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Quality and Safety Report 
Quarter 1: April-June
2025/26


Asbestos Safety
1. We are required to carry out asbestos management surveys and re-inspections to all general needs and sheltered communal areas, along with recreation rooms and supported accommodation as required, where asbestos is present (Pre 2000 builds).
[bookmark: _Hlk199925108]
Performance
2. There are 79 assets that require an asbestos re-inspection every year to monitor known Asbestos Containing Materials (ACM’s), along with management surveys completed every 10-years.

3. Our current performance levels against this measure are set out below:

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	100%
	100%
	
	
	



At the end of Quarter 1, our asbestos survey and re-inspection performance remains strong with 100% of our communal areas having been re-inspected in line with the programme.
Any remedial actions arising from the re-inspections are raised for completion following the re-inspection.

4. In addition to complying with the above TSM requirement we undertake a range of surveys across our wider housing stock where required for all repair, planned maintenance and demolition works with survey details kept on our asbestos register (Keystone) and flagged in our repairs system (Accuserv). 

5. An internal audit is planned to assess our asbestos management arrangements across the housing stock during August/September 2025 and forms part of our regular audit programme. 

Gas Safety
6. We are required to carry out gas safety checks to all dwellings that have a gas supply, this includes all general needs and sheltered dwellings along with recreation rooms and supported accommodation as required.

Performance
7. There are currently 13,833 dwellings that require a gas safety check on an annual basis. This number will vary depending upon the number of affordable homes built and the number of properties sold through the Right to Buy (RTB) process.
8. Our current performance levels against this measure are set out below:

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	100%
	100%
	
	
	



At the end of Quarter 1, 100% of our homes had a valid Landlord Gas Safety Record (LGSR).
There are no remedial works raised on the back of the LGSR as all remedial works are completed as part of the safety check.

9. An internal audit was undertaken in September 2024. The audit objective was to assess the efficiency and effectiveness of arrangements in place for gas safety across the Authority’s housing stock and returned a result of Reasonable Assurance. All recommendations have been actioned by the teams.


Fire Safety
10. We are required to carry out fire risk assessments to all general needs and sheltered housing communal areas, along with recreation rooms and supported accommodation as required.

Performance
11. There are 362 assets that require a Fire Risk Assessment (FRA’s) with annual FRA’s carried out to our Sheltered Schemes and FRA’s completed every 4 years to our general needs communal areas.
12. Our current performance levels against this measure are set out below:

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	100%
	100%
	
	
	



At the end of Quarter 1, our FRA performance remains strong with 100% of our communal areas having an FRA in line with the programme.
Any remedial actions arising from the FRA’s are raised for completion following the survey.

13. We have produced Fire Safety information for both our general needs tenants and leaseholders, and for tenants who live in blocks with communal entrances/areas. The Fire Safety information is published on our website, and we have sent copies to all our tenants and Leaseholders in flats that have communal entrances/areas. 

14. An internal audit was undertaken in March 2025. The audit objective was to assess the efficiency and effectiveness of arrangements in place for fire safety across the Authority’s housing stock and returned a result of Reasonable Assurance. All recommendations are being progressed by the teams.



Water Hygiene Safety
15. We are required to carry out Legionella Risk Assessments (LRA) as per “L8 Approved Code of Practice and Guidance”, across all our assets based on the level of risk each building/system may present. This includes our general needs and sheltered housing stock, along with recreation rooms and supported accommodation as required. 

16. Legionella Risk Assessments (LRA’s) have been carried out across our assets to identify individual risk levels, so appropriate monitoring and reviews of LRA’s are scheduled. 

Performance
17. Our current performance levels for properties requiring a LRA in year is set out below:

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	100%
	100%
	
	
	



At the end of Quarter 1, we have completed all properties programmed to this point.
Any remedial actions arising from the completed LRA’s are raised for completion following completion of the assessments.

18. An internal audit is planned to assess our water hygiene arrangements across the housing stock during 2026/27 financial year. This forms part of our regular audit programme. 

Lift Safety
19. We are required to carry out lift safety servicing twice a year to all our lifts across our general needs and sheltered stock. 

Performance
20. There are 31 assets that require lift servicing twice year to comply with Lifting Operations and Lifting Equipment Regulations 1998 (LOLER).
21. Our current performance levels against this measure are set out below:

	[bookmark: _Hlk203417498]2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	41.6%
	100%
	
	
	



22. At the end of Quarter 1, 100% of our lift safety servicing had been completed in line with our programme. 
Any remedial actions arising from the lift safety servicing are raised for completion following the inspections.

23. An internal audit is planned to assess our lift safety arrangements across the housing stock during 2026/27 financial year. This forms part of our regular audit programme. 


Electrical Safety including Electrical Installation Condition Reports (EICR)
24. Across Electrical Safety we report on the electrical safety within our communal areas along with performance across our EICR programme to our individual homes. 

Communal area Electrical Safety Performance
25. There are 372 communal areas, including sheltered that require an Electrical Safety check every 5 years.

26. Our current performance levels against this measure are set out below:

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	100%
	98.12%
	
	
	



At the end of Quarter 1, 98.12% of our electrical safety inspections to our communal areas have been completed in line with the programme.

Any remedial actions arising from the electrical safety inspections are raised for completion following the inspections.

27. [bookmark: _Hlk204182771]An internal audit is planned to assess our electrical safety arrangements in our communal areas across the housing stock during January/February 2026 and forms part of our regular audit programme. 


Electrical Installation Condition Reports (EICR) Safety Performance

28. We are currently transitioning from a 10-year EICR programme to a 5-year cycle in line with a change in regulations (by November 2025 for new tenancies and May 2026 for existing tenancies). The EICR’s are required for our general needs and sheltered housing stock, along with recreation rooms and supported accommodation. 

29. Our current performance levels against this measure are set out below along with performance against remedial actions raised:

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	53.60%
	66.30%
	
	
	



At the end of Quarter 1, 66.30% of our homes have a EICR completed within the last 5-years. 

Any category one and two remedial actions arising from the inspections are actioned immediately, so there are no high or medium risk remedial actions raised that require completion.

30. Tenant access continues to be the main challenge. Several properties are going through our no access process with applications being made to Court to grant warrants so we can gain access and complete the required EICR safety inspection. Consultation and discussion with tenants are on-going to see how we can promote/encourage better rates of access for all our inspection/safety activity.

31. [bookmark: _Hlk203663915]We have a target to have EICR’s completed on all properties within the required 5-year cycle by 31 March 2026, with funding in place to support the delivery of this work. Significant progress is being made to reach the proposed target.

32. An internal audit is planned to assess our electrical safety arrangements in our general needs and sheltered housing stock during January/February 2026 and forms part of our regular audit programme. 

Condensation, Mould and Damp (CMD)
33. It is important that we track information relating to reports of CMD and importantly how we progress and rectify any issues raised.
34. We are also preparing for the implementation of Awaab’s Law, ensuring our systems and procedures are ready to meet the new legal requirements. Our goal is to be fully compliant for day one to help ensure our homes are safe and healthy for our tenants.
35. Identified below are some of the key metrics across the service relating to CMD from diagnosis through to completion of the remedial works raised. 

Performance
36. During Quarter 1 we received reports of CMD issues from 905 homes that have resulted in a range of repair work raised, or information or guidance provided to tenants, or further diagnosis through surveys required. 

37. Our current performance in Quarter 1 around responses to reported CMD issues are as below:
· We offered 92 video diagnostic calls, with 50 declined by our tenants. (Numbers are low due to it being summer period and we do not currently record the number of video diagnostic calls made following issues reported through stock condition surveys or through Report it referral forms)
· Our surveyors have completed 520 surveys
· We have completed 851 CMD repairs
· From raising the repairs to physically completing the repair it took on average 19 days to complete. Once work commenced it took on average 2.4 working days to complete
· Our teams completed 1,408 CMD Report it Forms (received from frontline trade colleagues).
· Complaints about CMD reduced by 50% in 2024/25. Encouragingly, we received 8 complaints regarding CMD in 2025-26 compared to 10 complaints in Q1 2024-25. This shows that our improved processes continue to work.  

38. An internal audit was undertaken in July 2024. The audit objective was to assess the efficiency and effectiveness of arrangements in place around our CMD service across the Authority’s housing stock and returned a result of Limited Assurance due to the infancy of the new team. All recommendations were actioned, and a follow up audit is on-going to ensure all the recommendations have been closed off effectively.

Stock Condition Surveys
39. We are currently transitioning from a “fair and representative” sample of house type stock condition surveys to a 100% stock survey. We have a target to have a stock condition survey carried out on all our homes within a 5-year cycle by 31 March 2027, with funding in place to support the delivery of this work. Significant progress is being made to reach the target.

40. It is important that we track information and progress relating to stock condition surveys across our housing stock and importantly how we progress any hazards/repairs identified during the surveys, in line with the Housing Health & Safety Rating System (HHSRS). 

Performance
41. Identified below is the percentage of homes that have had a stock condition survey carried out in the last 5 years.:  

	2024/25
	2025/26

	Year end
	Quarter 1
	Quarter 2
	Quarter 3
	Year end

	43.50%
	49.90%
	
	
	



· We completed 1,723 stock condition surveys during Q1.

42. Remedials works identified during the completion of our stock condition surveys are reported through to our repairs and maintenance team and tracked to ensure they are followed up and completed as required. 

43. Tenant access continues to be the main challenge. Consultation and discussion with tenants are on-going to see how we can promote/encourage better rates of access for all our inspection/safety activity.

44. An internal audit was undertaken in June 2025. The audit objective was to assess the efficiency and effectiveness of arrangements in place for stock condition surveys across the Authority’s housing stock and returned a result of Substantial Assurance. All recommendations are currently being actioned by the teams.
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