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Welcome to the latest edition of the HML
Lettings Newsletter! Whether you are
an experienced Landlord or a first-time
Tenant, this newsletter is intended to keep
you updated with the latest insights and
trends in the property rentals sector.

This edition includes information on Rent
controls and exemptions, Rental reforms,
winter preparation for agents and landlords

and the latest developments in the property
industry.

Thank you for choosing us as your trusted
partner in the world of lettings.
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RENT CONTROLS AND EXEMPTIONS UNDER THE
SPOTLIGHT AS HOUSING BILL REACHES FINAL STAGE

Stage 3 proceedings for the Housing (Scotland) Bill began on 23 September
2025 in the Scottish Parliament. MSPs are considering around 400
amendments over two days before holding a final vote on whether the Bill
should become law. This marks the last opportunity to shape one of the
most significant reforms to renting in Scotland since the introduction of the

Private Residential Tenancy.

Our message has been clear throughout:

* The best way to make renting affordable is to increase housing supply.

* Rent controls, however well-intentioned, risk reducing the number of
homes available and damaging the viability of the private rented sector.

» Exemptions must be fair, transparent, and incentivise investment in
improving homes.

If the Bill is passed, attention will turn quickly to secondary legislation, which
will set out how rent control areas are designated and how exemptions will
operate in practice.

Propertymark will continue to engage directly with the Scottish Government
and MSPs to ensure the final framework supports landlords to remain in the
market, protects tenants from unintended consequences, and maintains a
healthy private rented sector.

Rent controls remain central to the debate

Propertymark has consistently opposed the introduction of rent controls,
warning that they deter investment, reduce the number of homes available
to rent, and create uncertainty for landlords and agents.

Although we remain concerned about their long-term impact, it is positive
that the Scottish Government has listened to our calls for greater clarity and
introduced changes at Stage 2. The Bill now states that in any designated
rent control area, annual increases will be capped at CPI+1% up to a maximum
of 6%.

This formulais less restrictive than earlier proposals but still risks discouraging
investment in the private rented sector, particularly at a time when landlords
face rising mortgage costs, maintenance bills, and tax pressures.

Source: Propertymark
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Exemptions: a critical issue for landlords

Earlier this month, Cabinet Secretary for Housing Mairi McAllan confirmed
that consultation responses revealed strong support for certain exemptions
from rent controls. The Scottish Government intends to bring forward
regulations that will exempt mid-market rent and build-to-rent properties,
where appropriate.

Propertymark is clear that exemptions must go further. We continue to press
for:

e Recognition of investment - landlords who make significant
improvements to their properties should be exempt from rent restrictions.

e Fairness for those charging below market rent - landlords who have
kept rents affordable over time must not be penalised.

Without these measures, there is a real risk of creating an uneven playing
field between individual landlords and large institutional investors.

Warnings over unintended consequences

We have repeatedly warned that poorly designed rent controls could fuel
rent spikes between tenancies as landlords raise rents pre-emptively to
guard against future restrictions. This dynamic was evident under the Cost
of Living (Tenant Protection) (Scotland) Act 2022, where feedback from our
members showed landlords increased rents at changeover in response to the
temporary rent freeze.

A wider policy environment already under strain

The Bill comes at a time when landlords face multiple challenges. Mortgage
interest, maintenance costs, and licensing fees continue to rise, whilst
restrictions on mortgage interest relief and additional property taxes make it
harder for small landlords to remain in the sector. Additionally, new obligations
to improve property standards are increasing costs, without enough financial
support or incentives.

Our research shows that supply is already under pressure, with landlords
leaving the market or shifting into short-term lets. Rent controls risk
accelerating this trend.

Source: Propertymark
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Other measures

Alongside rent controls, the Bill includes reforms designed to strengthen
tenant protections and improve housing standards. These include:

* Provisions for greater regulation of letting agents and landlords, aimed
at tackling poor practice.

*  New requirements around property condition and enforcement, building
on existing legislation.

* Proposals for a framework to introduce future reforms in energy
efficiency and housing supply.

We support efforts to raise standards and professionalism in the sector,
but the Scottish Government must ensure these measures are backed by
adeqguate resources for local authorities to enforce them consistently.

Source: Propertymark
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RENTAL REFORMS SOON TO RECEIVE ROYAL ASSENT

On 8 September 2025, MPs debated the Renters’ Rights Bill as it returned
to the House of Commons for the Ping-Pong Stage — when amendments
made by the House of Lords are considered. This was a crucial step in
determining whether the Bill will pass to Royal Assent before the end of the
year. The Commons reviewed and responded to a series of amendments,
many of which reflected concerns raised by industry and campaigners. While
some technical changes were accepted, the UK Government signalled its
determination to press ahead with the central reforms.

When will the Bill become law?

Exact timelines are still unknown, but during the debate, Housing Minister
Matthew Pennycook, MP, confirmed that the UK Government would introduce
periodic tenancies for the private rented sector in one stage, possibly as soon
as three months after the Bill receives Royal Assent. The new tenancy system
will apply to all private tenancies: existing tenancies will convert to the new
system, and any new tenancies signed on or after the implementation date
will be governed by the new rules.

While the broad direction of reform is now clear, important questions remain
around student lets, supply pressures, and the practicalities of enforcement.
Propertymark will keep members informed as further details emerge and
continue to campaign for a balanced approach that protects tenants while
supporting agents and landlords.

Specifically, we will continue to press the UK Government for:

* Certainty and clarity for letting agents on how the new rules will
operate in practice.

* Robust but workable enforcement that targets rogue operators without
burdening professional agents and landlords.

* Solutions for student housing and short-let markets to ensure the new
system reflects the diversity of the private rented sector.

Updates on key parts of the Renters’ Rights Bill

Right to keep a pet

Possibly the most significant change to the Bill is that, as well as rejecting
the amendment to allow a pet deposit, the UK Government has also removed
the original clause which would have made it possible for landlords to require
tenants to take out pet damage insurance.

Source: Propertymark
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This means that the enhanced right to ask to keep a pet - which the landlord
cannot unreasonably refuse - remains, but the Bill will contain no additional
protections for landlords.

Housing Minister Matthew Pennycook, MP, explained that the UK Government
is satisfied that the existing maximum deposit of 5 weeks’ rent is sufficient to
cover any risk of damage. If damages did exceed the deposit, landlords can
apply to the small claims court to recover the balance.

However, Pennycook also noted that powers already exist under the Tenant
Fees Act 2019 to allow Ministers to introduce higher deposits for tenancies

with pets in the future if there is evidence that it is needed.

Student housing

The Housing Minister stated that the UK Government does not believe
that Ground 4a should be available for student tenancies in one- and two-
bedroom (non-HMO) properties, as these are more often occupied by non-
typical students, such as older people with families, who should get the full
benefits of the new tenancy system.

MPs overwhelmingly voted to disagree with Lords amendment 53, which
would have extended the ground to all student tenancies, regardless of the
type of property.

No re-letting period

The legislation prevents landlords who evict tenants from selling the property
or moving into it themselves, putting the property up for rent again within
12 months. This aims to deter landlords from evicting tenants under false
pretences for the sole purpose of finding a new tenant or to let at a higher
rent.

The Lords’ amendment seeking to reduce the ‘no re-letting’ period to 6
months was not agreed by the Commons.

Backdating rent adjudications

The UK Government has recognised industry concern and uncertainty over
the number of challenges to rent increases that will be brought under the
new system, so to safeguard against lengthy delays, a new delegated power
will allow backdating of rent increases following a decision by the tribunal.
However, the Minister made clear that this power will only be used if the First
Tier Tribunal system becomes overwhelmed.

Source: Propertymark
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Pennycook also announced plans for an alternative body or mechanism
to make initial rent determinations, citing ‘compelling evidence’ that it is
needed. A final viability assessment will be undertaken before more details
are announced.

Enforcement and redress

The Bill significantly enhances enforcement in the private rented sector,
giving local authorities much stronger powers and introducing a more robust
penalties framework. Councils will be empowered to investigate suspected
breaches, demand documentation—even from intermediaries like prop-tech
firms, banks, and building contractors—and issue civil penalties.

A key issue raised during the Lords’ report stage was whether local authorities
should be required to prove ‘beyond a reasonable doubt’ - instead of ‘on the
balance of probabilities’ - that an agent or landlord had carried out rental
discrimination or rental bidding breaches. The proposal was rejected by MPs
on the basis that it would be impractical and hamper local authorities in
carrying out effective enforcement.

Agricultural tenancies

A new amendment was agreed by the Commons that will narrowly expand
Ground 5a to allow agricultural landlords to evict assured tenants to house
employees and non-employed (i.e. self-employed) workers engaged in
agriculture.

Source: Propertymark
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FALSE AUTUMN, REAL RISK: WHY WINTER PREP STARTS
NOW FOR AGENTS AND LANDLORDS

This year, trees across Britain began shedding leaves weeks ahead of
schedule. At a glance, it might seem like a charming sign of an early autumn
- in reality, it’s a stress response. Propertymark Industry Supplier, Inventory
Base, explains why this subtle ecological shift has very real consequences for
the lettings sector.

Dubbed a false autumn, this phenomenon occurs when prolonged heat and
drought force trees to shed leaves prematurely in an attempt to survive. It’s
not nature getting ahead; it’s nature struggling to keep up.

Early climate stress = early property risk

As seasons become less predictable, so too do the demands on our buildings.
False autumn may start in the treetops, but its effects cascade into the built
environment — particularly in rented properties where maintenance is often
scheduled tightly against seasonal expectations.

Properties are already suffering from:

* Blocked gutters and drains as leaves fall early and rainfall hasn’t yet
arrived to flush systems clean.

* Pest ingress increases as insects and rodents move indoors earlier than
expected.

* Condensation and mould risks are rising as tenants switch on heating
while ventilation remains inadequate.

* Heating systems are coming under strain before annual services have
taken place.

* Increased reactive repair requests, especially as energy costs pressure
tenants to delay heating use, then escalate issues when problems arise.

The practical upshot? The traditional October window for winter readiness
no longer holds.

Tenant experience is also on the line

An overlooked boiler or slow response to heating issues goes beyond
maintenance; it’s a service failure. In a competitive rental market, poor winter
preparedness can damage agent reputations and reduce renewal rates. With
tenants more inclined to move on, early planning becomes more than sound
asset management; it’s a retention strategy.

Source: Propertymark
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Proactive communication - on what tenants can expect, how to report issues
early, and the steps being taken to winter-proof their home — helps build
trust and reduces last-minute pressure later in the season.

Legal responsibilities remain, even as the timelines shift

Under Section 11 of the Landlord and Tenant Act 1985, landlords remain
responsible for keeping installations for the supply of water, gas, electricity,
and heating in good repair. That duty doesn’t adjust based on shifting seasons.
If cold conditions arrive ahead of schedule, so does the urgency to comply.

Agents should ensure their landlords are prepared for compressed timelines
and increased demand on contractors. Having winter maintenance plans in
place (alongside clear documentation of inspections and communication)
strengthens the ability to demonstrate compliance and mitigate disputes.

The case for accelerated seasonal planning

Agents and landlords now need to manage their portfolios with greater
flexibility. Reactive maintenance is no longer a fallback; it’s fast becoming a
liability.

Recommended actions:

e Bring forward boiler servicing and heating system checks. Booking
delays are already common.

¢ Schedule gutter and roof inspections to prevent blockages and water
ingress.

* Review insulation and draught-proofing before tenants start reporting
cold-related issues.

e Strengthen tenant communications on heating use, ventilation, and
early issue reporting.

e Use digital tools to automate seasonal checks, track maintenance tasks,
and respond more effectively to environmental shifts.

Planning for uncertain seasons

False autumn is unlikely to be a one-off. The UK is facing increasing volatility
in seasonal patterns: drier springs, wetter winters, hotter summers, and
unpredictable transitions.

Property professionals will need to move away from rigid seasonal schedules

and instead respond dynamically to what the environment is already showing.
That means:

Source: Propertymark
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* Forecast-based scheduling

* Predictive analytics to identify vulnerable assets

 Automated tenant updates and alerts

* Inspection tools that tag, log, and monitor environmental damage over
time

Platforms like Inventory Base are already enabling this shift—helping agents
and landlords act faster and smarter in changing conditions.

Looking ahead

This year’s early leaf-fall isn’t cosmetic. It’s an operational warning. The
impact of false autumn on buildings, systems, and tenancy management will
increase if planning continues to rely on traditional seasonal markers.

Agents and landlords who take early, informed action will be better positioned
to:

* Protect portfolios from preventable issues

* Meet legal and service obligations under pressure

» Strengthen tenant trust and retention

* Avoid repair bottlenecks and reputational damage as winter sets in

False autumn may feel premature, but failing to act will be the real delay.

Source: Propertymark
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TIPS

FOR LANDLORDS

O@ Building effective partnerships is fundamental towards improving

(

business outcomes and for sustainable development. Intoday’s fast-
paced environment, partnerships drive collaborative innovation
) that delivers services and solutions that help our customers.

We work in collaboration with third party companies, such as
Homelet, so that we can support our customers in an ever evolving
leaseholders market.

Goodlord - a leading supplier of specialist products and services for the
private rented sector.
Link - Goodlord | Letting Agent Software UK | Lettings Software

Alexander Bonhill - insurance broker, providing property insurance
Link - Alexander Bonhill

SRVO - building surveying services
Link - SRVO

www.hmllettings.com
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SHARE YOUR FEEDBACK, WIN £50!

Your feedback is incredibly important to us, and we would love to hear
your thoughts.

Email lettings@hmlgroup.com to leave your feedback and stand a chance
to win a £50 M&S or Amazon voucher!

Your opinions will not only help us enhance your reading experience but
also enter you into our random draw for this reward.

RECEIVE £250 FOR EVERY SUCCESSFUL
REFERRAL!

When you refer a new client to the HML Lettings team and they choose

to let and manage their property with us, you will receive a £250 reward.

HOW DOES IT WORK?
Do you know someone considering letting their property?
Introduce them to the HML Lettings team.
Ensure they mention your name during their initial consultation.
Once they let and manage their property through HML Lettings,

you will receive the £250 reward.

3

This referral scheme offers a hassle-free way to champion HML Lettings
services while also enjoying a handsome reward for your efforts!

HML Lettings



mailto:lettings%40hmlgroup.com?subject=Lettings%20Newsletter%20Feedback_July%202024

-
HMLLETTINGS
-

OFFICES

RICHMOND OFFICE: 9-11 The Quadrant, Richmond, Surrey, TW9 1BP
ROMFORD: Unit 221, CEME Campus, Marsh Way, Rainham, London,
RM13 8EU

CONTACT
0333 032 5959

lettings@hmlgroup.com
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