


Student Property Reservation and Holding Deposit Agreement
For proposed student tenancies in England
	IMPORTANT: This document is intended to reserve a property pending consideration of a future student tenancy. It is not intended nor does it create a tenancy, or agreement for tenancy, a lease or an agreement for lease, a licence or any other enforceable obligation to grant or take a tenancy.



	Date of Agreement
	______________________________



1. Parties
	Landlord / Agent
	______________________________

	Prospective Tenant 1
	______________________________

	Prospective Tenant 2
	______________________________

	Prospective Tenant 3
	______________________________

	Prospective Tenant 4
	______________________________



2. Property
	Property Address
	____________________________________________________________



3. Proposed Student Tenancy
The parties anticipate that a student tenancy may be offered in the future. Any proposed commencement date, rent, term length, or tenancy conditions are indicative only and may be amended before a formal tenancy agreement is executed.
4. Student Status Declaration
Each prospective tenant confirms that they are currently a full-time student or reasonably expect to become a full-time student during the proposed tenancy period and acknowledge that the property is intended to be let as student accommodation.
5. Holding Deposit
A holding deposit of £__________ is paid solely to reserve the property while the parties consider whether to proceed with a tenancy. The holding deposit shall not exceed the maximum amount permitted by the Tenant Fees Act 2019 and shall be held and treated pursuant to the provisions of Schedule 2 to that Act.
	Holding Deposit Due
	______________________________



6. Extended Deadline for Agreement
For the purposes of Schedule 2 Tenant Fees Act 2019, the parties agree that the deadline for agreement shall be [insert number of days] days after payment of the holding deposit.
7. Subject to Contract
All discussions, negotiations, applications, references, guarantor checks and reservations are strictly SUBJECT TO CONTRACT. No tenancy agreement shall arise unless and until a formal written tenancy agreement is executed by all parties.
8. No Agreement for Lease
This agreement does not constitute:
a tenancy;
an agreement for lease;
a contract to grant a tenancy;
a licence to occupy; or
any legally enforceable promise to enter into a tenancy.
Neither party shall be obliged to enter into a tenancy agreement unless and until such agreement is formally executed.
9. Ground 4A Timing Acknowledgement
The prospective tenants acknowledge that the Landlord may intentionally defer the issue and execution of any tenancy agreement until a date closer to the proposed tenancy commencement date in order to comply with statutory requirements relating to student tenancies and possession grounds. Such deferral shall not constitute a refusal to proceed.
10. Guarantors
The Landlord may require guarantors and supporting documentation before deciding whether to offer a tenancy. Failure to provide requested information within a reasonable period may be treated as withdrawal from the proposed tenancy.
11. Withdrawal by Prospective Tenants
If any prospective tenant notifies the Landlord or Agent that they no longer intend to proceed with the proposed tenancy before a tenancy agreement is executed, such notification shall constitute withdrawal from the proposed tenancy for the purposes of Schedule 2 Tenant Fees Act 2019.
12. Retention of Holding Deposit
The holding deposit may be retained where permitted by the Tenant Fees Act 2019, including where a prospective tenant withdraws from the proposed tenancy or fails to take reasonable steps to enter into the tenancy before the agreed deadline for agreement.
13. Landlord Cancellation
If the Landlord decides not to proceed with the proposed tenancy for reasons other than those permitting retention under the Tenant Fees Act 2019, the holding deposit shall be repaid in accordance with the Act.
14. Entire Agreement
This reservation agreement contains the entire understanding between the parties relating to the reservation of the property. No oral representation shall create any tenancy rights or contractual obligation to grant a tenancy.
15. Contracts (Rights of Third Parties) Act 1999
A person who is not a party to this Agreement should not have any rights under the Contracts (Rights of Third Parties) Act 1999 to enforce any term of it.
16. Variation
No variation of this Agreement shall be effective unless it is in writing and signed by the parties.
17. Governing Law
This Agreement and any dispute or claim (including non-contractual disputes or claims) arising out of or in connection with it or its subject matter or formation shall be governed by and construed in accordance with the laws of England and Wales.
18. Signatures
	Party
	Signature
	Date

	Landlord / Agent
	________________________
	____________

	Prospective Tenant 1
	________________________
	____________

	Prospective Tenant 2
	________________________
	____________

	Prospective Tenant 3
	________________________
	____________

	Prospective Tenant 4
	________________________
	____________


















Pre-Tenancy Agreement guidance notes 
	Purpose of these notes  These notes explain how to complete and use the Pre-Tenancy Agreement. They should be read alongside the agreement.


How to use the document
Before the agreement is signed, complete the following fields carefully:
	1
	Amend the number of prospective tenants
Add or remove tenant name and signature lines as required so that every prospective tenant who is part of the proposed letting is named and signs the agreement.



	2
	Insert the property address
Enter the full address of the property that the parties are considering for the future student tenancy.



	3
	Insert the holding deposit
Enter the amount of the holding deposit. The amount must not exceed the maximum permitted by the Tenant Fees Act 2019.



	4
	Set the extended deadline for agreement
Insert the agreed number of days after payment of the holding deposit. The purpose of the extended deadline is to take the parties to a point at which the tenancy can be entered into no more than six months before the student is entitled to occupy the property, preserving the Ground 4A timing condition.



	5
	Complete the dates and signatures
Insert the date of the agreement and ensure the landlord/agent and all prospective tenants sign and date it. The different deadline for agreement must be agreed in writing.



Important: calculating the extended deadline
Ground 4A contains a six-month timing condition. For a new tenancy, the period between the day the tenancy is entered into and the day the tenant is entitled to possession must be six months or less. The extended holding-deposit deadline should therefore be chosen with the intended tenancy start date in mind. It is not simply a six-month extension from the date the holding deposit is paid.
Why the agreement has been developed
Ground 4A was introduced for student accommodation under the Renters’ Rights Act 2025. One of its conditions is that the tenancy must not be entered into more than six months before the tenant becomes entitled to possession. This creates a practical issue in student lettings, where students often choose accommodation well in advance of the next academic year.
The Pre-Tenancy Agreement is intended to provide a documented reservation arrangement during that earlier period, without itself creating the tenancy. The Tenant Fees Act 2019 normally sets the deadline for agreement at 15 days after receipt of a holding deposit, but permits the landlord or letting agent and tenant to agree a different deadline in writing.
Ground 4A is new - use the agreement cautiously
	Important
The Renters’ Rights Act provisions are new and there is not yet established binding case law on the interpretation and practical effect of Ground 4A. Parties should proceed with caution pending judicial guidance.


AFS is therefore making the agreement available to landlords as a practical template, but recommends that it is used cautiously and initially on a trial basis. Landlords should keep a clear record of how the agreement is used, the dates involved, any withdrawals or refunds, and any practical issues that arise. AFS intends to review the agreement and these guidance notes during 2027, taking account of landlords’ practical experience, any relevant case law, changes to government guidance and any other legal developments.

Important limitations

· The pre-tenancy agreement is not the tenancy agreement and is not intended to replace the tenancy documentation required when the tenancy is subsequently entered into.
· Using the agreement does not by itself guarantee that a landlord will be able to rely on Ground 4A. The statutory conditions for Ground 4A must still be satisfied in the particular tenancy.
· The agreement should not be altered in a way that changes its legal effect without appropriate advice. Landlords with unusual arrangements or circumstances should take their own legal advice.
· These guidance notes summarise the purpose and intended use of the template. They are not a substitute for advice on an individual landlord’s circumstances.





