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is the leading professional body for the residential property
management profession. Ourmembers are collectively responsible for the management
of 2.5 millionhomes across England, Scotland and Wales.

TPlis committed to raising standards in the management of residential buildings
and communities. With around one in five people living in flats, TPl promotes a more
responsible, transparent and regulated approach to how residential buildings are
designed, funded, maintained and improved over the long term.

TPlalso works closely with government, parliamentarians, regulators and the wider housing
sectorto ensure that policy and legislationreflect the realities of managing complex
residential buildings and communities. Through ourmembers, we bring direct operational
insightinto the impact of housing, leasehold and building safety reforms onresidents,
building owners and those responsible for delivering them.

Property managers operate at the point where housing policy becomes practical delivery.
Theirwork directly shapes residents’ day-to-day experience of theirhomes: coordinating
repairs, maintenance, and major works; supporting residents; advising on budgets for
service charges andreserve funds, overseeing contractors and building systems; and
helping to protect the long-term condition and financial sustainability of residential
buildings.

Theseresponsibilities have grown significantly inrecentyears, particularly under the
building safety regime. Property managers are increasingly expected to adhere to
complexcompliance requirements, maintain accurate building information, support
resident engagement and work with accountable persons, regulators and other
dutyholders.

A skilled, qualified and properly supported property management profession is
essential to ensuring safer buildings, well-managed and future-proofed homes,
and improved living standards for residents.




When the Government came to office in 2024, it committed to reformingleasehold,
reinvigoratingcommonhold and accelerating action to make homes safe. These were
significant commitments, addressing longstanding problems that affect millions of
peoplelivingin sharedresidential buildings.

Twoyearson, there hasbeenimportant progress. The Government has begun
implementing the Leasehold and Freehold Reform Act 2024, set out awider programme
of leasehold and commonhold reform, and brought forward legislation with the potential
toreshape how sharedbuildings are owned and managed. On building safety, renewed
effortsto accelerateremediation and strengthen accountability are also seeking to
addressthelegacy of unsafe and unsellable homes.

The direction of travelis now clearer,and manyissues that have long concernedresidents
are now firmly onthe political agenda. That progress should be recognised, but significant
questionsremain about how these reforms willworkin practice.

Important provisions of existing legislation are still to be implemented. The transition
towards commonhold will require a property management framework capable of
supportingincreasingly complexbuildings overthe long term. Remediation must move
considerably faster, while ensuring that the fullrange of historic building safety defectsis
addressed. And despite the growing responsibilities placed on those managing people’s
homes, residential property managementitself is stillnot subject to statutory regulation.

This makes the period ahead particularlyimportant. With the Commonhold and
Leasehold Reform Billand the Remediation Bill, both coming before Parliament, thereis an
opportunity not simply to addressindividual problems, but to considerhow the different
parts of the system fit together. Decisions taken now will shape how millions of shared
residential buildings are managed, maintained, made safe andimproved fordecades
tocome.

This blueprint sets out practicalrecommendations for safe, well-managed, and
future-proofed homes, supported by a clearinformation guarantee - building on the
progress already made while addressing the gaps that remain.

The opportunity now s to turn a substantial programme of legislative reforminto lasting
changeinpeople’shomes. That requires getting the detail right, connecting reforms that
have too oftenbeen consideredinisolation, and ensuring that the systemis designed not
simply torespond when things gowrong, but to prevent problems arising in the first place.

The Property Institute and its members stand ready to work with Government, Parliament
andthe widersectorto help deliverthat change.

Andrew Bulmer
Chief Executive, The Property Institute
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The Governmenthas made important progresson
leasehold and commonholdreform, strengthening the
building safety regime, andimproving transparency for
residents.

Thesereforms matterbecause they directly shape
residents’ safety, financial security and confidence

inhow theirhomes are managed. Thereisnow broad
recognition of the need forchange, but significant gaps
remain. Commitmentstoreformtheleasehold system

Safe Homes

are stillbeingworked throughinlegislation,remediation
continuestoo slowly, andresidential property
managementremains without the statutoryregulation
long calledforacrossthe sector.

Against that backdrop, TPlis callingon Government to
turn this progressintolasting change by working with

the sectorto deliver four practical priorities for shared
residential buildings, which will positivelyimpact the lives
of residentsinevery tall building across the country.

Addressremediation delays and strengthen the new building safety regime
Get buildings fixed by setting clearand enforceable deadlines toidentify and
remediate historic building safety defects, includinginternal fire safety defects,
holdresponsible parties to account, and ensure the wider building safety regime
operates proportionately and efficiently.

Future-proofing Homes

Replace unexpected bills withlong-term planning

Giveresidents greater certainty over future costs and the condition of theirhomes
throughlong-term maintenance planning, properly fundedreserve funds and
removal of unnecessary legal barriers to energy-efficiency improvements.

Together, these reforms would give residents greater
confidenceinhow theirhomes are managed: raising
professional standards, making buildings safer, enabling
betterlong-termplanning and ensuringresidents have the
informationthey need tounderstand theirhomes andthe
costs associated with them.



1. Safe Homes

Building safety, remediation, and workable compliance

Everyone shouldbe able to feel safeintheirhome. Yet
nearly adecade afterthe Grenfell Tower fire, thousands of
residentsremaininunsafe and unsellable buildings, while
historic building safety defects await remediation. Many
continue to face higherinsurance premiums andinterim
safety costs as theywait forworks to beginorconclude.

Progressremains fartoo slow. As of July 2026, 4,469
buildings were identified by

.Of these, only 38% have completed
remediationworks. TPI’'smember

shows anevenmore concerning picture: of 511

remediation projects trackedinMay 2026, only 13.5%
had completed works, while 48% remained at the earliest
stages. Progress was slowest among developer-led
schemes, where only 10% of 394 projects had completed
remediationworks and 58% remained at an early stage.

The building safety crisis also extends beyond cladding.
Defective fire doors, inadequate fire stopping,
compromised compartmentation and faulty alarm
systems canleave buildings unsafe even after external
claddingworks are complete.Inmany cases, thereis
stillno clearlegalresponsibility or funding route for
addressing theseinternal defects, leavingleaseholders
pickingup the bill.

Managing agents are essential delivery partners for
remediation. They coordinate surveys and assessments,
procure and oversee works, provide information to
residents, and work with developers, building owners,
contractors andregulators throughout the process.
However, they are often treated as the visible face of
delays despite having noresponsibility for the original
defectsandlimited powersto compelthoseresponsible
toact.

TPlis calling on Government to use the forthcoming
Remediation Bill to set clear and enforceable deadlines
for completing works, hold pledged developers and
otherresponsible parties to account, provide afunded
route foridentifying and remediating serious internal
as well as external fire safety defects, and ensure that
allleaseholders, whether qualifying or non-qualifying,
are protected from the costs of historic building safety
failures for which they are notresponsible.
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The new building assessment and enforcementregime
under the Building Safety Regulator must also be properly
resourced, supported by clearguidance and designed

to accelerateremediationratherthan create further
bottlenecks. Residents need certainty overwhen their
homeswillbe made safe, while managing agents need
the legal clarity, regulatory decisions and practical tools
required to deliverworks effectively.

Residents deserve acomplete solution: every serious
defectidentified, everyresponsible party held to
account, everyunsafe building given a credible route to
remediation, and everyleaseholder protected fromthe
cost of historic safety failures they did not cause.

2. Well-Managed Homes
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Managing agents play avitalroleinkeeping shared
residential buildings safe, wellmaintained and financially
sustainable. They oversee building safety, arrange repairs
and majorworks, manage service chargesandreserve
funds, ensure legal compliance and supportresidents.
These significantresponsibilities require specialist
knowledge, professional competence and sound
judgement.

Yetresidential property managementremains
unregulatedin England and Wales. Anyone can establish
amanaging agent business withoutholding arelevant
qualification, undertaking Continuing Professional
Development ordemonstrating that they are competent
tomanage people’shomes and money. Thereis nothing
to prevent them from practicing, howeverpoorly they
perform.

Many property managers already choose tomeet high
professional standards through TPland other professional
organisations. Ourmembers undertake qualifications and
ongoing training, comply with professional standards and
are subjecttocompliancereviews and anindependent
disciplinary process. However, these standards remain
voluntary and do notapply consistently across the

sector. Statutory regulationis needed to ensure every
resident benefits from the same minimum standards of
professionalmanagement.

Government should use the forthcoming

tointroduce independent
statutoryregulation of residential property
management without further delay.

We strongly support the Government’s commitment to
introducing mandatory, role-appropriate qualifications
and Continuing Professional Development for property
managers. We encourage Government to go further and
implement

recommendation for anindependent statutory
regulator of property agents.

LordBest’sreport calls foramandatory Code of

Practice andlicencing scheme, alongside mandatory
qualifications, so that firm-level competence and
standards are heldtoaccountalongside individual
knowledge and professionalism. As Lord Best’s
reportmentions, there could be arole fordesignated
professionalbodiesinhelping to deliver some of the
newregulatory regime’s day to day functionsunderthe
supervision of anindependent regulator, which TPl would
fully support, and offer to play our part.

Thesereforms would protect residents, raise standards
across the profession, and create alevel playing field for
responsible managing agents.




@ 3. Future-Proofed Homes

Long-term stewardship, maintenance and resilience

Sharedresidential buildings require continuous
investment throughout theirlifetime. Roofs, lifts, facades,
heating systems and othermajorcomponents mustbe
maintained, upgraded, and eventually replaced. Buildings
must also be adaptedto meet changing safety standards,
reduce energy consumption and protectresidents from
increasingly severerisks such as extreme temperatures.

Without credible long-term planning, essential works are
often delayed untilthey become urgent, more disruptive
and more expensive. Too many buildings lack properly
fundedreserve funds orreliable plans setting out when
majorworks are likely to be required. As aresult, residents
canface substantial one-off demands for costs that
could have been anticipated and funded gradually over
time.

Decisions made at the design and constructionstage can
lockresidentsintounnecessarily high service charges and
maintenance costs. Meanwhile, outdatedlease termsand
legislation can prevent energy-efficiency improvements
suchasinsulation, solarpanels and heat pumps from
beinginstalledinabuilding, evenwhere residents support
the work, because many leases only allow service charge
fundstobe spentonrepairs, notimprovements.

The forthcoming

provisions forthe private rented sectoralsomean
that many flats will fail to meet the EPC C standards and
willbe unlettable, creatingadropinsupply of rental
homes. Theselease clausescanalsoleave leaseholders
unable to access government funding available to other
homeowners forenergy efficiency improvements.

TPlbelieves the following measures are needed as the
Governmentadvancesreforms:

Introduce mandatory reserve funds based on
long-term asset management plans, so buildings
canprepare formaintenance, majorworks, safety
measures and future upgrades.

Require developers to design forlong-term
affordability, considering future management and
maintenance costs, and providinglong-term service
charge projections.

Remove barriers to energy efficiency
improvements by implementingimpliedlease
terms thatenable energy-efficiency and extreme
temperature measures.

Modernising the Section 20 consultation process
soitremains transparent, while allowing essential
works to be delivered more efficiently.

Betterlong-term planning willnot remove the cost

of maintaining buildings, butit willmake those costs
more predictable, transparentand manageable. [t will
also help prolongthelife and preserve the condition of
the buildings and homes, improve energy efficiency,
lowerresidents’ bills and create buildings that are safer,
healthierand moreresilient.
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4. A Clear Information Guarantee

Residents and homebuyers shouldreceive clear,
standardised and timely information about service
charges, reserve funds, planned majorworks, building
safety, managementarrangements and theirrightsand
responsibilities.

Too often, importantinformation about costs,
responsibilities and future works only becomes clear after
purchase, creatinguncertainty and avoidable disputes.
Betterinformation before buyingahome, and throughout
the lifetime of ownership, helps people make informed
decisions, improves transparency and builds trust
betweenresidents and those responsible formanaging
theirbuildings.

Toimprove theinformation available toresidents and
homebuyers, the Government should:

Update the How to Lease guide toreflect the latest
leaseholdreforms and make giving it to prospective
buyers mandatory, so that allbuyers have clear,
accessibleinformation about what leasehold
ownership means, including service charges, reserve
funds, and property managementresponsibilities.

Introduce equivalent guidance forcommonhold
and managed freehold estates, sohomeowners
acrossdifferent types of tenure have the same
accesstoclearinformation about how theirhomes
andshared areas are managed, what they may be
required to pay, and theirrights andresponsibilities.

Require key materialinformation to be disclosed
upfront, so prospective buyersunderstand the
significant costs, responsibilities and obligations
associated withaproperty before deciding to
purchase.

Implement the outstanding transparency measures
inthe ,
including clearerand more consistentinformation
aboutservice charges and how residents’ moneyis
spent. Any newright torequestinformation should
giveresidents meaningful access while remaining
practical and proportionate.

Information should be clear, consistentand easy for
residents toaccessandunderstand. Requirements should
be standardised, proportionate and capable of being
shared digitally, helping toreduce duplication, reducing
duplication, improving the home-buying process and
makingit easier forresidents tounderstand and engage
with the management of theirbuilding.



Thereformssetoutinthis blueprint are designed to work togethertoimprove residents’
everyday experience of livingin shared buildings. Effective regulation would give
residents greater confidence inthose managing theirhomes. Fasterremediation would
make homes saferand provide greater certainty for those still living with historic defects.
Betterlong-term planning would help protect the condition of buildings and make future
costsmore predictable. Clearerinformation would help residents understand how
decisions are made, what they are paying forand what rights they can exercise.

Takentogether, these measures would give residents greater confidence that theirhomes
are safe, properly maintained and managed in theirinterests. They would mean historic
defectsare addressed, thoseresponsible are held to account, future works are planned
and funded properly, andresidents have a clearerunderstanding of the decisions and
coststhat affectthem.

Everyone deservestolivein asafe, well-managed and future-proofed home, with
confidenceinthoseresponsible forlooking afterit. Ourrecommendations provide a
practical route towards that ambition: raising standards, improving accountability and
givingresidents greater certainty, transparency and control over the issues that affect
theirhomes.

The Property Institute stands ready to work with Government, parliamentarians, officials,
regulators, residents and the wider housing sector to turn these proposalsinto lasting
improvementsinresidents’ homes and their experience of livinginthem.




The
Property
Institute

Further Information

If you would like the opportunity to discuss our
manifesto asks in more detail, please contact
TPl Policy Team: policyteam@tpi.org.uk

E: info@tpi.org.uk
W: tpi.org.uk

The Property Institute
2-4 St George’s Road,
Wimbledon, London SW19 4DP



