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Unipol CEO statement

The student housing sector is undergoing a period of profound change.
Against the backdrop of rising rents, constrained supply, and the impending
implementation of the Renters'’ Rights Bill, this report offers a timely and
critical insight into the lived experiences of students navigating the UK rental
market.

Unipol's House Hunting Behaviour Survey 2025 captures the voices

of over 2,600 students, revealing the pressures they face in securing
accommodation beyond their first year of studly. It fits into the charity's
wider research inferests on affordability and access to accommodation for
students.

The findings are stark: affordability is the foremost concern, with many
students forced to revise their budgets mid-search, often relying heavily on
family support or employment to bridge the financial gap. The survey also
highlights a strong preference for shared housing in the HMO sector, which
remains under threat from legislative and planning constraints.

This research is not just a snapshot of current student behaviour—it is

a call o action. Universities, local authorities, housing providers, and
policymakers must work together to ensure that students continue to

have access to safe, affordable, and appropriate housing. The evidence
presented here should inform strategic planning, guide future development,
and shape the support offered to students as they navigate increasingly
complex housing markets.

We hope this report will serve as a valuable resource for all stakeholders
committed to improving the student housing experience and safeguarding
access to education for students from all backgrounds.

Sam Bailey-Watts, CEO
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Survey sponsor statement

We are proud to sponsor this timely research at a moment of significant
change in the student accoommodation market. Accommodation is a key
part of the wider student experience and the choices available must reflect
both the diversity of the student body and the financial realities they face.

As long-standing supporters of Unipol, we greatly value the role their
independent research plays in shaping and strengthening the sector. Their
reports provide a trusted evidence base that helps providers, universities
and policymakers to respond to new challenges with clarity and confidence.
This particular study shines a light on the real issues students face in the
evolving post-Covid landscape, especially as they move beyond their first
year of study and intfo more independent living arrangements.

Unipol has already done vital work in assessing the impact of the Renters'
Rights Bill on the availability of affordable housing for students. This latest
research reinforces those concerns, especially around the declining supply
of HMQOs. Traditionally, HMOs have provided an affordable, popular
choice and a unique 'house share' experience that many students see as a
defining part of university life.

The evidence of shrinking supply, rising costs, and increased financial
pressure on students should concern all of us in the sector. These are

not isolated issues but part of a broader national conversation about
housing affordability, and students must not be left behind in that debate.
Affordable housing must remain central fo ensuring higher education in the
UK is both accessible and inclusive.

We therefore encourage readers not only to engage with the findings but
also to work together, across institutions and providers, to protect and
expand the diversity and affordability of student accommodation for future
generations of students.

Simon Thompson, CEO
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Foreword

In May 2025, Unipol conducted this survey to understand how students find accommmodation,
to explore the house hunting process, its characteristics, context and challenges. This research
was fimed to capture the current practice before a period of significant legislative and
regulafory change in the student rental sector, prior to the Renters’ Rights Bill being passed. The
study fits info Unipol's wider research to document and understand the special characteristics
of student accommodation and students’ housing needs.

With the support of universities, students’ unions and student accommodation providers,

the house hunting research sought to better understand some of the main (but not well-
documented) activities that fake place whilst students are seeking somewhere fo live after the
first year at university. This report provides insight into students' needs and how they manifest
through their house hunting behaviour and housing choices.

For anyone who has rented a property for themselves as a student or otherwise, they may
recall the process being pressurised and confusing. Overall, this survey has found that student
house hunting across the UK is difficult and stressful, and more expensive than ever.

The Renters’ Rights Bill: potential consequences
for students and student landiords

The house hunting research had a particular objective of creating an evidence base from which
Unipol can measure the impact of the forthcoming Renters’ Rights Bill (RRB) on student housing.
The Bill is expected to achieve Royal Assent in Academic Year 25/26, and its implementation is
likely to significantly change the way that students rent property and how landlords operate in
the market.

The RRB has been through several iterations on its journey through Parliament, and it may not
yet be completely setin stone. That said, the RRB, once enacted, encompasses the biggest
changes fo the Private Rented Sector in nearly 40 years. Its core purpose is to shiftf more rights
towards fenants, creating a fairer, more secure, and more equitable rental market for fenants
across England. There are many benefits for non-student fenants, however, for students the RRB
has also created complications. Its implementation will significantly change the way students
rent property and in equal measure, how landlords renting fo students operate in the market.
The impacts and consequences of the RRB on student lettings will be far reaching, and there is
a credible view that over time the supply of student HMO could reduce as landlords challenged
by the new requirements opt to exit that market. There is a risk this could raise rents, impacting
student accessibility and choice.

Whilst HMO rental properties are fully impacted by the new legislation, Purpose-Built Student
Accommodation (PBSA) is expected to be largely, but not exclusively outside of the new
nmeasures.

Appendix 1 highlights the current long-term changes to the housing market which may arise from
the current drafting of the RRB.



Implications arising from the survey: What need
to happen now

The findings from this report highlight challenging market realities that are already
present before the introduction of the RRB to which stakeholders now need to respond.
RRB may substantially change the housing market further, which unless managed

will over time reduce choice and access to students, raise rents and potentially harm
recruitment.

For Government

Students want to live in HMOs after the first year. Use of HMOs is hecessary and
desirable: This survey has demonstrated the importance of the HMO landlord in continuing
to house students beyond their first year. It is sfill expected by the majority of students that they
will be able to access this form of housing once they have completed their first year in purpose-
built residences, either living with their chosen university or in private halls. It is not desirable for
HMOs to be removed from student choice.

HMOs are under threat: The Renters' Rights Bill has the capacity to reduce the number of
HMGOs from the supply for students. A quarter of students are reporting in this survey that

they experienced a severe shortage of accommodation in their market in 2025, and there

is a danger that this will be exacerbated in future as housing supply does not keep up with
demand. This will likely be exacerbated by the loss of one and two bed properties which might
not be covered by the proposed Ground 4a right to repossess in the final version of the Bill,
which could reduce supply of this valuable student housing stock'.

Student HMOs are not being replaced by other forms of student housing: For all the work
that universities and private providers have done to date to maintain supply and grow their
accommodation stock fo keep up with university requirements, the accommmodation offered by
universities and their partners is sfill mainly fargeted towards the needs of first year students. It
is only the Oxford and Cambridge models where a student can most likely expect to live with
their university for the duration of their studies. Further, PBSA development is costly and does
not easily provide for the loss of more affordable housing types such as HMO.

It is financially not viable to replace HMOs: Once an HMO is lost from supply it is alll

but impossible to replace in planning terms due to Article4 Direction which is used in many
university locations fo restrict the creation of new HMO properties. We know that the HMO
market has already shrunk and planning restrictions on new HMQO creation are leading fo a
dedcline in planning applicationst'.

The evidence arising from Scotland is that similar legislation has reduced the supply of
housing available to students and raised rents, leading to an ongoing shortage. The
proposed changes to the English tenancy system echo the legislative changes made by the
Scofttish Government in 2016. In 2017, the Scottish Government abolished fixed-term tenancies
and replaced them with open-ended tenancies in the HMO sector (PBSA was exempted).
Evidence arising from Scottish legislation has demonstrated that the market has shifted

away from students in favour of long-term tenants to avoid void periods. Contraction in HMO
availability (overall and for students) has caused housing insecurity and has driven up rentsii.



We risk restricting housing choice and accessibility to students in England: 76% of survey
respondents indicated that affordable rent was a key consideration in their housing search.
Students are clearly indicating in this survey that they want to live in HMO housing both for the
experience and o save cost. The student HMO market should be protected if the sector wants
students from all backgrounds and budgets to have access to a university of their choosing and
to benefit from the experience of studying away from home.

For local government

Understanding the local housing market in greater detfail and agreeing an annual student
housing needs assessment fo underpin activities in fown planning. Unipol contributed to UUK's
useful guide produced in 2023 that offers advice to universities on good practise in student
accommodation management and provides guidance on how to carry out a housing market
assessment with local authorities'".

Students as citizens: Facilitating the understanding of council members and the community
that students should be viewed in planning terms as meaningful contributors to the economy,
and worth providing housing for. Students support jobs at universities and in the local
community, as well as becoming members of the workforce in future, with many being
retained in the local area and contribute to growth.

For Universities

Housing to support affordability: This survey points to the financial challenges students
face in affording accommmodation. Universities should actively provide affordable rooms
and consider options like refurbished and repurposed properties to create attractive housing
choices.

Planning for housing need and widening participation: There's growing evidence from
UCASI that students from a broader range of financial backgrounds are accessing university.
As part of residential strategy development and planning accommodation supply, it will
become increasingly important that universities factor in the Office for Students (OfS) plans

to place greater emphasis on widening participation in the coming years, as outlined in its
draft strategy for 2025 to 2030. Maintaining a ladder of rents with provision at a range of price
points will be ever more important in attracting students from different backgrounds.

Information, advice and guidance: The survey indicates that students are unprepared for
the process of house hunting, expressing surprise at the timing and competitive nature of
markets. Universities should play a central role in preparing students for this and removing
the element of surprise. Partnership or collaboration with Student Unions or specialist
organisations like Unipol could be a more cost-effective way of providing this advice.

Around two months after arriving at university, just as students have settled info their first-year
accommodation, they are propelled info finding housing for the following year. Although the
RRB may change some elements of the house hunt, students will still need to find a group to
live with, coommunicate with landlords, engage with contractual complexity and consider their
budget.



University can also assist in providing students with information on the potential costs of
renting in off-street properties, as students have expressed much surprise over the prices they
are experiencing during their search. Helping them to prepare for this, and to budget may
assistin managing expectations of living costs as a returning student.

Managing uncertainty: As the Bill will take fime to implement and landlord activities may
change in a variety of ways unknown to us, there will be a period where renting in the private
market will become less predictable. Universities and students’ unions will have to support
students through these changes to house hunting.

Universities can also have a role in communicating the new rights of students so that the
student community understands the forthcoming legislation and what it means to them.

Town planning and student housing needs assessment: \Working in tandem with local
council planning authorities fo maintain a shared understanding of need and the state of
the market, and any remedial action that needs to be taken - in most markets that means to
increase supply.

Supporting new development: Working with other local providers to communicate housing
need and supporting schemes in planning where possible and desirable to give housing
providers every chance of bringing forward the right kind of accommmodation.

Support for commuting students: A cohort of students is evident in this survey who have
made the conscious choice to live further from their university for a variety of reasons, including
accessing cheaper rents. Providing practical facilities and opportunities for commuting
students confinues to be important, and its importance may rise in future. There is a great
variation in the proportion of coommuting students by university and course programme, and
some universities already provide great support in the form of commuter lounges and lockers,
as well as occasional stay accormmodation.

Engagement with and support for HMO landlords: the HMO sector houses 45% of students
in more affordable stock, and this support for university recruitment is overlooked. Universities
should support and encourage good quality landlords to retain this important stock. See annex
1 for further details.

For private housing providers of all kinds

The survey is highlighting the need for supply of many types to enable students' choice in where
they live after their first year of accommodation.

Accept and support student use of HMOs: HMO is the main housing type being sought by
returning students and landlords will continue to find a market for their properties if they can
adapt to the RRB. Active management and flexibility will become more important than ever.

Catering for the single student: There is a group of students who are - by choice or
inadvertently — searching for accommodation on their own without a group of peers. PBSA is
playing arole for these students.



Diversify supply: Interestingly the use of PBSA by returning students means that they want
something a little different from their residential experience. Making friends and socialising
may not have the same meaning for returning students compared fo first years, and PBSA
is seen as a sanctuary for many, enabling a convenient way of living to be achieved with
predictable costs, and without negotiation with housemates in quite the same way asin a
house.

Affordability is a must: The supply of student accoommodation continues to fall behind
demand in many cities, and where universities are growing it is a constant struggle to maintain
supply. Itis particularly hard to develop accommodation at prices that many students can
afford and returning students in this survey have stated their price sensitivity in no uncertain
terms. Finding ways to create accommodation to serve this audience is needed more than
ever. Repurposing of other properties, including offices and the high street can be of real
benefit where properties can be converted to enable a competitively priced end product.

A note on terminology

In this report, were the ferm “student HMO" is used, this is shorthand fo cover houses and flats,
often shared by groups of renters, that are typically located on the street. We are not limiting
its use fo the technical definition in the Housing Act 2004. PBSA refers to purpose-built student
accommodation typically found in blocks: the survey findings differentiate between university
provided PBSA and that provided by private sector operators.

The term "returning student” means students not in their first year, but in subsequent years of
study.



Infroduction

This report documents the findings of Unipol's House Hunting Behaviour Survey. Fieldwork took
place in May and June 2025, during which time 37 universities took part by sending out the link
to the survey to their students, and many student unions also contributed to this process. Eight
universities achieved more than 100 responses.

2,637 current students took part, all of whom will continue to study next year, and were
therefore not searching for first year accoommodation, but rather, the survey represents the
senfiments of those seeking accommodation to support their return to university for subsequent
years of study. Most survey respondents were first- or second-year undergraduate students.

The aim of the survey was to understand how, when and why students choose their
accommodation, creating a benchmark of data to capture student views and actions when
searching for accommodation. It is being undertaken now to understand how the intfroduction
of the Renters' Rights Act will impact on students, their actions and experiences.

Key Findings

Students are looking for affordable accommodation close to university, which is not
a surprise, and drives the property considerations and behaviours of universities

and private providers alike. Affordability (76%) and proximity fo the University (61%)

are universally the two main accommodation attributes students are seeking in their
accommodation search. 46% of respondents were also seeking for their bills to be included in
the rent (in most cases bills are included).

Affordability is a key problem arising in this research. Aimost two thirds of respondents
said that they had encountered affordability issues when finding accoommodation.
Affordability is students foremost concern, though it is driven by short supply of
accommodation.

Bristol and York were cited as having both the worst affordability problem and reflect a physical
shortage of accoommodation. At the other end of the scale, Leeds and Birmingham were less
problematic in ferms of affordability and shortage of supply.

Having to find more rent money than initially expected was a common theme. 71% of
respondents indicated that they had been obliged to change their expectations of the
cost of rent. The expected rental gap between rent desired and rent expected to be
paid is £36 per week.

Students need significant financial support above government loans. The average
parental contribution was £506 per month and 57% of respondents also needed to
work to fund living costs, or £415 per month for UK undergraduates. Students are not
meeting the Minimum Income Standards set out by HEPI in their recent studyVi. The
parental contribution makes a huge difference to the financial security of students. This is of
course predicated on the willingness and ability of the family to support their student. Students



with jobbs were working on average 15 hours per week to support themselves with working
patterns varying over the summer.

Ease of finding housing varies by location Students who were looking for a rented student
house found it easier than most types of housing to find with a score of 5.9 on a scale of 1-10
where 10 was most difficult. Scores varied according to city and highlight the relative supply
with each rental market. Rented student houses were most difficult to find in Bristol (6.47),
York (6.30) and Oxford (6.25), and easier to find in Bournemouth (5.62), Leeds (5.53) and
Birmingham (5.17).

Of those students seeking any type of accommodation including PBSA, a quarter
reported severe shortages, most notably in York, Bristol an Oxford.

Housing choice and quality causes difficulties for many students. 41% said they had
experienced difficulties finding suitable accornmodation, and this was more pronounced in
London, Bristol and Bournemouth.

Ideal room types were rooms in shared houses, with or without en-suite facilities and

were the commonly sought forms of accommodation. Many respondents o the survey were
keeping their options open with regards the type of room they might get, on average students
were seeking at least two room types as part of their accommodation search. Itis inferesting
to note that the most chosen room type is an en-suite room in a shared house — a product
which may have become more common over fime in response to demand. Perhaps also en-
suite rooms in houses are not common, but they are an expectation of students who have lived
predominantly in en-suite accommodation in their first year — and their expectations of the
HMO market are for this product.

This cohort of returning students (i.e. not first years) doesn’t place importance on

large social spaces or cinemas. Students seeking PBSA accommodation highlighted their
comparative lack of interest in large social spaces or cinemas, which for this cohort of returning
students was only seen as important for 4% of respondents. This has implications for both the
style of accormmodation that might appeal most to returning students, but also the marketing
messages to attract more returners to PBSA.

Timing of property search: The search for student houses, particularly rented housing is
seen as far too early in the academic year. For rented student housing, the peak of the search
is October and November, just a month or two after students have arrived at university and
started fo meet people. 56% of UK domiciled students seeking houses (rather than PBSA) said
the search was far too early.

The concerns shared over why the search was too early were mainly due to not knowing who
to live with (44% of 1,945 students seeking rented housing/apartments rather than PBSA) or not
being certain that the current friendship group would make the best housemates (a further
22%). Another fifth of house/non PBSA seekers (20%) worried that they were searching at
peak time, aware that there might be “bargains” later in the year. This is likely to be impacted
by measures in the RRB fo restrict early renting.

More guidance on house hunting beyond the first year is needed. Students expressed
a wish for better guidance on housing, including when to start looking, how to choose
housemates, and understanding contracts.



"l wish | had been told how competitive and fast-paced the student housing market can be,
especially for second year accommmodation.”

Awareness of the Renters Rights Bill so far is low. Considering the Renters' Rights Bill is due
to be passed within the 2025 - 2026 academic year, of the 2,478 students who were seeking
housing in the UK for the next academic year, 62% of them had not heard of the Bill. 33% had
heard of the Bill, but didn't know much about it. Just 5% or 128 students had heard of it and
realised it will have implications for student housing tenancies when it is passed. Once the Bill is
passed and implementation is underway, further guidance should be provided to students to
inform them of their rights.



Main Findings

Accommodation requirements for the next
academic year

The survey explored the process that students have been through, or are currently going
through, in finding accommmodation for the forthcoming academic year. Most respondents
(1,943 or 74%) had already found somewhere to live, with a further 410 respondents sfill looking.
139 had stopped looking at the time but still needed somewhere to live.

Respondents’ house hunting status at the time of the survey

m | have already found somewhere fo live
m | am looking for somewhere to live

m | am not looking for accommodation for
next year

m | have stopped searching for now, but
sfill need to find somewhere

Base: 2,63/ respondents

There were a further 146 students who were continuing to study in the forthcoming academic
year, but who were not looking for accommodation. These students represent a group who will
e mainly coommuting fromm home or remaining in their existing house for a further year. Their
responses are considered separately from the main cohort in a later section.

In reviewing the locations for house hunting, eleven cities made up 81% of responses, and were
large enough to be highlighted in the survey results. Manchester was by far the largest city

of search, amounting to almost one fifth of the results and had the capacity to influence the
overall findings.



In which city are you searching for somewhere to live next academic year?
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Base: 2,637 respondents, including 13 who are looking for housing overseas
Profile of students seeking accommodation in the UK for 2025 - 2026 academic year

2,478 respondents were active in the UK housing market, of whom 71% were searching for
rented student houses or apartments. This cohort is the subject of rest of the findings in this
report. Renfed student houses, which were of particular interest in this research make up 56%
of the total, at 1,399 responses. Within the "Other"” category, many responses highlighted
that students were also looking for other forms of private rented housing, not just fargeted at
students.

There were 533 responses, or 22% of the total who were seeking university accommodation or
private PBSA.

What type of accommodation are you looking for?

<
£

H Arented student house

A rented apartment/ flat/ house shared with

u a mix of students and professionals

Private purpose-built student accommodation
(not run by a University)

W University accoommodation, on campus
B University accommodation, off campus
H Not sure/don't mind

W Other

Base: 2,4/8 respondents



Ideal room type

Respondents were mainly seeking accommodation in houses rather than PBSA, and almost
evenly choosing between rooms within houses which had their own en-suite bathroom and
those that shared bathrooms. Many respondents to the survey were keeping their options
open with regards the type of room they might get, with 2,478 respondents giving 3,402
responses, or indicating that on average students were seeking at least two room types as part
of their accoommodation search. Itis interesting fo note that the most sought room type was

an en-suite room in a shared house - a product which may have become more common over
time in response to demand, but one that traditionally most student houses would not have
offered.

What is your ideal room type?

1400
1192 179
1200

1000
800
600 498
402
400
0 I

An en-suite roomina Astandardroomina  Studio apartment with Purpose-built student Purpose-built student
house, sharing a kitchen house, sharing a kitchen ~ my own kitchenand ~ accommodation: en-suite accommodation: shared
but with my own and a bathroom bathroom room bathroom
bathroom

Responses

Base: 2,4/8 respondents, 3,402 options selected.
Most important things students are looking for

76% of respondents indicated that affordable rent was one of their important considerations
when seeking accommodation. This was followed by 61% highlighting the importance of
being close to their university. Affordability and proximity foo were important to all students
irrespective of the type of accoommodation they were seeking.



The most important things needed from accommodation
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Base: 2,290 respondents

A summary of the variations from this overall picture is shown below.

Accommodation being sought Responses | Important Search factors

Student HMO 1,760

A rented student house 1,399 Close to university, bills included, good flatmates and
trustworthy landlord

A rented apartment/ flat/ house 361 Looking for accommodation close fo university and work.

shared with a mix of students and Most likely to seek rents inclusive of bills, slightly more

professionals interested in flexible tenancies than studenf-only HMO.

PBSA 530

Private purpose-built student 236 Affordable rent and bills included most important, then

accommodation (nofrun by a proximity to university.

university)

University accommodation, on 164 Being close to university is more important than

campus affordability - the only group where this is the case.

University accommodation, off 130 Affordability even more important, bills included, less

campus close to university, close to shops, study spaces included

Grand Total 2,290

Note once again that the sample size for PBSA here is small and the respondents are returning

students rather than first years.

The detailed charts highlight slight variations in what is important to respondents by housing

being sought.




Housing attributes valued most by returning students - according to housing type
(houses)
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m A rented student house m A rented apartment/ flat/ house shared with a mix of students and professionals

1,760 respondents choosing up fo 3 choices

Housing attributes valued most by returning students — according to housing type (PBSA)
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As interesting as the things that students prioritised in their search were the things they did not.
For instance, the returning student cohort of this survey appeared to have little interest in having
access to large social spaces or cinema facilities. Overall, only 4% of respondents suggested
that this was important in their search.

Study spaces within the building were most likely to be of importance to students living in
university PBSA off campus, and least of interest to those in private PBSA.

The survey deliberately did not ask about access to superfast wi-fi as it is taken as read through
many other surveys that this is the case, and in houses, this is a service that can be adapted by
the fenants.

Note once again that the sample size here is small and the respondents are returning
students rather than first years. It would not be expected that the value of social spaces
to incoming first year students would be as low as for this group of returning students.

How people find accommodation - resources
used

For student houses and mixed student and professional houses, estate agents/letting agents
and their websites were the most common means of search for accommodation. Friends
appeared second in the list. The survey did not ask about the role of friends, but perhaps
friends were collaborating in the search, or providing word of mouth advice on where to
search. Private student accommmodation searches were mainly being driven by the websites
of universities and private providers' own websites (showing the importance of university input
into this area), with friends also featuring as further source of information and advice.

What resources are you using to find somewhere to live?
Respondents could select more than one

70%

60%

50%
3
@ 40%
g
2 30%
(a2

20%

12% o5
10% I I 8% 6% 5%
I I 3% 3%
0% I . l . .-
@ @ <@ S i » \ Q
P %\ X %\ '\Q‘ %\ 0(\\0 OQQ}\ Q’ C§< o O<(\\ O&\\ Q](i\Q\
o o <& & N < N « & 9
3 S & © © & & K o’
& S & RS &P & P ©
SRS e © <© ° & &®
S S o & ¥ &
R & N N
& & § N
Q & S N4 o
& & bd\\ 5 S
ey bé’\‘ pe S
& N N &
<& @’ © NH
& W
&

m Rented houses (1,760 respondents) m PBSA (530 respondents)



Base: 2,290 respondents. Respondents reported that they were using mulfiple resources to find
accommaodation, and it is common that respondents were using Two or more resources in their
search (an average of 2.3 resources). Only 21 respondents indicated they were using social media
(Facebook/TikTok/Instagram efc.) platforms alone.

Opinion of students seeking accommodation in
the UK for 2025 - 2026 academic year

Ease of finding accommodation

Students who were looking for a rented student house found it easier than most types of
housing to find, whilst those who were looking for a property shared between students and
professionals found it the most difficult. This is most likely due to the complexities of renting
between those who may be working and students, and who experience a different letting
year, council fax regime, etc.

How easy has it been finding somewhere to live?
[scale 1-10, where 10 is extremely difficulf]

A rented apartment/ flat/ house shared with a mix of _ 6.29 R
students and professionals ’ 4_5
2
Private purpose-built student accommodation (not run by a _ 6.17 g %
University) ' 4 %
&£
oo
University accommodation, off campus [ 6.04 o<
<2
- ) o
University accommodation, oncampus [ ©.01 <
Arented studenthouse [N 592
5.60 5.80 6.00 6.20 6.40

Base: 2,4/8 respondents

Rented student houses were most difficult to find in Bristol (6.47), York (6.30) and Oxford
(6.25), and easier fo find in Bournemouth (5.62), Leeds (5.53) and Birmingham (5.17).
Manchester scored similarly to the average for student houses at 5.90 (at 20% of respondents,
Manchester influences the average). There is some correlation between the ease of finding a
student house and the supply of houses, but this is set within the context of general house prices
of the cities.

Issues experienced in finding accommodation

Almost two thirds of respondents said that they had encountered affordability issues when
finding accommodation. A further 41% said they had experienced difficulties finding suitable
accommodation, and a quarter reported severe shortages of accommodation. Whilst these
issues are all related, it is noteworthy that issue of affordability is the foremost concern, though
it is driven by short supply of accommmodation.

Looking at the responses by housing type, although there is a degree of variation between
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respondents seeking rented housing compared with PBSA, it is in most cases not discernible.

Issues experienced whilst seeking accommodation, by housing type

Issues in finding accommodation Rented Houses PBSA Respondents
(Private and citing issue
university)

Affordability 1,424
Difficulty finding suitable accommodation 945
Severe shortage of accommodation 583
No issues 446
The university didn't help me find accommodation 1% 10% 241
Landlord was untfrustworthy 10% 5% 210
Did not meet landlord/agent criteria fo secure a 8% 9% 190
property (guarantor/upfront rent payments)

The university could not provide accommodation 6% 12% 175
Other (please specify) 4% 3% 76

I have been scammed 1% 2% 35
Grand Total 100% 100% 2,290

When reviewing the two issues of affordability and severe shortages, there is variation by city.
The chart below indicates Bristol and York as having both the worst affordability problems and
shortages of accoommodation. At the other end of the scale, Leeds and Birmingham suffer the
least from either issue. This illustrates the impact of supply levels upon pricing.

Have you experienced any of these issues in finding somewhere to live?
Respondents could select up to 3 answers
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Further issues were highlighted in the open text:

Theme Count Representative Quote

Difficulty finding housemates 22 "Difficulty finding people fo live with"

Affordability and high rent 13 "All accoommodations are very extremely expensive"

Lefting agent and landlord issues 1 "Constant back and forth with estate agent asking fo scan
passports..."

Ofther/uncategorised 10 " Accommodation was given fo other students who had
paid deposit before us."

Timing and availability " Accommodation goes fast as in before Christmas break”

Poor housing conditions 7 "Houses being too dirty/depressing (i.e. mould, peeling
paint, no natural light etc.)"

Contract and fenancy problems 5 "Duration of tfenancy”

Guarantor and internationall 3 "Difficulty in finding a place that didn't need a guarantor"

student challenges

[ ] [ ]
Timing of the search

The following charts illustrate the timeline of student house hunting according fo property type.
For rented student housing, the peak of the search took place in October and November, just a
nmonth or two after students had arrived at university and started to meet people. For students

seeking houses in mixed households of students and professionals, there was no early peak,
and the smaller number of students appear to have a more steadily timed approach o the

market.

Housing search by month, according to housing types
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== A rented student house (1,399 respondents)

- A rented apartment/ flat/ house shared with a mix of students and professionals (399 respondents)
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PBSA search by month, according to housing provider type
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Private purpose-built student accommmodation (not run by a University) (236 respondents)

University accoommodation, on and off campus (294 respondents)

The search for private PBSA followed a similar tfrend to that of the rented student house and
mirrors the fact that private PBSA rooms go on sale earlier in the cycle than university rooms.
Care should be taken here to note that these are nof first years entering PBSA for the first fime
but returners seeking next year's accommodation. The numbers of respondents in this area
are low in comparison with the main cohort of student house hunters. For returning students
seeking university accommodation, the cycle was slightly later, starfing after Christmasin
January.

Student opinions on timing of housing search

45% of 2,478 respondents for any type of accommodation felt like the search took place far too
early. UK domiciled students seeking rented student housing were even more likely to state that
the search was early, with 56% of respondents stating this view. The Renters Rights Bill may well
seek fo change the timing of the search, but markets and landlords will find different ways to
adapt to the new rules.

The concerns shared over why the search was too early were mainly due to not knowing who
to live with (44% of 1,945 students seeking rented housing/apartments rather than PBSA) or not
being certain that the current friendship group would make the best housemates (a further
22%).

Another fifth of house/non PBSA seekers (20%) worried that they were searching at peak time,
aware that there might be “bargains” later in the year. Only 10% of house/non PBSA seekers
were worried that they didn't yet know the city well enough, perhaps indicating that the student
areas of the city are evident by the time of the search.

Although those who were seeking PBSA share some similar feelings that the search is far foo
early, there was not the same strength of feeling. Only around a third of students thought the
timing was too early, with almost a third stating it felt about right.



Rents and affordability

The survey asked a range of questions about rent levels. Respondents were asked to state

the affordable amount of rentin £ per week and what they were being expected to pay.

The two curves are shown below, for all housing types. The weighted average expected rent
(including London and Oxford) was £210 per week, as compared to £174 per week that would
be affordable. This indicated an average gap in rents above what would be affordable of £36
per week.

Expected rent vs affordable rent, all cities (incl. London and Oxford), all housing types

900
800
700
600

G|
o O
o O

Respondents

300

£21-£50 per  £51-£80 per  £81-£110 per £111-£140 per £141-£170 per  £171-£200  £201-£230  £231-£260  £261-£290  £291-£320  £321-£350
week week week week week per week per week per week per week per week per week

——EXPECTEDRENT  —— AFFORDABLE RENT
Base: 2,4/8 respondents

Looking at the affordability gap on a city basis for rented houses only, we can see the trend in
finer detail. Overall, students felt an affordable rent would have been £34 lower than the rent
they were expected to pay. The variations between cities are illustrated in the next chart. The
gap between affordable and expected rentin HMO market was the greatest in London and
Bournemouth at £64 per week, whilst in Birmingham there was only a £12 per week gap.
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Affordable vs expected rent per week, rented houses, including bills - main cities and
total

TOTAL i

£206

London £270

£335

£188
Bournemouth £952

£191
Oxford £243

£166
York £198

i £179
Bristol £210

Leeds £139 £164

£160
Manchester £180

50

frmai £l
Birmingham 1162

£

(@]

£50 £100 £150 £200 £250 £300 £350 £400

= Rent that would have been affordable m Rent expected per week (weighted average indl. bills)

Base: 1,6/8 respondents seeking renfed houses

A similar finding emerged from a survey of infernational students run by Accoommodation

for Students (AFS) (an accommmodation search website) where 63% of their respondents

had fo increase their budget whilst searching and had to find an additional £36 per week

- which broadly corresponds with the differential found in this survey between expected

rent and affordable rent. In their survey AFS discovered that around a third of students start
searching without a budget in mind. For those who did have a budget, the reasons for the
increase were attributed fo a shortage of accommmodation, wanting a better-quality property,
underestimating the market and keeping up with the budgets of friends.

Most students need to increase their budget whilst searching

When do students decide their accommodation budget?
Adjusting budget

1 don’t decide a budget
7%

630/0 had to increase their budget

£1 89/week average rent
£36/Week average budget increase

After | have
started searching
25%

-|-1 90/0 average additional accommodation costs

Before | start Reasons for budget increases:
seaﬁr;;ing « Ashortage of accommodation
* Wantfing a better quality rental
* Noft allowing enough when sefting their budget

30 * Changing accommodation type
S\~ Around a third of students are starting their search « Friends having a higher budget
without a decided budget in mind

Source: AFS Survey, 2025



Changes to budget during the search

Respondents were asked whether they had been prepared for the amount of rent they would
need to pay before they started their housing search. 71% of respondents unexpectedly had to
find additional rent money once the search for housing was underway.

Interestingly, respondents that had seemingly rented in the market in previous years expressed
the most surprise over prices. The chart below shows that refurners were experiencing the
greatest need to increase their rent expectations during the accommodation search, and
within this picture those who were in their third or more year of study (308 or 12% of 2,478) were
most likely to say that they had had to adjust their rent expectations as they searched. This may
coincide with a trend of more rapid rent increases in the most recent years.

Have your expectations of the amount of rent you will have to pay increased since you
started your search?

50%

45%
40%
35%
30%
25%
20%
15%
10%

5%

0%

No

Yes alittle Yes alot!

Respondents

m First years seeking house for second year m Second+ year seeking next year's acomm

Base:2,4/8 respondents

Only 29% of respondents (711) indicated that their idea of how much rent they would expect to
pay for accommodation for the forthcoming year had not changed during the period of the
housing search.

Value for money

On the subject of value for money, overall, 30% of respondents felt that their accommodation
was good value for money, 43% did not, and 27% were unsure if it was or was not good value.

The results vary considerably by housing type, where 45% those seeking a rented house
thought there were not getting good value for money in comparison with just 36% of those
seeking PBSA for their returning year.
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Do you consider that the accommodation options on offer to you are value for money?

37%

50%

45%

PBSA (533 respondents) Rented Houses (1,945 respondents)
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15%
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Base: 2,4/8 respondents

Value for money is a subjective term. The responses indicate that it is harder for providers to
prove value for money to students who are the most price sensitive. It may also be difficult fo
prove value for money to those who have never searched for a property before, and who are

under fime pressure to find a property, and where the variety of properties may be hard to
compare.

Financial situation, employment and support

When it comes to financial security, 46% of respondents indicated they were financially
comfortable or well off. 53% suggested they faced some level of financial strain, including 23%
of respondents whose financial situation was a constant worry fo them.

How would you describe your financial situation?

| could easily handle a major unexpected expense/| have _ %
money left at the end of the month

jam comfortabieenovsn - | -
lamjust aboutgetting oy | -
My finances are a constant worry fo me _ 23%

0% 5% 10% 15% 20% 25% 30% 35% 40%
Respondents

Base: 2,4/8 respondents

There is variation from these averages according to work pattern. Those who didn't work (and
didn't suggest they wanted to) were more likely to be financially secure (57% of this group as



compared with 46% overall). This correlates with a higher level of parental support than other
students.

Those who worked all year around were more likely to say they faced some level of financial
strain at 64% respondents (compared with the 53% overall). These respondents were more
likely to state that their finances were a constant worry to them, with 29% of respondents
working all year around (compared with 23% overall).

Financial Support

Students were obtaining financial support from a whole variety of sources, with on average
each student rely on 2 sources of funding. Maintenance loans (68%), family support (58%) and
income from employment (41%) were the most common sources.

Sources of funding for living costs

Maintenance loan or grant I 68%
Family support e.g. money from your parents I 56%
Income from employment I 41%
Bank loan or overdraft . 15%
Scholarship/ studenfship  IE——— 12%
Hardship funds from your institution 6%
Other mm 4%
0% 10% 20% 30% 40% 50% 60% 70% 80%

m % respondents

Base: 2,4/8 respondents

Of the 56% or 1,389 respondents who received money from their family, 1,302 shared the
amount which they receive. There is great variation in the figures; 51% of respondents received
up fo £400 per month from their families, and 49% received more than £400.

The average parental contribution per month was £506 for all those who disclosed it. For UK
undergraduates, the monthly parental contribution disclosed was £415 on average.
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Family contribution to living costs per month

Less than £50 per month  n—— 44
£50-£100 per month  nesss——— 76

£101-£200 per month I 192

£201-£300 per month I 23]

£301-£400 per month I 119

£401-£500 per month I 128

£501-£1,000 per month I 339

£1,001-£2,000 per month S 130
£2,000-£5,000 per month  m—— 43

Parental contribution

0 50 100 150 200 250 300 350 400
Respondents

Base: 1,302 respondents who disclosed parental contribution
Jobs - working, impact of work

57% of respondents had a job alongside their studies, with around one quarter (25% of alll
respondents) indicating that they worked in the vacation period, which appears to give them
the opportunity to work more hours in this shorter period. 22% of respondents had a job all year
round, working between 11 and 20 hours per week. 10% of respondents just work in ferm time,
with very variable working hours. The HEPI/ Advance HE 2025 Student Academic Experience
Survey (SAES) indicates that 68% of students now undertake paid employment during ferm-
fimevii.

Working around 15 hours per week would afford a student around £150 per week or £600 per
month of income at minimum wage.

Work patterns

Yes all year around Yes in term time Yes in the vacation periods

180
160

Respondents
A O ©® OB K
OO OO o O

N
o

o

m1l-5hours m6-10hours  m1l-15hours  m16-20 hours  m21-25hours  m26-30 hours  m 30+ hours
Base: 1,424 working respondents

A further 725 or 29% of respondents stated that although they were not employed, they would
like to be.



Impact of working

Overall, 62% of working students (1,424) reported that they felt negative impacts from working
alongside their studies. 34% highlighted that the main issue was when their work coincided with
their academic deadlines. 21% of workers felt no impact of work on their studies.

Impact of working alongside studying

Impacts are only felt around deadlines [ 34%
Noimpact  E— 2%
| enjoy having my work alongside my studies [ 16%
My work is interfering with my studies [N 14%
My work is interfering with my welloeing  [EEEEEENGGEGGNGNNNN 14%

0% 5% 10% 15% 20% 25% 30% 35% 40%
Respondents

Base 1,424 respondents

Working patterns affect whether respondents feel that there are negative impacts from their
working lives on their academic obligations. Those who worked all year round were most likely
to feel the effects on their wellbeing (20%) and on their studies (20%).

Those who only worked in ferm time were most likely to say they enjoyed working (25%)
alongside their studies and felt no impact of their work on their studies (36%).

Summary - bridging the financial gap
Of 2,478 respondents:

1,389 (56%) were being supported by family/parental contributions, and within this group,
780 of them had income from employment (current or from summer savings).

1,089 (43%) declared no family support, of whom 606 had no job or family support. The
students who felt worse off are those who have no family support, which highlights just how
important the parental contribution is fo students. It also indicates the scale of the student
population facing financial pressures alone, including students from widening participation
backgrounds, families supporting more than one child through university at a time, and
care leavers.
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Employment income and parental contributions vs feelings of financial security

50%
45%
40%
35%
30
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= [ N
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5
Job only Neither job nor family All respondents BOTH job and family Family only
support support

R R R RN R X

m My finances are a constant worry to me
m | am just about getting by
= | am comfortable enough

m | could easily handle a major unexpected expense/| have money left over at the end of the month
Base: 2,4/8 respondents

Delving deeper into the findings, the following chart breaks down the levels of financial

support from parents and families and how this relates to work patterns. For students with no
work (who either didn't want to or need to work), parents were providing the most financial
support at £744 per month. At the other end of the scale, those who worked in vacation periods
(and perhaps due to their ability/need to work more hours) received the lowest levels of
parental support at £432 per month. In all cases, it is clear that alongside studying, parental
contributions are necessary for students. The parental contribution is almost doubling the
income that students are obtaining from their work, assuming a £10 per hour minimum wage.
This gives a clear indication of the difficulties that would be faced by students who do not
receive if.

Parental contribution: correlation with pattern of work

£800 £744

=
£ £700
3 £600 &%
*g £506 £480 .
S £500 £432
O
g £400
g £300
o
f £200
5 £100
>

£0

No work Workintermfime  Allrespondents  None but would like ~ Work all year Work in the
to work around vacation periods

Patftern of work

Base: 1,302 respondents who declared their parental contribution



Comparisons with HEPI's recent report on minimum income standards

HEPI recently published a survey with University of Loughborough and TechnologyOne which
delves deeply into student financeVil. A Minimum Income Standard for Students 2025 suggests
that the costs that students face after the first year (where costs are higher) are £406 per

week, assuming the student is living in private rented accommodation and in total, £21,126
income over the academic year. A minimum income standard is the amount of money a
student would need to have an acceptable standard of living. The table below shows what
the respondents of this survey are saying as compared with the Minimum Income Standard for
Students 2025 report.

lllustration: Income figures vs HEPI Minimum Income Standards 2025

Income Sources House hunting survey 2025 MIS Survey base cases

Working hours (ave.) 15 hrs per week 10 hrs per week (assumed term time of 40.4
weeks or 10 months)

Assumed employment 15 x £10 per hour = £150 per week, £5,250 (term time OR summer working only)

income in term time (min- | or £600 per month or £6,060

imum wage) annual (40.4 weeks)

Parental contribution (UK | £415 per month average Required contribution

undergraduates only) £4,150 annual (10 months) If max loan: £5,332

[f min loan: £10,961

Non-loan income £1,021 per month If maxloan: £10,582
(parent plus employ- £10,210 annual (10 months) If min loan: £16,211
ment)
Maintenance loan £7970 government 2025 forecast Max £10,544 and
2025/26 (England, average Min £4,915
non-London) £797 per month (if split across 10 England excl. London
academic months)
TOTAL INCOME (ave.) £1,818 per month First year students require £21,126

£18,180 per year

Are the students reaching | Students in this survey are not mak-
the minimum income ing the minimum income standard.
standards on average?

Notes: the calculations of student income are complex and do noft fully take info account the
summer period. Students have different working patferns across the year, with some students in
this survey working all year round or more hours in the summer fhan ferm fime; income which is not
accounted for in the above figures for comparability with HEPI MIS survey base assumption. The
table above assumes a 10-month academic year or 40.4 week academic year. This assumption is
for illustratfive purposes only.

On average, the students in this survey were almost achieving the minimum income standards
suggested by the HEPI survey, and they are doing so through a blend of work and parental
income. There is a £2,946 gap between actual average income and minimum income
standard under the assumptions used. Survey respondents are working more hours than HEPI
survey suggests are recommended (10 hours per week) or the number worked by HEPI MIS
survey respondents (13 hours per week) and many are also working in the summer. This may
mean they are achieving the Minimum Income Standards, but they are doing so through more
working hours.
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How respondents wanted to live

Of 2,478 respondents who are looking for accoommodation in the UK next academic year,

69% of them are seeking to share with friends/course mates, and 24% of them are looking for

accommodation alone/not in a group.

Those searching in groups:
Of the 1,710 respondents seeking accommodation with their friends or course mates:
40% or 688 were seeking a standard room in a house, sharing a kitchen and a bathroom;
28% or 482 were seeking an en-suite room in a shared house, sharing a kitchen (a lower
proportion of respondents than overall, suggesting that those searching on their own prefer
their own bathroom);
a further 13% were searching for either kind of the above room types;
the remaining 18% or 23 respondents were searching for a mix of PBSA room types and
rooms in houses, indicating once more that students have open minds about the variety of
options available o returning students.

Of the 369 respondents looking for accommodation not with a group:
28% of them or 169 respondents did not wish o be searching or living alone. rather, they
wanted fo take a room in an existing house, or be matched to a group taking a house, or

be allocated to a house share;

66% or 392 respondents did want to live on their own, and within this group two thirds of
respondents were seeking studio accommmodation with their own kitchen and bathroom;

Again, some respondents were keeping their options open with regards to room types,
with some also expressing a preference for an en-suite room in a house, or en-suite in PBSA.

The remaining 7% were seeking accommodation with either their partner (5%), or family
(1%) or other.



What students said they wished they had known
before they began house hunting for next year

754 open text responses were provided by respondents who wanted to share what they had
learned. These were run through Co-Pilot to summmarise the core themes:

Financial issues
Affordability (180 responses):

Students frequently cited the high cost of rent, bills, and deposits as a major concern, often
exceeding what student loans or family support could cover.

"Affordability — especially with government payment schemes not covering entfire ferms.
Expectations for family to subsidise. Bill prices.”

Looking info financial issues in further detail reveals a more nuanced summary of learnings,
which align heavily with key issues in the sector:

Budgeting (185 responses):

Students frequently mentioned the overall challenge of managing money, with many
finding the cost of living far higher than expected.

"Bristol is notoriously hard fo find places fo live. .. It's also expensive, so you need fo look
around.”

"Cerfain cifies are natfurally more expensive than others, this will apply to the housing too!”
Rent (101 responses):

Rent was a major concern, especially long-term contracts and paying for months when
not in residence.

"12 months contfracts so paying for renf when noft living there."
Financial Support (39 responses):

Many students felt that maintenance loans were insufficient, and some lacked family
support, making it hard to cover basic housing costs.

"All your mainfenance loan will go to rent.”
Bills (35 responses):

Students were often surprised that bills weren't included in rent and found it difficult to
estimate or manage these extra costs.

"Bills aren't always included, don't have to find housing super early in the year, don't gef a
cleaner or dishwasher or a dryer automatically.”
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Deposits (22 responses):

Upfront costs like deposits were a barrier for many, especially when required alongside
rent before student loans were disbursed.

"Advance payment PLUS deposit.”

Non-financial issues arising included:

Early planning (157 responses):

Many respondents felt unprepared for how early they needed to start searching for
housing and choosing housemates, often within weeks of starting university.

‘| had to immediately start the house hunt three months after starting university for the next
academic year.”

Advice and regrets (98 responses):

A large number of students expressed a wish for better guidance on housing, including
when to start looking, how to choose housemates, and understanding contracts.

‘| wish I had been fold how competitive and fast-paced the student housing market can e,
espedcially for second year accommodation.”

Contract issues (40 responses):

Students raised concerns about inflexible lease terms, lack of clarity in contracts, and
being locked into long-term agreements without adequate support.

"The length of your accommaodation contract can have implications. It's important to
understand the terms regarding early termination or extensions.”

House dynamics (9 responses):

Some students highlighted the challenges of living with others, especially when habits
and expectations around cleanliness and noise differed.

"You may not realize how different living habits can impact your daily life. If you're a light
sleeper and your roommate is a night-owl, it can be very disruptive.”

"Selecting roormmates based more on friendship than on shared living preferences resulted
in some avoidable conflicts.”



Commuters

549 or 22% of respondents were expecting to commute more than 30 minutes to university in
the forthcoming academic year. Of this group 82 were not looking for accormmodation and
467 were.

Reasons for commuting

Hallf of this group of commuters had made the choice to live further away to find cheaper
rents (283 respondents), and a further 22% (123 respondents) stated that they could noft find
available property closer than 30 minutes away. Other responses indicated more personal
reasons to live further away, including 8% of this group who were living at home, and others
who had family obligations.

Reasons for living more than 30 minutes commute from university

Tofind cheaper rent I 52%
No properties were available closer NS 22%
Other (please specify) NN 10%
[amliving athome [ 8%
To be closer to family [l 3%
To becloser towork [l 3%
To find family accommodation Bl 2%

0% 10% 20% 30% 40% 50% 60%
Base: 549 respondents

Within the 57 open text responses, further comments were made about preferences not fo
live in student areas, better quality housing or better neighbbourhoods elsewhere in addition
to cheaper rents. Some were seeking a more tranquil or “safe” environment. Others were
pursuing lifestyle choices, living with their partner, or closer to entertainment. Some were

on placement. Some were living in student neighbbourhoods further from campus (such as
Fallowfield in Manchester).

Impact on study

Respondents felt that commuting more than 30 minutes fo university had a negative impact
on their overall university experience. 60% respondents indicated they felt a moderate impact
(either “a bit" or “somewhat” of an impact). 15% stated that there was a greater impact whilst
11% said they didn't think the commute impacted their experience at all.
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Do you think your commute negatively impacts your overall university experience?

200
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34%
26%
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1%
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Alot A bit Somewhat Not at alll Not sure

Respondents

o O

Base: 549 commuting respondents

Those most likely to say their commute greatly impacted their overall university experience were
those who had struggled fo find a property closer to university i.e. those who had not chosen to
live so far from their place of study. Others who had made a more active choice fo live further
away (i.e. fo access cheaper rent) seemed less negative about the commmute. This suggests an
existing shortage of suitable accommmodation closer to universities.

Awareness of Renters Rights Bill

Considering the Renters' Rights Bill is expected to become law in 2025 or 2026, of the 2,478
students who were seeking housing in the UK for the next academic year, 62% of them had not
heard of the Bill. One third (33%) had heard of the Renters’ Rights Bill, but didn't know much
about it. Just 5% of 128 students had heard of it and realised it will have implications for student
housing tenancies when it is passed.

Most students are not currently looking for flexibility in their tenancies (i.e. ability to leave

early), with only 12% of respondents highlight this as important factor in their search for
accommodation. Within rented student houses alone, only 8% of students cited this as a factor
in their search (currently flexibility is not available), whereas 16% considered this as important
from the PBSA seeking respondents, and 18% of (the smaller cohort) of those seeking a house
with a mix of students and professionals. Once more flexibility in tenancies is available and as
students become more aware of their rights, these findings may change.



About the survey and its respondents

Fieldwork for the House Hunting Behaviour Survey took place during May and June 2025,
during which time 37 universities took part by sending out the survey link to their students,
and many students’ unions also contributed to this process. Eight universities achieved more
than 100 responses each, and their participation contributed 68% of responses. University
of Bournemouth and Oxford Brookes University achieved more than 200 responses, whilst
University of Manchester's students represent 20% of total responses. Thank you to everyone
who took part.

In future, it is the intention o run this same survey again once the RRB legislation has been in
place for at least a year to determine the impact on house hunting behaviour over time. The
data collection period could also be moved to springtime, to increase the response rate, as this
will allow deeper analysis of the data (though affect direct comparability between datasets).

There were 2,637 respondents to the survey overall.

Within this, 2,478 of whom were searching (or needed to search) for accommodation for
the forthcoming year within the UK. These have formed the main analysis of house hunting
behaviour in this report.

In addition, 13 respondents were seeking accommodation overseas as part of their continued
studies info the next academic year.

146 respondents were not looking for accommmodation for next academic year. This appears
to be because partly as they were living at home and commmuting, and partly as they were
remaining in their existing accommodation or embarking upon a placement year.

Of the 2,478 respondents 82% stated they would be living away fromn home for the duration of
their studies. Only 3% infended to move back home to continue studying at some point, and 3%
were unsure.

For those who had decided not to live away from home for all years of their programme, or
those who were unsure, affordability/financial pressures were the main reason cited.

65% of the 2,478 respondents were first year students, 22% were second years, and 9% were in
their third or more year. 85% were undergraduates, 11% postgraduate taught/masters and 4 %
postgraduate research/doctoral students.
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Respondents by level and year of study

First Second Third or more Total
Undergraduate 54% 21% 10% 85%
Postgraduate (taught/masters) 9% 1% 1% 11%
Postgraduate (research/doctoral) 2% 1% 1% 4%
Grand Total 1,620 550 858 2,478

Domicile

75% of respondents were from a UK domicile, and 25% from EU or non-EU backgrounds.

Gender

Of the 2,478 respondents seeking housing in the UK for next academic year, 65% were female,
30% male and 5% preferred not to say or stated another form of gender.

Issues affecting ability to find housing

135 survey respondents indicated that they were affected by factors which made it difficult for
them to find housing. 79 students cited mental health conditions including anxiety, depression,
OCD and eating disorders. 35 students declared neurodiverse conditions including ADHD and
autism. 48 students cited physical disability, mobility issues, visual impairment. Other issues
included having to accommodate children full or part time, having support animals, 2 students
had trouble with guarantors. 7 cited dietary restrictions or conditions which meant they needed
individual bathrooms.

Students who express a mental health condition, including anxiety and depression express
more difficulty in finding somewhere to live than average. On the 1-10 score of each of finding a
student rented house, all respondents seeking this type of accommodation scored the difficulty
as 5.92. Those with a mental health condition scored the search difficulty at 6.32. Note that this
is a small sample size.

Students who declared a physical disability or circumstance limiting their physical ability
seeking any type of housing faced the most difficulty level, with a score of 6.73 as compared
with 5.99 for those who expressed no circumstances that would limit their ability to find
housing.

There are many other studies that share a great deal of evidence on these issues*.




Appendix 1: Impacts on student

housing from the Renters Rights’ Bill

The Renters' Rights Bill has been through several iterations on its journey through Parliament
since Sepftember 2024, and it may not yet be completely set in stone. Royal Assent is expected
during the 2025 - 2026 academic year.

The Bill will have differential impacts on PBSA and HMO student housing, and the impact of
this needs to be understood in the context of where students are housed. Estimates of the
whole market in 2020 indicated 1.2 million students were renting housing in the UK whilst at
universityX:

28% in university residences 336,000 students
27% in private PBSA 324,000 students
45% in Houses of Multiple Occupation (HMOs) 540,000 students

PBSA sector

Private PBSA operators that are members of a government approved Code such as the Unipol/
ANUK National Codes for non-educational providers stand fo be exempted from much of the
Bill and will be able to continue offering fixed-term contracts. The fransitional year of the Bills
implementation will offer some challenges to this sector.

Universities are already exempted from the assured tenancy regime so their own
accommodation will be largely unaffected by the Bill.

There are potential issues for the sector with clear disparity opening between PBSA and the
wider Private Rented housing Sector (PRS) in ferms of their contractual offer fo students. A
review of the ANUK/Unipol National Code took place earlier in 2025, with measures infroduced
to improve contractual flexibility for students with significantly changed circumstances to

try and address some of these differences. The overall position will be of different rights for
students living in PBSA to those in a HMO.

HMO sector

The RRB represents a more significant change in the HMO sector for tenant rights and
landlord obligations. The Bill does not yet have Royal Assent, but the main aspects and some
commentary on possible consequences is set out below.
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Change

Impact

Possible Consequence

The Billis sef to infroduce
restrictions on rental
payments in advance.

Landlords cannot

require termly or greater
payments upfront fo
coincide with student loan
payments

Students may find it harder to
manage their finances if rent is not
paid soon after loans arrive.

This could affect students who do
not have a UK based guarantor,
who would often choose to pay
upfront instead.

This will particularly impact
international students who struggle
to secure a UK based guarantor

Landlords will look at other ways to mitigate
their risk. The use of guaranfors is likely fo
increase, alongside arise in rents.

More students will be forced in to using
guarantor insurance schemes, adding
additional cost to their renting experience.

We understand in the sector that as rents
rise, and UK wages are not keeping up, more
households than ever are finding difficulties
in meeting the thresholds for acting as
guarantors to their children.

No more fixed ferm
fenancies.

A new Assured Tenancy
Agreement (periodicin
nature) will be introduced

Students will be able to leave

their tenancy with as little as two
months' notice af any time (if the
landlord does not specify the notice
period in the contract this could be
as little as 28 days' notice).

On joint tenancies (commonin
shared student houses) one tenant
giving notice will end the fenancy
for all.

Student property is let on a cycle which
coincides with the academic year, though
does not entirely mirror it. Tenancy lengths
can range from 37 fo 52 weeks.

Currently, tenancies are not flexible and
students are unable fo leave early.

Although it is not possible fo exactly foresee
how student behaviour might change, it is
reasonable to predict an increase in students
giving notice fo leave early as knowledge
increases.

Landlords will have to be a lot more active
in the management of their properties fo fry
and maintain their tenancies for longer and
an annual income stream.

There still remains lofs of issues with what
would happen if students are in a joint
tenancy and not all the group wish to
leave, increasing the risk of inadvertent
homelessness.

Anincrease in void periods, reduction

in certainty of income for providers and
increased administration costs are likely

to lead to a fall in availability of dedicated
student HMO stock af key infake points in the
academic cycle. This will inevitably lead to a
rise in rents.




Change (cont...)

‘ Impact

Possible Consequence

Other Changes to be phased in over time

Introduction of a Decent
Homes Standard and
Awaab's Law to the
Private Rented Sector

There will be a new legal duty on
private landlords to ensure their
property meets the Decent Homes
Standard, and free of serious
hazards.

Awaab's Law will require private
landlords to address hazards, such
as damp and mould, within a
specified fime periods.

Unlikely to affect landlords that are already
part of volunfary accreditation schemes
around the country, who are already meeting
higher than minimum standards.

Could help tenants in those cifies where
accreditation is not present and in
conjunction with the landlord database

and the ombudsman, help get complaints
resolved more quickly and improve property
standards.

The Landlord Database
will see all rented
property registered or the
first fime

Landlords will be legally obliged to
register both themselves and their
properties. Landlords will need to
pay a fee to join the database.

Landlords would face civil penalties if
they market or let out a property without
registering it and providing the required
information.

It is yet known what information will be held
but along with licensing information and
council fax exemption data this will help to
track any decline in supply.

Right fo request a pet

Students can request to have a pet
in their rental property. Landlords
must consider these requests fairly
and cannot unreasonably refuse
them.

Additional considerations where there are
shared areas, noise disturbance to multiple
tenants, and the possibility of pets being left
unsupervised for extended periods while
students are away or busy with their studies.

Private Rented Sector
Landlord Ombudsman

Prospective, current and former
tenants will be able fo make a
complaint fo the Ombudsman free
of charge.

All private landlords will be legally
obliged to join it, including those
who use a letting agent or a
managing agent who is a member
of aredress scheme.

The decisions made by the PRS Landlord
Ombudsman are infended fo be legally
binding on landlords if the tenant accepts
them.

This could lead to positive improvements in
complaint responsiveness, although scheme
fimescales will be important as student
fenancies tend fo be shorter than others.

Evolving Standards in the Student Private Rental

Market

With the potential reduction in dedicated HMO student landlords there is a strong likelihood
that rents in the remaining HMO properties will increase, by virtue of reduction in supply, and

the uncertainty created by the ability of students to leave (void risk premium). This is in addition

to other inflationary pressures in foday's economy.

One way to protect the loss of student HMOs by supporting landlords could be the
development of a national or more local accreditation schemes for student HMOs. This could
work alongside the Landlord Database, going beyond the Decent Homes Standard, offering
specific training and resources related to student needs and address unique aspects of the
student sector, including the development and use of student specific tenancy agreements. In
time, an increased take-up of accreditation in the HMO sector could justify similar exemptions
from the Bill as those expected for the PBSA sector that is part of a Code.
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Universities and students’ unions already have a vested interest in the quality of student
accommodation. Some local authorities already operate or partner with accreditation
schemes. Unipol successfully administers two city wide schemes in such partnerships. For
example, in Leeds, the partnership has recently concluded a MHCLG PRS Pathfinder Project,
looking at behaviour change as an approach to improve conditions in the private rented
sector. This project showed encouraging signs for the use of behavioural interventions as fools
to prompt well-intentioned landlords towards positive actions in the private rented sector.

The Bill leaves open the possibility of infroducing additional, sector-specific regulations at a
later stage. The rollout of the RRB will undoubtedly reveal areas where further fine-tuning or
sector-specific measures are needed. This will likely include a focus on student housing. It will
be important for inferested parties such as universities, local authorities, and students’ unions
to work together to highlight emerging problems so that action can be taken to avoid further
loss to the HMO student stock.
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