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Martin has worked across student 
housing for decades, advising 
universities, accommodation 

providers and government. Few 
people have followed changes in 
the sector as closely, so he was 

the ideal person to discuss what 
the Renters’ Rights Act 
might mean in practice.

The implementation of the RRA has effected a 
major change in tenure rights (the largest since 
1988) and no one knows what the outcome of 
those changes will be. A key concern has been 
about any effect on supply – will landlords be 
deterred from investing, shrinking the supply and 
increasing rents? The answer to this may never 
be known because it is difficult to disentangle the 
RRA from tax changes, increase in borrowing 
costs and the state of the market generally.

Martin points out that there are some interesting 
facts. The latest figures from the MHCLG English 
Housing Survey only deal with 2024-25 do not 
reflect RRA changes. At that stage “The most 
recent data from the English Housing Survey 
(EHS) 2024-25, shows 4.7 million households 
rent privately, which is equivalent to 11 million 
people and 19% of the housing market – remaining 
relatively stable at this level since 2013-14.” 
More recent figures are unlikely to be available 
until December 2026.

Within that context Hamptons published new 
research in May 2025 showing that the share 
of homes bought by a landlord had climbed to the 
highest level since 2016, driven, it says, “by a sharp 
rise in the number of landlord-to-landlord sales.”
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IN CONVERSATION WITH
Martin Blakey

Welcome to the latest edition of 
DASH In Conversation With...

Every few months we sit down with someone who 
is shaping, influencing or challenging thinking 
across the private rented sector.

This time I’m joined by Martin Blakey, one 
of the UK’s best-known commentators on student 
housing. With the Renters’ Rights Act now in 
force, we wanted to move beyond the headlines 
and look at what might actually happen over the 
coming months.

Rather than trying to predict the future with cer-
tainty, we’ve picked out ten areas we’re watching 
closely. Some are already emerging, others may 
take time to develop, but all are likely to be 
relevant for landlords, local authorities, universities 
and anyone working in the student housing sector.

As always, we’d love to hear whether you’re 
seeing the same trends in your own area. 

http://dashservices.org.uk
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“After remaining subdued between 2016 and 
2025, investor activity has picked up sharply 
this year. Increasingly, though, they’re buying 
properties being sold by other investors. This 
means the recent spike in landlord purchases 
reflects homes changing hands between investors, 
rather than the dawn of a new buy-to-let boom. 
With the Renters’ Rights Act becoming law against 
a backdrop of rising mortgage rates, some landlords 
have taken the opportunity to leave the market.”

Interestingly, between January and April 2026, the 
share of homes bought by landlords across Great 
Britain rose to 13.3%, the highest figure since the 
start of 2016 (13.3%).

Initial indications are that supply is holding steady 
with some landlords leaving the market but they 
are selling to other landlords.

Martin’s view is this does not mean that student 
stock is stable. It should be recalled that when 
MHCLG undertook its Impact Assessment of the 
Renters Rights Act, it faced widespread criticism, 
including from the Regulatory Policy Committee 
(RPC), who argued that the assessment was too 
broad and failed to adequately analyse the impacts 
on specific sub-sectors—such as student housing, 
the Build-to-Rent (BTR) market, and 
smaller landlords.

A recent report from Savills (which 
could be interpreted as a bit axe-grinding 
looking for negative outcomes from the 
RRA) The Unintended Consequences of 
Rental Reform May 2026 https://www.
knightfrank.co.uk/research/article/2026/6/
the-unintended-consequences-of-rental-reform
says:

“As a result of the RRA, more landlords have sold 
up, which has pushed supply lower and rents higher 
in many areas of London, where renting is more 
prevalent than the rest of the UK.

Average prices in prime outer London increased 
3.2% in the year to May, which was the highest 
increase since June 2024, a time when rents were 
still coming down from pandemic-era highs. A 
monthly increase of 0.5% was the highest since 
September 2023.

There was a smaller 1% annual increase in prime 
central London. Supply has been less constrained 
in higher-value markets as more discretionary 
owners let their property out due to the current 
weakness in the sales market.

Underlining how supply has fallen, the number of 
new rental listings in PCL and POL was 13% below 
the five-year average in May and 11% lower than 
the same month last year.”

They do not comment on who is selling to who.

Martin goes on to suggest that for students it is 
likely there will be a reduction in the supply of non 
HMOs, either because student tenants will “stay 
on” taking that stock out of the academic cycle or 
because if a student leaves mid-year why would a 
landlord incur void periods, when they could rent 
to other rental groups?

Interestingly, it could be that the big gainers from 
this tenure reform are longer-term family renters 
and professional renters and student renters 
looking for self-contained accommodation could 
become ‘collateral damage’. 
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Where we agreed was this reduction in non-
HMO stock will affect different housing markets 
differently depending on the balance of non-HMO 
rented stock to HMO rented stock. Off-street 
student stock is almost certainly shrinking – it 
cannot expand because of planning restrictions 
(the use of Article 4).

Martin’s view is that student stock will shrink most 
where there are competing letting markets: Airbnb 
or professional renting: Manchester, Brighton, 
York, London and Bristol as examples.

Lost off-street stock will not be replaced by newly 
developed higher cost PBSA bed spaces which 
has seen net growth of only around 48,000 beds 
over the last three years and few of these would 
have been affordable and appropriate for students 
looking to share with a friend or partner in a lower 
rental bracket.

One issue we discussed was how the right to give 
two months’ notice with no fixed term will affect 
the student market and may result in lettings 
being repriced over a shorter letting period – 
some commentators have outlined how this may 
be detrimental to those who need 52 week lets 
such as independent or postgraduate students.

We both felt there is likely to be a positive effect 
(where there is housing choice and supply) that 
students living in a poor quality property or with a 
difficult landlord will be able to leave.

Interestingly initial evidence is that some students, 
where now voided fixed term tenancies previously 
extended until August and September, have given 
two months’ notice at the first opportunity in 
May thus ending their tenancies in July. This has 
taken place both in off-street housing and PBSA 
where this is possible under the “transitional 
arrangements”. 

5.

PBSA providers have been surprised by the 
number of their tenants giving two months’ 
notice: this mainly occurs when previous fixed 
term tenancies ran from September to August. 
Although PBSA providers are keeping exact 
numbers to themselves general reports indicate 
several thousand shortened letting periods in the 
PBSA “transitional phase”.

Going forward, students will need to make sure 
they give two months’ notice (in line with their 
rent payment period) otherwise their tenancy will 
simply continue to run and they will be liable 
for rent. Students’ unions and student services will 
need to manage this process because students, 
under the AST system, did not need to do this.

Martin’s view is there will be particular problems 
with joint tenancies where both landlords 
and tenants will seek to “muddle through”. 
The options to re-form a periodic tenancy by 
either assignment or a new tenancy are both 
cumbersome and unlikely to be achieved easily 
(assignment has to be by deed and a new tenancy 
assumes you have all the students in the same 
room, or equivalent, at the same time). My own 
view is that the RRA missed an opportunity to get 
rid of joint tenancies in HMOs.

Martin went on to discuss Specified Status, 
and how ssome PBSA suppliers have previously 
let to “students” who do not fall under the 
specified definition. These lettings will fall 
under the assured tenancy regime and may, as a 
consequence, be uneconomic. 

One issue we discussed was short term lettings, 
where it can be shown that this the let in no 
way constitutes a “main home” can be used, as 
previously, with licences which fall outside of 
the RRA.

Some private providers argued for a wider 
definition of “student” but this would have caused 
problems with the specified status of universities 
and may have led to significant loopholes being 
created in the RRA.

This prompted another question.

The Ground 4a 6 months’ time limit: will this 
change result in later lettings?

4.
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In some cases lettings only began in January 
anyway, so they will be unaffected.

Some of the earlier markets (such as Nottingham 
starting in October) have seen housing shortages 
end so that cycle may be later anyway.

The significant shift towards commuter students 
is reducing student housing demand so, again, the 
cycle may get later anyway. 

We agreed that many landlords will simply “wing 
it” and let early when they can and deal with any 
repossession issues if and when they occur. There 
may be an increasing disparity between PBSA and 
off-street lettings in one gets earlier and the other 
gets later.

Now, what about Shorter Rent Payment Periods? 
This will increase the risk of default and students, 
with no credit history, are vulnerable to that fear. 
The use of guarantors will increase to reduce risk – 
this could be throughout the private sector but is 
likely to particularly affect student lettings.

10.

The Government limited joint and several liability 
for guarantors but then restricted this to family 
members only so, in student joint tenancies it is 
easy for parents will take on joint liabilities for 
people they do not know unless they cap their 
guarantor level to their own student’s liabilities (as 
if they were on a single tenancy).

We both felt the RRA was a lost opportunity to 
get rid of guarantors for over 18’s.

Deposits may rise – the maximum deposit is x5 
weeks rent and that is in general use throughout 
the private rented sector. 

Students have mainly paid around £200-£300 
which is less than that – student deposits may 
well increase to reduce perceived rental default 
risks. Student deposits have historically remained 
relatively low because raising the entry costs to 
student housing can deter some students from 
renting at all. As the student housing market 
comes under less pressure with fewer students 
looking for housing this may counteract any 
attempt to increase deposits.

Ultimately students will need to budget for 
monthly rent payments and some may find 
themselves unintentionally running into debt.

Martin’s view on annual rent increases and the 
right to challenge rent: Most student rents only 
increased annually so that restriction will have 
little effect. 

Few students are likely to challenge their rent 
level through a tribunal: they either will not rent 
a property or the timescale of a challenge will 
render this an ineffective mechanism 
for challenge. 

This led to our final question on the subject.

Will easier tenure conditions for students 
favour off-street lettings rather than PBSA?

Yes, some students will definitely favour the 
flexibility of not having fixed term contracts 
but that is unlikely to affect the main markets 
for PBSA (new and international students). 
The affordability of accommodation is more 
likely to determine a shift towards lower cost 
accommodation.

9.
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There are a few examples of “clever lawyers” 
trying to get current tenancies into specified 
status – these are likely to be unsuccessful. 
Unipol also reports that, in respect of PBSA 
members “the National Codes has become aware 
that some Members are considering ways to move 
tenants from existing tenancy arrangements onto 
common law agreements” and they have produced 
guidance (https://www.nationalcode.org/news/
new-guidance-for-members-on-recontracting-
practice) which stresses that, in many cases that 
transition is unlikely to be valid and that providers 
still have to comply with the fairness criteria under 
the Codes. 

Martin was particularly concerned about why a 
student would agree to reduce their legal rights 
without either misrepresentation or a monetary 
inducement being involved.

In future common law contracts, a real risk may 
come from PBSA providers “overplaying their 
hand” by putting unreasonable conditions in 
their occupancy agreements that can either be 
challenged or that might create negative public 
comment: they will have to play their common 
law tenancy status with some care and reserve.

One of the advantages of private sector PBSA 
and off-street renting prior to the RRA was that 
most students were renting under ASTs. There 
are now significant differences in tenure and 
associated rights between these groups which 
makes things more complicated.

Final Thoughts

So what’s the biggest takeaway?

The Renters’ Rights Act has fundamentally 
changed the way student housing operates, 
but many of the biggest impacts won’t become 
clear for another year or two.

As Martin points out throughout this 
discussion, the real challenge is separating the 
effect of the legislation from everything else 
affecting the sector, including interest rates, 
taxation, planning restrictions and changing 
student demand.

One thing does seem certain: organisations 
involved in student housing will need to stay 
agile as the market adapts.

Thanks for reading

We hope you found this edition useful.

If there’s a topic you’d like us to cover, or 
someone you’d like to see featured in a future 
‘In Conversation With...’, we’d love to hear 
from you.

You can keep up to date with guidance, events 
and training by visiting dashservices.org.uk or 
following DASH Services on LinkedIn.

Until next time,

Linda Cobb OBE
Principal Manager
DASH Services
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Further resources

DASH Services is a Private Rented Sector service 
for Local Authorities, Landlords & Tenants and 
is hosted by Derby City Council on behalf of a 
number of different Councils across England. 

We will always try to ensure that all material 
on the site is as accurate and valid as we can 
make it. However, you should note that content 
is for general information only and we cannot 
guarantee that the information and advice given 
will always apply to a specific situation, or that the 
documents and forms provided will always be the 
most suitable for your particular situation.

The use you make of the information and services 
provided on site is your responsibility and we 
cannot accept liability for any problems resulting 
from your use of the DASH Services site.

The Renters Rights Act 2025

Find out more at GOV.UK

Unipol

Find out more at unipol.org.uk

Contact DASH Services

DASH Services
Derby City Council
The Council House
Corporation Street                                            
Derby
DE1 2FS

01332 641111 
dash@derby.gov.uk

dashservices.org.uk

https://www.gov.uk/
http://unipol.org.uk
mailto:dash%40derby.gov.uk?subject=
https://dashservices.org.uk

