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The Renters’ Rights Act 2026: What are they key changes?

From 1 May 2026, the private rental sector will see seismic changes. Whilst many are aware of the abolishment to section 21 no fault evictions and the end of Assured Shorthold Tenancies, there are other less publicised provisions in the act which landlords, tenants and agents must ensure they keep up to date with. 

Readers of this article are referred to The Renters’ Rights Act Information Sheet 2026. This is the official Information Sheet that landlords and their agents must give to tenants. This guidance is designed to help private landlords and letting agents in England understand what they need to do. Landlords must provide this sheet to each tenant. If Landlords fail to do so in the prescribed manner by 31 May 2026, they could be fined up to £7,000.

The implementation of the Act will be staged. The Ministry of Housing, Communities and Local Government have produced a roadmap. 

This article only focuses on some of the key changes, particularly those which are due to be implemented on 1 May 2026.

The End of the AST

Landlords will no longer be able to evict tenants without fault. To obtain possession, landlords will need to rely on a ground set out in Section 8 of the Housing Act 1988. Readers are referred to the guidance of the Ministry of Housing, Communities & Local Government. 

The grounds have been enhanced; there are new statutory grounds available for landlords seeking possession. 

The timing of the implementation of the Act is different for providers of social housing. Private Registered providers of social housing (PRPs) will not be able to rely on new grounds until these changes are due to apply to the social rented sector in 2027. PRPs should consider the current possession guidance.

The grounds are divided into mandatory grounds and discretionary grounds. If a landlord seeks to rely on a discretionary ground the court will only make a possession if it is reasonable to do so, balancing the circumstances of the case.

Rent Increases

With the end of the AST, it is envisaged that Landlords will be turning to reviewing rents.  Any contractual rent reviews (even if in line with inflation) will be unenforceable. 

Generally, under Section 13 of the Housing Act 1988. The landlord to increase the rent once a year on two months’ notice to begin at the start of a new ‘rent period’. Any rent increase will need to be made using an appropriate notice.

If tenants want to challenge a rent increase as excessive then they should apply to the First Tier Tribunal (FTT). The FTT will no longer have the power to order rent higher than that sought by the landlord in their notice and will no longer have the power to backdate rent notices before a determination by the FTT, if challenged. This proposal has invited significant debate and it noteworthy that the drafters have included a power for the secretary of state to make regulations concerning the backdating of rent in these circumstances.

Changes to Marketing

Perhaps a lesser-known change in the regulatory framework is the prohibition on bidding wars. Once specified, landlords and agents must not invite, encourage or accept offers of rent higher than the advertised sum.   

Discrimination Considerations: Children/Social Security

The act outlaws discrimination against tenants with children or those claiming benefits.  There are exceptions to this, particularly if as a landlord you can show it is a ‘proportionate means of achieving a legitimate aim’ (PMLA).  For example, you may be to show that there is a proportionate means of achieving a legitimate aim if you are able to demonstrate that allowing children could lead to overcrowding. Helpful examples of what is considered a PLMA is provided in the guidance. 

A further exception, designed to assist the implementation of the changes, if your property has an existing insurance contract that prevents children from living there. The contract must have started before 1 May 2026. Once this contract ends or renews, this exception will no longer apply.

Pets

Private landlords will no longer be able to have a blanket ban on allowing tenants to keep pets in properties. Consent must not be unreasonably withheld. The tenant’s request for consent must be in writing and include a description of the pet, and the landlord will need to give or refuse consent within 28 days, unless the parties agree or further time is needed to obtain further information.

There is helpful guidance as to what will be reasonable reasons for refusing a pet request.

A key example of a reasonable reason for refusing a tenant’s request is if the property is a leasehold property and the freeholder does not allow pets.
If a landlord refuses the request for pets, they should do so in writing. If tenants wish to challenge this, they should do so with the landlord at first instance and consider making a court application if necessary.

Regulatory Oversight

The Renters’ Rights Act will introduce a new Private Rented Sector Database. All landlords of assured and regulated tenancies will be legally required to register themselves and their properties on the database and could be subject to penalties if they market or let out a property without registering it and providing the required information.

Landlords of assured and regulated tenancies will be legally required to register themselves and their properties on the database. They will be able to do this online.

The government will also introduce a new Private Rented Sector Landlord Ombudsman Service, which all private landlords in England with assured or regulated tenancies will be required by law to join, including those who use a managing agent. The roadmap produced by the Ministry of Housing, Community and Local Governments suggests that this will come into force at the end of 2026.


Civil penalties will be expanded, and there will be a new requirement for local councils to report on enforcement activity. Rent repayment orders will be extended to superior landlords, the maximum penalty will be doubled and repeat offenders will be required to pay the maximum amount.

George Fattal
St Ives Chambers


			


Law is correct as of 5 May 2026
Whilst every effort has been taken to ensure that the law in this article is correct, it is intended to give a general overview of the law for educational purposes. Readers are respectfully reminded that it is not intended to be a substitute for specific legal advice and should not be relied upon for this purpose. No liability is accepted for any error or omission contained herein.
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