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Welcome to the latest edition of the PReSs   

Published at a time when it is more important than ever for landlords to stay informed.  

- Some of you may remember the Millennium Bug τ the widespread prediction that computers across the world 
would stop working at midnight on 31st December 1999.  Countless hours and enormous sums were spent 
preparing for the worst.  And then, one second past midnight on 1st January 2000, almost every computer in 
the world kept working. 
 
LΩǾŜ ŦŜƭǘ ŀ ŘƛǎǘƛƴŎǘ ǎŜƴǎŜ ƻŦ ŘŞƧŁ Ǿǳ ǿŀǘŎƘƛƴƎ ǘƘŜ ǊŜŀŎǘƛƻƴ ǘƻ ǘƘŜ wŜƴǘŜǊǎΩ wƛƎƘǘǎ !ŎǘΦ  CƻǊ ƳƻƴǘƘǎΣ ƭŀƴŘƭƻǊŘǎ 
were warned that 1st May 2026 would mark the end of private renting as we know it.  And yet, here we are.  
Lettings continue, rents are being collected, and the market has adapted far more quickly than many predicted. 
 
That said, the changes are real and significant τ particularly for student landlords.  More on that shortly. 
 

! ƭƛǘǘƭŜ ǇŜǊǎǇŜŎǘƛǾŜ ƻƴ άƭŀƴŘƳŀǊƪέ ƭŜƎƛǎƭŀǘƛƻƴ 
¢ƘŜ wŜƴǘŜǊǎΩ wƛƎƘǘǎ !Ŏǘ όww!ύ Ƙŀǎ ōŜŜƴ ŘŜǎŎǊƛōŜŘ ŀǎ ǘƘŜ Ƴƻǎǘ ǎƛƎƴƛŦƛŎŀƴǘ ƻǾŜǊƘŀǳƭ ƻŦ ǇǊƛǾŀǘŜ ǊŜƴǘƛƴƎ ƛƴ ŀ 
generation. The changes are substantial: the abolition of Section 21, the end of fixed-term ASTs, one-month 
rent-in-advance limits, annual rent-increase caps, and the ban on rental bidding.  These are meaningful reforms 
τ ōǳǘ ǘƘŜȅ ŘƻƴΩǘ ŜȄƛǎǘ ƛƴ ƛǎƻƭŀǘƛƻƴΦ 
 
¶ The 2004 Housing Act introduced licensing, deposit protection, and the HHSRS. 

¶ The 2016 Housing and Planning Act expanded enforcement powers. 

¶ The Tenant Fees Act reshaped upfront costs. 

¶ MEES has been influencing investment decisions for years. 

 
Each of these was described as transformative at the time. 
 
Landlords need to remain vigilant and aware of changes.  But for those who are well-organised, professionally 
managed, and up to date with compliance, the practical impact of the RRA should be manageable.  In fact, the 
chaotic reaction among less-informed landlords may work to your advantage: professionally run properties 
will stand out as standards rise. 
 
This is precisely where LLAS membership comes into its own.  The purpose of the organisation is to keep you 
informed and ahead of the curve τ and there is plenty available to help you do that. 
 

The LLAS Summer BBQ & Networking Event 
We recently had our annual  Conference, Networking  & BBQ event on Thursday 9 July 2026 at the Taj Hotel.  
¢Ƙƛǎ ȅŜŀǊΩǎ ŀƎŜƴŘŀ ǿŀǎ ǇŀǊǘƛŎǳƭŀǊƭȅ ǘƛƳŜƭȅΣ ŎƻǾŜǊƛƴƎΥ 
¶ Tax and Making Tax Digital 
¶ Upcoming EPC and MEES changes 
¶ A full RRA update 
¶ A dedicated session for student landlords 
¶ Changes to Rent Repayment Orders 

 
All rounded off with food, music, and the chance to network with fellow landlords and professionals. 
All thanks to the grand efforts of the LLAS team, Jessica, Fatima, Sandra and Max ς thanks to you all. 
 
The student market: the real challenge 
If there is one area where landlords have genuine cause for concern, it is the student sector. For years, the 
model was built around fixed-term tenancies aligned to the academic year. Everyone knew where they stood.  
Since 1st May 2026, that model no longer exists. 
 



 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The biggest issue arises from joint tenancies and the long-established principle from Hammersmith and Fulham LBC v 
Monk (1992):  where one joint tenant can end a periodic tenancy for all tenants by giving notice, without the 
agreement of the others. 

 
This rule is not new τ but it now has a real bite. 
¦ƴŘŜǊ ŦƛȄŜŘ ǘŜǊƳǎΣ ǎǘǳŘŜƴǘǎ ŎƻǳƭŘƴΩǘ ǎŜǊǾŜ ƴƻǘƛŎŜ ƳƛŘ-year.  With fixed terms abolished, a student who decides to leave 
ŜŀǊƭȅ Ŏŀƴ ƎƛǾŜ ǘǿƻ ƳƻƴǘƘǎΩ ƴƻǘƛŎŜ ŀǘ ŀƴȅ ǘƛƳŜΣ ŜƴŘƛƴƎ ǘƘŜ ǘŜƴŀƴŎȅ ŦƻǊ ǘƘŜ ǿƘƻƭŜ ƎǊƻǳǇΦ 
 

The landlord may then be left with: 
¶ an empty property, or 
¶ occupants with no valid tenancy, and 
¶ no straightforward mechanism to fill a single room, 
¶ potentially six months of lost income before the next intake. 

 
It is this combination τ the end of fixed terms, the ability to serve notice at any stage, and the Monk principle  that makes 
the student market the most disrupted part of the PRS under the new regime. 
 
When this happens, the student landlord can find themselves with a sizeable void on their hands, and they need to allow 
for that.  It might be tempting to use the time for a holiday/Airbnb let, but this is very dangerous; there is a strong chance 
that their mortgage and/or insurance might not allow it ς it is incumbent on them to check this.  Additionally, the use of 
the special student eviction ground (4A) will not be possible. 
 

Ground 4A: the mechanism you need to understand 
The RRA created a new mandatory possession ground for student landlords:  
Ground 4A. Ground 4A allows qualifying student HMO landlords to regain possession between 1st June and 30th 
September, provided strict conditions are met. But it is not a simple replacement for the old fixed-term cycle.  The 
conditions are tight, and landlords must understand them fully. 

 
HHSRS: another change already live. 
The Housing Health and Safety Rating System was updated on 23rd June 2026 for the first time in 20 years. The number 
of hazard categories has been reduced from 29 to 21, making inspections faster and thresholds clearer. 
Councils can now issue civil penalties of up to £7,000 per Category 1 hazard τ without going to court. 
For well-maintained properties, nothing changes.  For those with unresolved issues, the risk has increased significantly. 

LLAS offers a half-day CPD course on HHSRS τ ƛŦ ȅƻǳ ƘŀǾŜƴΩǘ ŀǘǘŜƴŘŜŘ ǊŜŎŜƴǘƭȅΣ ƴƻǿ ƛǎ ŀ ƎƻƻŘ ǘƛƳŜΦ 
 
The bigger picture 
Change in the PRS is continuous, not episodic.  The landlords who will thrive are those who stay informed, maintain 
their properties well, and understand the rules.  That is what LLAS is here to help you do. 

For those in the student market, a separate, dedicated conference is being held on 21st October 2026 to 
address the challenges in detail.  Full details, agenda and booking information can be found at 
www.binformed.co.uk/conferences 
 
 
 
 
 

Review of the event. 
Five speakers took the stage at the LLAS Conference, Networking & BBQ Event on 9 July 2026, covering tax, energy 
compliance, HMO enforcement and the Renters' Rights Act. Between them, the speakers set out a clear picture of what's 
changed for landlords this year, and what's still coming. Every seat was sold, so anyone hoping to attend next year should 
book early.   

 
Tax and Making Tax Digital 
Mitch Ewer of A4G opened with Making Tax Digital for Income Tax, which now applies to landlords and self-employed 
people whose combined turnover crosses £50,000 this year, dropping to £30,000 in 2027 and £20,000 in 2028.   

 
He framed this as more than a compliance chore: landlords who pair a dedicated business account with HMRC-compliant 
software get cleaner records and fewer surprises, not just fewer audit risks. 

 

http://www.binformed.co.uk/conferences


 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

He also addressed how landlords hold their property.  With mortgage interest relief still restricted under Section 24, many 
are reconsidering whether to hold portfolios personally, through a limited company, or via an LLP.  Mitch was careful to 
note this isn't the right move for everyone τ basic-rate taxpayers and those buying in cash largely sit outside Section 24's 
bite, and drawing profits out of a company can mean paying tax twice.  He recommended landlords review their structure 
with a qualified accountant rather than following a blanket rule and flagged upcoming Inheritance Tax changes τ 
including restrictions to Business Property Relief from April 2026 and pensions becoming part of the taxable estate from 
April 2027 τ as reasons to review estate planning sooner rather than later. 

 
HMOs, Safety, and Energy Compliance 
Paul Shamplina of Elliot Leigh covered the realities of HMO enforcement.  Local authorities are leaning more heavily on 
civil penalties, which can reach £30,000 per breach, and Rent Repayment Orders of up to 24 months remain a real risk 
for landlords who operate unlicensed HMOs or fall foul of management regulations.  Paul's message was straightforward: 
good record-keeping, of every inspection, repair and tenant exchange, is the strongest defence a landlord has. 
Darren Wilsher was due to present the energy compliance session but was unable to attend.  David d'Orton-Gibson 
stepped in and delivered the talk on his behalf.  The current standard remains EPC Band E, but landlords now need to 
plan for the jump to Band C by 2030.  David set out the case for a fabric-first approach τ insulation, windows and the 
building's structure before secondary heating systems τ both to avoid ending up with a property that can't legally be let, 
and to keep it attractive to tenants in the meantime. 

 
The Renters' Rights Act 2025 
David d'Orton-Gibson and David Smith took attendees through how the Act reshapes possession.  Section 21 is gone, and 
tenancies have moved entirely to the assured periodic model.  Landlords now rely on Section 8 and its specific grounds, 
particularly Ground 1 (the landlord or a family member intends to move in) and Ground 1A (intention to sell).  Both 
grounds require solid evidence and correct notice periods, and David d'Orton-Gibson warned that landlords who don't 
plan their exit strategy early may struggle to get their property back when they need it. 

 
Student Lets and PBSA 
David Smith also covered Purpose-Built Student Accommodation.  As he put it, the legal exemption has "nothing to do with purpose-
built" τ it applies to two categories only: named educational establishments carried over from the previous framework, and 
accommodation provided by members of the Unipol/Universities UK code, and only where the building has at least 15 bed spaces.  
Everyone else sits inside the standard rules. 
 

For student landlords, the new Ground 4A gives a route to possession, but David was clear it isn't a universal fix. He urged 
landlords to tighten up their tenancy agreements and communicate move-out dates clearly and made a point of flagging 
that overstaying isn't actually the main risk landlords should worry about τ as he put it, "understaying seems more of an 
issue," since a single student in a shared house giving notice can unravel the whole arrangement. 
 
Where This Leaves Landlords 
Across the five talks, the same thread ran through: digital tax reporting, energy upgrades and the new possession rules 
all reward landlords who plan rather than react.  Getting the right advice now, on structure, on compliance and on tenancy 
management, costs less than dealing with the consequences later.  

 
As always, if there are subjects, you would like LLAS to cover τ through CPD, events, or future editions of Press 
please let us know.  Your input shapes what we do.  We look forward to seeing you all Virtually on Thursday 
25th February 2027 ς LLAS & Partners Conference and Training Day.    
 
 

 

 

 



 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 



 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Specialist landlord & tenant lawyer -Tessa Shepperson 

Answers landlordsõ FAQ: Property Inspections: What 

Every Landlord Needs to Check  
 

 

  
 

As most landlords should be aware, new rules came into force on 1 May 2026 under the Renters Rights Act. 
These are accompanied by increased powers for Local Authorities to enforce those rules. As the fines range 
from £3,000 to £40,000 (for the more serious issues), it is important that landlords are compliant. 
 
One of the best ways to ensure compliance with the rules during the tenancy is to conduct regular inspection 
visits.  But these tend to be unpopular both with landlords and with tenants: 
¶ [ŀƴŘƭƻǊŘǎ ŦŜŜƭ ŜƳōŀǊǊŀǎǎŜŘ ŀōƻǳǘ ŎƘŜŎƪƛƴƎ ŀƴŘ ΨǇƻƪƛƴƎ ŀǊƻǳƴŘΩ ƛƴ ǎƻƳŜƻƴŜ ŜƭǎŜΩǎ ƘƻƳŜΣ ŀƴŘ 
¶ Tenants often resent the imposition and interference 

 
However, it is really important that this is done. 

Three reasons why landlords need to carry out inspection visits: 

1. Unauthorised occupiers. 

Your tenants could have allowed unauthorised people (such as a lodger) to live in the property with them. 
¶ If this brings the number of occupiers up to three or more, this will turn your property into an HMO (and subject 

to the HMO Management Regulations). 
¶ If it brings the number of occupiers up to five, this will (in England) make it a licensable HMO. 

In the last case, failure to have the proper license will make you vulnerable to substantial fines for non-
ŎƻƳǇƭƛŀƴŎŜΣ Ǉƭǳǎ ȅƻǳ ŎƻǳƭŘ ōŜ ǎǳōƧŜŎǘ ǘƻ ŀ wŜƴǘ wŜǇŀȅƳŜƴǘ hǊŘŜǊ ŎƭŀƛƳΦ ¢ƘŜ wŜƴǘŜǊΩǎ wƛƎƘǘǎ !Ŏǘ Ƙŀǎ 
increased the maximum penalty for this to up to 24 months of rent.  
 
You can also be fined for breaching the HMO Management Regulations. 
Then, if your property is leasehold and your tenant is subletting (e.g., via Airbnb), this could breach the terms 
of your lease, which could make you vulnerable to forfeiture and loss of your property. 
 

2. Illegal conduct 

It is quite common for landlords who have failed to inspect their properties for several years to find, to their 
horror, that they have been converted into a cannabis farm 
The conversion process can cause massive damage to a property, which can be very expensive to put right. If 
you have failed to carry out regular inspections, your insurers may refuse to cover the claim. 
Then, even if the entire property is not converted, tenants will often grow a few cannabis plants to make a bit 
ƻŦ ŜȄǘǊŀ ƛƴŎƻƳŜΦ ¢ǳǊƴƛƴƎ ŀ ΨōƭƛƴŘ ŜȅŜΩ ǘƻ ǘƘƛǎ Ŏŀƴ ǎƻƳŜǘƛƳŜǎ ƳŀƪŜ ȅƻǳ ƭƛŀōƭŜ ŦƻǊ ǇǊƻǎŜŎǳǘƛƻƴ ŀƭƻƴƎ ǿƛǘƘ ǘƘŜ 
tenants! 
Other illegal conduct can include 
¶ Using the property for criminal purposes, such as a brothel using trafficked people, 
¶ Criminal call centres or 
¶ Places for creating counterfeit goods. 

¶ Or your tenants may be hotwiring the electrical system to save money, which can be very dangerous. 

3. Checking the property condition 

Landlords have a legal duty, not only to let a property in a fit and proper condition but to ensure that it 
remains so.  
New rules, which have recently come into force, also authorise Local Authorities to fine landlords up to 
£7,000 if they have failed to remove a category 1 hazard when it would have been reasonable for them to do 
so. 
 

https://www.landlordlawblog.co.uk/category/renters-rights-act-2025/
https://www.landlordlawblog.co.uk/2014/09/29/landlords-are-you-aware-of-the-growing-problem-of-cannabis-farms-in-rented-properties/
https://www.landlordlawblog.co.uk/2019/02/19/fitness-human-habitation-four-points-new-act/


 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Regular property inspections are the only real way to ensure you avoid these penalties and to make sure 
tenants are using the property correctly. For example: 
¶ You need to pick up on any repair issues and problems, and make sure they are sorted before they get worse and 

more expensive to deal with 
¶ You need to make sure that the tenants are not damaging any of the equipment in the property by using it 

incorrectly 
¶ You need to make sure the tenants have not changed the locks 
¶ You need to make sure that there are no unauthorised pets  

¢Ŝƴŀƴǘǎ ƻŦǘŜƴ ǿƻƴΩǘ ƭŜǘ ȅƻǳ ƪƴƻǿ ŀōƻǳǘ ƛǎǎǳŜǎ ŀǘ ǘƘŜ ǇǊƻǇŜǊǘȅΣ ŦŜŀǊƛƴƎ ǘƘŜȅ ǿƛƭƭ ƘŀǾŜ ǘƻ Ǉŀȅ ŦƻǊ ǊŜǇŀƛǊǎ ǘƘŜȅ 
cannot afford. 
Note that additional standards will come into force when the Decent Homes rules in the Renters Rights Act 
2025 come into force (currently expected later this decade or in the early 2030s). 

 

How often should landlords or their agents inspect? 
My recommendation is to do the initial inspection one month after tenants have moved in and then do 
quarterly inspections until you are sure that they have settled in and are looking after things properly.  After 
that, you can reduce the inspections to once every four to six months. However, if tenants are long-standing 
and reliable, you can sometimes reduce inspections to once every six to nine months (but no less than this).  
Although many HMO landlords inspect their properties weekly. 
 

How to do an inspection 
What often puts landlords off doing inspections is that they are not really sure what they are supposed to be 
doing. 
 

Preparation is key here. So, before you do your inspection, you need to: 
Give written notice to your tenants. 
¢Ƙƛǎ Ƴǳǎǘ ōŜ ŀǘ ƭŜŀǎǘ нп ƘƻǳǊǎΩ ƴƻǘƛŎŜΣ ōǳǘ ƛŘŜŀƭƭȅ ȅƻǳ ǎƘƻǳƭŘ ƎƛǾŜ ǘƘŜƳ ƳǳŎƘ ƭƻƴƎŜǊ ǘƘŀƴ ǘƘƛǎΦ ! ƎƻƻŘ ƛŘŜŀ ƛǎ 
to set a date for the next inspection at the end of each inspection visit and then confirm this in writing. 

 

Do a list of things to check 

LǘΩǎ ōŜǎǘ ǘƻ ƘŀǾŜ ŀ ƭƛǎǘ ƻƴ ŀ ŎƭƛǇōƻŀǊŘ ǎƻ ȅƻǳ Ŏŀƴ ǘƛŎƪ ǘƘŜƳ ƻŦŦ ŀǎ ȅƻǳ ŘŜŀƭ ǿƛǘƘ ǘƘŜƳ ŘǳǊƛƴƎ ǘƘŜ ƛƴǎǇŜŎǘƛƻƴ 
visit.  
 
Start with the records of your last inspection visit ς were there any issues that need to be reviewed? 
Start with the records of your last inspection visit ς were there any issues that need to be reviewed? 
Then things which can go on your list could include: 
¶ Checking that fire escapes are not being blocked, and 
¶ Checking tenants have not disabled fire alarms or closures on fire doors 
¶ Checking kitchen appliances are clean and being maintained properly.  Then 
¶ Do bathroom sealants need attention? 
¶ Is there any evidence of damp and mould at the property? 
¶ Are tenants charging e-bike batteries in the property (this can be very dangerous)? 
¶ Have tenants done any unauthorised works? 

You should also 
¶ Test the fire and smoke alarms 
¶ Take meter readings 
¶ Use a plug-in circuit checker to ensure that the electrical circuits are sound 
¶ Carry out basic tests for Legionella 

https://www.landlordlawblog.co.uk/2023/07/30/landlord-warning-your-tenants-e-bike-batteries-can-cause-serious-fires/


 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

On the day 

Make sure you have checked everything on your list. You should keep a written record, which can be just ticks 
alongside your list with brief notes. 
 
Ideally, get tenants to sign your list before you go, just to confirm that they agree with your findings. 
You should also take photographs, particularly if there is anything in disrepair (avoiding, so far as possible, 
ǘŜƴŀƴǘǎΩ ǇŜǊǎƻƴŀƭ ƛǘŜƳǎ ŀƴŘ ŀƴȅǘƘƛƴƎ ǘƘŀǘ ŎƻǳƭŘ ōǊŜŀŎƘ Řŀǘŀ ǇǊƻǘŜŎǘƛƻƴ ǊŜǉǳƛǊŜƳŜƴǘǎύΦ 
 

After the inspection visit 
You should spend a bit of time putting your records in order and, ideally, saving them to a computer folder 
named with the property address and the inspection date. 
You should also write to the tenants after your visit, confirming anything that was agreed and the date of 
your next inspection visit. 

 

And finally 
If you have not done many property inspections in the past, I hope this article will spur you to do them more 
frequently in the future. 
If your tenants ask you why you are suddenly doing this, you can tell them it is due to the new rules 
introduced by the Renters' Rights Act. 
If you want more detailed guidance on how to carry out a property inspection, I have a Property Inspection 
Kit which can be purchased here. It is free to use for all of my Landlord Law members 
 

Tessa Shepperson.   
Tessa is a specialist landlord and tenant lawyer and runs the Landlord Law online information service at 
www.landlordlaw.co.uk.  You can sign up for her free weekly bulletin at www.landlordlaw.co.uk/bulletin.  
 
 

 

  

 
 

https://landlordlaw.co.uk/sales-property-inspection-kit/
https://landlordlaw.co.uk/join-landlord-law/
http://www.landlordlaw.co.uk/
http://www.landlordlaw.co.uk/bulletin
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LLAS/ATLAS is a safe, cost-effective 

channel to promote your services or 

products directly to the people that 

need the service or products . 
So, whether you are a letting or managing agent, insurance broker, mortgage 

adviser, a bank, fire risk assessor, gas or electrical contractor, EPC assessor, 

legal advisor, p lumbing engineers, building suppliers, eviction specialist, Local 

authorities leasing schemes to attract more landlords & agents é.  

You can promote your services with LLAS & ATLAS and 

achieve excellent results . 

Email us at  llas@camden.gov.uk  
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Section 8 overhaul: New rules for selling or moving 

in, from May 2026  
L ǘƘƛƴƪ ǿŜΩǾŜ ŀƭƭ ǎŜŜƴ ǘƘŜ ƘŜŀŘƭƛƴŜǎΣ ŀƴŘ Ƴƻǎǘ ƪƴƻǿ ŦǊƻƳ м aŀȅ нлнсΣ ǘƘŜ wŜƴǘŜǊǎΩ wƛƎƘǘ !Ŏǘ ǎŎǊǳōǎ ƴƻ-fault 
Section 21 evictions but landlords still have Section 8 routes to repossess if they want to sell or move in. 

These routes now come with heavy conditions, but do your landlords know this could mean expensive fines? 

12-Month Security for Tenants 

The first year of a tenancy is effectively untouchable. A landlord cannot gain possession of a property using 
Section 8 notice on the grounds of selling or moving in until the tenant has lived there at least 12 months. No 
legal hook exists to shorten that period (aside from a few rare cases like compulsory purchase). Letting agents, 
you need to explain to landlords that ǘŜƴŀƴǘǎ ƎŜǘ ŀ Ŧǳƭƭ ȅŜŀǊΩǎ ǇǊƻǘŜŎǘƛƻƴ before these new Section 8 grounds can 
be triggered. 

Extended Notice Periods 

Checking your notice periods has never been more important, many of the grounds under the Section 8 notice 
have been extended. The notice period has doubled, for using grounds 1 or 1a from 2 to 4 months notice required 
to gain possession of the property. Any notice given on these grounds must now run for four months before it 
ŜȄǇƛǊŜǎΦ ό¢Ŝƴŀƴǘǎ ǘƘŜƳǎŜƭǾŜǎ ƻƴƭȅ ƴŜŜŘ ǘǿƻ ƳƻƴǘƘǎΩ ƴƻǘƛŎŜ ǘƻ ƭŜŀǾŜΦύ ¢Ƙƛǎ ƳŜŀƴǎ ƭŀƴŘƭƻǊŘǎ Ƴǳǎǘ Ǉƭŀƴ ǿŜƭƭ ƛƴ 
advance. 

Selling Up: Ground 1A Conditions 

Ground 1A is the new mandatory ground allowing eviction to sell. After the tenant security term and the correct 
notice period, the landlord must genuinely intend to sell the home. In practice this means the landlord should 
have taken real steps like instructing an estate agent to market the property by the time the notice expires. The 
!Ŏǘ ŘƻŜǎƴΩǘ ƭƛǎǘ ǎǇŜŎƛŦƛŎ ǇǊƻƻŦΣ ōǳǘ ŎƻǳǊǘǎ ǿƛƭƭ ŜȄǇŜŎǘ ŜǾƛŘŜƴŎŜ ƻŦ ŀƴ ŀŎǘƛǾŜ ǎŀƭŜǎ ǇǊƻŎŜǎǎΦ LŦ ŀ ƭŀƴŘƭƻǊŘ ǎƛƳǇƭȅ ƎƛǾŜǎ 
ƴƻǘƛŎŜ άǘƻ ǎŜƭƭέ ōǳǘ ǘƘŜǊŜ ƛǎ ƴƻ ŀŎǘǳŀƭ ƭƛǎǘƛƴƎ ƻǊ ōǳȅŜr pipeline, the judge may refuse the claim. In effect, letting 
agents should advise landlords to have a bona fide sales plan in place before issuing a notice. 

Once possession is granted, Ground 1A carries an additional long-term restriction: the property cannot be re-let 
(or licensed for any use, such as short-term lets) for 12 months ŀŦǘŜǊ ǘƘŜ ǘŜƴŀƴǘ ƳƻǾŜǎ ƻǳǘΦ ¢Ƙƛǎ άƴƻ ǊŜ-ƭŜǘǘƛƴƎέ 
rule is designed to stop landlords from abusing the sale ground as a backdoor to re-rent. In other words, if the 
ǇǊƻǇŜǊǘȅ ŘƻŜǎƴΩǘ ǎŜƭƭΣ ǘƘŜ ƻǿƴŜǊ Ƴǳǎǘ ƪŜŜǇ ƛǘ ǾŀŎŀƴǘ ŀƴŘ Ŏŀƴƴƻǘ ǎƛƳǇƭȅ ǊŜǘǳǊƴ ƛǘ ǘƻ ǘƘŜ ǊŜƴǘŀƭ market for a year. 
You should warn your landlords that advertising or letting the home during this period is a criminal offence, 
punishable by heavy fines (up to tens of thousands of pounds). 

Moving Back In: Expanded Ground 1 

Ground 1 has also changed for landlords who want to reclaim the property for themselves or family members. 
The list of qualifying people is now wider, covering not only the landlord, spouse or civil partner, but also parents, 
children, grandchildren, sibliƴƎǎ ŀƴŘ ŜǾŜƴ άƘŀƭŦ-ōƭƻƻŘέ ǊŜƭŀǘƛƻƴǎΦ 

.ǳǘ ǘƘŜ ǎŀƳŜ ǘƛƳƛƴƎ ǊǳƭŜǎ ŀǇǇƭȅΥ tƻǎǎŜǎǎƛƻƴ ƻŦ ǘƘŜ ǇǊƻǇŜǊǘȅ ǳǎƛƴƎ ƎǊƻǳƴŘ м ŎŀƴΩǘ ōŜ ǿƛǘƘƛƴ ǘƘŜ ŦƛǊǎǘ мн ƳƻƴǘƘǎΣ 
and the notice must run four months. And, like the sale ground, taking possession under Ground 1 triggers the 
same re-let ban. This means if a landlord or family member moves in, the home still cannot be advertised or re-
let for any purpose for a full year after the tenant leaves. In all cases, the landlord will have to satisfy a judge that 
the move-in plan is genuine. Letting agents should prepare to collect evidence (for example, written intent or 
moving dates) to support any such possession claim. 

Key Takeaways for Letting Agents 

¶ No early evictions. Tenants enjoy a 12-month protected period during which landlords cannot evict to sell   or move in. 

¶ Longer notice. [ŀƴŘƭƻǊŘǎ Ƴǳǎǘ ƎƛǾŜ ŀǘ ƭŜŀǎǘ ŦƻǳǊ ƳƻƴǘƘǎΩ {ŜŎǘƛƻƴ у ƴƻǘƛŎŜ ǳƴŘŜǊ DǊƻǳƴŘǎ м ƻǊ м!Φ bƻǘ ǘƘŜ ƻƭŘ ǘǿƻ 

months. 

 



 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

¶ Proof of sale. ¢ƻ ǳǎŜ ǘƘŜ άǎŜƭƭƛƴƎέ ƎǊƻǳƴŘΣ ƭŀƴŘƭƻǊŘǎ Ƴǳǎǘ ŀŎǘƛǾŜƭȅ ƳŀǊƪŜǘ ǘƘŜ ǇǊƻǇŜǊǘȅ ŦƛǊǎǘΦ !ƎŜƴǘǎ ǎƘƻǳƭŘ ŀŘǾƛǎŜ ŎƭƛŜƴǘǎ 

to have estate agent instructions or other proof of a genuine sale intent. 

¶ One-year re-let ban. Once a tenant departs under these grounds, the landlord may not rent or license the property 

again for 12 months. Breaching this will trigger serious penalties. 

Your bottom line is that the RRA still allows evictions to sell or occupy, but only under stricter new conditions. 
You will need to overhaul your processes, update notices and checklists, and counsel landlords about the added 
hurdles to protect them and your agency. Now is the time to get fully up to speed: train your team, revise your 
documents and ensure landlords understand that regaining their property will no longer be a quick or simple 
process. In this new regime, preparation and compliance are everything. 

Rachel Ollington, a former letting agency owner, is a consultant and coach at the Estate Agency Consultancy.  

Source: Clickhere 
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{ǳƳƳŀǊȅ ƻŦ YŜȅ ¢ŜƴŀƴŎȅ wŜŦƻǊƳǎ ƛƴ ǘƘŜ wŜƴǘŜǊǎΩ wƛƎƘǘǎ !Ŏǘ нлнр 

New rule What this means Consequence of breach 
When does this 
apply? 

Rental Bidding 
You must not accept or 
encourage offers of rent above 
the advertised level. 

Civil penalty of £7,000 Now 

Written 
Statement 

Provide new tenants with a 
written statement of key terms 
of the tenancy. 

Failing to comply with this 
requirement can result in a 
civil penalty fine of up to 
£7,000. 

For new tenancies after 
1 May 2026 this must 
be provided before the 
tenancy is entered into. 
This only applies to 
existing tenancies 
which are not in 
writing, and the 
deadline to comply is 
31 May 2026. 

Rent in 
Advance 

There are new prohibitions and 
restrictions on landlords 
requesting rent in advance. 
The restrictions do not apply to 
tenancies entered into before 1 
May 2026. 

Civil penalty of up to £5,000 
for first breach or fines of up 
to £30,000 or prosecution for 
repeat breaches. 

Now, but to new 
tenancies only. 
These rules do not 
apply to tenancies 
entered into before 1 
May 2026. 

Rent Increase 
Procedure 

Rent increases will be limited to 
once a year and you cannot 
increase rent in the first year of a 
new tenancy. 

Tenants can challenge the 
increase at the First-tier 
Property Tribunal. 

Now 

Pet Requests 

You cannot have a blanket ban 
policy on pets and must consider 
requests made by tenants 
reasonably and refuse only with 
valid justification. 

This would be a breach of 
contract by the landlord, and 
the tenant could apply to 
court to start proceedings. 

Now 

Rental 
Discrimination 

You cannot discriminate against 
tenants because of a Protected 
Characteristic and/or refuse to 
let to tenants with children or in 
receipt of benefits. 

Civil penalty up to £40,000, 
criminal prosecution and/or 
compensation orders under 
the Equality Act 2010. 

Now 

Recovering 
Possession 

Use new and amended grounds 
of possession under the Housing 
Act 1998 when seeking 
possession. 

Can face penalties of up to 
£40,000 for breaches and in 
some cases criminal 
prosecution if falsely relying 
on grounds. 

Now 

¢ŜƴŀƴǘΩǎ bƻǘƛŎŜ 
to Quit 

Your tenant may serve a notice 
ǘƻ ǉǳƛǘ ƎƛǾƛƴƎ ŀǘ ƭŜŀǎǘ н ƳƻƴǘƘǎΩ 
notice to bring the tenancy to an 
end. 

Landlords who purport to let 
properties on a fixed term 
can be fined. 

Now 

 



 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Not yet in force 

PRS Database 

Register a landlord and each 
property on the national database. 
Details must be kept up to date 
and completed before marketing 
or letting. 

Failure to register carries a civil penalty of 
up to £7,000 and up to £40,000 for a 
repeat or serious offence. 

Late 2026 
/ 2027 

Ombudsman 
Membership 

Join the Ombudsman service, 
which will provide independent 
resolution for tenant complaints 
and legally binding decisions that 
must be complied with. 

Failing to join can lead to civil penalties of 
up to £7,000 and up to £40,000 for 
repeated or serious offences. 

Expected 
by 2028 

Decent Homes 
Standards 

Landlords must ensure properties 
meet minimum condition 
standards, including carrying out 
repairs, ensuring facilities work, 
and keeping properties safe. 

Civil penalties of up to £7,000 increasing 
to £40,000 for serious or repeated 
breaches, as well as improvement notices, 
rent repayment orders, and restrictions 
on letting until issues are resolved. 

Around 
2035 

 
Source: Clickhere 

 

https://anthonygold.co.uk/insight/renters-rights-act-2025-what-changes-in-may-2026/


 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Elliot Leigh has been established since 2003 and is a trusted name in property management and Guaranteed Rent 
schemes. With over 20 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ in property management and private sector leasing, we have a proven track 
record in providing a quality orientated service to our clients, helping landlords, tenants and local authorities with all 

aspects of residential property services. For more info visit: https://www.elliotleigh.com/  
 
 

 

/ŜƴǘǊŀƭ IƻǳǎƛƴƎ DǊƻǳǇΩǎ ΨDǳŀǊŀƴǘŜŜŘ wŜƴǘ {ŎƘŜƳŜΩ ǇǊƻǾƛŘŜǎ ƭŀƴŘƭƻǊŘǎ with a guaranteed 
ƳƻƴǘƘƭȅ ǊŜƴǘŀƭ ƛƴŎƻƳŜ ŦƻǊ ǳǇ ǘƻ р ȅŜŀǊǎΦ vǳƛǘŜ ǎƛƳǇƭȅΣ ƛǘΩǎ ǘƘŜ Ƴƻǎǘ ǊŜƭƛŀōƭŜ ǿŀȅ ǘƻ ƭŜǘ ȅƻǳǊ 
property! We are a trusted and well established residential letting and management Agency that 
has been successfully acquiring and managing private rented accommodation since 2000 in 
bƻǊǘƘΣ ²Ŝǎǘ ϧ 9ŀǎǘ [ƻƴŘƻƴΦ ²Ŝ ŀǊŜ ƳŜƳōŜǊǎ ƻŦ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ Ψbŀǘƛƻƴŀƭ !ǇǇǊƻǾŜŘ [ŜǘǘƛƴƎǎ 
{ŎƘŜƳŜΩ όb![{ύΣ ΨhƳōǳŘǎƳŀƴ {ŜǊǾƛŎŜǎΩ ŦƻǊ ǊŜǎƛŘŜƴǘƛŀƭ ƭŜǘǘƛƴƎǎΣ ŀƴŘ ǘƘŜ ¦Y !ǎǎƻŎƛŀǘion of Letting 
Agents (UKALA). 
 

 

 Theori Housing is a UK-based accommodation provider established in 2000 (25yrs), 
delivering high-quality housing solutions to over 35 Local Authorities nationwide. 
Managing approximately £4 billion pounds worth of property with a team of over 80 
professionals, the company specialises in supported housing and tailored 
accommodation schemes aligned to local authority demand.    
 

Theori Housing partners with private landlords, large corporate property owners, and multi-billion-pound institutional 
funds, offering secure, guaranteed rental income structures. Operating across the UK and expanding internationally, the 
business provides asset-backed, compliance-led solutions that combine stable returns for investors with sustainable, 

community-focused housing delivery at scale. 
For more info visit: https://theori.co.uk/  
 

Thank you to our Partners & Sponsors  

 

Company Director, Property Investor, Professional Landlord, International Civil Engineer & 
Business Mentor  
Azad Ayub is a civil engineer with an MSc & Diploma of Imperial College (DIC) from the 
Imperial College, London. He has worked on and led numerous design and construction 
projects both within the United Kingdom and overseas. He now focuses more on his 
property ownership, management and development business, which was established over 
40 years ago and has been operating successfully since, catering to the niche student and 
young professional accommodation market 
 

  
 and employing around 20 people, with assets in the UK, USA, Spain and Pakistan. Azad continues to maintain strong 
associations with well-known local and international professional organisations and regularly supports charities and 
engages in charitable projects both locally and abroad. Over the years, both Azad and his business have won numerous 
awards for their continued commitment to green issues, staff training and talent development. 
For more info visit https://www.azadayub.co.uk/  

 

 

We are regarded as a professional letting services team that give our clients τlandlords and local authority housing 
departments, a friendly, reliable, high-quality residential letting and management service.  
For more info please visit: www.centralhousinggroup.com  

 

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.elliotleigh.com%2F&data=05%7C02%7CFatima.Begum%40camden.gov.uk%7C76bcf7c9ae9d4ff5277008dd67951f3c%7C5e8f4a342bdb4854bb42b4d0c7d0246c%7C0%7C0%7C638780612390365857%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Ux4zcJy8IDnj2i3eYMxnAAX8yWVMECSVOaq4n5WTKZY%3D&reserved=0
https://theori.co.uk/

