England’s private rental sector transforms with historic Renters’ Rights Act of 2026
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The private rented sector in England has entered a new legal era after the Renters’ Rights Act took effect on 1 May 2026, ending Section 21 evictions and moving landlords and agents onto a framework built around rolling periodic tenancies and statutory grounds for possession. Propertymark said the change marks one of the biggest structural shifts the industry has seen, while government guidance says the reforms are designed to give tenants greater security and stability. According to the Department for Levelling Up, Housing and Communities, the Act also tightens the rules around rent rises, rental bidding and discrimination. 
Under the new regime, landlords can no longer rely on so-called no-fault notices and must instead bring possession claims under revised Section 8 grounds with evidence to support the case. Government guidance says assured shorthold tenancies are being replaced by assured periodic tenancies, meaning the sector is now operating without fixed terms in the traditional sense. The new rules also set a higher bar for rent-arrears claims, with mandatory possession under Ground 8 now requiring at least three months of arrears and four weeks’ notice across arrears-related grounds. 
The legislation also brings immediate changes to rent-setting and marketing. Rent increases are limited to once a year and landlords must give at least two months’ notice, while rental bidding is banned. Official guidance also says landlords must not discriminate against prospective tenants on protected grounds, including by refusing to rent to people on benefits or with children. Tenants can also ask to keep a pet, with landlords expected to consider requests reasonably. 
For agents, the practical challenge is now operational rather than preparatory. Propertymark has urged firms to update tenancy documents, retrain staff on the new possession process, review arrears cases against the revised thresholds and ensure landlords understand the new rules. Nathan Emerson, the trade body’s chief executive, said the sector is at a "watershed moment", adding that compliance now has to be embedded into every stage of the lettings process. 
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