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    Welcome to your new home

This guide has been prepared to give you some advice about what you can
expect from a new/refurbished property.  It will answer some of the general
questions that you may have and help you avoid some of the teething problems
you can get in a new/refurbished home.

Your tenancy agreement details the repairs that are Grampian Housing
Association’s responsibility and those that are your responsibility.

If you are unsure about some of the words used in this guide, you will find a
glossary at the back to help you.

Introduction
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Before you moved in – snagging work

Before you moved into your new home, Grampian Housing Association carried
out an inspection and highlighted all the work it felt still had to be done or any
damage that needed to be repaired. This is called snagging work.  You signed
a form to say that you agreed with the snagging work that we identified. The
Association will not accept any further scratches/obvious damage as snagging.

Another inspection will be carried out when the property is one year old to
make sure that any ‘settling in’ problems are sorted.

In some instances new build properties owned or managed by the Association
may come with a 10-year warranty issued by the NHBC (National House Building
Council).  This means that they are built and inspected to NHBC standards of
construction.  During the first year of the build, the builders are liable for putting
right any defects.

Maintenance

Like most Registered Social Landlords, the Association carries out a wide range
of repairs and maintenance to its properties. This responsibility is funded through
the rental income received from tenants (your Tenants’ Handbook gives you
more information).  The Association also provides a maintenance service for
‘unadopted’ areas.  These are pathways, roads, car parks, etc. that the local
authority may not have ‘adopted’. You will be advised of any service charges
for your scheme before you move in.

However, when you live in a new/refurbished home there are things you should
be aware of and take into account.
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     Drying out

When new/refurbished homes are lived in and people use heating, this affects
the timber and other materials that have been used.  This can cause small cracks
on walls, woodwork and ceilings. These are not dangerous, they are normal
in new/refurbished properties.

To reduce the likelihood of cracks appearing you should try to keep a constant
room temperature, even in the rooms you do not use.  If you have moved in
during the winter months you should try to keep your central heating on at a
low temperature to allow your home to dry out gradually.  This can take several
months to happen.

While your home dries out it will produce moisture.  To make sure the moisture
can get out you should leave windows or trickle vents (the vents in the window
frame) open for as long as you can each day.

Drying out can cause white deposits on your walls. This is called ‘efflorescence’
and is due to natural salts coming out of the materials that are used.  This can
be wiped off and is not harmful for you or your family.  However, if you are
concerned that there may be a water leak then you should contact the Association
as soon as possible.

We recommend that you do not redecorate until you have lived in your home
for at least 12 months as contractors are not responsible for damage to
subsequent decoration caused by making good defects.
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     Condensation

Condensation is common in new build and newly converted properties while
the materials used have a chance to dry out.  Condensation is caused when
steam or water vapour comes into contact with cold surfaces.  If condensation
is allowed to continue it can cause mould on walls and ceilings.  Sometimes,
it can even cause damage to clothes, bedding, floor coverings, decoration and
the house itself.

Significant condensation should not reoccur once all the building materials
have dried out.  However, there can be a certain amount of condensation
created in your home by water vapour.  You can reduce this by:

• Keeping lids on pans when cooking (to reduce steam);

• Not drying clothes inside the house.  If you use a tumble drier, make sure that
you use a vent that goes outside (unless it is a self-condensing tumble drier);

• Using the extractor fan and keeping doors closed when cooking, washing
and bathing. Please note, the fan should be used for some time after you
have been cooking, washing, etc. to make sure as much water vapour is
removed as possible;

• Keeping the trickle vents open at all times;

• Using the extractor fan fitted in the kitchen/bathroom unless permanent
ventilation is provided;

• Keeping your home at an even temperature. When you return home, and
your home is cold, you are more likely to get condensation.  Setting your
central heating timer to have your home warm by the time you return reduces
condensation.  During very cold weather it is better to leave background
heating on during the day (at a low temperature);

• Keeping bedroom furniture away from external walls to allow air circulation.

In winter months and in the early morning hours when external temperatures
drop, there is a greater risk of condensation, especially in bedrooms.  This is
due to water vapours being exhaled during sleep. We recommend that the
room is well ventilated to avoid the risk of condensation.

4



     Gas, electric and water

When you move into your new home you will need to cancel your existing
arrangements with your gas and electricity supplier and decide who you want
to supply your new home.  When you move into a new property, you will be
given a supply under a ‘deemed contract’.  This means that the gas and electricity
supplier used by the developer will automatically become your supplier.  However,
you can change this and details of how to do this are provided in your tenancy
sign-up pack.

Electricity is supplied to your meter and cables lead to your consumer unit (fuse
box).  In the consumer unit there will be a main on/off switch and miniature
circuit breakers (MCBs).  MCBs are the modern equivalent of fuse boxes. They
are there to automatically disconnect your electricity supply if one of the circuits
is overloaded or there is a fault in the line.  Returning the switch to the ‘on’
position can easily reset MCBs.

MCBs are very sensitive and can be ‘tripped’ by light bulbs and even kettles
or toasters as they are switched off.  You should reset your MCB and check for
any fused bulbs.  If you have no fused bulbs and your MCB repeatedly ‘trips’
then this may indicate a fault with an appliance you are using or the system
itself.  You should carry out a simple test to find out if it is an appliance you
are using that is causing the switch to ‘trip’.  Returning the switch to the ‘on’
position and switching on each appliance in turn will allow you to check your
appliances.

If the switch ‘trips’ when you switch on an appliance you should get it checked
out by a competent electrician before using it again.  If you cannot find out
why your MCB is repeatedly ‘tripping’, you should contact the Association to
arrange for a competent electrician to investigate the situation.  Please note,
if the tripping is caused by an appliance belonging to you, you may be recharged
for the call out and any repair undertaken.
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     Heating systems

You will be given instructions on how to operate your heating system.  It is
important that you read this carefully.  Generally speaking, new heating systems
are more energy efficient than older systems but you should use your individual
room/radiator thermostats to make sure you are maintaining an even
temperature.

If you notice that radiators are cool at the top this may indicate that there is
air in the system.  This is a common problem but can be easily fixed. First turn
off the heating system and let it cool down.  Attach your radiator key to the
‘bleed’ valve and turn it anti-clockwise gently.  You will hear a hissing sound
as the air escapes.  The air is fully released when you get water coming out
of the valve so you should have a cloth nearby to catch this.  When the water
comes out, close the ‘bleed’ valve.  If you do not have a radiator key, or you
have lost it, you can get a replacement at a DIY or hardware store.

Should the air be excessive it may be necessary to re-pressurise your heating
boiler.  Low pressure can cause the boiler to close down. If this happens you
should contact the Association.

Radiators often have supply pipes feeding the radiator from under the floor.
These pipes are easily damaged therefore you should take care when you get
carpets laid, hoover, etc.

Grampian Housing Association carries out annual services on gas systems.
You will be given a copy of each inspection certificate.  We will take reasonable
steps to gain access to your home for this purpose.  However, if you do not
let workmen in to carry out this work, then we will take steps to enter the
property.  This may mean that you have to repay any expenses
that we have to pay.

If you buy and install gas appliances for your property, you
will need to get approval from the Association first.  If
granted, you will be responsible for ensuring that they
are serviced annually. You should only use a CORGI
registered tradesman to install gas appliances.
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     Fixtures and fittings

Before fixing anything to walls, floors and ceilings you should always check for
buried pipes or cables using a detector.  These are available from DIY or hardware
stores.  Heavy items such as mirrors should be fixed to supported frameworks
behind the plasterboard walls.

You should also make sure that you know where your water stop-valve is.
Details are in your move-in pack.  Never block access to this valve as you may
need to locate it in an emergency if you get a leak.

If you are connecting kitchen appliances to the water supply and/or drainage,
you must check that washers are in place and hoses properly connected and
tightened before you turn on the water.  Always regularly check for drips to
avoid serious damage to the property and any recharge to you.

A professional electrician should do electrical work and a CORGI registered
tradesman should undertake all gas work required.  You should never allow
anyone who is not competent to do this type of work on your home.

Further guidance can be found in your Tenants’ Handbook.
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     Alterations or repairs

You must get the Association’s permission before undertaking any alterations
or major repairs.  If we agree, you will be responsible for applying for and
meeting Building Regulations. This will require formal permission from your
local authority as well as permission from the Association.  You will also be
responsible for getting any planning consent if it is required.  Again this will
require permission from your local authority.  Please note that planning permission
and Building Regulations are different. You may require both.

In your kitchen you may have a piece of worktop that appears to be missing.
This is in response to demand and allows for a tall fridge freezer to be used.

If you wish to make any changes to your kitchen then you must contact the
Association first.  In some instances it may be possible for you to install additional
units.

     Loft spaces

Loft spaces are not provided for storage.  It is important that you do not cut
any roof timbers or block any ventilation provided in the eaves.  Your new
home will be well insulated.  Loft areas have high levels of insulation and in
most cases the insulation will hide supporting timbers.  It is therefore
recommended that you do not use the loft space at all.  It is very important
that you do not store anything on top of the insulation. If the air between the
insulation is reduced then the insulation becomes ineffective and you will lose
heat.  This will increase your fuel bills.

     Overflows

Overflows should not drip.  If you notice that water is dripping or flowing from
an overflow pipe you should contact the Association as soon as possible.
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     Decoration

To begin with, only emulsion paint should be used on the walls.  Further coats
of emulsion or oil-based paints or wallpaper can then be used.  However, we
would recommend that you leave it at least 9 - 12 months after the first coats
of emulsion are applied. This allows the materials to dry out before redecorating.
Decorator’s filler can be used to make good any minor gaps and plaster cracks.
If you use wallpaper and later want to remove it, do not scrape too hard as
this can damage the surface.

Do not use Artex or other similar plastic compound
finishes as these can never be sanded or washed.

Should the contractor, for any reason during the
snagging period, need to mark the plasterwork,
they will not redecorate the damaged areas
if you have redecorated the walls.

     Woodwork, doors and floors

New woodwork absorbs paint, stain or varnish more. This means that you may
not get as good a finish the first time you paint, stain or varnish your wood
but this will improve.

In a new/refurbished property, when the doors are being used regularly, the
hinge pins can work up out of the hinge.  This is not unusual and can be sorted
by simply gently tapping them back into place.

We recommend that you do not fit laminate flooring, ceramic tiles or permanently
fitted vinyl, especially on wooden floors.  As a tenant you need permission
from the Association before this form of flooring is used.  If the property has
burst pipes and flooring needs to be lifted, then you will be required to lift the
flooring to allow access.  It may not be possible for the flooring to be re-laid.
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     Outside your home

Your new home has a damp proof course.  This means that the level of soil
around your home should always be at least 150mm (or two bricks) below
your damp proof course.  You should never allow these levels to increase except
where there is level access to your home.  You should never cover or block any
airbricks or ventilators.

You should never cover or block access to drainage inspection chambers.  These
are fitted to allow access to clear blockages.

Usually the front garden of your new home will be either sown with grass seed
or turf will be laid.  However, this can only be done at certain times of the year.
If you move in during the winter months then this will be done as
soon as the weather allows, usually in April or May.

Your rear garden will be levelled to follow the ground contours
ready for your own landscaping.

Care should be taken when planting in your garden, especially if
you are planting trees or shrubs.  These may affect the soil and
possibly the drainage and services to your home as well as the
foundations and those of your neighbours.  This is because trees
and shrubs need a lot of moisture that they get from the soil.  If
you are in any doubt at all you should check.

The boundaries for your garden should be clearly marked. Rear
gardens are usually marked by a garden fence and front gardens
by a marker.  If you wish to change this, or you are unsure of the
boundaries, then you should contact the Association.

It is normal in most estate front gardens to have a two-metre service
strip back from the pavement or road where there is no pavement.
It is prohibited by the Roads Department to build walls, fences and
railings or to plant shrubs and trees in this area.
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     Landscaping and common areas

When a scheme is being developed, houses will be ‘released’ for occupation
before the area has been landscaped and the roads brought up to a finished
standard.  This can be problematic for those living there.  However, it is important
that you realise that it is dangerous to allow children to play in areas where
there is construction work still being undertaken as there may be heavy
machinery in the area as well as workmen’s tools.

The Association does everything that it can to get developers
to bring landscaped areas and roads up to an acceptable
standard as soon as practical.

     Permission

You may require permission from the Association for a number of alterations
to your home and garden.  These include putting up a shed, installing a satellite
dish, putting in a patio, laying laminate flooring, fitting over-bath showers and
keeping a pet.

If you fail to get permission then you may be asked to remove the alteration
you have made and, if appropriate, ‘make good’ the property to the original
condition.  If you keep a pet without permission then you may be asked to
remove it from the property.
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Glossary

Bleed valve – a bleed value is the valve you get on a radiator (usually
on the top right-hand corner) to allow the radiator key to ‘bleed’
the air from the radiator.

Common areas – these are areas that are accessed by more than
one property. They can be stairwells, corridors, etc.

Consumer unit – a consumer unit is a ‘fuse box’ which goes between
the electricity meter and your electricity supply.

Damp proof course – the damp proof course (DPC) is a physical
barrier put into the fabric of a building to stop water passing from
one place to another.

Deemed contract – legislation states that where a gas or electricity
supplier provides gas or electricity to premises, the supplier shall be
deemed to have contracted with the consumer for the supply of gas
or electricity from the time when they began to provide that supply.

Defects – the term defect covers all work that is incomplete or
deficient (not to an acceptable standard), or where there is a
breakdown within the warranty period.

Drainage inspection chambers – drainage inspection chambers
allow access to underground pipes.  They are usually metal in
construction.

Efflorescence – building materials drying out cause efflorescence,
a harmless white salt substance that comes out of wall materials.

Miniature circuit breaker (MCB) – miniature circuit breakers are
found in consumer units and they allow the electricity to ‘trip’ where
there is a fault i.e. they break the electricity circuit.
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Plastic compound finishes – this is a finish used when decorating.

Overflow – an overflow is usually a plastic pipe that comes out of
the building.  Where they are situated depends on the position of
water tanks, etc.

Snagging – snagging is the work that has to be carried out to a
new build or refurbished property before the Association will accept
the work as being completed.

Stop-valve - a stop-valve or stopcock is the main valve for water
entering a property.

Trickle vents – these are the vents that are in window frames to
allow steady ventilation.
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If you have any queries regarding your
new/refurbished property you should contact
Grampian Housing Association at:

Huntly House
74 Huntly Street
Aberdeen
AB10 1TD

Tel: 01224 202900
Fax: 01224 645526

or

21 Culbard Street
Elgin
IV30 1JT

Tel: 01343 552779
Fax: 01343 551130

Email: info@grampianhousing.co.uk

Website: www.grampianhousing.co.uk

Further
Information
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