is usually found on the back of the alarm.) Hardwired alarms are also acceptable.
Installing smoke detectors protects lives and protects your assets – it is one of the first lined of defense when 
it comes to fire.



The Process

Communication

We will effectively communicate with you. Your Harcourts Property Manager will discuss your needs and                 
develop a policy for the prompt response and resolution of matters for you and your investment. 

We sometimes spend a large amount of time away from the office appraising property, inspecting and 
managing property, however, be assured we will respond.

Letting Process

•   We will undertake comprehensive listing notes about your property.
•   We will have the property photographed where  appropriate and an advert composed. We will have the    
     property listed on all the real estate web sites that we subscribe to.
•   We will place your property in the newspapers as agreed between us.
•   We will schedule  viewings of your property as required to all prospective  tenants until your home is  rented. 
    (Subject to access provided to us by any current occupant)
•   We will erect a “For Rent”  sign (if appropriate) on your property at time of listing (upon request and if signs 
    are permitted).
•   We will subject all applications to:
 -  A check on the appropriate tenancy databases
 -  Verification of applicant’s former  renting references.
 -  Verification of the applicant’s employment.
•   We will ( unless instructed otherwise ) refer all potentially suitable applications to you for approval.
•   We will let your property for the asking amount of rent. (as outlined in your management agreement with 
     us). We will not  let  your property at a lower amount, without first obtaining your permission.
•   We will complete and execute the tenancy agreement and give the tenant’s possession of your property 
     once the rental applicant process has been approved.
•   We will complete and execute the tenancy agreement and explain in detail their responsibilities and 
    obligations.
•   We will secure all appropriate ingoing costs from the tenant.
•   We will lodge the bond in accordance with the legislation.
•   We will forward a copy of the tenancy agreement to you (if requested).
•   We will have regular contact with you and feedback for you throughout the process.

Accounting

•   We will deposit the nett proceeds of your rental income into your nominated bank account as per your 
    management agreement.
•   We will provide you with all copies of invoices for any repairs required at your property if requested.
•   We will pay all property outgoings as agreed on your behalf prior to the due date (subject to the availability 
    - of funds).



Rent Collection Process

•   We have a zero tolerance rent arrears policy which we outline clearly to all tenants when they are signing 
    their tenancy agreement.
•   We will process rent payments daily.
•   We will follow up all late rent payments in accordance with our management agreement and Residential 
    Tenancy Act 1986.
•   We will contact you to make recommendation and seek your instructions, should termination of the 
    tenancy be an option.
•   We will keep you informed throughout the legal process, should termination be necessary.
•   We will provide you with an annual financial summary (if requested).

Property Inspections Process

•   We will undertake a comprehensive Property Condition Report and possibly photograph, prior to the 
     property being occupied.
•   We will conduct routine inspections regularly  and provide you with a written report. At these routine 
     inspections we will report to you any repairs or preventative maintenance that may be necessary.
•   We will conduct a comprehensive property inspection when the tenants vacate.

Maintenance and Repairs

We expect that property owners will undertake recommended repairs to their rental property in order to 
preserve the value of the property, meet legislative obligations and maintain a positive relationship with 
the tenants. At Harcourts, we prefer tenants to submit all maintenance requests in writing.

•   We will not undertake repairs to your property in excess of your nominated amount, without first 
    obtaining your approval. NOTE: This excludes emergencies and repairs that are required to be rectified 
    by law.
•   We will contract a tradesperson within a timely manner for non urgent repair requests.
•   We will attend to any urgent repair requests.
•   We will only use trades people who are properly licensed and insured to handle the type of work being 
     performed on your property.

Tenancy Renewals Process

•   We will review the tenancy agreement for your property in advance of its expiry, advising of current 
     rental market conditions.
•   We will not renew a tenancy agreement without your express written permission unless stated in the 
     management agreement.
•   We will advise you of any advice by the tenants that they are not renewing their lease.
•   We will minimize vacancies by promptly acting on vacate advice.
•   We will proactively manage the tenancy agreement renewal process.

Rent Review Process

•   We will regularly review rent in accordance with the current legislation to ensure you receive the highest 
    rent possible.





Legislation & how
it affects you

The property management  industry is always changing when it comes to how we manage tenancies and the 
standard the properties need to meet before being available for rent.

Many New Zealanders choose to manage their own properties without understanding the risks involved 
around compliance. We recommend you speak to your Blue Fern Property Manager to keep up to date with 
the changing within the industry. Here are some compliance requirements you need to be aware of. 

Insulation Requirements

Rental homes must meet the insulation standards by 1 July 2019 to avoid $4,000 fines.
Ceiling and underfloor insulation will be compulsory in all rental homes from 1 July 2019.

What do landlords need to do?

1. Check whether insulation can be installed

Some exceptions to this requirement apply to certain property types. For example, these properties are either 
physically impossible to insulate, or would require major renovations to do so.

2. Assess your current insulation

You can assess your insulation by either physically looking in your ceiling cavity and underfloor area, hiring a 
professional to do an assessment or checking the council building file.
We have a list of trusted providers who can carry out the work for you. 

3. Install or top up insulation as required

Landlords must install ceiling and underfloor insulation, wherever possible. It must comply with the                                   
regulations and be safely installed. Wall insulation is not compulsory.

How much it costs will depend on the size, shape and location of your property. As a rough guide, the average 
cost for a professional installer to put in both ceiling and floor insulation is about $3,400 excluding GST for a 
96m2 property. You should expect to pay more than that for a larger home.

Insulation can be installed in most homes in a day. Waiting times for assessment, and for scheduling the work, 
will vary depending on where you are in the country, and the current demand. With the deadline in July 2019, 
insulation installers may book out quickly.

What if landlords don’t meet the insulation regulations?

Unless an exception applies, landlords who don’t have the required insulation installed in their rental 
properties by July 2019 will be in breach of the Residential Tenancies Act. They may face paying a penalty of 
up to $4,000, which are usually paid to the tenant.



Landlords with more than one tenancy may face separate damages for each property that doesn’t comply. 
They will then still need to install insulation that meets the correct standard. Any landlords who still don’t 
comply after paying the penalty, may face further action.

What are the benefits of insulating?

Insulation keeps your rental property warm and dry, making it easier and more efficient for tenants to heat. 
Warm and dry rental homes help tenants avoid illnesses and make them more likely to stay longer.
It’s also good business practice to protect your investment, by keeping your property in good condition.

Smoke Alarm Requirements

Smoke alarms must be installed:

•   within 3 metres of each bedroom door, or in every room where a person sleeps
•   in each level or story of a multi-story or multi-level home
•   in all rental homes, boarding houses, rental caravans, and self-contained sleep-outs

All new smoke alarms must:

•   be photoelectric
•   have a battery life of at least eight years, or be hard-wired
•   installed according to the manufacturer’s instructions
•   meet international standards
•   existing smoke alarms do not need to be replaced if they are working, and have not passed the expiry date

Landlords must ensure smoke alarms:

•   are working at the start of each new tenancy
•   remain in working order during the tenancy

Tenants must:

•   not damage, remove, or disconnect a smoke alarm
•   replace dead batteries during the tenancy if there are older-style smoke alarms with replaceable batteries
•   let the landlord know if there are any problems with the smoke alarms as soon as possible

If landlords don’t meet their obligations, they could be fined up to $4,000. If tenants don’t meet their                                
obligations they could be fined up to $3,000.

Insurance

One aspect of owning a rental property that’s too often overlooked by owners is the need for landlord                           
insurance. Too many landlords assume a standard home owner policy will do the job, only to find they’re not 
fully covered if, or when, the worst happens. Landlord insurance is designed to specifically cover rental 
property. A good policy should include cover for:

•   Defined natural elements
•   Accidental and malicious acts by tenants
•   Legal liability
•   Loss of rent
•   Legal costs in chasing unpaid rent
•   Loss or damage to contents owned by the landlord on the property



A good landlord insurance policy should free property owners up from any worry about paying for damage or 
recovering lost rental, whether it’s through unruly tenants, accidents or even the death of tenants.

Under the Residential Tenancies Act 1986 landlords are required to pay the premiums for this insurance          
themselves and it should be included in your financial planning before buying an investment property to rent 
out. Your property manager will be able to assist you with information about landlord insurance and making 
sure your rental property is fully covered.

When you are organising coverage make sure you are very clear about the requirements for making claims as 
some insurers will need landlords to prove they have completed a thorough tenancy selection process before 
honouring damage claims. You may also choose to insure any chattels (such as furniture) that are listed in the 
tenancy agreement. Any damage to them won’t be covered by the tenant’s contents insurance.

Methamphetamine

Landlords must provide a clean and habitable property. Tenants must not use the rental property for an 
unlawful purpose. This includes smoking or manufacturing meth.

If landlords rent out contaminated properties, they may be breaching their obligations under the Residential 
Tenancies Act 1986. They may also be breaching other legislation such as the Building Act 2004 and the Health 
Act 1956.

Meth testing

Landlords can test for meth contamination at any time between tenancies. During a tenancy, landlords can 
only test with the tenant’s agreement. If the tenants agree, landlords can test the property only, not the tenant’s 
belongings. At the start of a tenancy, landlords may include additional clauses related to meth testing in the 
tenancy agreement. Any additional clauses must comply with the Residential Tenancies Act.

New Zealand methamphetamine standard

The Residential Tenancies Act does not state what level of meth contamination is acceptable for health 
reasons in a rental property. There are two sources of information which have different views about what level 
of contamination creates a health risk. Both of these can be used as guidance to assist landlords and tenants.

The New Zealand Standard:
NZS 8510:2017 Testing and Decontamination of Methamphetamine Contaminated Properties, provides industry 
guidance on good practice methods in the testing and clean-up of meth contamination in houses. The standard 
considers a house to be contaminated if meth is present at levels higher than 1.5 µg/100 cm2. This compares to a 
maximum health intervention level of 0.5 µg/100 cm2 in Australia, and 0.1 µg/100 cm2 in most states in the USA. 
The testing needs to be done according to the methods in the standard.

Download the full standard here: https://www.standards.govt.nz/sponsored-standards/testing-and-decontam-
ination-of-methamphetamine-contaminated-properties

Report from Prime Minister’s Chief Science Advisor:
The previous Prime Minister’s Chief Science Advisor, Professor Sir Peter Gluckman, released a report on the health 
effects of meth residue in residential properties — Methamphetamine contamination in residential properties: 
Exposures, risk levels, and interpretation of standards (the CSA report). The report suggested that exposure to 
meth at levels below 15 µg/100 cm2 would be unlikely to cause any adverse effects.

Read the full report here: https://www.pmcsa.org.nz/wp-content/uploads/Methamphetamine-contamina-
tion-in-residential-properties.pdf



Proposed changes to legislation

Parliament is currently considering the Residential Tenancies Act Amendment Bill (No. 2). This would allow 
new regulations to determine:

•   maximum acceptable levels of contaminants in premises, including meth
•   which other substances may be considered contaminants
•   who is authorised to carry out testing and decontamination
•   testing processes (including when to test) and decontamination of rental properties.

Under the proposed changes, landlords would also be able to test for meth contamination during a tenancy 
by providing notice. They must also decontaminate a property they know is contaminated with meth before 
renting the property again.

Health & Safety

Landlords are required to provide tenants with a safe and healthy home. To achieve this, they need to meet 
requirements set out by various laws and bylaws.

The Residential Tenancies Act 1986

The Residential Tenancies Act 1986 requires landlords to provide and maintain rental properties in a 
reasonable state of repair. What’s considered ‘reasonable’ depends on the age and character of the property 
and how long it’s likely to remain habitable and available to be lived in.

The Act also requires landlords to provide properties in a reasonable state of cleanliness.

The Act does not directly regulate the standard of rental properties. However, it reinforces that landlords 
‘comply with all requirements in respect of buildings, health, and safety under any enactment so far as they 
apply to the premises’.

In practice, this means landlords need to be broadly aware of health-related and safety-related requirements 
in the following laws:

•   Building Act 2004 and the Building Code
•   Health Act 1956
•   Housing Improvement Regulations and bylaws made under the Local Government Act 2002. These are set    
    by individual councils.

Asbestos

Landlords need to be aware of their health and safety responsibilities – including how asbestos is managed 
at their properties.

Residential landlords are PCBUs (persons conducting a business or undertaking) under the Health and Safety 
at Work Act. They must manage any asbestos-related risks when work is taking place at their property. This 
is to ensure the health and safety of tenants, neighbours, contractors and anyone else who may be affected.

If you're a landlord you must comply with the Health and Safety at Work Act 2015  and the Health and Safety 
at Work (Asbestos) Regulations 2016. 

Asbestos was a common building material up until the 80s, but it may be present in buildings built or 
renovated before 2000.



As a landlord you may not have to remove asbestos from your property but you will need to manage any          
related risks. For example if contactors are carrying out repairs, this could disturb material that contains 
asbestos.

If a landlord plans to do work such as refurbishment or demolition, they need to ensure that asbestos relating 
to the work’s location is identified and removed, where reasonably practicable. This must happen before any 
work starts.

When work at a property includes a risk of exposure to respirable asbestos, the relevant asbestos must be 
identified and an asbestos management plan prepared. A landlord may write the asbestos management plan 
themselves, or they may employ someone else to do it. If the asbestos is non-friable and in good condition it’s 
often safer to leave it undisturbed, if the work taking place is routine maintenance or other minor work.

The landlord needs to work with the other PCBUs involved (such as building contractors) to ensure the plan 
is followed. They also need to inform their tenants about the asbestos and what they need to do to keep safe 
while the work takes place.

New Healthy Homes Standard 

The new Healthy Homes Standards have been announced by Housing and Urban Development Minister Phil 
Twyford. The Healthy Homes Guarantee Act passed in 2017 allowed for the development of standards to 
improve the quality of rental housing in New Zealand.

The detailed regulations will be finalised in the next few months, and then guidance and tools will be available 
to help rental property owners and industry professionals meet the new standards. From 1 July 2021, private 
landlords must ensure that their rental properties comply with the standards within 90 days of any new 
tenancy. Housing New Zealand and Registered Community Housing Providers have until 1 July 2023 to ensure 
all their properties comply. All rental properties in New Zealand must meet the Healthy Homes Standards by 
1 July 2024.

The Healthy Homes Standards (HHS) are:

•   Heating – Rental homes must have fixed heating devices in living rooms, which can warm rooms to at least  
    18°C. Some heating devices are inefficient, unaffordable or unhealthy, they will not meet heating standards.
•   Insulation – Rental homes must have ceiling and underfloor insulation which either meets the 2008 Building 
    Code, or (for existing ceiling insulation) is at least 120mm thick.
•   Ventilation – Rental homes must have the right size extractor fans in kitchens and bathrooms, and opening 
     windows in the living room, dining room, kitchen and bedrooms.
•   Moisture and drainage – Rental homes must have efficient drainage and guttering, downpipes and drains. 
     If a rental home has an enclosed subfloor, it must have a ground moisture barrier if possible to install one.
•   Draught-stopping – Rental homes must have no unnecessary gaps or holes in walls, ceilings, windows, 
     floors, and doors that cause noticeable draughts. All unused chimneys and fireplaces must be blocked.

Under the current requirements of the Residential Tenancies Act, landlords must ensure that their rental 
properties have the right ceiling and underfloor insulation by 1 July 2019. Landlords who have installed new 
insulation since 2016 should already meet the 2008 Building Code, so they won’t need to do anything further 
when the Healthy Homes Standards take effect.

However, landlords who didn’t previously need to insulate under the current requirements, may now need to 
do so under the Healthy Homes Standards. Currently, if the property already has ceiling insulation which is 
at least 70mm thick and underfloor insulation, and both are in good condition, then landlords have not been 
required to take action. Under the Healthy Homes Standards, all rental properties will need to have insulation 
which meets the 2008 Building Code, or is at least 120mm thick.

All information on legislation was sourced from https://www.tenancy.govt.nz/



Landlord Responsibility

All landlords and tenants have responsibilities under the Residential Tenancies Act 1986. This page outlines 
the key responsibilities forlandlords. Find out more about specific areas of the Act at legislation.govt.nz

Landlord’s responsibilities

When renting out a property, landlords need to:

•   Make sure the property is in a reasonable condition
•   Let the tenant have quiet enjoyment of the property
•   Meet all relevant building, health and safety standards
•   Handle any abandoned goods in the correct way
•   Inform the tenant if the property is for sale
•   Have an agent if they are out of New Zealand for more than 21 days.

They can’t:

•   Seize the tenant’s goods for any reason
•   Interfere with the supply of any services to the premises, unless it is necessary to avoid danger to a person 
    or to allow repairs.

Landlords and tenants

Both landlords and tenants are responsible for:

•   Making sure the tenancy agreement is in writing
•   Keeping their contact details up to date
•   Not changing the locks without permission

If you are in a unit title property (eg an apartment or townhouse), you must also follow the body corporate 
rules.





Why choose Blue Fern?Why us?
Consider this...

•  We are specialists in Property 
Management, our people are 
dedicated professionals.

•  Our business philosophy is based on 
“creating success” and four specific 
values that are communicated 
throughout the organisation.  
– People first 
– Doing the right thing 
– Being courageous 
– Fun and laughter.

•  Our local knowledge is backed by  
our global strength.

•  We promote a company wide focus on 
the delivery of exceptional customer 
service.

•  Our Harcourts Academy researches 
and provides expert training and 
coaching for our Property Managers 
who continue to remain at the 
forefront of Property Management 
legislative changes.

•  Our offices are supported by a team 
of Property Management Operations 
Managers who are experts in their field 
and whose sole role is to support, 
train, problem solve and keep up to 
date with the latest innovations in the 
world of Property Management.

•  We are at the forefront of Property 
Management technology. Our 
Property Managers enjoy a mix of 
mobile and web based products for 
seamless management of the many 
administrative processes required.

•  We accelerate the renting of your 
property to the right tenant through 
our focussed marketing and tenant 
screening procedures.

•  We maximise your investment by 
optimising your return.

•  We guarantee that we will proactively 
communicate with you on all matters 
relating to your property.

•  We offer a wide range of value added 
services to further enhance your 
investment.

•  Industry leading systems and 
procedures and our philosophy of 
continuing innovation ensures you 
and your property are in the best 
hands.



What we doWhat we do.
We assist in optimising your income potential.

This simple statement covers an often 
challenging and complicated process. 
Of course the care of your property 
and optimising your return is what’s 
important – and Harcourts utilises some 
unique strengths to accomplish this.

We ensure our people consistently 
operate above and beyond our 
competitors. It’s a precise service-
based mindset that only the best 
property management practitioners 
can deliver consistently.

We use sophisticated systems and 
technology to make certain your 
property can gain massive exposure. 
Our comprehensive databases enable 
us to match tenants with properties.

We connect with your audience of 
potential tenants. In our media-
saturated society the average 
consumer is bombarded with 
hundreds of advertising messages 
every day. Your investment property 
needs to stand out. Harcourts 
have redefined the role of property 

management within the real estate 
office – from a back office activity to 
an expert streamlined, systemised, 
customer focused machine that 
today’s market requires.

Before this machine is activated, 
we determine achievable rent, and 
specifically tailor marketing and 
letting techniques. No two properties 
are the same – so each marketing 
and letting proposal must be 
considered individually. We then move 
seamlessly into the ongoing care and 
management of your investment asset.

What to expect when you meet 
with your property manager.
With your permission, when we meet 
we’d like to:

•  Tour your property to enable us 
to take detailed notes and make 
a reliable and accurate rental 
assessment.

•  Discuss your needs and expectations 
and determine how we can help.

•  Answer questions you may have 
about Harcourts, the service we will 
provide and any other real estate 
matters.

•  Provide you with accurate market 
research and discuss a suitable 
marketing programme to attract and 
secure the most suitable tenant.

•  Enquire about recent maintenance 
of the property, any current 
warranties which may apply and 
your current insurance cover.

•  Walk you through our Management 
Agreement and discuss our working 
partnership.

I t ’s  i m p o r t a n t  t h a t  a l l 
d e c i s i o n  m a k e r s  a r e 
a v a i l a b l e  w h e n  w e  m e e t .



Why appoint a 
Property Manager?
Why appoint a 
Property Manager?
Industry understanding
It’s important to ask yourself “Do I 
have a thorough understanding of 
the Residential Tenancies Act and 
other associated statutes?”

This is a highly specialised aspect of 
real estate and it is fraught with the 
danger of litigation in almost every 
task you undertake.  A competent 
property manager not only possesses a 
strong understanding of their role, they 
continually increase their knowledge 
of insurance requirements, changes 
to legislation and industry and market 
trends to ensure all clients achieve the 
highest level of service at all times.  
Agents are often engaged to pick up 
the pieces of poorly self managed 
properties after it has cost the owner 
countless hours in trying to resolve 
conflicts with their tenant, not to 
mention the monetary cost. 

Considering managing yourself?
If you are at all considering managing 
your own investment property then it’s 
wise to consider the following points:

•  Do you possess a thorough 
understanding and knowledge 
of the Residential Tenancies Act 
1986 in order to maintain a fair and 
professional relationship with your 
tenant? The tenant may be entitled 
to compensation if you inadvertently 
breach their rights. 

•  Do you understand a Landlords' 
obligation under other acts affecting 
a tenancy? Discrimination, consumer 
protection, building and other statutes 
all impact a tenancy.

•  Are you confident that you know 
enough about the tenant selection 
process to ensure that you ask the right 
questions and receive the right answers 
before you place a tenant in your 
valuable asset – this can save untold 
heartache and frustration for you.

•  As a private landlord you may not 
have the appropriate access to credit 
control databases and run the risk 
of putting a tenant into a property 
without knowing their full credit 
history.  Often we find that tenants 
without a good credit history apply for 
properties that are privately managed 
as they know they can hide their past 
problems.

•  Do you know how to lodge your 
tenants’ Bond money in accordance 
with the Residential Tenancies Act 
1986 requirements and within the 
required time frame? If you do not 
lodge the bond appropriately you  
may be liable for heavy penalties.

•  Do you know the right procedure 
when dealing with rental payment 
arrears? It is vital that the correct 
notices and service periods are 
used to prevent a notice from being 

compromised which would result in 
your having to reissue a notice which 
may result in a financial loss and 
also a claim from a tenant that their 
rights have been breached with an 
associated claim for compensation.

•  Do you have a concise knowledge of 
the Residential Tenancies Act 1986 to 
effectively represent yourself in Court? 
The procedure must be precise. If you 
are ill prepared with non compliant 
documentation, invalid notice periods 
or lack of evidence, justice may not fall 
on your side. Minor mistakes may cost 
you dearly!

•  Do you know the correct procedure 
when the tenant has absconded and 
abandoned goods remain at the 
property? The Residential Tenancies 
Act 1986 has a range of procedures 
that must be followed when goods are 
left at the property. Additionally, if you 
enter the property when possession 
has not been handed back you risk 
any compensation you may have 
been entitled to; not to mention 
any penalties that may be imposed 
due to the breach of the Residential 
Tenancies Act 1986.







FAQs

Q. What is a management fee?

A. A management fee is the fee charged for looking after the property. This is a percentage (as per your Management 
Authority) of the weekly rent (plus GST). This includes advertising, rent collection, re-letting, inspections and 
administration such as statements. 

Q. What do you do to ensure I get the best tenants? 

A. This includes our practical experience in dealing with people, carrying out reference checks by contacting previous 
and current landlords and employers, credit checks and checking prospective tenants with our debt collection agency.
 
Q. What happens if the tenant doesn’t pay rent? 

A. Rents are checked on a daily basis. If a tenant misses a payment they will be contacted via phone, text or email to 
bring the failure to the tenant’s notice. If the tenant does not respond immediately a 14 day Breach of Tenancy Letter 
is issued. This advises the tenant that they have 14 days to resolve the situation. However Harcourts does not wait 14 
days before applying to Tenancy Services for Mediation, an application is made in the first week of missing rent. 

Q. How often will inspections be carried out? 

A. An initial inspection is carried out the day before they move into the property. Their first inspection is one month 
after tenancy commences, after that we carry out extensive property inspections every 13 weeks using iPads with the 
latest technology. 

Q. When will I receive payments? 

A. Payments to owners are made twice a month – on the 1st of the month (or the next working day) and on the 15th 

Q What Does EFT mean?

A. Electronic Funds Transfer of the month (or the next working day). Owners can also choose to just receive one 
payment per month on the 1st. 

Q. I didn’t receive a statement from you for my payment on the 15th? 

A. Statements are emailed (or posted) once a month with the payment on the 1st of the month. If you have not 
received your statement (via email) please remember to check your junk mailbox or contact your Property Manager to 
ensure your details are correct. 

Q. Can I do any repairs and maintenance myself? 

A. We have a large range of contractors which we can organise at a discounted rate. Using our contractors saves you 
the hassle of dealing with emergency call outs and allows us to keep a record of what goes on at the property. It also 
makes it easier for your accountant at the end of the year as it keeps all income and expenditure on one end of year 
statement.

Q. What do I do if I want to sell my property? 

A. You are legally required to advise the tenant that you are intending to sell. We have the appropriate letters that cover 
these legal requirements.

Q. How much notice do I need to give the tenants if I wish to move back into my property 

A. Notice for tenants is either 42 days or 90 days. If you want to sell or want to move into the property it is 42 days. For 
any other reason it is 90 days. If you do decide to return to the property please allow extra time after the tenant vacates 
to ensure that cleaning or maintenance is carried out if required.   



Helpful Checklist

If you have any questions with regard to any of these items or need assistance  
with anything please do not hesitate to contact your Harcourts Property Manager.

o   Are smoke detectors fitted and in 
working order?

o   Does all glass, including shower 
screens, comply with current 
legislation?

o   Are your balcony and stair railings 
compliant with current legislation?

o   Have you checked all your electrical 
appliances are in safe working 
condition?

o   Are all power sockets and light 
switches in safe working condition?

o   Are all lights working and damaged 
light globes replaced?

o   Is the property secure with all locks 
in working condition? 

o   Do you have adequate Building and 
Public Liability Insurance?

o   Do you have Landlord Protection 
insurance?

o   Do you have a security system and  
if so is it in good working condition?

o   Is all the plumbing in working 
condition? Small leaks can cause  
big problems.

o   Are the gutters clear of any debris to 
avoid any flooding problems?

o   Have you ensured all garden paths 
and driveway are evenly laid with no 
pavers or cracked concrete causing 
possible danger to occupants and 
guests on the property?

o   Are there any tree roots that may 
cause damage to the property or be 
a tripping hazard?

o   Do you need to organise a gardener 
prior to your departure or during the 
time the property is tenanted?

o   Are the pool chemical levels correct, 
all equipment is in working order 
and have your arranged for the 
pool to be regularly checked and 
maintained or the tenant given the 
appropriate instructions?

o   Does the safety fence around 
the swimming pool comply with 
legislation and is there a self closing 
gate installed and in working order?

o   Have you ensured there are keys to 
all windows, doors, garages, sheds 
etc and has a full set been provided 
to your agent?

o   Are all remotes in good working 
order with new batteries installed?

o   Has the chimney been recently 
swept and checked for safety?

And please remember to...
o   Redirect your mail.

o   Organise for the power supply to 
stay on until a tenant moves into the 
property (especially if you have a 
security system).

o   If you have a pool, organise for 
maintenance to be carried out while 
the property is being marketed. 

o   Make sure your building insurance 
remains up-to-date and you have 
adequate chattels insurance. Advise 
of the property now being rented.

o   Contact your security monitoring 
agency to advise of change of details.

o   Ensure the carpets are professionally 
steam cleaned, the property is 
professionally cleaned and windows 
cleaned inside and out.

o   Don’t forget the exterior, does that 
need washing also?

o   Disconnect your land line.

o   Arrange for your Sky account to be 
either cancelled or transferred to 
your new address.

o   Notify your Bodycorp that the 
property is now rented.

o   Arrange for your water accounts to 
be sent to your managing agent.

And relax in the knowledge that your 
property is in the hands of a specialist.

Checklist.
To ensure the safety of your tenants.





0800 080 303
www.westauckland.harcourts.co.nz

With you all the way!
Committed to excellence. 


