Rooshan Saeed, Senior Paralegal in the Housing and Property Disputes Department at Anthony Gold Solicitors LLP 
“Everyone has a right to a decent home” (Michael Gove, White Paper “A fairer private rented sector”). 
The Government has proposed a raft of reforms to residential property legislation, designed to overhaul the rights of both short and long term leaseholders. But could such reform give rise to unintended consequences that destabilise these sectors and squeeze the supply of affordable housing stock? Discuss. (500 word limit)
The White Paper, "A fairer private rented sector," underscores the current government’s commitment to enhance the security and quality of housing for short-term leaseholders, or tenants. The next government is likely to adopt the core principles of the White Paper given the cross-party support. Concurrently, the Leasehold and Freehold Reform Bill seeks to overhaul the rights of long-term leaseholders. 
While principled in its intentions, the proposed reforms warrant a careful examination of potential unintended consequences that could destabilise the housing market and impact the availability of affordable housing.
Tenants 
Strengthening tenant rights, such as abolishing assured shorthold tenancies and Section 21 “no-fault” evictions, may result in a reduction in the frequency of evictions, which could provide great security of tenure to tenants while providing more stability of rental income for landlords.  This stability might attract a new class of investors in the private rental sector. Further, the increased regulation could lead to a general uplift in the quality of available housing, improving living conditions and property standards.  
However, increased regulation and enforcement may discourage some landlords from operating in the sector and increase costs for those who remain. This could lead to a reduction in available rental properties. Moreover, the increased costs associated with higher standards and regulations may be passed on to tenants through higher rents. 
Long-Term Leaseholders
The Leasehold and Freehold Reform Bill intends to make it more affordable for leaseholders to extend their leases and purchase the freehold. This includes reducing the costs associated with enfranchisement and lease extensions, which can significantly benefit leaseholders financially. Further, proposals to cap existing ground rents to a nominal amount, such as £250 per annum, could alleviate the financial burden on leaseholders.
But freeholders who rely on ground rents and extension fees as a revenue stream, would face financial losses due to the proposed changes. This would lead to disputes and financial instability for those who have invested based on the current ground rent income and make residential freehold a less viable asset. Developers might be less inclined to build properties with the intention to grant leasehold interests if the profitability of such developments is compromised by the lower value of freehold, and potential loss of freehold through enfranchisement. This could lead to a decrease in the supply of new housing, exacerbating the housing shortage, or increase the initial cost of new leaseholds. 
Conclusion
The proposed reforms appear to be more destabilising however, with the Prime Minister calling a general election on 4 July 2024, uncertainty about the future of the proposed reforms is looming over all the stakeholders. Any government that wishes to pursue these reforms would have to adopt a balanced approach. Offering incentives, such as tax reliefs or grants for property improvements, could encourage landlords to comply with new regulations without exiting the market. 
By balancing regulation with measures to maintain property supply, any government can work towards ensuring everyone has a right to a decent home without destabilising the market or reducing the availability of affordable housing. 
