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iHowz Landlord Association[1] submit this paper as a comment on the outline proposals in the briefing paper 
of the Queens Speech 2021[2]; in the White Paper on Levelling Up[3] and in the PRS White Paper – A Fairer 
Private Rented Sector[4], and also makes other general comments. 
 
  

 
1 iHowz Landlord Association have been in existence in one form or another since 1974; based in the Southeast, it supports landlords over the country. 
2 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/986770/Queen_s_Speech_2021_-
_Background_Briefing_Notes..pdf (page 113) 
3 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1052706/Levelling_Up_WP_HRES.pdf (page 226) 
4 https://www.gov.uk/government/publications/a-fairer-private-rented-sector  

A Fairer Private Rented Sector 
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Executive Summary 

 
iHowz Landlords Association (originally commenced 1974) welcomes this Government's initiative to improve 
the Private Rented Sector (PRS). 
 
We recognise that the PRS is a critical part of the housing supply, which is driven mostly by private individuals 
at their own risk.  Most are in the PRS to earn all, or part of an income, or to act as a pension for themselves 
and/or their siblings. 
 
As the rental property is the tenants’ home, it is right the tenant should enjoy appropriate protection, but it 
is not right they can stay for a long period of time without paying rent in full – especially where they have the 
means to do so. 

We are concerned that the White Paper A Fairer Private Rented Sector is focused on the demands of tenants 
rather than the PRS as a whole that could lead to an exodus of landlords, leaving local authorities with no-
where to house people, especially those who are deemed vulnerable.   

We note that the underlying tone of the white paper is that most landlords are unscrupulous, and that all 
tenants behave in a tenant like manner.  We state that the overwhelming proportion of landlords are decent 
law-abiding people. 

iHowz believe that whilst recognising the need to improve the PRS, the Government should unequivocally 
recognise the importance of the PRS.  In particular, the PRS reduces homeliness, as the state is simply unable, 
and does not have the capacity, to house the population without the PRS 
 
iHowz call upon the Government to:  
 

1. publish the Decent Homes Standard consultation so all participants (landlord; tenant; and local 
authority) can discuss 

2. publish the consultations into MEES and EPCs for discussion 

3. implement the Property Portal stated in the White Paper 

4. allow landlords to evict tenants who are not paying rent in an expeditious manner, especially where 
the tenant does not contest an eviction notice 

5. retain the Section 21 notice, but with a sliding notice period, and recompense which recognises the 
elapsed duration of tenancy 

6. retain the Fixed Term tenancy, but cap at 6 months or 12 months for bona fide students and make it 
easier for tenants to void the tenancy if they have been ‘mis-sold’. 

7. introduce a new ground to allow eviction of students, to avoid dislocation of incoming students 

8. agents and managing landlords are dealing with tenants’ home, and should be trained accordingly 

9. rid the industry of criminal landlords and agents.  They are very minor percentage, but give the entire 
PRS a bad reputation 

10. help landlords to recognise rogue and vexatious prospective tenants by use of a tenants’ passport 

11. recognise vulnerable social tenants with additional support requirements need supported social 
housing.  Landlords should not be pressurised to take these tenants as only a few landlords are 
trained in social welfare  

12. amend the regulations to stop the VOA (The Valuation Office Agency) and local authorities from re-
banding HMO rooms as Council Tax band A, which can lead to greater hardship for the socially disad-
vantaged in society.  
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Summary of Recommendations 
 

In this paper, iHowz recommends: 
 

1. The ongoing review of the Decent Homes Standard must be published to be discussed and considered.  
It must apply to all rental property Private; Social; holiday/short-term lets or Council Housing 

2. Proof of compliance with the standard would be in the form of Rental Safety Certificate 
Tenants should have the right to report breaches to the Local Authority/PRS Ombudsman 

3. Local Councils be given more funding to tackle criminal landlords and agents, not more legislation 

4. Fully implement the ROPA report[5] 

5. Implement a property register for all rental properties using the UPRN[6] as an alternative to Licensing 

6. All rental advertisements to require reference to the Rental Safety Certificate 

7. Landlords operating their own portfolios should be required to undertake recognised professional 
accreditation training and CPD 
Only accredited landlords to have access to a new Government portal  

8. Retain the Fixed Term Tenancy, but capped at 6 months, or 12 months for a bona fide student let, unless 
a longer term is mutually agreeable. 

9. All tenancy agreements to include Rental Safety Certificate reference and landlord portal reference or 
agent scheme reference 

10. A Redress Scheme (with refundable fee) for complaints by tenants together better signposting of tenant 
support 

11. Amend both the Equality Act 2010 and the Consumer Rights Act 2015 rather than specific landlord 
legislation 

12. Adopt a Tenant passport 

13. Amend the Tenants Fee Act 2019 to allow for charging tenants for appropriate pet insurance, or to take 
an extra 2 weeks deposit if the tenant has pets.   Mandate the tenant’s liability to pay for appropriate 
insurance, whilst they have pets 

14. Non-self-contained rooms in an HMO should not be subject to an individual Council Tax rating  

15. Default annual rent increase linked to CPI, including the Local Housing Allowance 

16. Rents can only be varied by means of a Section 13 notice 

17. The recommendations in our separate Section 21 paper be adopted, proposing enhanced tenant 
protections based on length of tenancy, 

18. Landlords should have the ability to evict unsuitable/non-rent paying tenants, within a defined period 
without the need to attend court for uncontested cases 

19. Amend the 1992 Finance Act[7] so that a lease of 6 months is not required for Council Tax liability 

 
5 https://www.gov.uk/government/publications/regulation-of-property-agents-working-group-report 
6 Unique Property Reference Number - https://www.gov.uk/government/publications/open-standards-for-government/identifying-property-and-
street-information 
7 https://www.legislation.gov.uk/ukpga/1992/14/section/6 
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Details. 
 
 
Background 
 
The Rent Act of 1977 [8] gave tenants security of tenure, and regulated rents.  Whilst a good deal for tenants, 
it made it difficult for landlords to run a profitable business; and, as a result investment in the sector fell with 
many landlords selling up, and within a few years there were insufficient rental properties for the demand. 
 
From 1985, various Acts gave a level playing field: the Landlord and Tenant Acts of 1985[9] & 1988[10]; then 
Housing Act 1996[11].  Note that the 1988 introduced Assured Shorthold Tenancies but did not see the need 
to retrospectively amend old Regulated Tenancies. 
 
These Acts taken together are responsible for the current Private Rented Sector (PRS), firmly cemented by 
the introduction of Buy to Let mortgages in 1996[12] 
 
Together, they introduced the Assured Shorthold Tenancy, whereby the tenant was assured they had 
security of tenure (for at least 6 months), and that the landlord had the right to evict using a Section 21 
notice. 
 
This resulted directly in the PRS increasing from housing 9% of families in 1985, to a peak of 20.3% in 2017[13].  
However, recent research has shown several landlords leaving the sector[14] resulting in a deficit of supply, 
and the accompanying rise in homelessness[15]. 
 
Government action 
 
The White Paper A Fairer Private Rented Sector was published June 16th 2022.  In the following pages we 
comment on the recommendations and make some extra recommendations of our own. 
 
General comments 
 
As the Landlord and Tenant Acts of 1985[16] & 1988[17] are now 35 years old, with renting as the option of 
choice for many and the only real option for the lower paid, a full, holistic review is now necessary. 
 
iHowz have found over 160 current pieces of legislation controlling the Private Rented Sector[18], this coupled 
with the fact that the tenant ‘owns’ the property and has sole control of the property while they have a 
legitimate tenancy[19] gives the tenant substantial powers: it is therefore misleading for pro-tenant bodies to 
suggest the tenant has limited power and rights.  It is true a landlord can seek to regain their property, but so 
can a mortgage company regain a mortgaged owner-occupier property if the mortgagor defaults.  
 

 
8 https://www.legislation.gov.uk/ukpga/1977/42/body  
9 https://www.legislation.gov.uk/ukpga/1985/70/contents  
10 https://www.legislation.gov.uk/ukpga/1988/26/contents   
11 https://www.legislation.gov.uk/ukpga/1996/52/contents 
12 https://www.ft.com/content/f5785194-cc7c-11e3-9b5f-00144feabdc0#axzz3RMMoNLND  
13 https://www.thisismoney.co.uk/money/mortgageshome/article-3260218/Number-households-renting-private-landlords-hits-30-year-high-home-
ownership-drops-levels-seen-1985.html  
14 https://www.mortgagestrategy.co.uk/news/growing-number-of-landlords-leaving-market-goodlord/ 
15 
https://england.shelter.org.uk/media/press_release/274000_people_in_england_are_homeless_with_thousands_more_likely_to_lose_their_homes#
:~:text=More%20than%20274%2C000%20people%20are,are%20currently%20without%20a%20home. 
16 https://www.legislation.gov.uk/ukpga/1985/70/contents  
17 https://www.legislation.gov.uk/ukpga/1988/26/contents   
18 https://ihowz.uk/laws-affecting-landlords/ 
19 https://www.legislation.gov.uk/ukpga/Geo5/15-16/20/section/1 
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If a business supplying goods is not paid by a customer, they can cease supplying them.  Should a tenant 
refuse to pay rent, the landlord has to continue supplying accommodation until a court orders otherwise.  
Landlords are dealing with tenants’ homes, making it right and proper that extra precautions are in place 
however, these protections need to be balanced by appropriate precautions being in place to guard against 
rogue tenants.  We urge general adoption of a Tenants Passport scheme run in the Midlands[20] giving 
landlords full information about that potential tenant.  This would be in addition to a public database of 
criminal landlords and agents. 
 
Most landlord doesn’t want to evict a tenant without just cause.  Landlords simply want the rent to be paid 
in full, on time, and for the property to be looked after.  This appears to be supported by most tenants, with 
80% of polled tenants stating they were satisfied[21], hopefully the proposed Government tenant satisfaction 
measure[22] will help with this.  Non-paying tenants should be evicted expeditiously; the problem is that the 
Court Service is understaffed which in turn causes great delay.  What is required are more officers, and a ser-
vice-level agreement (SLA)23 defining timescales. 
 
All too often we are told that the underlying problem is the lack of house building in the UK[24], halving since 
1969[25] and never reaching the suggested annual build required[26].  The Government should seek to expand 
and encourage the number of rental properties provided by the PRS, as the PRS can provide rental properties 
at far lower cost than local authorities, and we respectfully remind this Government that this was the ethos 
behind the Housing Act 1988: an act of Parliament designed to encourage landlords to let their properties 
and to encourage other landlords to enter the PRS.  Additionally, we believe that the Housing Acts 1988 and 
2004 have created the basis for a safe and vibrant PRS. 
 
iHowz believe that many of the comments made by tenant organisations do not stand up to scrutiny, but we 
seek and support the robust implementation of existing legislation to address criminal landlords.  

We believe that there is strong case to provide landlords who house tenants with challenging behaviour with 
tax incentives: for example, tenants, with addiction problems such as drug and alcohol issues, and mental 
health problems.  Such an approach would we argue be cost neutral, and likely save the Public Purse.  It 
would alleviate the burden on local authorities; and reduce homeless and rough sleeping.  A reduction in 
homelessness and rough sleeping will lead to a reduction in hospitalisations, crime, and improve the quality 
of life for thousands of the most vulnerable people in society, there are clear savings in costs to the Police, 
the Court Service, NHS and local authorities.  We argue that a bold initiative such as this should be trialled.  

iHowz calls for local authorities to make greater use of their existing powers and ban genuinely criminal land-
lords and agents.  The industry does not want this small minority giving the majority a bad reputation. 

Finally, the proposal to make all existing tenancies periodic sometime after Royal Assent is clearly unjust.  
The 1988 Landlord and Tenant Act introduced Assured Shorthold Tenancies but did not see the need to 
retrospectively amend old Regulated Tenancies, thus why should an existing Assured Shorthold Tenancy be 
converted to an Assured Tenancy, thereby losing the right to the use of a Section 21 on existing tenancies? 

 

 

 
20 https://www.west-lindsey.gov.uk/housing-homelessness/tenant-passport-scheme 
21 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1088486/EHS_20-21_PRS_Report.pdf 
22 https://www.gov.uk/government/consultations/consultation-on-the-introduction-of-tenant-satisfaction-measures/tenant-satisfaction-measures-
what-we-are-proposing-and-how-to-have-your-say-summary-accessible-version 
23 https://www.gov.uk/government/publications/framework-service-level-agreement 
24 https://commonslibrary.parliament.uk/research-briefings/cbp-7671/ 
25 https://www.statista.com/statistics/746101/completion-of-new-dwellings-uk/ 
26 https://commonslibrary.parliament.uk/research-briefings/cbp-7671/ 
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A Fairer Private Rented Sector – The Government White Paper on the PRS 
 

The Government has announced a 12-point plan.  Taking each point in turn, our comments are:  

1. We will deliver on our levelling up housing mission to halve the number of non-decent rented 

homes by 2030 and require privately rented homes to meet the Decent Homes Standard for the 

first time.  This will give renters safer, better value homes and remove the blight of poor-quality 

homes in local communities. 

 

2. We will accelerate quality improvements in the areas that need it most.  We will run pilot schemes 

with a selection of local councils to explore different ways of enforcing standards and work with 

landlords to speed up adoption of the Decent Homes Standard. 

 

 
27 https://www.gov.uk/guidance/decent-homes-standard-review 
28 https://ihowz.uk/laws-affecting-landlords/ 
29 https://www.gov.uk/guidance/decent-homes-standard-review 

Comment  
It is right that a national standard should be agreed for the rental property.  Currently HHSRS doesn’t apply 
to Council Housing, and the Decent Homes Standard is too vague. 
 

Recommendation 1 
The review of the Decent Homes Standard[27] must be published for consultation to establish whether all 

rental property should adhere to it, whether Private, Social or Council Housing. 

iHowz have been calling that proof of compliance with the standard would be in the form of Rental Safety 
Certificate using the UPRN.   
 
All rental advertisements to require the Rental Safety Certificate reference 

Comment  
The problem that local councils have is enforcing the vast amount of legislation[28] affecting landlords.  They 
have no time or budget to enforce the current rules and regulations. 
 

Recommendation 2 
Local Councils be given more funding to tackle criminal landlords and agents, not more legislation. 

As above, the review of the Decent Homes Standard[29] must be published for consultation to establish 

whether all rental property should adhere to it, whether Private, Social or Council Housing. 
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3. We will deliver our manifesto commitment to abolish Section 21 ‘no fault’ evictions and deliver a 

simpler, more secure tenancy structure.  A tenancy will only end if the tenant ends it or if the land-

lord has a valid ground for possession, empowering tenants to challenge poor practice and reducing 

costs associated with unexpected moves. 

 

 
30 https://ihowz.uk/the-unintended-consequences-of-losing-the-section-21-notice/ 
31 https://www.legislation.gov.uk/ukpga/1992/14/section/6 
32 https://www.legislation.gov.uk/ukpga/1992/14/section/6 

 

Comment  
iHowz have prepared a paper on our views of the potential outcome of abolishing the Section 21[30].  The 
campaign warns of the potential of prospective tenants not being able to get accommodation unless they 
can produce good references, thus leading to an increase in homelessness.  
 
The White Paper also calls for permanent periodic tenancies.  This will almost certainly cause a rise in rents 
as landlords will have an uncertain business model and will have to factor in more churn.  It will also cause 
problems as the landlord will become liable for Council Tax[31] 
 
Additionally, the call to convert all tenancies to periodic at a date in the future will stop the Section 21 being 
used on existing tenancies.  We are of the opinion this will cause a rise in Section 21 notices whilst they are 
still allowed 
 

Recommendation 3 
We recommend the Section 21 be retained and make the following amendments: 

•introduce a sliding scale of notice, dependent on the duration of the tenancy 

• also introduce a compensation scheme for longer term tenancies 

Legislate so a Fixed Term is a maximum of 6 months, or 12 for bona fide student tenancies.  Any tenant who 

has been ‘mis-sold’ can apply to the Property Ombudsman for appropriate recompense.  

All tenancy agreements to include Rental Safety Certificate reference and landlord portal reference or agent 

scheme reference 

Amend the 1992 Finance Act, Section 6,6[32] so any length lease means a tenant has a material interest in any 

chargeable dwelling, and is therefore liable to Council Tax 
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4. We will reform grounds for possessi sure that landlords have effective means to gain possession of 

their properties when necessary.  We will expedite landlords’ ability to evict those who disrupt 

neighbourhoods through antisocial behaviour and introduce new grounds for persistent arrears and 

sale of the property. 

 

5. We will only allow increases to rent once per year, end the use of rent review clauses, and improve 

tenants’ ability to challenge excessive rent increases through the First Tier Tribunal to support 

people to manage their costs and to remain in their homes. 

 
33 Portsmouth & District Private Landlords' Association (www.pdpla.com) 
34 PART 55 - POSSESSION CLAIMS - https://www.justice.gov.uk/courts/procedure-rules/civil/rules/part55   
35 https://www.merriam-webster.com/dictionary/statutory%20declaration 
36 https://www.gov.uk/guidance/assured-tenancy-forms#form-4 
37 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1083378/A_fairer_private_rented_sector_web_
accessible.pdf section 4.1 

Comment  
iHowz applaud the commitment to overhaul effective eviction means, whilst retaining safety commitments 
to tenants, and landlords  
 
Recommendation 4 
We recommend the Section 8 be amended:  

• Ground 1 be amended to allow for sale of the rental property, and to allow the landlord, or immediate 

family to occupy 

• subsequent action on Grounds 8;10 & 11 be allowed under an accelerated procedure, as the existing 

Section 21 procedure.  Also, an uncontested notice would not need to be heard in court 

• Grounds 10; 11 and 14 be made mandatory grounds 

• retain the current 2 week notice period for Grounds 8;10 & 11 

• A new ground be introduced for student accommodation.  Any bona fide student (e.g. are registered for 

council tax exemption) can be evicted within a month of their contract ending, else incoming students will be 

dislocated causing problems to their new term.   

Introduce legislation so incoming students cannot sue a landlord for breach of contract if outgoing students 

won’t vacate. 

• as recommended by the PDPLA[33] 

 • amend Practice Direction 55[34] to allow Judges to take account of a Statutory Declaration[35] to 

allow an HMO Manager to state what kind of Anti-Social Behaviour had taken place 

 • additionally, allow anonymous statements by HMO tenants to be submitted as evidence 

Comment  
The majority of landlords do not currently attempt to increase their rent more than annually.  The exception 
being some HMO’s where utility bills are included in the rent. 
Currently, any new tenancy, or rent varied by means of a Section 13[36] notice can be challenged via the 
tribunal, so there is no requirement to amend the law. 
 

Recommendation 5 
• Make it a requirement that rents can only be varied by means of a Section 13 notice 
• We applaud the Government commitment not to introduce rent controls, as it discourages investment[37] 
• encourage HMO landlords to state utility bills separately  
• default annual rent increase linked to CPI, including the Local Housing Allowance 
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6. We will strengthen tenants’ ability to hold their landlord to account and introduce a new single 

Ombudsman that all private landlords must join.  This will provide fair, impartial, and binding reso-

lution to many issues and be quicker, cheaper, and less adversarial than the court system.  Alongside 

this, we will consider how we can bolster and expand existing rent repayment orders and enable 

tenants to be repaid rent for non-decent homes. 

 

 
38 https://www.tpos.co.uk/ 
39 https://www.theprs.co.uk/ 

Comment  
We applaud the requirement for landlords to belong to a trade body; law abiding landlords have no reason 
not to be held to account, and this will assist local authorities to recognise the criminal element if they refuse 
to register. 
We would go one step further and recommend that all managing landlords be trained in lettings.  This 
course is readily available and could be subsidised by the Government if required. 
 However, we question the need to set up a new Ombudsman when there are already two established 
schemes in place for agents[38]/[39].  This membership needs to be affordable, as the costs will be loaded on to 
the income, i.e., rents, as is happening with other mandatory costs. 
Whatever scheme is setup for landlords, good landlords should be recognised by an indication they have no 
court orders/offences against them. 
A similar database should be set up showing tenants with court action against them 
Additionally, rent-repayment orders should be applied against tenants where vexatious claims can be shown 
to have been made. 
 

Recommendation 6 
• mandatory training and accreditation for any landlord managing their own property 
•non-managing landlords be encouraged to take basic training – suggest ½ day 
• the two existing Redress Schemes be extended to landlords, as well as agents 
• the charge for joining such a scheme be capped at £100 per annum, and be tax deductible 
• the scheme should show the landlords with no court ruling against them 
• a similar scheme be set up showing tenants with court action 
• where it is proven a tenant has made a vexatious claim against a landlord, they should be fined 1 to 3 
weeks rent, going direct to the landlord. 
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7. We will work with the Ministry of Justice and Her Majesty’s Courts and Tribunal Service (HMCTS) 

to target the areas where there are unacceptable delays in court proceedings.  We will also 

strengthen mediation and alternative dispute resolution to enable landlords and tenants to work to-

gether to reduce the risk of issues escalating.  

8. We will introduce a new Property Portal to make sure that tenants, landlords and local councils 

have the information they need.  The portal will provide a single ‘front door’ for landlords to under-

stand their responsibilities, tenants will be able to access information about their landlord’s compli-

ance, and local councils will have access to better data to crack down on criminal landlords.  Subject 

to consultation with the Information Commissioner’s Office (ICO), we also intend to incorporate 

some of the functionality of the Database of Rogue Landlords, mandating the entry of all eligible 

landlord offences and making them publicly visible. 

 
40 https://www.gov.uk/government/publications/framework-service-level-agreement 
41 https://www.landlordsguild.com/rogue-landlords-a-look-at-the-stats/ 

Comment  
This appears to be a replication of point 4 above.  
We welcome the Government's commitment to remove unacceptable delays in the court process and urge that 

the current backlog is addressed. 

Whilst there may be a role for mediation in some cases, without a defined timetable this would be 

counterproductive if it allowed tenants to prolong formal action. 

Additionally, landlords have to adhere to a courts timetable.  It is unacceptable that courts and Bailiffs don’t also 

have to adhere to a timetable. 

 

Recommendation 7 
Therefore, we recommend the Section 8 be amended to speed up the courts:  
• action on Grounds 8;10 & 11 be allowed under an accelerated procedure, as the existing Section 21 procedure 
• an uncontested notice should not need to be heard in court 
• courts should adopt Service Level Agreements[40] binding them to a timetable 
• if Bailiffs don’t attend a property within 3 weeks, they should return their fee but still carry out the eviction. 

Comment  
This matter overlaps with item 6, and they should be considered together.  iHowz would also say that we 
agree landlords should have knowledge to carry out their duties, but it must be made very clear to tenants 
that they have responsibilities as well, which cannot be conveniently ignored. 
There is a plethora of information on the web, and it can be confusing for landlords and tenants alike to 
know where to look.  Like other Landlord Associations, we have substantial information on our website, but 
we also have information for tenants. 
The Database of Rogue Landlords was introduced in April 2018, and in February 2022 had less than 100 
entries[41].   Anecdotally, local authorities admit they do not have the manpower, nor budget to maintain this 
database. 
 

Recommendation 8 
• we applaud the proposed introduction of a property portal 
• mandatory training and accreditation be introduced for any landlord managing their own property (as 
Recommendation 6) 
• it is desirable to develop a property portal, but only accredited landlords and tenants should have access  
• either the Database of Rogue Landlords should be scrapped; or local authorities have a legal obligation to 
maintain; or the courts maintain it – neither of whom have capacity now.  If kept up to date it should be 
expanded to have tenants court appearances, and be available to all accredited landlords and tenants 
• as a Quid pro quo the Ombudsman scheme proposed above (item 6) should include whether court action, 
or not has been taken against a landlord 
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9. We will strengthen local councils’ enforcement powers and ability to crack down on criminal land-

lords by seeking to increase investigative powers and strengthening the fine regime for serious of-

fences.  We are also exploring a requirement for local councils to report on their housing enforce-

ment activity and want to recognise those local councils that are doing a good job. 

 

10. We will legislate to make it illegal for landlords or agents to have blanket bans on renting to fami-

lies with children or those in receipt of benefits and explore if similar action is needed for other vul-

nerable groups, such as prison leavers.  We will improve support to landlords who let to people on 

benefits, which will reduce barriers for those on the lowest incomes. 

 

 
42 https://england.shelter.org.uk/media/press_release/no_dss_second_shelter_court_case_confirms_disabled_dad-of-
four_was_discriminated_against_for_receiving_housing_benefit 
43 https://www.legislation.gov.uk/ukpga/2010/15/contents 
44 https://www.legislation.gov.uk/ukpga/2015/15/contents/enacted 

Comment  
This matter appears to overlap point 2, apart from the additional point that it is lazy, and unfair legislation to 
allow unlimited fines. 
By creating a Rental Safety Certificate, Councils and other enforcement agencies will be able to dedicate a 

more risk-based approach, which focusses on those whose properties are not on the Property portal 

(Recommendation 1) 

 

Recommendation 9 
• stop legislation allowing unlimited fines, always have a cap 
• mandatory training and accreditation be introduced for any landlord managing their own property (as 
Recommendation 6) 
• it is desirable to develop a government portal, but only accredited landlords and tenants should have 
access to it.  

Comment  
Shelter have successfully taken agents to court about the ‘no DSS’ ban[42], hence it is already an offence to 
advertise stating ‘no DSS’.   
Additionally, the Equality Act 2010[43] already makes it unlawful to discriminate against vulnerable groups.  If 
thought necessary, this Act should be amended to add other vulnerable groups, such as prison 
leavers/benefit tenants. 
Finally, the Consumer Rights Act 2015[44] already precludes the use of unfair terms in all contracts, including 
a tenancy agreement. 
 

Recommendation 10 
If further protection is required for vulnerable groups, amend both the Equality Act 2010 and the Consumer 
Rights Act 2015 rather than specific landlord legislation. 
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11. We will give tenants the right to request a pet in their property, which the landlord must consider 

and cannot unreasonably refuse.  We will also amend the Tenant Fees Act 2019 so that landlords 

can request that their tenants buy pet insurance. 

 

12. We will work with industry experts to monitor the development of innovative market-led solutions 

to passport deposits.  This will help tenants who struggle to raise a second deposit to move around 

the PRS more easily and support tenants to save for ownership. 

 

Comment  
We recognise that pets are frequently an important part of a tenant’s life, but government must recognise 
the damage and expense some pets can cause to properties. 
Whilst it is desirable to amend the Tenants Fee Act 2019 to allow tenants to be charged for appropriate pet 
insurance, it must be amended to ensure the insurance has to be renewed when necessary (normally 
annually) and that pet insurances cannot be cancelled.  If the tenant does not have the recognised insurance, 
they must be made liable for all damage caused by pets. 
Finally, landlords should be permitted to take an increased deposit of up to two weeks rent, giving the 

tenant the option of a higher deposit, as an alternative to the annual costs of pet damage insurance 

 

Recommendation 11 
• amend the Tenants Fee Act 2019 to allow for charging tenants for appropriate pet insurance, and to take 
an extra 2 weeks deposit if the tenant has pets 
• Legislate so the tenant must always have appropriate pets’ insurance, whilst they have pets.  Else they will 
be liable for the full costs of damage caused by that pet – subject to normal adjudication rules. 

Comment  
Some of the existing uncertainty for tenants regarding the funding of deposits for new tenancies could be 

addressed by tightening up the requirements for the return of the deposit, as this is currently simply defined 

as being required within 10 days of agreeing any deductions.   

There needs to be a defined period of 14 days to confirm any potential deposit claim, otherwise the deposit 

must be released.  In the event of a claim, this would be extended to 28 days, with an additional 6 weeks 

when the scheme is required to arbitrate.  Any uncontested deposits should be returned within 10 days of 

the landlord advising their claim.  Failure to comply should be subject to penalties, except where it can be 

shown that the tenant has frustrated the process. 

 
iHowz recommendation for a Lifetime Deposit model could be one of: 
• a joint bank account, where both the tenant and landlord would have to authorise any withdrawal, but 
either could view the balance. 
At change of tenancy, both the outgoing landlord, and the incoming landlord would be on the account until 
all the expenses had been sorted.  It would be wise to put a time limit on this change-over, after which the 
outgoing landlord would be automatically removed 
• a deposit insurance, chargeable to the tenant, but one where the landlord can renew 
 

Recommendation 12 
Discussions are required to investigate this further. 
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Matter not covered by the White Paper  

Abandoned Properties 
 

The Housing and Planning Act 2016 (part 3)[45] allowed for recovering an abandoned property.  
Unfortunately, this was poorly written law, and was never enacted. 
 
It is common for tenants to leave a property without notice, frequently without returning the keys.  It is not 
uncommon for landlords and agents risk taking the property back informally, but this is an unlawful act they 
are forced into because of the cost and delay in recovering the property via a court. 
 

 
 
Licensing 

 

Licensing in its many forms has cost landlords’ large sums of money for little benefit and inconsistent 
reporting of outcomes. 
 
Although all discretionary schemes were designed for a fixed period, very many Local Authorities have 
renewed them and clearly see them as an income producer. 
 
If the Decent Homes Standard is introduced, licensing would be unnecessary, apart from the original reason – 
to control the small number of poorly managed properties. 
 
Additionally, the introduction of a Redress Scheme (like the current agents’ scheme[46]) would further negate 
the need for licensing, where tenants should be made to pay a small application fee, which would be fully 
refundable if their complaint were upheld, this would minimise the inevitable vexatious claims made.    

 
ROPA Report. 

The report on Regulation of Property Agents: working group report[47] (the ROPA report) recommended all 
agents be appropriately trained and accredited. 

 

 
45 https://www.legislation.gov.uk/ukpga/2016/22/part/3/enacted 
46 https://www.gov.uk/redress-scheme-estate-agencies 
47 https://www.gov.uk/government/publications/regulation-of-property-agents-working-group-report 

Recommendation 13 
amend part 3 of the 2016 Act to introduce a new process, say: 
 • introduce a new abandonment notice that landlords will have to serve on the property giving notice of 

intention to take the property back. 
        Must be served by first class post, with proof of postage. 
 • Notice must be served twice, second time in the second week. 
 • Can only be served if the landlord has evidenced the property has been emptied of all the tenants 

goods. 

Recommendation 14 
Once the revised Decent Homes Standard is agreed, ‘en bloc’ licensing should not be allowed, and no new 
schemes permitted, subject to transitional arrangements which would encourage the migration of properties 
to the Property Portal  

Recommendation 15 
fully implement the ROPA report.  
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Training  
 
Managing landlords are looking after peoples’ homes.  It is improper they are allowed to do this without 
proper training.  Any landlord owning and managing the property should be encouraged to train. 

 
Council Tax 
 
Traditionally, Houses in Multiple Occupation (HMO’s) were assessed as one tax rate unit with the landlord 
responsible for the payment, which was then recovered from the tenants in a fair and proportionate system. 
 
Over the past few years, many Local Authorities have been referring HMOs to the Local Valuation Officer 

(VOA) for re-valuation, frequently resulting in each room being banded Council Tax ‘A’.  Being as HMO’s are 

affordable housing, the action tends to effect the poorest in society more than other. 

 

Local Housing Allowance (LHA) 
 
LHA’s were introduced to streamline benefit payments, whereby landlords and tenants alike would know the 
rate they would be paid, rather than the previous claim by claim approach. 
 
Originally LHA rate (2008) was set as the average of local rents (50th percentile or median), they were 
dropped to be the 30th percentile in 2011.  Then in 2012 they were capped, rising annually by the Consumer 
Price Index (CPI).  Finally, in 2015, all LHA rates were frozen for 5 years; then frozen again in 2020, though the 
some high-cost areas receive a 3% uplift in LHA rates. 
 
Whilst many landlords try to accommodate tenants at the LHA rates, their costs are rising, and it is proving 
difficult for landlords and tenants alike to manage under this regime.  
 

 

 

 
 

Recommendation 16 
• the landlords should be encouraged to undertake training courses.   
• Landlords operating their own portfolios should be required to undertake recognised professional 
accreditation training and CPD 
• only Agent or Managing Landlord Accredited with CPD would have access to the Property Portal 
• investor landlord using someone else to manage would take basic training covering obligations and 
liabilities 

Recommendation 17 
Non-self-contained rooms in an HMO should not be given an individual Council Tax rating 

Recommendation 18 
• Re-instate the link of LHA to CPI 
•  Default annual rent increase linked to CPI, including the Local Housing Allowance 


