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Introduction to Awaab’s Law
Understanding the impact of Awaab’s Law on Social Housing

• Brief overview of Awaab’s Law in terms of the draft guidance 

and regulations

• Scope and application
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Your Speaker

Jonathan Hulley
Partner - Co-Head of Social Housing

Jonathan-hulley@birketts.co.uk

01473 921 779/07565 252 966
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Who is covered by Awaab’s Law?
Scope and application

Applies to:

• Social rented sector

• Registered providers of social housing

• Temporary accommodation under 
tenancy

• Supported accommodation under 
tenancy

Does not apply to:

• Housing occupied under License

• Long leasehold

• Owner-occupied

• Low cost ownership homes
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Brief overview Awaab’s Law
Awaab’s Law originated from the tragic death of Awaab Ishak in 2020, leading to significant 
changes in social housing regulations

Timeline

27 October 2025: In 
force

2025: All emergency 
hazards and all damp 

and mould

2026: Extend to 
include other 

hazards

2027: Extend to 
remaining HHSRS 
hazards (except 
overcrowding)
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Scope
What is included?

For a hazard to be in scope of the Awaab’s Law repair requirements, it must:

a) Be part of a buildings or land for which the social landlord is 
responsible

b) Be in the landlord’s control to fix

c) Not be damage that is a result of breach of contract by the 
tenant

d) Result from defects, disrepair or lack of maintenance

e) Be a significant or emergency hazard
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Draft regulations – the hazards in social housing 
(prescribed requirements) (England) regulations 2025
What landlords must do

Investigate any potential emergency 
hazards and, if the investigation confirms 
emergency hazards, undertake relevant 
safety work as soon as reasonably 
practicable, both within 24 hours of 
becoming aware of them.

Produce a written summary of investigation 
findings and provide this to the named 
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 further 
required works within 5 working days of 
the investigation concluding, if the 
investigation identifies a significant or 
emergency hazard.  If steps cannot be 
taken to begin work in 5 working days this 
must be done as soon as possible, and 
work must be physically started within 12 
weeks.

Satisfactorily complete 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 specified 
timeframes.

Keep the named tenant updated throughout 
the process and provide information on how 
to keep safe.

Investigate any potential significant hazards 
within 10 working days of becoming aware 
of them.
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Works and alternative accommodation

Significant Hazard: Safety work must be completed within 5 working days of the 

investigation concluding 

Emergency Hazard: Safety work must be completed within 24 hours of the 

investigation concluding  

If unable to complete works within these timeframes:

• Secure  suitable alternative accommodation at landlord's expense until relevant 

safety work has been completed

• Must extend to anyone who usually lives in property as member of family - 

including children who stay overnight at least once per week

• Tenant can choose to reject and stay elsewhere, or remain in their home

• If tenant chooses to remain, provide information on  how to avoid or mitigate risk 

of harm

• Tenant can choose to return at any time
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Awareness and triage
How can a landlord discover a hazard?

Landlords can become aware of potential hazards through various channels

• Routine inspection or visit – regular property checks by landlord staff

• Investigation into different/related hazard – finding issues while addressing other problems

• Third parties, including contractors – reports from maintenance workers or service providers

• Regulator or other body – fire and rescue, building control, Building Safety Regulator (BSR)

• Report via tenant or advocate – direct communication from residents or their representatives

Note: Landlords must have systems in place to record and triage all potential hazard reports regardless 

of source.
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Reasonable endeavours defence
When non-compliance may be justified

Definition: Landlords have a defence if they can prove they have taken all reasonable steps to comply with 
Awaab's Law requirements, but it has not been possible for reasons genuinely beyond their control.

Building Control Approval

High-risk building requiring regulatory approval 
before starting works

Access Issues

Multiple failed attempts to arrange property access

Resource Constraints

Unable to source specialist contractors or materials 
despite reasonable efforts

Accommodation Limitations

No suitable alternative properties available within 
reasonable distance

Court Determination: Landlords must keep clear records of all attempts to comply. Ultimately, courts will 
judge if a registered provider is in breach of Awaab's Law. 
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Enforcement

Via complaints 
procedure, which 

could be escalated 
to the Housing 
Ombudsman

Pre action protocol 
for housing 

disrepair claims (do 
not need to have 

gone through 
complaints process)

Court action, which 
can order; (a) 
landlord to do 
repairs, (b) pay 
compensation 

and/or (c) pay some 
or all of tenant's 

costs

Does not provide for 
fines to be imposed

Duplicate 
compensation 
should not be 

awarded - i.e. if 
awarded by HoS, 

should be 
considered by the 

court

Landlords will need 
to consider if any 

breach constitutes 
"a material failure to 

deliver the 
outcomes" required 
by the RSH and refer 

if appropriate
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