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This paper will be considered in public 

1 Summary  

1.1 This paper provides the Committee with an update on Places for London’s Level 
0 Enterprise Risk Places-L0-01. If realised, this risk could result in significant 
harm (including loss of life) to customers, colleagues, suppliers or contractors; 
could negatively impact customer service, operational and capital spend and 
revenue; cause reputational damage; and result in legal action and/or fines. 

1.2 The overall control effectiveness rating is Adequately Controlled and the top three 
mitigations for Places-L0-01 are: assurance and monitoring of third-party activity 
on our estate; use of adequate and appropriate systems for capturing and 
managing asset condition and safety data; and the development of a Places for 
London specific Safety, Health and Environment Management System (SHEMS). 
Further details are included at section 4 below.  

1.3 A paper is included on Part 2 of the agenda which contains supplementary 
information that is exempt from publication by virtue of paragraph 3 of Schedule 
12A of the Local Government Act 1972 in that it contains information relating to 
the financial or business affairs of TfL. Any discussion of that exempt information 
must take place after the press and public have been excluded from the meeting. 

2 Recommendation  

2.1 The Committee is asked to note the paper and the exempt supplementary 
information on Part 2 of the agenda. 

3 Current Status 

3.1 In line with the Enterprise Risk schedule, Places-L0-01 was reviewed by the 
Places for London Executive in October 2025. 

3.2 Since the last update to the Committee in December 2024, the overall control 
effectiveness rating remains Adequately Controlled, reflecting the existing 
arrangements to control this risk within Places for London. 

 

 

 



 
 

3.3 The Current risk level remains Medium. There have been zero people killed or 
seriously injured on the Places for London estate over the last year, and 
compliance levels across the tenanted estate have continued to improve. Our 
safety performance compares favourably when benchmarked against our peer 
group. That said, a spike in the number of incidents recorded on our development 
sites earlier in the year and the fire at South Harrow arches in July demonstrate 
that Places for London is still exposed to this risk, especially from the actions of 
third parties. The Target risk level remains Low. The risk levels and the control 
measures to address this risk are regularly reviewed and are always reassessed 
following a significant incident. 

4 Mitigations - Controls and Actions 

4.1 Places for London continues to work to reduce the likelihood and impact of this 
risk to a level which is as low as is reasonably practicable (ALARP). Recognising 
that much of the risk comes from third parties operating on our estate – including 
partners, contractors, tenants and suppliers – we have identified that assurance 
and monitoring of the safety and compliance performance of each of these 
groups is a key control for this risk. 

4.2 Examples of how this is done include the use of assurance frameworks, safety 
tours and health checks on our development sites. They also include the tenant 
compliance assurance programme. Since the last report to the Committee, the 
scope of this programme has been extended to include Pressure Systems Safety 
Regulations Act 2000 (these cover pressures systems that contain steam, 
compressed gasses and liquids under pressure that become gases when 
released). We have also introduced an assurance approach for long leasehold 
properties. 

4.3 Further planned improvements over the next 12 months include a review of both 
the safety requirements in Places for London contracts and the effective safety 
management of suppliers, including our management system and assurance 
frameworks, and amending tenant compliance processes to reflect 
recommendations following the fire at South Harrow. This will include those 
covered by the Dangerous Substances and Explosive Atmosphere Regulations 
2002. Places for London is also working on a framework for assuring tenants’ fit 
out works.  

4.4 Use of data and systems is another key control. Places for London uses a TfL 
system called Safety Culture to record and track actions identified during planned 
general inspections of the estate and another TfL system called IE2 to record 
incidents, identify trends and track actions. Insights are shared across the 
business and formally reviewed at periodic performance meetings by the Places 
for London Executive. The Places for London Safety, Health and Environment 
(SHE) Steering Group undertakes deep dives where the data reveals areas of 
concern.  

 

 



 
 

4.5 The previous report to the Committee identified an action to procure our own 
Computer Aided Facilities Management System (CAFM) to centralise compliance 
information, automate maintenance schedules, and provide real-time reports and 
insights. The system has been procured and the team is working through the 
implementation phase which includes the migration of data, creation of a 
Helpdesk, and training and embedding of the new system across Asset 
Management. The intention is to go live with the new system during the first half 
of calendar year 2026. 

4.6 The development of a Places for London specific SHEMS is the third key control. 
This will build on the TfL SHEMS but also include specific sections for Places for 
London activities that are not part of TfL normal operations. Since the last report, 
we have commissioned the first phase of this work whose key deliverable will be 
a gap analysis to determine what additional activities need to be reflected in the 
Places for London SHEMS. 
 

4.7 All identified controls and actions for Places-L0-01 are set out in the Appendix to 
the paper on Part 2 of the agenda. Progress against these actions will be 
reviewed and reported to the Committee in a year’s time, in line with the 
Enterprise Risk schedule. 

5 Key Causes and Consequences 

5.1 The key potential causes of this risk are: 

(a) if Places for London were to have an inadequate safety management 
system for its risk profile and/or inconsistent implementation of the system, 
this could lead to inadequate control of safety risks. Currently, Places for 
London applies the TfL SHEMS. Places for London has commissioned a 
gap analysis to identify where additional controls should be developed and 
incorporated into a Places for London specific SHEMS. This will include the 
relevant requirements of the Building Safety Act 2022; 

(b) inadequate and inconsistent identification, assessment and monitoring of 
current and future safety threats or failure to act on risk assessments, could 
lead to ineffective and inconsistent risk management and prioritisation. 
Places for London has processes in place, such as its programme of 
planned general inspections across the estate, to identify, assess and 
monitor risks; 

(c) limits on resources and organisational capacity could impact delivery of 
improvement projects to manage and improve safety risks. The costs and 
resources needed to achieve initiatives listed in the SHE annual 
improvement plans are included within the draft Places for London Business 
Plan. Sufficient resources from the TfL SHE team are also required to 
ensure Places for London has access to relevant support and expertise; 

 

 



 
 

(d) inadequate or inconsistent communication, collaboration with or 
management of stakeholders, suppliers, joint venture partners or tenants 
could pose a safety risk to others, to the transport network and to Places for 
London. Similarly, an inadequate and inconsistent assurance framework for 
third-party activities could lead to ineffective safety management. Places for 
London has processes in place to assure the activities of third parties, such 
as supplier accreditation and a programme of tenant compliance 
inspections, and is developing these further; 

(e) without a culture enabling people to feel they can speak up, be heard and 
take action, Places for London could miss issues that are important or 
experience poor safety management. Places for London undertook a formal 
assessment of its SHE culture in 2023, scoring 3.21 out of five, indicating 
that the culture was ‘structured’. The assessment was rerun in November 
2025 to evaluate whether improvements have been achieved. The results 
are awaited; 

(f) failure to have clear accountabilities, roles and responsibilities for safety 
could lead to ineffective safety management. Places for London provides 
training for all colleagues on their roles and responsibilities for safety; and 

(g) inability to use, ineffective or inconsistent measurement, monitoring and 
reporting of evidence and data to act on safety or inability to act on insight 
before harm occurs could lead to poor safety performance. Places for 
London uses systems such as Safety Culture to capture safety data, 
Additionally, the roll out of the new CAFM system in 2026 will give the 
Places for London teams more insight into overall asset condition.  

5.2 The key potential consequences of this risk are: 

(a) an incident or event leads to the fatality, major injury or reduced mortality of 
a colleague, contractor or customer; 

(b) Places for London fails to meet legal requirements and deliver associated 
safety obligations, which could potentially result in regulatory action, 
prosecution and/or fines;  

(c) Places for London is required to take action beyond its current plans to meet 
the Mayor's Transport Strategy targets and other strategic obligations, 
including additional unplanned spend to ensure its homes target is met or to 
increase maintenance spend; 

(d) a major safety incident in close proximity to the transport network could 
result in a failure and/or disruption which impacts upon TfL’s ability to run its 
services; 

(e) Places for London’s inability to control safety risk to a level that is ALARP, 
could result in poor public perception and poor Mayoral, joint venture and/or 
investor perception of Places for London. This could lead, for example, to 
lenders not wanting to lend to Places for London or joint venture partners 
not wanting to participate in Places for London projects. In the worst case, it 
could result in TfL closing the company due to reputational risk to TfL; and 



 
 

(f) Places for London’s inability to control safety risk to a level that is ALARP, 
could impact wellbeing and make it less attractive to colleagues so 
impacting ability to recruit and retain employees. 

 

 

List of appendices to this report: 

A paper containing exempt supplementary information is included on Part 2 of the 
agenda 
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