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Report on Awaab’s Law and Damp, Mould & Condensation – September 2025
Executive summary
Our panel has prepared this report to explain the new Awaab’s Law, which comes into effect on 27 October 2025, and to set out our recommendations to help Cornwall Housing Limited (CHL) prepare from the residents’ perspective.
The report is based on:
· Comparisons of partner organisations
· Interviews with CHL staff across different departments
· Participation in workshops with CHL managers and contractors
Because Awaab’s Law is still being developed and CHL is in the process of updating its policies and procedures, we have decided to pause further investigation until 2026. This will give CHL time to embed the new law and its requirements.
Our panel has made 14 recommendations, including:
· 4 quick wins (already implemented)
· 5 recommendations
· 5 long-term aspirations
Introduction
1.1 This report looks at how damp, mould, and condensation (DMC) issues are managed in social housing, and specifically how CHL can improve its processes to meet legal standards and, most importantly, protect resident health and safety.
1.2 This area was chosen due to growing national concern following high-profile cases, including the tragic death of Awaab Ishak, which highlighted the dangers of untreated damp and mould.
1.3 Key question:
How prepared is CHL for our Awaabs law coming into effect in October 2025, in terms of damp and mould and the response times specified.

Methodology
2.1 Benchmarking
· We reviewed the causes and impacts of DMC
· Compared CHL’s preparedness with other housing providers (Clarion, L&Q, Peabody, RBH, Hyde Group, Hackney)
· Contacted providers by email

2.2 Desktop Review
We requested and reviewed key documents, including:
· Damp & Mould Process and Policy
· Key performance figures
· Damp & Mould Triage Form
· DMC Task Force Proposal 
· Draft guidance on Awaab’s Law
· Damp & Mould summary linked to Awaab’s Law
· Government websites
2.3 Interviews
To understand reporting, assessment and treatment of damp and mould, we interviewed:
· Repairs Delivery Manager
· Response Repairs Team Leader
· Customer Service Advisor
· Building Surveyor
· Customer Service Manager
2.4 Workshops
Panel members attended:
· TPAS webinar with Ministry of Housing, Communities and Local Government (MHCLG) Awaab’s Law in the social rented sector – guidance for tenants
· CHL workshops with staff and contractors to prepare for Awaab’s Law and manage complex cases

Background
3.1 Awaab’s Law is being introduced in three stages:
· Phase 1 (Oct 2025): Damp and mould hazards and all emergency repairs
· Phase 2 (2026): Cold/heat, falls, structural collapse, fire, electrical and hygiene hazards
· Phase 3 (2027): Remaining hazards (excluding overcrowding)
Our panel focused on Phase 1.
3.2 During our investigation, in June 2025, the Government published new documents to support implementation, including:
· Statutory guidance with legally binding deadlines for investigating and fixing damp and mould
· A revised Direction to the Regulator of Social Housing to clarify compliance requirements
· Technical and resident guidance on prevention, diagnosis and ventilation
3.3 CHL confirmed they were working through these updates and would adjust procedures and policies as required.
3.4 Because requirements and therefore CHL’s response to them were still changing, the Scrutiny Panel agreed to pause further investigation and return in 2026, when policies and performance can be properly assessed.
3.5 We also note CHL faces budget constraints and is working from an interim repairs policy meaning compliance may place significant pressure on resources.   

Findings 
4.1 Benchmarking Findings
4.1.1 We looked at the causes, effects and prevention of DMC:
Causes:
· Condensation – warm, moist air hitting cold surfaces
· Rising damp – moisture rising from the ground into walls
· Penetrating damp – water entering through walls, roofs or windows
Effects:
· Health risks: respiratory illness, allergies, asthma
· Property damage: weakening of walls, ceilings and structures
Prevention and solutions:
· Adequate ventilation
· Effective insulation
· Waterproofing
· Prompt maintenance and repairs
4.1.2 Awaab’s Law action timeframes:
· Emergency hazard investigation & action: within 24 hours
· Significant hazard investigation: within 10 working days
· Written summary to tenant: within 3 working days
· Safety work completed (if hazard confirmed): within 5 working days
· Physical start of work (if delayed): within 12 weeks maximum
· Alternative accommodation: must be arranged by landlord where needed
4.1.3 Other sector approaches:
· Some providers already follow these timelines
· Many offer dedicated reporting phone lines for damp and mould
· Ombudsman training is now available
· Leading landlords use:
· Whole-stock surveys
· Real-time dashboards
· Specialist taskforces
· “Healthy Homes” style programmes
4.1.4 Social housing providers will be able to apply for Government funding to help meet the requirements of Awaabs Law 
4.2 Findings from the interview with Repairs Delivery Manager and Response Repairs Team Leader, documents and follow up questions.
· CHL has inspection protocols and triage systems in place
· In 2024/25:
· 952 cases DMC reported
· 589 jobs completed
· 200 at survey stage
· 163 with contractors
· CHL’s IT systems need urgent upgrades
· New approach emphasises finding root causes, not just short-term fixes
· This should reduce the number of cases in subsequent years
· New area-based teams mean surveyors are responsible for specific areas, improving communication, efficiency and accountability.
· Contractors will receive regular DMC training
· Cases are assessed by surveyor to determine the appropriate category and follow-up action under the new standards.
· Monitoring measures include:
· Case tracking through Open Housing system
· Flags for overdue work triggering review or escalation.
· Weekly reports on delays
· Contractor performance monitoring - service-level tracker and regular reporting obligations to CHL,  
· mirrored system internally so CHL can independently monitor progress
· Escalation process includes written explanations, penalties, or removal of work orders
· Surveyors to perform audits on high-risk cases
· Specialist DMC Taskforce planned for complex/repeat cases
· Tic Mould treatment will be used to kill spores quickly and provide temporary safety (trial at Old Hill Flats was positive)
· Data is shared through CRM, Docuware and Power BI
· CHL currently has 12 surveyors, with 3 more being recruited
· Survey forms lack specific sections on DMC, humidity and photos – updates are being discussed
· Surveyors do not carry washdown kits (to remove DMC). However, repair operatives have some washdown equipment, and a rapid response team is being considered
· Specialist DMC contractors (such as Mouldex) are used alongside contractor repair teams.
· Surrounding environments like overgrown trees, creeping plants such as ivy and earth banks are assessed.
· Powered vacuum is used for gutter cleaning; drones are not currently in use. 
· Older cases will be reviewed and re-prioritised to ensure fairness under new rules

4.3 Findings from the interview and documents from Customer Service Advisor, Building Surveyor and Customer Service Manager
Main points were:
· Reporting DMC using the triage form.
· Communication with residents 
· Customer Service inability to track repairs
· Resident education
These issues will be included in our 2026 investigation
4.4 Findings from Workshops
CHL agreed to:
· Develop consistent severity ratings for cases
· Use photos and WhatsApp for evidence sharing
· Introduce standard contractor forms
· Create a Damp & Mould Taskforce
· Identify tenants with no repair history
· Produce toolkits for complex households
· Carry out 6- and 12-month post-repair checks
· Work jointly with health and social care
· Use Tic Mould for short-term treatment
Conclusion
5.1 Positives:
· CHL is working hard to be ready for Awaabs Law ahead of deadline
· CHL has redesigned forms and is recruiting more surveyors
· There is stronger collaboration and transparency with residents
· A clearer focus on getting things right the first time and finding root cause
5.2 Concerns:
· Currently poor communication between CHL, contractors and tenants
· Monitoring across teams remains uncertain
· Over-reliance on short-term treatments like Tic Mould
· Staff training may fall behind government changes
· Some contractors are reluctant to adopt Awaab’s Law processes and systems may not align
· Tight deadlines and limited budgets may cause underperformance and limit delivery

Recommendations
6.1 Quick Wins (recommendations which have already been actioned)
The first three relate to the interview with Customer Service which will be considered in more detail in the following investigation.
· Track when tenants provide health evidence
· This has been implemented. Customer Service Advisors (CSA) update the vulnerabilities on Open Housing (OH)management system and save a copy of the evidence in Docuware. The changes on OH are dated so we can monitor when they have been added. They can also have end dates when needed.
· Create a standard email/letter for tenants with links, next steps, and self-help advice
· A draft letter is ready but waiting for the final processes to be agreed so that next steps can be outlined. The letter will confirm the inspection, any repairs and will contain a link to the CHL DMC website page and an information leaflet attached. If the resident doesn’t have access to email, they will post a letter and the leaflet.
· Ensure new jobs are linked to previous DMC reports
· CSAs add in the previous job reference number into the new job. The jobs can now be linked on OH.  However it is not obvious and a chain/link icon has been requested with IT.
· Continue using Tic Mould for urgent cases
6.2 Recommendations
· Update surveyor forms with DMC section, humidity data, photos, and advice notes
· Establish a specialist Awaab’s Law Taskforce (CHL + contractors)
· Improve Key Performance Indicator reporting with live data on DMC cases
· Run publicity and awareness campaigns for residents
· Keep staff updated on government changes
6.3 Aspirations
· Contact tenants with past DMC cases to check on ongoing problems
· Create a dedicated DMC reporting phone line
· Pilot a whole-stock DMC survey in one area
· Trial use of drones for inspections
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