RENTERS’ RIGHTS ACT 2026 NOTTS RELOCATE LTD STAFF NOTES
It is very important we read the new rules so we don’t accidently break the law and get a fine for the company. There are many changes that it is important we are careful what we say on viewings and online as the fines are onerous. 
The viewing stage is now more important than ever. Staff should assess affordability, move-in date, suitability for the property, house compatibility, employment stability and general reliability. Removing an unsuitable tenant is more difficult than before, therefore careful applicant selection is essential.
1. Tenancies are now 2 months rolling with no fixed term.
What Has Changed
· Fixed-term ASTs have been abolished. We cannot say 6 months or 12 months on viewings or online as it a criminal offense with a big fine (up to £7,000)
· All tenancies are now periodic assured tenancies. Tenants can generally leave by giving 2 months’ notice at any time. 
· Existing ASTs automatically converted on 1 May 2026. For those that have expired the contractual 30 days likely applies but for any new ones (or old ones in the periodic period) it is 2 months. 
Practical Actions
· We must never state 6 or 12 months period and must state it is 2 month’s notice. We must never say this on viewings and check any older marketing copy before publishing.
·  If someone seems very keen about a short stay let us know on the notes so we can make a reasonable commercial assessment.
· Our contracts (even existing ones) the person can leave with 2 months notice even if within contract dates.
· It makes it very important to ensure people are moving quickly so we are not waiting months for just 2 months.
2. Rent in Advance Rules
What Has Changed
· Landlords may only request a maximum of one month’s rent in advance when the tenancy is signed. Requesting 3 months is now allowed. 
· We cannot collect any rent until we sign a contract 
· Practical Action
· Do not suggested 3 or 6 months’ rent upfront it is illegal on both viewings and marketing, check adverts before publication.
· Collect first month’s rent and deposit only and only once the agreement is signed but we must let the tenant know we expect payment once it is signed. If any hesitancy we need to let me know before signing. 
· We will use more guarantors where risk exists and we wouldn’t otherwise issue a APT.
3. Pet Requests
· Historically this was a “no” however it is now not legal to just say no.
· Tennats can request a pet and requests cannot be unreasonably refused.
· In practice this means for a flat (self contained unit) we cannot really say no and should accept it at a general rule but refer it to Mike.
· For a HMO room however we must gain agreement from all other occupiers and HMO rooms are not entirely suitable for a large pet for example so we would still have reasonable grounds to refuse unless all HMO occupants agree in writing.
· In practice it means that not everyone might agree in a HMO and our companies grounds for approval must respect the existing occupiers rights. 
Practical / Action Points. 
· Never say “No pets allowed.”
· Instead say: “Any pet request will be considered in accordance with the Renters’ Rights Act but for HMOs all occupants must agree as is it there home too.”
· Maintain written records and refer to me if a tenant is requesting a pet on a viewing or after they move in.
4. Benefits Rules – We cannot say “no benefits”, instead we have affordability criteria applied equally.
What has changed
· Applicants cannot be rejected simply because:
· They receive benefits.
· They have children (although we cannot move children into HMOs – this is only flats)
· The new system is based upon affordability. E.g 14k a room AND 28k a flat.
· All decisions must be based upon financial modelling and referencing that is applied equally to all applicants. 
Practical Implications 
· I will rewrite the published criteria and put it online 
· We must never advertise or say on a viewing “NO DSS” “NO BENEFITS” etc that is now illegal. All adverts need to be checked.
· Our new line is we check for affordability. Roughly 14k for a HMO room and 28k for a flat all income is welcome. 
· Due to the low level of Universal Credit housing rate it will not meet the 14k threshold so it is reasonable and legal to check before booking that they meet the criteria and have other benefits like PIP before booking in, like we do for working people.
· If we reject someone it can be for commercial reasonable matters like they want to move in too late, poor fit for house etc but we cannot reject soley because they are DSS or benefits. If you have concerns around rejecting someone speak to Mike.
· Children are not permitted in HMOs due to other laws and our licence conditions so we can legally refuse children due to HMO licencing rules. In flats we now accept them.
· Record objective criteria only.
5. Bidding Wars – Never say its going to bids.
What Has Changed
· Landlords and agents cannot invite, encourage or accept bidding above the advertised rent. The advertised rent must be the rent sought for the property.
Practical Implications
· We must never say: “Someone else has offered more.” “If you increase your offer you may get the room.”. We never did  much anyway so it is not an issue,.
· The advertised rent is the rent. If multiple applicants want the property we choose based on our normal referencing and suitability criteria
6.  Rent Increases.
What Has Changed
· Rent increases are limited to once per year and we must use Section 13 procedure which must not be more than the local market rent,.
· Minimum notice periods apply (2 months)
Practical Impact
· Rents will be reviewed annually and a more formal Section 13 notice served when Mike requests Rent rises which will not be more than the market rent. 
7. Possession Action / Referencing
What Has Changed
· Section 21 No Fault has been abolished.
· Possession requires a statutory ground under Section 8 and notice periods are increased. E.g. it is now 3 months before we serve notice to non payers.
· If a notice needs to be serve Mike will still be involved. 
Practical Applications
· Keep excellent records when tenants are problematic or don’t pay on Asana. Ie every contact needs to be recorded on Asana.
· Mike will ask for documentation to be kept and advise on the rare occasions we don’t get payers.
· The viewing stage is now more important than ever. Staff should assess affordability, move-in date, suitability for the property, house compatibility, employment stability and general reliability. Removing an unsuitable tenant is more difficult than before, therefore careful applicant selection is essential.
· We will use more guarantors when we do not have two clean references. Even a missing landlord reference is a reason to have a guarantor.
· A new criteria will be published soon which details this.
8. Other
What Has Changed
· Landlords have to be on a database and members of an Ombudsman,
· A decent homes standard will apply.
· Stricter enforcement of standards by local Councils and fines. Council can just turn up without letting us know which is not ideal.
· Mould and damp we have more duties.
Practical Applications
· We are Ombudsman members already so no changes.
· The standards we offer are high and we should not have too many concerns. 
· Keeping excellent records are important especially when engaging with tenant complaints.
· Mould and Damp, we should serve this information sheet when we enter into a new tenancy for a flat and send regular reminders out. 
· We may consider installing PIV Fans to make our properties tenant proof (ie even if the tenant misuses it, it gives a continues flow of air).
FINALLY – THE MOST IMPORTANT POINT 
These new regulations make it increasingly hard to remove tenants who decide to not pay rent. We must be very careful in our selection process BUT also be very careful to not say anything that can give people an excuse to accuse us of discrimination or breaking the new rules. Documenting things is even more important. 
