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Tenant & Leaseholder Scrutiny Group 
Saturday 20 September 2025, 9:30 am – 2.00 pm
Sandwell Council House

Chair – Phillippe Brown

Minutes

	Circulation:
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	Aynols Reid 
Shenalee Brown
Ahmed Abdulrahman          

	Phillippe Brown 
Sue Smith                              
Lenny Harris
	Anthony Averis
Ali Yassin
Stembile Mhlanga


	Councillors
Cllr Ashley Lewis

	
	

	Sandwell MBC
Nigel Collumbell
Christine Davis 

	
Sarah Ager                                  Manny Sehmbi
Yvonne Willetts
	

	Apologies: 
Alison Allen                              
	
Cllr Tirath Dhatt
	

	Items for Discussion

	1.
	Introduction to Formal Meeting    

Chair welcomed everyone to the meeting, formal introductions were made.
Apologies from Alison Allen and Cllr Tirath Dhatt.

There were no declarations of interest


The minutes from meeting 21 June 2025 had previously been circulated. No amendments were requested, and the minutes were accepted.

	Chair

	2.
	Action Log Review

The action log was reviewed and completed actions will be removed. 
· The item relating to the structure chart is still outstanding as the restructure is ongoing. 
· The repairs policy was circulated electronically, and hard copies are available.
· An update around funding by WMCA will be given at the meeting
· A discussion was held with John Hall regarding the HDR report and an update will be given during the meeting.
	

	3.
	Housing Improvement & Transformation Plan Update 

The plan has 212 active actions, with five actions added since the last update. The focus has been on the 76 actions which will help to fulfil the requirements of the Consumer Standards.

The off-track actions were discussed:

Publicise revised complaints policy – The report is ready to go out this week and will highlight the reasons for complaints and advise residents of the complaints process. The number of complaints over the last 12 months has increased by nearly 300 and the root cause was the repairs backlog. Analysing data around complaints will help to confirm that the issues are known, will form part of the learning and development and will be included in the Improvement Plan.
Enquiries from elected members will be looked at as a complaint and treated accordingly 

Repairs backlog The contract has been awarded and operatives from Seddons are on site and booking appointments. Work will begin next week and is expected to be completed within 12 months. Progress will be monitored. The total number of jobs has decreased due to escalation and completion, or removal during data cleansing.

Integrated Housing Management System (IHMS) – System procurement has taken three months longer than expected. This was due to the implementation of new documents in line with new procurement legislation. The invitation to tender will be published at the end of September, the tenders will be evaluated in January, and the contract award is scheduled for March 2026.

Compliance with the Procurement and Contract Procedure Rules was delayed while the Legal and Procurement teams developed new documents to align contracts following the introduction of the Procurement Act 2023. Implementation was pushed back several times and was finally took place April 2025.
In future the process will be smoother and has already reduced the number of contracts from 91 to 48. The council are striving to include more conditions in contracts to achieve better value for money. Combining contracts will maximise effectiveness and managing fewer contracts will also be more cost effective.

Repairs Backlog - A detailed update showed repairs backlog dropped from 14,000 to 7,526 over the last 12 months, with further reductions expected now that the contractor is onboard.

WIP - The work in progress (WIP) has decreased and data from the last 3-4 months suggest that incoming work is being managed. 

Overdue WIP - Additional resources are needed to reduce overdue WIP. The August figure was 74.69% against a 0% target. The accuracy of this figure may be affected by a system update delay following the change to a 90-day completion target in April. Ongoing data cleansing aims to correct errors and eliminate duplicates.

Housing Health & Safety Rating System (HHSRS) – The number of overdue HHSRS fell during August. The team have been looking at 
the oldest cases first, where possible, and have had contractor support.

HDR cases – Breach figures remain low. All breaches are historic, with some cases dating back two to four years, and there have been no new cases since April 2025.
Meetings have been held to understand the process and clarify which team, Housing or Legal, is responsible for different aspects of claims. Efforts are underway to standardise information for greater accuracy and transparency. Four administrative apprentices will carry out a data cleansing exercise. Additional staff will be recruited to support progress with improvement plans. Further communications will advise residents to contact the council in the first instance to address issues within established timeframes. Addressing the backlog of repairs is intended to reduce the number of HDR claims.

Gas Safety – The August the figure was 99.64% compliant with access and system error as the main issues. The system fault has been logged with the supplier to find the cause and remedy the issue.
All non-compliant addresses are going through the legal/access process.
Residents should always be advised in advance of any visits. An update on current procedure will be sent to the group.

Fire Safety Checks returned 100% compliance. The restructure within the building safety team and the processes in place should ensure that this is maintained.

Asbestos safety checks is 100% compliant. All communal areas have been inspected and details recorded in the Asbestos register.

Domestic EICR – The electrical system programme is functioning and will automatically schedule checks 90 days before the due date. The overdue EICR reports are due to access issues and are escalated to the no access team.
Contractors are used to deliver electrical servicing and if a Cat1 hazard is found they will do the relevant work before issuing the certificate. Currently where Cat 2 hazards are found the supplier will issue the certificate and email findings to the council, the action is raised as a new job and reallocated. The contract is being changed so that the contractor will do the service and any required work for Cat1 and Cat2 hazards before issuing the certificate. New contracts are under review to allow for extra tasks, with KPIs ensuring job completion and appointment attendance.
Cat 3 hazards will be added to the capital investment programme and scheduled for future planning, typically within the next year or two.
The group concurred that addressing Category 1 and Category 2 hazards within the scope of the EICR inspection would enhance customer satisfaction. 
The number of EICR remedial work cases overdue is 543 and an additional resource has been allocated to assist with the review of awaiting certificates and initiation of remedial works.

Front Door Survey –The initial inspection work was outsourced, and the contractors were able to gain access to 70% of properties before the contract ended in May. The inspection programme is a rolling 12 months and will begin in October 2025 starting with the 30% non-access properties. Team restructuring allows operatives to conduct monthly inspections internally, eliminating the need to outsource this task going forward.

Void turnaround time was 85 days in August - the target is 75 days. An end-to-end review was launched and highlighted a number of issues. An intervention team has been formed to address issues and test new ways of working. They will provide bi-weekly updates.
Chair asked if the group could have an update on voids turnaround progress. This item will be added the agenda for the next meeting and in future will be included in the Improvement Plan update.

Smoke Detectors - Engineers will test smoke detectors during gas safety checks. Residents in properties without gas supply will receive letters about smoke detector checks, which will be completed by December. These properties will be included in future programmes.

	NC

	4.
	Awaab's Law - preparedness

Awaab’s Law will become effective on 27 October 2025 and will mandate landlord responsibilities regarding investigating and resolving hazards that pose a risk to health. The initial focus will be around damp and mould with further phases planned to address additional safety issues in the future.

A standard operating model has been developed incorporating processes across the Asset Management and Housing Management teams. Ombudsman determinations around damp and mould have been shared with the team and incorporated into the standard operating model.
The process will involve triage with jobs registered and allocated according to severity. The priority is to remove the hazard as soon as possible. Cat1 hazards will be raised as priority works and if initial access is not possible the system will re-raise automatically. After three unsuccessful attempts a referral will be made for a home check/ welfare visit.
The current contract was paused as the contractors would only carry out fungi washing; a new contract has been put in place with the same contractor and includes resources to carry out inspections and any urgent action.
Jobs will be tracked during remediation and downgraded once work has been completed. Post work inspections will ensure the root cause has been identified and the issues have been rectified. The job will automatically be re-raised three months after the damp and mould work has been completed to check whether the intervention worked. Residents will be able to report if the issue reoccurs in the interim. 

The damp and mould policy has been drafted; it gives details of individual responsibilities and is out for consultation. Residents can take part in the consultation through the website, and the group were encouraged to become involved. The Community Partnership team are working on this and a link to the consultation will be sent to the group which can be used without a My Sandwell account.
The resources and new policies put in place should reduce the need for residents to contact the ombudsman. 

Actions will be recorded and maintained digitally to ensure accurate data is held. Data will allow analysis, looking at trends against archetype, component conditions etc.
Data will be used for lessons learned and future learning.

Performance reporting will ensure visibility and give assurance that legislation is being adhered to. Weekly reports will be generated on the number of open cases and duration and will allow management intervention when required. Performance will be reported monthly through the Asset Management dashboard and presented to the Building Safety Board to ensure that members have sight.
A small back log around damp and mould cases has been reported to the regulators.

Online training courses have been commissioned and can be done on mobile devices. The pilot has been in progress this week and may also be extended to the Housing Management staff.

The Chair asked to be kept up to date regarding progress of preparations.

	SA

	5.
	Stock Condition Surveys (Current Findings) - Including Stock Condition of Lifts

Stock condition surveys will help establish timelines for replacement of key components like kitchens and bathrooms. They will enable prioritisation of investment, support development of a 30-year investment plan and aid with applications for grant funding opportunities.
Additionally, surveys will identify any hazards or repairs necessary to address health and safety issues and ensure compliance with Decent Homes standards. They also support the provision of affordable warmth and energy efficiency.
Data will support long-term targets like EPC C by 2030 and Net Zero Carbon by 2050. The aim is to include Energy Performance Certificate (EPC) checks as part of the Decent Homes standards.
SA can circulate details of EPC ratings for properties that have already had a survey.
At present the council does not have records of leaseholders EPC ratings and are not in the position to include leaseholders in the sustainability programme but may engage with them in the future.

Sandwell stock consists of 27,781 properties and so far, 12,180 properties have been checked; this represents around 44%. The remaining properties and up to 2000 garages are to be surveyed by December 2026.

The first tranche of surveys conducted by Rapleys included at least one of each archetype to help identify urgent trends.
The findings so far show that of the properties surveyed 96.38 of homes reach Decent Homes Standards. The report will be prepared according to the current Decent Homes standards. The consultation process for Decent Homes 2 is ongoing. 
 The main reasons for not achieving decency relate to kitchens, bathrooms, roofs, windows/doors, heating. The number of properties that will need replacement components in the next ten years is now known.

Additional in-depth surveys have been carried out by a specialist contractor, Cundall, on all high-rise lifts across the stock. Data will give an indication of price and timelines and will be used to create a long-term plan in three phases.
· Short term – identify lifts needing urgent attention or remedial work. There are 23 lifts in the short-term category, and a contractor will be engaged to carry out the work.
· Medium term – plan phased modernisation/ replacement
· Long-term – Ensure all lifts are safe, reliable and meet accessibility requirements 
Next steps will include completing the surveys, completing the 30-year modelling and sharing the findings with residents and councillors. There will also be more engagement with tenants to understand their priorities. 
A capital partner has been onboarded to help deliver the plan.

	SA

	6.
	Capital Investment Update on Retro Fit

The West Midlands Combined Authority has been working with Local Authorities and the Government Department for Energy & Net Zero (DESNZ) to secure access to grant funding for energy efficiency work.
A grant called Warm Home Social Housing Fund is available but the conditions for the grant include a 50% match funding requirement and work must be delivered between now and 2028. 
Grant conditions do not always provide value for money and may lead to delivering outside the Sandwell strategic approach. Short delivery windows force rushed procurement which could lead to inefficiencies and higher contractor costs. There is insufficient budget or capacity to deliver retrofit in the current year; however, plans are being developed to be in a position to take advantage of grants from 26/27 onwards. 
An initial review, through modelling and working with Finance has identified 500 council dwellings in Tipton. This is affordable with available grant alongside the associated match funding and will support the Tipton Net Zero Neighbourhood project. The funding will be maximised as it complements an existing programme.

Future Plans
Efforts are underway to align stock condition surveys with retrofit assessments. Preparatory work is being conducted so that, when grant opportunities arise, current projects can be efficiently transferred and adapted.
The ongoing stock condition surveys will give better understanding of the properties that will benefit from thermal efficiency measures. 
Next steps 
· Collate data to identify target areas. 
· Submit a draft bid to WMCA by 15 September. 
· Finalise the details of match funding and engage with WMCA retrofit services for project coordination. 
· Submit stage 2 bid by 15 January 2026. 
· Formalise support from WMCA and procure a partner for support.
	SA

	7.
	Tenant Engagement

Tenant Audit Group

TAG has completed its audit on Choice Based Lettings (CBL) – over 160 responses were received.
The Head of Housing Solutions agreed with their findings and recommendations. Service delivery is being reviewed, and new processes are being trialled. An update will be given later this year.

TAG is looking to increase membership. The are currently five members with no limit to the number of additional members.

Resident Building Safety 
Face to face consultations to review each individual Resident Engagement Strategy is underway. 
Nearly 50% of high-rise blocks have now been consulted and 340 responses have been received. A statistically viable number is needed so some blocks may be revisited.
The next Building Safety Forum is scheduled to take place on Saturday 13 September. Discussions will include the draft template for the updated strategies.
The pilot of the Block Rep programme is continuing. The next meeting is planned for 26 September 2025. Following this meeting the programme may be rolled out to other blocks where interest has been expressed.

Tenant Engagement Strategy
A task and finish group has been set up to drive the development of a new strategy for Sandwell.
The group is made up of 9 tenants representing, TLSG, TAG, The Building Safety Forum, TRAs and one tenant not affiliated to a group.
Five sessions have taken place, and an initial draft has been agreed. 
A consultation plan is to be developed.

Communications Group 
A new Communications Group consisting of tenants and a leaseholder has been formed. Their first meeting took place in July 2025, with another meeting planned for early October 2025. The group will review and feedback on key documents and publications etc. They have reviewed the complaints report, the annual report to tenants and are in early discussions about creating a form of “Approved by Tenants” stamp which will be used on some housing documents.
Cllr Lewis expressed concern around the implications of using the approved stamp. Officers stated that conversations are taking place and use of the stamp has not been confirmed.

Other Engagement Activity
· The annual report to tenants was approved by TLSG at various stages.
· The Tenant Conference took place on 5 July 2025 at Sandwell Council House.  Feedback was largely positive.  The need for better publicity about the conference was pointed out. A task and finish group with tenants and leaseholders is planned to co-produce next year’s conference.
· Phase 2 of the Net Zero project in collaboration with the Bangladeshi Women’s Association continues to grow. Up to 50 retro fit assessments have taken place to date. There is a drive to ensure residents are involved in the engagement and retrofit journey within Tipton. 
Cllr Lewis questioned why the Bangladeshi Women’s Association (BWA) had been selected. MS stated that involvement is related to an issue funded by the WMCA and the BWA is the only voluntary organisation within a very specific boundary.
· Pop up events to raise the profile of the tenant engagement team and their activities have taken place at various locations. The events have been well received and lots of support, and sign posting has taken place. New dates are currently being developed to continue from October to March 2026.  
· At least 5 Sandwell residents have applied to join the national Social Housing Resident Panel set up by the Ministry for Housing, Communities and Local Government.
· In August, Tenant Engagement Officers have had a meeting with care experienced young people to explore ways of engaging with our younger tenants. The offer to share information and to promote services for young people has been made. 
· Sandwell was invited by Tpas to host a joint roadshow on 4 September 2025. Ten Sandwell residents attended. Chair attended the conference and will circulate details to the group.
· Bleed Control kit cabinets have now been installed at Brasshouse Community Centre and Tipton College through continued partnership with Sandwell Council, Yes2life and the Birmingham Empowerment Forum. 
Cllr Lewis stated that he would like more representation from TLSG at upcoming SNAC meetings. He asked about the planned training for the Group, especially around questioning skills, was progressing as he is keen to see how SNAC can provide additional support to develop the group.
CD advised she is discussing dates with Tpas to deliver the training which is likely to be in October/November.

	MS

	
	Date of next formal meeting: 13 December 2025
9.00 am for a 9.30 am start. 
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