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1. Introduction and problem under consideration  
The Grenfell Tower tragedy in 2017 raised serious concerns about how some social tenants were 
being treated by their landlords. The tragic death of two-year old Awaab Ishak amplified these 
concerns and threw into sharp relief the need for government efforts to rebalance the relationship 
between social tenants and their landlords, and to improve the quality of social housing across the 
country.  

The Social Housing (Regulation) Act 2023 (‘the Act’) introduced a series of reforms to social 
housing, following on from in-depth consultation with tenants and others in the wake of the Grenfell 
tragedy. Whilst the Act was being taken through Parliament, an inquest into the death of Awaab 
Ishak found that he died as a result of a respiratory condition caused by damp and mould in his 
social home. Despite being aware of the mould, his landlord did not take action for over two years. A 
campaign was launched by Awaab’s family that called for legislation introducing timeframes for 
social landlords to make repairs in their properties, and Awaab’s Law was introduced as an 
amendment to the Act.  

Setting timescales will leave no ambiguity as to how quickly social landlords should respond to 
hazards in their property that put tenants’ health and safety in danger, and will empower tenants to 
challenge their social landlords directly when they fail to provide them with a safe home. 

Overview of requirements 

The Hazards in Social Housing (Prescribed Requirements) (England) Regulations 2025, known as 
Phase 1 of Awaab’s Law, came into force on 27 October 2025. Awaab’s Law requires social 
landlords to:  

• Investigate any potential emergency hazards and, if the investigation identifies an emergency 
hazard, undertake relevant safety work as soon as reasonably practicable. The investigation and 
the relevant safety work must both be completed within 24 hours of becoming aware of 
the hazard.   

• Investigate any potential significant hazards within 10 working days of becoming aware of them.  
• Produce a written summary of investigation findings and provide this to the tenant within 3 

working days of the conclusion of the investigation.     
• Undertake relevant safety work within 5 working days of the investigation concluding, if the 

investigation identifies a significant hazard.     
• Begin, or take steps to begin, any work required to prevent a significant or emergency hazard 

recurring (“supplementary preventative work”) within 5 working days of the investigation 
concluding, if the investigation identifies a significant or emergency hazard. If supplementary 
preventative works cannot begin within 5 working days it must begin as soon as reasonably 
practicable, and within 12 weeks.  

• Satisfactorily complete supplementary preventative works within a reasonable time period.   
• Secure the provision of suitable alternative accommodation for the household, at the social 

landlord’s expense, if relevant safety work cannot be completed within the timeframes set out 
above.   

• Keep the tenant updated throughout the process and provide information on how to keep safe if 
the unsafe premises is not vacated.   
 

Awaab’s Law includes a provision for a defence if social landlords have taken all reasonable steps 
to comply, but it has not been possible to do so for reasons genuinely beyond their control.  

Awaab’s Law is being implemented in a phased approach, allowing time to ‘test and learn’ between 
phases to ensure that the regulations are effective and work in practice for both landlords and 
tenants. Phase 1 Test and Learn obtained evidence from both social landlords, tenants and sector 
organisations on the practical implementation of the first phase of Awaab’s Law through a 
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combination of qualitative and quantitative research. This evidence has informed our policy 
development for Phase 2 of Awaab’s Law.   

Further regulations for Phase 3 will be laid in due course. Landlords will continue to be encouraged 
to act on all hazards in a timely manner and not to wait for regulations to be laid. 

Rationale for Phase 2 
While many social landlords are actioning repairs to hazards quickly, the Tenant Satisfaction 
Measures (TSMs) data from 2024/25 suggests that 1 in 5 non-emergency repairs are not completed 
within landlord’s self-defined target timescales. The government considered that legislation was 
needed to make perfectly clear to the sector that social landlords must not delay taking action in 
response to hazards, and that repairs should be a priority for social landlords to help keep their 
tenants safe in their homes. Furthermore, as the case of Awaab Ishak has shown, some landlords 
are not investigating or fixing hazards quickly enough, with some residents left months or years 
living in unsafe conditions. Introducing legally binding time limits for further HHSRS hazard across 
the sector will create parity for social housing residents, regardless of who their landlord is. 
 
Phase 1 of Awaab’s Law introduced legislative timescales for repairing damp and mould and all 
emergency hazards (apart from overcrowding) to ensure that social tenants and landlords are clear 
on how quickly hazards should be addressed, and to enable social tenants to challenge their 
landlords through the courts if they are failing to meet their statutory duties.  

However, limiting these regulatory timescales only to damp and mould and emergency hazards 
risks these hazards being prioritised above other hazards that may present equally significant risks 
to tenants’ health and safety. To avoid this imbalance, it is appropriate to expand Awaab’s Law to 
eventually cover all HHSRS hazards over time. Delivering this through a phased, two-tranche 
approach will support more effective implementation, allowing time for landlords to adapt to new 
hazards coming into scope, while providing government the opportunity to test and learn between 
phases before expanding it more broadly. Phase 2 of Awaab’s Law would bring a broader set of 
HHSRS hazards into scope, requiring landlords to fix those hazards within the required timescales. 

It is recognised that the introduction of Phase 2 of Awaab’s Law will represent a cost to social 
landlords, however the extent to which this is the case will vary across the sector, with the greatest 
cost falling on those currently not properly fulfilling their responsibilities towards their tenants. The 
government recognise that for some landlords the costs of meeting Awaab’s Law might require 
them to deprioritise other services and investments, so we also need to ensure that the policy works 
effectively to keep residents safe.  

2. Strategic case for proposed regulation  
 
Awaab’s Law is being extended to a wider set of hazards under the Housing Health and Safety 
Rating System (HHSRS) for Phase 2. The overall objective of this policy is to ensure that registered 
providers of social housing (referred to as ‘social landlords’ in this document) respond quickly to 
reports of hazards in their homes and so better protect their tenants from unsafe housing conditions. 
 
Awaab’s Law will be extended to include the following groups of hazards where they present a 
significant risk of harm:  

• Excess cold  
• Excess heat 
• Falls  
• Structural collapse 
• Fire and explosions  
• Electrical hazards 
• Hygiene hazards 
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In selecting these hazards for inclusion a number of criteria were considered, including how 
common they are, likely impact on health and safety, which hazards tenants care about the most, 
and the cost of repairs compared to their impact.    
 
Rationale for government intervention 

The relationship between landlords and tenants within both rented sectors suffers from a principal 
agent problem. This arises because landlords (agents) make decisions for which tenants (principals) 
bear the consequences. Tenants have limited power to influence such decisions or monitor their 
effectiveness. 

For housing quality, landlords are responsible for the repair and maintenance of homes. Given their 
lived experience, tenants will understand in real time the effects of disrepair or deficiency, but are 
generally unable to fix problems. Social tenants are also typically less able to move than they would 
be in a free market, such as the Private Rented Sector. 

In the social rented sector, landlords are unable to raise rents beyond the maximum as set out in the 
Rent Standard, which is currently CPI+1 (plus convergence, where applicable, from April 2027). The 
inability to increase rents may disincentivise investment in housing quality as landlords are unable to 
recoup their investment. Social landlords also have multiple objectives, with councils and local 
authorities in particular having additional statutory and regulatory standards they must balance 
within this fixed income environment. Trade-offs faced by landlords suggest a need for legislation to 
ensure that spending on resident safety, a key government objective, is given priority. 

Policy Context  

Awaab’s Law works alongside various pieces of existing legislation to ensure the safety of social 
housing, including: 

• the Housing Act 2004, which effectively requires all rented homes to be free from HHSRS 
Category 1 Hazards. In addition, Local Authorities have discretionary power to enforce 
against HHSRS Category 2 Hazards, where they consider it appropriate and necessary to 
resolve poor housing conditions; 

• criterion A of the Decent Homes Standard requires homes to be free from Category 1 
hazards under the HHSRS; 

• the Landlord and Tenant Act 1985 as amended by the Homes (Fitness for Human 
Habitation) Act 2018 requires landlords in England to ensure their rented properties are safe, 
healthy and free from serious hazards from the start of the tenancy and throughout.  

Awaab’s Law does not introduce new repair requirements for landlords. For Category 1 hazards, it 
brings forward action that landlords already need to take and requires this to be completed within 
fixed timescales where the relevant conditions are met. In addition, it is assumed that discretionary 
power for Category 2 hazards will likely align with situations that will trigger Awaab’s Law. 

Awaab’s Law provides sector-wide timelines for repairs. At present, landlords set their own target 
timescales, of which maximums are reported to the RSH. It is likely that some repairs will be brought 
forward. However, the government does not hold sufficient data to estimate the likely change in the 
timescale of repairs. The largest change (and therefore the largest benefits) will occur in outlier 
cases where landlords would otherwise take significantly longer than Awaab’s Law timescales. 

In addition, Awaab’s Law requires a more person-centred approach than the current HHSRS. At 
present, the HHSRS considers hazards in the context of a worst-case “notional tenant”, rather than 
a case-by-case basis. 
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While the DHS aims for long-term improvements and preventing severe hazards, Awaab’s Law 
complements it by ensuring that, when problems do arise, landlords are legally required to 
investigate and fix issues within set timeframes, promoting prompt and consistent repairs. 

Awaab’s Law does not require additional repairs to take place, but for repairs to take place to set 
timescales. It is likely that some repairs will be brought forward: however, the government does not 
hold sufficient data to estimate the likely change in the timescale of repairs. 

The current policy landscape for Awaab’s Law is explained in Annex A. 
 
Current position on quality and repairs in the social rented sector   
 
Quality 
 
The English Housing Survey (EHS) showed that 5% of social homes in 2024 had a Category 1 
hazard. Falls on stairs (1.2%) and falls on the level (1.2%) were the most reported Category 1 
hazards within the sector. 
 
Figure 1: Homes with at least one Category 1 HHSRS hazard by Local Authority (LA) and 
Private Registered Provider (PRP) landlords, 2015-2024 
 

 
Source: EHS 
 
While the number of Category 1 hazards reported by the EHS has declined over the past ten years1, 
5% of the sector still represents 204,000 homes which contained at least one hazard. As 
demonstrated in Figure 1, PRPs reported a slightly lower proportion of homes containing at least 
one hazard over the period, though both LAs and PRPs demonstrated a small uptick in the most 
recent year. 
 
The existence of Category 1 hazards is the most common reason for SRS homes to fail the Decent 
Homes Standard. In 2024/25, 10.2% of SRS homes failed, of which, approximately half had at least 
one Category 1 HHSRS hazard2. Non-decency has been shown to have a negative effect on the 
wellbeing on households (see benefit section). 
 
Repairs 
 

 
1 It should be noted that years 2020-2021 were modelled, given inability for surveyors to visit homes during the 
Pandemic period. In other years, data are based on a sample of observed dwellings. 
2 Annex tables for English Housing Survey 2024 to 2025 headline �indings on housing quality and energy ef�iciency 
- GOV.UK 

https://www.gov.uk/government/statistics/annex-tables-for-english-housing-survey-2024-to-2025-headline-findings-on-housing-quality-and-energy-efficiency
https://www.gov.uk/government/statistics/annex-tables-for-english-housing-survey-2024-to-2025-headline-findings-on-housing-quality-and-energy-efficiency


 

7 
 

The Regulator of Social Housing (RSH) publishes data relating to social landlord repairs in the 
TSMs release. The most recent publication details 2024/25, ending prior to the implementation of 
the first phase of Awaab’s Law, gives us a view of repair timelines in the sector pre Awaab’s Law.   
 
The TSM data suggests that in 2024/25, 79% of non-emergency repairs were completed within 
landlord’s self-defined target timescales. Social landlords had a median target timescale of 28 
working days, though the distribution was wider for PRPs, which were more likely to aim for longer 
timescales at the maximum (i.e. not for all repairs). 
 
However, definitions of hazards in the TSMs and those under Awaab’s Law are not fully aligned. 
The TSMs identify “emergency” and “non-emergency” repairs, whilst Phase 2 of Awaab’s Law is 
concerned with “emergency” and “significant” hazards (which do not have the same definition as 
“non emergency” repairs). This means that the TSM data cannot form a baseline for repair timelines 
for Phase 2 of Awaab’s Law. 
 
Some landlords already address hazards in a timely fashion, however, there are outliers which have 
a significant impact on the health and wellbeing of residents, as evidenced in complaints made to 
the Housing Ombudsman (of which 45% of high-risk cases relate to housing condition - the largest 
category of complaint). Furthermore, out of the 714 findings of severe maladministration in 2024/25, 
504 were due to property condition. The (mean) average repair time therefore likely remains high 
due to extreme outliers. Eradicating these outliers is critical to tenant safety. The person-centred 
approach to Awaab’s Law will also require landlords to address Category 2 hazards under Awaab’s 
Law timescales in some cases where it is deemed reasonable as a tenant is particularly vulnerable. 
Landlords should already be addressing these Category 2 hazards under the Housing Act 2004 and 
the Homes (Fitness for Human Habitation) Act 2018. This will represent a significant improvement in 
the speed of this kind of remediation, as well as a significant boost to the broader sense of tenant 
safety within their home. 
 
The need for further quality and repair improvements in the SRS 
 
Poor-quality housing and delayed repairs provide the rationale for introducing Phase 2 of Awaab’s 
Law, which would bring further HHSRS hazards into scope where they present a significant risk of 
harm.  
 
Health and wellbeing 
 
Hazards in the home can have a range of health impacts which can be broadly categorised into 
physiological harm, psychological harm, infection and accidents. EHS data show that 204,000 social 
homes contain HHSRS Category 1 hazards, and that households living in a poor-quality home are 
more likely to contain at least one member with a long term illness or health condition. According to 
the 2023 BRE report, “The Cost of Ignoring Poor Housing”, the NHS spends over £1 billion annually 
treating individuals impacted by inadequate housing. Addressing poor housing conditions in 
England immediately could deliver an estimated societal saving of £136 billion. 
 
Remediation of these problems cannot be isolated to Awaab’s Law due to existing obligations within 
the Decent Homes Standard and elsewhere, which means this benefit cannot be monetised. A 
sensitivity analysis setting out associated costs for hazards reducing can be found on page 23.  
However, remedying hazards in a more timely way will reduce the likelihood of these health impacts 
occurring or escalating. Social landlords will be expected to respond to any reports of hazards in 
their home within a fixed timeframe and provide a written summary of their findings, which will 
improve the repairs and maintenance service that tenants receive and lead to wellbeing 
improvements by reducing uncertainty and worry about their safety. These health improvements are 
likely to result in a reduced burden on the NHS, with fewer housing relating issues resulting in 
tenants requiring medical attention. 
 
Societal benefits  

https://www.gov.uk/government/statistics/tenant-satisfaction-measures-202425
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There are also likely to be wider societal benefits of reducing health and safety hazards in homes, 
such as reduced instances of lost employment and lower productivity due to ill health, as well as 
improved education outcomes from lesser illness as a result of poor-quality housing. 
 
Improved tenant and landlord relationship 
 
Phase 2 of Awaab’s Law should continue to encourage better communication between landlords 
and residents, providing certainty on when and how repairs will be carried out. Improved repairs 
services and higher levels of tenant satisfaction should also improve landlord and tenant 
relationships.  
 
Inherent benefits of faster repairs 
 
Figures reflected in the Housing Ombudsman Service’s Spotlight Report “Repairing Trust”, indicate 
that only between 5% (London) and 17% (Yorkshire and the Humber) of social tenants rated their 
landlord as good or excellent at providing information about progress of repairs requests.  
A clear route for tenants to take action where a landlord does not act on hazards that have been 
reported and that present an imminent or significant risk to health will also empower tenants to raise 
safety issues in the home early, could result in lower cost of repairs and maintenance. The 
relationship and trust between landlords and tenants could also be vastly improved if landlords do 
act swiftly in these cases. 
 
Phase 1 Test and Learn  
 
A Test and Learn programme was undertaken for Phase 1 of Awaab’s Law to obtain evidence from 
social landlords and tenants on the practical implementation of the first phase through a 
combination of qualitative and quantitative research. This consisted of:  

• Externally commissioned research undertaken by Verian  
• Tenant and resident engagement  
• Landlord and sector engagement  
• Quantitative evidence drawn from surveys, the Housing Ombudsman Service (HOS), the 

Regulator of Social Housing (RSH), and Housemark.  
 
Findings from the Test and Learn have provided valuable early insights into the implementation of 
Awaab’s Law during its initial months, with research lead by Verian on Phase 1 implementation 
suggesting the beginnings of behaviour and expectation shifts across the sector, while noting the 
unevenness and fragility of early benefits which have been constrained by varying pressures. 
However, it should be acknowledged the relatively short period since implementation of Phase 1 
and therefore the limitations on the data and insights available. Our phased approach of 
implementation will continue to allow time to ‘test and learn’ between phases, ensuring the policy 
operates effectively in practice. 
 
Overall, the Test and Learn suggested general support for the aims and objectives of Awaab’s Law 
among both social landlords and tenants and indications that Awaab’s Law is beginning to deliver its 
intended policy outcomes. The executive summary from our externally commissioned research 
provides further details on early insights of implementation. Given this, the government believes it is 
proportionate to introduce further HHSRS hazards into scope of Awaab’s Law for the next phase.  

3. SMART objectives for intervention  
 
The overall objective of Awaab’s Law policy is to ensure that registered providers of social housing 
respond quickly to reports of hazards in their homes and so better protect their tenants from unsafe 
housing conditions. The introduction of Phase 2 of Awaab’s Law aims to achieve the following 
SMART-aligned objectives by 2029. It is important to note that the evaluation criteria and metrics 
presented here are indicative at this stage. 
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1) Faster remediation of hazards 
 
Outcome: Landlords are investigating and fixing hazards faster. 
 
Evaluation criteria (indicative targets based on preferred option):   

Tenant satisfaction with repair speed and quality through the Tenant Satisfaction Measures 
published by the RSH.  

2) Improve tenant satisfaction 
 
Outcome: To improve tenant satisfaction in social rented housing.  
 
Evaluation criteria (indicative targets based on preferred option):  

Tenant ‘satisfaction with accommodation’ to improve via the English Housing Survey and other 
sources of data such as the Tenant Satisfaction Measures published by the RSH. 

3) Improved communication between social landlords and tenants 
 
Outcome: Increased communication between social landlords and tenants as a result of improved 
repairs services. 

Evaluation criteria (indicative targets based on preferred option): 

Tenant Satisfaction Measures published by the RSH. 

4) Improved tenants' awareness of identifying and reporting hazards 
 
Outcome: Prompt identification and reporting of hazards preventing issues from developing into 
significant problems and improve tenants' health and wellbeing.  
 
Evaluation criteria (indicative targets based on preferred option): 
 
Make Thing Right campaign evaluation on the awareness of Awaab’s Law and reporting 
processes.  

 
These policy objectives align with the government's broader objectives on improving the quality and 
experience of social housing and achieving our health mission. Phase 2 of Awaab’s Law will reduce 
the number of social tenants who are left living in hazardous conditions for indefinite or long periods 
of time. 

It should be noted that it is not possible to isolate such impacts to Awaab’s Law (and therefore 
monetise the benefit) due to insufficient data and concurrent, complementary regulations operating 
in this space, such as the Decent Homes Standard and the Minimum Energy Efficiency Standards.  

4. Theory of Change  
Phase 2 will draw on an approach that has already been tested and informed by early 
implementation experience. 
 
The Theory of Change for Awaab’s Law shows the logic of the intervention, with the intended 
pathways to impact. See Annex B for the Theory of Change diagram. The Theory of Change will be 
used to guide the Test and Learn for Phase 2 and inform evaluation questions as part of the wider 
Social Housing Quality Evaluation. 
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5. Summary of long-list and alternatives  
Overview of Awaab’s Law Phase 1 considerations  
 
When developing the overall policy for Awaab’s Law, three key options were considered.  

• Firstly, there was an option to do nothing, relying on existing requirements on social 
landlords relating to repairs and hazards, and also existing routes to raise complaints against 
landlords for residents dissatisfied with the service they receive. However, this option would 
not deliver upon the government’s desired outcomes, as existing legislation does not clearly 
specify how quickly landlords must investigate and fix hazards, which has led to serious 
failures, including the tragic death of Awaab Ishak. Without clear, legally enforceable 
timescales, this option would not deliver the desired culture change within the sector to 
ensure residents feel safe in their homes and that their voices are heard when concerns are 
reported.  
 

• Secondly, there was an option to introduce timescales through the Regulation of Social 
Housing Consumer Standards. However, the Regulator focuses on systemic failures of 
social landlords and does not intervene in individual cases, meaning tenants would still lack 
strong legal grounds to challenge landlords directly.  
Furthermore, the clause in the Social Housing (Regulation) Act 2023, introducing Awaab’s 
Law, specifies that the Secretary of State must make regulations to set legally binding time 
limits for landlords to take action in relation to hazards affecting social housing. Therefore, 
both of these non-legislative options would mean the Secretary of State could be subject to 
judicial review for omitting to make regulations.  
  

• The recommended option, which has been implemented, was to legislate for Awaab’s Law 
through secondary legislation, setting clear and enforceable timescales for landlords to act 
on hazards. This approach was considered essential to deliver meaningful culture change in 
the sector, deter delays in repairs, and empower tenants to seek redress, including through 
the courts where necessary. This option was also essential to adhere to the clause in the 
Social Housing (Regulation) Act 2023 requiring the Secretary of State to make regulations 
requiring landlords to take action in relation to hazards. The legislation has been 
implemented in phases to allow flexibility and learning over time, and complements, rather 
than replaces, the roles of the Regulator and the Housing Ombudsman. 

 
Phase 2 options  
 
Following the implementation of Phase 1, government considered the following options for the 
implementation of Phase 2. The primary rationale continues to be that extending Awaab’s Law is 
necessary to set clear timeframes for how quick repairs must be made. Please see Annex C for the 
critical success factors for Awaab’s Law and how they relate to the policy longlist in order to 
determine regulations as the most appropriate option forward. Annex D provides a full assessment 
of further options, including detailed rationales and links to critical success factors. 
 
Business as usual  
 
The government consulted on whether Awaab’s Law should apply to all hazards identified by the 
HHSRS that present a substantial risk to the health or safety of residents. While 81% of 
respondents supported Awaab’s Law applying to all HHSRS hazards, some respondents raised 
concerns about the feasibility of implementing the policy to all HHSRS hazards as proposed. As a 
result, Awaab’s Law adopted a phased approach, giving the sector time to adjust and enabled a 
‘test and learn’ strategy between phases. Government has committed to introducing three phases of 
Awaab’s Law, with the regulations for each implementation phase laid separately.  
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‘Business as usual’ would maintain the current scope of Awaab’s Law: covering all emergency 
hazards and significant damp and mould hazards, and relying on existing requirements on social 
landlords relating to the repairs of remaining HHSRS hazards. However, existing legislation is not 
explicit on what is a reasonable timeframe for reports of hazards to be investigated and fixed, and 
does not relate to individual circumstances. This is an important element of Awaab’s Law.  
 
Extend Awaab’s Law to a wider set of HHSRS hazards 
 
Expanding Awaab’s Law to cover a broader range of hazards ensures that hazards beyond damp 
and mould, which could pose an equally significant risk to resident's health and wellbeing, are in 
scope. Phase 1 currently covers significant damp and mould hazards, however, this is not the most 
common risk to health and safety, with falls on stairs being the most common. Broadening the 
scope would mean the government will place a duty on all landlords to address serious health 
hazards within specified time periods. The final policy design is to implement a shortlist of hazards 
for Phase 2 (as listed above).  
 
Implementation timeline  
 
When laying Phase 1 regulations, the government made a commitment to extend the scope of 
Awaab’s Law to all remaining HHSRS hazards in two future phases, Phase 2 in 2026 and Phase 3 
in 2027. As the agreed policy position was to proceed with extending Awaab’s Law, the subsequent 
policy consideration focused on the most appropriate implementation timings for that shortlist.  

Initial insights from the Phase 1 ‘test and learn’ approach revealed that the sector was seeking at 
least a six-month preparation period before the introduction of the next phase, with the expectation 
that final guidance will also be published with this lead in time. These findings led to the 
consideration of the following implementation timings for Phase 2:  

• Regulations to come into force in 2026, in line with the government's commitment 
• Delay regulations to come into force in 2027 

The final policy design was for Phase 2 of Awaab’s Law to come into force in November 2026. This 
meets the commitments to bring Phase 2 into force in 2026 and sets clear and enforceable 
timescales for landlords to act on a broader scope of hazards. Delaying implementation until 2027 
was discounted as a delay would leave tenants exposed to substantial risks from Phase 2 hazards 
for longer periods, potentially resulting in adverse health and safety consequences. It would not 
meet the commitment of implementation in 2026.  

6. Description of shortlisted policy options carried forward  
 

Option 0: Awaab’s Law Phase is not implemented (‘Business As Usual') 

Under this option, Phase 2 of Awaab’s Law would not be introduced.  

In absence of Phase 2 of Awaab’s Law, social landlords may delay taking action in response to 
hazards that are not in scope of Phase 1 of Awaab’s Law. There is also a risk that Phase 1 hazards 
are prioritised over other hazards that may present equally serious risks to tenants’ health and 
safety. Therefore, this option is not the preferred option. 

Option 1: Extend Awaab’s Law to a wider set of HHSRS hazards  

A shortlist of HHSRS hazards to come into scope for Phase 2. Various methods have been used to 
assess and prioritise which HHSRS hazards to include in Phase 2 of Awaab’s Law. These include 
evaluating the prevalence of hazards as an indicator for those most likely to require urgent action, 
considering the potential for extreme outcomes due to each hazard’s prevalence and nature, 
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identifying hazards that residents most frequently report or express concern about, and assessing 
value for money according to the benefit accruing to wider society e.g. cost savings to the NHS.  

This approach has identified the following shortlist of hazards for Phase 2:  

• Excess cold and excess heat 
• Falls 
• Structural collapse 
• Fire and explosions 
• Electrical hazards  
• Hygiene hazards 

 
Phase 3 will further extend requirements to the remaining hazards as defined by the HHSRS, with the 
exception of overcrowding. 
 
Option 2: Implementation timeline - Phase 2 regulations to come into force November 2026 

This option would meet the commitment for Phase 2 of Awaab’s Law to come into force in 2026, 
with a November commencement date. While our test and approach identified an ask from the 
sector for more preparation time, this approach will ensure regulations are in place to protect 
tenants in line with the government commitment. 

7. Regulatory scorecard for preferred option 

Part A: Overall and stakeholder impacts  

(1) Overall impacts on total welfare  Directional rating 

Note: Below are 
examples only 
 

Description of 
overall 
expected 
impact 

The regulations will improve welfare for tenants, 
particularly those who would have otherwise 
experienced adverse health, wellbeing, or economic 
outcomes as a result of protracted repair times. These 
benefits are likely to outweigh the costs borne by 
landlords. 

The total value of benefits required for the overall net 
present value of Awaab’s Law to be neutral is small. If 
expressed in terms of the benefits per household in the 
social rented sector, average annual costs of £19.0 
million over 4.3 million households in the sector mean 
that an average annual benefit of £4.46 per household 
must be achieved for the NPV to be zero. This 
illustration uses all households as the comparator 
based, but in practice not all households in the sector 
will necessarily benefit from these changes.  
Nonetheless, the level of benefit required to at least 
equal the costs incurred are demonstratably relatively 
small. 

Positive 

Based on all 
impacts (incl. non-
monetised) 
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Monetised 
impacts 
 

Total monetised cost of £190.2m (present value) to the 
sector over ten years, of which £121.2m is estimated to 
occur to PRPs, and £68.9m to LAs. 

This can be broken down into £0.9m in familiarisation 
costs, and £189.3m in compliance costs. 

Negative 

Based on likely 
£NPSV 

Non-monetised 
impacts 

There are significant positive non-monetised impacts to 
households, related to improved health, wellbeing, and 
productivity outcomes. These are discussed further in 
section 3 of the Regulatory Scorecard. 

Non-monetised impacts to businesses include IT costs 
and are discussed in the next section. 

Positive 
 

Any significant 
or adverse 
distributional 
impacts? 

There are likely to be positive distributional impacts, as 
the costs are incurred by landlords, but benefits are 
realised by social tenants who are, on average, on 
below median household income.  
 

Positive 
 

 

(2) Expected impacts on businesses  

Description of 
overall 
business 
impact 

Costs to familiarise and comply with the regulation fall 
on PRPs, which are businesses for the purpose of 
Regulatory Impact Assessments.  

Negative 
 

Monetised 
impacts 
 

Business 10 year NPV of -£121.2m, which is comprised 
of familiarisation costs of £0.7m and compliance costs of 
£120.6m. 

 
The EANDCB is estimated to be £14.1m. 
 

Negative  

Based on likely 
business £NPV 

Non-monetised 
impacts 

Non-monetised impacts have been considered such as 
the need to upgrade IT systems (which have been left 
non-monetised as it is unclear to what extent this cost is 
genuinely additional).  

Negative 
 

Any significant 
or adverse 
distributional 
impacts? 

Costs are largely spread across businesses based on 
how many units owned and therefore scale with the size 
of business. There is no disproportionate burden on 
small and micro businesses (see SAMBA for further 
details).  

Neutral 
 

 

(3) Expected impacts on households 
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Description of 
overall 
household 
impact 

Households will benefit from repairs taking place more 
rapidly as a result of the new regulations. This will likely 
lead to health and wellbeing benefits, both from the 
improved quality of homes and from improved 
satisfaction.  

However, as Awaab’s Law is not expected to increase 
the overall number of repairs, only accelerating repairs 
that would have been made regardless, the net 
additional benefits are likely only temporary, as they 
would have occurred at a later date.  

Positive 
 

Monetised 
impacts 
 

The impact on households has not been monetised. 
However, the total value of benefits per household 
needed for the net present value of Awaab’s Law to be 
neutral is small. If expressed in terms of necessary 
benefits per household in the social rented sector, 
average annual costs of £19m over 4.3 million 
households in the sector mean that an average annual 
benefit of £4.46 per household must be achieved for the 
NPV to be zero. This illustration uses all households as 
the comparator base, but in practice not all households 
in the sector will necessarily benefit from these changes.  
Nonetheless, the level of benefit required to at least 
equal the costs incurred are relatively small. .  
 

Positive 

Based on likely 
household £NPV 

Non-monetised 
impacts 

The non-monetised benefits of Awaab’s Law to tenants 
are expected to be realised as a result of bringing 
forward the benefits associated with the removal of 
hazards to a more rapid timescale. These benefits relate 
to: health, wellbeing (both from the quicker removal of 
hazards and greater satisfaction/empowerment), 
improved educational outcomes, time savings from 
clearer redress pathways, and improved thermal 
comfort.   

Positive 
 

Any significant 
or adverse 
distributional 
impacts? 

Social housing tenants are significantly more likely to be 
below average income meaning any financial benefits of 
Awaab’s Law (e.g. relating to greater productivity) will 
have significant distributional positives.   

Positive 
 

 

Part B: Impacts on wider government priorities 

Category Description of impact Directional 
rating 
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Business environment: 

Does the measure 
impact on the ease of 
doing business in the 
UK? 

The measure is unlikely to significantly impact the 
business environment in the UK. 

As with many forms of regulation, it may act as a 
barrier to entry. However, minimum repair times 
could improve efficiency by forcing firms to improve 
standards and reduce costs. The net impact is 
therefore more likely to be positive from a societal 
perspective. 

The vast majority of social housing is provided by 
domestic non-profit public sector organisations, so 
the impact on foreign investment is likely to be 
minimal. Similarly, the impact on innovation is also 
likely to be minimal. 

Neutral 

International 
Considerations: 

Does the measure 
support international 
trade and investment? 

N/a 

Neutral 

Natural capital and 
Decarbonisation: 

Does the measure 
support commitments 
to improve the 
environment and 
decarbonise? 

Hazards that relate to energy efficiency such as 
excess cold, for example, due to windows in 
disrepair, will be fixed more rapidly under Awaab’s 
Law. The additional impact of the legislation is likely 
to be small but positive.  
 

Supports 

 
Analysis  

Awaab’s Law works alongside various pieces of existing social housing legislation to ensure safety 
in social housing. It does not create new repair obligations for landlords but instead enforces sector 
wide timeframes for investigations and repairs.  

Monetised costs 

As an indication of the potential range of costs to be faced by landlords, government has provided 
estimates for additional staffing/training, preparation and postage of written summaries, and 
familiarisation. In total, government estimate a net impact of these requirements to PRPs and LAs of 
£12.1m and £6.9m per year (PV, 2026 prices) respectively. Total present value costs over the 10-
year appraisal period are estimated as £121.2m and £68.9m respectively. Total 10-year costs to the 
sector in present value terms amounts to £190.2m.  

Additional costs incurred by landlords fall into two categories: 

• familiarisation costs and; 
• compliance costs.  

Familiarisation captures the time needed to read and understand the new regulations. Compliance 
covers any additional time needed to triage repair timings according to new timescales and 
according to tenant characteristics/vulnerabilities, and the time and physical costs of sending written 
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summaries. They do not include the cost of repairs themselves, as these are already a requirement 
(albeit without legislated timescale) and therefore not additional costs.  

The costs of compliance have been estimated internally using standard Impact Assessment practice 
of using sector wages, uplifted to account for non-wage costs, to value the time burden, as they 
were at consultation stage. In feedback to the Consultation, 36.7% of landlords agreed with the 
assumptions used within our assessment of costs in the consultation stage impact assessment 
(22.3% when responses were weighted to stock owned) based on familiarisation costs and 
preparation of letters and posting costs. Some landlords provided their own cost estimates for 
Awaab’s Law. Of the estimates provided, there were limited responses which focussed in detail on 
the additional (rather than total) costs of the policy. Therefore, combined with the fact that these 
costs were based on a different iteration of the policy, the costs in these responses have been 
deemed to be not robust enough to use for Phase 2. 

Familiarisation costs 

These are costs relating to the familiarisation of staff with the new requirements under Awaab’s Law 
through the reading and understanding of new measures. This cost is transitionary in year one of 
the policy only. 

Landlords will be referred to two new pieces of guidance along with the amended regulations, which 
are estimated to amount to 59 pages in total. The documents landlords will be required to read and 
understand are as follows: 

• Updated landlord guidance: the landlord guidance is the process guide to the 
implementation of Awaab’s Law. It was first published as part of Phase 1 and is being 
updated for Phase 2 to reflect further amendments and feedback from the sector. In total, it 
is expected to be around 20 pages worth of substantial updates to the landlord guidance. 
 

• Hazard guidance: a new document developed alongside the landlord guidance intended to 
support landlords in understanding hazard thresholds, and provide illustrative examples of 
significant and emergency hazards. This is estimated to be around 36 pages long. 
 

• Updated regulations: the new legal regulations following amendments to Awaab’s Law. 
The amendments are expected to be around 3 pages. 

Based on reading speeds of technical material, it has been assumed that it takes an hour to read 
and a further hour to understand 20 pages of regulation, which has then been scaled to our 
estimated page lengths. Reading and disseminating the new guidance and regulations will therefore 
take approximately three hours. 

Many social housing landlords are large organisations with multiple employees. Familiarisation 
activities will therefore be required by many people per organisation. Given the length and scope of 
the new guidance and the number of people required to familiarise, the incentive for landlords to find 
efficiencies when familiarising is large. It is therefore expected that landlords will not require all 
employees to read the guidance and regulations in full but will instead update internal documents 
with the most relevant aspects of the new guidance and require staff to read this. 

It has been assumed that one housing officer per registered provider will turn the new guidance into 
an internal document, requiring approximately two full working days to read, draft and edit the 
internal document – plus around half an hour for managerial signoff. Based on the salaries of 
housing officers and managers (with the former being estimated at £22.86 and the latter being 
estimated to be £27.31 when uplifted and inflated to 2026 prices) the cost of updating internal 
guidance is estimated to be £377 per RP. Across all 1,581 stock holding RPs (1,353 PRPs and 228 
local authorities), the total cost of this part of the process is therefore around £571,000.  
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The majority of staff required to familiarise themselves with Awaab’s Law will be housing officers, 
who are responsible for organising repairs, managing tenant relations and issuing work to 
contractors. There is no official data on the number of housing officers who work on repair and 
maintenance issues, but it has been estimated that there is one housing officer for around every 500 
homes across the RP sector based on several reports and publications3. With around 4.3 million 
homes owned and managed by RPs, around 8,000 housing officers will be required to be 
familiarised with new regulations and guidance. In addition, managers working in this area may also 
need to familiarise. Based on a manager to housing officer ratio of 1:5, around 1,600 managers will 
also need to familiarise themselves with regulations.   

Based on the time needed to read approximately 12 pages of updated internal guidance and the 
uplifted hourly wages above, the total familiarisation cost to housing officers is £214,984 and 
£51,356 to managers.  

Total familiarisation costs (2026 prices), including updating internal documents, is therefore £0.9m. 
Of this, around £0.7m is expected to fall on PRPs and £0.2m on LAs. The total familiarisation costs 
in present value terms is £0.9m. 

Compliance costs: triage, preparation and postage 

This section covers the additional time required to triage repairs according to the new regulations 
and the new requirement under Awaab’s Law which obliges social landlords to send written 
summaries to tenants following repairs.  

It is assumed that the additional time taken to triage a repair and to send the written summary by 
email or post will amount to, on average, 15 minutes per repair for the first 2 years followed by five 
minutes per repair thereafter as RPs streamline working practices and become familiar with the new 
regulations. 

PRPs made around 7.1 million non-emergency repairs in 2024/25 and LA RPs made a further 4.1 
million. It is assumed that around 35% of RPs already send written summaries of repairs to their 
tenants and therefore to those RPs, this will not be an additional burden. This means it is expected 
that an additional 7.3 million written summaries to be sent by RPs per year as a result of Awaab’s 
Law.   

RPs will be able to send the written summary by either email or post. It is expected that the majority 
of summaries to be sent by email. We base the split between email and post based on whether 
tenants have access to the internet. Around 87% of housing association tenants have internet 
access, as do 86% of local authority tenants4. We then adjust both these figures down by 10 
percentage points to account for tenants who have access to the internet but would nonetheless 
prefer a letter. As such, it is estimated that 77% and 76% of written summaries will be sent by email 
for PRP and LAs respectively.  

The physical cost of sending a letter has been estimated using Gov UK Notify which prices this at 
£1.56. As PRPs do not have access to Notify services, it has been assumed that their costs will be 
(20%) higher at £1.87. It is expected that the fixed costs of written summaries to be small. A sample 
letter will be provided as part of the guidance issued to RPs reducing the time required for written 
summaries. The time burden will be the marginal costs of sending summaries.  

It is assumed that, in the first two years, RPs will spend an average of 15 minutes to triage repairs 
and then write, edit and send written summaries. As RPs become experienced in producing written 

 
3 For example: Westminster Council (450 tenancies per housing office), Hackney council (50 officers across 31,000 
homes; one officer per 620 homes), from Hyde (30% of R&M team are housing officers), from Clarion (30% of Clarion's 
800 maintenance team would be around 240 people, they own 125,000 units therefore one officer per 520 homes).  
4 English Housing Survey 2024 to 2025: headline �indings on demographics and household resilience - GOV.UK 

https://www.westminster.gov.uk/sites/default/files/media/documents/Future%20of%20Westminster%20Commission%20-%20Housing%20Review%202023.pdf
https://hackney.moderngov.co.uk/documents/s59224/CDM-19193051-v1-Scrutiny_Panel_Paper_Feb_18_final.pdf
https://www.hyde-housing.co.uk/news/managing-homes/fixing-up-a-storm/
https://www.clarionhg.com/about-us/what-we-do/clarion-response-repairs-service
https://www.gov.uk/government/collections/english-housing-survey-2024-to-2025-headline-findings-on-demographics-and-household-resilience
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summaries and implement practices to scale them up (such as mail merges), it’s expected that this 
time will fall. Beyond year 2, we assume an average time of five minutes.  

Assuming written summaries are produced and sent by housing officers, each hazard requiring a 
written summary will cost RPs around £5.72 in years 1 and 2 and £1.90 in all subsequent years, 
including triage and organisation. Total year 1 and 2 costs to PRPs are £27.8m per year and annual 
costs in years 3 onwards of £10.0m. Equivalent costs to LAs are estimated to be £15.9m and 
£5.7m. Total costs of compliance over the appraisal period amount to £212.8m (2026 prices); 
£189.3m in present value terms. 

Summary of monetised costs: 

The total costs (2026 prices) of complying with Awaab’s Law are estimated to be £213.6 million over 
10 years in undiscounted, 2026 prices. Of the £213.6 million, £212.8m is cost of triage, preparation 
and postage, and £0.9m is familiarisation. £136.2m of the cost burden is expected to fall on PRPs 
and £77.4m on LAs. A full annual breakdown of costs to PRPs, LAs and to the sector overall is 
outlined in the tables below: 

PRP costs (undiscounted 2026 prices), £m: 

Year 2026 2027 2028-2035  
(per annum) 

Total 
(2026-2035) 

Average  
per annum 

Familiarisation  £0.7 £0.0 £0.0 £0.7 £0.1 

Triage, prep and postage £27.8 £27.8 £10.0 £135.5 £13.6 

Total £28.5 £27.8 £10.0 £136.2 £13.6 

 

LA costs (undiscounted 2026 prices), £m: 

Year 2026 2027 2028-2035  
(per annum) 

Total 
(2026-2035) 

Average  
per annum 

Familiarisation  £0.2 £0.0 £0.0 £0.2 £0.1 

Triage, prep and postage £15.9 £15.9 £5.7 £77.2 £7.7 

Total £16.1 £15.9 £5.7 £77.4 £7.7 

 

Total sector costs (undiscounted 2026 prices), £m: 

Year 2026 2027 2028-2035  
(per annum) 

Total 
(2026-2035) 

Average  
per annum 

Familiarisation  £0.9 £0.0 £0.0 £0.9 £0.1 
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Triage, prep and postage £43.7 £43.7 £15.7 £212.8 £21.3 

Total £44.6 £43.7 £15.7 £213.6 £21.4 

 

Non-monetised costs 

It is possible that registered providers (RPs) could face costs associated with updating their IT 
systems and renegotiating external contracts as a result of the expansion of hazards covered under 
Phase 2. The introduction of additional ‘significant’ hazards means that landlords will now be 
required to adhere to set timescales for investigation and remediation, which were previously not 
mandated for these hazards. 

These are new costs because, under current duties, RPs may not have IT systems designed to 
track and manage the broader set of hazards under the Awaab’s Law statutory requirements. For 
example, a new IT system may be required to record, monitor, and report on investigations and 
actions relating to Phase 2 hazards. RPs do not currently require such functionality in their IT 
systems, as existing duties only apply to Phase 1 hazards or do not specify timescales for action. 

Similarly, the extension of set timeframes to more prevalent hazards under Phase 2, such as falls, 
may necessitate changes to external contracts. Some landlords could need to renegotiate 
agreements with contractors or service providers to ensure compliance with the new timeframe 
requirements for addressing Phase 2 hazards. These changes may involve updating contract terms, 
increasing service levels, or introducing new reporting obligations, all of which could incur additional 
costs. 

These potential costs have not been monetised, as it is not possible to quantify the extent of 
additional expenditure across the sector. For instance, IT systems are routinely updated as part of 
standard business operations, making it difficult to distinguish between accelerated or additional 
updates prompted by Awaab’s Law and those that would have occurred anyway. Furthermore, the 
diversity in how landlords operate, such as differences in existing IT infrastructure, contract 
arrangements, and approaches to hazard management, means that the impact will vary widely. As a 
result, there is insufficient information to estimate how many landlords will need to make such 
changes or the scale of associated costs. 

Benefits 

It is likely that, although this policy will not result in additional repairs taking place (given that they 
must already be rectified), it will bring forward repairs. This will bring forward societal benefits, and 
reduce adverse costs associated with repairs taking place at a later date. However, government 
does not have sufficient data on current repair timelines to estimate how much more rapidly repairs 
will take place or whether resolving problems promptly helps to avoid more significant housing 
issues and higher costs later on.  

The following section sets out the benefits of Awaab's Law on the social rented sector. Benefits will 
accrue to tenants, society and the taxpayer. Social landlords will likely see less benefit but still some 
wide-reaching positive impact.   

Qualitative summary   

Tenants   

Health and wellbeing   

The new requirements under Awaab’s Law will benefit the health of the tenants living in socially 
rented homes. Works will have to prevent the hazard from reoccurring.  
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Hazardous housing conditions can have detrimental impacts on residents’ health and safety in 
social housing. Using English Housing Survey data from 2018-2019, the BRE estimated that around 
217,000 social rented homes had the most serious HHSRS hazards, costing the NHS approximately 
£65m per year (in 2019 prices). The latest EHS analysis estimates that there were 204,000 SRS 
homes with at least one Category 1 hazard in 2024/25. Furthermore, EHS analysis showed that 
households living in a poor-quality home are more likely to contain at least one member with a long-
term illness or health condition. The most common types of illnesses or disabilities in 2023-24 were 
mobility issues (56%), stamina issues (including breathing or fatigue problems) (45%) and mental 
health issues (38%).  

In 2024/25, 74% of landlords reported tenant satisfaction with repairs, whilst median satisfaction 
with the timeliness of repairs was slightly lower, at 70%. Given that this policy change is likely to 
speed up repair timelines, it is likely to result in an increase in satisfaction with timeliness of repairs. 
At an aggregate level, satisfaction with how a landlord maintains and repairs a home has been 
shown to have a positive effect on life satisfaction. Primarily using EHS data, from 2013-2018, 
Jacobs-Simmetrica have demonstrated that such satisfaction is associated with a 0.433 point 
increase in life satisfaction, on 0-10 scale. Using HMT’s Wellbeing Guidance for Appraisal, this 
coefficient can be monetised, whereby such effect would be would between £4,330 and £6,928 per 
individual.  
 

Mental wellbeing   

Tenant’s mental health and wellbeing is likely to be positively impacted by the legislation.  

Research shows that tenant’s mental health and well-being is significantly affected by poor quality 
housing, including disrepair5 and we would expect improved repairs and maintenance standards to 
improve mental health and well-being. 

Government know, for example, that along with damp and mould, excess cold hazards can have a 
negative impact on mental health, causing what researchers from the University of Ulster called 
“sub-optimal mental wellbeing”, caused by stressors associated with being unable to afford solutions 
to adverse living conditions. These stressors include low income, fear of debt, damage to 
possessions from damp and mould, stigma, and social isolation.38 A 2021 survey by Shelter found 
that for 1 in 5 UK adults, housing issues had caused a negative impact on respondents’ mental 
health in the previous five years and 3 in 10 of those had had no issue with their mental health 
previously. 38% of the housing concerns cited were in relation to the repair or condition of 
the property.39  

Improved experience of the repairs and maintenance services provided by social landlords.   

Government heard through the Grenfell Inquiry, the Coroner’s report on the death of Awaab Ishak 
and, the social housing green paper consultation that some social tenants feel their concerns are 
not listened to by landlords. Having reports of hazards being dealt with quickly by landlords will 
address the frustration residents often feel as a result of not being heard by their landlord. Having 
hazards addressed in one’s home is also likely to reduce anxiety associated with feeling unsafe in 
one’s home or concerns over the health of vulnerable occupants, particularly children.   

Education  

Poor quality housing has long been considered a barrier to children achieving their educational 
potential, regardless of tenure. School-Home Support states that the proportion of children citing 

 
5 For example; https://pubmed.ncbi.nlm.nih.gov/28963007/, 
https://researchonline.lshtm.ac.uk/id/eprint/856558/1/CD008657.pdf, 
https://jech.bmj.com/content/72/10/896 

https://pubmed.ncbi.nlm.nih.gov/28963007/
https://researchonline.lshtm.ac.uk/id/eprint/856558/1/CD008657.pdf
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housing concerns as an obstacle to attending school rose by 73% between the 2021/22 and 
2022/23 academic years.40 Research from 2013 found that children living in poorer quality housing 
was associated with lower average reading and maths skills among adolescents.41 Children in these 
homes may also be more susceptible to injuries or illness, reducing attendance and educational 
attainment. Improved education attainment from greater housing quality is expected to 
improve future prospects, with the Department for Education estimating that a one-grade 
improvement in overall GCSE attainment is associated with an £8,500 increase in present value 
lifetime. It is not possible to isolate such an impact to Awaab’s Law, and therefore monetise the 
benefit, due to insufficient data and concurrent, complementary regulations (e.g. DHS). However, 
the faster repairs required under Awaab’s Law should make a positive difference in this respect.   

Clearer route to redress for residents  

Under existing legislation, social tenants can challenge their landlords for failing to action repairs 
and to keep their homes fit for human habitation, however, it is not easy to understand their rights 
and how long is reasonable to wait for their landlords to take action. Introducing timescales will 
make this clearer for residents and they will be better empowered to exercise their rights to a safe 
home as a result.   

In addition, there is likely to ultimately be reduced strain on the Housing Ombudsman Service as a 
result of reforms. As landlords get better at addressing cases, we expect to see fewer cases 
being taken to HOS. This should mean faster resolutions for tenants.   

Energy efficiency  

Quicker repairs which remediate hazards in a way that improves energy efficiency, such 
as windows/door frames in disrepair, will likely result in benefits to tenants. Energy efficient homes 
enable tenants to heat their homes more affordably, achieving bill savings as well as increased 
warmth and comfort for tenants6.  

Government and the taxpayer  

Savings to the NHS   

The BRE report ‘The cost of poor housing in England by tenure’ quantifies the cost burden to the 
NHS caused by hazards arising from poor quality homes (of all tenures) in England.   

It is estimated that the total cost to society of poor housing in England is around £18.5bn per 
annum. The payback period is estimated by dividing the cost of remedial work by the savings that 
will fall to society if the hazard is mitigated. If all remedial work could be undertaken now, it is 
estimated that it would pay back the full societal costs within a year.  

For example, remediation of all Phase 2 hazards (at category 1 level) in the social rented sector 
would be estimated to save the NHS £50m per annum (2019 prices).   

The BRE’s 2023 report found that poor housing (homes with one or more category 1 hazard) could 
cost the NHS £1.0bn a year in treatment bills.   

According to BRE’s analysis, more than half (£857m) of this annual NHS treatment bill can be 
attributed to defects in poor homes which expose residents to excess cold, whilst the second 
biggest cost to the NHS comes from hazards which cause people to fall and injure themselves, 
predominantly on staircases. Both issues are particularly dangerous for the most vulnerable in 
society, such as older people and families with young children.  

 
6 There is a wealth of evidence in support of remedying cold homes, for example, see 
https://www.instituteo�healthequity.org/resources-reports/fuel-poverty-cold-homes-and-health-inequalities-in-
the-uk/read-the-report.pdf 



 

22 
 

The most common Category 1 hazard is the risk to a fall on stairs, such as disrepair to, or a lack of 
a handrail or balustrade, with over 1 million such cases recorded in 2018. Fixing this issue alone 
would save the NHS £219m a year in treatment costs.  

While the repairs and the benefits of the repairs are not additional as a result of Awaab’s Law, the 
legislation will bring forward the realisation of these benefits. For households who would otherwise 
wait significantly longer in the counterfactual, such benefits will be significant. 

Registered providers of social housing   

Saved costs of future retrofitting  

Although social landlords face additional costs resulting from the legislation, the requirement on 
social landlords to complete repair works more rapidly may result in a longer-term reduction in repair 
costs in the future. If repairs are conducted more promptly, it can prevent issues from further 
exacerbating and resulting in higher repair costs (for example addressing a leak promptly will 
reduce further work associated with damp and water damage).   

Society   

Productivity   

If someone has a serious injury in the home, they are often unable to work whilst recuperating. 
Injuries consequently reduce national productivity and by reducing the number of injuries that 
occur in homes, society can benefit due to improved labour productivity. The faster removal of 
hazards in social homes under Awaab‘s Law should therefore result in improved labour 
productivity. For example, ROSPA has valued lost output due to home accidents at between £3,000 
and £6,700 (2009 prices), dependent upon their severity31. Awaab’s Law will bring forward the 
realisation of these benefits. 

Economic  

New requirements under Awaab’s Law may see an increased demand for construction and other 
skilled workers in local areas, which will increase work for local tradespeople and 
manufacturers. This in turn will cause a rise in money circulation, benefiting the local economy.    

Direct costs and benefits to business  

The costs associated with meeting Awaab’s Law would be the responsibility of registered providers 
of social housing to meet.  

Registered providers of social housing include local authority landlords and private registered 
providers (such as not-for-profit housing associations, co-operatives, and for-profit organisations). 
For the purpose of the EANDCB, only the costs and benefits associated with private registered 
providers have been considered, as local authorities are not business and therefore not in scope of 
EANDCB.  

The direct impacts to business are therefore the estimated costs to PRPs set out above, including 
familiarisation, triage, preparation and posting of letters, over the appraisal period of the policy. 
There are no monetisable benefits to PRPs. This results in a business NPV of -£121.2m and a net 
direct cost to business per year of £13.6m (2026 prices and £12.1 PV). Using the government’s 
Impact Assessment Calculator results in an equivalised annual net direct cost to business 
(EANDCB) of £14.1m in the business impact test. 

Impact on small and micro businesses 

To minimise the impact on small and micro businesses (employing up to 50 people), the approach 
of exempting small and micro businesses from the requirements was considered but not taken 
forward. Social housing tenants do not have a choice over who their landlord is, and exempting 
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smaller providers would result in unequal protection for tenants facing serious health and safety 
risks. The Government therefore considers it appropriate for the requirements to apply consistently 
across all social landlords, regardless of size. The phased implementation of Awaab’s Law, together 
with the initial focus on the most serious hazards, is intended to support proportionality and 
deliverability across the sector, including for smaller providers. 

Government estimate that £6.8m of the costs will fall on small and micro businesses. This is 4% of 
the overall cost of the policy and 6% of the share of costs on PRPs.  

Key assumptions 

Number of homes  

Government have assumed the number of social homes to remain constant over the appraisal 
period. While the amount of homes will likely increase, it has been assumed that additions will 
mostly be new build homes, which ought not to contain HHSRS hazards. Where RPs acquire 
homes, these are often new build too. If homes are acquired from existing housing, the increase in 
costs potentially faced due to remediating hazards may be offset by the decrease in purchase cost. 

Number of HHSRS Category 1 Hazards 

Government have assumed a constant number of HHSRS Hazards over the appraisal period. 
However, the number of HHSRS Category 1 Hazards in the SRS has decreased from 244,000 in 
2015 to 204,000 in 2024 (representing 6.0% and 4.8% of the stock, respectively). This is explored in 
Sensitivity Analysis on p.23. 

Labour market 

As discussed in the additional training/staffing costs section, we have assumed no increase in 
labour costs as a result of increased demand due to Awaab’s Law. This is explored in further detail 
in Sensitivity Analysis on p.23. 

Sensitivity analysis 

Number of HHSRS Category 1 Hazards 

Government have assumed a constant number of HHSRS Hazards over the appraisal period. 
However, the number of HHSRS Category 1 Hazards in the SRS has decreased from 244,000 in 
2015 to 204,000 in 2024 (representing 6.0% and 4.8% of the stock, respectively).  

Figure 2: Trends in HHSRS Category 1 Hazards 
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Holding the number of hazards constant is therefore a conservative assumption, which results in 
higher costs. Scenarios have therefore been explored in which the number of hazards continues to 
decrease, by way of sensitivity analysis. Below, cost scenarios are presented where the number of 
hazards reduces by the same amount as in the last ten years (1.6% per year), or a slower reduction, 
at half the previous rate (0.8% per year). As costs relate to the number of hazards being repaired, it 
is assumed that costs decrease by the same rate. 

 Cost per year Total cost 
No reduction in hazards £21.3 £213.6 
-0.8% per year £20.5 £205.2 
-1.6% per year £19.8 £198.0 

 

These scenarios have not been considered for the headline IA metrics, as it is not possible to 
robustly forecast future prevalence of hazards. Whilst there is a trend, as shown in Figure 2, there 
are fluctuations. Myriad factors affect the growth rates in hazards, for example, existing/forthcoming 
legislation, competing objectives for RPs (namely supply), and macroeconomic phenomena. 

Labour market 

Government have assumed no increase in labour costs as a result of increased demand due to 
Awaab’s Law, or the related suite of quality reforms in both the SRS and PRS. There are a number 
of factors which may change the supply of and/or demand for labour over the appraisal period, 
including but not limited to housing quality legislation and changes to employer National Insurance. 
For the purposes of sensitivity analysis, total costs with increases of 10-20% for staffing (holding 
other costs, such as postage, constant) have therefore been provided. 

 Total cost 
No increase in labour costs £213.6 
+10% £233.3 
+20% £252.9 

 

8. Monitoring and evaluation of preferred option 
What will be evaluated and monitored? 

Government are committed to robustly monitoring and evaluating Awaab’s Law as part of the 
broader Social Housing Quality programme. This externally commissioned programme evaluation 
will start in Summer 2026, one year after implementation of Awaab’s Law Phase 1. This will include 
a process, impact and value for money evaluation.  

• Impact evaluation will assess the impact of Social Housing Policy reforms on tenants, 
landlords and broader stakeholders. The theory based, mixed methods approach will use a 
range of qualitative techniques and MI data analysis to understand the extent to which the 
programme delivers the longer term outcomes identified in our theory of change. Further 
detail provided on the theory of change below.  

• Process evaluation will aim to understand the implementation of these policies, including 
Awaab’s Law via qualitative techniques and MI data analysis.  

• Value for Money evaluation will be conducted subject to further scoping and assess the 
benefits and costs of policies across the sector.  

The evaluation will look at Awaab’s Law in the context of the wider programme to understand how 
the policies implementation and impact interact with other policies such as Decent Homes Standard.  

Government will publish findings in a timely manner, with interim findings published at the end of 
each year and the full findings published at the end of the four year evaluation project.  
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The monitoring and evaluation framework will combine quantitative indicators and qualitative insight 
gathered from a range of datasets and qualitative evidence from tenant, landlord and stakeholder 
engagement.  

Evaluation preparation 

A thorough scoping phase has been conducted to inform the evaluation design. As per below, the 
Theory of Change is in the process of refinement and key data sources identified. There will be a 
programme wide theory of change, as well as more focused theories of change exploring casual 
links of policies more specifically. Information will be gathered to test the causal links and provide 
evidence of the impact of the programme 

Data sources 

Government will use several types of data to support our monitoring and evaluation work. Subject to 
final scoping and agreement, these will include:  

• Established data sets – for example, the English Housing Survey 
• Ad hoc data collections, such as tenant surveys 
• Qualitative and quantitative data from tenants, landlords and sector stakeholders 
• Datasets from other government departments subject to data sharing agreements, such as 

from the Housing Ombudsman Service (HOS) and Regulator for Social Housing (RSH). 

External factors 

Examples of the external factors that may affect the success of this intervention are landlord 
capacity, wider housing conditions and tenant behaviour. The evaluation will gather evidence to 
understand these systems wide effects, providing this important context. The evaluation will also 
help to understand unintended consequences through this systems wide lens. 

Timing 

The evaluation will take a phased approach, developing evidence from the outset and reporting 
during and after the implementation of Social Housing Quality reforms. The evaluation has been 
commissioned and will deliver findings in Autumn 2029. This evaluation will collect data and report 
on Awaab’s Law post full implementation of Phases 2 and 3. 

We are currently in the evaluation preparation phase and will continue to identify and resolve data 
gaps, finalise the theory of change and start qualitative and quantitative data collection. Fieldwork 
will begin later this Summer 2026.  

An interim report of findings will be published at the end of each year of fieldwork, with this first 
report likely to be delivered early 2027. The final findings will be delivered upon completion of the 
evaluation project end of 2029 or early 2030.   

9. Minimising administrative and compliance costs for preferred option 
 
Early insights from the Phase 1 Test and Learn programme indicated that some landlords were 
unclear about the thresholds of significant and emergency hazards, with some reporting that 
hazards were being categorised as emergencies out of caution to reduce the risk of non-
compliance. Some landlords also reported a lack of clarity on written summary requirements and the 
administrative burden they place on providers. The publication of comprehensive hazard guidance 
alongside the regulations is intended to support landlords in understanding the hazards in scope of 
Awaab’s Law and includes illustrative examples of how the requirements may apply in practice 
across all hazards within scope of Phase 1 and Phase 2. The guidance for landlords on the process 
behind Awaab’s Law has also been updated in light of these test and learn insights, including 
changes to sections on triage and the introduction of a written summary template to support 
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landlords in understanding their requirements and to promote more consistent and efficient drafting. 
This should help to reduce uncertainty, support more consistent practice, and lower administrative 
burden. Published guidance for tenants also helps tenants to understand the new law, their rights, 
and how the Awaab’s Law process works in practice. 

In addition, government have updated the Regulations for Phase 2 to clarify the thresholds for the 
types of hazard cover by Awaab’s Law. This is through updating the definitions of ‘emergency’ and 
‘significant’ hazards that fall within the scope of Awaab’s Law to support landlords in making 
assessments more consistently and to help tenants understand more easily when landlords are 
required to act under the legislation.  

Implementation will also be supported by encouraging the sector to share good practice. This can 
help providers learn from effective approaches already being developed across the sector, including 
approaches to triage, communication, record-keeping and compliance with statutory timescales. 
Supporting greater consistency and the spread of practical solutions should help reduce duplication 
of effort and make implementation more efficient over time. 
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Annex A: Policy Landscape 
The Decent Homes Standard 

The Decent Homes Standard (DHS) has long played a central role in setting minimum housing 
quality requirements for all social homes in England. The DHS has brought a marked improvement 
in the quality and safety of social rented sector (SRS) homes, where it is the regulatory standard, 
from 38% homes being classed as non-decent in 2001 to 10% in 2023. 

The new DHS, applying to both social and private rented sectors by 2035, will further improve the 
quality of housing, including an explicit expectation that homes are free from damp and mould.  

The DHS aims to drive long term improvements and reduce the likelihood of severe hazards 
emerging, while Awaab’s Law acts as a legal backstop where failures do occur, enforcing landlords 
to investigate, make safe and remediate within set timeframes.  

Minimum Energy Efficiency Standards 

Minimum Energy Efficiency Standards (MEES) in the social rented sector is being introduced 
through the new DHS, requiring social homes to achieve EPC C or equivalent based on the new 
proposed Energy Performance Certificate (EPC) ratings. 

Introducing MEES in the social rented sector will drive long term improvements that bring multiple 
benefits to social tenants, including reducing household bills, helping to tackle fuel poverty and 
improving health outcomes by making homes less cold and less prone to damp and mould. 
 
Warm Homes: Social Housing Fund  

The Warm Homes: Social Housing Fund (formerly the Social Housing Decarbonisation Fund) 
provides grant funding for social housing landlords to improve the energy performance of their 
properties through the installation of energy efficiency measures and low carbon technologies.  

The main objectives of WH:SHF are to tackle fuel poverty, reduce carbon emissions, and deliver 
warm, energy-efficient homes. WH:SHF will also develop the green economy, support green jobs, 
and increase supply chain capability and capacity.   

The Warm Homes: Social Housing Fund Wave 3 is currently delivering up to £1.29 billion of funding 
to 143 projects across England. This includes funding offered for 17 Strategic Partnership projects 
and 121 Challenge Fund projects. Previous waves of the Social Housing Decarbonisation Fund 
have allocated over £1 billion to upgrade social homes below EPC C to that level.  

Warm Homes: Local Grant  

The Warm Homes: Local Grant (WH:LG) is a £500 million government-funded fuel poverty scheme 
delivered by Local Authorities in England. Delivery will run from April 2025 to March 2028, following 
funding allocation through the 2024 Autumn Budget. A total of 74 projects involving around 271 
Local Authorities across England have been awarded funding, representing over 97% of all eligible 
Local Authorities. These figures reflect the latest confirmed allocations published in 2025 and 
updated in 2026.  

WH:LG supports low-income households living in privately owned homes (owner-occupied or 
privately rented) with an EPC rating of D-G. 

Social housing properties are ineligible for WH:LG funding except for “infill” purposes, capped at 
10% of the total homes upgraded in a project. Social housing landlords must also contribute at least 
50% of the upgrade cost. Updated policy guidance confirms infill does not require individual 
justification but must be evidenced for audit purposes.  
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Local Authorities wishing to run a mixed-tenure retrofit project can combine WH:LG funding for 
private-sector properties with Warm Homes: Social Housing Fund (WH:SHF) funding for social 
homes, provided they have been allocated funding under both schemes. This allows coordinated 
area-based delivery while maintaining separate eligibility rules. 

Social and Affordable Homes Programme 

Government is committed to delivering 1.5 million homes. This will improve security for millions of 
people and unlock essential economic growth. However, government are also committed to the 
biggest increase in social and affordable housebuilding in a generation.  

Government has now confirmed a new 10-year £39 billion Social and Affordable Homes Programme 
to kickstart social and affordable housebuilding at scale across the country. This is the biggest long-
term investment in social and affordable housing in recent memory.  

The core strategic objective of this new programme will be to maximise supply – particularly of 
Social Rent homes, with a target to deliver at least 60% of the homes under the programme as 
Social Rent. This objective ensures we are prioritising delivery of the most affordable homes to help 
hard working families and lift children out of poverty and homelessness. 

Awaab’s Law in the private rented sector 

The Renters’ Rights Act 2025 includes measures to extend Awaab’s Law to the private rented 
sector. This will ensure that all renters in England are empowered to challenge dangerous 
conditions and that all landlords must take swift action to make sure homes are safe.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

29 
 

Annex B: Theory of Change 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

30 
 

Annex C: Longlist Options and Critical Success Factors 
This annex provides a summary of the longlist options considered, assessed against Critical 
Success Factors. Options which progressed from the longlist to the shortlist were subject to further 
analysis, before a preferred option was decided upon for the policy.  

The death of Awaab Ishak and subsequent Coroner’s Report necessitated, both on moral and legal 
grounds, the implementation of a policy to introduce timelines for the repair of damp and mould 
hazards. The decision to extend the policy to further hazards was taken to place a duty on all 
landlords to address serious health hazards within specified time periods. Given the framework was 
already established in Phase 1, the main policy options for implementation had already been 
considered, meaning Phase 2 is an extension of the existing approach.  

The variable to be decided for the policy’s extension is the implementation timeline. The different 
options are discussed in the matrices below. 

 

 Business As Usual Regulations – Extend Awaab’s 
Law to a wider set of hazards 

Strategic fit:  
  
Alignment to 
meeting policy 
objectives.  

Landlords unlikely to meet Awaab’s 
Law timescales for wider HHSRS 
hazards. This potentially results in 
tenants living in hazardous 
conditions for longer.  

Landlords required to meet set 
timeframes for investigating and 
repairing wider HHSRS hazards, 
beyond damp and mould.  

Supplier 
capacity and 
capability: 
  
Demonstration 
ahead of 
delivery that 
the capacity 
and capability 
of landlords is 
at the required 
level to the 
policies 
demand 
profile. 

No increase in demands on 
landlords, however, may result in a 
lack of clarity for landlords on the 
required timescales to fix hazards. 

Landlords are already required to 
ensure that the homes they rent out 
are free from Category 1 hazards 
and action repairs accordingly.  
 
The requirement under Awaab’s 
Law is to action these repairs within 
set timeframes. 
 
Landlords have been expecting 
Awaab’s Law to be extended to a 
wider set of hazards for Phase 2. A 
phased approach has been 
implemented to allow time to ‘test 
and learn’ between phases to 
ensure the policy is working in 
practice for both landlords and 
tenants.  

Potential value 
for money (for 
govt):  
  
Demonstration 
that the 
longlisted 
option is 
designed and 
configured to 
achieve 
greatest VfM. 

No costs or benefits for government Reducing health and safety hazards 
should deliver wider benefits, 
including fewer sickness-related 
absences, better productivity and 
school attendance, and lower NHS 
costs from improved health. 

Affordability:  
  

No additionally financial burden 
placed on landlords.  

Regulations will have financial 
implications on landlords; however, 
landlords should have already 

https://www.judiciary.uk/prevention-of-future-death-reports/awaab-ishak-prevention-of-future-deaths-report/
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Demonstration 
by IA 
modelling that 
the longlisted 
options 
objectives, 
outcome and 
benefits are 
deliverable 
within 
landlords 
budgets. 

accounted for Phase 2 of Awaab’s 
Law to come into force in 2026. 

Achievability:  
  
Ability of 
sector to 
implement 
option. 

No additional burdens on landlords 
or wider sector.  

Landlords have been expecting 
Awaab’s Law to be extended to a 
wider set of hazards for Phase 2. 
Delivering Awaab’s Law through a 
phased approach will allow time for 
landlords to adapt to new hazards 
coming into scope.  
 
We would expect limited change to 
staffing levels across the sector 
overall. However, more substantial 
change may be needed among 
landlords that are significantly 
underperforming, and it is in these 
cases that we would expect the 
greatest benefits. 
The capacity of general repairs and 
maintenance staff is considered 
elsewhere, but it is not possible to 
separate this from the broader suite 
of reforms. 
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Annex D: Longlist Options Decision Matrices  
This annex provides a summary of the options considered for each policy dimension, indicating 
whether each option has been progressed from the long list to the short list for further analysis, 
along with the rationale based on the critical success factors which are outlined in Annex C. For 
options advanced to the short list, the annex also outlines key risks and corresponding mitigation 
measures. 

A. Implementation timeline for Phase 2 regulations  

Option Decision Rationale (linked to critical success factors) 

A1 – Regulations to come into 
force in 2026 
 

Taken 
forward • Strategic fit: This timeframe would meet 

the commitment for Phase 2 to come into 
force in 2026, requiring landlords to fix 
dangerous hazards within set 
timeframes.   

• Supplier capacity and capability: 
Aligns with landlords business plans, 
however timescales for implementation 
will only be confirmed 5 months in 
advance.   

• Affordability: Landlords have been 
preparing for Phase 2 to come into force 
in 2026 and should align with landlords 
business plans.  

• Achievability: Landlords have been 
expecting Phase 2 to come into force in 
2026. However, this timeframe only 
allows the sector 5 months of 
preparation time.  

Key risks & mitigations:  
Risk: Lack of sector preparation  
Mitigation: Detailed guidance provided to 
support landlords with implementation 

A2 – Delay regulations to 
come into force in 2027 
 
 

Discounted 
• Strategic fit: This timeframe would not 

meet the commitment for Phase 2 to 
come into force in 2026 and could result 
in adverse health and safety 
consequences for tenants. However, this 
longer lead in time could improve 
implementation.   

• Supplier capacity and capability: 
Would offer more time for preparation. 

• Affordability: Landlords have been 
expecting Phase 2 to come into force in 
2026. Delaying to 2027 could bring 
modest affordability benefits by giving 
landlords more time to prepare, spread 
the costs of staff training and system 
changes, and longer-term business 
planning.    
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• Achievability: Landlords will have more 
time to prepare for implementation.  
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