Welcome to the third edition
of our Central London Estates
Quarterly Newsletter

We hope you had a restful summer break. In this third edition of our
quarterly newsletter, we bring you the latest on signi cant legislative
changes and market updates that will shape the months ahead.

This issue covers the government’s proposal to ban upwards only
rent reviews in commercial leases — a move that could have far-
reaching implications for landlords and tenants alike. We also
provide an update on the evolving Employment Rights Bill, including
changes to unfair dismissal rights, re and rehire practices, and new
protections for employees. Plus, we look at the latest developments
in the Renters’ Rights Bill, with important amendments on advance
payments and Section 21 notices.

We are delighted to be supporting The Story of Christmas appeal
by hosting an Estates Quiz at the Hurlingham Club on 1 October. It's
an evening of fun and friendly rivalry while supporting a worthwhile
cause. If you would like to put a team together, we'd love to see you
there. You may be crowned The Great Estate!
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Next steps

The Bill will need to go through
several readings in Parliament
and a committee review before it
can become law. We expect it to
be thoroughly interrogated during
this process.

Further details

You can read more about the
proposal and our analysis in our
article “Are upwards only rent
reviews going down?”
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Together with these changes, the government has now published an implementation roadmap for the
Bill, setting out its most detailed timeline to date for bringing the Bill into law. The key dates to note are
as follows:

1. 2.

As soon as the Bill is passed (hopefully In April 2026 , the maximum amount
later this year), the Strikes (Minimum of the protective award for collective
Service Levels) Act 2023 and much redundancies will be doubled.

Em p I Oym e nt R | g htS B I I | of the Trade Union Act 2016 will be Paternity leave and unpaid parental

There have been signi cant and wide-ranging updates to the Employment Rights Bill,
the government’s agship piece of employment legislation, in recent months. The Bill,
which the government raced to introduce within its rst 100 days of coming into power,
has just reached its 3 reading in the House of Lords. It will undergo one further round
of extended scrutiny and amendment before returning to the House of Commons for

review and, eventually, Royal Assent.

The Bill itself has changed considerably since it
was rst introduced to Parliament on 10 October
2024. Notably, the day 1 right to claim unfair
dismissal, one of Labour’s key manifesto policies,
has been extensively debated. Most recently,

the House of Lords have introduced a six-month
qualifying period before an employee can claim
unfair dismissal, removing Labour’s proposed day
1 right altogether. Whilst it seems unlikely that
this amendment will stand when the Bill returns to
the House of Commons, it certainly illustrates the
divisive nature of the proposal.

Similarly, the government has partly watered
down its ban on re and rehire practices, meaning
that the ban will now only cover so-called
“restricted variations” to employment contracts,

repealed. leave will become a day 1 right. The
lower earnings limit for statutory sick
pay will be removed, and enhanced
whistleblowing protections will be
introduced.

3. 4.

and not any variation to the contract as was
previously the case. Restricted variations will
include changes by an employer to an employee’s

pay, pension, hours of work, holiday entitlement, In October 2026 , measures will be In 2027 , changes such as the day 1
or anything else to be prescribed in Regulations. introduced to end unfair ‘ re and re- unfair dismissal right and enhanced
Importantly, employers will not be able to insert hire’ practices. The duty for employers protections for pregnant women
variation clauses into their employment contracts to take all reasonable steps to prevent and new mothers will be introduced.
to circumvent these new restrictions. sexual harassment by third parties will Notably, the government has indicated
also be implemented. that further consultation and
A further notable change in a proposed ban on secondary legislation will be required
“gagging clauses”. These are any clauses in an before the day 1 unfair dismissal

agreement between an employer and a worker right can be introduced.
(including a settlement agreement) which attempt
to prevent the worker from making allegations or
disclosures about harassment or discrimination
under the Equality Act 2010. Any such clauses will
become void when the Bill passes into law. You can read more about the Bill's key provisions in our original summarieshere and here.



https://www.forsters.co.uk/p/102jlg6/the-biggest-upgrade-to-workers-rights-in-a-generation-labour-introduces-its-ne
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Real Estate Disputes

Renters’ Rights Bill

As for many of us, summer recess will soon feel like a distant memory for Parliament.
When MPs return, attention will quickly turn to the Renters’ Rights Bill (“the Bill”), with

the House of Lords’ amendments due to be considered by the Commons on 8 September.
It then seems very likely that Labour will push for the Bill to receive Royal Assent as
quickly as possible and quite possibly ahead of the party’s annual conference which
starts on 28 September.

A ‘Commencement Date’ will then be announced, i.e. the date on which most existing Assured Shorthold
Tenancies ("ASTs”) will automatically become periodic assured tenancies. Although it has not been

con rmed, it is thought that this will be three to six months a er Royal Assent, meaning that at least

some aspects of the Renters’ Rights legislation could be in force by the beginning of 2026.

So what are some of the latest proposed amendments?

] Pets — Following the government’s decision ] Re-letting ban — A Conservative
to shelve plans to require tenants to take out amendment seeks to reduce the re-letting
special pet damage insurance, a requirement restriction should a sale fall through from
for them to pay an additional pet damage twelve to six months;
deposit of 3 weeks’ rent as a condition of
consent for keeping a pet has been inserted ] Armed forces — In one of the last
into the BiIll; amendments to be agreed by the Lords,

members voted to extend the Decent

] Advance payments — A government-backed Homes Standard to armed forces family

amendment clari es that existing tenancy accommodation.

agreement terms requiring rent in advance
will remain valid a er the Bill comes into
force;

What should | do about Section 21 Notices and
Possessions?

Under the current AST rules, landlords can bring proceedings for possession based on a Section 21
notice for 6 months a er the notice has been served.

As the Bill currently stands:

] If a valid Section 21 notice has been given and proceedings have been led for issue, or have
been issued, before the Commencement Date then the notice will remain valid until those
possession proceedings have concluded;

] Where a valid Section 21 notice has been given but proceedings are not yet afoot at the
Commencement Date then landlords will have until the earliest of the usual six months from
the naotice, or three months from the Commencement Date, to issue proceedings.

The nal form of the Bill or when it will come into force is not yet known, but what is clear is that
landlords won't get a second bite of the cherry to obtain possession using the Section 21 process
if the notice is invalid or possession proceedings fail for other reasons.

Landlords should consider their portfolios and take action now to ensure that everything
necessary has been done to allow for valid Section 21 notices to be served, should possession be
required.

What's Next?

It remains to be seen which (if any) of the Lords’ amendments will be approved,
but it is likely that Labour will try to keep any ping-ponging to a minimum.




