Renters' Rights Act set to rollout in 2026 amid concerns over limited reform and potential market distortion
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After over a decade of promises and endless government stall tactics, the so-called Renters' Rights Act (RRA) is finally set to roll out in England from 1 May 2026, but don’t be fooled, this is no genuine reform, merely window dressing for an already failing system. The headline-grabbing ban on no-fault evictions, Section 21 notices, sounds promising, but it’s only a partial victory that masks deeper issues. Landlords will still be able to justify evictions under certain circumstances, and the government’s treatment of tenants as perpetual victims ignores the consequences of weakening property rights.
The shift to "periodic" tenancies, removing fixed-term contracts and requiring tenants to give two months’ notice to leave, seems to tilt the balance in favour of renters. Yet, it fails to acknowledge that this approach sacrifices clarity and stability in the market, making property investments less attractive. Meanwhile, landlords will face increased regulations, including limits on rent hikes to once per year with a two-month notice, ironically, a small concession that risks inflating initial rents and driving up costs for tenants. The government’s obsession with micromanaging rent rises and occupancy ignores the broader economic realities, particularly in high-demand cities like London, where these restrictions could exacerbate shortages.
Many throughout the industry warn that these restrictions will not lead to a fairer market but rather push landlords to exit the sector altogether, reducing housing supply and further inflating costs. Reports suggest some landlords may simply abandon rental properties or convert them to other uses, leaving tenants with fewer options and higher prices. The proposed restrictions on letting properties and rental bidding wars, touted as protecting tenants, may backfire, discouraging rental investment and leading to even longer vacancies. These misbegotten policies may end up making London’s housing crisis even worse, with a shrinking rental pool and rising costs.
Even with promises of stronger tenant protections, limits on upfront deposits, bans on bidding wars, and protections for families or benefit claimants, these measures are superficial at best. Landlords will still retain significant discretion in assessing tenants, and disputes will likely keep tribunals busy. The long-term plans, establishing landlord databases and standards for greener, decent homes, are laudable in theory but place more burdens on an already straining rental sector without addressing the core issues of affordability and supply.
For the millions stuck in London’s unaffordable rental market, these reforms promise little relief beyond symbolic gestures. Instead of tackling the root causes of housing shortages and sky-high property prices driven by poor planning and restrictive policies, the government chooses to focus on punitive measures and red tape. This approach risks making the situation worse, reducing rental options, increasing prices, and discouraging investment.
The so-called Renters' Rights Act is just another layer of meddling that fails to acknowledge the importance of property rights and a free rental market. The real solution lies in encouraging new housing development, freeing landlords from burdensome regulations, and reforming planning policies, none of which are addressed here. Until then, tenants and landlords alike will have to navigate a marketplace increasingly distorted by government interference, hardly a recipe for a balanced, affordable housing future.
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